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November 28, 2012 
 

ADDENDUM IN RESPONSE TO PLANNER COMMENT 6 
 
Development Proposal – Updated Description 
 
The proposed redevelopment concept has been revised in response to comments 
received from the City of Mississauga and CVC and also in response to the 
expropriation of 0.43 acres of land along the Lakeshore Road frontage by the Region of 
Peel for a pumping station. 

The project involves the demolition of the former Inglis manufacturing plant buildings, 
four detached dwellings on Enola Avenue, and a small commercial building at the 
corner of Enola Avenue and Lakeshore Road. Lands adjacent to Cooksville Creek are 
subject to an erosion setback requirement and will be set aside as an open space block 
comprising 0.99 ha (2.45 ac) that is to be dedicated to the City of Mississauga. 

The remaining lands proposed for redevelopment have an area of 4.66 ha (11.5 ac) and 
are proposed to be used for commercial and residential purposes. The commercial 
portion of the site has an area of 2.64 ha (6.5 ac) and is proposed to be developed with 
12,981 m2 (139,731 ft2) of retail uses and 641 m2 (6900 ft2) of office uses. The 
residential component of the project covers 2.02 ha (4.99 ac) and proposes 
approximately 380 residential units consisting of 365 apartments and 15 grade related 
townhouses. The commercial and residential components are intended to be tied 
together with a new internal “main street” running through the site from Lakeshore Road 
East to Enola Avenue. This street is intended to provide an attractive pedestrian and 
vehicular access to the internal commercial components, the main parking areas and 
the residential component of the site. The new “main street” will remain in private 
ownership but will be designed to City Engineering standards and will be open to the 
public.  

The commercial component of the project is comprised of two two-storey buildings with 
a zero setback along the Lakeshore Road frontage and two one-storey buildings on the 
east side of the new internal “main street”. The two-storey building at the northeast 
corner of Lakeshore Road East and Enola Avenue is proposed to have retail and/or 
restaurant uses on the ground floor and office uses on the second floor. The second  
two-storey building along Lakeshore Road includes retail units on the ground floor 
fronting onto Lakeshore Road as well as the new “main street” and an anchor store 
such as a department and/or grocery store located mainly on the second floor. Two 
one-storey buildings are proposed along the east side of the new “main street” in order 
to frame in the street and complement the retail uses on the west side of the street. A 
total of 467 parking spaces are to be provided for the commercial component at grade 
and also on a parking deck under the anchor store.  

The residential component of the project covers 2.02 ha (4.99 ac). It is comprised of two 
apartment buildings containing approximately 373 apartments and ground related 
townhouses and an additional 7 townhouse units in a separate block. The apartment 
buildings have been designed to achieve a gradation of building height with the highest 
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building component on the easterly side of the site nearest to Cooksville Creek and the 
lowest building component on the westerly side of the site. The proposed easterly 
apartment building has a 21-storey section closest to the Cooksville Creek and a 17-
storey section on its west side. The proposed westerly building has a 12-storey section 
on its easterly side and a 7-storey section on its westerly side which is closest to the 
existing residential development on Enola Avenue. In this way, a compatible interface is 
achieved between the project and the existing residential development. 

In response to recommendations provided by the Urban Design Review Panel, three 2-
storey townhouse units have been integrated into each of the apartment buildings, 
fronting on the Main Street, and seven 3-storey townhouse units have been placed 
opposite the apartments on the south side of the “main street”. 

 
 
Planning Rationale Section of Planning Justification Report 
 
The Planning Rationale section of the Planning Justification Report (PJR) was 
organized to address both the requirements in the existing Official Plan related to site-
specific Official Plan Amendments as well as the relevant policies of the new Official 
Plan in order to reflect the City’s latest approach to information requirements and 
“tests”. The PJR was organized in this manner in order not to be excessively repetitious. 
The “tests” set out on pages 31 and 32 of the PJR include: 

 appropriate location and land uses; 

 urban design attributes; 

 land use compatibility;  

 transportation; and 

 infrastructure and services. 

 

Existing Mississauga Official Plan - Section 5.3.2.1 – Criteria for Site Specific 
Official Plan Amendments: 

The provisions of the various parts of Section 5.3.2.1 of the existing Official Plan are 
somewhat repetitious and overlapping. Therefore, the extracts of the PJR that address 
the various provisions are repeated in a number of cases in order to demonstrate that 
the policy requirements have been covered.  

Set out below are references in the PJR that address each part of Section 5.3.2.1 of the 
Mississauga Official Plan that remains in effect.  

 

Section 5.3.2.1(a) is as follows: 

a. that the proposed redesignation would not adversely impact or destabilize the 
following: 
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• the achievement of the overall intent, goals, objectives and policies of this 
Plan; 

• the development or functioning of the remaining lands which have the 
same designation, or neighbouring lands; 

A detailed examination of the applicable goals, objectives and policies of the existing 
Official Plan, including extracts of Official Plan schedules, and how the proposed 
development conforms to them is provided on pages 12 – 16 of the PJR. This is also 
discussed and summarized on pages 32 – 34 in the “Planning Rationale” section of the 
report. The relevant sections of the PJR are extracted and set out below. 

Pages 12 – 16:  

“Existing Mississauga Official Plan 

The existing Mississauga Official Plan is comprised of two main parts. General 
policies and mapping applicable to the entire City are found in Sections 1 – 3.  
The second main part of the Official Plan is comprised of Section 4, which 
includes detailed policies and land use designations for District planning areas. 

The subject site is situated within the Lakeview District planning area. 

a) General Policies 

The property is designated as follows on the various schedules to the Official 
Plan: 

 Schedule 2 – Urban Form Concept: Residential (not a land use designation) 
(see Figure 4) 

 Schedule 3 – Environmental Areas: Cooksville Creek is a Natural Area (see 
Figure 5) 

The proposed redevelopment conforms to and implements the goal and 
objectives of Section 2.2 of the Plan that indicate Mississauga will develop a 
compact and orderly urban form, maintain a distinct identity for each local 
community by encouraging common design themes and compatibility in scale 
and character of the built environment and achieve an urban form which will 
support a high level of transit usage. 

The site is within an area that is identified as “Residential” on Schedule 2 – 
Urban Form Concept. While this is not a land use designation it is reflective of 
the fact that the surrounding neighbourhood is largely characterized by 
residential and commercial uses. The Lakeview employment area is 
concentrated south of Lakeshore Road East in the vicinity of the former 
generating plant. The residential component of the proposal conforms to and 
implements the goal and objectives of Section 2.4 of the Plan in that it provides 
opportunities for the development of a range of housing choices in terms of type, 
tenure and price, and it constitutes compatible residential intensification. 

The treatment of Cooksville Creek is consistent with Section 2.7 Environment in 
that it identifies and promotes the preservation, enhancement, remediation and 
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restoration of a Natural Area and protects people and property where such areas 
constitute a hazard. 

The proposal conforms to the Section 2.11 Urban Design goals and objectives of 
the Plan in that it: 

 achieves high quality and innovative urban design, architecture and 
landscape architecture;  

 creates a strong sense of place that achieves a recognizable identity and 
distinct character of natural and manmade elements; 

 respects the existing built context, community vernacular and streetscape in 
the design, placement and scale of development; 

 creates a distinctive place and locale; that features innovative and diverse 
urban form and design; 

 promotes pedestrian and bicycle activity and amenity as an integral 
component of the built environment and constitutes a built form that relates to 
the public street and defines its scale; and 

 contains buildings and structures that relate to human scale and reinforce the 
scale of the community, and includes special design elements in built form 
and streetscapes that improve the visual image of the City. 

Land use designations are set out in the District Plans and Policies. The 
proposed amendment to the Official Plan to permit the redevelopment will 
therefore be to the land use designation of the site in the Lakeview District Plan 
and related site-specific policies. Therefore, no amendment is required to the 
general policies of the Plan. 

 

(b) Lakeview District Policies: 

The site is designated Business Employment – Special Site 21, Greenbelt, Mixed 
Commercial and Residential Low Density II on the Lakeview District Land Use 
Map (see Figure 6). The current designations reflect the existing uses on the 
property including the former Inglis industrial use, the Cooksville Creek, the small 
commercial use at the northeast corner of Lakeshore Road and Enola Avenue, 
and the residential properties along the east side of Enola Avenue. The Lakeview 
District Policies were approved on November 24, 1999. 

Section 6.17.2 Development Concept contains the following statements: 

 The Lakeview District is generally a stable, established area with few sites 
remaining to be developed. The focus of these policies is to preserve and 
enhance the character of the existing development and transportation system. 

 Infill and redevelopment will be facilitated/ encouraged in a manner consistent 
with existing land uses in the surrounding area. 
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 These policies provide for future development, with emphasis on its 
compatibility with existing land uses and densities. 

 Commercial development will continue to be concentrated in certain locations, 
particularly along Lakeshore Road East. 

Urban Design policy 4.17.3.1 is as follows: 

The scale and character of all building and landscape designs will take 
into consideration the guidelines established in the Lakeshore Road 
Design Concept. 

The proposed redevelopment reflects the guidelines in the Lakeshore Road 
Design Concept by: 

 Integrating the design of commercial component along the Lakeshore Road 
frontage with the residential component lands to the rear of the site; 

 Developing the commercial component along Lakeshore Road as two-storey 
storefront retail units with building faces close to the street and locating 
parking to the rear; 

 Providing well-designed amenity space for the residential units; 

 Providing well-defined pedestrian walkways to facilitate pedestrian movement 
from parking spaces to the street; 

 Providing a pedestrian path along the Cooksville Creek with an attractive 
connection from Lakeshore Road. 

The site is also included in area designated as Site 21 by Section 4.17.6.22, an 
area which is subject to the following special policies: 

The lands identified as Special Site 21 are located on the north side of Lakeshore 
Road East west of Cawthra Road and on the east and west sides of Cooksville 
Creek.  

The key applicable policy is as follows: 

Notwithstanding the Business Employment and Greenbelt designations of 
this Plan, the following additional policy will apply: a. ingress/egress for all 
new development will be such that emergency vehicular and pedestrian 
movement is not prevented during times of flooding in order that safe 
access/evacuation is ensured. The determination of safe access will be 
made by the Credit Valley Conservation and the City, and will be based on 
depth and velocity factors. 

This special site policy reflected a historic flooding condition caused by an 
undersized culvert under Lakeshore Road East. The culvert and related section 
of Lakeshore Road were reconstructed in the recent past and have largely 
remedied the past flooding problem. 
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A draft amendment to the existing (old) Mississauga Plan is contained in 
Appendix 1. The draft amendment proposes to change the existing land use 
designation as set out in the following table: 

Existing Designation Proposed Designation (see Figure 7) 

Business Employment Mainstreet Commercial (commercial 
component) (including a site-specific 
policy to permit 1 storey buildings 
providing they are not along the 
Lakeshore Road frontage) 

Residential High Density II (residential 
component) (including a site–specific 
policy re: the minor townhouse 
component and the maximum FSI) 

Main Street Commercial Mainstreet Commercial (subject to the 
site-specific policy) 

Residential Low Density II Mainstreet Commercial (subject to the 
site-specific policy) 

Residential Low Density II Residential High Density II (subject to 
the site–specific policy) 

Greenbelt Greenbelt reduced in area to coincide 
with the 43 metre Erosion Setback from 
the centerline of Cooksville Creek 

 

The Mainstreet Commercial designation permits pedestrian-oriented street 
related commercial areas subject to the following: 

4.17.4.3.1  Building should have a minimum height of two (2) storeys and a 
maximum height of three (3) storeys. 

The only relevant policy from the General Policies is as follows: 

3.5.2.1  Amendments to Mississauga Plan or rezoning applications for new 
retail commercial development or major extensions to existing retail 
commercial development will be required to submit a concept plan 
for suitable access points, parking areas, landscaping, setbacks, 
and other buffering measures on the subject lands and on adjacent 
properties. 

The proposed commercial component of the project conforms to the intent and 
purpose of the Mainstreet Commercial designation and policies and a conceptual 
site plan forms part of the application. 
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The Residential High Density II designation permits the following: 

High Density I and II - permits apartment dwellings, housing for the elderly and 
shelters. High density development in terms of density and height will be located 
generally in the City Centre; in Nodes and Corridors; along arterial and major 
collector roads; or in proximity to Major Transit Corridors Higher Order Transit 
Corridors, the Bus Rapid Transit (BRT) or GO Transit stations. 

3.2.3.1  Residential lands will be developed to achieve a compact, orderly 
urban form generally characterized by lower densities in the interior 
of communities and higher densities along major roads and near 
concentrations of retail commercial, community, and transportation 
facilities. 

3.2.3.2  High quality and innovative residential design will be promoted in a 
form which reinforces and enhances the local community character, 
respects its immediate context and creates a quality living 
environment. Innovative housing types and zoning standards will be 
encouraged. Design issues related to built form, scale, massing, 
orientation, parking, overshadowing, and the quantity and quality of 
open space will be priorities in assessing the merits of residential 
development. Broader urban design issues related to the creation 
of an urban street character, developing a sense of gateway into a 
community and highlighting district focal points will also be 
considered in assessing residential development. 

The following policy is found within the Lakeview District Policies: 

4.17.4.1.5 Residential High Density II 

The Residential High Density II designation permits apartment dwellings at 
a Floor Space Index (FSI) of 1.1 – 1.8. 

The proposed apartment component of the project conforms to the intent and 
purpose of the High Density designation and the related policies. It is proposed 
that a site-specific policy be added to also permit the minor townhouse 
component of the project and to increase the maximum FSI to 2.0. With the 
proposed changes to the land use designations set out above, the proposed 
redevelopment will conform to the existing (old) Mississauga Official Plan.” 

 

Pages 32 – 34: 

Appropriate Land Uses and Location  

“Existing Official Plan 

The proposed redevelopment conforms to and implements the goal and 
objectives of Section 2.2 of the Plan that indicate Mississauga will develop a 
compact and orderly urban form, maintain a distinct identity for each local 
community by encouraging common design themes and compatibility in scale 
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and character of the built environment and achieve an urban form which will 
support a high level of transit usage. In the Lakeview District Policies, Section 
6.17.2 Development Concept contains the following statements: 

 The Lakeview District is generally a stable, established area 
with few sites remaining to be developed. The focus of these 
policies is to preserve and enhance the character of the existing 
development and transportation system. 

 Infill and redevelopment will be facilitated/ encouraged in a 
manner consistent with existing land uses in the surrounding 
area.  

 These policies provide for future development, with emphasis 
on its compatibility with existing land uses and densities. 

 Commercial development will continue to be concentrated in 
certain locations, particularly along Lakeshore Road East. 

The existing predominant character of the Lakeview Neighbourhood along 
Lakeshore Road is as follows: 

 Two-storey commercial buildings along the frontage of Lakeshore Road with 
zero setback, forming a pedestrian friendly “shopping-street” environment 
with off-street parking not visible from the street; 

 Some more recent commercial development has been built in the typical 
suburban fashion with the parking lot abutting Lakeshore Road and the 
commercial buildings set back significantly from the road – a layout not 
favoured in planning for future development in the area; 

 Apartment buildings along the frontage of Lakeshore Road and along some 
interior neighbourhood streets such as Seneca Avenue, Enola Avenue and 
Cavan Street; and  

 Lower density residential development in areas north and south of Lakeshore 
Road. 

The site layout and architectural design of the project clearly reflect the elements 
of the existing character of the Lakeview Neighbourhood that the City desires to 
be incorporated into redevelopment projects. The retail and office commercial 
components and the high-density residential component support a high level of 
transit usage. 

The residential component of the proposal conforms to and implements the goal 
and objectives of Section 2.4 of the Plan in that it provides opportunities for the 
development of a range of housing choices in terms of type, tenure and price, 
and it constitutes compatible residential intensification. 

The treatment of Cooksville Creek is consistent with the Section 2.7 Environment 
in that it identifies and promotes the preservation, enhancement, remediation and 
restoration of a Natural Area and protects people and property where such areas 
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constitute a hazard. As noted above, Credit Valley Conservation has approved 
an Erosion Setback of 43 metres from the centreline of Cooksville Creek on the 
site. Therefore the proposal meets the requirement of policy 6.3.2.1.1.; and the 
reduction of the area that these designations and overlay cover on the site is 
supportable. The proposed pedestrian trail along the erosion setback area 
enhances the watercourse feature. 

The site is also included in an area designated as Site 21 by Section 4.17.6.22 of 
the Lakeview District Policies. The applicable policy is as follows: 

Notwithstanding the Business Employment and Greenbelt designations of this 
Plan, the following additional policy will apply: 

a) ingress/egress for all new development will be such that emergency 
vehicular and pedestrian movement is not prevented during times 
of flooding in order that safe access/evacuation is ensured. The 
determination of safe access will be made by the Credit Valley 
Conservation and the City, and will be based on depth and velocity 
factors.  

The project conforms to this policy in that the historic flooding concern has been 
rectified by the reconstruction of the culvert under Lakeshore Road East. Credit 
Valley Conservation has subsequently approved an Erosion Setback of 43 
metres from the centreline of Cooksville Creek on the site. The main access 
points and development is outside of the required setback. 

The project conforms to the requested Mainstreet Retail Commercial designation 
in that: 

 it constitutes pedestrian-oriented, street-related retail commercial 
development located primarily on a major road;  

 it constitutes infilling which consolidates the potential of this area and 
restricts a linear extension into stable, non-commercial areas; 

 is a mixed–use project with a residential component;  

 it is compatible with the surrounding area and will enhance the form and 
character of this part of the Lakeview community; and 

 the application includes a concept plan for suitable access points, parking areas, 
landscaping, setbacks, and other buffering measures on the subject lands and 
on adjacent properties. 

The project conforms to the requested Residential High Density II designation, 
including a site-specific policy to permit the minor townhouse component of the 
project and to increase the maximum FSI to 2.0 in that it: 

 is located in a Corridor; along an arterial road; and in proximity to a major transit 
corridors; 
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 will be developed to achieve a compact, orderly urban form representing a higher 
density along a major road and near a concentration of retail commercial, 
community, and transportation facilities; and  

 is a high quality and innovative residential design in a form which reinforces and 
enhances the local community character, respects its immediate context and 
creates a quality living environment. 

Subject to the proposed amendment that will designate the site Mainstreet Retail 
and High Density II, with a reduced area designated Greenbelt, the proposed 
redevelopment will conform to the existing Mississauga Official Plan. The project is 
in a location that is strongly supported by the provisions of the Official Plan.” 

 
Section 5.3.2.1(d) of the Existing Mississauga Official Plan 

Section 5.3.2.1(d) is as follows: 

d. land use compatibility with the existing and future uses of surrounding lands;  

Land use compatibility is addressed in the following: 

Page 13: 

“The proposal conforms to the Section 2.11 Urban Design goals and objectives of 
the Plan in that it: 

 achieves high quality and innovative urban design, architecture and 
landscape architecture; 

 creates a strong sense of place that achieves a recognizable identity and 
distinct character of natural and manmade elements; 

 respects the existing built context, community vernacular and streetscape in 
the design, placement and scale of development; 

 creates a distinctive place and locale; that features innovative and diverse 
urban form and design; 

 promotes pedestrian and bicycle activity and amenity as an integral 
component of the built environment and constitutes a built form that relates to 
the public street and defines its scale; and 

 contains buildings and structures that relate to human scale and reinforce the 
scale of the community, and includes special design elements in built form 
and streetscapes that improve the visual image of the City.” 

Page 31:  

“The residential component of the project is comprised of two apartment 
buildings containing approximately 283 units and 7 townhouse units in a separate 
block. The apartment buildings have been designed to achieve a gradation of 
building height with the highest building component on the easterly side of the 
site and the lowest building component on the westerly side of the site. The 
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proposed easterly apartment building has a 20-storey section closest to the 
Cooksville Creek and a 16-storey section on its west side. The proposed westerly 
building has a 12-storey section on its easterly side and a 7-storey section on its 
westerly side which is closest to the existing residential development on Enola 
Avenue. In this way, a compatible interface is achieved between the project and 
the existing residential development. 

There are three 2-storey townhouse units integrated into each of the apartment 
buildings, fronting on the Main Street, and seven 3-storey townhouse units 
fronting an the south side of the Main Street.  

The overall project site layout and architectural design is of outstanding quality, 
will significantly reinforce and enhance the established character of the Lakeview 
Neighbourhood, and will have no negative perimeter impacts on abutting 
properties. On the contrary, it will represent a very positive upgrade to the current 
buildings and uses on the site.” 

Pages 35 to 37 (in reference to the new Official Plan): 

The site is located in areas designated Neighbourhood and Corridor on Schedule 
1 Urban System. Policy 16.1.1.2, which applies to the Neighbourhood 
designation which provides that: 

16.1.1.2 Proposals for heights more than four storeys or different than 
established in the Character Area policies will only be considered 
where it can be demonstrated to the City’s satisfaction,…  

As noted above, a comprehensive review of the Lakeview Local Area Plan is 
underway and a report entitled Lakeview and Port Credit District Policies Review 
was presented to the Mississauga Planning & Development Committee on 
November 17, 2008. The report was based on extensive consultation with the 
community and other stakeholders. Following are recommendations of the report 
that are relevant to this issue: 

 Medium to high-rise appropriate on large sites (including Inglis Site) 

 Protect the character and integrity of stable residential areas 

 Transit supportive; 

 Fit with the district character 

 Sustainable and low-impact design 

 Develop policies to guide a mix of uses that will: 

o Provide for more than a single use, including residential, employment, retail, 
commercial and public uses – uses that could be arranged vertically and 
horizontally within a building; 

o Ensure a safe, vital and attractive realm by encouraging vibrant ground floor 
uses; and  
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o Encourage the provision of a diverse mix of housing, employment, shopping 
and cultural facilities. 

 Intensification:  

o Promote compact, efficient, well-organized, pedestrian friendly and transit 
supportive development 

o Develop policies that protect stable low density residential areas while 
identifying target areas where appropriate. For example: Lakeview Sites 
including Inglis Site 

 Neighbourhoods 

o Protect the character and integrity of stable residential areas 

 Specific Sites: Lakeshore Road Corridor 

o Intensification should be used to invigorate Lakeshore Road while reinforcing 
the mainstreet function and character of the road 

 Specific Sites: Inglis Site 

o The Inglis Site should be developed as a medium to high-density residential 
area with “mainstreet” mixed-uses along Lakeshore Road 

Although Character Area policies have not been yet been approved for the Lakeview 
Neighbourhood, it is evident that the project reflects the recommendations of the 
Policy Review, including that a redevelopment of the former Inglis site include high-
density residential apartments. The proposal satisfies the “tests” in policy 16.1.1.2 in 
that: 

 The two apartment buildings have been designed to have the highest elevation 
(20-storeys) near Cooksville Creek and the lowest elevation (7 storeys) on the 
westerly side of the site closest to the low and medium rise residential uses on 
Enola Avenue. This provides an appropriate transition in heights that respects 
the surrounding context; 

 The superior design and architecture of the project enhances existing 
development; 

 The project conforms in all aspects to the Neighbourhood, Corridor and 
Community Node designations; and  

 The proposal conforms to the general policies of the plan and the proposed land 
use designations. 

The proposed Official Plan Amendment includes a definition of the Lakeview corridor 
such that the overlay will run through the Community Node. The project conforms to 
the policies of the Corridor designation in that:  

 Corridors that run through Community Nodes are encouraged to develop with 
mixed uses oriented towards the Corridor; 
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 is compact, mixed use and transit-friendly and appropriate to the context of the 
surrounding Neighbourhood; 

 it includes higher density uses have regard for the character of the 
Neighbourhood and provides appropriate transitions in height, built form and 
density to the surrounding lands; 

 it includes land uses and building entrances that will be oriented to the Corridor; 

 all commercial components of the project have a minimum building height of two 
storeys and the maximum building height of the residential component is 
supportable in the context of policy 16.1.1.2.; 

 it is a land assembly that creates a large redevelopment site; 

 it faces the street; 

 parking is not located between the building and the street; 

 buildings are sited to frame the street and the commercial uses create a 
continuous street wall; 

 entrances and transparent windows face the street;  

 it supports transit and active transportation modes; and 

 it consolidates access points and encourages shared parking, service areas and 
driveway entrances.” 

Page 41: 

“As noted in the previous section of this report, the project fits well with the elements 
of the existing character of the Lakeview that are valued, including: 

 Two-storey commercial buildings along the frontage of Lakeshore Road with zero 
setback, forming a pedestrian friendly “shopping-street” environment with off-
street parking not visible from the street; 

 Apartment buildings along the frontage of Lakeshore Road and along some 
interior neighbourhood streets such as Seneca Avenue, Enola Avenue and 
Cavan Street; and  

 Lower density residential development in areas north and south of Lakeshore 
Road.” 

 

Pages 41 to 43: 

“Land Use Compatibility 
The City of Mississauga places a very high emphasis on ensuring that new 
development and redevelopment is sensitive to and compatible with existing 
development. The key provisions that must be observed in addressing land use 
compatibility are as follows: 
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 it is important that infill “fits” within the existing urban context and minimizes 
undue impacts on adjacent properties; 

 redevelopment must also be sensitive to the existing urban context and 
minimize undue impacts on adjacent properties; 

 an appropriate urban form will guide development, infill and redevelopment in 
a manner that protects, enhances and restores the green system while 
sensitively integrating these features into the city pattern; 

 heights in excess of four storeys will be required to demonstrate that an 
appropriate transition in height and built form that respects the surrounding 
context will be achieved. 

 while new development need not mirror existing development, new 
development in Neighbourhoods will: 

a. respect existing lotting patterns; 

b. respect the continuity of front, rear and side yard setbacks; 

c. respect the scale and character of the surrounding area; 

d. minimize overshadowing and overlook on adjacent neighbours; 

e. incorporate stormwater best management practice.; 

f. preserve mature high quality trees and ensure replacement of the tree 
canopy; and 

g. be designed to respect the existing scale, massing, character and grades 
of the surrounding area; and 

 provide concept plans that show how the site can be developed with 
surrounding lands. 

GreenbergFarrow (now Perkins Eastman), the architect for the project, has taken 
great care in the preparation of the concept plan to ensure that the project is 
compatible with the existing land uses and forms, including the transition in 
height, density, and built form. Of particular importance, the architect has used 
an appropriate setback; sensitive building location, transition and design; and 
landscaping, to ensure compatibility with the lower density area. The apartment 
buildings have been designed to achieve a gradation of building height with the 
highest building component on the easterly side of the site and the lowest 
building component on the westerly side of the site. The proposed westerly 
building has a 12-storey section on its easterly side and a 7-storey section on its 
westerly side which is closest to the existing residential development on Enola 
Avenue. The apartment building directly interfaces with the rear of only two lots. 
The side of the three-storey townhouse component interfaces with only one lot. 
Various perspectives illustrating the massing of the proposal are provided in 
Figure 25A – 3-D Model Looking Northwest and 25B – 3-D Model Looking 
Southeast. The transitions in height are depicted on Figure 26A – Residential 
Cross Section and Figure 26B – Retail Cross Section. 
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The height of the apartment buildings being greater than four storeys is justified 
in that it is demonstrated in accordance with the Official plan provisions that:  

 an appropriate transition in heights that respects the surrounding context will 
be achieved; 

 the development proposal enhances the existing development; 

 the City Structure hierarchy is maintained; and 

 the development proposal is consistent with the policies of this Plan  

The two-storey department store component of the project and part of the 
parking lot interfaces with an apartment building located on the east side of Enola 
Avenue. Given the attractive design of the department store building and the 
landscaping adjacent to the parking lot, there are no negative visual impacts at 
this interface. The loading area for the department store is also proposed to be 
fully enclosed to mitigate noise associated with the operation of the store. 

The two-storey commercial interface with Lakeshore Boulevard, including retail 
uses on the ground floor, is exactly as prescribed in the Official Plan. 

The landscaped area and pedestrian path in the erosion setback provides an 
enhanced interface with Cooksville Creek. 

There are no issues related to the rear interface of the project with Cooksville 
Creek and the CN Lakeshore Line 

In conclusion, the development will not adversely impact or destabilize existing 
development on neighbouring lands. On the contrary, it represents a significant 
aesthetic and functional improvement to the interface than was represented by 
the aged former Inglis industrial building and the smaller buildings along Enola 
Avenue.” 

Note: The above comments remain valid for the revised conceptual site plan 
produced by the architectural firm Perkins Eastman.  

 

Section 5.3.2.1(e) is as follows: 

e. the adequacy of infrastructure and community services to support the 
proposed application. 

The adequacy of infrastructure is reference in detail on page 43 of the PJR under the 
headings Transportation and Infrastructure and Services. The Traffic Impact Study by 
HDR iTrans and the Functional Servicing Report prepared by MMM Group provide 
detailed information in this regard. The relevant text is as follows: 

Page 43: 

“Transportation  
The Official Plan designates Lakeshore Road East as an Arterial Road with a 30 
metre right-of-way width, and as a Higher Order Transit Corridor. This project 
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supports the transit network in that it is a compact, pedestrian oriented, mixed 
land use development that is located in a node and along a Corridor. 

Off street parking facilities for vehicles and other modes of travel, such as 
bicycles, has been provided in conjunction with the project and will provide safe 
and efficient access from the road network so that ingress and egress 
movements minimize conflicts with road traffic and pedestrian movements, as 
required by the Official Plan. The Traffic Impact Study prepared by HDR iTrans 
demonstrates that the design of the project meets these requirements. 

Infrastructure and Services 

A Functional Servicing Report was prepared by MMM Group Limited to assess 
the servicing requirements related to the proposed development. The 
assessment reviews the offsite servicing capacities and provides a conceptual 
framework for water distribution, sanitary sewage and storm drainage associated 
with the development. 

The study arrived at the following conclusions: 

1. Water service is readily available from a 300mm municipal watermain 
located on the south side of Lakeshore Road; 

2. Sanitary servicing for the site will be provided by the future on-site sanitary 
pumping station that is to be constructed by the Region of Peel in the near 
future; and 

3. The storm outlet is Cooksville Creek. Given the site’s location at the very 
bottom of the watershed, on-site quantity control is likely not required and 
water quality measures are not required as the City’s Development 
Charges include a contribution to City-wide quality controls. Water balance 
requirements will be satisfied by means of low impact development (LID) 
practices. 

In conclusion, the proposed development can readily be serviced with existing 
and planned infrastructure improvements.” 

As indicated in the Mississauga Planning Application Status Report, the proposed 
development can be accommodated by existing community services as follows: 

Parks: 

Community Services staff indicate  that the owner is advised that the City will require 
the payment of cash-in-lieu for park or other public recreational purposes as a condition 
of development prior to the issuance of building permits. (See Comment 4) 

Peel Board of Education: 

Students generated by the proposed development can be accommodated; but the 
Board requires that the following clause be placed in any agreement of purchase and 
sale entered into with respect to any lots on this plan, within a period of five years from 
the date of registration of the agreement: 
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“Whereas, despite the efforts of the Peel District School Board, sufficient 
accommodation may not be available for all anticipated students in the 
neighbourhood schools, you are hereby notified that some students may be 
accommodated in temporary facilities or bused to schools outside of the area, 
according to the Board’s Transportation Policy. You are advised to contact the 
School Accommodation department of the Peel District School Board to 
determine the exact schools.”  (See Comment 2) 

Dufferin-Peel Catholic District School Board 

“Based on the Dufferin-Peel Catholic District School Board's School Accommodation 
Criteria, the Board is satisfied with the current provision of educational facilities for the 
catchment area in which the subject application is located. The City of Mississauga 
school accommodation condition need not be applied.” (See Comment 1) 

Mississauga Fire and Emergency Services 

Fire has reviewed the rezoning/OPA application from an emergency response 
perspective and has no concerns; emergency response time to the site and water 
supply available are acceptable.” (See Comment 1) 

 

In summary, the matters to be considered in applications for site specific Official Plan 
Amendments have been addressed in the PJR and also in the comments received from 
circulated agencies and City Departments as set out in the Application Status Report. 

 

 

Existing Mississauga Official Plan - Section 3.13.5 - Intensification - Outside 
Intensification Areas 

 

The relevant policies from this Section are: 

3.13.5.1 Lands designated for residential purposes, outside intensification 
areas, will not be the focus for intensification and should be regarded 
as stable residential areas where the existing character is to be 
preserved. 

3.13.5.2 Residential intensification outside intensification areas will generally 
occur through infilling. 

 And 

3.13.5.3 Intensification outside intensification areas may be considered 
where the proposed development is compatible in built form and scale 
to the existing or planned development and is consistent with the 
policies of this Plan. 
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Technically, most of the site is not subject to policy 3.13.5.1. as the lands are mainly 
designated Business Employment. Nonetheless, the PJR addresses the provisions of 
this policy along with 3.13.5.2 and 3.13.5.3 as follows: 

 

Pages 13 and 14: 

“The site is within an area that is identified as “Residential” on Schedule 2 – 
Urban Form Concept. While this is not a land use designation it is reflective of 
the fact that the surrounding neighbourhood is largely characterized by 
residential and commercial uses. The subject site is not within one of the City’s 
employment areas. The Lakeview employment area is concentrated south of 
Lakeshore Road East in the vicinity of the former generating plant. The 
residential component of the proposal conforms to and implements the goal and 
objectives of Section 2.4 of the Plan in that it provides opportunities for the 
development of a range of housing choices in terms of type, tenure and price, 
and it constitutes compatible residential intensification. 

The treatment of Cooksville Creek is consistent with Section 2.7 Environment in 
that it identifies and promotes the preservation, enhancement, remediation and 
restoration of a Natural Area and protects people and property where such areas 
constitute a hazard. 

The proposal conforms to the Section 2.11 Urban Design goals and objectives of 
the Plan in that it: 

 achieves high quality and innovative urban design, architecture and 
landscape architecture; 

 creates a strong sense of place that achieves a recognizable identity and 
distinct character of natural and manmade elements; 

 respects the existing built context, community vernacular and streetscape 
in the design, placement and scale of development; 

 creates a distinctive place and locale; that features innovative and diverse 
urban form and design; 

 promotes pedestrian and bicycle activity and amenity as an integral 
component of the built environment and constitutes a built form that 
relates to the public street and defines its scale; and 

 contains buildings and structures that relate to human scale and reinforce 
the scale of the community, and includes special design elements in built 
form and streetscapes that improve the visual image of the City. 

Land use designations are set out in the District Plans and Policies. The 
proposed amendment to the Official Plan to permit the redevelopment will 
therefore be to the land use designation of the site in the Lakeview District Plan 
and related site-specific policies. Therefore, no amendment is required to the 
general policies of the Plan. 
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(b) Lakeview District Policies: 

The site is designated Business Employment – Special Site 21, Greenbelt, Mixed 
Commercial and Residential Low Density II on the Lakeview District Land Use 
Map (see Figure 6). The current designations reflect the existing uses on the 
property including the former Inglis industrial use, the Cooksville Creek, the small 
commercial use at the northeast corner of Lakeshore Road and Enola Avenue, 
and the residential properties along the east side of Enola Avenue. The Lakeview 
District Policies were approved on November 24, 1999.  

Section 6.17.2 Development Concept contains the following statements: 

 The Lakeview District is generally a stable, established area with few sites 
remaining to be developed. The focus of these policies is to preserve and 
enhance the character of the existing development and transportation system. 

 Infill and redevelopment will be facilitated/ encouraged in a manner consistent 
with existing land uses in the surrounding area.  

 These policies provide for future development, with emphasis on its 
compatibility with existing land uses and densities.  

 Commercial development will continue to be concentrated in certain locations, 
particularly along Lakeshore Road East. 

Urban Design policy 4.17.3.1 is as follows: The scale and character of all building 
and landscape designs will take into consideration the guidelines established in 
the Lakeshore Road Design Concept. 

The proposed redevelopment reflects the guidelines in the Lakeshore Road 
Design Concept by: 

 Integrating the design of commercial component along the Lakeshore Road 
frontage with the residential component lands to the rear of the site; 

 Developing the commercial component along Lakeshore Road as two-storey 
storefront retail units with building faces close to the street and locating 
parking to the rear; 

 Providing well-designed amenity space for the residential units; 

 Providing well-defined pedestrian walkways to facilitate pedestrian movement 
from parking spaces to the street; 

 Providing a pedestrian path along the Cooksville Creek with an attractive 
connection from Lakeshore Road.”  

 

Page 31: 

“The overall project site layout and architectural design is of outstanding quality, 
will significantly reinforce and enhance the established character of the Lakeview 
Neighbourhood, and will have no negative perimeter impacts on abutting 
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properties. On the contrary, it will represent a very positive upgrade to the current 
buildings and uses on the site”. 

 

Pages 32, 33 and 34: 

“The proposed redevelopment conforms to and implements the goal and 
objectives of Section 2.2 of the Plan that indicate Mississauga will develop a 
compact and orderly urban form, maintain a distinct identity for each local 
community by encouraging common design themes and compatibility in scale 
and character of the built environment and achieve an urban form which will 
support a high level of transit usage. In the Lakeview District Policies, Section 
6.17.2 Development Concept contains the following statements: 

 The Lakeview District is generally a stable, established area 
with few sites remaining to be developed. The focus of these 
policies is to preserve and enhance the character of the existing 
development and transportation system. 

 Infill and redevelopment will be facilitated/ encouraged in a 
manner consistent with existing land uses in the surrounding 
area.  

 These policies provide for future development, with emphasis 
on its compatibility with existing land uses and densities. 

 Commercial development will continue to be concentrated in 
certain locations, particularly along Lakeshore Road East. 

The existing predominant character of the Lakeview Neighbourhood along 
Lakeshore Road is as follows: 

 Two-storey commercial buildings along the frontage of Lakeshore Road with 
zero setback, forming a pedestrian friendly “shopping-street” environment 
with off-street parking not visible from the street; 

 Some more recent commercial development has been built in the typical 
suburban fashion with the parking lot abutting Lakeshore Road and the 
commercial buildings set back significantly from the road – a layout not 
favoured in planning for future development in the area; 

 Apartment buildings along the frontage of Lakeshore Road and along some 
interior neighbourhood streets such as Seneca Avenue, Enola Avenue and 
Cavan Street; and  

 Lower density residential development in areas north and south of Lakeshore 
Road. 

The site layout and architectural design of the project clearly reflect the elements 
of the existing character of the Lakeview Neighbourhood that the City desires to 
be incorporated into redevelopment projects. The retail and office commercial 
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components and the high-density residential component support a high level of 
transit usage.” …. 

“The project conforms to the requested Mainstreet Retail Commercial 
designation in that: 

 it constitutes pedestrian-oriented, street-related retail commercial 
development located primarily on a major road;  

 it constitutes infilling which consolidates the potential of this area and 
restricts a linear extension into stable, non-commercial areas; 

 is a mixed–use project with a residential component;  

 it is compatible with the surrounding area and will enhance the form and 
character of this part of the Lakeview community; and 

 the application includes a concept plan for suitable access points, parking 
areas, landscaping, setbacks, and other buffering measures on the subject 
lands and on adjacent properties. 

The project conforms to the requested Residential High Density II designation, 
including a site-specific policy to permit the minor townhouse component of the 
project and to increase the maximum FSI to 2.0 in that it: 

 is located in a Corridor; along an arterial road; and in proximity to a major 
transit corridors; 

 will be developed to achieve a compact, orderly urban form representing a 
higher density along a major road and near a concentration of retail 
commercial, community, and transportation facilities; and  

 is a high quality and innovative residential design in a form which reinforces 
and enhances the local community character, respects its immediate context 
and creates a quality living environment. 

Subject to the proposed amendment that will designate the site Mainstreet Retail 
and High Density II, with a reduced area designated Greenbelt, the proposed 
redevelopment will conform to the existing Mississauga Official Plan. The project 
is in a location that is strongly supported by the provisions of the Official Plan.” 

 

Pages 35, 36 and 37: 

 “As noted above, a comprehensive review of the Lakeview Local Area Plan is 
underway and a report entitled Lakeview and Port Credit District Policies Review 
was presented to the Mississauga Planning & Development Committee on 
November 17, 2008. The report was based on extensive consultation with the 
community and other stakeholders. Following are recommendations of the report 
that are relevant to this issue: 

 Medium to high-rise appropriate on large sites (including Inglis Site) 
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 Protect the character and integrity of stable residential areas 

 Transit supportive; 

 Fit with the district character 

 Sustainable and low-impact design 

 Develop policies to guide a mix of uses that will: 

o Provide for more than a single use, including residential, employment, retail, 
commercial and public uses – uses that could be arranged vertically and 
horizontally within a building; 

o Ensure a safe, vital and attractive realm by encouraging vibrant ground floor 
uses; and  

o Encourage the provision of a diverse mix of housing, employment, shopping 
and cultural facilities. 

 Intensification:  

o Promote compact, efficient, well-organized, pedestrian friendly and transit 
supportive development 

o Develop policies that protect stable low density residential areas while 
identifying target areas where appropriate. For example: Lakeview Sites 
including Inglis Site 

 Neighbourhoods 

o Protect the character and integrity of stable residential areas 

 Specific Sites: Lakeshore Road Corridor 

o Intensification should be used to invigorate Lakeshore Road while reinforcing 
the mainstreet function and character of the road 

 Specific Sites: Inglis Site 

o The Inglis Site should be developed as a medium to high-density residential 
area with “mainstreet” mixed-uses along Lakeshore Road 

Although Character Area policies have not been yet been approved for the Lakeview 
Neighbourhood, it is evident that the project reflects the recommendations of the 
Policy Review, including that a redevelopment of the former Inglis site include high-
density residential apartments. The proposal satisfies the “tests” in policy 16.1.1.2 in 
that: 

 The two apartment buildings have been designed to have the highest elevation 
(20-storeys) near Cooksville Creek and the lowest elevation (7 storeys) on the 
westerly side of the site closest to the low and medium rise residential uses on 
Enola Avenue. This provides an appropriate transition in heights that respects 
the surrounding context; 
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 The superior design and architecture of the project enhances existing 
development; 

 The project conforms in all aspects to the Neighbourhood, Corridor and 
Community Node designations; and  

 The proposal conforms to the general policies of the plan and the proposed land 
use designations. 

The proposed Official Plan Amendment includes a definition of the Lakeview corridor 
such that the overlay will run through the Community Node. The project conforms to 
the policies of the Corridor designation in that:  

 Corridors that run through Community Nodes are encouraged to develop with 
mixed uses oriented towards the Corridor; 

 is compact, mixed use and transit-friendly and appropriate to the context of the 
surrounding Neighbourhood; 

 it includes higher density uses have regard for the character of the 
Neighbourhood and provides appropriate transitions in height, built form and 
density to the surrounding lands; 

 it includes land uses and building entrances that will be oriented to the Corridor; 

 all commercial components of the project have a minimum building height of two 
storeys and the maximum building height of the residential component is 
supportable in the context of policy 16.1.1.2.; 

 it is a land assembly that creates a large redevelopment site; 

 it faces the street; 

 parking is not located between the building and the street; 

 buildings are sited to frame the street and the commercial uses create a 
continuous street wall; 

 entrances and transparent windows face the street;  

 it supports transit and active transportation modes; and 

 it consolidates access points and encourages shared parking, service areas and 
driveway entrances.” 

 

In conclusion, it is apparent that the proposed redevelopment of the former Inglis 
property represents intensification in a manner consistent with the policies of the 
existing Mississauga Official Plan. Furthermore, the redevelopment concept conforms to 
the Public Policy Recommendations found in Section 3.4 “Intensification” of the 
Lakeview Direction Report in that: 
 
 the land uses are demonstrated to be the most appropriate use of the property, as 

confirmed by the specific recommendations related to the former Inglis site; 



24 

 

 the land uses incorporate a mix of residential and employment uses that promote a 
balanced and vibrant community, and commercial uses are on the ground floor of 
buildings fronting on Lakeshore Road; 

 the Inglis site is identified as one that is appropriate for intensification, and it has 
been demonstrated that the adjacent low density areas are protected; 

 the development is compact, efficient, well-organized, pedestrian friendly and 
supportive of the use of transit. 

 It promotes and protects the district’s diverse population by encouraging the 
provision of a mix of housing types, employment, shopping opportunities. 

 

Prepared by: 

Korsiak & Company Ltd. 

John A. Marshall Planning & Management Consulting 


