
DECLARATION 

Section 17 of the Planning Act 

Applicant: Glen Schnarr and Associates Inc. 

Municipality City of Mississauga 

Our File: OPA 71 

I, Sacha Smith, Deputy Clerk, solemnly declare, 

1. That the decision in respect_ of the above-noted matter was made on June 3, 2020 
when By-law Number 0124-2020 was enacted and that notice as required by 
Section 17 of the Planning Act was given on June 12, 2020. 

2. That no appeal to the Local Planning Appeal Tribunal of the decision in respect of 
the above-noted matter was received under Section 17 of the Planning Act within 
the time specified for submitting an appeal. 

And I make this solemn declaration conscientiously believing it to be true and knowing that 
it is of the same force and effect as if made under oath. 

Declared before me 

at the City of Mississauga 

in the Regional Municipality of Peel 

This 3rd day of July, 2020. 

Declarant 
Sacha Smith 



 

 
 

NOTICE OF THE PASSING OF  
AN OFFICIAL PLAN AMENDMENT AND A ZONING BY-LAW  

 
DATE OF NOTICE June 12, 2020 
OPA NUMBER  OPA 71 (By-law 0124-2020) 
ZONING BY-LAW NUMBER 0125-2020 
DATE PASSED BY COUNCIL June 03, 2020 
LAST DATE TO FILE APPEAL July 02, 2020 
FILE NUMBER OZ 14/006  Ward # 7 
APPLICANT Glen Schnarr and Associates Inc. 
PROPERTY LOCATION West side of Confederation Parkway, south of Dundas Street West,  

in the City of Mississauga 
  

TAKE NOTICE that on June 03, 2020 the Council of the Corporation of the City of Mississauga passed the above noted Official 
Plan Amendment OPA #71 and Zoning By-law, under Section 17 or 21 of the Planning Act, R.S.O., 1990, c.P.13, as amended. This 
notice is issued in accordance with Ontario Regulation 149/20 under the Planning Act. 
 
THE PURPOSE AND EFFECT of the Official Plan Amendment is to change the land use designation of the subject lands from 
Residential Low Density II to Mixed Use, and to add a special site to permit townhouses.  
 
The purpose of the Zoning By-law is to permit commercial uses with residential units above the first storey or back to back and 
stacked townhouses.  This By-law amends the zoning of the property outlined on the attached Schedule “A” from “R3” (Detached 
Dwellings – Typical Lots) to “C4-71” (Mainstreet Commercial – Exception).  “R3” permits detached dwellings.  “C4-71” permits 
dwelling units above the first storey of a commercial building or back to back and stacked townhouses, with regulations for side yard 
setbacks, landscaped buffers and parking. 
 
The Zoning By-law shall not come into force until Mississauga Official Plan Amendment Number 71 is in full force and 
effect. 
 
The decision of Council is final if a notice of appeal is not received on or before the last day for filing a notice of appeal. 
 
IF YOU WISH TO APPEAL to the Local Planning Appeal Tribunal a copy of an appeal form is available from the LPAT website at 
elto.gov.on.ca. An appeal must be filed by mail or courier service addressed to the Clerk of the City of Mississauga, Attention: Diana 
Rusnov, 300 City Centre Drive, Mississauga, Ontario L5B 3C1 no later than July 02, 2020. 
 
Only individuals, corporations and public bodies may appeal a by-law to the Local Planning Appeal Tribunal.  A notice of appeal may 
not be filed by an unincorporated association or group.  However, a notice of appeal may be filed in the name of an individual who is 
a member of the association or the group on its behalf. 
 
No person or public body shall be added as a party to the hearing of the appeal unless, before the official plan amendment and/or 
by-law was passed, the person or public body made oral submissions at a public meeting or written submissions to the City of 
Mississauga Council or, in the opinion of the Local Planning Appeal Tribunal, there are reasonable grounds to add the person or 
public body as a party. 

 
The Notice of Appeal must: 
1) set out reasons for the appeal; 
2) be accompanied by the fee in the amount of $300.00 payable to the Minister of Finance, and 
3) be accompanied by a fee of $300.00, payable City of Mississauga. 
4) Four (4) copies of the appeal package. 
 
MORE INFORMATION: A copy of the Official Plan Amendment and Zoning By-law in their entirety can be found at 
www.mississauga.ca/portal/cityhall/publicnotices or from Adam Lucas of the City of Mississauga, Planning and Building 
Department at (905) 615-3200 X 5525. 
 
 
 
Sacha Smith, Manager & Deputy Clerk 
Legislative Services,  
Corporate Services Department 
905-615-3200 X 4516  



 Amendment No. 71 
 
 to 
 
 Mississauga Official Plan 
 
  
  



By-law No. 0 I 2 '-I - 2D 20 

A by-law to Adopt Mississauga Official Plan Amendment No. 71 

WHEREAS in accordance with the provisions of sections 17 or 21 of the 

Planning Act, R.S.O. 1990, c.P.13, as amended, ("Planning Acf') Council may 

adopt an Official Plan or an amendment thereto; 

AND WHEREAS, pursuant to subsection 17(10) of the Planning Act, the 

Ministry of Municipal Affairs authorized the Regional Municipality of Peel 

("Region" or "Regional"), an approval authority, to exempt from its approval any 

or a·ll proposed .Local Municipal Official Plan Amendments; 

-AND WHEREAS, Regional Council passed By-law Number 1-:2000 which 

exempted all Local Municipal Official Plan Amendments adopted by local 

councils in the Region after March 1, 2000, provided that they conform with the 

Regional Official Plan and comply with conditions of exemption; 

AND WHEREAS, the Commissioner of Public Works for the Region has 

advised that, with regard to Amendment No. 71, in his or her opinion the 

amendment conforms with the Regional Official Plan and is exempt; 

AND WHEREAS, Council desires to adopt certain amendments to 

Mississauga Official Plan regarding a change in land use designation on the 

subject lands from Residential Low Density II to Mixed Use, and to add .a Special 

Site within the Cooksville Neighbourhood Character Area; 

NOW THEREFORE the Council of The Corporation of the City of 

Mississauga ENACTS as follows: 

1. The document attached hereto, constituting Amendment No. 71 to 

Mississauga Official Plan, is hereby adopted. 

ENACTED and PASSED this 3 col day of---"'..-~-~~;;_;;___:::_ ____ , 2020. 

Signed_~---------
CLERK 



Amendment No. 71 
 
 to 
 
 Mississauga Official Plan 
 
  
 
 
The following text and Map "A" attached constitute Amendment No. 71. 
 
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 
December 15, 2017 pertaining to this Amendment. 
 



PURPOSE 
 
The purpose of this Amendment is to change the land use designation of the 
subject lands from Residential Low Density II to Mixed Use, and to add a special 
site to permit townhouses. 
 
LOCATION 
 
The lands affected by this Amendment are located on the west side of 
Confederation Parkway, south of Dundas Street West. The subject lands are 
located in the Cooksville 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 Local Planning Appeal 
Tribunal. 
 
The subject lands are designated Residential Low Density II which permits 
detached, semi-detached, duplex, triplex, and street townhouse dwellings. 
 
An Official Plan Amendment is required to permit townhouses and townhouses 
with commercial uses on the ground floor of the subject lands. 
 
The proposed Amendment is acceptable from a planning standpoint and should 
be approved for the following reasons: 
 
1. The compact, mixed use development represents an appropriate form of infill 

at the periphery of the Cooksville Neighbourhood Character Area. 
 
2.  The development represents appropriate residential intensification within the 

built up area. 
 
3. The Mixed Use designation is compatible with the surrounding land uses 

including the future townhouse development to the east and commercial uses 
in detached homes to the north and south. 

 



DETAILS OF THE AMENDMENT AND POLICIES RELATIVE THERETO 
 

 
1. Section 16.6, Cooksville Neighbourhood Character Area, of Mississauga 

Official Plan, is hereby amended by adding Special Site 9 on Map 16-6: 
Cooksville Neighbourhood Character Area in accordance with the Special Site 
Policies. 
 

2. Section 16.6.5, Special Site Policies, Cooksville Neighbourhood Character 
Area, of Mississauga Official Plan, is hereby amended by adding the following: 

 
16.6.5.9 Site 9 
 

 
 
16.6.5.9.1 The lands identified as Special Site 9 are located south of Dundas 
Street West and on the west side of Confederation Parkway. 
 
16.6.5.9.2 Notwithstanding the policies of this Plan, townhouses will be 
permitted on the subject land. 
 

3. Schedule 10, General Land Use Designations of Mississauga Official Plan, is 
hereby amended by changing the land use designation of the subject lands 
from Residential Low Density II to Mixed Use, as shown on Map "A" of this 
Amendment. 

 
  



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 November 22, 2019. 
 
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 14 006 w7.mopa 71.al.jmcc.docx 
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 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 
September 8, 2015 in connection with this proposed Amendment. 
 
No residents expressed interest in this application. 
  



 

Date: December 15, 2017 
 
To: Chair and Members of Planning and Development 

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

Building  

Originator’s file: 
File: OZ 14/006 W7 
 

Meeting date: 
2018/01/15 
 

 

 

Subject 
RECOMMENDATION REPORT (WARD 7) 

Applications to permit 4 three storey live/work townhomes 

2560 and 2564 Confederation Parkway, west side of Confederation Parkway, south of 

Dundas Street West 

Owners: Ahmed Al Sabbagh and Mohammed Albarrak 

File: OZ 14/006 W7 

 

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 14/006 W7, Ahmed Al Sabbagh and Mohammed 

Albarrak, 2560 and 2564 Confederation Parkway to amend Mississauga Official Plan to 

Mixed Use; to change the zoning to C4 – Exception  (Mainstreet Commercial)  to permit 

4 three storey live/work townhomes with the provisions outlined in Appendix 3 be approved. 

 

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. 

 

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 number of units shall remain the same.  

 

4.2 - 1



Planning and Development Committee  2017/12/15 2 

Originator's f ile: OZ 14/006 W7 

 
Report Highlights 
· The applicant has made minor revisions to the proposal to address issues raised by City 

staff during the processing of the applications 

· 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 September 8, 2015 

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

Recommendation PDC-0050-2015 was then adopted by Council on September 16, 2015. 

 

That the report dated August 18, 2015 from the Commissioner of Planning 

and Building regarding the applications by Ahmed Al Sabbagh and 

Mohammed Albarrak to permit 4 three storey live/work townhomes under 

File OZ 14/006 W7, at 2560 and 2564 Confederation Parkway, be received 

for information, and notwithstanding planning protocol, that the 

Recommendation Report be brought directly to a future Council meeting.  

 

There were some technical matters that needed to be resolved and the file was inactive for a 

period of time. Given the amount of time since the public meeting, full notification was provided 

in accordance with the Planning Act and the matter has been brought back to Planning and 

Development Committee.  

 

Comments 
REVISED DEVELOPMENT PROPOSAL 

The applicant has made some minor modifications to the proposed concept plan (see 

Appendix 2) including: 

· Reduction of parking spaces and the addition of a turnaround area 

· Increased setback to Confederation Parkway, decreased rear and north side yard setback 

· Reconfiguration of waste collection area 

 

COMMUNITY COMMENTS 

No community meetings were held, no one spoke at the statutory public meeting and no written 

comments were received by the Planning and Building Department.  

 

UPDATED AGENCY AND CITY DEPARTMENT COMMENTS 

City Transportation and Works Department 

Comments updated December 12, 2017, state that in the event this application is approved  

Council and prior to enactment of the Zoning By-law, the applicant will be required to enter into 

4.2 - 2



Planning and Development Committee  2017/12/15 3 

Originator's f ile: OZ 14/006 W7 

a Development Agreement with the City, provide right-of-way requirements along Confederation 

Pkwy and provide any required securities and fees. Site specific details will be addressed 

through the Site Plan review and approval process. 

 

Region of Peel 

Comments updated December 13, 2017 state that waste collection requirements have been 
satisfied and that site servicing details will be addressed as part of Site Plan review and 
approval.  

 

School Accommodation 

In comments updated December 12, 2017, the Peel District School Board and the Dufferin-Peel 

Catholic District School Board responded that they are satisfied with the current provision of 

educational facilities for the catchment area and, as such, the school accommodation condition 

as required by City of Mississauga Council Resolution 152-98 pertaining to satisfactory 

arrangements regarding the adequate provision and distribution of educational facilities need 

not be applied for this development application. 

 

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.  

 

The proposed development adequately takes into account the existing context and has an 

appropriate transition of built form to adjacent areas. 

 

Official Plan 

The proposal requires an amendment to the Mississauga Official Plan Policies for the Cooksville 

Neighbourhood Character Area. Amendments to the Mississauga Official Plan are required to 

permit the live/work townhomes. Section 19.5.1 of Mississauga Official Plan provides the 

following criteria for evaluating site specific Official Plan Amendments: 

 

4.2 - 3



Planning and Development Committee  2017/12/15 4 

Originator's f ile: OZ 14/006 W7 

· 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 subject site is located within the Cooksville Neighbourhood Character Area. 

Neighbourhoods are to be regarded as stable residential areas where the existing character is 

to be preserved. Intensification within Neighbourhoods may be considered where the proposed 

development is compatible in built form and scale to the surrounding development. The site is 

located in a mixed use, transitional area of the Neighbourhood. Many of the residential homes 

along Confederation Parkway in this area have been converted into commercial, office and 

personal service uses. The Downtown Cooksville Character Area is located directly east of the 

site and contains a further mix of uses including high density apartments, offices and retail 

plazas. The proposed development will provide an appropriate transition between the 

neighbourhood and Downtown Cooksville.  

  

The vacant site across Confederation Parkway to the east has been approved for the 

development of 140 townhomes including 20 live/work townhomes. The proposed live/work 

townhomes are a complementary use that will respect the character and scale of the 

surrounding area.  

 

The proposal meets the built form policies of Mississauga Official Plan by designing principal 

doors facing the street in order to provide access from the public sidewalk. The proposed 

townhomes are within the permitted four storey height that applies to Neighbourhoods and 

represent a moderate form of intensification that is sensitive to the existing and planned 

character.   

 

The proposed live/work townhomes contribute to the diversity of the housing stock and support 

the goal of compact, mixed use development and complete communities. The site is well served 

by transit including MiWay bus Route 28 along Confederation Parkway and is within walking 

distance of additional bus routes along Dundas Street and Hurontario Street and the future 

Hurontario LRT. The proposal will contribute to the pedestrian friendly and transit supportive 

development in the area.  

4.2 - 4
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The proposed concept plan has been reconfigured to accommodate parking, circulation and 

waste disposal. Further details will be determined through the site plan approval process.  

 

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

infrastructure is adequate to support the proposed development.  

 

The applicant has provided a Planning Justification Report in support of the applications that 

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

of the Mississauga Official Plan policies.  

 

Zoning 

The proposed C4-Exception (Mainstreet Commercial) is appropriate to accommodate the 4 

three storey live/work townhomes.  

 

Appendix 3 contains a summary of the proposed site specific zoning provisions.  

 

Site Plan 

Prior to development of the lands, the applicant will be required to obtain Site Plan approval. A 

site plan application has not been submitted to date. 

 

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, waste removal and landscaping. 

 

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 
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 live/work townhomes is consistent with the overall intent, goals and 

objectives of the official plan as the site is located within a transitional area adjacent to the 

Downtown Cooksville. The development will not destabilize the residential neighbourhood 

given the surrounding retail conversions and the future townhome development to the east.  

 

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

accommodate the requested uses. 

 

4.2 - 5
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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 Proposed Zoning Standards 

 

 
 

Edward R. Sajecki, Commissioner of Planning and Building 

 

Prepared by: Aiden Stanley, Development Planner 
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Appendix 3 

Ahmed Al Sabbagh and Mohamm d Albarrak File:  OZ 14/006 W7 

Summary of Existing and Proposed Zoning Provisions 

Existing Zoning By-law Provisions 

R3 (Detached Dwellings – Typical Lots) which permits detached dwellings. 

Proposed Zoning Standards 

The lands are proposed to be zoned C4-Exception (Mainstreet Commercial) to permit 
live/work townhomes in accordance with the following regulations).  

Base C4 (Mainstreet 
Commercial) Zoning By-law 
Standards

Proposed C4 – Exception 
(Mainstreet Commercial 
Exception) Zoning By-law 
Standards

Permitted Uses Retail store, office, 
apartment dwelling, dwelling 
unit located above the first 
storey of a commercial 
building, and other uses 

live/work unit 
horizontal multiple dwelling 

Minimum interior side yard for 
a lot abutting a residential 
zone 

4.5 m (14.8 ft.) 1.2 (3.9 ft.) 

Minimum depth of a 
landscape buffer measured 
from side lot lines 

4.5 m (14.8 ft.) 1.1 m (3.6 ft.) 

Minimum depth of a 
landscape buffer measured 
from rear lot line 

4.5 m (14.8 ft.) 2.7 m (8.9 ft.) 

Note: The provisions listed are based on the applicant's concept plan and are subject to 
revisions as the by-law is finalized. 
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