PLANNING
JUSTIFICATION
REPORT
30 EGLINTON AVENUE WEST | AUGUST 2020

Sajecki Planning Inc.

TABLE OF CONTENTS
1.0 		INTRODUCTION									 4
2.0
2.1
2.2
2.3
2.4
2.5

		
		
		
		
		
		

SITE AND SURROUNDINGS		
SUBJECT PROPERTY
PLANNING HISTORY
SURROUNDING LAND USES
SURROUNDING DEVELOPMENT APPLICATIONS
TRANSPORTATION NETWORK

6
7
7
9
11
11

3.0		
3.1 		
3.2 		
3.3 		

PROPOSAL
DEVELOPMENT OVERVIEW
REQUIRED APPROVALS
PUBLIC CONSULTATION

16
17
27
27

4.0		
4.1 		
4.2 		
4.3 		
4.4 		
4.5 		
4.6 		
4.7 		
4.8 		

POLICY AND REGULATORY CONTEXT
OVERVIEW
PLANNING ACT
PROVINCIAL POLICY STATEMENT
GROWTH PLAN FOR THE GREATER GOLDEN HORSESHOE
REGION OF PEEL OFFICIAL PLAN
CITY OF MISSISSAUGA OFFICIAL PLAN
CITY OF MISSISSAUGA ZONING BY-LAW
ADDITIONAL CONSIDERATION

28
29
29
29
31
34
37
46
46

5.0		
5.1 		
5.2 		
5.3 		
5.4 		
5.5 		
5.6 		
5.7 		
5.8 		
5.9 		
5.10 		

SUPPORTING STUDIES AND REPORTS
TRAFFIC IMPACT STUDY
URBAN DESIGN STUDY
WIND STUDY
NOISE AND VIBRATION IMPACT STUDY
SHADOW STUDY
TREE INVENTORY AND PRESERVATION PLAN / ARBORIST REPORT
FUNCTIONAL SERVICING AND STORMWATER REPORT
PHASE 1 ENVIRONMENTAL SITE ASSESSMENT
HERITAGE IMPACT ASSESSMENT
HOUSING REPORT

50
51
51
52
53
53
54
54
55
55
56

6.0 		
6.1 		
6.2 		
6.3 		

PLANNING ANALYSIS
COMPLETE COMMUNITY
BUILT FORM AND DESIGN
HEIGHT AND DENSITY

58
59
59
60

7.0 		

CONCLUSION

62

APPENDICES
APPENDIX A - SUBMISSION CHECKLIST
APPENDIX B - ZONING BY-LAW AMENDMENT

1.0

INTRODUCTION

Planning Justification Report: 30 Eglinton Avenue West

Plaza Partners and Crown Realty Partners have
retained Sajecki Planning Inc. to assist in securing
planning approvals for the redevelopment of the
property municipally known as 30 Eglinton Avenue
West in the City of Mississauga (the “subject
property”). The subject property is located on the
southwest corner of Hurontario Street and Eglinton
Avenue West.
This Planning Justification Report supports an
application to amend the City of Mississauga Zoning
By-law 0225-2007 to permit the development of
three mixed use buildings ranging between 37 and
45 storeys in height. The proposal includes 1,577
residential units and 1,979 m2 of at-grade retail space.
An existing nine-storey office building and two-storey
heritage building are to be retained as part of the
proposed development.

On October 23, 2019 a pre-consultation meeting with
the Development Application Review Committee
(“DARC”) was held to discuss the proposal. All items
identified in the submission requirements checklist
(attached as Appendix A) have been prepared
and submitted in support of the Zoning By-law
Amendment application and fulfill all requirements of
a Complete Application. Summaries of all technical
reports and studies are provided in Section 5.0.

The purpose of this Planning Justification Report is
to provide:
•

An overview of the subject property and its
local context;

•

A review of the applicable Provincial, Regional,
and Municipal planning policy and regulatory
frameworks;

•

An explanation of the proposed built form, uses
and other development statistics;

•

A summary of all supporting studies and
technical reports; and,

•

A description and justification of the proposed
amendment to City of Mississauga Zoning Bylaw 0225-2007.
5

2.0

SITE AND
SURROUNDINGS
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2.1 Subject Property
The subject property is located on the southwest
corner of Hurontario Street and Eglinton Avenue
West in Ward 4 in the City of Mississauga. Its legal
description is: CON 2 NDS PT LOT 16 RP 43R14629
PARTS 4,5,22 RP 43R14923 PARTS 6-9,14-16 RP
43R14629 PTS 4-7 9,15-21.
The subject property is rectangular in shape with a lot
area of 25,646.90 m2. Frontage on Hurontario Street
is 141.36 metres and frontage on Eglinton Avenue
West is 154.85 metres.
The property currently contains a nine-storey
rectangular office building with two arms of onestorey commercial space that stretch outwards
from the office building forming an L-shape. Three
additional low-rise commercial buildings are located
in the northeast corner of the subject property. One
of these buildings is the Wilcox House, a two-storey
heritage building designated under the Ontario
Heritage Act for its architectural importance as a midnineteenth century farmhouse. It currently operates
as a restaurant. The other two commercial buildings
are currently operating as a financial institution and
a toy store.

Figure 1 - Aerial view of the subject property

The heritage building and nine-storey office building
will be retained as part of the proposal, while the
existing commercial structures will be demolished.

2.2 Planning History
Official Plan Amendments were approved for the
subject property in 1985 (OZ/OPA 85 105) and
7
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Figure 2 - Aerial perspective of the subject property and surrounding land uses
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1995 (OZ/OPA 95 85). A Zoning By-law Amendment
was approved in 1988 (OZ 88 59) to permit the
development of a 25-storey building, a 15-storey ‘L’
shape building, two 2-storey buildings and to maintain
the existing heritage building. The proposed uses
included an apartment with a maximum of 220 units,
office, overnight accommodation, retail commercial
uses (required to be accessory to the office and
overnight accommodation), and a restaurant in the
heritage structure. These permissions were only
partially implemented.
There have been no further amendments proposed
since Council approved Zoning By-law 0225-2007
and the 2010 Mississauga Official Plan (“MOP”).

2.3 Surrounding Land Uses
2.3.1 Immediate Surroundings
High-rise residential apartment buildings ranging
from 22 to 37 storeys comprise the immediate
dominant land use near the property.
Two high-rise residential towers are located
immediately north of the subject property along
Eglinton Avenue West. These towers are 24 and
28 storeys in height and include a combined
463 residential units. Pedestrian access to the
development is from Eglinton Avenue West, while
access to underground parking is off Little Creek
Road. Adjacent to these residential towers at the
northwest corner of Eglinton Avenue West and
Hurontario Street is an Esso gas station with a Circle
K and Tim Hortons.

Mississauga Marketplace, a low-rise commercial
development consisting of five buildings, is located
to the east of the subject property. This commercial
plaza includes LA Fitness, banks, restaurants, and
retailers such as Home Interiors Furniture and
Oceans supermarket. The development has extensive
surface parking located between the buildings.
Two high-rise residential towers are located to the
south on Kingsbridge Garden Circle. These towers
are 34 and 35 storeys in height and have over 750
condominium units combined.
A 22-storey condominium tower is located
immediately to the west of the subject property.
This development has approximately 219 residential
units. Access to the development is provided by a
shared road with 30 Eglinton Avenue West.

2.3.2 General Surroundings
North of Eglinton Avenue
Land uses north of the subject property are primarily
residential with a wide range of building types and
densities. Four high-rise condominium towers are
located north of Eglinton Avenue West on the east
side of Four Springs Avenue. To the west of these
towers is a subdivision of three-storey townhomes.
Low-density residential subdivisions are located
further north, along with Cooksville Creek Public
School and St. Hilary Elementary School.
The intersection of Hurontario Street and Eglinton
Avenue features numerous properties with
commercial land uses. To the northeast is a lowrise commercial development with a ServiceOntario
9
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View of the subject property from Eglinton Avenue West

View of the subject property from Hurontario Street

View of the development north of the subject property on
Eglinton Avenue West

View of the development south of the subject property on
Hurontario Street
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and retailers including Shoppers Drug Mart and
Starbucks. An Esso gas station is located at the
northwest corner.
There are three development proposals to the north
of the subject property. Two are on the east side of
Hurontario Street between Nahani Way and Armdale
Road. A 33-storey condominium building at 8 Nahani
Way proposes 404 residential units and is currently in
the condominium registration stage. To the south of
this property at 5081 Hurontario Street is a proposal
for a 33-storey tower with a 6-storey podium and
509 residential units. At 0 and 5044 Hurontario
Street, located west of Hurontario Street and north of
Watergarden Drive, there is a development proposal
for 5 condominium towers with 2,040 residential units
plus retail and office space located in the podiums.
South of Eglinton Avenue
The west side of Hurontario Street, south of the
subject property, features medium and high-density
built form. Between the subject property and Highway
403 are 10 high-rise residential buildings and two
medium-rise office buildings with at-grade retail.
These buildings range between 8 and 33 storeys in
height.
The east side of Hurontario Street, south of the
subject property, includes various low-rise buildings.
A commercial plaza located southeast of Hurontario
and Eglinton Avenue East includes several one-storey
commercial buildings and surface parking. Vacant
lots and low-rise residential subdivisions with single
detached residences, semi-detached residences and
townhouses are to the south and east.

Kingsbridge Common park is located southwest of
the subject property. It features a baseball diamond,
soccer field and playground. To the southeast is
Huron Heights Park, providing play structures, ball
diamonds and soccer fields. A majority of the land
uses to the west and south are low-rise residential
subdivisions.

2.4
Surrounding
Applications

Development

Applications have been filed for several developments
near the subject property. All of the applications
represent high-rise residential condominium
buildings, many of which propose more than one
building on the site.
Table 1 outlines active and recently approved
development applications in the surrounding area.
Information provided includes the approximate
distance from the subject property, a description
of the proposed development and the application
status. The content included in the Table is informed
by the City of Mississauga’s Planning Information
Hub.
It is worth noting that development activity is
concentrated north of the subject property along
Hurontario Street and Eglinton Avenue.

2.5 Transportation Network
The subject property is located within an Intensification
Corridor, a Major Node, and a Major Transit Station
Area according to Schedule 2: Intensification Areas of
the MOP. The following sub-sections outline the road
11
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Table 1 - Development Applications

Address

Approximate
Distance from
Subject Property

City File No.

Description

Status

5025 & 5033 Four
Springs Avenue

125 metres

21CDM-M 18/2

446 apt unit standard condo
(2 26-storey towers)

Registered

OZ/OPA 18/11

5 condo apartment buildings
consisting of 32, 36, 40, 45
and 50 storeys with a total
of 2,040 residential units and
a total non-residential gross
floor area of 11,474.4 m2.

Withheld

Removal of the “H” Holding
Symbol for 33-storey tower
with 6-storey podium
and 947 m2 of at-grade
commercial/retail uses

Withheld

54 horizontal mult. dwelling
units/standard condo

Draft approved

0 and 5044 Hurontario
Street

110 metres

5081 Hurontario Street

295 metres

62, 70, 78 & 86 Preston
Meadow Ave. / 57, 65,
73, 81, 89 & 95 Armdale
Road

385 metres

8 Nahani Way

91 Eglinton Ave East and
5055 Hurontario Street

12

420 metres

230 metres

H-OZ 19/6
SP 19/61

21CDM-M 17/10

21CDM-M 19/7
SP 17/144

OZ/OPA 18/16
21T-M 18/5

33-storey condominium
apartment building
consisting of 404 residential
units
5 residential apartment
buildings (up to 37 storeys)
with grade related podiums,
a public park and an amenity
building

Application in
progress
Site plan
approved

Withheld
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and transit network connecting the subject property
to the City and the Region.

2.5.1 Road Network
Hurontario Street is identified in the MOP as an
Intensification Corridor (Schedule 1C: Urban System
– Corridors), an Arterial Road (Schedule 5: Long
Term Road Network), and a Higher Order Transit
Corridor (Schedule 6: Long Term Transit Network).
Hurontario is a two-way street that runs north-south
with eight lanes adjacent to the subject property. It
has an ultimate 45-metre right-of-way (Schedule
8: Designated Right-of-Way). Hurontario Street has
dedicated left-turn lanes on Eglinton Avenue West
and into the Mississauga Marketplace as well as a
dedicated right-turn lane on Eglinton Avenue East.
Hurontario Street functions as a major transportation
route and Higher Order Transit Corridor planned to
have numerous Light Rail Transit Stations (Schedule
6: Long Term Transit Network), including one located
at the intersection of Hurontario Street and Eglinton
Avenue. It is also anticipated to have Primary OnRoad/Boulevard Cycling Routes (Schedule 7: Long
Term Cycling Routes).
Eglinton Avenue West is identified in the MOP as an
Intensification Corridor (Schedule 1C: Urban System
– Corridors), an Arterial Road (Schedule 5: Long
Term Road Network), and a Transit Priority Corridor
(Schedule 6: Long Term Transit Network). Eglinton is a
two-way avenue that runs east-west, with Hurontario
as the transition point between the east and west
directions. Eglinton Avenue West has an ultimate
45-metre right-of-way (Schedule 8: Designated Right-

of-Way) and is eight-lanes wide adjacent to the
subject property. Two of these lanes are dedicated
left and right-turn lanes onto Hurontario Street.
Eglinton Avenue West is anticipated to have Primary
On-Road/Boulevard Cycling Routes (Schedule 7:
Long Term Cycling Routes).
Kingsbridge Garden Circle is an east-west two-way
road identified in the MOP as a Minor Collector Road
(Schedule 5: Long Term Road Network). South of the
subject property, Kingsbridge Garden Circle is five
lanes wide with dedicated left and right-turn lanes
onto Hurontario Street.

2.5.2 Transit Network
Bus Services
Existing transit services connect the subject
property to other areas of Mississauga and adjacent
municipalities. There are several bus routes with
services on adjacent streets that connect to GO
Stations, the Mississauga Transitway and TTC’s
Islington Station. These routes include:
•

103, 19, 19A, 19B, 19C and 502 on Hurontario
Street;

•

7, 35, and 35A on Eglinton Avenue; and,

•

34 and 314 on Kingsbridge Garden Circle.

103 Hurontario Express is a MiExpress Route that
runs north-south on Hurontario Street from the
Brampton Gateway Terminal to the Port Credit GO
Station, providing all-week service. The stop for
south-running routes is located adjacent to the
subject property approximately 80 metres south of
13
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Figure 3 - Location of the subject property within the existing transit network

Eglinton Avenue, while the stop for north-running
routes is located just north of the subject property.
These bus stops also service local transit routes 19
Hurontario, 19A Hurontario-Britannia, 19B HurontarioCantay, and 19C Hurontario-Heartland. 19 Hurontario
runs daily north-south along Hurontario Street from
the Hwy 407 & Hurontario Park & Ride to the Port
Credit GO Station via the City Centre Transit Terminal
and GO Cooksville Station. 19A Hurontario-Britannia
runs north-south on weekdays from Britannia Road to
the Trillium Health Centre via the City Centre Transit
Terminal and Cooksville GO Station. 19B HurontarioCantay is a north-south route that runs on weekdays
between Cantay Road and the Trillium Health Centre
via the City Centre Transit Terminal and Cooksville GO
Station. 19C Hurontario-Heartland runs on Saturdays
from the Heartland Shopping Centre south to the
Trillium Health Centre via the City Centre Transit
Terminal and Cooksville GO Station.

14

The same bus stops also service the 502 Züm
Main rapid transit route that originates in the City
of Brampton and extends south to the City Centre
Transit Terminal. This bus route runs every 10
minutes during peak hours and 20 minutes during
off-peak hours, including weekends.
35 Eglinton-Ninth Line and 35A Eglinton-Tenth Line
run east-west on Eglinton Avenue. 35 Eglinton-Ninth
Line runs every day and connects Ninth Line with the
TTC’s Islington Station. 35A Eglinton-Tenth Line runs
on weekdays during rush hour and connects Tenth
Line with Islington Station. Stops for these routes are
located on Eglinton Avenue directly to the north of the
subject property.
7 Airport runs east-west, connecting the City Centre
Transit Terminal and Westwood Square via Terminal 1
of the Toronto Pearson International Airport. Stops for
this route are located near Elia Avenue, approximately
350 metres south of the subject property to the east
of Hurontario Street.
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Figure 4 - Future transit reach of 30 Eglinton Avenue West (Source: Transportation and Traffic Impact Study)

87 Meadowvale-Skymark runs east-west on Islington
Avenue during weekday rush hours. It runs east in
the morning and west in the afternoon, connecting
Meadowvale Town Centre with Renforth Station via
the Mississauga Transitway. The stop for this route is
located just east of the subject property on Eglinton
Avenue East.

during school days and connects the City Centre
Transit Terminal and Rick Hansen Secondary School.

34 Credit Valley runs east-west on Eglinton Avenue
via Kingsbridge Garden Circle, directly south of the
subject property. It connects the City Centre Transit
Terminal with Erin Mills Town Centre, two major
transit terminals in the City of Mississauga. The
stop for this all-day route is located approximately
400 metres from the subject property (approx. fiveminute walk). This stop also services the 315 Rick
Hansen-City Centre, a school route that operates

The LRT Line is proposed to run 18 km north-south
from the Brampton Gateway Terminal in the north to
the Port Credit GO Station in the south. The LRT Line
will include a total of 19 stops. The Eglinton Station
stop will be located directly adjacent to the subject
property on Hurontario Street. The LRT’s expected
completion date is Fall 2024.

Light Rail Transit Services
The Hurontario Light Rail Transit (LRT) Line will
further enhance the subject property’s connection to
transit routes and networks.

15

3.0

PROPOSAL
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3.1 Development Overview
Plaza Partners and Crown Realty Partners propose
to retain the existing 9-storey office building located
in the centre of the site and the 2-storey heritage
building located in the northeast corner of the site
to construct three mixed-use residential buildings
ranging between 37 and 45 storeys. A total of 1,979 m2
of retail space is proposed within the new buildings.
13,535 m2 of office gross floor area (GFA) and 300 m2
of commercial GFA represents the retained buildings
on the property. Total GFA is 121,462 m2, resulting in
an FSI of 4.74.
81 parking spaces are proposed at-grade and are to
be covered by a 2,335 m2 shared open space area.
This space, located one level above grade, will be
connected to Buildings 1 and 2 via above grade
bridges. Four levels of underground parking provide
an additional 1,917 parking spaces.
A 2,710 m2 privately owned public space (POPS) is
also proposed at the northeast corner of the site.
The following sub-sections outline the proposed built
form, landscaping and streetscaping improvements,
amenity areas, access points and internal circulation.

Building Design and Orientation
The three proposed buildings are sited close to the
property boundary to accommodate appropriate
separation distances between buildings, including
the existing office, provide for an urban streetfront,
and mitigate shadow and wind impacts on site (see
Figure 6). The locations of Buildings 1 and 3 provide

streetwalls comprised of active uses to encourage
a pedestrian friendly environment along Eglinton
Avenue West and Hurontario Street.
The proposed built form ensures a comfortable
environment within the POPS and the open area
above the surface parking that connects Buildings 1
and 2.
Building 1
Building 1 is proposed at 45 storeys. It is located
adjacent to the Eglinton Avenue West right-of-way,
between the shared access easement along the
western property line and the proposed POPS located
at the northeast corner of the subject property. The
tower portion of the building is stepped-back from a
six-storey podium. The six-storey podium includes a
557 m2 recess above the third floor.
There is a 17.4 m separation distance between the
tower of Building 1 and the office building. The tower
separation distance between Building 1 and the
building located on the adjacent property to the west
is 46.7 m.
The podium has a total floor plate size of 1,723 m2.
The building is recessed above the third storey and
Floors 4 to 6 have floor plate sizes between 1,200 to
1,220 m2. Floors 7 to 45 have total floor plate sizes
of approximately 800 m2. 541 residential units and
1,151 m2 of at-grade retail space are proposed within
Building 1.
Building 2
Building 2 is proposed at 37 storeys in height and is
in the southwest corner of the subject property. This
17
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Figure 5 - Aerial view of the proposed development looking southwest
18
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Figure 6 - Site plan of the proposed development
19
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building features a six-storey podium, with the tower
extending between floors 7 to 37. The orientation
of the building ensures that separation distance
requirements are exceeded between the towers on
the subject property and on adjacent sites. There is
a 73.2 m and 60.8 m distance between the tower
of Building 2 and existing buildings to the west and
south.
Building 2 is comprised entirely of residential uses,
including two-storey townhouses located at-grade. A
total of 500 units is proposed. The podium has a total
floor plate of 1,928 m2 and the tower has a floor plate
ranging between 800 and 870 m2.
Building 3
Building 3 is proposed at 45 storeys and positioned
along the Hurontario Street frontage to the south of
the proposed POPS and heritage building. Step-backs
on floors 3 and 6 improve privacy resulting in a 15.2
m separation distance from the office building for the
first three floors and a 16.1 m separation distance for
Floors 4 to 6.
828 m2 of retail space is proposed along Hurontario
Street. A total of 536 residential units (starting on
floor 2) are proposed. The floor plate of the podium is
1,548 m2, narrowing to 1,146 m2 on floor 4 and to 862
m2 on floor 7.

Landscaping and Streetscaping
Hurontario Street
The Hurontario Street frontage is proposed to be
updated with at-grade entrances to retail buildings,
direct retail access from the public sidewalk and tree
20

planting along the front of the retail space. An outdoor
patio space is proposed near the heritage building,
and bike racks are proposed for short-term parking.
Eglinton Avenue
An amended boulevard treatment has been proposed
along the Eglinton Avenue frontage. This includes a
3.1 metre boulevard with street trees that separates
Eglinton Avenue from the public sidewalk, proposed
patios and retail entrances. Unique paving will
enhance retail and residential entrances, and bike
racks will offer short-term parking for visitors.
Two separate retail entrances are proposed towards
the municipal right-of-way with a residential entrance
to the lobby of Building 1 proposed near the centre of
the building.
Internal
Considerations for landscaped areas internal to the
subject property and within each proposed building
are provided. The first is located at the northeast
corner of the property. This space is intended to
function as a POPS, measuring 2,710 m2 in size with
both hard and soft landscaping (see Figure 12). The
POPS will provide a well-designed setting for the
heritage building located in the southern portion of
the space, function as a front lawn for the existing
office building and serve as a valuable community
asset that does not need to be maintained by the City.
Programming has not been determined at this stage,
although it is expected to accommodate a wide range
of activities once complete. A play area, sloped lawn
and seating steps have been proposed in the Urban
Design Study.
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Figure 7 - Ground floor plan of the proposed development
21
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Figure 8 - Building 1 Elevation
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Figure 9- Building 2 Elevation
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Figure 10 - Building 3 Elevation

24
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Figure 11 - Proposed right-of-way on Eglinton Avenue West

Shared amenity space is proposed at-grade between
Building 2 and the office building. Landscaping
buffers have also been proposed along the south and
west property lines in the form of trees and bushes.

•

Building 1 includes dedicated indoor amenity
areas on the second, fourth and seventh floors
and outdoor amenity areas on the fourth and
seventh floors.

A 2,335 m2 shared amenity space is also proposed
as a structure over the surface parking. Buildings 1
and 2 will connect to this space via bridges on the
second floors. The programming of this space has
not yet been determined.

•

Building 2 features indoor amenity areas on
floors two and seven and an outdoor amenity
area on floor seven.

•

In Building 3, the entire fourth floor has been
dedicated as amenity space (programming
to be determined). Anticipated uses include
barbecue and lounge areas, workout spaces
and more. These uses will aim to meet the
needs of residents. In addition to the common
spaces, each residential unit will include private
outdoor space as a balcony area.

A total of 8,973 m2 of amenity space (not including
the proposed POPS) is provided within the proposed
buildings for an amenity ratio of 5.69. The location
of common amenity spaces connects indoor and
outdoor spaces to ensure a variety of uses:

25
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Figure 12 - Landscaping and design of the proposed POPS (Source: Urban Design Brief)

Access Locations, Pedestrian and Vehicular
Circulation
An internal ring road has been proposed to facilitate
vehicular circulation and building access. Existing
access points from Eglinton Avenue West and
Hurontario Street are to be maintained and improved
to accommodate additional vehicular traffic.
Layby parking spaces are located adjacent to the
internal road near the proposed building entrances to
serve as drop-off spaces. A drop-off and loading area
for the existing office building has been located near
the rear of the site, adjacent to the surface parking.
Loading spaces for the mixed-use buildings are
located away from the internal road to eliminate
26

congestion and conflict with inbound and outbound
traffic. Two ramp entrances to the underground
parking garage are proposed: one is on the western
side of Building 2 and the other is in the centre of the
surface parking area.
Main entrances to residential and retail areas for
Buildings 1 and 3 are oriented along the street edges,
whereas secondary entrance points are located
internal to the site. The lobby for Building 2 can be
accessed via both sides of the building.
Sidewalks are proposed along Eglinton Avenue West
and Hurontario Street. Additional internal sidewalks
are proposed to create a pedestrian-friendly
environment between the proposed buildings,
surface parking, office building and outdoor spaces.
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3.2 Required Approvals
The subject property is designated “Office” (O)
and Special Site 1 within the Uptown Major Node
Character Area. The special site provisions permit
residential high-density development in combination
with office uses (standalone or in combination).
City of Mississauga Zoning By-law 0225-2007
zones the property O Zone (Office) with Site Specific
Exception 8. The current zoning permits the proposed
uses. However, amendments to performance
standards including height, density and parking
ratios (among others) are required to facilitate the
development.

3.3 Public Consultation
The public consultation strategy will follow regulations
outlined in the Planning Act and City of Mississauga
Zoning By-law Amendment process.
Stakeholders and the public will be engaged
throughout the development process via written
channels, statutory meetings, Ward meetings and
informal meetings. These will be planned to take
place either in-person or virtually depending on public
health requirements.
All application materials will be made available both
online and in-person, and an application notice sign
will be posted on the subject property and updated
throughout the development process.

27

4.0

POLICY AND
REGULATORY
CONTEXT
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4.1 Overview
The following sub-sections provide an overview of
Provincial, Regional and Municipal planning policies
that inform development on the subject property. This
discussion outlines the ways in which the proposed
development is consistent with the Provincial Policy
Statement and conforms to the Growth Plan for the
Greater Golden Horseshoe, Region of Peel Official
Plan and City of Mississauga Official Plan.

4.2 Planning Act R.S.O. 1990, c. P.13
Planning Act, R.S.O. 1990, c. P.13 (“Planning Act”)
provides the ground rules for land use planning
in Ontario by describing how land uses may be
controlled and who may control them. Section
2 outlines the role of the province in matters of
provincial interest. Matters that are applicable to the
proposed development include:
•

(d) the conservation of features of significant
architectural, cultural, historical, archaeological
or scientific interest;

•

(f) the adequate provision and efficient use
of communication, transportation, sewage
and water services and waste management
services;

•

(h) the orderly development of safe and healthy
communities;

•

(j) the adequate provision of a full range of
housing, including affordable housing;

•

(k) the adequate provision of employment
opportunities;

•

(p) the appropriate location of growth and
development;

•

(q) the promotion of development that is
designed to be sustainable, to support public
transit and to be oriented to pedestrians; and,

•

(r) the promotion of built form that is welldesigned, encourages a sense of place, and
provides for public spaces that are of high
quality, safe, accessible, attractive and vibrant.

Planning Act Section 3(5) states that planning
decisions must be consistent with ministerial
policy statements and conform or not conflict with
provincial plans that are in effect on that date.

4.3 Provincial Policy Statement (2020)
The Provincial Policy Statement (“PPS”) was issued
under Section 3 of the Planning Act and came into
effect on May 1, 2020. It sets the foundation for
regulating the development and use of land by
providing policy direction on matters of provincial
interest. All planning decisions in Ontario must be
consistent with the PPS, per Section 3(5) of the
Planning Act.
Section 1 of the PPS provides policies for building
strong and healthy communities. Policy 1.1.1
encourages efficient development and land use
patterns that prevent settlement area expansion,
an appropriate range and mix of residential and
employment uses, and cost-effective development
patterns to minimize land consumption and servicing
costs.
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The subject property is located within a settlement
area and built-up area according to Schedule D4 of
the Region of Peel Official Plan. The PPS states that
settlement areas should be the focus of growth and
development (Policy 1.1.3.1). Land use patterns
within these areas should feature opportunities for
intensification and have a density and mix of land
uses that efficiently use land and resources, are
appropriate for planned or available infrastructure,
support active transportation, and are transitsupportive (Policy 1.1.3.2).
The proposed development implements a land use
pattern that efficiently uses the land and surrounding
resources. The proposed residential units and
retention of the office building support the existing
public transit system and the proposed Hurontario
LRT. With upgraded water and sanitary servicing
as outlined in the Functional Servicing Report, the
proposed development will make more efficient use
of municipal services and infrastructure.
Section 1.3 focuses on promoting economic
development
and
competitiveness
through
employment land uses. Policy 1.3.1 states that
economic development and competitiveness
will be promoted by providing a mix and range of
employment uses and encouraging compact, mixeduse development that incorporates employment into
liveable and resilient communities.
The proposal will incorporate a mixture of uses
within individual buildings and across the site. A
combination of residential, commercial and office
uses along with proposed open spaces support a
liveable and resilient community.
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Section 1.4 provides a framework for housing land
uses by encouraging an appropriate range and mix of
housing types and densities. Policy 1.4.3 states:
“Planning authorities shall provide for an
appropriate range and mix of housing types
and densities to meet projected requirements
of current and future residents of the regional
market area by: …
c) directing the development of new housing
towards locations where appropriate levels of
infrastructure and public service facilities are or
will be available to support current and projected
needs;
d) promoting densities for new housing which
efficiently use land, resources, infrastructure and
public service facilities, and support the use of
active transportation and transit in areas where it
exists or is to be developed”
Infrastructure and public service facilities are
outlined in Section 1.6 of the PPS, with transportation
systems provided in Policy 1.6.7. The PPS supports
the promotion of a land use pattern, density, and
mix of uses that minimize the length and number of
vehicle trips and support current and future use of
transit and active transportation (Policy 1.6.7.4).
As outlined in Section 2.5.2 and the Functional
Servicing Report, the subject property is serviced
by existing municipal services and infrastructure,
including public transit. Eglinton Avenue and
Hurontario Street are proposed to incorporate onroad cycling lanes and sidewalks to encourage
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alternative means of active transportation. The
proposal also supports the minimization of vehicle
trips by providing opportunities to live and work on
the subject property as well as access to high order
rapid transit via the Hurontario LRT.
Planning must also support energy conservation and
efficiency, improved air quality, reduced greenhouse
gas emissions, and climate change adaptation, per
Section 1.8 of the PPS. These goals are achieved
through land use and development patterns that
promote compact form and a structure of nodes and
corridors, promote the use of active transportation
and transit, and improve the mix of employment
and housing uses to shorten commute journeys and
decrease transportation congestion (Policy 1.8.1).
The proposed development is supportive of the
policies outlined in Section 1.8 by achieving a
compact, mixed use built form along an Intensification
Corridor. It allows for shorter commutes, decreased
traffic congestion and a multi-modal transportation
system.

May 16, 2019. The Growth Plan builds on the PPS
and provides a provincial framework that supports
the achievement of complete communities, a
thriving economy, a clean and healthy environment,
and social equity. Planning decisions must conform
to or not conflict with the Growth Plan, according to
Section 3(5) of the Planning Act.
The Growth Plan features many guiding principles
including:
•

Support the achievement of complete
communities that are designed to support
healthy and active living and meet people’s
needs for daily living throughout an entire
lifetime;

•

Prioritize intensification and higher densities
in strategic growth areas to make efficient use
of land and infrastructure and support transit
viability;

•

Support a range and mix of housing options,
including second units and affordable housing,
to serve all sizes, incomes, and ages of
households; and,

•

Improve the integration of land use planning
with planning and investment in infrastructure
and public service facilities, including integrated
service delivery through community hubs, by all
levels of government.

Summary
Based on the above rationale, it is our opinion that
the proposed development and Zoning By-law
Amendment are consistent with the PPS.

4.4 A Place to Grow: Growth Plan for
the Greater Golden Horseshoe (2019)
A Place to Grow: Growth Plan for the Greater Golden
Horseshoe (“Growth Plan”) was issued under Section
7 of the Places to Grow Act and came into effect on

Complete communities are defined as:
“Places such as mixed-use neighbourhoods or
other areas within cities, towns, and settlement
31
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areas that offer and support opportunities for
people of all ages and abilities to conveniently
access most of the necessities for daily living,
including an appropriate mix of jobs, local stores,
and services, a full range of housing, transportation
options and public service facilities. Complete
communities are age-friendly and may take
different shapes and forms appropriate to their
contexts” (Section 7 – Definitions).
Strategic growth areas are defined as:
“Within settlement areas, nodes, corridors,
and other areas that have been identified by
municipalities or the Province to be the focus
for accommodating intensification and higherdensity mixed uses in a more compact built
form. Strategic growth areas include urban
growth centres, major transit station areas, and
other major opportunities that may include infill,
redevelopment, brownfield sites, the expansion
or conversion of existing buildings, or greyfields.
Lands along major roads, arterials, or other areas
with existing or planned frequent transit service
or higher order transit corridors may also be
identified as strategic growth areas” (Section 7 –
Definitions).
The Growth Plan directs growth to settlement areas
that have a delineated built boundary, have existing
municipal water and wastewater systems, and can
support the achievement of complete communities
(Policy 2.2.1(2)(a)). Within these areas, growth will be
focused in delineated built-up areas, strategic growth
areas, locations with existing or planned transit (with
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a priority on higher order transit), and areas with
existing or planned public service facilities (Policy
2.2.1(2)(c)).
Growth Plan policies support the achievement of
complete communities that feature a diverse mix
of land uses, including residential and employment
uses, provide a diverse range and mix of housing
options expand access to a range of transportation
options including active transportation, and provide
for a more compact built form (Policy 2.2.1(4)).
The subject property is located within the settlement
area, delineated built boundary, a strategic growth
area and near a proposed higher order LRT Station.
The areas surrounding the subject property have been
subject to numerous recent planning applications
for high-rise residential buildings. The proposal’s
built form is compatible with adjacent properties
(existing and proposed) and contributes to housing
options in the area. A range and mix of unit sizes
have been proposed, including 7% bachelor units,
45% one-bedroom units, 38% two-bedroom units and
10% three-bedroom units, which will accommodate
different household sizes and income levels.
Policies in Section 2.2.4 provide direction for land use
planning in Transit Corridors and Station Areas. The
Growth Plan states that corridors served by light rail
transit should plan for a minimum density target of
160 residents and jobs combined per hectare (Policy
2.2.4(3)(b)). Development in major transit station
areas will be supported by a diverse mix of uses,
alternative development standards, and built form
that supports the achievement of transit-supportive
densities (Policy 2.2.4(9)).
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According to Schedule 2 of the MOP, the subject
property is located within a major transit station
area due to the upcoming LRT Station. The
proposed mixed use development will contribute
to density targets by providing 1,577 residential
units and maintaining existing office uses on the
site. Proposed alternative development standards
include parking ratios that are supportive of transitsupportive performance standards.
Ensuring the availability of sufficient land for a variety
of employment is necessary to achieve economic
development and competitiveness goals, according
to Policy 2.2.5(1). The Growth Plan directs major
office uses to urban growth centres, major transit
station areas, or other strategic growth areas (Policy
2.2.5(2)). It also states that retail and office uses
will be directed to locations that support active
transportation or have existing or planned transit
(Policy 2.2.5(3)), and that surface parking should
be minimized in favour of active transportation
networks and transit-supportive built form (Policy
2.2.5(4)). It directs that the retail sector be supported
by compact built form (Policy 2.2.5(15)), and that
existing office parks will be supported by improved
connectivity with transit and active transportation
networks (Policy 2.2.5(16)).
Section 2.2.6 outlines housing policies including those
related to the achievement of complete communities.
These include achieving minimum intensification and
density targets and diversifying the overall housing
stock across the municipality (Policy 2.2.6(2)).

Office uses on the subject property will be retained as
part of the proposal, ensuring that jobs are located
within a major transit station area. Existing surface
parking will be replaced by high-density mixed-use
buildings. Retail uses will front onto Eglinton Avenue
West and Hurontario Street to ensure accessibility
for residents, employees and community members.
The proposal will also expand the existing housing
stock and contribute to intensification and density
targets for the City of Mississauga.
Transportation in the GGH should provide connectivity
among transportation nodes, offer a balance of
transportation choices that reduce reliance upon
the automobile and promote transit and active
transportation, and offer multimodal access to
jobs, housing, schools, cultural, and recreational
opportunities (Policy 3.2.2(2)). The Hurontario LRT
Line works towards many of the policies outlined in
Section 3.2.2 and 3.2.3 including reduced greenhouse
gas emissions and upgraded linkages between transit
stations and other municipalities (Policy 3.2.3(2)).
To achieve climate change goals outlined in Section
4.2.10, municipalities must support the achievement
of complete communities as well as the minimum
intensification and density targets outlined in the
Growth Plan. They should also reduce dependence
on the automobile and support existing and planned
transit and active transportation (Policy 4.2.10(1)). By
providing a range of uses and high-density mixeduse buildings adjacent to a planned higher order
transit corridor, the proposal supports a multi-modal
transportation system and minimizes the need for
private automobiles. The proposed Transportation
33
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Demand Management Plan outlined in BA Group’s
report will also encourage use of public transit and
active transportation.
The Growth Plan also outlines policies for Cultural
Heritage Resources, which includes built heritage
resources that have been determined to have cultural
heritage value or interest. These resources will be
conserved to foster a sense of place and benefit
communities, particularly in strategic growth areas
(Policy 4.2.7(1)). The Heritage Impact Assessment
completed by ERA Architects found that the proposed
development will have modest and acceptable
impacts on Wilcox House, the heritage building
that is proposed to be retained and relocated to the
southeast of its current location.

Summary
Based on the rationale provided above, it is our
opinion that the proposed development and Zoning
By-law Amendment conform to the policies of the
Growth Plan.

4.5 Region of Peel Official Plan
(December 2018 Office Consolidation)
The Region of Peel Official Plan (“ROP”) guides growth
and development in the Region of Peel. The ROP was
adopted by Regional Council on July 11, 1996 and
received ministerial approval with modifications on
October 22, 1996. The Region of Peel is completing
an Official Plan Review (“Peel 2041”), which is
anticipated to be completed by July 1, 2022, based
on Provincial requirements.
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Section 3.6 of the ROP includes policies related to the
encouragement and support of Cultural Heritage in
Peel. Policy 3.6.2.5 directs municipalities to require
development proposals affecting heritage resources
to provide sufficient documentation with respect to
cultural heritage resources. As mentioned, ERA’s
Heritage Impact Assessment concluded that the
proposed development will have modest and
acceptable impacts on the heritage building.
Table 3 in Section 4.2 outlines population, households
and employment forecasts for Peel Region. 2031
forecasts for Mississauga anticipate a population of
805,000 people, 270,000 households, and 510,000
jobs. This represents an increase of 37,000 people
and 10,000 jobs from 2021.
Chapter 5 of the ROP contains broad planning
goals, objectives, and policies in response to growth
pressures. The overarching goal is to provide a
diversity of healthy complete communities for those
living and working in Peel Region. These communities
will be connected by a multi-modal transportation
system and provide an efficient use of land, public
services and infrastructure (Section 5.1.2). The
subject property is located on a higher order transit
corridor and proposed office, retail, open space and
residential uses on site facilitate the development
of a complete community and support the use of
transit.
The subject property is located within the Urban
System and on the Hurontario Street Regional
Intensification Corridor according to Schedule
D and D4 of the ROP. Objectives for the Urban
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System include establishing healthy complete
urban communities that contain living, working,
and recreational opportunities (5.3.1.3), achieving
intensified and compact form and a mix of land
uses (5.3.1.4), and achieving a pedestrian-friendly
and transit-supportive urban structure, form, and
density (5.3.1.5), among others. The proposal directs
development to the Urban System and will efficiently
use existing services and infrastructure while
encouraging a compact built form in accordance
with Policy 5.3.2.3.
Regional
Intensification
Corridors,
including
Hurontario Street, are major locations of
intensification that include compact forms of urban
development and redevelopment and provide a
range and mix of housing, employment, and other
activities (Section 5.3.3). Policy 5.3.3.2.6 addresses
the Hurontario corridor as a Regional Intensification
Corridor, stating that it should provide:
•

a) prime opportunities for intensification;

•

b) opportunities for residents to live and work
within the Regional Intensification Corridor;

•

c) a high intensity, compact urban form with an
appropriate mix of uses including commercial,
office, residential, recreational and major
institutional – as designated and/or defined in
area municipal official plans;

•

d) transit-supportive and pedestrian-oriented
urban forms;

•

e) opportunities for higher order transit; and

•

f) viable opportunities of financing necessary
infrastructure and services.

The subject property represents a prime opportunity
for intensification due to its proximity to the upcoming
Hurontario LRT Station. It provides opportunities for
residents to live and work within the Intensification
Corridor and on the subject property, and it
incorporates a pedestrian-friendly, high intensity and
compact urban form.
ROP Section 5.5 addresses how the Region
will contribute to the achievement of complete
communities as outlined in the Growth Plan. This
includes directing municipalities to incorporate Official
Plan policies to develop complete communities that
are compact, well-designed, transit-oriented, offer
transportation choices, include a diverse mix of land
uses, and have an appropriate mix of housing, a good
range of jobs, and easy access to retail and services
(Policy 5.5.2.1). The ROP also directs a significant
portion of new growth to built-up areas (Policy 5.2.2.2).
This vision is furthered by intensification policies set
out in Section 5.5.3, including that intensification will be
promoted and facilitated by Regional Council (Policy
5.5.3.2.2), that intensification will be accommodated
within Intensification Corridors (Policy 5.5.3.2.3), and
that by 2031 the minimum amount of residential
development allocated within Mississauga’s built-up
area will be 52,000 units (Policy 5.5.3.2.5).
The proposal supports the achievement of a
complete community and directs growth to the builtup area. The proposed 1,577 residential units will be
accommodated along the Hurontario Intensification
Corridor and will contribute to the 2031 density
targets.
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The Region of Peel is forecasted to accommodate
340,000 new jobs by 2031, compared to 2001.
Section 5.6 of the ROP outlines goals and policies
for employment and employment areas. Objectives
include attracting and retaining a range of
employment types in Peel (5.6.1.4) and concentrating
higher density employment uses in areas including
Regional Intensification Corridors (5.6.1.5). Policy
5.6.2.10 encourages high-density employment uses
to locate in areas with existing frequent transit service
or planned higher order transit service.
The proposal supports employment policies by
retaining existing office space and including retail
units in new buildings. The development will retain
and locate jobs along a higher order transit corridor.
Housing policy that furthers sustainable development
patterns is detailed in Section 5.8. Objective 5.8.1.1
sets a goal of providing an appropriate range and
mix of housing types, densities, sizes and tenure to
meet projected requirements and housing needs.
Area municipalities are encouraged to support
residential redevelopment in areas with sufficient
existing or planned infrastructure (Policy 5.8.2.2), and
to encourage and support a range of densities and
forms of housing affordable to all households (Policy
5.8.2.3). A total of 1,577 residential units are proposed
within the three buildings with a total breakdown
of 7% bachelor units, 45% one-bedroom units, 38%
two-bedroom units and 10% three-bedroom units.
Affordable housing will be incorporated as part of
this proposal.
Section 5.9 sets out objectives and policies related
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to transportation in Peel. General objectives include:
•

To develop and promote a sustainable, safe,
efficient, effective and integrated multi-modal
transportation system (5.9.1.2);

•

To support the provision of improved
transportation mobility and choice to all
residents, employees, and visitors (5.9.1.3);

•

To promote and encourage the increased use
of public transit and other sustainable modes
of transportation (5.9.1.4);

•

To optimize the use of the Region’s transportation
infrastructure and services (5.9.1.5);

•

To maximize the capacity of the transportation
system by focusing on moving people and
goods rather than on moving vehicles (5.9.1.6);
and,

•

To support the integration of transportation
planning, transportation investment and land
use planning (5.9.1.10).

In support of these objectives, municipalities
are directed to optimize the use of existing and
new Regional transportation infrastructure to
support growth through efficient, compact form
(Policy 5.9.2.5). The proposed development and
performance standards are supportive of a multimodal transportation system. The buildings reflect
a compact form and make efficient use of an
underutilized property.
According to Schedule E, Hurontario Street and
Eglinton Avenue West are both classified as major
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Figure 13 - Schedule D of the ROP

roads. The Major Road Network provides for interand intra-municipal travel within Peel according to
Section 5.9.4 of the ROP. Hurontario is also identified
as Other Rapid Transit Corridor in Schedule G. The
ROP outlines opportunities for the inter and intraregional transit network, with objectives to support
and encourage a higher use of public transit (5.9.5.1.1)
and to support transit-supportive development
densities and patterns, particularly along rapid transit
corridors (5.9.5.1.4). The property’s proximity to the
planned Hurontario LRT promotes public transit use
by focusing residential and commercial retail uses
along the transit corridor.
Section 5.9.10 of the ROP provides regional strategy
related to active transportation. Objectives include
increasing the share of trips made using active
transportation (5.9.10.1.1) by promoting land use
policies that foster and support the use of active
transportation (Policy 5.9.10.2.4). The planned cycling
lanes within the municipal right-of-way and inclusion
of pedestrian pathways both internally and externally

will support active modes of transportation. The
Transportation Demand Management Plan in BA
Group’s Traffic Impact Study outlines additional
tactics for encouraging public transit use and active
transportation as part of the proposed development.

Summary
The subject property is in an area directed by the ROP
to accommodate future growth. A range of residential
unit types have been proposed as well as a variety
of uses. The proposed built form is compact and
reflects transit-supportive densities. For the reasons
outlined above, it is our opinion that the proposed
development and Zoning By-law Amendment
conform to the policies of the ROP.

4.6 City of Mississauga Official Plan
(March 2019 Office Consolidation)
The MOP was adopted by Council on September 29,
2010 and partially approved by the Region of Peel on
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September 22, 2011. There were numerous appeals
to the Ontario Municipal Board (now Local Planning
Appeal Tribunal). This section refers to the November
22, 2019 Office Consolidation which includes LPAT
decisions and Council-approved amendments to
date. The MOP provides a policy framework to guide
development to the year 2031 and direct growth to
where it will benefit the urban form, support a strong
public transportation system, and address the longterm sustainability of the city.

Chapter 4- Vision
Chapter 4 of the MOP sets out a vision for
Mississauga’s future. Section 4.4 includes several key
guiding principles for land use decisions including:
the preservation of cultural heritage; the promotion
of a strong and diversified economy through a range
of employment opportunities; a range of mobility
options for people of all ages and abilities; a wide
range of housing, jobs and community infrastructure
resources; and, the creation of distinct, vibrant and
complete communities.
To achieve these principles, Mississauga will direct
growth to locations supported by planned and higher
order transit, higher density, pedestrian-oriented
development, and community infrastructure, services,
and facilities (Section 4.5). It will also create a multimodal city by developing public transportation and
active transportation networks that are safe, efficient,
and seamless (Section 4.5). The City also seeks to
build an urban form that supports vibrant mixed-used
communities (Section 4.5) and supports existing and
future office and commercial businesses (Section
4.5).
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The proposal supports the guiding principles of the
MOP through the preservation of the existing Wilcox
House, incorporation of employment opportunities
within the existing office building and through retail
units, and contribution to the wide range of housing
within the City. The subject property is also directly
connected to existing and planned public and active
transportation networks.

Chapter 5- Direct Growth
Chapter 5 of the MOP discusses how the City of
Mississauga will direct growth by encouraging
compact, mixed-use development in appropriate
locations. As discussed previously, Mississauga is
forecasted to accommodate a population of 805,000
people and 510,000 jobs by 2031. Policy 5.1.3 directs
forecasted growth to locations that ensure resources
and assets are managed in a sustainable manner.
Policy 5.1.6 also states:
“Mississauga encourages compact, mixed
use development that is transit supportive, in
appropriate locations, to provide a range of local
live/work opportunities.”
These locations include Major Nodes, defined
as centres that provide a mix of population and
employment uses at densities and heights less than
the Downtown but greater than elsewhere. Policy
5.3.2.8 states that Major Nodes will develop as city
and regional centres and be a primary location for
mixed use development, and Policy 5.3.2.11 requires
development in these areas to be in a form and density
that achieves a high-quality urban environment.
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Figure 14 - Schedule 1 of the MOP

Figure 15 - Schedule 2 of the MOP
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Major Nodes are also part of Intensification Areas
(Policy 5.3.2.3). Most of Mississauga’s growth is
directed to these areas, and future development
should promote the qualities of complete
communities with a mix of medium and high-density
housing, employment, commercial uses, and offices
(Policy 5.5.5 and 5.5.7). Residential and employment
density must be sufficiently high to support transit
(Policy 5.5.8).

Mississauga seeks to build communities that
are environmentally sustainable and encourage
sustainable ways of living (Policy 6.2.2). Mississauga
encourages tree planting to increase the Urban Forest
Canopy (Policy 6.1.12), which includes all trees in the
City. The Urban Forest will be protected and managed
(Policy 6.3.41), and development and site alteration
will not have negative impacts on the Urban Forest
(Policy 6.3.42).

Schedule 1B identifies the subject property as within
a Major Node, meaning it must accommodate a 200300 density range of residents and jobs combined
per hectare (Policy 5.3.2.4) and achieve an average
population to employment ratio of 2:1 - 1:2 (Policy
5.3.2.6). Map 5-1 and Policy 5.4.14 identify the
subject property as within the Hurontario Street
Intensification Corridor. This corridor will feature
Light Rail Transit Stations that form major transit
station areas once built (Policy 5.4.15, Schedule 2).

The Tree Inventory and Preservation Plan by Kuntz
Forestry Consulting Inc. identified 105 trees on
the subject property, 74 of which require removal
to accommodate the proposal. As identified in the
Landscape Plan, the proposed development will
contribute to the protection of the Urban Forest by
planting a variety of new trees along roadways, in
the POPS, as part of amenity areas and surrounding
the three new buildings.

The subject property is part of a Major Node,
Intensification Corridor and Major Transit Station
Area — the three areas where the MOP targets
intensification (Policy 5.5.1). The proposal intensifies
underutilized land that is intended for significant
density and is connected to existing and planned
public transit and active transportation networks. It
also supports economic prosperity and the creation
of complete communities by adding residential uses
and retaining commercial and office uses on site.

Chapter 6- Value the Environment
Chapter 6 of the MOP provides policies to ensure
growth does not compromise the natural environment.
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The development also supports stormwater
management best practices as outlined in the
MOP (Policies 6.2.7 and 6.4.2.2). The Stormwater
Management Report prepared by Counterpoint
Engineering proposes two servicing scenarios for
future discussion with City staff.

Chapter 7- Complete Communities
Chapter 7 of the MOP outlines policies for creating
complete communities including housing and
heritage. The City encourages new, higher density
housing in Major Nodes (Section 7.2). Cultural
heritage resources including buildings are protected
in Section 7.4.1 of the MOP, and Policy 7.4.1.14
requires that these resources be integrated with
development proposals.
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The proposed development supports complete
community policies in the MOP by retaining and
adding a mix of uses to the site. The proposal also
retains existing heritage resources and employment
uses. This mixture of uses supports existing and
planned transit and helps to create a complete
community in Mississauga.

Chapter 8- Create a Multi-Modal City
Chapter 8 sets policies for transitioning Mississauga
to a more urban municipality. The subject property
is located on Hurontario Street and Eglinton Avenue
West, which are both identified as Arterial roads in
Schedule 5 of the MOP. Arterials are designed to be
principal transportation corridors for high volumes
of people and goods (Policy 8.2.2.1). Additionally,
Policy 8.2.3.8 states that transit infrastructure, such
as the Hurontario LRT, will be used to shape growth
and planning for high residential and employment
densities. To better support a multi-modal future,
the MOP also supports reducing minimum parking
requirements to reflect transit service levels within
Intensification Areas such as the subject property
(Policy 8.4.7).
The proposal incorporates the designed right-ofway for Hurontario Street based on the LRT plans.
These plans include cycling lanes, street trees
and sidewalks to accommodate a variety of active
transportation modes. The Urban Design Study
prepared by Studio TLA proposes an amended
boulevard treatment along Eglinton Avenue West
which includes a 3.1 metre area with grass and street
trees separating traffic from the public sidewalk.
The proposed development supports a multi-modal

transportation system and allows for connectivity
throughout the property.

Chapter 9- Building a Desirable Urban Form
High quality urban design and a strong sense of
place are the focus of Chapter 9 of the MOP. This is
especially important in areas where future growth
and intensification is directed such as Intensification
Corridors, Major Transit Station Areas and Major
Nodes (Section 9.1). Pedestrian-oriented design
is key: developments must face the street (Policy
9.2.1.24), buildings must have active facades
(9.2.1.25), and development must be oriented to the
street edge (Policy 9.2.1.32).
Additional policies that specifically relate to the
subject property include that Cultural Heritage
resources be conserved and incorporated into design
of new developments (Policy 9.2.4.1).
Development on Corridors should be consistent
with the existing or planned character and provide
appropriate transitions to neighbouring uses (Policy
9.1.5). Tall buildings in Intensification Areas should
be located near existing and planned Major Transit
Station Areas (Policy 9.2.1.8), and when appropriate,
will be required to incorporate podiums to mitigate
wind and sunlight impacts (Policy 9.2.1.14). Buildings
should also address the pedestrian scale and
minimize advertise microclimatic impacts (Policy
9.2.1.15-16).
Open space and amenity areas must be well
connected and integrated with adjacent uses
(Section 9.3.5). Private open space or amenity areas
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are required for all new developments (Policy 9.3.5.5),
and larger developments must provide common
outdoor on-site amenity areas (Policy 9.3.5.6). In
Intensification Areas, alternatives to requirements
for at-grade amenity areas will be considered (Policy
9.3.5.7).
Buildings 1 and 3 propose ground floor retail uses
and residential lobby entrances with the intent of
creating active facades along Eglinton Avenue West
and Hurontario Street. Through this design, the
proposal incorporates pedestrian-oriented features
that ensure accessibility to those in the surrounding
area in addition to those who live and/or work on the
subject property.
Given that adjacent buildings are between 22- and
35-storeys, the proposed development provides
appropriate transitions to neighbouring uses
(specifically the low-rise neighbourhood located
further west). The development is located within
a major transit station area and features 6-storey
podiums with step-backs that mitigate wind and
shadow impacts, according to the Wind Study
prepared by RWDI and the Shadow Study prepared
by Quadrangle. The existing Wilcox House will be
conserved and maintained on the property.
Each building incorporates connected indoor and
outdoor amenity spaces that provide a variety of uses.
These are intended to be common areas accessible
to all residents and will incorporate functions that
meet the needs of residents at different life stages.
The proposed amenity ratio is 5.69, exceeding the
Zoning By-law requirement of 5.6. A POPS is also
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proposed at the intersection of Hurontario Street and
Eglinton Avenue to provide open space for residents,
employees and community members.
Another goal of the MOP is to connect people with
spaces through coordinated urban design, land
use and transportation planning. Development in
Intensification Areas and Corridors must improve
connections and accessibility for transit and active
transportation users (Policy 9.4.1.1 and 9.4.1.2). As
per Policy 9.4.1.3, developments can support transit
and active transportation by:
•

a. locating buildings at the street edge, where
appropriate;

•

b. requiring front doors that open to the public
street;

•

c. ensuring active/animated building facades
and high quality architecture;

•

d. ensuring buildings respect the scale of the
street;

•

e. ensuring appropriate massing for the context;

•

f. providing pedestrian safety and comfort; and

•

g. providing bicycle destination amenities
such as bicycle parking, shower facilities and
clothing lockers, where appropriate.

New developments must be compatible with the
site conditions and surrounding context (Policy
9.5.1.1) and must provide appropriate transitions to
existing and planned development (Policy 9.5.1.2).
New residential developments abutting major
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roads should provide a built form that mitigates
traffic noise and ensures the attractiveness of the
thoroughfare (Policy 9.5.1.11). Developments must
also provide high quality universal design (Policy
9.5.2.1 and 9.5.2.6), a comfortable environment for
pedestrians (Policy 9.5.2.2), sustainable technologies
(Policy 9.5.2.11), and enhance personal safety (Policy
9.5.6.1).
Furthermore, buildings must create a sense of identity
through site layout, massing, orientation, and scale
(Policy 9.5.3.1). Tall buildings must minimize negative
impacts on microclimatic conditions, noise, adjacent
cultural heritage resources and more (Policy 9.5.3.9).
The lower portion of tall buildings should support a
pedestrian oriented environment (Policy 9.5.3.10). On
Corridors where an urban character is appropriate,
buildings should be located close to and aligned with
the street (Policy 9.5.4.4 and 9.5.4.5). Parking should
be located underground (Policy 9.5.5.1).
The proposed development divides a large block
and improves connections within the site as well
as along Eglinton Avenue West and Hurontario
Street. Buildings 1 and 3 are located along the street
edge, and lobby and retail entrances will face the
public streets. 6-storey podium heights maintain
the scale of the street and ensure appropriate
separation distances from the office building. This
helps to reinforce placemaking through dynamic
streetscapes, according to the Urban Design Study
by Studio TLA.
The proposed massing incorporates step-backs
to minimize negative microclimatic impacts. The

massing also provides an urban scale to the POPS.
Building 1 frames the west side with retail uses and
the first three storeys of a podium. The existing
nine-storey office building frames the space to
the southwest. To the south, the existing heritage
building provides additional commercial uses as
well as contrasting architecture, while Building 3
further frames the POPS with the first three storeys
of a podium.
Directly west of the subject property is an existing
22-storey building and to the south are 34- and
35-storey buildings. Therefore, the proposed heights
of 37- and 45-storeys reflect a gradual increase from
adjacent development. The proposed buildings are
oriented towards the outer edges of the street to
be as close as possible to the future LRT Station
while still maintaining an inviting open space at
the immediate intersection. In addition, much of
the existing surface parking will be replaced with
underground parking.
Wind, noise and shadow impacts from the proposed
development are explored in Section 5 of this
Report. A Noise Study prepared by RWDI found the
development is expected to be feasible from a noise
and vibration aspect. Wind and shadow mitigation
tactics will continue to be refined throughout the
development approvals process.

Chapter 10- Foster a Strong Economy
Chapter 10 of the MOP focuses on business and
employment. Office development is directed to Major
Nodes and Intensification Corridors (Policy 10.2.1).
In Intensification Areas, ground floor retail uses are
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encouraged within office buildings (Policy 10.2.3).
Retail uses are also encouraged in Major Nodes
(Policy 10.4.1). Policy 10.4.4 states that:
“Within the Downtown, Major Nodes, Community
Nodes and Corporate Centres, existing single
storey retail development will be encouraged
to redevelop into multistorey mixed use
developments.”
The proposal maintains the existing 9-storey office
building. However, the one-storey retail arms of the
office building and additional two 1-storey retail
pads will be removed. Retail development will be
featured on the ground floor of Buildings 1 and 3, as
encouraged by Policy 10.4.4.

Chapter 11- General Land Use Designations
The subject property is designated Office in Schedule
10 and is part of the Uptown Major Node Character
Area in Schedule 1B of the MOP. These Schedules
are to be read in conjunction, while Character Area
policies and Local Plan Areas take precedence in the
event of a conflict.
Uses permitted in all designations include community
infrastructure, community gardening, conservation,
electric power distribution and transmission facility,
flood control and/or erosion management, natural gas
and oil pipeline, parkland, piped services and related
facilities for water, wastewater and stormwater,
telecommunication facility, transit facilities and
transportation infrastructure (Policy 11.2.1.1).
In addition to the uses permitted in all designations,
Office allows for major office, secondary office and
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accessory uses up to a maximum of 20% of Gross
Floor Area (Policy 11.2.7.1).

Chapter 13- Major Nodes
Major Node policies are outlined in Section 13 of the
MOP. Development applications in Major Nodes that
exceed 25 storeys will only be considered if:
•

a. An appropriate transition in heights to
surrounding context is achieved;

•

b. The 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 the MOP” (Policy 13.1.1.3).

Section 13.4 provides policies for the Uptown Major
Node. The subject property (identified as Site 1A) is
subject to special site policies outlined in Section
13.4.4.1 of the MOP. Policy 13.4.4.1.2 states that:
“Notwithstanding the provisions of the Residential
High Density and Office designations, the
following additional policies will apply:
a. Residential High Density development in
combination with office uses will also be
permitted, either within one building or in separate
buildings. When in combination within a building
or on a single site, an integrated development will
be required;
b. the preferred location of office development
will be adjacent to Hurontario Street;
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Figure 16 - Schedule 10 of the MOP

c. architectural building and site plan solutions
will be developed to create an interesting and
identifiable street edge along Hurontario Street;

are 3.8 m and 5.4 m, respectively. Active and
pedestrian street frontages are provided through atgrade uses and appropriate podium heights.

d. special consideration may be given to reducing
building setbacks and other requirements of
the Zoning By-law as a means of increasing the
opportunities for creative development; and

Summary

e. in order to achieve a continuous street frontage,
buildings will be encouraged to minimize setbacks
from street lines.”
The special site policies for the subject property
also permits overnight accommodation (Policy
13.4.4.1.3).
The proposal includes both residential high density
and office uses within separate buildings. Setbacks
along Eglinton Avenue West and Hurontario Street

The proposal represents a compact and mixed-use
development that incorporates residential, retail
and employment uses. It is well serviced by existing
public transit and located near a future LRT station;
supportive of a multi-modal transportation system.
Proposed cycling lanes and sidewalks are included
along both streetfronts, and internal connections are
provided to ensure circulation throughout the site.
The proposed building and massing ensures
appropriate transitions and compatibility with the
surrounding buildings and minimizes any adverse
impacts.
Based on the rationale provided above, it is our
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opinion that the proposed development and Zoning
By-law Amendment conform with the policies of the
MOP.

residential and retail commercial uses, and to permit
a variety of performance standards including height,
density and parking ratio, among others.

4.7 City of Mississauga Zoning By-law
0225-2007

The proposed Zoning By-law Amendment would
maximize the amount of residential uses in a Major
Node, Major Transit Station Area and Intensification
Corridor. By adding retail space and maintaining
existing employment and commercial uses, the site
will function as a true mixed-use property that helps
to create a complete community at a key intersection
in the City of Mississauga.

City of Mississauga Zoning By-law 0225-2007
regulates the use of land, buildings and structures
in Mississauga and implements policies in the MOP.
Council passed the By-law on June 20, 2007, and it
was approved by the Ontario Municipal Board with
the exception of site-specific appeals on September
10, 2007.
The subject property is zoned Office with Site-Specific
Exception #8 (O-8) according to Index Map 29.
Permitted uses for the Office zone include financial
institutions, medical offices, offices, commercial
schools, and veterinary clinics. The maximum
permitted building height is 19.0 metres or 6 storeys,
and maximum floor space index for non-residential
uses is 0.5.
The O-8 Exception permits additional uses
including overnight accommodation, apartments,
retail commercial use accessory to an office,
retail commercial use accessory to overnight
accommodation, or a restaurant in an existing historic
building.

4.7.1 Zoning By-law Amendment Justification
The proposed development is not permitted under the
existing zoning for the subject property. A Zoning Bylaw Amendment is required to permit the additional
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The amendment would also permit intensification
on underutilized land in an Intensification Corridor
and adjacent to a higher order transit station. The
proposal will create new housing units, retail space
and a POPS at what is currently used as surface
parking.

4.8 Additional Consideration
4.8.1 Hurontario/ Main Street Plan Corridor
Master Plan
The Hurontario/Main Street Corridor Master Plan
was completed in October 2010. It provides a
comprehensive analysis into transportation options
for the Hurontario Corridor that connects the
Downtown Brampton and Downtown Mississauga
Urban Growth Centres. The Master Plan also creates
a vision for urban design along the Corridor to support
transit and sense of place.
The Plan analyzed the merits of four transit options
for Hurontario Street including light rail transit, bus
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rapid transit, a split of light rail transit and bus rapid
transit, or doing nothing at all. Light Rail Transit
emerged as the preferred option with the creation of
a new LRT service running along Hurontario Street
from Downtown Brampton to the Port Credit GO
Station in Mississauga.
The Plan seeks to support transit use by encouraging
mixed-use, high-density, transit-oriented development
along the Hurontario Corridor. It directs the highest
employment and residential densities near future
major transit nodes. This includes Eglinton Station
which is located at the intersection of Hurontario
Street and Eglinton Avenue West.
The area around Eglinton Station is also identified
as a Character Area in Section 8. Development
in this area should support goals of creating a
high-density, mixed-use node with a substantial
residential component. The plan states that built
form will be pedestrian-friendly with animated uses
at street level, and that the highest densities will be
concentrated at the intersection of Hurontario Street
and Eglinton Avenue. Maximum heights for this area
were identified as 25 storeys before bonusing, with
maximum podium heights of 6 storeys (Section
8.5.5).

4.8.2 Metrolinx 2041 Regional Transportation
Plan
Metrolinx’s 2041 Regional Transportation Plan builds
on ‘The Big Move’, the Greater Toronto and Hamilton
Area’s (GTHA) first long-range transportation plan.
Adopted in 2018, it aligns with the 2041 planning
horizon set in the 2017 Growth Plan for the Greater

Golden Horseshoe. The Plan intends to create an
integrated and seamless transportation system for
the GTHA.
The Hurontario LRT is identified in Strategy 1 as an indelivery transit project with an expected opening year
of 2022, although this has been updated to 2024.

4.8.3 Uptown Node Official Plan Amendment
The Planning and Development Committee recently
authorized City staff to prepare an Official Plan
Amendment (OPA) for the Uptown Node. This OPA
seeks to ensure hard and soft services are capable
of meeting development demand in the area with
four key areas of focus: road connectivity, parkland,
affordable housing and retaining a mix of uses.
Fine Grained Road Network
An Information Report presented to the Planning
and Development Committee on June 19, 2020
found the Uptown Node would benefit from greater
connectivity and a finer grained road network for
pedestrian, cyclists and drivers. Appendix 4 provides
a draft Block and Road Concept Plan for the Node.
The proposed development supports future plans
for a fine grained road network in the Uptown
Node. The conceptual proposed roads identified in
Appendix 4 align with roads in the proposed site
plan, which provide direct access to Eglinton Avenue
West and Hurontario Street for vehicles, cyclists and
pedestrians. The proposal also seeks to support
transit and active transportation use through
transportation demand management strategies
identified in BA Group’s transportation report.
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Figure 17 - Appendix 4 from the Uptown Node Information Report

Parkland
The Information Report identifies an 8 hectare
parkland deficiency in the Uptown Node and states a
need for two additional playgrounds in the area.
The proposal will support the City’s vision for a
coordinated and comprehensive green network in
the Uptown Node through the inclusion of a POPS
at the intersection of Hurontario Street and Eglinton
Avenue West. At 2,710 m2 in size (.27 hectares),
the POPS will function as an important community
amenity and as a focal point for the Node’s main
intersection. The POPS is proposed to include a play
area, various types of trees and three grass areas,
which will contribute to availability of recreation and
green space in the Node.
Retail Function and Commercial Function
The Uptown Node is planned to foster a mix of
uses and a range of employment opportunities. The
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Information Report identifies a need to retain existing
office and commercial space to ensure its future as a
complete community.
The proposal supports a mixture of uses within
the Uptown Major Node by retaining office and
retail use on the site. The existing office building is
proposed to be retained, and commercial spaces
will be incorporated into the proposed development
through at-grade retail and the retention of the
heritage building.
Affordable Housing
The Information Report and Planning and
Development Committee underlined the need for
affordable housing in the Uptown Node. Affordable
housing will be incorporated as part of this proposal.
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SUPPORTING
STUDIES
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5.1 Transportation and Traffic Impact
Study
BA Group completed a Transportation Study for
the proposed development. The Study includes a
transportation context analysis, a transportation
demand management plan, vehicular parking
considerations, loading and access considerations,
traffic volume analysis and traffic analysis.
The site’s location near the City Centre area provides
a relatively strong level of transit, pedestrian and
cycling service. Transit improvements such as the
Hurontario LRT will improve transit service and
accessibility.
A
comprehensive
Transportation
Demand
Management Plan will be implemented to support the
use of transit and active transportation while reducing
the number of single-occupant vehicle trips during
peak hours. Potential strategies outlined in the Plan
include reduced parking standards and allocations
to support non-automobile usage goals. To provide
alternative transit modes, the Plan suggests providing
opportunities for taxis and ride sharing. Improving
pedestrian linkages, providing safe connections on
the site and year-round maintenance of pedestrian
facilities is recommended to enhance pedestrian
access. Bicycle parking, pedestrian linkages to transit
routes and weather protection are recommended to
encourage bicycle and transit use.
The Study found the proposed 1,999 parking
spaces to be appropriate based on existing parking
demands in the area and evolving transportation and

site context. Additionally, three loading spaces are
proposed to accommodate the Site’s needs and will
exceed the City’s zoning requirement.
For existing conditions, the Study Area intersections
operate within capacity although some movements
have longer delays in both the morning and afternoon
peak hours.
The proposed development is forecast to generate
260 and 245 net new total vehicle trips in the weekday
morning and afternoon peak hours in the 2025
horizon year. This also includes an increase in transit
mode share of 20% to reflect the future impact of the
Hurontario LRT. For the future background and future
total scenarios, all movements and intersections
operate within capacity. However, a number of
movements (primarily left turn) operate with longer
delays at LOS F.
Overall, the Study found that the proposed site
layout (including vehicle parking and loading facility
provisions) is appropriate and will support the
proposed development.

5.2 Urban Design Study
Streetscape Feasibility Study

and

Studio TLA and Sajecki Planning prepared an Urban
Design Study for the proposed development. The
study outlines the context, planning justification and
urban design goals for the proposed development
and analyzes how the following features adhere to
site planning and design principles:
•

Built Form and Uses
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•

Streetscape and Landscape

•

Circulation, Access and Parking

•

Environment and Sustainability

Urban design for the proposed development was
informed by policies in the MOP, Green Development
Strategy and Downtown Core Built Form Standards.
Based on this policy foundation and urban design
best practices, the study concluded that the proposed
development represents good practice in urban
design, thoughtfully responds to its surrounding
context and is therefore appropriate and desirable.
A Streetscape Feasibility Study was also incorporated
as part of the Urban Design Study. It found the
proposed streetscape design and trenches do not
conflict with any above or below grade utilities.

5.3 Wind Study
A Pedestrian Wind Study assessing existing
conditions, Phase 1, Phase 2 and full build out was
prepared by RWDI for the proposed development.
The purpose of this study is to assess the effects of
the proposed development on local pedestrian areas
in and around the subject property, and to provide
recommendations for minimizing adverse effects.
Overall, the site experiences strong winds due to
its open surroundings and exposure to prevailing
southwesterterly winds.
Existing conditions are comfortable in the summer,
although winter wind speeds exceed comfort levels
along Eglinton Avenue West and on properties south
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of the site. This is typical near exposed high-rise
buildings in Mississauga.
In Phase 1, summer and winter wind conditions
are expected to be comfortable for pedestrian use
on the site. Discomfort is not expected to increase
substantially during the winter months compared to
existing conditions. However, seasonally stronger
winter wind speeds could create less comfortable
and safe conditions, especially near entrances on
the both sides of Eglinton Avenue West and to the
southwest of the site. The report includes design
strategies to mitigate wind impacts, especially near
building entrances.
It is predicted that Phase 2 will result in similar wind
conditions to Phase 1. Uncomfortable winter wind is
expected for properties south of Building 2 and along
both sides of Eglinton Avenue West, although wind
safety is slightly improved to the southwest of the
site.
For full build out, summer wind conditions are
expected to be comfortable for pedestrian activity.
The addition of a third building mitigates winter wind
discomfort in the centre of the site and improves
conditions on properties to the south. Wind control
strategies are encouraged near all building entrances.
To address wind safety issues, a mitigation
configuration
is
proposed. The
mitigation
configuration includes updated design massings
and hardscaping features such as staggered
windscreens to reduce wind speeds in certain areas,
taller guardrails, windscreens or dense landscaping
to mitigate wind speeds on the terraces. Wind speeds
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at most locations for the mitigation configuration are
anticipated to meet the wind safety criterion.
These recommendations are being considered and
more detail will be available in a later phase.

5.4 Noise and Vibration Impact Study
A Noise and Vibration Impact Study for the proposed
development was prepared by RWDI. Overall, the
study found the development is expected to be
feasible from a noise and vibration aspect. Key
findings include:
•

•

Vibration impacts from the Hurontario LRT are
not expected to impact future development;
and
Design features to mitigate traffic noise
are recommended such as window glazing
and central air conditioning in units. These
recommendations are being considered and
more information will be available at a later
stage of development.

The report also recommends investigating stationary
noise sources as part of the site plan control
application:
It
is
recommended
that
confirmatory
measurements of stationary sources are
completed prior to investigating source-based
mitigation, and that these measurements be
integrated into an updated report for the project’s
site plan control application. It is expected
that with the combination of confirmatory
measurements and source-based noise controls,

the proposed development will be feasible from a
stationary source perspective.

5.5 Shadow Study
Quadrangle completed a Shadow Study Analysis
for the proposed development. The Study analyzes
existing shadows in the area along with additional
shadows created by the proposed building. It includes
shadow impacts on March 21, June 21, September
21 and December 21 from 9:18 a.m. to 6:18 p.m.
The results generally achieve the criteria outlined
in the City of Mississauga Standards for Shadow
Studies (2014). This includes:
•

Criteria for Residential Private Outdoor Amenity
Spaces is achieved on June 21 and September
21 as there is no shadow impact for more than
two consecutive hours of test times;

•

Proposed development allows for a minimum
of 5 hours of sunlight for nearby communal
outdoor amenity areas at the Cooksville Creek
Public School Yard/Play area;

•

Shadow impact on Cooksville Creek and Parks
meets the criteria of 50% sun access factor;
and

•

The proposed development does not meet
shadow impact criteria for sidewalks on
Eglinton Avenue West and Hurontario Street.
On both streets, shadows on the opposite
boulevards did not meet sunlight criteria for
September 21.
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5.6 Tree Inventory/ Tree Preservation
Plan and Arborist Report
Kuntz Forestry Consulting Inc. was retained to prepare
a Tree Inventory and Preservation Plan Report for
the subject property. The report seeks to prepare an
inventory of tree resources over 10cm on and within
six metres of the subject property and all trees within
the road right-of-way. It also evaluates potential tree
saving opportunities based on proposed development
plans. Key findings include:
•

105 trees are on and within six metres of the
subject property;

•

74 trees require removal to accommodate the
proposed development;

•

56 of those trees require a permit prior to
removal and 2 trees will require permission
from property owners at 50 Eglinton Avenue
West; and

•

31 trees can be preserved through tree
protection measures identified in Figure 1 and
in the report.

5.7
Functional
Servicing
and
Stormwater Management Report
A Functional Servicing and Stormwater Management
Report for the proposed development was prepared
by Counterpoint Engineering. Key findings of the
water servicing study include:
•
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The subject property is serviced by an existing
200mm diameter connection into the existing

600mm diameter watermain located on
Eglinton Avenue West. This service continues
into the site as private watermain and services
the existing buildings;
•

Four new service connections are proposed,
with the existing 200mm diameter watermain
connection to remain. An additional fire
connection will also be required; and

•

The water demand requirement of the proposed
building for maximum day demand plus fire
flow is 344.65 L/s, assuming the existing office
building will govern the fire flow requirement.
Due to COVID-19, a hydrant flow test will be
completed at a later date.

Key findings of the sanitary servicing study include:
•

A new public service connection is proposed to
extend from Eglinton Avenue West near Four
Springs Avenue to the frontage of the subject
property;

•

The existing connection to the south-west
corner of the site will be capped; and

•

One sanitary connection is currently proposed;
however, discussions with the Region of Peel
will be required to determine the number of
service connections required to meet Ontario
Building Code and Region standards.

Two scenarios for stormwater servicing were
analyzed in the Report following discussions with
City staff. The first scenario maintains the existing
drainage patterns utilizing private servicing, while the

Planning Justification Report: 30 Eglinton Avenue West

second scenario provides for a new storm connection
into the existing 1500mm diameter storm sewer on
Eglinton Avenue West. Criteria for determining the
best stormwater servicing scenario include:
•

The subject property is located in the Cooksville
Creek watershed. It is required that the 100year post-development flow rate be controlled
to the 2-year pre-development flow rate. The
post-development condition of the site will
have some uncontrolled run-off to the adjacent
roadways, with a minor post-development
increase to Hurontario Street. The inlet control
method and volume of storage will need to be
re- confirmed during detailed design/site plan
approval;

•

The subject property will be required to retain/
reuse 5mm of stormwater. A water balance
volume of 128.2 m3 is required and will be
retained through the re-use of stormwater
internally within the building due to the extent
of the basement structure; and

•

The subject property will be required to provide
80% TSS removal. This objective will be achieved
by the installation of an oil/grit separator.

As requested by City staff, the Report includes an
analysis of opportunities and challenges for each
proposed scenario, subject to further discussion.

5.8 Phase 1 Environmental Site
Assessment

Environmental Site Assessment (ESA) on the subject
property. The goal of an ESA is to identify potential
issues of environmental concern associated with the
property. The ESA did not find anything likely to result
in potential subsurface impacts at the Site. As such,
no subsurface investigation work (Phase II ESA) is
recommended at this time.

5.9 Heritage Impact Assessment
A Heritage Impact Assessment (HIA) for the proposed
development was prepared by ERA Architects Inc.
The purpose of the HIA is to determine the impacts
to known or potential heritage resources within areas
proposed for future development.
Located on the subject property, Wilcox House is
designated under Part IV of the Ontario Heritage Act
for architectural value. It is located near the northeast
corner of the subject property and currently operates
as a restaurant. As part of the proposal, Wilcox House
will be relocated to the southeast to provide sufficient
room for a POPS at the intersection.
The report concludes that the proposed development
will have modest and acceptable impacts on the
heritage building, which are mitigated by design
responses in the adjacent new construction, by
renewal of the landscape setting, and by reinvestment
into the heritage resource to enhance its longevity
and prominence within the revitalized site.
A detailed scope of required conservation work will
be presented in a Conservation Plan at a later date.

Pinchin Ltd. was retained to conduct a Phase 1
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5.10 Housing Report
A Housing Report for the proposed development
was prepared by Sajecki Planning Inc. The purpose
of the report is to provide a planning rationale based
on provincial, regional and municipal housing policies
and objectives, and to provide an analysis with
respect to how the proposed development addresses
housing targets and reflects good planning.
The Report identifies ways in which the proposed
development addresses housing policies, including:
•

It will add 1,577 new residential units to the
existing housing stock;

•

It provides new housing supply through
intensification of underutilized lands within a
Major Node;

•

It directs housing growth to an area serviced by
transit and municipal services;

•

The proposed built form contributes to the range
and mix of housing options in Mississauga; and

•

The proposal will provide affordable ownership
units, with the total amount and type to be
determined and confirmed at a later time in the
development approvals process.
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PLANNING ANALYSIS
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As outlined in Section 4.0, the proposed development
and Zoning By-law Amendment are consistent with
and conform to Provincial, Regional and Municipal
planning policies. The following sub-sections further
outline how the proposed development reflects good
planning.

Redeveloping the subject property will encourage
the use of active transportation and public transit,
ultimately supporting the creation of a multi-modal
transportation system in Mississauga.

6.1 Complete Community

The proposed development exemplifies urban design
policies identified in the MOP. The proposal seeks to
transform surface parking and low-density buildings
into a compact, mixed use development that
contributes to the urban character of the Hurontario
Corridor.

The proposed development will support the
development of a complete community within its
local context and in the City more broadly. The
proposal incorporates residential, office, retail and
commercial uses at the nexus of two major roads in
Mississauga. It will also provide new open space and
retain an important heritage structure. As a whole, the
proposed mixed use development will accommodate
the daily needs of residents, employees and visitors.
The proposal will add 1,577 units to Mississauga’s
housing stock, contributing to the range and type of
housing available within the City. Condominium units
are proposed to range from studios to three bedrooms,
which will accommodate a range of household
sizes, ages and needs. Through the residential uses,
the proposal helps to minimize vehicle trips within
Mississauga by providing opportunities to live, work
and shop in one place. Additionally, the proposed
development will include affordable housing units.
The development is serviced by various existing
public transit routes along with the upcoming
Hurontario LRT. Furthermore, Hurontario Street
and Eglinton Avenue West are both anticipated
to have primary on-road cycling routes as part of
Mississauga’s long-term active transportation plan.

6.2 Built Form and Design

New buildings will reinforce a street edge and create
visual interest on Hurontario Street and Eglinton
Avenue. Podiums for each proposed building respect
the scale of the street and ensure appropriate
separation distances from the existing office building
and surrounding residential buildings. Step backs
have been incorporated into Buildings 1 and 3 to
mitigate wind and shadow impacts on surrounding
areas, including the proposed POPS.
Buildings 1 and 3 will incorporate retail uses to
activate sidewalks, create a pedestrian-friendly
environment and enhance pedestrian safety.
Upgraded landscaping along Hurontario Street
and Eglinton Avenue West will further contribute to
the public realm. Additionally, the proposed POPS
will add substantial open space to the Hurontario
Corridor and serve as a focal point for the Hurontario
and Eglinton intersection and as a gateway into the
development.
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6.3 Height and Density
The subject property is located on a Regional
Intensification Corridor and within a Major Node. The
ROP and MOP direct growth to these areas in the
form of high-density, mixed use built form. Future
development must feature densities that contribute
to Provincial targets, support higher order transit
and make efficient use of municipal services and
infrastructure. The proposed development will retain
existing office uses and add 1,577 housing units to
Mississauga’s housing stock, which will create a
more efficient land use pattern and contribute to
prescribed density targets.
The proposal features one 37-storey building and
two 45-storey buildings. This is an appropriate level
of intensification given the property’s proximity
to a higher order transit station and the height of
nearby existing and approved buildings. Surrounding
developments provide a gradual transition
to surrounding low-density areas, and recent
development applications feature a trend towards
adding high-density residential development in the
area.
The MOP states that development in Major Nodes
may exceed 25 storeys if an appropriate transition
in heights to the surrounding areas is achieved;
the proposal enhances the existing or planned
development; the City Structure hierarchy is
maintained; and the proposal is consistent with the
policies of the MOP. We believe the proposal fulfills
each of these conditions.
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7.0

CONCLUSION
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Based on the information outlined in this Planning
Justification Report and the findings identified in
the supporting technical reports and studies, we
are of the opinion that the proposed development
and Zoning By-law Amendment represent an
appropriate redevelopment of the subject property.
The proposal represents good planning due to the
subject property’s urban location, access to existing
and planned transportation networks and the scale
of surrounding development applications.
We conclude the following:
•

The proposed development and Zoning By-law
Amendment are consistent with the Provincial
Policy Statement (2020);

•

The proposed development and Zoning Bylaw Amendment conform to the Growth Plan
(2019);

•

The proposed development and Zoning By-law
Amendment conform to the Region of Peel
Official Plan (2018);

•

The proposed development and Zoning By-law
Amendment conform to the City of Mississauga
Official Plan (2018);

•

The proposed development will not create
adverse impacts on the surrounding area; and

•

The proposed development can be appropriately
serviced by existing and planned infrastructure.

communities in Mississauga. As such, the Zoning Bylaw Amendment should be approved to implement
the proposed development at 30 Eglinton Avenue
West.
Respectfully submitted,

David Sajecki
MCIP RPP M.PL B.Eng. LEED AP
Partner
Sajecki Planning Inc.

It is our professional land use planning opinion that
the proposed mixed use development is appropriate,
desirable and will support the creation of complete
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Submission Requirements Checklist
Type of Application:
Official Plan Amendment (OPA)

Removal of H (H-OZ)

Rezoning (OZ)

Plan of Subdivision (T)

Planning and Building Department
Development and Design Division
300 City Centre Drive
Mississauga, ON L5B 3C1
Tel: 905-896-5511
www.mississauga.ca

General Information
Address / Legal Description of Site

Ward No.

Meeting Date

30 Eglinton Ave West

4

Oct. 23, 2019

Description of Proposal

3 Mixed Use Apartment Buildings (37, 37 and 45-storeys, 1,490 units)
Applicant Name

Planner Name

Pre-Application Meeting No.

David Sajecki, Sajecki Planning

A. Lucas

DARC 19-263

General Requirements

Required Reports / Studies
(7 copies each, unless noted below)

Complete Application Form

Planning Justification Report

City Application Fees / Deposits

Parking Utilization Study

Commenting Agency Fee Collection Form

Urban Design Study (contact UD for TOR)

Region of Peel Commenting Fee

Sun/Shadow Study

Conservation Authority Review Fee

Wind Study

Cover Letter

Digital 3D Building Mass Model (SketchUp)

Context Plan / Map (40 copies)

Acoustical Feasibility Study

Concept / Site Plan (40 copies)

Arborist Report

Grading / Site Servicing / Underground Parking Plan
(35 copies)

Tree Inventory / Tree Preservation Plan

Survey Plan (40 copies)

Easements / Restrictions on Title

Draft Plan of Subdivision (50 copies)

Streetscape Feasibility Study (Hurontario St. frontage)

Building Elevations (7 copies)

Traffic Impact Study (incl. turning movement templates)

Official Plan – Table/List of requested Site-Specific
Exemptions (3 copies)

Transportation Demand Management Strategy

Zoning By-law – Table/List of requested Site-Specific
Exemptions) (3 copies)

Operations and Safety Assessment

Draft Notice Sign Mock-up (1 copy)

Top of Bank Survey – Site Visit

Digital copy (PDF format) of all required documents,
plans, drawings, studies and reports on USB memory
stick (2 memory sticks)

Environmental Impact Statement – Type (i.e. minor or
major) to be determined following site visit prior to
application submission (9 copies)

List of Low Impact Design Features for Site and
Building (1 copy)

Functional Servicing Report (FSR) (9 copies)

Urban Design Advisory Panel (req. at a later date)

Stormwater Management Report

Pre-Submission Community Engagement Meeting

Geotechnical Report

Other Requirements / Notes

Phase 1 Environmental Site Assessment

Phasing Plan

Phase 2 Environmental Site Assessment

Drainage Proposal

Heritage Impact Assessment

Waste Feasibility Study

Archaeological Assessment
Housing Report

Other Information

•

Application forms can be obtained at http://www.mississauga.ca/portal/residents/pbformscentre

•

Terms of References can be found at http://www.mississauga.ca/portal/residents/terms-of-reference

•

Additional information/reports/studies/plans may be required upon submission of the application.

•

This checklist is valid for one (1) year from the date of the meeting or at the discretion of the Director of Development and
Design or his/her designate. In the event that the checklist expires prior to the application being submitted, and/or new
policy and/or by-laws apply, another updated checklist may be required.

•

As part of the Public Engagement Strategy for a complete application, and where deemed necessary by City Staff, the
applicant will be required to host a Community Engagement Meeting prior to submitting an application with surrounding
residents to inform the community of the contemplated development proposal and to gather feedback. Further details on
the meeting can be obtained by the Planner assigned to the file.

•

Application submission is by appointment only. To book an appointment, please phone 905-615-3200 ext. 4199 or by
email at sanja.blagojevic@mississauga.ca

•

Applicants should consult with the Planning Services Centre of the Development and Design Division to verify the
application fee calculation before preparing a cheque. Send your completed Fee Calculation Worksheet (in the application
form) to eplans.devdes@mississauga.ca for review.
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THE CORPORATION OF THE CITY OF MISSISSAUGA
BY-LAW NUMBER XXX-2020
A by-law to amend By-law Number 0225-2007, as amended.
WHEREAS pursuant to Section 34 and 36 of the Planning Act, R.S.O. 1990, c.P.13, as amended, the
Council of a local municipality may pass a zoning by-law;
NOW THEREFORE, the Council of the Corporation of the City of Mississauga ENACTS as follows:
1. The lands subject to this By-law consist of Part of Lot X, Concession X, City of Mississauga, as
shown on Schedule “A” attached hereto, and that Schedule “A” forms part of this By-law
2. By-law Number 0225-2007, as amended, being a City of Mississauga Zoning By-law, is
amended by deleting Exception Table 5.2.2.8 and substituting the following:
5.2.2.8

Exception O-8

Map #29

By-law: XXX-2020

In an O-8 zone the permitted uses and applicable regulations shall be as specified for an O zone
except that the following uses/regulations shall apply:
Additional Permitted Uses
5.2.2.8.1
(1) Overnight Accommodation
(2) Apartment
(3) Retail commercial use accessory to an office
(4) Retail commercial use accessory to overnight accommodation
(5) Restaurant in the existing historic building identified on Schedule “B” of this
Exception
(6) Open Space (Passive Recreational Use)
(7) Parking Structure
Regulations
5.2.2.8.2

An office, overnight accommodation, retail commercial use
accessory to an office and retail commercial use accessory to
overnight accommodation shall comply with the O zone
regulations contained in Subsection 5.2.1 of this By-law except
that:
(1) Maximum gross floor area – non-residential used for an
office or overnight accommodation or a combination
thereof
(2) Maximum gross floor area – non-residential used for retail
commercial use accessory to an office
(3) “Retail Commercial Use Accessory to Overnight
Accommodation” means a retail store and/or personal
service establishment

26,425 m2
4,092 m2

(4) “Retail Commercial Use Accessory to an Office” means a
retail store, restaurant, convenience restaurant, private school,
fitness club and/or personal service establishment
(5) All site development plans shall comply with Schedule “B” of this
Exception
5.2.2.8.3

An apartment shall comply with the RA5 zone regulations
contained in Subsection 4.15.1 of this By-law except that:
(1) Maximum number of dwelling units
Area
A1
A2
A3

Maximum
Dwelling Units
541
500
536

(2) Maximum building height and minimum and maximum
height of a podium of all building and structures on Areas
‘A1’, ‘A2’ and ‘A3’ identified in Schedule O-8 of this
Exception shall comply with the following:
Area

Maximum
Building Height

Minimum Height
of Podium

A1
A2
A3

45 storeys
37 storeys
43 storeys

3 storeys
3 storeys
N/A

Maximum
Height of
Podium
6 storeys
6 storeys
6 storeys

(3) Minimum total gross floor area – non-residential used for uses
identified in Sentence 5.2.2.8.1, in Areas ‘A1’, ‘A2’ and ‘A3’
identified on Schedule O-8 of this Exception shall comply with
the following:
Area
A1
A2
A3

Maximum Gross Floor Area – NonResidential
1,200 m2
0 m2
850 m2

(4) Maximum Floor Space Index – Apartment Zone on all lands
zoned O-8

4.74

(5) Minimum number of residential parking spaces per studio
condominium apartment dwelling unit

0.80

(6) Minimum number of residential parking spaces per onebedroom condominium apartment dwelling unit

0.90

(7) Minimum number of residential parking spaces per twobedroom condominium apartment dwelling unit

0.95

(8) Minimum number of residential parking spaces per threebedroom condominium apartment dwelling unit

1.00

(9) Minimum setback from surface parking spaces or aisles to
a street line

2.7

(10) Maximum Gross Floor Area – Apartment Zone per storey
for each storey above 12 storeys

800 m2

(11) Minimum landscaped area

36% of the
lot area

(12) Minimum front yard –
for that portion of the dwelling with a height less than or
equal to 13.0 m
A1
A3

3.8 m
5.4 m

for that portion of the dwelling with a height greater than
13.0 and less than or equal to 20.0 m
A1
A3

3.8 m
5.4 m

for that portion of the dwelling with a height greater than
20.0 and less than or equal to 26.0 m
A1
A3

5.3 m
6.9 m

for that portion of the dwelling with a height greater than
26.0 m
A1
5.3 m
A3
6.9 m
Schedule “B”
of this Exception

(13)

All site development plans shall comply with

SCHEDULE “A” (EXCEPTION SCHEDULE O-8 ZONE)

SCHEDULE “B” (EXCEPTION SCHEDULE O-8 ZONE)

2020

