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DECLARATION 

Section 17 of the Planning Act 

Applicant: 

Municipality 

Our File: 

Urban _Strategies 

City of Mississauga 

OPA 177 

I, Sacha Smith, Deputy Clerk, solemnly declare, 

1. That the decision in respect of the above-noted matter was made on December 11 , 
2024 when By-law Number 0229-2024 was enacted and that notice as required by 
Section 17 of the Planning Act was given on December 19, 2024. 

2. That no appeal to the Ontario Land 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 9th day of January, 2025 

Michelle Deni~'S(listra, a Commissioner, etc., 
Province of Ontario, for the 
Corporation of the City of Mississauga. 
Expires November 29, 2027. 

)~~ 
Declarant 

Sacha Smith, Manager & Deputy Clerk 
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NOTICE OF PASSING OF AN OFFICIAL PLAN AMENDMENT 
Subsection 17(24) of the Planning Act 

DATE OF NOTICE December 19, 2024 
OPA NUMBER OPA 177 (By-law 0229-2024) 
DATE PASSED BY COUNCIL December 11, 2024 
LAST DATE TO FILE APPEAL January 08, 2025 
FILE NUMBER OPA 22-29 Ward 4 
APPLICANT Urban Strategies 
PROPERTY LOCATION North side of Rathburn Road West, east of Confederation 

Parkway, the southeast corner of Rathburn Road West and Duke 
of York Boulevard, and the southwest corner of City Centre Drive 
and Kariya Gate. The subject lands are located in the Downtown 
Core Local Area Plan Character Area, as identified in 
Mississauga Official Plan. 
99, 189, 199, 209, 219, 299 and 309 Rathburn Road West,  
97 and 100 City Centre Drive 

A decision was made on the date noted above to approve Official Plan Amendment Number 177 to the 
Mississauga Official Plan for the City of Mississauga as adopted by By-law 0229-2024. Council has 
considered the written and oral submissions from the public on this matter. 

THE PURPOSE AND EFFECT of this amendment is to change the land use designation of portions 
of the subject lands from Office to Downtown Mixed Use and from Office to Public Open Space to expand 
residential permissions and to designate a portion of a block as public open space. This Amendment also 
makes changes to the Special Site 12 map and policies, and adds Special Sites 16, 17 and 18 maps and 
policies to the Downtown Core Local Area Plan to establish minimum non-residential and office 
requirements, require public open space, and to permit science and technology facilities. A copy of By-
Law 0229-2024 adopting this Amendment is attached.  

WHEN THE DECISION IS FINAL 
The proposed official plan amendment is exempt from approval by the Minister of Municipal Affairs and 
Housing. The decision of the City of Mississauga is final if a Notice of Appeal is not received on or before 
the last date of appeal noted above. 

IF YOU WISH TO APPEAL a copy of an appeal form is available from the Ontario Land Tribunal (OLT) 
website at https://olt.gov.on.ca/. An appeal may be filed using the OLT e-file service https://olt.gov.on.ca/e-
file-service/  (first-time users will need to register for a My Ontario Account) by selecting Mississauga 
(City): Clerk and Secretary–Treasurer  as the Approval Authority.  Alternatively, you may submit an 
appeal to the City Clerk in person or by registered mail/courier addressed to the City Clerk, City of 
Mississauga, Attention: Diana Rusnov, 300 City Centre Drive, 2nd Floor, Mississauga, ON L5B 3C1 no 
later than 4:30pm on January 8, 2025.  The filing of an appeal after 4:30pm will be deemed to have been 
received the next business day. If the e-file service is down, you can submit your appeal to 
city.clerk@mississauga.ca . An appeal will be processed once all fees are received.   

 WHO CAN FILE AN APPEAL 
Only the applicant, the Minister, or an owner of land affected by the planning application, a specified 
person or a public body who made written or oral submissions to the Council of the City of Mississauga 
prior to Council’s decision may appeal a decision of the City of Mississauga to the Ontario Land Tribunal. 

No person or public body shall be added as a party to the hearing of the appeal unless, before the plan 
was adopted, the person or public body made oral submissions at a public meeting or written 
submissions to the Council of the City of Mississauga or, in the opinion of the Ontario Land Tribunal, 
there are reasonable grounds to add the person or public body as a party. 

https://olt.gov.on.ca/
https://olt.gov.on.ca/e-file-service/
https://olt.gov.on.ca/e-file-service/
mailto:city.clerk@mississauga.ca
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The Notice of Appeal must: 
 
1. set out the reasons for the appeal and the specific part of the proposed official plan amendment to 

which the appeal applies; 
2. be accompanied by the fee prescribed under the Ontario Land Tribunal Act in the amount of 

$1,100.00 per application, payable to the Minister of Finance. Payment can be made directly to the 
OLT if using the e-file service to file an appeal or by certified cheque or money order if filing with the 
City Clerk. (An appellant may request a reduction of the filing fee to $400.00. The request for a 
reduction of the filing fee must be made at the time of filing the appeal. For more information and a 
copy of the OLT Fee Schedule go to https://olt.gov.on.ca/appeals-process/fee-chart/.)  

3. include the processing fee prescribed under the User Fees and Charges By-law in the amount of 
$319.30 per application, payable by certified cheque to the City of Mississauga. Effective January 1, 
2025, the fee for each application will increase to $328.88. This fee must be paid directly to the 
City of Mississauga in person, or by mail/courier, in addition to the OLT fee (Minister of Finance). 

 
MORE INFORMATION 
A copy of this amendment in its entirety can be found at www.mississauga.ca/portal/cityhall/publicnotices, 
or from Jonathan Famme of the City of Mississauga, Planning and Building Department at (905) 615-
3200 ext. 4229. 
 
 
 
 
 
 
Sacha Smith, 
Manager/Deputy Clerk 
Secretariat and Access & Privacy 
300 City Centre Drive, Mississauga ON L5B 3C1 

https://olt.gov.on.ca/wp-content/uploads/2023/02/OLT-_-Request-for-Lower-Fee-Form.html
https://olt.gov.on.ca/appeals-process/fee-chart/
http://www.mississauga.ca/portal/cityhall/publicnotices


Amendment No. 177 

to 

Mississauga Official Plan 



By-law No. ol-19 ,, M 4 
A by-law to Adopt Mississauga Official Plan Amendment No. 177 

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 Act") Council may 

adopt an official plan amendment thereto; 

AND WHEREAS in accordance with O Reg 525/97, an official plan 

amendment is exempt from the approval of the Minister of Municipal Affairs and 

Housing; 

AND WHEREAS, Council desires to adopt certain amendments to 

Mississauga Official Plan regarding policy changes and mapping modifications 

within the Downtown Core Local Area Plan and Schedule 10, Land Use 

Designations and Protected Major Transit Station Area (PMTSA) - Schedule 11j 

(Hurontario LRT - Downtown) - Land Use Schedule, of Mississauga Official Plan; 

NOW THEREFORE the Council of The Corporation of the City of 

Mississauga ENACTS as follows: 

1. The document attached hereto, constituting Amendment No. 177 to 

Mississauga Official Plan, is hereby adopted. 

ENACTED and PASSED this Jt__ day of Tu:e:CO ber , 2024. 

Signed __ C~~~LJt~-,c::lll.l..,..c~~Q~, 
MAYOR 

Signed-~---· ---'----·---
CLERK 



Amendment No. 177 
 
 to 
 
 Mississauga Official Plan 
 
  
 
 
The following text and Maps "A" and "B" attached constitute Amendment 
No. 177. 
 
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 
August 28, 2024, pertaining to this Amendment. 
 



PURPOSE 
 
The purpose of this Amendment is to change the land use designation of portions 
of the subject lands from Office to Downtown Mixed Use and from Office to 
Public Open Space to expand residential permissions and to designate a portion 
of a block as public open space. 
 
This Amendment also makes changes to the Special Site 12 map and policies, 
and adds Special Sites 16, 17 and 18 maps and policies to the Downtown Core 
Local Area Plan to establish minimum non-residential and office requirements, 
require public open space, and to permit science and technology facilities. 
 
LOCATION 
 
The lands affected by this Amendment are located on the north side of Rathburn 
Road West, east of Confederation Parkway, the southeast corner of Rathburn 
Road West and Duke of York Boulevard, and the southwest corner of City Centre 
Drive and Kariya Gate. The subject lands are located in the Downtown Core 
Local Area Plan 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 Land Tribunal. 
 
The subject lands are designated Office, Public Open Space, Downtown Core 
Mixed Use and Downtown Mixed Use.  The Office designated lands are subject 
to Special Site 12 policies. 
 
The Office designation permits major office, secondary office, accessory uses, 
hospital, post-secondary educational facility and overnight accommodation uses, 
while Special Site 12 permits apartment dwellings provided they are part of an 
office, medical office, hospital, university/college or overnight accommodation 
development application or any combination thereof to a maximum of 20% of the 
total gross floor area, and states that the size and configuration of the park on the 
northeast corner of Rathburn Road West and Living Arts Drive will be determined 
through the development application process. 
 
The Public Open Space designation permits parkland, community gardening, 
agriculture demonstration site, cemetery, conservation, golf course, nursery 
gardening, recreational facility, stormwater retention and stormwater quality pond 
and accessory uses. 
 
The Downtown Core Mixed Use designation permits apartment, commercial 
parking facility, financial institution, hospital, long-term care building, major office, 
makerspaces, overnight accommodation, personal service establishment, 
post-secondary educational facility, residential uses associated with an 
institutional use, restaurant, retail store, retirement building, secondary office, 
and townhouses accessory to apartment uses, and will accommodate the highest 
concentration of retail commercial activities in the city in addition to a mix of other 
land uses. 
  



The Downtown Mixed Use designation permits apartment, car share facilities, 
commercial parking facility, hospital, long-term care building, major office, 
makerspaces, overnight accommodation, post-secondary educational facility, 
residential uses associated with an institutional use, retirement building, 
secondary office, townhouses accessory to an apartment and accessory 
commercial uses, retail store, personal service, restaurant and financial 
institution uses. 
 
The Official Plan Amendment is required to increase the residential permissions 
on a portion of the subject lands, to designate other lands Public Open Space, to 
establish minimum non-residential and office requirements on certain lands, and 
to permit science and technology facilities within the remaining Office designated 
lands. 
 
The proposed Amendment is acceptable from a planning standpoint and should 
be approved for the following reasons: 
 
1. The proposed amendments have regard to matters of provincial interest as 

set out in the Planning Act, are consistent with the Provincial Planning 
Statement (2024), the former Region of Peel Official Plan (2022) now part of 
Mississauga Official Plan, and with the vision, goals and objectives of 
Mississauga Official Plan (2012) and the Downtown Core Local Area Plan 
(2020). 

 
2. The amendments protect and maintain the majority of the Office designated 

lands, provide for a diverse economic base with the addition of science and 
technology facility uses, and adds office and commercial requirements in key 
locations to enliven and activate the downtown. 

 
3. The amendments will provide components required for a complete 

community, including open space, residential, commercial and office uses. 
  



DETAILS OF THE AMENDMENT AND POLICIES RELATIVE THERETO 
 
1. Section 4.3.4, Rathburn District, of the Downtown Core Local Area Plan, is 

hereby amended by deleting the first paragraph and replacing it with the 
following: 
 
The Rathburn District will intensify over the long-term with a mix of 
residential and commercial uses, with an emphasis on office and 
employment uses that can leverage a well-designed, efficient, comfortable 
pedestrian amenities and access to future higher-order transit. Visibility and 
access to Highway 403 and transit make this a prestigious office district with 
a complementary mix of residential, commercial and open space uses. 

 
2. Section 12.0, Special Site Policies, Downtown Core Local Area Plan, of 

Mississauga Official Plan, is hereby amended by deleting and replacing the 
Special Site 12 map, and by adding Special Sites 16, 17 and 18 on Map 4: 
Location of Special Sites within the Downtown Local Area Plan, in 
accordance with the Special Site Policies. 

 
3. Section 12.0, Special Site Policies, Downtown Core Local Area Plan, of 

Mississauga Official Plan, is hereby amended by deleting the Special Site 12 
map and policies and replacing with the following: 
 
12.12 Site 12 
 

 
 
12.12.1  The lands identified as Special Site 12 are located north of 
Rathburn Road West, east of Duke of York Boulevard and south of 
Centre View Drive. 
  



12.12.2  Notwithstanding the provisions of this Plan, apartment dwellings will 
be permitted, provided they do not exceed 20% of the total gross floor area 
of a development application that includes an office, medical office, hospital, 
university/college, or overnight accommodation, science and technology 
facility or any combination thereof. 
 
12.12.3  In addition to the uses permitted in the Office designation, science 
and technology facilities will be permitted. 
 
12.12.4  The lands identified as Area A will be required to provide a Public 
Open Space comprising a minimum area of 0.92 ha in conjunction with any 
development of the lands. 

 
5. Section 12.0, Special Site Policies, Downtown Core Local Area Plan, of 

Mississauga Official Plan, is hereby amended by adding the following: 
 
12.16 Site 16 
 

 
 
12.16.1  The lands identified as Special Site 16 are located north of 
Rathburn Road West, east of Confederation Parkway, south of Centre View 
Drive and west of Duke of York Boulevard. 
 
12.16.2  In addition to the policies of this Plan, redevelopment of this site will 
include, at full build-out, a minimum non-residential gross floor area of 
8 935 m2, which may be incorporated in mixed use buildings or within 
separate buildings. 
 
12.16.3  The size and configuration of the Public Open Space on the 
northeast corner of Rathburn Road West and Living Arts Drive will be 
determined through the development application process. 
  



6. Section 12.0, Special Site Policies, Downtown Core Local Area Plan, of 
Mississauga Official Plan, is hereby amended by adding the following: 
 
12.17 Site 17 
 

 
 
12.17.1  The lands identified as Special Site 17 are located south of 
Rathburn Road West, east of Duke of York Boulevard and north of 
Square One Drive. 
 
12.17.2  In addition to the policies of the Downtown Core Mixed Use 
designation, the following will apply: 
 
a. redevelopment of the site will include, at full build-out, a minimum office 

gross floor area of 3 142 m2, which may be incorporated in mixed use 
buildings, and must be located above the first storey. 

 
b. the minimum required office space may include major office, secondary 

office, or post-secondary educational facilities. 
  



7. Section 12.0, Special Site Policies, Downtown Core Local Area Plan, of 
Mississauga Official Plan, is hereby amended by adding the following: 
 
12.18 Site 18 
 

 
 
12.18.1  The lands identified as Special Site 18 are located south of City 
Centre Drive, west of Kariya Gate and north of Burnhamthorpe Road West. 
 
12.18.2  In addition to the policies of the Downtown Mixed Use designation, 
the following will apply: 
 
a. redevelopment of the site will include, at full build-out, a minimum office 

gross floor area of 1 858 m2, which may be incorporated in mixed use 
buildings, and must be located above the first storey. 

 
b. the minimum required office space may include major office, secondary 

office, or post-secondary educational facilities. 
 
8. Schedule 10, Land Use Designations, of Mississauga Official Plan, is hereby 

amended by changing the land use designation of the subject lands from 
Office to Downtown Mixed Use and Public Open Space, as shown on 
Map "A" of this Amendment. 

 
9. Protected Major Transit Station Area (PMTSA) - Schedule 11j (Hurontario 

LRT - Downtown) - Land Use Schedule, of Mississauga Official Plan, is 
hereby amended by changing the land use designation of the subject lands 
from Office to Downtown Mixed Use and Public Open Space, as shown on 
Map "B" 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 dated August 7, 2024. 
 
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/opa 22-29 w4.mopa 177.jf.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 16, 2024 in connection with this proposed Amendment. 
 
There was one resident deputation who raised concerns with density, traffic and 
crime within the Downtown Core. The concerns were noted and received. 
  



 

 

Subject 
PUBLIC MEETING INFORMATION/RECOMMENDATION REPORT (WARD 4) 
Official Plan Amendment to permit expanded residential permissions, establish minimum 
non-residential and office requirements, permit science and technology facility uses, and 
designate a public open space block 
99, 189, 199, 209, 219, 299 and 309 Rathburn Road West, 97 and 100 City Centre Drive, 
North Side of Rathburn Road West, east of Confederation Parkway, southeast corner of 
Rathburn Road West and Duke of York Boulevard, and southwest corner of City Centre 
Drive and Kariya Gate 
Owner: OPG SQ1 Holdings Inc., ARI SQ1 Holdings Inc., OMERS Realty Management 
Corporation, and Square One Property Corporation 
File: OPA 22-29 W4 
 

Recommendation 
That City Council amend Mississauga Official Plan to Downtown Mixed Use - Site 16, Public 
Open Space, Office - Site 12, as amended, Downtown Core Mixed Use – Site 17, and 
Downtown Mixed Use – Site 18 for 99, 189, 199, 209, 219, 299 and 309 Rathburn Road West, 
97 and 100 City Centre Drive, in accordance with the provisions contained in the staff report 
dated August 28, 2024, from the Commissioner of Planning and Building. 
 

Executive Summary 
  The application is to amend Mississauga Official Plan to permit expanded residential 

permissions, establish minimum non-residential and office requirements, permit science 
and technology facility uses, and designate a public open space block. 

 The applicant has made revisions to the proposal to address issues raised by staff and 
agencies including the designation of a park block, provision of a minimum amount of 

Date: August 28, 2024 
 
To: Chair and Members of Planning and Development 

Committee 
 
From: Andrew Whittemore, M.U.R.P., Commissioner of 

Planning & Building 

Originator’s file: 
OPA 22-29 W4 
 

Meeting date: 
September 16, 2024 
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Originator’s file: OPA 22-29 W4 

 

office on key sites outside of the Rathburn District to off-set the loss of designated office 
lands, and provide an option for a school site. 

 Council Resolution 0152-1998 regarding school accommodation does not apply to a 
stand-alone official plan amendment application. Further discussions with Peel District 
School Board can occur through a future rezoning application, which will be required 
prior to any residential development occurring on the lands. 

 Staff are satisfied with the changes to the proposal and find them to be acceptable from 
a planning standpoint, and recommend that the application be approved 

Background 
The official plan amendment application was deemed complete on January 17, 2023 and 
subsequently circulated for technical comments. The purpose of this report is to provide 
information on the application and to provide a detailed planning analysis, including 
recommendations for the Planning and Development Committee’s consideration. 

Present Status 
1. Site Information 

(a) Site Location and Description 

The subject lands are predominantly located on the north side of Rathburn Road West, east 
of Confederation Parkway, with additional policy amendments for the lands at the southeast 
corner of Rathburn Road West and Duke of York Boulevard and at the southwest corner of 
City Centre Drive and Kariya Gate, in the Downtown Core Character Area. The lands north 
of Rathburn Road West are comprised of a movie theatre complex, surface parking lots, one 
storey restaurants, retail buildings and an arcade/entertainment complex with a go-kart 
track. The lands at the southeast corner of Rathburn Road West and Duke of York 
Boulevard are comprised of a surface parking lot for Square One Mall, while the lands at the 
southwest corner of City Centre Drive and Kariya Gate are currently vacant. 
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Aerial Photo of Subject Lands 
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Photo of Existing Site Condition – lands north of Rathburn Road West 
(view facing northeast from Rathburn Road West and Confederation Parkway) 

 

Photo of Existing Site Condition – lands north of Rathburn Road West 
(view facing northeast from Rathburn Road West and Duke of York Boulevard) 
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Site History. 
 April 28, 2010 – Council received the Downtown21 Master Plan which put forward a 

vision for the transformation of the Downtown Core from a suburban, car-oriented 
centre into a downtown that is truly urban. 

 March 6, 2013 – Council enacted and passed MOPA 8 and Zoning By-law 
0050-2013 to implement the Downtown21 Master Plan, which designated the lands 
north of Rathburn as Office. 

 April 9, 2013 – MOPA 8 and Zoning By-law 0050-2013 were appealed by Oxford and 
other landowners. 

 May 6, 2020 – Council enacted and passed Zoning By-law 0099-2020 to implement 
reduced parking requirements and shared parking permissions for the subject lands, 
as proposed through the rezoning application under file OZ 19/005 W4. 

 June 8, 2020 – Local Planning Appeal Tribunal (now Ontario Land Tribunal) issued 
Order approving MOPA 8 and By-law 0050-2013 with revisions resulting from 
settlement discussions. 

(b) Site Context 
The subject lands are located in the Downtown Core Character Area. The surrounding area 
contains a mix of residential and commercial uses, Square One mall and a large amount of 
surface parking. Mississauga’s Downtown Core is evolving from a suburban car-oriented 
centre into a vibrant, urban downtown that serves as the commercial, business and cultural 
centre of Mississauga. The Downtown Core consists of high density residential 
developments, office buildings, mixed use developments, parks, post-secondary institutional 
and cultural facilities, civic uses and recreational and entertainment uses developed around 
the periphery of the Square One Shopping Centre. The Downtown is developing with mixed 
use buildings and smaller more walkable blocks with a focus on the pedestrian experience. 

Photo of Existing Site Condition 
(view facing northeast from Square One 

Drive and Duke of York Boulevard) 

Photo of Existing Site Condition 
(view facing northwest from Burnhamthorpe 

Road West and Kariya Gate) 
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2. Surrounding Development Applications 
The following development applications are in process or were recently approved in the 
immediate vicinity of the subject property: 

 Files HOZ 20-2 W4 and SP 20-99 W4 – 189-219 Rathburn Road West (on subject lands) – 
applications in process for 19 storey office building with ground floor retail. 

 Files HOZ 19-12 W4 and SP 20-6 W4 – 97-101 City Centre Drive (on subject lands) – 
applications in process for two apartment buildings (55 and 65 storeys containing 1,309 
units) and ground floor retail. 

 Files HOZ 19-2 W4 and SP 19-31 W4 – 395 Square One Drive, 4235 Confederation 
Parkway and 4225 Confederation Parkway – applications approved in December 2021 and 
April 2022 for two apartment buildings (37 storey rental apartment with 428 units and 48 
storey condominium apartment with 575 units) and ground floor retail. Currently under 
construction. 

 Files HOZ 19-11 W4 and SP 19-144 W4 – 4220 Living Arts Drive – applications in process 
for three apartment buildings (36 and 44 storey condominium apartments with 923 units 
and a 55 storey rental apartment with 536 units) and ground floor retail. 

 File SP 21-185 W4 – 4116 Parkside Village Drive – application in process for two 
apartment buildings (36 and 42 storeys containing 932 units) and ground floor retail. 
Construction underway under conditional permit. 

 File SP 24-7 W4 (formerly SP 18-149 W4) – 430 Square One Drive and 4130 Parkside 
Village Drive – application approved February 2024 for two apartment buildings (38 and 50 
storeys containing 1,056 units) and ground floor retail.  Currently under construction. 

 Files HOZ 19-3 W4, SP 19-56 W4, SP 20-113 W4 and SP 21-159 W4 – 151 City Centre 
Drive – applications for four apartment buildings (31, 42, 60 and 66 storeys with 1,917 
units) containing hotel, office and retail uses.  Site plan for 31 and 60 storey towers 
(SP 19-56 W4) approved and under construction.  Site plans for 42 and 66 storey towers 
(SP 20-113 W4 and SP 21-159 W4) nearing final approval with construction commenced 
under conditional permit. 

 Files HOZ 22-4 W7 and SP 21-119 W7 – 180 Burnhamthorpe Road West – applications in 
process for two apartment buildings (45 and 65 storeys containing 1,183 units) and ground 
floor retail. 

 Files HOZ 22-5 W7 and SP 22-60 W7 – 3672 Kariya Drive – applications in process for four 
apartment buildings (40, 60, 60 and 70 storeys containing 2,648 units) and ground floor 
retail. 

 File HOZ 23-3 W4 – 4310 Sherwoodtowne Boulevard – application in process for removal 
of “H” Holding Provision to allow two apartment buildings (60 and 70 storeys containing 
1,619 units) and ground floor retail.                  
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3. Official Plan 
The lands are located within the Downtown Core Character Area and are designated Office – 
Special Site 12 (Downtown Core), Public Open Space, Downtown Core Mixed Use and 
Downtown Mixed Use. 

The Office designation permits major office, secondary office, accessory uses, hospital, post-
secondary educational facility and overnight accommodation uses, while Special Site 12 
(Downtown Core) permits apartment dwellings provided that they are part of an office, medical 
office, hospital, university/college or overnight accommodation development or any combination 
thereof to a maximum of 20% of the total gross floor area. The policy states that the size and 
configuration of the park on the northeast corner of Rathburn Road West and Living Arts Drive 
will be determined through a development application process. 

The Public Open Space designation permits parkland, community gardening, agriculture 
demonstration site, cemetery, conservation, golf course, nursery gardening, recreational facility, 
stormwater retention and stormwater quality pond and accessory uses. 

The Downtown Core Mixed Use designation permits apartment, commercial parking facility, 
financial institution, hospital, long term care building, major office, makerspaces, overnight 
accommodation, personal service establishment, post-secondary educational facility, residential 
uses associated with an institutional use, restaurant, retail store, retirement building, secondary 
office, and townhouses accessory to an apartment uses, and will accommodate the highest 
concentration of retail commercial activities in the City in addition to a mix of other land uses. 

The Downtown Mixed Use designation permits apartment, car share facilities, commercial 
parking facility, hospital, long term care building, major office, makerspaces, overnight 
accommodation, post-secondary educational facility, residential uses associated with an 
institutional use, retirement building, secondary office, townhouses accessory to an apartment 
and accessory commercial uses, retail store, personal service, restaurant and financial 
institution uses. Refer to Appendix 1 – Section 2 for the existing and proposed Official Plan 
map. 

The Downtown is an Intensification Area in Mississauga Official Plan and is therefore intended 
to be the focus of intensification. The Downtown Core is to contain the highest heights and 
densities within the City, which is reflected in the unlimited height and density permissions in the 
Official Plan and Zoning By-law. 

The subject property is located within a Major Transit Station Area (MTSA), with the entire 
Downtown Core forming an MTSA, and within close proximity of the City Centre Transit 
Terminal. 

4. Zoning 
The subject lands are zoned "H-CCO" (Downtown Core – Office), "CCOS" (Downtown Core 
– Open Space), "H-CC1" (Downtown Core – Core Commercial), and "H-CC2(2)" (Downtown 
Core – Mixed Use). 
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The "H-CCO" (Downtown Core – Office) zone permits office and medical office, hospital, 
university/college, active and passive recreational uses, and overnight accommodation 
uses, and accessory retail, restaurant, service, recreational and entertainment 
establishments. 

The "CCOS" (Downtown Core – Open Space) zone permits active and passive recreational 
uses, below grade parking structure and outdoor market uses. 

The "H-CC1" (Downtown Core – Core Commercial) zone permits retail store, restaurant, 
service, recreational and entertainment establishments, apartments, long-term care, 
retirement, office, medical office, banquet hall/conference centre/convention centre, hospital, 
university/college, staff/student residence, commercial school, active and passive 
recreational uses, parking structure, overnight accommodation, centre for performing arts, 
outdoor market uses. 

The "H-CC2(2)" (Downtown Core – Mixed Use) zone permits apartments, long-term care, 
retirement, office, medical office, banquet hall/conference centre/convention centre, hospital, 
university/college, staff/student residence, commercial school, active and passive 
recreational uses, parking structure, overnight accommodation, centre for performing arts, 
outdoor market, and accessory retail, restaurant, service, recreational and entertainment 
establishments. 

The "H" Holding Provision precludes any building permits being issued until conditions are 
satisfied through a Removal of "H" Holding Provision application, which includes the delivery 
of executed Development/Servicing Agreements agreeing to upgraded streetscape design 
and municipal works, including roads, walkways, road widenings, easements, provision of 
parkland and all required securities. 

Zoning By-law 0225-2007 is not proposed to be amended through this application.  A future 
rezoning application will be required in order for the subject lands to conform to this 
proposed Official Plan Amendment. 

5. Proposed Development 
(a) Description 
This application is for policy only changes to the Official Plan. There is no development 
proposal or concept plan proposed at this time, and no detailed rezoning or site plan 
applications. The application is to amend Mississauga Official Plan to Downtown Mixed 
Use - Site 16, Public Open Space, Office - Site 12, as amended, Downtown Core Mixed 
Use – Site 17, and Downtown Mixed Use – Site 18; to permit expanded residential 
permissions, establish minimum non-residential and office requirements, permit science and 
technology facility uses, and designate a public open space block. Refer to Appendix 1 for 
details of the proposed amendment. 

The original application only proposed a redesignation to Downtown Mixed Use to allow for 
increased residential permissions and to require a minimum of 13 935 m2 (150,000 ft2) of 
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non-residential uses (not specifically office), and to permit science and technology uses both 
on the amended Mixed Use lands and the remaining Office lands north of Rathburn Road 
West.  As a result of staff comments regarding the loss of office/employment lands, and the 
lack of amenities for the additional residents that will reside in this area, there were a series 
of meetings with the owner and applicant, and the owner amended their application on 
May 27, 2024 as follows: 

 to provide the entire block north of Rathburn Road West between the future 
extension of Living Arts Drive and Duke of York Boulevard, as Public Open Space 
(future park) 
 

 provide a minimum of 5 000 m2 (53,820 ft2) gross floor area of major office, 
secondary office or post-secondary educational facility uses split between two key 
blocks at the southeast corner of Rathburn Road West and Duke of York Boulevard, 
and the southwest corner of City Centre Drive and Kariya Gate in The Exchange 
District (main street district) 
 

 the minimum amount of non-residential uses within the lands at the northeast corner 
of Rathburn Road West and Confederation Parkway was amended to 8 935 m2 
(96,180 ft2); and 
 

 a special site policy was added to make a site available to the Peel District School 
Board for a 3 716 m2 (40,000 ft2) elementary school to be constructed with adjacent 
residential or mixed use buildings on the east side of Duke of York Boulevard, south 
of Centre View Drive. 

It should be noted that this application was submitted in advance of MOPA 143 and 144 
(Major Transit Station Area Policies) taking effect. Council has approved recommendations 
by the Planning and Building Department in a report dated May 15, 2024 that development 
applications deemed complete and/or appealed to the Ontario Land Tribunal (OLT) on or 
before April 10, 2024 for lands within Protected Major Transit Station Areas should continue 
to be processed as a permitted request for amendment. Therefore, while the proposed 
application is not to be evaluated against MOPA 143 and 144, an amendment to the new 
Schedule 11j is requested as part of this official plan amendment application to ensure all 
land use maps are coordinated and consistent with the proposed land use redesignations. 

(b) Supporting Studies 
The applicant has submitted various materials and studies in support of the applications 
which can be viewed at: https://www.mississauga.ca/services-and-programs/planning-and-
development/development-applications/active-development-applications/ward-4-
development-applications/ 
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Comments 
The following section summarizes the various elements that were considered in developing the 
Planning and Building Department's position on the application. 

1. Reason for Application 
The owner is seeking to increase the amount of residential permitted on the lands currently 
designated Office. Mississauga Official Plan currently allows for a maximum of 20% residential 
gross floor area that must be provided in conjunction with an office, medical office, hospital, 
university/college or overnight accommodation development. 

2. Policy Summary 
The Planning Act allows any property owner within the Province of Ontario with the ability to 
make a development application to their respective municipality in order to accommodate a 
particular development proposal on their site. Upon the submission of mandated technical 
information, the municipality is obligated under the Planning Act to process and consider the 
application within the rules set out in the Act. 
 
The Planning Act requires that Mississauga Official Plan be consistent with the Provincial Policy 
Statement and conform with the applicable provincial plans and Regional Official Plan. The 
policy and regulatory documents that affect this application have been reviewed and assessed 
in the context of the proposed development application. The following section summarizes how 
the proposed development is consistent with the applicable policy and regulatory documents. 

(a) Provincial Policy Statement and Growth Plan for the Greater Golden Horseshoe 
The Provincial Policy Statement (PPS) and the Growth Plan for the Greater Golden 
Horseshoe (Growth Plan) provide policy direction on matters of provincial interest related to 
land use planning and development and directs the provincial government's plan for growth 
and development that supports economic prosperity, protects the environment and helps 
communities achieve a high quality of life. 
 
Both the PPS and the Growth Plan recognize that the official plan is the most important 
vehicle for implementation of these policies as "comprehensive, integrated and long-term 
planning is best achieved through official plans". 
 
The PPS seeks to promote economic development and competitiveness by providing an 
appropriate mix and range of employment, institutional, and mixed uses to meet long term 
needs, providing opportunities for a diversified economic base, facilitating conditions for 
economic investment and encouraging compact mixed-use development that incorporates 
compatible employment uses to support livable resilient communities (Section 1.3). Section 
1.5 promotes healthy, active communities, which foster social interaction through the 
provision of equitably distributed parkland, public spaces and linkages. The PPS further 
supports promoting opportunities for economic development and community investment and 
maintaining and enhancing the vitality and viability of downtowns (Section 1.7).            
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The Growth Plan supports complete communities that meet peoples needs for healthy and 
active living, provides flexibility to capitalize on new economic and employment opportunities 
as they emerge, while providing certainty on traditional industries (Section 1.2.1).  It states 
that Urban Growth Centres are to be focal areas for investment in regional public service 
facilities as well as commercial, recreational, cultural and entertainment uses; serve as high 
density major employment centres; and accommodate significant population and 
employment growth (Section 2.2.3). Economic development is to be promoted by making 
more efficient use of existing employment areas and vacant and underutilized employment 
lands and increasing employment densities; ensuring sufficient land is available in 
appropriate locations for a variety of employment uses; and, better connecting areas with 
high employment densities to transit (Section 2.2.5.1). Major office and appropriate major 
institutional development will be directed to urban growth centres, major transit station areas 
or other strategic growth areas with existing and planned frequent transit service (Section 
2.2.5.2). 
 
While the City must be careful to protect employment lands, particularly in the Downtown 
Core (an Urban Growth Centre and Major Transit Station Area) the revisions proposed to 
the application do seek to offset the loss of office lands by expanding the planned location of 
office uses to new strategic locations in the Downtown Core, and the addition of science and 
technology uses which will contribute towards achieving a diversified economic base.  
Further, the designation of approximately 0.93 ha (2.3 ac.) of parkland into the Rathburn 
District, will improve the quality of life for people in the area and add the type of urban 
amenity and placemaking that can attract economic investment and office uses in this area 
that is so well served by public transit investment. The redesignated lands will still allow for 
office and other non-residential uses in addition to the expanded residential permissions. 
 
The proposed official plan amendment generally conforms to the PPS and Growth Plan by 
providing for a diverse economic base, facilitating favourable conditions and opportunities 
for economic investment and providing components required for a complete community. 

(b) Regional Official Plan 
The Peel Region Official Plan directs local municipalities to incorporate official plan policies 
to develop complete communities that are well designed, transit-supportive, offer 
transportation choices, and include a diverse mix of uses in compact form. It seeks to 
accommodate people at all stages of life and have an appropriate mix of housing, a range of 
jobs, high quality public open space, and easy access to retail and public service facilities 
(Section 5.4.10). The proposed amendment seeks to provide a wider mix of uses in a dense 
urban form, while adding science and technology jobs and minimum office job requirements 
in key locations in order to expand on the range of employment opportunities. In addition, 
the proposal introduces a large new public open space block. The proposal is in general 
conformity with the Regional Official Plan. 
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(c) Mississauga Official Plan 
The proposal requires an amendment to the Mississauga Official Plan Policies for the 
Downtown Core Character Area, to permit expanded residential permissions, establish 
minimum non-residential and office requirements, permit science and technology facility use, 
and to designate a public open space block. 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 relevant policies of Mississauga Official 
Plan against this proposed development application. 

The following is an analysis of the key policies and criteria: 

(i) Intent, Goals and Objectives of the Official Plan 
Mississauga Official Plan states that the Downtown Core is to be the primary location for 
major office; the highest concentration of regional serving retail, commercial, mixed use, 
civic and cultural uses; and is to attract new jobs, particularly in the office sector to 
balance population and employment. 

The Downtown Core is planned to achieve a 1:1 population to employment ratio as 
outlined under Policy 5.0 of the Downtown Core Local Area Plan. Further, Policy 5.0 
notes that additional employment including office is required to provide more 
opportunities to live and work in the Downtown Core and support transit. 

In order to fully realize the Downtown vision, the Downtown Core needs to be a 
complete community and be home to the City’s highest concentration of uses to make it 
a destination. Given the unlimited height or density within the Downtown Core, the City 
has seen unprecedented growth in residential development, and unfortunately minimal 
growth in other sectors. Employment, entertainment, recreation and culture are not 
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keeping pace with population growth, which will have detrimental impacts on the quality 
of life and success of the Downtown. 

Policy 4.3.4 states that the Rathburn District will intensify with an emphasis on office and 
employment. Further, office uses are focused in the Rathburn District due to the high 
level of visibility and access to Highway 403. The intent is for the concentration of office 
uses to remain in the Rathburn District and in proximity to the Transit Terminal, with 
secondary office within the balance of the downtown. 

Given the above, staff had significant concern with the loss of important employment 
lands and the impact it would have on the vision and long-term viability of the Downtown 
Core.  This is particularly true given the number of residential towers currently in process 
under site plan applications (35 towers containing over 21,000 units), and many more 
anticipated in future years. The challenge will be to meet the employment targets in 
order to achieve a sustainable balance between residents and employees. Additional 
employment which includes retail, office, public sector, institutional and other jobs will be 
required to provide more opportunities to live and work in the City and to support transit 
and other investments. 

A number of very productive meetings and discussions were held with the owner and 
applicant to outline the City’s position and reinforce the City’s vision for the Downtown 
Core and Rathburn District. These discussions resulted in the amended application 
where there will be a minimum of 5 000 m2 (53,820 ft2) gross floor area of major office, 
secondary office or post-secondary educational facility uses split between two key 
blocks at the southeast corner of Rathburn Road West and Duke of York Boulevard, and 
the southwest corner of City Centre Drive and Kariya Gate in the Exchange District 
(main street district). By adding this minimum office floor area into these key locations, a 
true mixed use development can be achieved that will greatly enhance the urban 
vibrancy of those areas of the Downtown. In addition, approximately 0.93 ha (2.3 ac.) of 
parkland will be provided as designated Public Open Space, forming one of the largest 
parks in the downtown and acting as both an amenity to any future residents and a 
placemaking feature and catalyst for future office investment in the district. 

With the introduction of more residential uses through the proposed official plan 
amendment, the school accommodation pressures already being experienced in the 
Downtown Core would be further exacerbated. The Peel District School Board (PDSB) 
identified a need for a new elementary school for the Downtown Core. After engaging 
with Peel District School Board to explore opportunities to accommodate school 
facilities, the applicant has proposed a special site policy that would make a site 
available to the Peel District School Board for a 3 716 m2 (40,000 ft2) elementary school 
with outdoor open space on the west side of Duke of York Boulevard, south of Centre 
View Drive as part of this amendment. Accommodating a new elementary school 
addresses policy 7.1 of the Official Plan which states that in cooperation with the 
appropriate public and private agencies and other levels of government, Mississauga will 
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provide community infrastructure supportive of complete communities to meet the civic, 
cultural, educational and recreational needs of residents. 

As a result of the amendments to the application, staff believe the vision of the Official 
Plan can be maintained and achieved by protecting the majority of the Office designated 
lands within the Rathburn District (east of Duke of York Boulevard) in close proximity to 
the City Centre Transit Terminal and Hurontario Street, and providing minimum 
requirements for office in key locations outside the district to enliven and activate the 
Downtown. The introduction of science and technology uses will also help add economic 
diversity and competitiveness to the Downtown and position it for success. This will 
ensure the City maintains an emphasis and priority for office and employment uses. In 
addition, the introduction of a significant park block and potential school site supports the 
creation of a complete community with appropriate community infrastructure to meet the 
needs of residents and employees of the Downtown. 

(ii) Compatibility  
The introduction of increased residential permissions and science and technology uses 
was evaluated to ensure there would be no impact to the existing uses or planned future 
office uses for the district. The types of life science uses were confirmed to not include 
manufacturing or any uses that would have potential impacts on more sensitive land 
uses, and therefore a land use compatibility study is not required.  All proposed uses are 
compatible. 

(iii) Services and Infrastructure 
The site is situated across from Mississauga City Centre Transit Terminal and is 
serviced by MiWay Routes 107, 109, 68 and 76 on Rathburn Road West, and in 
proximity to GO bus routes along Station Gate Road, and the future Hazel McCallion 
Light Rail Transit (LRT) line that is currently under construction along Rathburn Road 
West. The lands are served by the highest levels of transit service in the City. 

The introduction of a substantial park block to be designated Public Open Space, and 
the incorporation of a special site policy to make land available for purchase or lease for 
an elementary school, provides for enhanced community infrastructure within the 
Rathburn District. 

Since this is a policy only amendment to the Official Plan, an additional feasibility 
analysis will occur as part of any future development application (i.e. rezoning, removal 
of "H" holding zone, and/or draft plan of subdivision). This will include, but will not be 
limited to a Functional Servicing Report, Stormwater Management Report, Traffic Impact 
Study, Environmental Site Screening Questionnaire and Declaration, Phase 1 
Environmental Site Assessment, Noise Feasibility Study, Grading Plan and Servicing 
Plan, as well as entering into agreements, and dedication of land and easements to the 
satisfaction of the City and Region. 



Planning and Development Committee 2024/08/28 15 

Originator’s file: OPA 22-29 W4 

 

(d) Zoning By-law 
The Zoning By-law is not proposed to be amended through this application. A future 
rezoning application will be required to conform to the amended Official Plan designations. 

3. Departmental and Agency Comments 
The application was circulated to all City departments and commenting agencies on 
January 17, 2023. The following section provides an overview and discussion of the key 
outstanding issue related to school accommodation. Refer to Appendix 1 for detailed 
departmental and agency comments. 

Dufferin-Peel Catholic District School Board and Peel District School Board 
Comments dated January 19, 2023 from the Dufferin-Peel Catholic District School Board 
state that they are satisfied with the current provision of educational facilities for the 
catchment area and that the City of Mississauga school accommodation condition need not 
be applied. 
 
Comments dated June 28, 2024, from the PDSB state that there is insufficient school 
capacity in Mississauga City Centre to accommodate the projected residential growth that 
would result from the proposed amendment, and have requested at least one new 
elementary school site for Mississauga City Centre. The PDSB has requested that prior to 
final approval, the City of Mississauga shall be advised by the School Board that satisfactory 
arrangement regarding the provision and distribution of educational facilities have been 
made between the developer/applicant and the School Board for this plan. 
 
Following receipt of these comments, a number of discussions occurred between the 
applicant and the PDSB regarding the school accommodation issues. The applicant retained 
an architect to explore urban format school options, while taking into consideration certain 
parameters provided by the PDSB. Following these discussions, the applicant amended 
their application to include a special site policy for the lands on the west side of Duke of 
York Boulevard, south of Center View Drive, immediately north of the proposed Public Open 
Space park block. The special site policy protects these lands to ensure they are made 
available for purchase or lease by the PDSB for an approximately 3 716 m2 (40,000 ft2) 
elementary school to be constructed adjacent to future residential or mixed use buildings.  
While the PDSB has acknowledged the inclusion of the proposed special site policy, they 
have identified concerns that an urban format school or podium build will create limitations, 
and has requested a 4 acre stand-alone school site to serve the City Centre area. 
 
Planning staff are of the opinion that an urban format school (i.e. less land intensive, higher 
density, multi-storey school built in conjunction with other compatible uses) is appropriate for 
the Downtown Core. 
 
In the late 1990’s there was uncertainty regarding the ability of existing schools to 
accommodate the additional growth and student yields that were resulting from increased 
residential infill and intensification outside of a traditional plan of subdivision. Previously, 
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much of Mississauga was developed through plans of subdivision where school blocks 
could be established and set aside as blocks on the plan as needed, in accordance with the 
Planning Act. As a result of these school accommodation pressures, City Council passed 
Resolution 0152-1998 to provide a mechanism to ensure the school boards were satisfied 
with school accommodation within the area prior to the passage of any rezoning applications 
for residential development. Council Resolution 0152-1998 remains in effect and specifically 
states: 
 

"That the approval of all post-Bill 163 residential rezoning applications, not associated 
with the processing of a draft plan of subdivision, be subject to the following condition: 
Prior to the passing of an implementing zoning by-law for residential development, the 
City of Mississauga shall be advised by the school boards that satisfactory 
arrangements regarding the adequate provision and distribution of educational facilities 
have been made between the developer/applicant and the school boards for the subject 
development." 

 
Given that the current application is only for an Official Plan Amendment, with no associated 
rezoning, Council Resolution 0152-1998 does not apply. Staff recommend that the Official 
Plan Amendment application be approved with the proposed special site policy and that 
further discussions regarding school accommodations occur through the future rezoning 
application(s). This will be required prior to any residential development occurring on the 
lands that would impact school accommodations. 

Financial Impact 
All fees paid by developers are strictly governed by legislation, regulation and City by-laws.  
Fees are required to be paid prior to application approval, except where otherwise may be 
prescribed. These include those due to the City of Mississauga as well as any other external 
agency. 

Engagement and Consultation  
1. Community Feedback 
There have been no community meetings on this application, and no written comments were 
received. 

Conclusion 
In conclusion, City staff has evaluated the application to permit expanded residential 
permissions, establish minimum non-residential and office requirements, permit science and 
technology facility uses, and designate a public open space block against the Provincial Policy 
Statement, the Growth Plan for the Greater Golden Horseshoe, Region of Peel Official Plan and 
Mississauga Official Plan.  

The proposed official plan amendment conforms to the policies, goals, and objectives of the 
respective planning instruments to provide for complete communities that are well served by 
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transit, and supports the transformation of the Downtown Core from a suburban centre into a 
vibrant urban place, while maintaining an emphasis on office and employment uses. 

Attachments 
Appendix 1: Supplementary Information 
 
 
 
 

 
 
Andrew Whittemore, M.U.R.P., Commissioner of Planning & Building 
 
Prepared by:  Jonathan Famme, Development Planner 
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Owner: OPG SQ1 Holdings Inc., ARI SQ1 Holdings Inc., OMERS Realty Management Corporation, 
and Square One Property Corporation 
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1. Existing and Proposed Development Official Plan Map 
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2. Applicant Proposed Official Plan Regulations 
 

a) Section 4.3.4 Rathburn District, of the Downtown Core Local Area Plan is hereby amended by deleting the first paragraph and 
replacing it with the following: 
 
The Rathburn District is currently a pattern of suburban retail uses and surface parking lots.  This district will intensify over the 
long term with a mix of residential and commercial uses, with an emphasis on office and employment uses that can take 
advantage of well-designed, efficient, comfortable pedestrian amenities and access to future higher order transit.  Visibility 
and access to Highway 403 and transit make this a prestigious office district with a complementary mix of residential, 
commercial and open space uses. 
 

b) Section 12.12 Site 12 of the Downtown Core Local Area Plan is hereby amended by removing certain blocks from Special 
Site Policy 12 map, as identified in the figure below. 
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c) Section 12.12 Site 12, of the Downtown Core Local Area Plan is hereby amended by deleting existing policy 12.12.1 and 
replacing it with the following: 

 
12.12.1  The lands identified as Special Site 12 are generally located north of Rathburn Road West, east of the future Living 
Arts Drive extension and south of Centre View Drive. 
 

d) Section 12.12 Site 12, of the Downtown Core Local Area Plan is hereby amended by adding the following policy: 
 
12.12.4  In addition to the uses already permitted in the Office designation, science and technology facilities shall also be 
permitted. 

 
e) Section 12.0 Special Site Policies, of the Downtown Core Local Area Plan is hereby amended by adding Special Site 16, as 

follows: 
 
12.16  Site 16 

  
 
12.16.1  The lands identified as Special Site 16 are generally located north of Rathburn Road West, east of Confederation 
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Parkway, south of Centre View Drive and west of Duke of York Boulevard. 
12.16.2  Notwithstanding the provisions of the Downtown Mixed Use designation, the following additional policies will apply: 
 

a. Redevelopment of the Site will include, at full build-out, a minimum non-residential GFA of 8,935 m2, which may be 
incorporated in mixed-use buildings or within separate buildings. 
 

12.16.3  The lands denoted with an asterisk (“*”) shall be made available for purchase or lease by the Peel District School 
Board for an approximately 3,716 m2 elementary school, with any such school building: 

 a. to be constructed in conjunction with an adjacent residential or mixed use building; and 

 b. contributing to the minimum non-residential GFA requirements outlined in 12.16.2a. 

f)  Section 12.0 Special Site Policies, of the Downtown Core Local Area Plan is hereby amended by adding Special Site 17 as 
follows: 

12.17  Site 17 

 

12.17.1  The lands identified as Special Site 17 are generally located south of Rathburn Road West, east of Duke of York 
Boulevard, north of Square One Drive and west of the City Centre Transit Terminal. 
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12.17.2  Notwithstanding the provisions of the Downtown Core Mixed Use designation, the following additional policies will 
apply: 

a. Redevelopment of the Site will include, at full build-out, a minimum office GFA of 3,142 m2 which may be 
incorporated in mixed use buildings. 
b. The minimum required office space may include Major Office, Secondary Office or Post-Secondary Educational 
Facilities uses. 
 

f) Section 12.0 Special Site Policies of the Downtown Core Local Area Plan is hereby amended by adding Special Site 18, as 
follows: 
 

12.18  Site 18 

 

12.18.1  The lands identified as Special Site 18 are generally located south of City Centre Drive, west of Kariya Gate, north of 
Burnhamthorpe Road West and east of Duke of York Boulevard. 
 
12.18.2  Notwithstanding the provisions of the Downtown Mixed Use designation, the following additional policies will apply: 
 

a. Redevelopment of the Site will include, at full build-out, a minimum office GFA of 1,858 m2 which may be 
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incorporated in mixed use buildings. 
 

b. The minimum required office space may include Major Office, Secondary Office or Post-Secondary Educational 
Facilities uses. 

 
NOTE:  The provisions listed are based on information provided by the applicant, which is subject to revisions as the application is 
further refined by the City and formatted into the final formal Mississauga Official Plan Amendment. In addition to the regulations 
listed, other minor and technical variations to the implementing amendment may also apply, including changes that may take place 
before Council adoption of the amendment, should the application be approved. 

3. Departmental and Agency Comments 
 

Agency / Comment Date Comments 

Region of Peel 
(February 17, 2023) 

This site is not within the vicinity of a landfill site. 
 
The Region will provide further requirements and comments from various internal departments once 
a formal development application proposal is submitted for review. 

Dufferin-Peel Catholic 
District School Board 
(January 19, 2023) 

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

Peel District School Board 
(June 28, 2024) 

Prior to final approval, the City of Mississauga shall be advised by the School Board that satisfactory 
arrangements regarding the provision and distribution of educational facilities have been made 
between the developer/applicant and the School Board(s) for this plan. 
 
The proposal to increase the amount of mixed-use development, including residential, in the 
Rathburn District compounds PDSBs student accommodation challenges in Mississauga City Centre. 
This proposed development is located nearby numerous other Mississauga City Centre high density 
residential development proposals, which will continue to create significant student accommodation 
pressures at local schools. There is insufficient school capacity in Mississauga City Centre to 
accommodate the projected residential growth. This OPA provides a considerable opportunity to 
establish catered policy for the inclusion of an elementary school site in Mississauga City Centre. 
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Agency / Comment Date Comments 

The Peel District School Board is therefore requesting the inclusion of at least 1 elementary school 
site for Mississauga City Centre. 
 
PDSB acknowledges the inclusion of the proposed policy identifying a site on Block 12 to be made 
available for a potential elementary school. However, a smaller school site or podium build creates 
limitations on amenity space for students and staff including outdoor childcare and kindergarten play 
areas, staff and visitor parking (school and childcare), bus drop off (still needed in a transit-oriented 
community for special needs students, field trips, events, boundary uncertainty), portable space and 
the utilization of repeat design for the school site and facility. Please consider the impacts that a 
smaller site or podium build would have on students and staff. PDSB requests more catered policy 
that identifies the opportunity for a 4-acre standalone school site to serve the City Centre area. 
 
It is paradoxical to create and approve an Official Plan Amendment that sets out a vision for a 
planned community (including placement of open space/parks, built form and massing of buildings) 
and then delay the specific planning and integration of a school location to a later stage of the 
planning process. This delay would limit what is best for students and assumes a podium school, or a 
school consisting of only 40,000 square feet, is the best solution. PDSB requests support from the 
City of Mississauga to establish a 4-acre standalone school site to serve the City Centre area. PDSB 
does not support the vision for a podium school or a school site smaller than 4 acres. A 4-acre school 
site is already a compromise and much smaller than our traditional 8-acre school sites in less dense 
areas. The implementing Official Plan Amendment should not restrict the possibility for a standalone 
school site to be established. 
 
PDSB requests that the developer agrees to erect and maintain signs at the entrances to the 
development which shall advise prospective purchasers that due to present school accommodation 
pressures, some of the children from the development may have to be accommodated in temporary 
facilities or bused to schools, according to the Peel District Boards Transportation Policy. These 
signs shall be to the School Board's specifications and at locations determined by the Board. 
 
The Peel District School Board requires that the following clauses be placed in any agreement of 
purchase and sale and entered into with respect to any lots on this plan, within a period of five years 
from the date of registration of the development agreement: 
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Agency / Comment Date Comments 

(a) Whereas, despite the efforts of the Peel District School Board, sufficient accommodation may not 
be available for all anticipated students in the neighbourhood schools, you are hereby notified that 
some students may be accommodated in temporary facilities or bused to schools outside of the area, 
according to the Boards Transportation Policy #39. You are advised to contact the School 
Accommodation department of the Peel District School Board to determine the exact schools. 

(b) The purchaser agrees that for the purposes of transportation to school the residents of the 
development shall agree that the children will meet the school bus on roads presently in existence or 
at another designated place convenient to the Peel District School Board. Bus stop locations will be 
assessed and selected by the Student Transportation of Peel Regions Bus Stop Assessment 
procedure and process (STOPR012). 

City Community Services 
Department – Park 
Planning Section 
(July 31, 2024) 

Parks and Culture Planning Section, Community Services Department, has no concerns with the 
proposed Official Plan Amendment for 99 Rathburn Road West, more specifically to amend Schedule 
10 to redesignate a portion of a specific block within the subject lands from Office to Public Open 
Space. The proposed Public Open Space block can help to achieve parkland needs in the Downtown 
Core character area. Staff recommend that the proposed park block be unencumbered and placed in 
public ownership, however if the proposed Public Open space is designed as a Privately Owned 
Publicly Accessible Space (POPS), it is noted as per the current Parkland Conveyance By-law 0137-
2022, POPS are not eligible for parkland dedication credits. As such, new residential and non-
residential development proposed under this OPA will be subject to Cash-in-Lieu of a parkland 
dedication payment as outlined in the M-1010 Hammerson Agreement. Furthermore, if the Public 
Open Space takes the form of a POPS, a public easement in favour of the City will be required to be 
reviewed at a later date through the review of a Lifting of the Holding Provision and Site Plan 
process. 

City Planning Strategies – 
Housing 
(March 13, 2023) 

The City seeks to ensure that every large development (50 or more units) offers housing options for 
residents, by providing a diversity of housing affordability and tenure on the site. Future development 
applications on this site will be evaluated on this basis. Inclusionary Zoning is in effect in Downtown 
Mississauga and may apply to a future development proposal on this site. 
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Agency / Comment Date Comments 

City – Fire Plans 
Examination 
(February 7, 2023) 

Fire has reviewed the application from an emergency response perspective and has no concerns; 
emergency response time to the site is acceptable. A detailed review of individual site / building 
access will be conducted during subsequent non OPA submissions. 

City – Culture Planning - 
Public Art 
(February 10, 2023) 

Development proponents will be required to contribute to the quality and character of streets and 
open spaces by providing public art (Mississauga OP - Downtown Core - 9.4.7.1) in developments 
that are greater than 10,000m2 (100,000 sq. ft.) in gross floor area, with the exception of non-profit 
organizations and social housing. Developers are encouraged to include public art as part of their 
development and/or contribute an agreed upon amount of their gross construction costs to the City’s 
Public Art Reserve Fund for the inclusion of public art near the subject site. At the appropriate project 
milestone, a public art plan for the Rathburn District will be required to identify priority sites, budgets 
and themes. 

City Transportation and 
Works Department 
(July 5, 2024) 

The applicant has submitted a concept plan showing the general blocks, building footprint and road 
configuration.  As part of any future development applications (i.e. Rezoning, “H” Holding Zone 
provision, and/or Draft Plan of Subdivision) on the subject lands, the applicant will be required to 
submit a number of site-specific technical reports, details, and drawings, to the satisfaction of City 
staff.  This will include, but not be limited to, a Functional Servicing Report, Stormwater Management 
Report, Traffic Impact Study, ESSQD and Phase One Environmental Site Assessment, Noise 
Feasibility Study, Grading Plan, and Servicing Plan.  In addition, the owner will be required to enter 
into an agreement with the City to address any related municipal infrastructure design and 
construction, servicing, land dedications (public roads and sight triangles), easements, road and 
boulevard works, that are required in support of any proposed development, as identified and to the 
satisfaction of City staff. 

MiWay 
(February 14, 2023) 

This site is currently situated across from the Mississauga City Centre Transit Terminal and is 
serviced by MiWay Routes 107, 109, 68 and 76 on Rathburn Road West; and in proximity to Go Bus 
Routes along Station Road. 
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Agency / Comment Date Comments 

Other City Departments 
and External Agencies 
 

The following City Departments and external agencies offered no objection to these applications 
provided that all technical matters are addressed in a satisfactory manner: 
 

- Alectra Utilities 
- Bell Canada 
- Canada Post 
- Arborist – City 
- Heritage – City 
- Conseil Scolaire Viamonde 
- Enbridge Gas 
- GO Transit – Metrolinx 
- Greater Toronto Airport Authority 
- Ministry of Transportation 
- Rogers 
- Imperial Oil 

 
 The following City Departments and external agencies were circulated the applications but provided 

no comments:  
 

- Sun- Canada Pipeline 
 

 
 




