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Weldan Properties (Haig) Inc. has appealed to the Ontario Municipal Board under subsection 
34(11) of the Planning Act, R.S.O. 1990, c. P.13, as amended, from Council’s refusal or neglect 
to enact a proposed amendment to Zoning By-law 0225-2007 of the City of Mississauga to 
rezone lands respecting 1125 and 1135 Haig Boulevard from “R3” (Detached Dwellings – 
Typical Lots) and “OS2-1” (City Park) to ”RM4 – Exception” (Townhouse Dwellings) “R5” 
(Detached Dwellings – Typical Lots) and “OS2-1” (City Park) to permit 47 townhouse dwellings 
under standard condominium tenure 
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to enact a proposed amendment to the Official Plan for the City of Mississauga to redesignate 
land at 1125 and 1135 Haig Boulevard from “Residential Low Density 1” to “Residential Medium 
Density 1- Special Site” and “Public Open Space” to permit residential dwellings and Public 
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Introduction 

Weldan Properties (Haig) Inc. (Weldan) seeks approval of an Official Plan 
Amendment (OPA) and Zoning By-law Amendment (By-law) to accommodate a new 
condominium development in the Lakeview area of the City of Mississauga (City).   The 
application was initially filed with the City in October  2007, subsequently amended and 
ultimately appealed in the spring of 2010. Two pre-hearing conferences were held and 
the proposal was further refined in January 2011. While some issues were narrowed 
and others resolved prior to the hearing, the City remained opposed to the development 
concept.    
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The Application and Position of the Parties 

Weldan owns several parcels of land on the east side of Haig Boulevard (Haig), 
between the Queen Elizabeth Way (QEW) and Lakeshore Road. The parcels are single 
family homes with deep lots that back onto the City owned Lakeview Golf Course (Golf 
Course) to the east of Haig. The single family homes at 1125 and 1135 Haig have been 
demolished, as will 1153 Haig. 1157 and 1161 Haig are proposed to remain as part of 
the overall development, representing approximately 150 feet of the Haig streetscape. 
The total area to be re-developed is approximately 2.30 hectares.  With the Golf Course 
(which abuts the assembled parcels) to the east, the CNR tracks to the south and single 
family homes with deep lots to the north, Weldan proposes to redevelop the parcels with 
78 condominium units (77 townhouse units and one (1) single detached unit, that will 
form part of the Haig streetscape) and two single detached residential freehold units 
(existing homes on Haig).  Access to the condominium development will be from Haig 
and land at the east side of the development will be dedicated to the City, serving as a 
buffer to the Golf Course. The CNR tracks represent the southern edge of the 
condominium complex and Haig constitutes the west boundary, with the exception of 
three homes on Haig that are outside the boundary of the land assembly.   

The Application is opposed by the City of Mississauga (City).  An evening session 
was convened to hear evidence from several participants, many of whom were opposed 
to the scale of the re-development proposal while others testified in support of the 
application. Weldan called two witnesses, a land use planner and a golf course 
architect. The City called four witnesses to address issues of land use planning, urban 
design, golf course layout and design, and heritage. 

Issues 

 The main issues are summarized as follows: first, in the context of the policy 
regime does the proposed re-designation adversely impact or destabilize the intent, 
goals, objectives or policies of the Mississauga Official Plan; second, are the proposed 
setbacks, heights, massing, streetscape condition along Haig, scale and building 
locations appropriate, having regard to the site and surrounding area; and third, would 
the development  impact the operation of the Golf Course and in particular, is the 
proposed setback appropriate in the event  of errant golf balls.  
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Issue 1 - Policy Regime 

Mr. Broll, the land use planner retained by the Applicant, explained that Weldan 
requires an Official Plan Amendment (OPA) to the Lakeview District Plan policies of the 
Mississauga Official Plan (OP) to re-designate the site from “Residential Low Density 1” 
to “Residential Medium Density 1”.  In addition, an amendment to Zoning By-law 225-
2007 is necessary to re-zone the lands to “RM4-Special” (Townhouse Dwellings and 
one detached unit), “R5-Special” (Detached Dwellings), and “OS2-1” (City Park).  In 
support of the required amendments, Mr. Broll prepared a Planning Justification and 
Rationale Report, 2007 (Planning Report), and two addendums (2009 and 2011) to 
reflect both changes to the project when the additional land was added to the assembly, 
and to respond to comments raised by City Staff and other reviewing agencies.  The 
evidence was clear that Weldan was responsive throughout the process in responding 
to  issues raised by the City and reviewing agencies and that there was considerable 
detail provided in support of the concept plan.  

With respect to the policy regime, Mr. Hardcastle, the City planner, agreed the 
subject lands are under-utilized and the proposal represents infill and intensification 
within the meaning of both the Provincial Policy Statement (PPS) and the Mississauga 
OP. The project does not conflict with the provisions of the Growth Plan and no issue 
was raised with respect to conformity with the Official Plan for Region of Peel.  

Under the Mississauga OP proponents of an OPA are required to submit 
satisfactory reports to demonstrate the rationale for the amendment. Any proposed 
redesignation should not adversely impact or destabilize either the achievement of the 
overall intent, goals, objectives and policies of the plan or the development or 
functioning of the remaining lands (Policy 5.3.2.1.a.). Proponents must also 
demonstrate that the lands are suitable and a planning rationale has been provided and 
there is land use compatibility with existing and future uses of the land (Policy 5.3.2.1. c. 
and d.).  “Compatible” under the Mississauga OP “means development which may not 
necessarily be the same as or similar to the existing or desired development, but 
nonetheless enhances an established community and co-exists with existing 
development without unacceptable adverse impact on the surrounding area” (Glossary, 
Section 7, page 2).  
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In considering the development proposal, the planned density conforms to the 
proposed land use designation of “Residential Medium Density I”. The designation 
permits detached, semi-detached, duplex, townhouse dwellings and all form of multiple 
dwellings within a density range of 30 – 57 units per net residential hectare (Lakeview 
District Plan, Policy 4.17.4.1.3). The project is for 41.5 units per net residential hectare. 
The evidence from the City was that townhouses, per se, at this location were 
appropriate.  It was more the design that caused staff concern, not the prospect of 
intensification, infill or the proposed density.  Clearly, the area is intended for continued 
intensification given the size of the existing lots, their location and underutilization. From 
a policy perspective, the   Board finds that the proposal and the redesignation meet the 
goals and objectives of the Mississauga OP and the policies specific to the Lakeview 
District Plan. The planning rationale addresses the tests for an OPA and the 
development will both enhance the community and co-exist with existing development.  
In this regard, the location of the site is of significance, adjacent to the CNR line and the 
Golf Course, in an area that is appropriate for intensification.  The existing deep lots on 
Haig are characterized by small, single family homes with result that the infill is largely 
concentrated on vacant land. The townhouse development will, as explained by Mr. 
Broll, satisfy a number of policy objectives both at the provincial and municipal level by 
providing more variety and efficiency in housing opportunities.  In this regard, the Board 
rejects the position of Mr. Hardcastle that the project fails to enhance the 
neighbourhood.  The proposal represents significant reinvestment in an area that the 
planners agree is appropriate for intensification, even accepting that it is outside a 
defined intensification area. The proposal also represents enhancement insofar as 
improvements are proposed to the creek and spillway, improving a flood prone area.  

In addition to the planning justification reports, Weldan filed a Functioning 
Servicing and Stormwater Management Report (Servicing Report) which concluded that 
the development can be adequately serviced and that floodplain and spill flow issues 
can effectively be managed across the property. The Noise Control Feasibility Study 
(Noise Report) concluded that the development can accommodate a conventional 
outdoor living area for the units abutting the CNR right of way. The proposed 3.2m 
acoustical fence will provide acceptable noise levels in the outdoor living area of the 
townhouse units. In this regard, the Noise Report was updated to reflect the revised 
engineering design for the spill waters and the requisite CNR 2.5 m high safety berm. 
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In summary, Mr. Broll testified that the development is functionally compatible. 
The sanitary sewer system will be extended through the site from the existing trunk 
sewer on Haig. Culvert improvements will be required on Serson Creek at the CNR line, 
which will remove the lands from the flood hazard.  All units will be constructed with dry 
floodproofing. Site grading is proposed to accommodate the spill waters from Serson 
Creek to the west and Applewood Creek to the east, an approach developed by Weldan 
in consultation with, and the approval of, Credit Valley Conservation. Utilities are 
available to service the site and accordingly adequate infrastructure is planned or 
already in place to serve the development.  

Issue 2 - Concept Plan and Compatibility with Existing Neighbourhood 

What was largely at issue was the intensity of the development and compatibility 
as it relates to urban design.  City Staff took the position that the lands could reasonably 
be developed for townhouse dwelling units and the evidence was clear there exists 
precedent in the area. The townhouse units are designed to RM4 standards, 
appropriate for medium density. However, consistent with the Staff Report, Mr. 
Hardcastle testified that too many units are proposed for the site given that it is situated 
first, within a stable residential neighbourhood and second, adjacent to the Golf Course, 
recently designated as a Heritage Site. Consistent with the evidence of Mr. Hardcastle, 
Mr. Swayze argued that the concept plan was insufficient and that in the absence of a 
detailed site plan, approval of the planning instruments under appeal was not 
acceptable to the City.  

As indicated above, the area is appropriate for both intensification and infill and, 
the proposal conforms in this regard to the policies of the Mississauga OP. However, 
the City argued that the concept plan does not reflect compatibility. Ms Chibututu, an 
urban designer with the City, took the position that proposed development is neither 
compatible with nor enhances the surrounding context. In her view, the proposal is not 
compatible with the character of the area and reflects an “abrupt, isolated and 
unsympathetic response to the surrounding context”.  

With respect to the impact to the streetscape along Haig, it will remain essentially 
unchanged.  The change to the streetscape amounts to a north and south driveway and 
a new two storey single detached condominium, just north of the CNR line. The 
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townhouse units are set out in blocks of 6 to 8 units, all of which are internal to the site, 
with the exception of one single detached condominium unit at the south end of the 
complex (just north of the CNR line) and the two single detached freehold units to the 
north. These two units are the existing dwellings on Haig and will remain, so the north 
end of the streetscape will not change. The existing lots could be redeveloped as single 
family homes to the same height proposed by Weldan. The north driveway into the 
condominium complex is just south of the two existing homes. South of the driveway are 
the three homes on Haig that are outside the boundary of the development, with the 
second driveway to the south. Next to this south driveway is the single detached 
condominium home referred to above and the safety berm at the south limit of the 
development required to separate the complex from the CNR line. There was no 
evidence of unacceptable impact with respect to height. 

In considering the issue of compatibility, the City’s position was that the 
condominium driveway requires reconfiguration for a couple of purposes. First, it should 
be planned to act as a ring type road at the outer limit of the site to increase the buffer 
to the Golf Course and the CNR tracks. Second, the access road should consider a 
future connection to the north, given those existing single family homes will likely be 
redeveloped in the future.  The Board finds that the concept plan showing the internal 
road network is a logical configuration, subject to any further considerations at the site 
plan stage.   Based on the current circumstance with City owned land at the south east 
boundary of the development, a ring type road at the outer limits of the property does 
not appear feasible.  With respect to plans for any connection to the north when these 
lands (also fronting onto Haig) are intensified, Weldan is not required, as suggested by 
the City to formulate a master plan in circumstances where the proposal is for a plan of 
condominium.   

One matter that should be revisited as part of the site plan approval process is 
the provision of a sufficient play or play areas, identified as “tot lots”.  The proposed 
locations, at the west limit of the development, close to the rear yards of the single 
family homes planned to remain on Haig is simply too tight to provide for a sufficient 
play space for very small children, sunlight and a sitting area.  The concept plan should 
be refined at the site plan stage to provide a more appropriate location for the proposed 
“tot lots”. This may require a reconfiguration of townhouse blocks D, E, F and G as 
currently shown on the concept plan or an alternative proposal to integrate appropriate 
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play space into the development.  This matter, as well as other matters that relate 
purely to urban design, may be revisited as part of the site plan process.  While Weldan 
has provided detailed elevations, grading plans, landscape plans and building design 
and configuration, it is still required to embark upon the site plan process, which can be 
used to make improvements to the configuration and address additional concerns 
raised by City Staff, and in particular matters raised  by Ms Chibututu during the course 
of her testimony.  However, the Board finds that the evidence supports the planning 
instruments that are before the Board, with further refinement to the proposal to be 
undertaken during the course of the site plan process.   The planning instruments under 
appeal constitute good planning. 

Issue 3 - Impact to Lakeview Golf Course 

Both the City and Weldan called expert evidence to address the issues raised in 
respect of the Golf Course. There were two issues. First, does the development provide 
for an appropriate setback from the Golf Course having regard for the possibility of golf 
balls landing on the subject lands, and are appropriate mitigation measures proposed. 
Second, will the development have an adverse impact on the Golf Course and does it 
recognize its heritage designation.    

Dealing with the first issue, Mr. Baker and Mr. Heaslip, each highly qualified in 
the area of golf course design, testified in respect of the potential for errant golf balls to 
land in proposed amenity areas and the effectiveness of the recommended mitigation 
measures. Mr. Baker prepared a Heritage Impact and Golf Course Interface Study 
(Revised in March 2010), concluding that the separation distance is sufficient to account 
for errant golf shots from the 7th hole (which is parallel to the rear of the Haig lots). Both 
Mr. Broll and Mr. Baker concluded that the development will not have a negative effect 
on the heritage resource of the Golf Course.  

Because Haig is parallel to the west property line of the Golf Course, the existing 
lots are extremely deep with their backyards extending to the chain link fence that 
represents the Golf Course property line. Given the depth of the lots, errant golf shots 
have resulted in golf balls landing in these rear yards. However, most of the errant golf 
balls land in the vicinity of the fence that marks the Golf Course property line or in the 
trees and shrubs that populate these lots and are a considerable distance away from 
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existing amenity areas. As a precaution against errant golf balls landing in the 
development, a buffer of approximately 60 metres is shown in the concept plan. Weldan 
proposes to dedicate approximately a 0.253 ha strip of land parallel to the 7th hole and 
immediately abutting the Golf Course. The concept plan shows the rear yards of the 16 
eastern most townhouse units facing the land proposed for parkland dedication, and 
further east, the chain link fence at the Golf Course property line. In addition, these rear 
yards will be separated from the area for parkland dedication (and the Golf Course 
beyond) by an acoustic berm/fence and retaining wall. In addition, the configuration is 
such that the units at the south end of the development, especially those immediately 
north of the CNR line, are also  buffered as there exists a piece of City owned property 
that is not part of the parkland dedication between the chain link fence and the Weldan 
property line.  

Despite these mitigation measures, Mr. Heaslip testified there remains potential 
for land use conflict between the development and Golf Course. Conversely, Mr. Baker 
concluded that to the extent there are errant golf shots, for the few balls that land 
beyond the property line of the Golf Course, the balls would generally fall within the 
parkland dedication buffer.  His conclusion was based on his experience, as well as a 
count of errant shots that was conducted at the property line of the 7th hole. Mr Heaslip 
was critical of the study, undertaken in September and October 2008, the purpose of 
which was to count the number of golf balls landing on the Haig property over a four-day 
period. The study area was approximately 150 yards leading to the 7th green. Mr. 
Heaslip stated that the count was optimistic, undertaken in the fall when the level of play 
is better than at the outset of the season. He was also critical of the sample size.  
Applying the number of annual rounds to the shots, Mr. Heaslip testified that the count 
of errant shots was low. Nevertheless, his summary of the work undertaken indicated 
that 8.85% of shots were observed at the property line, 3.82% between the property line 
and 25 metres and 1.47% of shots beyond 25 metres. Mr. Heaslip and Mr. Baker 
disagreed on the location of the centre line of the 7th hole and how much of a set back 
should be required.  However, Mr. Heaslip and Mr. Baker did agree that errant golf balls 
could land in the area for parkland dedication.  The chance of balls going beyond the 
buffer into the development is very small.  Each agreed that measures can be employed 
in the detailed site plan process to ensure that the fencing and existing vegetation 
provide adequate mitigation.  As Mr. Heaslip said in his evidence, the proposed 
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landscape plan will have to be designed in a manner to protect the development from 
errant golf balls approaching on a variety of angles.  The Board finds that the potential 
for conflict between the residential use and the golf course use is minimal. The buffer 
represented by the parkland dedication, augmented by a berm, existing shrubs and 
trees and the chain link fence at the property line provides a sufficient protection against 
errant golf balls landing in the rear yard amenity areas of the townhouses.  As part of 
the site plan process, Weldan could consider, for example, providing additional netting 
to augment the chain link fence.  

With respect to heritage concerns, Ms Young testified on behalf of the City 
explaining the attributes of the Golf Course and the history behind its recent designation 
under the Heritage Act.  Ms Young’s concern was that the development should not 
compromise the heritage value of the Golf Course. As one of the earliest professionally 
designed golf courses in Canada, the layout of the golf course should not be affected by 
the development, especially given its interface with the 7th hole. The concern was that if 
errant golf balls become an issue, there  may have to be an adjustment to the 
orientation of the 7th hole to ensure that golf shots stay within the property boundary (or 
at least, within the dedicated buffer).  

On this issue, the Board finds that the status quo will be maintained following 
development and accordingly there is no impact to the Golf Course as a heritage 
resource.  The development does not affect any property boundary. To the extent there 
are errant golf shots today, as indicated above balls land within the deep treed 
backyards of the Haig homes. This area will now be part of the parkland dedication with 
the result that errant balls will be very unlikely to land on private property. Addressing 
Ms Young’s position that policies call for the heritage resource to be enhanced and 
views preserved, the evidence was that there are very limited views to the Golf Course 
from Haig. The photos show that views are from the east, along Dixie Road. Given the 
depth of the lots on Haig and the mature trees and shrubs in existing rear gardens, the 
townhouse development will not affect the status quo in respect of the relationship 
between Haig and the Golf Course. There is no suggestion of moving the chain link 
fence that runs north/south setting out the west limit of the Golf Course. Views to the 
Golf Course are from the east property line, along Dixie Road. In short, the development 
recognizes and has accounted for the heritage designation of Lakeview and it will not 
have an adverse impact on the golf course, or its associated buildings. 
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 Decision 

For all of the reasons given, the appeals are allowed.  In arriving at this decision, 
the Board had regard to matters of provincial interest set out in Section 2 of the 
Planning Act. As required under subsection 3(5) of the Planning Act, the decision is 
consistent with the PPS and conforms to the Growth Plan. The City of Mississauga 
Lakeview District Plan is amended as set out in Attachment “1”, and as amended is 
approved. City of Mississauga By-law 0225-2007, as amended, is amended as set out 
in Attachment “2”. The Board authorizes the municipal clerk to assign a number to this 
by-law for record keeping purposes. However, to permit the parties an opportunity to 
ensure that the form of language of the OPA and By-law is appropriate, the Board’s 
Order is withheld until the instruments are submitted in final form.   If difficulties arise the 
Board may be spoken to. 

  

 
 
 
“J. de P. Seaborn” 
 
J. de P. SEABORN 
VICE-CHAIR 
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