
Planning Justification Report

The District at Lakeview

THE DISTRICT AT LAKEVIEW
MISSISSAUGA, ONTARIO NOVEMBER 2, 2011

Prepared For: Prepared By:

501 Lakeshore Inc.

November 2011

501 Lakeshore Inc.

Andc/o



1 
 

PLANNING JUSTIFICATION REPORT 

501 Lakeshore Inc. 
(c/o Trinity Development Group Inc.) 

Introduction 
Korsiak & Company has been retained by 501 Lakeshore Inc. (c/o Trinity 
Development Group Inc.) to assist in obtaining the necessary planning approvals 
to allow for the redevelopment of the 5.85 hectare (14.46 acre) site comprised of 
properties with the municipal addresses 447, 453 and 501 Lakeshore Road East, 
and 1021 and 1027 Enola Avenue. The proposed redevelopment consists of an 
urban scale commercial and residential mixed-use project that includes 13,885 
m2 (149,433 ft2) of retail floor space, 1,572 m2 (16,921 ft2) of office floor space, 
and approximately 290 residential units. 

The project will involve the demolition of the former Inglis manufacturing plant 
buildings, four detached dwellings on Enola Avenue, and a small commercial 
building on the northeast corner of Enola Avenue and Lakeshore Road East. 

The project represents the type of high-quality intensification that is permitted 
and encouraged by the Growth Plan for the Greater Golden Horseshoe, The 
Provincial Policy Statement, the Region of Peel Official Plan, and the City of 
Mississauga Official Plan. The design of the project adheres to and reflects the 
urban design principles of the Mississauga Official Plan, and will significantly 
improve the interface of the site with abutting properties. The project will 
revitalize this area of the Lakeview community and form an important component 
of its evolving Community Node. 

The initial project submission has been the subject of an extensive Pre-
Consultation process. This process has involved consultation with staff of the 
City of Mississauga, Region of Peel and Credit Valley Conservation. The 
development proposal was the subject of a Workshop Session on May 3, 2011 
that included the applicant, representatives of the local Residents associations 
and staff from the City, Region and Credit Valley Conservation. At the conclusion 
of the Workshop, the proposal was also considered by the City’s Development 
Application Review Committee (DARC). This Planning Justification Report is one 
of the required studies for a complete application. The project was also reviewed 
by the Mississauga Urban Design Review Panel on June 14, 2011. The input 
received through this extensive Pre-Consultation has been carefully evaluated 
and reflected in the formal development application. 

501 Lakeshore Inc. has also retained the assistance of additional specialized 
consultants. The following reports and plans have been prepared in support of 
the proposed development: 

 

 Concept Plan/Urban Design Study/Sun & Shadow Study/ 

List of Environmentally Friendly Design Features  -  GreenbergFarrow 
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 Traffic Impact Study/Parking Use Study  - HDR iTRANS 

 Acoustic & Vibration Analysis   - Valcoustics 

 Functional Servicing Report/Utility Plan  - MMM Group 

 Environmental Site Assessment   - Barenco  

 Arborist Report     - Baker Turner 

 

Purpose of Report 
The purpose of this report is to provide the planning justification for the proposed 
development and the proposed amendments to the existing Mississauga Official 
Plan including the Lakeview District Plan, and the new Official Plan including the 
Lakeview Local Area Plan, and the Zoning By-law. The first part of the report 
provides a description of the site, the development context and presents a 
detailed description of the proposal. The next major section addresses the policy 
framework and the conformity of the project with the framework, which includes: 

 Places to Grow: Growth Plan for the Greater Golden Horseshoe; 

 the Provincial Policy Statement 2005; 

 the Region of Peel Official Plan 

 the Mississauga Official Plan currently in effect; 

 the existing Lakeview District Policies; 

 the proposed Mississauga Official Plan; 

 the proposed Lakeview Local Area Plan; and 

 City of Mississauga planning studies and reports that are relevant to the 
proposed development;  

The next part of the report includes a comprehensive presentation of the 
planning rationale for the project, including a summary of the findings and 
recommendations of technical reports that are filed in support of the application. 
The report concludes with a professional planning opinion supporting the project. 

 

Site Description  

The proposed redevelopment is located in the southeast part of Mississauga in 
the Lakeview community (see Figure 1 – Context Air Photo). It is located on the 
north side of Lakeshore Road East between Enola Avenue and the Cooksville 
Creek, which is just west of Cawthra Road. The site has an area of 5.85 hectares 
(14.46 acres) and is comprised of properties with the municipal addresses 447, 
453 and 501 Lakeshore Road East, and 1021, 1027, 1077 and 1087 Enola 
Avenue (see Figure 2 – Site and Surrounding Area). The majority of the site (501 
Lakeshore Road – 5.44 hectares) is occupied by the former Inglis appliance 
manufacturing plant that is that is now occupied by a number of temporary 
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Figure 2
Site Map

SUBJECT LANDS
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tenants (see Photo 1).  The approximate gross floor area of the plant is 35,000 
m2 (378,000 ft2). 

 

 

 

 

 

 

 

 

 

    

 

A commercial building is situated at the corner of Enola Avenue and Lakeshore 
Road East (see Photo 2). The Enola properties are occupied by small detached 
dwellings in fair to poor condition (see Photo 3). All of the existing buildings will 
be demolished as part of the redevelopment of the site. 

 

 

 

 

Photo 1 - Former Inglis Plant Photo 2 – N/E Corner of Enola & Lakeshore

Photo 3 – Existing Single Storey Home on Enola Avenue 
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Development Context 
The site is located in the Lakeview community of Mississauga, immediately north 
of the Lake Ontario shoreline, which is predominantly a low-density residential 
area, with commercial uses and apartments fronting on Lakeshore Road East. 
East of Cawthra Road and south of Lakeshore Road is an industrial area and a 
large vacant property that was formerly the site of the large Ontario Power 
Generation Lakeview Generating Station. Immediately west of the property, on 
the east side of Enola Avenue are an apartment building and a mix of detached, 
semi-detached and duplex dwellings. To the west beyond Enola Avenue is a 
residential area predominantly comprised of single-family dwellings, with 
apartment buildings along Lakeshore Road and Seneca Avenue (see Photos 4 
and 5). 

 

 

 

 

 

 

 

 

 

 

 

South of the property across Lakeshore Road are apartment buildings, detached 
dwellings and commercial uses (see Photos 6 – 9), beyond which is a 
predominantly single-family residential area. 

 

 

 

 

 

 

 

 

 

 

Photo 4 – Six-Storey Apartment on Enola Ave Photo 5 – Semi – Detached Home on Enola Ave

Photo 6 – South Side of Lakeshore Road Photo 7 – S/E Corner of Enola & Lakeshore
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Immediately east of the property is the Cooksville Creek, beyond which are a 
vacant property (565 Lakeshore Road), apartment buildings and a commercial 
development fronting on Lakeshore Road (see Photo 10). The vacant site at 565 
Lakeshore Road is the subject of the only pending development application in the 
immediate area which involves a Draft Plan of Subdivision, Official Plan 
Amendment and Zoning By-law amendment for 118 townhouse units and 15 
live/work units on a common element condominium private road and greenbelt 
and buffer blocks. 

 

 

 

 

 

 

 

 

 

 

North of the property is the CN Railway Lakeshore line, beyond which is a low-
density residential area. 

The only significant capital project planned for the near future is a sanitary sewer 
pumping station along with the related sanitary sewers and forcemains. The 
pumping station is proposed to be constructed on the subject lands with 
construction commencing in 2012. The only other major project planned within 
the next 10 years in the immediate area is a Water Transmission and Distribution 
Main Project along Lakeshore Road from Enola Avenue to west of the Credit 
River (2016 in the Region of Peel Capital Program). 

Photo 8 – 7-Storey Apartment on Lakeshore Photo 9 – South Side of Lakeshore Road 

Photo 10 – North Side of Lakeshore Road, East of Cooksville Creek 
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Development Proposal 
The proposed redevelopment consists of an urban scale commercial and 
residential mixed-use project that includes 13,885 m2 (149,433 ft2) of retail floor 
space, 1,572 m2 (16,921 ft2) of office floor space, and approximately 290 
residential units on the 5.85 hectare (14.46 acre) site. The Conceptual Site Plan 
of the project is shown on Figures 3A (Ground Level), 3B (Parking Level) and 3C 
(Second Level). The project will involve 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 area comprising 1.04 ha 
(2.58 ac) that is to be dedicated to the City of Mississauga. 

The commercial component of the project covers 2.76 ha (6.81 ac). It is 
comprised of two two-storey buildings abutting the Lakeshore Road frontage, one 
two-storey building that fronts on Lakeshore Road that includes retail units on the 
ground floor and a department store mainly on the second floor, and 2 one-storey 
buildings fronting on the internal “Main Street” of the project. Parking is to be 
provided at grade and also on a parking deck under the department store. The 
floor space of each component is as follows: 

 

Building Ground Floor Second Floor 

Retail 1 Retail  - 579 m2 Office – 660 m2 

Retail 2/ Department Store Retail – 1,733 m2

Dep’t Store – 648 m2 

Dep’t Store - 8,196 m2

Retail 3. Retail – 530 m2  

Retail 4 Retail – 609 m2  

Retail 5 Retail – 715 m2  

Retail 6 Retail – 715 m2 Office – 796 m2 

 

The total proposed retail space is 13,885 m2. Total proposed office space is 
1,572 m2. A total of 493 parking spaces are provided for the commercial 
component (3.36 spaces/100 m2). 

The project presents a high quality two–storey urban commercial edge along 
Lakeshore Road that will enhance the predominant character along this major 
road. The two-storey built form along Lakeshore Road is in response to 
comments offered by City Planning staff as well as input received from the City’s 
Urban Design Review Panel. The proposal also contains a new “Main Street’ that 
intersects with Lakeshore Road and provides an attractive pedestrian and 
vehicular access to the internal commercial components, the department store, 
the main parking areas and the residential component of the project.  
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The residential component of the project covers 2.05 ha (5.07 ac). It 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 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. 

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 onto the Main Street, and seven 3-storey townhouse units 
have been placed opposite the apartments on the south side of the Main Street.  

The Region of Peel is seeking to locate a pumping station on the easterly part of 
the property in a location that is not subject to environmental/ hazard restrictions. 



Thomas Kirkby
Typewritten Text
Figure 3a
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Policy Framework and Conformity 
Places to Grow: Growth Plan for the Greater Golden Horseshoe 

The Growth Plan for the Greater Golden Horseshoe has been prepared under 
the Ontario Places to Grow Act, 2005. It is a framework for implementing the 
Government of Ontario’s vision for building stronger, prosperous communities by 
better managing growth in the area to 2031. The Growth Plan and the Provincial 
Policy Statement provide a broad context for the designations and policies in the 
Region of Peel Official Plan and the City of Mississauga Official Plan. 

Two key guiding principles in the Growth Plan to guide decisions include: 

 Build compact, vibrant and complete communities; and  

 Optimize the use of existing and new infrastructure to support growth in a 
compact, efficient form. 

Further, the Plan envisages intensification of the existing built-up area, with a 
focus on urban growth centres, intensification corridors, major transit station 
areas, brownfield sites and greyfields. Concentrating new development in these 
areas also provides a focus for transit and infrastructure investments to support 
future growth. 

The policies of the plan focus on directing a significant portion of new growth to 
built-up areas of the community through intensification; focusing intensification in 
intensification areas; reducing dependence on the automobile through the 
development of mixed-use, transit-supportive, pedestrian friendly environments; 
providing convenient access to intra- and inter-city Transit; and planning for 
growth that will take into account the availability and location of existing and 
planned infrastructure so that community infrastructure can be provided 
efficiently and effectively. The Plan designates the site as Built-Up Area – 
Conceptual.  

The proposed mixed-use development conforms to the vision and policies in the 
Growth Plan and is a model for the type of intensification envisaged by that 
document. 

 

Provincial Policy Statement 

The Provincial Policy Statement (PPS) provides policy direction on matters of 
provincial interest related to land use planning and development. As a key part of 
Ontario’s policy-led planning system, the PPS sets the policy foundation for 
regulating the development and use of land. The PPS is a complementary 
document to the Growth Plan for the Greater Golden Horseshoe and also 
provides a broad planning context for the site. Particularly relevant provisions in 
the PPS are as follows: 

1.1.1 Healthy, liveable and safe communities are sustained by: 
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 promoting efficient development and land use patterns which sustain 
the financial well-being of the Province and municipalities over the 
long term;  

 accommodating an appropriate range and mix of residential, 
employment (including industrial, commercial and institutional uses), 
recreational and open space uses to meet long-term needs;  

 avoiding development and land use patterns which may cause 
environmental or public health and safety concerns;  

1.1.3.2  Land use patterns within settlement areas shall be based on: 

 densities and a mix of land uses which:  

1. efficiently use land and resources;  

2. are appropriate for, and efficiently use, the infrastructure and 
public service facilities which are planned or available, and avoid 
the need for their unjustified and/or uneconomical expansion; 
and  

3. minimize negative impacts to air quality and climate change, and 
promote energy efficiency in accordance with policy 1.8; and 

 a range of uses and opportunities for intensification and 
redevelopment in accordance with the criteria in policy 1.1.3.3.  

1.1.3.3 Planning authorities shall identify and promote opportunities for 
intensification and redevelopment where this can be accommodated 
taking into account existing building stock or areas, including brownfield 
sites, and the availability of suitable existing or planned infrastructure 
and public service facilities required to accommodate projected needs. 

1.3.2 Planning authorities may permit conversion of lands within employment 
areas to non-employment uses through a comprehensive review, only 
where it has been demonstrated that the land is not required for 
employment purposes over the long term and that there is a need for 
the conversion. 

1.4.3 Planning authorities shall provide for an appropriate range of housing 
types and densities to meet projected requirements of current and 
future residents of the regional market area by:  

 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;  

 promoting densities for new housing which efficiently use land, 
resources, infrastructure and public service facilities, and support 
the use of alternative transportation modes and public transit in 
areas where it exists or is to be developed; and  
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1.6.2 The use of existing infrastructure and public service facilities should be 
optimized, wherever feasible, before consideration is given to 
developing new infrastructure and public service facilities.  

1.6.4.1 Planning for sewage and water services shall: 

 direct and accommodate expected growth in a manner that 
promotes the efficient use of existing municipal sewage services 
and municipal water services: 

1.6.5.4 A land use pattern, density and mix of uses should be promoted that 
minimize the length and number of vehicle trips and support the 
development of viable choices and plans for public transit and other 
alternative transportation modes, including commuter rail and bus.  

1.7.1 Long-term economic prosperity should be supported by: 

 promoting the redevelopment of brownfield sites;  

1.8.1 Planning authorities shall support energy efficiency and improved air 
quality through land use and development patterns which: 

 promote compact form and a structure of nodes and corridors;  

 focus major employment, commercial and other travel-intensive 
land uses on sites which are well served by public transit where this 
exists or is to be developed, or designing these to facilitate the 
establishment of public transit in the future;  

The proposed redevelopment represents the type of brownfield intensification 
required and encouraged by the Provincial Policy Statement. It provides both 
residential and employment (commercial) uses, makes efficient use of existing 
and planned infrastructure and supports the use of transit. 

 

Region of Peel Official Plan 

The Region of Peel Official Plan (ROP) provides a broad context for the more 
detailed designations in the City of Mississauga Official Plan. The site is 
designated Urban System which is composed of a variety of communities that 
contain diverse living, working and cultural opportunities. 

The following Urban System goal is particularly relevant to the subject lands: 

5.1.2 To provide a diversity of healthy communities for those living and 
working in Peel Region, offering a wide range and mix of housing, 
employment, and recreational and cultural activities. These communities 
will be served and connected by a multi-modal transportation system 
and provide an efficient use of land, public services, finances and 
infrastructure, while respecting the natural environment, hazards and 
resources, and the characteristics of existing communities in Peel.  

The following Urban System objectives are particularly relevant to the subject 
lands: 
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5.3.1.3  To establish healthy urban communities that contain living, working and 
recreational opportunities, which respect the natural environment, 
resources and the characteristics of existing communities. 

5.3.1.4  To achieve intensified and compact form and a mix of land uses in 
appropriate areas that efficiently use land, services, infrastructure and 
public finances while taking into account the characteristics of existing 
communities and services. 

5.3.1.5  To achieve an urban structure, form and densities which are pedestrian-
friendly and transit-supportive. 

The following Urban System policies are particularly relevant to the subject lands: 

5.3.2.2  Direct urban development and redevelopment to the Urban System  
within the 2021 Regional Urban Boundary, as shown on Schedule D, 
consistent with the policies in this Plan and the area municipal official 
plans. 

5.3.2.3  Plan for the provision and financing of Regional facilities and services so 
as to efficiently use existing service and infrastructure and encourage a 
pattern of compact forms of urban development and redevelopment. 

The redevelopment proposal clearly conforms to the Region of Peel Official Plan 
and achieves the intensified and compact form and mix of land uses the Plan is 
intended to realize. 

 

City of Mississauga Official Plans 

The City of Mississauga Official Plan that is currently in effect was approved by 
the Region of Peel on May 5, 2003. Provincial documents such as the 2005 
Provincial Policy Statement, the Places to Grow Plan for the Greater Golden 
Horseshoe, and Bill 51 amendments to the Planning Act were approved 
subsequently; and provide opportunities and contain requirements that required a 
comprehensive review of the Mississauga Plan. The City of Mississauga 
undertook a review of the Mississauga Plan to bring the official plan into 
conformity with all provincial requirements, incorporate the results of various City 
initiatives and establish a policy framework that will guide the City's development 
in the coming decades. The Mississauga Official Plan, (the new official plan) was 
adopted by City Council on September 29, 2010, and approved by Region of 
Peel Council on October 6, 2011. Since the nature and extent of potential 
appeals was not known at the time of writing, amendments to both the existing 
and new Official Plans are being submitted as part of this application. 

As part of the comprehensive review of the existing Mississauga Official Plan, the 
City retained Hemson Consulting Ltd. to complete an Employment Land Review 
Study. As part of that study, Hemson had particular regard for industrial sites 
outside of the City’s employment  areas. The key relevant findings of the Hemson 
study are as follows: 

 The former Inglis site is included in an area outlined as Managed Change 
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Outside Existing Employment Areas.  

 In order to implement the recommendation that some carefully managed 
change may be appropriate, site specific policies and employment land 
designations will need to be developed for the affected areas.  

 The first step would be to identify those specific parcels or areas where a 
change in use over time may be appropriate. Once the sites or areas are 
identified, the parcels should be removed from the employment land inventory 
and placed into one of two new designations, one of which is If the preferred 
land use is known, then that specific designation may be put in place — 
residential, commercial, institutional, etc. and the desired proportions of each 
if mixed-use;  

The Mississauga planning staff report that presented the findings of the Hemson 
study included the following statement with respect to Managed Change Areas: 

 Larger industrial parcels, located mainly along Lakeshore Road East, which 
are unlikely to develop for modern employment uses may be suitable for a 
broader range of uses, for example the former Inglis site in Lakeview.  

Both the comprehensive Hemson study and the Mississauga staff report 
anticipated and recommended that the former Inglis site be considered for 
redevelopment to a broader range of uses and be the subject of a site-specific 
designation. Further to this, the Hemson study made reference to the Lakeview 
and Port Credit District Policies Review that recommended the following: 

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

  

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 
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Schedule 2 - Urban Form
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Figure 5
Schedule 3 - Environmental Areas
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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 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. 

 

(b) Lakeview District Policies: 
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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.  

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: 



Figure 6
Lakeview District Land Use Plan
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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. 

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 



Figure 7
Lakeview District Land Use Plan
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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.  

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. 
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Proposed New Mississauga Official Plan 

As noted above,   the new Mississauga Official Plan was adopted by City Council 
on September 29, 2010, and approved by Peel Regional Council on October 6, 
2011. The first part of this section will summarize the vision for the City and the 
broader principles and policies that are relevant in the consideration and 
evaluation of the proposed redevelopment, and then set out the specific city-wide 
designations and policies that apply to this site. The specific amendments to the 
Plan that are being applied for are described. This is followed by a description of 
the applicable policies and designations in the Lakeview Local Area Plan and the 
amendments that are being sought to permit the proposed redevelopment. 

a) City-Wide Policies and Land Use Designations 

The City has gone to great length to convey its vision for the City and those 
general principles and policies that must be considered and conformed to when 
proposing and evaluating development applications. This has enabled 501 
Lakeshore Inc. and its consultants to develop a proposal for the site that will 
enhance the function and aesthetics of the immediate area and be of long-term 
benefit to the City. The key principles and policies that apply to this site are set 
out in the following part of this report. 

Mississauga has the following vision for the city: 

The vision for Mississauga is that it will be a beautiful sustainable city that 
protects its natural and cultural heritage resources, particularly the Lake Ontario 
waterfront, Credit River and other valley corridors, and its established, stable 
neighbourhoods. The City will plan for a strong, diversified economy supported 
by a range of mobility options and a variety of housing and community 
infrastructure to create distinct, complete communities. 

Key Guiding Principles are set out in section 4.4 of the Plan. These are as 
follows: 

1. Mississauga will promote development decisions that support the sustainability 
of our natural heritage system and enhance the quality of life for our present 
and future generations. 

2. Mississauga will protect, enhance and where possible restore distinct natural 
features, areas and linkages, including their ecological functions, particularly 
those associated with the Lake Ontario waterfront and the city’s river and 
valley corridor system. 

3. Mississauga will preserve the character, cultural heritage and livability of our 
communities. 

4. Mississauga will maintain and promote a strong and sustainable, diversified 
economy that provides a range of employment opportunities for residents and 
attracts lasting investment to secure financial stability. 

5. Mississauga will provide a range of mobility options (e.g., walking, cycling, 
transit, vehicular) for people of all ages and abilities by connecting people with 
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places through coordinated land use, urban design and transportation 
planning efforts. 

6. Mississauga will plan for a wide range of housing, jobs and community 
infrastructure resources so that they are available to meet the daily needs of 
the community through all stages of life. 

7. Mississauga will support the creation of distinct, vibrant and complete 
communities by building beautifully designed and inspiring environments that 
contribute to a sense of community identity, cultural expression and 
inclusiveness. 

8. Mississauga will be a city that promotes the participation and collaboration of 
all sectors including residents, employees, entrepreneurs, government, 
business, education and non-profit, to achieve this vision. 

In section 4.5 of the Plan, the City has set out those strategic actions that will 
implement the Guiding Principles. Those actions particularly relevant to the 
project are as follows: 

Direct Growth 

 focusing on locations that will be supported by planned and higher order 
transit, higher density, pedestrian oriented development and community 
infrastructure, services and facilities; 

 protecting stable areas and natural and cultural heritage; and 

 achieving balanced population and employment growth. 

Value the Environment 

 protecting, enhancing and restoring Mississauga’s Natural Areas System and 
its functions; 

 protection of life and property 

Complete Communities 

 promoting an urban form and development that supports public health and 
active living; 

 ensuring that communities include or provide easy access to a range of uses 
and services required to meet all or most of the daily needs of residents 
through all stages of their lives; e.g., housing, transportation, employment, 
recreation, social interaction and education 

Create a Multi-Modal City 

 promoting a transportation network that connects nodes with a range of 
transportation modes, to reduce dependency on cars for local trips; 

 promoting transit as a priority for moving people 

Build a Desirable Urban Form 

 ensuring that the urban form of the city (e.g., buildings, streets, streetscapes 
landscapes, public spaces such as parks and squares, infrastructure) 
contributes positively to everyday living in Mississauga; 
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 promoting an urban form that will address the live, learn, work and play 
needs of present and future generations; 

 creating vibrant mixed use communities; and 

 using placemaking initiatives to support active living and improved public 
health, comfort and social interaction in the city. 

Foster A Stronger Economy 

 supporting existing and future office, industrial, institutional and commercial 
businesses 

Promote Collaboration 

 ensuring that all stakeholders are afforded opportunities in the land use 
planning process;  

 encouraging participation, collaboration, education and partnerships with 
stakeholders in the implementation of this Official Plan. 

The proposed redevelopment has been designed to reflect the vision and guiding 
principles of the new Official Plan; and the process has and will ensure that all 
stakeholders have an opportunity to participate in the design and approval of the 
proposal. This will be discussed in the Planning Rationale section of this report. 
The specific land use designations that apply to the site and the proposed 
amendments to the new Official Plan are set out in the following part of this 
report. 

The site and Lakeshore Road East are designated as follows on the Schedules 
to the Plan: 

 Neighbourhood, Corridor and Green System (Cooksville Creek) on Schedule 
1 Urban System (see Figure 8); 

 Cooksville Creek shown on Schedule 1a Urban System – Green System (see 
Figure 9); 

 Neighbourhood and Community Node (Node Boundaries to be Defined) on 
Schedule 1b Urban System –City Structure (see Figure 10); 

 Corridor on Schedule 1c Urban System – Corridors (see Figure 11); 

 Community Node (Node Boundaries to be Defined) on Schedule 2 
Intensification Areas (see Figure 12); 

 Natural Hazards on Schedule 3 Natural Systems (see Figure 13) 

 Public and Private Open Space on Schedule 4 Parks and Open Spaces (see 
Figure 14) 

 Lakeshore Road East shown as Arterial on Schedule 5 Long Term Road 
Network (see Figure 15) with a 30 metre Right-of-Way Width on Schedule 8 
(see Figure 16); 

 Lakeshore Road East shown as Higher Order Transit Corridor on Schedule 6 
Long Term Transit Network (see Figure 17);  
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 Within the Lakeview Neighbourhood Character Area Subject to a Local Area 
Plan on Schedule 9 (see Figure 18); and 

 Business Employment (former Inglis industrial property), Greenbelt 
(Cooksville Creek), Mixed Commercial (the small commercial use at the 
northeast corner of Lakeshore Road), Residential Low Density II (the 
residential properties along the east side of Enola Avenue), and Natural 
Hazards overlay on the Cooksville Creek and part of the former Inglis 
property on Schedule 10 Land Use Designations (see Figure 19).  

 
The current designations reflect the existing uses on the proposed 
redevelopment site.  

It is proposed that the land use and other designations be amended as follows to 
permit the proposed redevelopment: 
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Schedule 1 - Urban System
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Figure 9
Schedule 1a - Urban System
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Figure 10
Schedule 1b - Urban System - City Structure
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Figure 11
Schedule 1c - Urban System - Corridors
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Figure 12
Schedule 2 - Intensification Areas
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Figure 13
Schedule 3 - Natural System
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Figure 14
Schedule 4 - Parks and Open Space
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Figure 15
Schedule 5 - Long Term Road Network
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Figure 16
Schedule 8 - Designated Right-of-Way Widths
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Figure 17
Schedule 6 - Long Term Transit Network
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Figure 18
Schedule 9 - Character Areas
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Figure 19
Schedule 10 - Land Use Designations
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Existing Designation Proposed Designation (see Figure 
20) 

Business Employment Mixed Use (commercial component) 
(including a site-specific policy to allow 
commercial buildings not fronting onto 
Lakeshore Road to have a height of 1 
storey) 

Residential High Density II (residential 
component) (including a site–specific 
policy to allow townhouses and other 
forms of low rise residential dwellings 
at a maximum FSI of 2.0.)  

Mixed Commercial Mixed Use (subject to site-specific 
policy) 

Residential Low Density II Mixed Use (subject to site-specific 
policy) 

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

Green System designation, and Natural 
Hazards Lands designation and 
Natural Hazards overlay 

Green System designation, Natural 
Hazards Lands designation and 
Natural Hazards overlay on various 
Schedules reduced in area to coincide 
with the 43 metre Erosion Setback from 
the centerline of Cooksville Creek 

The proposed Region of Peel pumping station is permitted in all land use 
designations but Greenbelt. 

The proposed designations permit the planned redevelopment except for the 
townhouse units in the residential component and the one storey retail buildings 
removed from Lakeshore Road. It is proposed that these elements be addressed 
only in the part of the draft Official Plan Amendment that applies to the Lakeview 
Local Area Plan. In the following paragraphs, it is demonstrated that the project 
conforms to the proposed general land use designations. 

The apartment component of the project is permitted by the Residential High 
Density designation as follows:  

11.2.5.6 Lands designated Residential High Density will permit the following 
use: 

a. apartment dwelling. 

11.2.5.2 In addition to the Uses Permitted in all Designations, residential 
designations will also permit the following uses: 
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Proposed Land Use Designations
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a. residential dwelling; 

b. accessory office for physicians, dentists, health 

professionals and drugless practitioners; 

c. home occupation; 

d. special needs housing; and 

e. urban gardening. 

The commercial component of the project is permitted by the Mixed Use 
designation as follows:  

11.2.6.1  In addition to the Uses Permitted in all Designations, lands 
designated Mixed Use will also permit the following uses: 

a. commercial parking facility; 

b. conference centre; 

c. entertainment, recreation and sports facilities; 

d. financial institution; 

e. funeral establishment; 

f. motor vehicle rental; 

g. overnight accommodation; 

h. personal service establishment; 

i. post-secondary educational facility; 

j. residential; 

k. restaurant; 

l. retail store; and 

m. secondary office. 

The following uses are not permitted: 

a. self-storage facility; and 

b. detached and semi-detached dwellings. 

Mixed Use policies that particularly apply to the project are as follows: 

11.2.6.2 Lands designated Mixed Use will be encouraged to contain a mixture 
of permitted uses. 

11.2.6.3 Mixed Use development will be encouraged through infilling to 
consolidate the potential of these areas and to restrict their linear 
extension into stable, non-commercial areas. 

11.2.6.4 Residential uses will be combined on the same lot or same building 
with another permitted use. 
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The commercial component conforms to this designation. 

Green System and Natural Hazards Lands designations and Natural Hazards 
overlay designations apply to part of the site abutting Cooksville Creek. The 
definition of Natural Hazards Lands and applicable policies are as follows: 

Natural Hazard Lands (which are a subset of the Green System) are 
generally unsafe and development and site alteration will generally not be 
permitted due to the naturally occurring processes of erosion and flooding 
associated with river and stream corridors and the Lake Ontario shoreline. 
Development adjacent to valleylands and watercourse features must 
incorporate measures to ensure public health and safety; protection of life 
and property; as well as enhancements and restoration of the Natural 
Areas System. 

6.3.2.1.1 Development and site alteration will not be permitted within 
erosion hazards associated with valleyland and watercourse 
features. In addition, development and site alteration must 
provide an appropriate buffer to erosion hazards, as 
established to the satisfaction of the City and appropriate 
conservation authority. 

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 Plan defines Neighbourhoods as follows: 

Neighbourhoods are stable areas where limited growth is anticipated. 
Development in Neighbourhoods will be required to be context sensitive and 
respect the existing or planned character and scale of development.  

Relevant policies applying to the Neighbourhood designation are as follows: 

16.1.1.1 For lands within a Neighbourhood a maximum building height of four 
storeys will apply unless Character Area policies specify alternative 
building height requirements or until such time as alternative building 
heights are determined through the review of Character Area policies. 

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, that:  

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

b. the development proposal enhances the existing or planned 
development; 

c. the City Structure hierarchy is maintained; and 

d. the development proposal is consistent with the policies of this Plan  
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The Plan defines a Corridor as follows: 
5.4.1 A Corridor is generally comprised of the road right-of-way as well as 

the lands on either side of the road. The Corridors are shown 
conceptually on Schedule 1c: Urban System - Corridors. 

Applicable policies relating to the overlay Corridor designation are as follows: 

5.4.2 Where corridors run through or when one side abuts the Downtown, 
Major Nodes, Community Nodes and Corporate Centres, development 
in those segments will also be subject to the policies of the City 
Structure element in which they are located. Where there is a conflict, 
the policies of the Downtown, Major Nodes, Community Nodes and 
Corporate Centres will take precedence. 

5.4.3 Corridors that run through or abut the Downtown, Major Nodes, 
Community Nodes and Corporate Centres are encouraged to develop 
with mixed uses oriented towards the Corridor. 

5.4.4 Development on Corridors should be compact, mixed use and transit-
friendly and appropriate to the context of the surrounding 
Neighbourhood and Employment Area. 

5.4.5 Where higher density uses within Neighbourhoods are directed to 
Corridors, development will be required to have regard for the 
character of the Neighbourhoods and provide appropriate transitions 
in height, built form and density to the surrounding lands. 

5.4.6 Local area plans will review land use and design policies for Corridors 
and may delineate the boundaries of Corridors. 

5.4.7 Land uses and building entrances will be oriented to the Corridor 
where possible and surrounding land use development patterns 
permit. 

5.4.8 Corridors will be subject to a minimum building height of two storeys 
and the maximum building height specified in the City Structure 
element in which it is located, unless Character Area policies specify 
alternative building height requirements or until such time as 
alternative building heights are determined through planning studies.  

9.2.2.7 Development on Corridors will be encouraged to: 

a. assemble small land parcels to create efficient development 
parcels; 

b. face the street, except where predominate development patterns 
dictate otherwise; 

c. not locate parking between the building and the street; 

d. site buildings to frame the street and where non-residential uses are 
proposed to create a continuous street wall; 
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e. provide entrances and transparent windows facing the street for 
non-residential uses; 

f. support transit and active transportation modes; 

g. consolidate access points and encourage shared parking, service 
areas and driveway entrances; and 

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

It should be noted that the proposed Official Plan Amendment will include the site 
in the Lakeview Community Node and the Corridor designation will run through 
that node. 

The Plan designates a number of Community Nodes throughout the City, and 
indicates that: 

Official Plan policies for lands within the Lakeview Community Node are 
contained in the Lakeview Local Area Plan under separate cover. The 
boundary of the Lakeview Community Node will be determined through a 
Local Area Plan review. Applicable policies are as follows: 

14.1.1.1 Proponents of development applications within a Community 
Node may be required to demonstrate how the new 
development contributes to the achievement of the residents 
and jobs density target and the population to employment ratio. 

14.1.1.2 For lands within a Community Node a minimum building height 
of two storeys to a maximum building height of four storeys will 
apply unless Character Area policies specify alternative building 
height requirements or until such time as alternative building 
heights are determined through the review of Character Area 
policies. 

14.1.1.3 Proposals for heights less than two storey, more than four 
storeys or different than established in the Character Area 
policies will only be considered where it can be demonstrated to 
the City’s satisfaction, that: 

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

b. the development proposal enhances the existing or planned 
development; 

c. the City Structure hierarchy is maintained; and 

d. the development proposal is consistent with the policies of 
this Plan. 

In the Planning Rationale section of this report, it will be demonstrated that the 
proposed redevelopment is appropriate in the Neighbourhood, Corridor and 
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Community Nodes designations and passes the combination of “tests” for 
development applications in the policies applying to those designations.  

Lakeshore Road East is major element of Mississauga’s transportation system. It 
is designated as Arterial on Schedule 5 Long Term Road Network with a 30 
metre Right-of-Way Width (Schedule 8); and is also designated Higher Order 
Transit Corridor on Schedule 6 Long Term Transit Network. The Plan indicates 
that: 

The transit network will be supported by compact, pedestrian oriented, 
mixed land use development in nodes and where appropriate, in mobility 
hubs and along Corridors; and 
8.4.1 Off street parking facilities for vehicles and other modes of 

travel, such as bicycles, will be provided in conjunction with 
new development and will: 

a. provide safe and efficient access from the road network so 
that ingress and egress movements minimize conflicts with 
road traffic and pedestrian movements; 

The proposal represents the type of development desired by the City to support 
major transit services such as those planned along Lakeshore Road East. The 
Traffic Impact Study prepared by HDR demonstrates that the design of the 
project meets the requirements of policy 8.4.1. 

With the approval of the proposed amendment to land use designations in the 
new Official Plan, the redevelopment of the site will conform to the city-wide and 
general land use policies in Parts 2, 3 and 4 of the Plan. 

 

(b) Lakeview Local Area Plan 

Section 16.13 of the new Official Plan indicates that Official Plan policies for 
lands within the Lakeview Neighbourhood Character Area are contained in the 
Lakeview Local Area Plan under separate cover. The boundaries of the Lakeview 
Neighbourhood Character Area do not include the area south of Lakeshore Road 
and east of East Avenue which is in the separate Lakeview Employment Area 
Character Area. The Lakeview Local Area Plan incorporates the policies of the 
Lakeview District Policies of the existing Official Plan, modified to conform to the 
new Official Plan.  

The site is designated as follows on the Lakeview Local Area Plan Land Use 
Map (see Figure 21): 

 Business Employment (former Inglis industrial property),  

 Greenbelt (Cooksville Creek),  

 Mixed Commercial (the small commercial use at the northeast corner of Enola 
Avenue and Lakeshore Road),  

 Residential Low Density II (the residential properties along the east side of 
Enola Avenue), and  
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Lakeview Local Area Plan Land Use Map
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 Regulatory Floodplain overlay on the Cooksville Creek and part of the former 
Inglis property 

There is a circular symbol flanking Lakeshore Road East with the notation Node 
Boundary To Be Defined, east of the property representing the Community Node. 

The existing designations reflect the existing uses on the proposed 
redevelopment site. The proposed amendments to the Lakeview Local Area Plan 
are as follows: 

Existing Designation Proposed Designation 

Business Employment Mixed Use (commercial component) 
including a site-specific policy to permit 
commercial buildings not fronting on 
Lakeshore Road to be one storey in 
height. 

Residential High Density II (residential 
component) including a site–specific 
policy to allow townhouses and all 
forms of low-rise residential dwellings 
up to a maximum FSI of 2.0. 

Mixed Commercial Mixed Use – subject to site-specific 
policy 

Residential Low Density II Mixed Use – subject to site-specific 
policy 

Residential Low Density II Residential High Density II – subject to 
site-specific policy 

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

Community Node (Node Boundary to 
be Defined) 

Delineate the Community Node 
boundary as shown on Schedule F to 
the proposed OPA to include the 
subject site.  

 

Since a new Plan has not yet been approved for the Lakeview Neighbourhood 
Character Area, it will be have to be demonstrated that the proposed 
development meets the requirements of applicable policies of the new Official 
Plan, and also meets the requirements of policy 2.1 of the Lakeview Local Area 
Plan as follows: 

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

 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. 

These guidelines include many of the “tests” that are included in the new Official 
Plan, and will be referenced in the Planning Rationale section of this report. 

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 that is documented in the report entitled Lakeview and Port Credit 
Directions Report dated October 28, 2008. Following are recommendations of 
the report that are relevant to the site: 

 Encourage low-rise built form at Lakeshore Road and where buildings abut 
other streets and public spaces; 

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

 Protect the character and integrity of stable residential areas 

 Step backs to promote better pedestrian environment; 

 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 

The proposed redevelopment reflects the findings and recommendations of the 
Lakeview and Port Credit District Policies Review in terms of both the broader 
recommendations for the area and the specific recommendations for the Inglis 
site. It therefore fits perfectly with the vision, and long term planning and urban 
design for the area. 

 

Zoning By-law 

a) Existing zoning 

The site is currently zoned “E2”, “C4”, “R3” and “G1” as shown on Figure 22. The 
“E2” zone permits manufacturing within enclosed buildings with no outdoor 
storage, business, professional and administration offices; restaurants, gas bars, 
limited automotive uses and banquet halls. The “C4” permits a variety of 
commercial uses including residential uses. The “R3” zone permits detached 
dwellings and the “G1” zone permits flood control, stormwater management, 
erosion management and conservation uses. 
 
b) Proposed zoning 
 
The proposed draft amending zoning by-law is found in Appendix 3. The 
amending by-law proposes to change the existing zoning to “RA5-XX”, “C4-XX”, 
“G1-XX” and “G1” zones as shown on Figure 23. 
 
The “RA5-XX” zone permits apartment dwellings, horizontal multiple dwellings 
and townhouse dwellings subject to site specific regulations. The “C4 – XX” 
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permits one and two storey mainstreet commercial uses subject to site specific 
regulations. The “G1-XX” permits greenbelt lands and hazard lands subject to 
floodplain regulations, parking for lands zoned “C4-XX” and a pergola. The “G1” 
zone is the 43m erosion setback to the centreline of Cooksville Creek and the 
permitted uses include flood control, stormwater management, erosion 
management and conservation uses. 
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Planning Rationale  
As set out in the Development Proposal section of this report, the proposed 
redevelopment consists of an urban scale commercial and residential mixed-use 
project that includes 13,825 m2 (149,433 ft2) of retail floor space, 1,572 m2 
(16,921 ft2) of office floor space, and approximately 290 residential units on the 
5.85 hectare (14.46 acre) site. It is comprised of two two-storey buildings abutting 
the Lakeshore Road frontage of the property, one two-storey building that fronts 
on Lakeshore Road that includes retail units on the ground floor and a 
department store mainly on the second floor that extends over a parking lot on 
ground level, and 2 one-storey buildings fronting on the internal “Main Street” of 
the project. The project presents a high quality two–storey urban commercial 
edge along Lakeshore Road that reflects the predominant character along this 
major road. It also contains a “Main Street’ that intersects with Lakeshore Road 
and provides an attractive pedestrian and vehicular access to the internal 
commercial components, the department store, the main parking areas and the 
residential component of the project. 
 
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 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. 

The following part of this section has been structured to provide a planning 
rationale and evaluation of the project with respect to the Official Plans and 
background studies. This is based on policies 19.3.3 and 19.4 of the new Official 
Plan and the various “tests” and guidelines in the existing and new Official Plans 
and other documents.  The following has been addressed in this regard: 

 appropriate location and land uses; 

 urban design attributes; 
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 land use compatibility;  

 transportation; and 

 infrastructure and services. 

 

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 
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. 
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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 
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 
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 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. 

 

Proposed New Mississauga Official Plan 

 City-Wide Policies and Land Use Designations 

The proposed redevelopment implements Mississauga’s vision for the City, 
conforms to the Guiding Principles and carries out strategic actions that are set 
out in sections 4.4 and 4.5 of the Plan by: 

 being in a location that will be supported by planned higher order transit; 

 being a higher density, pedestrian oriented development that supports 
community infrastructure, services and facilities; 

 protecting and enhancing a stable neighbourhood; 

 including both population and employment growth; 

 by protecting and enhancing the Cooksville Creek valley corridor; 

 by protecting of life and property through an appropriate setback from 
Cooksville Creek 

 being a form of urban development that supports public health and active 
living; 

 providing enhanced retail service to the community and affordable housing; 

 supporting promoting transit as a priority for moving people; 
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 being an urban form of development that includes buildings, an internal 
street, streetscapes and a public space and contributes positively to 
everyday living in the Lakeview Neighbourhood; 

 being an urban form of development that addresses the live, learn, work and 
play needs of present and future generations; 

 being a vibrant mixed use development;  

 being a placemaking initiative that supports active living and improved public 
health, comfort and social interaction in the city; and 

 being based on an extensive consultation and collaborative process related 
to both the broader Lakeview area and the site that will continue with the 
statutory public meeting process. 

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  

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 
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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; 

 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; 
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 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. 

The proposed amendment to the Lakeview Local Area Plan includes a 
delineation of the boundaries of the Community Node that include the subject 
site. The Official Plan provides that the boundary of the Lakeview Community 
Node will be determined through a Local Area Plan review. The Lakeview Local 
Area Plan review is at an advanced stage and a draft of the new plan is 
anticipated in early 2012 according to City of Mississauga staff. At this point, 
there is ample technical support and justification for delineating the Lakeview 
Community Node as shown on Schedule F to the proposed amendment (see 
Appendix 2).  

In the broader context, the Provincial Policy Statement, the Growth Plan for the 
Greater Golden Horseshoe, and the Region of Peel Official Plan, and the new 
City of Mississauga Official Plan all permit and encourage transit-supportive 
intensification in built-up areas, particularly the redevelopment of “brownfields”. 
Mixed-use development is particularly noted as a desirable form of 
redevelopment in appropriate areas that efficiently uses land, services and 
infrastructure while protecting communities and services.  

The proposed Community Node boundaries are more specifically based on the 
recommendations of the Lakeview and Port Credit Directions Report, the 
Lakeview and Port Credit District Policies Review and other planning factors as 
follows: 

 the Lakeview and Port Credit Directions Report notes that the City’s Growth 
Management Strategy indicates The Community Node in Lakeview is 
categorized as a Corridor-Based Node and is intended to provide a 
pedestrian-friendly mainstreet setting to meet daily living needs that are 
accessible by public transit and active transportation modes for the 
community located in the southeast corner of the city;  

 the Lakeview and Port Credit Directions Report recommended: create a node 
at Cawthra Road and Lakeshore Road as a community focus recognizing that 
the intersection is the primary transportation node in the area; 
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 the Lakeview and Port Credit Directions Report recommended Lakeshore 
Road, the Industrial Lands and the Inglis site as Place Making Sites, and by 
implication the necessity of incorporating them into the Lakeview Community 
Node; 

 the recommended node is entirely consistent with other corridor-based 
Community Nodes within Mississauga, e.g. the Streetsville and Clarkson 
Village Community nodes that are centred around Queen Street and 
Lakeshore Road respectively; 

 Lakeshore Road East is the historic commercial corridor and shopping street 
in the Lakeview Neighbourhood, and there is significant high-density 
development along the street and in immediately adjacent areas; and 

 a linear Community Node recognizes the existing character of the Lakeview 
Community as opposed to newer suburban communities that are focused 
more on central nodes comprised of shopping centres and community 
facilities. 

Therefore, the proposed Community Node is supported by both the extensive 
planning policy context set out in the previous section of this report, and the 
recent Lakeview and Port Credit Directions Report that was based on intensive 
technical analysis and community consultation. 

As set out in the previous sections of the report, the redevelopment conforms to 
the proposed Mixed Use, Residential High Density II (with a site –specific policy 
permitting the townhouse component and an FSI of 2.0) land use designations in 
that the proposed uses are permitted and the policy provisions and requirements 
are met. The adjustment to the Green System designation, Natural Hazards 
Lands designation and Natural Hazards overlay on various Schedules reduced in 
area reflects the 43 metre Erosion Setback from the centerline of Cooksville 
Creek that has been approved by Credit Valley Conservation. Similarly, the 
proposal conforms to the proposed land use designations in the Lakeview Local 
Area Plan. 

As discussed in the previous section of this report, the lands are not within one of 
the City’s employment areas, and therefore the proposed change in use does not 
require a five-year review of the Official Plan. Section 10.1.4 of the proposed new 
Official Plan states that: 

The conversion of lands designated Business Employment, Industrial, 
Institutional or Office within Corporate Centres and Employment Areas to permit 
non-employment uses is prohibited unless considered through a Phase One 
municipal comprehensive review… 

Since the site is shown as being within a “Neighbourhood” area on Schedule 1 : 
Urban System of the Official Plan (see Figure 6)(which is consistent with the 
Residential characterization in the existing Official Plan) and is not within a 
“Corporate Centre” or an “Employment Area”, the change in use does not trigger 
the need for a municipal comprehensive review. The future use of the site was 
considered in the Employment Land Review Study prepared by Hemson 
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Consulting Ltd. as part of the comprehensive review of the existing Mississauga 
Official Plan. The Study provided the basis for the designations and policies in 
the new Official Plan and addressed the requirements of the the Growth Plan and 
the Provincial Policy Statement to provide adequate lands for long term 
employment purposes. As part of that study, Hemson had particular regard for 
industrial sites in predominantly residential areas. A key finding of the Hemson 
study is that the former Inglis site is included in an area outlined as Managed 
Change Outside Existing Employment Areas. Further to this, the Mississauga 
planning staff report that presented the findings of the Hemson study included 
the following statement with respect to Managed Change Areas: Larger industrial 
parcels, located mainly along Lakeshore Road East, which are unlikely to 
develop for modern employment uses may be suitable for a broader range of 
uses, for example the former Inglis site in Lakeview.  

Urban Design Attributes 

The design of the project conforms to the urban design provisions in both the 
existing and new Official Plans. The various City of Mississauga urban design 
guidelines are currently under review and not available at the time when this 
report was prepared. The arrangement of the various elements of the project 
along with its superior urban design and architecture result in it being a prime 
example of the placemaking that is strongly encouraged by Mississauga. The 
project design reflects the type and arrangement of land uses envisaged on the 
site in the report Lakeview and Port Credit Directions Report which specifically 
proposed a “mainstreet” element intersection with Lakeshore Road. The project 
enhances the character of the area by providing a two-storey commercial edge 
along Lakeshore Road and medium and high density residential uses to the rear. 
The Cooksville Creek channel is enhanced by landscaping and a pedestrian path 
that runs adjacent to the top-of-bank within the erosion setback. The path 
connects to Lakeshore Road and provides a pleasant and convenient pedestrian 
access to the site. The high quality urban design and architectural features are 
illustrated on Figure 24A - Enola & Lakeshore, 24B – New Mainstreet, 24C – 
Cooksville Creek & Lakeshore, and 24D – Lakeshore Streetscape. 

The proposal conforms to the Section 2.11 Urban Design goals and objectives of 
the existing Official 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; 
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 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. 

The Lakeview District Policies include the following Urban Design policy 4.17.: 
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.  

In the new Official Plan, Mississauga envisions that growth will be directed to 
Intensification Areas, including Community Nodes. It further indicates that 
appropriate infill in both Intensification Areas and Non-Intensification Areas will 
help to revitalize existing communities by replacing aged buildings, developing 
vacant or underutilized lots and by adding to the variety of building forms and 
tenures. Mississauga intends to achieve an attractive, comfortable, and 
functional public realm as an integral component of its urban form including a 
focus on the edges of private properties as they are visible from, and interface 
with the public streets. 
 
The proposed project constitutes the type of redevelopment that fits perfectly with 
the City’s vision in that it: 

 creates a sense of place through distinctive architecture, streetscaping, and 
an internal main street; 

 it exhibits a high quality, compact and urban built form that reduces the 
impact of extensive parking areas, enhances pedestrian circulation, and 
complements adjacent uses,  

 the interface with the public realm is designed to the highest standard; 

 it contributes to a pedestrian-oriented streetscape and has an urban built form 
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 it is attractive, compact and transit-supportive;  

 it is designed to support and incorporate pedestrian and cycling connections; 

 it locates active uses on the principal street with direct access to the public 
sidewalk, and has active facades characterized by features such as lobbies, 
entrances, and display windows;  

 it creates a sense of gateway to the interior of the development with 
prominent built form and landscaping; and the parking lots is covered and is 
not located adjacent to a major street. 

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. 

 

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: 

 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; 
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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, 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. 

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. 
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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. 

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 
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. 
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Planning Opinion 
 
The 501 Lakeshore Inc. redevelopment proposal on the site comprised of 447, 
453 and 501 Lakeshore Road East, and 1021, 1027, 1077 and 1087 Enola 
Avenue, represents good planning and is an excellent example of the type of 
intensification that is required and supported by the existing and new 
Mississauga Official Plans, the Region of Peel Official Plan, the Provincial Policy 
Statement and the Provincial Growth Plan, and it conforms to those policy 
documents. 

The proposed development intensifies the Lakeshore Road Corridor, is an 
excellent example of placemaking and provides an anchor for the Lakeview 
Community Node delineated by the proposed Official Plan Amendment. It reflects 
the positive characteristics of the Lakeview area, and the City’s vision for both 
the property and the general area. It has been designed in accordance with the 
urban design principles and policies of the existing and new Mississauga Official 
Plans; and will provide for a high quality urban “edge” along Lakeshore Road, a 
well-designed residential element to the rear, and an excellent pedestrian 
environment within the development.  

The superior urban design and architecture of the project will significantly 
enhance the appearance of the property. The project is compatible with abutting 
properties and will have no negative perimeter impacts.  

This development is located on an Arterial Road and will be highly accessible by 
pedestrians, bicycles, transit and vehicles. It will support the higher order transit 
service planned along this segment of Lakeshore Road. The project provides 
safe and efficient access from the road network so that ingress and egress 
movements minimize conflicts with road traffic and pedestrian movements. 

The proposal makes efficient use of existing and planned services. The 
development concept also provides a location for a new Regional sanitary 
pumping station that is of benefit to the larger surrounding area. Stormwater is 
managed in accordance with City of Mississauga and Credit Valley 
Conservation’s requirements. The 43 metre wide Erosion Setback from 
Cooksville Creek protects the property and the edge of the creek is enhanced by 
landscaping and a pedestrian trail that connects to Lakeshore Road. 

The commercial component provides a significantly higher level of retail service 
to the Lakeview community within a high-quality shopping environment. The 
residential component provides a large number of high quality apartment units to 
the local housing market. 

It is our opinion that the project is an excellent example of well-designed 
redevelopment and intensification, it is supportable in every aspect, and should 
be approved. 
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November 4, 2011 
 

Amendment No. xx 
 

to the Official Plan for the 
 

City of Mississauga Planning Area 
 

 
The following text hereto constitutes Amendment No. xx. 
 
Also attached hereto but not constituting part of the Amendment are Appendices I, II and 
III. 
 
Appendix I is a description of the Public Meeting held in connection with this Amendment. 
 
Appendix II is a map showing the Existing Land Use of the subject lands and the 
surrounding area, with the lands affected by this Amendment outlined in red. 
 
Appendix III is a copy of the Planning and Building Department report dated xxxx xx, 
2012, pertaining to this Amendment. 
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PURPOSE 
 
The purpose of this Amendment is to change the land use designation of the subject lands 
from “Business Employment”, “Mainstreet Retail Commercial”, “Residential - Low 
Density II”, and “Greenbelt” to “Mainstreet Retail Commercial”, “Residential High 
Density II” and “Greenbelt” and to create a new special site policy in the Lakeview District 
Policies section of the Mississauga Official Plan. 
 
LOCATION 
 
The lands affected by this Amendment are located on the north side of Lakeshore Road 
East between Enola Avenue and the Cooksville Creek. 
 
 
BASIS 
 
The subject lands are designated “Business Employment”, “Mainstreet Retail 
Commercial”, “Residential - Low Density II”, and “Greenbelt” in the Lakeview District 
Policies. The “Business Employment” designation is reflective of the historic use of the 
property as the Inglis appliance manufacturing plant. The historic manufacturing use 
ceased many years ago and property is not located within an identified larger employment 
area. The “Business Employment” designation permits, among other uses, a range of 
industrial, office, recreational, restaurant and motor vehicle uses. The “Mainstreet Retail 
Commercial” designation is found on the northeast corner of Enola Avenue and Lakeshore 
Road East and permits commercial uses in a pedestrian oriented, street related built form. 
The “Residential Low Density II” designation is associated with small portions of the site 
on the east side of Enola Avenue and permits detached, semi-detached, street townhouse, 
duplex and triplex dwellings within a density range of 17 – 30 units per net residential 
hectare. The “Greenbelt” designation is associated with Cooksville Creek and permits 
flood and/or erosion works, conservation and other uses which complement conservation 
functions. A portion of the subject lands adjacent to Cooksville Creek is also situated 
within Special Site Policy Area 21, which states that ingress/egress for all new 
development will be such that emergency vehicular and pedestrian movement is not 
prevented during times of flooding.   
 
The proposed amendment expands the extent of the “Mainstreet Retail Commercial 
designation along Lakeshore Road East from Enola Avenue to the Cooksville Creek and 
also redesignates the rear portion of the subject lands to “Residential High - Density II”. 
The new site specific policy adds townhouses and all forms of low-rise multiple dwellings 
within the “Residential – High Density II” designation and allows a maximum FSI of 2.0. 
The proposed amendment also removes the special site policy dealing with emergency 
vehicular and pedestrian movement during times of flooding as the flooding concern has 
been remedied through the reconstruction of the culvert under Lakeshore Road East.   



The proposed Official Plan Amendment is acceptable from a planning standpoint and 
should be approved for the following reasons: 
 

1. The proposed development is consistent with the land use planning policies found 
in the Growth Plan for the Greater Golden Horseshoe, Provincial Policy Statement 
and Regional Official Plan supporting compact, higher density built forms in 
urbanized areas where they can efficiently use existing services and facilities. 

 
2. The proposed development includes a mix of residential and commercial uses at 

transit supportive densities in a pedestrian friendly built form as encouraged by 
Provincial and Regional policies. 
 

3. The subject lands constitute a “brownfields” site, which are identified in the 
Growth Plan as suitable areas for site remediation and intensification. 
 

4. The proposed development will extend mainstreet retail commercial uses across the 
frontage of Lakeshore Road East and enliven and enhance this section of the road. 
 

5. Mississauga Plan, Regional Official Plan, and Provincial Policy Statement support 
redevelopment and intensification provided there is compatibility with surrounding 
land uses. The residential built form, as measured through height, density, setbacks, 
scale and mass will be compatible with surrounding uses. 

 
Details regarding this Amendment to the Lakeview District Policies of City Plan are 
contained in the Planning and Building Report dated xxxxxx xx, 2012, attached to this 
Amendment as Appendix III. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
DETAILS OF THE AMENDMENTAND POLICIES RELATIVE THERETO 
 

1. Section 4.17.6.22, Special Site Policies, Lakeview District Policies of 
Mississauga Plan, is hereby amended as follows: 

 
4.17.6.22    Site XX 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 

 
 

a. Notwithstanding the provisions of the “Residential – High Density II” 
designation, townhouse dwellings and all forms of low-rise residential 
dwellings will be permitted. The maximum Floor Space Index (FSI) is 2.0. 

 
b. Notwithstanding the provisions of the “Mainstreet” designation, commercial 

buildings not fronting onto Lakeshore Road East are permitted to be one storey 
in height. 

 
2 The Lakeview District Land Use Map, Lakeview District Policies of Mississauga 

Plan (Official Plan) is hereby amended by changing the land use designations of the 
subject lands from “Business Employment”, “Mainstreet Retail Commercial”, 
“Residential - Low Density II”, and “Greenbelt” to “Mainstreet Retail 
Commercial”, “Residential High Density II” and “Greenbelt”, as shown on 
Schedule “A” of this Amendment. 
 

 



IMPLEMENTATION 
 
Upon the approval of this Amendment by the City of Mississauga, the Zoning By-law 
applicable to the subject lands will be amended to the appropriate classification, in 
accordance with the intent of this Amendment. 
 
Provisions will be made through the rezoning of the lands subject to this Amendment, for 
development to occur subject to approved site development, architectural and landscaping 
plans, to ensure that site access, buildings, parking and landscaping are satisfactorily 
located and designed. 
 
 
INTERPRETATION 
 
The provisions of the Mississauga Plan, as amended from time to time regarding the 
interpretation of that Plan, shall apply in regard to this Amendment. 
 
This Amendment supplements the intent and policies of the Lakeview District Policies. 
Upon approval of this Amendment, Section 4.8.7, Special Site Policies, Lakeview District 
Policies of the Mississauga Plan, will be amended in accordance with the intent of this 
Amendment. 
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APPENDIX 1 
 

PUBLIC MEETING 
 

 
All property owners within a radius of 120 m of the subject lands were invited to attend a 
Public Meeting of the Planning and Development Committee held on xxxx xx, 2012 in 
connection with this proposed Amendment. 
 
At the Public Meeting…….. 
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Also attached hereto but not constituting part of the Amendment are Appendices I, II and 
III. 
 
Appendix I is a description of the Public Meeting held in connection with this Amendment. 
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PURPOSE 
 
The purpose of this Amendment is to change the land use designation of the subject lands 
from “Business Employment”, “Mixed Use”, “Residential - Low Density II”, and 
“Greenbelt” to “Mixed Use”, “Residential High Density II”, and “Greenbelt”; to include 
the lands within the Lakeview “Community Node” and; to create a new special site policy 
in the Lakeview Local Area Plan section of the Mississauga Official Plan. 
 
LOCATION 
 
The lands affected by this Amendment are located on the north side of Lakeshore Road 
East between Enola Avenue and the Cooksville Creek. 
 
 
BASIS 
 
The subject lands are designated “Business Employment”, “Mixed Use”, “Residential - 
Low Density II”, and “Greenbelt” in the Lakeview Local Area Plan. The “Business 
Employment” designation is reflective of the historic use of the property as the Inglis 
appliance manufacturing plant. The historic manufacturing use ceased many years ago and 
the site is not located within an identified Employment Area or Corporate Centre. The site 
is within a Neighbourhood Area, which permits residential and commercial uses. The 
“Business Employment” designation permits, among other uses, a range of industrial, 
office, recreational, restaurant and motor vehicle uses. The “Mixed Use” designation at the 
northeast corner of Enola Avenue and Lakeshore Road East permits commercial, 
entertainment, office and residential uses. The “Residential Low Density II” designation 
along the Enola Road frontages permits detached, semi-detached, street townhouse, duplex 
and triplex dwellings. The “Greenbelt” designation is associated with Cooksville Creek 
and permits flood and/or erosion works, conservation and other uses which complement 
conservation functions. The subject lands are also situated within Special Site 19, which 
states that ingress/egress for all new development will be such that emergency vehicular 
access and pedestrian movement is not prevented during times of flooding.   
 
The proposed amendment expands the extent of the “Mixed Use” designation along 
Lakeshore Road East from Enola Avenue to the Cooksville Creek and also redesignates the 
rear portion of the subject lands to “Residential High - Density II”. The new site specific 
policy adds townhouses and all forms of low-rise multiple dwellings within the 
“Residential – High Density II” designation and allows a maximum FSI of 2.0. The site 
specific policy also allows buildings within the “Mixed Use” designation that do not front 
onto Lakeshore Road East to be one storey in height. The amendment also includes the 
subject property within the Lakeview “Community Node”. The proposed amendment also 
removes the special site policy dealing with emergency vehicular access and pedestrian 



movement during times of flooding has been remedied through the reconstruction of the 
culvert under Lakeshore Road East. 
 
The proposed Official Plan Amendment is acceptable from a planning standpoint and 
should be approved for the following reasons: 
 

1. The proposed development is consistent with the land use planning policies found 
in the Growth Plan for the Greater Golden Horseshoe, Provincial Policy Statement 
and Regional Official Plan supporting compact, higher density built forms in 
urbanized areas where they can efficiently use existing services and facilities. 

 
2. The proposed development includes a mix of residential and commercial uses at 

transit supportive densities in a pedestrian friendly built form as encouraged by 
Provincial and Regional policies. 
 

3. The subject lands constitute a “brownfields” site, which are identified in the 
Growth Plan as suitable areas for site remediation and intensification. 
 

4. The subject lands are within a Neighbourhood Area, which permits residential and 
commercial uses. 
 

5. The proposed development is consistent with the Lakeview and Port Credit 
Directions Report dated October 28, 2008 prepared as part of the comprehensive 
review of the Lakeview Local Area Plan. 
 

6. The proposed development will extend mainstreet built form retail commercial uses 
across the frontage of Lakeshore Road East and enliven and enhance this section of 
the road. 
 

7. Mississauga Plan, Regional Official Plan, and Provincial Policy Statement support 
redevelopment and intensification provided there is compatibility with surrounding 
land uses. The residential built form, as measured through height, density, setbacks, 
scale and mass will be compatible with surrounding uses. 

 
 
Details regarding this Amendment to the Lakeview Local Area Plan section of Mississauga 
Plan are contained in the Planning and Building Report dated xxxxxx xx, 2012, attached to 
this Amendment as Appendix III. 
 
 



 
 
 
DETAILS OF THE AMENDMENT AND POLICIES RELATIVE THERE TO 
 

1. Schedule 1, Urban System is hereby amended by including the subject lands within 
the Lakeview Area Community Node as shown on Schedule A of this amendment. 

2. Schedule 1B, Urban System – City Structure is hereby amended by including the 
subject lands within the Lakeview Area Community Node as shown on Schedule B 
of this amendment. 
 

3. Schedule 2, Intensification Areas is hereby amended by including the subject lands 
within the Lakeview Area Community Node as shown on Schedule C of this 
amendment. 
 

4. Schedule 9, Character Areas is hereby amended by including the subject lands 
within the Lakeview Area Community Node as shown on Schedule D of this 
amendment. 
 

5. Schedule 10, Land Use Designations is hereby amended by including the subject 
lands within the Lakeview Area Community Node as shown on Schedule E of this 
amendment. 

 
6. The Lakeview Local Area Plan Land Use Map is hereby amended by changing the 

land use designations of the subject lands from “Business Employment”, “Mixed 
Use”, “Residential - Low Density II”, and “Greenbelt” to “Mixed Use”, 
“Residential High Density II”, and “Greenbelt” as shown on Schedule F of this 
amendment. 
 

7. Section 4.XX, Site XX Special Site Policies of the Lakeview Local Area Plan of 
Mississauga Plan, is hereby amended as follows: 

 
 
 
 
 
 
 
 
 
 
 
 



4.XX,   Site XX 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

SPECIAL SITE MAP 
 

 
a. Notwithstanding the provisions of the “Residential – High Density II” 

designation, townhouse dwellings and all forms of low-rise residential 
dwellings will be permitted. The maximum Floor Space Index (FSI) is 2.0. 

b. Notwithstanding the provisions of the “Mixed Use” designation, commercial 
buildings not fronting onto Lakeshore Road East are permitted to be one storey 
in height. 

 
 
IMPLEMENTATION 
 
Upon the approval of this Amendment by the City of Mississauga, the Zoning By-law 
applicable to the subject lands will be amended to the appropriate classification, in 
accordance with the intent of this Amendment. 
 
Provisions will be made through the rezoning of the lands subject to this Amendment, for 
development to occur subject to approved site development, architectural and landscaping 
plans, to ensure that site access, buildings, parking and landscaping are satisfactorily 
located and designed. 
 
 



INTERPRETATION 
 
The provisions of the Mississauga Plan, as amended from time to time regarding the 
interpretation of that Plan, shall apply in regard to this Amendment. 
 
This Amendment supplements the intent and policies of the Lakeview Local Area Plan. 
Upon approval of this Amendment, Section 4.0 Special Site Policies, Lakeview Local Plan 
of the Mississauga Plan, will be amended in accordance with the intent of this 
Amendment. 
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APPENDIX 1 
 

PUBLIC MEETING 
 

 
All property owners within a radius of 120 m of the subject lands were invited to attend a 
Public Meeting of the Planning and Development Committee held on xxxx xx, 2012 in 
connection with this proposed Amendment. 
 
At the Public Meeting…….. 
 
 
 
 
 
  
 
 
 
      



 

A by-law to amend By-law 0225-2007, as amended. 

 

WHEREAS pursuant to section 34 of the Planning Act, R.S.O. 1990, c.P.13, as amended, 

the Council may amend a Zoning By-law; 

 

NOW THEREFORE the Council of The Corporation of the City of Mississauga 

ENACTS as follows: 

  

1. By-law 0225-2007, as amended, being a City of Mississauga Zoning By-Law, is 

amended by adding the following Exception Tables:   

4.15.6.XX          Exception: RA5-XX                           Map# 7                         By-law: 
In a RA5-XX zone, the permitted uses and applicable regulations shall be as specified for a RA5 zone, 
except that the following uses/regulations shall apply: 
Additional Permitted Uses 
4.15.6.XX.1         (1)     Townhouse Dwelling 
                          (2)     Horizontal Multiple Dwellings 
Regulations 

4.15.6.XX.2 
The lands identified as RA5-XX on Map #7 of this By-law shall be considered one lot 
for zoning purposes. 

4.15.6.XX.3 The lot line abutting the private road shall be deemed to be the front lot line. 
4.15.6.XX.4 Minimum Floor Space Index – Apartment Dwelling Zone 1.0 
4.15.6.XX.5 Maximum Floor Space Index – Apartment Dwelling Zone 2.0 
4.15.6.XX.6 Maximum Gross Floor Area – Apartment Dwelling Zone 4,200m2 

4.15.6.XX.7 
The regulations of  Lines 8.0 – 10.6, 13.2, 13.6, 13.7 and 15.1 contained in Table 4.15.1 
of this By-law shall not apply 

4.15.6.XX.8 All site development plans shall comply with Schedule RA5-XX of this exception 
 
6.2.5.XX             Exception: C4-XX                           Map# 7                         By-law: 
In C4-11 zone, the permitted uses and applicable regulations shall be as specified for a C4 zone, 
except that the following uses/regulations shall apply: 
Additional Permitted Uses 

4.6.2.5.XX.1 
(1)      Waste Water Pumping Station  
(2)      Home Furnishing Store 

Regulations 

4.6.2.5.XX.2 
The lands identified as C4-XX on Map #7 of this By-law shall be considered one lot for 
zoning purposes. 

4.6.2.5.XX.3 
The lot line abutting Lakeshore Road shall be deemed to be the front 
lot line. 

 

4.6.2.5.XX.4 Maximum Exterior Side Yard Setback 7.5 m 

4.6.2.5.XX.5 Maximum Height – Flat Roof 15.6m 
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4.6.2.5.XX.6 
Minimum depth of a landscaped buffer measured from any other lot 
line 

3.0 m 

4.6.2.5.XX.7 
The regulations of  Line 13.0 and Note (7) contained in Table 6.2.1 of this By-law shall 
not apply 

4.6.2.5.XX.8 
Minimum Separation Distance of a Restaurant and a Take-out 
Restaurant to a Residential Zone 

5 m 

4.6.2.5.XX.9 Minimum number of loading spaces  2 spaces 

4.6.2.5.XX.10 The limited sale of motorized vehicles shall be permitted within a retail store. 

4.6.2.5.XX.11 
A parking rate of 3 spaces per 92m2 Gross Floor Area shall be applied to all lands zoned 
C4-XX 

4.6.2.5.XX.12 
Minimum setback of all buildings, structures, and parking areas in a 
Non-residential zone to lands zoned G1 

0 m 

4.6.2.5.XX.13 All site development plans shall comply with Schedule C4-XX of this exception 

 
10.2.2.XX               Exception: G1-XX                           Map# 7                         By-law: 

In a G1-XX zone, the permitted uses and applicable regulations shall be as specified for a G1 zone, 
except that the following uses/regulations shall apply: 

Additional Permitted Uses 

10.2.2.XX.1 (1)      Parking for lands zoned C4-XX 

10.2.2.XX.2 (2)      Pergola 

Regulations 

10.2.2.XX.3 Parking shall be located on lands zoned G1-XX, identified on Schedule G1-XX 

 
 

2. Map Number 7 of Schedule “B” to By-law 0225-2007, as amended, being a City of 

Mississauga Zoning By-Law, is amended by changing thereon from “E2”, “C4” and “R3” 

to “RA5-XX”, “C4 – XX” and “G1-XX”, the zoning of Part of Lot 12, Concession 2, 

SDS, in the City of Mississauga, PROVIDED HOWEVER THAT the “RA5-XX”, “C4 – 

XX” and “G1-XX” zoning shall only apply to the lands which are shown on the attached 

Schedules “A”, “B” and “C” outlined in the heaviest broken line with the “RA5-XX”, 

“C4 – XX”, and “G1-XX” zoning indicated thereon. 

 

 

 

 

 



 

ENACTED and PASSED this                   day of                                                       2012. 

 

                        

____________________________________ 

 MAYOR 

 

                        

___________________________________ 

 

 CLERK 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

APPENDIX “A” TO BY-LAW NO.  ________________________________ 

 

Explanation of the Purpose and Effect of the By-law 

This	By‐law	amends	the	zoning	of	the	properties	outlined	on	the	attached	
Schedule	“A”	from	“E2”,	“C4”,	“R3”	and	“G1”	to	“RA5‐XX”,	“C4‐XX”	and	“G1‐
XX”.	
 

“E2” permits manufacturing within enclosed buildings with no outdoor storage, business, 
professional and administration offices; restaurants, gas bars, limited automotive uses and 
banquet halls. 
 
“C4” permits a variety of commercial uses including residential uses. 
 
“R3” permits detached dwellings. 
 
“G1” permits greenbelt lands and hazard lands subject to floodplain regulations.  
 
“RA5-XX” permits Apartment Dwellings, Horizontal Multiple Dwellings and Townhouse 
Dwellings.  
 
“C4 – XX” permits one and two storey mainstreet commercial uses. 
 
“G1-XX” permits greenbelt lands and hazard lands subject to floodplain regulations, parking for 
lands zoned “C4-XX” and a Pergola.  
 

Location of Lands Affected 

North side of Lakeshore Road East, west of Cawthra Road, as shown on the attached Map 

designated as Schedule "A". 

 

Further information regarding this By-law may be obtained from John Hardcastle of the City 

Planning and Building Staff at (905) 615-3200 x.5525.  
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