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1. CALL TO ORDER 

2. DECLARATION OF CONFLICT OF INTEREST 

3. MINUTES OF PREVIOUS MEETING – June 11, 2018 – 1:30 PM & 6:30 PM sessions

4. MATTERS TO BE CONSIDERED 

4.1. Sign Variance Application 18-00372 - Ward 9 

4.2. 2nd RECOMMENDATION REPORT (ALL WARDS) 

Proposed Zoning By-law Amendments and Urban Design Guidelines for Back to Back 
and Stacked Townhouses 
File: CD.06-HOR 

4.3. PUBLIC MEETING INFORMATION REPORT (ALL WARDS) 

Proposed Mississauga Official Plan Amendments for Back to Back and Stacked 
Townhouses City Wide 
FIle: CD.06-HOR 

4.4. PUBLIC MEETING INFORMATION REPORT (WARD 11) 

Application to permit one detached dwelling, 7090 Old Mill Lane 
Owner: Credit Valley Conservation Authority 
File: OZ 18/004 W11 

4.5. PUBLIC MEETING INFORMATION REPORT (WARD 1) 

Applications to permit a new multi-phase waterfront community comprising a mix of 
residential, commercial, institutional and open space uses, 70 Mississauga Road South 
and 181 Lakeshore Road West 
Owner: Port Credit West Village Partners Inc. 
Files: OZ 17/012 W1; T-M 17004 W1 

4.6. RECOMENDATION REPORT (WARD 2) 

Applications to permit a condominium development consisting of four semi-detached 
homes and six townhomes; and three freehold detached homes on Garden Road 
Owner: 2517015 Ontario Inc (Format Group) 
File: OZ 16/014 W2 

4.7. RECOMMENDATION REPORT (WARD 7) 
Applications to permit 144 Back-to-Back Stacked Townhomes 
2024 and 2040 Camilla Road 
North side of North Service Road, west side of Camilla Road 
Owner: Consulate management Ltd. 
File OZ 11/015 W7 
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4.8. REPORT ON COMMENTS (WARDS 9 AND 10) 

Ninth Line Lands - Proposed Neighbourhood Character Area Policies and Zoning 
Implementation - Proposed Changes to Mississauga Official Plan and Zoning By-law 
File: CD.04.NIN 

4.9. 

5. ADJOURNMENT 

RECOMMENDATION REPORT (WARD 7) 
Applications to permit a 40 storey, 360 unit apartment building with ground floor retail 
commercial uses, 3480 Hurontario Street, northwest corner of Hurontario Street and  
Central Parkway West 
Owner: CGIV Developments Inc. 
File: OZ 17/005 W7 





 

Date: 2018/05/22 
 
To: Chair and Members of Planning and Development 

Committee 
 
From: Ezio Savini, P. Eng, Chief Building Official  

Originator’s files: 
BL.03-SIG (2018) 

Meeting date: 
2018/06/18 
 

 

Subject 
Sign Variance Application 18-00372 - Ward 9 

 

Recommendation 
That the following Sign Variances not be granted: 

   
Sign Variance Application 18-00372 (Ward 9) 
Stanley Security 
2495 Meadowpine Blvd. 
 
To permit the following: 
(a)      One (1) ground sign located in the rear yard of a lot adjacent to a Provincial highway. 
 

 
Report Highlights 
 None 

 

Background 
The applicant has requested a variance to the Sign By-law to relocate an existing ground sign 

located in the rear yard of a lot adjacent to a provincial highway due to the recent expropriation 

of lands by the Ministry of Transportation to widen Highway 401. Sign By-law 54-2002 strictly 

prohibits ground signs located adjacent to provincial highways. Staff have contacted the 

applicant and advised the variance request could not be support, but are willing to consider a 

larger fascia sign facing Highway 401 to be consistent with other properties backing on the 

highway 401. The applicant was not supportive of this alternative and has requested the 

variance be brought forth to Planning and Development Committee. 

 

Comments 
The request for a variance to install the existing ground sign was refused by staff in April 2004 
(application 04-24.VAR), because it was deemed to set an undesirable precedent along the 
corridor. However, City Council did not support staff’s recommendation and approved the 
variance. Since the enactment of the current By-law, only two ground signs have been approved 
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Originators f iles: BL.03-SIG (2018) 

fronting highway 401, Motel 6 located at 2935 Argentia Rd. and Stanley located at 2495 
Meadowpine Blvd. These variances were approved by Planning and Development Committee 
and Council. 

Staff cannot support the requested variance as it does not maintain the intent of the By-law 
which is to keep the high-speed corridor clear of obtrusive advertising. 

Staff has recommended a larger fascia sign on the rear of the building, facing the highway in 
lieu of a ground sign. This would result in consistency with of the buildings along the highway 
and comply with the intent of the by-law to reduce obtrusive advertising along a high-speed 
corridor. 

The applicant has rejected this recommendation and has request an appeal to Planning and 
Development Committee. 

Financial Impact 
None  

Conclusion 
That the requested sign variance to permit a ground sign to be located in the rear yard of a lot, 

adjacent to a Provincial highway, be denied. 

Attachments 
Appendix 1: Location, Elevations of Proposed Ground Sign 

Ezio Savini, P. Eng, Chief Building Official 

Prepared by:   Darren Bryan, Supervisor Sign Unit 
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Date: May 24, 2018 
 
To: Chair and Members of Planning and Development 

Committee 
 
From: Andrew Whittemore, M.U.R.P., Commissioner of 

Planning and Building  

Originator’s file: 
CD.06-HOR 
 

Meeting date: 
2018/06/18 
 

 

Subject 
2nd RECOMMENDATION REPORT (ALL WARDS) 

Proposed Zoning By-law Amendments and Urban Design Guidelines for Back to Back 

and Stacked Townhouses 

File: CD.06-HOR 

Bill 139 

 

Recommendation 
1. That notwithstanding that subsequent to the public meeting, changes to the Zoning By-law 

Amendments and Urban Design Guidelines have been proposed, Council considers that the 

changes do not require further notice and, therefore, pursuant to the provisions of 

subsection 34(17) of the Planning Act, any further notice regarding the proposed 

amendment is hereby waived. 

 

2. That the proposed amendments to Zoning By-law 0225-2007 be approved in accordance 

with Appendix 2 of this report. 

 

3. That the proposed Urban Design Guidelines for Back to Back and Stacked Townhouses be 

approved in accordance with Appendix 3 of this report. 

 

 
Report Highlights 
 Since the last report to Planning and Development Committee in January this year, two 

roundtable sessions were held with members of Council and stakeholders from the 

development industry 

 Based on the feedback from the discussions, refinements to the draft Zoning By-law 

regulations and Urban Design Guidelines are proposed 

 The key changes are to private and communal outdoor amenity areas, sidewalks and 

minimum unit widths 
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Originator's f ile: CD.06-HOR 

Background 
A Recommendation Report (Appendix 1) was presented to the Planning and Development 

Committee on January 15, 2018 at which time the report was considered. Recommendation 

PDC-0007-2018 was then adopted by Council on January 24, 2018. 

 

1. That the Report dated December 15, 2017, from the Commissioner of 

Planning and Building titled "Recommendation Report (All Wards) Proposed 

Zoning By-law Amendments and Urban Design Guidelines for Back to Back 

and Stacked Townhouses" be received for information. 

 

2. That one oral submission made to the Planning and Development Committee 

at its meeting held on January 15, 2018, be received. 

 

3. That staff be directed to conduct roundtable discussions and invite the Mayor 

and Members of Council to those discussions with respect to the proposed 

changes to the Zoning By-law Amendments and Urban Design Guidelines for 

Back to Back and Stacked Townhouses, and report back to a future Planning 

and Development Committee meeting. 

 

Comments 
ROUNDTABLE SESSIONS 

In accordance with the Planning and Development Committee recommendation, Development 

and Design Division staff convened two roundtable sessions with members of the development 

industry.  

 

At both sessions, a staff presentation on the key issues, changes made to the documents since 

the public engagement and next steps was provided, and all participants were provided an 

opportunity for additional feedback on the draft Zoning By-law regulations and Urban Design 

Guidelines. The discussions also focussed on issues related to utility locations, waste collection 

and Fire Route By-law 1036-81. All attendees were reminded that these matters are not under 

the jurisdiction of the Planning and Building Department yet can have an impact on site design 

and landscape buffers if they are not addressed by the developers early in the process.  As a 

result of the roundtable sessions, additional modifications to the proposed zoning regulations 

and draft Urban Design Guidelines are proposed. 

 

MODIFICATIONS TO DRAFT ZONING BY-LAW REGULATIONS AND URBAN DESIGN 

GUIDELINES 

As set out in the earlier Recommendation Report (Appendix 1), changes made to the proposed 

Zoning By-law Amendments and Urban Design Guidelines since the public meeting in 

September 2017, include the following: 
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Originator's f ile: CD.06-HOR 

 Basement units are no longer prohibited. An additional regulation has been added to ensure 

the design of below grade amenity areas to ensure light penetration into units. The newly 

proposed regulation prohibits any first storey projections from exceeding 50% of the depth of 

a below grade patio  

 

 The minimum setback of a rooftop amenity space from all exterior edges of a building has 

been reduced to 1.0 m (3.3 ft.) from the previously proposed 1.2 m (3.9 ft.). This change is to 

allow for an adequately sized rooftop amenity space balanced with the minimum setback 

requirements of structures for rooftop access 

 

 Clarification is added to the Urban Design Guidelines to reflect that a common amenity area 

is only required for developments with more than 20 units and that the City is flexible with 

the type of amenity area provided 

 

 The calculation of building height now excludes a structure used for rooftop access, as long 

as the structure has a maximum height of 3.0 m (9.8 ft.), maximum floor area of 20.0 m2 

(215.3 ft2), and is set back a minimum of 3.0 m (9.8 ft.) from the exterior edge of the building 

 

 Clarification is added to the Urban Design Guidelines to indicate that the 45 degree angular 

plane is measured from all lot lines 

 

 Additional graphics are included in the Urban Design Guidelines to better describe first 

storey, below grade unit, through-unit and double-wide unit 

 

 The definition of Amenity Area is simplified in the Zoning By-law and regulations are added 

to reflect the City’s existing Outdoor Amenity Areas Design Reference Note. These 
regulations include a minimum 3.0 m (9.8 ft.) setback from an amenity area to a building, 

structure or any lot line. These changes are intended to clarify that a mews does not count 

towards the minimum required amenity area. See the following section with respect to 

additional changes regarding the reduction of required amenity area 

 

 The words "where appropriate" and "where feasible" have been added to various sections of 

the Urban Design Guidelines 

 

Following the roundtable discussions in March and April 2018, the following additional 

amendments are proposed to the Zoning By-law Amendments and Urban Design Guidelines: 

 

 Amend the definition of context grade to reword how to measure the points from the corners 

of the building, and to add/update illustrations for clarity in both the Zoning By-law and the 

Urban Design Guidelines 
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Originator's f ile: CD.06-HOR 

 Amend the definition of condominium road to clarify that the road is measured from the 

inside edges of each curb 

 

 Reduce the required width of a sidewalk not traversed by a driveway from 1.8 m (5.9 ft.) to 

1.5 m (4.9 ft.); delete the definitions of sidewalk and walkway as they will no longer be 

differentiated; delete the regulation for minimum width of a walkway and update the Urban 

Design Guidelines to note that sidewalks are only required on one side of a condominium 

road 

 

 Reduce the minimum unit width from 5.0 m (16.4 ft.) to 4.5 m (14.8 ft.) for all stacked 

townhouses, but maintain it for all units with individual driveways  

 

 Reduce the required amenity area from 5.6 m2 (60.3 ft2) (or 10% of the lot area, whichever is 

greater) to 2.8 m
2
 (30.1 ft

2
) (or 5% of the lot area, whichever is greater) per dwelling unit, but 

require that it is to be provided in one central area, and delete the requirement for 50% of 

the amenity space to be in one contiguous area. This will simplify the required calculations 

and will serve to clarify that a mews is not an amenity area 

 

 Add a regulation that contiguous private outdoor space be reduced from 6.0 m2 (64.6 ft2) to 

4.5 m2 (48.4 ft2) per dwelling unit when it is provided on a balcony 

 

 Greater clarity has been added to the Urban Design Guidelines to acknowledge that the 

1.0 m (3.3 ft.) setback requirement only applies where the rooftop amenity space overlooks 

existing adjacent low density developments, not where the overlook is internal to the site 

 

 A new comment has been added to Urban Design Guidelines to clarify that a mews will not 

be considered part of an outdoor amenity area unless it is in excess of the minimum required 

building separation distance 

 

 The Urban Design Guidelines have been updated to clarify that the 45 degree angular plan 

is not measured from the front lot line 

 

 The suggested width for below-grade double-wide units has been reduced to 9 m (30 ft.) in 

the Urban Design Guidelines 

 

 The Urban Design Guidelines have been amended to replace the maximum block length of 

41 m (135 ft.) with a maximum of eight linear unit modules per block 

 

Other technical changes to the final regulations of the Zoning By-law may be required once it 

has been reviewed against all of the general regulations in the By-law, and may involve 

renumbering or reordering sentences, but these changes will not impact the intent of the 
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Originator's f ile: CD.06-HOR 

regulations included as Appendix 2 of this report.  A copy of the updated Urban Design 

Guidelines is attached as Appendix 3. 

 

PLANNING COMMENTS 

Provincial Policy Statement, 2014 (PPS) and Growth Plan for the Greater Golden 

Horseshoe 2017 (Growth Plan) 

Under the Planning Act, all planning decisions must be consistent with the PPS and conform to 

the Growth Plan. 

 

Consistency with PPS 

Section 1.1.3.4 states that "appropriate development standards should be promoted which 

facilitate intensification, redevelopment and compact form, while maintaining appropriate levels 

of public health and safety." 

 

Section 19.4.2 of MOP (Implementation) states that to ensure that the policies of this Plan are 

being implemented, various controls will be regularly evaluated, including Mississauga Zoning 

By-law and Urban Design Guidelines.   

 

This policy of Mississauga Official Plan is consistent with the PPS. 

 

The proposed Zoning By-law Amendments and Urban Design Guidelines for Back to Back and 

Stacked Townhouses are consistent with the high level policies of the PPS. 

 

Conformity with Growth Plan 

Section 2.2.2.4 b) and f) in the Growth Plan directs Municipalities to "identify the appropriate 

type and scale of development and transition of built form to adjacent areas" which will "be 

implemented through official plan policies and designations, updated zoning and other 

supporting documents". 

 

The proposed Zoning By-law Amendments and Urban Design Guidelines for Back to Back and 

Stacked Townhouses conform to the Growth Plan. 

 

Region of Peel Official Plan 

All of Mississauga is located within the Urban System within the Region of Peel. General 

Objectives in 5.3.1 and General Policies in Section 5.3.2 directs development and 

redevelopment to the Urban System to achieve intensified and compact form and a mix of land 

uses in appropriate areas that efficiently use land, services, infrastructure and public finances 

while taking into account the characteristics of existing communities and services.  

 

The proposed zoning regulations and guidelines conform to the Peel Region Official Plan. 

 

 

4.2 - 5



Planning and Development Committee 2018/05/24 6 

Originator's f ile: CD.06-HOR 

Financial Impact 
Not applicable. 

Conclusion 
In accordance with subsection 34(17) of the Planning Act, Council is given authority to 

determine if further public notice is required.  Since the proposed revisions to the Zoning By-law 

regulations and draft Urban Design Guidelines are not considered to be major changes, it is 

recommended that no further public notice be required. 

As a result of the roundtable discussions with members of Council and members of the 

development industry that are involved in many of the City's back to back and stacked 

townhouse projects, additional refinements were made to the draft Zoning By-law regulations 

and Urban Design Guidelines. 

The proposed Zoning By-law amendments and Urban Design Guidelines should be approved 

for the following reasons: 

1. The Zoning By-law does not have up-to-date provisions for Back to Back and Stacked

Townhouses.  The proposed regulations will create a framework to better guide site

development and layout.

2. The Urban Design Guidelines will provide direction and clarity of the City’s expectations for
future applications for this form of development.

Attachments 
Appendix 1: Recommendation Report dated December 15, 2017 

Appendix 2: Zoning By-law Regulations and Definitions, May 2018 

Appendix 3: Urban Design Guidelines for Back to Back and Stacked Townhouses, 

        May 2018 

Andrew Whittemore, M.U.R.P., Commissioner of Planning and Building 

Prepared by: Lisa Christie, Planner 

4.2 - 6



Date: December 15, 2017 

To: Chair and Members of Planning and Development 
Committee 

From: Edward R. Sajecki, Commissioner of Planning and 
Building 

Originator’s file: 
CD.06 HOR 

Meeting date: 
2018/01/15 

Subject 
RECOMMENDATION REPORT (ALL WARDS) 
Proposed Zoning By-law Amendments and Urban Design Guidelines for Back to Back 
and Stacked Townhouses  
File: CD.06 HOR 

Recommendation 
That the Report dated December 15, 2017, from the Commissioner of Planning and Building 
titled "Recommendation Report (All Wards) Proposed Zoning By-law Amendments and Urban 
Design Guidelines for Back to Back and Stacked Townhouses", be adopted in accordance with 
the following: 

1. That notwithstanding that subsequent to the public meeting, changes to the Zoning By-law
Amendments and Urban Design Guidelines have been proposed, Council considers that
the changes do not require further notice and, therefore, pursuant to the provisions of
subsection 34(17) of the Planning Act, any further notice regarding the proposed
amendments is hereby waived.

2. That the proposed amendments to Zoning By-law 0225-2007 be approved in accordance
with Appendix 3 of this report.

3. That the proposed Urban Design Guidelines for Back to Back and Stacked Townhouses be
approved in accordance with Appendix 4 of this report.

Report Highlights 
 A public meeting was held on September 25, 2017 to hear comments regarding the draft 

Zoning By-law regulations and Urban Design Guidelines for Back to Back and Stacked 
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Originator's f ile: CD.06 HOR 

Townhouses 

 The proposed Zoning By-law Amendments include renaming the existing RM9 
(Horizontal Multiple Dwellings with more than 6 Dwelling Units) zone and 
introducing four new Back to Back and Stacked Townhouse zones. The proposed 
amendments will better represent the different types of Back to Back and Stacked 
Townhouses and their unique attributes through modified regulations and definitions 

 Through the circulation of the proposed Zoning By-law Amendment and Urban Design 
Guidelines to various agencies and departments, along with the public consultation 
process, several comments were received, reviewed and proposed modifications 
recommended, where appropriate  

Background 
A public meeting was held by the Planning and Development Committee on September 25, 
2017, at which time an Information Report (Appendix 1) was received for information. 
Recommendation PDC-0048-2017 was then adopted by Council on October 11, 2017. 

1. That the report dated September 1, 2017, from the Commissioner of Planning and Building
regarding the proposed Zoning By-law Amendments and Urban Design Guidelines for Back
to Back and Stacked Townhouses under file CD.06.HOR (All Wards), be received for
information.

2. That one oral submission to the Planning and Development Committee made on
September 25, 2017, be received.

Comments 
STAKEHOLDER COMMENTS 
Comments received through the various stakeholder engagement sessions or written 
submissions are included in the table contained in Appendix 2. A response and corresponding 
action, where appropriate, has been provided for each comment.  

MODIFICATIONS TO DRAFT ZONING BY-LAW REGULATIONS AND URBAN DESIGN 
GUIDELINES 
Since the public meeting, the following additional changes have been made to the proposed 
Zoning By-law Amendments and Urban Design Guidelines: 

 Basement units are no longer prohibited. An additional regulation has been added to ensure 
the design of below grade amenity areas allows for increased light penetration into units. The 
newly proposed regulation prohibits any first storey projections from exceeding 50% of the 
depth of a below grade patio  
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Originator's f ile: CD.06 HOR 

 The minimum setback of a rooftop amenity space from all exterior edges of a building has 
been reduced to 1.0 m (3.3 ft.) from the previously proposed 1.2 m (3.9 ft.). This change is to 
allow for an adequately sized rooftop amenity space balanced with the minimum setback 
requirements of structures for rooftop access. Additionally, greater clarity has been added to 
acknowledge that the 1.0 m (3.3 ft.) setback requirement only applies where the rooftop 
amenity space overlooks adjacent properties, not where it overlooks internal to the site 

 Clarification is added to the Urban Design Guidelines to reflect that a common amenity area 
is only required for developments with more than 20 units and that the City is flexible in terms 
of the type of amenity area provided 

 The calculation of building height now excludes a structure used for rooftop access, as long 
as the structure has a maximum height of 3.0 m (9.8 ft.), maximum floor area of 20.0 m2 
(215.3 ft2), and is set back a minimum of 3.0 m (9.8 ft.) from the exterior edge of the building 

 Clarification is added to the Urban Design Guidelines to indicate that the 45 degree angular 
plane is measured from all lot lines 

 Additional graphics are included in the Urban Design Guidelines to better describe first 
storey, below grade unit, through-unit and double-wide unit 

 The definition of Amenity Area is simplified in the Zoning By-law and regulations are added 
to reflect the City’s existing Outdoor Amenity Areas Design Reference Note. These 
regulations include a minimum 3.0 m (9.8 ft.) setback from an amenity area to a building, 
structure or any lot line. These changes are intended to clarify that a mews does not count 
towards the minimum required amenity area 

 The words “where appropriate” and “where feasible” have been added to various sections of 
the Urban Design Guidelines 

Financial Impact 
Not applicable.  

Conclusion 
The City has seen a significant increase in the number of development applications proposing 
Back to Back and Stacked Townhouses. A number of common challenges have emerged 
among many of these development applications. In light of this trend, new Zoning By-law 
regulations and Urban Design Guidelines are required to establish a clear design expectation 
for this increasingly popular built form.  

A significant amount of stakeholder engagement has occurred throughout the study process, 
including several meetings with the development industry, City departments and external 
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agencies, and the public. Based on the feedback received through this engagement, 
modifications have been made to both the Zoning By-law Amendments and Urban Design 
Guidelines. Overall the Zoning By-law regulations and Urban Design Guidelines address the 
numerous challenges associated with this built form and achieve the specific goal of setting a 
design and planning expectation for developments which include Back to Back and Stacked 
Townhouses. 

Attachments 
Appendix 1: Information Report 
Appendix 2: Stakeholder Comments on Zoning By-law Regulations and Urban Design 

Guidelines for Back to Back and Stacked Townhouses 
Appendix 3:  Zoning By-law Regulations and Definitions, December 2017 
Appendix 4: Urban Design Guidelines for Back to Back and Stacked Townhouses, December 

2017 

Edward R. Sajecki, Commissioner of Planning and Building 

Prepared by: Ashlee Rivet, Development Planner 
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1September 2017  Draft Urban Design Guidelines
     Back to Back and Stacked Townhouses 

Introduction 

The City of Mississauga is at the end of its greenfield 

development phase. New growth is being 

accommodated through infill and development on 

vacant and underutilized sites. Development patterns 

are becoming more compact, using land and resources 

more efficiently, while maximizing existing 

infrastructure and community facilities, and promoting 

alternative modes of transportation. Traditional forms 

of housing are becoming less common, as land values 

rise and market demands shift. Back to Back 

Townhouses (BBT) and Stacked Townhouses (ST) are 

becoming increasingly popular throughout the GTA for 

several reasons: 

Achieve increased densities in a low-rise form of 

housing 

A sensitive way to transition between low-

density and high-density built forms 

Contribute to a diversity of housing choices to 

meet different needs and preferences 

Less expensive construction methods and 

reduced maintenance fees allow for a more 

affordable form of housing 

Viewed as being grade related, with a front door 

directly to the outside 

1.1 Purpose 

The purpose of these guidelines is to ensure that new 

developments that include BBTs and STs are designed 

to be compatible with and sensitive to the established 

context and to minimize undue impacts on adjacent 

properties. The guidelines are intended to establish a 

design expectation for landowners, the development 

industry and the public, to ensure high quality of 

development that meets the City of Mississauga’s 

minimum development standards. These guidelines 

shall be read in conjunction with Mississauga Official 

Plan,  the City Zoning By-law, and other City guidelines 

and standards.  

1.2 Urban Design Objectives 

The following objectives provide the framework for the 

design guidelines: 

Ensure compatibility with the existing and 

planned context  

Design to meet the needs of people of all ages, 

abilities and incomes 

Balance functional design and aesthetics with 

long-term sustainability 

Protect and enhance natural features  

Connect streets and provide pedestrian linkages 

Provide high quality private and common 

amenity areas 
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2

Figure 1.1: Example of Back to Back Townhouse 

Figure 1.2: Examples of Stacked Townhouse 

1.3 Building Types 

BBTs and STs are typically 

3 to 4 storeys tall 

Comprised of units that are stacked vertically 

and/or horizontally with access from grade 

Front onto a public street, condominium road, 

pedestrian mews or open space 

Include surface and/or underground parking 

These are illustrated in Figure 1.1 and Figure 1.2 
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3 September 2017  Draft Urban Design Guidelines
     Back to Back and Stacked Townhouses 

The following principles are to be considered when 

designing a development that includes BBTs and/or 

STs. These principles are intended to ensure that new 

developments are compatible with and respect the 

existing and/or planned context through appropriate 

setbacks, tree preservation and landscape buffers. 

Consideration shall be given to site design, building 

massing, orientation, height and grading relative to the 

street to ensure new developments are compatible with 

and sensitive to the surrounding context. 

This checklist is to be used as a guide for developers, 

design professionals, property owners and the public to 

ensure they have considered key issues associated with 

this residential built form.  

Review and check each principle when complete 

2.1 Zoning By-law 

Refer to the Zoning By-law regulations that apply 

to the proposed built form. Generally BBT’s and 

ST’s are zoned RM9, RM10, RM11 and RM12 or in 

combination with other zones 

2.2 Building Height 

New developments will be required to 

demonstrate an appropriate transition in building 

heights  

Buildings heights shall be contained within a 45° 

angular plane, measured from the property line 

(See Figure 2.1) 

Maximum building heights of 3 storeys for BBTs 

and 4 storeys for STs  

 2.3 Building Setbacks

When existing adjacent front yard setbacks vary, 

new buildings should align with the average 

setback between the two adjacent properties or 

the minimum zoning requirement, whichever is 

greater 

Figure 2.1: BBT and ST should transition and mitigate impacts 
onto existing neighbours. 

2 m 
Max. 

Maintain existing 
trees and grading 
along all lot lines 

Built form should be 
contained within the 45°
angular plane measured from 
the property line 

Existing Yard 

3 m min

Checklist of Principles 

landscape bufer at a 
max. slope of 3:1

Max. encroachments 
for a deck, inclusive 
of stairs, balcony or 

awning 
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2.4 Separation between Buildings 

Separation distance between buildings should be 

the minimum setbacks as outlined in the Zoning 

By-law 

In the case of a front wall to front wall condition, 

the separation distance should be the greater of 

the 45° angular plane or the minimum setbacks 

as outlined in the Zoning By-law (See Figure 2.2) 

Where a basement unit forms part of a 3 storey 

development the minimum separation distance 

will be 15 m 

2.5 Block Length 

Excessively long blocks should be avoided 

The maximum length of a block should generally 

not exceed the greater of 41 m or 8 linear 

modules to promote pedestrian connections, 

allow for landscaping and provide a break in the 

massing (See Figure 2.3) 

2.6 Natural Features  

New developments should preserve and enhance 

natural heritage features; including, trees, 

woodlands, valleys and wetlands 

Appropriate setbacks and buffers should be 

provided to existing and proposed natural 

features to ensure their health and continued 

growth 

2.7 Grading and Retaining Walls 

Manipulation of site grades should be avoided 

Match existing grades and provide a minimum   

3 m wide landscape buffer around the property 

The landscape buffer should be unencumbered 

by below grade parking structures, easements, 

retaining walls,  utilities, severe grade changes 

and hard surface areas 

8 modules or 41 m 

block length 

Figure 2.3:  Blocks should be broken-up to allow green space 
and pedestrian connections 
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5 m min. 
unit width 

45° 

the greater of the 45° angular 
plane or the minimum 

setbacks as outlined in the 
Zoning By-law 

Figure 2.2: Separation between Buildings 
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Checklist of Principles 

Each individual building will establish a grade 

elevation based on ‘Context Grade’.  Context 

Grade means the average of 12 points, 8 of which 

are taken around the perimeter of the site and 4 

of which are taken around each individual 

building (See Figure 2.4) 

The first storey means a storey of a building that 

has its floor closest to the context grade and its 

ceiling more than 1.8 m above the context grade 

(See Figure 2.5)  

The use of retaining walls should be avoided. 

Where retaining walls are required, their height 

should be limited to a maximum of 0.6 m to 

eliminate the need for railings and to reduce  

long-term maintenance costs (See Figure  2.6) 

Figure 2.4:  Context Grade: The average of 12 Points. 8 of which are around the perimeter of the site and 4 points located 4.5 m 
around each building 

4.5 m 4.5 m
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2.8 Below Grade Units

Below grade units should be avoided 

Manipulation of site grades requiring retaining 

walls to accommodate below grade units is 

discouraged 

If a below grade unit is proposed, it must be a 

through-unit that has windows on both the front 

and rear of the building (See Figure 2.7)  or a 

double wide (i.e. 10 m wide) back to back unit  

Below grade units require a minimum of 6 m2 of 

private outdoor space located at the unit’s floor 

level with unobstructed views and access to 

daylight (See Figure 2.7) 

All building projections, including balconies and 

porches located over private outdoor spaces or 

windows of below grade units should not 

obstruct access to daylight. See the Zoning      

By-law for the overhang regulations (See    

Figure  2.7) 

2.9 Building Elevations

New development should be compatible with the 

existing context in terms of height, scale, 

massing and materials 

Where appropriate, incorporate sloped roofs and 

half-storeys with dormer windows on upper 

levels to reduce perceived heights, scale and 

massing 

Ensure new developments have a variety of 

facade articulation, building materials and 

colours for visual interest 

Figure 2.6:  Landscape retaining walls should not be higher 
than 0.6 m 

Figure 2.5:  Definition of First Storey 
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Checklist of Principles 

 2.10 Exposed Parking Structures 

Exposed parking structures should be avoided. 

Where portions of the underground parking 

structure are exposed, they should match the 

building materials 

Consolidate the entrances to underground 

parking structures within the same 

development to minimize the number of 

overhead doors  

Maintain the minimum soil volume over the 

parking structure to support the growth of the 

vegetation. Minimum soil volume varies based 

on the type of vegetation  

Blank facades on the visible end unit elevation 

are unacceptable. End units that are visible 

should have entrances, windows and 

architectural interest to animate the elevation 

Buildings should be designed with high quality 

and durable materials to avoid long term 

maintenance costs.  Stone and brick is preferred. 

Stucco and wood are discouraged 

Stepback roof top mechanical rooms 3 m from 

the exterior edges of the building to reduce their 

visual impact 

The mechanical floor area located on a unit roof 

top should not be greater than 20 m2 , inclusive 

of stair 

Paired 
Driveway 

Consolidate 
area for tree 
growth 

Max. 3 to 
7 stairs 
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Figure 2.8: Combine landscaped soft areas for tree growth Figure 2.7: Below Grade Units 

Bedroom Living Room 

45° access to daylight 
over window 

Low 
landscape 

Entrance 
at grade 

Private 
outdoor 
space 
Min. 6 m2  

Through-unit Design 
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Figure 2.9: Common Outdoor Amenity Areas should be 

centrally located, accessible and highly visible. 

2.11 Landscaped Soft Areas

Landscaped soft areas are required adjacent to 

paved areas and around the perimeter of the 

site. To provide relief between buildings 

landscaped soft areas should be distributed 

throughout the development  

Landscaped soft areas should be provided 

between entrances to individual units and 

sidewalks, walkways, public streets and 

condominium roads  

Pair individual landscaped soft areas to increase 

soil volume for tree growth particularly where 

there is a driveway (See Figure 2.8) 

Limit the number of stairs to a unit entrance to 3 

to 7 risers to maximize landscaped soft area, 

mitigate safety issues in the winter and reduce 

maintenance costs 

All stairs should be poured-in-place concrete. 

Precast stairs are not permitted  

2.12 Common Outdoor Amenity Area 

A common outdoor amenity area is required for 

all new multi-unit residential developments 

The total space required is the greater of 5.6 m2 

per dwelling unit or 10% of the site area 

Common outdoor amenity areas should be 

centrally located, highly visible and accessible by 

all residents (See Figure 2.9) 

A minimum of 50% of the required common 

outdoor amenity area shall be provided in one 

contiguous area  

A mews will not be considered a common 

outdoor amenity area 

Figure 2.10: Balconies as Private Outdoor Space 

Avoid Preferred Preferred 

Partially recessed 
balcony 

Recessed 
balcony 

Max. 2 m 

Projecting 
balcony 
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Checklist of Principles 

Refer to the Outdoor Amenity Area Design 

Reference Note for additional detail 

http://www7.mississauga.ca/documents/pb/

main/2015/Amenity_Space_Reference.pdf 

2.13 Private Outdoor Space

Each unit requires a private outdoor space with a 

minimum contiguous area of 6 m2 

The private outdoor space may be located at 

grade, on a balcony, deck, porch or on a roof top 

Recessed or partially recessed balconies are 

preferred. Projecting balcony shall be avoided 

(See Figure 2.10). If a projecting balcony is 

proposed, it may project a maximum of 2 m 

beyond any building façade and should be 

designed with solid or opaque materials or tinted 

glass   

Walkway between every second 

Public Street/Condominium Road

Public Street/Condominium Road

Figure 2.11: Pedestrian connections should be located after 

every second block 

Mechanical equipment, including air conditioning 

units and the storage of personal items are 

discouraged in private outdoor spaces  

2.14 Pedestrian Connectivity

Provide a walkway between every second block 

to allow connectivity (See Figure 2.11) 

Sidewalks will be located on one side of a road. 

Sidewalks on both sides of the street maybe 

required for large developments 

The following sidewalk widths will be required:  

Sidewalks abutting a road minimum 1.8 m 

Sidewalks abutting a road, where traversed 

by a driveway minimum 2 m 

Walkways in all other areas minimum 1.5 m 

There should be at least one barrier-free path of 

travel that meets AODA (Accessibility for 

Ontarians with Disability Act) standards 

throughout the site  

2.15 Waste Collection and Storage 

Waste storage rooms, drop-off locations (i.e. 

garbage chutes) and waste collection points 

(temporary pick-up) should be considered early 

in the site design stage to ensure appropriate 

placement and functionality  

4.6 - 21
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Figure 2.12: Waste storage room and waste collection areas 

areas should be constructed of durable materials. 

Figure 2.13: Community mailboxes covered and in a central 

location 

The waste storage rooms and the waste 

collection point should be located internal to the 

site and should not be visible from a public street 

or impact residential units or adjacent properties 

(See Figure 2.12) 

Above grade waste storage rooms/enclosures 

should be well screened and appropriately 

setback from existing uses and proposed 

dwelling units to minimize undesirable noise, 

odour and visual impacts  

The waste collection facility should consider the 

space requirements for the waste, recycling and 

green bins, along with bulky items 

Waste drop-off areas should be easily accessible 

by the residents via a sidewalk or walkway and 

distributed throughout the site  

Waste collection points (pick-up areas) should 

not encumber parking stalls or access to other 

elements of the development (e.g. fire route, 

entry to the underground parking garage, 

mailboxes, etc.) 

Waste collection points should made of durable 

concrete and be at the same level as the road  

Refer to the Region of Peel’s Waste Collection 

Design Standards Manual for more information 

https://www.peelregion.ca/pw/standards/

design/waste-collection-design-manual-2016.pdf 

2.16 Surface Parking 

Surface parking should be centrally located 

within the site and accessed by a sidewalk or 

walkway 

4.6 - 22
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Checklist of Principles 

Figure 2.14: Place Hydro and Gas Meters and other utilities in 

concealed or recessed locations. 

Parking lots should be setback a minimum of 3 m 

from a lot line and not located between the front 

face of a building and the street 

A minimum 3 m setback should be provided 

between the side wall of a building and a surface 

parking space  

2.17 Utilities and Services

The location of above and below grade utilities 

and services should be considered early in the 

site design stage to ensure they meet utility 

requirements and that any visual impacts from 

the public street are mitigated  

Through the development process provide the 

locations of above and below grade utilities, 

easements, etc. to ensure sufficient 

unencumbered space is provided for public and 

private trees, and landscaped soft areas 

Transformer vaults are typically located on a 

streetline and generally on a serviceable pad (i.e. 

minimum 3 m x 3 m pad for smaller 

developments). Contact Alectra Utilities for 

further requirements 

Community mailboxes should be centrally 

located and accessed by a sidewalk or walkway 

(See Figure 2.13) 

Conceal or recess hydro and gas meters into the 

building’s exterior walls (See Figure 2.14) 

 2.18 Property Management and Maintenance 

Long term maintenance and property 

management should be considered early in the 

development process to avoid costly 

maintenance issues  

Use durable and high quality building and site 

materials. Stucco is discouraged on the first 2 

storeys of a building  

2.19 Other Considerations

Review Mississauga’s Fire Route By-law 1036-81 

early in the site design stage for the fire route 

design, building access requirements, etc. 

Review the Ontario Building Code to ensure that 

site and building designs comply with the 

relevant requirements  

4.6 - 23
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3.1 RM9 Stacked Townhouses Design Standards 

Figure 2.13: Standard Dimensions for Stacked Townhouses (RM9).  For Additional Standards refer to the Zoning By-Law. 

The above drawing is for illustration purpose only and not to scale. 

Minimum lot frontage 38.0 m 

Min. Unit Width 

5.0 m

Min. front yard 7.5 m 
Min. interior 

side yard 

Min. side yard 
where rear 

wall abuts any 
RM4 to RM12 

zone 

7.5 m 

4.5 m 

Min. setback 
6.0 m 

Min. interior 
side yard 
where any 
portion of the 
interior lot line 
abuts a zone 
permitting 
detached and/
or semi-
detached 
dwellings 

9.0 m 

Min. side yard 
where front 

wall abuts any 
RM4 to RM12 

zone 

Min. rear yard 7.5 m Min. rear yard 
where any portion of 

rear lot line abuts a 
zone permitting 

detached and/or semi-
detached dwellings 

9.0 mMin. rear yard 
where the front 

wall abuts the 
rear lot line 

9.0 m

1.0 mFront face of garage at rear 
to a condominium road 

Rear wall to side wall  12.0 m 

15.0 m 

Rear wall to rear wall 

3.0 m Side wall to side 
wall without 
walkway 

4.5 m Side wall to side wall 
with a walkway 

3.0 m Side wall to 
condominium 
road 

15.0 m 

Front wall to front wall 
in a 4 storey building 

Front wall to side wall  9.0 m 

3.0 m

Underground 
garage to any 
lot line 
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7.0 m 

Min. width of a 
condominium 

road 

1.8 m 

Min. width of 
a sidewalk 

1.5 m 

3.0 m

Min. landscape 
bufer 

41.0 m (8 modules)
Max. block length 

9.0 m 

MULTIMULTIMULTI---UNIT RESIDENTIALUNIT RESIDENTIALUNIT RESIDENTIAL   
DETACHED AND/OR DETACHED AND/OR DETACHED AND/OR 

SEMISEMISEMI---DETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGS   

for partially 
above grade 

parking 
structure 

1.5 mSide wall to side 
wall with a walkway 
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Min. width of a walkway 

2.5 mPorch to 
walkway 

Front wall to 
walkway 

4.5 m 
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Min. width of a 
walkway 

3.2  RM10 Back to Back Townhouses on Condominium Road Design Standards 

Figure 2.14: Standard Dimensions for  Back to Back Townhouses (RM10). For Additional Standards refer to the Zoning By-Law. 

The above drawing is for illustration purpose only and not to scale. 

Minimum lot frontage 38.0 m 

Min. front yard 7.5 m Min. interior side yard where 
any portion abuts a zone 
permitting detached and/or 
semi-detached dwellings 

7.5 m 

Front wall to front wall in a 3 storey building   12.0 m 

Min. interior side yard 
4.5 m 

Front wall to side wall 

9.0 m 

Min. Unit Width 

5.0 m
7.0 m 

Min. width of a 
condominium 

road 

Front wall to condominium road, 
sidewalk, walkway or parking space 

4.5 m 

Min. rear yard 7.5 m 

9.0 m 
Min. interior side yard 

where the front wall abuts 
the interior lot line 

1.5 m

Side wall 
to 
walkway 

41.0 m (8 modules)
Max. block length 
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1.8 m 

Min. width of a 
sidewalk 

3.0 m

Underground parking 
garage to any lot line 

3.0 m

Min. landscape bufer 

DETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMI---DETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGS   

MULTIMULTIMULTI---UNIT UNIT UNIT 
RESIDENTIALRESIDENTIALRESIDENTIAL   

2.5 m 
Min. setback from a porch  to a walkway 

Min. contiguous private 
outdoor space per unit

6.0 m2 

9.0 m Min. rear yard where the front wall abuts 
the rear lot line  

Min. interior side yard where 
the front wall abuts the 
interior side lot line  

9.0 m 

The total space required for 
Common Outdoor Amenity 
Area is the greater of 5.6 m2 
per dwelling unit or 10% of 
the site area 

Side wall to side wall 
with a walkway 

4.5 m 

1.5 m 

3.0 mSide wall to a 
condominium road 

Front wall 
to sidewalk 

4.5 m 
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3.3  RM11 Back to Back Townhouses on a CEC-Road  Design Standards 

Figure 2.14: Standard Dimensions for  Back to Back Townhouses (RM11). For Additional Standards refer to the Zoning By-Law. 

The above drawing is for illustration purpose only and not to scale. 

Minimum lot frontage 38.0 m 

Min. front yard 7.5 m 

Min. rear yard where any portion of the rear 
lot line abuts a zone permitting detached 
and/or semi-detached dwellings 

7.5 m 

Front wall to front wall in a 3 storey building  12.0 m 

Min. Exterior side yard 
7.5 m 

Front wall to side wall 9.0 m 

Min. Unit Width 

5.0 m3.0 m

7.0 m 
Min. width of a 

condominium road 

Front wall to walkway 4.5 m 

9.0 m 
Min. interior side yard where the front 

wall abuts the interior lot line 

1.8 m Min. width 
of a 
sidewalk 

3.0 m Parking space to 
interior side lot line 

3.0 m

Min. landscape bufer 

DETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMI---DETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGS   

MULTIMULTIMULTI---UNIT UNIT UNIT 
RESIDENTIALRESIDENTIALRESIDENTIAL   

Min. interior side yard 4.5 m 

41.0 m or 8 modules
Max. block length 

9.0 m 
Min. interior side yard 
where the front wall abuts 
the interior lot line 

Side wall to side 
wall without 

walkway 

Front wall 
to sidewalk 

4.5 m 

1.5 m Min. width of 
a walkway 

Min. 50% of total required 
amenity area to be 
provided in one contiguous 
area  

Min. contiguous private 
outdoor space per unit

6.0 m2 
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STAKEHOLDER COMMENTS ON ZONING BY-LAW REGULATIONS AND URBAN DESIGN GUIDELINES 

FOR BACK TO BACK AND STACKED TOWNHOUSES  
File CD.06 HOR 

Item
Respondent / Site 
of Interest (if 
applicable)

Date Issue/Summary of Comment Staff Comment

1 Daniel Teperman, 
Haven 
Developments 

March 29, 2017 Will basement units be totally prohibited? 

Are there incentives for developers to 
increase proposed heights and densities 
of developments? 

The draft Urban Design Guidelines (UDGs) 
and proposed Zoning By-law (ZBL) 
regulations have been revised to remove the 
previously proposed prohibition on basement 
units. Additional regulations have been 
added to ensure basement units are 
appropriately designed with adequate 
access to light and air.  

No, the current study does not propose 
incentives for developers to increase 
proposed heights and densities.  

ACTION: The ZBL regulations and UDGs 
have been updated to no longer prohibit 
basement units. Additional regulations and 
guidelines have been added regarding the 
design of basement units. 

2 Mark Bozzo, 
Queenscorp Group 

March 29, 2017 The requirement for a 1.2 m (3.9 ft.) 
setback from a rooftop amenity space to 
all exterior edges of a building is 
concerning. The requirement should be 
reduced to 0.5 m (1.6 ft.).  

Based on the requirement for a minimum of 
6 m2 (64.6 ft2) of private outdoor space per 
unit and the minimum 3 m (9.8 ft.) setback of 
rooftop mechanical rooms from the building 
edge, the City agrees that 1.2 m (3.9 ft.) may 
be excessive in some cases.  

ACTION: The ZBL regulations and UDGs 
have been revised to reduce the requirement 
to 1.0 m (3.3 ft.) for rooftop amenity space to 
exterior edges. The UDGs also clarify that 
the requirement is only applicable where 
rooftop amenity spaces overlook abutting 
properties, not internal to the development.  

A
p
p
e
n
d
ix

 2
, P

a
g
e
 1

4.2 - 44



        

                        
STAKEHOLDER COMMENTS ON ZONING BY-LAW REGULATIONS AND URBAN DESIGN GUIDELINES 

FOR BACK TO BACK AND STACKED TOWNHOUSES  
File CD.06 HOR 

3 Bell Canada March 30, 2017 Bell understands the City’s objective to
mitigate the visual impacts of utilities and 
services from public streets and is 
committed to working closely with 
municipalities to achieve this objective in 
a manner that does not compromise the 
provision and maintenance of utility 
infrastructure.  

Bell is generally supportive of the 
guidelines and proposes the following 
revisions: 

Bullet #1: “2.17 The location of above 
and below grade utilities and services 
should be considered in the early stages 
of site design to ensure they meet utility 
requirements (ease of maintenance, 
access) and that any visual impacts from 
public streets are mitigated.”

Bullet #2: “2.17 Where it is feasible to do 
so, locate above and below grade 
utilities, easements, etc. to ensure 
sufficient unencumbered space is 
provided for public and private trees, and 
landscaped soft areas.”

The City will continue to work with Bell 
Canada and other utility providers.  

ACTION: The UDGs have been updated to 
reflect the proposed wording.  

ACTION: None. The applicant should plan 
appropriately to ensure adequate space is 
provided for landscaping/vegetation and 
utilities.   

4 Bell Canada has developed an Urban 
Design Manual (UDM) which speaks to 
the location and configuration of utility 
infrastructure to balance ease of access 
with design.  

ACTION: The UDGs revised to include 
reference to Bell Canada’s UDM. 

5 Building Industry 
and Land 
Development 

April 3, 2017 The broad application of the UDGs to all 
back to back and stacked townhouses 
(BBTs and STs) is a concern for BILD 

It is not the City’s intention to hinder 
creativity. As is the case with all of the City’s
existing UDGs and standards, as well as 
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STAKEHOLDER COMMENTS ON ZONING BY-LAW REGULATIONS AND URBAN DESIGN GUIDELINES 

FOR BACK TO BACK AND STACKED TOWNHOUSES  
File CD.06 HOR 

Association (BILD) 
– Peel Chapter

members as it may hinder a project’s 
ability to identify creative solutions to 
contextual situations.  

Zoning By-law regulations, the City needs to 
establish minimum design expectations and 
zoning regulations for BBTs and STs. 

The proposed ZBL regulations include four 
zones (a modified RM9 zone and three new 
zones). The introduction of these additional 
zones is intended to recognize the different 
types of BBTs and STs. This is contrary to 
the existing RM9 zone which is broadly 
applied to various types of BBTs and STs.  

ACTION: None 

6 BILD members suggest using words like 
“encourage” and “promote”, rather than 
“provide”, “ensure”, “require” and/or 
“should”, which are restrictive in nature to 
allow for flexibility in the application of the 
guidelines.  

Through this process, UDGs and ZBL 
regulations are proposed. The UDGs are 
guidelines and are intended to be more 
flexible based on context and other factors. 
The ZBL establishes regulations which shall 
be complied with; otherwise applicants have 
the option to apply for a minor variance 
through the Committee of Adjustment or 
submit a Zoning By-law Amendment. 

Refer to response to comment #16. 

Comments from other stakeholders indicate 
that the language in the UDGs is too vague. 

ACTION: None 

7 It is suggested that a “How to Use this 
Document” section be included in the 
guidelines to provide clarity for the reader 
and establish a consistency in how the 
guidelines are interpreted and 
implemented. 

The UDGs are organized into a checklist 
format. Applicants are encouraged check off 
each section of the UDGs as they prepare a 
concept for BBTs and STs to ensure they 
have considered all principles and directives. 

ACTION: Modified wording included in the 
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UDGs advising readers to “review and check 
each principle when complete”. 

8 How do the proposed guidelines take into 
consideration Regional Official Plan 
Amendment (ROPA) No. 27 and the 
Region’s Healthy Development 
Framework and Assessment Tool? 

ROPA 27 encourages communities to be 
age-friendly, walkable, provide access to 
transit services and contain a mix of housing 
options. It also promotes the use of universal 
accessibility design to enhance the mobility 
and independence of all residents. The City 
similarly encourages all of these elements as 
part of a complete community and good 
planning and design. The key objectives for 
the UDGs refer to some of these elements, 
including: 

 Design to meet the needs of people
of all ages, abilities and incomes 

 Connect streets and provide
pedestrian linkages 

Additional principles are included in the 
guidelines themselves, including: 

 Avoiding excessively long
development blocks to promote 
pedestrian connections 

 Limiting the number of risers into a
unit to minimize physical barriers for 
residents 

 Establishing minimum common and
private amenity areas for residents 

 Requiring at least one barrier-free
path of travel through the 
development that meets AODA 
standards 

The Region’s Healthy Development 
Framework and Assessment were not part of 
the scope of this project. The City is currently 
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assessing ROPA 27 and determining how 
best to incorporate it’s requirements into the 
City’s policies and development approval 
process. This work is being undertaken 
outside of the UDGs and ZBL for BBTs and 
STs.   

ACTION: None 

9 Why are BBTs and STs subject to a 45 
degree angular plane, 2 m (6.6 ft.) 
maximum encroachment of a deck and a 
maximum slope of 3:1 for landscape 
buffers? 

A 45 degree angular plane is used to ensure 
that shadow impacts are minimized and that 
sufficient light and air are able penetrate into 
the mews and amenity areas. They are also 
used to ensure that impacts on adjacent 
established uses are limited.  

A 2 m (6.6 ft.) maximum encroachment for a 
deck is not intended to limit the depth of the 
deck, rather it is staff’s preference that decks 
be partially recessed to avoid excessive 
projections beyond the building face.  

A maximum slope of 3:1 is provided for 
appropriate conditions for the proper growth 
of vegetation and is intended to limit the 
height of retaining walls.  

ACTION: None 

10 BBTs and STs are typically 3 to 4 storeys 
in height and are considered a low-rise 
development and do not create an 
imposition on the public realm, especially 
as it relates to shadow impacts. These 
standards limit the efficiency of a 
development site and reduces 
affordability of each unit. 

The impacts from BBTs and STs relates a 
great deal to how they have been designed. 
Some may have greater impacts than others. 
Under Mississauga Official Plan, BBTs and 
STs are a medium density built form and 
therefore their impacts need to be 
appropriately mitigated. 

ACTION: None 
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11 Provide reasoning behind proposed 
maximum block length of 41 m (134.5 ft.) 
or 8 linear modules.  

The proposed maximum block length is 
intended to address excessively long blocks 
without visual breaks/relief and to ensure 
adequate mid-block pedestrian connections 
are provided.  

ACTION: Since the initial draft documents 
were released, staff have removed maximum 
block lengths from the draft ZBL regulations. 
The principle remains in the UDGs.  

12 Members find the guidelines regarding 
below grade units to be confusing. 
Partially below-grade units are very 
common in STs and members are 
concerned that the City will be inclined to 
refuse partially below-grade units.  

Refer to response to comment #1.  

ACTION: Additional graphics added to the 
UDGs to describe what is the 1st storey vs. 
basement level and below grade units.  

13 The proposed restriction of the number of 
stairs to a unit entrance of 3 to 5 is a 
concern as there are cases where the 
existing site grades would find a split 
staircase more suitable. The City should 
incorporate this additional design 
concept into the final set of guidelines.  

Although it is recognized that there may be 
cases where existing site grades dictate the 
need for additional risers, this principle was 
included to discourage the manipulation of 
site grades which has become common with 
this built form to achieve maximum height 
restrictions under the OBC. Additionally, 
based on our discussions with the City’s 
Chief Building Official, the maximum height 
of a porch according to the OBC is 1.5 m 
(4.9 ft.).  

The UDGs do not restrict the use of split stair 
cases.  

ACTION: Since the initial draft documents 
were released, staff have amended the 
Guidelines to suggest a limit on the number 
of stairs to a unit entrance to 3 to 7 risers. 
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14 Members do not agree with the 
requirement for a common outdoor 
amenity area on all new multi-unit 
residential developments, especially for 
smaller sites or sites adjacent to a 
functional park. Common amenity areas 
affect condo fees and affordability of 
units. Additionally, the Planning Act 
already allows municipalities to require 
parkland dedication, therefore the 
additional outdoor amenity area 
requirement would result in developers 
inability to maximize the efficiency of the 
site and provide fewer units.  

As indicated in the City’s Outdoor Amenity 
Area Design Reference Note, only 
developments with more than 20 residential 
units are required to provide outdoor amenity 
areas.  

The outdoor amenity area requirement of the 
greater of 5.6 m2 (60.3 ft2) per unit or 10% of 
the lot area is an existing ZBL regulation in 
the RM9 zone and therefore staff are only 
recommending that this requirement be 
carried forward into the new zone 
regulations. 

Staff have been flexible in accepting various 
types of amenity areas (i.e. tot lots, 
communal gathering space, passive 
recreational space, indoor common rooms, 
etc.) within a development.  

The matter of parkland dedication is 
separate from this exercise.  

ACTION: The UDGs have been updated to 
reflect the requirements of the City’s Outdoor 
Amenity Area Design Reference Note and 
indicate that a common outdoor amenity 
area is required for new developments with 
greater than 20 units.  

15 Q4A (on behalf of 
Mattamy Homes) 

April 12, 2017 Why do the guidelines refer to four 
storeys? Four storeys is a Part 3 building 
under the OBC and requires sprinklers 
and fire house standpipes. This built form 
is 3.5 storeys, with the lower level half 
sunken.  

The UDG and ZBL regulations are prepared 
based on the definitions contained in Zoning 
By-law 0225-2007. A storey is defined 
differently under the City’s Zoning By-law 
than it is in the OBC.  
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16 The checklist of principles in the 
guidelines states that “the following 
principles are to be considered when 
designing…”. This language is too 
vague.  

Refer to response to comment #6. 

Comments from other stakeholders indicate 
that the language in the UDG is too 
restrictive.  

ACTION: None 

17 Angular planes are usually reserved for 
taller structures impinging on the 
enjoyment of sunlight of lower structures. 
At 3.5 storeys heights, angular planes 
seem like overkill.  

Refer to response to comment #9. 

Angular planes are also used for 1 and 2 
storey buildings. At Council’s direction, we 
require shadow studies for all buildings   
10.7 m (35.1 ft.) or taller.  

ACTION: None  

18 The proposed 15 m (49.2 ft.) separation 
between front walls of buildings is an 
exaggeration. A 15 m (49.2 ft.) setback is 
a throwback to a less dense building 
form, more landscaping common area 
and more condo fees to maintain these 
areas. Separation is greatly related to 
building height and the width and scale 
of spaces. The taller the building, the 
wider the separation, but in no case 
wider than 11 m (36.1 ft.) or 12 m     
(39.4 ft.) maximum.   

A 15 m front wall to front wall separation may 
be excessive for a 3 storey building. 
However, 15 m (49.2 ft.) is appropriate for a 
4 storey built form to ensure adequate 
sunlight can get into the mews.  

ACTION: The UDG and ZBL regulations 
have been updated to reduce the minimum 
front wall to front wall separation for a 3 
storey building to 12 m (39.4 ft.).  

19 It is arbitrary to limit block length at 41 m 
(134.5 ft.). Super long blocks are 
undesirable, but they should be 
evaluated on a case by case basis in 
consideration of the whole project.  

Refer to response to comment #11. 

20 There are affordability issues when 
limiting a minimum width of a townhouse 
[5 m (16.4 ft.) width proposed].  

The livability and functionality of a unit 
should not be compromised to achieve 
affordability. The proposed 5 m (16.4 ft.) 
minimum unit width is consistent with the 
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minimum townhouse unit width, which is also 
appropriate for this built form.  

ACTION: None 

21 While yes, retaining walls should not be 
very high, a maximum 0.6 m (2.0 ft.) 
height seems devoid of context. Grading 
will dictate much of this and a wall taller 
than 0.6 m (2.0 ft.), appropriately 
designed should be acceptable.  

It is recognized that there are instances 
where retaining walls, sometimes taller than 
0.6 m (2.0 ft.), may be required based on 
existing site grading. This directive is 
included to address grade manipulation, 
which is becoming increasingly common with 
this built form. Staff are concerned that 
numerous retaining walls, at significant 
heights, are both undesirable from an 
aesthetics perspective and can become a 
maintenance liability for the condominium 
corporation in the future.  As such, we 
discourage retaining walls wherever 
possible.  

ACTION: None 

22 Provide clarification on what a “below 
grade” unit is.  

Refer to response to comment #12. 

23 The guidelines should not prescribe roof 
forms.  

It was not the City’s intent to prescribe roof 
form rather mitigate excessive roof height.  

ACTION: Modifications to the UDG have 
been made to indicate “where appropriate”.  

24 The 3 m (9.8 ft.) stepback at the roof for 
mechanical enclosures is impractical, 
especially in end units.  

It was not the City’s intent to impact end 
units. The requirement will be evaluated on a 
case by case basis, based on adjacent land 
uses. 

ACTION: None 

25 No stucco and no wood policy is 
arbitrary. These building materials are 
valid and if detailed carefully are totally 

It is the City’s intent to ensure solid and 
durable materials are used, especially within 
the first 2 storeys, to avoid costly 
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acceptable.  maintenance issues. 

ACTION: None 

26 The limit of 3 to 5 risers per unit entrance 
is fairly prescriptive and could become 
impractical in sloping sites.  

Refer to response to comment #13. 

27 Can the 2 m (6.6 ft.) maximum balcony 
projection be increased to 2.5 m (8.2 ft.) 
if the balcony is recessed?  

Balconies can be as deep as desired, as 
long as only 2 m (6.6 ft.) is projecting beyond 
the building face.  

ACTION: None 

28 Is a 2 m (6.6 ft.) sidewalk required on 
both sides of the condo road?  

The draft UDGs have been amended to 
eliminate the requirement for sidewalks on 
both sides of a condominium road. With this 
said however, there may be instances (e.g. 
in large developments) where sidewalks on 
both sides of the road are warranted. This 
will be determined on a site by site basis.  

Additionally, minimum sidewalk and walkway 
widths have been amended. A 2 m (6.6 ft.) 
wide sidewalk is only required when it is 
traversed by a driveway, in all other cases, a 
1.8 m (5.9 ft.) sidewalk is required. The width 
of internal walkways have also been reduced 
to 1.5 m (4.9 ft.).  

ACTION: The UDGs have been amended to 
no longer require sidewalks on both sides of 
a condominium road.  

29 Port Credit West 
Village Partners Inc. 
(WVP) / 70 
Mississauga Road 
South 

April 13, 2017 
and September 
25, 2017 

The group assumes and desires that a 
series of site-specific guidelines that 
address and respond to the site-specific 
constraints of the site will be developed 
through their development application 
process.  

Development applications that are currently 
in process and have been deemed complete 
will be evaluated against the policies and 
regulations in effect at the time of submitting 
the applications. With this said however, the 
UDGs for BBTs and STs are based on good 
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planning and urban design principles and 
should therefore be considered in all 
developments proposing this built form, 
regardless of when the applications were 
submitted.  

ACTION: None 

30 The group agrees with the guidelines’ 
overall intent of providing for 
compatibility with and sensitivity to the 
established context, minimizing undue 
impacts on adjacent properties, and 
providing for a high quality of 
development.  

Noted.  

ACTION: None 

31 The Design Guidelines should function to 
facilitate design excellence and provide 
flexibility for creative solutions. It is 
important that these guidelines recognize 
site-specific issues and offer an 
adaptable approach.  

Noted. Refer to response to comment #6. 

32 Glen Broll, Glen 
Schnarr & 
Associates Inc.  

May 16, 2017 Modifications to the City’s Fire Route By-
law are required. The current By-law 
requirements impede affordability.  

Amendments to the Fire Route By-law are 
outside the scope of this project. Any 
comments with respect to the Fire Route By-
law should be directed to Fire and 
Emergency Services.  

From a planning and urban design 
perspective, life safety should not be 
compromised for affordability. BBT and ST 
developments can be difficult to navigate 
under normal circumstances, let alone in an 
emergency situation. Emergency response 
times should not be compromised for any 
reasons.  

ACTION: None 
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33 Mews should be included in the amenity 
area calculation.  

The City disagrees that mews should be 
included in the amenity area calculation. 
Mews are intended to provide access to 
individual units and not intended to be a 
primary amenity space on-site. However, 
should an enhanced mews be proposed 
substantially larger than the minimum By-law 
requirements, then the mews may be 
included in the amenity area calculation.   

ACTION: To provide greater clarity 
regarding the exclusion of mews in amenity 
areas, the definition of “Amenity Area” in the 
ZBL has been amended and additional 
regulations have been added to delineate 
what spaces count towards the amenity area 
calculation. The UDGs also indicate that a 
mews is not an amenity area.  

34 BILD July 12, 2017 Coordination of Utility Locations
A large component to developing a site is 
the coordination of utility locations. As 
such, we kindly suggest that City staff 
engage local utility providers in the 
consultation process of the draft 
Guidelines to understand and align 
utility-related requirements. Specific 
areas of concern for the industry include, 
but are not limited to: 

 The common demand from a number
of utility and communication providers 
for a “blanket” easement over the 
whole grounds.  

The City has engaged all utility companies 
during the preparation of the UDG and ZBL 
regulations for BBTs and STs. We have also 
met with Alectra Utilities and Enbridge Gas. 
We will continue to work with the utility 
companies to determine their requirements 
early in the development process.  

Utility companies have indicated a desire for 
developers to engage them earlier in the 
process to allow for the greatest flexibility in 
locating utilities.  

Noted. This requirement should be 
discussed with the utility companies directly.  
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 The requirement for a central mail
kiosk should be subject to the latest 
Canada Post Multiple Units Box 
design and standards.  

 It is our position that parapet walls on
the perimeter of flat roofs should not 
count on the height of buildings and 
be limited to the 0.6 m (2.0 ft.) in 
height restrictions.  

 The UDG requirements for combined
landscape soft areas for tree growth 
does not take into consideration the 
required utility corridor for hydro, 
lighting, telecom, and civil 
engineering. These requirements are 
noted below for your reference: 

o If the site proposes BBTs with
surface mounted parking (i.e.
driveway/garage) then a 3 m (9.8
ft.) wide utility corridor will be
required.

o If the site proposes STs sitting on
top of a parking garage structure
then you will have a central located
electrical room where the
hydro/telecom services will egress
from.

o If the site proposes STs siting slab
on grade with surface mounted
parking, then the hydro meters will

Agreed. Applicants are encouraged to 
consult with Canada Post directly.  

Based on the current definition of Height in 
the Zoning By-law, parapets are not included 
in the measurement of height. No change to 
this definition is proposed through the ZBL 
amendments.  

Required utility corridors are to be located 
outside of landscaped areas. It is the 
developers responsibility to ensure that utility 
requirements are satisfied.  

Noted. 

Noted. 

Noted. 
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be located on the end walls of the 
block, with the gas meters on the 
opposite side. The hydro meters 
would be located within an 
electrical closet with 24/7 access 
for hydro. Typically the electrical 
closet is 6-8' wide x 1' high x 2' 
deep with double doors. Please 
refer to the attached PDF of the 
multiple metering guide for more 
information - this application meets 
ESA standards.  

 The placing of hydro and gas metres
and other utilities in concealed or 
recessed locations only works for 
detached units or row housing. It 
would not be compatible with stacked 
townhouses. There may be scenarios 
where it may be possible with back to 
back townhouses with surface 
mounted parking, but only if an 
architect has come up with a concept 
to conceal the meter locations at the 
front of the units. There should be 
flexibility in the Guidelines to consider 
these instances.  

Noted. 

ACTION: The UDGs have been updated to 
state “where feasible” and “less visible 
location” to recognize that it may not always 
be possible to conceal or recess utility 
meters.  

35 Waste Collection Services 
We are generally in agreement with the 
City’s intent to ensure that waste 
collection areas should not be visible 
from a public street. However, this 
requirement may not be achievable at all 
times and there should be an opportunity 
for good judgement and compromise 
between City staff and the developer. 

In cases where it may not be possible to 
locate waste collection areas interior to a 
development, the applicant should work with 
staff to develop an approach to screening 
the area from the public street.  
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Members request City staff to clarify, with 
the Region of Peel, standards and 
practices around waste collection 
services, including those provided by 
private companies. It is our 
understanding that the Region 
discourages the use of private services 
and, as such, we ask City staff to review 
the Guidelines with its upper-tier 
municipality.  

The Region of Peel does not allow private 
waste collection for residential 
developments. This is a result of existing 
condominium corporations with private waste 
collection deciding to change to Regional 
collection and there being challenges 
because the developments were not 
designed in accordance with Regional Waste 
Collection Design Standards Manual.  

All developments are required to comply with 
the Regional Waste Collection Design 
Standards Manual. Any questions about the 
requirements of the Design Manual should 
be directed to Region of Peel staff.  

ACTION: None 

36 Rooftop Amenity Spaces and Set Backs
Our members do not agree with the 
requirements for a 45 degree angular 
plane. While it suggests that this angular 
plane should be maintained to reduce 
overlook and allow for sunlight into units, 
we do not think that this guideline is 
appropriate for this type of low-rise built 
form. 

There are alternative ways to address 
overlook concerns. Additionally, 
appropriate facing distances can provide 
for better sunlight to units. City staff 
should also acknowledge that sometimes 
new development units back onto a park 
or open space and not a residential area. 
In these instances, we believe it would 
be unnecessary to apply the proposed 

Refer to response to comment #9. 
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angular plane. 

Members think the Guidelines should not 
limit BBTs to 3 storeys if height is defined 
in metres by the zoning by-law. 

The product that has been presented to the 
City is 3 storeys plus a rooftop terrace. Staff 
are flexible in building height depending on 
the context and adjacent land uses.  

ACTION: None 

37 Block Lengths
We request that the guidelines do not 
include a dimension limitation such as 
the 41 m (134.5 ft.) length, and instead 
only suggest the number of linear 
models.  

Refer to response to comment #11.  

38 Grading and Retaining Walls
The 3 m (9.8 ft.) landscape buffer around 
the property is excessive and not 
necessary in all site conditions.  

Unencumbered buffers by a below-grade 
structure is also difficult to achieve, and 
we are unclear as to the design rationale 
behind this requirement.  

The requirement for minimum soil 
volumes on top of all underground 
structures is not necessary.  

The compact nature of BBTs and STs is 
such that there is limited space for on-site 
tree planting and landscaping. In order to 
ensure that an adequate landscape buffer is 
provided between new and existing 
development, a minimum 3 m (9.8 ft.) wide 
landscape buffer is proposed.  

This 3 m (9.8 ft.) wide landscape buffer shall 
not be encumbered by below-grade 
structures or utilities to ensure that there is 
an adequate soil volume for trees and 
vegetation to grow on the existing property 
and to minimize impacts on adjacent 
properties.  

We disagree. Minimum soil volumes are 
necessary for tree growth.  

ACTION: None 
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39 Building Elevations 
The guidelines recommend sloped roofs 
and half-storeys on upper levels but we 
believe it should really state that the 
intent is to reduce perceived height and 
scale. There are a number of ways to 
achieve this without resorting to sloped 
roofs and limiting design.  

Smaller units may not be able to 
accommodate the 3 m (9.8 ft.) setback of 
rooftop mechanical rooms to exterior 
edges of buildings. As an alternative, 
setbacks could be reduced without 
causing negative visual impact through 
quality architectural design of mechanical 
rooms.  

The guidelines state that buildings 
should be designed with high quality and 
durable materials, specifically 
discouraging the use of stucco and 
wood. Members feel this guideline 
should instead focus on good design and 
appropriate materials to express the 
architectural design, with durability as a 
consideration.  

Refer to response to comment #23. 

Refer to response to comment #24.  

Refer to response to comment #25.  

40 Below Grade Units 
Below grade units offer an affordable 
housing option that can be designed to 
allow for sufficient sunlight if the 
appropriate separation distances are 
provided. 

Below grade units may provide opportunities 
for more affordable units within a 
development. However, we do not believe 
that livability and functionality of units should 
be compromised to achieve affordability, 
especially when it comes to availability of 
light and air to below grade units. Refer to 
response to comment #1. 
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The requirement for through units is too 
restrictive and we request that this not be 
part of the Guidelines.  

Additional, specific concerns related to 
below grade units: 

 If there is a desire to restrict below
grade units, it would be appropriate to 
not allow their use along public 
streets.  

 Below grade units require a minimum
6 m2 (64.6 ft2) private outdoor space 
located at grade, but this may not 
actually be the homebuyers 
preference. Some may prefer 
additional interior unit space instead 
and the flexibility to have more square 
footage should be allowed in the 
UDGs.  

 It is unclear if unobstructed views and
access to daylight means 
unobstructed by other buildings. 
Please also clarify if this would allow 
for privacy screening.  

 Site grading conditions may dictate if

ACTION: None 

The intention of requiring through units is to 
ensure that units have access to light and 
air.  

ACTION: Recognizing that in some cases it 
may be challenging to implement through 
units, the UDGs have been updated to also 
allow for double wide units.  

Basement units are no longer prohibited in 
the updated documents.  

The applicant has the opportunity to increase 
unit size while still providing amenity space.  

Anything (buildings, retaining walls, 
landscaping, screening, etc.) that impedes 
views or access to daylight shall not be 
permitted. 

Noted.  
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a unit is below-grade unit or not and if 
they need to face a certain direction. 
For example, if there was a BBTs built 
on a downslope, it would provide the 
opportunity for the rear unit to be 
below-grade while the front unit would 
be at-grade. This all depends on the 
topography and grading conditions of 
an area on which a townhouse is 
built.  

41 Private Amenity Space and Common 
Outdoor Amenity Areas
The common outdoor amenity area 
requirement of the greater of 5.6 m2 
(60.3 ft2) per unit or 10% of the site area 
is excessive, especially in combination 
with parkland dedication requirements.  

The common outdoor amenity area 
requirement should be noted in the 
Zoning By-law and not in the proposed 
guidelines.  

A central location for a common outdoor 
amenity area may not always lead to the 
best design or practical option.  

The guideline discouraging the use of 
balconies for storage areas (bikes, 
strollers, etc.) is too restrictive. This issue 
should be resolved through condo 
documents or encouraging better site 
and building design that incorporates 
more storage and places to lock up bikes 
and strollers.  

Refer to response to comment #14. 

The requirement is included in both the ZBL 
and UDGs. 

Agreed, however generally speaking, the 
preferred location for common amenity area 
is central to a development to provide equal 
access to all residents.  

The City encourages site and building 
designs that include areas for storage of 
large bulky items and are also supportive of 
clauses to this effect being included in condo 
documentation. However, we are of the 
opinion that the issue is also worth noting in 
the UDGs. 
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ACTION: None 

42 Additional General Comments:

 We are unclear as to the rationale
behind prohibiting precast stairs. 
The guidelines should instead 
focus on the quality of design, 
appropriate materials, durability, 
and maintenance. 

 The guideline to provide a
walkway at every second block is 
too rigid and may not always be 
desirable. More flexibility is 
required to consider the design 
and context of walkways on an 
individual basis.  

 The guidelines stating that
“surface parking should be
centrally located” may not always 
be practical or provide for the 
best design.   

Based on our experience, poured in place 
stairs are more durable and require less 
maintenance in the long term.  

ACTION: None 

The directive is included in the UDGs, not in 
the ZBL. Staff are flexible in terms of 
applicability on a site-by-site basis.  

ACTION: None 

Agreed, however it is important that surface 
parking not be visible from the public street 
and is located interior to the development. 
Also, by centrally locating parking it will be 
equal distance to all units, thus being more 
convenient for visitors rather than parking on 
adjacent municipal rights-of-way.  

43 Stephane Angers June 26, 2017 The study currently being undertaken by 
the City of Mississauga on BBTs and 
STs represents very reasonable 
guidelines for development of such high 
density projects. We are hoping that the 
City will work with the developers 
towards meeting these UDGs.  

Noted.  

ACTION: None 

44 Weston Consulting 
on behalf of NYX 
Capital / Tannery 
Street and Kirwin 
Avenue 

September 22, 
2017 

Interior Side Yard Setbacks 
The City should consider reductions to 
the default interior side yard setbacks of 
4.5 m (14.8 ft.) to 7.5 m (24.6 ft.) where 
the abutting land is zoned for open 

The proposed ZBL regulations already 
require a minimum interior side yard of 4.5 m 
(14.8 ft.) abutting land zoned for open space 
or parks. Increases in interior side yard only 
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space, parks or other appropriate zones. apply if: 
i) The interior side yard abuts a

zone permitted a detached and/or
semi-detached dwelling.

ii) The interior side yard abuts a
medium density zone and the
rear wall of the proposed building
abuts the interior side yard.

iii) The front wall of the proposed
building abuts the interior side
yard.

ACTION: None 

45 Front Yard Setback 
The City should consider reducing the 
7.5 m (24.6 ft.) front yard setback 
requirement or acknowledge in the 
guidelines that relief from this 
requirement is supported under certain 
circumstances. Many townhouse projects 
are on higher order streets in areas 
identified for intensification and a lesser 
front yard setback is appropriate and 
desirable from a design perspective. 

The majority of BBTs and STs developments 
are being proposed in existing mature low-
rise neighbourhoods and therefore the 7.5 m 
(24.6 ft.) front yard is intended to reflect and 
maintain the character of this existing 
context. 

ACTION: None 

46 Rear Yard Setback 
A reduction in the proposed rear yard 
setback of 7.5 m (24.6 ft.) should be 
contemplated in instances where rear 
yards abut open space zones as the 
overall impact of the reduced rear yard is 
minimal for existing or future surrounding 
uses, while still providing a usable rear 
yard. 

The City is willing to consider this on a site-
by-site basis, through the appropriate 
development application.  

ACTION: None 

47 3 m (9.8 ft.) Landscape Buffer
A 3 m (9.8 ft.) wide landscape strip and 
the prohibition of below grade parking 

Refer to response to comment #38. 
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within 3 m of the property limit are 
difficult to achieve. A reduced landscape 
buffer both at grade and below grade 
should be considered. 

48 Common Outdoor Amenity 
Recognition should be provided for the 
context of individual projects where 
proximity to public parks and other 
amenity area is readily accessible. 

Refer to response to comment #14. 

49 Angular Plane
Building height controlled through a 45 
degree angular plane measured from the 
property lines is not appropriate for all 
situations and for all property lines. The 
Guidelines should provide greater clarity 
on the intent of this guidelines and under 
what circumstances it does or does not 
apply. 

Refer to response to comment #9.  

The 45 degree angular plane is measured 
from all lot lines.  

ACTION: The UDGs have been updated to 
indicate that the 45 degree angular plane is 
measured from all lot lines.  

50 Glen Schnarr & 
Associates Inc.  

September 25, 
2017 

The cumulative impact of the proposed 
UDGs and ZBL Amendment is proving 
challenging and overly restrictive 
whereas they should guide design and 
development only.  

The proposed documents are too 
restrictive for design creativity which can 
hamper innovation, improved building 
and site design, and affordability.  

The rigid nature of the UDGs and ZBL 
Amendment doesn’t reflect the reality of 
the uniqueness of each site and its 

Refer to responses to previous comments.  

It is not the City’s intent to hamper innovation 
and creativity, rather achieve a balance 
between providing direction and flexibility. 
However, given the scope and magnitude of 
challenges that have been encountered with 
BBTs and STs it is clear that a design 
expectation needs to be established. BBTs 
and STs are a complicated built form with 
many moving parts. The long-term 
sustainability of these developments is 
greatly impacted by good initial design and 
planning.  

It is not possible to prepare ZBL regulations 
and UDGs to reflect the uniqueness of all 
sites and their context.  
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context (i.e. surrounding land uses, 
grading conditions). 

The collective amount of prescribed 
dimensions/requirements in the 
proposed guidelines and regulations 
result in design delays as an owner 
requires more technical inputs from a 
larger consulting team.  

Owners and applicants are strongly 
encouraged to consider the requirements of 
the ZBL regulations and UDGs at the initial 
project development stages. Infill 
developments, especially those with BBTs 
and STs, are by nature complex and require 
technical input from many disciplines to 
ensure their success.  

ACTION: None 

51 The proposed UDGs and ZBL 
Amendment results in process impacts 
and needs to recognize development 
already underway.  

Additional Zoning restrictions result in 
over-regulation and don’t account for 
conceptual designs earlier in the process 
and final designs which form part of 
future site development plan and building 
permit applications. This will likely lead to 
further minor variance applications 
during final City approvals or post-
construction which may mislead the 
public as to why the minor variances are 
required.  

From a process perspective, it is clear 
that current development applications 
already are/or could get caught in a more 
stringent review and re-designing to 
address new City staff concerns resulting 
in unnecessary delays. The pipeline 

Refer to response to comment #29. 

Very few sites in the City are pre-zoned to 
permit BBTs and STs and therefore require 
at a minimum a rezoning to permit the 
proposed built form. Through the rezoning 
process, the onus is on the applicant to 
identify and justify Zoning By-law 
deficiencies with the proposed development, 
since Zoning staff do not review rezoning 
applications. Future site plan and building 
permit applications will be evaluated against 
the Zoning By-law enacted through the 
rezoning. If a minor variance is required, 
then the deficiency was not captured by the 
applicant.  

ACTION: None 
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timing for projects both currently before 
the City, but also underway with the 
design/technical teams means that most 
of the fundamental design elements are 
already pre-determined based on known 
City requirements. These designs might 
be many months in the making and are 
based on extensive design and technical 
inputs. The City needs to consider these 
timelines for new development and 
grandfather existing development 
applications at the City and upcoming 
development applications which did not 
have the benefit of incorporating new 
City requirements in to the fundamental 
design elements.   

52 Weston Consulting 
on behalf of Sierra 
Building Group / 
4005 Hickory Drive 
and 650 Atwater 
Avenue 

September 25, 
2017 

Angular Plane Principles
Additional information required to identify 
which property lines the 45 degree 
angular plane is measured from (side, 
rear or front) and how the guideline 
applies to infill development areas where 
the standard cannot be achieved due to 
site specific restrictions or “as built” 
conditions.

Refer to responses to comments # 9 and 49. 

53 Building Setback Principles
The guidelines state “when existing 
adjacent front yard setbacks vary, new 
buildings should align with the average 
setback between the two adjacent 
properties or the minimum zoning 
requirements, whichever is greater.”

This principle does not have regard for 
the planned future context of abutting 
lands. Some flexibility should be allowed. 

Acknowledged. 

ACTION: The UDGs have been updated to 
consider the existing and planned context, 
where applicable.  

A
p
p
e
n
d
ix

 2
, P

a
g
e
 2

4
4.2 - 67



         STAKEHOLDER COMMENTS ON ZONING BY-LAW REGULATIONS AND URBAN DESIGN GUIDELINES 

FOR BACK TO BACK AND STACKED TOWNHOUSES  
File CD.06 HOR 

54 Grading and Retaining Walls Principles
It may be difficult to achieve the principle 
that landscape buffers should be 
unencumbered by below grade parking 
structures, easements, retaining walls, 
utilities, severe grade changes and hard 
surface area. These matters should be 
dealt with on a site-by-site basis or a 
reduced setback should be considered, 
and may be appropriate in some cases. 

Noted. It is the applicant’s responsibility to 
ensure all site requirements are satisfied and 
landscape areas are unencumbered.  

ACTION: None 

55 Common Outdoor Amenity Area 
Principles
The requirement for common outdoor 
amenity area in all new multi-unit 
residential developments may be difficult 
to achieve in certain small infill 
developments with a limited number of 
units. Consideration should be given to 
developments with access or direct 
proximity to park land and open space 
areas adjacent to the development. 

Refer to response to comment #14.  

56 Implementation
We recommend the introduction of 
transition clauses within the Guidelines 
and amending By-law. This would 
provide clarity in relation to the 
applicable guidelines and policies for 
applications that have already been 
submitted under the existing policy and 
zoning framework.

Refer to response to comment #29. 

57 Interior Side Yard
Minimum interior side yard setbacks 
should not be required for developments 
abutting commercial, open space or park 
zones, as these uses do not require the 
same transition and sensitivity as 

The City disagrees. Minimum interior side 
yards are not only intended to provide a 
buffer/transition to adjacent land uses but 
also to the proposed units themselves. The 
UDGs and ZBL regulations already allow for 
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residential zones. a reduced interior side yard of 4.5 m     
(14.8 ft.) adjacent to commercial, open 
space and park zones.  

ACTION: None 

58 Rear Yard Setback 
Opportunities for reduced rear yard 
setbacks should be contemplated in 
instances where rear yards abut open 
space zones, as the overall impact of a 
reduced rear yard may be minimum in 
some cases, while still providing a usable 
rear yard. 

Refer to response to comment #46. 

59 Parking Structure Setbacks
The proposed 3.0 m (9.8 ft.) minimum 
setback of a below grade parking 
structure to a lot line is overly restrictive. 
This matter should be dealt with through 
detailed design once utilities, servicing, 
shoring, and the identification of 
preservation of significant vegetation has 
been considered. 

Refer to response to comment #38.  

60 Jim Levac, Glen 
Schnarr & 
Associates Inc. on 
behalf of Dunpar 
Developments / 80 
Thomas Street 

September 25, 
2017 

The proposed UDGs and ZBL 
regulations are a challenge for the 
proposed development at 80 Thomas 
Street.  

The front and rear yard regulations are 
outdated. In particular, the front yard 
requirement of 7.5 m (24.6 ft.) is 
excessive and will result in front yards 
turning into rear yards with the storage of 
play equipment, etc.  

Noted.  

Refer to response to comment #45. 
The UDGs and ZBL regulations establish 
minimum private outdoor space for each unit 
and common amenity areas for the 
development to avoid the need for residents 
to locate play equipment in their front yards. 
Additionally, these units are clearly sold with 
no expectation of having a rear yard amenity 
area, therefore this is irrelevant to this 
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The proposed regulation requiring a    
1.5 m (4.9 ft.) setback from the side wall 
of a building to a walkway is excessive 
[equals 4.5 m (14.8 ft.) required 
separation from a side wall to a side wall 
when a walkway is proposed]. A 3 m   
(9.8 ft.) side wall to side wall separation 
has always been required.  

situation. 

The 1.5 m (4.9 ft.) setback from a side wall 
to a walkway is an existing RM9 zone 
regulation.  No change is proposed to this 
regulation in the new ZBL.  

With the requirement for a minimum 2.0 m 
(6.6 ft.) wide sidewalk, the existing RM9 
zone regulations require a total side wall to 
side wall separation of 5.5 m (18.0 ft.) when 
a walkway is proposed, whereas the new 
regulations require only a 4.5 m (14.8 ft.) 
side wall to side wall separation. Meaning 
the proposed ZBL regulations are actually a 
reduction from what is currently required.  

ACTION: None 

61 Your Home 
Developments 

October 5, 2017 The UDGs and ZBL Amendments outline 
very workable standards for many of the 
regulations and guidelines proposed. 
Many of the changes proposed can 
improve livability of a stacked townhouse 
development. Sensitivity to the number 
of risers for exterior stairs and deletion of 
below grade entry doors make a lot of 
sense.  

Noted.  

ACTION: None 

62 The proposed standards for setbacks to 
roads and interior side yards threaten the 
viability of BBTs and STs units by 
reducing the density that should be able 
to be achieved with this type of housing.  

The proposed 7.5 m (24.6 ft.) front yard 
would only encourage the use of this 
space as a rear yard. This setback 

Noted.  

Refer to response to comment #60.  
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defeats the concept of definable street 
edges that encourages its use as an 
interactive outdoor space.  

The 9.0 m (29.5 ft.) required setback 
from a front wall to an interior lot line is 
excessive. This condition should be 
treated no differently than a rear yard 
with a 7.5 m (24.6 ft.) setback 
requirement.  

The minimum rear yard where a front wall 
abuts the rear lot line us 9.0 m (29.5 ft.). The 
9.0 m (29.5 ft.) interior side yard and rear 
yard requirements are to ensure that 
sufficient space is available for the minimum 
landscape buffer, walkway, unit setback and 
porch.  

ACTION: None 

Note: The majority of the verbal comments made at the Open House held on March 29, 2017 and the BILD Peel Chapter Meeting on May 16, 

2017 are captured in subsequent written correspondence from various stakeholders and therefore have not been added to the above table. 

Those comments from the Open House and BILD Peel Chapter Meeting not reflected in subsequent correspondence have been added to the 

above table.  
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PERMITTED USES

2.0 RESIDENTIAL 

2.1 Stacked Townhouse  

2.2 Back to Back Townhouse on a Condominium Road  

2.3 Back to Back Townhouse on a CEC-Road  

ZONE REGULATIONS

3.0 MINIMUM LOT FRONTAGE  38.0 m 38.0 m 38.0 m 

4.0 MINIMUM DWELLING UNIT WIDTH 5.0 m 5.0 m 5.0 m 

5.0 MAXIMUM DWELLING HEIGHT 

5.1 Flat roof 13.0 m and 
4 storeys

11.0 m and 
3 storeys 

11.0 m and 
3 storeys

5.2 Sloped roof 17.0 m (1) and  
4 storeys 

15.0 m (1) and  
3 storeys 

15.0 m (1) and  
3 storeys 

6.0 MINIMUM FRONT YARD 7.5 m (2) 7.5 m (2) 7.5 m (2) 

7.0 MINIMUM EXTERIOR SIDE YARD 7.5 m (2) 7.5 m (2) 7.5 m (2) 

8.0 MINIMUM INTERIOR SIDE YARD 4.5 m (2) 4.5 m(2) 4.5 m(2)

8.1 Where any portion of the interior side lot line abuts a zone 
permitting detached and/or semi-detached dwellings 

9.0 m (2) 7.5 m(2) 7.5 m(2)

8.2 Where the interior side lot line abuts a RM4, RM5, RM6, 
RM7, RM8, RM9, RM10, RM11, or RM12 zone and the rear 
wall of the building abuts the interior side lot line 

7.5 m (2)(3) n/a n/a
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8.3 Where the front wall of a building abuts the interior side 
lot line 

9.0 m (2) 9.0 m (2) 9.0 m (2) 

9.0 MINIMUM REAR YARD 7.5 m (2) 7.5 m (2) 7.5 m (2) 

9.1 Where any portion of the rear lot line abuts a zone 
permitting detached and/or semi-detached dwellings 

9.0 m (2) 7.5 m (2) 7.5 m (2)

9.2 Where a front wall of a building abuts the rear lot line 9.0 m (2) 9.0 m (2) 9.0 m (2) 

10.0 ENCROACHMENTS AND PROJECTIONS 

10.1 Maximum encroachment of a deck inclusive of stairs, 
balcony or awning, attached to a rear or front wall, into a 
required yard   

2.0 m 2.0 m 2.0 m 

10.2 Maximum projection, located at the first storey, from any 
wall of a building, in relation to a below grade patio that 
provides access to a basement unit 

50% of patio 

depth 

50% of patio 

depth 

50% of patio 

depth 

11.0 MINIMUM INTERNAL SETBACKS 

11.1 From a front garage face to a condominium road or 
sidewalk 

6.0 m 6.0 m 6.0 m 

11.2 From a front garage face to a condominium road or 
sidewalk, where the garage and driveway are accessed at 
the rear of the dwelling unit

1.0 m n/a n/a 

11.3 From a front wall of a building to a condominium road, 
sidewalk, walkway or parking space 

4.5 m 4.5 m 4.5 m 

11.4 From a porch, exclusive of stairs, located at and accessible 
from the first storey or below the first storey to a
condominium road, sidewalk, walkway or parking space

2.5 m 2.5 m 2.5 m 

11.5 From a rear wall of a building to a side wall of another 
building on the same lot 

12.0 m n/a n/a 

11.6 From a rear wall of a building to a rear wall of another 
building on the same lot 

15.0 m n/a n/a 
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11.7 From a side wall of a building to a side wall of another  
building on the same lot 

3.0 m 3.0 m 3.0 m 

11.8 From a side wall of any building to a walkway 1.5 m 1.5 m 1.5 m 

11.9 From a side wall of a building to a condominium road, 
sidewalk, or parking space

3.0 m 3.0 m 3.0 m 

11.10 From a front wall of a building to a front wall of another 
building on the same lot, where the building is less than or 
equal to three storeys 

12.0 m (4) 12.0 m 12.0 m 

11.11 From a front wall of a building to a front wall of another 
building on the same lot, where the building is less than or 
equal to three storeys and contains a dwelling unit in the 
basement

15.0 m (4) n/a n/a

11.12 From a front wall of a building to a front wall of another 
building on the same lot, where the building is four storeys 

15.0 m (4) n/a n/a

11.13 From a front wall of a building to a side wall of another 
building on the same lot 

9.0 m(4) 9.0 m 9.0 m 

12.0 ATTACHED GARAGE, PARKING AND DRIVEWAY 

12.1 Attached garage Permitted (5) Permitted (5) Permitted (5) 

12.2 Minimum parking spaces  (6) (7)  (6) (7)  (6) (7)

12.3 Minimum visitor parking spaces  (6)  (6)  (6)

12.4 Maximum driveway width 2.6 m (7) 2.6 m (7) 2.6 m (7) 

13.0 PARKING AREAS AND PARKING STRUCTURE 
SETBACKS 

13.1 Minimum setback between a parking space and an interior 
side lot line and/or rear lot line 

3.0 m 3.0 m 3.0 m 

13.2 Minimum setback of a parking structure constructed above 
or partially above finished grade to any lot line 

6.0 m 6.0 m 6.0 m 
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13.3 Minimum setback of a parking structure constructed 
completely below finished grade to any lot line 

3.0 m 3.0 m 3.0 m 

14.0 INTERNAL ROADS, SIDEWALKS AND WALKWAYS 

14.1 Minimum width of a condominium road 7.0 m 7.0 m 7.0 m 

14.2 Condominium roads are permitted to be shared with 
abutting lands zoned to permit stacked townhouse, back 
to back townhouse, townhouse or apartment dwelling, 
or any combination of dwellings thereof 

   

15.3 Minimum width of a sidewalk traversed by a driveway 2.0 m 2.0 m 2.0 m 

15.4 Minimum width of a sidewalk not traversed by a driveway 1.8 m 1.8 m 1.8 m 

15.5 Minimum width of a walkway 1.5 m 1.5 m 1.5 m 

15.0 MINIMUM AMENITY AREA AND LANDSCAPED AREA 

15.1 Minimum landscaped area 40% of lot area 40% of lot area 40% of lot area 

15.2 Minimum required landscaped soft area  50% of  

landscaped 

area 

50% of  

landscaped 

area 

3.0 m2 (8) 

15.3 Minimum landscape buffer abutting any side and rear lot 
line 

3.0 m 3.0 m 3.0 m 

15.4 Minimum amenity area The greater of 
5.6 m2 per dwelling 

unit or 
10% of the lot 

area(8)

The greater of 
5.6 m2 per dwelling 

unit or 
10% of the lot

area(8)

The greater of 
5.6 m2 per dwelling 

unit or 
10% of the lot 

area(8)

15.5 Minimum percentage of total required amenity area to be 
provided in one contiguous area 

50% 50% 50%

15.6 Minimum contiguous private outdoor space per unit 6.0 m2 6.0 m2 6.0 m2 
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Column A B C D

Line 1.0 ZONES RM9 RM10 RM11

15.7 Minimum setback of a rooftop amenity space from all 
exterior edges of a building 

1.0 m 1.0 m 1.0 m 

15.8 Minimum setback from an amenity area to a building, 
structure or any lot line

3.0 m 3.0 m 3.0 m 

15.9 A setback from an amenity area  shall be unencumbered 
except for a perpendicular walkway and soft landscape 
material 

   

16.0 ACCESSORY BUILDINGS AND STRUCTURES  (9)  (9)  (9)

NOTES: (1) Measured to the highest ridge of a sloped roof. 
(2) See also Subsections 4.1.7 and 4.1.8 of this By-law.  

(3) Only applies to the RM7 zone if lands are used for a Duplex or Triplex. 

(4) Where there are buildings with different heights on one lot, the average of the required setbacks shall be used. 

(5) See also Subsection 4.1.12 of this By-law.  

(6) See also Part 3 of this By-law.  

(7) See also Subsection 4.1.9 of this By-law.  

(8) Excludes private amenity space. 

(9) See Subsection 4.1.2 of this By-law. 

(10) The calculation of height shall be exclusive of structures for rooftop access, provided that the structure has a maximum height of 3.0 m; a maximum floor 

area of 20.0 m
2
; and it is set back a minimum of 3.0 m from the exterior edge of the building.
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Introduction 

The City of Mississauga is at the end of its greenfield 

development phase. New growth is being 

accommodated through infill and development on 

vacant and underutilized sites. Development patterns 

are becoming more compact, using land and resources 

more efficiently, while maximizing existing 

infrastructure and community facilities, and promoting 

alternative modes of transportation. Traditional forms 

of housing are becoming less common, as land values 

rise and market demands shift. Back to Back 

Townhouses (BBT) and Stacked Townhouses (ST) are 

becoming increasingly popular throughout the GTA for 

several reasons: 

achieve increased densities in a low-rise form of 

housing 

a sensitive way to transition between 

low-density and high-density built forms 

contribute to a diversity of housing choices to 

meet different needs and preferences 

less expensive construction methods and 

reduced maintenance fees allow for a more 

affordable form of housing 

viewed as being grade related, with a front door 

directly to the outside 

1.1 Purpose 

The purpose of these guidelines is to ensure new 

developments that include BBTs and STs are designed 

to be compatible with, and sensitive to, the established 

context, and to minimize impacts on adjacent 

properties. The guidelines are intended to establish a 

design expectation for landowners, the development 

industry and the public, to ensure high quality 

development that meet the City of Mississauga's 

minimum development standards. These guidelines 

shall be read in conjunction with: the Official Plan, 

Zoning By-law, and other City guidelines and 

standards. 

1.2 Urban Design Objectives 

The following objectives provide the framework for the 

design guidelines: 

ensure compatibility with the existing and 

planned context 

design to meet the needs of people of all ages, 

abilities and incomes 

balance functional design and aesthetics with 

long-term sustainability 

protect and enhance natural features  

connect streets and provide pedestrian linkages 

provide high quality private and common 

amenity areas 
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Figure 1: Example of a Back to Back Townhouse    

Figure 2: Examples of a Stacked Townhouse    

1.3 Building Types 

BBTs and STs are typically: 

three to four storeys in height    

comprised of units that are stacked vertically 

and/or horizontally with access from grade    

front onto a public street, condominium road, 

pedestrian mews or open space    

include surface and/or underground parking    

These are illustrated in Figure 1 and Figure 2 
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The following principles are to be considered when 

designing a development that includes BBTs and/or 

STs. These principles are intended to ensure that new 

developments are compatible with and respect the 

existing and/or planned context through appropriate 

setbacks, tree preservation and landscaped buffers. 

Consideration shall be given to site design, building 

massing, orientation, height and grading relative to the 

street, to ensure new developments are compatible 

with, and sensitive to the surrounding context. 

This checklist is to be used as a guide for developers, 

design professionals, property owners and the public to 

ensure they have considered key issues associated with 

this residential built form. 

Review and check each each each each principle when complete 

2.1 Zoning By-law   

Refer to the Zoning By-law regulations that 

apply to the proposed built form. Generally BBTs 

and STs are zoned RM9, RM10, RM11 and RM12 or 

in combination with other zones 

2.2 Building Height

New developments will be required to 

demonstrate an appropriate transition in 

building heights 

Buildings heights shall be contained within a 45° 

angular plane, measured from all property lines 

(See Figure 3) 

Maximum building heights of three storeys for 

BBTs and four storeys for STs 

Figure 3: BBT and ST should transition and mitigate impacts 
onto existing neighbours 

2 m  
Max. 

Maintain existing 
trees and grading 
along all lot lines 

Built form should be contained 
within the 45°angular plane 
measured from all property lines 

Existing Yard 

3 m min

Checklist of Principles 

Landscaped bufer at a 
max. slope of 3:1

Max. encroachments  
for a deck, inclusive 
of stairs, balcony or 
awning  

45° 

The greater of the 45° 
angular plane or the minimum 

setbacks as outlined in the 
Zoning By-law 

Figure 4: Separation between buildings 
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 2.3 Building Setbacks

When existing adjacent front yard setbacks vary, 

new buildings should align with the average 

setback between the two adjacent properties or 

the minimum zoning requirement, whichever is 

greater 

Where applicable, the planned context should be 

considered in determining the front yard setback 

2.4 Separation between Buildings 

Separation distance between buildings should be 

the minimum setbacks as outlined in the Zoning 

By-law 

In the case of a front wall to front wall condition, 

the separation distance should be the greater of 

the 45° angular plane or the minimum setbacks 

as outlined in the Zoning By-law (See Figure 4) 

Where a basement unit forms part of a three 

storey development the minimum separation 

distance will be 15 m 

2.5 Block Length 

Excessively long blocks should be avoided 

The maximum length of a block should generally 

not exceed the greater of 41 m or eight linear 

modules to promote pedestrian connections, 

allow for landscaping and provide a break in the 

massing (See Figure 5) 

2.6 Natural Features  

New developments should preserve and enhance 

natural heritage features; including, trees, 

woodlands, valleys and wetlands 

Appropriate setbacks and buffers should be 

provided to existing and proposed natural 

features to ensure their health and continued 

growth 

Figure 5: Blocks should be broken-up to allow green space 
and pedestrian connections 
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5 m min. 
unit width 

8888    modules or 41modules or 41modules or 41modules or 41    m block lengthm block lengthm block lengthm block length    

Figure 6: Definition of first storey 

Min.Min.Min.Min.    
1.81.81.81.8    mmmm    

135° access 
to daylight 
over window 

Low  
landscape 
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Checklist of Principles 

2.7 Grading and Retaining Walls        

Manipulation of site grades should be avoided 

Match existing grades and provide a minimum  

3 m wide landscaped buffer around the property 

The landscaped buffer should be unencumbered 

by below grade parking structures, easements, 

retaining walls, utilities, severe grade changes 

and hard surface areas 

The first storey means a storey of a building that 

has its floor closest to the context grade and its 

ceiling more than 1.8 m above the context grade 

(See Figure 6) 

Each individual building will establish a grade 

elevation based on 'Context Grade'. Context 

Grade means the average of 12 points, eight of 

which are taken around the perimeter of the site 

and four of which are taken around each 

individual building (See Figure 7) 

Figure 7: Context Grade: The average of 12 points, eight of which are around the perimeter of the site and four points located 4.5 m 
around each building 

Point 0.1 m of 
property line 

Point 0.1 m of 
property line 

Point 0.1 m of 
property line 

Point 0.1 m of 
property line 

Point 0.1 m of 
property line 

Point 0.1 m of 
property line 

Centerlin
e of S
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et

Centerlin
e of S
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et

Centerlin
e of S
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et

Centerlin
e of S
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et    

Midpoint of Property Line 

Midpoint of Property Line 

Midpoint of Property Line 

Midpoint of Property Line 

Midpoint of Property Line 

Midpoint of Property Line 

Midpoint of Property Line 

Midpoint of Property Line Rear P
roperty

 Line 

Rear P
roperty

 Line 

Rear P
roperty

 Line 

Rear P
roperty

 Line 
4.54.54.54.5    m m m m  4.54.54.54.5    m m m m  
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The use of retaining walls should be avoided. 

Where retaining walls are required, their height 

should be limited to a maximum of 0.6 m to 

eliminate the need for railings and to reduce  

long-term maintenance costs (See Figure 8) 

2.8 Below Grade Units

Below grade units should be avoided 

Manipulation of site grades requiring retaining 

walls to accommodate below grade units is 

discouraged 

If a below grade unit is proposed, it must be a 

through-unit that has windows on both the front 

and rear of the building (See Figure 9), or be a 

double wide back to back unit (min. 10 m wide)  

(See Figure 10) 

Below grade units require a minimum of 6 m2 of 

private outdoor space located at the unit's floor 

level with unobstructed views and access to 

daylight (See Figure 2.7 and 2.9) 

All building projections including balconies and 

porches located over private outdoor spaces or 

windows of below grade units should not 

obstruct access to daylight. See the Zoning 

By-law for projection regulations 

(See Figure 9 and 11) 

Figure 8: Landscape retaining walls should not be higher than 
0.6 m 

Figure 10: Below grade units should be double-wide back to 

back (min. 10 m wide) to allow light and air 

Private 
outdoor 
space 
min. 6 m2 

Bedroom 

Living Room 

DoubleDoubleDoubleDouble----Wide Wide Wide Wide     

Back to Back Back to Back Back to Back Back to Back     

Below Grade UnitBelow Grade UnitBelow Grade UnitBelow Grade Unit    

(min. 10 m wide) 

Figure 9: Below grade units should be through-units 

Bedroom Living Room 

45° access to daylight 
over window 

Low 
landscape  

Entrance 
at grade 

Private 
outdoor 
space 
min. 6 m2  

ThroughThroughThroughThrough----Unit DesignUnit DesignUnit DesignUnit Design
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Checklist of Principles 

Buildings should be designed with high quality 

and durable materials to avoid long-term 

maintenance costs. Stone and brick is 

preferred. Stucco and wood are discouraged 

Stepback the structure for rooftop access 

(i.e. rooftop mechanical room) a minimum of 

3 m from the exterior edges of the building to 

reduce visual impact (See Figure 12)    

The structure for rooftop access should not be 

greater than 20 m2, inclusive of stairs 

Rooftop outdoor amenity areas (common or 

private) should be setback a minimum of 1 m 

from the building’s exterior edge to mitigate 

overlook concerns. This will not be required for 

internal units 

2.9 Building Elevations

New development should be compatible with the 

existing context in terms of height, scale, 

massing and materials    

Where appropriate, incorporate sloped roofs and 

half storeys with dormer windows on upper 

levels to reduce perceived height, scale and 

massing    

Ensure new developments have a variety of 

facade articulation, building materials and 

colours for visual interest 

Blank facades on the visible end unit elevation 

are unacceptable. End units that are visible 

should have entrances, windows and 

architectural interest to animate the elevation 

Rooftop private Rooftop private Rooftop private Rooftop private 
outdoor space  outdoor space  outdoor space  outdoor space  

min. 6min. 6min. 6min. 6    mmmm2 2 2 2     

Min. 3 m from building’s exterior edge 

Min. 1 m from 
building’s  

exterior edge 

Figure 12: Setbacks from the building's exterior edge 

Below Below Below Below 

Grade Grade Grade Grade 

UnitUnitUnitUnit    

Figure 11: Permitted projections over below grade private 

outdoor patios 

Structure Structure Structure Structure  

for rooftopfor rooftopfor rooftopfor rooftop    

accessaccessaccessaccess    

max. 20max. 20max. 20max. 20    mmmm2 2 2 2      

Private outdoor Private outdoor Private outdoor Private outdoor 
space min.space min.space min.space min.    6 m6 m6 m6 m2 2 2 2     

Min. 50% depth 
of below grade  patio 
unencumbered  

Max. 50% projection 
over below grade  
patio 

Appendix 4, Page 9

4.2 - 89



8

Figure 14: Common outdoor amenity areas should be 

centrally located, accessible and highly visible 

2.10 Exposed Parking Structures 

Exposed parking structures should be avoided. 

Where portions of the underground parking 

structure are exposed, they should match the 

building materials 

Consolidate the entrances to underground 

parking structures within the same development 

to minimize the number of overhead doors 

Maintain the minimum soil volume over the 

parking structure to support the growth of the 

vegetation. Minimum soil volume varies based on 

the type of vegetation    

Stairs exiting underground parking should be 

fully enclosed in glass to increase visibility and 

address issues of safety, security and weather 

protection

2.11 Landscaped Soft Areas

Landscaped soft areas are required adjacent to 

paved areas and around the perimeter of the site. 

To provide relief between buildings, landscaped 

soft areas should be distributed throughout the 

development 

Landscaped soft areas should be provided 

between entrances to individual units and 

sidewalks, walkways, public streets and 

condominium roads  

Pair individual landscaped soft areas to increase 

soil volume for tree growth particularly where 

there is a driveway (See Figure 13) 

Limit the number of stairs to a unit entrance from 

three to seven risers to maximize landscaped soft 

area, mitigate safety issues in the winter and 

reduce maintenance costs 

All stairs should be poured in place concrete. 

Precast stairs are not permitted 

Paired 
Driveway 

Consolidate 
area for tree 
growth 

Max. 3 to 
7 stairs 
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Figure 13: Combine landscaped soft areas for tree growth 
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Checklist of Principles 

2.12 Common Outdoor Amenity Area 

A common outdoor amenity area is required for 

all new multi-unit residential developments with 

more than 20 units. 

The total space required is the greater of 5.6 m2 

per dwelling unit or 10% of the site area 

Common outdoor amenity areas should be 

centrally located, highly visible and accessible by 

all residents (See Figure 14) 

A minimum of 50% of the required common 

outdoor amenity area shall be provided in one 

contiguous area 

A mews will not be considered a common 

outdoor amenity area 

Walkway between every second block 

Public Street/Condominium Road

Public Street/Condominium Road

Figure 15: Balconies as private outdoor space 

Avoid Preferred Preferred 

Partially recessed 
balcony 

Recessed 
balcony 

Max. 2 m 

Projecting 
balcony 

Figure 16: Pedestrian connections should be located between 

every second block 

Refer to the Outdoor Amenity Area Design 

Reference Note for additional details 

http://www7.mississauga.ca/documents/pb/

main/2015/Amenity_Space_Reference.pdf 

2.13 Private Outdoor Space

Each unit requires a private outdoor space with a 

minimum contiguous area of 6 m2 

The private outdoor space may be located 

at-grade, on a balcony, deck, porch or on a 

rooftop 

Recessed or partially recessed balconies are 

preferred. Projecting balconies shall be avoided 

(See Figure 15). If a projecting balcony is 

proposed, it may project a maximum of 2 m 

beyond any building façade and should be 

designed with solid or opaque materials or tinted 

glass    
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Figure 17: Waste storage room and waste collection areas 

areas should be constructed of durable materials    

Mechanical equipment, including air conditioning 

units and the storage of personal items are 

discouraged in private outdoor spaces 

2.14 Pedestrian Connectivity

Provide a walkway between every second block 

to allow connectivity (See Figure 16) 

Sidewalks will be located on one side of a 

condominium road. Sidewalks on both sides of 

the condominium road maybe required for large 

developments 

The following sidewalk widths will be required: 

- sidewalks abutting a road, minimum 1.8 m 

- sidewalks abutting a road, where traversed

 by a driveway, minimum 2 m 

- walkways in all other areas, minimum 1.5 m 

There should be at least one barrier-free path of 

travel that meets AODA (Accessibility for 

Ontarians with Disabilities Act) standards 

throughout the site 

Where accessible parking is located below grade 

(i.e. underground parking) it should be accessed 

via an elevator and forms part of a barrier-free 

path of travel 

2.15 Waste Collection and Storage    

Waste storage rooms, drop-off locations 

(i.e. garbage chutes) and waste collection points 

(temporary pick-up areas) should be considered 

early in the site design stage to ensure 

appropriate placement and functionality 

The waste storage rooms and the waste 

collection points (pick-up areas) should be 

located internal to the site and should not be 

visible from a public street or impact residential 

units or adjacent properties (See Figure 17) 

Above grade waste storage rooms/enclosures 

should be well screened and appropriately 

setback from existing uses and proposed 

dwelling units to minimize undesirable noise, 

odour and visual impacts 

The waste collection facility should consider the 

space requirements for waste, recycling and 

green bins, along with bulky items (min. 10m2) 
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Checklist of Principles 

Figure 18: Community mailboxes covered and in a central 

location 

Waste drop-of areas should not be greater than 

100 m from a dwelling unit and be easily 

accessible via a sidewalk or walkway 

Waste collection points (pick-up areas) should 

not encumber parking stalls or access to other 

elements of the development (i.e. fire route, 

entry to the underground parking garage, 

mailboxes, etc.) 

Waste collection points should be made of 

durable concrete and be at the same level as the 

road  

Refer to the Region of Peel's Waste Collection 

Design Standards Manual for more information 

https://www.peelregion.ca/pw/standards/

design/waste-collection-design-manual-2016.pdf 

2.16 Surface Parking

Surface parking should be centrally located 

within the site and accessed by a sidewalk or 

walkway 

Parking lots should be setback a minimum of 3 m 

from a lot line and not located between the front 

face of a building and the street 

A minimum 3 m setback should be provided 

between the side wall of a building and a surface 

parking space 

2.17 Utilities and Services

The location of above and below grade utilities 

and services should be considered early in the 

site design stage to ensure they meet utility 

requirements (i.e. ease of maintenance, access) 

and ensure any visual impacts from the public 

street are mitigated 

Through the development process, provide the 

locations of above and below grade utilities, 

easements, etc., to ensure sufficient 

unencumbered space is provided for public and 

private trees, and landscaped soft areas    

Transformer vaults are typically located on a 

streetline and generally on a serviceable pad 

(i.e. minimum 3 m x 3 m pad for smaller 

developments). Contact Alectra Utilities for 

further requirements 
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Figure 19: Place hydro and gas meters and other utilities in 

concealed or recessed locations 

Community mailboxes should be centrally 

located and accessed by a sidewalk or walkway 

(See Figure 18) 

Conceal or recess hydro and gas meters into the 

building's exterior walls or in a less visible 

location (See Figure 19) 

2.18 Property Management  

and Maintenance  

Long-term maintenance and property 

management should be considered early in the 

development process to avoid costly 

maintenance issues  

Use durable and high quality building and site 

materials. Stucco is discouraged on the first 

two storeys of a building 

2.19 Other Considerations

Review Mississauga's Fire Route By-law 1036-81 

early in the site design stage for the fire route 

design, building access requirements, etc. 

Review the Ontario Building Code to ensure that 

site and building designs comply with the 

relevant requirements 

Review the Bell Urban Design Manual for utility 

standard requirements 
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3.1 RM9 Stacked Townhouses Design Standards 

Figure 20: Standard dimensions for Stacked Townhouses (RM9). For additional standards refer to the Zoning Bylaw.  The above 

drawing is for illustration purposes only and is not to scale. 

Minimum lot frontage Minimum lot frontage Minimum lot frontage Minimum lot frontage 38.0 38.0 38.0 38.0 m    

Min. Unit Width  

5.0 5.0 5.0 5.0 m

Min. front yard Min. front yard Min. front yard Min. front yard 7.5 7.5 7.5 7.5 m    Min. interior Min. interior Min. interior Min. interior 
side yardside yardside yardside yard    

Min. side yard Min. side yard Min. side yard Min. side yard 
where rear where rear where rear where rear 
wall abuts any wall abuts any wall abuts any wall abuts any 
RM4 to RM12 RM4 to RM12 RM4 to RM12 RM4 to RM12 
zonezonezonezone    

7.5 7.5 7.5 7.5 m    

4.5 4.5 4.5 4.5 m 

Min. setback  
6.0 6.0 6.0 6.0 m    

Min. interior side Min. interior side Min. interior side Min. interior side 
yard where any yard where any yard where any yard where any 
portion of the portion of the portion of the portion of the 
interior lot line interior lot line interior lot line interior lot line 
abuts a zone abuts a zone abuts a zone abuts a zone 
permitting permitting permitting permitting 
detached and/or detached and/or detached and/or detached and/or 
semisemisemisemi----detached detached detached detached 
dwellingsdwellingsdwellingsdwellings    

9.0 9.0 9.0 9.0 m    

Min. side yard Min. side yard Min. side yard Min. side yard 
where front where front where front where front 
wall abuts any wall abuts any wall abuts any wall abuts any 
RM4 to RM12 RM4 to RM12 RM4 to RM12 RM4 to RM12 
zonezonezonezone    

Min. rear yardMin. rear yardMin. rear yardMin. rear yard    
where any portion of where any portion of where any portion of where any portion of 
rear lot line abuts a rear lot line abuts a rear lot line abuts a rear lot line abuts a 
zone permitting zone permitting zone permitting zone permitting 
detached and/or detached and/or detached and/or detached and/or 
semisemisemisemi----detached detached detached detached 
dwellingsdwellingsdwellingsdwellings    

9.0 9.0 9.0 9.0 mMin. rear yardMin. rear yardMin. rear yardMin. rear yard    
where the front where the front where the front where the front 
wall abuts the wall abuts the wall abuts the wall abuts the 
rear lot linerear lot linerear lot linerear lot line    

9.0 9.0 9.0 9.0 m

1.0 1.0 1.0 1.0 mFront face of garage at rear 
to a condominium road 

Rear wall to side wall Rear wall to side wall Rear wall to side wall Rear wall to side wall     12.0 12.0 12.0 12.0 m 

15.0 15.0 15.0 15.0 m    

Rear wall to rear wallRear wall to rear wallRear wall to rear wallRear wall to rear wall    

3.0 3.0 3.0 3.0 m Side wall to side
wall without 
walkway 

4.5 4.5 4.5 4.5 m Side wall to side wall
with a walkway 

3.0 3.0 3.0 3.0 m Side wall to
condominium 
road 

15.0 15.0 15.0 15.0 m    

Front wall to front wall Front wall to front wall Front wall to front wall Front wall to front wall 
in a 4 storey buildingin a 4 storey buildingin a 4 storey buildingin a 4 storey building    

Front wall to side wall Front wall to side wall Front wall to side wall Front wall to side wall     9.0 9.0 9.0 9.0 m 

3.0 3.0 3.0 3.0 m

Underground Underground Underground Underground 
garage to any garage to any garage to any garage to any 
lot linelot linelot linelot line    
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7.0 7.0 7.0 7.0 m    

Min. width of a 
condominium 
road 

1.8 1.8 1.8 1.8 m    

Min. width of 
a sidewalk 

1.5 1.5 1.5 1.5 m    

3.0 3.0 3.0 3.0 m

Min. Min. Min. Min. 
landscaped landscaped landscaped landscaped 
buferbuferbuferbufer    

41.0 41.0 41.0 41.0 m (8 modules)
Max. block lengthMax. block lengthMax. block lengthMax. block length    

9.0 9.0 9.0 9.0 m    

MULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTI------------UNIT RESIDENTIALUNIT RESIDENTIALUNIT RESIDENTIALUNIT RESIDENTIALUNIT RESIDENTIALUNIT RESIDENTIALUNIT RESIDENTIALUNIT RESIDENTIALUNIT RESIDENTIALUNIT RESIDENTIALUNIT RESIDENTIALUNIT RESIDENTIAL            
DETACHED AND/OR DETACHED AND/OR DETACHED AND/OR DETACHED AND/OR DETACHED AND/OR DETACHED AND/OR DETACHED AND/OR DETACHED AND/OR DETACHED AND/OR DETACHED AND/OR DETACHED AND/OR DETACHED AND/OR 

SEMISEMISEMISEMISEMISEMISEMISEMISEMISEMISEMISEMI------------DETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGS            

for partially 
above grade 
parking 
structure 

1.5 1.5 1.5 1.5 mSide wall to side 
wall with a walkway 
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Min. width of a walkway 

2.5 2.5 2.5 2.5 mPorch to 
walkway 

Front wall to 
walkway 

4.5 4.5 4.5 4.5 m 
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Min. width of a 
walkway 

3.2  RM10 Back to Back Townhouses on Condominium Road Design Standards  

Figure 21:  Standard dimensions for Back to Back Townhouses (RM10). For additional standards refer to the Zoning By-law.  The 

above drawing is for illustration purposes only and is not to scale. 

Minimum lot frontage Minimum lot frontage Minimum lot frontage Minimum lot frontage 38.0 38.0 38.0 38.0 m    

Min. front yard Min. front yard Min. front yard Min. front yard 7.5 7.5 7.5 7.5 m  Min. interior side yard where Min. interior side yard where Min. interior side yard where Min. interior side yard where 
any portion abuts a zone any portion abuts a zone any portion abuts a zone any portion abuts a zone 
permitting detached and/or permitting detached and/or permitting detached and/or permitting detached and/or 
semisemisemisemi----detached dwellingsdetached dwellingsdetached dwellingsdetached dwellings    

7.5 7.5 7.5 7.5 m    

Front wall to front wall in a 3 storey buildingFront wall to front wall in a 3 storey buildingFront wall to front wall in a 3 storey buildingFront wall to front wall in a 3 storey building    12.0 12.0 12.0 12.0 m 

Min. interior side yardMin. interior side yardMin. interior side yardMin. interior side yard    
4.5 4.5 4.5 4.5 m 

Front wall to side wall Front wall to side wall Front wall to side wall Front wall to side wall 

9.0 9.0 9.0 9.0 m 

Min. Unit Width 

5.0 5.0 5.0 5.0 m
7.0 7.0 7.0 7.0 m    

Min. width of a 
condominium 

road   

Front wall to condominium road, 
sidewalk, walkway or parking space 

4.5 4.5 4.5 4.5 m 

Min. rear yard Min. rear yard Min. rear yard Min. rear yard 7.5 7.5 7.5 7.5 m    

9.0 9.0 9.0 9.0 m    
Min. interior side yard Min. interior side yard Min. interior side yard Min. interior side yard 
where the front wall abuts where the front wall abuts where the front wall abuts where the front wall abuts 
the interior lot linethe interior lot linethe interior lot linethe interior lot line    

1.5 1.5 1.5 1.5 m

Side wall 
to  
walkway  

41.0 41.0 41.0 41.0 m (8 modules)

Max. block lengthMax. block lengthMax. block lengthMax. block length    
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1.8 1.8 1.8 1.8 m    

Min. width of a 
sidewalk 

3.0 3.0 3.0 3.0 m

Underground parking Underground parking Underground parking Underground parking 
garage to any lot linegarage to any lot linegarage to any lot linegarage to any lot line    

3.0 3.0 3.0 3.0 m

Min. landscaped buferMin. landscaped buferMin. landscaped buferMin. landscaped bufer    

DETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMI------------DETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGS            

MULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTI------------UNIT UNIT UNIT UNIT UNIT UNIT UNIT UNIT UNIT UNIT UNIT UNIT 
RESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIAL            

2.5 2.5 2.5 2.5 m    
Min. setback from a porch  to a walkway 

Min. contiguous private 
outdoor space    per unit

6.0 6.0 6.0 6.0 m2

9.0 9.0 9.0 9.0 m Min. rear yard where the front wall abuts Min. rear yard where the front wall abuts Min. rear yard where the front wall abuts Min. rear yard where the front wall abuts 
the rear lot line the rear lot line the rear lot line the rear lot line     

Min. interior side yard where Min. interior side yard where Min. interior side yard where Min. interior side yard where 
the front wall abuts the the front wall abuts the the front wall abuts the the front wall abuts the 
interior side lot line interior side lot line interior side lot line interior side lot line     

9.0 9.0 9.0 9.0 m    

The total space required for The total space required for The total space required for The total space required for 
Common Outdoor Amenity Common Outdoor Amenity Common Outdoor Amenity Common Outdoor Amenity 
Area is the greater of 5.6Area is the greater of 5.6Area is the greater of 5.6Area is the greater of 5.6    mmmm2222        
per dwelling unit or 10% of per dwelling unit or 10% of per dwelling unit or 10% of per dwelling unit or 10% of 
the site areathe site areathe site areathe site area    

Side wall to side wall 
with a walkway 

4.5 4.5 4.5 4.5 m 

1.5 1.5 1.5 1.5 m 

3.0 3.0 3.0 3.0 mSide wall to a 
condominium road 

Front wall 
to sidewalk 

4.5 4.5 4.5 4.5 m 
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Design Standard Diagrams   

December 2017 Urban Design Guidelines
Back to Back and Stacked TownhousesBack to Back and Stacked TownhousesBack to Back and Stacked TownhousesBack to Back and Stacked Townhouses 

3.3  RM11 Back to Back Townhouses on a CEC - Road  Design Standards 

Figure 22:  Standard dimensions for Back to Back Townhouses (RM11). For additional standards refer to the Zoning By-law. The above 

drawing is for illustration purposes only and is not to scale. 

Minimum lot frontage Minimum lot frontage Minimum lot frontage Minimum lot frontage 38.0 38.0 38.0 38.0 m    

Min. front yard Min. front yard Min. front yard Min. front yard 7.5 7.5 7.5 7.5 m  

Min. rear yard where any portion of the rear Min. rear yard where any portion of the rear Min. rear yard where any portion of the rear Min. rear yard where any portion of the rear 
lot line abuts a zone permitting detached lot line abuts a zone permitting detached lot line abuts a zone permitting detached lot line abuts a zone permitting detached 
and/or semiand/or semiand/or semiand/or semi----detached dwellingsdetached dwellingsdetached dwellingsdetached dwellings    

7.5 7.5 7.5 7.5 m    

Front wall to front wall in a 3 storey building  Front wall to front wall in a 3 storey building Front wall to front wall in a 3 storey building  Front wall to front wall in a 3 storey building     12.0 12.0 12.0 12.0 m 

Min. Exterior side yardMin. Exterior side yardMin. Exterior side yardMin. Exterior side yard    
7.5 7.5 7.5 7.5 m 

Front wall to side wallFront wall to side wallFront wall to side wallFront wall to side wall    9.0 9.0 9.0 9.0 m 

Min. Unit Width 

5.0 5.0 5.0 5.0 m3.0 3.0 3.0 3.0 m

7.0 7.0 7.0 7.0 m    
Min. width of a 

condominium road   

Front wall to walkway 4.5 4.5 4.5 4.5 m 

9.0 9.0 9.0 9.0 m    
Min. rear yard where the front wall Min. rear yard where the front wall Min. rear yard where the front wall Min. rear yard where the front wall 

abuts the interior lot lineabuts the interior lot lineabuts the interior lot lineabuts the interior lot line    

1.8 1.8 1.8 1.8 m    Min. width 
of a 
sidewalk 

3.0 3.0 3.0 3.0 m Parking space to 
interior side lot line 

3.0 3.0 3.0 3.0 m

Min. landscaped buferMin. landscaped buferMin. landscaped buferMin. landscaped bufer    

DETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMI------------DETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGS            

MULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTI------------UNIT UNIT UNIT UNIT UNIT UNIT UNIT UNIT UNIT UNIT UNIT UNIT 
RESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIAL            

Min. interior side yardMin. interior side yardMin. interior side yardMin. interior side yard    4.5 4.5 4.5 4.5 m 

41.0 41.0 41.0 41.0 m or 8 modules
Max. block lengthMax. block lengthMax. block lengthMax. block length    

9.0 9.0 9.0 9.0 m    
Min. interior side yard Min. interior side yard Min. interior side yard Min. interior side yard 
where the front wall abuts where the front wall abuts where the front wall abuts where the front wall abuts 
the interior lot linethe interior lot linethe interior lot linethe interior lot line    

Side wall to side 
wall without 

walkway 

Front wall 
to sidewalk 

4.5 4.5 4.5 4.5 m 

1.5 1.5 1.5 1.5 m    Min. width of 
a walkway 

Min. 50% of total required Min. 50% of total required Min. 50% of total required Min. 50% of total required 
amenity area to be amenity area to be amenity area to be amenity area to be 
provided in one contiguous provided in one contiguous provided in one contiguous provided in one contiguous 
area area area area     

Min. contiguous private
outdoor space    per unit

6.0 6.0 6.0 6.0 m2
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Proposed RM9, RM10 and RM11 Zone Regulations, May 2018 

Column A B C D 

Line 1.0 ZONES RM9 RM10 RM11 

PERMITTED USES 

2.0 RESIDENTIAL 

2.1 Stacked Townhouse  

2.2 Back to Back Townhouse on a Condominium Road  

2.3 Back to Back Townhouse on a CEC-Road  

ZONE REGULATIONS 

3.0 MINIMUM LOT FRONTAGE  38.0 m 38.0 m n/a 

4.0 MINIMUM DWELLING UNIT WIDTH 4.5 m 5.0 m 5.0 m 

5.0 MAXIMUM DWELLING HEIGHT(10)

5.1 Flat roof 13.0 m and 
4 storeys

11.0 m and 
3 storeys 

11.0 m and 
3 storeys

5.2 Sloped roof 17.0 m (1) and 
4 storeys 

15.0 m (1) and 
3 storeys 

15.0 m (1) and 
3 storeys 

6.0 MINIMUM FRONT YARD 7.5 m (2) 7.5 m (2) 7.5 m (2) 

7.0 MINIMUM EXTERIOR SIDE YARD 7.5 m (2) 7.5 m (2) 7.5 m (2) 

8.0 MINIMUM INTERIOR SIDE YARD 4.5 m (2) 4.5 m(2) 4.5 m(2) 

8.1 Where any portion of the interior side lot line abuts a zone 

permitting detached and/or semi-detached dwellings 
9.0 m (2) 7.5 m(2) 7.5 m(2) 

8.2 Where the interior side lot line abuts a RM4, RM5, RM6, 

RM7, RM8, RM9, RM10, RM11, or RM12 zone and the rear 
wall of the building abuts the interior side lot line 

7.5 m (2)(3) n/a n/a 

8.3 Where the front wall of a building abuts the interior side 

lot line 
9.0 m (2) 9.0 m (2) 9.0 m (2) 
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Column A B C D 

Line 1.0 ZONES RM9 RM10 RM11 

9.0 MINIMUM REAR YARD 7.5 m (2) 7.5 m (2) 7.5 m (2) 

9.1 Where any portion of the rear lot line abuts a zone 

permitting detached and/or semi-detached dwellings 
9.0 m (2) 7.5 m (2) 7.5 m (2) 

9.2 Where a front wall of a building abuts the rear lot line 9.0 m (2) 9.0 m (2) 9.0 m (2) 

10.0 ENCROACHMENTS AND PROJECTIONS 

10.1 Maximum encroachment of a deck inclusive of stairs, 
balcony or awning, attached to a rear or front wall, into a 

required yard   
2.0 m 2.0 m 2.0 m 

10.2 Maximum projection, located at the first storey, from any 
wall of a building, in relation to a below grade patio that 

provides access to a basement unit 

50% of patio 

depth 

50% of patio 

depth 

50% of patio 

depth 

11.0 MINIMUM INTERNAL SETBACKS 

11.1 From a front garage face to a condominium road or 

sidewalk 
6.0 m 6.0 m 6.0 m 

11.2 From a front garage face to a condominium road or 
sidewalk, where the garage and driveway are accessed at 

the rear of the dwelling unit 
1.0 m n/a n/a 

11.3 From a front wall of a building to a condominium road, 

sidewalk, walkway or parking space 
4.5 m 4.5 m 4.5 m 

11.4 From a porch, exclusive of stairs, located at and accessible 
from the first storey or below the first storey to a 

condominium road, sidewalk, walkway or parking space 
2.5 m 2.5 m 

2.5 m 

11.5 From a rear wall of a building to a side wall of another 

building on the same lot 
12.0 m n/a n/a 

11.6 From a rear wall of a building to a rear wall of another 

building on the same lot 
15.0 m n/a n/a 

11.7 From a side wall of a building to a side wall of another 

building on the same lot 
3.0 m 3.0 m 3.0 m 
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Column A B C D 

Line 1.0 ZONES RM9 RM10 RM11 

11.8 From a side wall of any building to a walkway 1.5 m 1.5 m 1.5 m 

11.9 From a side wall of a building to a condominium road, 

sidewalk, or parking space 3.0 m 3.0 m 3.0 m 

11.10 From a front wall of a building to a front wall of another 
building on the same lot, where the building is less than or 

equal to three storeys 
12.0 m (4) 12.0 m 12.0 m 

11.11 From a front wall of a building to a front wall of another 
building on the same lot, where the building is less than or 
equal to three storeys and contains a dwelling unit in the 

basement 

15.0 m (4) n/a n/a 

11.12 From a front wall of a building to a front wall of another 

building on the same lot, where the building is four storeys 15.0 m (4) n/a n/a 

11.13 From a front wall of a building to a side wall of another 

building on the same lot 9.0 m(4) 9.0 m 9.0 m 

12.0 ATTACHED GARAGE, PARKING AND DRIVEWAY 

12.1 Attached garage Permitted (5) Permitted (5) Permitted (5) 

12.2 Minimum parking spaces  (6) (7)  (6) (7)  (6) (7) 

12.3 Minimum visitor parking spaces  (6)  (6)  (6) 

12.4 Maximum driveway width 2.6 m (7) 2.6 m (7) 2.6 m (7) 

13.0 PARKING AREAS AND PARKING STRUCTURE 

SETBACKS 

13.1 Minimum setback between a parking space and an interior 

side lot line and/or rear lot line 3.0 m 3.0 m 3.0 m 

13.2 Minimum setback of a parking structure constructed above 

or partially above finished grade to any lot line 
6.0 m 6.0 m 6.0 m 

13.3 Minimum setback of a parking structure constructed 

completely below finished grade to any lot line 
3.0 m 3.0 m 3.0 m 

14.0 INTERNAL ROADS, SIDEWALKS AND WALKWAYS 
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Column     A B C D 

Line 1.0 ZONES RM9 RM10 RM11 

14.1 Minimum width of a condominium road 7.0 m 7.0 m 7.0 m 

14.2 Condominium roads are permitted to be shared with 
abutting lands zoned to permit stacked townhouse, back 
to back townhouse, townhouse or apartment dwelling, 

or any combination of dwellings thereof 

   

14.3 Minimum width of a sidewalk traversed by a driveway  2.0 m 2.0 m 2.0 m 

14.4 Minimum width of a sidewalk not traversed by a driveway  1.5 m 1.5 m 1.5 m 

15.0 MINIMUM AMENITY AREA AND LANDSCAPED AREA    

15.1 Minimum landscaped area 40% of lot area 40% of lot area 40% of lot area 

15.2 Minimum required landscaped soft area  50% of  

landscaped  

area 

50% of  

landscaped  

area 

3.0 m2 (8) 

15.3 Minimum landscape buffer abutting any side and rear lot 

line 3.0 m 3.0 m 3.0 m 

15.4 Minimum central amenity area The greater of 

2.8 m2 per  

dwelling unit 

or 5% of the lot area 
(8) 

The greater of 

2.8 m2 per  

dwelling unit 

or 5% of the lot area 
(8) 

The greater of 

2.8 m2 per  

dwelling unit 

or 5% of the lot area 
(8) 

15.5 Minimum contiguous private outdoor space per dwelling 

unit 
6.0 m2 6.0 m2 6.0 m2 

15.6 Minimum contiguous private outdoor space per dwelling 

unit if on a balcony 
4.5 m2 4.5 m2 4.5 m2 

15.7 Minimum setback of a rooftop amenity space from all 
exterior edges of a building 

1.0 m 1.0 m 1.0 m 

15.8 Minimum setback from an amenity area to a building, 

structure or any lot line 
3.0 m 3.0 m 3.0 m 
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Column A B C D 

Line 1.0 ZONES RM9 RM10 RM11 

15.9 A setback from an amenity area  shall be unencumbered 
except for a perpendicular walkway and soft landscape 

material 
   

16.0 ACCESSORY BUILDINGS AND STRUCTURES  (9)  (9)  (9) 

NOTES: (1) Measured to the highest ridge of a sloped roof. 
(2) See also Subsections 4.1.7 and 4.1.8 of this By-law.  
(3) Only applies to the RM7 zone if lands are used for a Duplex or Triplex. 

(4) Where there are buildings with different heights on one lot, the average of the required setbacks shall be used. 
(5) See also Subsection 4.1.12 of this By-law.  
(6) See also Part 3 of this By-law.  

(7) See also Subsection 4.1.9 of this By-law.  
(8) Excludes private amenity space. 
(9) See Subsection 4.1.2 of this By-law. 

(10) The calculation of height shall be exclusive of structures for rooftop access, provided that the structure has a maximum 
height of 3.0 m; a maximum floor area of 20.0 m

2
; and it is set back a minimum of 3.0 m from the exterior edge of the

building. 
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       Zoning By-law Regulations and Definitions, May 2018 Appendix 2, Page 6 

       Proposed RM 12 Zone Regulations, May 2018 

Column A B 

Line 

1.0 
ZONES RM12 

PERMITTED USES 

2.0 RESIDENTIAL 

2.1 Back to Back Townhouse on a Street  

ZONE REGULATIONS 

3.0 MINIMUM LOT FRONTAGE 

3.1 Interior Lot 6.0 m 

3.3 Corner Lot 10.5 m 

4.0 MAXIMUM NUMBER OF DWELLING UNITS IN A BACK TO 

BACK TOWNHOUSE BLOCK 
12 

5.0 MAXIMUM DWELLING HEIGHT 

5.1 Flat roof  11.0 m and 

3 storeys 

5.2 Sloped roof  15.0 m 
(1)

 and 

3 storeys 

6.0 MINIMUM FRONT YARD 4.5 m (2)(3)

6.1 Front garage face 6.0 m 

7.0 MINIMUM EXTERIOR SIDE YARD 4.5 m (2)(3) 

7.1 Front garage face 6.0 m 

8.0 MINIMUM INTERIOR SIDE YARD 

8.1 Attached Side 0.0 m 

8.2 Unattached Side 1.5 m (2)

8.3 Where any portion of the interior lot line abuts a zone permitting 

detached and/or semi-detached dwellings  
7.5 m (2)

9.0 MINIMUM REAR YARD 0.0 m 

4.2 - 104



 Zoning By-law Regulations and Definitions, May 2018 Appendix 2, Page 7 

 

Column A B 

Line 

1.0 
ZONES RM12 

10.0 MAXIMUM ENCROACHMENT OF A BALCONY ATTACHED TO 

A FRONT WALL  
2.5 m 

11.0 MINIMUM SETBACK FROM A PORCH, EXCLUSIVE OF 

STAIRS 
2.0 m 

12.0 ATTACHED GARAGE, PARKING AND DRIVEWAY 

12.1 Attached garage Permitted (4) 

12.2 Minimum parking spaces  (5) (6)

12.3 Maximum driveway width 2.6 m (6)

13.0 MINIMUM LANDSCAPED AREA 

13.1 Minimum landscaped area 6.5 m2 

13.2 Minimum percentage of required front yard landscaped area to 

be landscaped soft area 75% 

14.0 MINIMUM CONTIGUOUS PRIVATE OUTDOOR AMENITY 

SPACE 
6.0 m2 

NOTES: (1) Measured to the highest ridge of a sloped roof. 
(2) See also Subsections 4.1.7 and 4.1.8 of this By-law. 

(3) Air conditioning equipment is permitted in the required 
front yard, provided it is located on a balcony. 

(4) See also Subsection 4.1.12 of this By-law. 
(5) See also Part 3 of this By-law. 
(6) See also Subsection 4.1.9 of this By-law. 
(7) Exclusive of landscaped area at-grade. 
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Proposed New and Amended Definitions, May 2018 

Amenity Area means an indoor and/or outdoor recreational area provided for the 

communal use of the residents. 

CEC - Road means a private right-of-way for vehicular travel over common 

elements that are maintained by a common element condominium 

corporation. 

Context Grade Means, with reference to a townhouse, back to back townhouse or 

stacked townhouse, the average of 12 grade points, eight of which 

are taken around the perimeter of the site and four of which are based 

on the location of the proposed building(s): 

- 2 points at the centreline of the street extending from the side 

property lines 

- 2 points located 10 cm outside the subject site from where the 

side property lines meet the front property line 

- 2 points located 10 cm outside the subject site at the midpoint of 

the side property lines 

- 2 points located 10 cm outside the subject site, measured out from 

the side property lines, from where the side and rear property 

lines meet 

- 4 points located at the corners of the proposed building, taken  a 

6.4 m distance on a diagonal from the exterior corners of each 

proposed building 

See Illustration No. 17 

Driveway means an internal roadway that is not a street, private road, CEC - 

road, condominium road or lane, which provides vehicular access 

from a street, private road, CEC - road, condominium road or lane to 

parking or loading spaces. 

Back to Back Townhouse means a building that has four or more dwelling units divided 

vertically, including a common rear wall, each with an independent 

entrance and has a yard abutting at least one exterior wall of each 

dwelling unit. 

Stacked Townhouse means a building that has four or more dwelling units divided 

horizontally and/or vertically, each with an entrance that is 

independent or through a shared landing and/or external stairwell. 

Units may also be divided vertically by a common rear wall. 
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Townhouse means a building that has three or more attached dwelling units 

divided vertically above grade by a party wall at least 5.0 m in length 

and at least 2.0 m in height, and has a yard abutting at least two (2) 

exterior walls of each dwelling unit. 

Condominium Road means a private right-of-way over private property for vehicular travel 

which provides access to buildings and/or dwelling units on the same 

property, is not maintained by a public body, and is measured from 

the inside edges of each curb. 
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Introduction 

The City of Mississauga is at the end of its greenfield 

development phase. New growth is being 

accommodated through infill and development on 

vacant and underutilized sites. Development patterns 

are becoming more compact, using land and resources 

more efficiently, while maximizing existing 

infrastructure and community facilities, and promoting 

alternative modes of transportation. Traditional forms 

of housing are becoming less common, as land values 

rise and market demands shift. Back to Back 

Townhouses (BBT) and Stacked Townhouses (ST) are 

becoming increasingly popular throughout the GTA for 

several reasons: 

achieve increased densities in a low-rise form of 

housing 

a sensitive way to transition between 

low-density and high-density built forms 

contribute to a diversity of housing choices to 

meet different needs and preferences 

less expensive construction methods and 

reduced maintenance fees allow for a more 

affordable form of housing 

viewed as being grade related, with a front door 

directly to the outside 

1.1 Purpose 

The purpose of these guidelines is to ensure new 

developments that include BBTs and STs are designed 

to be compatible with, and sensitive to, the established 

context, and to minimize impacts on adjacent 

properties. The guidelines are intended to establish a 

design expectation for landowners, the development 

industry and the public, to ensure high quality 

development that meet the City of Mississauga's 

minimum development standards. These guidelines 

shall be read in conjunction with: the Official Plan, 

Zoning By-law, and other City guidelines and 

standards. 

1.2 Urban Design Objectives 

The following objectives provide the framework for the 

design guidelines: 

ensure compatibility with the existing and 

planned context 

design to meet the needs of people of all ages, 

abilities and incomes 

balance functional design and aesthetics with 

long-term sustainability 

protect and enhance natural features  

connect streets and provide pedestrian linkages 

provide high quality private and common 

amenity areas 
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Figure 1: Example of a Back to Back Townhouse    

Figure 2: Examples of a Stacked Townhouse    

1.3 Building Types 

    

BBTs and STs are typically: 

 

three to four storeys in height    

comprised of units that are stacked vertically 

and/or horizontally with access from grade    

front onto a public street, condominium road, 

pedestrian mews or open space    

include surface and/or underground parking    

    

These are illustrated in Figure 1 and Figure 2 
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Checklist of Principles 

The following principles are to be considered when 

designing a development that includes BBTs and/or 

STs. These principles are intended to ensure that new 

developments are compatible with and respect the 

existing and/or planned context through appropriate 

setbacks, tree preservation and landscaped buffers. 

Consideration shall be given to site design, building 

massing, orientation, height and grading relative to the 

street, to ensure new developments are compatible 

with, and sensitive to the surrounding context. 

 

This checklist is to be used as a guide for developers, 

design professionals, property owners and the public to 

ensure they have considered key issues associated with 

this residential built form. 

 

 

Review and check each each each each principle when complete   

2.1 Zoning By-law         
 

Refer to the Zoning By-law regulations that 

apply to the proposed built form. Generally BBTs 

and STs are zoned RM9, RM10, RM11 and RM12 or 

in combination with other zones 

 

 

2.2 Building Height                 
     

                                                                                                                                                                

     

New developments will be required to 

demonstrate an appropriate transition in 

building heights 

 

Buildings heights shall be contained within a 45° 

angular plane, measured from all property lines 

with exception of the front street line (See 

Figure 3) 

 

Maximum building heights of three storeys for 

BBTs and four storeys for STs 

Figure 3: BBT and ST should transition and mitigate impacts 
onto existing neighbours 

2 m  
Max. 

Maintain existing 
trees and grading 
along all lot lines 

Built form should be contained 
within the 45°angular plane 
measured from all property lines 
with the exception of the front 
property line 

Existing Yard 

3 m min

Checklist of Principles 

Landscaped buAer at 
a max. slope of 3:1

Max. encroachments  
for a deck, inclusive 
of stairs, balcony or 
awning  

45° 

The greater of the 45° 
angular plane or the minimum 

setbacks as outlined in the 
Zoning By-law 

Figure 4: Separation distance between buildings 

Appendix 3, Page 54.2 - 112



4

 2.3 Building Setbacks            
    

                                                                                        

 

When existing adjacent front yard setbacks vary, 

new buildings should align with the average 

setback between the two adjacent properties or 

the minimum zoning requirement, whichever is 

greater 

 

Where applicable, the planned context should be  

considered in determining the front yard setback 

 

 

2.4 Separation between Buildings    
    

Separation distance between buildings should be 

the minimum setbacks as outlined in the Zoning 

By-law 

 

In the case of a front wall to front wall condition, 

the separation distance should be the greater of 

the 45° angular plane or the minimum setbacks 

as outlined in the Zoning By-law (See Figure 4) 

 

Where a basement unit forms part of a three 

storey development the minimum separation 

distance will be 15 m 

2.5 Block Length and Unit Width      
 

Excessively long blocks should be avoided 

 

The maximum length of a block should generally 

not exceed eight linear unit modules to promote 

pedestrian connections, allow for landscaping 

and provide a break in the massing (See 

Figure 5) 

 

Unit widths should be a minimum of 4.5 m to 

ensure sufficient sunlight into the unit 

 

 

2.6 Natural Features       
    

 

New developments should preserve and enhance 

natural heritage features; including, trees, 

woodlands, valleys and wetlands 

 

Appropriate setbacks and buffers should be 

provided to existing and proposed natural 

features to ensure their health and continued 

growth 

    

Figure 5: Blocks should be broken-up to allow green space 
and pedestrian connections 
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4.5 m min.  
unit width 

8888    linear unit modules linear unit modules linear unit modules linear unit modules     

Figure 6: Definition of first storey 

Min.Min.Min.Min.    
1.81.81.81.8    mmmm    

135° access 
to daylight  
over window 

Low   
landscape 
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Checklist of Principles 

    

2.7 Grading and Retaining Walls          
    

 

Manipulation of site grades should be avoided 

 

Match existing grades along all property lines 

and provide a minimum 3 m wide landscaped 

buffer around the property 

 

The landscaped buffer should be unencumbered 

by below grade parking structures, easements, 

retaining walls, utilities, severe grade changes 

and hard surface areas 

 

The first storey means a storey of a building that 

has its floor closest to the Context Grade and its 

ceiling more than 1.8 m above the Context Grade 

(See Figure 6) 

 

Each individual building will establish a grade 

elevation based on 'Context Grade'. Context 

Grade means the average of 12 points, eight of 

which are taken around the perimeter of the site 

and four of which are taken around each 

individual building (See Figure 7) 

Figure 7: Context Grade: The average of 12 points, eight of which are around the perimeter of the site and four points located 6.4 m 
at a 45 degree angle from each building corner 

Point 0.1 m oA 
property line 

Point 0.1 m oA 
property line 

Point 0.1 m oA 
property line 

Point 0.1 m oA 
property line 

Point 0.1 m oA 
property line 

Point 0.1 m oA 
property line 
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et    

Midpoint of Property Line 

Midpoint of Property Line 

Midpoint of Property Line 

Midpoint of Property Line     

Midpoint of Property Line 

Midpoint of Property Line 

Midpoint of Property Line 

Midpoint of Property Line     Rear P
roperty

 Line 

Rear P
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 Line 

Rear P
roperty

 Line 

Rear P
roperty

 Line     

6.4 m6.4 m6.4 m6.4 m    
from corner   

6.4 m 6.4 m 6.4 m 6.4 m     
from corner 
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The use of retaining walls should be avoided. 

Where retaining walls are required, their height 

should be limited to a maximum of 0.6 m to 

eliminate the need for railings and to reduce  

 long-term maintenance costs (See Figure 8) 

 

 

2.8 Below Grade Units                    
     

 

Below grade units should be avoided 

 

Manipulation of site grades requiring retaining 

walls to accommodate below grade units is 

discouraged 

 

If a below grade unit is proposed, it must be a 

through-unit that has windows on both the front 

and rear of the building (See Figure 9), or be a 

double wide back to back unit (min. 9 m wide)  

 (See Figure 10) 

Below grade units require a minimum of 6 m2 of 

private outdoor space located at the unit's floor 

level with unobstructed views and access to 

daylight (See Figure 6 and 9) 

 

All building projections including balconies and 

porches located over private outdoor spaces or 

windows of below grade units should not 

obstruct access to daylight. See the Zoning 

By-law for projection regulations 

 (See Figure 9 and 11) 

Figure 8: Landscape retaining walls should not be higher than 
0.6 m 

Figure 10: Below grade units should be double-wide back to 

back (min. 9 m wide) to allow light and air 

Private Private Private Private 
outdoor outdoor outdoor outdoor 
spacespacespacespace    
min. 6min. 6min. 6min. 6    mmmm2222    

Bedroom 

Living Room 

DoubleDoubleDoubleDouble----Wide Wide Wide Wide     

Back to Back Back to Back Back to Back Back to Back     

Below Grade UnitBelow Grade UnitBelow Grade UnitBelow Grade Unit    

(min. 9 m wide) 

Figure 9: Below grade units should be through-units 

Bedroom Living Room 

45° access to daylight 
over window 

Low 
landscape  

Entrance 
at grade 

Private 
outdoor 
space 
min. 6 m2  

ThroughThroughThroughThrough----Unit DesignUnit DesignUnit DesignUnit Design
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Checklist of Principles 

Buildings should be designed with high quality 

and durable materials to avoid long-term 

maintenance costs. Stone and brick is 

preferred. Stucco and wood are discouraged 

 

Stepback the structure for rooftop access 

(i.e. rooftop mechanical room) a minimum of 

3 m from the exterior edges of the building to 

reduce visual impact (See Figure 12)    

    

The structure for rooftop access should not be 

greater than 20 m2, inclusive of stairs 

 

Rooftop outdoor amenity areas (common or 

private) should be setback a minimum of 1 m 

from the building’s exterior edge to mitigate 

overlook concerns onto existing adjacent low 

density residential properties. This setback will 

not be required for internal units (See Figure 

12) 

2.9 Building Elevations                
    

    

    

New development should be compatible with the 

existing context in terms of height, scale, 

massing and materials    

    

For buildings over 3 storeys and where 

appropriate, stepback the upper floors or 

incorporate sloped roofs and half storeys with 

dormer windows to reduce perceived height, 

scale and massing    

    

Ensure new developments have a variety of 

facade articulation, building materials and 

colours for visual interest 

 

Blank facades on the visible end unit elevation 

are unacceptable. End units that are visible 

should have entrances, windows and 

architectural interest to animate the elevation 

Rooftop private Rooftop private Rooftop private Rooftop private 
outdoor space  outdoor space  outdoor space  outdoor space  

min. 6min. 6min. 6min. 6    mmmm2 2 2 2     

Min. 3 m from building’s exterior edge 

Min. 1 m from 
building’s  

exterior edge 

Figure 12: Setbacks from the building's exterior edge to  

mitigate overlook concerns onto existing adjacent low density  

residential  

Below Below Below Below 

Grade Grade Grade Grade 

UnitUnitUnitUnit    

Figure 11: Permitted projections over below grade private 

outdoor patios 

Structure Structure Structure Structure     

for rooftopfor rooftopfor rooftopfor rooftop    

accessaccessaccessaccess    

max. 20max. 20max. 20max. 20    mmmm2 2 2 2         

Private outdoor Private outdoor Private outdoor Private outdoor 
space min.space min.space min.space min.    6 m6 m6 m6 m2 2 2 2     

Min. 50% depth 
of below  
grade patio 
unencumbered  

Max. 50% projection 
over below grade  
patio 
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Figure 14: Common outdoor amenity areas should be 

centrally located, accessible and highly visible 

2.10 Exposed Parking Structures             
  

 

  

Exposed parking structures should be avoided. 

Where portions of the underground parking 

structure are exposed, they should match the 

building materials 

 

Consolidate the entrances to underground 

parking structures within the same development 

to minimize the number of overhead doors 

 

Maintain the minimum soil volume over the 

parking structure to support the growth of the 

vegetation. The minimum soil volume varies 

based on the type of vegetation    

    

Stairs exiting underground parking should be 

fully enclosed in glass to increase visibility and 

address issues of safety, security and weather 

protection     

2.11 Landscaped Soft Areas                
   

    

    

Landscaped soft areas are required adjacent to 

paved areas and around the perimeter of the site. 

To provide relief between buildings, landscaped 

soft areas should be distributed throughout the 

development 

 

Landscaped soft areas should be provided 

between entrances to individual units and 

sidewalks, public streets and condominium  

roads  

 

Pair individual landscaped soft areas to increase 

soil volume for tree growth particularly where 

there is a driveway (See Figure 13) 

 

Limit the number of stairs to a unit entrance from 

three to seven risers to maximize landscaped soft 

area, mitigate safety issues in the winter and 

reduce maintenance costs (See Figure 13) 

 

All stairs should be poured in place concrete. 

Precast stairs are not permitted 

Paired 
Driveway 

Consolidate 
area for tree 
growth 

Max. 3 to 
7 stairs 
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Figure 13: Combine landscaped soft areas for tree growth 
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Checklist of Principles 

2.12 Common Outdoor Amenity Area   
 

        

A common outdoor amenity area is required for 

all new residential developments with more than 

20 units. 

 

The total space required is 2.8 m2 per dwelling 

unit or 5% of the site area whichever is greater 

 

Common outdoor amenity areas should be 

located in one central area, highly visible and 

accessible by all residents (See Figure 14) 

  

Unless a mews space is greater than the required 

separation distance in the Zoning By-law, a 

mews will not be considered a common outdoor 

amenity area 

 

Refer to the Outdoor Amenity Area Design 

Reference Note for additional details 

http://www7.mississauga.ca/documents/pb/

main/2015/Amenity_Space_Reference.pdf 

Sidewalk between every second block 

Public Street/Condominium Road

Public Street/Condominium Road

Figure 15: Balconies as private outdoor space 

Avoid Preferred Preferred 

Partially recessed 
balcony 

Recessed 
balcony 

Max. 2 m 

Projecting 
balcony 

Figure 16: Pedestrian connections should be located between 

every second block 

2.13 Private Outdoor Space            
   

    

  

Each unit requires a private outdoor space with a 

minimum contiguous area of 6 m2.  When located 

on a upper storey balcony the private outdoor 

space should be a minimum of 4.5 m2 

 

The private outdoor space may be located 

at-grade, on a balcony, deck, porch or on a 

rooftop 

 

Recessed or partially recessed balconies are 

preferred. Projecting balconies shall be avoided 

(See Figure 15). If a projecting balcony is 

proposed, it may project a maximum of 2 m 

beyond any building façade.    

    

Balconies should be designed with solid or 

opaque materials or tinted glass when adjacent 

to existing low density residential    
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Figure 17: Waste storage room and waste collection areas 

areas should be constructed of durable materials    

Mechanical equipment, including air conditioning 

units located within a private outdoor space will 

be excluded from the minimum 6 m2 calculation 

        

    

2.14 Pedestrian Connectivity            
   

 

 

Provide a sidewalk between every second block 

to allow connectivity (See Figure 16) 

 

Sidewalks will be located on one side of a 

condominium road. Sidewalks on both sides of 

the condominium road maybe required for large 

developments 

 

The following sidewalk widths will be required: 

- sidewalks abutting a road, where traversed

 by a driveway, minimum 2 m 

- sidewalk in all other areas, minimum 1.5 m 

 

There should be at least one barrier-free path of 

travel that meets AODA (Accessibility for 

Ontarians with Disabilities Act) standards 

throughout the site 

 

Where accessible parking is located below grade 

(i.e. underground parking) it should be accessed 

via an elevator and forms part of a barrier-free 

path of travel 

  

 

2.15 Waste Collection and Storage            
  

    

 

Waste storage rooms, drop-off locations 

(i.e. garbage chutes) and waste collection points 

(temporary pick-up areas) should be considered 

early in the site design stage to ensure 

appropriate placement and functionality 

 

The waste storage rooms and the waste 

collection points (pick-up areas) should be 

located internal to the site and should not be 

visible from a public street or impact residential 

units or adjacent properties (See Figure 17) 

 

Above grade waste storage rooms/enclosures 

should be well screened and appropriately 

setback from existing uses and proposed 

dwelling units to minimize undesirable noise, 

odour and visual impacts (See Figure 17) 

 

The waste collection facility should consider the 

space requirements for waste, recycling and 

green bins, along with bulky items (min. 10m2) 
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Checklist of Principles 

Figure 18: Community mailboxes covered and in a central 

location 

Waste drop-oA areas should not be greater than 

100 m from a dwelling unit and be easily 

accessible via a sidewalk 

 

Waste collection points (pick-up areas) should 

not encumber parking stalls or access to other 

elements of the development (i.e. fire route, 

entry to the underground parking garage, 

mailboxes, etc.) 

 

Waste collection points should be made of 

durable concrete and be at the same level as the 

road  

 

Refer to the Region of Peel's Waste Collection 

Design Standards Manual for more information 

https://www.peelregion.ca/pw/standards/

design/waste-collection-design-manual-2016.pdf 

 

 

2.16 Surface Parking                
     

    

 

Surface parking lots should be centrally located 

within the site and accessed by a sidewalk   

 

Surface parking lots should be setback a 

minimum of 3 m from a lot line and not located 

between the front face of a building and the 

street 

 

A minimum 3 m setback should be provided 

between the side wall of a building and a surface 

parking space 

2.17 Utilities and Services                
    

    

     

The location of above and below grade utilities 

and services should be considered early in the 

site design stage to ensure they meet utility 

requirements (i.e. ease of maintenance, access) 

and ensure any visual impacts from the public 

street are mitigated 

    

Through the development process, provide the 

locations of above and below grade utilities, 

easements, etc., to ensure sufficient 

unencumbered space is provided for public and 

private trees, and landscaped soft areas    

    

Transformer vaults are typically located on a 

streetline and generally on a serviceable pad 

(i.e. minimum 3 m x 3 m pad for smaller 

developments). Contact Alectra Utilities for 

further requirements 
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Figure 19: Place hydro and gas meters and other utilities in 

concealed or recessed locations 

Community mailboxes should be centrally 

located and accessed by a sidewalk (See 

Figure 18) 

 

Conceal or recess hydro and gas meters into the 

building's exterior walls or in a less visible 

location (See Figure 19) 

 

 

2.18 Property Management  

 and Maintenance       

  

 

Long-term maintenance and property 

management should be considered early in the 

development process to avoid costly 

maintenance issues  

 

Use durable and high quality building and site 

materials. Stucco is discouraged on the first 

two storeys of a building 

 

2.19 Other Considerations      
    

  

 

Review Mississauga's Fire Route By-law 1036-81 

early in the site design stage for the fire route 

design, building access requirements, etc. 

 

Review the Ontario Building Code to ensure that 

site and building designs comply with the 

relevant requirements 

 

Review the Bell Urban Design Manual for utility 

standard requirements 
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3.1  RM9 Stacked Townhouses Design Standards  

Figure 20: Standard dimensions for Stacked Townhouses (RM9). For additional standards refer to the Zoning Bylaw.  The above 

drawing is for illustration purposes only and is not to scale. 

Minimum lot frontage Minimum lot frontage Minimum lot frontage Minimum lot frontage 38.0 38.0 38.0 38.0 m    

Min. unit width  
4.5 4.5 4.5 4.5 m

Min. front yard Min. front yard Min. front yard Min. front yard 7.5 7.5 7.5 7.5 m    Min. interior  Min. interior  Min. interior  Min. interior  
side yardside yardside yardside yard    

Min. side yard Min. side yard Min. side yard Min. side yard 
where rear where rear where rear where rear 
wall abuts any wall abuts any wall abuts any wall abuts any 
RM4 to RM12 RM4 to RM12 RM4 to RM12 RM4 to RM12 
zonezonezonezone    

7.5 7.5 7.5 7.5 m    

4.5 4.5 4.5 4.5 m 

Min. setback  
6.0 6.0 6.0 6.0 m    

Min. interior side Min. interior side Min. interior side Min. interior side 
yard where any yard where any yard where any yard where any 
portion of the portion of the portion of the portion of the 
interior lot line interior lot line interior lot line interior lot line 
abuts a zone abuts a zone abuts a zone abuts a zone 
permitting permitting permitting permitting 
detached and/or detached and/or detached and/or detached and/or 
semisemisemisemi----detached detached detached detached 
dwellingsdwellingsdwellingsdwellings    

9.0 9.0 9.0 9.0 m    

Min. side yard Min. side yard Min. side yard Min. side yard 
where front where front where front where front 
wall abuts any wall abuts any wall abuts any wall abuts any 
RM4 to RM12 RM4 to RM12 RM4 to RM12 RM4 to RM12 
zonezonezonezone    

9.0 9.0 9.0 9.0 mMin. rear yardMin. rear yardMin. rear yardMin. rear yard    
where the front where the front where the front where the front 

wall abuts the wall abuts the wall abuts the wall abuts the 
rear lot linerear lot linerear lot linerear lot line    

9.0 9.0 9.0 9.0 m

1.0 1.0 1.0 1.0 m
Front face of garage at 
rear to a condominium 
road 

Rear wall to side wall Rear wall to side wall Rear wall to side wall Rear wall to side wall     12.0 12.0 12.0 12.0 m 

15.0 15.0 15.0 15.0 m    

Rear wall to rear wallRear wall to rear wallRear wall to rear wallRear wall to rear wall    

3.0 3.0 3.0 3.0 m

Side wall to 
side wall 
without 
sidewalk 

4.5 4.5 4.5 4.5 m Side wall to side 
wall with a sidewalk 

3.0 3.0 3.0 3.0 m Side wall to 
condominium 
road 

15.0 15.0 15.0 15.0 m    

Front wall to front wall Front wall to front wall Front wall to front wall Front wall to front wall 
in a 4 storey buildingin a 4 storey buildingin a 4 storey buildingin a 4 storey building    

Front wall to side wall Front wall to side wall Front wall to side wall Front wall to side wall     9.0 9.0 9.0 9.0 m 

3.0 3.0 3.0 3.0 m

Underground Underground Underground Underground 
garage to any garage to any garage to any garage to any 
lot linelot linelot linelot line    
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7.0 7.0 7.0 7.0 m    

Min. width of a 
condominium 
road 

1.5 1.5 1.5 1.5 m    Min. width 
of a 
sidewalk 

1.5 1.5 1.5 1.5 m    

3.0 3.0 3.0 3.0 m

Min. Min. Min. Min. 
landscaped landscaped landscaped landscaped 
buAerbuAerbuAerbuAer    

    8 linear unit  
modules

Max. block lengthMax. block lengthMax. block lengthMax. block length    
9.0 9.0 9.0 9.0 m    

MULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTI------------UNIT RESIDENTIALUNIT RESIDENTIALUNIT RESIDENTIALUNIT RESIDENTIALUNIT RESIDENTIALUNIT RESIDENTIALUNIT RESIDENTIALUNIT RESIDENTIALUNIT RESIDENTIALUNIT RESIDENTIALUNIT RESIDENTIALUNIT RESIDENTIAL            
DETACHED AND/OR DETACHED AND/OR DETACHED AND/OR DETACHED AND/OR DETACHED AND/OR DETACHED AND/OR DETACHED AND/OR DETACHED AND/OR DETACHED AND/OR DETACHED AND/OR DETACHED AND/OR DETACHED AND/OR             

SEMISEMISEMISEMISEMISEMISEMISEMISEMISEMISEMISEMI------------DETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGS            

for partially 
above grade 
parking 
structure 

1.5 1.5 1.5 1.5 mSide wall to side 
wall with a 

sidewalk 
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Min. width of a sidewalk 

2.5 2.5 2.5 2.5 mPorch to 
sidewalk 

Front wall 
to sidewalk 

4.5 4.5 4.5 4.5 m 

Min. rear yardMin. rear yardMin. rear yardMin. rear yard    
where any portion of where any portion of where any portion of where any portion of 

rear lot line abuts a zone rear lot line abuts a zone rear lot line abuts a zone rear lot line abuts a zone 
permitting detached permitting detached permitting detached permitting detached 

and/or semiand/or semiand/or semiand/or semi----detached detached detached detached 
dwellingsdwellingsdwellingsdwellings    

Appendix 3, Page 154.2 - 122



14

Min. width of  
a sidewalk 

3.2  RM10 Back to Back Townhouses on Condominium Road Design Standards  

Figure 21:  Standard dimensions for Back to Back Townhouses (RM10). For additional standards refer to the Zoning By-law.  The 

above drawing is for illustration purposes only and is not to scale. 

Minimum lot frontage Minimum lot frontage Minimum lot frontage Minimum lot frontage 38.0 38.0 38.0 38.0 m    

Min. front yard Min. front yard Min. front yard Min. front yard 7.5 7.5 7.5 7.5 m     Min. interior side yard where Min. interior side yard where Min. interior side yard where Min. interior side yard where 
any portion abuts a zone any portion abuts a zone any portion abuts a zone any portion abuts a zone 
permitting detached and/or permitting detached and/or permitting detached and/or permitting detached and/or 
semisemisemisemi----detached dwellingsdetached dwellingsdetached dwellingsdetached dwellings    

7.5 7.5 7.5 7.5 m    

Front wall to front wall in a 3 storey buildingFront wall to front wall in a 3 storey buildingFront wall to front wall in a 3 storey buildingFront wall to front wall in a 3 storey building    12.0 12.0 12.0 12.0 m 

Min. interior side yardMin. interior side yardMin. interior side yardMin. interior side yard    
4.5 4.5 4.5 4.5 m 

Front wall to side wall Front wall to side wall Front wall to side wall Front wall to side wall     

9.0 9.0 9.0 9.0 m 

Min. unit width 
4.5 4.5 4.5 4.5 m 7.0 7.0 7.0 7.0 m    

Min. width of a 
condominium 

road   

Front wall to condominium  
road, sidewalk or  
parking space 

4.5 4.5 4.5 4.5 m 

Min. rear yard   Min. rear yard   Min. rear yard   Min. rear yard   7.5 7.5 7.5 7.5 m    

9.0 9.0 9.0 9.0 m    
Min. interior side yard Min. interior side yard Min. interior side yard Min. interior side yard 
where the front wall abuts where the front wall abuts where the front wall abuts where the front wall abuts 
the interior lot linethe interior lot linethe interior lot linethe interior lot line    

1.5 1.5 1.5 1.5 m
Side wall 
to  
sidewalk  

8 linear unit modules

Max. block lengthMax. block lengthMax. block lengthMax. block length    
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1.5 1.5 1.5 1.5 m    

Min. width of 
a sidewalk 

3.0 3.0 3.0 3.0 m
Underground parking Underground parking Underground parking Underground parking 
garage to any lot linegarage to any lot linegarage to any lot linegarage to any lot line    

3.0 3.0 3.0 3.0 m

Min. landscaped buAerMin. landscaped buAerMin. landscaped buAerMin. landscaped buAer    

DETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMI------------DETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGS            

MULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTI------------UNIT UNIT UNIT UNIT UNIT UNIT UNIT UNIT UNIT UNIT UNIT UNIT 
RESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIAL            

2.5 2.5 2.5 2.5 m    
Min. setback from a  
porch  to a sidewalk 

Min. contiguous private 
outdoor space    per unit

6.0 6.0 6.0 6.0 m2    

9.0 9.0 9.0 9.0 m Min. rear yard where the front wall abuts Min. rear yard where the front wall abuts Min. rear yard where the front wall abuts Min. rear yard where the front wall abuts 
the rear lot line the rear lot line the rear lot line the rear lot line     

Min. interior side yard where Min. interior side yard where Min. interior side yard where Min. interior side yard where 
the front wall abuts the the front wall abuts the the front wall abuts the the front wall abuts the 
interior side lot line interior side lot line interior side lot line interior side lot line     

9.0 9.0 9.0 9.0 m    

Side wall to side wall 
with a sidewalk 

4.5 4.5 4.5 4.5 m 

1.5 1.5 1.5 1.5 m 

3.0 3.0 3.0 3.0 mSide wall to a 
condominium road 

Front  
wall to  
sidewalk 

4.5 4.5 4.5 4.5 m 

Common outdoor Common outdoor Common outdoor Common outdoor 
amenity area should be amenity area should be amenity area should be amenity area should be 
a minimum of 2.8 ma minimum of 2.8 ma minimum of 2.8 ma minimum of 2.8 m2222    per per per per 
dwelling unit or 5% of dwelling unit or 5% of dwelling unit or 5% of dwelling unit or 5% of 
the site whichever is the site whichever is the site whichever is the site whichever is 
greater and located in greater and located in greater and located in greater and located in 
one central area one central area one central area one central area     
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Design Standard Diagrams   

May 2018 Urban Design Guidelines  
                                                                                                                                        Back to Back and Stacked TownhousesBack to Back and Stacked TownhousesBack to Back and Stacked TownhousesBack to Back and Stacked Townhouses 

3.3  RM11 Back to Back Townhouses on a CEC - Road  Design Standards  

Figure 22:  Standard dimensions for Back to Back Townhouses (RM11). For additional standards refer to the Zoning By-law. The above 

drawing is for illustration purposes only and is not to scale. 

Minimum lot frontage Minimum lot frontage Minimum lot frontage Minimum lot frontage 38.0 38.0 38.0 38.0 m    

Min. front yard Min. front yard Min. front yard Min. front yard 7.5 7.5 7.5 7.5 m     

Min. rear yard where any portion of the rear Min. rear yard where any portion of the rear Min. rear yard where any portion of the rear Min. rear yard where any portion of the rear 
lot line abuts a zone permitting detached lot line abuts a zone permitting detached lot line abuts a zone permitting detached lot line abuts a zone permitting detached 
and/or semiand/or semiand/or semiand/or semi----detached dwellingsdetached dwellingsdetached dwellingsdetached dwellings    

7.5 7.5 7.5 7.5 m    

Front wall to front wall in a 3 storey building  Front wall to front wall in a 3 storey building  Front wall to front wall in a 3 storey building  Front wall to front wall in a 3 storey building      12.0 12.0 12.0 12.0 m 

Min. exterior side yardMin. exterior side yardMin. exterior side yardMin. exterior side yard    
7.5 7.5 7.5 7.5 m 

Front wall to side wallFront wall to side wallFront wall to side wallFront wall to side wall    9.0 9.0 9.0 9.0 m 

Min. unit width 
4.5 4.5 4.5 4.5 m

3.0 3.0 3.0 3.0 m

7.0 7.0 7.0 7.0 m    
Min. width of a 

condominium road   

Front wall to sidewalk 4.5 4.5 4.5 4.5 m 

9.0 9.0 9.0 9.0 m    
Min. rear yard where the front wall Min. rear yard where the front wall Min. rear yard where the front wall Min. rear yard where the front wall 

abuts the interior lot lineabuts the interior lot lineabuts the interior lot lineabuts the interior lot line    

1.5 1.5 1.5 1.5 m    

Min. width of  
a sidewalk 

3.0 3.0 3.0 3.0 m Parking space to 
interior side lot line 

3.0 3.0 3.0 3.0 m

Min. landscaped buAerMin. landscaped buAerMin. landscaped buAerMin. landscaped buAer    

DETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMIDETACHED AND/OR SEMI------------DETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGSDETACHED DWELLINGS            

MULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTIMULTI------------UNIT UNIT UNIT UNIT UNIT UNIT UNIT UNIT UNIT UNIT UNIT UNIT 
RESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIALRESIDENTIAL            

Min. interior side yardMin. interior side yardMin. interior side yardMin. interior side yard    4.5 4.5 4.5 4.5 m 

    8 linear unit  
modules

Max. block lengthMax. block lengthMax. block lengthMax. block length    

9.0 9.0 9.0 9.0 m    
Min. interior side yard Min. interior side yard Min. interior side yard Min. interior side yard 
where the front wall abuts where the front wall abuts where the front wall abuts where the front wall abuts 
the interior lot linethe interior lot linethe interior lot linethe interior lot line    

Side wall to side 
wall without 

sidewalk 

Front wall 
to sidewalk 

4.5 4.5 4.5 4.5 m 

1.5 1.5 1.5 1.5 m    

Min. width of a 
sidewalk 

Common outdoor Common outdoor Common outdoor Common outdoor 
amenity area should be amenity area should be amenity area should be amenity area should be 
a minimum of 2.8 ma minimum of 2.8 ma minimum of 2.8 ma minimum of 2.8 m2222    per per per per 
dwelling or 5% of the dwelling or 5% of the dwelling or 5% of the dwelling or 5% of the 
site area whichever is site area whichever is site area whichever is site area whichever is 
great unit and located in great unit and located in great unit and located in great unit and located in 
one central area one central area one central area one central area     

Min. contiguous private 
outdoor space    per unit

6.0 6.0 6.0 6.0 m2    
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Date: May 24, 2018 
 
To: Chair and Members of Planning and Development 

Committee 
 
From: Andrew Whittemore, M.U.R.P., Commissioner of 

Planning and Building 

Originator’s file: 
CD.06-HOR 
 

Meeting date: 
2018/06/18 
 

 

 

Subject 
PUBLIC MEETING INFORMATION and RECOMMENDATION REPORT (ALL WARDS) 

Proposed City-initiated Amendment to Mississauga Official Plan for Back to Back and 

Stacked Townhouses 

FIle: CD.06-HOR 

Bill 139 

 

Recommendation 
That the report dated May 24, 2018, from the Commissioner of Planning and Building 

recommending approval of the City-initiated amendment to Mississauga Official Plan to replace 

references to horizontal multiple dwellings throughout the Plan, be adopted in accordance with 

the following: 

 

1. That notwithstanding the planning protocol, the City-initiated Mississauga Official Plan 

Amendment to replace references to horizontal multiple dwellings with townhouses 

throughout the Plan, in conformity with the provisions outlined in Appendix 1, be approved.  

 

Background 
The rise in popularity of back to back and stacked townhouse developments resulted in the 

need to amend the definitions and regulations in the Zoning By-law to replace both the outdated 

term horizontal multiple dwelling and the development standards that were associated with that 

built form. The purpose of this report is to make amendments to Mississauga Official Plan 

(MOP) to update terminology in MOP to maintain consistency with the proposed Zoning By-law 

regulations. 
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Originator's f ile: CD.06-HOR 

Comments 
Provincial Policy Statement, 2014 (PPS) and Growth Plan for the Greater Golden 

Horseshoe 2017 (Growth Plan) 

Under the Planning Act, all planning decisions must be consistent with the PPS and conform to 

the Growth Plan. 

 

Consistency with PPS 

Section 1.1.3.4 states that "appropriate development standards should be promoted which 

facilitate intensification, redevelopment and compact form, while maintaining appropriate levels 

of public health and safety." 

 

Section 19.4.2 of MOP (Implementation) states that to ensure that the policies of this Plan are 

being implemented, various controls will be regularly evaluated, including Mississauga Official 

Plan.   

 

This policy of Mississauga Official Plan is consistent with the PPS. The proposed amendment to 

MOP for Back to Back and Stacked Townhouses is consistent with the high level policies of the 

PPS. 

 

Conformity with Growth Plan 

Section 2.2.2.4 b) and f) in the Growth Plan directs Municipalities to "identify the appropriate 

type and scale of development and transition of built form to adjacent areas" which will "be 

implemented through official plan policies and designations, updated zoning and other 

supporting documents". The proposed amendment to MOP for Back to Back and Stacked 

Townhouses conforms to the Growth Plan. 

 

Region of Peel Official Plan 

All of Mississauga is located within the Urban System within the Region of Peel. General 

Objectives in 5.3.1 and General Policies in Section 5.3.2 directs development and 

redevelopment to the Urban System to achieve intensified and compact form and a mix of land 

uses in appropriate areas that efficiently use land, services, infrastructure and public finances 

while taking into account the characteristics of existing communities and services. The proposed 

amendment to MOP conforms to the Peel Region Official Plan. 

 

Official Plan 

The proposed MOP amendment is technical, and the intent is to replace references to horizontal 

multiple dwellings with townhouses throughout the Plan to be consistent with the new 

terminology in the proposed Zoning By-law for Back to Back and Stacked Townhouses. The 

terms are not defined in MOP, and this change means that any type of condominium, back to 

back and/or stacked townhouse development is permitted in the Residential Medium Density 

designation. Only the term street townhouse will remain in the Plan, as it refers to a specific built 

form with individual frontages on a public road.  
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Originator's f ile: CD.06-HOR 

There are 14 instances in MOP where the term townhouse will replace references to horizontal 

multiple (see Appendix 1). There are two additional instances where the use of the term 

horizontal multiple is in a section that is under appeal, so staff will need to request that the Local 

Planning Appeal Tribunal make this technical change as part of any settlement or decision. The 

change in terminology will not change the land use permissions on any of the subject sites, and 

is being proposed to maintain consistency between the proposed new zoning regulations and 

the official plan. 

 

Notwithstanding the planning protocol, staff recommends that the City-initiated MOP 

amendment be approved. Full notice was provided for this report and the broader community, 

including stakeholders from the development industry, have been consulted on the related 

proposed Zoning By-law amendments and Urban Design Guidelines for Back to Back and 

Stacked Townhouses. A second meeting on this technical matter should not be necessary. 

 

Financial Impact 
Not applicable. 

 

 

Conclusion 
Staff has been working with the development industry to replace outdated terminology and 

regulations for horizontal multiple dwellings with new Zoning By-law regulations and Urban 

Design Guidelines for Back to Back and Stacked Townhouses. These changes result in the 

need to update the terminology in MOP as well.  Following the Public Meeting and any 

comments addressed, an implementing Official Plan amendment will be brought forward to a 

future Council meeting for consideration and approval. 

 

A second Recommendation Report with respect to the proposed Zoning By-law regulations will 

also be tabled at this Planning and Development Committee meeting on June 18, 2018, and if 

endorsed, the zoning amendments should be adopted by Council following consideration of this 

Official Plan amendment its meeting on July 4, 2018. 

 

Attachments 
Appendix 1: Proposed Mississauga Official Plan Amendment 

 

 
 

Andrew Whittemore, M.U.R.P., Commissioner of Planning and Building 

 

Prepared by: Lisa Christie, Planner 
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    Appendix 1 
 

PROPOSED MISSISSAUGA OFFICIAL PLAN AMENDMENT 

 

 

ITEM SECTION CHARACTER AREA 

 
PROPOSED AMENDMENT 

 

1. 11.2.5.5 General Land Use Designations – 
Residential 

Replace a. and b. with new 
a. all forms of townhouse 
dwellings 

2. 11.2.5.10 General Land Use Designations – 
Residential 

Delete policy. 

3. 16.5.5.6.2 Clarkson-Lorne Park Neighbourhood 
– Site 6 

Replace "horizontal multiple" 
with "townhouse" 

4. 16.5.5.10.2 Clarkson-Lorne Park Neighbourhood 
– Site 10 

Replace "horizontal multiple" 
with "townhouse" 

5. 16.6.5.3.2a Cooksville Neighbourhood – Site 3 Replace "horizontal multiple" 
with "townhouse", and 
delete "and townhouse 
dwellings" 

6. 16.8.3.8.2 East Credit Neighbourhood – Site 8 Replace "horizontal multiple" 
with "townhouse" 

7. 16.16.3.1.3a Meadowvale Neighbourhood – Site 1 Replace "horizontal multiple" 
with "townhouse" 

8. 16.18.5.1.3 Mineola Neighbourhood – Site 1 Replace "horizontal multiple" 
with "townhouse" 

9. 12.9.2a Downtown Core – Site 9 Replace "horizontal multiple" 
with "townhouse" 

10. 10.5.4 Lakeview Local Area Plan Delete and replace 
preamble with: 
"Townhouses may be 
developed, subject to, 
among other things:" 

11. 13.1.3.2a Lakeview Local Area Plan – Site 3 Delete "other forms of 
horizontal multiple 
dwellings" 

12. 13.1.12.2 Lakeview Local Area Plan – Site 12 Delete "and horizontal 
multiple" 

13. 13.1.13.2 Lakeview Local Area Plan – Site 13 Replace "horizontal multiple" 
with "townhouse" 

14. 14.10.1.1.2 South Common Community Node – 
Site 1 

Replace "horizontal multiple" 
with "townhouse" 

UNDER APPEAL 

1. 16.6.5.8.2 Cooksville Neighbourhood – Site 2 No change at this time 
2. 11.1.3.1a Downtown Core No change at this time 
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 Date: May 24, 2018 
 
To: Chair and Members of Planning and Development 

Committee 
 
From: Andrew Whittemore, M.U.R.P., Commissioner of 

Planning and Building  

Originator’s file: 
OZ 18/004 W11 
 

Meeting date: 
2018/06/18 
 

 

 

Subject 
PUBLIC MEETING INFORMATION REPORT (WARD 11) 

Application to permit one detached home 

7060 Old Mill Lane, west side of Old Mill Lane, north of Old Derry Road 

Owner: Credit Valley Conservation 

File: OZ 18/004 W11 

Bill 139 

 

Recommendation 
That the report dated May 24, 2018, from the Commissioner of Planning and Building regarding 

the application by Credit Valley Conservation (CVC) to permit one detached home, under File 

OZ 18/004 W11, 7060 Old Mill Lane, be received for information.  

 

 
Report Highlights 
 This report has been prepared for a public meeting to hear from the community 

 The proposed development requires an amendment to the zoning by-law. Conformity with 

the Mississauga Official Plan and the Region of Peel Official Plan will be determined 

through processing of the application 

 Prior to the next report, matters to be addressed include: environmental impacts, tree 

preservation, determining an appropriate building envelope and/or lot reconfiguration, and 

heritage concerns   
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Background 
The application has been circulated for technical comments. A community meeting has not been 

held. The purpose of this report is to provide preliminary information on the application and to 

seek comments from the community. 

 

Comments 
THE PROPERTY AND THE NEIGHBOURHOOD 

Size and Use 

Lot 1 – 7060 Old Mill Lane 

Frontage:  Approximately 20 m (112 ft.) 

Depth: Approximately 25 m (82 ft.) 

Gross Lot Area: 0.1 ha (0.12 ac.) 

Existing Use: Part of the CVC Workshop 

Lot 2 – Credit River valley land 

Frontage on 

Old Mill Lane:  

Approximately 18 m (59 ft.) 

Depth: Irregular 

Gross Lot Area: 74 ha (157 ac.) 

Existing Use: Part of the CVC Workshop and 

Meadowvale Conservation Area 

Proposed Lot 

Frontage:  34 m (111.6 ft.) 

Depth: Irregular 

Gross Lot Area: 0.2 ha (0.4 ac.) 

Existing Use: Part of the CVC Workshop and 

Meadowvale Conservation Area 

 

The subject lands located at 7060 Old Mill Lane include part of the Meadowvale Conservation 

Area. The lands are home of Credit Valley Conservation’s workshop; used by CVC for storage 

and operational needs. They are heavily treed along the southerly property line and at the rear, 

which were part of a historic mill pond. The lands are one of a few non-residential properties in 

the Meadowvale Village Neighbourhood Character Area. They are surrounded by detached 

heritage homes to the north, east and south developed between 1840 and 1940.  
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Originator's f ile: OZ 18/004W11 

 

 

 

Aerial Image of Subject Lands  

 

 

 

 

 

 

 

 

 

 

 

 

 

The surrounding land uses are: 

North:  Detached homes   

East: Detached homes 

South: Detached homes 

West:  Meadowvale Village Conservation Area and Credit River 

 

Information regarding the history of the subject lands is found in Appendix 1. An aerial photo of 

the lands and surrounding area is found in Appendix 2. 

 

DETAILS OF THE PROJECT 

The CVC owns over 74 ha (157 ac.) of land west of Old Mill Lane, including 7060 Old Mill Lane, 

the address of the CVC workshop. The workshop straddles two lots, 40 and 41, on Registered 

Plan TOR-5 which dates back to 1856. Lot 40 appears to have been severed as the house to 

the south sits on a portion of the original Lot 40. 

 

The CVC would like to sell their portion of Lot 40 and some of their portion of Lot 41 (shown in 

red on Appendix 3). The CVC will retain the portion of Lot 41 that is currently used as a trail 

access to the Conservation Area. The CVC is also proposing a lot line adjustment to create a 

larger lot of 0.2 ha (0.4 ac.) in size. The lot line adjustments will be dealt with through a separate 

process (the proposed lot is shown in dashed lines on Appendix 3). 

 

The purpose of this application is to rezone the lands for residential uses and to establish a 

buildable area for a house and accessory structures. Once the zoning is in place and the lot has 

been severed from the larger holding, it will be sold to a third party to build a detached home. 
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Proposed elevations and other design details have not been provided at this time, but will be 

required as part of the site plan approval process.  

 

Development Proposal 

Application 

submitted: 

Received: February 27, 2018 

Deemed complete: March 15, 2018 

Applicant/ 

Owner: 
Credit Valley Conservation 

Number of 

Homes: 

 

One 

Existing Gross 

Floor Area: 
168 m2 (551.2 ft2) 

Lot Coverage: 38.4% or less (based on Development 

Envelope proposed) 

Anticipated 

Population: 

3.54* 
*Average household sizes for all units (by type) 

based on the 2016 Census  

 

 

Image of existing 

conditions 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

LAND USE CONTROLS 

The subject lands are designated Complementary Use Area within the Parkway Belt West 

Plan (1974). Uses permitted within the Complementary Use Area of the Plan include: ‘existing 

uses’; residential uses and infilling of existing settlements. The Ministry of Municipal Affairs has 

confirmed that this application conforms with the land use designation within the Parkway Belt 

West Plan. 
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The western portion of the subject lands are located within the Core Woodland and Valley Area 

of the Greenlands System in the Region of Peel Official Plan (ROP), while the eastern portion is 

located within the Urban System in the ROP.  

 

The subject lands are located in the Meadowvale Village Neighbourhood Character Area and 

designated Parkway Belt West in Mississauga Official Plan (MOP). They are also identified as 

containing natural hazards (see Appendix 4). The Parkway Belt West designation permits uses 

governed by the provisions of the Parkway Belt West Plan. The lands behind the existing 

workshop fall within the Significant Natural Area, CRR1. These form part of the Natural Heritage 

System of Mississauga. The proposed rezoning will be reviewed against the MOP policies. They 

are discussed further in Appendix 6.  

 

The lands are also located within the Meadowvale Village Heritage Conservation District 

Boundary. The Meadowvale Village Heritage Conservation Plan stipulates that lot boundary 

adjustments require a Heritage Permit, as outlined in MOP.  

 

Through the review of the Environmental Impact Study (EIS) and existing "lot of record" 

information, conformity with the ROP Greenlands System and MOP Natural Heritage System 

Lands will be determined. An amendment to the Regional and Mississauga Official Plan may be 

required.  

 

The subject lands are currently zoned PB1 (Parkway Belt West) and PB1-5 (Parkway Belt 

West 1 – Exception 5) (see Appendix 5) which permits passive recreational and conservation 

uses, and a detached dwelling and accessory structures legally existing on the date of the 

passing of the Zoning By-law, respectively. The applicant is proposing to amend the PB1 

(Parkway Belt West 1) and PB1-Exception (Parkway Belt West 1 - Exception 5) to permit 

one detached home, using the R1-32 (Detached Dwelling-Exception 32) zoning standards, 

which is the prevailing residential zone in the historic Village.  

 

Detailed information regarding the existing and proposed official plan policies and proposed 

zone standards is found in Appendices 6 and 7. 

 

WHAT DID THE COMMUNITY SAY 

No community meetings were held yet and no written comments were received by the Planning 

and Building Department. 

 

DEVELOPMENT ISSUES 

Agency comments are summarized in Appendix 8 and school accommodation information is 

contained in Appendix 9. Based on the comments received and the applicable Mississauga 

Official Plan policies, the following matters will have to be answered and illustrate good planning 

to support the proposal:  
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 Are the policies and principles of the Provincial Policy Statement, Parkway Belt West Plan, 

Regional Official Plan and Mississauga official plan (including the natural hazards and 

green systems policies) maintained by this proposal? 

 Is the proposal compatible with the Meadowvale Village Heritage Conservation District and 

the character of the neighbourhood? 

 Is the proposed building envelope large enough for a home and a detached garage? 

 Are the proposed zoning regulations appropriate? 

 Have all other technical requirements and studies, including noise, environmental impact 

study, tree preservation plan and environmental site assessment related to the proposal 

been addressed and found to be acceptable?  

 

OTHER INFORMATION 

The applicant has submitted the following information in support of the application: 

 Survey and Title Abstract 

 Draft Zoning By-law 

 Heritage Impact Assessment 

 Grading Plan 

 Phase I and 2 Environmental Site 

Assessments 

 Context Map and Concept Plan 

 Planning Justification Report 

 Environmental Impact Study 

 Stage I and II Archaeological 

Assessment 

 Functional Servicing and Stormwater 

Management Report 

Development Requirements 

The City will require the applicant to enter into a development agreement to ensure any 

approved development parcel, tree preservation plans and noise warning clauses are registered 

on title. Prior to any development proceeding on-site, the City will require the submission and 

review of an application for site plan approval. 

 

Financial Impact 
Development charges will be payable as required by the Development Charges By-law of the 

City. Also the financial requirements of any other external commenting agency must be met. 

 

Conclusion 
Most agency and City department comments have been received. The Planning and Building 

Department will make a recommendation on this project after the public meeting has been held 

and the issues have been resolved. 

 

Attachments 
Appendix 1: Site History 

Appendix 2: Aerial Photograph 

Appendix 3: Proposed Concept Plan 

Appendix 4: Excerpt of Meadowvale Village Neighbourhood District Character Area  

Land Use Map 
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Appendix 5: Existing Zoning and General Context Map 

Appendix 6: Summary of Existing and Proposed Mississauga Official Plan Policies and 

Relevant Mississauga Official Plan Policies 

Appendix 7: Summary of Existing and Proposed Zoning Provisions 

Appendix 8: Agency Comments 

Appendix 9: School Accommodation 

 

 

 

Andrew Whittemore, M.U.R.P., Commissioner of Planning and Building 

 

Prepared by: Caleigh McInnes, Development Planner 
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  Appendix 1 
 
Credit Valley Conservation Authority  File:OZ 18/004 W11 
  

 
 

Site History 
 

 

 1840s – Francis Silverthorn attempted to operate a saw mill along the Credit River, 
including on the subject property  
 

 July 21, 1856 – Plan Tor-5 ″Bristow’s Plan or Survey″ was registered to create park 
lots in Meadowvale Village. The subject property was shown on this plan as parts of 
Lots 40 and 41 
 

 1963 – The property was sold to Credit Valley Conservation Authority, and the 
existing building was constructed 

 

 June 9, 1980 – The property was designated under Part V of the Ontario Heritage Act 
(City of Mississauga By-law 453-80) 
 

 June 20, 2007 – Zoning By-law 0225-2007 came into force except for those sites 
which have been appealed. The subject lands are zoned PB1-5 (Parkway Belt West) 
which permits the existing use 
 

 July 5, 2004 – Amendment No. 172 to the Parkway Belt West Plan was approved by 
the Ministry of Municipal Affairs, amending the subject lands from Public Open Space 
and Buffer Area to Complementary Use Area within the Parkway Belt West Plan 

 

 November 14, 2012 – Mississauga Official Plan came into force except for those 
site/policies which have been appealed. As no appeals have been filed the policies of 
the new Mississauga Official Plan apply. The subject lands are designated Parkway 
Belt West in the Meadowvale Village Neighbourhood Character Area 

 

 March 3, 2014 – Meadowvale Village Heritage Conservation District Plan was 
approved (City of Mississauga By-law No. 0078-2014) 
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Appendix 6, Page 1 

Credit Valley Conservation Authority File: OZ 18/004 W11 

Summary of Existing and Proposed Mississauga Official Plan Policies and 

Relevant Mississauga Official Plan Policies 

Current Mississauga Official Plan Designation and Policies for the Meadowvale Village 

Neighbourhood District Character Area 

Parkway Belt West which permits uses governed by the provisions of the Parkway Belt West 

Plan. 

Proposed Official Plan Amendment Provisions 

The applicant is not proposing to redesignate the subject lands. The application is in conformity 

with the land use designation.  

Relevant Mississauga Official Plan Policies 

Specific 
Policies 

General Intent 

S
e
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 (
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c
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re
) Sections 5.3 

5.3.5 
5.3.5.3 
5.3.5.5 
5.3.5.6 

Neighbourhoods will accommodate the lowest densities and building 
heights.  

Intensification within Neighbourhoods may be considered where the 
proposed development is compatible in built form and scale to 
surrounding development, enhances the existing or planned 
development and is consistent with the policies of the Plan.  

Development should be sensitive to the existing and planned context 
and will include appropriate transitions in use, built form, density and 
scale. 
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Section 6.3, 
6.3.12, 
6.3.14.c1,6.3.2
4, 6.3.25, 
6.3.26, 
6.3.27,6.3.28, 
6.3.28d, 
6.3.32, 6.3.33, 
6.7, 6.7.1, 
6.7.2, 6.10.12 

MOP requires protection, restoration, and expansion of the natural 

heritage system through a number of measures. 

Mississauga’s Green System includes Natural Hazard Lands.

Significant Natural Areas meet one or more of the following criteria: 

a. provincially or regionally significant life science areas of

natural and scientific interest (ANSI)

b. environmentally sensitive or significant areas

c. habitat of threatened species or endangered species

d. fish habitat

e. significant wildlife habitat

f. significant woodlands

g. significant wetlands
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Section 6.3, 
6.3.12, 
6.3.14.c1,6.3.2
4, 6.3.25, 
6.3.26, 
6.3.27,6.3.28, 
6.3.28d, 
6.3.32, 6.3.33,  
6.7, 6.7.1, 
6.7.2, 6.10.12 

6.3.14 Natural Green Spaces are areas that meet one or more of the 

following criteria:  

c. watercourses do not fulfil the requirements of a significant

valleyland, even if they are predominantly engineered 

6.3.24 The Natural Heritage System will be protected, enhanced, 

restored and expanded through the following measures:  

a. ensuring that the development in or adjacent to the Natural

Heritage System protects and maintains natural heritage features 

and their ecological functions through such means as tree 

preservation, appropriate location of building envelopes, grading, 

landscaping, and parking and amenity area locations 

Policy 6.3.25 discourages the creation of new lots that will have the 

effect of fragmenting the ownership of Significant Natural Areas, 

Natural Green Spaces, Residential Woodlands and their borders, 

and requires that these be supported by an Environmental Impact 

Study (EIS).  

6.3.26 Lands that meet the criteria of a Significant Natural Area and 

Natural Hazard Lands will be designated Greenlands and zoned to 

ensure their long term protection, life and property. Uses will be 

limited to conservation, flood and/or erosion control, essential 

infrastructure, and passive recreation.  

6.3.27 Development and site alteration as permitted in accordance 

with the Greenlands designation within or adjacent to a Significant 

Natural Area will not be permitted unless all reasonable alternatives 

have been considered and any negative impacts minimized. MOP 

identifies that an Environmental Assessment should be completed to 

evaluate this, and mitigation measures will be outlined in association 

with a development proposal. When not subject to the Environmental

Assessment Act, an Environmental Impact Study will be required. 

6.3.28 Development and site alteration will not be permitted in Core 
Areas of the Greenlands System as defined in the Region of Peel 
Official Plan, except in accordance with Regional requirements.  
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Section 6.3, 
6.3.12, 
6.3.14.c1,6.3.2
4, 6.3.25, 
6.3.26, 
6.3.27,6.3.28, 
6.3.28d, 
6.3.32, 6.3.33, 
6.7, 6.7.1, 
6.7.2, 6.10.2 

6.3.32 Development and site alteration will not be permitted within or 

adjacent to Natural Green Spaces, Linkages and Special Management 

Areas unless it has been demonstrated that there will be no negative impact 

to the natural heritage features and their protection, restoration, 

enhancement and expansion have been identified. This will be demonstrated 

through a study in accordance with the requirements of the Environmental

Assessment Act.  Environmental Impact Study will be required. When 

not subject to the Environmental Assessment Act, an Environmental 

Impact Study will be required. 

6.3.33 Environmental Impact Studies will delineate the area to be 

analysed, describe existing physical conditions, identify 

environmental opportunities and constraints, and evaluate the 

ecological sensitivity of the area in relation to a proposal. It will also 

outline measures to protect, enhance, restore and expand the 

Natural Heritage System and associated ecological functions. 

Environmental Impact Studies will be prepared to the satisfaction of 

the City and appropriate conservation authority.  

Natural Hazard Lands are generally unsafe for development due to 

naturally occurring processes such as flooding and erosion.  

Mississauga will consider the potential impacts of climate change 

that may increase the risk associated with natural hazard lands.  

Vegetated protection area buffers that provide a physical separation 

of development from the limits of Natural Hazard Lands will be 

determined on a site specific basis as part of an Environmental 

Impact Study or other similar study, to the satisfaction of the City and 

appropriate conservation authority.  

Development and site alteration, as outlined in 6.3.28 of MOP, will 

not be permitted in habitat of endangered and threatened species, 

except in accordance with Provincial and Federal requirements.  
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6.10, 6.10.2, 
6.10.2.1, 
6.10.2.2, 

6.10.2.1 Land uses located at or above the 1996 noise exposure 

projection(NEP)/2000 noise exposure forecast (NEF) will require a 

noise study as a condition of development, subject to the conditions 

outlined in MOP. 

6.10.2.2 Tenants and purchasers must be notified when a proposed 
development is located at the NEP/NEF composite noise contour of 
25 and above  

6.10.2.3 A noise warning clause will be included in agreements that 
are registered on title 

6.10.2.4 Residential and other sensitive land uses within the Airport 
Operating Area will not be permitted as a principal or an accessory 
use with the following exceptions:  
a. lands identified as “Exception Area” as shown on Map 6-1
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Section 7.4, 
7.4.3, 7.4.1.2, 
7.4.1.1, 
7.4.1.3, 
7.4.1.6, 
7.4.1.10, 
7.4.1.12, 
7.4.1.14, 
7.4.1.15, 
7.4.2.2, 
7.4.2.3, 
7.4.3.1, 7.4.3.3 

Policies 7.4.3 of MOP provide details and requirements on Heritage 
Conservation Districts.  

7.4.3.3 Applications for development within a Heritage Conservation 
District will be required to include a Heritage Impact Assessment and 
Heritage Permit, prepared to the satisfaction of the City and the 
appropriate authorities having jurisdiction.  
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Section 9.2 
9.2.2 
9.2.2.3 
9.3.5 
9.5.1 
9.5.2 

Infill and redevelopment within Neighbourhoods will respect the 
existing and planned character, provide appropriate transitions to the 
surrounding context and minimize undue impacts on adjacent 
properties.  

While new development need not mirror existing development, new 
development in Neighbourhoods will respect existing lotting patterns, 
respect the continuity of front, rear and side yard setbacks, respect 
the scale and character of the surrounding area, minimize 
overshadowing and overlook on adjacent neighbours, incorporate 
best stormwater management practices, preserve mature high 
quality trees and ensure replacement of the tree canopy, and be 
designed to respect the existing scale, massing, character and 
grades of the surrounding area. 

Private amenity areas will be required for all development. 
Residential development will be required to provide common outdoor 
on-site amenity areas that are suitable for the intended users. 

Buildings and site design will be compatible with the surrounding 
context and surrounding landscape of the existing or planned 
character of the area.  

The arrangement of elements on a site, as well as their massing and 
design, should contribute to achieving the City’s vision and the
intended character for the area. The development of a property may 
include one or more buildings or structures, services and utilities, 
parking areas and driveways and landscaping. Site design which 
incorporates stormwater best management practices will assist 
in achieving sustainable development objectives. 

4.4 - 17



Appendix 6, Page 6 

Credit Valley Conservation Authority File: OZ 18/004 W11 

Specific 
Policies 

General Intent 
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Section 19.5.1 This section contains criteria which requires an applicant to submit 
satisfactory planning reports to demonstrate the rationale for the 
proposed amendment as follows: 

 the proposal would not adversely impact or destabilize the
following:  the overall intent, goals and objectives of the Official
Plan; and the development and functioning of the remaining lands
which have the same designation, or neighbouring lands;

 the lands are suitable for the proposed uses, and compatible with
existing and future uses of surrounding lands;

 there are adequate engineering services, community
infrastructure and multi-modal transportation systems to support
the proposed application;

 a planning rationale with reference to Mississauga Official Plan
policies, other relevant policies, good planning principles and the
merits of the proposed amendment in comparison with the
existing designation has been provided by the applicant.
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Summary of Existing and Proposed Zoning Provisions 

Existing Zoning By-law Provisions 

PB1 (Parkway Belt West) and PB1-5 (Parkway Belt West 1 – Exception 5), which passive

recreational and conservation uses, and one detached dwelling and accessory structures legally 

existing on the date of passing of the City of Mississauga Zoning By-law 0225-2007, 

respectively. 

Proposed Zoning Standards 

Zone Standards 
Base PB1-5 Zoning 
By-law Standards 

Base R1-32 Zoning 
By-law Standards 

Proposed PB1-
Exception Zoning 
By-law Standards 

Permitted uses One detached 
dwelling and 
accessory structures 
legally existing on the 
date of passing of the 
Zoning By-law 

One detached 
dwelling (and 
accessory structures) 

One detached 
dwelling and 
accessory structures 

Minimum lot area - 1 050 m2 (11,302.12 
ft.2) 

1 569 m2 

(16,888.6 ft.2) 

Minimum lot frontage - 15.0 m (49.2 ft.) 34.0 m (111.6 ft.) 

Maximum lot 
coverage 

- 25% 38.4% 

Minimum front yard - 9.0 m (29.5 ft.) 9.0 m (29.5 ft.) 

Minimum exterior and 
interior side yards 

- Minimum combined 
width of side yards: 

1) one-storey
detached
dwelling –
20% of the lot
frontage (1.8
m, 5.91 ft.)

2) two-storey
detached
dwelling-
27% of the lot
frontage
(2.43 m, 7.97
ft.)

2.0 m (6.6 ft.) - north 
7.5 m (24.6 ft.) - 
south 

Minimum rear yard - 7.5 m (24.6 ft.) 7.5 m (24.6 ft.) 

Maximum height –
Highest ridge 

- 7.5 m (24.6 ft.) 7.5 m (24.6 ft.) 

Maximum gross floor - 160 m2 (1,722.2 ft.2) 160 m2 (1,722.2 ft. 2) 
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Credit Valley Conservation Authority File: OZ 18/004 W11 

Zone Standards 
Base PB1-5 Zoning 
By-law Standards 

Base R1-32 Zoning 
By-law Standards 

Proposed PB1-
Exception Zoning 
By-law Standards 

area – infill
residential 

plus 0.10 times the 
lot area 

plus 0.10 times the 
lot area 

Garage - An attached garage 
shall not be permitted 

An attached garage 
shall not be permitted 

Maximum floor area 
of a detached garage 

- 50 m2 (538.2 ft. 2) 50 m2 (538.2 ft. 2) 

Maximum projection 
of the front garage 
face of a detached 
garage beyond any 
portion of the first 
floor front wall or 
exterior side wall 

- 0.0 m (0.0 ft.) 0.0 m (0.0 ft.) 

Maximum driveway 
width 

- 3.0 m (9.8 ft.) - 

Minimum landscaped 
soft area in the yard 
containing the 
driveway 

- 40% of the front yard 
and/or exterior side 
yard 

- 

Note: The provisions listed are based on the applicant's preliminary concept plan and are 
subject to revisions as the plan is further refined. 

Additional requirements may be imposed by the regulations in the Meadowvale Village Heritage 
Conservation District Plan. 
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Agency Comments 

The following is a summary of comments from agencies and departments regarding the 
application. 

Agency / Comment Date Comment 

Region of Peel 

(May 18, 2018) 

The proposed lot line reconfiguration and proposed building 

envelope is located within a Core Woodland and Valley Area 

of the Greenlands System in Peel, under policy 2.3.2 and 

Schedule A of the Region of Peel Official Plan (ROP). As per 

Section 2.3.2.6 of the ROP, development and site alteration is 

not permitted within the Core Areas of the Greenlands System 

in Peel, except for:  

 A new single residential dwelling on an existing lot of

record, provided that the dwelling would have been

permitted by the applicable planning legislation or

zoning by-law on the date that ROP Amendment 21B

came into effect.

The Region of Peel does not recognize the new lot line 

reconfiguration as an existing lot of record and therefore will 

not permit development and/or site alterations within the Core 

Areas of the Greenland System. Regional staff recognizes the 

existing lot of record being Part of Lots 40 and 41, Registered 

Plan TOR-5. This does not include the portion of lands located 

within the limits of the Core Areas of the Greenlands System.  

The Region of Peel will work with the applicant to establish an 

appropriate building envelope that does not include 

development within the Core Areas of the Greenlands System. 

An existing 150 mm (5.9 in.) diameter water main and an 

existing 250 mm (9.8 in.) diameter sanitary sewer is located 

on Old Mill Lane. 

Regional site servicing approvals are required prior to building 

permit issuance. Servicing of the proposed development must 

comply with the Ontario Building Code and the most current 

Region of Peel standards. All works associated with servicing 

the site will be at the applicant’s expense.
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Agency / Comment Date Comment 

The Region of Peel will provide curbside collection of garbage, 

recyclable materials, household organics and yard waste 

subject to outstanding site plan requirements. 

Dufferin-Peel Catholic 

District School Board and 

the Peel District School 

Board 

(April 20, 2018 and April 25, 

2018) 

Dufferin-Peel Catholic District School Board responded that 

they are satisfied with the current provision of educational 

facilities for the catchment area and, as such, the school 

accommodation condition as required by City of Mississauga 

Council Resolution 152-98 pertaining to satisfactory 

arrangements regarding the adequate provision and 

distribution of educational facilities need not be applied for this 

development application. 

Since the application is only proposing one residential unit, 

Peel District School Board does not have any comments on 

this application.  

Credit Valley Conservation 

(April 25, 2018) 

The property is subject to the Development, Interference with 

Wetlands, and Alterations to Shorelands & Watercourses 

Regulation (Ontario Regulation 160/06). This regulation 

prohibits altering a watercourse, wetland or shoreline and 

prohibits development in areas adjacent to Lake Ontario 

shoreline, river and stream valleys, hazardous lands and 

wetlands, without the prior written approval of Credit Valley 

Conservation (CVC) (ie. issuance of a permit). The subject 

property is located within the regulatory floodplain of the Credit 

River and contains Environmentally Significant Areas. The 

property also contains Regional Core Greenlands. 

CVC notes that the proposal seeks to recognize a previously 

existing lot through a lot line adjustment.  

As identified in the Environmental Impact Statement (EIS), 

prepared by North-South Environmental, February 2018, three 

of the trees proposed for removal are suitable for bat-roosting, 

with potential implications to species at risk (SAR). An 

information gathering form has been submitted to the Ministry 

of Natural Resources and Forestry (MNRF), and confirmation 

of the proposed mitigation measures are adequate to meet 

requirements as identified under the Endangered Species Act 
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Agency / Comment Date Comment 

(ESA) should be received prior to final Site Plan and/or permit 

approvals. 

To minimize potential (future) negative impacts to the adjacent 

natural heritage features/areas, CVC staff recommend a 

gateless fence be required to be installed along the perimeter 

of the rear portion of the property as part of the site 

plan/permitting process.  

CVC staff are satisfied with the evaluation and 

recommendations/conclusions of the EIS. CVC staff expect 

that the recommendations as outlined in the EIS are 

appropriately implemented through the subsequent site 

plan/permitting processes.   

City Community Services 

Department – Park

Planning Section 

(May 7, 2018) 

In comments dated May 7, 2018, Community Services 

indicated that the subject lands are adjacent to the 

Meadowvale Conservation Area (P-328) which is zoned PB1-

11, G1, PB1, PB1-9) and contains picnic areas, washroom 

facilities and the adjoining Millstone Park (P-478). 

Future residents on this property will be served by Coopers 

Common (P-399) which is zoned OS1 and contains a 

playground that is located less than 677 m (2,221.1 ft.) from 

the subject lands. Old Ridge Park (P-391) is zoned OS1 and is 

located less than 540 m(1,771.7 ft.) from the subject lands. 

The applicant has submitted an Environmental Impact 

Statement prepared by Credit Valley Conservation and North-

South Environmental Inc. dated February 2018.  The EIS is 

deficient and does not meet City requirements. The top-of-

bank and natural features field staking has not been 

established to the satisfaction of the City. A determination of if 

the proposal includes new lot lines considered development 

under the PPS, and whether the proposal is allowed under 

Region of Peel OP – Core Woodland policies are currently

under review. 

Should this application be approved, gateless fencing will be 

required along the boundary of the Meadowvale Conservation 

Area (P-328). Additionally, securities will be required for 
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Agency / Comment Date 

 

Comment  

 

greenbelt clean-up, restoration, parkland protection, hoarding, 

and fencing. Street tree contributions for the Old Mill Lane 

frontage will be required as a condition of site plan approval. 

 

Prior to the issuance of building permits, cash-in-lieu for park 

or other public recreational purposes is required pursuant to 

Section 42 of the Planning Act (R.S.O. 1990, c.P. 13, as 

amended) and in accordance with City's Policies and By-laws. 

  

City Community Services 

Department – Parks and 

Forestry Division 

(March 21, 2018) 

The CVC is exempt from requiring a tree permit as per the 

Tree Protection By-law 254-12.  

 

City Community Services 

Department – Heritage 

Division 

(April 27, 2018) 

The Meadowvale Village Heritage Conservation District Plan, 

2014 (“the Plan”) stipulates that lot boundary adjustments 

require a Heritage Permit, being a substantive alteration as 

specified by Section 4.2.2.j of the Plan. A Heritage Permit 

application has not been received to date. 

 

The criteria for a Heritage Permit are defined in Section 

4.2.2.1 of the Plan.  

 

The Plan specifies in Section 4.2.4.1 that, with respect to 

scale and location:  

 New construction should be sited on the lot to retain 

spatial relationships and a sense of open space 

between structures and neighbouring properties 

 Residential structures should be oriented to the street 

in a traditional manner 

 The setback from the street should be a median of 

neighbouring properties 

 New built garages or garage replacements, should be 

fully detached and set back from the front façade 

 The level of a structure’s foundation above grade 
should be kept to a minimum 

 

Greater Toronto Airport 

Authority  

(May 8, 2018) 

The subject property is affected by the Approach Surfaces for 

runways 05 (future designation 05L) and proposed runway 

05R.  
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Agency / Comment Date 

 

Comment  

 

The proposed detached dwelling would be within the allowable 

height limits associated with the Airport Zoning Regulations for 

Toronto Pearson International Airport.  

 

The subject property lies within the 30-35 Noise Exposure 

Forecast (NEF)/Noise Exposure Projection (NEP) of the 

composite contour map for Toronto Pearson International 

Airport and within the Pearson Airport Operating Area. Noise 

contours depicting the NEF and NEP are produced to 

encourage compatible land use planning in the vicinity of 

airports.  

 

The Greater Toronto Airport Authority (GTAA) requests the 

completion of a Noise Impact Study from a qualified noise 

engineer certifying that the design drawings submitted for the 

proposed residential dwelling are in compliance with all 

Ministry of Environment and Climate Change (MOECC) noise 

guidelines (Publication NPC-300).  

 

In addition, the GTAA requests an acoustical certification with 

all applicable MOECC noise guidelines and the noise study 

referred to above, and a noise warning clause in the 

development agreement registered on title to the property.  

 

City Transportation and 

Works Department 

(May 15, 2018) 

The applicant has been requested to provide additional 

technical details. Development matters currently under review 

and consideration by this department include: 

 

 Clarification required with regards to the Environmental 

Site Assessment of the property (including a plan to 

manage the decommissioning of the existing private 

septic system) 

 

The above aspects will be addressed in detail prior to the 

Recommendation Report. The completion and filing of a 

Record of Site Condition will be addressed prior to By-law 

Enactment. 

 

Other City Departments 

and External Agencies 

The following City Departments and external agencies offered 

no objection to these applications provided that all technical 
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Agency / Comment Date 

 

Comment  

 

matters are addressed in a satisfactory manner:  

 City Community Services Department – Culture 

Division 

 Canada Post 

 Enbridge Gas 

 Alectra Utilities 

 Economic Development 

 City Community Services Department – Fire and 

Emergency Services Division 

 Bell Canada 

 

 The following City Departments and external agencies were 

circulated the applications but provided no comments:  

 Rogers Cable 

 Mississauga Transit 
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Credit Valley Conservation Authority File: OZ 18/004 W11 

School Accommodation 

The Peel District School Board 
The Dufferin-Peel Catholic District School 
Board 

Since the application is only proposing one 
residential unit, the Board does not have any 
further comments on this application.  

 Student Yield:

1 Junior Kindergarten to Grade 8 
1 Grade 9 to Grade 12 

 School Accommodation:

St. Julia

Enrolment: 499 
Capacity: 579 
Portables: 0 

St. Marcellinus

Enrolment: 1806 
Capacity: 1509 
Portables: 6 
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Date: May 24, 2018 

To: Chair and Members of Planning and Development 
Committee 

From: Andrew Whittemore, M.U.R.P., Commissioner of 
Planning and Building 

Originator’s files:
OZ 17/012 W1 and 
T-M17004 W1 

Meeting date: 
2018/06/18 

Subject 
PUBLIC MEETING INFORMATION REPORT (WARD 1) 

Applications to permit a new multi-phase waterfront community comprising a mix of 

residential, commercial, institutional and open space uses 

70 Mississauga Road South and 181 Lakeshore Road West (former Imperial Oil Lands) 

Southwest quadrant of Lakeshore Road West and Mississauga Road South 

Owner: Port Credit West Village Partners Inc. 

Files: OZ 17/012 W1 and T-M17004 W1 

Pre Bill 139 

Recommendation 
That the report dated May 24, 2018, from the Commissioner of Planning and Building regarding 

the applications by Port Credit West Village Partners Inc. to permit a new multi-phase waterfront 

community comprising a mix of residential, commercial, institutional and open spaces uses 

under Files OZ 17/012 W1 and T-M17004 W1, 70 Mississauga Road South and 181 Lakeshore 

Road West, be received for information.  

Report Highlights 
 This report has been prepared for a public meeting to hear from the community

 The proposed development requires amendments to the official plan and zoning by-law

and a draft plan of subdivision

 Community concerns identified to date relate to traffic volumes, the road network, public

access to the west side green corridor, height and density

 Prior to the next report, matters to be addressed include the adequacy of the road and

open space networks, evaluation of campus uses, built form, density, site design,

environmental remediation and the satisfactory resolution of other technical requirements
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Originator's f iles: OZ 17/012 W1 and T-M17004 W1 

 

Background 
On August 29, 2017, Port Credit West Village Partners Inc. (PCWVP) submitted Official Plan 

Amendment, Rezoning and Plan of Subdivision applications to the City, as well as a Master 

Plan document which outlined their vision of development for the lands. On March 1, 2018, the 

landowner appealed their development applications to the Local Planning Appeal Tribunal 

(LPAT) due to the failure by Council to make a decision within the required timelines under the 

Planning Act. An LPAT pre-hearing conference has not yet been scheduled. 

 

The applications and the Master Plan have been circulated for technical comments and 

community meetings have been held. The purpose of this report is to provide preliminary 

information on the applications and to seek comments from the community. 

 

Comments 
THE PROPERTY AND THE NEIGHBOURHOOD 

Size and Use 

Frontage:  498.7 m (1,636.1 ft.) - Lakeshore Road 

West 

486.2 m (1,595.1 ft.) – Mississauga 

Road South 

Depth: 523 m (1,715 ft.) - Irregular 

Gross Lot Area: 29.14 ha ( 72.0 ac.) 

Existing Uses: Vacant, except for former gas station 

buildings 

 

The property is located southwest of Lakeshore Road West and Mississauga Road South within 

the heart of Port Credit.  Two established and unique low density residential neighbourhoods 

are found immediately to the west (Cranberry Cove) and east (Old Port Credit Village Heritage 

Conservation District).  The north side of Lakeshore Road West is characterized by a mix of low 

rise retail commercial and residential uses, townhomes and two future 8 storey rental retirement 

buildings that are about to be constructed. J.C. Saddington Park borders the southeast corner of 

the site, which connects to the Waterfront Trail that runs through the shoreline portion of the 

subject lands.  This public trail also crosses over abutting Crown lands owned by the province 

and provides direct public views and access to Lake Ontario. 

 

The site has a long history of manufacturing and industrial uses.  A brick manufacturing facility 

operated on the lands from the late 1800s to 1933. It was during this period that the excavation 

of shale for brickmaking occurred, leading to the creation of a large shale pit that was later used 

as a storm water management pond.  This pond still exists and is the most noticeable feature on 

the site.  From 1933 to 1985 the lands were used as an oil refinery and storage facility, which 

included a tank farm, a refinery processing area and administration buildings. In 1985, oil 
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Originator's f iles: OZ 17/012 W1 and T-M17004 W1 

refining operations ended and in 1990 the site was decommissioned.  It has been vacant since, 

except for the former gas station at the northeast corner of the site that recently ceased 

operations.  

  Aerial image of the subject lands 

  
 

The surrounding land uses are: 

North:  Across Lakeshore Road West, Credit Landing Shopping Centre, two and three storey 

residential/commercial buildings, Peel Chrysler Fiat car dealership, vacant lands 

approved for eight storey retirement residences 

East: Across Mississauga Road South, commercial uses along Lakeshore Road West, one 

and two storey detached homes, J.C. Saddington Park 

South: Provincial Crown land, Lake Ontario 

West:  One and two storey detached homes, Peel Chrysler Fiat used car dealership 

 

Information regarding the history of the site is found in Appendix 1. An aerial photo of the 

property and surrounding area is found in Appendix 2. 

 

DETAILS OF THE PROJECT 

The applications are to permit a very significant mixed use redevelopment of this waterfront 

brownfield site.  A range of residential, commercial, institutional and open space uses are 

proposed, as are a network of public and private roads. Dwellings include traditional 

townhomes, back to back and stacked townhomes, live-work units, mid-rise and high-rise 

condominium apartment units, with heights ranging from 2 ½ storeys to 26 storeys. The 
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applicant has indicated that some of the apartment units may be rentals. Retail commercial uses 

with a height range of two to three storeys are proposed along Lakeshore Road West. A central 

north-south "promenade" street and 25 m (82 ft.) wide linear public park are proposed to 

connect Lakeshore Road West to a new 3.2 ha (7.8 ac) waterfront park. The north end of this 

promenade will feature a "village square" framed by mid-rise mixed use retail commercial and 

residential buildings. The south end of the promenade leads to a "campus" precinct with a mix 

of residential and non-residential uses in mid-rise buildings which ultimately connects to the 

waterfront park. PCWVP is pursuing a partnership with YMCA as a possible non-residential 

campus use.  Along the middle section of the promenade are a mix of townhomes, mid-rise and 

high-rise residential apartment buildings.  Townhomes are proposed along the west and east 

portions of the site adjacent to the existing low density neighbourhoods. A public elementary 

school will be part of the development as requested by the Peel District School Board. 

 

Development Proposal 

Applications 

submitted: 

Received: August 29, 2017 

Deemed complete: September 1, 2017 

Revised: March 9, 2018 

Owner/Applicant: Port Credit West Village Partners Inc. 

(comprised of Diamond Corp., Dream 

Unlimited Corp., FRAM + Slokker 

Building Group and Kilmer Van Nostrand 

Co. Limited)  

Townhome units: 

Back to back & stacked 

townhome units: 

Apartment units: 

Total: 

   359 

 

   146 

2,464 

2,969 

Height: From 2 to 26 storeys 

Floor Space Index: See Appendix 3, Page 4 

Public Park Area: 5.0 ha (12.4 ac)  

Privately Owned Public 

Spaces (POPS): 
2.0 ha (4.9 ac) 

Landscaped Area 

(includes POPS but 

does not include public 

parks) 

41% 

Gross Floor Area: Residential:  365 922 m2 (3,938,880 ft2) 

Retail:   14 525 m2 (156,351 ft2) 

Office:    13 764 m2 (148,159 ft2) 

Inst. (YMCA):     8 648 m2 (93,089 ft2) 

Total:  402 859 m2 (4,336,480 ft2)  
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Development Proposal 

Road type: Combination of public and standard 

condominium private roads 

Anticipated Population: 6,927* 
*Average household s izes for all units (by type) 

based on the 2016 Census  

Parking: 

resident spaces 

visitor spaces 

commercial/institutional 

spaces 

Total 

Required** 

   4,336   

      609 

   1,411 

 

   6,355 

Proposed** 

  3,266 

     446 

  1,108 

 

  4,820 

 **Parking figures provided by the applicant for the 

entire site and based on high-level development 

assumptions. Required and Proposed figures will 

be lower once the shared parking formula for 

mixed use developments are applied as specific 

uses are confirmed through the site plan process. 

Green 

Initiatives: 

 investigating low carbon energy 

sources, including geothermal, rooftop 

solar and district energy 

 targeting LEED Gold for office 

buildings 

 examining sustainable water 

management/flood risk mitigation 

measures including bio-retention, 

vegetated swales and filter strips, rain 

barrels, green roofs, tree pits and 

cisterns 

 

The proposed Master Concept Plan is found in Appendix 3 and building renderings are shown in 

Appendix 4. 
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LAND USE CONTROLS 

The subject lands are located within the Vacant Former Refinery and Mainstreet Neighbourhood 

Precincts of the Port Credit Neighbourhood Character Area and are designated Special 

Waterfront – Special Site 3, Motor Vehicle Commercial, Public Open Space and 

Greenlands (see Appendix 5). Special Waterfront – Special Site 3 requires a comprehensive 

master plan to determine the appropriate use of the lands prior to redevelopment.  Motor 

Vehicle Commercial permits a gas bar, motor vehicle repair, motor vehicle service station and 

Image of existing 

conditions 

Applicant's rendering of the 

proposed full site build-out 

4.5 - 6



Planning and Development Committee 2018/05/24 7 

Originator's f iles: OZ 17/012 W1 and T-M17004 W1 

a motor vehicle wash.  Public Open Space permits a range of uses including parkland, golf 

courses, recreational facilities, nursery gardening, conservation uses and accessory uses. 

Greenlands permits a range of uses including parkland, passive recreational activities, flood 

control/erosion management, conservation uses and accessory uses. 

 

The applicant is proposing the following: 

 

 Modify the Special Waterfront – Special Site 3 policies and also apply them to the lands 

currently designated Motor Vehicle Commercial (the former Esso gas station site) as part 

of the mixed use proposal 

 Technical changes to Schedule 1 (Port Credit Character Areas and Precincts), Schedule 1a 

(Urban System – Green System), Schedule 2A (Port Credit Neighbourhood Height Limits), 

Schedule 4 (Parks and Open Spaces), Schedule 5 (Long Term Road Network) and 

Schedule 10 (Land Use Designations) to make them consistent with the proposal 

 Introduction of new Schedule 2C (Port Credit West Village Precinct Height Limits) to outline 

proposed height limits 

 

The existing and proposed zones are listed in the chart below: 

 

Existing Zones Proposed Zones 

D (Development) C4 - Exception (Mainstreet Commercial) 

C5 (Motor Vehicle Commercial)  

G1 (Greenlands – Natural Hazards) 

RM9 – Exceptions A, B and C (Horizontal 

Multiple Dwellings With More Than 6 

Dwellings) 

 RA3 – Exception (Apartments) 

 RA4 – Exception (Apartments) 

 RA5 – Exception (Apartments) 

 I – Exception (Institutional) 

 OS1 – Exception (Open Space – Community 

Park) 

 OS2 – Exception (Open Space – City Park) 

 

Detailed information regarding the existing and proposed official plan policies and zone 

standards is found in Appendices 7 and 8. 

 

A draft plan of subdivision is required in order to create separate development parcels/blocks, 

public road and public park blocks. Appendix 9 contains a copy of the applicant’s proposed draft 

plan of subdivision as well as their proposed phasing of the development. Phase 1 would 

include the western townhome blocks and the commercial buildings along Lakeshore Road 

West.  The higher density buildings and the Campus would be built in later phases. 
 

 

 

4.5 - 7



Planning and Development Committee 2018/05/24 8 

Originator's f iles: OZ 17/012 W1 and T-M17004 W1 

Bonus Zoning 

On September 26, 2012, Council adopted Corporate Policy and Procedure 07-03-01 – Bonus 

Zoning. In accordance with Section 37 of the Planning Act and policies contained in the Official 

Plan, this policy enables the City to secure community benefits when increases in permitted 

height and/or density are deemed to be good planning by Council through the approval of a 

development application. Should these applications be approved by Council, or through LPAT, 

the City will report back to Planning and Development Committee on the provision of community 

benefits as a condition of approval. 

 

WHAT DID THE COMMUNITY SAY 

A community meeting was held by the late Ward 1 Councillor Jim Tovey on November 21, 2017.  

This meeting included a workbook session for residents in attendance to fill out and return to the 

applicant.  Staff have been given copies of all these responses.  After the applicant submitted 

revised plans, two local ratepayers groups (Town of Port Credit Association and Cranberry 

Cove Ratepayers Association) hosted another community meeting on March 26, 2018 which 

was attended by the applicant, City staff and Ward 1 Councillor Dave Cook. A second 

community meeting took place on May 30, 2018 hosted by Councillor Cook.  Many written 

submissions were also made by the public over the past several months. 

 

Comments made by the community are listed below and are grouped by issue. They will be 

addressed along with comments raised at the public meeting in the Recommendation Report, 

which will come at a later date. 

 

 Concern that this development will greatly increase traffic along Lakeshore Road West and 

in the larger community 

 Specific concern that the proposal will create a significant increase in traffic infiltration into 

the Old Port Credit Village Heritage Conservation District immediately to the east of the 

subject lands 

 Desire for no road connections to Mississauga Road South 

 Taller buildings should not be near Lake Ontario but pushed further north 

 Preference for the original master plan submission, as it showed taller buildings further 

south near the lake and therefore further away from the adjacent Heritage Conservation 

District 

 There should be lower density throughout the entire site and mid-rise heights as a 

maximum 

 Concern that there will not be enough privacy for residents who back on to the west side of 

the lands - public access should be removed from the green corridor proposed along the 

west property line 

 The green corridor along Mississauga Road South will be removed which is concerning 

 The Campus area should contain cultural, educational and recreational uses to benefit the 

larger community – residential and office uses should be excluded 

 There should be more parkland along Lake Ontario, and it should have naturalized sections 
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 Affordable housing should be integrated throughout the project  

 More details related to environmental site remediation are needed 

 This development will be a positive addition to the community – the mix of uses is good 

 The idea of a central north-south promenade is very good 

 Pleased with the amount of parkland abutting Lake Ontario 

 The proposed extension of retail commercial uses along Lakeshore Road West is well done 

 

Staff have also received written and verbal communication from residents within the surrounding 

community, which are included in the above list of comments. 

 

DEVELOPMENT ISSUES 

Agency comments are summarized in Appendix 10 and school accommodation information is 

contained in Appendix 11. Based on the comments received and the applicable Mississauga 

Official Plan policies, the following matters will have to be addressed: 

 

 Adherence to the applicable policies and principles of Mississauga Official Plan  

 Consistency with the Council approved Master Planning Framework, which is to provide 

guidance to the Master Concept Plan for the site 

 Appropriateness of the proposed road network including the ratio of public versus private 

roads and related transportation and servicing issues 

 Compatibility with the surrounding context and appropriateness with respect to the proposed 

land uses, built form, massing, density, site design and environmental sustainability features 

 Has an appropriate transition been provided to the existing residential neighbourhoods to 

the east and west 

 Are the proposed uses, built form and preliminary design of the Campus appropriate 

 Are the size, location and configuration of public parks and other open spaces appropriate, 

including the proposed waterfront park 

 Have views to Lake Ontario been adequately addressed 

 Is there sufficient affordable housing proposed for the site 

 Where should a new public elementary school be located on the site 

 Are the proposed reduced parking standards appropriate 

 Does the proposal adhere to the Urban Design Guidelines and revised Zoning By-law 

regulations for back to back and stacked townhomes contained in the report dated 

May 24, 2018 from the Commissioner of Planning and Building 

 Appropriateness of the proposed zoning regulations and plan of subdivision 

 Satisfaction of several technical requirements, including site remediation, grading, servicing, 

parking, street design and the finalization of studies related to the proposal 

 

URBAN DESIGN REVIEW PANEL  

The Urban Design Review Panel reviewed the Draft Master Plan on June 20, 2017 prior to 

submission of the development applications. Comments from the panel included the following: 
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 The character and quality of the central north-south promenade should be enhanced 

 More intense density and built form than townhomes should be considered along the central 

north-south promenade 

 Further definition and place-making in the Village Square and Campus areas are 

recommended 

 The applicant should explore a greater proportion of institutional uses for the Campus 

 

OTHER INFORMATION 

The applicant has submitted the following information in support of the applications: 

 

Development Requirements 

In conjunction with the development, there are certain other engineering and environmental 

matters including: noise, grading, servicing, stormwater management and environmental site 

remediation which will require the applicant to enter into the appropriate agreements with the 

City, the details of which will be dealt with during the processing of the plan of subdivision.  

 

Prior to any development proceeding on-site, the City will require the submission and review of 

applications for site plan approval for each phase of development. 

 

Financial Impact 
Development charges will be payable as required by the Development Charges By-law of the 

City. Also the financial requirements of any other external commenting agency must be met. 

 

 Survey 

 Draft Plan of Subdivision 

 Context, Site & Parking Plans 

 Grading & Servicing Plans 

 Master Plan, Urban Design Study & 

Planning Justification Report 

 Shadow Study 

 Pedestrian Level Wind Study 

 Arborist Report 

 Stage I Archaeological Assessment 

 Heritage Impact Assessment 

 Cultural Landscape Heritage Impact 

Assessment 

 Healthy Development Assessment 

 Streetscape Feasibility Study 

 Land Registry Documents 

 

 Healthy Community Guidelines 

(Sustainability) 

 Environmental Impact Study 

 Noise Feasibility Study 

 Phase 1 & 2 Environmental Site 

Assessments 

 Remedial Action Plan 

 Construction Management Plan – Phase 1 

 Functional Servicing & Stormwater 

Management Report 

 Transportation Considerations Report 

 Natural Hazards Summaries 

 3D Digital Model 

 Draft Official Plan Amendment 

 Draft Zoning By-law Amendment 
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Conclusion 
All agency and City department comments have been received. The Planning and Building 

Department will make a recommendation on this project after the public meeting has been held 

and the issues have been resolved. 

 

Attachments 
Appendix 1: Site History 

Appendix 2: Aerial Photograph 

Appendix 3: Master Concept Plan 

Appendix 4: Renderings 

Appendix 5: Excerpt of Port Credit Neighbourhood Character Area Land Use Map 

Appendix 6: Existing Zoning and General Context Map 

Appendix 7: Summary of Existing and Proposed Mississauga Official Plan Policies and 

Relevant Mississauga Official Plan Policies 

Appendix 8: Summary of Existing and Proposed Zoning Provisions 

Appendix 9: Proposed Draft Plan of Subdivision and Phasing Plan 

Appendix 10: Agency Comments 

Appendix 11: School Accommodation 

 

 

 

 

 

 

Andrew Whittemore, M.U.R.P., Commissioner of Planning and Building 

 

Prepared by: Ben Phillips, Development Planner 
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Port Credit West Village Partners Inc. Files: OZ 17/012 W1 and T-M17004 W1 

Site History 

 June 20, 2007 – Zoning By-law 0225-2007 came into force except for those sites
which were appealed and the subject lands were zoned D (Development), C5 (Motor
Vehicle Commercial) and G1 (Greenlands – Natural Hazards)

 November 14, 2012 – Mississauga Official Plan came into force except for those
site/policies which have been appealed. As no appeals have been filed the policies of
the new Mississauga Official Plan apply. The subject lands are designated Special
Waterfront – Special Site 3, Motor Vehicle Commercial, Public Open Space and
Greenlands in the Port Credit Neighbourhood Character Area

 December 7, 2015 - Council endorsed a Master Planning Framework for the subject
lands as part of the City-initiated Inspiration Port Credit visioning and master planning
process.  This document outlined the key considerations that should guide the future
revitalization of the lands, including land use, remediation, transportation, open space
and built form.

 June 26, 2017 - staff presented a report to the Planning and Development Committee
outlining the key components of the Draft Master Plan submitted by the new owner of
the lands, Port Credit West Village Partners Inc. (PCWVP).
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Port Credit West Village Partners Inc.  Files: OZ 17/012 W1 and T-M17004 W1 

 
 

 

Concept Master Plan 
 

Land Use Plan 
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Port Credit West Village Partners Inc.  Files: OZ 17/012 W1 and T-M17004 W1 

 
 

 

Street Level Use Plan 
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Port Credit West Village Partners Inc.  Files: OZ 17/012 W1 and T-M17004 W1 

 
 

 

Building Height Plan 
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Port Credit West Village Partners Inc.  Files: OZ 17/012 W1 and T-M17004 W1 

 
 

 

Sub-Precinct Plan with Floor Space Index (FSI) * 

 
* FSI calculated by staff based on information provided by the applicant. Staff have requested 

that the applicant provide more detailed FSI figures for each development block.  

FSI = 3.3 
 

FSI = 1.2 

FSI = 1.0 

FSI = 1.7 

FSI = 2.9 
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Port Credit West Village Partners Inc.  Files: OZ 17/012 W1 and T-M17004 W1 

 
 

 

Parking Plan 
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Port Credit West Village Partners Inc.  Files: OZ 17/012 W1 and T-M17004 W1 

 
 

Renderings 

 

1. The West Village Square Sub-Precinct 

 

 
 

Lakeshore Road West looking east 

 

 
Within the Village Square looking southeast 
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Port Credit West Village Partners Inc.  Files: OZ 17/012 W1 and T-M17004 W1 

 
 

2. The Promenade Sub-Precinct 

 

 
Looking south towards the Promenade Residences  

 

 
Looking north towards Lakeshore Road West 
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Port Credit West Village Partners Inc.  Files: OZ 17/012 W1 and T-M17004 W1 

 
 

 
Conceptual sketch and programming of linear park looking south  
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Port Credit West Village Partners Inc.  Files: OZ 17/012 W1 and T-M17004 W1 

 
 

3. The Campus Sub-Precinct 

 

 
Campus looking east 

 

 

 
Campus looking north 
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Port Credit West Village Partners Inc.  Files: OZ 17/012 W1 and T-M17004 W1 

 
 

 
Campus looking north 

 

 

 

4. Old Port Transition Sub-Precinct 

 
Conceptual elevations to convey building massing along Mississauga Road South 
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Port Credit West Village Partners Inc.  Files: OZ 17/012 W1 and T-M17004 W1 

 
 

 
Looking south from Mississauga Road South 

 

 
View looking north  
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Port Credit West Village Partners Inc.  Files: OZ 17/012 W1 and T-M17004 W1 

 
 

5. Parkside Sub-Precinct 

 
Looking north towards Lakeshore Road West 
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Appendix 7, Page 1 

Port Credit West Village Partners Inc. Files: OZ 17/012 W1 and T-M17004 W1 

Summary of Existing and Proposed Mississauga Official Plan Policies and 

Relevant Mississauga Official Plan Policies 

Current Mississauga Official Plan Designation and Policies for the Port Credit 

Neighbourhood Character Area 

Special Waterfront – Special Site 3 requires a comprehensive master plan to determine the

appropriate use of the lands prior to redevelopment (see Section 13.1.3 below).   

Motor Vehicle Commercial permits a gas bar, motor vehicle repair, motor vehicle service 

station and a motor vehicle wash. 

Public Open Space permits a range of active uses including parkland, golf courses, 

recreational facilities, nursery gardening, conservation uses and accessory uses. 

Greenlands permits a range of passive uses including parkland, passive recreational activities, 

flood control/erosion management, conservation uses and accessory uses. 

Proposed Official Plan Amendment Provisions 

The applicant proposes to retain the Special Waterfront land use designation and extend it so 

that it replaces the Motor Vehicle Commercial designation that currently applies to the portion 

of lands located at the southwest corner of Lakeshore Road West and Mississauga Road South 

(i.e. the former gas station). The Special Site 3 policies would be replaced with several new 

policies, which are summarized below: 

1. Street and Block Pattern

 Mimic the surrounding context

 Connect Lakeshore Road West to Lake Ontario

 Facilitate a multi-modal transportation network

 Incorporate a variety of street types will be incorporated (minor collectors,

condominium roads, waterfront streets)

2. Open Space

 Green system network will include parks, trails, privately-owned publicly accessible

spaces (POPS), and natural hazard lands

 Connect Lakeshore Road West to Lake Ontario

 Landscape buffer will be maintained between the Precinct and the adjacent residential

neighbourhood to the west
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Port Credit West Village Partners Inc. Files: OZ 17/012 W1 and T-M17004 W1 

 New waterfront park will build upon the existing waterfront trail and contribute to the

formation of a regional waterfront destination, incorporating ecological habitats and

programmable space

 Parkland dedication shall consist of a combination of parkland conveyance, secured

POPS, secured and protected hazard lands, and/or cash-in-lieu

3. The West Village Square Sub-Precinct

 Active gateway to entire site and the primary access point

 Vibrant, multi-seasonal public square that leverages vitality of Lakeshore Road West

featuring neighbourhood retail amenities as well as community services

 Lakeshore Road West will be fronted by mostly low-rise commercial and retail uses

with a requirement for non-residential uses on the ground floor

 Live/work units will be permitted along Lakeshore Road West

 Other buildings will contain non-residential uses on the ground floor with residential

uses above

 Mid-rise buildings permitted along the central boulevard

4. The Promenade Sub-Precinct

 Located in the centre of the site

 Concentrated around a central public linear park leading from the West Village Square

Sub-Precinct to the Campus Sub-Precinct

 Public linear park features programming and a high quality public realm with a public

street on its western edge

 Contains a range of housing forms, has highest density in the Precinct and

incorporates the broadest range of heights

 Commercial and retail uses permitted on ground floor of apartment buildings

5. The Campus Sub-Precinct

 Located beside the waterfront park

 Will act as a catalyst to attract movement into and through the site throughout the day

and year

 Mix of uses featuring a diverse built form

 Non-residential uses will include community, cultural, educational, institutional, retail

and office uses

 Residential uses will be in the form of apartment buildings located above podiums

comprised of non-residential uses

 Traffic and parking impacts will be minimized

 Parks, open spaces and POPS permitted
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Port Credit West Village Partners Inc. Files: OZ 17/012 W1 and T-M17004 W1 

6. Old Port Transition Sub-Precinct

 East edge of lands that is to provide a transition to and have regard for the adjacent

Old Port Credit Village Heritage Conservation District

 Comprised of low-rise residential, parks and open space uses

7. Parkside Sub-Precinct

 West edge of lands that will manage transition to the adjacent neighbourhood through

built form and a landscaped edge condition

 Will contain predominately low-rise residential dwellings, with a taller, mixed-use

signature element adjacent to the waterfront

Proposed Revised Schedule 2A (Port Credit Neighbourhood Height Limits) 

4.5 - 30



Appendix 7, Page 4 

Port Credit West Village Partners Inc. Files: OZ 17/012 W1 and T-M17004 W1 

Proposed New Schedule 2C (Port Credit West Village Precinct Height Limits) 
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Port Credit West Village Partners Inc. Files: OZ 17/012 W1 and T-M17004 W1 

Proposed Schedule 4 (Port Credit Village Sub-Precincts) 

Additional wording changes are proposed throughout the Port Credit Local Area Plan to make it 
consistent with the development proposal and the policies outlined above.  This includes a new 
Section 10.3.3 (Vacant Former Refinery Precinct) that outlines the historical context, vision and 
general provisions for the lands, which is proposed to be renamed as the “Port Credit West 
Village Precinct”.  Schedule 1 (Port Credit Character Areas and Precincts) is also proposed to
be amended to show the subject lands as “Port Credit West Village” instead of “Vacant Former 
Refinery”.

Technical changes to Schedule 1a (Urban System – Green System), Schedule 4 (Parks and
Open Spaces), Schedule 5 (Long Term Road Network) and Schedule 10 (Land Use 
Designations) in Mississauga Official Plan are also proposed to reflect additional public and 
private open spaces, expansion of the Minor Collector Road network and expansion of the 
Special Waterfront land use designation. 

Note: The proposed Special Site policies reflect a summary of key aspects of the draft official 
plan amendment submitted by the applicant. These policies are subject to further review and 
revisions as the applications are processed and the proposed Master Plan evolves.  The 
applicant’s complete draft official plan amendment can be viewed at the following link on the
City’s website (see Resubmission Documents - March 9, 2018):

http://mississauga.ca/developmentapp-wvp 
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Relevant Mississauga Official Plan Policies  
There are numerous policies that apply in reviewing these applications.  An overview of some of 

these policies is found below: 

Specific 
Policies 

General Intent 
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5.1 
5.3 
5.3.5 

The focus for intensification will be the intensification areas, which 
are the Downtown, Major Nodes, Community Nodes, Corporate 
Centres, Intensification Corridors and Major Transit Station Areas. 

Directing growth to locations with existing or planned higher order or 
express transit service and enhancing opportunities for walking and 
cycling will allow for competitive alternatives to vehicular travel, 
which will minimize impacts on our environment and promote public 
health. 

Mississauga’s Neighbourhoods are characterized as physically 
stable areas with a character that is to be preserved. 
Neighbourhoods are not the focus of intensification. Residential 
intensification within Neighbourhoods should generally occur through 
infilling and development of existing commercial sites as mixed use 
areas and is to be sensitive to the context. Intensification may be 
considered where the proposed development is compatible in built 
form and scale to surrounding development, enhances the existing 
or planned development and is consistent with the policies of 
Mississauga Official Plan.   
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Specific 
Policies 

General Intent 
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6.1 
6.2 
6.3 
6.4 
6.7 

Mississauga will build communities that are environmentally 
sustainable and encourage sustainable ways of living. 

Mississauga will encourage the use of green technologies and 
design to assist in minimizing the impacts of development on the 
health of the environment. 

Development and site alterations along the Lake Ontario shoreline 
will be evaluated in the context of their potential impact on the overall 
physical and ecological functions occurring within the defined 
shoreline or watershed management area. 

As a condition of development approval, lands adjacent to the Lake 
Ontario shoreline may be placed in public ownership for their long 
term protection.  Natural Hazard lands and buffers will be designated 
Greenlands and zoned to protect life and property. 

Public parkland will be designed to allow access for a variety of 
complementary activities through interconnections of pathways, a 
multi-use recreational trail and the public parkland network; and 
to provide a safe and accessible environment through development 
of clear sightlines, openness and visible entrances that can be 
achieved by maximizing street frontages, where possible. 

The design of stormwater management facilities and surface 
drainage facilities must conform to City standards, policies and 
guidelines. A buffer may be required as determined by the City. 

Contaminated sites must be identified and appropriately addressed 
by the proponent of development.  This includes the submission of 
required information identifying potential contamination and planned 
remedial actions if contamination is confirmed. 
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Specific 
Policies 

General Intent 

S
e

c
ti

o
n

 7
 –

 C
o

m
p

le
te

 C
o

m
m

u
n

it
ie

s

7.1 
7.2 
7.3 
7.4 

In order to create a complete community and develop a built 
environment supportive of public health, the City will encourage 
compact, mixed use development that reduces travel needs by 
integrating residential, commercial, employment, community, and 
recreational land uses. The City will also design streets that facilitate 
alternative modes of transportation such as public transit, cycling, 
and walking. 

Mississauga will ensure that the housing mix can accommodate 
people with diverse housing preferences and socioeconomic 
characteristics and needs. This includes the production of a variety 
of affordable dwelling types for both the ownership and rental 
markets. 

Mississauga will ensure that housing is provided in a manner that 
maximizes the use of community infrastructure and engineering 
services, while meeting the housing needs and preferences of 
Mississauga residents. 

School sites will be determined during the processing of 
development applications and will have regard for the site policies 
established by the School Boards. 

Mississauga’s cultural heritage resources are to be conserved and 
protected. 
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Specific 
Policies 

General Intent 
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8.1 
8.2 
8.3 
8.4 
8.5 

The City will create a multi-modal transportation network for the 
movement of people and goods that supports more sustainable 
communities. Proponents of development applications will be 
required to demonstrate how pedestrian and cycling needs have 
been addressed. 

Future additions to the road network should be public roads. Public 
easements may be required where private roads are permitted. 
Permanent below or at grade encroachments into the road system 
will not be permitted. 

Additional roads may be identified during the review of development 
applications and through the local area review process. The City may 
require the completion of road connections and where appropriate, 
the creation of a denser road pattern through the construction of new 
roads. 

The City will strive to incorporate stormwater best management 
practices in the planning, design and construction of municipal road 
and off street parking facility projects. Decisions regarding the 
specific implementation of stormwater best management practices
will be made on a project by project basis in accordance with 
relevant drainage plans and studies, and development standards 
and policies. 

Mississauga will encourage transportation demand management 
strategies that promote transit use and active transportation, and 
reduce vehicle dependency, single occupant vehicle travel, trip 
distance and time and peak period congestion. 
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Specific 
Policies 

General Intent 
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9.1 
9.2 
9.3 
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Appropriate infill in both Intensification Areas and Non-Intensification 
Areas will help to revitalize existing communities by replacing aged 
buildings, developing vacant or underutilized lots and by adding to 
the variety of building forms and tenures. It is important that infill "fits" 
within the existing urban context and minimizes undue impacts on 
adjacent properties. 

Infill and redevelopment within Neighbourhoods will respect the 
existing and planned character, provide appropriate transition to the 
surrounding context and minimize undue impacts on adjacent 
properties. Neighbourhoods are stable areas where limited growth is 
anticipated. Development in neighbourhoods will be required to be 
context sensitive and respect the existing and planned character and 
scale of development. 

Heights in excess of four storeys will be required to demonstrate that 
an appropriate transition in height and built form that respects the 
surrounding context will be achieved.  

Development proposals will demonstrate compatibility and 
integration with surrounding land uses and the public realm by 
ensuring that adequate privacy, sunlight and sky views are 
maintained and that microclimatic conditions are mitigated. 

Streetscapes will be designed to create a sense of identity through 
the treatment of architectural features, forms, massing, scale, site 
layout, orientation, landscaping, lighting and signage. 
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s 16.1 Proposals for heights more than four storeys or different than 

established in the Character Area policies, will only be considered 
where it can be demonstrated to the City’s satisfaction, that:
a. an appropriate transition in heights that respects the surrounding

context will be achieved;

b. the development proposal enhances the existing or planned
development;

c. the City Structure hierarchy is maintained; and

d. the development proposal is consistent with the policies of this
Plan.
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Specific 
Policies 

General Intent 
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19.5.1 This section contains criteria which requires an applicant to submit 
satisfactory planning reports to demonstrate the rationale for the 
proposed amendment as follows: 

 the proposal would not adversely impact or destabilize the
following:  the overall intent, goals and objectives of the Official
Plan; and the development and functioning of the remaining lands
which have the same designation, or neighbouring lands;

 the lands are suitable for the proposed uses, and compatible with
existing and future uses of surrounding lands;

 there are adequate engineering services, community
infrastructure and multi-modal transportation systems to support
the proposed application;

 a planning rationale with reference to Mississauga Official Plan
policies, other relevant policies, good planning principles and the
merits of the proposed amendment in comparison with the
existing designation has been provided by the applicant.
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Specific 
Policies 
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10.3.3 

10.3.6 

13.1.3 

Vacant Former Refinery Precinct: 

The precinct represents a significant property along Lake Ontario 
that has the opportunity to create vibrant areas of interest that can 
enhance the existing community and offer increased public access to 
the waterfront.This precinct should ultimately be developed in a 
manner which is compatible with the surrounding lands, and which 
does not detract from the planned function of the Community Node. 

This precinct has redevelopment potential, however, further study is 
required to determine appropriate development. Building heights will 
provide appropriate transition to the adjacent South Residential and 
Old Port Credit Heritage Conservation District Precincts. 

A public road will be provided in any future development that 
separates any new development from the Lake Ontario waterfront 
open space and the continuous Waterfront Trail to maximize public 
access to and along the Lake Ontario waterfront. A landscaped 
buffer will be maintained between the precinct and the adjacent 
residential neighbourhood to the west. 

Mainstreet Neighbourhood Precinct: 

This Precinct is intended to contain a mixture of uses that help meet 
the day-to-day needs of residents. It will contain street related 
commercial uses with closely spaced storefronts lining the street to 
encourage and foster an active pedestrian street. Development will 
provide view corridors to the lake, where appropriate. 

Special Site 3: 

Notwithstanding the provisions of the Special Waterfront, Public 
Open Space, Greenlands designations, and the Desirable Urban 
Form policies, further study is required to determine the feasibility 

and appropriate type of redevelopment of these lands. 
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Specific 
Policies 
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13.1.3 A comprehensive master plan will be prepared to the City’s 
satisfaction that will address, among other matters, land use, built 
form and transportation. In addition, the master plan will: 

a. determine the type(s) and extent of contamination on the site,

investigate remedial strategies and identify any constraints with

respect to land uses proposed for the site;

b. have regard for other City plans, policies and reports, such as

the Lakeview and Port Credit District Policies Review and Public

Engagement Process – Directions Report and the Waterfront

Parks Strategy 2008;

c. include provision of significant public parklands along and

access to the waterfront including the Waterfront Trail;

d. provide views to Lake Ontario;

e. continue the mainstreet mixed use function along Lakeshore

Road West;

f. examine unique opportunities to take advantage of the site’s
size and location on the waterfront; and

g. provide opportunities to accommodate employment uses.

Consultation on the comprehensive master plan will occur with the 

landowners, the local community, and other stakeholders. Approval 

of an Official Plan Amendment implementing the master plan is 

required prior to development. 
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Summary of Existing and Proposed Zoning Provisions 

Existing Zoning By-law Provisions 

D (Development) permits only legally existing buildings and structures. 

C5 (Motor Vehicle Commercial) permits motor vehicle service uses including gas bars, motor 

vehicle service stations, car washes and motor vehicle repair facilities. 

G1 (Greenlands – Natural Hazards) permits flood control, stormwater management, erosion

management and natural heritage features and areas conservation. 

Summary of Proposed Zones 

Applicant’s Draft Proposed Zoning Map
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Note: The provisions listed below represent a summary of the applicant’s draft zoning by-law
amendment.  There are several additional changes to development standards that the 
applicant is proposing, which will be subject to further review and revisions as the 
applications are processed and the proposed Master Plan evolves. The applicant’s 
complete draft zoning by-law amendment can be viewed at the following link on the 
City’s website (see Resubmission Documents - March 9, 2018):

http://mississauga.ca/developmentapp-wvp 

Zone Standards 
Base C4 Zoning By-law 
Standards 

Proposed C4-Exception 
Zoning By-law Standards 

Uses Extensive range of retail, 
service, office entertainment/ 
recreation, residential and 
other uses  

The following additional uses: 
Long-term care dwelling; 
hospice dwelling; retirement 
dwelling; convenience retail 
and service kiosk; accessory 
outdoor patio 

Minimum Height 2 storeys 7.5 m (24.6 ft.) 

Maximum Height (flat roof) 12.5 m (41.0 ft.) and 3 storeys 15.0 m (49.2 ft.) and 3 storeys 

Maximum Front Yard 3.0 m (9.8 ft.) 4.0 m (13.1 ft.) 
Maximum Exterior Side Yard 3.0 m (9.8 ft.) 6.0 m (19.7 ft.) 

Min. Interior Side Yard – Lot
abutting a Residential Zone 

4.5 m (14.8 ft.) 4.0 m (13.1 ft.) 

No Dwelling Units On first floor On first and second floor 

Zone 
Standards 

Base RM9 Zoning 
By-law Standards 

Proposed RM9-
Exception A 
Zoning By-law 
Standards 

Proposed RM9-
Exception B 
Zoning By-law 
Standards 

Proposed RM9-
Exception C 
Zoning By-law 
Standards 

Uses Horizontal multiple 
dwelling with more 
than 6 dwelling 
units 

The following 
additional uses: 
townhouses; 
street 
townhouses; 
parking lot; sales 
centre 

The following 
additional uses: 
townhouses; 
street 
townhouses; 
semi-detached 
dwellings; 
parking lot; 
sales centre 

The following 
additional uses: 
townhouses; 
street 
townhouses; 
long-term care 
dwelling; 
retirement 
dwelling; home 
occupation; 
sales centre; all 
C4 zone uses 
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Zone 
Standards 

Base RM9 Zoning 
By-law Standards 

Proposed RM9-
Exception A 
Zoning By-law 
Standards 

Proposed RM9-
Exception B 
Zoning By-law 
Standards 

Proposed RM9-
Exception C 
Zoning By-law 
Standards 

Max. Height Flat Roof –
13.0 m (42.6 ft.) 
Sloped Roof –
15.0 m (49.2 ft.) 

No change Units fronting on 
Mississauga 
Road South –
2.5 storeys 

No change 

Min. Front and 
Exterior side 
yard 

7.5 m (24.6 ft.) 4.0 m (13.1 ft.) 4.0 m (13.1 ft.) 0.0 m (0.0 ft.) 

Min. Interior 
Side Yard 

4.5 m (14.8 ft.) 3.0 m (9.8 ft.) 3.0 m (9.8 ft.) 3.0 m (9.8 ft.) 

Min. Rear 
Yard 

7.5 m (24.6 ft.) 3.0 m (9.8 ft.) 3.0 m (9.8 ft.) 3.0 m (9.8 ft.) 

Min. width of 
an internal 
road 

7.0 m (22.9 ft.) 6.0 m (19.7 ft.) 6.0 m (19.7 ft.) 6.0 m (19.7 ft.) 

Min. 
Landscaped 
Area 

40% of lot area 30% of lot area 30% of lot area 30% of lot area 

Minimum 
Amenity Area 

The greater of 
5.6 m2 (60.3 ft2) 
per dwelling unit 
or 10% of the 
site area 

No amenity area 
provided 

No amenity area 
provided 

No amenity area 
provided 

Zone Standards 
Base RA3 Zoning By-law 
Standards 

Proposed RA3-Exception 
Zoning By-law Standards 

Uses Apartment; long-term care 
building; retirement building 

The following additional uses: 
all uses permitted in the C2 
Zone are permitted on the 
ground floor; parking lot; sales 
centre; convenience retail and 
service kiosk 

Maximum Height 38.0 m (124.7 ft.) and 12 
storeys 

35.0 m (114.8 ft.) and 10 
storeys 

Max. Floor Space Index –
Apartment Zone 

1.0 Does not apply. Instead, a 
max. gross floor area of 
405 000 m2 (4,359,526 ft2) 
applies to the entire site 

Min. Landscaped Area 40% of the lot area 30% of the lot area 
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Zone Standards 

 

Base RA4 Zoning By-law 
Standards 

Proposed RA4-Exception 
Zoning By-law Standards 

Uses Apartment; long-term care 
building; retirement building 

The following additional uses: 
all uses permitted in the C2 
Zone are permitted on the 
ground floor; parking lot; sales 
centre; convenience retail and 
service kiosk 

Maximum Height  56.0 m (183.7 ft.) and 18 
storeys 

59.0 m (193.6 ft.) and 18 
storeys 

Max. Floor Space Index – 
Apartment Zone 

1.8 Does not apply.  Instead, a 
max. gross floor area of 
405 000 m2 (4,359,526 ft2) 
applies to the entire site 

Min. Landscaped Area 40% of the lot area 30% of the lot area 

 
 
 

 
Zone Standards 

 

Base RA5 Zoning By-law 
Standards 

Proposed RA5-Exception 
Zoning By-law Standards 

Uses Apartment; long-term care 
building; retirement building 

The following additional uses: 
all uses permitted in the C2 
Zone are permitted on the 
ground floor; parking lot; sales 
centre; convenience retail and 
service kiosk 

Maximum Height  77.0 m (252.6 ft.) and 25 
storeys 

83.0 m (272.3 ft.) and 26 
storeys 

Max. Floor Space Index – 
Apartment Zone 

2.9 Does not apply.  Instead, a 
max. gross floor area of 
405 000 m2 (4,359,526 ft2) 
applies to the entire site 

Min. Landscaped Area 40% of the lot area 30% of the lot area 
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Zone Standards 

 

Base I Zoning By-law 
Standards 

Proposed I-Exception 
Zoning By-law Standards 

Uses Hospital; university/college; 
and the following accessory 
uses: medical office; office; 
staff/student residence; 
restaurant; take-out 
restaurant; financial institution; 
retail store; personal service 
establishment; cogeneration 
facility 

The following additional uses: 
all C4 zone uses; art gallery; 
museum; centre for the 
performing arts; sales centre; 
real estate office; outdoor 
patio accessory to a 
restaurant, take-out 
restaurant, daycare or office 

Location of dwelling units  Not permitted No dwelling units on the first 
or second floor 

Minimum Front Yard 7.5 m (24.6 ft.) 4.0 m (13.1 ft.) 

Minimum Exterior Side Yard 7.5 m (24.6 ft.) 4.0 m (13.1 ft.) 
Minimum Interior Side Yard 7.5 m (24.6 ft.) 3.0 m (9.8 ft.) 

Minimum Rear Yard 7.5 m (24.6 ft.) shall not apply 
Min. landscape buffer width 4.5 m (14.8 ft.) 3.0 m (9.8 ft.) 

Maximum Height No restriction No restriction 

 
 
 

 
Zone Standards 

 

Base OS1 and Base OS2 
Zoning By-law Standards 

Proposed OS1-Exception 
and OS2- Exception Zoning 
By-law Standards 

Uses Passive recreational use; 
active recreational use; 
stormwater management 
facility 

The following additional uses: 
parking lot; farmers’ market; 
outdoor patio accessory to a 
restaurant, take-out 
restaurant, daycare or office; 
temporary tent and/or storage 
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Parking Use Min. Number of Parking 

Spaces - Zoning By-law 
Requirement 

Min. Number of Parking 
Spaces - Proposed 
Requirement 

Condominium Apartment 1.00 resident space per 
bachelor unit  
1.25 resident spaces per 
one-bedroom unit  
1.40 resident spaces per 
two-bedroom unit  
1.75 resident spaces per 
three-bedroom unit  
0.20 visitor spaces per unit 
 

 

1.00 resident space per unit 
0.15 visitor spaces per unit 

Rental Apartment 1.00 resident space per 
bachelor unit 
1.18 resident spaces per one-
bedroom unit 
1.36 resident spaces per two-
bedroom unit 
1.50 resident spaces per 
three-bedroom unit 
0.20 visitor spaces per unit 

1.00 resident space per unit 
0.15 visitor spaces per unit 

Condominium Townhouse 
Dwelling 

2.0 resident spaces per unit 
0.25 visitor spaces per unit 

Without exclusive use garage: 
1.00 resident space per unit  
0.15 visitor spaces per unit 
 
With exclusive use garage: 
2.00 resident spaces per unit 
0.15 visitor spaces per unit 

Live/Work units Not specified  1.00 resident space per unit 
0.15 visitor spaces per unit 

Retirement Building 0.5 spaces per unit 0.3 spaces per unit 
Long Term Care Building 0.33 spaces per bed 0.3 spaces per bed 

Affordable housing apartment 
dwelling 

Not specified – use 
rental/condominium apartment 
parking requirement 

0.4 spaces per unit 

Non-residential uses 
(excluding those below) 

Per specified use (see Table 
3.1.2.2 in Zoning By-law 
0225-2007) 

3.0 spaces per 100 m2 
(1,076.4 ft2) of gross floor area 

Financial Institutions, real 
estate offices, medical offices, 
take-out restaurants 

Per specified use (see Table 
3.1.2.2 in Zoning By-law 
0225-2007) 

4.85 spaces per 100 m2 
(1,076.4 ft2) of gross floor area 

Changes to the Mixed Use Development Shared Parking Formula (Table 3.1.2.3) are also 
proposed 
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Draft Plan of Subdivision and Phasing Plan 
 

Draft Plan of Subdivision 
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Phasing Plan 
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Agency Comments 

 
The following is a summary of comments from agencies and departments regarding the 
applications. 

Agency / Comment Date 

 

Comment  

 

Region of Peel 
(May 2, 2018) 

The Region is in receipt of the Affordable Housing Brief and is 
reviewing the proposed options for affordable housing on site. 
 
A revised Functional Servicing Report is required to address 
inconsistencies. 
 
Municipal sanitary sewer facilities consist of a 250 mm (10 in.) 
sewer on Mississauga Road, a 350 mm (14 in.) sewer and a 
375 mm (15 in.) sewer on Lakeshore Road West. The site falls 
within the drainage area of the existing Front Street Sewage 
Pumping Station. Existing infrastructure consists of a 300 mm 
(12 in.) watermain on Mississauga Road South, a 300 mm 
(12 in.) watermain and 400 mm (16 in.) watermain on 
Lakeshore Road West. 
 
Prior to registration of the subdivision, the developer shall 
execute a subdivision agreement with the local municipality 
and Region for the construction of municipal sanitary sewer, 
water and regional roads associated with the lands.   
 
Prior to servicing, the developer shall submit a satisfactory 
engineering submission to the Region to review and approval. 

 

Revised plans are required to address the Region’s comments 
related to the collection of garbage and recyclable materials.  

Dufferin-Peel Catholic 
District School Board (April 
26, 2018) and the Peel 
District School Board 
(April 30, 2018) 

The Dufferin-Peel Catholic District School Board responded 
that it is satisfied with the current provision of educational 
facilities for the catchment area and, as such, the school 
accommodation condition as required by City of Mississauga 
Council Resolution 152-98 pertaining to satisfactory 
arrangements regarding the adequate provision and 
distribution of educational facilities need not be applied for this 
development application. 
 
The Peel District School Board indicated that there is no 
available capacity to accommodate students generated by 
these applications.  Accordingly, the Board has requested that 
in the event that the applications are approved, the standard 
school accommodation condition in accordance with City of 
Mississauga Resolution 152-98, adopted by Council on May 
27, 1998 be applied.  Among other things, this condition 
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Agency / Comment Date 

 

Comment  

 

requires that a development application include the following 
as a condition of approval: 
 
"Prior to final approval, the City of Mississauga shall be 
advised by the School Boards that satisfactory arrangements 
regarding the adequate provision and distribution of 
educational facilities have been made between the 
developer/applicant and the School Boards for this plan." 

 
In addition, if approved, the Peel District School Board also 
requires 1 elementary school site on the subject lands.  The 
Master Plan and draft plan of subdivision shall show the 
location of the required facility/future school block.    

Credit Valley Conservation 
(May 1, 2018) 
 

The site currently functions as a brownfield site. 
Notwithstanding this, the site currently provides important 
ecological functions as described in the Environmental Impact 
Statement (EIS). Considering this, it is expected that the 
environmental features and their functions will be further 
considered in the future proposed design concepts for the 
open space area along the Lake Ontario shoreline. 
 
A new outlet to Lake Ontario will require an impact 
assessment for the proposed condition.   
 
Technical revisions and additional information are required to 
the Storm Drainage Plan, Storm Servicing Plan and Report 
and the EIS.   

City Community Services 
Department – Parks and 
Forestry Division/Park 
Planning Section 
(May 2, 2018) 

Pursuant to Section 42 of the Planning Act, parkland 
conveyance is calculated at a rate of 1 ha/300 units. The 
development is proposing approximately 2,969 residential 
units and, under S.42 of the Planning Act, up to approximately 
9.89 ha (24.4 ac) of public parkland can be required to fulfill 
parkland dedication requirements.  
 
The proposed development is planning for 5.01 ha (12.4 ac) of 
Public Open space system within this site to partially fulfill 
S.42 requirements. This proposal is comprised of a waterfront 
park, two community parks, a central linear park and a natural 
corridor park representing approximately 17% of the total site 
area. The 5.01 ha (12.4 ac) of proposed Public Open Space 
also includes hazard lands and land required for ultimate 
storm water servicing facilities. Community Services is 
supportive of incorporating Privately Owned Public Accessible 
Space (POPS) within the development to enhance the public 
realm experience and the Park Open space network. 
However, Community Services notes that, pursuant to City of 
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Agency / Comment Date 

 

Comment  

 

Mississauga Council endorsed Corporate Policy 07-07-21: 
Dedication of Land or Cash in Lieu Thereof, for Public Open 
Space, parkland conveyance credit will not be applied towards 
hazard lands, lands proposed for storm facilities and Privately 
Owned Public Accessible Space (POPS).  As such, a revised 
Public Open space calculation will be required to determine 
parkland dedication credits and Cash-in-lieu of Parkland 
Dedication.  
 
Community Services also recommends relocating the 
proposed 10 storey building on the western edge of Campus 
Precinct to increase the size of waterfront park to allow for 
continuous unobstructed public access and a view corridor 
from the linear park to the waterfront park. This will also 
support the additional density of 450 residential units as 
proposed in the most recent submission (March 2018) and the 
requirement to accommodate a storm channel in the 
waterfront park. 
 
Additional information and further review will be required 
through the application review process, in consultation with 
the  Planning & Building and Transportation & Works 
Departments to assess: 
 
 Proposal of Low Impact Development (LID) within future 

public open space and public right-of-way (ROW) 
boulevard 

 Storm Channel Servicing through future public open space 
(waterfront park) 

 Streetscape Corridor within the Public ROW 

 Remedial Action Plan for lands to be dedicated 

City Community Services 
Department – Culture 
Division 
(May 1, 2018) 

Additional revisions and information with respect to the 
Heritage Impact Assessment are requested.  
 
Concern has been expressed related to proposed buildings 
along Mississauga Road South that exceed two storeys given 
the proximity to the Old Port Credit Village Heritage 
Conservation District and the importance of respecting the 
District’s character. 
 

The City of Mississauga strongly encourages the inclusion of 
public art in developments with greater than 10 000 m2 
(107,642 ft2) in gross floor area, with the exception of non-
profit organizations and social housing. Furthermore, the 
waterfront has been identified in the City of Mississauga’s 
Public Art Master Plan as one of the five priority zones for 
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Agency / Comment Date 

 

Comment  

 

public art inclusion. Public art helps to create vibrant public 
spaces and streetscapes, making the city a place people want 
to live in, work in and visit. Public art refers to artwork which is 
permanent or temporary, in any medium, material, media or 
combination thereof that is planned and executed with the 
specific intention of being sited or staged in the public realm 
and accessible to the public, in general. Such works are 
created, or managed, by a professional artist, environmentally 
integrated or installed, and can be acquired by the City 
through purchase, commission, or donation. 

 

The applicant is encouraged to include public art near major 
pedestrian walkway connections and/or to make a cash 
contribution to the City’s Public Art Reserve Fund for the 
inclusion of public art near the subject site. The suggested 
contribution is equal to 0.5% (at a minimum) of the Gross 
Construction Costs of the Development. The Gross 
Construction Costs will initially be determined by the Owner/ 
Applicant, to the satisfaction of the Planning and Building 
Department. 

City Transportation and 
Works Department (T&W) 
(May 2, 2018) 

The applicant has been requested to respond to comments on 
the proposed development and provide additional technical 
details. Some of the development matters that continue to be 
under review and consideration by T&W include: 
 

 Transportation Impact Study 

 Functional Servicing Report 

 Stormwater Management Report  

 Low Impact Design Features and Infrastructure 

 Noise Feasibility Study 

 Environmental Site Assessments and Remedial Action 
Plan 

 Draft Plan of Subdivision 

 Road Design and Cross Sections 

 Proposed Phasing 
 
T&W is in receipt of a Traffic Impact Study which currently 
under review along with proposed site accesses.  Technical 
requirements within the study will be addressed prior to the 
Recommendation Report proceeding. 
 
The applicant has also been requested to provide additional 
technical information regarding the proposed road design and 
proposed cross sections, storm water outlet, environmental 
risk management measures, overall servicing and grading as 
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Agency / Comment Date 

 

Comment  

 

well as to provide a Municipal Parking Plan. 
 
Notwithstanding the outstanding items noted above, it is 
T&W’s understanding that modifications to the current 
applications (i.e. public road design and network) may be 
required that will alter the proposal. Updates to all appropriate 
drawings and reports will be necessary upon receipt of any 
new proposal. 
 
As the above-noted items and additional specific technical 
details requested remain outstanding, T&W is not in a position 
to confirm if the proposal is feasible and is not in favour of 
these applications proceeding to a Recommendation Report 
until the outstanding matters have been satisfactorily resolved. 

Economic Development 
Office 
(April 12, 2018) 

The proposal does not appropriately identify or describe a list 
of non-residential land uses being proposed. Planning 
instruments should incorporate the potential for minimum non-
residential gross floor area requirements, particularly for office 
uses that are being proposed.  
 
Clarification on the proposed Campus employment uses is 
required. 

Other City Departments 
and External Agencies 

The following City Departments and external agencies offered 
no objection to these applications provided that all technical 
matters are addressed in a satisfactory manner: 
 
 City Community Services Department – Fire and 

Emergency Services Division  

 Alectra 

 Greater Toronto Airport Authority 

 Rogers Cable 

 Canada Post 

 Enbridge/Consumers Gas 
 Peel Regional Police 

 The following City Departments and external agencies were 
circulated the applications but provided no comments:  
 

 City Corporate Services Department – Realty Services  
 Conseil Scolaire de District Catholique Centre-Sud 

 Conseil Scolaire Viamonde 

 Bell Canada 

 Metrolinx 

 Trillium Health Partners 

 Mississaugas of the New Credit 
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School Accommodation 

 

The Peel District School Board 
The Dufferin-Peel Catholic District School 
Board 

 

 Student Yield: 
 
 392 Kindergarten to Grade 8 
 76 Grade 9 to Grade 12 
 

 School Accommodation: 
 

Riverside Public School 
 

 Enrolment: 300 
 Capacity: 438 
 Portables: 0 
 
  
 
 Port Credit Secondary School 
 

 Enrolment: 1,164 
 Capacity: 1,203 
 Portables: 0 
 
 

 

 Student Yield: 
 
 75 Junior Kindergarten to Grade 8 
 63 Grade 9 to Grade 12 
 

 School Accommodation: 
 

St. Luke 

 

 Enrolment: 498 
 Capacity: 602 
 Portables: 0 
 
 Iona Catholic 

 

 Enrolment: 886 
 Capacity: 723 
 Portables: 17 
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Date: May 24, 2018 

To: Chair and Members of Planning and Development 
Committee 

From: Andrew Whittemore, M.U.R.P., Commissioner of 
Planning and Building 

Originator’s file:
OZ 16/014 W2 

Meeting date: 
2018/06/18 

Subject 
RECOMMENDATION REPORT (WARD 2) 

Applications to permit a condominium development consisting of four semi-detached 

homes and six townhomes; and three freehold detached homes on Garden Road 

1190 and 1200 Lorne Park Road, southwest corner of Lorne Park Road and Garden Road 

Owner: 2517015 Ontario Inc. (Format Group) 

File: OZ 16/014 W2 

Pre Bill 139 

Recommendation 
1. That notwithstanding that subsequent to the public meeting, changes to applications have

been proposed, Council considers that the changes do not require further notice and,

therefore, pursuant to the provisions of subsection 34(17) of the Planning Act, any further

notice regarding the proposed amendment is hereby waived.

2. That the applicant agree to satisfy all the requirements of the City and any other external

agency concerned with the development.

3. That City Council direct the City Solicitor, representatives from the appropriate City

Departments and any necessary consultants to attend the Local Planning Appeal Tribunal

(LPAT) hearing on the subject applications under File OZ 16/014 W2, 2517015 Ontario Inc.

(Format Group), 1190 and 1200 Lorne Park Road, to permit a condominium development

consisting of four semi-detached homes and six townhomes; and three freehold detached

homes on Garden Road, in support of the recommendations outlined in the report dated

May 24, 2018, from the Commissioner of Planning and Building, that concludes that the

proposed official plan amendment and rezoning applications are acceptable from a

planning standpoint and should be approved subject to the provisions outlined in

Appendix 3.
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Report Highlights 
 Comments were received from the public regarding compatibility of the proposal with the 

surrounding area, traffic and pedestrian safety, tree preservation and impacts of 

underground parking garage on adjacent properties 

 The applicant has appealed the applications to the Local Planning Appeal Tribunal 

(LPAT). A second pre-hearing conference is scheduled for August 7, 2018 

 The applicant has made minor revisions to the proposal to address issues raised at the 

Public Meeting and by staff, including an increased setback of the townhomes to the 

adjacent residential lot at 1183 Garden Road; an increased setback of the proposed 

underground ramp to the proposed detached homes on Garden Road; and increased 

landscaping 

 The applications are consistent with the Provincial Policy Statement and are in 

conformity with the Provincial Growth Plan for the Greater Golden Horseshoe 

 Staff are seeking direction from Council to attend any LPAT proceedings which may take 

place in connection with the applications and in support of the recommendations outlined 

in this report 

 

Background 
A public meeting was held by the Planning and Development Committee on December 4, 2017, 

at which time an Information Report (Appendix 1) was received for information. 

Recommendation PDC-0072-2017 was then adopted by Council on December 13, 2017. 

 

1. That the report dated November 10, 2017, from the Commissioner of Planning 

and Building regarding the applications by 2517015 Ontario Inc. (Format Group) 

to permit a condominium development consisting of four semi-detached homes 

and six townhomes; and three freehold detached homes on Garden Road under 

File OZ 16/014 W2, 1190 and 1200 Lorne Park Road, be received for 

information. 

 

2. That five oral submissions made to the Planning and Development Committee at 

its meeting held on December 4, 2017. 

 

The applications were appealed to the Ontario Municipal Board (now the Local Planning 

Appeal Tribunal) by the applicant for non-decision on October 31, 2017.  Since the public 

meeting, an initial pre-hearing conference was held on April 11, 2018.  A second pre-

hearing conference has been scheduled for August 7, 2018. 
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Comments 
REVISED DEVELOPMENT PROPOSAL 

The applicant has made some minor modifications to the proposed concept plan including: 

 

 An increase in setback of the proposed townhomes to 1183 Garden Road from 4.0 m   

(13.12 ft.) to 4.6 m (15.1 ft.) 

 An increase in setback from the rear property lines of the proposed detached lots on Garden 

Road to the proposed underground ramp of 0.00 m (0.00 ft.) to 0.60 m (1.96 ft.)  

 A decrease in height from 3 storeys to 2 storeys for both the semi-detached homes (9.5 m 

[31.2 ft.] to the roof peak) and the townhomes (9.0 m [29.5 ft.] to the roof peak) 

 The detached homes will now comply with the existing R2-4 (Detached Dwelling) zoning  

 

COMMUNITY COMMENTS 

The issues below were raised by residents at the public meeting and the two community 

meetings held on March 22, 2017 and October 17, 2017, by Ward 2 Councillor Karen Ras. 

 

Comment 

The proposed development is out of character with the surrounding neighbourhood and is too 

dense. 

 

Response 

Comments regarding the appropriateness of the proposed development are included in the 

Planning Comments section of this report. 

 

Comment 

A concern was raised regarding the proposal and the potential impact on traffic on Lorne Park 

Road and surrounding residential streets. 

 

Response 

Transportation and Works concludes that the additional traffic as a result of the proposed 13 

units is minimal and can be accommodated by the existing road network. 

 

Comment 

The inclusion of an underground garage will create negative impacts on the surrounding 

properties, in particular, the survival of existing mature trees and the displacement of surface 

drainage. The property should maintain the existing mature trees and provide for ample 

landscaping on site. 

 

Response 

Comments regarding these issues are included in the Planning Comments section of this report. 

 

 

4.6 - 3



Planning and Development Committee  2018/05/24 4 

Originator's f ile: OZ 16/014 W2 

Comment 

A concern was raised regarding the number of residential and visitor parking spaces. 

 

Response 

The applicant is providing parking spaces in accordance with the parking requirements in the 

Zoning By-law and is not seeking relief from the prescribed rates. 

 

In addition, a petition was received at the May 23, 2018 Council meeting that was signed by a 

number of area residents indicating concerns with the density of the proposed development. 

 

UPDATED AGENCY AND CITY DEPARTMENT COMMENTS 

City Transportation and Works Department  

Comments updated May 15, 2018 state that in the event that Council endorses the 

recommendation contained in this report, prior to the enactment of the Zoning By-law, the 

applicant will be required to deliver an executed Development Agreement in a form satisfactory 

to the City of Mississauga, Region or any other appropriate authority. The agreement may deal 

with matters including, but not limited to, the following: engineering matters such as grading, 

fencing, noise studies, noise mitigation, utilities relocation and warning clauses; financial issues, 

such as land dedications, securities or letters of credit. 

 

Site specific details will be addressed through the future Consent and Site Plan review and 

approval processes. 

 

PLANNING COMMENTS 

Provincial Policy Statement, 2014 (PPS) and Growth Plan for the Greater Golden 

Horseshoe 

The Provincial Policy Statement (PPS) and Growth Plan for the Greater Golden Horseshoe 

(Growth Plan) provide policy direction on matters of provincial interest related to land use 

planning and development and directs the provincial government’s plan for growth and 
development that supports economic prosperity, protects the environment and helps 

communities achieve a high quality of life. 

 

Both the PPS and the Growth Plan recognize that the official plan is the most important vehicle 

for implementation of these policies as "comprehensive, integrated and long-term planning is 

best achieved through official plans".  

 

Under the Planning Act, all planning decisions must be consistent with the PPS and conform to 

the Growth Plan. 

 

Consistency with PPS 

The PPS contains the Province's policies concerning land use planning for Ontario. Section 

1.1.3.3 of the PPS states that "planning authorities shall identify and promote opportunities for 
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intensification and redevelopment where this can be accommodated, taking into account 

existing building stock" and Section 1.1.3.4 of the PPS states that "appropriate development 

standards should be promoted which facilitate intensification, redevelopment and compact form, 

while maintaining appropriate levels of public health and safety."   

 

The site’s current designation is Residential Low Density I which permits detached homes. 

The proposal requires an amendment to change the designation for the semi-detached and 

townhome portion to Residential Low Density II. Chapter 5 – Direct Growth and Chapter 9 – 

Build A Desirable Urban Form of MOP indicate that intensification within Neighbourhoods can 

be accommodated, provided that the design is appropriate and context sensitive. Therefore, the 

applicable policies are consistent with the PPS.  

 

With respect to the proposed designation for the subject site, as described in the Planning 

Comments section of the report, the proposal meets the applicable policies in MOP and 

therefore is consistent with the PPS. 

 

Conformity to Growth Plan 

The property is located within a delineated Built-Up Area (Section 2.2.2) that is to be planned to 

accommodate population and employment growth (Schedule 4 of the Growth Plan).  Section 

2.2.2.4 b) of the Growth Plan directs municipalities to identify the appropriate type and scale of 

development and transition of built form.  

 

Chapter 5 – Direct Growth and Chapter 9 – Build a Desirable Urban Form of MOP include 

policies that guide appropriate and context sensitive intensification in Neighbourhood Character 

Areas. Achievement of design principles and development standards dictate the appropriate 

intensification that should occur on site. Therefore, MOP conforms to the Growth Plan as it 

applies to the designated Non-intensification areas of the City. 

 

As described in the Planning Comments section of the report, the proposal represents a 

development that provides appropriate scale and transition and therefore, conforms to the 

Growth Plan. 

 

Region of Peel Official Plan 

The subject property is located within the Urban System of the Region of Peel Official Plan. The 

objectives of the Urban System designation require development to be compact and pedestrian 

oriented, transit supportive and address the more efficient use of underutilized lots.   

 

The MOP general policies within Chapter 5 – Direct Growth and Chapter 9 – Build a Desirable 

Urban Form that recognize that redevelopment within Neighbourhoods should be context 

appropriate. The applicable policies generally encourage the redevelopment of underutilized lots 

and require redevelopment to be transit supportive, pedestrian oriented and context sensitive. 

Therefore, MOP conforms to the Region of Peel Official Plan. 
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The proposed change in designation to Residential Low Density II to permit the proposed 

semi-detached homes and townhomes would make a more efficient use of the servicing 

capacity for the site. Therefore, the proposal conforms to the Region of Peel Official Plan. 

 

Official Plan 

The proposal requires an amendment to the Mississauga Official Plan Policies for the Clarkson 

Lorne-Park Neighbourhood Character Area for the condominium component of the development 

to Residential Low Density II to permit four semi-detached homes and six townhomes. The 

applicant is proposing to maintain the Residential Low Density I designation for the three 

detached homes on Garden Road. Section 19.5.1 of Mississauga Official Plan provides the 

following criteria for evaluating site specific Official Plan Amendments: 

 

 Will the proposal adversely impact or destabilize the overall intent, goals and 

objectives of the Official Plan; and the development or functioning of the remaining 

lands which have the same designation, or neighbouring lands? 

 Are the lands suitable for the proposed uses, and are the proposed land uses 

compatible with existing and future uses of the surrounding lands? 

 Are there adequate engineering services, community infrastructure and multi-modal 

transportation systems to support the proposed application? 

 Has a planning rationale with reference to Mississauga Official Plan policies, other 

relevant policies, good planning principles and the merits of the proposed 

amendment in comparison with the existing designation been provided by the 

applicant? 

 

Planning staff have undertaken an evaluation of the criteria against this proposed development 

application.  

 

Intensification 

The subject site is located in the Clarkson Lorne-Park Neighbourhood Character Area, a stable 

residential neighbourhood. According to the City Structure policies of Mississauga Official Plan 

(MOP), Neighbourhoods are not intended to be the focus for intensification but it is recognized 

that these areas are not meant to stay static and that new development need not imitate 

previous development patterns. Where new development is proposed, it should be sensitive to 

the existing and planned character of the Neighbourhood.  
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Figure 1 - Clarkson Lorne-Park – 

Special Site 1 

 

The subject site is currently designated Residential Low 

Density I, which permits detached homes subject to Special 

Site 1 policies. These additional policies speak to streetscape 

treatment and encourage new development to be two storeys 

in height. The Special Site 1 policies not only includes the 

subject lands but also applies to the broader area located 

east and west of Lorne Park Road and north and south of the 

CN Railway line (see Figure 1).  Included within the Special 

Site 1 are the properties across the street that were approved 

and redeveloped for 4 semi-detached homes and 5 

townhomes (1191 – 1203 Lorne Park Road). The inclusion of 

these properties within the Special Site 1 policy area is 

important when evaluating the appropriateness of the 

proposed intensification in relation to the existing neighbourhood.  

 

The proposal meets the intent of these policies and will assist in maintaining and enhancing the 

distinct character of the Lorne Park Road corridor by incorporating high-quality architecture that 

is complimentary to the character of the surrounding built environment and that de-emphasizes 

the height of the second storeys. For example, the roofs are pitched which helps reduce the 

massing. The semi-detached homes facing Lorne Park Road have been designed as large 

detached homes with front doors facing Lorne Park Road to create continuity and rhythm with 

the other homes along the street.  The proposal appropriately achieves a residential design in a 

form that enhances the local community character and respects the immediate context. The 

resultant increase in density on these lands is also appropriate given the site’s location on a 
major road and its proximity to commercial facilities in the immediate area, including Centennial 

Plaza with Battaglia’s Marketplace grocery store located next door at 1150 Lorne Park Road 
and the concentration of other commercial uses further to the south.  

 

The proposal will also add to the existing housing stock by providing for more diverse housing 

types within the Clarkson Lorne-Park Neighbourhood Character Area, allowing area residents 

with the option of remaining in the community and living in a smaller home with less or no 

maintenance. The change in designation to Residential Low Density II to permit 

semi-detached homes and townhomes represents a form of intensification that already exists 

within the immediate context and will not adversely impact or destabilize the overall goals and 

objectives of MOP.  

 

Compatibility with the Neighbourhood 

The proposal is a compatible form of development with the surrounding context. The three 

proposed detached homes fronting onto Garden Road maintains the character of the street by 

providing for a built form that integrates well in the surrounding low density context. The 

proposed development does not impede the redevelopment or functioning of the adjacent 

properties. 

4.6 - 7



Planning and Development Committee  2018/05/24 8 

Originator's f ile: OZ 16/014 W2 

 

An appropriate transition in height is achieved by the two storey nature of the proposal, which 

matches the heights of the existing homes in the immediate vicinity and throughout the larger 

context area. The semi-detached homes and townhomes portion of the development has been 

designed in a manner that fits the character of the area by providing for adequate setbacks to 

the adjacent residential lots and incorporates appropriate landscaping and planting, ensuring 

that overall compatibility is achieved. The design of the proposal is reflective of the scale and 

massing of the existing context. 

 

Infrastructure 

Based on the comments received from the applicable City departments and external agencies, 

the existing infrastructure is adequate to support the proposed development. 

 

Summary 

The proposed development has been designed to be sensitive to the existing and planned 

character of the neighbourhood and provides an appropriate transition to adjacent uses. 

Overlook conditions and shadow impacts have been addressed through reduced building 

heights and the increase in building setbacks to the property lines. The applicant has also 

provided a Planning Justification Report in support of the applications that has adequately 

demonstrated that the proposal represents good planning and is consistent with the intent of 

MOP policies.  

 

Additional Development Matters 

Proposed Underground Parking Garage 

The proposed underground parking garage will be designed in a manner that provides for 

sufficient unencumbered setbacks to the abutting residential lot lines. The vertical distance 

between the garage membrane and the surface of the property will ensure that a sufficient 

amount of soil volume can be accommodated to allow for vegetation growth related to any new 

landscaping works proposed on site. Having most of the required parking in an underground 

parking garage allows for more opportunity for landscaping and planting by reducing the paving 

materials required for private roadways and driveways. The proposed development will also 

include the planting of new trees. Landscaping works for the site will be further refined and 

finalized through the required site plan approval process. 

 

Tree Protection 

The removal of 74 existing trees above 15 cm (6 in.) diameter at breast height is required to 

facilitate the proposed development. A total of 8 trees require removal due to reasons unrelated 

to the proposed development. Of the total existing trees to be removed, 50 trees are located 

within the 3 detached lots. These lots will require individual arborist reports upon the submission 

of Site Plan Approval applications for each lot. The removal of trees for those lots will be further 

evaluated at that time.  A total of 53 trees on site and near the property lines will be maintained. 

The applicant will be installing hoarding protection for the trees to be maintained on site and will 

be implementing root-sensitive excavation for groundbreaking activities within tree protection 
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zone in addition to other construction techniques outlined in the recommendations provided in 

the submitted Arborist Report. 

 

Drainage 

The applicant has also submitted a grading plan confirming that all surface drainage will be 

accommodated on site by proposing a combination of catch basins and drain swales. Grading 

and drainage will be further refined and reviewed through the Site Plan Approval process. 

 

Zoning 

The proposed RM4-Exception (Townhouse Dwellings) zone is appropriate to accommodate the 

semi-detached homes and townhomes component of the proposal with an underground parking 

garage. The current R2-4 (Detached Dwellings – Infill Exception) zone is proposed to be 

maintained for the detached homes portion of the proposal.  

 

Appendix 3 contains a summary of the revised proposed site specific zoning provisions. 

 

Site Plan 

Prior to development of the lands, the applicant will be required to obtain Site Plan approval.  

While the applicant has worked with City departments to address many site plan related issues 

through review of the Official Plan Amendment and Rezoning concept plan, further revisions will 

be needed to address matters such as tree preservation and landscaping. 

 

Bonus Zoning 

Council adopted Corporate Policy and Procedure 07-03-01 – Bonus Zoning on 

September 26, 2012. In accordance with Section 37 of the Planning Act and policies contained 

in the Official Plan, this policy enables the City to secure community benefits when increases in 

permitted height and/or density are deemed to be good planning by Council through the 

approval of a development application. 

 

In this instance, community benefits are not being sought given the size of the proposal does 

not meet the minimum threshold of 5 000 m2 (53, 819 ft2)   of Gross Floor Area for a Section 37 

contribution.  

 

Financial Impact 
Development charges will be payable in keeping with the requirements of the Development 

Charges By-law of the City. Also, the financial requirements of any other commenting agency 

must be met. 

 

Conclusion 
In accordance with subsection 34(17) of the Planning Act, Council is given authority to 

determine if further public notice is required.  Since the requested revisions to the applications 
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are not considered major changes to the development, it is recommended that no further public 

notice be required. 

 

The proposed Official Plan Amendment and Rezoning applications are acceptable from a 

planning standpoint and should be approved for the following reasons: 

 

1. The proposal for a condominium development consisting of four semi-detached homes and 

six townhomes; and three freehold detached homes on Garden Road is consistent with the 

overall intent, goals and objectives of Mississauga Official Plan as the site is located on 

Lorne Park Road and will not destabilize the surrounding residential neighbourhood. 

 

2. The proposed built form is compatible with the surrounding land uses and incorporates 

appropriate building heights and setbacks that ensure compatibility with the surrounding 

area. 

 

3. The proposed official plan provisions and zoning standards, as identified, are appropriate to 

accommodate the requested uses.  

 

Attachments 
Appendix 1: Information Report 

Appendix 2:  Updated Concept Plan and Underground Garage Plan 

Appendix 3: Revised Summary of Existing and Proposed Zoning Provisions  

 

 

 

 

Andrew Whittemore M.U.R.P., Commissioner of Planning and Building 

 

Prepared by: David Ferro, Development Planner 
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Updated Concept Plan 
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Updated Underground Garage Plan 

4.6 - 41



Appendix 3, Page 1 

2517015 Ontario Inc. (Format Group) File:  OZ 16/014 W2 

Revised Summary of Existing and Proposed Zoning Provisions 

Existing Zoning By-law Provisions 

R2-4 (Detached Dwellings – Infill Exception), which permits detached dwellings in accordance

with the R2 infill exception regulations and a minimum lot frontage of 22.5 m (73.8 m). 

Proposed Zoning Standards 
Semi-Detached and Townhouse Dwellings - Condominium Development 

Zone Standards Base RM4 Zoning 

By-law Standards 

Proposed RM4 Exception 
Zoning By-law Standards 

Permitted uses Townhouse Dwelling Townhouse Dwelling and 
Semi-detached Dwelling 

Minimum lot area per dwelling 
unit 

200 m2 (2,153.8 ft2) 142 m2 (1,528.5 ft2) 

Minimum lot frontage 30.0 m (98.4 ft.) 66.6 m (218.5 ft.) 

Minimum dwelling unit width 5.0 m (16.4 ft.) 5.7 m (18.7 ft.) 

Minimum landscaped area 40% of lot area 50% of the lot area 

Minimum setback from the 
front and/or side wall of a 
dwelling to all other street 
lines 

4.5 m (14.8 ft.) 4.0 m (13.1 ft.) 

Minimum setback from the 
side wall of a dwelling to a lot 
line that is not a street line 

2.5 m (8.2 ft.) 1.81 m (5.93 ft.) 

Minimum setback from the 
rear wall of a townhouse 
dwelling to a lot line that is not 
a street line 

7.5 m (24.6 ft.) 7.5 m (24.6 ft.) 

Minimum setback from a front 
and/or side wall of a dwelling 
to an internal road, sidewalk 
or visitor parking space 

4.5 m (14.8 ft.) 2.3 m (7.5 ft.) 

Minimum setback from a side 
wall of a dwelling to a side 
wall of another dwelling 

3.0 m (9.8 ft.) 2.4 m (7.9 ft.) 

Minimum setback from a side 
wall of a dwelling to an 
internal walkway 

1.5 m (4.9 ft.) 3.4 m (11.2 ft.) 
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2517015 Ontario Inc. (Format Group) File:  OZ 16/014 W2 

Zone Standards Base RM4 Zoning 

By-law Standards 

Proposed RM4 Exception 
Zoning By-law Standards 

Minimum setback from a rear 
wall of a dwelling to an 
internal road or walkway 

7.5 m (24.6 ft.) 2.3 m (7.5 ft.) 

Maximum projection of a 
porch or deck located at and 
accessible from the first storey 
of the dwelling, inclusive of 
stairs, attached to the front 
and/or side wall of a 
townhouse dwelling 

1.6 m (5.2 ft.) 1.2 m (3.9 ft.) 

Maximum dwelling height 10.7 m (35.1 ft.) Townhouses: 9.5 m (31.2 ft.) 
to the highest ridge 
Semi-detached: 9.0 m 
(29.5 ft.) to the highest ridge 

Minimum setback between a 
visitor parking space and a 
street 

4.5 m (14.8 ft.) 10.0 m (32.8 ft.) 

Minimum setback between a 
visitor parking space and any 
other lot line 

3.0 m (9.8 ft.) 7.5 m (24.6 ft.) 

Minimum setback of a parking 
structure constructed 
completely below finished 
grade exclusive of any exit 
stairwell structure and 
mechanical venting structures, 
to any lot line 

3.0 m (9.8 ft.) 0.2 m (0.7 ft.) 

Minimum width of an internal 
road/aisle 

7.0 m (23 ft.) 6.0 m (19.7 ft.) 

Minimum width of a sidewalk 2.0 m (6.6 ft.) 1.8 m (5.9 ft.) 

*The provisions listed are based on the preliminary concept plan and are subject to minor
revisions as the plan is further refined. 
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Date: May 24, 2018 

To: Chair and Members of Planning and Development 
Committee 

From: Andrew Whittemore, M.U.R.P., Commissioner of 
Planning and Building 

Originator’s file:
OZ 11/015 W7 

Meeting date: 
2018/06/18 

Subject 
RECOMMENDATION REPORT (WARD 7) 

Applications to permit 144 Back to Back Stacked Townhomes 

2024 and 2040 Camilla Road 

North side of North Service Road, west side of Camilla Road 

Owner: Consulate Management Ltd. 

File OZ 11/015 W7 

Bill 139

Recommendation 
1. That notwithstanding that subsequent to the public meeting, a change to the applications

has been proposed, Council considers that the change does not require further notice and,

therefore, pursuant to the provisions of subsection 34(17) of the Planning Act, any further

notice regarding the proposed amendment is hereby waived.

2. That the application under File OZ 11/015 W7, Consulate Management Ltd., 2024 and

2040 Camilla Road to amend Mississauga Official Plan to Residential High Density –
Special Site to permit horizontal multiple dwellings (i.e. back to back stacked townhomes),

be approved subject to the conditions referenced in the staff report dated May 24, 2018

from the Commissioner of Planning and Building.

3. That the application under File OZ 11/015 W7, Consulate Management Ltd., 2024 and

2040 Camilla Road to change the zoning to RM9-Exception to permit 144 back to back

stacked townhomes in accordance with the provisions contained in Appendix 2

(Proposed RM9-Exception), be refused.

4. That the Planning and Building Department recommended alternative proposal to change

the zoning to H-RM9-Exception in accordance with the provisions contained in Appendix 2

(P&B Alternative RM9-Exception), be approved subject to the conditions referenced in the

staff report dated May 24, 2018 from the Commissioner of Planning and Building.
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5. That the applicant agree to satisfy all the requirements of the City and any other external

agency concerned with the development.

6. That the decision of Council for approval of the rezoning application be considered null and

void, and a new development application be required unless a zoning by-law is passed

within 18 months of the Council decision.

7. Notwithstanding subsection 45.1.3 of the Planning Act, subsequent to Council approval of

the development application, the applicant can apply for a minor variance application,

provided that the height and FSI shall remain the same.

Report Highlights 
 Comments were received from the public regarding flooding and concern about

apartment dwellings

 The applicant has made minor revisions to the proposal to address issues raised at the

Public Meeting, including removal of apartments as a permitted use under the zoning

 Staff are satisfied that the proposed official plan amendment is acceptable from a
planning standpoint, and recommend that the official plan amendment application be

approved

 Staff are not satisfied with the concept plan and proposed zoning standards, lack of
on-site amenity area, and landscape buffers and therefore recommend refusal of the

proposed Rezoning

 Staff are recommending alternative zoning standards be approved

Background 
A public meeting was held by the Planning and Development Committee on June 8, 2015 and 

April 9, 2018, at which time an Information Report (Appendix 1) was received for information. 

Recommendation PDC-0027 -2018 was then adopted by Council on April 25, 2018. 

PDC-0027-2018 
1. That the report dated March 16, 2018, from the Commissioner of Planning and Building

regarding the applications by Consulate Management Ltd. to permit 144 back to back 
stacked townhomes, under File OZ 11/015 W7, 2024 and 2040 Camilla Road, be 
received for information. 

2. That four oral submissions made to the Planning and Development Committee on April 9,
2018, be received.
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Comments 

REVISED DEVELOPMENT PROPOSAL 

The applicant has agreed to amend their rezoning application to only permit back to back  

stacked townhomes (horizontal multiple dwellings) thus removing apartment dwellings as a  

permitted use.  The proposed official plan amendment would permit apartment dwellings  

in addition to the request for back to back stacked townhomes (horizontal multiple dwellings). 

COMMUNITY COMMENTS 

The issues below are a summary of those raised by residents at the community meeting held on 

May 27, 2015, by Councillor Iannicca, and at the public meetings held June 8, 2015 and April 9, 

2018. 

Comment 

Due to the flooding and location within the Cooksville Creek floodplain, these lands are not 

suitable for development and there is a risk to basement units 

Response 

The Cooksville Creek floodplain is regulated by a two-zone floodplain management concept,  

with the Floodway being the most protected area, to be used for flood and erosion works  

and passive recreation activities. The Flood Fringe area may permit development provided  

the use and building are flood proofed to the regulatory flood level as required by the Credit  

Valley Conservation Authority (CVC), and safe emergency access is provided in times of  

flooding.  The subject lands are located within the Flood Fringe. CVC has advised that they are  

satisfied with the increased grades and use of underground water storage tanks.  Based on this 

the lands will be suitable for the proposed townhomes. 

Comment 

The proposed apartments are too dense for this site 

Response 

The applicant has revised their proposal and are now contemplating 144 back to back stacked 

townhome units.  While no apartments are currently proposed, the applicant wants to keep the 

existing apartment permissions within the High Density Residential official plan designation.   

However, they have agreed to remove the apartment dwelling use from the proposed zoning  

by-law.  Therefore, if they decided they wanted to revise their proposal and pursue apartments 

on these lands, they would be required to make an application to the City to rezone the 

property. 

Comment 

The apartment density will lead to increased strain on public services and infrastructure 
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Response 

As noted above, apartments are no longer proposed.  There is sufficient servicing capacity to  

accommodate the proposed development.  See the Planning Comments for further information. 

Comment 

There will be adverse traffic, parking and safety impacts generated by the proposed 

development 

Response 

The applicant has submitted a Traffic Impact Study and Parking Justification to evaluate both  

the future traffic flows and possible impacts from the proposed development and the proposed 

reduction in parking.  These studies were reviewed and assessed by staff and found to be  

acceptable with little impact to the surrounding area. 

Comment 

There will be excessive shadow impacts and a lack of privacy with overlook conditions from 

apartment dwellings 

Response 

The proposal is not contemplating any apartments at this time.  Should the applicant alter their 

plans for the property, they will need to submit a rezoning application in order to permit  

apartments and at that time shadow impacts and overlook will be assessed. 

Comment 

The small unit sizes of the apartments and potential for rental will increase local crime rates 

Response 

The proposal has been revised and is now proposing back to back stacked townhomes 

consisting of 2 and 3 bedroom units which will largely be marketed towards families. 

Comment 

There are health concerns for the future residents of the development due to its proximity to the 

QEW and Hydro One Corridor 

Response 

The location of residential dwellings within close proximity to highways and hydro corridors is  

a common occurrence within Mississauga and elsewhere and there have been no clearly  

demonstrated detrimental health impacts.  The City and Province have no distance separation 

criteria limiting residential development from locating adjacent to these uses. 

Comment 

Construction-related disruptions will impact the surrounding community 
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Response 

A construction management plan will be required prior to any development in order to minimize 

disruption, dust and mud-tracking.  In addition, the site development will have to abide by the  

noise by-law for appropriate hours of construction. 

Comment 

The City should purchase the lands and turn them into a park 

Response 

The Community Services Department monitor parkland provision and have not identified any 

park acquisition for this immediate area.  It should be noted that Camilla Park is located  

approximately 800 metres (2,625 ft.) from the site.   

UPDATED AGENCY AND CITY DEPARTMENT COMMENTS 

Community Services Department 

Comments updated May 7, 2018, state that the subject site is adjacent to a utility corridor, 

zoned H-U-4, and under Hydro One Networks Inc. ownership. The City currently has a license 

agreement with Hydro One Networks Inc. to construct and maintain a multi-use trail in this 

corridor. The City however, is not responsible to provide maintenance to the entire licensed 

area.  There is a commitment to maintain one metre (3.3 ft.) on either side of the proposed     

multi-use trail. The proposed pedestrian connection to an area which is not maintained by the 

City could potentially create an unsafe condition and future residents can access the trail from 

Camilla Road and North Service Road. Based on this situation, Community Services 

recommends removing the mid-block pedestrian connection to Hydro lands from the proposal. 

Through the review of a site plan application, a cash contribution for street trees will be required 

for Camilla Road and North Services Road. Prior to the issuance of a building permit,     

cash-in-lieu for park or other public recreational purposes is required pursuant to Section 42 of 

the Planning Act and in accordance with the City's policies and by-laws. 

Transportation and Works Department 

Comments updated May 28, 2018, state that should the rezoning application be approved in 

principle by Council, the outstanding matters noted below are to form part of the conditions to lift 

the 'H' holding symbol: 

 Delivery of an executed Development Agreement including Municipal Infrastructure

schedules in a form satisfactory to the City of Mississauga, Region or any other

appropriate authority.  The agreement may deal with matters including, but not limited to

engineering matters such as grading, fencing, noise studies, noise mitigation, utilities

relocation, additional provisions, restrictions and warning clauses; as well as any required

fees, easements, land dedications, securities or letters.
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 Updated Grading and Servicing drawings to confirm additional technical details and reflect

the most current Site Plan;

 Update the Functional Servicing /SWM Report;

 Final Remediation Report to address environmental comments;

 Completion and filing of a Record of Site Condition on the MOECC’s Environmental Site
Registry and provision of all required supporting environment documents;

Final clearances from the Region (waste collection) and Fire/EMS will be required with respect 

to internal access, travel distance and circulation as well as approval from the Ministry of 

Transportation for Ontario (MTO), C.V.C., Hydro One and Trans-Northern Pipelines. 

Site specific details i.e. access, parking ramp, turnaround details and requirements for the 

proposed restricted emergency access on North Service Road are to be addressed through the 

site plan review and approval process. 

PLANNING COMMENTS 

Provincial Policy Statement, 2014 (PPS) and Growth Plan for the Greater Golden 

Horseshoe 2017 (Growth Plan) 

Under the Planning Act, all planning decisions must be consistent with the PPS and conform to 

the Growth Plan 

Consistency with PPS 

Section 1.1.3.3 of the PPS states that "planning authorities shall identify and promote 

opportunities for intensification and redevelopment where this can be accommodated, taking 

into account existing building stock" and Section 1.1.3.4 states that "appropriate development 

standards should be promoted which facilitate intensification, redevelopment and compact form, 

while maintaining appropriate levels of public health and safety."  

Section 5.5.1 of MOP indicates that the Downtown is part of the City’s Intensification Areas and 
are to be the focus for intensification. 

Section 12.1.1.4 of MOP states that lands within the Downtown should provide both a transition 

between higher density and height of development within the Downtown and lower density and 

height of development in the surrounding area. 

Section 3.16 of the PPS states that where the two zone concept for flood plains is applied, 

development may be permitted in the flood fringe, subject to appropriate floodproofing to the 

flooding hazard elevation. Section 3.1.7 states development may be permitted in hazard lands 

where development is done in accordance with floodproofing and access standards, vehicles 

and people have a way of safely entering and exiting the site during times of flooding, new 
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hazards are not created and existing hazards are not aggravated, and no adverse 

environmental impacts will result. 

Section 12.5.1 of MOP establishes a two-zone flood management concept for Cooksville Creek, 

designating the subject property within the flood fringe and allowing for development subject to 

floodproofing and safe emergency access to the satisfaction of the Credit Valley Conservation 

Authority and the City. 

The subject property is located within the Downtown Hospital Character Area. This area 

proposes moderate intensification, transitioning away from the higher densities along Hurontario 

Street, and propose floodproofing measures and safe access to the site during flooding and do 

not create any adverse environmental impacts. The MOP policies are consistent with the PPS. 

These applications for amendments to the existing MOP designation and proposed zoning are 

consistent with the high level policies of the PPS.   

Conformity with Growth Plan 

Section 2.2.2.4 b) in the Growth Plan directs municipalities to identify the appropriate type and 

scale of development and transition of built form to adjacent areas in intensification areas, and 

Section 2.2.1.2 e) states development will be generally directed away from hazardous lands. 

MOP also states in Section 9.5.1.5 that developments will provide a transition in building height 

and form between Intensification Areas and adjacent Neighbourhoods with lower density and 

heights. Section 6.3.5.1 of MOP states development and site alteration is generally prohibited 

on lands subject to flooding, and Section 6.3.50 says that development in flood plains will be 

subject to the one-zone concept, except where a special policy area or two-zone floodplain 

management concept has been approved.  The policies in MOP are in conformity with the 

Growth Plan. 

These applications for amendments to the existing MOP designation and proposed zoning 

conform to the Growth Plan.  

Region of Peel Official Plan 

The subject property is located within the Urban System within the Region of Peel. General 

Objectives in Section 5.3.1 and General Policies in Section 5.3.2 direct development and 

redevelopment to the Urban System to achieve an urban structure, form and densities which are 

pedestrian–friendly and transit supportive.

Section 5.1.4 of MOP (Direct Growth) indicates that most of Mississauga’s future growth will be 
directed to Intensification Areas.  The proposed development is located within the Downtown 

Hospital Intensification Area.  
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Section 2.4.5.2.2 of the Region of Peel Official Plan directs municipalities, in consultation with 

conservation authorities, to address flood susceptibility through the one zone approach to Flood 

Plan planning and where appropriate through the two zone and special policy area concepts as 

outlined in provincial policy.  

Section 12.5.2.2 provides permission for development subject to meeting conditions for flood 

hazards satisfactory to the Credit Valley Conservation. 

The policies in MOP conform to the Region of Peel Official Plan. 

These applications conform to the Peel Region Official Plan.  The proposed development 

adequately takes into account the existing context and provides an appropriate transition of built 

form to adjacent areas as referenced in the Official Plan section below. 

Official Plan 

The proposal requires an amendment to the Mississauga Official Plan Policies for the 

Downtown Hospital Character Area. The lands are currently designated Residential High 

Density and Office under Mississauga Official Plan.  The Residential High Density designation 

permits apartment dwellings.  An amendment is proposed to include special site policies that 

would also permit horizontal multiple dwellings (back to back stacked townhomes).  The Office 

designation permits an office on a small property along Camilla Road. It is also proposed to be 

amended to Residential High Density Special Site.  The proposal would amend some of the 

mapping to show a Floor Space Index of 1.0 to 2.9 for the subject lands (versus 1.5 to 2.9 

currently).  The floodway and flood fringe limits will also be amended as a result of the updated 

studies and review under this application. 

Section 19.5.1 of Mississauga Official Plan provides the following criteria for evaluating site 

specific Official Plan Amendments: 

 Will the proposal adversely impact or destabilize the overall intent, goals and

objectives of the Official Plan; and the development or functioning of the remaining

lands which have the same designation, or neighbouring lands?

 Are the lands suitable for the proposed uses, and are the proposed land uses

compatible with existing and future uses of the surrounding lands?

 Are there adequate engineering services, community infrastructure and multi-modal

transportation systems to support the proposed application?

 Has a planning rationale with reference to Mississauga Official Plan policies, other

relevant policies, good planning principles and the merits of the proposed

amendment in comparison with the existing designation been provided by the

applicant?

Planning staff have undertaken an evaluation of the criteria against this proposed development 

application.  
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The current Official Plan designation contemplates apartment dwellings and a small office for 

the subject property.  Given the location of the property within the Downtown Hospital District, 

within an Intensification Area, and within close proximity to the future Hurontario Light Rail 

Transit Corridor, the lands are suitable for high density residential development.   

However, the Official Plan also speaks to providing appropriate transitions in height and density 

to surrounding existing low density residential development, such as that on the east side of 

Camilla Road.  Section 12.1.1.2 of MOP states that a minimum building height of three storeys 

is required on lands within the Downtown.  The subject site is located at the eastern limit of the 

Downtown and is designated for high density development.  Given the density of dwellings 

contained in the proposed 3 storey back-to-back stacked townhouse format and adherence to 

the minimum height requirement, staff find that the proposed townhomes will provide for an 

appropriate transition between the apartment buildings located along Hurontario Street and the 

existing single family homes along Camilla Road. 

The lands are suitable for the proposed residential uses as the flooding concerns have been 

addressed to the satisfaction of the City and the (CVC). The limits of the floodway and flood 

fringe can be amended as a result of the detailed study through this application.   

Phase 1 and Phase 2 Environmental Site Assessments were submitted and reviewed to assess 

site contamination.  While some contamination was found, a Remedial Action Plan has been 

submitted. Site clean-up will be undertaken and then a final Remediation Report will be provided 

prior to lifting of the "H" Holding Symbol in compliance with Ministry of Environment 

requirements. 

The subject lands are located within walking distance to the future LRT at Hurontario Street and 

North Service Road (within 500 metres/1,640 ft.). Hurontario is currently served by MiWay 

Transit routes 19 and 103 that take riders to the two GO stations and to the Downtown.  There 

is bus service (Route 4) and bike lanes on Camilla Road to encourage alternative modes of 

transportation and contribute to reduced car dependency.   

The applicant has submitted a Planning Justification Report and Urban Design Brief to 

demonstrate the appropriateness of the proposed development.  The proposed amendment will 

meet the overall goals and objectives of the City’s Official Plan and will not result in any adverse 
impacts on adjacent lands. 

Zoning 

The official plan also gives direction on site development and building a desirable urban form.  

Section 9.2.1.30 states that development will provide open space, including squares and plazas 

appropriate to the size, location and type of the development.   
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The Zoning By-law contains requirements for minimum amenity areas within medium and high 

density residential zones so that when there is a concentration of units that will accommodate 

families and the units do not have individual private backyards, there will be common space for 

the use and enjoyment of the residents including children.  The current RM9 base zone requires 

the greater of 5.6 m2 (60.3 ft2) per dwelling unit or 10% of the site area to be provided for 

common amenity area with a minimum of 50% of the required amenity to be in one contiguous 

area, resulting in 1,244 m2 (13,390 ft2) amenity area with 622 m2 (6,695 ft2) in one contiguous 

area for the proposed development. 

 

The proposal does not provide for any common amenity area, but instead proposes to count the 

landscaped areas (walkways to units) as their amenity area.  This has been found to be 

unacceptable, as there is a lack of alternative play area and amenity space in close proximity to 

the subject lands (closest is Camilla Park approximately 800 metres(2,625 ft.), a 10 minute 

walk). The hydro corridor to the north is only proposed to contain a multi-use trail.  There should 

be an on-site amenity area to allow a play structure or an area for gathering besides the front 

walkways of buildings. 

 

The proposed RM9-Exception (Horizontal Multiple Dwellings with more than 6 Dwelling 

Units) zoning as outlined in Appendix 2 (Proposed RM9-Exception) is recommended for refusal, 

as the proposed 144 back to back stacked townhomes does not provide an appropriate space 

for a central common amenity area on-site for use by the residents or sufficient landscape 

buffers to screen the garbage/loading area.   

 

Alternative Zoning – Planning and Building Department Recommendation 

 
The form of development (back to back stacked townhomes) is appropriate for the site.  It 

provides a housing form that will accommodate families.  However, there is a need for an on-

site common outdoor amenity area for residents.  Planning staff have prepared an alternative 

development concept (see Appendix 3) to show how the proposed development could be 

modified to accommodate: the required amenity area to serve the residents of this development; 

and provide an increased landscape buffer to screen the garbage/loading area. An increased 

buffer is required to the units from North Service Road (14 metres (45.9 ft.) to 17 metres (55.8 

ft.)), to accommodate landscaping and the Ministry of Transportation (MTO) setback for future 

infrastructure improvements as reflected in light green on Appendix 3.  To accommodate the 

required on-site amenity area and landscape buffer the applicant would need to remove 

approximately 23 units from the proposal. 

 

The Planning and Building Department RM9-Exception (Horizontal Multiple Dwellings with 

more than 6 Dwelling Units) alternative zoning as contained in Appendix 2 (P&B Alternative 

RM9-Exception) is appropriate to accommodate a central common amenity area of sufficient 

size on-site and provide appropriate landscape buffers. 

 

New Back to Back and Stacked Townhouse Zoning Regulations/Urban Design Guidelines 
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Staff is currently finalizing proposed zoning regulations and new urban design guidelines for 

back to back and stacked townhomes.  Even though the subject application was made in 

advance of Council’s consideration of the revised regulations and guidelines, staff undertook a 

review of the proposal against the draft regulations and guidelines as part of the evaluation of 

the application.  While staff cannot compel the applicant to adhere to the proposed zoning 

regulations and guidelines, the proposal generally adheres to them with the exception of 

common amenity area.  The new regulations require a minimum amenity area of the greater of 

2.8 m2 (30 ft2) per dwelling unit or 5% of the lot area, all in one contiguous area, resulting in a 

minimum amenity area of 622 m2 (6,695 ft2) using the net site area of 12,439 m2 (133,892 ft2).   

 

Bonus Zoning 

Council adopted Corporate Policy and Procedure 07-03-01 – Bonus Zoning on September 26, 

2012. In accordance with Section 37 of the Planning Act and policies contained in the Official 

Plan, this policy enables the City to secure community benefits when increases in permitted 

height and/or density are deemed to be good planning by Council through the approval of a 

development application. 

 

The subject lands are currently zoned H-D-6 (Development) which only permits buildings and 

structures legally existing and H-O-9 (Office) which only permits offices uses.  As the applicant 

is seeking to permit a redevelopment of the site for back to back stacked townhome residential 

units, which are not currently permitted, it represents an increase in density and meets the 

minimum threshold for a Section 37 contribution (increase in both height and number of units). 

 

Should these applications be approved by Council, staff will hold discussions with the applicant 

to secure community benefits and return to Council with a Section 37 report outlining the 

recommended benefits and corresponding contribution amount. 

 

Site Plan 

Prior to development of the lands, the applicant will be required to obtain site plan approval.    

No site plan application has been submitted to date for the proposed development. 

 

While the applicant has worked with City departments to address many site plan related issues 

through review of the Rezoning concept plan, further revisions will be needed to address 

matters such as the provision of a central amenity area of sufficient size on-site for the residents 

of this proposed development. 

 

"H" Holding Provision 

A number of technical matters must be addressed prior to allowing for site plan approval and 

building permits to be issued.  As a result, the Zoning By-law will incorporate an "H" Holding 

provision which can be lifted upon clearance of the conditions. 

 

Section 19.7 of Mississauga Official Plan (MOP) permits the enactment of an "H" Holding 

Provision to implement the policies of MOP for staging of development and specific 

4.7 - 11



Planning and Development Committee 2018/05/24 12 

Originator's f ile: OZ 11/015 W7 

requirements.  It is recommended that the following conditions be fulfilled prior to removal of the 

"H" Holding Symbol: 

 

 Provision of updated grading and servicing drawings 

 Provision of an updated Functional Servicing Report/Stormwater Management Report 

 Submission of Final Remediation Report 

 Completion and filing of a Record of a Site Condition with the Ministry of Environment and 

Climate Change 

 Execution of a Section 37 Agreement for the provision of community benefits 

 Execution of a Development Agreement including municipal infrastructure schedules to 

the satisfaction of the City 

 

Upon confirmation that the above-noted matters have been satisfactorily addressed, the "H" 

Holding provision would be removed by further amendment to the Zoning By-law. 

  

Financial Impact 
Development charges will be payable in keeping with the requirements of the Development 

Charges By-law of the City. Also, the financial requirements of any other commenting agency 

must be met. 

 

Conclusion 
In accordance with subsection 34(17) of the Planning Act, Council is given authority to 

determine if further public notice is required.  Since the requested revisions to the application 

are not considered major changes to the development, it is recommended that no further public 

notice be required. 

 

The proposed official plan amendment and the Planning and Building Department alternative 

rezoning are acceptable from a planning standpoint and should be approved for the following 

reasons: 

 

1. The proposal for back to back stacked townhomes is consistent with the overall intent, 

goals and objectives of the official plan as the site is located within the Downtown Hospital 

Intensification Area and will not destabilize the surrounding neighbourhood. 

 

2. The proposed back to back stacked townhomes are compatible with the surrounding land 

uses as they propose residential uses at an appropriate density and provide a transition 

between high density apartments closer to Hurontario Street and low density uses to the 

east. 

 

3. The proposed official plan provisions, as identified, are appropriate to accommodate the 

requested uses. 
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4. The proposed zoning standards, as identified in Appendix 2 (Proposed RM9-Exception),

are not appropriate to accommodate the requested uses as they do not provide for any

central amenity area on-site for use by the future residents and lack sufficient landscape

buffers and should not be approved.

5. The proposed Planning and Building Department alternative zoning standards, as identified

in Appendix 2 (P&B Alternative RM9-Exception), are appropriate to accommodate the

requested uses with a sufficiently sized central amenity space and landscape buffers.

Attachments 

Appendix 1: Information Report 

Appendix 2: Zoning Standards 

Appendix 3: Planning and Building Department Alternative Development Concept 

Andrew Whittemore, M.U.R.P., Commissioner of Planning and Building 

Prepared by: Jonathan Famme, Development Planner - Central Area 
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Date: February 22, 2018 

To: Chair and Members of Planning and Development 
Committee 

From: Edward R. Sajecki, Commissioner of Planning and 
Building 

Originator’s file: 
OZ 11/015 W7 

Meeting date: 
2018/04/09 

Subject 
SECOND PUBLIC MEETING INFORMATION REPORT (WARD 7) 
Applications to permit 144 Back-to-Back Stacked Townhomes 
2024 and 2040 Camilla Road 
North side of North Service Road, west side of Camilla Road 
Owner: Consulate Management Ltd. 
File: OZ 11/015 W7 

Recommendation 
That the report dated March 16, 2018, from the Commissioner of Planning and Building 
regarding the applications by Consulate Management Ltd. to permit 144 Back-to-Back Stacked 
Townhomes, under File OZ 11/015 W7, 2024 and 2040 Camilla Road, be received for 
information.  

Report Highlights 
 This report has been prepared for a second public meeting to hear from the community,

as the previous public meeting on June 8, 2015 (see Appendix 1) was for a 20 storey
apartment building with 168 stacked townhomes and the applicant has since removed the
apartment tower and revised the plan to propose 144 back-to-back stacked townhomes

 The proposed development requires amendments to the official plan and zoning by-law

 Community concerns identified to date relate to flooding, traffic, height and density

 Prior to the next report, matters to be addressed include provision of satisfactory amenity
space, landscaping and buffers, screening of garbage/loading area, safety of access,
traffic impact study clearance by the Ministry of Transportation, and resolution of flood
control measures to the satisfaction of the Credit Valley Conservation Authority.

Appendix 1
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Planning and Development Committee 2018/03/16 2 

Originator's f ile: OZ 11/015 W7 

Background 
The applications have been circulated for technical comments and a community meeting has 
been held. The purpose of this report is to provide preliminary information on the applications 
and to seek comments from the community. 

Aerial photo of subject lands 

DETAILS OF THE PROJECT 
The applications were amended on March 29, 2017 from a proposal for a 20 storey apartment 
building and 168 stacked townhomes to 144 back-to-back stacked townhomes.  

Development Proposal 
Developer 
Owner: Consulate Management Ltd. 

Applicant: Glen Schnarr & Associates Inc. 
Number of 
units: 

144 

Height: 3 storeys 
Floor Space 
Index: 

1.4 

Landscaped 
Area: 39% 

Gross Floor 
Area: 17,352 m2  (186,775 ft2) 

Anticipated 
Population: 

315* 
*Average household sizes for all units (by type)
based on the 2016 Census. 

Parking: Required Proposed 
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Planning and Development Committee 2018/03/16 3 

Originator's f ile: OZ 11/015 W7 

Development Proposal 
resident spaces 
visitor spaces 
Total 

237 
36 
273 

196 
28 
224 

Proposed concept plan is found in Appendix 2 and the elevations are contained in Appendix 3. 

Existing site condition 

LAND USE CONTROLS 
The subject lands are located within the Downtown Hospital Character Area and are designated 
Office and Residential High Density (see Appendix I-3 within Appendix 1).  The Office 
designation permits major office, secondary office, post-secondary educational facilities and 
accessory uses, while the Residential High Density designation permits apartment dwellings.  
As the lands are located within part of the Downtown, they are within a designated 
Intensification Area. The lands are also subject to the two-zone floodplain management 
concept, and are located in the flood fringe of Cooksville Creek. The flood fringe permits 
development provided the buildings are flood proofed to the regulatory flood level as required by 
Credit Valley Conservation and emergency access and pedestrian movement are not prevented 
during times of flooding.  The applicant is proposing to change the designation to Residential 
High Density – Special Site to permit horizontal multiple dwellings (i.e. stacked-back-to-back 
townhomes in addition to apartment dwellings, and remove the lands from the flood fringe for 
Cooksville Creek. 

The lands are currently zoned H-O-9 (Office) and H-D-6 (Development) (see Appendix I-4 within 
Appendix 1).  The Office exception zone permits offices, medical offices, financial institutions, 
commercial schools and veterinary clinics. The Development exception zone only permits 
buildings and uses legally existing on the date the by-law was passed. Both are subject to 
regulations that require special measures to deal with flooding from Cooksville Creek. 
The “H” holding provision applying to these two zones both require a letter from an engineer 
certifying that the building meets flood proofing requirements to the satisfaction of the City and    
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Originator's f ile: OZ 11/015 W7 

Credit Valley Conservation, and confirmation  that safe access to the site has been provided. 
A rezoning is proposed from H-O-9 (Office) and H-D-6 (Development) to RA5-Exception 
(Apartment Dwellings) to permit 144 back-to-back stacked townhomes with site specific 
exceptions as outlined in Appendix 6. 

Bonus Zoning 
On September 26, 2012, Council adopted Corporate Policy and Procedure 07-03-01 –      
Bonus Zoning. In accordance with Section 37 of the Planning Act and policies contained in the 
Official Plan, this policy enables the City to secure community benefits when increases in 
permitted height and/or density are deemed to be good planning by Council through the 
approval of a development application. Should these applications be approved by Council, the 
City will report back to Planning and Development Committee on the provision of community 
benefits as a condition of approval. 

WHAT DID THE COMMUNITY SAY 
See Information Report dated May 19, 2015 in Appendix 1 for an outline of community 
comments from the May 27, 2015 community meeting held by Ward 7 Councillor Iannicca. 

At the June 8, 2015 Public Meeting the same key concerns were highlighted and a petition was 
received from 45 residents against the proposed 20 storey high condominium apartment 
building.  A community meeting was not held for the revised proposal. 

The comments will be addressed along with any comments raised at the public meeting in the 
Recommendation Report, which will come at a later date. 

DEVELOPMENT ISSUES 
Agency comments are summarized in Appendix 4 and school accommodation information is 
contained in Appendix 5. Based on the comments received and the applicable Mississauga 
Official Plan policies, the following matters will have to be addressed: 

 Submission of a satisfactory concept plan including provision of an amenity area on-site
and sufficient landscaping and buffers

 Sufficient screening of garbage/loading area from the street
 Location of a site access satisfactory to the City
 Clearance from the Ministry of Transportation on Traffic Impact Study
 Resolution of flood control measures to the satisfaction of Credit Valley Conservation
 Are the proposed zoning standards appropriate
 Will municipal service upgrades be required to service the site

Development and Design staff are in the process of preparing Urban Design Guidelines and 
revised Zoning by-law regulations for Horizontal Multiple Dwellings.  Although the applications 
were submitted in advance of the guidelines being endorsed and the Zoning by-law regulations 
coming into effect, staff are reviewing the applications in the context of good urban design 
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Originator's f ile: OZ 11/015 W7 

principles, existing guidelines and standards, and existing RM9 (Horizontal Multiple Dwellings 
with more than 6 dwelling units) zoning regulations. 

Development Requirements 
There are engineering matters including: storm drainage, noise, traffic, and servicing which will 
require the applicant to enter into agreements with the City. Prior to any development 
proceeding on-site, the City will require the submission and review of an application for site plan 
approval. 

Financial Impact 
Development charges will be payable as required by the Development Charges By-law of the 
City. Also the financial requirements of any other external commenting agency must be met. 

Conclusion 
All agency and City department comments have been received. The Planning and Building 
Department will make a recommendation on this project after the public meeting has been held 
and the issues have been resolved. 

Attachments 
Appendix 1: Information Report dated May 19, 2015 
Appendix 2: Proposed Concept Plan 
Appendix 3: Proposed Elevations 
Appendix 4: Agency Comments 
Appendix 5: School Accommodation 
Appendix 6: Summary of Existing and Proposed Zoning Provisions 

Edward R. Sajecki, Commissioner of Planning and Building 

Prepared by: Jonathan Famme, Planner, Development Central 
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Appendix 1 

Lf-1 
MISSISSAUGA 

am 
liiiii a 

Corporate 

Report 

Clerk's Files 

Originator's 

Files OZ 11/015 W7 

DATE: 

TO: 

FROM: 

SUBJECT: 

May 19, 2015 

Chair and Members of Planning and Development Corrunittee 

Meeting Date: June 8, 2015 

Edward R. Sajecki 

Conunissioner of Planning and Buil9ing 

Applications to Permit a 20 Storey Condominium Apartment 

Building, Stacked Townhouses and Townhouses 

2024 and 2040 Camilla Road 

North side of North Service Road, west side of Camilla Road 

Owner: Consulate Management Ltd. 

Public Meeting/lnfo1·mation Report Ward7 

RECOMMENDATION: That the Report dated May 19, 2015, from the Commissioner of 

Planning and Building regarding the applications by Consulate 

Management Ltd. to permit a 20 storey condominium apartment 

building, stacked townhouses and townhouses under 

REPORT 

HIGHLIGHTS: 

File OZ 11/015 W7, at 2024 and 2040 Camilla Road, be received 

for information. 

• This report has been prepared for a public meeting to hear from 

the community; 

• The project does not conform with the Residential High 

Density and Office designations and requires an official plan 

amendment and a rezoning; 

• Community concerns identified to date include the 

appropriateness of development in the Cooksville Creek 

floodplain, proposed density and traffic impacts; 
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File: OZ 111015 W7 

May 19, 2015 

BACKGROUND: 

COMMENTS: 

• Prior to the next report, matters to be addressed include 

compatibility with the smrnunding neighbourhood and 

resolution of design details and technical matters. 

The applications have been circulated for technical comments and 

a community meeting has been scheduled for May 27, 2015. The 

purpose of this report is to provide preliminary information on the 

applications and to seek comments from the community. 

TI-IE PROPERTY AND THE NEIGHBOURHOOD 

Size and Use 

Frontages: 195 m (640 ft.) - North Service Road 

61 m (200 ft.) - Camilla Road 

Gross Lot Area: 1.47 ha (3.63 ac.) 

Existing Uses: Vacant land (2040 Camila Road) and a 

two storey house that has been converted 

into an office (2024 Camila Road) 

The prope1ty is located east of Hurontario Street and north of the 

Queen Elizabeth Way (QEW) in an area containing a mixture of 

residential, commercial, institutional and utility uses. Information 

regarding the history of the site is found in Appendix 1-1. 

The surrounding land uses are described as follows: 

North: Hydro One utility corridor and apartment buildings 

East: Automobile service station and detached homes 

South: Across North Service Road and the QEW, townhomes and 

a retail plaza 

West: Hydro One utility corridor and St. Hilary's Anglican 

Church 

DETAILS OF THE PROJECT 

The proposal is for a high density condominium residential 

development to be constructed in two phases. The first phase 

would see the construction of 168 stacked townhouse units in five 

buildings, all with a height of three and a half storeys. A 20 storey 
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File: OZ 11/015 W7 

May 19, 2015 

apartment building with 158 units and five townhouses along the 

south base of the tower is proposed for the second phase. All 

parking is proposed to be underground. Tlll'ee access points are 

proposed for the site, two off the No1th Service Road and one off 

of Camilla Road. 

As the site is within the "flood fringe" of the Cooksville Creek 

floodplain, the developer proposes to add fill to the lands to ensure 

that it will be protected from flooding during a serious storm event. 

Flood-free access to the development would be available through 

the northwest driveway entrance from No1th Service Road. 

Development Proposal 

Applications Received: .November 8, 2011 

submitted: Deemed complete: November 30, 2011 

Revised: October 7, 2014 

Developer/Owner: Consulate Management Ltd. 

Applicant: Glen Schnarr & Associates Inc. 

Number of units: 331 

Gross Floor Area: 28 057 ml (302,013 sq. ft.) 

Height: 20 storeys - apartment 

3.5 storeys - stacked townhouses 

Lot Coverage: 49% 

Floor Space 1.9 

Index: 

Landscaped Area: 30% 

Gross Density: 225 units/ha 

91 units/acre 

Road type: Condominium private road 

Anticipated 932* 

Population: *Average household sizes for all units (by type) for the 

year 2011 (city average) based on the 2013 Growth 

Forecasts for the City of Mississauga. 

Parking Required Proposed 

(Phase I + Phase Il) (Phase I + Phase IT) 

resident spaces 454 (236 + 218) 454 (236 + 218) 

visitor spaces 76 (42 + 34) 67 (34 + 33) 

Total 530 521 

Green • Carbon monoxide monitoring system 

Initiatives in parking garages to increase energy 
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Development Pl'oposal 

efficiency of fans used for fresh air 

distribution 

• High efficiency HY AC systems 

• Low Impact Development (LID) 

techniques including bioswales and 

pervious stable surfaces 

• Electric car rough-ins for recharging 

Additional information is provided in Appendices I- 1 to I-11. 

LAND USE CONTROLS 

The subject lands arc designated Office and Residential High 

Density within Mississauga Official Plan. In addition, the lands 

are located within the Downtown Hospital Character Area and are 

subject to the two-zone floodplain policies associated with 

Cooksville Creek. The applicant has requested that the lands be 

redesignated to Residential High Density - Special Site and that 

Maps 12-5.1 and 16-6.1 of Mississauga Official Plan be changed to 

illustrate revised lirni ts of the floodway and flood fringe areas. 

A rezoning is proposed from H-0-9 (Office) and H-D-6 

(Development) to RAS -Exception (Apartment Dwellings). 

Detailed information regarding the Official Plan and Zoning is in 

Appendices I-9 and I-10. 

Bonus Zoning 

Section 37 of the Pla1111i11g Act and policies in the Official Plan 

allow the City to seek community benefits when increases in 

permitted height and/or density are fou nd to be good planning by 

Council. If these applications are approved, staff will report back 

to the Planning and Development Committee on the provision of 

community benefits as a condition of approval. 
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File: OZ 11/015 W7 

May 19, 2015 

A community meeting is scheduled to be held by Ward 7 

Councillor Nanda Iannicca on May 27, 2015. Two written 

comments have been received to date, one from an area resident 

who indicated traffic-related concerns and one from the Cooksville 

Munden Homeowners Organization (CMPHO). CMPHO's 

concerns are summarized below: 

• ·nue to the flooding and location within the Cooksville 

Creek floodplain, these lands are not suitable for 

development; 

• The proposal is too dense for this site; 

• There will be an increased strain on public services and 

infrastructure; 

• There will be adverse traffic, parking and safety impacts 

generated by the proposed development 

• The shadow impacts will be unacceptable; 

• There will be a lack of privacy due to overlook conditions; 

• The condominium units will be converted to rental units 

given their small unit size. This could increase local crime 

rates . 

• There are health concerns for residents of the proposed 

development due to the proximity of the QEW and the 

Hydro One corridor; 

• Construction-related disruptions will impact the 

surrounding conununity. 

These issues, along with any others raised by the conununity at the 

May 27, 2015 meeting and the public meeting, will be addressed in 

the Reconunendation Report, which will come at a later date. 

DEVELOPMENT ISSUES 

Agency comments are summarized in Appendix 1-7 and school 

accommodation information is contained in Appendix 1-8. Based 

on the conU11ents received and the applicable Mississauga Official 

Plan policies, the following matters will have to be addressed: 
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• Are the policies and principles of Mississauga Official Plan 

maintained by this project; 

• Is the proposal compatible with the character of the area given 

its land use, height, massing, setbacks, landscaping, building 

configuration and technical requirements; 

• Have all concerns related to flooding and grading been fully 

addressed; 

• Do the lands require environmental remediation; 

• Are the proposed design details and zoning standards 

appropriate; 

• Will municipal service upgrades and associated easements be 

required to service the site; 

• Have all other technical requirements and studies ·related to the 

project been found to be acceptable. 

OTHER INFORMATION 

A number of studies, reports and drawings have been submitted by 

the applicant in support of the applications. The list is below and 

these documents are available for review. 

• Planning Justification Report 

• Functional Servicing and Stormwater Management Report 

• Comprehensive Two Zone Study of the Cooksville Creek -

Camilla Road Area 

• Traffic Study 

• Urban Design Brief 

• Preliminary Pedestrian Level Wind Study 

• Shadow Study 

• Noise Control Feasibility Study 

• Phase I Environmental Site Assessment 

• Development Concept Plan, Elevations and Floor Plans 

• Preliminary Fill Plan 

• Draft Official Plan Amendment 

• Draft Zoning By-law Amendment 
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May 19, 2015 

FINANCIAL IMPACT: 

CONCLUSION: 

ATTACH.MENTS: 

Development Requirements 

There are engineering matters including storm drainage, noise 

reduction, sidewalks and utilities which will require the applicant 

to enter into agreements with the City. 

Development charges will be payable as required by the 

Development Charges By-law of the City. Also the financial 

requirements of any other official commenting agency must be 

met. 

All agency and City depa1tment comments have been received. 

The Planning and Building Deprutment will make a 

recommendation on this project after the public meeting has been 

held and all the issues are resolved. 

Appendix I-1: Site History 

Appendix I-2: Aerial Photograph 

Appendix I-3: Excerpt of Mississauga Official Plan 

Appendix I-4: Existing Land Use and Proposed Zoning Map 

Appendix I-5: Concept Plan 

Appendix I-6: Elevations 

Appendix I-7: Agency Comments 

Appendix I-8: School Accommodation 

Appendix 1-9: Sununary of Existing and Proposed Mississauga 

Official Plan Policies 

Appendix I-10: Summary of Existing and Proposed Zoning 

Provisions and Applicant's Draft Zoning By-law 

Amendment 

Appendix 1- 11: General Context Map 

tfv Edward R. Sajecki 

Commissioner of Planning and Building 

Prepared By: Ben Phillips, Development Planner 

1' K:\WPDATA\PDCl\2015\0Z 11015 lnfo Rcport-bp-rp.docx\hr 
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Appendix I-1 

Consulate Management Ltd. File: OZ 11/015 W7 

Site History 

• July 17, 1986 - A minor variance application (A 86/481) was submitted to permit the 

temporary use of a medical/dental office al 2024 Camilla Road. Approval was 

received and subsequent applications were approved in 1991(A911285) and 1996 

(A 96/393) to secure the continuation of the temporary use approval. 

• September 12, 1986 -A building permit (BP 86/9385) and certificate of occupancy 

(COC 86/4661) were issued for 2024 Camilla Road. 

• November 5, 1986 - A demolition permit (BP 86/1260) was issued for the dwelling at 

2040 Camilla Road. 

• August 27, 1987 - A rezoning application (OZ 87 /082 W7) was submitted to permit 

the medical/dental office at 2024 Camilla Road. A site plan application (SP 89/035 

W7) was submitted on Febrnary 2, 1989. Both files were subsequently cancelled on 

January 11, 1994. 

• Between 1972 and 1994 there were four official plan amendment and rezoning 

applications submitted for the lands at 2040 Camilla Road. All applications were 

eventually cancelled between 1988 and 2007. 

• November 14, 2012- Mississauga Official Plan came into force except for those 

site/policies which have been appealed. 
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Agency Comments 

The following is a summary of conunents from agencies and departments regarding the 

applications. 

I Agency I Comment Date I ｃｯｮｾｭ｣ｮｴ＠ I 
Ministry of Transportation In general, the Ministry of Transportation (MTO) has no 
(March 19, 2015) objection to the. proposed applications. However, a number of 

conuncnts must be addressed during the site plan approval 

stage, including the following: 

- Any embankment/slope that is essential for the development 

is not permitted within the 14.0 m (45.9 ft.) MTO setback. If 

the embankment/slope is not essential for the development, 

MTO permits a maximum 3: 1 slope. If this non-essential 

embankment/slope is to be removed in the future, it must not 

affect the development/structure; 

- MTO building and land use permit must be obtained prior to 

any grading/construction activities; 

- The proponent will be required to meet all applicable 

standards prior to obtaining any permits; 

- The Highway Engineering Office has confirmed that the 

previously requested the ministry standard of the 14.0 m (45.9 

ft.) setback was applied and it is acceptable; 

- Please be advised that all proposed permanent buildings and 

structures both above and below ground, utilities, frontage 

roads/fire routes, essential parking spaces, storm water 

management facilities (including ponds and associated berms) 

and noise walls must be set back 14.0 m (45.9 ft.) from the 

highway right-of-way limit; 

-The Traffic Impact Study was prepared in 2011 with a 

different proposed site plan showing two residential high rise 

buildings (Tower A - 21 stories and Tower B - 18 stories). 

However, in the revised site plan there is only one high rise 

building as well as townhouses. The consultant should revise 

the analysis and report accordingly. 

4.7 - 34



Appendix I-7, Page 2 

Consulate Management Ltd. File: OZ 11/015 W7 

Agency I Comment Date Comment 

Region of Peel An existing 300 mm/350 mm (12 in./14 in.) diameter water 

(December 9, 2015) main is located_ on North Service Road (Pressure Zl). An 

existing 150 mm (6 in.) diameter water main is located on 

Camilla Road (Pressure Z2). An existing 250 mm (10 in.) 

diameter sanitary sewer is located on Camilla Road. 

Servicing of this site may require municipal and/or private 

easements and the construction, extension, twinning and/or 

upgrading of municipal services. 

The Functional Servicing Report (FSR) prepared by Crozier & 

Associates, dated July 2014 was reviewed as part of the 

revised submission. A number of technical revisions are 

required, including matters related to servicing design, 

connection information and hydrant flow tests. 

The Region of Peel will provide front-end and curbside 

collection of garbage and· recycling to the residential units 

provided that the Developer meets the requirements set out in 

Section 2 of the Waste Collection Design Standards Manual. 

Dufferin-Peel Catholic The Dufferin-Peel Catholic District School Board responded 

District School Board that it is satisfied with the cmTent provision of educational 

(April 1, 2015) facilities for the catchment area and, as such, the school 

accommodation condition as required by City of Mississauga 

Council Resolution 152-98 pertaining to satisfactory 

arrangements regarding the adequate provision and distribution 

of educational facilities need not be applied for this 

development application. 

In addition, if approved, the Dufferin-Peel Catholic District 

School Board also requires that certain warning clauses 

regarding transportation, signage and temporary 

acconunodation be included in any Development/Servicing 

Agreement and Agreements of Purchase and Sale. 

Peel District School Board The Peel District School Board has indicated that there is no 

(April 1, 2015) available capacity to accommodate students generated by these 

applications. Accordingly, the Board has requested that in the 

event that the applications are approved, the standard school 

accommodation condition in accordance with City of 

Mississauga Resolution 152-98, adopted by Council on May 
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Agency I Comment Date Comment 

27, 1998 be applied. Among other things, this condition 

requires that a development application include the following 

as a condition of approval: 

"Prior to the passing of an implementing zoning by-law for 

residential development, the City of Mississauga shall be 

advised by the School Boards that satisfactory arrangements 

regarding the adequate provision and distribution of 

·educational facilities have been made between the 

developer/applicant and the School Boards for the subject 

development." 

In addition, if approved, the Peel District School Board 

requires that certain warning clauses regarding transportation, 

signage and temporary accommodation be included in any 

Development/Servicing Agreement and Agreements of 

Purchase and Sale. 

Credit Valley Conservation Figure 1 of the Comprehensive Two Zone Study (prepared by 
(CVC) Crozier and Associates, dated July 2014) illustrates the area 
(February 3, 2015) within the floodplain that can be filled without causing adverse 

impacts, as well as the extent of safe ingress/egress within the 

floodplain. The information provided also demonstrates the 

subject property is located within the area of theoretical fill 

placement (A TFP), that safe ingress/egress can be achieved 

and the site can be flood proofed by filling to an elevation of 

99.9 m (327.7 ft.) (0.30 m [1 ft.] above the regulatory flood 

elevation). 

eve staff recognizes it may not be practical for the entire 

ATFP to be filled - recognizing technical constraints such as 

the size, location and configuration of lots in relation to the 

floodplain characteristics. Notwithstanding this, the 

conclusions and recommendations of the report are generally 

acceptable for these purposes. 

Flood Remediation 
Although the study concludes the reconstrnction of the culvert 

at the QEW is not required, CVC staff continues to encourage 

the City lo pursue a 'flood remediation' financial agreement -

consistent with the provisions in Sections 12.5.2 and 16.6.3 of 

Mississauga Official Plan. The approval of the Two Zone 
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Agency I Comment Date Comment 

floodplain management approach for this area was based on 

the Two Zone being an 'interim condition'. In this regard, it 

was expected future improvements to the QEW culvert would 

provide permanent flood relief and eliminate flood risks for a 

substantial portion of the study area and/or reliance on flood 

proofing measures. Recognizing the timing for the opportunity 

to replace the QEW culve1t may be uncertain, any funds 

collected could be used for alternative flood remediation 

projects that benefit this study area. 

Plmrniug Process 

Recently, CVC and City staff held discussions regarding the 

anticipated process for the implementation of this development 

proposal. The existing Mississauga Official Plan provides 

guidance on utilizing a holding zone to provide direction as to 

future permitted uses while ensuring flood proofing and safe 

access are addressed prior to development. It is CVC staffs 

expectation that the implementing Zoning By-law will be 

amended to remove the holding symbol when the requirements 
for flood proofing, the provision for safe access to the 

proposed development and a detailed spill assessment have 

been completed. Recognizing the findings of the submitted 

materials, it is anticipated mechanisms such as Servicing 

Agreements, Development Agreements and Letters of Credit 

will be used to assist in facilitating the implementation and 

phasing of the development. 

As previously stated, the submitted Comprehensive Two Zone 

Study sufficiently demonstrates flood proofing provisions may 

be achieved for the subject property - although some minor 

items remain outstanding. It should be noted the development 

potential for other areas within the study area are limited (flood 

fringe) and/or restricted (flooclway) due to a lack of safe access 

and the location of flood fringe/floodway on the properties. 

Tecl.rnical revisions in the areas of stormwater management 

(servicing, quality control, erosion control, water balance), 

floodplain management, and grading and safe ingress/egress 

are required. 

It is expected that the development will be phased so that the 

subject lands are flood proofed prior to final site plan approval 
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I Agency I Comment Date I Comment I 
or building permit issuance (i.e. filled to an elevation a 

minimum 0.3 m [1 ft.] above the Regulatory Flood Elevation). 

In this regard, confirmation/certification that the site has been 

flood proofed in accordance with the approved plans will be 

required prior to eve staff recommending final site plan 

approval or issuance of building permits. 

Enbridge Gas Distribution -Enbridge Gas Distribution does not object to the proposed 

(April 1, 2015) applications. 

-Easement(s) are required to service this development and any 

future adjacent developments. The applicant will provide all 

easement(s) to Enbridge Gas Distribution al no cost. 

-Enbridge Gas Distribution's records indicate that soil in this 

area may be contaminated. Information on soil quality, 

including identification of contaminants and concentrations in 

soil (if any), will be required such that appropriate health and 

safety measures can be implemented for Enbridge workers, 

and soil disposal arrangements can be made in advance of any 

gas service constrnction work. If the area is remediated, 

confirmation from the owner, with supporting documentation 

will be required prior lo gas service construction. 

Enersource Hydro -Initial supply could be made available subject to tinting, prior 

Mississauga Inc. use and coordination with adjacent lands. 

(December 9, 2014) -Electrical servicing shall be in accordance with Enersource 

Hydro Mississauga's requirements. 

-Easement may be required for guying new supply circuits 

(crossing QEW). 

-The applicant is requested to contact Enersource Hydro 

Mississauga well in advance to arrange for the design and 

installation of the electrical distribution system. An Offer to 

Connect will be made for the development that is consistent 

with the rules outlined in Chapter 3 of the Ontario Energy 

Board's Distribution System Code. 

Hydro One Networks Inc. The proposed development not only abuts the Hydro One 

(November 28, 2014) corridor but also illustrates a berm on the conidor lands. It is 

general practice that Hydro One Networks Inc. (HONI) does 

not allow a developer to drain any water towards the corridor. 

At the site plan stage a number of conditions will be required, 

including the following: 
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I Agency I Comment Date I Comment I 
- Permanent 1.5 m (4.9 ft.) high chain link fencing must be 

installed after construction is completed along the common 

prope11y line at the developer's expense. 

-The proponent must obtain approval from RONI for any uses 

(i.e. parking, landscaping, road crossings, etc.) as shown on the 

circulated plans. Proposals for any secondary land use on the 

corridor are processed through the Provincial Secondary Land 

Use Program (PSLUP). The transmission corridor is not to be 

used without the express written permission of RONI. During 

construction there will be no storage of materials or mounding 

of earth, snow or other debris on the transmission corridor. 

The proponent will be responsible for restoration of any 

damage to the transmission corridor or RONI facilities. 

City Community Services In comments dated November 26, 2015 and updated April 9, 

Department - Parks and 2015 this Depru.1ment notes that Camilla Park (P-028) is 

Forestry Division/Park located approximately 800 m ( 2,625 ft.) from the site and 

Planning Section provides passive recreation opportunities and two play sites. 

(April 9, 2015) In the event that the application is approved, the Community 

Services Depai1ment - Park Planning notes that street tree 

contributions will be required prior to the enactment of By-

Law. 

Further, prior to the issuance of building permit, cash-in-lieu 

for park or other public recreational purposes is required 

pursuant to Section 42 of the Pla1111i11g Act and in accordance 

with the City's Policies and By-laws. 

City Community Services The property has archaeological potential clue to its proximity 

Department - Culture to a watercourse or known archaeological resource. The 

Division proponent shall carry out an archaeological assessment of the 

(April 1, 2015) subject property and mitigate, through preservation or resource 

removal and documenting, adverse impacts to any significant 

archaeological resources found. No grading or other soil 

disturbances shall take place on the subject property prior to 

the approval authority and the Ministry of Tourism and Culture 

confirming that all archaeological resource concerns have met 

licensing and resource conservation requirements. 

An archaeological assessment has been submitted. Ministry 
cleru.·ance is pending. 

City Community Services Fire has reviewed the rezoning/OP A applications from an 
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Department - Fire and 

Emergency Services 

Division 

(December 4, 2014) 

City Transportation and 

Works Department (T&W) 

(April 14, 2015) 

Other City Dcpmtments and 

External Agencies 

Appendix 1..:7, Page 7 
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Comment 

emergency response perspective and has no concerns. 

Emergency response time to the site and water supply 

available are acceptable. 

T&W confirmed receipt of a Site Plan, Preliminaiy Servicing 

Plan, Preliminary Grading Plan, Comprehensive Two Zone 

Study, Functional Servicing and Stormwater Management 

Report, Noise Control Feasibility Study, Phase I 

· Envirbnmental Site Assessment·, G.eotechnical Investigation 

and Traffic Impact Study Addendum circulated by the 

Planning and Building Department. 

Notwithstanding the findings of these rep011s and drawings, 

the applicant has been requested to revise the proposal and 

provide additional technical details in suppo1t of the 

application. Development matters currently under review and 

consideration by the department include: 

• Road widening and access geometric design 

• Traffic implications 

• Stormwater servicing design 

• Grading details 

• Phasing details 

• Compliance with the City/MOECC acoustic guidelines, 

• Phase I and Phase II Envir01m1ental Site Assessment 

• Approvals of CVC, Hydro One, and Trans-Northern 

Pipelines 

The above aspects will be addressed in detail prior to the 

Recommcndation Report. The applicant's plans shall also be 

revised to address the Ministry of Transportation for Ontario 

(MTO) conunents and conditions with respect to minimum 

setbacks from MTO property, access locations, and grading 

details. 

The following City Departments and external agencies offered 

no objection to these applications provided that all technical 

matters are addressed in a satisfactory manner: 

-Bell Canada 

-Canada Post 

-Development Services, Planning and Building Department 
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-Rogers Cable 

-Trans-Northern Pipeline Inc. 

The following City Departments and external agencies were 

circulated the applications but provided no comments: 

-Conseil Scolaire de District Catholique Centre-Sud 

-Conseil Scolaire Viamonde 

-Enbridge Pipelines Inc. 

-Realty Services, Corporate Services Department 

-Trillium Health Pmtners 
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School Accommodation 

The Peel District School Board 
The Dufferin-Peel Catholic District School 

Board 

• Student Yield: • S.tudent Yield: 

35 Kindergarten lo Grade 5 14 Junior Kindergarten to Grade 8 

15 , Grade 6 to Grade 8 11 Grade 9 to Grade 12 

20 · Grade 9 to Grade 12 

• School Accommodation: • School Accommodation: 

Munden Park Public School St. Timothy Elementary School 

Enrolment: 494 Enrolment: 572 

Capacity: 433 Capacity: 352 

Portables: 3 Portables: 3 

Camilla Road Middle School St. Paul Secondary School 

Enrolment: 692 Enrolment: 487 

Capacity: 669 Capacity: 807 

Portables: 3 Portables: 0 

Port Credit Secondary School 

Enrolment: 1,191 

Capacity: 1,203 

Portables: 1 

* Note: Capacity reflects the Ministry of 

Education rated capacity, not the Board rated 

capacity, resulting in the requirement of 

portables. 

4.7 - 42



Appendix I-9, Page I 

Consulate Management Ltd. File: OZ 11/015 W7 

Summary of' Existing and Prnposed Mississauga Official Plan Policies 

Existing Official Plan Provisions 

Office, which permits office and accessory uses. 

Residential High Density, which permits aparlment dwellings not exceeding 25 storeys. The 

Floor Space Index (FSI) range for this site is J .5-2.9. 

Proposed Official Plan Amendment Provisions 

In addition to redesignating all of the site to Residential High Density - Special Site the 

applicant is proposing the following: 

/ , 

• Notwithstanding the poJicies of this PJan, horizontal multiple dwellings (i.e. stacked 

townhouses) and townhouses also be permitted; 

• Amending Map 12-5: Downtown Hospital Character Area to apply an FSI range of 1.5 -

2.9 to the entire site; 

• Replacing Maps 12-5. l and 16-6.1 (Cooksville Creek Floodplain Management Concept) 

with the map below: 
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Relevant Mississauga Official Plan Policies 

There are numerous policies that apply in reviewing these applications. An overview of some of 
these policies is found below: 

Specific Policies General Intent 

Section 5.3 

Section 5.3.1 
Section 5.5 

Section 6.3.2 
Section 6.3.2.2 
Section 6.7 

Section 7.2 

The Downtown will contain the highest densities, tallest buildings 
and greatest mix of uses. It is Mississauga's Urban Growth Centre as 
identified in the Provincial Growth Plan. 

The focus for intensification will be the intensification areas, which 

are the Downtown, Major Nodes, Community Nodes, Corporate 
Centres, Intensification Corridors and Major Transit Station Areas. 

The subject site is identified as Natural Hazard Lands within 
Mississauga Official Plan. 

Lands subject to flooding are a danger to life and property and, as 
such, development is generally prohibited. However, it is recognized 
that some historic development has occurred within flood plains and 
may be subject to special flood plain policy consideration. 

Development in flood plains will be subject to the one-zone concept, 
except where a special policy area or two-zone floodplain 
management concept has been approved. 

Contaminated sites must be identified and appropriately addressed by 
the proponent of development. This includes the submission of 
required information identifying potential contamination and planned 
remedial actions if contamination is confirmed. 

Housing is to be provided in a manner that maximizes the use of 
community infrastructure and engineering services, while meeting the 
housing needs and preferences of Mississauga residents. A range of 
housing types, tenure and price is to be provided. 
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Specific Policies 

Section 9.2.1 
Section 9.5 

Section 12.5 
Section 12.5.2 
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General Intent 

lntensification Areas are a major building block of the city pattern 
and, as such, will be expected to exhibit high standards of urban 
design that will result in vibrant and memorable urban places. They 
are intended to create order and a sense of place, with a scale that 
varies with their intended purpose and role in the urban hierarchy. 

Buildings, in conjunction with site design and landscaping, will 
create appropriate visual and functional relationships between 

individual buildings, groups of buildings and open spaces. 

Development proposals will demonstrate compatibility and 
integration with surrounding land uses and the public realm by 
ensuring that adequate privacy, sunlight and sky views are 
maintained and that rnicroclirnatic conditions are mitigated. 

The area subject to these policies within the Downtown Hospital 
Character Area is generally located west of Cooksville Creek. The 
lands are subject to the two-zone floodplain management concept, 
which divides the regulatory floodplain into two portions known as 
the flood way and the flood fringe. The limits of the flood fringe and 
the flood way are conceptual, the exact limjts of which will be 
determined through further study. There are several polices relating 
to permitted and prohibited uses in the floodway and flood fringe. 
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Specific Policies General Intent 

Section 19.5. I This section contains criteria which requires an applicant to submit 

satisfactory planning reports to demonstrate the rationale for the 
proposed amendment as follows: 

• the proposal would not adversely impact or destabilize the 
following: the overall intent, goals and objectives of the Official 
Plan; and the development and functioning of the remaining lands 
which have the same designation, or neighbouring lands; 

• the lands are suitable for the proposed uses, and compatible with 

= 0 existing and future uses of surrounding lands; .... -ｾ＠
there are adequate engineering services, community infrastructure = • 

Q,) 

8 and multi-modal transportation systems to support the proposed 
Q,) - application; Q.. 

e 
ｾ＠

I • a planning rationale with reference to Mississauga Official Plan 

'°' ｾ＠ policies, other relevant policies, good planning principles and the 

= 0 merits of the proposed amendment in comparison with the ..... - existing designation has been provided by the applicant. ｾ＠
en 

4.7 - 46



Appendix I-10, Page 1 

Consulate Management Ltd. File: OZ 11/015 W7 

Summary of Existing and Proposed Zoning By-law Provisions 

H-0-9 (Office), which pe1mits offices, medical offices, financial institutions, commercial 

schools and veterinary clinics. The provisions of Subsection 2.1 .24 which relate to the 

Cooksville Creek Flood Plain Area apply. The holding symbol His to be removed from the 

whole or any part of the lands upon satisfaction of the following requirements: 

• A letter from a Registered Professional Engineer certifying that the building meets the 

requirements for flood proofing to the satisfaction of the City and Credit Valley 

Conservation (CVC); 

• Written confirmation from CVC that safe access to the site has been provided. 

H-D-6 (Development), which permits a building or structure legally existing on the date of 

passing of By-law 0225-2007 and the existing legal use of such building or structure. The same 

provisions as outlined above are required in order to remove the holding symbol from the lands. 

Zone Standards 

Uses 

Minimum front 
and exterior side 
yards 

Minimum interior 
side yard 

Summary of Proposed Zoning Standards 

Required RAS Zoning By-law 

Standards 

Apartment dwelling; long-term care 
dwellin ; retirement dwellin 

- For that portion of the dwelling 
with a height Jess than ore ual to 

13.0 m (42.6 ft.) - 7.5 m (24.6 ft.) 

- For that portion of the dwelling 
with a height greater than 13.0 m 
(42.6 ft.) and less than ore ual to 

20.0 m (65.6 ft.) - 8.5 m (27.9 ft.) 

- For that portion of the dwelling 
with a height Jess than ore ual to 

13.0 111 (42.6 ft.) - .5 m (14.8 ft.) 

- For that portion of the dwelling 
with a height greater than 13.0 m 
( 42.6 ft.) and less than ore ual to 

20.0 111 (65.6 fl.) - 6.0 111 (19.7 ft.) 

Proposed RAS-Exception Zoning By-law 

Standards 

Apartment dwelling; horizontal multiple 
dwellin ; townhouse dwellin 

- Minimum front yard for that portion of 
the dwelling with a height less than or 
equal to 15.0 m (49.2 ft.) from the portion 
of frontage as shown on Schedule RAS-XX 

of this Exce lion (See Appendix I-10, Page 

3) - .0 m (0.0 ft.) 

- Minimum exterior side yard for that 
portion of the dwelling with a height less 
than ore ual to 15.0 111 (49.2 ft.) -

2.0 111 (6.6 ft.) 

- For that portion of the dwelling with a 
hei ht less than or equal to 15.0 m (49.2 ft.) 

- ' .5 111 (14.8 ft.) 
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Minimum rear yard - For that portion of the dwelling - For that po11ion of the dwelling with a 

with a height less than or equal to height less than or equal to 15.0 m (49.2 ft.) 

13.0 m (42.6 ft.) -17.5 m (24.6 ft.)I -14.5 m (14.8 ft.)I 

- For that portion of the dwelling - Minimum rear yard for that portion of an 
with a height greater than 13.0 m accessory building with a height less than 

( 42.6 ft.) and less than or equal to or equal to 13.0 m (42.6 ft .) -

20.0 m (65.6 ft.) - 110.0 m (32.8 ft.)I )0.5 m (1.6 rt.)! 

Minimum 40% of the lot area 20% of the lot area 
Landscape Area 
Minimum amenity The greater of 5.6 mt (60.3 sq. ft.) I 0% of the site area 
area per dwelling unit or 10% of the site 

area 

Visitor Parking Condominium Apartment Dwelling - 0.20 spaces per unit 

0.2 spaces per unit 
Condominium Townhouse Dwelling 
- 0.25 spaces per unit 
Condominium Horizontal Multiple 
Dwelling - 0.25 spaces per unit 

- See applicant's draft zoning by-law for all requested provisions (following pages) 
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A by-law to amend By-law Number 0225-2007, as amended. 

APPENDLX I-10 

PAGE J 

WHEREAS pursuant to section 34 of the 1'/a1111i11g Act, R.S.O. 1990, c.P.13, as 

amended, ｾｨ･＠ counci l ofa local municipality may pass a zoning by-law; 

NOW THEREFORE the Council of The Corporation of the City of Mississauga 

ENACTS as follows: 

I. By-Law Number 225-2007, as amended, being a City oflv1ississauga Zoning By-Law, is 

further amended by changing the zone for lands identified on Schedule "A" attached 

herewith from "H-D-6" (Holding - Development - Special Exemption) and "H-0-9" 

(Holding- Office - Special Exemption), to "RA5-XX" (Apartment Dwellings - Special 

Exemption) and to remove the Greenbelt Overlay . 

. 2. By-Law Number 0225-2007, as amended, being a City of Mississauga By-law, is further 

amended by deleting Section 5.2.2.9. 

3. Dy-Law Number 0225-2007, as amended, being a City of Mississauga Dy-law, is further 

amended by deleting Section 12.3.3.6. 

4. By-law Number 0225-2007, as amended, being a City of Mississauga Zoning By-law, is 

further amended by adding the following Exception: 

Page I of6 
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4.tS.6.X I Exception: RAS-XX !Map# 14 I By-Jaw: 

APPENDIX 1-10 

PAGE4 

In a RAS-XX zone the permitted uses and applicable regulations shall be as specified for a 
RAS zone except that the following uses/regulations shall apply: 

Permitted Uses: 

4.1 S.6.XX. l In addition to the uses pcnnittcd in an RAS zone, lands zoned RAS-XX 
shall also be used for the following: 

( 1) Apartment Dwellings 

(2) Horizontal Multiple Dwellings 

(3) Townhouse Dwellings 

Regulations 

4.lS.6.XX.I The regulations contained in Table 4.1 S. l of this By law 
shall apply except that: 

4.IS.6.XX.2 For the purposes ofthfs By-Law the front lot line shall 
be the lot line abut1ing North Service Road; the rear lot 
line shall be the lot line at the northern limit of the 
property abutting lands zoned "Utility"; and, the exterior 
side lot shall be the lot line abutting Camilla Road. 

4.15.6.XX.3 Minimum front yard for that po11ion of the dwelling 0.00 Ill 
with a height less than or equal to 15.0m for the portion 
of frontage as shown on Schedule RAS - XX of this 
Exception. 

4. IS.6.XX.4 Minimum exterior side yard for that portion of the 2.0m 
dwelling with a height less than or equal to 15.0m. 

4.15.6.XX.5 Minimum interior side yard for that portion of the 4.S m 

dwelling with a height less than or equal to 15.0m. 

4.15.6.XX.6 Minimum rcnr yard for that po11ion of the dwelling with 4.5 Ill 
a height less than or equal to 15.0m. 

4.15.6.XX.7 Minimum rear yard for that portion of an accessory 0.50 m 

building with a height less than or equal to 13.0m. 

4.15.6.XX.8 Maximum encroachment ofa balcony, porch, sunroom, 3.5 m 
window, chimney, pilaster, cornice, balustrade, 
staircase, landing, awning or roof eaves into a required 

yard. 

4.15.6.XX.9 Minimum above grade separation between a dwelling 1.2 m 
and accessory building for that portion of a building with 
a height less than or equal to 15.0 m 

4.15.6.XX. I 0 Minimum set back from surface pal'king spaces or 0.5 m 
aisles to any lot line other than a street line. 

4.15.6.XX.I I Minimum setback from a parldng structul'e completely O.Om 
below finished grade, inclusive of external access 
slairwells, to any lot line. 

4.15.6.XX.12 Minimum landscaped area 20% 

4.15.6.XX.13 Minimum depth ofa landscaped buffer abutting an 2.0m 
exterior side lot line. 
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4.IS.6.X I Exception: RAS-XX 

ｌ ｲＮﾷ ｾ＠ ｾＳ＠

I Map Ii 14 !By-law: 

APPENDIX l-10 
PAGE5 

In a RAS-XX zone the permitted uses and applicable regulations shall be as specified for a 
RAS zone except that the following uses/regulations shall apply: 

4.15.6.XX.14 Minimum depth of a landscaped bufler abutting a rear 0.50 Ill 
lot line. 

4.15.6.XX. I 5 Minimum amenity area 10% of the site 
urea 

4.15.6.XX.16 Minimum required Visitor parking 0.20 spaces/unit 

Schedule RAS - XX 
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APPENDIX 1-10 

PAGES 

5. tvlap Number 14 of Schedule "!3" lo By-Law Number 0225-2007, as amended, being 

a City oflVlississauga Zoning !3y-Law, is hereby further amended by changing thereon 

from "H-D-6" and "1-1-0-9" lo "RAS-XX", the zoning of Part of Lol 6, Registered 

Plan !3-27, in lhe Cily of Mississauga, PROVIDED HOWEVER Tl-11\T lhe " RJ\5-

XX" shall only apply lo the lands which arc shown on lhe allachcd Schedule "/\". 

6. This !3y-law shall not come in lo force unlil Mississauga Plan (Official Plan) Amendment 

Number is in full force and effect. ---

ENACTED mill PASSED this _____ day of ______ ______ 20 14. 

MAYOR 

CLERK 
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0 D 

QUEEN ELIZABETH WAY 

THIS IS SCHEDULE "A" 
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AS ATTACHED TO BY-LAW _ __ _ 

PASSED BY COUNCIL ON 
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APPENDIX "A" TO BY-LAW NUMBER _______ _ 

Explanation of the Purpose and Effoct of the By-law 

APPENDIX 1-10 

PAGE S 

This By-law amends the zoning of the: property outlined on the attached Schi:dulc "A" from "H-

0-9" and "H-D-6" to "R/\5-XX". 

"RAS-XX" pennits apartmc:nt dwellings, townhouse dwc:llings and horizontal multiple: dwellings. 

with specific lot standards required to impkmcnt the proposed dcvd opmcnt. 

Location of Lands Affected 

North side of North Service Road, west of Camilla Road, in the City of Mississauga, as shown 

on the attached Map designated as Schedule:"/\". 

f urther in formation regarding this By-law may be obtained from 
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Appendix 4, Page 1 

Consulate Management Ltd. File: OZ 11/015 W7 

Agency Comments 

The following is a summary of comments from agencies and departments regarding the 
applications. 

Agency / Comment Date Comment 

Ministry of Transportation 
(February 28, 2018) 

The Ministry of Transportation (MTO) states that the proposed 
right-in/right-out access from North Service Road must be 
restricted (median island is not possible as it is a 2 lane cross-
section).  The developer will be required to construct a right 
turn lane into the site.  If the right turn lane is not possible then 
the access will be restricted to a right-out only. 

A 14 metre (46 ft.) setback from the MTO right-of-way applies 
to all above and below grade structures including required 
parking. 

Underground storage tank drawings will be required for MTO 
review at the site plan stage. 

Region of Peel 
(February 1, 2018) 

An existing 150mm (6 in.) diameter water main is located on 
Camilla Road (Zone 2), and an existing 350mm (14 in.) 
diameter water main is located on North Service Road     
(Zone 1). There is also an existing 250mm (10 in.) diameter 
sanitary sewer located on Camilla Road. Servicing of this site 
may require municipal and/or private easements and the 
construction, extension, twinning and/or upgrading of 
municipal services. All works associated with the servicing of 
this site will be at the applicant’s expense. The applicant will 
also be responsible for the payment of applicable fees, DC 
charges, legal costs and all other costs associated with the 
development of this site. 

A revised hydrant flow test will be required for the water 
component. The hydrant flow test should be completed for the 
watermains that will supply the connection(s). In addition, the 
Region will require servicing drawings that show all 
connections and sizes. A digital copy of the revised hydrant 
flow test and accompanying servicing drawings is preferred. 

A non-refundable Report Fee of $500 as per current fee     
By-law 60-2016 is required to be paid to the Region of Peel. 

Servicing of this site may require municipal and/or private 
easements and the construction, extension, twinning and/or 
upgrading of services. 
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Appendix 4, Page 2 

Consulate Management Ltd.  File: OZ 11/015 W7 
 

Agency / Comment Date 
 

Comment  
 
The Region of Peel will provide front-end and curbside 
collection of garbage and recycling to the residential units 
provided that the Developer meets the requirements set out in 
the Waste Collection Design Standards Manual. 

Dufferin-Peel Catholic 
District School Board and 
the Peel District School 
Board 
(February 22, 2018 and 
March 2, 2018) 

In comments, dated March 2, 2018 from the Peel District 
School Board, and dated February 22, 2018 from the Dufferin-
Peel Catholic District School Board, they responded that they 
are satisfied with the current provision of educational facilities 
for the catchment area and, as such, the school 
accommodation condition as required by City of Mississauga 
Council Resolution 152-98 pertaining to satisfactory 
arrangements regarding the adequate provision and 
distribution of educational facilities need not be applied for this 
development application. 

 
In addition, if approved, the Peel District School Board and the 
Dufferin-Peel Catholic District School Board also require 
certain conditions to be added to the Development Agreement 
and to any offers of purchase and sale. 

Credit Valley Conservation 
(January 24, 2018) 
 

In comments dated January 24, 2018 Credit Valley 
Conservation Authority stated that the property is subject to 
the Development, Interference with Wetlands, and Alterations 
to Shorelines & Watercourses Regulation (Ontario Regulation 
160/06). This regulation prohibits altering a watercourse, 
wetland or shoreline and prohibits development in area 
adjacent to Lake Ontario shoreline, river and stream valleys, 
hazardous lands and wetlands, without the prior written 
approval of Credit Valley Conservation (CVC) (i.e. the 
issuance of a permit). The subject property is regulated due to 
the presence of the floodplain associated with Cooksville 
Creek. 
 
In addition to flood free access being provided to the site, CVC 
require certain technical matters to be addressed prior to 
Recommendation Report including stormwater management 
techniques, correctly labelling floodlines on all drawings, 
clarification of water volumes, calculations and length of orifice 
pipe, and provision engineer certification on all final drawings 
and documents. 

City Community Services 
Department – Parks and 
Forestry Division/Park 
Planning Section 
(February 27, 2018) 

In comments dated February 27, 2018 this Department notes 
that Camilla Park (P-028) is located approximately 800m 
(2625 ft.) from the site and provides passive recreation 
opportunities and two play sites.  
 
The subject development site is adjacent to utility corridor, 
zoned H-U-4, and under Hydro One Networks Inc. ownership. 
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Appendix 4, Page 3 

Consulate Management Ltd.  File: OZ 11/015 W7 
 

Agency / Comment Date 
 

Comment  
 
The City currently has a License Agreement with Hydro One 
Networks Inc. to construct and maintain a multi-use trail in this 
corridor. The applicant’s proposal to include a play site within 
the utility corridor cannot be supported by this Department for 
the considerations below: 

 a multi-use trail, permitted under current zoning, is 
proposed within this section of hydro corridor, and 
locating a play site in such close proximity to a     
multi-use trail is a safety concern 

 a play site is not permitted within H-U-4 zone 
 a minimum of 35 meters (114.8 ft.) setback from the 

centre of the play site to the property line is required 
which the current proposal does not  

 a minimum of 15 metre (49 ft.) setback from existing or 
future hydro pole is required from any proposed 
structure 

 
Furthermore, prior to the issuance of building permit,        
cash-in-lieu for park or other public recreational purposes is 
required pursuant to Section 42 of the Planning Act       
(R.S.O. 1990.c.P.13, as amended) and in accordance with the 
City's Policies and By-laws. 

City Community Services 
Department – Culture 
Division 
(June 20, 2017) 

The property has archaeological potential due to its proximity 
to a watercourse or known archaeological resources and 
therefore an archaeological assessment was required.  The 
Ministry of Tourism and Culture provided clearance on the 
archaeological assessment on June 12, 2012 and there are no 
further heritage planning concerns. 

City Community Services 
Department – Fire and 
Emergency Services 
Division 
(April 25, 2017) 

Fire has reviewed the rezoning application from an emergency 
response perspective and has no concerns; emergency 
response time to the site and water supply available are 
acceptable. 

City Transportation and 
Works Department 
(February 27, 2018) 

The applicant has been requested to provide additional 
technical details in support of the application as follows; 
 

 Revised engineering drawings to add additional 
technical details 

 Traffic turning movement diagrams 
 An updated sightline distance evaluation 
 Access and turnaround details to ensure they are 

adequate for Fire and Waste Collection vehicles 
 Updated drawings and reports showing right-of-way 

widening details 
 Updated Functional Servicing / SWM Report as well as 
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Consulate Management Ltd.  File: OZ 11/015 W7 
 

Agency / Comment Date 
 

Comment  
 

a Soil Investigation Report 
 An Environmental Remediation Report 

 
The above reports and additional details are to be addressed 
prior to the Recommendation Report. 
 
The applicant is to also address any MTO, C.V.C., Hydro One 
and Trans-Northern Pipelines comments. 
 
It should be noted that it is recommended that an 'H' Holding 
Zone be placed on these lands to address requirements for 
'municipal infrastructure' through the Development Agreement 
in support of this proposal. 

Hydro One Networks Inc. 
(November 28, 2014) 

The proposed development abuts the Hydro One corridor.  
Hydro One Networks Inc. (HONI) does not allow a developer 
to drain any water towards the corridor.  At the site plan stage 
a number of conditions will be required, including the 
following: 

- Permanent 1.5 m (4.9 ft.) high chain link fencing must 
be installed after construction is completed along the 
common property line at the developer’s expense; 

- The proponent must obtain approval from HONI for 
any uses (landscaping, playground/amenity area) as 
shown on the circulated plans.  Proposals for any 
secondary land use on the corridor are processed 
through the Provincial Secondary Land Use Program 
(PSLUP).  The transmission corridor is not to be used 
without the express written permission of HONI.  
During construction there will be no storage of 
materials or mounding of earth, snow or other debris 
on the transmission corridor.  The proponent will be 
responsible for restoration of any damage to the 
transmission corridor or HONI facilities. 

Other City Departments 
and External Agencies 

The following City Departments and external agencies offered 
no objection to these applications provided that all technical 
matters are addressed in a satisfactory manner: 

- Bell Canada 
- Canada Post 
- Development Services 
- Rogers Cable 
- Trans-Northern Pipeline Inc. 
- Enbridge/Consumers Gas 
- Alectra Utilities 

 The following City Departments and external agencies were 
circulated the applications but provided no comments:  

- Conseil Scolaire de District Catholique Centre-Sud 
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Consulate Management Ltd.  File: OZ 11/015 W7 
 

Agency / Comment Date 
 

Comment  
 

- Conseil Scolaire Viamonde 
- Enbridge Pipelines Inc. 
- Realty Services 
- Trillium Health Partners 
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  Appendix 5 
 
 
Consulate Management Ltd. File: OZ 11/015 W7 

 
School Accommodation 

 

The Peel District School Board The Dufferin-Peel Catholic District School 
Board 

 
 Student Yield: 
 
 12 Kindergarten to Grade 6 
 5 Grade 7 to Grade 8 
 8 Grade 9 to Grade 12 
 
 School Accommodation: 
 

Munden Park Public School 
 
 Enrolment: 371 
 Capacity: 433 
 Portables: 0 
 
 Camilla Road Middle School 
 
 Enrolment: 684 
 Capacity: 655 
 Portables: 2 
 
 Port Credit Secondary School 
 
 Enrolment: 1,164 
 Capacity: 1,203 
 Portables: 0 
 
 
* Note:  Capacity reflects the Ministry of 
Education rated capacity, not the Board rated 
capacity, resulting in the requirement of 
portables. 
 

 
 Student Yield: 
 
 10 Junior Kindergarten to Grade 8 
 9 Grade 9 to Grade 12 
 
 
 School Accommodation: 
 

St. Timothy Elementary School 
 
 Enrolment: 628 
 Capacity: 352 
 Portables: 12 
 
 St. Paul Secondary School 
 
 Enrolment: 424 
 Capacity: 807 
 Portables: 0 
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  Appendix 6, Page 1 
 
Consulate Management Ltd.  File: OZ 11/015 W7 
 

Summary of Existing and Proposed Zoning Provisions 
 

Existing Zoning By-law Provisions 
 
H-O-9 (Office), which permits offices, medical offices, financial institutions, 
commercial schools and veterinary clinics, while the exception zone requires special measures  
to deal with flooding within the Cooksville Creek Flood Plain Area. 
 
H-D-6 (Development), which only permits buildings and uses legally existing on the 
date the by-law was passed, while the exception zone requires special measures to deal with  
flooding within the  Cooksville Creek Flood Plain Area.  
 
The “H” holding provision applying to these two zones both require a letter from an engineer  
certifying that the building meets flood proofing requirements to the satisfaction of the City and  
Credit Valley Conservation, and confirmation that safe access to the site has been provided. 
 

Proposed Zoning Standards 
 

 
Zone Standards 
 

Base RA5 (Apartment 
Dwellings) Zoning By-law 
Standards 

Proposed RA5-Exception 
(Apartment Dwellings) 
Zoning By-law Standards 

Permitted Use Apartment Dwelling,  
Long-term Care Dwelling, 
Retirement Dwelling 

Apartment Dwelling,  
Long-term Care Dwelling, 
Retirement Dwelling, 
Horizontal Multiple 
Dwellings 

Minimum Floor Space Index 1.9 1.0 
Maximum Floor Space Index 2.9 2.9 
Maximum Height 77 m (253 ft.) and 25 storeys 16 m (52 ft.) and 3 storeys 
Minimum Front Yard (North 
Service Road) for building 
heights greater than 13 m (43 
ft.) to 20 m (66 ft.) 

8.5 m (28 ft.) 8.5 m (28 ft.) 

Minimum Exterior Side Yard 
(Camilla Road) for building 
heights greater than 13 m (43 
ft.) to 20 m (66 ft.) 

8.5 m (28 ft.) 7.5 m (25 ft.) 

Minimum Rear Yard for 
building heights greater than 
13 m (43 ft.) to 20 m (66 ft.) 

10 m (33 ft.) 10 m (33 ft.) 

Max. Encroachment into a 
required yard of a porch, 
balcony located on the first 
storey, staircase, landing or 
awning 

1.8 m (6 ft.) 4.5 m (15 ft.) 

Min. setback from a parking 3 m (10 ft.) 1 m (3 ft.) 
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Consulate Management Ltd. File: OZ 11/015 W7 

Zone Standards 
Base RA5 (Apartment 
Dwellings) Zoning By-law 
Standards 

Proposed RA5-Exception 
(Apartment Dwellings) 
Zoning By-law Standards 

Structure below grade, 
inclusive of external access 
stairwells, to any lot line 
Minimum internal setback 
from a front wall of a 
horizontal multiple dwelling to 
a front wall of another dwelling 

9 m (29.5 ft.) 
separation between buildings 

13.5 m (44 ft.) 

Minimum landscaped area 40% of lot area 35% of lot area 
Minimum depth of landscaped 
buffer along rear lot line 
(north) 

3 m (10 ft.) 1 m (3 ft.) 

Minimum depth of landscaped 
buffer along a lot line that is a 
street line 

4.5 m (15 ft.) 4.5 m (15 ft.) 

Minimum Amenity Area Greater of 5.6 m2 (60.3 ft.2) 
per dwelling unit or 10% of the 

site area 

Greater of 5.6 m2 (60.3 ft.2) 
per dwelling unit or 10% of the 

site area 
Minimum % of total required 
Amenity Area to be provided 
within one contiguous area 

50% 50% 

Parking Requirement 1.75 spaces/3 bedroom unit 
1.5 spaces/2 bedroom unit 
0.25 visitor spaces per unit 

1.4 spaces/3 bedroom unit 
1.3 spaces/2 bedroom unit 
0.2 visitor spaces per unit 

Notes: Bold indicates exception from the base zone requirement. 

The provisions listed are based on the applicant's preliminary concept plan and are 
subject to revisions as the plan is further refined. 

k:wpdata\central\2018\jonathan\oz 11.015 w7\appendix 6 summary of existing and proposed zoning provisions.docx/hr 
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Appendix 2, Page 1 

Consulate Management Ltd. File: OZ 11/015 W7 

Summary of Revised Existing and Proposed Zoning Provisions 

Existing Zoning By-law Provisions 

H-O-9 (Office), which permits offices, medical offices, financial institutions, 

commercial schools and veterinary clinics, while the exception zone requires special measures 

to deal with flooding within the Cooksville Creek Flood Plain Area. 

H-D-6 (Development), which only permits buildings and uses legally existing on the 

date the by-law was passed, while the exception zone requires special measures to deal with 

flooding within the  Cooksville Creek Flood Plain Area.  

The “H” Holding Provision applying to these two zones both require a letter from an engineer

certifying that the building meets flood proofing requirements to the satisfaction of the City and 

Credit Valley Conservation, and confirmation that safe access to the site has been provided. 

Proposed Zoning Standards 

Zone Standards 
Base RM9 (Horizontal 
Multiple Dwellings with 
more than 6 Dwelling 
Units) Zoning By-law 
Standards 

Proposed RM9-
Exception (Horizontal 
Multiple Dwellings 
with more than 6 
Dwelling Units) 
Zoning By-law 
Standards 

P&B Alternative RM9-
Exception (Horizontal 
Multiple Dwellings with 
more than 6 Dwelling 
Units) Zoning By-law 
Standards 

Permitted Use Horizontal Multiple 
Dwellings - with more than 
6 dwelling units 

Horizontal Multiple 
Dwellings - with more 
than 6 dwelling units 

Horizontal Multiple 
Dwellings - with more than 
6 dwelling units 

Minimum Floor Space 
Index 

0.4 0.4 0.4 

Maximum Floor Space 
Index 

0.9 1.5 1.5 

Maximum Height 13 m (43 ft.) Flat Roof and 
15 m (49 ft.) Sloped Roof  

16 m (52 ft.) and 3 
storeys 

16 m (52 ft.) and 3 
storeys 

Minimum Front Yard 
(North Service Road) 

7.5 m (25 ft.) 14 m (45.9 ft.) 17 m (55.8 ft.) 

Minimum Exterior Side 
Yard (Camilla Road)  

7.5 m (24.6 ft.) 7.0 m (23 ft.) 7.0 m (23 ft.) 

Minimum setback from a 
garbage and/or loading 
area to a street 

- - 17 m (55.8 ft.) 

Minimum Rear Yard 4.5 m (15 ft.) 10 m (33 ft.) 10 m (33 ft.) 

Max. Encroachment into a 
required yard of a porch 

1.8 m (6 ft.) 4.5 m (15 ft.) 4.5 m (15 ft.) 

Minimum internal setback 
from a horizontal multiple 
dwelling to an internal 
road, sidewalk or visitor 
parking space 

4.5 m (15 ft.) 2 m (6.56 ft.) 2 m (6.56 ft.) 
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Consulate Management Ltd. File: OZ 11/015 W7 

Zone Standards 
Base RM9 (Horizontal 
Multiple Dwellings with 
more than 6 Dwelling 
Units) Zoning By-law 
Standards 

Proposed RM9-
Exception (Horizontal 
Multiple Dwellings 
with more than 6 
Dwelling Units) 
Zoning By-law 
Standards 

P&B Alternative RM9-
Exception (Horizontal 
Multiple Dwellings with 
more than 6 Dwelling 
Units) Zoning By-law 
Standards 

Minimum internal setback 
from a porch or deck, 
inclusive of stairs to an 
internal road or sidewalk 

2.9 m (9.5 ft.) 2 m (6.56 ft.) 2 m (6.56 ft.) 

Minimum internal setback 
from a side wall of a 
horizontal multiple dwelling 
to an internal walkway 

1.5 m (4.9 ft.) 1 m (3 ft.) 1 m (3 ft.) 

Minimum internal setback 
from a side wall of a 
horizontal multiple dwelling 
to an internal road 

4.5 m (15 ft.) 3 m (9.8 ft.) 3 m (9.8 ft.) 

Minimum internal setback 
from a side wall of a 
horizontal multiple dwelling 
to an abutting visitor 
parking space 

4.5 m (15 ft.) 3 m (9.8 ft.) 3 m (9.8 ft.) 

Min. setback from a 
parking Structure below 
grade, inclusive of external 
access stairwells, to any 
lot line 

3 m (10 ft.) 1 m (3 ft.) 1 m (3 ft.) 

Minimum internal setback 
from a front wall of a 
horizontal multiple dwelling 
to a front wall of another 
dwelling 

n/a 13.5 m (44 ft.) 13.5 m (44 ft.) 

Minimum sidewalk width 2 m (6.56 ft.) 1 m (3 ft.) 1 m (3 ft.) 

Minimum width of an 
internal road/aisle 

7 m (23 ft.) 6 m (19.7 ft.) 6 m (19.7 ft.) 

Minimum landscaped area 40% of lot area 40% of lot area 40% of lot area 

Minimum Amenity Area Greater of 5.6 m2 (60.3 
ft.2) per dwelling unit or 

10% of the site area 

0 m (0 ft.) Greater of 2.8 m2 (30 ft.2) 
per dwelling unit or 5% 

of the site area 

Minimum % of total req’d 
Amenity Area to be prov’d 
within one contiguous area 

50% 0% 100% 

Parking Requirement 1.75 spaces/3 bedrm unit 
1.5 spaces/2 bedrm unit 
0.25 visitor spcs per unit 

1.4 spaces/3 bedrm ut 
1.3 spaces/2 bedrm ut 
0.2 visitor spcs per ut 

1.4 spaces/3 bedrm unit 
1.3 spaces/2 bedrm unit 
0.2 visitor spcs per unit 

Notes: Bold indicates exception from the base zone requirement. 
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Date: 2018/05/25 

To: Chair and Members of Planning and Development 
Committee 

From: Andrew Whittemore, M.U.R.P., Commissioner of 
Planning and Building 

Originator’s files:
CD.04.NIN 

Meeting date: 
2018/06/18 

Subject 
Report on Comments (Wards 9 and 10) 

Proposed Secondary Plan - Ninth Line Neighbourhood Character Area Policies and 

Zoning – Amendments to Mississauga Official Plan and Zoning

By-law 0225-2007 

File: CD.04.NIN 

Bill 139 

Recommendation 
That amendments to Mississauga Official Plan and Zoning By-law 0225-2007 in accordance 

with the report titled “Report on Comments (Wards 9 and 10) Proposed Secondary Plan - Ninth

Line Neighbourhood Character Area Policies and Zoning Implementation – Amendments to

Mississauga Official Plan and Zoning By-law 0225-2007” dated May 25, 2018, from the 
Commissioner of Planning and Building, be brought forward for approval by Council.  

Report Highlights 
 This report contains the final land use plan and policies for the Ninth Line Lands

 A public meeting was held on February 5, 2018 to hear comments regarding the
proposed amendment to Mississauga Official Plan (MOP), zoning changes and urban

design guidelines

 Through the circulation of the proposed official plan and zoning amendments and urban
design guidelines to agencies and departments and the public consultation process, a
number of comments were received, and proposed modifications have been made

where appropriate

 The proposed official plan amendment implements the policy framework as established
by Halton Region Official Plan Amendment No. 28 and as subsequently incorporated

into the Region of Peel Official Plan

 The proposed amendment to Mississauga Official Plan is exempt from Regional
approval and has regard for the Provincial Policy Statement (2014) and applicable
Provincial plans
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Background 

The Ninth Line Lands are the City’s last planned greenfield community.  The policies provide for 
varying built forms and housing types that transition to the low density neighbourhoods to the 
east.  Mid-rise, mixed use buildings surround the proposed transit stations at Britannia Road 
and Derry Road to provide density that supports transit.   

The policies: 

 Establish the vision for the community

 Achieve a minimum density of 82 residents and jobs combined per hectare

 Support a linked natural heritage system with multi-use trails, parks and open spaces
incorporating community uses and facilities

 Support transit and active transportation

 Provide a mix of housing to accommodate diverse housing preferences including
affordable housing

A public meeting was held by the Planning and Development Committee on February 5, 2018 to 

consider the Ninth Line Lands – Proposed Neighbourhood Character Area Policies and Zoning.

Submissions were received at the public meeting and staff was directed to report back.  In 

addition, the draft policies and zoning were circulated to departments and agencies for 

comment. 

The purpose of this report is to provide a summary of comments received from agencies, 

departments and the public, and to recommend modifications to the draft policies, schedules 

and zoning. In addition, through further consultation with the Region of Peel and the Province, 

the planning process to implement these policies has changed. This is discussed in more detail 

below.   

The proposed amendment was undertaken within the policy framework of the 2006 Growth Plan 

and the PPS, 2014, and is being brought forward under Section 17 of the Planning Act.  The 

Municipal Comprehensive Review requirements of the 2017 Growth Plan do not apply to these 

lands. 

Comments 

Comments have been received throughout the planning process from the public, agencies and 

departments.  A summary of these comments and the staff response are provided in Appendix 

1. Original comment submissions are attached as Appendix 2.  Deputations made at the public

meeting including the minutes from the public meeting are provided in Appendix 3. 
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DEPARTMENT AND AGENCY COMMENTS 

In general, departments and agencies recommended changes to provide more clarity and 

consistency in language. Some comments were provided for information purposes and will be 

addressed during the development application review process. The following is a brief summary 

of key agency comments received and staffs response.  

 Conservation Halton provided comments indicating general support of the draft secondary

plan amendment subject to their comments being addressed.   Staff  have been working

closely with Conservation Halton throughout the project and specific comments are

addressed in Appendix 1. Staff will continue to work with them to address their comments

through the Phase 3 Scoped Sub-watershed Study - Implementation and Monitoring work

and the review of future development applications

 Peel District School Board has identified the need for two school sites and the French

Catholic School Board the need for one school site.  A policy has been added to address

both Boards’ needs.  The exact location of future schools will be determined through the
review of development applications

 Healthy Development Assessment - an evaluation of Peel’s Healthy Development
Assessment was also completed based on the proposed land use policies.  The policies as

presented achieve a Gold standing as per the index.  The area is being planned as a

compact, transit-supportive community

COMMUNITY COMMENTS 

Comments were received from local residents and ratepayer groups. The key themes arising 

from these comments and a summary of staff’s response, are provided below. 

 Increased traffic and congestion

o a transportation assessment study was completed to determine any necessary

transportation improvements

 Need for schools, hospitals and other community facilities and infrastructure

o all community service and infrastructure providers were circulated for comment with

some identifying the need for facilities

 Concern with flooding and stormwater management

o a sub-watershed study was undertaken to develop a floodplain and stormwater

management system strategy.  Phase 3 will provide details on implementation

 Preservation of heritage sites

o all existing heritage buildings and sites are permitted to remain

o any redevelopment of heritage properties would require a Heritage Impact

Assessment
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 Pedestrian and bicycle safety

o a network of multi-use trails, for both pedestrians and cyclists is proposed which will

be separated from vehicular traffic

 Equitable land valuation

o a comprehensive study of the floodplain and stormwater management strategy was

conducted across the study area to determine appropriate land uses given the

various constraints

 Concern with density and height

o the Ninth Line Lands have been planned to meet minimum Provincial Growth Plan

(2017) density targets and support the proposed 407 Transitway

o greater densities and heights are concentrated around the transit stations

o development adjacent to Ninth Line is to respect the existing built form to the east

and provide an appropriate transitional built form

 407 Transitway alignment not yet finalized

o The City of Mississauga and the Region of Peel partnered with the Ministry of

Transportation (MTO) to undertake a detailed study of the 407 Transitway alignment

through the Ninth Line Lands to determine the most likely alignment in advance of

the MTO commencing the Environmental Assessment (EA)

o the EA is now underway

o the final alignment resulting from the EA is not anticipated to significantly deviate

from the result of the study

 Concern with accuracy of official plan designation and zoning boundary lines

o both the Official Plan designation and zoning boundaries have been refined to more

accurately reflect minor modifications to the 407 Transitway alignment and include

buffers to the Natural Heritage System where appropriate

 Concern with implementation of underlying official plan designations once the Parkway Belt

West Plan (PBWP) is amended

o the proposed PBWP policy has been revised to allow underlying official plan

designations in accordance with Reference Maps M1-M3 to come into effect without

further amendment to the Official Plan when lands are removed from the PBWP

PLANNING PROCESS 

In 2005, the Region of Halton adopted policies for the Ninth Line Lands (ROPA 28) to protect for 

the development of the inter-regional transitway and accessory infrastructure.  The policies also 

spoke to the development of transit related and supportive uses including medium and high 

density residential, office and employment uses, subject to further more detailed land use 

studies being completed.  The lands remain zoned in the Town of Milton zoning by-law. 

With the transfer of the lands in 2010 to the Region of Peel and the City of Mississauga, the 

policies were brought into the Region of Peel’s Official Plan and remain in effect today.  In
October, 2011, City Council directed staff to commence the detailed planning and background 
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work required to enable development of the lands.  Staff in partnership with the Region of Peel 

and Ministry of Transportation, retained a consortium of consultants to complete all of the 

necessary background studies to advance the final land use plan and the required amendments 

to Mississauga Official Plan.   

The Region of Peel continues to work with the Province to adjust the Regional boundary to 

incorporate the Ninth Line Lands.  The Region will be reporting on this matter at a future date 

through the Peel 2041 Official Plan Review and Municipal Comprehensive Review (MCR) that 

will establish new settlement area boundaries and population and employment densities for the 

Ninth Line Lands and other areas in the Region.  The Province has advised that the 

amendments to Mississauga Official Plan can proceed in advance of this work being completed 

given the uniqueness of the Ninth Line Lands and the framework established by Halton’s ROPA 
28. The letter dated April 13, 2018, from the Ministry of Municipal Affairs and Housing  is

attached as Appendix 4. 

Conformity with Region of Peel Official Plan 

The proposed Mississauga Official Plan Amendment achieves conformity with Regional Official 

Plan policy since Mississauga’s amendment would implement policies from Halton ROPA 28

that has been incorporated into the Peel Official Plan. The Halton ROPA 28 policies direct that a 

local official plan amendment be undertaken to incorporate policies to guide development in 

accordance with the “Ninth Line Corridor Policy Area” planning framework and permit the

extension of water and wastewater services from the Region of Peel into the Ninth Line Lands. 

Staff has been advised that the amendment is exempt from Region of Peel approval. 

Conformity with the Provincial Growth Plan (2006) 

A review of the 2006 Growth Plan for the Greater Golden Horseshoe and the Provincial Policy 

Statement (2014) was undertaken.  The proposed amendment represents good planning and 

conforms to the Growth Plan (2006) and the key directions of the Growth Plan (2017).   

Consultants on the project completed a Ninth Line Lands Municipal Comprehensive Review 

Addendum (Appendix 5) which details the conformity with Provincial Plans.  Analysis of 

developable land, population and employment capacity, draft and preferred growth options and 

the associated growth management policy and land budget implications of the greenfield 

expansion and growth concept were completed.   

The proposed land use plan includes development standards in keeping with the policies of the 

2017 Growth Plan.  This includes consideration for minimum density and intensification targets, 

integrated planning for complete communities, watershed planning, agricultural impacts, 

environmental planning, Major Transit Station Areas and transit supportive uses.   
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Consistency with the Provincial Policy Statement (2014) 

 

The proposed land use plan is consistent with the Provincial Policy Statement, 2014.  The plan 

establishes an urban form that will optimize infrastructure, including the Highway 407 

Transitway, by providing for development of significant density surrounding the transit stations.  

Development will be of a compact urban form and will include a range of residential, commercial 

and employment uses and an extensive parks and open space network facilitating a complete 

community. The land use plan supports the environmental and conservation objectives by 

protecting an extensive linked natural heritage system and the protection of hazard lands.   

 

Mississauga Official Plan and Zoning By-law 0225-2007 

 

Modifications to Mississauga Official Plan that are required to incorporate the Ninth Line Lands 

are shown on Appendix 6 and the secondary plan is attached as Appendix 7.   

 

Proposed zoning will remove the lands from the Town of Milton’s zoning by-law and incorporate 

them into Mississauga’s zoning by-law.  The base zones allow for existing uses to continue until 

they are rezoned as part of a development application (Appendix 8). 

 

The vision, goals and objectives for the community and its design are articulated in the Urban 

Design Guidelines which are contained in Appendix 9.   

 

 

Strategic Plan 

 

The Ninth Line Secondary Plan responds to the following Strategic Pillars: 

 

Move: Connect our City 

 Provide alternatives to the automobile along major corridors 

 

Connect: Completing our Neighbourhoods 

 Develop walkable, connected neighbourhoods 

 

Green:  Living Green 

 Conserve, enhance and connect natural environments 

 Promote a green Culture 
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Financial Impact 

There is no financial impact at this time.  

 

Conclusion 

The adoption of the land use policies and plan for the Ninth Line Lands signifies the conclusion 

of the consultation process on how the area is to be developed and will enable the development 

of urban land uses.   

 

This report contains the final recommended land use policies and schedules for the Ninth Line 

Lands.  Should Council approve these policies through an adopting by-law, development of the 

area can commence.  

 

Attachments 

Appendix 1: Response to Comments Summary 

Appendix 2: Written Submissions 

Appendix 3: Deputations and Public Meeting Minutes 

Appendix 4: Letter from Ministry of Municipal Affairs and Housing (April 13, 2018) 

Appendix 5: Ninth Line Lands Municipal Comprehensive Review Addendum 

Appendix 6: Modifications to Mississauga Official Plan 

Appendix 7: Secondary Plan for the Ninth Line Neighbourhood Character Area 

Appendix 8: Proposed Changes to Mississauga Zoning By-law 0225-2007 

Appendix 9: Shaping Ninth Line Urban Design Guidelines 

 

 

 

 

 

Andrew Whittemore, M.U.R.P., Commissioner of Planning and Building 

 

Prepared by:   Romas Juknevicius, Planner 
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Response to Comments Summary – Ninth Line Neighbourhood Character Area Policies and Schedules 
#  Commenter  Comment Summary  Staff Response 
1  Rogers 

Communications 
Rogers Communications provided drawings indicating the location of 
their services within the study area.  

Any conflicts with existing utilities will be addressed 
during the development application stage.  

2  Enbridge Gas 
Distribution 

No objection.  
 

No response required.  

3  TransCanada 
PipeLines Limited 

TransCanada Pipelines Limited (TransCanada) has two high pressure 
natural gas pipelines. Appropriate separation and setbacks from this 
infrastructure must be taken into consideration through the review 
of any development applications.  

The “Other Information” section of MOP, Part D, Map 1, 
Oil and Gas Transmission lines to note their location 
within Ninth Line area. Appropriate separation and 
setbacks will be addressed through the review of 
development application. 

4  Conservation 
Halton 

Conservation Halton (CH) has provided comments that have been 
summarized below.  
 
Draft Official Plan Policies and Schedules 
 
1.  Schedule 1: Urban System, Schedule a: Urban System ‐ Green 
System, Schedule 3: Natural System and Schedule 10: and Use 
Designations ‐ These amended schedules should include an overlay 
of the full extent of CH's regulated area identified through the SWS.  
 
2.  Policy 16.20.2.2.3: Parks, Open Spaces and Natural Heritage 
and Policy 16.20.2.4: Greenlands ‐ Identify the importance of the 
SWS as a guiding document by adding "in accordance with the Ninth 
Line Sixteen Mile Creek Scoped Sub‐watershed Study" to these 
policies. 
 
3.  Policy 16.20.2.6: Parkway Belt West ‐ Add text to recognize that 
proposed amendments to the Parkway Belt West Plan (PBWP), 
where the City will seek to designate the lands in accordance with 
the underlying land use identified on Map 16‐24.2, will be subject to 
consultation with CH for lands currently regulated and proposed for 
development designations.  
 
4.  Policy 16.20.3: Precincts and Policy 16.20.3.3.1: North 

1. The natural environment was extensively studied as 
part of the supporting work for Ninth Line Lands and 
included consideration of the Province’s plans to 
build the 407 Transitway through this corridor. The 
Plan includes a vibrant, functional and connected 
natural heritage system that will result in a net gain 
in the amount and quality of natural area within the 
Ninth Line Lands.  Conservation Authority regulated 
areas are identified on a reference map used during 
the review of development applications.  The hazard 
lands overly is shown on Official Plan schedules. 

2. Policy 16.20.2.2.3: Parks, Open Spaces and Natural 
Heritage and Policy 16.20.2.4: Greenlands have 
been revised to add "have regard for the Ninth Line 
Sixteen Mile Creek Scoped Sub‐watershed Study" to 
these policies.  

3. No policy changes made. All lands within the Ninth 
Line study area will be subject to a development 
application (rezoning / plan of subdivision / site 
plan) at which time Conservation Halton will be 
circulated for comment.   

4. Policy 16.20.3: Precincts and Policy 16.20.3.3.1: 
North Britannia/Flood Protection Land Form Area 
(Precinct 3) – reference to a “Floodplain Protection 

APPEN
DIX 1 
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Response to Comments Summary – Ninth Line Neighbourhood Character Area Policies and Schedules 
#  Commenter  Comment Summary  Staff Response 

Britannia/Flood Protection Land Form Area (Precinct 3) ‐ The 
reference to a "Floodplain Protection Landform" in the area  of 
Precinct 3 North Britannia should be revised to "Floodplain 
Alteration Area" to more accurately reflect the nature of the 
proposed cut‐fill floodplain alteration consisting of a passive, open 
watercourse system rather than an isolated dyke, berm or active 
control structure.  
 
5.  Policy 16.20.6: Physical Services, Stormwater Management and 
Utilities – agree with the reference in this policy to all development 
within the Ninth Line Neighbourhood Character Area being subject 
to the SWS (north of the woodlot near Erin Centre Boulevard). 
 
6.  Policy 16.20.7: Implementation ‐ text needs to be added to 
expand and clearly outline that subsequent studies [e.g. EIR, SIS, 
Functional Servicing Report (FSR)] that will be required to support 
development applications.  This will be formulated as part of Phase 3 
of the SWS. Given the large scale of these issues and the fact that 
they cross multiple land parcels, these policies must clearly outline 
the additional technical requirements and areas for landowner 
coordination. The absence of this direction within the policies may 
limit the successful implementation of a systems based solution, as 
proposed in the SWS. 
 
7.  Similar to Comment 1, the proposed amendments to Zoning 
By‐law 0225‐2007 should include an overlay of the full extent of CH's 
regulated area identified through the SWS and a note that the 
ultimate configuration of these regulated areas will be in accordance 
with the final SWS, technical studies in support of development 
applications (e.g. EIRs, SISs) and subject to the approval of CH. 

Landform” has been replaced with “Floodplain 
Alteration Area”. The redevelopment of these lands 
in accordance with this Plan and SWS will reduce 
overall flood impacts. The SWS, Phase 3 report will 
speak to these comments in more detail. 

5. No policy changes required. 
6. The Mississauga Official Plan (MOP) has 

implementation policies (19.4.5) which require 
specific reports in support of development 
applications.  No policy changes required. 

7. The proposed Greenlands designation includes all 
natural features, watercourses and hazard areas. 
Further studies and approvals will be required at 
time of development applications. 

 
 

5  Trillium Health 
Partners 
 

Trillium Health Partners have expressed interest in locating a health 
facility within the Ninth Line Lands that would provide needed 
services such as long‐term care, transitional care, urgent care, 
ambulatory care, primary care, hospice and ancillary uses. They have 
indicated a site of 5‐15 acres in size would be preferred.  

Once Trillium Health Partners have secured a site and 
confirmed the proposed health care facilities to be 
provided, the necessary development applications will 
be submitted.  
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Response to Comments Summary – Ninth Line Neighbourhood Character Area Policies and Schedules 
#  Commenter  Comment Summary  Staff Response 
6  Metrolinx 

 
The subject lands include Canadian Pacific Railway’s Galt Subdivision 
which carries Milton GO Train Service.  CPR is the primary 
commenting agency in this regard, and it is prudent to contact them 
for rail specific requirements regarding adjacent development.  

Canadian Pacific Railway was circulated for comment. 

7  Peel District 
School Board 
 

The Board will require two school sites. The minimum site 
requirement for each school is 2.83 hectares (7 acres). 

The following policies have been added address school 
board (s) comments.  
 
The City will work in collaboration with the school board 
(s) to determine the need for educational facilities. The 
location of these facilities will be determined through 
the development application process.  
 
Schools will be combined with another permitted use on 
the same building to create a compact urban form. 

8  Dufferin Peel 
Catholic School 
Board 
 

At this time, the Board does not require a school site on the subject 
lands. 
 

No action required 

9  Conseil scolaire 
catholique 
MonAvenir 
 

The board has an interest in a 4 to 6 acre school site in the area 
between Derry Road and Britannia Avenue. 
 

The following policies have been added to land use 
policy section to address school board (s) comments.  
 
The City will work in collaboration with the school board 
(s) to determine the need for educational facilities. The 
location of these facilities will be determined through 
the development application process.  
 
Schools will be combined with another permitted use on 
the same building to create a compact urban form. 

10  Transportation 
and Works 
 

Transportation and Infrastructure Planning provide the following 
comments. 
 
Modification Table for Mississauga Official Plan 
‐ Page 1, Chapter 8: Create a Multi‐Modal City, Table 8‐4: Road 

Classification – Arterials; should be revised to read Table 8‐1.  
 

The suggested revisions have been made.  
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Response to Comments Summary – Ninth Line Neighbourhood Character Area Policies and Schedules 
#  Commenter  Comment Summary  Staff Response 

‐ Add Table 8‐2: Road Classification – Major Collectors 
o In Table 8‐2 amend Row 2 Argentia Rd. so reads From: 

“Highway 407”  
‐ Page 8, Schedule 8 Designated Right‐of‐Way Widths 

o The second paragraph under “Issue” column of 
modification table should read as follows  “Add proposed 
Argentia, Derry, Britannia and Eglinton west from Ninth 
Line to Highway 407” 

 
Draft Policies 
Page 4, 16.29.2.6  Parkway Belt West, 16.20.2.6.1, 3rd line 

�  (1977) should read to (1978). 
Page 5, 16.20.3.3, North Britannia/Flood Protection Land form Area 
(Precinct 3) 

�  Rename to ”North Britannia (Precinct 3)” 
Policy 16.20.3.3.1 

�  Revise language to read, “This precinct will be created 
through earth filling to manage hazard lands.  The 
implementation of this approach will enable residential 
development adjacent Ninth Line.  The ultimate 
configuration of this area will be subject to approval by 
Conservation Halton.”  

11  Heritage, 
Community 
Services 
Department 

There are several heritage properties within the study area. A 
Heritage Impact Assessment is required to understand and evaluate 
the impacts of the proposal on these properties and to mitigate any 
negative impacts.  
 
 

A Heritage Impact Assessment will be required as part of 
future development applications.  

12  Lisgar Residents 
Association 

The LRA is not opposed to development.  However, it should be 
done in the wisest way possible, to provide the best living for the 
new residents and existing residents nearby. 
 
Areas of greatest concern are: 
1.  Increased Traffic 
2.  School and Hospital Crowding 

1. A transportation assessment study was completed 
to determine any necessary transportation 
improvements.  

2. All school boards and Trillium Health Partners have 
been consulted with. Three new school sites are 
being planned for within the Ninth Line Lands.  

3. A sub‐watershed study was undertaken to develop a 
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Response to Comments Summary – Ninth Line Neighbourhood Character Area Policies and Schedules 
#  Commenter  Comment Summary  Staff Response 

3.  The Potential Flooding (within and beyond Ninth Line) 
4.  Bike safety 
5.  Noise and aesthetics 
6.  Design consistency 
7.      Preservation of History and Greenspace  
  (St. Peters Church and cemetery) 
8.  Equitable Land Valuation 
9.  Safe Connectivity Across Ninth Line for Pedestrians and Bikes 
10.  Increased Communication 
 

floodplain and stormwater management system 
strategy. More detailed reports at the time 
individual development applications will also be 
required with concurrent approval by Conservation 
Halton.  

4. Bike lanes proposed along the east side of Ninth Line 
will be within a separated path network.  A multi‐use 
trail is also proposed along the 407 Transitway.  

5. These details would be considered at the time 
individual development applications.  

6. We have planned for limited heights and compatible 
built forms along Ninth Line with increasing heights 
and densities closer to the 407 Transitway and the 
station areas.  

7. The cemetery is a protected use under the 
Cemeteries Act.  St. Peters is a “listed” heritage site. 
The church is permitted to remain under the 
proposed land use designation.  

8. A comprehensive study of the floodplain and 
stormwater management strategy was conducted 
across the study area to determine appropriate land 
uses given the various constraints.  

9. Appropriate pedestrian crossings of Ninth Line will 
be considered at the time of intersection 
improvements and during the Environmental 
Assessment for widening of Ninth Line.  

10. Several community open house meetings and 
workshops have been held throughout the course of 
the project. We have also met with the Lisgar 
Residents Association board of directors. The public 
consultation process will continue when individual 
development applications are submitted. 

13  Board Member, 
Lisgar Residents 
Association 

Concerns were identified with how density was being calculated and 
confusion to how much population growth has been allocated to the 
study area.  

The density estimate of 82 is of persons and jobs 
combined per ha and results in an estimated 9,000 
residents and jobs on Ninth Line. While the 14,000 figure 
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Response to Comments Summary – Ninth Line Neighbourhood Character Area Policies and Schedules 
#  Commenter  Comment Summary  Staff Response 

 
 
 
 

An explanation was requested of what Section 37 means with 
respect to policy 16.20.6.3.  

 

was a result tested in the background analysis, this was 
based on a higher density assumption and did not form 
the basis for the final growth management analysis or 
reporting. The preferred growth option for Ninth Line is 
characterized by built form consisting of ground‐related 
and low and mid‐rise housing units, community 
employment uses, along with some employment 
dedicated lands. The population and employment 
estimated for the area, is of a magnitude that will enable 
the City of Mississauga and Region of Peel to meet the 
minimum expectations for planned density of 
development as mandated by the Province. The higher 
density assumption and resulting “maximum” scenario 
tested was not forwarded as a basis for the preferred 
growth option. 
 
The developable land area estimates were not based on 
broad assumptions, but rather on a series of detailed 
technical studies that identified and measured features 
to be excluded and included, based on the physical 
characteristics of the study area, planning policy and 
servicing considerations, which resulted in the ultimate 
figure of 110 ha of developable lands. 
 
Section 37 refers to a section of the Planning Act which 
permits municipalities to pass a by‐law authorizing 
increases in height and density of development beyond 
what is permitted in the relevant zoning by‐law in 
exchange for community benefits. Policy 16.20.6.3 has 
been deleted and general official plan policies will apply. 

14  Erin Mills 
Development 
Corporation 

It appears the work to date has taken into consideration the 
requirement to control discharge from 26.1 Ha (64.5 acres) of the 
Ninth Line corridor in the vicinity of Eglinton Avenue. This parcel is 
to be controlled to a Pre – Post level prior to entering to the storm 
system built through our industrial business park at the south east 

The information provided was shared with our 
Transportation and Works department. 
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Response to Comments Summary – Ninth Line Neighbourhood Character Area Policies and Schedules 
#  Commenter  Comment Summary  Staff Response 

corner of Eglinton Avenue and Ninth Line.  A few relevant pages 
from the SWM Report for our lands, as approved by the City and the 
MTO Corridor Control Department, are attached.  
See attached drawings 

15  NLOA ‐ Ninth line 
Owners 
Association 
February 5, 2018 

While NLOA supports the planning process to date, they still object 
to the use of the unapproved 407 transitway alignment and design, 
as it significantly impacts the ability to develop lands owned by 
NLOA members.  
 
NLOA notes a Region of Halton policy (2005) that suggested other 
means of providing flood relief to allow development and note that 
the City and its consultants ignored this option.  
 

The City of Mississauga and the Region of Peel partnered 
together with the Ministry of Transportation (MTO) to 
undertake a detailed study of the 407 Transitway 
alignment through the Ninth Line study area to 
determine the most likely alignment in advance of the 
MTO undertaking the Environmental Assessment (EA). 
The MTO has commenced the EA process and is using 
the Ninth Line study to inform the detailed alignment 
work. The City and Region are confident that the final 
alignment resulting from the EA will not significantly 
deviate from what studies to date have shown.  
 
Any land requirements for the transitway will be dealt 
with by the MTO.  
 
A comprehensive study of the floodplain and stormwater 
management strategy was conducted across the study 
area to determine appropriate land uses given the 
various constraints.  

16  CRM Lab 
Archaeological 
Services 
 
 

Has this area already been cleared of archaeological potential or is 
that being left up to the individual developers within the Ninth Line 
Lands?   
 
Any information regarding current or future archaeological 
assessment opportunities within the Ninth Line Lands would be 
greatly appreciated.   

The Background Report dated September 2015 and 
prepared by Macaulay Shiomi Howson Ltd. discussed 
archeological potential within the study area. Further 
archeological assessment work will be done through the 
development application process.  

17  Volunteer with 
Lisgar Residents 
Association 

Raised the following points at the public meeting: 
1. Surprised to see land use plan in advance of MTO transitway 

study plan not being complete 
2. Concerns with density and increased traffic (including during 

construction), overcrowding of schools and hospitals. 

1. The City and Region partnered with MTO to 
determine the most likely alignment of the 
transitway through the Ninth Line lands  

2. All school boards and Trillium Health Partners have 
been consulted with. Three new school sites are 
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Response to Comments Summary – Ninth Line Neighbourhood Character Area Policies and Schedules 
#  Commenter  Comment Summary  Staff Response 

3. Need to mimic what is the east side of Ninth Line 
4. Potential flooding concerns east of ninth line  
5. Bike lanes on roadways are not safe 
6. Preservation of historic sites and ample greenspace 
7. Safe connectivity for pedestrians and bikes between existing 

residents and new development area 
 

being planned for within the Ninth Line lands.  
3. The existing built form on the east side of Ninth Line 

has been respected in the proposed plan 
4. A Sub‐watershed study was undertaken to develop a 

floodplain and stormwater management system 
strategy. More detailed reports associated at the 
time individual development applications are 
submitted will also be required with concurrent 
approval by Conservation Halton.  

5. Bike lanes are not encouraged on roadways but will 
be accommodated on planned multi‐use trails.  

6. Existing heritage sites and buildings can remain. 
7. Safe connections and crossing will be provided for 

through development application process  
18  Jim Levac 

representing 
Mattamy Homes 
and Argo 
Development 
Corporation 

Raised the following points at the public meeting. 
 Size of future transit station north of Derry  
 Clarification of designation and zoning boundary lines for 

lands adjacent natural areas – should they follow the  
canopy drip line 

 Encourage city to initiate any amendments to Parkway Belt 
West Plan (PBWP) to allow underlying designations to 
develop with the rest of the lands 

 

The Highway 407 Transitway Corridor Assessment within 
the Ninth Line Lands study dated October 12, 2016 made 
some preliminary assumptions on the transitway parking 
facility requirements. Transit station parking facility 
details will be refined through the 407 Transitway EA 
process.  
 
The official plan designation and zoning boundaries were 
refined in some areas to reflect modifications of the 407 
transitway alignment that resulted from addressing 
Conservation Halton comments.   
 
Buffers are included within the Natural Heritage System 
boundaries on which designation and zone boundary 
lines are based.  
 
PBWP policy has been revised to allow underlying official 
plan designations to come into effect without further 
amendment to the Plan in accordance with Reference 
Maps M1‐M3. 

19  Region of Peel  Recommend that a policy be included to ensure that development  A new policy will be added to the proposed amendment 
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Response to Comments Summary – Ninth Line Neighbourhood Character Area Policies and Schedules 
#  Commenter  Comment Summary  Staff Response 

applications in the Northwest Greater Toronto Area Identification 
Study Area do not preclude or predetermine any further planning 
and/or implementation of the Study Area that has been established 
by the Province and replaces the now cancelled Greater Toronto 
West Corridor. 
 
The Region has no concerns with the amendment.  The proposed 
amendment achieves conformity with Peel’s Official Plan as it 
implements the in effect “Ninth Line Corridor Policy Area” policies of 
the Halton Official Plan.  The Halton Plan policies direct that a local 
Official Plan Amendment be undertaken to incorporate policies to 
guide development in accordance with the Ninth Line Corridor Policy 
Area planning framework and permit the extension of water and 
wastewater services from the Region of Peel.  

to address protection for the Northwest Greater Toronto 
Area Identification Study Area. 

20  Resident   1.  Traffic congestion – needs to be considered a priority 
2.  Residential units in the Ninth Line lands be kept to a minimum 

and this space should be used more as a natural park and for 
trails 

1. A transportation assessment study was completed 
to determine any necessary transportation 
improvements.  

2. The entire surrounding road network was evaluated 
in the Transportation Assessment study.  
The Province (2017 Growth Plan) requires a 
minimum density of 80 residents and jobs per 
hectare when developing greenfield areas such as 
the Ninth Line lands. An extensive network of trails, 
parks and open spaces are planned for this area. 

21  Resident 
 

Concerned with increased traffic and related hard services (such as 
telecommunications) in the area.  Area should remain green. 

A transportation assessment study was completed to 
determine any necessary transportation improvements.  
All necessary infrastructure and servicing improvements 
will be provided through future development 
applications. 

22  Resident 
 

Happy with the research and vision created for the area and 
inclusion of a new community centre.  

No response required.  

23  Resident 
 

Resident at 5644 Ninth Line. 
 
Not opposed to the current development process for the Ninth Line 
Lands.  

The sub‐watershed study was undertaken to develop a 
floodplain and stormwater management system strategy 
irrespective of property ownership. The geography of 
the Ninth Line lands is not consistent across all 
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Response to Comments Summary – Ninth Line Neighbourhood Character Area Policies and Schedules 
#  Commenter  Comment Summary  Staff Response 

 
Concern with flood plain reduction only affecting large developer 
and city owned property. 
 
Concern over the amount of taxes being paid for lands that don’t 
have development potential.  
 

properties and therefore it was not possible to alleviate 
flood issues across all properties.   
 
Property taxation is not within the scope of this project.  

24  Resident  Spoke in support of the project.   No response required.  
 

25  Resident  Heights permitting 4‐10 stories north of Derry fail to relate to 
context of the area with single detached homes east of Ninth Line. 

The majority of homes on the east of Ninth Line in this 
location are semi‐detached and the proposed policies 
require new development along Ninth Line to respect 
the existing built form on the east side of Ninth Line.  

26  Resident ‐ 5578 
Ninth Line 

Objects to Greenland designation on property and increase in 
property taxes. 

A comprehensive study of the floodplain and stormwater 
management strategy was conducted across the study 
area to determine appropriate land uses given the 
various constraints. 
 
Property taxation is not within the scope of this project. 

27  Resident ‐ 5476 
Ninth Line 

Concern with flood plain reduction only affecting large developer 
and city owned property. 
 
Concern over the amount of taxes being paid for lands that don’t 
have development potential.  
 

The sub‐watershed study was undertaken to develop a 
floodplain and stormwater management system strategy 
irrespective of property ownership. The geography of 
the Ninth Line Lands is not consistent across all 
properties and, therefore, it was not possible to alleviate 
flood issues across all properties.   
 
Property taxation is not within the scope of this project. 

K:\PLAN\POLICY\GROUP\2017 Character Areas\Shaping Ninth Line\Corporate Reports\June18_2018_RecommendationReport_SNL\Appendix 1 ‐ Comment_ResponseSummary_Table_June18‐2018.docx 
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Enbridge Gas Distribution  
500 Consumers Road 
North York, Ontario M2J 1P8 
Canada 
 

January 15, 2018 

 

 

 

Romas Juknevicius  

Planner     

City of Mississauga 

City Planning Strategies 

300 City Centre Drive 

Mississauga, ON L5B 3C1 

 
Dear Romas Juknevicius, 

 
Re:  Official Plan Amendment & Zoning By-Law Amendment 
 City Initiated Amendment 
 City of Mississauga  
 File No.: CD-04-NIN (Ninth Line) 
 
Enbridge Gas Distribution does not object to the proposed application(s). 
   
Enbridge Gas Distribution reserves the right to amend or remove development conditions. 
 
Sincerely, 
 

 
 
Alice Coleman  

Municipal Planning Coordinator 
Long Range Distribution Planning 
— 
 

ENBRIDGE GAS DISTRIBUTION  

TEL: 416-495-5386  
MunicipalPlanning@enbridge.com  
500 Consumers Rd, North York, ON, M2J 1P8 
 

enbridgegas.com 

Integrity. Safety. Respect. 

 

AC/jh 
 

 

APPENDIX 2
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Farah Sharib

From: Hall, Monika <Monika.Hall@thp.ca>

Sent: 2018/05/17 2:28 PM

To: Romas Juknevicius

Cc: Kerr, Shawn

Subject: Follow Up re Ninth Land

Hi Romas, 
 
Further to our call earlier this week and to the letter THP submitted regarding our interest in the Ninth Line Corridor 
Lands, I’d like to provide you with some additional detail to address your questions about acreage and potential use. 
 
Mississauga is a rapidly growing and ageing region, and the expansion of health care services is required to meet the 
growing demands of the community.  While the hospital is advancing a number of initiatives across our three sites, we 
are also looking at opportunities in the community to provide services closer to home for residents who live in the 
community. We have been facing unprecedented challenges to our capacity in recent years, and we don’t expect this 
will improve without thinking differently about how and where we deliver services. 
 
The area around the Ninth Line Corridor Lands is diverse and in need of health care services closer to the region. To 
meet the need of the community, we would need to do further population analysis, however, believe that any of the 
following types of services would be of benefit to residents: 

‐          Long‐term care: providing residential care to those who are unable to live independently and require health 
supports; typically for seniors 

‐          Transitional care: providing residential services to those who no longer require hospital care but are waiting for 
placement in the most appropriate care setting (e.g. long term care or home with supports) 

‐          Urgent care: similar to emergency care, but serving lower acuity / urgency of patients, typically during the day 
with extended hours 

‐          Ambulatory care: outpatient / day program clinic services for those who live in the community but require care 
for specific conditions (e.g. fracture clinics, seniors’ day programming, mental health clinics, etc.) 

‐          Primary care: family health teams or other models of primary care to serve the general community and 
improve access to care 

‐          Potential residential hospice and community bereavement services 
‐          Likely that we would want complementary retail and diagnostic services, like pharmacy, laboratory and 

diagnostic imaging services on site 
‐          Any combination of these services could form community health hubs focused on co‐locating complementary 

services, either by population (e.g. seniors) or condition (e.g. renal care, chronic diseases, etc.) 
‐          While we don’t currently plan on a full hospital site, in the future it may be something that is appropriate in 

that community 
 
As I mentioned, we are open to any land, however, we’ve historically had significant challenges with anything less than 
5 acres accommodating our proposed service complement.  We would be generally interested in 5 – 15 acres. 
 
With respect to employment numbers, some estimates we have are: 

‐          Long term care – 246+ 
‐          Community Health Hub – 65 – 85+ (could be less or more, depending on services) 
‐          Hospice – 50 
‐          Urgent Care – TBC depending on size (will try to get some estimates for next week) 
‐          Ambulatory Care – TBC depending on services (will try to get some estimates for next week) 
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I know you have had a couple of conversations with Shawn Kerr from THP. He will be following up with respect to some 
questions around the process: 

‐          What stage of the process are you at currently? (e.g. authority to negotiate; surplus declaration, etc.) 
‐          What is the process once this goes to council? 
‐          What opportunities would THP have to potentially present or bring forward more information? 

 
If you have any questions, please don’t hesitate to reach out. 
Thank you 
Monika  
 
Monika Hall 
Project Director, Health Hubs 
  

 
  
Mobile: (416) 262-0446  
15 Bronte College Ct 
Mississauga, ON L5B 0E7 
 
monika.hall@thp.ca  
http://www.trilliumhealthpartners.ca 
  

 Please consider the environment before printing this e-mail. 
 
 

CONFIDENTIALITY NOTICE: This information is intended only for the use of the individual named in this email. If you are not the intended recipient, 

you are hereby notified that any disclosure, copying, distribution or action taken in reliance on the contents of these documents is strictly prohibited. If 

you have received this email in error, please notify the sender immediately. Before printing this document, please consider the environment.  
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From: Brandon Gaffoor <Brandon.Gaffoor@metrolinx.com>

Sent: 2018/01/12 1:54 PM

To: Romas Juknevicius

Cc: Adam Snow

Subject: Re: CD.04.NIN (Ninth Line) - Metrolinx comments 

Hello Romas,  
 
Further to your request for comments regarding the ‘Proposed Neighbourhood Character Area Policies and Zoning for the 
Ninth Line lands’ dated January 10, 2018. I note the subject lands include Canadian Pacific Railway’s Galt Subdivision 
which carries Milton GO Train Service. CPR is the primary commenting agency in this regard, and it is prudent to contact 
them for rail specific requirements regarding adjacent development. We have no further comment.  
 
Should you have any questions or concerns, please feel free to contact myself.   

 
BRANDON GAFFOOR, B.E.S.  
Intern - Rail Corridor Management Office 
Metrolinx 
335 Judson Street | Toronto | Ontario | M8Z 1B2 
T: 416.202.7294 C: 647.289.1958 

 
 

 
 
 

This e-mail is intended only for the person or entity to which it is addressed. If you received this in error, please 

contact the sender and delete all copies of the e-mail together with any attachments. 
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Farah Sharib

From: Mel Kayama

Sent: 2018/05/25 10:48 AM

To: Romas Juknevicius

Cc: Susan Tanabe

Subject: Re: Ninth Line Lands - Proposed Neighbourhood Character Area Policies and Zoning

Hi Romas,  
 
Just a follow‐up to our conversation this morning regarding T&W’s comments dated (27th /02/18). 
 
Instead of adding a new row to Table 8‐2: Road Classification – Major Collectors, revise Line 2….Argentia Rd. / Ninth Line
Highway 407 / Creditview Rd. / ………………………. 
 
Thanks, 
Mel 
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Farah Sharib

From: Romas Juknevicius

Sent: 2018/03/07 1:46 PM

To: Mel Kayama

Cc: Farah Sharib

Subject: RE: Re: Ninth Line Lands - Proposed Neighbourhood Character Area Policies and 

Zoning

Thanks for the comments Mel.  
 
Romas 
 
From: Mel Kayama  
Sent: 2018/02/27 2:01 PM 
To: Romas Juknevicius 
Cc: Muneef Ahmad; Susan Tanabe 
Subject: Re: Ninth Line Lands - Proposed Neighbourhood Character Area Policies and Zoning 

 
Romas, 
 
Transportation and Infrastructure Planning has reviewed the proposed policies and provide the following 
comments. 
 
Information Report dated 2017/11/10 
 
Modification Table for Mississauga Official Plan,     APPENDIX 2, Page 1, Chapter 8: Create a Multi‐Modal City, 
Table 8‐4: Road Classification ‐ Arterials 
 

 Should be revised to Table 8‐1 
 

 Add Table 8‐2: Road Classification – Major Collectors 
 
‐ Proposed Argentia Road /  Highway 407 / Ninth Line / Mississauga / 26 m 

 
APENDIX 2, Page 8, Schedule 8 Designated Right‐of‐Way 
Widths 
 

 Add Proposed Argentia Road from Ninth Line to Highway 407 
 
APPENDIX 3 
 
Page 4, 16.29.2.6  Parkway Belt West, 16.20.2.6.1, 3rd line 
 

 (1977) should read to (1978). 
 
Page 5, 16.20.3.3, North Britannia/Flood Protection Land form Area (Precinct 3) 
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 Rename to ”North Britannia (Precinct 3)” 
 

Policy 16.20.3.3.1 
 

 Revise language to read, “This precinct will be created through earth filling to manage hazard 
lands.  The implementation of this approach will enable residential development adjacent Ninth 
Line.  The ultimate configuration of this area will be subject to approval by Conservation Halton.”  
 
(NOTE: This language is something T&W will need to work out with P&B in addressing Conservation 
Halton concerns however this is something that (Muneef) can sort out with Romas through our 
ongoing partnership in dealing with the Ninth Line Lands and Scoped Subwatershed Study.   
 

Appendix 4 – Map H 
 

 Note: the section of Argentia Road (Ninth Line to Tenth Line) is constructed. 
 
General 
 
All references to “Floodplain Protection Landform” or “FPL” can now be removed.  That was appropriate 
terminology at a point in time but the process has given way to us moving away from that terminology and 
using more general references to cut/fill.  While we don’t need to replace FPL with cut/fill, we may need to 
look more closely at this with P&B when they do a find/replace in the Urban Design Guidelines and other 
related planning documents on the Ninth Line Lands going forward. 
 
 
Mel 
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From: Paula Wubbenhorst  
Sent: 2018/01/23 10:15 AM 
To: Romas Juknevicius 
Subject: Ninth Line Character Area Policies and Zoning 

 
Hi Romas, 
 
I am in receipt of your circulation filed under CD.04.NIN (Ninth Line) 
 
Please note, my “agency” should be listed as “Heritage Planning” rather than “Chair/Secretary of Heritage Advisory 
Committee.” 
 
There are several heritage properties within your study area. A Heritage Impact Assessment is required to understand 
and evaluate the impacts of the proposal on these properties and to mitigate any negative impacts. Our terms of 
reference are available here: 
https://www7.mississauga.ca/documents/culture/heritage/HeritageImpactAssessment_TermsOfReference2017.pdf. I 
have attached a reference list of heritage consultants. 
 
All the best, 
Paula 
 
 

 
 
Paula Wubbenhorst, MA, CAHP, RPP, MCIP 
Heritage Planner 
T 905-615-3200 ext.5385 
paula.wubbenhorst@mississauga.ca | mississauga.ca/heritageplanning 
 
City of Mississauga | Community Services Department, 
Culture Division 
 
Please consider the environment before printing. 
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Farah Sharib

From: Glenn Voakes <glenn.voakes@outlook.com>

Sent: 2018/02/27 10:35 PM

To: Romas Juknevicius

Cc: Glenn Voakes

Subject: Feb 14 general council

 
Romas: 
 
At our LRA meeting you attended it was concluded that the population of Ninth Line corridor development could not be 
established by planning as things were changing. We had been looking at population figures quoted by the city and/or 
planning ranging from a low of 8,000 (your last number) to a high of 14,000. 
 
If there is insufficient information why does the planning department continue to throw out numbers to the council and 
the public? Click the attached link, select Feb 14 and forward to 1:34:00, and listen to this lady from planning throw out 
yet another number of 9,500.   
 
This amazes me and causes me to wonder what is really going on in the city planning department. Certainly the 
numbers have no credibility.  
 
Best regards 
 
Glenn  
 
 
http://www.mississauga.ca/portal/cityhall/council‐and‐committee‐videos 
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Farah Sharib

From: Glenn Voakes <glenn.voakes@outlook.com>

Sent: 2018/02/07 5:59 PM

To: Romas Juknevicius

Cc: Sue McFadden; George Carlson; Mayor Bonnie Crombie; davidthistle@sympatico.ca; 

'Scott Plavnick'; Pat Saito; Andrew Whittemore; Karen Crouse; Paulina Mikicich; David 

Raakman

Subject: RE: Ninth Line development

Romas: 
 
Thank your reply. Please allow me think on it before responding. Tonight I am busy. 
 
The LRA meeting on the Feb 12th has not been cancelled. I believe Susanne Thistle has been waiting on an RSVP. Perhaps 
you are referring to this evenings Miranet meeting which was cancelled. 
 
Best regards 
 
Glenn   
 

From: Romas Juknevicius [mailto:Romas.Juknevicius@mississauga.ca]  
Sent: February 7, 2018 5:46 PM 
To: Glenn Voakes <glenn.voakes@outlook.com> 
Cc: Sue McFadden <Sue.McFadden@mississauga.ca>; George Carlson <George.CARLSON@mississauga.ca>; Mayor 
Bonnie Crombie <mayor@mississauga.ca>; davidthistle@sympatico.ca; 'Scott Plavnick' <scottplavnick@rogers.com>; 
Pat Saito <Pat.Saito@mississauga.ca>; Andrew Whittemore <Andrew.Whittemore@mississauga.ca>; Karen Crouse 
<Karen.Crouse@mississauga.ca>; Paulina Mikicich <Paulina.Mikicich@mississauga.ca>; David Raakman 
<David.Raakman@mississauga.ca> 
Subject: RE: Ninth Line development 
 
Good afternoon Mr. Voakes,  
 
Thank you for attending the PDC meeting this past Monday evening and providing us with your comments on behalf of 
the LRA. I’m sorry we didn’t get a chance to meet as well.   
 
As you are aware, and have clearly demonstrated in your email below, this is a complex project with many different 
variables and inputs that must be taken into consideration when calculating the density and total number of residents 
and jobs. Some of these inputs and variables have changed and evolved from the start of the project as we progressed 
with our studies so we’ll have to go back to the beginning and retrace our steps.  
 
We are currently collecting all the comments we have been receiving and will work to address them as we move 
forward through this next phase of the project.  
 
If you have any additional comments or questions please don’t hesitate to pass them along. 
 
I was informed today that the February 12th LRA meeting has been cancelled. Is it being rescheduled?  
 
Best regards,  
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Romas 
 

 
 
Romas Juknevicius M.PL., RPP, LEED®AP  
Planner, City Wide Policy Planning 
City Planning Strategies Division 
905-615-3200 ext. 4115 
romas.juknevicius@mississauga.ca  
 
City of Mississauga | Planning & Building Department 

 
 Please consider the environment before printing. 
 
From: Glenn Voakes [mailto:glenn.voakes@outlook.com]  
Sent: 2018/02/05 10:42 PM 
To: Romas Juknevicius 
Cc: Sue McFadden; George Carlson; Mayor Bonnie Crombie; davidthistle@sympatico.ca; 'Scott Plavnick'; Glenn Voakes; 
Pat Saito 
Subject: Ninth Line development 

 
Romas: 
 
Following up on my 2 questions this evening. 
 
The first question had to due with the population and density in the Ninth Line developed area. Density is referenced 
on page 4.3‐19 and again at 4.3‐23 in the “Planning and Development Committee Agenda”. Density has been 
prioritized as the #1 and #2 issue respectively by residents and the LRA. The reason it is important to understand a firm 
population number is the impact it will have on us that live in ward 10. We don’t want to look the Vegas strip. As I 
stated this evening the first population number I ever saw published was 14,000 people. Over the past several months 
the number has dropped to 12,000, then 8,500 and tonight you stated 8,000. What has not changed in any data 
published by planning is the density of 82 per hectare. So how can it be accounted for that the population projections is 
decreasing but the density is not? 
 
Adding to the difficulty in rationalizing the published numbers is how many hectares the numbers are being based on. It 
is stated that the Ninth Line consists of 350 hectares. If the density is 82 that would represent just shy of a population of
29,000 (350*82). However not all the land can be developed. (ie) transit way, floodplain. If one assumes that only 70% 
(a pure guess) can be developed and we use the 82 per hectare number that would represent a population of 20,000 
((350*.7)*82). Looking at it from the flip side if the population is actually going to be 8,000 as you stated this evening 
and you use my 70% usable hectare number the density would be 33 (8,000/245) . So Romas the numbers jump all over 
the place and don’t add up or make sense no matter which way you slice or dice them. Can you please provide the 
actual numbers (population and density) the city is planning for the Ninth Line? Additionally could you confirm the 
number of hectares that can be developed along the Ninth Line corridor.  
 
The second question had to do with article 16.20.6.3 on page 4.3‐25 in the “Planning and Development Committee 
Agenda”. It states “In exchange for increased height and/or density permissions a community benefits contribution 
pursuant to Section 37 of the Planning act will be required”.  I asked for someone to explain what this statement really 
meant or implied. The gentleman to your left (apologize I did not get his name) spoke to the question but to me was 
incoherent in his explanation. Rather than drag the conversation out this evening,  for the sake of time, I asked if he 
could provide the explanation in writing to which it was agreed by all he would. Can I ask you to please follow up with 
this gentleman regarding his response and an indication of when I might receive it?  When providing the answer 
please keep in mind I am unaware of what Section 37 is so that may also have to be explained in context of the response 
of explaining the meaning.  
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Thank you in advance Romas. Sorry we did not get a chance to meet this evening but perhaps at an LRA meeting in the 
future. 
 
Best regards 
 
Glenn   
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Farah Sharib

From: Randy Griffin <r.griffin@erinmillsdev.com>

Sent: 2018/01/24 8:05 AM

To: Romas Juknevicius

Subject: Shaping Ninth Line Lands 

Attachments: 2057_001.pdf

Good morning Romas : We have been circulated the Public Meeting Notice for Shaping the Ninth Line Lands . We have 
briefly opened some of then background information and it appears the work to date has taken into consideration the 
requirement to control discharge from 26.1 Ha (  64.5  acres ) of the Ninth Line corridor in the vicinity of Eglionton 
Avenue . This parcel is to be controlled to a Pre – Post level prior to entering to the storm system built through our 
industrial Business Park at the south east comer of Eglinton Avenue and the Ninth Line .  A few relevant pages from the 
SWM Report for our lands , as approved by the City and the MTO Corridor Control Department, are attached . Thank 
you for keeping us on the circulation list for this proposed new development . Regards,  
 
Randy Griffin  
General Manager  
THE ERIN MILLS DEVELOPMENT CORPORATION 
Cell 416 319 2663   
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From: christhorne@crmlab.ca [mailto:christhorne@crmlab.ca]  
Sent: 2018/02/06 11:20 AM 
To: Romas Juknevicius 
Cc: Claire Freisenhausen 
Subject: Ninth Line Lands Archaeological Potential 

 
Good morning, 

 
We have been reviewing the proposed plan for the Ninth Line Lands and have noticed mention of 

archaeological potential within the proposed area.  Has this area already been cleared of archaeological 

potential or is that being left up to the individual developers within the Ninth Line Lands?   
 

Any information regarding current or future archaeological assessment opportunities within the Ninth Line 
Lands would be greatly appreciated.   

 
Thanks, 

 

Chris Thorne 

Senior Associate 

 

CRM Lab Archaeological Services 

242 Joicey Boulevard - Suite 200 
Toronto, ON M5M 2V7 

tel: 647-391-9430  www.crmlab.ca 
email: christhorne@crmlab.ca 
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May 29, 2018 

 

Mr. Romas Juknevicius 

City Planning Strategies Division 

Planning and Building Department 

City of Mississauga 

300 City Centre Drive, 7th Floor 

Mississauga, ON L5B 3C1 

 

 

Re: Ninth Line Lands – Proposed Neighbourhood Character Area Policies and 

Zoning 

City File: CD.04.NIN 

  

 

Dear Mr. Juknevicius,  

 

Thank you for the opportunity to review the Ninth Line proposed Neighbourhood 

Character Area policies and zoning amendments. 

 

The Ninth Line lands are unique in terms of their history and their planning status.  The 

annexation provided the City of Mississauga with the opportunity to ensure that any 

development on the lands is planned in conjunction with the urban community and 

infrastructure on the east side of Ninth Line.  

 

From a land use planning perspective, Peel Regional Official Plan policy 5.10 defers to 

the Halton Region Official Plan that implemented policies for the Ninth Line Corridor 

Policy Area through ROPA 28 in 2005. As such, the subject lands are designated "Ninth 

Line Lands" in the Region of Peel Official Plan and section 5.10 of the Peel Region Official 

Plan states that:  

 

…currently, the policies of the Region of Halton and the Town of Milton Official 

Plans apply to these lands. The policies of the Region of Peel Official Plan do not 

apply to these lands. A future amendment will bring these lands into conformity 

with the Region of Peel Official Plan.  

 

At the lower-tier level, the City of Mississauga Official Plan currently designates the 

subject lands as "Special Study Area" and defers to the Town of Milton and Region of 

Halton Official Plans for applicable land use policies. 

 

Since the Mississauga Official Plan Amendment would be implementing existing land 

use policies associated with the Halton “Ninth Line Corridor Policy Area” and not a Peel 

Regional Official Plan settlement boundary expansion, the Municipal Comprehensive 

Review process requirements of the 2017 Growth Plan would not apply. 
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While the lands have come into Peel Region under an old policy regime, Mississauga is 

aiming to achieve a higher standard in line with the standards and policies of the 2017 

Growth Plan, such as meeting density and intensification targets, integrated approach to 

planning for complete communities, watershed planning, agricultural impacts, 

environmental planning, Major Transit Station Areas and transit supportive uses.  

 

Regional staff recommends that the proposed amendment include a policy to ensure 

that development applications within the Northwest Greater Toronto Area Identification 

Study Area do not preclude or predetermine any further planning and/or 

implementation of the Study Area. The Study Area has been established by the Province 

of Ontario and replaces the now cancelled Greater Toronto West Corridor. 

 

A future Regional Official Plan Amendment based on technical work completed would 

bring these lands into conformity with the Region of Peel Official Plan as part of the Peel 

2041 Official Plan Review and Municipal Comprehensive Review process, thereby 

reflecting the Settlement Boundary that includes the Ninth Line Lands and incorporating 

population and employment densities for Ninth Line Lands into the 2041 planning 

horizon.   

 

Peel Region By-Law 1-2000 states that local Official Plan amendments are exempt from 

Regional approval where they do not require an amendment to the Regional Official 

Plan; where they have had regard to the Provincial Policy Statement and applicable 

Provincial Plans; where the City Clerk has certified that processing was completed in 

accordance with the Planning Act and where the Region has advised that no Regional 

Official Plan amendment is required to accommodate the local Official Plan amendment. 

 

I am pleased to advise that we have no concerns with the proposed amendments.  This 

Local Official Plan Amendment would achieve conformity with Peel’s Official Plan since 

the Amendment would implement the in effect, “Ninth Line Corridor Policy Area”, 

policies from the Halton Official Plan. The Halton Plan policies direct that a local Official 

Plan Amendment be undertaken to incorporate policies to guide development in 

accordance with the Ninth Line Corridor Policy Area planning framework and permit the 

extension of water and wastewater services from the Region of Peel. 

 

If you have any questions or concerns, please contact me at your earliest convenience at  

905-791-7800 ext. 4362, or by email at: christina.marzo@peelregion.ca 

 

Yours truly,  

  
Christina Marzo, MCIP, RPP 

Manager 

Development Services, Public Works 

 

 

4.8 - 74

mailto:christina.marzo@peelregion.ca


Farah Sharib

From: Irfan Sheryar <irfansheryar@hotmail.com>

Sent: 2018/01/17 5:06 PM

To: Romas Juknevicius

Subject: Ninth Line Lands - Public Meeting Comments

I will not be able to attend the meeting on Feb 5, 2018. My comments: 
 

1. The residential units in the Ninth Line lands will add tremendously to the traffic on the Ninth Line even 
after it is widened, which will be a huge discomfort to the residents already living on Ninth Line such as 
me. 

2. There is already a need to have exits to Hwy 401 in the North and to Hwy 403 in the South from Ninth 
Line to ease the traffic flow on other horizontal road joining the Ninth Line. This need to enahnce after 
development of the Ninth Line lands. This needs to be considered on priority.  

3. I suggest that the residential units in the Ninth Line lands be kept to a minimum and this space be used 
more as a natural park and for trails. 

 
Regards, 
 
Irfan Sheryar 
Khamsa Sheryar 
5867 Chessman Court 
Mississauga, L5M 6P4 
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Farah Sharib

From: rashad dahshi <rdahshi@yahoo.com>

Sent: 2018/02/03 7:27 PM

To: Romas Juknevicius

Subject: Wards 9 & 10, File: CD.04-NIN, Ninth Line lands proposal.

Good Evening Romas, 
I was reading the notice letter sent to me at 3967 Skyview Street, Mississauga L5M-8A2, regarding the proposal of re-
zoning the nineth line lands which will result in constructing over 8000 residents and commercial buildings. I would to 
submmit some remarks about this proposal: 
1- Living in Mississauga was a beautiful dream now it is  a night mare with all the traffic jam in all streets 24-7 day and 
night, please we donot need more traffic jam. 
2- The green zone lands west of the ninth line is the best remaining green and quiet area west to where we live. 
3-Ninth line is a narrow road and can not take more traffic of 8000 houses, not forgetting drivers ho are not from 
Mississauga and still using it North and South. 
4- More subdivisions build on these lands will cause horofic traffic, not enough sewage lines, water supply, storm water 
drainage network cabacity to serve these new proposed houses which will affect our life style. 
5- Also more load will be on internet services, natural gas supply and electricity, which will also affect our life. 
6- By building new houses on Nineth line lands will affect adversely the value of neighbouring existing houses in both 
wards 9 & 10. 
7- Constructing commercial building will bring more big size commercial trucks into the traffic on the 9th. line, which will 
cause more serious accidents. 
So, in general and because of all the above mentioned remarks, I do not support this proposal which will bring more harm 
than benifits to our city in general and specially to both Wards 9 & 10, where we are already suffering from the new 
garbage collection system you are doing, from the snow cleaning services which is very bad and even from school bus 
transportation which is not good enough and dose not serve the fair number of students in this area. 
Kindly, I prefer if you do not proceed with this proposal and try to change it to some other more benifitial project like 
building a new hospital which we urgently need in Mississauga or another University or college for our kids rather than 
suffering every morning in transportation to go to Toronto, Hamilton or Waterloo to attend a university. 
Thanks 
Rachad Dahche 
3967 Skyview Street, Mississauga 
L5M 8A2  
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Farah Sharib

From: Julia Zhou <yejuhua2002@gmail.com>

Sent: 2018/01/21 7:07 PM

To: Romas Juknevicius

Subject: Ninth Line Development

Follow Up Flag: Follow up

Flag Status: Flagged

Dear City Planner: 

 

As a resident along ninth line, I'm really appreciate you send the mail inquiring about ninth line development 

plan. Every day our family drive along Ninth line, during weekend walking along Ninth line, we really love this 

area, and we also read your document and picture, we love your future plan for this area, it's very good 

research, very good detail plan, makes this area commute more convenient, more beautiful, and will be future 

community activity hot area.  

 

Here is my one wish: 

    Now it looks there will be an community center located around Ninth line cross Tacc line (a big ad showing 

community constructed), we really love this idea, I wish it will have more room for elder people social, for 

toddler playing, and a lot of small restaurant for people enjoy food, and there are  buses send people here 

conveniently. Because I I know a lot of elder people feel very lonely when kids all go to work or school at day 

time, they can not drive and don't have activity area, can not meet and talk to friends every day, especially 

during the long winter time, they even can not walk outside, some are sick and even pass away quickly. For the 

new community center if you build a lot of empty room decorated with table and chair, people just buy some 

monthly tickets, every day they can meet friends, join some activity, and enjoy food there, I believe this will be 

great news for elder and toddler family, and also for their kids, they will be very happy their parents have 

splendid life, healthy and living longer, hopefully you can consider this suggestion.  

 

Secondly I wish to clarify one concern, right now at east Eglinton cross south Ninth line area, there are some 

building being constructed, I want to know if one building is Muslim praying area. If not, that's really good, if 

it's true, I'm really disappointed, I feel uncomfortable their praying site just before my home, it looks this area 

belong to this religion instead of multi-culture area, I wish the religious praying site will be far away from 

people living area, and every body will feel more relax and enjoy this area. 

 

Thanks your inquiry, these are my thoughts, hopefully it will be considered during Ninth line planning. 

 

Best Regards 

 

Qing Zhou 
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Carried (9-0-2Absent-0) 
 
 

Councillor G. Carlson X    

4.3. 
 

PUBLIC MEETING (WARDS 9 AND 10) 
Ninth Line Lands - Proposed Neighbourhood Character Area Policies and Zoning 
CD.04.NIN 
 
Romas Juknevicius, Planner, City Planning Strategies Division, provided a review of the 
Proposed Neighbourhood Character Area Policies and Zoning. 
 
The following persons made oral submissions citing concerns with the still outstanding 
Ministry of Transportation (MTO) transit study; increased traffic and density in a land 
locked area; school and hospital crowding; the built form on west side of Ninth Line 
should mimic the east side; unresolved storm water problems; bike lanes should not be 
on road ways to ensure safety; preservation of heritage and green space; there needs to 
be increased communication; the size of the future transit station north of Derry Road; 
encourage the City to initiate amendments to delete any lands not required for the transit 
way so that they can be developed with the rest of the lands; the density outlined in the 
Report is confusing; proposed heights north of Derry Road do not provide appropriate 
transition; the continued use of an unapproved proposed 407 Transit way Alignment 
does not reflect good planning and adversely impacts properties north of Britannia 
Road; the current land use proposal unfairly excludes three smaller properties from 
development opportunities as well as the proposed Flood Plain Line; since the 
Annexation in the Fall of 2009 from Halton Region, property taxes have tripled;  
 
1. Scott Plavnik, Lisgar Residents’ Association; 
2. Jim Levac, Glen Schnarr & Associates Inc., representing Mattamy Homes and 

Argo Development Corporation;  
3. Jennifer Renaud, Resident; 
4. Peter Skiry, Chair of Ninth Line Owners Association (1997); 
5. Joe Amato, Resident; 
6. Glenn Voakes, Resident; 
7. Jaswinder Kumar, Resident; 
8. Fatah Ladeno, Resident; 
9. Mary McPherson, Resident, expressed support for the Proposed Neighbourhood 

Character Area Policies and Zoning of the Ninth Line Lands. 
 

Councillor Saito spoke to the fact that the MTO had recently come forward and advised 
the City that they will require more land for the transit way.  She said that the City has no 
control over this as it is a Provincial decision.  She also said that the City will work with 
property owners to ensure they receive as much development as possible.  
 
Mr. Juknevicius advised that the overall average density is prescribed by the Province. 
 
Mr. Andrew Whittemore, Director of City Planning Strategies, advised that this is a high 
level land use plan and as the City moves through the process, it needs to ensure that 
the Provincial density targets are met.  He explained the Section 37 Policy which allows 

APPENDIX 3
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community benefit in exchange for additional density. 
 
Councillor McFadden noted that the Lisgar Community will get the much needed school.  
She said that this is just the first part in the planning process to get the policies 
underway and work will continue towards ensuring the Community’s needs and wants 
are taken into consideration.  
 
Councillor moved the following motion, which was voted on and carried: 
 
RECOMMENDATION 
PDC-0010-2018 
1. That the submissions made at the public meeting held on February 5, 2018, to 

consider the report “Ninth Line Lands – Proposed Neighbourhood Character Area 
Policies and Zoning” dated January 16, 2018, be received, and 

 
2. That staff report back to Planning and Development Committee on the 

submissions made, outlining any modifications to the original proposed 
amendments and zoning changes, if necessary.  
 

3. That nine oral submissions made to the Planning and Development Committee at 
its meeting dated February 6, 2018, be received. 

File: CD.04.NIN 
 
RECEIVED (Councillor S. McFadden) 
 
 

Carried (9-0-2(Absent)-0) 
 
 

RECORDED VOTE YES NO ABSENT ABSTAIN 
Mayor B. Crombie X    
Councillor K. Ras   X  
Councillor C. Fonseca X    
Councillor J. Kovac X    
Councillor C. Parrish X    
Councillor R. Starr   X  
Councillor N. Iannicca X    
Councillor M. Mahoney X    
Councillor P. Saito X    
Councillor S. McFadden X    
Councillor G. Carlson X    

4.4. 
 

National Housing Strategy – Comments 
File: CD.06.AFF 
 
Councillor N. Iannicca moved the following motion, which was voted on and carried: 
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PEEL REGION 

 
Ninth Line Lands Municipal Comprehensive Review 

          ADDENDUM 

       

The Ninth Line Lands Municipal Comprehensive Review (MCR) was completed in 
May 17, 2017. It was undertaken within the Provincial policy framework for 
managing growth including the Growth Plan for the Greater Golden Horseshoe, 
2006 (Growth Plan, 2006) and the Provincial Policy Statement, 2014. Analyses were 
undertaken regarding developable land assumptions, population and employment 
capacity, draft and preferred growth options and the associated growth management 
policy and land budget implications of the greenfield expansion and growth concept. 
The MCR addressed policies and targets of the Growth Plan, 2006 (as amended in 
2013), particularly as it relates to meeting minimum expectations for intensification 
and density and expansion of settlement areas. The MCR implements Regional 
Official Plan Amendment 24 (ROPA 24), which has a 2031 time horizon and was 
based on the population and employment forecasts in the original Growth Plan, 2006 
now known as “2031A” in the new Schedule 3, Distribution of Population and 
Employment for the Greater Golden Horseshoe to 2041, arising from Amendment 2 
(July 2013).    
 
Subsequently, the Province approved an update to the Growth Plan for the Greater 
Golden Horseshoe (Growth Plan, 2017) under the Places to Grow Act 2005 which 
came into effect on July 1, 2017.   The Growth Plan, 2017, among other matters, 
revised policy direction for intensification and density, increasing the minimum 
targets that upper- and single-tier municipalities in the Greater Golden Horseshoe, 
including the Region of Peel, are required to plan to achieve. Given the new Growth 
Plan, the Region has updated its growth management program, through the Peel 
2041 ROPA, and it became necessary to review some of the assumptions and 
analysis related to the greenfield expansion and preferred land use concept for Ninth 
Line.  
 
However, this review has been carried out recognizing that the MCR process 
requirements of the Growth Plan 2017 do not apply to the Ninth Line Lands.   This 
results from the fact that the Ninth Line Lands, having been annexed from the 
Region of Halton, are still subject to the policies of the Region of Halton Official Plan. 
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The Region of Halton Official Plan established a policy framework for this area 
identified as the “Ninth Line Corridor Policy Area” to support transit oriented 
development and to protect the proposed 407 Transitway.  The policy framework 
came into effect in 2005 before the 2006 Growth Plan.  The Region of Peel Official 
Plan in Section 5.10 notes that the Halton policies will apply until such time as a 
future Regional Official Plan Amendment brings the lands into the Peel Official Plan. 
Given the status of the Ninth Line Lands, it has been determined that it is local 
decision to more forward with a City initiated area-specific Official Plan Amendment 
outside an MCR. 
 
Nevertheless, all the technical work associated with a settlement expansion under 
the Growth Plan has been completed and will be considered as input into a future 
Regional MCR. This Addendum to the MCR reviews the relevant policies of the 
Growth Plan, 2017 and their implications for the Ninth Line Lands as set out in Table 
1.  It is based on additional technical input including: 
 

 Hemson Consulting Ltd., Memorandum Shaping Ninth Line Updated Growth 
Management Analysis: Growth Plan 2017, February 7, 2018 (Attachment #1); 
and, 
 

 DBH Soil Services Inc., Agricultural Impact Assessment Update, February 
2018 (Attachment #2). 

 
The review demonstrates that the inclusion of the Ninth Line Lands in the City of 
Mississauga settlement boundary represents good planning and conforms with the 
Growth Plan, 2006 and the key directions in the Growth Plan, 2017.  In particular, 
the review establishes, with respect to the Ninth Line Lands, that: 
 

 The Ninth Line Lands are not in the delineated built boundary through an 
“accident of history”.   This area was annexed relatively recently in order to 
rationalize a boundary which was no longer in a logical location since the 
construction of Highway 407. However, at the time the lands were annexed, 
the Region of Halton’s Official Plan already included a policy framework for 
this area identified as the “Ninth Line Corridor Policy Area” to support transit 
oriented development and protect the proposed 407 Transitway. The policy 
framework came into effect in 2005 before the 2006 Growth Plan.  The 
Region of Peel Official Plan notes that the Halton policies continue to apply 
until a future Regional Official Plan brings the lands into the Peel Official Plan. 

 
 The result is a strip of land, much of it in floodplain or public use with only a 

few areas of developable land, nor is it configured as a typical greenfield 
expansion area.  Nevertheless, this area satisfies a number of the criteria for 
lands which should be allocated growth.  In addition to the existing policy 
framework, the area can be easily serviced with municipal water and 
wastewater systems and the 407 Transitway is proposed to be extended 
through these lands with two stations planned in the area.  In addition, a 
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major City park and community centre are planned for the southern portion of 
the Ninth Line Lands, and located immediately adjacent to the northern part of 
the Ninth Line Lands is a major fire station.  A range of schools, parks and 
other facilities are also located in the existing residential neighbourhoods east 
of the Ninth Line Lands.  Finally, the City has developed a plan for this area 
which will ensure the creation of a complete community including Proposed 
Neighbourhood Character Area Policies and Zoning. The plan forms the basis 
of the Official Plan Amendment and proposed Zoning changes.  
 

 The Region of Peel and the City of Mississauga have together conducted an 
integrated, comprehensive planning process for the Ninth Line Lands 
including an MCR beginning in 2013.  In addition, the Region and the City 
have worked closely with the Ministry of Transportation with respect to 
transportation system planning with regard to the planning for the 407 
Transitway. A fiscal impact analysis formed part of this work, as well planning 
for infrastructure and public service facilities including water and wastewater 
services and transportation, and community services (e.g. parks, community 
centre). Life cycle capital costs were considered as part of the fiscal impact 
analysis. 
 

 The detailed land use plan for the area establishes an urban form that will 
optimize infrastructure, particularly the Highway 407 Transitway and the 
proposed Transitway stations, by providing for development with significant 
density along the transit corridor and particularly in the vicinity of the two 
proposed stations.  In addition, as reflected in the proposed amendment to 
the City’s Official Plan, direction is provided for a compact urban form which 
includes a range of residential, employment and commercial uses, as well as 
parks and open space resulting in the creation of a complete community.  At 
the same time, the plan supports the environmental and conservation 
objectives of the Growth Plan by ensuring the protection of an extensive 
linked natural heritage system, as well as the protection of hazard lands as 
demonstrated in the proposed City Official Plan Amendment. No significant 
agricultural impacts are anticipated as demonstrated through the Agricultural 
Impact Assessment and the 2018 Update. 

 
 As outlined in the Shaping Ninth Line Growth Management Analysis prepared 

by Hemson Consulting Ltd. May 16, 2017 and the Shaping Ninth Line Update 
Growth Management Analysis: Growth Plan 2017: 

 
 The “Peel Growth Management Strategy Overview Report, an Integrated 

Approach to Managing Growth to 2041” and associated Peel 2041 ROPA, 
received by Council on October 26, 2017, plans for Ninth Line and all 
lands within Peel, on the basis of the Schedule 3 forecasts and associated 
region-wide land needs to a 2041 horizon, planned to meet the suite of 
Growth Plan, 2017 policies and higher minimum targets for intensification 
and density. 
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 Ninth Line will help the City of Mississauga to meet its growth forecasts 
under the Peel 2041 ROPA, while also providing opportunities for higher 
density ground-oriented development1, for which there is limited 
opportunity in the City. At the same time, Mississauga’s intensification 
rate, will remain well above other municipalities in Peel and the higher 
minimum targets contained in the Growth Plan, 2017.  

 The Ninth Line growth concept was already planned to exceed the new 80 
residents and jobs per ha minimum designated greenfield area (DGA) 
density target as well as the 160 residents and jobs per ha minimum 
around the MTSAs, under the Growth Plan, 2017. Changes to how DGA 
density is measured under the revised Growth Plan results in an increase 
to the planned density of Ninth Line, from 82 to 87 residents and jobs per 
ha, which could be achieved within a 2031 timeframe. Over the longer-
term to 2041, if built-out to the ultimate development scenario for Ninth 
Line, a density greater than 100 persons and jobs per ha over the 
measurable DGA lands could be achieved. 

 
Table 1:Growth Plan, 2017  Policy Review 

Growth Plan, 2017 Review and Analysis 
Section 7 Definitions Municipal Comprehensive Review 
“A new official plan, or an 
official plan amendment, 
initiated by an upper-or 
single-tier municipality 
under Section 26 of the 
Planning Act that 
comprehensively applies 
the policies and 
schedules of this Plan.” 

 The MCR was carried out by the Region of Peel - the 
upper tier municipality. 

 The MCR, and related Regional Official Plan 
Amendment (ROPA), implements ROPA 24 which 
was prepared under Section 26 of the Planning Act. 

 The MCR has been designed to comprehensively 
apply the policies and schedules of the Growth Plan, 
2006 and also reflects the key directions in the 
Growth Plan, 2017 with respect to the Ninth Line 
Lands as set out below. 

Section 2.2 Policies for Where and How to Grow 
Section 2.2.1 Managing Growth 
1. Population and 
employment forecasts 
contained in Schedule 3 
will be used for planning 
and managing growth in 
the GGH to the horizon of 
this Plan in accordance 

The MCR is based on the population and employment 
forecasts in the Growth Plan, 2006 now known as 
2031A in the new Schedule 3 arising from Amendment 2 
to the Growth Plan in 2013.   Schedule 3 provides a 
forecast for 2031, 2036 and 2041. Under a future ROPA 
implementing the Amendment 2 forecasts, the Region of 
Peel will begin planning for the 2041 horizon.  However, 

                                                        

1 Higher density ground-oriented development in this case is stacked row houses, back-to-
back rows, stacked back-to-back rows and low-rise apartments; as distinct from the high density 
high-rise development in the Urban Growth Centre and other growth nodes.  
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Table 1:Growth Plan, 2017  Policy Review 
Growth Plan, 2017 Review and Analysis 
with the policies in 
subsection 5.2.4. 

the forecasts for 2031A fit within the forecasts for 2041. 

2. Forecasted growth to 
the horizon of this Plan 
will be allocated based on 
the following: 
a)the vast majority of 
growth will be directed to 
settlement areas that : 
i. have a delineated built 
boundary; 
ii. have existing or 
planned municipal water 
or wastewater systems; 
and 
iii. can support the 
achievement of complete 
communities;… .. 
c)within settlement areas, 
growth will be focused in: 
… … iii. locations with 
existing or planned 
transit, with a priority on 
higher order transit where 
it exists or is planned; 
and 
iv. areas with existing or 
planned public service 
facilities; 

The Ninth Line Lands are not in the delineated built 
boundary through an “accident of history”.   This area 
was annexed relatively recently in order to rationalize a 
boundary which was no longer in a logical location since 
the construction of Highway 407. However, at the time 
the lands were annexed, the Region of Halton’s Official 
Plan already included a policy framework for this area 
identified as the “Ninth Line Corridor Policy Area” to 
support transit oriented development and protect the 
proposed 407 Transitway. The policy framework came 
into effect in 2005 before the 2006 Growth Plan.  The 
Region of Peel Official Plan notes that the Halton 
policies continue to apply until a future Regional Official 
Plan brings the lands into the Peel Official Plan. 
 
The result is a strip of land, much of it in floodplain or 
public use with only a few areas of developable land, 
nor is it configured as a typical greenfield expansion 
area.  Nevertheless, this area satisfies a number of the 
criteria for lands which should be allocated growth.  In 
addition to the existing policy framework, specifically the 
area can be easily serviced with municipal water and 
wastewater systems and the 407 Transitway is 
proposed to be extended through these lands with two 
stations planned in the area.  In addition, a major City 
park and community centre are planned for the southern 
portion of the Ninth Line Lands, and located immediately 
adjacent to the northern part of the Ninth Line Lands is a 
major fire station.  A range of schools, parks and other 
facilities are also located in the existing residential 
neighbourhoods east of the Ninth Line Lands.  Finally, 
the City has developed a plan for this area which will 
ensure the creation of a complete community including 
Proposed Neighbourhood Character Area Policies and 
Zoning. The plan forms the basis of the Official Plan 
Amendment and proposed Zoning changes.  
 

3. Upper- and single-tier 
municipalities will 
undertake integrated 
planning to manage 
forecasted growth to the 

The Region of Peel and the City of Mississauga have 
together conducted an integrated, comprehensive 
planning process for the Ninth Line Lands including an 
MCR beginning in 2013.  In addition, the Region and the 
City have worked closely with the Ministry of 

4.8 - 88



  

 

land use planning consultants 

6 Ninth Line Lands MCR Addendum May 23, 2018 

Table 1:Growth Plan, 2017  Policy Review 
Growth Plan, 2017 Review and Analysis 
horizon of this Plan, 
which will… .. 
b) be supported by 
planning for  
infrastructure and public 
service facilities by 
considering the full life 
cycle costs of these 
assets and developing 
options to pay for these 
costs over the long-term; 
c) provide direction for an 
urban form that will 
optimize infrastructure, 
particularly along transit 
and transportation 
corridors, to support the 
achievement of complete 
communities through a 
more compact built form; 
d) support the 
environmental and 
agricultural protection and 
conservation objectives of 
this Plan; and 
e) be implemented 
through a municipal 
comprehensive review 
and where applicable, 
include direction to lower-
tier municipalities. 

Transportation with respect to transportation system 
planning with regard to the planning for the 407 
Transitway. A fiscal impact analysis formed part of this 
work, as well planning for infrastructure and public 
service facilities including water and wastewater 
services and transportation, and community services 
(e.g. parks, community centre). Life cycle capital costs 
were considered as part of the fiscal impact analysis. 
 
The detailed land use plan for the area establishes an 
urban form that will optimize infrastructure, particularly 
the Highway 407 Transitway and the proposed 
Transitway stations, by providing for development with 
significant density along the transit corridor and 
particularly in the vicinity of the two proposed stations 
(In addition, as reflected in the proposed amendment to 
the City’s Official Plan, direction is provided for a 
compact urban form which includes a range of 
residential, employment and commercial uses, as well 
as parks and open space resulting in the creation of a 
complete community.  At the same time, the plan 
supports the environmental and conservation objectives 
of the Growth Plan by ensuring the protection of an 
extensive linked natural heritage system, as well as the 
protection of hazard lands as demonstrated in the 
proposed City Official Plan Amendment No significant 
agricultural impacts are anticipated as demonstrated 
through the Agricultural Impact Assessment and the 
2018 Update. 

4. Applying the policies of 
this Plan will support the 
achievement of complete 
communities that: 
a) feature a diverse mix 
of land uses, including 
residential and 
employment uses, and 
convenient access to 
local stores, services and 
public service facilities; 
b) improve social equity 
and overall quality of life, 

As noted, the Region of Peel and the City of 
Mississauga have together conducted an integrated, 
comprehensive planning process for the Ninth Line 
Lands.  The detailed land use plan for the area which 
will be incorporated in the City’s Official Plan  
 provides a diverse mix of land uses including a mix 

of medium and high density residential uses, as well 
as commercial and employment uses and public 
service facilities; 

 contributes to social equity and overall quality of life 
through the provision of a range of housing and 
parks, recreation facilities and open space, as well 
as transit facilities and active transportation including 
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Table 1:Growth Plan, 2017  Policy Review 
Growth Plan, 2017 Review and Analysis 
including human health, 
for people of all ages, 
abilities, and incomes; 
c) provide a diverse 
range and mix of housing 
options… .. 
d) expand convenient 
access to : 
i. a range of 
transportation options… . 
ii. public service facilities, 
co-located and integrated 
in community hubs; 
iii. an appropriate supply 
of safe, publicly-
accessible open spaces, 
parks, trails, and other 
recreational facilities; and 
iv. healthy, local, and 
affordable food options, 
including urban 
agriculture; 
e) ensure the 
development of high 
quality compact built 
form, an attractive and 
vibrant public realm, 
including public open 
spaces, through site 
design and urban design 
standards; 
f) mitigate and adapt to 
climate change impacts, 
build resilience, reduce 
greenhouse gas 
emissions, and contribute 
towards the achievement 
of low-carbon 
communities; and 
g) integrate green 
infrastructure and low 
impact development. 

trails; 
 provides for the development of a community centre 

with a range of facilities which will serve as a 
community hub servicing the Ninth Line Lands and 
existing adjacent residential neighbourhoods; 

 establishes detailed policies and urban design 
guidelines which will ensure the development of a 
high quality, compact built form and an attractive and  
vibrant public realm; and, 

 will be designed to mitigate the impacts of climate 
change including the integration of low impact 
development and green infrastructure. 

5. The Minister will 
establish a methodology 

The Region has carried out the MCR to the year 2031 in 
a process that commenced well before the Growth Plan 
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Table 1:Growth Plan, 2017  Policy Review 
Growth Plan, 2017 Review and Analysis 
for assessing land needs 
to implement this Plan, 
including relevant 
assumptions and other 
direction as required. This 
methodology will be used 
by upper- and single tier 
municipalities to assess 
the quantity of land 
required to accommodate 
forecasted growth to the 
horizon of this Plan.  

update.  A subsequent process will be followed to the 
horizon of the Plan (2041) using the methodology which 
the Minister has developed. 

 2.2.6 Housing 
5. When a settlement 
area boundary has been 
expanded through a 
municipal comprehensive 
review in accordance with 
the policies in subsection 
2.2.8, the new designated 
greenfield area will be 
planned based on the 
housing strategy 
developed in accordance 
with policies 2.2.6.1 and 
2.2.6.2. 

The Ninth Line Lands have been planned in the context 
of the housing policies of the Region’s and City’s Official 
Plans and the Region of Peel’s Housing and 
Homelessness Plan A Community Strategy 2014-2024.   
The City’s plan for the Ninth Line Lands provides for a 
diverse range and mix of housing options and densities 
including affordable housing.   It is planned to 
accommodate the forecasted growth established 
through the MCR. 

Section 2.2.7 Designated Greenfield Areas   
1. New development 
taking place in 
designated greenfield 
areas will be planned, 
designated, zoned and 
designed in a manner 
that: 
a) supports the 
achievement of complete 
communities; 
b) supports active 
transportation; and 
c) encourages the 
integration and sustained 
viability of transit 
services. 

The detailed City Official Plan Amendment for the Ninth 
Line Lands developed by the City, working with the 
Region as noted provides for a compact urban form 
which includes a range of residential, employment and 
commercial uses, as well as parks and open space 
resulting in the creation of a complete community. 
Further, the area is designed to support active 
transportation through its design and the provision of a 
range of facilities including a linked trail system.  In 
addition, the City Official Plan Amendment establishes 
an urban form that will optimize infrastructure, 
particularly the Highway 407 Transitway and the 
proposed Transitway stations, by providing for 
development with significant density along the transit 
corridor and particularly in the vicinity of the two 
proposed stations. The Region and the City have 
worked closely with the Ministry of Transportation with 
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Table 1:Growth Plan, 2017  Policy Review 
Growth Plan, 2017 Review and Analysis 

respect to transportation system planning with regard to 
the planning for the 407 Transitway. 

2. The designated 
greenfield area of each 
upper- or single tier 
municipality will be 
planned to achieve within 
the horizon of this Plan a 
minimum density target 
that is not less than 80 
residents and jobs 
combined per hectare. 
3. The minimum density 
target will be measured 
over the entire 
designated greenfield 
area of each upper- or 
single tier municipality, 
excluding the 
following:… .. 

The Ninth Line growth concept was already planned to 
exceed the new 80 residents and jobs per ha minimum 
designated greenfield area (DGA) density target as well 
as the 160 residents and jobs per ha minimum around 
the MTSAs, under the Growth Plan, 2017. Changes to 
how DGA density is measured under the revised Growth 
Plan as set out in Section 2.2.7.3 results in an increase 
to the planned density of Ninth Line, from 82 to 87 
residents and jobs per ha, which could be achieved 
within a 2031 timeframe. Over the longer-term to 2041, 
if built-out to the ultimate development scenario for Ninth 
Line, a density greater than 100 persons and jobs per 
ha over the measurable DGA lands could be achieved. 

2.2.8 Settlement Boundary Expansions 
1. Settlement area 
boundaries will be 
delineated in official 
plans. 

The Region of Peel and the City of Mississauga Official 
Plans delineate settlement boundaries. The Ninth Line 
Lands are currently outside the City’s settlement 
boundary due to an accident of history; however the 
MCR provides the basis for amendments to the 
Regional and City Official Plans to include the Ninth Line 
Lands in the settlement area boundary. 

2. A settlement  area boundary expansion may only occur through a municipal 
comprehensive review where it is demonstrated that: 
 
a) based on the minimum 
intensification and density 
targets of this Plan and a 
land needs assessment 
undertaken in accordance 
with policy 2.2.1.5, 
sufficient opportunities to 
accommodate forecasted 
growth to the horizon of 
this Plan are not available 
through intensification 
and in the designated 
greenfield area: 

As outlined in the Shaping Ninth Line Growth 
Management Analysis prepared by Hemson Consulting 
Ltd. May 16, 2017 and the Shaping Ninth Line Update 
Growth Management Analysis: Growth Plan 2017: 
 
“The Province released an updated Growth Plan, which 
came into effect on July 1, 2017 and which, among 
other matters, revised policy direction for intensification 
and density, increasing the minimum targets that upper- 
and single-tier municipalities in the Greater Golden 
Horseshoe, including the Region of Peel, are required to 
plan to achieve. Given the new Growth Plan, the Region 
has updated its growth management program, through 
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i. within the upper- or 
single-tier municipality, 
and 
ii. within the applicable 
low-tier municipality; 
b) the proposed 
expansion will make 
available sufficient lands 
not exceeding the horizon 
of this Plan, based on the 
analysis provided for in 
policy 2.2.8.2 a), while 
minimizing land 
consumption; and 
c) timing of the proposed 
expansion and the 
phasing of development 
within the designated 
greenfield area will not 
adversely affect the 
achievement of the 
minimum intensification 
and density targets of this 
Plan, as well as the other 
policies of this Plan. 

the Peel 2041 ROPA, and it became necessary to 
review some of the assumptions and analysis related to 
the greenfield expansion and preferred land use concept 
for Ninth Line. This memorandum provides the results of 
that review and addresses key revised Growth Plan 
policies and implications for Ninth Line, concluding the 
following: 

 The “Peel Growth Management Strategy 
Overview Report, an Integrated Approach to 
Managing Growth to 2041” and associated Peel 
2041 ROPA, received by Council on October 26, 
2017, plans for Ninth Line and all lands within 
Peel, on the basis of the Schedule 3 forecasts 
and associated region-wide land needs to a 2041 
horizon, planned to meet the suite of Growth 
Plan, 2017 policies and higher minimum targets 
for intensification and density. 

 Ninth Line will help the City of Mississauga to 
meet its growth forecasts under the Peel 2041 
ROPA, while also providing opportunities for 
higher density ground-oriented development2, for 
which there is limited opportunity in the City. At 
the same time, Mississauga’s intensification rate, 
will remain well above other municipalities in Peel 
and the higher minimum targets contained in the 
Growth Plan, 2017.  

 The Ninth Line growth concept was already 
planned to exceed the new 80 residents and jobs 
per ha minimum designated greenfield area 
(DGA) density target as well as the 160 residents 
and jobs per ha minimum around the MTSAs, 
under the Growth Plan, 2017. Changes to how 
DGA density is measured under the revised 
Growth Plan results in an increase to the planned 
density of Ninth Line, from 82 to 87 residents and 
jobs per ha, which could be achieved within a 
2031 timeframe. Over the longer-term to 2041, if 

                                                        

2 Higher density ground-oriented development in this case is stacked row houses, back-to-
back rows, stacked back-to-back rows and low-rise apartments; as distinct from the high density 
high-rise development in the Urban Growth Centre and other growth nodes.  
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built-out to the ultimate development scenario for 
Ninth Line, a density greater than 100 persons 
and jobs per ha over the measurable DGA lands 
could be achieved. 

 It is recommended that the City and Region 
proceed with the ROPA and local official plan 
amendments to bring the Ninth Line lands into 
the urban boundary and secondary planning 
process.” 

3. Where the need for the settlement area boundary expansion has been justified in 
accordance with policy 2.2.8.2, the feasibility of the proposed expansion will be 
determined and the most appropriate location for the proposed expansion will be 
identified based on the following: 
a) There are existing or 
planned infrastructure 
and public service 
facilities to support the 
achievement of complete 
communities; 

There is significant existing or planned infrastructure 
and public service facilities to support the achievement 
of complete communities: 
 Existing infrastructure includes Highway 407, 

Highway 401, major Regional and City arterial roads 
including Ninth Line, Derry Road, Britannia Road 
West and Eglinton Avenue, existing sewer and 
water; and, in close proximity to the east, the existing 
Derry GO Station, an existing fire station, and 
existing public service facilities such as schools and 
parks. 

 Planned infrastructure includes the 407 Transitway 
with stations at Derry Road and Britannia Road West 
which is the subject of an environmental assessment 
being carried out by the Ministry of Transportation. 
The City is also planning the construction of a major 
community park and community centre in 2019 
between Eglinton Avenue and Britannia Road West, 
as well as the extension of Argentia Road, an 
east/west Major Collector Road, to Ninth Line. 

b)the infrastructure and 
public service facilities 
needed would be 
financially viable over the 
full life cycle of these 
assets, based on 
mechanisms such as 
asset management 
planning and revenue 

Life cycle capital cost for Regional and City facilities 
were considered as part of the fiscal impact analysis.  In 
addition, an environmental assessment is being carried 
out for the 407 Transitway which will consider financial 
viability. 
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generation analyses; 
c) the proposed 
expansion would align 
with a water and 
wastewater master plan 
or equivalent which has 
been completed in 
accordance with the 
policies in subsection 
3.2.6; 

The Ninth Line Lands including the 407 Transitway area 
will be serviced with an expansion of the Peel Region 
Water Distribution & Wastewater Systems. Services will 
be integrated with the existing Master Plans for Peel 
Region’s Water and Wastewater Systems. 
Peel Region operates a municipal Lake Ontario based 
water and wastewater system that services the entirety 
of its Urban Service area.  The serviced lands within the 
Ninth Line Lands are within the Lake Ontario 
watershed.  System expansion within this area is in 
keeping with Great Lakes legislation and international / 
state-provincial agreements.   Treated wastewater 
effluent disposal is via Peel’s wastewater treatment 
plans to Lake Ontario. 
No communal systems are required for this 
area.  System expansion planning for these lands will be 
in accordance with the Provincial Policy Statement 
hierarchy of servicing, i.e. integrated municipal water 
and wastewater services are the first consideration and 
the approach that will be implemented on these 
lands.  The Region’s Water & Wastewater Master Plan 
process is a coordinated systems approach that shares 
servicing within Peel’s lower tier municipalities 
(Mississauga, Brampton & Caledon). Details on the 
connections and on the specific upgrades triggered by 
the City’s Official Plan Amendment will be provided as 
part of the technical supporting material related to the 
Ninth Land Lands. 

d) the proposed 
expansion would align 
with a stormwater master 
plan or equivalent that 
has been completed in 
accordance with the 
policies in subsection 
3.2.7; 

The Ninth Line Lands Stormwater Management (SWM) 
plan is based on a scoped subwatershed scale 
assessment of the Sixteen Mile Creek Tributary 
subwatershed which services the area.  The SWM plan 
has involved an integrated assessment of the area’s 
hydrology and hydraulics to establish criteria to protect 
on-site and off-site properties from flooding and erosion 
risks due to planned urbanization.  Furthermore, the 
SWM plan has developed strategies to meet Provincial 
objectives with respect to water quality treatment and 
thermal impact mitigation through the application of both 
end-of-pipe SWM facilities, as well as Low Impact 
Development Best Management Practices (LID BMPs) 
and Green Infrastructure (GI), consistent with City of 
Mississauga practices.  The SWM plan has also 
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considered resiliency planning needs associated with 
climate change. 

e) watershed planning or 
equivalent has 
demonstrated that the 
proposed expansion, 
including the associated 
servicing, would not 
negatively impact the 
water resource system, 
including quality and 
quantity of water; 

The hydrologic modelling of the Sixteen Mile Creek 
tributary system under current conditions as part of the 
scoped subwatershed study has set the peak flows and 
runoff volume targets for flood and erosion impact 
management.  Future land use conditions modelling, 
with proposed SWM systems in-place, has 
demonstrated that the proposed development will meet 
the targets, and in some cases, lead to reductions in 
flood and erosion risks, as compared to existing 
conditions.  In terms of water quality, the plan as 
proposed, which integrates end-of-pipe and source 
controls (LID BMPs), will meet Provincial and Municipal 
objectives. 

f) key hydrologic areas 
and Natural Heritage 
System should be 
avoided where possible; 

The Draft Provincial Natural Heritage System (NHS) 
does not include lands within the Ninth Line Lands study 
area.  Official Plans and other natural heritage plans in 
the area from the City of Mississauga, Region of Peel, 
Town of Milton or Region of Halton do not identify a 
NHS in the study area either. 
The Ninth Line Lands Official Plan Amendment and 
Subwatershed Study evaluated the natural environment 
within the study area and identified a NHS based on a 
systems approach.  The NHS provides an increase in 
the area of wetland and woodland within the study area, 
as well as a connected system that is linked to the 
watercourse and its floodplain.  The proposed NHS 
includes Fish Habitat, created wetlands, and woodlands 
and will be incorporated within the watercourse valley.   
Habitat for SAR and SCC will be created within the 
proposed NHS. 
Key hydrologic areas include significant groundwater 
recharge areas, highly vulnerable aquifers, and 
significant surface water contribution areas. The Halton 
Region Source Protection Area Assessment Report 
indicates that within the Ninth Line Lands study area 
there are no significant groundwater recharge areas or 
highly vulnerable aquifers. The study area includes the 
headwaters for the watercourse; however, the 
headwater catchment does not provide significant 
baseflow contribution for the overall surface water flow 
volumes within the watershed.  A stormwater 
management facility is located in the headwaters that 
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gathers water from Highway 401 and contributes some 
flow to the watercourse. 

g) for settlement areas 
that receive their water 
from or discharge their 
sewage to inland lake, 
rivers, or groundwater, a 
completed environmental 
assessment for new or 
expanded services has 
identified how expanded 
water and wastewater 
treatment capacity would 
be addressed in a 
manner that is fiscally 
and environmental 
sustainable; 

Not applicable 

h) prime agricultural 
areas should be avoided 
where possible. An 
agricultural impact 
assessment will be used 
to determine the location 
of the expansion based 
on avoiding, minimizing 
and mitigating the impact 
on the Agricultural 
System and evaluating 
and prioritizing alternative 
locations across the 
upper-or single-tier 
municipality in 
accordance with the 
following: 
i. expansion into specialty 
crop areas is prohibited; 
ii. reasonable alternatives 
to avoid prime agricultural 
areas are evaluated; and 
iii. where prime 
agricultural areas cannot 
be avoided, lower priority 
agricultural lands are 
used; 

The Ninth Line Lands Agricultural Impact Assessment 
was carried out and then updated to reflect the 
directions in the Growth Plan, 2017.  The Assessment 
as updated confirms that that the Ninth Line Lands does 
not include any specialty crop areas and that there are 
no reasonable alternative lands which avoid prime 
agricultural areas given the location within the City of 
Mississauga. 
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i)the settlement area to 
be expanded is in 
compliance with the 
minimum distance 
separation formulae;  

The Agricultural Impact Assessment update concludes 
that the development of the Ninth Line Lands is in 
compliance with the updated minimum distance 
separation formulae.   In particular, the updated 
Agricultural Impact Assessment concluded that only one 
revised mds arc was required for one livestock barn and 
the arc did not encroach on the Ninth Line Lands. 

j) any adverse impacts on 
agricultural operations 
and on the agri-food 
network from expanding 
settlement areas would 
be avoided or, if 
avoidance is not possible, 
minimized and mitigated 
as determined through an 
agricultural impact 
assessment; 

The Agricultural Impact Assessment indicates that the 
presence of Highway 407 along the west boundary of 
the Ninth Line Lands provides an existing buffer 
between any future urban uses on the Ninth Line Lands 
and the adjacent agricultural areas to the west and north 
mitigating any adverse impacts.  The Assessment also 
identifies a number of other mitigation approaches such 
as addressing the effects of stormwater runoff on 
adjacent agricultural properties.  

k) the policies of Sections 
2 (Wise Use and 
Management of 
Resources) and 3 
(Protecting Public Health 
and Safety) of the PPS 
are applied; 

As per the direction in the PPS (2014) (ref. Section 2.2 
Water), the assessment of cumulative impacts of the 
proposed Ninth Line Lands development has been 
conducted at the Subwatershed Scale.  The Sixteen 
Mile Creek Tributary, which is the receiver of drainage 
from the Ninth Line Lands, crosses from the City of 
Mississauga to the Town of Milton, west of 
Highway 407.  The analysis conducted for the 
stormwater/drainage assessment has indicated no 
negative impacts related to flooding, erosion or water 
quality with the proposed development and 
management system in-place.  The assessment has 
incorporated a multi-disciplinary approach with due 
consideration of the hydrology, hydraulics of surface 
water, groundwater regime, stream network and natural 
heritage system.   
In terms of drinking water, the area is currently fully 
serviced by Lake-based water, hence no areas within 
the Ninth Line Lands are considered to be designated 
vulnerable areas, nor have any sensitive surface water 
or groundwater features (including their hydrologic 
functions) been identified. 
The surface water / groundwater (end-of-pipe) and 
innovative (e.g. LID BMPs, lot-level) control is in 
accordance with current Provincial and Municipal 
practices and guidance. 
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Proposed development setbacks from the regulated 
features (watercourses and wetlands) are as per 
Conservation Halton requirements. 
 
The proposed NHS was developed based on an 
ecosystem approach to provide a more diverse and 
connected system that will be protected for the long 
term, and that is integrated with the watercourse in the 
Ninth Line Lands.  This system will provide protection for 
natural features by applying buffers and setbacks to 
adjacent development and transportation land uses.  
The NHS provides opportunities to create, re-create, 
and enhance wetlands, woodlands, and meadows that 
have higher ecological benefit than the existing 
fragmented and degraded features.  The NHS is 
setback from the development and transportation areas 
proposed for the Ninth Line Lands and will ensure that 
disturbance to the natural features within it does not 
occur in the future. 
 

l) the proposed expansion 
would meet any 
applicable requirements 
of the Greenbelt, Oak 
Ridges Moraine 
Conservation, Niagara 
Escarpment, and Lake 
Simcoe Protection Plans 
and any applicable 
source protection plan; 
and 

The Greenbelt, Oak Ridges Moraine Conservation, 
Niagara Escarpment, and Lake Simcoe Protection Plans 
are not applicable to the Ninth Line Lands.   
 
The Halton Region Source Protection Area Assessment 
Report indicates that within the Ninth Line Lands study 
area there are no significant groundwater recharge 
areas or highly vulnerable aquifers. 

m) within the Protected 
Countryside in the 
Greenbelt Area:… .. 

Not applicable 
 
 
 

3. Infrastructure to Support Growth  
3.2.1 Integrated Planning 
1. Integrated planning, 
land use planning, and 
infrastructure investment 
will be co-ordinated to 
implement this Plan. 
 
2.  Planning for new or 

The Region of Peel and the City of Mississauga have 
together conducted an integrated, comprehensive 
planning process for the Ninth Line Lands including a 
fiscal impact analysis and other supporting technical 
studies including scoped subwatershed planning, as 
well planning for land use, infrastructure and public 
service facilities including water and wastewater 
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expanded infrastructure 
will occur in an integrated 
manner, including 
evaluations of long-range 
scenario-based land use 
planning and financial 
planning, and will be 
supported by 
infrastructure master 
plans, asset management 
plans, community energy 
plans, watershed 
planning, environmental 
assessments, and other 
relevant studies where 
appropriate, and should 
involve: 
a) leveraging 
infrastructure investment 
to direct growth and 
development in 
accordance with the 
policies and schedules of 
this Plan, including the 
achievement of minimum 
intensification and density 
targets in this Plan;… . 
c) identifying full life cycle 
costs of infrastructure and 
developing options to pay 
for these costs over the 
long-term; and 
d) considering the 
impacts of a changing 
climate. 
 
3… .. Priority will be given 
to infrastructure 
investments made by the 
Province that support the 
policies and schedules of 
this Plan. 
 
4. Municipalities will 

services and transportation, and community services 
(e.g. parks, community centre). Life cycle capital costs 
were considered as part of the fiscal impact analysis. In 
addition, the Region and the City have worked closely 
with the Ministry of Transportation with respect to 
transportation system planning with regard to the 
planning for the 407 Transitway. 
 
The detailed land use plan for the area establishes an 
urban form that will optimize infrastructure, particularly 
the Highway 407 Transitway and the proposed 
Transitway stations being implemented by the Province, 
by providing for development with significant density 
along the transit corridor and particularly in the vicinity of 
the two proposed stations.  In addition, as reflected in 
the proposed amendment to the City’s Official Plan, 
direction is provided for a compact urban form which will 
achieve the achievement of minimum intensification and 
density targets in the Growth Plan.  At the same time, 
the plan supports the environmental and conservation 
objectives of the Growth Plan by ensuring the protection 
of an extensive linked natural heritage system, as well 
as the protection of hazard lands as demonstrated in the 
proposed City Official Plan Amendment  
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assess infrastructure 
risks and vulnerabilities, 
including those caused by 
impacts of a changing 
climate, and identify 
actions and investments 
to address these 
challenges, which could 
be identified as part of 
municipal asset 
management planning. 
 
5. The Province will work 
with public sector 
partners, including 
Metrolinx, to identify 
strategic infrastructure 
needs to support the 
implementation of this 
plan through multi-year 
infrastructure planning for 
the transportation system 
and public service 
facilities. 
3.2.2 Transportation 
1. Transportation system 
planning, land use 
planning, and 
transportation investment 
will be co-ordinated to 
implement this Plan. 

The Region of Peel and the City of Mississauga have 
together conducted an integrated, comprehensive 
planning process for the Ninth Line Lands.  In addition, 
the Region and the City have worked closely with the 
Ministry of Transportation with respect to transportation 
system planning with regard to the planning for the 407 
Transitway.  

2. The transportation 
system within the GGH 
will be planned and 
managed to: 
a) provide connectivity 
among transportation 
modes for moving people 
and moving goods; 
b)offer a balance of 
transportation choices 
that reduces reliance 
upon the automobile and 

The transportation system within the Ninth Line Lands 
has been carefully planned by the Region and the City, 
working with the Ministry of Transportation, to  provide 
connectivity between modes and to offer a balance of 
transportation choices particularly transit and active 
transportation. 
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promotes transit and 
active transportation; 
c) be sustainable and 
reduce greenhouse gas 
emissions by 
encouraging the most 
financially and 
environmentally 
appropriate  mode of trip-
making … . 
d) offer multi-modal 
access to jobs, housing, 
schools, cultural, and 
recreational opportunities, 
and goods and services; 
… .. 
f) provide for the safety of 
system users. 
3. In the design, 
refurbishment, or 
reconstruction of the 
existing and planned 
street network, a 
complete streets 
approach will be 
adopted… . 

The Region and City have planned the street network in 
the Ninth Line Lands to reflect a complete streets 
approach. 

4. Municipalities will 
develop and implement 
transportation demand 
management policies in 
official plans or other 
planning documents or 
programs… . 

The Regional and City Official Plans and the City’s 
Official Plan Amendment for the Ninth Line Lands 
establish transportation demand management policies 
for this area. 

3.2.3 Moving People 
1. Public transit will be 
the first priority for 
transportation 
infrastructure planning 
and major transportation 
investments. 

The Region and the City have worked closely with the 
Ministry of Transportation with respect to transportation 
system planning with regard to the planning for the 407 
Transitway which is a priority for the development of the 
Ninth Line Lands. 

2. All decisions on transit 
planning and investment 
will be made according to 
the following criteria: 

The Region and the City have planned the Ninth Line 
Lands to achieve transit-supportive densities and 
provide a mix of residential, office, institutional, and 
commercial development.  The City’s Official Plan 
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… .d) expanding transit 
service to areas that have 
achieved, or will be 
planned to achieve, 
transit-supportive 
densities and provide a 
mix of residential, office, 
institutional, and 
commercial development, 
wherever possible; 
e) facilitating improved 
linkages between and 
within municipalities from 
nearby neighbourhoods 
to urban growth centres, 
major transit station 
areas, and other strategic 
growth areas; 
f) increasing the modal 
share of transit; and 
g) contributing towards 
provincial greenhouse 
gas emissions reduction 
targets. 

Amendment for the Ninth Line Lands is also designed to 
facilitate linkages between nearby neighbourhoods to 
the east and the proposed Transitway stations.  The 
development of the Ninth Line Lands will increase the 
modal share of transit; and contribute towards provincial 
greenhouse gas emissions reduction targets. 
 

4. Municipalities will 
ensure that active 
transportation networks 
are comprehensive and 
integrated into 
transportation planning… . 

The planning for the Ninth Line Lands has established 
active transportation networks including a linked trail 
system that are a fundamental component of the 
transportation system. 

3.2.5 Infrastructure Corridors 
2. The planning, location, 
and design of planned 
corridors and the land 
use designations along 
these corridors will 
support the policies of 
this Plan; in particular that 
development is directed 
to settlement areas. 

The Region and the City have worked closely with the 
Ministry of Transportation with respect to the planning 
for the 407 Transitway and the related land use 
designations.  

3.2.6 Water and Wastewater Systems 
1. Municipalities should 
generate sufficient 
revenue to recover the 

The cost of infrastructure has been assessed through a 
fiscal impact analysis. 
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full cost of providing and 
maintaining municipal 
water and wastewater 
systems. 
2. Municipal water and 
wastewater 
systems… .will be 
planned, designed, 
constructed, or expanded 
in accordance with the 
following:… . 
b) the system will serve 
growth in a manner that 
supports the achievement 
of the minimum 
intensification and density 
targets in this Plan; 
c) a comprehensive water 
or wastewater master 
plan or equivalent, 
informed by watershed 
planning has been 
prepared… . 
e) plans have been 
considered in the context 
of applicable … . 
Agreements or provincial 
legislation or strategies. 

The Ninth Line / 407 Transit way area will be serviced 
with an expansion of the Peel Region Water Distribution 
& Wastewater Systems into the subject lands. 
Services will be integrated with the existing Master 
Plans for Peel Region’s Water and Wastewater 
Systems. 
Peel Region operates a municipal Lake Ontario based 
water and wastewater system that services the entirety 
of its Urban Service area.  The serviced lands within the 
Ninth Line Lands are within the Lake Ontario 
watershed.  System expansion within this area is in 
keeping with Great Lakes legislation and international / 
state-provincial agreements.   Treated wastewater 
effluent disposal is via Peel’s wastewater treatment 
plans to Lake Ontario. 
No communal systems are required for this 
area.  System expansion planning for these lands will be 
in accordance with the Provincial Policy Statement 
hierarchy of servicing, i.e. integrated municipal water 
and wastewater services are the first consideration and 
the approach that will be implemented on these 
lands.  The Region’s Water & Wastewater Master Plan 
process is a coordinated systems approach that shares 
servicing within Peel’s lower tier municipalities 
(Mississauga, Brampton & Caledon). 

3.2.7 Stormwater Management 
2. Proposals for large- 
scale development  
proceeding by way of a 
secondary plan… .will be 
supported by a 
stormwater management 
plan or equivalent, that: 
a) is informed by a 
subwatershed plan or 
equivalent; 
b) incorporates an 
integrated treatment 
approach to minimize 
stormwater flows and 

The Ninth Line Lands Stormwater Management (SWM) 
plan is based on a scoped subwatershed scale 
assessment of the Sixteen Mile Creek Tributary 
subwatershed which services the area.  The SWM plan 
has involved an integrated assessment of the area’s 
hydrology and hydraulics to establish criteria to protect 
on-site and off-site properties from flooding and erosion 
risks due to planned urbanization.  Furthermore, the 
SWM plan has developed strategies to meet Provincial 
objectives with respect to water quality treatment and 
thermal impact mitigation through the application of both 
end-of-pipe SWM facilities, as well as Low Impact 
Development Best Management Practices (LID BMPs) 
and Green Infrastructure (GI), consistent with City of 
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reliance on stormwater 
ponds, which includes 
appropriate low impact 
development and green 
infrastructrure; 
c) establishes planning, 
design, and construction 
practices to minimize 
vegetation removal, 
grading and soil 
compaction, sediment 
erosion, and impervious 
surfaces; and 
d) aligns with the 
stormwater master plan 
for the settlement area, 
where applicable. 

Mississauga practices.  The SWM plan has also 
considered resiliency planning needs associated with 
climate change. 

3.2.8 Public Service Facilities 
1. Planning for public 
service facilities, land use 
planning and investment 
in public service facilities 
will be co-ordinated to 
implement this Plan.  
5. Municipalities will 
collaborate and consult 
with service planning, 
funding, and delivery 
sectors to facilitate the 
co-ordination and 
planning of community 
hubs and other public 
service facilities. 

The Region of Peel and the City of Mississauga have 
together conducted an integrated, comprehensive 
planning process for the Ninth Line Lands.  This has 
included consideration of public service facility 
requirements in consultation with Regional and City 
departments and other public agencies. 

2. Public service facilities 
and public services 
should be co-located in 
community hubs and 
integrated to promote 
cost-effectiveness. 
6. New public service 
facilities, including 
hospitals and schools, 
should be located in 
settlement areas and 

The City’s Official Plan Amendment provides 
opportunities for the co-location of public services easily 
accessible by active transportation and transit, in 
particular a community centre is proposed in the 
southern portion of the Ninth Line Lands. 
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preference should be 
given to sites that are 
easily accessible by 
active transportation and 
transit, where that service 
is available. 
4.  Protecting What is Valuable    
4.2.1 Water Resource Systems 
3. Decisions on allocation 
of growth and planning 
for water, wastewater, 
and stormwater 
infrastructure will be 
informed by applicable 
watershed planning.  
Planning for designated 
greenfield areas will be 
informed by a 
subwatershed plan or 
equivalent. 

Planning for the Ninth Line Lands has been based on a 
scoped subwatershed scale assessment of the Sixteen 
Mile Tributary subwatershed which services the area. 

4.2.2 Natural Heritage System, 4.2.3 Key Hydrologic Features, Key Hydrologic 
Areas and Key Natural Heritage Features, 4.2.4 Lands Adjacent to Key 
Hydrologic Features and Key Natural Heritage Features 
1.  The Province will map 
a Natural Heritage 
System for the GGH to 
support a comprehensive, 
integrated, and long-term 
approach to planning for 
the protection of the 
region’s natural heritage 
and biodiversity.  The 
Natural Heritage System 
mapping will exclude 
lands within settlement 
areas boundaries that 
were approved and in 
effect as of July 1, 2017. 

The Draft Provincial Natural Heritage System (NHS) 
does not include lands within the Ninth Line Lands and, 
also given the intent that the lands will be included in the 
settlement area, the policies in Sections 4.2.2.1 – 5, 
4.2.2.7, 4.2.3, and 4.2.4 are not applicable.   

6. Beyond the Natural 
Heritage System, 
including within 
settlement areas, the 
municipality: 
a) will continue to protect 

Official Plans and other natural heritage plans in the 
area from the City of Mississauga, Region of Peel, Town 
of Milton or Region of Halton do not identify a NHS in 
the study area either. However, the Ninth Line Lands 
Official Plan Amendment and Subwatershed Study 
evaluated the natural environment within the study area 
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Table 1:Growth Plan, 2017  Policy Review 
Growth Plan, 2017 Review and Analysis 
other natural heritage 
features in a manner that 
is consistent with the 
PPS; and 
b) may continue to 
protect any other natural 
heritage system or 
identify new systems in a 
manner consistent with 
the PPS. 
 
 

and identified a NHS based on a systems approach as 
discussed above.  The NHS will be protected in 
accordance with PPS, and the policies of the Region of 
Peel and City of Mississauga Official Plans, as well as 
the City’s Official Plan Amendment for the Ninth Line 
Lands. 
 

4.2.5 Public Open Space 
1. Municipalities, 
conservation authorities, 
non-governmental 
organizations, and other 
interested parties are 
encouraged to develop a 
system of publicly-
accessible parkland, 
open space, and trails, 
including in shoreline 
areas, within the GGH 
that: 
a) clearly demarcates 
where public access is 
and is not permitted; 
b) is based on a co-
ordinated approach to 
trail planning and 
development; and 
c) is based on good land 
stewardship practices for 
public and private lands. 
2. Municipalities are 
encouraged to establish 
an open space system 
within settlement areas, 
which may include 
opportunities for urban 
agriculture, rooftop 
gardens, communal 
courtyards, and public 

As part of the City’s Official Plan Amendment for the 
Ninth Line Lands, in addition to the NHS and proposed 
trail system, a major community park and additional 
parkland related to a heritage building have been 
identified. The plan for the Ninth Line land addresses 
the criteria in Section 4.2.5.1. The policies also provide 
for urban agriculture, rooftop gardens, and communal 
courtyards. 
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Growth Plan, 2017 Review and Analysis 
parks. 
Section 4.2.6 Agricultural System 
1. The Province will 
identify an Agricultural 
System for the GGH. 

The Province has now approved the Agricultural System 
for the GGH.  The Agricultural System does not include 
lands within the Ninth Line Lands and, also given the 
intent that the lands will be included in the settlement 
area, the policies in Section 4.2.6 are not applicable.   

Section 4.2.7 Cultural Heritage Resources 
1. Cultural heritage 
resources will be 
conserved in order to 
foster a sense of place 
and benefit communities, 
particularly in strategic 
growth areas. 

The City has identified a number of cultural heritage 
resources in the Ninth Line Lands which will be 
protected in accordance with the City’s policies and 
protocols under the Heritage Act and the Planning Act.  

2. Municipalities will work 
with stakeholders, as well 
as First Nations and 
Metis communities, in 
developing and 
implementing official plan 
policies and strategies for 
the identification, wise 
use and management of 
cultural heritage 
resources. 

The Region and City consulted extensively with 
stakeholders through the process of preparing the 
Official Plan Amendment for the Ninth Line Lands, 
including the First Nations and Metis communities. 

3. Municipalities are 
encouraged to prepare 
archaeological 
management plans and 
municipal cultural plans 
and to consider them in 
their decision-making. 

An archaeological assessment of the Ninth Line Lands 
was carried out as part of the background analysis on 
which the Official Plan Amendment for the Ninth Line 
Lands was based.  The report, “Developable Land 
Assumptions for the Ninth Line Corridor, City of 
Mississauga, Regional Municipality of Peel: 
Archaeological Context”, was prepared by AMEC 
Environment & Infrastructure dated April 21, 2014. 
  

Section 4.2.8 Mineral Aggregate Resources 
1. Municipalities will 
develop and implement 
official plan policies and 
other strategies to 
conserve mineral 
aggregate resources… . 

The Ninth Line Lands have no identified mineral 
aggregate resources as such the policies of Section 
4.2.8 are not applicable.  

Section 4.2.9 A Culture of Conservation 
1. Municipalities will The Region and the City Official Plans and other related 
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develop and 
implement official plan 
policies and other 
strategies in support 
of the following 
conservation 
objectives: 
a) Water 

conservation… . 
b) Energy 

conservation… . 
c) Air quality 

improvement and 
protection… . 

d) Integrated waste 
management… . 

2. Municipalities should 
develop excess soil 
reuse strategies as 
part of planning for 
growth and 
development. 

3. Municipal planning 
policies and relevant 
development 
proposals will 
incorporate best 
practices for the 
management of 
excess soil generated 
and fill received during 
development and site 
alteration, including 
infrastructure 
development… . 

strategies which are applicable to the Ninth Line Lands 
provide the policies and other strategies to support the 
conservation objectives identified. 

Section 4.2.10 Climate Change 
1. Upper- and single-tier 
municipalities will develop 
policies in their official 
plans to identify actions 
that will reduce 
greenhouse gas 
emissions and address 
climate change 

The Region and the City Official Plans and other related 
strategies which are applicable to the Ninth Line Lands 
provide the policies and other strategies to address the 
reduction of greenhouse gas emissions and climate 
change adaptation goals.  
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adaptation goals, aligned 
with the Ontario Climate 
Change Strategy, 2015 
and the Climate Change 
Action Plan, 2016… . 
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HEMSON    
C o n s u l t i n g  L t d. 

 
30 St. Patrick Street, Suite 1000, Toronto, Ontario, Canada M5T 3A3 

Facsimile (416) 595-7144     Telephone (416) 593-5090 
e-mail: hemson@hemson.com 

 
 

MEMORANDUM 
 

To: Liz Howson, Macaulay Shiomi Howson 
 

From: Russell Mathew and Lara Nelson, Hemson Consulting Ltd.  

Date: February 7, 2018 

Re: Shaping Ninth Line 
Updated Growth Management Analysis: Growth Plan, 2017 

 
 
 
Hemson Consulting Ltd. was retained to provide technical input to the Ninth Line 

Corridor Review, Shaping Ninth Line, being undertaken by a multi-disciplinary team 

jointly for the City of Mississauga and the Region of Peel, led by Macaulay Shiomi 

Howson (MSH). Analyses have been undertaken regarding developable land 

assumptions, population and employment capacity, draft and preferred growth options 

and the associated growth management policy and land budget implications of the 

greenfield expansion and growth concept. A Shaping Ninth Line, Growth 

Management Report was prepared, dated May 16th, 2017.  The Growth Management 

Report, among other matters, addressed policies and targets of the Growth Plan for 

the Greater Golden Horseshoe (the Growth Plan), 2006 (as amended in 2013), 

particularly as relates to meeting minimum expectations for intensification and density 

and expansion of settlement areas.  

 

The Province released an updated Growth Plan, which came into effect on July 1, 

2017 and which, among other matters, revised policy direction for intensification and 

density, increasing the minimum targets that upper- and single-tier municipalities in 

the Greater Golden Horseshoe, including the Region of Peel, are required to plan to 

achieve. Given the new Growth Plan, the Region has updated its growth management 

program, through the Peel 2041 ROPA, and it became necessary to review some of the 
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assumptions and analysis related to the greenfield expansion and preferred land use 

concept for Ninth Line. This memorandum provides the results of that review and 

addresses key revised Growth Plan policies and implications for Ninth Line, 

concluding the following: 

 

 The “Peel Growth Management Strategy Overview Report, an Integrated 
Approach to Managing Growth to 2041” and associated Peel 2041 ROPA, 
received by Council on October 26, 2017, plans for Ninth Line and all lands 
within Peel, on the basis of the Schedule 3 forecasts and associated region-wide 
land needs to a 2041 horizon, planned to meet the suite of Growth Plan, 2017 
policies and higher minimum targets for intensification and density. 

 Ninth Line will help the City of Mississauga to meet its growth forecasts under 
the Peel 2041 ROPA, while also providing opportunities for higher density 
ground-oriented development1, for which there is limited opportunity in the 
City. At the same time, Mississauga’s intensification rate, will remain well 
above other municipalities in Peel and the higher minimum targets contained 
in the Growth Plan, 2017.  

 The Ninth Line growth concept was already planned to exceed the new 80 
residents and jobs per ha minimum designated greenfield area (DGA) density 
target as well as the 160 residents and jobs per ha minimum around the 
MTSAs, under the Growth Plan, 2017. Changes to how DGA density is 
measured under the revised Growth Plan results in an increase to the planned 
density of Ninth Line, from 82 to 87 residents and jobs per ha, which could be 
achieved within a 2031 timeframe. Over the longer-term to 2041, if built-out 
to the ultimate development scenario for Ninth Line, a density greater than 
100 persons and jobs per ha over the measurable DGA lands could be achieved. 

 It is recommended that the City and Region proceed with the ROPA and local 
official plan amendments to bring the Ninth Line lands into the urban 
boundary and secondary planning process.  

                                                 
 
 
 

1 Higher density ground-oriented development in this case is stacked row houses, back-to-
back rows, stacked back-to-back rows and low-rise apartments; as distinct from the high density 
high-rise development in the Urban Growth Centre and other growth nodes.  
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1. Ninth Line Preferred Growth Concept 

The Shaping Ninth Line planning process resulted in the development of a preferred 

land use and growth concept for Ninth Line, which: 

 

 would accommodate approximately 3,500 housing units, 8,500 residents and 
510 job; 

 provides for medium and high density residential areas, comprising row houses 
and apartments; 

 includes mixed use areas with residential and commercial employment 
opportunities; 

 provides for higher order transit; 

 plans for an overall minimum density target of 82 residents and jobs per gross 
ha; 

 plans for a minimum density target of 160 residents and jobs per ha around 
transit station areas;  

 provides for well-located business employment lands in proximity to 400-series 
highways; and, 

 protects natural heritage and flood plain features. 
 

The associated growth management analysis concluded that: 
 

 Development of the Ninth Line lands would give Mississauga a better prospect 
of meeting its growth targets to 2031 with a land use concept that included an 
appropriate density and mix of housing to support Provincial, Regional and 
City policies seeking denser and more intensified development.  
 

 Higher density ground-oriented units, such as row houses and stacked row 
houses, of which there is very limited available land supply in Mississauga, 
particularly in a greenfield setting, would help meet demand for those 
households not seeking the high-rise apartment forms which now dominatethe 
Mississauga market.  

 

 ROPA 24, which implemented Peel growth management matters and Growth 
Plan conformity, anticipated that there would be urban boundary expansions 
as part of planning for growth within the period to 2031; and while most of this 
was for greenfield ground-related housing and employment land development 
in Caledon, Ninth Line in Mississauga equally qualified. 
 

 The planned density of 82 persons and jobs per ha would affect a very small 
increase in the overall planned greenfield density in Peel at 50 persons and jobs 
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per ha; however while this is higher density development typically associated 
with intensification, it is outside of the built-up area, as defined by the Growth 
Plan. Because of this, Mississauga’s intensification rate for the 2016 to 2031 
period planned at 97% without Ninth Line became 86% with the addition of 
Ninth Line. Similarly, the Region’s intensification rate for the same period, 
planned at 48%, became 44% with the inclusion of Ninth Line as planned in 
the preferred growth concept. This rate is still well above the 40% minimum 
intensification target, under the Growth Plan policies that were in effect at the 
time the growth concept and growth management analysis for Ninth Line were 
prepared.  
 

2. Growth Plan, 2017 

The growth management analysis underpinning the Shaping Ninth Line process and 

the development of the preferred growth concept was undertaken within the 

provincial and Peel regional policy framework for managing growth, originally planned 

for within the context of ROPA 24, which was to bring the Region’s growth 

management policies and targets into conformity with the Growth Plan, 2006. The 

development of the preferred growth concept was undertaken cognizant of the, then 

draft, Growth Plan, 2017, and the lands were planned to meet or exceed the minimum 

expectations for density and intensification in effect at the time. 

 

The Growth Plan, 2017 revised Provincial growth management expectations, such 

that: 

 The intensification target for upper- and single-tier municipalities was 
increased from a minimum of 40% of residential development occurring 
annually within the built-up area; to a minimum 50% occurring within 
delineated built-up areas, from the time of the next municipal comprehensive 
review (MCR); and, to 60% by 2031 and each year thereafter.  

 The minimum density targets for designated greenfield areas (DGA) were also 
increased. For upper- and single-tier municipalities in the GTAH, the 
minimum 50 residents and jobs per ha measured across the entire DGA was 
revised to a minimum 60 residents and jobs per ha from the time of the next 
MCR; and, a minimum 80 residents and jobs per ha within the horizon of the 
Growth Plan, now 2041. The direction for how DGA density is measured was 
also revised, with employment areas and jobs on employment area lands no 
longer being included in the density calculations.  
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 The Growth Plan, 2017 also provides more explicit direction for density 
around major transit station areas (MTSA), requiring that those serviced by 
light rail transit or bus rapid transit be planned to achieve a minimum density 
of 160 residents and jobs per ha.  

 Since the forecasts contained in Schedule 3 – that all upper- and single-tier 
municipalities must use as a basis for planning – were extended from 2031 to 
2041 through Amendment 2 to the Growth Plan, the planning horizon for 
determining land needs has now also been updated under the Growth Plan, 
2017.  The updated Schedule 3 forecasts for Peel anticipate 130,000 more 
residents at 2031 than was planned for under ROPA 24; to 2041, the Region 
is now planning for a population 1,970,000 residents.  

 The planning period for land needs has also been revised from twenty years, to 
the horizon of the Growth Plan, currently 2041. Land needs assessments are 
now also to be undertaken based on a standardized land needs assessment 
methodology which the Province has currently released in draft.   

3. Implications for Peel Region and Ninth Line  

Given the Provincial policies now in effect, the Region of Peel has updated its growth 

management planning work to address the Growth Plan, 2017, including allocating 

the 2041 Schedule 3 forecasts to local municipalities in Peel and updating the 

associated land budget. The “Peel Growth Management Strategy Overview Report, an 

Integrated Approach to Managing Growth to 2041” and associated Peel 2041 ROPA 

was received by Peel Regional Council on October 26, 2017. The ROPA establishes 

growth forecasts and targets for density and intensification that meet the minimum 

requirements by planning period under the Growth Plan, 2017 as described above, and 

includes the Ninth Line DGA lands, as planned under the preferred growth concept 

through the Shaping Ninth Line process.  

 The location and relative amounts of housing being planned for throughout 
the entirety of Peel has been updated through the new land budget to 2041. 
The 48% intensification target under ROPA 24 has been increased, to the 
effect that 50% of residential growth is planned within the built-up area at 
2031; increasing again to 60% from 2031 onward. The residential units on 
Ninth Line lands figure into these targets.  

 There is a change with respect to the overall density of planned development 
for Ninth Line as a result of updated policy direction for how density is 
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measured on designated greenfield areas under the Growth Plan, 2017. That 
is, DGA density calculations now exclude employment areas and associated 
jobs.  The Ninth Line growth concept includes 11 ha of employment area 
lands, with an estimated potential of approximately 430 employment area jobs. 
Removing these lands and jobs from the density calculation has the effect of 
increasing the density of the remaining developable Ninth Line lands from 82 
residents and jobs per ha; to 87 residents and jobs per ha. This could be even 
greater if the lands build out to the ultimate scenario over the longer term. At 
the Peel regional level, the effect of the Ninth Line lands on DGA density is 
negligible, however it is noted that the planned level of density for Ninth Line 
significantly exceeds Growth Plan minimums, both in the prior Growth Plan 
and the higher targets under the Growth Plan, 2017.  

 There is no change to the density around MTSAs in the Ninth Line plan area, 
which were planned to meet the 160 residents and jobs, in the then draft 
Growth Plan, 2017.  

 In terms of the overall role of Ninth Line in the land budget for Peel, the Ninth 
Line lands have been planned to support Mississauga’s forecasts and fit within 
the updated Regional land budget to 2041 under the draft growth management 
ROPA.  

 At such time of the next Regional MCR, Peel will need to undertake a region-
wide land needs assessment, consistent with the Provincial land needs 
assessment methodology, presently released in a draft format for consultation.  
It is most likely that the application of the Provincial land needs assessment (if 
the final version does not change substantially from the current draft release), 
on a region-wide basis to 2041, will result in the need for additional greenfield 
designations well in excess of those proposed for Ninth Line. Ninth Line, as 
planned, does not undermine the Region’s ability to meet the minimum targets 
for intensification and density under the Growth Plan, 2017, which will 
ultimately be the targets applied when updating the land budget through the 
Provincial land needs assessment.  
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4. Conclusions and Recommendations  

The growth concept developed through the Shaping Ninth Line process was prepared 

such to be in conformity with the range of applicable Provincial, Regional and City 

plans and policies in effect and anticipated.  

 Ninth Line as planned, will help the City of Mississauga to meet its growth 
forecasts to 2041 as planned under the Peel 2041 ROPA while also providing 
for higher density ground-oriented development, for which there is limited 
opportunity in the City. At the same time, the City’s intensification rate, will 
remain well above other municipalities in Peel and the higher minimum targets 
contained in the Growth Plan, 2017.  

 Cognizant of the then forthcoming Growth Plan, 2017, the Ninth Line growth 
concept was already planned to exceed the new 80 residents and jobs per ha 
minimum DGA density target as well as the 160 residents and jobs per ha 
minimum around the MTSAs.  

 At such time of the next Regional MCR, the Region will need to re-assess and 
plan for Ninth Line and all lands within Peel based on the Province’s standard 
land needs assessment methodology, which has yet to be finalized. 

 In the meantime, it is recommended that the Region and City carry on with 
the implementation of the Peel 2041 ROPA and local official plan 
amendments to bring the Ninth Line lands into the urban boundary and 
secondary planning process.  
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DBH Soil Services Inc.                                          217 Highgate Court, Kitchener Ontario N2N 3N9 
               Phone:  (519) 578-9226          Fax:   (519) 578-5039 

 

 
1 

File:2018/07/Ninth Line Lands  - ag facility number 10 

 
 

Via email 
 
Mr. Adrian Smith 
Manager of Policy Development 
Integrated Planning 
Corporate Services Department 
Region of Peel 
10 Peel Centre Drive 
Suite A & B 
Brampton, ON 
L6T 4B9 

 
February 26, 2018 

 
Mr. Smith: 
 

Re: Ninth Line Lands  
City of Mississauga 
Region of Peel 
 
Minimum Distance Separation (MDS 1) Update – Agricultural Facility Number 10 
 

Further to your review and comments provided to Ms. Howson (MSH Plan), DBH Soil Services Inc. provides the 
following comments  for the Minimum Distance Separation (MDS 1) calculation for Agricultural Facility Number 10 
(as was identified in the AMEC Foster Wheeler – Ninth Line Lands Agricultural Impact Assessment Final Report 
(August 2016) and subsequently in the DBH Soil Services letter report dated February 12, 2018.   
 
The AMEC Foster Wheeler – Ninth Line Lands Agricultural Impact Assessment Final Report (August 2016) provided 
Minimum Distance Separation (MDS 1) calculations as based on the OMAFRA statement (Minimum Distance 
Separation I (MDS I), Ontario Ministry of Agriculture, Food and Rural Affairs Publication 707, October 2006 (MDS) 
Formulae).  A total of 14 agricultural facilities were identified that were capable of housing livestock and were 
located within 2000 m of the Subject Lands (as per General Guideline 6, ‘For Type A applications apply MDS I for 
livestock facilities within a 1000 metre radius’, and for Type B applications apply MDS 1 for livestock facilities within 
a 2000 metre radius).  As per General Guideline 36, Type B land uses include applications to rezone or redesignate 
agricultural lands for residential, institutional, recreational use – high intensity, commercial or settlement area 
purposes.  Type B land uses are typically characterized by uses that have a higher density of human occupancy, 
habitation or activity. 
 
The AMEC study identified the livestock facilities and provided detail as to the type of livestock, the numbers of 
livestock and the maximum tillable ha for each facility.  The MDS 1 calculations (and respective mapping) illustrated 
that the Subject Lands were not impacted by the MDS 1 arc from any of the livestock facilities. 
 
Shortly after the AMEC study was completed, a newer version of the MDS Guidelines was presented by the 
Ontario Ministry of Agriculture, Food and Rural Affairs (OMAFRA) in 2016 in a document titled “The Minimum 
Distance Separation (MDS) Document: Formulae and Guidelines for Livestock Facility and Anaerobic Digester Odour 
Setbacks (Publication 853, Ontario Ministry of Agriculture, Food and Rural Affairs.  2016).” 
 
DBH Soil Services was retained to complete an update of the AMEC MDS information to the newer OMAFRA 
Guidelines.  The updated assessment of MDS 1 was completed through a review of the AMEC study and the use of 
the information provided within the appendix of that study.  Detailed information regarding specific livestock 
facilities including, address, location, type of livestock, size of property (tillable ha) and numbers of livestock were 
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File:2018/07/Ninth Line Lands  - ag facility number 10 

 
 

listed for each livestock facility.  It was noted that the data sheet for livestock facility number 10 was not included in 
the AMEC report.  As such, the MDS 1 calculation for that livestock facility could not be completed.  It should also 
be noted that no additional interviews were completed as part of this updated MDS study.  Therefore, the DBH Soil 
Services Inc. updated MDS study did not provide any revised MDS 1 calculations for the agricultural facility number 
10.  As per your request to provide an MDS 1 calculation for the agricultural facility number 10 as based on MDS 1 
Guideline # 20, I provide the following. 
 
MDS 1 Guideline # 20 states: 
 “Design capacity for an MDS I calculation shall 

include all unoccupied livestock barns on a lot in 
accordance with this Implementation Guideline. 
First and foremost, the number of livestock or the 
area of livestock housing of unoccupied livestock 
barns should be based on information supplied 
by the farm operator(s) and/or owner(s). Only 
after concerted, documented effort has been 
made to obtain information from the farm 
operator(s) and/or owner(s), but obtaining 
information was not possible, then the following 
default Factors apply for unoccupied livestock 
barns: 

• Factor A = 1.0 
• Factor B is based on 1 Nutrient Unit/ 

20 m2 of area of livestock housing (NOTE: Assume the barn is only one-story 
high if using aerial photography.) 

• Factor D = 0.7 
 
However, an MDS I setback is not required when: 

• the building has been deemed by a 
municipal building official, with input 
from a professional engineer or a consultant 
knowledgeable about livestock facilities 
where appropriate, as no longer being 
structurally sound or reasonably capable 
of housing livestock; or 
• the portion of the lot on which the 
unoccupied livestock barn is located is 
zoned such that the building shall not be 
used for housing livestock; or 
• the floor area of the unoccupied livestock 
barn is <100 m2.” 

 

A review of Google Earth, Birds Eye and the Region of Peel online imagery was used in the assessment.  Figure 1 
represents agricultural facility number 10 (Google Earth Image).  As evidenced in this figure agricultural facility 
number 10 appears to be a bank barn with an intact roof (with approximate dimensions of 19m x18m (342 m2).  
Immediately adjacent to the barn is an open topped silo.  There appear to be no livestock, no manure storage, no 
livestock yard or pens.  The vegetation immediately adjacent to the barn appears to be growing well, suggesting that 
there are no livestock in the facility and that there is no use of the barn.   
 
As per Guideline #20 a Factor A = 1.0, Factor B = 228.4 (as based on design capacity of 34.2 NU (Table 2. Factor 
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B (Nutrient Units Factor, MDS 2016))), Factor D of 0.7 and the encroachment factor (Factor E) of 2.2.  The 
calculated MDS 1 arc is 352 m, as the minimum distance from both the closest part of the barn and the manure 
storage. 
 
Figure 1 – Google Earth Image of Agricultural Facility #10 

 
 
All MDS 1 calculations were completed with the AgriSuite – Ontario Agricultural Planning Tools Suite Version 
3.4.0.18. 
 
Table 1 presents the livestock type associated with each agricultural facility and the calculated MDS 1 values (in 
metres) for each agricultural facility. 
 
MDS (2016) calculation sheets (complete with MDS 1 values) are provided in Appendix A. 
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1:60,000

Figure 2

Minimum Distance Separation
(MDS 1 Calculations)

February 2018

DBH Soil Services Inc

2018/06/Figure 2 - MDS v2

Legend

!( Agricultural Facility

! ! Electric Transmission Line (MNR)

Railway (MNR)

Roads (MNR)

1.5 km Buffer Zone

Municipal Boundary

Subject Lands

Source:  Land Information Ontario (LIO) Data Layers (January 2017)

City of
Mississauga

(Region of Peel)
Town of 
Milton

(Region of Halton)

Minimum Distance Separation
(MDS I Calculated Arc)

9
Agricultural Facility Number

Agricultural Facility Livestock Type MDS 1 (Barn)  
In metres 

MDS 1 (Manure Storage) 
In metres 

1 Beef, Chickens, Swine 433 433 
2 Beef 216 216 
3 Beef, Sheep 331 331 
5 Beef 331 331 
6 Horses 363 363 
7 Beef 452 452 
9 Beef 562 562 

10 Unknown 352 352 
11 Rabbits, Chickens, 

Turkeys 
222 222 

15 Beef 241 241 
16 Beef, Sheep, Chickens, 

Rabbits 
275 275 

17 Sheep 162 162 
19 Beef 237 237 
21 Sheep 243 243 
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Table 1 – Minimum Distance Separation 1 (MDS 1) 
 

Agricultural Facility Livestock Type MDS 1 (Barn)  
In metres 

MDS 1 (Manure Storage) 
In metres 

1 Beef, Chickens, Swine 433 433 
2 Beef 216 216 
3 Beef, Sheep 331 331 
5 Beef 331 331 
6 Horses 363 363 
7 Beef 452 452 
9 Beef 562 562 

10 Unknown 352 352 
11 Rabbits, Chickens, 

Turkeys 
222 222 

15 Beef 241 241 
16 Beef, Sheep, Chickens, 

Rabbits 
275 275 

17 Sheep 162 162 
19 Beef 237 237 
21 Sheep 243 243 

 
Figure 2 illustrates the approximate location of the Subject Lands, the approximate locations of agricultural facilities 
with calculated MDS 1 arcs from each of the agricultural facilities that were capable of housing livestock.  As 
illustrated on Figure 2, no MDS 1 arcs impinge on the Subject Lands.  Therefore there are no impacts to adjacent 
agricultural livestock facilities with respect to MDS 1 as a result of the potential land use designation changes within 
the Ninth Line Lands. 

 
Therefore, it has been illustrated that a recalculation of MDS 1 arcs in the newer (MDS 2016) guidelines has 
resulted in the confirmation that there are no impacts from the proposed change in land use designation on adjacent 
livestock barns/facilities.  Therefore, “the settlement area to be expanded is in compliance with the minimum 
distance separation formulae.” 
 
This is a similar conclusion as was presented in the AMEC report (August 2016).   
 
I trust this information is helpful.  Should you have any questions or concerns, please feel free to contact me at your 
earliest convenience at 519-578-9226. 
 
Sincerely 

DBH Soil Services Inc. 

 
 
Dave Hodgson, P. Ag 
President 
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1 
 

Modification Table for Mississauga Official Plan 
 

POLICY/ 
SECTION 

ISSUE RECOMMENDATIONS TO MISSISSAUGA OFFICIAL PLAN (MOP) 

*Amendment Key: Deletions are shown as strikeouts; additions are italicized and underlined. 

Chapter 5: Direct Growth 

5.6 Designated 
Greenfield Area 

Currently this section only 
recognizes lands in Churchill 
Meadows Neighbourhood 
Character Area. The Ninth 
Line Lands are also 
“Designated Greenfield Area” 
and should be recognized in 
this section 

That Section 5.6. Designated Greenfield Area, first paragraph be 
amended as follows: 

There are lands in the Churchill Meadows Neighbourhood Character 
Area and in the Ninth Line Neighbourhood Character Area that are 
identified as a designated greenfield area pursuant to the Growth Plan 
for the Greater Golden Horseshoe 

Chapter 8: Create a Multi-Modal City

Table 8-4: Road 
Classification - 
Arterials 

The expansion of the 
Mississauga Official Plan 
planning area to include the 
Ninth Line lands has resulted 
in the identified Arterial Road 
classification limits to be 
expanded west from Ninth 
Line to Highway 407 
 
 
 
 

That Table 8-1: Road Classification- Arterial be amended as follows: 

Street From To Jurisdiction R-O-W 
 

Britannia Rd. 

W. 

Ninth Line 

Highway 407 
 

Erin Mill Pkwy. Peel 36 m 

Derry Rd. W. Ninth Line 

Highway 407 

 

Danton 

Promenade 
Peel 36 m

Eglinton Ave.  Ninth Line 

Highway 407 

 

Winston 

Churchill Blvd. 

W. 

Mississauga 30 m 
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POLICY/ 
SECTION 

ISSUE RECOMMENDATIONS TO MISSISSAUGA OFFICIAL PLAN (MOP) 

*Amendment Key: Deletions are shown as strikeouts; additions are italicized and underlined. 

Chapter 8: Create a Multi-Modal City 

Table 8-2: Road 
Classification – 
Major Collectors 

The expansion of the 
Mississauga Official Plan 
planning area to include the 
Ninth Line lands has 
resulted in the identified 
Major Collector 
classification limits to be 
expanded west from Ninth 
Line to Highway 407 

That Table 8-2: Road Classification – Major Collectors be amended as 
follows: 

Street From To Jurisdiction R-O-W 
Argentia Road Highway 407 Creditview Rd. Mississauga 26m 

 

Chapter 11: General Land Use Designations

11.4 Special 
Study Area 

This section recognizes 
Ninth Line Lands to be 
subject to the Town of 
Milton and Region of Halton 
Official Plans. This section 
will no longer be required 

That Section 11.4 be deleted in its entirety and that the following section 
headings be renumbered accordingly.  

11.4 Special Study Area 

Lands west of Ninth Line will be subject to the Town of Milton and Region 
of Halton Official Plans in effect as of January 1, 2010, until such time as 
they are incorporated into this Plan. 

Chapter 16:Neighbourhoods 

16.1 
Introduction 

 

This section and related 
Map 16-1:City Structure – 
Neighbourhoods identify 22 
Neighbourhoods.  The 

That Section 16.1 Introduction, be amended as follows: 

There are 223 Neighbourhoods in Mississauga: 
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POLICY/ 
SECTION 

ISSUE RECOMMENDATIONS TO MISSISSAUGA OFFICIAL PLAN (MOP) 

*Amendment Key: Deletions are shown as strikeouts; additions are italicized and underlined. 

Ninth Line Character Area 
should be identified as an 
additional Neighbourhood.  

Add Ninth Line 

Map 16-1:City 
Structure - 
Neighbourhoods 

As noted above, Map 16-1 
should be amended to 
identify Ninth Line as an 
additional neighbourhood. 

That Section 16.1 Introduction, Map 16-1:City Structure - Neighbourhoods 
be replaced with the following: 

 

16.20 

Ninth Line  

A detailed analysis and 
public and stakeholder 
consultation has been 
undertaken as the basis for 
the preparation of a plan for 

That Section 16, Neighbourhoods, be amended to add a new Section 
16.20 Ninth Line as set out in Appendix 3. 
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POLICY/ 
SECTION 

ISSUE RECOMMENDATIONS TO MISSISSAUGA OFFICIAL PLAN (MOP) 

*Amendment Key: Deletions are shown as strikeouts; additions are italicized and underlined. 

the Ninth Line Character 
Area.  Area specific policies 
which reflect the results of 
this process should be 
incorporated into the Official 
Plan in a new section 16.24  

 

Schedules 

Schedule 1 
Urban System 

Removal of the “Special 
Study Area” title and 
identification  

Add:  

 “Corridor” on arterial 
roads; 

 “Green System”; and 
 “Neighbourhood” 

That Schedule 1 be amended as shown in Appendix 4, Map ‘A’. 

Schedule 1a 
Urban System – 
Green System 

Removal of the “Special 
Study Area” title and 
identification  

Add “Green System” 

That Schedule 1a be amended as shown in Appendix 4, Map ‘B’. 

Schedule 1b 
Urban System – 

Removal of the “Special 
Study Area” title and 

That Schedule 1b be amended as shown in Appendix 4, Map ‘C’. 
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POLICY/ 
SECTION 

ISSUE RECOMMENDATIONS TO MISSISSAUGA OFFICIAL PLAN (MOP) 

*Amendment Key: Deletions are shown as strikeouts; additions are italicized and underlined. 

City Structure identification  

Add “Neighbourhood” 

Schedule 1c 
Urban System –
Corridors 

 

Removal of the “Special 
Study Area” title and 
identification  

Add “Corridor” on arterial 
roads 

That Schedule 1c be amended as shown in Appendix 4, Map ‘D’. 

Schedule 2 
Intensification 
Areas 

 

Removal of the “Special 
Study Area” title and 
identification  

Add Major Transit Station 
Area symbol with 500 m 
radius circle for the two 
proposed 407  Transitway 
stations 

That Schedule 2 be amended as shown in Appendix 4, Map ‘E’. 

Schedule 3 
Natural System 

 

Removal of the “Special 
Study Area” title and 
identification  

Add: 

 “Significant Natural 
Areas and Natural 

That Schedule 3 be amended as shown in Appendix 4, Map ‘F’. 
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POLICY/ 
SECTION 

ISSUE RECOMMENDATIONS TO MISSISSAUGA OFFICIAL PLAN (MOP) 

*Amendment Key: Deletions are shown as strikeouts; additions are italicized and underlined. 

Green Spaces”; and  
 “Natural Hazards”   

Schedule 4 
Parks and Open 
Spaces 

 

Removal of the “Special 
Study Area” title and  
identification 

Add: 

 “Public and Private 
Open Spaces”; 

 “Parkway Belt West 
designation”; and 

 “Utilities”  

That Schedule 4 be amended as shown in Appendix 4, Map ‘G’. 

Schedule 5 
Long Term 
Road Network 

 

Removal of the “Special 
Study Area” title and 
identification 

Add: 

 Derry, Britannia and 
Eglinton west  from 
Ninth Line to Highway 
407; and 

 Argentia as a future 
road link west from 
Ninth Line to Highway 

That Schedule 5 be amended as shown in Appendix 4, Map ‘H’. 
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POLICY/ 
SECTION 

ISSUE RECOMMENDATIONS TO MISSISSAUGA OFFICIAL PLAN (MOP) 

*Amendment Key: Deletions are shown as strikeouts; additions are italicized and underlined. 

407 

Schedule 6 
Long Term 
Transit Network 

 

Removal of the “Special 
Study Area” title and 
identification and Potential 
407 Transitway and 
northern two Potential 407 
Transitway Stations 
symbols  

 Add a revised Potential 
407 Transitway 
configuration. 

 Move symbol for Derry 
Road 407 Transitway 
Station to the north  

That Schedule 6 be amended as shown in Appendix 4, Map ‘I’. 

Schedule 7 
Long Term 
Cycling Route 

Removal of the “Special 
Study Area” title and 
identification 

That Schedule 7 be amended as shown in Appendix 4, Map ‘J’. 

Schedule 8 
Designated 
Right-of-Way 
Widths 

Removal of the “Special 
Study Area” title and 
identification  

Add proposed Argentia 
Road and Derry and 

That Schedule 8 be amended as shown in Appendix 4, Map ‘K’. 
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POLICY/ 
SECTION 

ISSUE RECOMMENDATIONS TO MISSISSAUGA OFFICIAL PLAN (MOP) 

*Amendment Key: Deletions are shown as strikeouts; additions are italicized and underlined. 

 

 

Britannia Roads and 
Eglinton Avenue west from 
Ninth Line to Highway 407 

Schedule 9 

Character Areas 

 

Removal of the  “Special 
Study Area” title and 
designation  

Add Neighbourhood, 
Character Area boundary 
and title “Ninth Line NHD” 

That Schedule 9 be amended as shown in Appendix 4, Map ‘L’. 

Schedule 10 

Land Use 
Designations 

Removal of the  “Special 
Study Area” title and 
identification  

Add land use designations 
including the existing 
Parkway Belt West land use 
designation 

Identify on Maps M1-M3 the 
future land use 
designations once the 
Parkway Belt West land use 
designation is removed 

That Schedule 10 be amended as shown in Appendix 4, Maps ‘M1 – M3’. 

K:\PLAN\POLICY\GROUP\2017 Character Areas\Shaping Ninth Line\Corporate Reports\June18_2018_RecommendationReport_SNL\APPENDIX 6- Modification 
Table for MOP - Ninth Line MOP _June 18, 2018.docx 
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16.20 Ninth Line  

16.20.1 Ninth Line Neighbourhood 
Character Area 

16.20.1.1 The Ninth Line Neighbourhood Character 

Area will be planned to achieve a minimum density 

of 82 residents and jobs combined per hectare, on 

all lands where development is permitted. . 

16.20.1.2 The Ninth Line Neighbourhood Character 

Area, is intended to accommodate a variety of 

medium and high density housing, employment 

uses, and an extensive open space network. The 

planned 407 Transitway runs through the area in a 

north/south direction. Higher density development 

will be focused around the two Major Transit 

Station Areas located at Britannia Road West and 

Derry Road West. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

16.20.2 Urban Design Policies 

16.20.2.1 Vision 

The Ninth Line Neighbourhood Character Area is the 

last remaining greenfield area in Mississauga. The 

area will be planned to support transit and the 

natural environment to create a healthy and 

complete community. Existing and future residents 

will have access to a  well-connected and 

sustainable natural heritage system, multi-use trails, 

parks and open spaces, higher order transit, 

community uses and facilities. A variety of housing 

choices and employment opportunities to meet their 

needs will also be accommodated. 

16.20.2.2  Community Design 

The Community Design policies must be read in 

conjunction with the Shaping Ninth Line Urban 

Design Guidelines, 2017.  

16.20.2.2.1 Land Use and Built Form 

Planning in the area will be based on the following 

land use and built form principles: 

a. provide a mix of housing to accommodate 

people with diverse housing preferences and 

socioeconomic needs. This also includes 

housing which is affordable as outlined in the 

City’s housing strategy; 

b. provide a diversity of employment opportunities 

to meet current and future needs; 

c. provide a diversity of community infrastructure 

and facilities to meet the daily needs of 

residents, employees and visitors; 

d.  work in collaboration with the school board (s) to 

determine the need for educational facilities. 

The location of these facilities will be 

determined through the development 

application process.  
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e.  schools will be combined with another 

permitted use on the same lot to create a 

compact urban form. 

f. recognize the significance of cultural heritage 

sites and landscapes including the natural 

heritage system; 

g. support transit, and active transportation as key 

components of the transportation network; 

h. complement existing and future transportation 

facilities including taller, more compact, mixed 

use buildings at the 407 Transitway stations; 

i. demonstrate distinct and appropriate design of 

all buildings, streets and open spaces; and 

j. provide appropriate transition to neighbourhoods 

to the east. 

16.20.2.2.2 Connections 

Planning in the area will be based on a series of 

connections including: 

a. a network of trails that link open spaces and key 

destinations, and trail networks beyond the 

Ninth Line Lands; 

b. safe pedestrian crossings of Ninth Line; 

c. key access points; 

d. pedestrian supportive streets; and 

e. integrated cycling lanes and/or multi-use routes 

on or adjacent to Ninth Line and other roads. 

16.20.2.2.3 Parks, Open Spaces and Natural 

Heritage 

Planning in the area will be based on a series of 

parks, open spaces and a natural heritage system 

that: 

a. creates a well-connected and sustainable natural 

heritage system; 

b. provides a variety of parks and open spaces for 

all ages and abilities including those which 

encourage passive and active use in all seasons, 

promote unique experiences and educational 

opportunities, and incorporate naturalized areas; 

and 

c. provides parks and open space in close 

proximity to adjacent neighbourhoods and 

employment areas. 

d.  has regard for the Ninth Line Sixteen Mile Creek 

Scoped Sub-watershed Study. 

16.20.2.3 Connectivity/Interface 

16.20.2.3.1 Connections throughout the area will be 

supported by a modified grid system of public 

streets, public and privately owned public space, 

(POPS) as well as wayfinding and signage plans. 

16.20.2.3.2 Trails and sidewalks should link 

Transitway stations, community facilities, parks and 

commercial and employment areas. 

16.20.2.3.3 The layout and design of blocks, streets, 

and boulevards will support the use of transit, 

walking, and cycling. 

16.20.2.3.4 Development fronting Ninth Line will be 

designed to provide appropriate transition to uses on 

the east side of the street. 

16.20.2.3.5 Buildings will be designed and massed 

to frame streets and support an active public realm. 

Pedestrian comfort will be supported through the 

use of landscaping and other features.  

16.20.2.4 Greenlands  

16.20.2.4.1 Greenlands, both existing and restored, 

will be planned to protect and enhance the natural 

environment and establish a well-connected and 

sustainable natural heritage system, having regard 

for the Ninth Line Sixteen Mile Creek Scoped Sub-

watershed Study.  

16.20.2.5 Public Open Space 

16.20.2.5.1 Public Open Space should be located 

adjacent to Ninth Line and/or on lands designated 

Greenlands. Access to these areas will be 

maximized.  
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16.20.2.5.2 Public open spaces should include 

facilities for active and passive recreation. 

16.20.2.6 Parkway Belt West  

16.20.2.6.1 A significant portion of land in the Ninth 

Line area is designated Parkway Belt as per 

provisions of the Parkway Belt West Plan  Once the  

alignment of the 407 Transitway is finalized, lands 

no longer required for the Transitway may be 

removed from the Parkway Belt West Plan (PBWP) 

through amendment to the PBWP. Once the PBWP 

is amended the land use designations shown on 

Reference Maps (M1-M3) will come into force and 

effect without further amendment to this Plan.  

16.20.3 Precincts 

The Ninth Line Neighbourhood Character Area is 

subdivided into precincts in order to reflect 

differences in their planned function and character.  

The precincts include: a North Employment area, the 

Derry/407 Transitway Station area; the North 

Britannia/Flood Protection Land Form area; the 

Britannia 407 Transitway Station area; the 

Community Park area; and a South Employment 

area. The precincts are shown on Map 16-20.2, 

Ninth Line Neighbourhood Character Area Precincts. 

16.20.3.1 North Employment Area 

(Precinct 1) 

16.20.3.1.1 This area will form an extension of the 

employment area east of Ninth Line, north of the CP 

railway. Lands in this precinct will be connected to 

the adjacent precinct to the south and lands to the 

east through the open space network.  

16.20.3.1.2 Buildings should front Ninth Line and 

other streets where possible to define the street 

edge and support a strong streetscape and public 

realm. Parking should be located at the rear of the 

property. 

16.20.3.2 Derry 407 Transitway Station Area  

(Precinct 2) 

16.20.3.2.1 Development in this area will be focused 

around the Derry 407 Transitway Station to create a 

vibrant, active node, comprised of mixed-use transit 

supportive development with seamless multi-modal 

connections.   

16.20.3.2.2 Lands designated Mixed Use will permit 

heights ranging from 4 to 10 storeys. 
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.06.20.3.2.3 Lands designated Residential Medium 

Density will permit heights ranging from 4 to 10 

storeys. Some grade related residential 

development such as townhouses with a minimum 

height of three storeys may be permitted interior to 

the precinct.  

16.20.3.2.4 This area will accommodate the greatest 

heights and densities for the entire Character Area.  

16.20.3.2.5 Parking for the Transitway Station will 

be encouraged to be located in structures or 

underground. However, if significant surface parking 

is proposed as an initial phase of development by a 

public agency, a design which allows for 

intensification of the site over time will be required.  

16.20.3.3 North Britannia  

 (Precinct 3) 

16.20.3.3.1 This precinct includes a large flood 

protection area including hazard lands and open 

spaces. This precinct will be created through earth 

filling to manage hazard lands.  The implementation 

of this feature will enable residential development 

adjacent Ninth Line.  The ultimate configuration of 

this area will be subject to approval by the 

appropriate Conservation Authority.  

16.20.3.3.2 Residential development will include a 

mix of housing forms such as townhouses and mid-

rise apartments. Heights will range from 3 to 6 

storeys, unless otherwise shown on Map 16-20.3: 

Ninth Line Neighbourhood Character Area Height 

Limits.  

16.20.3.3.3 Notwithstanding policy 16.20.3.3.2 and 

11.2.5.5, consideration may be given to ground 

related units such as semi-detached homes abutting 

Ninth Line between Doug Leavens Boulevard and 

Beacham Street. The overall density target for the 

entire Character Area must be maintained.  

16-20.2: Ninth Line Neighbourhood Character Area Precincts.
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16.20.3.4 Britannia 407 Transitway Station 
Area 

(Precinct 4) 

16.20.3.4.1 This area immediately surrounds the 

Britannia 407 Transitway station. Development will 

be transit supportive with a range of building heights 

from 4 to 10 storeys. Sites immediately adjacent to 

the Transitway Station will incorporate 

retail/commercial uses at grade to enable a vibrant 

and active public realm. Buildings will be designed 

to accommodate retail/commercial uses at grade. 

16.20.3.4.2 Parking for the Transitway Station will 

be encouraged to be located in structures or 

underground. 

16.20.3.5 Community Park/Residential Area 

(Precinct 5) 

16.20.3.5.1 The primary focus of this area will be the 

Community Park and related facilities to serve 

residents of the local and broader communities. 

16.20.3.5.2 Development in the northwest quadrant 

of Eglinton Avenue West and Ninth Line will have a 

mix of housing forms such as townhouses and mid-

rise apartments. Heights will range from 3 to 6 

storeys, unless otherwise shown on Map 16-20.3: 

Ninth Line Neighbourhood Character Area Height 

Limits.  

16.20.3.6 South Employment Area 

(Precinct 6) 

16.20.3.6.1 The South Employment area is an entry 

point to the City and the Ninth Line Neighbourhood 

Character Area.   

16.20.3.6.2 Buildings should front Ninth Line and 

other streets where possible to define the street 

edge and support a strong streetscape and public 

realm. Parking should be located at the rear of the 

property. 

 

16.20-3: Ninth Line Neighbourhood Character Area Height Limits
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16.20.4 Land Use 

16.20.4.1 Notwithstanding the Business 

Employment policies of this Plan, outdoor storage 

will not be permitted on lands adjacent to Provincial 

Highway 407. 

16.20.4.1 Residential-Medium Density 

16.20.4.1.1 Notwithstanding the Residential 

Medium Density policies of this Plan, low-rise and 

mid-rise apartment dwellings will also be permitted.  

16.20.4.1.2 For lands fronting Ninth Line in Precincts 

2 and 5, commercial uses will be permitted at grade.  

16.20.5 Transportation 

16.20.5.1 The Ninth Line Neighbourhood Character 

Area is designed to encourage multi-modal 

transportation with an emphasis on transit and 

active transportation modes.   

16.20.5.2 Mississauga will work other levels of 

government, including Metrolinx and the private 

sector, to explore sustainable transportation 

solutions. 

16.20.5.3 The road network will consist of a 

modified grid system of public streets.  

16.20.5.4 All development in the Ninth Line 

Neighbourhood Character Area will be designed to 

protect for, and support, the 407 Transitway and any 

related facilities.. 

16.20.5.5 The City will encourage the Province and 

other public agencies to consider strategic parking 

management techniques at the Transitway stations.  

Parking should be optimized through the use various 

transportation demand management tools.  

16.20.5.6 Improvements to Ninth Line should 

incorporate a high level of design to accommodate 

transit, pedestrians, and cyclists.  

16.20.5.7 Local roads will be designed to serve all 

modes of transportation including pedestrians and 

cyclists and provide access to transit.  

16.20.6 Physical Services, Stormwater 
Management and Utilities 

16.20.6.1 All development within the Ninth Line 

Neighbourhood Character Area will be subject to the 

Ninth Line Sixteen Mile Creek Scoped Sub-

watershed Study and the development of lands 

south of the woodlot (near Erin Centre Boulevard) 

will also be in accordance with the Sawmill Creek 

Sub-watershed Plan. 

16.20.7 Implementation 

16.20.7.1 Development will generally occur by way 

of one or more master plans of subdivision which 

will determine detailed alignment of municipal 

streets, parkland and development phasing. 

16.20.7.2 Development is to be phased to ensure 

servicing of development progresses in a financially 

responsible and environmentally sustainable 

manner.  

16.20.7.3 In the event that there are multiple land 

landowners, to ensure the appropriate and orderly 

development of the site and to ensure that the costs 

associated with development are equitably 

distributed among all landowners, the City will 

require that a cost sharing agreement and/or front 

end agreement has been executed to address 

distribution of costs and municipal and community 

infrastructure, lands and facilities associated with 

development in a fair and equitable manner. 

Individual developments will generally not be 

approved until the subject landowner becomes party 

to the landowners’ cost sharing agreement.  

The City will not be a party to any landowner cost 

sharing agreement but may be a party to a front end 

agreement. Where necessary for the purposes of 

facilitating a front ending agreement, the City may 

utilize area specific development charge by-laws 

enacted pursuant to the Development Charges Act, 

1998, as amended. 

16.20.6.4 In exchange for increased height and/or 

density permissions a community benefits 

contribution pursuant to Section 37 of the Planning 
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Act will be required. The base value from which 

increased height and/or density will be calculated 

will reflect zoning by-law permissions in effect land 

use permissions as of January 1, 2018. 

16.20.7.5 Development applications within the 

Northwest Greater Toronto Area Identification Study 

Area will not preclude or predetermine any further 

planning and/or implementation of the Study Area.  

The Study Area has been established by the 

Province of Ontario and replaces the now cancelled 

Greater Toronto West Corridor. 
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Page 1

1 INTRODUCTION

1.1 stuDy area oVerVieW

The Ninth Line Neighbourhood is located on the western boundary of 
the City of Mississauga. Its boundaries are Highway 401 to the north, 
Ninth Line to the east, the Highway 407/Ninth Line crossover to the 
south and Highway 407 to the west. It comprises a total of approximately 
350 hectares (914 acres).

At present, the Ninth Line Neighbourhood is mostly undeveloped, 
ǁith the eǆĐepioŶ of the UŶioŶ Gas plaŶt south of DeƌƌǇ ‘oad, soŵe 
ĐoŵŵeƌĐial uses ǁith outside stoƌage,aŶd a feǁ ƌesideŶial dǁelliŶgs, 
iŶĐludiŶg aŶ histoƌiĐ faƌŵhouse Ŷeaƌ AƌgeŶia ‘oad. While the aƌea is 
ŵostlǇ ield, theƌe aƌe a Ŷuŵďeƌ of laƌge ǁoodlots aŶd Ŷatuƌal aƌeas. 

To the east of NiŶth LiŶe aƌe tǁo estaďlished ƌesideŶial Ŷeighďouƌhoods, 
iŶĐludiŶg the Lisgaƌ Ŷeighďouƌhood ;Ŷoƌth of BƌitaŶŶia ‘oadͿ aŶd 
the ChuƌĐhill Meadoǁs Ŷeighďouƌhood ;south of BƌitaŶŶia ‘oadͿ. 
IŶ addiioŶ, Ŷoƌth of the hǇdƌo Đoƌƌidoƌ aŶd CP‘ tƌaĐks aŶd south of 
Eglinton Avenue are employment areas. 

NINTH LINE

HIGHWAY 407

DER
RY R

OAD

BRITA
NNIA ROAD

EG
LIN

TO
N AVEN

UE

HIG
HWAY

 40
3

HIGHWAY 401

n

ARGEN
TIA

 ROAD
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Page 2

1.2 roLe of tHe guiDeLines

The “hapiŶg NiŶth LiŶe UƌďaŶ DesigŶ GuideliŶes pƌoǀide detailed 
diƌeĐioŶ foƌ the iŵpleŵeŶtaioŶ of the CitǇ s͛ OiĐial PlaŶ ǀisioŶ, aŶd 
the Ninth Line Neighbourhood Character Area, guiding principles, 
aŶd ƌelated oiĐial plaŶ poliĐies. TheǇ aƌiĐulate the aspiƌaioŶs of the 
ĐoŵŵuŶitǇ, aŶd ǁill assist CouŶĐil, CitǇ “taf, laŶdoǁŶeƌs, deǀelopeƌs 
aŶd the puďliĐ ǁith Đleaƌ diƌeĐioŶs to guide Ŷeǁ deǀelopŵeŶt.

UƌďaŶ desigŶ guideliŶes aƌe aŶ esseŶial tool to eŶsuƌe Ŷeǁ deǀelopŵeŶt 
iŶ the NiŶth LiŶe laŶds suppoƌts aŶ aĐiǀe, diǀeƌse aŶd healthǇ CitǇ, aŶd 
ƌeleĐts ĐoŶteŵpoƌaƌǇ ďest pƌaĐiĐes iŶ uƌďaŶ desigŶ. The guideliŶes 
should be applied during the design, review and approvals process for 
new development in the Ninth Line lands, including both private and 
public projects.    

the guidelines address all aspects of design, and should be referenced 
iŶ	 theiƌ	 eŶiƌety	 iŶ	 the	 desigŶ	 aŶd	 ƌeǀieǁ	 of	 all	 pƌojeĐts.	 It	 is	 Ŷot	
the	 iŶteŶioŶ	 of	 the	 guideliŶes	 to	 liŵit	 Đƌeaiǀity.	Wheƌe	 it	 ĐaŶ	 ďe	
deŵoŶstƌated	 that	 aŶ	 alteƌŶaiǀe	ďuilt	 foƌŵ	aĐhieǀes	 the	 iŶteŶt	of	
the	 guideliŶes,	 its	 ŵeƌits	 should	 ďe	 ĐoŶsideƌed	 oŶ	 a	 Đase-ďy-Đase	
ďasis.	 Wheƌe	 addiioŶal	 adǀiĐe	 is	 appƌopƌiate,	 pƌojeĐts	 should	 ďe	
eǀaluated	ďy	the	UƌďaŶ	desigŶ	Adǀisoƌy	PaŶel.		EaĐh	pƌeĐiŶĐt	should	
ďe	ĐoŶsideƌed	foƌ	teƌiaƌy	ŵasteƌ	plaŶ	ƌeƋuiƌeŵeŶts.

1.3 DoCuMent struCture

The “hapiŶg NiŶth LiŶe UƌďaŶ DesigŶ GuideliŶes aƌe Đoŵpƌised of fouƌ 
seĐioŶs, iŶĐludiŶg:

ϭ.	 IŶtƌoduĐioŶ	 -	 “eĐioŶ ϭ iŶtƌoduĐes the guideliŶes, pƌoǀidiŶg aŶ 
oǀeƌǀieǁ of the studǇ aƌea aŶd desĐƌiďiŶg the appliĐaioŶ of the 
guidelines.

Ϯ.	VisioŶ	aŶd	guidiŶg	PƌiŶĐiples	-	“eĐioŶ Ϯ outliŶes the CitǇ s͛ OiĐial 
Plan vision. To achieve this vision within the Ninth Line lands, a series 
of guidiŶg desigŶ pƌiŶĐiples haǀe ďeeŶ deǀeloped thƌough ĐoŶsultaioŶ 
ǁith the CitǇ, stakeholdeƌs aŶd the puďliĐ.   

ϯ.	PuďliĐ	Realŵ	desigŶ	guideliŶes	-	“eĐioŶ ϯ pƌoǀides ƌeĐoŵŵeŶdaioŶs 
related to public realm design in the Ninth Line lands, including the 
desigŶ of gƌeeŶlaŶds aŶd puďliĐ spaĐe aŶd tƌaŶsit-suppoƌiǀe stƌeets 
aŶd ďloĐks.  

ϰ.	Pƌiǀate	Realŵ	desigŶ	guideliŶes	-	“eĐioŶ ϰ pƌoǀides ƌeĐoŵŵeŶdaioŶs 
related to private realm design in the Ninth Line lands, including the design 
of ƌesideŶial, ĐoŵŵeƌĐial, iŶsituioŶal aŶd eŵploǇŵeŶt ďuildiŶgs, as ǁell 
as site desigŶ ŵateƌs suĐh as oŶ-site paƌkiŶg aŶd aĐĐessiďilitǇ. GuideliŶes 
for the sustainable development of buildings and sites are also provided. 
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2 VISION AND GUIDING PRINCIPLES

2.1 sHaPing nintH Line Vision

The NiŶth LiŶe Neighďourhood is the last reŵaiŶiŶg greeŶield 
land in Mississauga, and will be planned as sustainable, 
traŶsit-supporiǀe, ĐoŶŶeĐted aŶd disiŶĐt. The NiŶth LiŶe 
Neighďourhood, aŶd its siǆ preĐiŶĐts, ǁill ďe a ŵodel for 
sustaiŶaďle deǀelopŵeŶt aŶd a gateǁaǇ iŶto the CitǇ of 
Mississauga. The Neighďourhood ǁill ďe desigŶed ǁith a 
foĐus oŶ the iŵportaŶĐe of the Ŷatural eŶǀiroŶŵeŶt, aŶd 
the ĐreaioŶ of a healthǇ, Đoŵplete ĐoŵŵuŶitǇ ǁith a seŶse 
of plaĐe.  CurreŶt aŶd future NiŶth LiŶe, Lisgar aŶd ChurĐhill 
Meadoǁs resideŶts ǁill haǀe aĐĐess to a liŶked Ŷatural heritage 
sǇsteŵ, ŵuli-use trails, parks aŶd opeŶ spaĐes. Higher- order 
traŶsit, ĐoŵŵuŶitǇ uses aŶd faĐiliies aŶd a ǀarietǇ of housiŶg 
ĐhoiĐes aŶd eŵploǇŵeŶt opportuŶiies ǁill ďe proǀided to 
ŵeet their Ŷeeds.
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Co n n eC ti o ns

ParKs, Her itag e & o Pen sPaCeLan D use a n D B uiLt f or M

2.2 guiDing PrinCiPLes

The Ninth Line Neighbourhood Character Area, the six Ninth Line 
pƌeĐiŶĐts, ƌelated OiĐial PlaŶ poliĐies, aŶd the uƌďaŶ desigŶ guideliŶes 
aƌe fouŶded oŶ eǆteŶsiǀe puďliĐ aŶd stakeholdeƌ ĐoŶsultaioŶ. This 
feedďaĐk iŶfoƌŵed the deǀelopŵeŶt of a set of CoŵŵuŶitǇ DesigŶ 
Principles that form the basis for the Neighbourhood Character Area,  
siǆ pƌeĐiŶĐts, ƌelated OiĐial PlaŶ poliĐies, aŶd uƌďaŶ desigŶ guideliŶes.

The siǆ Neighďouƌhood ChaƌaĐteƌ Aƌea PƌeĐiŶĐts iŶĐlude: PƌeĐiŶĐt ϭ  - 
EŵploǇŵeŶt FoĐus; PƌeĐiŶĐt Ϯ - DeƌƌǇ ϰϬϳ TƌaŶsitǁaǇ “taioŶ; PƌeĐiŶĐt ϯ 
- Noƌth BƌitaŶŶia; PƌeĐiŶĐt ϰ  - BƌitaŶŶia ϰϬϳ TƌaŶsitǁaǇ “taioŶ; PƌeĐiŶĐt 
ϱ  - CoŵŵuŶitǇ Paƌk FoĐus; aŶd PƌeĐiŶĐt ϲ  - GateǁaǇ EŵploǇŵeŶt.

6

5 5 4
2 13

Ninth Line Neighbourhood Character Area Precinct Map
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• ‘eleĐts laŶd use plaŶŶiŶg pƌaĐiĐes iŶ a ǁaǇ that is ĐoŶduĐiǀe to 
good public health 

• Pƌoǀide foƌ a diǀeƌsitǇ of ĐoŵŵuŶitǇ iŶfƌastƌuĐtuƌe aŶd faĐiliies 
to meet the daily needs of residents, employees and visitors

• ‘eĐogŶizes the sigŶiiĐaŶĐe of Đultuƌal heƌitage sites aŶd 
landscapes

• Is a model for sustainability within Mississauga  

• DeŵoŶstƌates disiŶĐt aŶd appƌopƌiate desigŶ foƌ all ďuildiŶgs, 
streets and open spaces 

LanD use anD BuiLt forM
• Pƌoǀides appƌopƌiate tƌaŶsiioŶs to the Ŷeighďouƌhoods to the 

east

• Is ĐoŵpleŵeŶtaƌǇ to eǆisiŶg aŶd futuƌe tƌaŶspoƌtaioŶ faĐiliies 
iŶĐludiŶg loĐaiŶg talleƌ ŵiǆed use ďuildiŶgs Ŷeaƌ TƌaŶsitǁaǇ 
staioŶs.

• Provides  a  mix  of  housing  that  accommodates people with 
diǀeƌse housiŶg pƌefeƌeŶĐes aŶd soĐioeĐoŶoŵiĐ ĐhaƌaĐteƌisiĐs 
and needs

• Pƌoǀides a diǀeƌsitǇ of eŵploǇŵeŶt oppoƌtuŶiies  to  ŵeet 
current and future needs including areas of lowrise employment 
in a compact campus style format 

Neǁ ďuildiŶgs, streets aŶd opeŶ spaĐes iŶ 
the Ninth Line Neighbourhood will promote 
deǀelopŵeŶt that:
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ConneCtions
• IŶtegƌates a Ŷetǁoƌk of tƌails that liŶk opeŶ spaĐes aŶd keǇ 

desiŶaioŶs, iŶĐludiŶg to desiŶaioŶs outside the NiŶth LiŶe 
Lands

• Provides for safe pedestrian crossings of Ninth Line 

• ‘eĐogŶizes gateǁaǇs at keǇ aĐĐess poiŶts ǁith pƌoŵiŶeŶt 
iŶteƌseĐioŶs

• ‘eiŶfoƌĐes pedestƌiaŶ suppoƌiǀe stƌeets

• IŶtegƌates ĐǇĐliŶg laŶes aŶd/oƌ ŵuli-use paths oŶ oƌ adjaĐeŶt to 
Ninth Line and other major roads

• Pƌoǀides ǀisual/phǇsiĐal ĐoŶŶeĐioŶs ďetǁeeŶ opeŶ spaĐes

• “uppoƌts a ϰϬϳ TƌaŶsitǁaǇ ƌoute that ŵiŶiŵizes the aƌea of laŶd 
used foƌ ƌoadǁaǇ iŶfƌastƌuĐtuƌe aŶd otheƌ poteŶial  iŵpaĐts

• EŶhaŶĐes ǀieǁs fƌoŵ HighǁaǇ ϰϬϳ ǁheƌe pƌaĐiĐal

ParKs, oPen sPaCes anD naturaL Heritage
• Cƌeates a liŶked Ŷatuƌal heƌitage sǇsteŵ 

• Pƌoǀides a ǀaƌietǇ of paƌks aŶd opeŶ spaĐes foƌ all ages aŶd 
aďiliies iŶĐludiŶg those ǁhiĐh:

 ̵ EŶĐouƌage passiǀe aŶd aĐiǀe use iŶ all seasoŶs

 ̵ Pƌoŵote uŶiƋue eǆpeƌieŶĐes aŶd eduĐaioŶal oppoƌtuŶiies

 ̵ Protect and enhance natural areas

• Pƌoǀides  paƌks  aŶd opeŶ spaĐe iŶ Đlose pƌoǆiŵitǇ to adjaĐeŶt 
neighbourhoods
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2.3 LanD use ConCePt anD PLan

The “hapiŶg NiŶth LiŶe laŶd use ĐoŶĐept ďeloǁ ƌeleĐts the laŶd use 
ǀisioŶ foƌ the NiŶth LiŶe laŶds. This aƌea is pƌedoŵiŶaŶtlǇ ‘esideŶial, 
anchored by Business Employment uses at both the north and south end. 
AƌouŶd the tƌaŶsit staioŶs, ŵiǆed-use deǀelopŵeŶt is ƌeĐoŵŵeŶded to 

ACTIVE TRANSPORTATION TRAIL

GATEWAY

Đƌeate ǀiďƌaŶt, aĐiǀe Ŷodes. Tǁo laƌge aƌeas toǁaƌd the Ŷoƌth aŶd south 
of the NiŶth LiŶe laŶds aƌe ideŶiied foƌ ͞PuďliĐ OpeŶ “paĐe ,͟ ǁhile the 
ŵajoƌitǇ of the ǁest edge of the aƌea is ideŶiied as ͞GƌeeŶlaŶds .͟ A 
ŵuli-use tƌail is pƌoposed aloŶg the eŶiƌe leŶgth of the NiŶth LiŶe 
lands. 
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3 PUBLIC REALM DESIGN GUIDELINES

3.1 greenLanDs anD PuBLiC oPen sPaCe 
guiDeLines

A sigŶiiĐaŶt aŵouŶt of the NiŶth LiŶe Neighďouƌhood is oĐĐupied ďǇ 
Ŷatuƌal heƌitage aŶd opeŶ spaĐe featuƌes, iŶĐludiŶg eitheƌ GƌeeŶlaŶds 
oƌ PuďliĐ OpeŶ “paĐe. If desigŶed aŶd ĐoŶsideƌed as paƌt of the 
comprehensive development of the area, these features can play an 
iŶtegƌal ƌole iŶ deiŶiŶg the ĐhaƌaĐteƌ of the Ninth Line lands, and in 
pƌoǀidiŶg ĐoŶŶeĐioŶs to the adjaĐeŶt staďle Ŷeighďouƌhoods.   

3.1.1 greenLanDs

NiŶth LiŶe s͛ GƌeeŶlaŶds iŶĐlude eǆteŶsiǀe laŶds ǁhiĐh aƌe suďjeĐt to  
͞Natuƌal Hazaƌds͟1 as well as a stormwater management pond. The 
GƌeeŶlaŶds also pƌoǀide sigŶiiĐaŶt oppoƌtuŶiies foƌ uŶiƋue opeŶ 
spaces and natural areas. New development should ensure that it 
pƌeseƌǀes aŶd eŶhaŶĐes these eǆisiŶg aŶd plaŶŶed GƌeeŶlaŶds foƌ the 
ďeŶeit of Mississauga s͛ ƌesideŶts aŶd the eŶǀiƌoŶŵeŶtal aŶd eĐologiĐal 
health of the Ninth Line lands.

1 ͞Natuƌal Hazaƌd LaŶds ŵeaŶs pƌopeƌtǇ oƌ laŶds that Đould ďe uŶsafe foƌ deǀelopŵeŶt 
due to ŶatuƌallǇ oĐĐuƌƌiŶg pƌoĐesses. AloŶg the shoƌeliŶe of Lake OŶtaƌio, this ŵeaŶs the laŶd 
ďetǁeeŶ a deiŶed ofshoƌe distaŶĐe oƌ depth aŶd the fuƌthest laŶdǁaƌd liŵit of the loodiŶg 
hazaƌd, eƌosioŶ hazaƌd oƌ dǇŶaŵiĐ ďeaĐh hazaƌd liŵits. AloŶg ƌiǀeƌ aŶd stƌeaŵ sǇsteŵs, this ŵeaŶs 
the laŶd, iŶĐludiŶg that Đoǀeƌed ďǇ ǁateƌ, to the fuƌthest laŶdǁaƌd liŵit of the loodiŶg hazaƌd oƌ 
eƌosioŶ hazaƌd liŵits.͟  Mississauga OiĐial PlaŶ, OĐt.ϮϬϭϲ CoŶsolidaioŶ, ͞ List of DeiŶiioŶs ,͟ p.ϭϬ. 

a. Use of the GƌeeŶlaŶds foƌ outdooƌ eduĐaioŶ aŶd loĐal 
ƌeĐƌeaioŶ is eŶĐouƌaged. Hoǁeǀeƌ, aĐĐess should ďe 
restricted where necessary to ensure public safety and 
to pƌoteĐt seŶsiiǀe Ŷatuƌal heƌitage featuƌes. “uĐh 
featuƌes should ďe adeƋuatelǇ ďufeƌed aŶd liŶked to 
other features to ensure that the natural heritage system 
is protected, enhanced and restored, and that ecological 
sǇsteŵs aƌe Ŷot Ŷegaiǀely impacted. 

b. Wheƌe feasiďle aŶd eĐologiĐallǇ appƌopƌiate, puďliĐlǇ 
aĐĐessiďle aƌeas ǁithiŶ the GƌeeŶlaŶds should ďe highlǇ 
ǀisiďle aŶd ďoƌdeƌed ďǇ stƌeets, ŵuli-use tƌails, aŶd 
PuďliĐ OpeŶ “paĐe. This ǁill ŵaǆiŵize puďliĐ aĐĐess, aŶd 
sigŶiiĐaŶt ǀieǁs ǁhile iŶĐƌeasiŶg eĐologiĐal aǁaƌeŶess. 

c. DeǀelopŵeŶt is geŶeƌallǇ Ŷot peƌŵited ǁithiŶ the 
GƌeeŶlaŶds. Hoǁeǀeƌ, sŵalleƌ paǀilioŶ-stǇle ďuildiŶgs 
;i.e. Ŷo fouŶdaioŶͿ ŵaǇ ďe appƌopƌiate to faĐilitate the 
ƌeĐƌeaioŶal use of this aƌea. Wheƌe this is peƌŵited, 
buildings should have a minimal footprint and be well 
integrated into the natural landscape.  
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d. Wheƌe deǀelopŵeŶt is loĐated adjaĐeŶt to the 
GƌeeŶlaŶds, ŵediuŵ aŶd higheƌ deŶsitǇ ďuildiŶgs 
should ďe desigŶed to ŵaǆiŵize puďliĐ aĐĐess, ǀieǁs 
and awareness of the landscape, and to promote safety 
through casual surveillance. 

Where built elements are proposed within the Greenlands, they should have 
a minimal footprint and be well-integrated into the landscape. 

4.8 - 186



Page 11

3.1.2 PuBLiC oPen sPaCe

WithiŶ the NiŶth LiŶe Neighďouƌhood, tǁo sigŶiiĐaŶt PuďliĐ OpeŶ 
“paĐes haǀe ďeeŶ ideŶiied, iŶĐludiŶg a laƌge paƌk at the south eŶd 
of the neighbourhood, and a smaller open space at the north end 
;iŶ assoĐiaioŶ ǁith aŶ eǆisiŶg heƌitage house. IŶ addiioŶ to these 
ideŶiied opeŶ spaĐes, theƌe ǁill ďe sigŶiiĐaŶt oppoƌtuŶiies foƌ Ŷeǁ 
public open spaces, as well as private open spaces, associated with new 
development. These spaces should be designed and located to ensure 
safe aŶd aĐiǀe use, aŶd to ƌeiŶfoƌĐe a ĐoŶŶeĐted Ŷetǁoƌk of opeŶ 
spaces. 

a. Paƌks should ďe loĐated aloŶg, aŶd at the teƌŵiŶus of 
ŵajoƌ stƌeets to Đƌeate aŶ atƌaĐiǀe puďliĐ ƌealŵ.

b. Wheƌe possiďle, paƌks should ďe opeŶ oŶ the gƌeateƌ of a 
minimum of two sides to the public street, or in the order 
of ϱϬ% of the paƌk peƌiŵeteƌ.

c. Paƌks aŶd opeŶ spaĐes should ďe desigŶed to ƌeleĐt 
their role and should serve the diverse needs of the 
ĐoŵŵuŶitǇ, iŶĐludiŶg faĐiliies foƌ passiǀe ;e.g. ǁalkiŶg 
tƌails, gaƌdeŶs, seaiŶg aƌeas, paƌk paǀilioŶs, iŶteƌpƌeiǀe 
displaǇsͿ aŶd aĐiǀe ƌeĐƌeaioŶ ;e.g. spoƌts ields, skaiŶg 
ƌiŶksͿ. 

d. Paƌks aŶd opeŶ spaĐes should ďe ǀisiďle fƌoŵ adjaĐeŶt 
stƌeets to eŶsuƌe safe, aĐiǀe uses.

e. BuildiŶgs fƌoŶiŶg oŶto paƌks aŶd opeŶ spaĐes 
are encouraged to enhance safety through casual 
surveillance. In such cases, clear public pathways and 

other measures are encouraged to ensure the space is 
not interpreted as private amenity space. 

f. HighlǇ ǀisiďle ĐoŶŶeĐioŶs should liŶk opeŶ spaĐes 
to adjaĐeŶt ďouleǀaƌds aŶd ĐǇĐliŶg faĐiliies, oŶ-site 
ĐiƌĐulaioŶ ƌoutes, aŶd the pƌoposed ŵuli-use pathǁaǇ.

g. VehiĐulaƌ ĐoŶŶeĐioŶs thƌough paƌklaŶd should ďe liŵited 
to eŵeƌgeŶĐǇ ǀehiĐle ƌoutes aŶd aĐĐess to ŵajoƌ paƌk 
faĐiliies aŶd paƌkiŶg aƌeas. 

h. Paƌks should ďe loĐated adjaĐeŶt to the GƌeeŶlaŶds 
where possible as a means of maintaining a sense of 
ĐoŶŶeĐioŶ ǁith the Ŷatuƌal laŶdsĐape. IŶ addiioŶ, 
paƌks ŵaǇ ďe diƌeĐtlǇ ĐoŶŶeĐted to iŶsituioŶal sites to 
eŶĐouƌage joiŶt use of faĐiliies iŶĐludiŶg paƌks. 

i. Natural ecosystems should be protected and enhanced to 
ensure a sustainable environment for plants and wildlife.

j. Naiǀe aŶd Ŷatuƌalized, ŶoŶ-iŶǀasiǀe plaŶiŶgs should ďe 
used ǁheƌeǀeƌ possiďle, aŶd plaŶiŶg should aďide ďǇ the 
CoŶseƌǀaioŶ HaltoŶ guideliŶes ǁheƌe appliĐaďle.

k. Paƌk eŶtƌaŶĐe desigŶ should pƌoǀide aŵeŶiies iŶĐludiŶg 
ǀisitoƌ dƌop-of, pedestƌiaŶ sĐale lighiŶg, aŶd ĐooƌdiŶated 
sigŶage to assist iŶ oƌieŶtaioŶ aŶd use of paƌk aŵeŶiies.

l. Wheƌe possiďle, plaǇgƌouŶd suƌfaĐes aŶd paƌk eƋuipŵeŶt 
should consider the use of recycled materials.
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m. PlaǇgƌouŶd faĐiliies should featuƌe eƋuipŵeŶt that 
incorporates the principles of universal design. 

n. “igŶage, puďliĐ aƌt aŶd otheƌ plaĐe ŵakiŶg eleŵeŶts should 
be incorporated to develop a stronger sense of place.

o. Paƌk sigŶage should ďe ĐooƌdiŶated at eŶtƌaŶĐes to avoid 
uŶŶeĐessaƌǇ Đluteƌ.

Parks and open spaces should be visible from adjacent streets to ensure safe, 
aĐiǀe use. HighlǇ ǀisiďle ĐoŶŶeĐioŶs should liŶk opeŶ spaĐes
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3.1.3 MULTI-USE	TRAIL

The NiŶth LiŶe Neighďouƌhood ChaƌaĐteƌ Aƌea eŶǀisioŶs a ĐoŶiŶuous 
ŵuli-use tƌail ƌuŶŶiŶg paƌallel to the TƌaŶsitǁaǇ fƌoŵ HighǁaǇ ϰϬϭ to 
EgliŶtoŶ AǀeŶue. This suppoƌts alteƌŶaiǀe ŵodes of tƌaŶspoƌtaioŶ 
;i.e. ǁalkiŶg aŶd ĐǇĐliŶgͿ foƌ the aƌea s͛ ƌesideŶts, ĐoŶŶeĐts people to 
the GƌeeŶlaŶds aŶd PuďliĐ OpeŶ “paĐes, aŶd ǁheŶ ĐoŵďiŶed ǁith 
ĐƌossiŶgs of NiŶth LiŶe, pƌoǀides the oppoƌtuŶitǇ to pƌoǀide ĐoŶiŶuous 
ĐoŶŶeĐiǀitǇ to the ƌest of Mississauga s͛ GƌeeŶlaŶds aŶd opeŶ spaĐe 
systeŵ. The desigŶ of ŵuli-use tƌails ǁill ďe ƌegulated pƌiŵaƌilǇ ďǇ 
CoŵŵuŶitǇ “eƌǀiĐes aŶd the TƌaŶspoƌtaioŶ aŶd Woƌks DepaƌtŵeŶt.

a. The Ŷeǁ ŵuli-use tƌail aŶd otheƌ Ŷeǁ tƌails should 
ĐoŶŶeĐt to eaĐh otheƌ, aŶd to eǆisiŶg tƌails, stƌeets, 
and open spaces including those to the east of Ninth 
LiŶe to Đƌeate a liŶked tƌail Ŷetǁoƌk that pƌoǀides 
pedestƌiaŶs aŶd ĐǇĐlists ǁith ĐoŶŶeĐioŶs aŶd ƌeĐƌeaioŶ 
oppoƌtuŶiies. 

b. Tƌails should liŶk to Đoƌe aĐiǀitǇ aƌeas suĐh as tƌaŶsit 
staioŶs, ĐoŵŵuŶitǇ ĐeŶtƌes, ŵiǆed-use aƌeas, aŶd 
nearby employment areas. They should create strong 
liŶks ďetǁeeŶ Ŷeighďouƌhoods, opeŶ spaĐes, aŶd Ŷatuƌal 
heritage features, including those to the east of Ninth 
Line.  

c. The desigŶ of tƌails loĐated iŶ the GƌeeŶlaŶds oƌ opeŶ 
spaĐe aƌeas should ƌeleĐt the fuŶĐioŶ aŶd Ŷatuƌe of 
the tǇpe of opeŶ spaĐe it oĐĐupies. GeŶeƌallǇ, suĐh tƌails 
should be constructed of asphalt. All trails should be 
desigŶed aĐĐoƌdiŶg to site-speĐiiĐ ĐoŶdiioŶs.

d. Trail widths should range from 3-4m wide, depending on 
the type of trail, to allow for two way cyclist or pedestrian 
passage depeŶdiŶg oŶ site speĐiiĐ ĐoŶdiioŶs.

e. Wheƌe appliĐaďle, ŵuli-use tƌails should ďe desigŶed to 
disiŶguish ďetǁeeŶ ǁalkiŶg aŶd ĐǇĐliŶg/ƌolleƌ-ďladiŶg 
aƌeas to ŵiŶiŵize ĐoŶliĐts. 

f. Muli-use tƌails should iŶĐlude ŵuliple aĐĐess poiŶts 
aloŶg the Ŷetǁoƌk to pƌoŵote peƌŵeaďilitǇ iŶto the 
system. The design of access points should consider 
that people arrive by a variety of means, including foot, 
bicycle, car, or transit. Entrances should also be designed 
to aĐĐoŵŵodate peƌsoŶs ǁith phǇsiĐal disaďiliies aŶd 
therefore include stable yet permeable surfaces. 

g. Wheƌe appƌopƌiate, ŵuli-use tƌails should iŶĐlude 
adeƋuate aŵeŶiies, suĐh as seaiŶg, ǁaste ƌeĐeptaĐles, 
lighiŶg, sigŶage, ƌoute iŶfoƌŵaioŶ, aŶd eduĐaioŶal 
aŶd histoƌiĐ iŶfoƌŵaioŶ. AŵeŶiies should ďe desigŶed 
aĐĐoƌdiŶg to site-speĐiiĐ ĐoŶdiioŶs.

Muli-use trails should ĐoŶŶeĐt to eaĐh other aŶd to eǆisiŶg trails, streets, 
and open spaces including those to the east of Ninth Line to create a linked 
trail network.
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3.1.4 storMWater ManageMent PonDs

Stormwater management ponds will be required. These ponds 
pƌoǀide sigŶiiĐaŶt oppoƌtuŶiies foƌ passiǀe ƌeĐƌeaioŶal aƌeas aŶd 
Ŷeighďouƌhood aŵeŶiies.

a. Vieǁs aŶd aĐĐess to stoƌŵǁateƌ ŵaŶageŵeŶt faĐiliies 
is encouraged, wherever possible, to integrate them as 
iŵpoƌtaŶt ĐoŵŵuŶitǇ aŵeŶiies. “uĐh faĐiliies should 
ďe ďouŶded ďǇ a ĐoŵďiŶaioŶ of ƌoad aŶd opeŶ spaĐe 
to allow appropriate and safe use, views and access. The 
degree of access should be considered on a site-by-site 
ďasis thƌough a ĐoŵďiŶaioŶ of faĐilitǇ edge tƌeatŵeŶts. 
Shallow slopes should be provided for direct access areas 
aŶd oǀeƌlooks ǁith ƌailiŶgs oƌ deŶselǇ plaŶted aƌeas 
should be applied to discourage direct access.

b. The use of feŶĐiŶg should ďe ƌeseƌǀed to ŵiigate speĐiiĐ 
safety concerns.

c. A hierarchy of design treatments should be developed 
to addƌess the ǀaƌious ĐoŶdiioŶs of faĐilitǇ desigŶ aŶd 
loĐaioŶs, iŶĐludiŶg Ŷatuƌalized aŶd uƌďaŶized edges. IŶ 
all Đases, stoƌŵǁateƌ ŵaŶageŵeŶt faĐiliies should ďe 
desigŶed as atƌaĐiǀe featuƌes of the laŶdsĐape, aŶd 
should iŶĐoƌpoƌate aŶ aƌƌaŶgeŵeŶt of plaŶiŶg that does 
Ŷot iŶteƌfeƌe ǁith theiƌ fuŶĐioŶ. Wheƌe feasiďle, siiŶg 
aƌeas ǁith pathǁaǇ ĐoŶŶeĐioŶs should ďe pƌoǀided to 
encourage use and reinforce safety. 

d. PuďliĐ eduĐaioŶ displaǇs should ďe used to iŶĐƌease 
aǁaƌeŶess aŶd appƌeĐiaioŶ of the faĐiliies.

Vieǁs aŶd aĐĐess to storŵǁater ŵaŶageŵeŶt faĐiliies is eŶĐouraged 
ǁhereǀer possiďle to iŶtegrate theŵ as iŵportaŶt ĐoŵŵuŶitǇ aŵeŶiies.
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3.2 guiDeLines  for transit suPPortiVe 
streets anD BLoCKs: DERRY 407 TRANsITWAY 
sTATION AND BRITANNIA 407 TRANsITWAY 
STaTioN PreCiNCTS

New development in the Ninth Line Neighbourhood, including the 
oƌgaŶizaioŶ aŶd desigŶ of ďloĐks, stƌeets, aŶd ďouleǀaƌds, should suppoƌt 
aŶd eŶĐouƌage tƌaŶsit aŶd aĐiǀe tƌaŶspoƌtaioŶ. “hoƌt, peƌŵeaďle ďloĐks 
eŶĐouƌage eiĐieŶt ĐoŶŶeĐiǀitǇ foƌ all ŵodes, ǁhile ǁide, atƌaĐiǀe 
ďouleǀaƌds suppoƌt ǀiďƌaŶt, aĐiǀe stƌeetsĐapes.  

3.2.1 BLoCK Layout anD organization

With the aligŶŵeŶt of the TƌaŶsitǁaǇ, aŶd tǁo tƌaŶsit staioŶ Ŷodes, the 
desigŶ aŶd laǇout of stƌeets aŶd ďloĐks iŶ the NiŶth LiŶe laŶds should 
suppoƌt tƌaŶsit use aŶd aĐiǀe tƌaŶspoƌtaioŶ ;i.e. ǁalkiŶg aŶd ĐǇĐliŶgͿ. 
TƌaŶsit suppoƌiǀe desigŶ ǁill ĐoŶĐeŶtƌate a ŵiǆ of laŶd uses aŶd higheƌ 
deŶsiies aloŶg NiŶth LiŶe, paƌiĐulaƌlǇ at keǇ Ŷodes, to pƌoǀide the ĐƌiiĐal 
mass to support regular transit service.

a. New streets should reinforce a well-connected grid system, 
iŶĐludiŶg diƌeĐt ĐoŶŶeĐioŶs to the east side of NiŶth 
LiŶe, to pƌoǀide ĐoŶǀeŶieŶt ĐoŶŶeĐioŶs aŶd pƌoŵote 
permeability throughout the Ninth Line lands.

b. To faĐilitate a ǁell-ĐoŶŶeĐted gƌid Ŷetǁoƌk, ďloĐk leŶgths iŶ 
the Ninth Line lands should generally be limited to 180m, 
aŶd ďloĐk ǁidths should ďe liŵited to ϴϬŵ. Wheƌe ďloĐks 
eǆĐeed ϭϴϬŵ, suďstaŶial ŵid-ďloĐk ĐoŶŶeĐioŶs should 
be provided to encourage pedestrian permeability into the 
neighbourhood.

c. A ŵiǆ of laŶd uses aŶd/oƌ higheƌ ƌesideŶial deŶsiies should 
ďe pƌoǀided at keǇ loĐaioŶs, suĐh as tƌaŶsit staioŶ aƌeas, 

ŵajoƌ iŶteƌseĐioŶs ;i.e. EgliŶtoŶ AǀeŶue, BƌitaŶŶia ‘oad 
aŶd DeƌƌǇ ‘oadͿ, aŶd adjaĐeŶt to OpeŶ “paĐes, to geŶeƌate 
pedestƌiaŶ tƌaiĐ aŶd aĐiǀitǇ thƌoughout the daǇ, aŶd 
through all seasons.

d. AĐĐess to tƌaŶsit should ďe loĐated ǁithiŶ a shoƌt ǁalkiŶg 
distance of most uses (approximately 400m).

e. The pavement width of vehicular lanes on new streets 
should ďe ŵiŶiŵized iŶ oƌdeƌ to pƌoǀide suiĐieŶt space for 
ĐǇĐliŶg faĐiliies aŶd ǁide ďouleǀaƌds iŶĐludiŶg sideǁalks.

f. TƌaŶsit stops should ďe loĐated iŶ ĐoŶjuŶĐioŶ ǁith puďliĐ 
aŵeŶiies, ǁheƌe possiďle, iŶĐludiŶg ĐoŵŵuŶitǇ ĐeŶtƌes, 
paƌks, sĐhools, aŶd otheƌ ĐoŵŵuŶitǇ faĐiliies ;i.e. liďƌaƌǇ, 
gallery).

g. Auto dependent uses, such as drive through retail and car 
ǁash faĐiliies, should ďe ĐaƌefullǇ loĐated aŶd desigŶed to 
ŵiŶiŵize iŵpaĐt oŶ the stƌeetsĐape aŶd pedestƌiaŶ aŶd 
ĐǇĐlist tƌaiĐ.

PreĐedeŶt for loǁ to ŵid-rise traŶsit supopriǀe deǀelopŵeŶt. 
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3.2.2 CoMPLete streets anD BouLeVarDs

3.2.2.1 arteriaL roaDs

Aƌteƌial ƌoads, iŶĐludiŶg NiŶth LiŶe, EgliŶtoŶ AǀeŶue, BƌitaŶŶia ‘oad 
aŶd DeƌƌǇ ‘oads, aŶd a poteŶial eǆteŶsioŶ to AƌgeŶia ‘oad, aƌe high 
ĐapaĐitǇ tƌaŶspoƌtaioŶ ƌoads that aĐĐoŵŵodate ƌegioŶal aŶd loĐal 
tƌaǀel deŵaŶds. Aƌteƌial ‘oads also ĐoŶŶeĐt Ŷodes aŶd seƌǀe as ŵajoƌ 
gateways into Mississauga and through the Ninth Line lands. Arterial 
‘oads should haǀe aŶ uƌďaŶ ĐhaƌaĐteƌ aŶd should pƌoŵote the highest 
leǀel of desigŶ, iŶĐludiŶg atƌaĐiǀe ďuildiŶgs that fƌaŵe aŶd addƌess 
the stƌeet, ĐǇĐliŶg faĐiliies, aŶd pedestƌiaŶ-suppoƌiǀe ďouleǀaƌds 
ĐhaƌaĐteƌized ďǇ ǁide sideǁalks, stƌeet tƌees, ĐoŶsisteŶt paǀiŶg, lighiŶg 
aŶd puďliĐ aƌt. EŶhaŶĐed stƌeetsĐape ;i.e. addiioŶal tƌees, sideǁalk 
width and street furniture etc.) should be considered along the arterial 
ƌoad iŶ the seleĐted aƌeas depeŶdiŶg oŶ the aďuiŶg laŶd use aŶd 
context of the precincts.

a. Aƌteƌial ƌoads should ďe desigŶed as ͚Đoŵplete stƌeets͛ 
that seƌǀe a ǀaƌietǇ of fuŶĐioŶs, iŶĐludiŶg tƌaŶsit, 
ĐoŶŶeĐioŶs ďetǁeeŶ ĐoŵŵuŶiies, aŶd ĐoŶŶeĐioŶs to 
other roads.

b. Wheƌe appƌopƌiate, aƌteƌial ƌoad ďouleǀaƌds should ďe a 
ŵiŶiŵuŵ of ϲŵ iŶ ǁidth to pƌoǀide oppoƌtuŶiies foƌ aŶ 
enhanced stƌeetsĐape ĐoŶdiioŶ.

c. Street trees are recommended on all arterial roads, 
aŶd should ďe ofset ϭ.ϳϱ-Ϯ.Ϭŵ fƌoŵ the Đuƌď to 
aĐĐoŵŵodate sŶoǁ stoƌage ǁith ŵiŶiŵal ƌisk to the tƌee. 
All street trees should have access to a minimum soil 
ǀoluŵe of ϮϬŵ3 (30m3 if shared by two trees).

d. A ŵuli-use tƌail oŶ the east side of NiŶth LiŶe ǁill 
aĐĐoŵŵodate ďiĐǇĐle tƌaiĐ. BiĐǇĐle paƌkiŶg ǁill ďe 
pƌoǀided at ƌegulaƌ iŶteƌǀals, as outliŶed iŶ seĐioŶ 
ϯ.Ϯ.ϱ.ϯ.

e. Travel lane widths should be as narrow as possible to 
accommodate wider boulevards within the smallest 
possible right-of-way.

f. Cuƌď Đuts aŶd disƌupioŶs to pedestƌiaŶ aŶd ĐǇĐlist 
ŵoǀeŵeŶt should ďe ŵiŶiŵized thƌough the use of joiŶt 
access driveways wherever possible. 
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NiŶth LiŶe Cross SeĐioŶ. Note: CoŶĐeptual desigŶ to ďe deterŵiŶed through 
future EŶǀiroŶŵeŶtal AssessŵeŶt StudǇ
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3.2.2.2 CoLLeCtor roaDs

ColleĐtoƌ ‘oads aƌe ŵediuŵ ĐapaĐitǇ Đoƌƌidoƌs that ĐoŶŶeĐt LoĐal ‘oads 
to oŶe aŶotheƌ, to iŶteƌseĐiŶg ColleĐtoƌ ‘oads, aŶd to Aƌteƌial ‘oads. 
The desigŶ of ColleĐtoƌ ‘oads should ďe ŵoƌe suďstaŶial thaŶ LoĐal 
‘oads aŶd should iŶĐlude ďouleǀaƌds ǁith ǁide sideǁalks oŶ ďoth sides, 
ĐoŶsisteŶt paǀiŶg, aŶd lighiŶg. EŶhaŶĐed stƌeetsĐape ;i.e. addiioŶal 
tƌees, sideǁalk ǁidth aŶd stƌeet fuƌŶituƌe etĐ.Ϳ should ďe ĐoŶsideƌed 
along the collector road in the selected areas depending on depending 
oŶ aďuiŶg laŶd use aŶd ĐoŶteǆt of the pƌeĐiŶĐts.

a. ColleĐtoƌ ‘oads should ďe desigŶed as ͚Đoŵplete stƌeets͛ 
that seƌǀe a ǀaƌietǇ of fuŶĐioŶs, iŶĐludiŶg tƌaŶsit aŶd 
ĐoŶŶeĐioŶs to otheƌ ƌoads.

b. Wheƌe appƌopƌiate, ĐolleĐtoƌ ƌoad ďouleǀaƌds should ďe 
a ŵiŶiŵuŵ of ϲŵ iŶ ǁidth to pƌoǀide oppoƌtuŶiies foƌ 
an enhanced streetscape.

c. “tƌeet tƌees aƌe ƌeĐoŵŵeŶded oŶ all ColleĐtoƌ ‘oads, 
aŶd should ďe ofset ϭ.ϳϱ-Ϯ.Ϭŵ fƌoŵ the Đuƌď to 

aĐĐoŵŵodate sŶoǁ stoƌage ǁith ŵiŶiŵal ƌisk to the tƌee. 
All street trees should have access to a minimum soil 
ǀoluŵe of ϮϬŵ3 (30m3 if shared by two trees).

d. BiĐǇĐle faĐiliies should ďe pƌoǀided oŶ ďoth sides of 
ColleĐtoƌ ‘oads aŶd aƌe eŶĐouƌaged oǀeƌ oŶ-stƌeet 
paƌkiŶg. Wheƌe oŶ-stƌeet paƌkiŶg is Ŷot possiďle due to 
street width constraints, site plans in this area should 
aĐĐouŶt foƌ ƌeƋuiƌed ǀisitoƌ aŶd shoƌt teƌŵ paƌkiŶg Ŷeeds 
on site.

e. Tƌaǀel aŶd paƌkiŶg laŶe ǁidths should ďe as Ŷaƌƌoǁ as 
possible to accommodate wider boulevards within the 
smallest possible right-of-way.

f. Cuƌď Đuts aŶd disƌupioŶs to pedestƌiaŶ aŶd ĐǇĐlist 
ŵoǀeŵeŶt should ďe ŵiŶiŵized thƌough the use of joiŶt 
access driveways wherever possible.
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ColleĐtor roads should ďe desigŶed to serǀe a ǀarietǇ of fuŶĐioŶs iŶĐludiŶg 
traŶsit aŶd ĐoŶŶeĐioŶs to other roads.
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3.2.3 on street ParKing

OŶ-stƌeet paƌkiŶg ǁithiŶ the NiŶth LiŶe laŶds should ďe peƌŵited 
wherever possible, to animate the street, reduce vehicle speeds and 
seƌǀe as a pƌoteĐiǀe ďufeƌ ďetǁeeŶ pedestƌiaŶs aŶd ŵoǀiŶg ǀehiĐles. 
OŶ-stƌeet paƌkiŶg ŵaǇ ďe pƌoǀided thƌough laǇ-ďǇs aŶd/oƌ ďuŵp-outs, 
aŶd should ƌeleĐt all appƌopƌiate eŶgiŶeeƌiŶg desigŶ staŶdaƌds.

a. Paƌallel oŶ-stƌeet paƌkiŶg is pƌefeƌƌed oǀeƌ peƌpeŶdiĐulaƌ 
oƌ aŶgled paƌkiŶg to ŵiŶiŵize the oǀeƌall ǁidth of the 
stƌeet aŶd opiŵize sight-liŶes.

b. OŶ-stƌeet paƌkiŶg ŵaǇ ďe situated ǁithiŶ ďuŵp-outs aŶd/
or lay-bys, but should not compromise the minimum 
ƌeĐoŵŵeŶded ďouleǀaƌd ǁidths ;ϰ.ϴ-ϲŵͿ oŶ ĐolleĐtoƌ 
and arterial roads.

c. Wheƌe ďuŵp-outs aƌe pƌoǀided, theǇ should ďe 
landscaped with street trees or low level ground cover 
and be designed to accommodate snow storage.

3.2.4 noise iMPaCt Mitigation

“ouŶd ďufeƌiŶg teĐhŶiƋues should ďe eŵploǇed aloŶg the east side 
of the 407 and the proposed 407 Transitway to protect the adjacent 
ƌesideŶial, puďliĐ opeŶ spaĐe aŶd eŵploǇŵeŶt ǁheƌe Ŷoise iŵpaĐts aƌe 
deeŵed to eǆĐeed aŶ aĐĐeptaďle liŵit. PoteŶial ŵiigaioŶ teĐhŶiƋues 
iŶĐlude: 

a. MouŶiŶg ǁell desigŶed, aĐousiĐal ďaƌƌieƌs ǁheƌe 
appropriate.

On-street parking is encouraged to animate the street, reduce vehicle speeds, 
aŶd serǀe as a proteĐiǀe ďufer ďetǁeeŶ pedestriaŶs aŶd ŵoǀiŶg ǀehiĐles.  
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3.2.5 street furnisHings

3.2.5.1 seating anD otHer street furniture

“eaiŶg, ďeŶĐhes, aŶd otheƌ stƌeet fuƌŶituƌe should ďe pƌoǀided 
aloŶg stƌeets thƌoughout the NiŶth LiŶe laŶds, aŶd paƌiĐulaƌlǇ iŶ high 
aĐiǀitǇ aƌeas suĐh as ŵiǆed-use aƌeas, tƌaŶsit staioŶs aŶd stops, keǇ 
iŶteƌseĐioŶs, paƌks aŶd opeŶ spaĐes, aŶd eŵploǇŵeŶt aƌeas. “eaiŶg 
should be located within well-landscaped areas to provide comfort and 
encourage social engagement. 

a. Street furnishings should be placed in a coordinated 
manner that does not obstruct pedestrian or vehicular 
ĐiƌĐulaioŶ, oƌ sŶoǁ ƌeŵoǀal aŶd otheƌ ŵaiŶteŶaŶĐe 
requirements. 

b. “tƌeet fuƌŶishiŶgs should ƌeleĐt the CitǇ s͛ staŶdaƌd 
palete, as appƌopƌiate, ďut should iŶĐlude eleŵeŶts that  
are unique to the Ninth Line lands. Furnishing should 
pƌoǀide a ĐoŶsisteŶt aŶd uŶiied stƌeetsĐape appeaƌaŶĐe.

c. IŶ speĐial aƌeas ;i.e. tƌaŶsit staioŶs, Ŷodes, plazasͿ 
seaiŶg aŶd ďeŶĐhes ŵaǇ ǀaƌǇ fƌoŵ the CitǇ staŶdaƌd to 
reinforce the unique character of the area.   

d. Wheƌe ƌaised plaŶteƌs aƌe used iŶ the ďouleǀaƌd, theǇ 
should ďe desigŶed to fuŶĐioŶ as alteƌŶaiǀe seaiŶg 
aloŶg the sideǁalk edge.

Street furŶishiŶgs should releĐt the CitǇ’s staŶdard poliĐies as appropriate, 
but include elements that are unique to Ninth Line Lands.
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3.2.5.2 transit sHeLters

The desigŶ aŶd loĐaioŶ of tƌaŶsit shelteƌs ǁill plaǇ a sigŶiiĐaŶt ƌole 
iŶ eŶĐouƌagiŶg tƌaŶsit aŶd aĐiǀe tƌaŶspoƌtaioŶ iŶ the NiŶth LiŶe 
Neighbourhood.

a. Transit stops should be placed near building entrances 
and located frequently throughout the community to 
eŶsuƌe all ƌesideŶts aƌe ǁithiŶ ǁalkiŶg distaŶĐe ;ϰϬϬŵͿ of 
transit service.

b. Faƌ-side stops ;ateƌ aŶ iŶteƌseĐioŶͿ aƌe eŶĐouƌaged 
to eŶhaŶĐe safetǇ aŶd eiĐieŶĐǇ ďǇ ƌeduĐiŶg the 
number of stops required before proceeding through an 
iŶteƌseĐioŶ.

c. TƌaŶsit stops should iŶĐlude ďasiĐ aŵeŶiies, iŶĐludiŶg 
seaiŶg, ǁaste ƌeĐeptaĐles, lighiŶg, ƌoute iŶfoƌŵaioŶ, 
aŶd a shelteƌ foƌ ǁeatheƌ pƌoteĐioŶ.

d. “ideǁalks should ĐoŶŶeĐt diƌeĐtlǇ to tƌaŶsit shelteƌs to 
ŵaǆiŵize ĐoŶǀeŶieŶĐe.

e. Transit stops should have barrier-free access and be 
located in a way that does not interfere with pedestrian 
movement.

f. TƌaŶsit shelteƌs loĐated oŶ the sideǁalk oƌ ďouleǀaƌd 
should be located between 1 to 3m from the street 
Đuƌď to faĐilitate sŶoǁ stoƌage aŶd ŵiŶiŵize poteŶial 
pedestƌiaŶ/ǀehiĐle ĐoŶliĐts.

3.2.5.3 BiCyCLe ParKing

The ŵuli-use tƌail pƌoposed foƌ the NiŶth LiŶe laŶds, as ǁell as oŶ-
stƌeet ĐǇĐliŶg faĐiliies, should estaďlish ĐǇĐliŶg as a ŵajoƌ ŵode of 
tƌaŶspoƌtaioŶ iŶ the ĐoŵŵuŶitǇ. The aĐĐoŵŵodaioŶ of ĐoŶǀeŶieŶt 
ďiĐǇĐle paƌkiŶg is esseŶial to suppoƌt this aŶd eŶsuƌe ĐǇĐliŶg ƌeŵaiŶs a 
pƌefeƌƌed loŶg-teƌŵ tƌaŶspoƌtaioŶ alteƌŶaiǀe. Bike paƌkiŶg should ďe 
iŶĐoƌpoƌated iŶto the puďliĐ opeŶ spaĐe Ŷeaƌ passiǀe aŶd aĐiǀe spaĐes 
aŶd iŶĐoƌpoƌated iŶto the loĐaioŶs ideŶiied ďeloǁ. 

a. BiĐǇĐle paƌkiŶg should ďe pƌoǀided at ƌegulaƌ iŶteƌǀals 
iŶ ŵiǆed-use aƌeas, aƌouŶd tƌaŶsit staioŶs, aŶd iŶ otheƌ 
aƌeas of high pedestƌiaŶ aĐiǀitǇ.

b. Post-aŶd-ƌiŶg ďiĐǇĐle paƌkiŶg, ĐoŶstƌuĐted of aluŵiŶuŵ 
oƌ galǀaŶized steel, is pƌefeƌƌed as laƌgeƌ uŶits ĐaŶ 
impede pedestrian movement and snow clearing.

c. BiĐǇĐle paƌkiŶg should ďe loĐated Đlose to ďuildiŶg 
entrances and should be sheltered where possible. 

d. LoŶgeƌ-teƌŵ ďiĐǇĐle stoƌage faĐiliies ;i.e. loĐkeƌsͿ 
should ďe pƌoǀided at tƌaŶsit staioŶs, opeŶ spaĐes aŶd 
employment areas, to encourage cycling. They should be 
weather-protected and conveniently located.

e. IŶ higheƌ deŶsitǇ ƌesideŶial ďuildiŶgs, and along 
commercial corridors, shoƌt-teƌŵ ǀisitoƌ ďiĐǇĐle paƌkiŶg 
should ďe pƌoǀided iŶ a ĐoŶǀeŶieŶt loĐaioŶ.
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3.2.5.4 PuBLiC art

AtƌaĐiǀe, aŶd ǁell-ĐoŵŵissioŶed puďliĐ aƌt ǁill eŶhaŶĐe the NiŶth 
Line lands, and contribute to the culture and history of the area. Public 
aƌt is eŶĐouƌaged thƌoughout the NiŶth LiŶe laŶds, paƌiĐulaƌlǇ at tƌaŶsit 
staioŶs, keǇ iŶteƌseĐioŶs, paƌks, aloŶg the ŵuli-use tƌail, aŶd iŶ otheƌ 
highlǇ ǀisiďle loĐaioŶs.

a. Public art pieces should be durable and easily maintained.
b. PuďliĐ aƌt should eǆploƌe oppoƌtuŶiies to Đeleďƌate loĐal 

Đultuƌal diǀeƌsitǇ, histoƌiĐ eǀeŶts aŶd iguƌes of loĐal, 
ŶaioŶal aŶd iŶteƌŶaioŶal sigŶiiĐaŶĐe.

c. Public art should be both physically and visually 
accessible and barrier free.

d. Sites with public art pieces should include landscaping 
that complements and enhances the piece where 
appropriate. 

e. Sites may be reserved for groupings of complementary 
pieĐes, iŶĐludiŶg teŵpoƌaƌǇ iŶstallaioŶs.

Public art is encouraged throughout the Ninth Line lands. 
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3.2.5.5 street LigHting

DoǁŶĐast, pedestƌiaŶ-sĐaled lighiŶg eŶhaŶĐes safetǇ aŶd ǀisiďilitǇ oŶ 
stƌeets. IŶ keǇ aƌeas ;i.e. tƌaŶsit staioŶs, opeŶ spaĐesͿ, lighiŶg ĐaŶ ďe 
used to accent special features, such as public art, landscaping, signage, 
etc.

a. The desigŶ aŶd loĐaioŶ of lighiŶg should ĐoŶsideƌ 
sustaiŶaďilitǇ aŶd the iŵpaĐts of light polluioŶ, iŶĐludiŶg: 
 ̵ eŶeƌgǇ eiĐieŶĐǇ; 
 ̵ diƌeĐioŶal lighiŶg that ƌeduĐes ǁasted eŶeƌgǇ; 
 ̵ iŶduĐioŶ lighiŶg; 
 ̵ solar power; and, 
 ̵ stƌeet ƌeleĐtoƌs aŶd seŶsoƌs ;to help ƌegulate 

ďƌightŶess aŶd ǁheŶ lights tuƌŶ oŶ aŶd ofͿ.
b. DoǁŶĐast pedestƌiaŶ-sĐale lighiŶg should ďe pƌoǀided iŶ 

high tƌaiĐ pedestƌiaŶ aƌeas.
c. All lighiŶg should ďe loĐated ǁithiŶ a desigŶated aƌea to 

eŶsuƌe it does Ŷot iŵpede pedestƌiaŶ ĐiƌĐulaioŶ.
d. As appƌopƌiate, addiioŶal pedestƌiaŶ-sĐale lighiŶg 

should be provided in areas with a high volume of 
pedestƌiaŶ aĐiǀitǇ, suĐh as tƌaŶsit staioŶs, ŵiǆed-use 
aƌeas, keǇ iŶteƌseĐioŶs, tƌaŶsit stops, tƌail ĐƌossiŶgs, ŵid-
ďloĐk ĐoŶŶeĐioŶs.

e. The hight of lighiŶg iŶ aĐiǀe pedestƌiaŶ aƌeas should ďe 
liŵited to ϰ.ϲŵ as outliŶed iŶ the HealthǇ DeǀelopŵeŶt 
Assessment. 

ϯ.Ϯ.ϱ.ϲ	 signage

A hierarchy of signage should be implemented uniformly throughout 
the NiŶth LiŶe laŶds, aŶd should eŶĐoŵpass stƌeet sigŶs, diƌeĐioŶal 
signage and commercial signage.

a. A ĐoŵpƌeheŶsiǀe ǁaǇiŶdiŶg stƌategǇ should ďe 
deǀeloped, iŶĐludiŶg ŵappiŶg at keǇ loĐaioŶs, suĐh as 
Ŷodes, aŶd keǇ iŶteƌseĐioŶs.

b. Street furniture should not include signage (i.e. benches 
ǁith adǀeƌiseŵeŶtsͿ ǁith the eǆĐepioŶ of sŵall, 
unobtrusive plaques to indicate the source of funding for 
the streetscape item.

c. “igŶage should ďe uŶiied iŶ desigŶ, aŶd should eǆploƌe 
oppoƌtuŶiies to ƌeleĐt loĐal Đultuƌal diǀeƌsitǇ aŶd histoƌǇ. 

3.2.5.7 Waste reCePtaCLes

Waste ƌeĐeptaĐles should ďe loĐated at keǇ iŶteƌseĐioŶs aŶd iŶ highlǇ 
aĐiǀe pedestƌiaŶ aƌeas aŶd should ƌeleĐt the CitǇ s͛ staŶdaƌds ǁhile 
eŶsuƌiŶg ĐooƌdiŶaioŶ ǁith the oǀeƌall stƌeet fuƌŶituƌe palete. The 
waste receptacles chosen should include slots for recycling as well as 
liteƌ. 

a. Waste ƌeĐeptaĐles should ďe loĐated iŶ ĐoŶjuŶĐioŶ ǁith 
stƌeet fuƌŶituƌe, pedestƌiaŶ eŶtƌaŶĐes, paƌkiŶg aƌeas, 
ǁashƌooŵs, keǇ desiŶaioŶs aŶd at ƌegulaƌ iŶteƌǀals 
along major streets.

b. ‘eĐeptaĐle desigŶ is eŶĐouƌaged to ĐoŵpleŵeŶt otheƌ 
adjacent furnishings such as benches and transit shelters.

c. All liteƌ aŶd ƌeĐǇĐliŶg ƌeĐeptaĐles should ďe 
ĐoŶiguƌed as side opeŶiŶg ĐoŶtaiŶeƌs foƌ ĐoŶǀeŶieŶt 
maintenance.
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3.2.5.8 utiLities

The ĐooƌdiŶated desigŶ aŶd iŶtegƌaioŶ of seƌǀiĐe iŶfƌastƌuĐtuƌe aŶd 
uiliies ǁill ĐoŶtƌiďute to the ǀisual ƋualitǇ of the NiŶth LiŶe laŶds. Foƌ 
that reason they must be considered as an integrated component in the 
design of streets, buildings and open spaces. 

Deǀelopeƌs should ĐoŶtaĐt the CitǇ aŶd loĐal uiliies eaƌlǇ iŶ the 
development process to coordinate the placement of above-ground 
uiliies to ƌeleĐt the guideliŶes ďeloǁ.

a. Wheƌeǀeƌ possiďle, uiliies should ďe ďuƌied ďeloǁ 
gƌade. The use of a joiŶt uilitǇ tƌeŶĐh is eŶĐouƌaged foƌ 
access and maintenanĐe ďeŶeits, aŶd ǁill fƌee ŵoƌe 
space to accommodate street trees.

b. OppoƌtuŶiies should ďe ideŶiied foƌ gƌoupiŶg aďoǀe 
gƌade uiliies iŶ siŶgle loĐaioŶs ǁheƌe feasiďle ;i.e. the 
laŶkiŶg Ǉaƌd of the puďliĐ ƌight-of-ǁaǇͿ. “uĐh loĐaioŶs 
should ďe guided ďǇ the loĐaioŶ aŶd hieƌaƌĐhǇ of stƌeets, 
stoƌŵ ǁateƌ ŵaŶageŵeŶt faĐiliies, paƌks aŶd otheƌ 
ĐoŵpoŶeŶts of the opeŶ spaĐe sǇsteŵ, as ǁell as uilitǇ 
aĐĐess ĐoŶsideƌaioŶs.

c. UilitǇ ĐaďiŶets, tƌaŶsfoƌŵeƌ ǀaults, hǇdƌo ŵetƌes aŶd 
gas metres should be incorporated into building design. 
Wheƌe this is Ŷot feasiďle, uiliies should ďe plaĐed iŶ 
disĐƌete loĐaioŶs aŶd/oƌ sĐƌeeŶed fƌoŵ puďliĐ ǀieǁ.

d. Neǁ aŶd iŶŶoǀaiǀe soluioŶs foƌ iŶtegƌated uilitǇ 
seƌǀiĐes should ďe eǆploƌed to ŵiŶiŵize stƌeet 
Đluteƌ. PƌoduĐts that iŶĐoƌpoƌate stƌeet lighiŶg aŶd 
teleĐoŵŵuŶiĐaioŶ faĐiliies ǁithiŶ the saŵe pole aƌe 
encouraged.

The ĐoordiŶated desigŶ aŶd iŶtegraioŶ of serǀiĐe iŶfrastruĐture ǁill 
contribute to the visual quality of  the Ninth Line lands. 
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4 PRIVATE REALM DESIGN GUIDELINES

4.1 resiDentiaL BuiLDing guiDeLines

The deǀelopaďle laŶds ideŶiied iŶ the NiŶth LiŶe laŶds aƌe pƌedoŵiŶaŶtlǇ 
ƌesideŶial, pƌoǀidiŶg oppoƌtuŶiies foƌ a ƌaŶge of housiŶg tǇpes aŶd 
deŶsiies ǁithiŶ ǁalkiŶg distaŶĐe of the tƌaŶsit staioŶs aŶd ŵiǆed-
use nodes. Appropriate housing types may include apartments and 
ĐoŶdoŵiŶiuŵs ;up to ϭϬ-stoƌeǇs adjaĐeŶt to tƌaŶsit staioŶsͿ, as ǁell as 
a range of townhouse forms. This mix will promote a diverse community 
and accommodates a wide demographic (i.e. couples, families with 
children, single parents, seniors, people with special needs and others). 

4.1.1 toWnHouses

Townhouses provide more compact higher-density housing choices than 
siŶgle oƌ seŵi-detaĐhed dǁelliŶgs, aŶd ŵaǇ iŶĐlude staŶdaƌd, ďaĐk-to-
ďaĐk, staĐked, oƌ staĐked ďaĐk-to-ďaĐk ǀaƌiaioŶs. WithiŶ the NiŶth LiŶe 
laŶds, toǁŶhouses ǁill pƌoǀide aŶ appƌopƌiate tƌaŶsiioŶ to the staďle 
ƌesideŶial Ŷeighďouƌhoods to the east, iŶ a foƌŵ that suppoƌts iŶĐƌeased 
deŶsitǇ Ŷeaƌ the tƌaŶsit staioŶs. ToǁŶhouses ŵaǇ also pƌoǀide ǀaƌiaioŶ 
in heights internally within comprehensive developments. Townhouses 
should ďe desigŶed aŶd ŵassed to fƌaŵe stƌeets, ǁhile ƌespeĐiŶg the 
eǆisiŶg ĐoŶteǆt ƌelated to height, setďaĐks, aŶd ďuilt foƌŵ.

IŶ addiioŶ to the guideliŶes that folloǁ, please ƌefeƌ to the CitǇ s͛ UƌďaŶ 
DesigŶ HaŶdďook foƌ Loǁ-‘ise Muliple DǁelliŶgs ;ϮϬϭϱͿ aŶd the D‘AFT 
UƌďaŶ DesigŶ GuideliŶes foƌ BaĐk to BaĐk aŶd “taĐked ToǁŶhouses 
;MaƌĐh ϮϬϭϳͿ.

a. Townhouses should be limited to 3 to 5 storeys. 
“tepďaĐks aƌe geŶeƌallǇ ƌeĐoŵŵeŶded aďoǀe the seĐoŶd 
storey to create terraces, and reinforce a human-scaled 
public realm. 

b. Townhouses should be oriented to address the street. 
AŶ adeƋuate laŶdsĐaped ďufeƌ should ďe pƌoǀided foƌ 
toǁŶhouses faĐiŶg oŶto a ǁideŶed NiŶth LiŶe. Wheƌe 
loĐated at a ĐoƌŶeƌ, the iŶteƌŶal ĐoŶiguƌaioŶ of the 
building should ensure units front onto both streets.

c. ToǁŶhouse uŶits should ďe a ŵiŶiŵuŵ of ϲŵ ǁide. 
ToǁŶhouse ďloĐks should iŶĐlude Ŷo ŵoƌe thaŶ ϲ uŶits 
ǁithout a ďƌeak.

d. ToǁŶhouses should geŶeƌallǇ ďe set ďaĐk ϱŵ fƌoŵ the 
property line to accommodate usable front yard space, 
ǁhile pƌoǀidiŶg aŶ appƌopƌiate tƌaŶsiioŶ ďetǁeeŶ the 
public and private realm. No encroachments should be 
pƌoposed ǁithiŶ the iƌst ϯŵ of this setďaĐk ;fƌoŵ the 
property line). Beyond this, private porches and/or stairs 
are encouraged. 

e. Wheƌe tƌees aƌe pƌoposed ǁithiŶ the fƌoŶt Ǉaƌd, theǇ 
should have access to 30m3 of soil.  

f. Beloǁ gƌade uŶits aƌe geŶeƌallǇ disĐouƌaged. Wheƌe 
paƌial ďaseŵeŶt uŶits aƌe pƌoǀided, the iŶished looƌ 
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e. All stepďaĐks should ďe a ŵiŶiŵuŵ of ϯŵ to eŶsuƌe 
usable space for terraces and outdoor amenity space.

f. Individual buildings should generally not be greater than 
ϲϬŵ iŶ ǁidth to eŶĐouƌage peƌŵeaďilitǇ ;i.e. ŵid-ďloĐk 
ĐoŶŶeĐioŶsͿ thƌough laƌgeƌ ďloĐks.

g. Wheƌe ŵuliple ďuildiŶgs aƌe pƌoǀided oŶ siŶgle oƌ 
adjaĐeŶt sites, a ŵiŶiŵuŵ of ϭϭŵ sepaƌaioŶ distaŶĐe 
should be provided between buildings. Above the 
ďuildiŶg ďase, a ϯŵ stepďaĐk should ďe pƌoǀided to 
iŶĐƌease ǀieǁs to the skǇ.   

h. The stƌeetǁall should ďe ǁell-aƌiĐulated thƌough ďoth 
ǀeƌiĐal aŶd hoƌizoŶtal aƌiĐulaioŶ that ƌeleĐts the 
interior units. Individual entrances for at-grade units are 
eŶĐouƌaged to ƌeiŶfoƌĐe a ǀiďƌaŶt aŶd aĐiǀe stƌeetsĐape.  

i. ApaƌtŵeŶt ďuildiŶgs should geŶeƌallǇ ďe set ďaĐk ϱŵ 
from the front property line to accommodate usable front 
Ǉaƌd spaĐe, ǁhile pƌoǀidiŶg aŶ appƌopƌiate tƌaŶsiioŶ 
between the public and private realm. No encroachments 
should ďe pƌoposed ǁithiŶ the iƌst ϯŵ of this setďaĐk 
(from the property line). 

j. Pƌiǀate fƌoŶt-Ǉaƌd aŵeŶitǇ spaĐe should pƌoǀide a sot 
tƌaŶsiioŶ to, aŶd high ǀisiďilitǇ ďetǁeeŶ, the puďliĐ aŶd 
pƌiǀate ƌealŵ. Wheƌe feŶĐiŶg is pƌoposed, it should ďe 
low and highly transparent.

k. Wheƌe ApaƌtŵeŶt ďuildiŶgs aďut loǁ-ƌise ƌesideŶial 
foƌŵs ;i.e. toǁŶhousesͿ, aŶ appƌopƌiate tƌaŶsiioŶ should 
be provided. At the rear of the site, a 45-degree angular 
plane should be applied 7.5m from the property at a 
height at 10.5m.  

l. All apartment buildings should have access to high-
quality outdoor amenity space, including balconies, 
teƌƌaĐes, aŶd ƌootop gaƌdeŶs. All ďalĐoŶies aŶd teƌƌaĐes 
should be a minimum of 1.5m deep.    

m. Servicing and loading should be accommodated 
internally, and should be located at the rear of the site. 
All faĐiliies should ďe ǁell sĐƌeeŶed fƌoŵ the puďliĐ 
realm.  

n. PaƌkiŶg should ďe loĐated uŶdeƌgƌouŶd, oƌ at the 
rear of the site, and accessed via a rear-lane or from 
a side stƌeet. If paƌkiŶg is pƌoǀided iŶ the foƌŵ of aŶ 
underground garage, long term bicycle storage should 
be considered and incorporated into the design of the 
paƌkiŶg gaƌage.
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4.2 CoMMerCiaL BuiLDing guiDeLines

Theƌe ǁill ďe a ǀaƌietǇ of oppoƌtuŶiies foƌ ĐoŵŵeƌĐial deǀelopŵeŶt iŶ the 
NiŶth LiŶe laŶds, iŶĐludiŶg ŵiǆed-use ďuildiŶgs ǁithiŶ the tƌaŶsit staioŶ 
areas, and small-scale commercial uses to serve the neighbourhoods. 
These uses ǁill ďe iŶtegƌal to ĐƌeaiŶg aĐiǀe aŶd ǀiďƌaŶt stƌeetsĐapes, 
ǁhile also pƌoŵoiŶg a ǁalkaďle aŶd healthǇ Ŷeighďouƌhood. Wheƌe 
commercial buildings are proposed, they should have a high quality 
of aƌĐhiteĐtuƌal desigŶ aŶd should pƌoǀide pedestƌiaŶ aŵeŶiies ;i.e. 
plazas, puďliĐ aƌt, seaiŶg, paiosͿ ǁheƌeǀeƌ possiďle. OpeŶ spaĐes 
ďetǁeeŶ ďuildiŶgs, at the stƌeet edge, aŶd thƌough paƌkiŶg aƌeas should 
ďe ǁell laŶdsĐaped, to ƌeiŶfoƌĐe aŶ atƌaĐiǀe aŶd ŵeŵoƌaďle pedestƌiaŶ 
experience.

4.2.1 MIxEd-USE	BUILdIngS

WithiŶ ǁalkiŶg distaŶĐe of the tƌaŶsit staioŶs, ŵiǆed-use ďuildiŶgs aƌe 
eŶĐouƌaged to Đƌeate a stƌoŶg desiŶaioŶ aŶd to ƌeiŶfoƌĐe aŶ uƌďaŶ 
streetscape. Mixed- use buildings should have retail uses at grade 
ǁith ͞spill-out͟ oppoƌtuŶiies ;i.e. Đafé paios, ƌetail displaǇsͿ ǁheƌe 
appƌopƌiate. ‘esideŶial aŶd/oƌ oiĐe uses aƌe ƌeĐoŵŵeŶded aďoǀe 
to pƌoǀide ͞eǇes oŶ the stƌeet͟ aŶd eŶhaŶĐe safetǇ thƌough Đasual 
surveillance.

a. Mixed-use buildings should be located and designed to 
fƌaŵe aŶd addƌess the stƌeet. Wheƌe loĐated at a ĐoƌŶeƌ, 
the building should frame and address both streets.

b. Mixed-use buildings should generally be located at the 
pƌopeƌtǇ liŶe, ďut should ďe set ďaĐk ǁheƌe ŶeĐessaƌǇ to 
eŶsuƌe ǁide ;ϰ.ϴ-ϲŵͿ ďouleǀaƌds that ĐaŶ aĐĐoŵŵodate 
seamless pedestrian movement and the growth of 
appƌopƌiatelǇ sized stƌeet tƌees. 

c. BuildiŶgs should geŶeƌallǇ ďe desigŶed ǁith a ĐoŶiŶuous 
stƌeetǁall, ďut ǀaƌiaioŶs aƌe eŶĐouƌaged to Đƌeate aŶ 
iŶteƌesiŶg stƌeetsĐape ĐoŶdiioŶ, aŶd to iŶĐoƌpoƌate 
oppoƌtuŶiies foƌ plazas, ŵid-ďloĐk pedestƌiaŶ 
ĐoŶŶeĐioŶs, aŶd/oƌ the pƌiŵaƌǇ ƌesideŶial eŶtƌaŶĐe.

d. At least 1m should be provided at the front of the 
ďuildiŶg to aĐĐoŵŵodate ͞spill-out͛ uses, suĐh as 
sigŶage, ƌetail displaǇs, seaiŶg.

e. The siiŶg aŶd loĐaioŶ of ŵiǆed-use ďuildiŶgs should 
ďalaŶĐe ďuilt foƌŵ ǁith oŶ-site opeŶ spaĐe. OpeŶ 
space should be considered an integral part of the 
deǀelopŵeŶt, aŶd should ďe opiŵallǇ loĐated to pƌoǀide 
ĐoŶŶeĐioŶs to the sideǁalk ;i.e. plazasͿ, adjaĐeŶt opeŶ 
spaĐes, oƌ tƌaŶsit staioŶs. PƌiǀatelǇ oǁŶed puďliĐ spaĐes 
;POP“Ϳ aƌe eŶĐouƌaged.  

f. Mixed-use buildings will generally range between 4 
and 10-storeys, subject to the heights outlined on 
the “eĐoŶdaƌǇ PlaŶ. A ϰ.ϱŵ looƌ-to-ĐeiliŶg height 
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desigŶed to pƌoǀide foƌ the opioŶ of ƌetail uses oŶ the 
gƌouŶd looƌ. EaĐh uŶit should ďe ĐleaƌlǇ aƌiĐulated, 
including individual entrances and signage. At ground 
leǀel, sigŶiiĐaŶt glaziŶg is eŶĐouƌaged to pƌoǀide a stƌoŶg 
ǀisual ĐoŶŶeĐioŶ ďetǁeeŶ the puďliĐ/pƌiǀate ƌealŵ. 

l. Wheƌe ŵiǆed-use ďuildiŶgs aďut loǁ-ƌise ƌesideŶial 
foƌŵs ;i.e. toǁŶhousesͿ, aŶ appƌopƌiate tƌaŶsiioŶ should 
be provided. At the rear of the site, a 45-degree angular 
plane should generally be applied 7.5m from the property 
at a height at 10.5m.  

m. All mixed-use buildings should have access to high-quality 
outdoor amenity space, including balconies, terraces, and 
ƌootop gaƌdeŶs. All ďalĐoŶies aŶd teƌƌaĐes should ďe a 
minimum of 1.5m deep.    

n. Servicing and loading should be accommodated 
internally, and should be located at the rear of the site. 
All faĐiliies should ďe ǁell sĐƌeeŶed fƌoŵ the puďliĐ 
realm.  

o. PaƌkiŶg should ďe loĐated uŶdeƌgƌouŶd, oƌ at the ƌeaƌ 
of the site, and accessed via a rear-lane or from a side 
stƌeet. Both loŶg-teƌŵ aŶd shoƌt-teƌŵ ďiĐǇĐle paƌkiŶg 
should ďe pƌoǀided. LoŶg-teƌŵ paƌkiŶg should ďe 
iŶĐoƌpoƌated iŶto the uŶdeƌgƌouŶd paƌkiŶg aŶd shoƌt 
term should be provided near main entrances, in high 
visibility areas.

is recommended at grade to accommodate internal 
servicing and loading, and to create a strong street 
presence.

g. DepeŶdiŶg oŶ the ǁidth of the aďuiŶg stƌeet ‘OW, a 
stepďaĐk should geŶeƌallǇ ďe applied ďetǁeeŶ the ϯƌd 
and 5th-storey to create a pedestrian scaled streetwall, 
aŶd to ŵiŶiŵize the peƌĐeiǀed height of the ďuildiŶg at 
stƌeet leǀel. Wheƌe appƌopƌiate, addiioŶal stepďaĐks 
should be provided to maintain at least 5 hours of 
ĐoŶiŶuous suŶ oŶ the opposite sideǁalk thƌoughout the 
day.  

h. All stepďaĐks should ďe a ŵiŶiŵuŵ of ϯŵ to eŶsuƌe 
usable space for terraces and outdoor amenity space.

i. Individual buildings should generally not be greater than 
ϲϬŵ iŶ ǁidth to eŶĐouƌage peƌŵeaďilitǇ ;i.e. ŵid-ďloĐk 
ĐoŶŶeĐioŶsͿ thƌough laƌgeƌ ďloĐks.

j. At the side, the base of buildings should be designed to 
accommodate appropriate spacing (11m) between future 
ďuildiŶg podiuŵs. Wheƌe ŵuliple ďuildiŶgs aƌe pƌoǀided 
oŶ a siŶgle site, a ŵiŶiŵuŵ of ϭϭŵ sepaƌaioŶ distaŶĐe 
should be provided. Above the building base, a 3m 
stepďaĐk should ďe pƌoǀided to iŶĐƌease ǀieǁs to the skǇ.   

k. The stƌeetǁall should ďe ǁell-aƌiĐulated thƌough ďoth 
ǀeƌiĐal aŶd hoƌizoŶtal aƌiĐulaioŶ that ƌeleĐts the 
iŶteƌioƌ uses. OŶ stƌeets ǁhiĐh haǀe ďeeŶ estaďlished 
as haǀiŶg the poteŶial foƌ ƌetail uses, ďuildiŶgs ǁill ďe 
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4.2.2 SMALL-FoRMAT	RETAIL

“ŵalleƌ ĐoŵŵeƌĐial ƌetail uŶits ŵaǇ ďe loĐated at keǇ Ŷodes aŶd 
iŶteƌseĐioŶs to aĐĐoŵŵodate daǇ-to-daǇ ĐoŵŵeƌĐial Ŷeeds iŶ 
Đlose ǁalkiŶg distaŶĐe to ƌesideŶial Ŷeighďouƌhoods. TheǇ should 
be designed and located to enhance the public realm and reinforce 
atƌaĐiǀe stƌeetsĐapes thƌoughout the NiŶth LiŶe laŶds. 

a. The loĐaioŶ of sŵall-foƌŵat CoŵŵeƌĐial ‘etail UŶits 
;C‘UsͿ should ďe used to deiŶe stƌeet edges, ĐouƌtǇaƌds, 
terraces and other public open spaces.

b. Wheƌe ŵuliple C‘Us aƌe pƌoǀided, theǇ should ďe 
loĐated aŶd desigŶed to Đƌeate a ĐoŶiŶuous ŵaiŶ stƌeet 
shopping environment through their alignment, clear 
pedestƌiaŶ ĐoŶŶeĐioŶs, aŶd ;fuŶĐioŶalͿ ŵuli-stoƌeǇ 
façades.

c. Building entrances should be located on the street side 
of the ďuildiŶg. Wheƌe this is Ŷot aĐhieǀaďle, aĐiǀe uses 
;i.e. paios, ŵaƌkeiŶg aƌeasͿ should ďe pƌoǀided ǁith 
sigŶiiĐaŶt Đleaƌ glaziŶg oŶ the ďuildiŶg fƌoŶtage, aŶd 
diƌeĐt ĐoŶŶeĐioŶs to the puďliĐ sideǁalk. 

d. All ǀisiďle ďuildiŶg faĐades should ƌeleĐt a high leǀel of 
desigŶ ƋualitǇ. BlaŶk faĐades aƌe disĐouƌaged. 

e. C‘Us should haǀe ĐoŶiŶuous pedestƌiaŶ sideǁalks oŶ all 
sides of the ďuildiŶg ǁheƌe puďliĐ eŶtƌaŶĐes aŶd paƌkiŶg 
areas are located.

f. Areas between buildings should be well landscaped and 
pƌogƌaŵŵed ;i.e. outdooƌ seaiŶg aŶd diŶiŶg aƌeasͿ.

g. PaƌkiŶg should ďe loĐated at the ƌeaƌ of the site. BiĐǇĐle 
paƌkiŶg should ďe pƌoǀided Ŷeaƌ ďuildiŶg eŶtƌaŶĐes iŶ 
high visibility areas.

h. “eƌǀiĐiŶg aŶd loadiŶg faĐiliies should ďe loĐated at the 
rear of the site, and appropriately screened from view. 

i. ͞Fake fƌoŶt͟ ƌetail faĐades ;ǁithout fuŶĐioŶiŶg fƌoŶt 
doors) should be avoided on street facing retail units.

Sŵaller ĐoŵŵerĐial retail uŶits ŵaǇ ďe loĐated at keǇ Ŷodes aŶd iŶterseĐioŶs 
to accommodate day to day commercial needs. 
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4.2.3 auto DePenDent uses: gas stations/Car WasH

Wheƌe gas staioŶs aƌe pƌoposed, theǇ should ďe ǁell iŶtegƌated iŶto 
the Ninth Line lands through high-quality site planning and architectural 
design, and should provide a balance between pedestrian and vehicle 
tƌaiĐ.

a. The fƌoŶtages of a gas staioŶ should ďe oĐĐupied ďǇ a 
street oriented building (i.e. convenience store). Vehicle-
oriented uses (i.e. gas bar/car wash) should be located at 
the rear or side of the site. 

b. “taĐkiŶg laŶes should ďe sepaƌated fƌoŵ sideǁalks, 
pedestƌiaŶ pathǁaǇs aŶd paƌkiŶg aƌeas thƌough the use 
of well landscaped islands.

c. “taĐkiŶg laŶes should ďe loĐated suĐh that ǀehiĐle liŶe-
ups do Ŷot iŵpede tƌaiĐ aloŶg puďliĐ stƌeets oƌ the 
movement of vehicles on site.

d. Clear sightlines and views should be provided between 
site areas (i.e. pumps, convenience store and car wash) 
and the public street to promote public safety.

e. Canopies should be provided over fueling areas. Any 
lighiŶg pƌoǀided should ďe doǁŶĐast to ŵiŶiŵize light 
polluioŶ oŶ adjaĐeŶt ƌesideŶial aƌeas.

f. Complementary building materials should be used for the 
pƌiŵaƌǇ ďuildiŶg aŶd Đaƌ ǁash faĐiliies.

g. PaƌkiŶg should ďe loĐated at the side aŶd/ oƌ ƌeaƌ of the 
building, and should ensure pedestrians do not have to 
Đƌoss staĐkiŶg laŶes to eŶteƌ the ďuildiŶg.

h. A laŶdsĐape ďufeƌ should ďe loĐated aloŶg the side 
and rear yard of the property to provide screening from 
adjacent uses.

i. Wheƌe the site is adjaĐeŶt to ƌesideŶial oƌ iŶsituioŶal 
pƌopeƌies, a Ŷoise ateŶuaioŶ feŶĐe should ďe used.

j. Noise-geŶeƌaiŶg aƌeas ;suĐh as auto seƌǀiĐe ďaǇs, Đaƌ 
ǁash opeŶiŶgs, ǀaĐuuŵ staioŶs, outdooƌ loadiŶg aƌeas, 
gaƌďage stoƌage aŶd staĐkiŶg laŶesͿ should ďe loĐated 
away from adjacent uses.

The froŶtages of a gas staioŶ should ďe oĐĐupied ďǇ a street orieŶted 
ďuildiŶg, aŶd a laŶdsĐape ďufer should ďe loĐated aloŶg the side aŶd rear 
yard of the property to provide screening from adjacent uses. 
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4.3 institutionaL BuiLDing guiDeLines

To Đƌeate Đoŵplete ĐoŵŵuŶiies ǁithiŶ the NiŶth LiŶe laŶds, a ǀaƌietǇ of 
iŶsituioŶal uses aƌe eŶĐouƌaged, iŶĐludiŶg ĐoŵŵuŶitǇ ĐeŶtƌes, Đultuƌal 
faĐiliies, liďƌaƌies, sĐhools, aŶd plaĐes of ǁoƌship. These uses ĐaŶ Đƌeate 
stƌoŶg laŶdŵaƌks, aŶd ĐoŵŵuŶitǇ aŶĐhoƌs, aŶd help to eŶĐouƌage 
healthǇ aŶd ǁalkaďle Ŷeighďouƌhoods. 

4.3.1 sCHooLs

Wheƌe ƌeƋuiƌed, sĐhools should ďe loĐated at the ĐeŶtƌe of a ƌesideŶial 
aƌea, oƌ ďetǁeeŶ ƌesideŶial aƌeas, to aĐt as a ĐiǀiĐ aŶĐhoƌ of the 
ĐoŵŵuŶitǇ. Foƌ puďliĐ sĐhools, the CitǇ ƌeĐogŶizes that the ďuildiŶg 
of sĐhools ǁill depeŶd oŶ deŵaŶd aŶd fuŶdiŶg ideŶiied ďǇ the Peel 
DistƌiĐt “Đhool Boaƌd aŶd the MiŶistƌǇ of EduĐaioŶ.

a. “Đhool ďuildiŶgs should ďe desigŶed to ƌeleĐt theiƌ ĐiǀiĐ 
role through prominent, high quality architecture.

b. Building design should promote safety and ease of access 
thƌough ǁell deiŶed eŶtƌaŶĐes aŶd ǁiŶdoǁs faĐiŶg the 
puďliĐ stƌeet aŶd pƌiŵaƌǇ ǁalkǁaǇs.

c. Muli-stoƌeǇ sĐhool ďuildiŶgs aƌe stƌoŶglǇ ƌeĐoŵŵeŶded 
to ŵaǆiŵize the site aŶd seƌǀiĐes as ǁell as ĐoŶtƌiďute 
to aŶ uƌďaŶ stƌeet ĐoŶdiioŶ thƌough ďuildiŶg façade 
pƌopoƌioŶ that ĐoŶtƌiďutes to a seŶse of eŶĐlosuƌe at the 
street.

d. The main school entrance should be highly visible and 
disiŶguished thƌough the ďuildiŶg s͛ aƌĐhiteĐtuƌe aŶd 
detailiŶg ;i.e. dooƌ size, eŶtƌǇ aŶd ǁiŶdoǁsͿ. A ƌeĐessed 
eŶtƌǇ oƌ pƌojeĐiŶg ĐaŶopǇ ĐaŶ also pƌoǀide ǁeatheƌ 
pƌoteĐioŶ aŶd pƌoŵote the pƌoŵiŶeŶĐe of the eŶtƌǇ.

e. “Đhool façades should ŵaǆiŵize the use of opeƌaďle 
ǁiŶdoǁs to ŶatuƌallǇ illuŵiŶate aŶd ǀeŶilate Đlassƌooŵs, 
oiĐes, ƌeĐƌeaioŶal aŶd soĐial spaĐes.

f. Coǀeƌed ǁalkǁaǇs oƌ ďuildiŶg edge ĐoloŶŶades aƌe 
ƌeĐoŵŵeŶded foƌ liŶkiŶg sepaƌate sĐhool ďuildiŶgs. TheǇ 
are also recommended for providing weather protected 
ďuildiŶg edges fƌoŶiŶg sĐhool opeŶ spaĐes iŶĐludiŶg 
foƌeĐouƌts, ĐouƌtǇaƌds, gaƌdeŶs oƌ plaǇiŶg ields.

g. “Đhool ďuildiŶgs should eǆaŵiŶe the possiďilitǇ foƌ LEED 
CeƌiiĐaioŶ, pƌoŵote gƌeeŶ ďuildiŶg teĐhŶologies 
aŶd sustaiŶaďle site desigŶ/oƌgaŶizaioŶ ;i.e. LEED “ite 
Planning).

h. Wheƌe possiďle, the site should ďe oƌgaŶized to eǆteŶd 
the stƌeet Ŷetǁoƌk ǀia iŶteƌŶal pedestƌiaŶ ǁalkǁaǇs aŶd 
driveways.
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i. “ite oƌgaŶizaioŶ should ďe desigŶed to ŵaiŶtaiŶ ǀieǁ 
corridors and sight lines in order to further enhance 
Đƌiŵe pƌeǀeŶioŶ oppoƌtuŶiies.

j. Bus stops should be incorporated as a lay-by within the 
puďliĐ ƌight-of-ǁaǇ ǁheƌe safe aŶd eiĐieŶt aĐĐess ĐaŶ ďe 
provided.

k. “uƌfaĐe paƌkiŶg aƌeas should ďe ŵiŶiŵized aŶd ǁheƌe 
ƌeƋuiƌed should ďe deǀeloped as ͞gƌeeŶed͟ paƌkiŶg 
courts with landscaping, trees and porous or another 
permeable materials that promote on-site stormwater 
ƌuŶ-of aŶd/oƌ ďioiltƌaioŶ, ǁheƌe feasiďle.

l. PaƌkiŶg aƌeas should ďe desigŶed to aĐĐoŵŵodate 
pedestrian movement (i.e. planted edges, medians that 
iŶĐoƌpoƌate dediĐated pedestƌiaŶ ǁalkǁaǇs, paǀiŶg 
aƌiĐulaioŶͿ.

m. “Đhool sites should iŶĐoƌpoƌate ďike ƌaĐks iŶ ĐoŶǀeŶieŶt 
loĐaioŶs near building entrances.

n. Schools should be centrally located and easily accessible 
by pedestrians, cyclists and transit users and from 
ƌesideŶial aƌeas to suppoƌt aĐiǀe tƌaŶspoƌtaioŶ. 

Covered walkways or building edge colonnades are recommended for linking 
separate school buildings.
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4.3.2 CoMMunity Centres / CoMMunity faCiLities

A ĐoŵŵuŶitǇ ĐeŶtƌe is aŶiĐipated iŶ the south seĐioŶ of the NiŶth LiŶe 
laŶds, aŶd addiioŶal faĐiliies aƌe eŶĐouƌaged as ŶeĐessaƌǇ. CoŵŵuŶitǇ 
CeŶtƌes suppoƌt the ƌeĐƌeaioŶal, Đultuƌal aŶd eduĐaioŶal Ŷeeds of loĐal 
residents and the broader Mississauga community, and can provide a 
stƌoŶg liŶk to GƌeeŶlaŶds aŶd the ŵuli-use tƌail.

a. Community Centres should be located to serve as 
focal points of the community, and may be located 
eitheƌ iŶ paƌks aŶd/oƌ aloŶg keǇ stƌeets ǁheƌe theǇ ǁill 
complement adjacent uses.

b. CoŵŵuŶitǇ CeŶtƌes should ďe loĐated to take iŶto 
aĐĐouŶt ĐoŶŶeĐioŶs to the ŵuli-use tƌail Ŷetǁoƌk aŶd 
the gƌeateƌ Mississauga paƌks sǇsteŵ.

c. Community Centres should employ high standards of 
architectural design.

d. CoŵŵuŶitǇ faĐiliies, iŶĐludiŶg ĐoŵŵuŶitǇ ĐeŶtƌes, 
should incorporate the highest standards in 
environmental sustainability, through both site and 
building design. 

e. Community Centres may be combined with other public 
building uses such as libraries.

f. CoŵŵuŶitǇ CeŶtƌes aƌe eŶĐouƌaged to ďe ŵuli-stoƌeǇ 
ďuildiŶgs iŶ oƌdeƌ to ŵiŶiŵize the Ŷeed foƌ laƌge sites.

g. Community Centres should be located on major transit 
routes and should be easily accessible by pedestrians, 
cyclists and transit users.

h. VaƌiaioŶs iŶ setďaĐks should ďe iŶĐoƌpoƌated foƌ 
ĐoŵŵuŶitǇ faĐiliies, ǁheƌe a ďuildiŶg foƌeĐouƌt oƌ 
garden is desirable.

Community centres should be located to serve as local points of the 
community. 
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4.4 eMPLoyMent BuiLDing guiDeLines 

The Ninth Line Neighbourhood Character Area generally locates 
employment uses at the north and south end of the Ninth Line lands, 
within the Business Employment areas, to provide a strong employment 
aŶĐhoƌ ǁith ĐoŶǀeŶieŶt aĐĐess to HighǁaǇ ϰϬϯ aŶd ϰϬϳ. IŶ addiioŶ, 
theƌe ŵaǇ ďe oppoƌtuŶiies foƌ staŶd-aloŶe oiĐe ďuildiŶgs ǁithiŶ the 
Miǆed-Use aƌeas adjaĐeŶt to the tƌaŶsit staioŶs. These ďuildiŶgs should 
haǀe a high leǀel of desigŶ to atƌaĐt Ŷeǁ ďusiŶess to the Ŷeighďouƌhood 
aŶd to pƌoŵote the NiŶth LiŶe laŶds as a sigŶiiĐaŶt eŵploǇŵeŶt Ŷode 
within Mississauga.

4.4.1 Prestige offiCe BuiLDings

OiĐe ďuildiŶgs iŶ the NiŶth LiŶe laŶds should geŶeƌallǇ ďe ĐoŶĐeŶtƌated 
aloŶg NiŶth LiŶe aŶd otheƌ keǇ stƌeets, aŶd should ďe desigŶed as pƌesige 
ďuildiŶgs that ǁill atƌaĐt high-ƋualitǇ eŵploǇŵeŶt oppoƌtuŶiies. 
WithiŶ the BusiŶess EŵploǇŵeŶt aƌeas, pƌesige oiĐe ďuildiŶgs aƌe 
encouraged at the street edge to support a strong streetscape and public 
ƌealŵ, aŶd to pƌoǀide a tƌaŶsiioŶ to iŶteƌŶallǇ-loĐated light iŶdustƌial 
developments. 

a. OiĐe ďuildiŶgs should ďe loĐated aŶd desigŶed to fƌaŵe 
aŶd addƌess the stƌeet. Wheƌe loĐated at a ĐoƌŶeƌ, the 
building should frame and address both streets.

b. WheŶ loĐated adjaĐeŶt to NiŶth LiŶe oƌ otheƌ ŵaiŶ 
stƌeets, oiĐe ďuildiŶgs should geŶeƌallǇ ďe loĐated at 
the pƌopeƌtǇ liŶe, ďut should ďe set ďaĐk to eŶsuƌe ǁide 
;ϰ.ϴ-ϲŵͿ ďouleǀaƌds that ĐaŶ aĐĐoŵŵodate seaŵless 

pedestrian movement and the growth of large, mature 
street trees. 

c. BuildiŶgs should geŶeƌallǇ ďe desigŶed ǁith a ĐoŶiŶuous 
stƌeetǁall, ďut ǀaƌiaioŶs aƌe eŶĐouƌaged to Đƌeate aŶ 
iŶteƌesiŶg stƌeetsĐape ĐoŶdiioŶ, aŶd to iŶĐoƌpoƌate 

OiĐe ďuildiŶgs should ďe loĐated aŶd desigŶed to fraŵe aŶd address the 
street.
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oppoƌtuŶiies foƌ plazas, ŵid-ďloĐk pedestƌiaŶ 
ĐoŶŶeĐioŶs, aŶd/oƌ pƌiŵaƌǇ eŶtƌaŶĐes.

d. The siiŶg aŶd loĐaioŶ of oiĐe ďuildiŶgs should ďalaŶĐe 
ďuilt foƌŵ ǁith oŶ-site opeŶ spaĐe. OpeŶ spaĐe should 
be considered an integral part of the development, and 
should ďe opiŵallǇ loĐated to pƌoǀide ĐoŶŶeĐioŶs 
to the sideǁalk ;i.e. plazasͿ, adjaĐeŶt opeŶ spaĐes, oƌ 
tƌaŶsit staioŶs. PƌiǀatelǇ oǁŶed puďliĐ spaĐes ;POP“Ϳ aƌe 
encouraged.  

e. Wheƌe oiĐe ďuildiŶgs aƌe gƌeateƌ thaŶ ϰ-stoƌeǇs, a 
stepďaĐk should ďe applied ďetǁeeŶ the ϯƌd aŶd ϱth-
storey to create a pedestrian scaled streetwall, and to 
ŵiŶiŵize the peƌĐeiǀed height of the ďuildiŶg at stƌeet 
level. 

f. All stepďaĐks should ďe a ŵiŶiŵuŵ of ϯŵ to eŶsuƌe 
usable outdoor amenity space for employees.

g. Individual buildings should generally not be greater than 
ϲϬŵ iŶ ǁidth to eŶĐouƌage peƌŵeaďilitǇ ;i.e. ŵid-ďloĐk 
ĐoŶŶeĐioŶsͿ thƌough laƌgeƌ ďloĐks.

h. At the side property line, the base of buildings should 
ďe set ďaĐk ϱ.ϱŵ to aĐĐoŵŵodate appƌopƌiate spaĐiŶg 
;ϭϭŵͿ ďetǁeeŶ futuƌe ďuildiŶg podiuŵs. Wheƌe ŵuliple 
buildings are provided on a single site, a minimum of 
ϭϭŵ sepaƌaioŶ distaŶĐe should ďe pƌoǀided. Aďoǀe 

the ďuildiŶg ďase, a ϯŵ stepďaĐk should ďe pƌoǀided to 
iŶĐƌease ǀieǁs to the skǇ.   

i. The stƌeetǁall should ďe ǁell-aƌiĐulated thƌough 
ďoth ǀeƌiĐal aŶd hoƌizoŶtal aƌiĐulaioŶ that ƌeleĐts 
the iŶteƌioƌ uses. At gƌouŶd leǀel, sigŶiiĐaŶt glaziŶg 
is eŶĐouƌaged to pƌoǀide a stƌoŶg ǀisual ĐoŶŶeĐioŶ 
ďetǁeeŶ the puďliĐ/pƌiǀate ƌealŵ. Wheƌe appƌopƌiate, 
aĐiǀe iŶteƌŶal uses ;i.e. Đafeteƌia, loďďǇ, aŵeŶitǇ spaĐeͿ 
should be located adjacent to the street.

j. Servicing and loading should be accommodated 
internally, and should be located at the rear of the site. 
All faĐiliies should ďe ǁell sĐƌeeŶed fƌoŵ the puďliĐ 
realm.  

k. PaƌkiŶg should ďe loĐated uŶdeƌgƌouŶd, oƌ at the ƌeaƌ 
of the site, and accessed via a rear-lane or from a side 
stƌeet. Both loŶg-teƌŵ aŶd shoƌt-teƌŵ ďiĐǇĐle paƌkiŶg 
should ďe pƌoǀided. LoŶg-teƌŵ ďiĐǇĐle paƌkiŶg should 
ďe iŶĐoƌpoƌated iŶto the uŶdeƌgƌouŶd paƌkiŶg aŶd shoƌt 
teƌŵ ďiĐǇĐle paƌkiŶg should ďe pƌoǀided Ŷeaƌ ŵaiŶ 
entrances, in high visibility areas.
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4.4.2 LigHt inDustriaL BuiLDings

WithiŶ the BusiŶess EŵploǇŵeŶt aƌeas, ŵoƌe tƌadiioŶal eŵploǇŵeŶt 
uses (i.e. warehouse, light manufacturing, research and development) 
ŵaǇ ďe appƌopƌiate to augŵeŶt pƌesige oiĐe uses aŶd pƌoǀide a 
ǀaƌietǇ of eŵploǇŵeŶt oppoƌtuŶiies. These uses should geŶeƌallǇ ďe 
loĐated iŶ the iŶteƌioƌ of ďloĐks aŶd aǁaǇ fƌoŵ NiŶth LiŶe aŶd otheƌ 
ŵaiŶ stƌeets. These uses should ƌeleĐt a stƌeet-oƌieŶted ĐhaƌaĐteƌ ǁith 
ŵoƌe atƌaĐiǀe aŶd aĐiǀe uses ;i.e. ƌeseaƌĐh aŶd deǀelopŵeŶt, oiĐe, 
receiving) oriented toward the street, and more intense development 
foƌŵs pushed ďaĐk to aĐĐoŵŵodate atƌaĐiǀe laŶdsĐape ďufeƌs. 

a. The siiŶg aŶd loĐaioŶ of iŶdustƌial ďuildiŶgs should ďe 
considered as part of a comprehensive site plan that 
ƌeleĐts a ŵoƌe ĐoŶteŵpoƌaƌǇ, Đaŵpus-stǇle laǇout. 
CoŶsideƌaioŶs should iŶĐlude joiŶt aĐĐess, shaƌed opeŶ 
spaĐes aŶd aŵeŶitǇ aƌeas, aŶd ĐoŶiŶuous ĐoŶŶeĐiǀitǇ 
ďetǁeeŶ NiŶth LiŶe aŶd the pƌoposed ŵuli-use tƌail, aŶd 
other public spaces. 

b. OpeŶ spaĐe should ďe ĐoŶsideƌed aŶ iŶtegƌal paƌt of a 
light-industrial campus. Privately owned public spaces 
;POP“Ϳ aƌe eŶĐouƌaged as paƌt of a laƌgeƌ opeŶ spaĐe 
Ŷetǁoƌk.  

c. BuildiŶgs should geŶeƌallǇ addƌess the stƌeet to deiŶe 
a ŵoƌe uƌďaŶ stƌeet edge. Moƌe atƌaĐiǀe iŶdooƌ uses 
;i.e. oiĐe, ƌeseaƌĐh aŶd deǀelopŵeŶt, ƌeĐeiǀiŶgͿ aƌe 
encouraged to occupy as much of the street facing 
fƌoŶtage as possiďle. Wheƌe ŵoƌe iŶteŶse foƌŵs of 
development are located along the street, they should be 
pushed ďaĐk to aĐĐoŵŵodate a sigŶiiĐaŶt laŶdsĐaped 
ďufeƌ.  

d. The highest quality of building design should be applied 
to the building façades facing public streets or open 
spaces.

e. Corner buildings should address both street frontages.
f. PaƌkiŶg should geŶeƌallǇ ďe loĐated iŶ the ƌeaƌ Ǉaƌd. 

Wheƌe side Ǉaƌd paƌkiŶg is pƌoposed, it should ďe ǁell 
sĐƌeeŶed fƌoŵ the puďliĐ ƌealŵ thƌough atƌaĐiǀe 
laŶdsĐapiŶg. FƌoŶt Ǉaƌd paƌkiŶg is disĐouƌaged. 

g. Wheƌe laƌge paƌkiŶg ields aƌe ŶeĐessaƌǇ, laŶdsĐape 
islaŶds should ďe iŶtƌoduĐed to ďƌeak up laƌge asphalt 
aƌeas aŶd to deliŶeate Đleaƌ pedestƌiaŶ ĐiƌĐulaioŶ.

h. Outdooƌ stoƌage should geŶeƌallǇ Ŷot ďe ǀisiďle fƌoŵ 
the puďliĐ stƌeet oƌ opeŶ spaĐe. Wheƌe outdooƌ stoƌage 
is required, it should be screened with fencing and/or 
landscaping.

More atraĐiǀe iŶdoor uses are eŶĐouraged to oĐĐupǇ as ŵuĐh of the street 
facing frontage as possible. 
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4.5 on site ParKing guiDeLines

A ǀaƌietǇ of paƌkiŶg ǁill ďe pƌoǀided thƌoughout the NiŶth LiŶe laŶds, 
iŶĐludiŶg a ŵiǆ of suƌfaĐe paƌkiŶg, oŶ-stƌeet paƌkiŶg aŶd stƌuĐtuƌed 
;aďoǀe aŶd ďeloǁ-gƌadeͿ paƌkiŶg. Wheƌe paƌkiŶg is pƌoǀided as paƌt of 
a deǀelopŵeŶt, it should ďe desigŶed to ŵiigate the ǀisual iŵpaĐts oŶ 
the public realm.

4.5.1 surfaCe ParKing

WithiŶ the NiŶth LiŶe laŶds, paƌkiŶg should ďe loĐated uŶdeƌgƌouŶd 
ǁheƌeǀeƌ possiďle. Wheƌe suƌfaĐe paƌkiŶg is ƌeƋuiƌed, it should ďe 
loĐated at the ƌeaƌ oƌ side of ďuildiŶgs aŶd sĐƌeeŶed fƌoŵ ǀieǁ. “igŶiiĐaŶt 
efoƌt should ďe ŵade to ŵiigate the iŵpaĐts of laƌge suƌfaĐe paƌkiŶg 
lots.

a. Laƌge aƌeas of uŶiŶteƌƌupted paƌkiŶg should ďe aǀoided. 
Outside of ƌesideŶial aƌeas, the total aŵouŶt of paƌkiŶg 
should ďe ŵiŶiŵized ǁheƌe possiďle thƌough shaƌed 
paƌkiŶg ďetǁeeŶ adjaĐeŶt pƌopeƌies, paƌiĐulaƌlǇ iŶ the 
eǀeŶiŶgs, ǁeekeŶds aŶd otheƌ of-peak peƌiods.

b. “uƌfaĐe paƌkiŶg aƌeas should ďe loĐated at the ƌeaƌ oƌ 
side of ďuildiŶgs. Wheƌe paƌkiŶg aƌeas ŵust ďe situated 
adjaĐeŶt to the sideǁalk, a laŶdsĐaped ďufeƌ should ďe 
loĐated ďetǁeeŶ paƌked ǀehiĐles aŶd the sideǁalk. This 
ďufeƌ should ďe loĐated ǁithiŶ the pƌiǀate ƌealŵ to Ŷot 
ƌeduĐe the total sideǁalk ǁidth.

c. PlaŶiŶg stƌips, laŶdsĐaped tƌaiĐ islaŶds aŶd paǀiŶg 
aƌiĐulaioŶ should ďe used to ĐleaƌlǇ disiŶguish ďetǁeeŶ 
pedestƌiaŶ aŶd ǀehiĐle ƌoutes, aŶd to deiŶe sŵalleƌ 
paƌkiŶg ͚Đouƌts͛ that pƌoǀide pedestƌiaŶ ǁalkǁaǇs, 
iŵpƌoǀe edge ĐoŶdiioŶs aŶd ŵiŶiŵize the aestheiĐ 
iŵpaĐt of suƌfaĐe paƌkiŶg.

d. The aŵouŶt of laŶdsĐapiŶg should ďe pƌopoƌioŶate to 
the oǀeƌall paƌkiŶg lot size.

e. LaŶdsĐapiŶg, oƌ otheƌ paƌkiŶg aƌea sĐƌeeŶiŶg deǀiĐes, 
should not obstruct the primary building façade or total 
ǀisiďilitǇ of the paƌkiŶg aƌea.

f. PedestƌiaŶ-sĐaled lighiŶg should ďe pƌoǀided aloŶg 
pathways to enhance visibility and security.

g. PƌefeƌeŶial paƌkiŶg foƌ ďiĐǇĐles, eŶeƌgǇ eiĐieŶt ǀehiĐles 
and carpooling / car-share services are encouraged.

h. “eƌǀiĐe aŶd dƌop-of aƌea ĐiƌĐulaioŶ should Ŷot iŶteƌfeƌe 
ǁith pedestƌiaŶ oƌ pƌiŵaƌǇ ǀehiĐle ĐiƌĐulaioŶ.

i. Wheƌe appƌopƌiate, LID teĐhŶologies should ďe 
ĐoŶsideƌed to ŵiigate the iŵpaĐts of suƌfaĐe paƌkiŶg.
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4.5.2 ParKing garages

PaƌkiŶg stƌuĐtuƌes should haǀe a high leǀel of desigŶ ǁhiĐh is ĐoŶsisteŶt  
with and complementary to the development and site as a whole.

a. PaƌkiŶg stƌuĐtuƌes fƌoŶiŶg oŶto stƌeets oƌ opeŶ spaĐes 
should ďe deǀeloped ǁheƌe possiďle ǁith aŶ aĐiǀe at-
gƌade use to pƌoǀide atƌaĐiǀe façades, aŶiŵate the 
streetscape and enhance pedestrian safety. 

b. To help animate the street, public art, street furniture, 
community display cases or landscape features should be 
provided at grade.

c. VehiĐulaƌ aĐĐess to paƌking structures should be located 
at the rear and/or side of buildings away from main 
building frontages and major streets.

d. PedestƌiaŶ eŶtƌaŶĐes foƌ paƌkiŶg stƌuĐtuƌes should ďe 
located adjacent to main building entrances, public 
stƌeets oƌ otheƌ highlǇ ǀisiďle loĐaioŶs.

e. PaƌkiŶg ǁithiŶ a stƌuĐtuƌe should ďe sĐƌeeŶed fƌoŵ 
ǀieǁ at the sideǁalk leǀel, aŶd the stƌeet-leǀel ǁall 
should be enhanced through architectural detailing and 
landscaping.

f. LoŶg-teƌŵ ďiĐǇĐle paƌkiŶg should ďe iŶĐoƌpoƌated iŶto 
paƌkiŶg gaƌage desigŶs.

Top: ParkiŶg struĐtures should haǀe a high leǀel of desigŶ. 
Botoŵ: SurfaĐe parkiŶg lots should ĐlearlǇ disiŶguish ďetǁeeŶ pedestriaŶ 
aŶd ǀehiĐle routes ǁith plaŶiŶg strips, laŶdsĐaped traiĐ islaŶds aŶd paǀiŶg 
ariĐulaioŶ.  
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ϰ.ϲ	 aCCessiBiLity guiDeLines

Principles of universal design should be applied to public streets, open 
spaces, site plan and building design (as peƌ the OŶtaƌio BuildiŶg CodeͿ 
foƌ Ŷeǁ deǀelopŵeŶt iŶ the NiŶth LiŶe laŶds. IŶ addiioŶ to the OŶtaƌio 
BuildiŶg Code, aĐĐessiďilitǇ ŵateƌs shall ŵeet the ƌegulaioŶs iŶ the 
AĐĐessiďilitǇ foƌ OŶtaƌiaŶs ǁith Disaďiliies AĐt the IŶtegƌated AĐĐessiďilitǇ 
“taŶdaƌd ‘egulaioŶs aŶd the CitǇ s͛ ϮϬϭϱ FaĐilitǇ AĐĐessiďilitǇ DesigŶ 
Standards. 

a. All puďliĐ sideǁalks should ďe ďaƌƌieƌ-fƌee. The desigŶ of 
all buildings should result in accessibility for everyone.

b. IŶ high aĐiǀitǇ aƌeas suĐh as tƌaŶsit staioŶs aŶd keǇ 
iŶteƌseĐioŶs, the use of ŵuli-seŶsoƌǇ ǀisual aŶd audio 
queues as well as textured paving should be considered 
to assist iŶ oƌieŶtaioŶ aŶd the eǆisteŶĐe of poteŶial 
hazaƌds to disaďled iŶdiǀiduals. “eŶsoƌǇ iŶdiĐatoƌs ŵaǇ ďe 
taĐile oƌ audiďle.

c. At a ŵiŶiŵuŵ, ĐiƌĐulaioŶ aŶd ďuildiŶg aĐĐess foƌ 
pedestrians and vehicles should conform to barrier-
fƌee aĐĐess ƌeƋuiƌeŵeŶts as set out ďǇ the OŶtaƌio 
BuildiŶg Code ;OBCͿ aŶd the Mississauga FaĐilitǇ DesigŶ 
Standards. 

d. Access structures such as ramps should be designed to 
haƌŵoŶize ǁith ďuildiŶgs.

e. Barrier-free accessibility should provide access to the 
ground level of all publicly accessible buildings.

f. Cuƌď ƌaŵps should pƌoǀide ďaƌƌieƌ-fƌee ĐoŶŶeĐioŶs 
Principles of universal design should be applied to public streets.

ďetǁeeŶ the dƌiǀeǁaǇ aŶd pedestƌiaŶ ǁalkǁaǇs.
g. OŶ-site tƌee plaŶiŶg aŶd otheƌ laŶdsĐapiŶg should Ŷot ďe 

an obstacle to the barrier free path of travel.
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4.7 sustainaBiLity guiDeLines

AdjaĐeŶt to a sigŶiiĐaŶt GƌeeŶlaŶds sǇsteŵ, aŶd pƌoǀidiŶg a gateǁaǇ 
to the City of Mississauga, the Ninth Line lands should be a pillar of 
sustaiŶaďle deǀelopŵeŶt. To ŵiŶiŵize adǀeƌse iŵpaĐts oŶ Ŷatuƌal 
heritage features, sustainable design should be at the forefront of all 
deǀelopŵeŶt. Wheƌe feasiďle, oŶ-site stoƌŵǁateƌ ŵaŶageŵeŶt is 
eŶĐouƌaged, ǁhile otheƌ iŶiiaiǀes ;i.e. gƌeeŶ ƌoofs, ƌootop gaƌdeŶs, 
gƌeeŶ ǁallsͿ aƌe ƌeĐoŵŵeŶded to ƌeduĐe the uƌďaŶ heat islaŶd efeĐt.

4.7.1 site Design

a. “ite desigŶ should ŵiŶiŵize iŵpeƌǀious haƌd suƌfaĐes. 
The suƌfaĐe aƌea of dƌiǀeǁaǇs aŶd paƌkiŶg aƌeas should 
be as small as possible within allowable standards.

b. Porous pavement, and landscaped areas with adequate 
size aŶd soil ĐoŶdiioŶs, should ďe ŵaǆiŵized to Đaptuƌe 
roof drainage and increase the total amount of water 
ƌuŶ-of aďsoƌďed thƌough iŶiltƌaioŶ.

c. EǆisiŶg sigŶiiĐaŶt tƌees aŶd ǀegetaioŶ should ďe 
protected and incorporated into site design.

d. ‘ecommended landscape materials should include 
Ŷaiǀe aŶd ŶoŶ-iŶǀasiǀe speĐies, as ǁell as speĐies that 
are generally drought resistant and require minimal 
ŵaiŶteŶaŶĐe. PlaŶiŶg should aďide ďǇ the CoŶseƌǀaioŶ 
Halton guidelines where applicable.

e. Landscape design should incorporate strategies to 
ŵiŶiŵize ǁateƌ ĐoŶsuŵpioŶ ;i.e. use of ŵulĐhes aŶd 
Đoŵpost, alteƌŶaiǀes to gƌass aŶd ƌaiŶǁateƌ ĐolleĐioŶ 
systems).

f. IŶ laƌgeƌ paƌkiŶg aƌeas, ǀegetaiǀe sǁales should ďe 
incorporated on the perimeter of the site to catch 
stormwater. These drainage basins should be planted 
ǁith Ŷaiǀe plaŶt ŵateƌials that thƌiǀe iŶ ǁet ĐoŶdiioŶs.

g. Well-dƌaiŶed sŶoǁ stoƌage aƌeas should ďe pƌoǀided 
oŶ site iŶ loĐaioŶs that eŶaďle ŵeliŶg sŶoǁ to eŶteƌ a 
iltƌaioŶ featuƌe pƌioƌ to ďeiŶg ƌeleased iŶto the stoƌŵ 
water drainage system.

4.7.2 BuiLDing anD neigHBourHooD Design

a. New buildings and neighbourhoods are encouraged to 
seek Leadeƌship iŶ EŶeƌgǇ aŶd EŶǀiƌoŶŵeŶtal DesigŶ 
;LEEDͿ ĐeƌiiĐaioŶ, oƌ aŶ eƋuiǀaleŶt desigŶ staŶdaƌd. 
The desigŶ of Ŷeiďhouƌhoods aŶd ĐoŵŵuŶiies should 
pursue high standards in neighbourhood sustainability 
aŶd ĐoŶŶeĐiǀitǇ aŶd seek LEED foƌ Neighďouƌhood 
DeǀelopŵeŶt ;LEED NDͿ ĐeƌiiĐaioŶ.

b. New buildings are encouraged to reduce the energy 
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ĐoŶsuŵpioŶ of ďuildiŶg aŶd site sǇsteŵs ;HVAC, 
hot ǁateƌ, lighiŶgͿ thƌough the use of appƌopƌiate 
ŵeĐhaŶiĐal aŶd ĐoŶstƌuĐioŶ teĐhŶologǇ ;Ŷatuƌal ĐooliŶg, 
light recovery, passive solar design).

c. Mixed-use, commercial and apartment buildings should 
pƌoǀide leǆiďilitǇ iŶ the ďuildiŶg looƌ plate, eŶǀelope 
and façade design to accommodate a variety of uses over 
their lifespan.

d. Vegetated oƌ ͞gƌeeŶ͟ ƌoofs aƌe ƌeĐoŵŵeŶded, espeĐiallǇ 
iŶ aƌeas ǁith ŵiŶiŵal laŶdsĐapiŶg, to ŵiŶiŵize ǁateƌ 
ƌuŶof, iŵpƌoǀe ďuildiŶg iŶsulaioŶ, aŶd pƌoǀide 
addiioŶal outdooƌ aŵeŶitǇ aƌeas oƌ ǁhite ƌoofs.

e. Wateƌ use ƌeduĐioŶ teĐhŶologies aƌe eŶĐouƌaged, 
iŶĐludiŶg ǁateƌ-eiĐieŶt appliaŶĐes, suĐh as aeƌatoƌs, 
loǁ-loǁ shoǁeƌ heads, dual-lush toilets, fƌoŶt-
loadiŶg ǁasheƌs, ǁateƌless uƌiŶals aŶd high-eiĐieŶĐǇ 
dishwashers.

f. Waste ǁateƌ teĐhŶologies, suĐh as ƌaiŶ ďaƌƌels oƌ ĐisteƌŶs, 
aƌe eŶĐouƌaged iŶ Ŷeǁ ďuildiŶgs to ĐolleĐt aŶd ilteƌ ƌaiŶ 
ǁateƌ to ďe ƌeĐǇĐled foƌ ŶoŶ-potaďle doŵesiĐ uses.

LaŶdsĐape desigŶ should iŶĐorporate strategies to ŵiŶiŵize ǁater 
ĐoŶsuŵpioŶ. 
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g. All buildings should have conveniently located waste 
ŵaŶageŵeŶt faĐiliies to suppoƌt the sepaƌaioŶ of ǁaste 
iŶto difeƌeŶt stƌeaŵs aĐĐoƌdiŶg to ƌeuse aŶd ƌeĐǇĐliŶg 
ƌegulaioŶ ;i.e. Đoŵpost, papeƌ, plasiĐsͿ.

h. Wheƌe possiďle, ĐoŶstƌuĐioŶ ŵateƌials should ďe 
recycled to reduce the environmental impacts of 
eǆtƌaĐiŶg aŶd ŵaŶufaĐtuƌiŶg Ŷeǁ ŵateƌials. If theƌe 
aƌe Ŷo salǀageaďle ŵateƌials aǀailaďle, efoƌts should 
ďe ŵade to puƌĐhase ŵateƌials fƌoŵ deŵoliioŶ sales, 
salvage contractors and used materials dealers.

i. Neǁ ĐoŶstƌuĐioŶ ŵateƌials should ďe loĐallǇ souƌĐed to 
ƌeduĐe the iŵpaĐts of tƌaŶspoƌtaioŶ. CaŶadiaŶ pƌoduĐts 
are generally designed to withstand our climate.

j. CoŶstƌuĐioŶ ŵateƌials should ďe duƌaďle aŶd ĐoŶsideƌ 
life ĐǇĐle ĐosiŶg to aǀoid pƌeŵatuƌe ƌeplaĐeŵeŶt.

BuildiŶgs iŶ the NiŶth LiŶe Neighďourhood should releĐt the highest 
standards of sustainable development.
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APPENDIX: SHAPING NINTH LINE DEMONSTRATION PLANS

BuiLt forM anD LanD use | DeMonstration PLan sites

 

Site A Site B Site C

“hapiŶg NiŶth LiŶe Pƌoposed LaŶd Use CoŶĐept 
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site a | MixeD use CoMunity WitH eMPLoyMent foCus anD gateWay feature
• The EgliŶtoŶ GateǁaǇ FoĐus aƌea pƌoǀides oppoƌtuŶitǇ foƌ ďoth ƌesideŶial aŶd eŵploǇŵeŶt uses at a keǇ iŶteƌseĐioŶ

• Pƌoǀides a tƌaŶsiioŶ of loǁeƌ heights aŶd deŶsiies fuƌtheƌ Ŷoƌth aloŶg NiŶth LiŶe

• Uses should ďe iŶtegƌated ǁith ĐoŵŵuŶitǇ uses like ĐoŵŵuŶitǇ gaƌdeŶs aŶd puďliĐ/pƌiǀate ĐoŶŶeĐioŶs
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site B | CoMPLete CoMMunities: Missing MiDDLe Housing oPtions
• Support a range of housing choices

• PlaŶ foƌ a ŵiǆ of toǁŶhouse aŶd loǁ-ƌise deǀelopŵeŶt ǁith puďliĐ aŶd pƌiǀate ĐoŶŶeĐioŶs

• Pƌoǀide tƌail aŶd opeŶ spaĐe oppoƌtuŶiies

• Estaďlish keǇ loĐal puďliĐ stƌeets to seƌǀe the ĐoŵŵuŶitǇ aŶd iŵpƌoǀe safetǇ
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site C | transit suPPortiVe CoMPLete CoMMunities
• EŶĐouƌage a ŵiǆ of uses aŶd tƌaŶsit suppoƌiǀe deǀelopŵeŶt Ŷoƌth of DeƌƌǇ ‘oad

• Cƌeate a Đoŵplete ĐoŵŵuŶitǇ ǁith a ŵiǆ of uses to liǀe, ǁoƌk aŶd shop

• Gƌoǁth should suppoƌt ƌideƌship foƌ the futuƌe ϰϬϳ TƌaŶsitǁaǇ
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Date: May 25, 2018 
 
To: Chair and Members of Planning and Development 

Committee 
 
From: Andrew Whittemore, M.U.R.P., Commissioner of 

Planning and Building  

Originator’s file: 
OZ 17/005 W7 

Meeting date: 
2018/06/18 
 

 

Subject 
RECOMMENDATION REPORT (WARD 7) 

Applications to permit a 40 storey, 360 unit apartment building with ground floor retail 

commercial uses 

3480 Hurontario Street, northwest corner of Hurontario Street and Central Parkway West 

Owner: CGIV Developments Inc. 

File: OZ 17/005 W7 

Pre-Bill 139 

 

Recommendation 
1. That City Council direct Legal Services, representatives from the appropriate City 

Departments and any necessary consultants to attend the Local Planning Appeal Tribunal 

(LPAT) hearing proceedings which may take place in connection with these applications 

under File OZ 17/005 W7, 3480 Hurontario Street, CGIV Developments Inc, in support of 

the recommendations outlined in the report dated May 25, 2018 that concludes that the 

proposed official plan amendment and rezoning applications are not acceptable from a 

planning standpoint and should not be approved. 

 

2. That City Council provide the Planning and Building Department the authority to instruct the 

City Solicitor on modifications to the position as may be deemed necessary during or before 

the Local Planning Appeal Tribunal hearing process; however, if there is a potential for 

settlement, then a report shall be brought back to Council by the City Solicitor. 

 

 
Report Highlights 
 The subject official plan amendment and rezoning applications have been appealed to 

LPAT by the applicant for failure by City Council to make a decision within the prescribed 

timelines.  A pre-hearing conference has been scheduled for October 2, 2018. 

 It has been concluded that the proposed development is not supportable from a planning 

perspective.   

 The applications do not meet Mississauga Official Plan policies for development and 
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intensification; the proposed height and density does not allow for appropriate 

development of the site and the building does not provide an appropriate transition to the 

existing neighbourhood 

 An approval by LPAT should be subject to an “H” Holding Symbol to address 
outstanding technical requirements and to allow for a Section 37 Agreement 

 Staff requires direction from Council to attend any LPAT proceedings which may take 

place in connection with these applications and in support of the recommendations 

outlined in this report 

 

Background 
A public meeting was held by the Planning and Development Committee on October 30, 2017, 

at which time an Information Report (Appendix 1) was received for information. 

Recommendation PDC-0060-2017 was then adopted by Council on November 8, 2017. 

 

That regarding the report dated October 5, 2017, from the Commissioner of 

Planning and Building regarding the applications by CGIV Developments Inc. to 

permit a 40 storey, 360 unit apartment building with a 5 storey podium and ground 

level retail commercial uses under File OZ 17/005 W7, 3480 Hurontario Street, that 

staff consult with the area Councillor on the appropriateness of a motion for an 

expedited recommendation report on this matter. 

 

On November 10, 2017, the owner appealed the applications to LPAT due to the failure by City 

Council to make a decision on the applications within the time prescribed by the Planning Act.  

A pre-hearing date of October 2, 2018 has been scheduled.  The purpose of this report is to 

make a recommendation to Planning and Development Committee on the application and to 

seek direction with respect to the appeal. 

 

The applications were circulated to City departments and agencies for comments.  There are 

numerous concerns that remain outstanding including: building and podium height; animation of 

the building; setbacks to abutting apartment buildings; and internal access to the garbage 

loading area. 

 

Comments 

Issues were identified by residents through written correspondence to the City and through 

verbal comments at both the September 13, 2017 community meeting held by Ward 7 

Councillor,   Nando Iannicca, and at the October 30, 2017 public meeting held by the Planning 

and Development Committee as follows: 
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Comment 

The proposed building is too tall; it does not provide a gradual height transition from existing 

buildings surrounding the site; massing and built form are inconsistent with the City’s Official 
Plan policies.  

 

Response 

Staff have concerns regarding the proposed height and the lack of adequate built form 

transition.  A detailed evaluation of these comments is included in the Planning Comments 

section of this report. 

 

Comment 

The proposed development does not provide sufficient setbacks to the existing 6 storey 

residential rental apartment building.  

 

Response 

The proposed development has a zero setback to the west lot line.  The balconies on the 6 

storey rental building apartment to the west are located approximately 13.5 m (44 ft.) from the 

west lot line of the subject property. 

 

Comment 

Additional traffic will be generated from the proposed development on to Hurontario Street and 

Central Parkway West and may cause access issues to and from the site. 

 

Response 

A Traffic Impact Study was prepared to assess both existing and predicted future traffic 

volumes.  The Transportation and Works Department is satisfied with the study’s conclusions 

that find the proposed development will not have a significant impact on the level of traffic and 

access from the surrounding streets.  The Transportation and Works Department has requested 

a revised Traffic Impact Study to clarify the background development, trip generation and trip 

distribution assumptions that were made, but this additional information will not change the  

conclusion.   

 

Comment 

Is there enough capacity to service this site? 

 

Response 

The Region has advised that a revised Functional Servicing Report is required to demonstrate 

there is adequate sewer and water available to service the site. 

 

Comment 

The internal waste vehicle access route is a concern.  There is not enough turning area within 

the building provided to service waste and moving vehicles. 
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Response 

The Region has concerns with the internal movements related to standard turning radii and 

height clearances underground.  The applicant will need to demonstrate that all turns and 

heights meet the Waste Collection Design Standards Manual requirements. Outdoor waste 

collection is not permitted.   

 

PLANNING COMMENTS 

Provincial Policy Statement, 2014 (PPS) and Growth Plan for the Greater Golden 
Horseshoe 2017 (Growth Plan) 

The Provincial Policy Statement (PPS) and Growth Plan for the Greater Golden Horseshoe 

(Growth Plan) provide policy direction on matters of provincial interest related to land use 

planning and development and directs the provincial government’s plan for growth and 
development that supports economic prosperity, protects the environment and helps 

communities achieve a high quality of life. 

 

Both the PPS and the Growth Plan recognize that the official plan is the most important vehicle 

for implementation of these policies as "comprehensive, integrated and long-term planning is 

best achieved through official plans".  

 

Under the Planning Act, all planning decisions must be consistent with the PPS and conform to 

the Growth Plan. 

 

Consistency with PPS 

The PPS contains the Province's policies concerning land use planning for Ontario. Section 

1.1.3.3 of the PPS states that "planning authorities shall identify and promote opportunities for 

intensification and redevelopment where this can be accommodated, taking into account 

existing building stock" and Section 1.1.3.4 of the PPS states that "appropriate development 

standards should be promoted which facilitate intensification, redevelopment and compact form, 

while maintaining appropriate levels of public health and safety."   

 

The site’s current designation is Mixed Use which permits a range of commercial and 

residential uses.  The proposal requires an amendment to change the designation to 

Residential High Density – Special Site.  The subject property is located in Mississauga’s 
Downtown, an intensification area; has a proposed light rail transit stop abutting the site, and the 

existing designation provides for a maximum 25-storey building. 

 

The Official Plan policies are consistent with the PPS in that there are areas for intensification 

that are identified to optimize public service facilities, while still address matters of public health 

and safety. 

 

These applications for amendments to the existing MOP designation and proposed zoning are 

consistent with some of the high level policies of the PPS.     
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Conformity with the Growth Plan 

The subject property is located within a delineated Built-Up Area (Section 2.2.2) and within the 

Urban Growth Center (Section 2.2.3) that is to be planned to accommodate population and 

employment growth (Schedule 4 of the Growth Plan). 

 

Section 2.2.1.2 c) iii of the Growth Plan states that growth will be focused in locations with 

existing or planned transit, with a priority on higher order transit where it exists or is planned. 

 

Section 2.2.2.4 b) of the Growth Plan directs municipalities to identify the appropriate type and 

scale of development and transition of built form to adjacent areas in intensification areas.  

 

Section 2.2.4.3 b) of the Growth Plan states that Major Transit Station Areas on priority transit 

corridors will be planned for a minimum density target of 160 residents and jobs combined per 

hectare for those that are served by light rail transit 

 

Section 5.3.1.3 of MOP states that the Downtown Fairview area of the city is an Intensification 

Area.  The subject property is located on the Hurontario Street Intensification Corridor. Corridors 

have been identified as appropriate locations for intensification (Section 5.4) and development 

on Corridors should be compact, mixed use and transit friendly and appropriate to the context of 

the surrounding neighbourhood and Employment Area (Section 5.4.4).  

 

Section 5.3.1.4 of MOP states that the Downtown will achieve a minimum gross density of 200 

residents and jobs per combined hectare by 2031. 

 

Section 5.5.8 of MOP states that residential and employment density should be sufficiently high 

to support transit usage. 

 

The relevant MOP policies in this report conform with the Growth Plan. 

 

The proposed High Density Residential – Special Site official plan amendment request 

conforms to the high level policies of the Growth Plan.  The City of Mississauga has identified 

this area for intensification and growth.   

 

However, the application is not in conformity with the Growth Plan policies that speak to 

development providing an appropriate transition of built form to adjacent areas. 

 

The key concerns are: 

 

 Providing an appropriate transition of built form to adjacent areas 

 Site size and design that limits ability for loading and garbage pickup 
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Region of Peel Official Plan 

The subject property is located within the Urban System within the Region of Peel. General 

Objectives and General Policies in Sections 5.3.1, 5.3.2 respectively, direct development and 

redevelopment to the Urban System to achieve an intensified and compact form and densities 

that are pedestrian–friendly and transit supportive.  

 

Section 5.1.4 of MOP (Direct Growth) indicates that most of Mississauga’s future growth will be 
directed to Intensification Areas.  Further, Section 5.1.6 states that the City encourages compact 

mixed use development that is transit supportive, in appropriate locations, to provide a range of 

live/work opportunities.  

 

These applications conform to the Peel Region Official Plan. 

 

Mississauga Official Plan (MOP) 

The proposal requires an amendment to the Mississauga Official Plan policies for the Downtown 

Fairview Character Area.  The amendment is to redesignate the lands from Mixed Use to 

Residential High Density – Special Site to permit: 

 A floor space index (FSI) of 9.8 

 A height of 40 storeys (25 storeys permitted under MOP) 

 

Section 19.5.1 of Mississauga Official Plan provides the following criteria for evaluating site 

specific Official Plan Amendments: 

 

 Will the proposal adversely impact or destabilize the overall intent, goals and 

objectives of the Official Plan; and the development or functioning of the remaining 

lands which have the same designation, or neighbouring lands? 

 Are the lands suitable for the proposed uses, and are the proposed land uses 

compatible with existing and future uses of the surrounding lands? 

 Are there adequate engineering services, community infrastructure and multi-modal 

transportation systems to support the proposed application? 

 Has a planning rationale with reference to Mississauga Official Plan policies, other 

relevant policies, good planning principles and the merits of the proposed 

amendment in comparison with the existing designation been provided by the 

applicant? 

 

Planning staff have undertaken an evaluation of the criteria against this proposed development 

application, as well as comprehensive consideration of other MOP policies in relation to the 

proposal.  The following is a high level presentation of this analysis and is not exhaustive of all 

the factors which staff has considered. 

 

As part of the Downtown City Character Area adjacent to a Neighbourhood, the surrounding 

area is considered a stable medium to high density residential area and is to be protected.  

While this does not mean that these communities are to remain static or that previous 
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development patterns must be replicated, intensification needs to be sensitive to the 

neighbourhood’s existing and planned character. The proposal does not meet the test of 
contextual sensitivity.  The proposed development is too dense as it needs to be designed to: 

 

 Provide servicing areas including the reduced turning radii for garbage trucks into the 

proposed loading area, preferably in the basement 

 Provide an amenity area space in accordance with the by-law 

 Provide the parking underground rather than above ground in the podium 

 Address transition in built form and scale to the surrounding area (Section 5.3.5.6 and 9.5.1 

of MOP) 

 

Services and Infrastructure 

Further, as this site is next to a planned LRT Street stop, regard should be had for the ground 

floor uses, building entrances to support transit uses and pedestrians travelling along Hurontario 

Street walkways.  

 

The site is within 150 m (492 ft.) to a future park proposed for Elm Drive and Kariya Drive and 

675 m (2,200 ft.) to Mississauga Valley Park. 

 

The Region does not have the required information to confirm the adequacy of sewer and water 

services. 

 

Height, Transition and Context 

The surrounding area is primarily characterized by buildings ranging in height from 6 storeys on 

the west to 33 storeys (Amacon) to the north.  The proposed 40 storey building does not 

transition well from buildings to the north and west (See Appendix 2).  MOP presumes the 

highest densities will be in the Downtown Core (north of Elm Street) and transition outside the 

core with a maximum of 25 storeys.  When applications for heights higher than 25 storeys have 

been approved, compability of built form and transition to surrounding neighbourhoods have 

been addressed in accordance with the policies of the official plan. 

 

There are significant concerns with respect to height and transition with this proposal.  The 

principle of ensuring a gradual height transition between low and high rise buildings is an 

important planning principle and is found in several MOP policies.  These include: 

 

Section 9 Build a Desirable Urban Form 

Section 9.2.1.13 Tall buildings will be appropriately spaced to 

provide privacy and permit light and sky views. 

Section 9.2.1.15 Tall buildings will address pedestrian scale 

through building articulation, massing and 

materials. 

Section 9.2.1.16 Tall buildings will minimize adverse 
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Section 9 Build a Desirable Urban Form 

microclimatic impacts on the public realm and 

private amenity areas. 

 

Section 9.2.1.25 Buildings should have active facades 

characterized by features such as lobbies, 

entrances and display windows. Blank building 

walls on any level will not be permitted facing 

principal street frontages and intersections. 

Section 9.5.1.2 Developments should be compatible and 

provide appropriate transition to existing and 

planned development by having regard for the 

following elements: 

g. the size and distribution of building mass 

and height 

h. front, side and rear yards 

i. the orientation of buildings, structures and 

landscapes  

j. views, sunlight and wind conditions 

l. privacy and overlook 

Section 9.5.1.3 Side design and buildings will create a sense 

of enclosure along the street edge with heights 

appropriate to the surrounding context. 

Section 9.5.1.5 Developments will provide a transition in 

building height and form between 

Intensification Areas and adjacent 

Neighbourhoods with lower density and 

heights. 

Section 9.5.1.9 Development proposal will demonstrate 

compatibility and integration with surrounding 

land uses and the public realm by ensuring 

that adequate privacy, sunlight and sky views 

are maintained and that microclimate 

conditions are mitigated 

 

The proposed development fails to meet the above-noted policies.  A redesign of the project is 

required to address these policies. 

 

Built Form 

The proposed built form includes: 

 A five storey podium stepping up to a 40 storey tower 
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 A zero metre setback from the proposed podium to the property line abutting the existing 

six storey rental apartment building site to the west providing a 15.2 m (49.8 ft.) separation 

between the buildings 

 The podium located 13.5 m (44 ft.) from the balconies of the building to the west 

 A podium containing four levels of above ground parking  

 A building occupying 91% of the lot area leaving little for at grade amenity space 

 Internal turning radii for trucks loading and unloading is not adequate to meet basic 

operational standards 

 

The overall massing and scale of the proposed building in relation to the small size of the 

subject property, makes it incompatible with the surrounding buildings.   

 

Summary 

The proposed development has not been designed to be sensitive to the existing and planned 

character of the neighbourhood and does not provide appropriate transition to adjacent uses.  

The height, massing and built form are not in keeping with the area context.  The applicant has 

not provided the information on available services to the satisfaction of the Region of Peel.  

 

For these reasons, these applications are not consistent with the relevant MOP policies and 

good urban design principles. 

 

Zoning 

The proposed H-RA5-Exception (Apartment Dwellings) is required to accommodate the 

proposed 40-storey apartment building including ground floor retail with a FSI of 9.8.  For the 

reasons noted above, staff are not supportive of the proposed zoning. 

 

Bonus Zoning 

Council adopted Corporate Policy and Procedure 07-03-01 – Bonus Zoning on September 26, 

2012. In accordance with Section 37 of the Planning Act and policies contained in the Official 

Plan, this policy enables the City to secure community benefits when increases in permitted 

height and/or density are deemed to be good planning by Council through the approval of a 

development application. 

 

The subject lands are currently zoned C3 (General Commercial) which permits a range of retail, 

service, office and entertainment uses, among other uses. The C3 zone allows a maximum 

height of 4 storeys.  The applicant is seeking to permit a redevelopment of the site with 40 

storeys and a total GFA of 28 204.4 m2 (303,589.6 ft2) which represents a density increase that 

exceeds 1500 m2 (16,146 ft2) over what would otherwise be permitted under the current zoning.   

As the project is larger than 5000 m2 (53,820 ft2) in size, it meets the minimum threshold for a 

Section 37 contribution. The existing restaurant has a total GFA of 240 m2 (2,583.3 ft2).   

Should the LPAT render a decision on the applicant's appeals that results in an increase in 

height or density, staff will hold discussions with the applicant to secure community benefits and 
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return to Council with a Section 37 report outlining the recommended benefits and 

corresponding contribution amount. 

 

"H" Holding Provision 

Should this application be approved by LAPT, staff will request an "H" Holding provision which 

can be lifted upon receipt of: 

 A revised Traffic Impact Study to the satisfaction of the City 

 A revised Functional Servicing Report to the satisfaction of the City and the Region of 

Peel 

 Confirmation that the Record of Site Condition (RSC) has been posted to the 

Environmental Site Registry and the submission of all supporting environmental reports 

 Satisfactory official plan amendment and zoning by-law 

 The execution of a Section 37 (Community Benefits) Agreement 

 The execution of the Development Agreement 

 

Site Plan 

Prior to development of the lands, the applicant will be required to obtain Site Plan approval.   A 

site plan application has not been submitted to date for the proposed development. 

 

While the applicant has worked with City departments to address many site plan related issues 

through review of the rezoning concept plan, further revisions will be needed to address matters 

such as setbacks, street animation along Hurontario, streetscaping, landscaping, noise impacts, 

access and loading. 

 

Green Development Initiatives 

The applicant has provided limited to no green development initiatives for this site.  Bicycle 

storage, outdoor amenity space, street trees and streetscaping are all required as part of the 

development application.  Should the LPAT approve the applications, the City will ask for more 

substantive green development measures such as rainwater harvesting or permeable paving 

through the site plan process.  

 

ALTERNATIVE DEVELOPMENT PROPOSAL 

The City has reviewed the proposal against all applicable policies.  The following would achieve 

and be consistent with and conform to the applicable policies provided that the technical site 

plan issues can also be addressed. 

 

 Reduce the height to 30-33 storeys to provide a better transition with the adjacent 

apartment buildings  

 Reduce the podium height from 5 to 4 storeys to match the existing podium heights of the 

existing apartment buildings (Amacon) 

 Increase the setback on the west side of the site to provide a better separation distance 

between this property and the existing 6 storey rental apartment building 
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 Obtain Regional approval of waste including internal loading and unloading 

 Ensure a minimum of 575 m2 (6,189 ft2) non-residential GFA 

 Meet the zoning by-law requirements for amenity space 

 

Financial Impact 
Development charges will be payable in keeping with the requirements of the Development 

Charges By-law of the City. Also, the financial requirements of any other commenting agency 

must be met. 

 

Conclusion 
In summary, since the applications have been submitted to the City in May 2017, staff has 

consistently communicated concerns with the proposal that currently remain outstanding.  

Height, built form, massing and transition are generally not acceptable.  Various design and 

technical matters have yet to be addressed and prevent staff from supporting the proposed 

development in its current form. 

 

Accordingly, the proposed official plan amendment and rezoning are not acceptable from a 

planning standpoint and should not be approved for the following reasons: 

 

1. The proposed form of building is not consistent with the overall intent, goals and objectives 

of the Growth Plan and Mississauga Official Plan with respect to the design of tall building 

and development in intensification areas. 

 

2. The building form is not compatible with surrounding lower and high density land uses. 

 

3. Other key elements of the proposal have not been satisfactorily addressed as of the 

preparation of this report including servicing, landscaping, amenity space, setbacks, loading 

and garbage servicing. 

 

Attachments 
Appendix 1: Information Report  

Appendix 2: 3D Map – 3480 Hurontario Street 

 

 

 

Andrew Whittemore, M.U.R.P., Commissioner of Planning and Building 

 

Prepared by: Michael Hynes, Development Planner 
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