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The following text constitutes Amendment No. 68. 
 
Also attached but not constituting part of the Amendment are Appendices I 
and II. 
 
Appendix I is a description of the Public Meeting held in connection with this 
Amendment. 
 
Appendix II is a copy of the Planning and Building Department report dated 
June 2, 2017, pertaining to this Amendment. 
 



PURPOSE 
 
The purpose of this Amendment is to permit horizontal multiple dwellings and to 
add a Special Site to the Clarkson - Lorne Park Neighbourhood Character Area. 
 
LOCATION 
 
The lands affected by this Amendment are located at 2210 and 2230 
Bromsgrove Road. The subject lands are located in the Clarkson - Lorne Park 
Neighbourhood Character Area, as identified in Mississauga Official Plan. 
 
BASIS 
 
Mississauga Official Plan came into effect on November 14, 2012, save and 
except for the outstanding site specific appeals to the Ontario Municipal Board. 
 
The subject lands are designated Residential High Density which permits 
apartment dwellings within a density range of 0.5 - 1.0. 
 
The proposed Amendment is to permit horizontal multiple dwellings and to 
remove the existing density range of 0.5 - 1.0, since an increased floor space 
index (FSI) of 1.2 is recommended for this site. 
 
The proposed Amendment is acceptable from a planning standpoint and should 
be approved for the following reasons: 
 
1. The proposed use is compatible with the surrounding land uses, which is 

comprised of a mix of medium and high density residential uses. 
 
2. The development has been designed in a manner that provides an 

appropriate transition in built form. The provided setbacks and layout are 
compatible with the surrounding land uses. 

 
3. The site is located at the periphery of the Major Transit Station Area 

associated with the Clarkson GO Station and therefore additional density is 
warranted in this location. 

 
  



DETAILS OF THE AMENDMENT AND POLICIES RELATIVE THERETO 
 
1. Section 16.5, Clarkson - Lorne Park, of Mississauga Official Plan, is hereby 

amended by adding Special Site 10 on Map 16-5: Clarkson - Lorne Park 
Neighbourhood Character Area in accordance with the Special Site Policies, 
and by removing the floor space index (FSI) range from the subject site. 
 

2. Section 16.5.5, Special Site Policies, Clarkson - Lorne Park Neighbourhood 
Character Area, of Mississauga Official Plan, is hereby amended by adding 
the following: 

  
 16.5.5.10 Site 10 
 

 
 
 16.5.5.10.1  The lands identified as Special Site 10 are located on the south 

side of Bromsgrove Road, west of Southdown Road. 
 
 16.5.5.10.2  Notwithstanding the policies of this Plan, horizontal multiple 

dwellings will be permitted. 
 
 
IMPLEMENTATION 
 
Upon the approval of this Amendment by the Council of the Corporation of the 
City of Mississauga, Mississauga Official Plan will be amended in accordance 
with this Amendment. 
 
The lands will be rezoned to implement this Amendment. 
 
This Amendment has been prepared based on the Office Consolidation of 
Mississauga Official Plan March 13, 2017. 
 
  



INTERPRETATION 
 
The provisions of Mississauga Official Plan, as amended from time to time 
regarding the interpretation of that Plan, will apply in regard to this Amendment. 
 
This Amendment supplements the intent and policies of Mississauga Official 
Plan. 
 
 
 
 
 
 
 
http://teamsites.mississauga.ca/sites/18/mopa/oz 15 011 w2 mopa 68.ar.jmcc.docx 

 
 



 APPENDIX I 
 
 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 
October 11, 2016 in connection with this proposed Amendment. 
 
One area resident was in attendance at the October 11, 2016, Planning and 
Development Committee Meeting and raised an issue regarding land 
contamination and remediation. The necessary remediation has occurred and 
Records of Site Condition have been issued for both properties. 
 
  



 

Date: June 2, 2017 
 
To: Chair and Members of Planning and Development 

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

Building  

Originator’s file: 
OZ 15/011 W2 
 

Meeting date: 
2017/06/26 
 

 

 

Subject 
RECOMMENDATION REPORT (WARD 2) 

Applications to permit 104 horizontal multiple dwellings (back to back townhouses) on a 

private condominium road 

2210 and 2230 Bromsgrove Road, south side of Bromsgrove Road, west of Southdown 

Road 

Owner: United Lands Corporation (Bromsgrove) 

File: OZ 15/011 W2 

 

Recommendation 
1. That notwithstanding that subsequent to the public meeting, changes to the applications 

have been proposed, Council considers that the changes do not require further notice and, 

therefore, pursuant to the provisions of subsection 34(17) of the Planning Act, any further 

notice regarding the proposed amendment is hereby waived. 

 

2. That the applications under File OZ 15/011 W2, 2210 and 2230 Bromsgrove Road to 

amend Mississauga Official Plan to Residential High Density – Special Site; to change 

the zoning to RM9 – Exception (Horizontal Multiple Dwellings with more than 6 

dwelling units) to permit 104 horizontal multiple dwellings on a private condominium road 

in conformity with the provisions outlined in Appendix 4, be approved subject to the 

conditions referenced in the staff report. 

 

3. That the applicant agrees to satisfy all the requirements of the City and any other external 

agency concerned with the development. 

 

4. That the decision of Council for approval of the rezoning application be considered null and 

void, and a new development application be required unless a zoning by-law is passed 

within 18 months of the Council decision. 
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5. Notwithstanding subsection 45.1.3 of the Planning Act, subsequent to Council approval of 

the development application, the applicant can apply for a minor variance application, 

provided that the height and FSI shall remain the same. 

 

 
Report Highlights 
• Comments were received from the public regarding parking, soil contamination, 

adequacy of servicing, proximity to the rail line, and traffic 

• The applicant has made minor revisions to the proposal to address issues raised by 

staff, including minor modifications to internal setbacks, improvements to the proposed 

grading design, addition of a garbage area enclosure and garbage chutes throughout the 

development, and the consolidation of parking garages on-site 

• Staff are satisfied with the changes to the proposal and find it to be acceptable from a 

planning standpoint, and recommend that the applications be approved 

 

Background 
A public meeting was held by the Planning and Development Committee on October 11, 2016, 

at which time an Information Report (Appendix 1) was received for information. 

Recommendation PDC-0072-2016 was then adopted by Council on October 26, 2016. 

 

That the report dated September 20, 2016, from the Commissioner of Planning and 

Building regarding the applications by United Lands Corporation (Bromsgrove) to 

permit 104 back to back townhouses on a private condominium road under file     

OZ 15/011 W2, 2210 and 2230 Bromsgrove Road, be received for information.  

 

Comments 
See Appendix 1 – Information Report prepared by the Planning and Building Department.  

 

REVISED DEVELOPMENT PROPOSAL 

The applicant has made some minor modifications to the proposed concept plan including: 

 

• Minor modifications to internal setbacks  

• Modifications to the proposed grading design to reduce the overall height of required 

retaining walls and the number of stairs  

• Addition of an enclosure around the proposed garbage area and the introduction of garbage 

chutes throughout the site to facilitate waste collection and screen undesirable views 

• Slight reconfiguration of the proposed underground parking garage to provide two distinct 

garages for the two halves of the development (separated by the internal road). This reduces 

the number of overhead doors throughout the development thus minimizing conflicts between 

vehicles and pedestrians 
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COMMUNITY COMMENTS 

The issues below were raised by residents at the October 11, 2016 public meeting and the 

community meeting held on March 10, 2016 by Ward 2 Councillor Karen Ras. 

 

Comment 

The number of proposed parking spaces is insufficient given that most households have two 

cars.  

 

Response 

The zoning by-law requirement is for 208 parking spaces (including 182 resident spaces and 26 

visitor spaces) for the proposed development. The applicant is proposing 171 parking spaces 

(150 resident spaces and 21 visitor spaces). A Parking Study was submitted and deemed to be 

acceptable. Further comments regarding parking are included in the Planning Comments 

section of this report.  

 

Comment 

Given the previous industrial use of the lands, are there any contamination issues? 

 

Response 

Comments from the Transportation and Works Department regarding the Environmental Site 

Assessment are included in the Updated Agency and City Department section of this report.  

 

Comment 

Is there adequate sanitary and storm sewer capacity available for the proposed development? 

 

Response 

Comments from the Transportation and Works Department and Region of Peel regarding 

servicing availability and capacity are included in the Updated Agency and City Department 

section of this report.  

 

Comment 

Are the proposed units sufficiently set back from the railway? 

 

Response 

The typical setback from the rail corridor for a residential development is 30 m (98.4 ft.). 

Comments from GO Transit/Metrolinx indicate that they are satisfied with the reduced setback 

of 28.6 m (93.8 ft.) and the proposed safety barrier.  

 

Comment 

How will the proposed development impact traffic on Bromsgrove Road? 
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Response 

Comments from the Transportation and Works Department regarding traffic volume are included 

in the Updated Agency and City Departments section of this report.  

 

UPDATED AGENCY AND CITY DEPARTMENT COMMENTS 

City Transportation and Works Department (T&W) 

Comments updated May 9, 2017 from T&W confirm receipt of an Environmental Noise and 

Vibration Study, Functional Servicing Report, Traffic Impact Study, Conceptual Grading and 

Servicing Plans, Easement Plan, Phase I and 2 Environmental Site Assessments (ESA). 

 

Notwithstanding the findings of these reports and drawings, the applicant has been requested to 

further address site specific details and provide additional technical details as part of the Site 

Plan review and approval process. 

 

In the event these applications are approved by Council, the applicant will be required to enter 

into a Development Agreement with the City, provide a Phase 1 ESA Letter of Reliance, obtain 

approval from Metrolinx and provide any necessary easements, securities and fees. 

 

Region of Peel 

Comments updated May 1, 2017 state that the Region has no objections to these applications. 

A satisfactory Functional Servicing Report has been submitted and accepted by the Region. 

Additional materials will be required and reviewed through the Site Plan process.  

 

PLANNING COMMENTS 

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

The Provincial Policy Statement (PPS) contains the Province's policies concerning land use 

planning for Ontario. All planning decisions are required to be consistent with these policies. 

The PPS encourages intensification of land within urban areas, promotes efficient use of 

infrastructure and public facilities, encourages mixed use developments and the support of 

public transit. 

 

The Provincial Growth Plan for the Greater Golden Horseshoe (Growth Plan) directs 

municipalities to "identify the appropriate type and scale of development in intensification 

areas". It states that intensification areas will be planned and designed to "achieve an 

appropriate transition of built form to adjacent areas". The PPS and Growth Plan indicate that 

development must be governed by appropriate standards including density and scale. These 

policies are implemented through Mississauga's Official Plan.  

 

A portion of the site is located within the Major Transit Station Area (MTSA) for the Clarkson GO 

Station, which is an Intensification Area in MOP. The proposed horizontal multiple dwelling 

development represents an appropriate level of intensification and is consistent with the policies 

of the PPS and Growth Plan. The proposed development adequately takes into account the 
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existing context and provides an appropriate transition of built form to adjacent areas as 

referenced in the Official Plan section below. 

 

Official Plan 

The proposal requires an amendment to the Mississauga Official Plan (MOP) Policies for the 

Clarkson-Lorne Park Neighbourhood Character Area to permit 104 horizontal multiple dwellings 

with a Floor Space Index (FSI) of 1.2. Section 19.5.1 of Mississauga Official Plan provides the 

following criteria for evaluating site specific official plan amendments: 

 

• Will the proposal adversely impact or destabilize the overall intent, goals and 

objectives of the Official Plan; and the development or functioning of the remaining 

lands which have the same designation, or neighbouring lands? 

• Are the lands suitable for the proposed uses, and are the proposed land uses 

compatible with existing and future uses of the surrounding lands? 

• Are there adequate engineering services, community infrastructure and multi-modal 

transportation systems to support the proposed application? 

• Has a planning rationale with reference to Mississauga Official Plan policies, other 

relevant policies, good planning principles and the merits of the proposed 

amendment in comparison with the existing designation been provided by the 

applicant? 

 

Planning staff have undertaken an evaluation of the criteria against this proposed development 

application.  

 

The site is in the Clarkson-Lorne Park Neighbourhood Character Area, which is generally 

characterized as a stable residential neighbourhood. According to the City Structure policies of 

MOP, Neighbourhoods are not intended to be the focus for intensification but it is recognized 

that these areas are not meant to be static and that new development need not imitate previous 

development patterns. Where new development is proposed, it should be sensitive to the 

existing and planned character of the Neighbourhood and should be located in specific areas. In 

addition to being located within a Neighbourhood, the development site is also in proximity to 

the Clarkson GO Station, which is an Intensification Area in MOP. These areas are intended to 

accommodate a mix of medium and high density housing, as well as a mix of uses that can 

maximize existing infrastructure and benefit from the proximity to existing and planned transit.  

 

The area is somewhat unique as it is isolated from the lower density residential uses (i.e. 

detached, semi-detached and townhouses) north of the Hydro Corridor, on the north side of 

Bromsgrove Road. The site is an assembly of two of the only three non-residential properties in 

the immediate area, north of the rail corridor, and is partially within the 500 m (1,640 ft.) radius 

of the Clarkson GO Station. The lands are designated Residential High Density which permits 

apartment dwellings at a maximum Floor Space Index (FSI) of 1.0. The current designation and 

the location of the property are important factors in evaluating the appropriateness of the 

proposed development. The proposed horizontal multiple dwellings and increased FSI on lands 
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designated for high density residential uses and located in a MTSA will not adversely impact or 

destabilize the overall goals and objectives of MOP.  

 

The adjacent site to the east at 2200 Bromsgrove Road is currently occupied by a non-

residential use and is similarly designated Residential High Density with a maximum FSI of 

1.0. Official plan amendment and rezoning applications have been submitted for this property to 

permit 84 horizontal multiple dwellings (back to back stacked townhouses). The proposed 

development does not impede the redevelopment or functioning of this adjacent property.  

 

The property to the west is occupied by 4 storey apartment buildings with surface parking.  As 

noted above, the site to the east is proposed to be developed with 3 ½ storey horizontal multiple 

dwellings. Further east are 4 storey horizontal multiple dwellings and a 12 storey apartment 

building. The proposed 3 storey horizontal multiple dwellings are compatible with and will 

provide an appropriate transition to the existing and planned developments in the immediate 

area. The upper floors of each building have been stepped back to accommodate private 

amenity space, minimize overlook conditions and maximize sun exposure to adjacent properties 

and open spaces on-site. 

 

The proposed development has been thoughtfully designed by considering existing site 

conditions and the surrounding context. Located in an MTSA, the proposed built form is more 

compact with setbacks that are considered to be adequate given the surrounding land uses. 

Overlook conditions have been addressed through the stepping back of upper floors. Building 

blocks have been sited to face Bromsgrove Road and the internal private condominium road to 

enhance the character of the street and define street edges.  

 

The back to back configuration of units, fronting onto internal mews, promotes social interaction 

and encourages comfortable and safe pedestrian circulation between blocks. Pedestrian 

connectivity is further enhanced through a continuous pedestrian sidewalk throughout the 

development and the integration of a proposed walkway in the southeast corner of the site, 

connecting to the future redevelopment of the adjacent property at 2200 Bromsgrove Road. This 

walkway is intended to be a continuation of the existing pedestrian walkway along the south 

portion of 2170 Bromsgrove Road (further east), which extends to the Clarkson GO Station 

parking lot.  

 

The majority of parking is proposed underground and all surface parking is located internal to 

the site, away from Bromsgrove Road. Although the proposed parking rates are reduced from 

what is required under the zoning by-law, Planning staff are satisfied with the reduction given 

the proximity to the Clarkson GO Station and the availability of transit service in the area. Also, 

the proposed rates reflect parking rates that have been approved for similar developments 

elsewhere in the City.  

 

Based on the comments received from the applicable City departments and external agencies, 

the existing infrastructure is adequate to support the proposed development.  
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The applicant has provided a Planning Justification Report in support of the applications that 

has adequately demonstrated that the proposal represents good planning and is consistent with 

the intent of the MOP policies.  

 

Zoning 

The proposed RM9-Exception (Horizontal Multiple Dwelling – with more than 6 dwelling 

units) zone is appropriate to accommodate the proposed 104 horizontal multiple dwelling 

development. Appendix 4 contains a summary of the proposed site specific zoning provisions.  

 

Bonus Zoning 

Council adopted Corporate Policy and Procedure 07-03-01 – Bonus Zoning on 

September 26, 2012. In accordance with Section 37 of the Planning Act and policies contained 

in the official plan, this policy enables the City to secure community benefits when increases in 

permitted height and/or density are deemed to be good planning by Council through the 

approval of a development application.  

 

In this instance, the minimum thresholds of the Corporate Policy and Procedure are satisfied; 

however, this is only as a result of the site’s net lot area stemming from a required land 

dedication to accommodate a road widening along Bromsgrove Road. The gross lot area does 

not result in an increased density that satisfies the minimum thresholds in the Bonus Zoning 

Corporate Policy and Procedure. As a result, a Section 37 contribution will not be pursued for 

the proposed development.  

 

Site Plan 

Prior to development of the lands, the applicant will be required to obtain site plan approval. A 

site plan application has been submitted for the proposed development.  

 

While the applicant has worked with City departments to address many site plan related issues 

through review of the rezoning concept plan, further revisions will be needed to address matters 

such as architectural elements, landscaping, detailed grading, the design of noise mitigation 

features and site circulation.  

 

Financial Impact 
Development charges will be payable in keeping with the requirements of the Development 

Charges By-law of the City. Also, the financial requirements of any other commenting agency 

must be met. 

 

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

determine if further public notice is required.  Since the requested revisions to the applications 
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are not considered major changes to the development, it is recommended that no further public 

notice be required. 

 

The proposed official plan amendment and rezoning are acceptable from a planning standpoint 

and should be approved for the following reasons: 

 

1. The proposal for 104 horizontal multiple dwellings on a private condominium road is 

consistent with the overall intent, goals and objectives of the official plan as the site is 

located within the Clarkson GO Station MTSA and will not destabilize the surrounding 

residential neighbourhood which consists of a range of horizontal multiple dwellings and 

apartment buildings.  

 

2. The proposed built form is compatible with the surrounding land uses and has been 

designed to minimize impacts on adjacent properties. Building heights and setbacks are 

appropriate and consistent with the existing and planned developments in the immediate 

area.  

 

3. The proposed official plan provisions and zoning standards, as identified, are appropriate to 

accommodate the requested uses. 

 

Should the applications be approved by Council, the implementing official plan amendment and 

zoning by-law will be brought forward to Council at a future date. 

 

Attachments 
Appendix 1: Information Report 

Appendix 2: Revised Concept Plan 

Appendix 3: Revised Elevations 

Appendix 4: Revised Summary of Existing and Proposed Zoning Provisions 

 

 

 

 

 

 

 

 

Edward R. Sajecki, Commissioner of Planning and Building 

 

Prepared by: Ashlee Rivet, Development Planner 
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Revised Concept Plan 
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Revised Elevations 
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