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December 30, 2022

Peter Gross
Direct +1 416 862 4459
Peter.Gross@gowlingwlg.com

Sent via email: council@peelregion.ca

Regional Chair Nando lannicca and Members of
Region of Peel Council

10 Peel Centre Drive

Brampton, Ontario

L6T 4B9

Dear Mesdames and Sirs:

Re: A. Frank Merulla & 590816 Ontario Inc.
2935 & 2955 Mississauga Rd, Mississauga
Mississauga Official Plan Amendments 142, 143 and 144

We are counsel to A. Frank Merulla and 590816 Ontario Inc. (collectively, “Our Client”). A. Frank Merulla
owns the lands known municipally as 2935 Mississauga Road and 590816 Ontario Inc. owns the lands
known municipally as 2955 Mississauga Road, both in the City of Mississauga, Ontario
(collectively, the “Subject Lands”).

The Subject Lands are located at the southeast corner of the intersection of Mississauga Road and
Dundas Street. The north side of our client’s lands abut the south side of Dundas Street East where a
bus rapid transit line (“‘BRT") will be constructed. Our Client plans to develop the Subject Lands with 20
stacked townhouses and a 12 storey multi-unit apartment building on a six storey podium with 196 units
(the “Development”). In this regard, Our Client submitted planning applications to the City of
Mississauga (the “City”) for an official plan amendment and zoning by-law amendment
(the “Planning Applications”), both of which were deemed complete in March 2022.

The Clergy principle’ exempts the Planning Applications from the policies contained in Official Plan
Amendments Nos. 142, 143 and 144 (“MTSA OPAs”) adopted by City Council on August 10, 2022.
Notwithstanding our position, we made oral submissions objecting to the MTSA OPAs on behalf of Our
Client, prior to Council adopting the planning instruments.

We understand that, as the approval authority for the MTSA OPAs, Regional Council will be considering
these planning instruments at its meeting on February 9, 2023. We write today to request modifications
to the MTSA OPAs as set out below.

11996 CarswellOnt 5704 (OMB), affd 1997 CarswellOnt 5385 (Div Ct), leave ref'd 1998 CarswellOnt 451
(ONCA).

Gowling WLG (Canada) LLP T +1 416 862 7525 Gﬁyvung WL(tB ((qunsda) LI&P its a ‘rjnerr;ber of Gowlir;g WLG, ;cr;l international law fgm
f A . which consists of independent and autonomous entities providing services aroun
1888?(16021 1 Ft”;ls\/t C?nadlan Place F +1|_416 8|62 7661 the world. Our structure is explained in more detail at gowlingwlg.com/legal.
ing Street Wes gowlingwlg.com

Toronto ON M5X 1G5 Canada
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Request for Modifications to MTSA OPAs
Dundas Street Intensification Corridor Mapping

The in-force City of Mississauga Official Plan (“MOP”), Schedule 2 Intensification Areas, depicts the
Subject Lands as being within an Intensification Corridor. Our client objects to revised Map A3, Part of
Schedule 2 Intensification Areas which forms part of OPA 142, and removes the Subject Lands from
the Intensification Corridor. The Intensification Corridor designation has been in place for many years
and was removed without explanation or justification.

We respectfully request that the Region modify OPA 142 by restoring the Intensification Corridor
designation to the Subject Lands.

Deletion of Policy 9.2.8

OPA 144 deletes policy 9.2.8 from the MOP which provides that the preferred location of tall buildings
is in proximity to planned or existing MTSAs. This policy aligns with Provincial policy direction and should
not be deleted from the MOP.

We respectfully request that the Region modify OPA 144 such that policy 9.2.8 remains part of the MOP.

Major Transit Station Area

The Region of Peel Official Plan (the “ROP”) does not include the Subject Lands within the UTM
MTSA boundary as shown on Schedule E-2 and E-5 of the ROP. However, in our view this is a
mapping error that should be corrected by adjusting the boundary of the UTM MTSA to include the
Subject Lands. The A Place to Grow: Growth Plan for the Greater Golden Horseshoe (the “Growth
Plan”) defines an MTSA as:

Major Transit Station Area: The area including and around any existing or planned higher
order transit station or stop within a settlement area; or the area including and around a major
bus depot in an urban core. Major transit station areas generally are defined as the area
within an approximate 500 to 800 metre radius of a transit station, representing about a 10-
minute walk.

The delineated UTM MTSA boundaries outlined in Schedule E-2 and E-5, illustrate that the Subject
Lands are not incorporated, despite being within the approximate 800-metre radius from a designated
transit stop. The Subject Lands are approximately 775 metres from the UTM transit stop.

It was a mapping error to exclude our client’s lands from the UTM MTSA, particularly given that complete
planning applications were submitted prior to adoption of the ROP. The mapping error should be rectified
by adjusting the UTM MTSA boundary to include the Subject Lands in consideration of the Planning
Applications in accordance with the 800-metre radius. Section 2.2.4(2) of the Growth Plan states:

2) For major transit station areas on priority transit corridors or subway lines, upper- and single-
tier municipalities, in consultation with lower-tier municipalities, will delineate the boundaries of
major transit station areas in a transit-supportive manner that maximizes the size of the area and

Page 2
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the number of potential transit users that are within walking distance of the station [emphasis
added].

Below is an extract of Schedule E-5 of the ROP, demonstrating that the lands surrounding the Subject
Lands are included in the UTM MTSA, whereas the Subject Lands are inexplicably excluded. The
approximate location of the Subject Lands is circled in red.
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This policy clearly supports adjustment of the UTM MTSA boundary to include the Subject Lands. It is
appropriate to correct the mapping error by expanding the MTSA boundaries to maximize the size of the
area and the number of potential transit users by taking account of the Planning Applications that

propose transit-supportive development that will allow hundreds of residents to benefit from high-order
transit.

The Planning Applications also conform with Section 2.2.4(8) of the Growth Plan which provides:
8) All major transit station areas will be planned and designed to be transit-supportive and to

achieve multimodal access to stations and connections to nearby major trip generators by
providing, where appropriate:

a) connections to local and regional transit services to support transit service integration;

b) infrastructure to support active transportation, including sidewalks, bicycle lanes, and
secure bicycle parking;, and

¢c) commuter pick-up/drop-off areas.

The Development is planned and designed to be transit-supportive by inclusion of infrastructure that
supports active transportation. The Development also supports multimodal access to the site and
surrounding transit stops. As the Subject Lands are proximate to the Dundas Street corridor, the
Development is well connected to local and regional transit services.
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In addition, the Subject Lands are appropriate for inclusion with an MTSA because the proposed
Development conforms with Section 2.2.4(9)(a)(b) and (10) of the Growth Plan:

9) Within all major transit station areas, development will be supported, where appropriate, by:

a) planning for a diverse mix of uses, including additional residential units and affordable
housing, to support existing and planned transit service levels;

b) fostering collaboration between public and private sectors, such as joint development
projects;

10) Lands adjacent to or near to existing and planned frequent transit should be planned to be
transit-supportive and supportive of active transportation and a range and mix of uses and
activities

In accordance with ROP policy 7.3.10, the Region may correct mapping errors and adjust the boundary
of an MTSA without amending the plan. Policy 7.3.10 provides:

An update to this Plan to correct minor errors shall be permitted without an official plan
amendment, provided that the purpose, effect, intent, meaning and substance of the Plan are in no
way affected. The Region is also permitted to make the following revisions without the need for a
Region of Peel Official Plan Amendment:

a) changing the numbering, cross referencing, and arrangement of the text, titles or headings,
tables, schedules, figures, associated captions, or appendices;

b) revising or updating the base map information in schedules and figures;

c¢) altering punctuation or language for consistency;

d) correcting clerical, grammatical, typographical or technical mapping errors;

e) changing the style guide, format or font;

f) adding explanatory or descriptive text, sidebars and images or graphics which are included
for information purposes to assist users; and

g) adjusting a Major Transit Station Area station or stop location, name, or code to reflect the
actual built infrastructure or applicable information from technical studies.

Conclusion
Based on the foregoing, we respectfully request that the following modifications to the MTSA OPAs:
1. Restoration of the Intensification Corridor designation to the Subject Lands; and
2. Re-introduce policy 9.2.8 such that it remains part of the MOP.
3. Modify all mapping within the MTSA OPAs to include the Subject Lands within the UTM PMTSA.

In addition, we respectfully request that the Region correct the mapping error in the ROP by adjusting
the boundary of the UTM MTSA to include the Subject Lands.
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Thank you in advance for considering our submission.
Sincerely,

Gowling WLG (Canada) LLP

L Moo

Peter Gross
PG

c. Jason De Luca jason.deluca@peelregion.ca
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