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1 Introduction  

 

This Housing Report has been prepared by SGL Planning & Design Inc. in support of an 
Official Plan Amendment (OPA), Zoning By-law Amendment (ZBA), and Site Plan 
Approval applications submitted by Blackthorn Development Corporation on behalf of 
2683340 Ontario Inc., for lands municipally addressed as 255 Dundas Street West as 
shown on Figure 1 (the “subject site”).  The applications seek to permit a 14-storey 
mixed-use building with a 6-storey podium and at grade commercial uses.  

 

Figure 1: 255 Dundas Street West map and subject site 
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In response to Ontario’s housing crisis, the Province has sought to increase the housing 
supply as reflected in the More Homes, More Choice: Ontario’s Housing Supply Action 
Plan.  Echoing this direction, the Region of Peel’s Official Plan states that the Region 
and local municipalities will work together to implement a Housing Strategy that 
addresses housing issues and needs (Policy 6.2.2.14).  Supporting this initiative, the 
City of Mississauga’s Official Plan Policy 7.2.3 stipulates the City will ensure housing is 
provided in a manner that meets the intent of Provincial and Regional policies.  

The City of Mississauga’s Housing Strategy aims to diversify and increase the housing 
stock available for medium income households and to enable families to age in place.  

A Housing Report is required as part of a complete application, to evaluate how the 
proposed development contributes to a diverse housing market in the City.  This report 
is prepared in accordance with the City’s terms of reference, which is contained in 
Appendix A.    
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2 Description of the Proposal 

 

The subject site is located at the corner of the Dundas Street West and Parkerhill Road, 
as shown on Figure 1.  The subject site has an area of 0.94 hectares (2.33 acres) with a 
frontage of approximately 123.75 metres along Dundas Street West.   

The subject site currently contains a one-storey commercial plaza with a surface parking 
lot at the rear.   

North of the subject site is a low-rise residential neighbourhood. A mix of apartment 
buildings up to 13-storeys and townhouses are found along Dundas Street.  The character 
of the area is generally evolving with an emerging context of mixed-use buildings and 
offices along Dundas Street West.   

Proposed is a 14-storey mixed-use building with a 6-storey podium consisting of ground 
floor commercial uses along Dundas Street, residential apartment units above, and 
underground parking.   

The proposed development has a gross floor area of 32,790.40 m2 , of that 1,486.30 m2 
is commercial space on the ground floor.  A total of 393 residential units are proposed 
with the following unit breakdown as shown on Table 1.  

 
Table 1: Proposed Unit Breakdown 

Unit Type  # of Units  Size Range (m2) 
1BR / 1BR + Den 225 48 - 60 
2BR / 2BR + Den  141 68 - 91 
3BR 27  93 - 127 

 
 
The proposed development will contribute to the supply of market based housing with a 
range of unit sizes to meet the diverse needs of households in an area poised to 
become more transit accessible.  The proposed development will also contribute to the 
evolving urban character of the surrounding area with its built form and mix of uses. 
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3 Transit Network  

 
The subject site is in walking distances to a number of existing and planned higher 
order transit routes as well local bus routes (see Figure 2).  A bus stop on the northeast 
corner of Parkerhill Road and Dundas Street West will provide future residents access 
to the bus network within walking distance.  The Cooksville GO Station, a GO Transit 
train and bus station located on the Milton GO line, is located approximately 900 metres 
(over a 10 minute walk) from the subject site.  In addition, the future Hurontario Light 
Rail Transit (LRT) line, is planned and will soon be completed with a stop at Dundas 
Street West, 800 metres to the east (Figure 3). 

 
Figure 2: Mississauga Transit System Map 

 

 

 



Housing Report April 2021 
255 Dundas Street West, Mississauga 

 
5 

 

Figure 3: Proposed Hurontario LRT Map 

The new Hurontario LRT is anticipated to be completed by 2024, and will complement 
the existing GO Transit service and future Bus Rapid Transit (BRT) service along 
Dundas Street West.   

The subject site is also located within the City’s Dundas Connects Master Plan (DCMP) 
Focus Area (Figure 4).  The DCMP provides a comprehensive plan for the 
implementation of a BRT route along the Dundas Street corridor and with connections 
to the Hurontario LRT.   

The DCMP identifies major arterial intersections and neighbourhoods as Focus Areas 
where transportation and land use planning can be intergrated to implement best 
practices along the corridor.  The subject site is located on the eastern border of the 
Cooksville Focus Area, surrounding the Cooksville Major Transit Station, and is 
considered a key transitional zone between the station area and the adjacent low-rise 
neighbourhood.   
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Figure 4: Dundas Connects Master Plan Cooksville Focus Area 
 

With the subject site located within a 10 minute walk to existing and planned higher 
order transit lines, the proposed development represents a transit oriented built form 
along Dundas Street West, while appropriately responding to the adjacent low-rise 
neighbourhood through setback and stepbacks.    

Based on the subject site’s proximity to the Cooksville GO Station, which will provide 
access to both the GO train and bus service, the Hurontario LRT line, as well the future 
Dundas Street West BRT, the proposed development is strategically located to optimize 
transit infrastructure and encourage a shift in travel behaviour.  

 

 

  

SUBJECT 
SITE 
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4 Identification of any Additional Considerations   

  

In accordance with the City’s Terms of Reference, this section of the report provides a 
response to how the proposed development facilitates the inclusion of supporting 
housing.  
  
The proposed development will provide 393 residential units ranging in size to meet the 
needs of different households.  The proposed development will also include at-grade 
retail and commercial space providing future and existing residents with access to daily 
amenities.  Future residents will have access to a variety of transportation options 
encouraging sustainable modes of travel.  In addition, the proposed development 
contemplates the demolition of an existing auto-oriented single-storey commercial 
plaza.  There are no existing residential rental units on the site that will be demolished. 
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5 Planning Rationale 

 

This section of the report provides an overview of relevant housing policies and 
objectives of the Provincial Policy Statement 2020, Growth Plan 2020, Region of Peel 
Official Plan, Peel Housing and Homelessness Plan 2018-2028, Mississauga Official 
Plan, and Mississauga Housing Strategy.  Following the policy overview, there is a brief 
statement of how the proposed development addresses the various policies and 
objectives.  

Provincial Policy Statement (PPS) 2020 

The 2020 Provincial Policy Statement (PPS) encourages efficient land use and 
development patterns.  Section 1.1.1 b) provides, in part, that healthy and liveable and 
safe communities are sustained by accommodating an appropriate affordable and 
market-based range and mix of residential types to meet long-term needs. 

Section 1.1.3.3 states that planning authorities shall identify appropriate locations and 
promote opportunities for accommodating a significant supply and range of housing 
options through intensification and redevelopment. 

1.4.3 a) and b) further states that planning authorities shall provide an appropriate range 
and mix of housing options to meet market-based and affordable housing needs, 
including implementing targets for affordable to low and moderate income households, 
and permitting and facilitating all housing options to meet social, health, economic and 
well-being requirements of people. 

Section 1.7.1 states, in part, that long-term economic prosperity should be supported by 
providing a range of housing options for a diverse workforce. 

Consistency 

The proposed development represents an efficient use of resources by utilizing existing 
infrastructure and public services, including transit infrastructure, which is both existing 
and evolving in the area with the introduction of the Hurontario Light Rail Transit (LRT) 
and the future Dundas Street Bus Rapid Transit (BRT).  The development increases the 
supply of housing through a redevelopment in a transit-oriented area.  The proposed 
development will introduce 393 new residential units within the settlement’s built-up 
area, assisting the City in meeting its projected housing needs by providing a mix of 
units types as well as accessible units (refer to Section 2 for suite breakdown).  In 
addition, the proposed development will further diversify the City’s housing stock 
meeting the needs of the City’s diverse population.  Therefore, the proposed 
development is consistent with the relevant housing policies and intent of the PPS. 
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Growth Plan for the Greater Golden Horseshoe, 2020 (Growth Plan) 

Section 2.2.1.4 of the Growth Plan addresses supporting the achievement of complete 
communities that feature a diverse mix of land uses, improve social equity and quality of 
life for people of all ages, abilities and incomes, and provides a diverse range and mix 
of housing options including affordable housing. 

The Growth Plan provides additional direction on creating complete communities 
through a variety of housing goals in section 2.2.6.  In addition to accommodating 
forecast growth and achieving minimum intensification and density targets, Section 
2.2.6.2 of the Growth Plan calls on municipalities to support the achievement of 
complete communities by considering a range and mix of housing options and densities 
and to diversity overall housing stock across municipalities. 

Conformity  

In supporting the growth of a complete community, the proposed development will 
maintain retail uses and services by including at-grade uses fronting along Dundas 
Street West.  In advancing the growth of a healthly complete community, the proposed 
development will provide residential units in an area with access to a variety of existing 
public service facilities including schools within walking distance, as shown on Figure 5.   

The proposed development supports a diverse housing stock by introducing a range of 
apartment types in varying unit sizes that will accommodate a variety of households and 
income levels.  The inclusion of three-bedroom apartment buildings will provide family 
sized housing units, and the smaller units will provide affordable home ownership 
options.  In addition, the compact built form enables the introduction of 393 residential 
units in an emerging transit accessible and complete community.  
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Figure 5 – Community Services and Facilities 

The proposed development is also approximately 900 metres (over a 10 minute walk) 
from the Cooksville GO Station, the Hurontario LRT and the future Dundas Street BRT, 
which will provide future residents a variety of transit options (refer to Figure 2 and 3).  
Therefore, the proposed development conforms with the vision and policies of the 2020 
Growth Plan to facilitate complete communities through proposing a mixed use building 
that represents an efficient use of land and contributes to the City’s housing stock. 
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Region of Peel Official Plan 

Section 5.8 of the Region of Peel Official Plan includes objectives and policies to 
support the provision of adequate, accessible and appropriate housing of all types, 
sizes, densities and tenures.   

The policies state that Regional Council will encourage and support local municipalities 
to plan for a range of densities and affordable housing, including low and moderate 
income households (policy 5.8.2.3), while also encouraging new residential 
development, redevelopment and intensification (policy 5.8.2.6). 

Policy 5.8.2.12 states that the Region will work with local municipalities to implement 
annual minimum new housing unit targets for Peel, which include a 35% target for 
market rental and affordable ownership, as well as a 45% private market ownership 
housing target.   

Section 5.8.3 includes more detailed policies with respect to the supply of affordable 
housing in the Region.  Many of these policies speak to efforts to encourage local 
municipalities to promote the provision of affordable housing.  Policy 5.8.3.2.12 
encourages community agencies and landowners of suitably sized sites to develop 
affordable housing. 

Conformity  

The proposed development will intensify an underutilized site located in close proximity 
to a number of existing and planned higher order transit options as well as existing 
public service facilities. 

The proposed unit mix of 1 bedroom, 2 bedroom and 3 bedroom configurations will 
provide a range of apartment unit types and sizes.  The 27 three-bedroom apartment 
units will provide family sized housing units, whereas the 225 one-bedroom units will 
provide affordable home ownership options, which will assist the Region in meeting the 
35% affordable ownership target.  As well, 15% of each unit type will be accessible, 
meeting the needs of diverse groups.  

Therefore, the proposed development conforms with Section 5.8 of the Region of Peel’s 
Official Plan by proposing a mix of apartment units types supported by transit, and will 
assist the Region in meeting its housing targets. 

City of Mississauga Official Plan (Office Consolidation 2020) 

Chapter 7 of the City of Mississauga Official Plan contains policies to ensure the 
provision of complete communities, and includes policies specific to the provision of 
housing in the City. 
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Policy 7.1.6 requires the City to ensure that people with diverse housing preferences 
and socioeconomic characteristics and needs can be accommodated within an 
appropriate mix of housing. 

Further, policy 7.2.2 requires the City to provide opportunities for a range of housing 
choices (type, tenure, price), affordable ownership and rental dwelling types, and 
housing for individuals with special needs. 

Policies 7.2.3 and 7.2.5 requires the City to ensure that housing is provided in line with 
Provincial and Regional housing policies. 

Conformity  

The proposed development conforms to the polices of Chapter 7 by proposing a 
compact mixed-use residential development, in an emerging transit accessible area with 
access to various daily amenities within walking distance (Figure 5).  In addition, the 
replacement of at grade commercial uses will further contribute to future residents 
access to daily amenities.  

As previously discussed, the apartment unit mix will provide a diverse mix of apartment 
unit options meeting housing preferences of all age groups.  Moreover, the mix of one, 
two, and three bedroom units, will assist the City in providing a range of apartment 
housing choices at a range of prices.  

Therefore, the proposed development conforms with the City of Mississauga Official 
Plan by further facilitating the growth of a complete community with a mix of apartment 
bedroom types.  

Mississauga Housing Strategy 

The Mississauga Housing Strategy includes goals and strategies particularly focused on 
achieving the Region’s housing target related to market based housing, rental, and 
affordable ownership.  The housing strategy includes four major goals including: remove 
barriers, close the missing middle gap, champion system reform, and be accountable.  
In realizing the goals, the Housing Strategy includes 40 actions; key actions include:  

• Strengthening and adding new affordable home ownership and rental housing 
policies for moderate income households and the development of family size 
units; 

• Encourage first time homeownership programs;  
• Explore with the Region the implementation of a Regional tax levy to support 

middle income households; and  
• Establish long term housing unit production target.  
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Intent 

With a strong focus on providing affordable home ownership the proposed development 
will provide a range of market based housing units varying in size and bedroom 
configuration that can improve affordability and expanded ownership opportunities 
within the City.  In addition, the proposed 27 three bedroom units will assist in providing 
family sized units within the city for moderate income households.  In addition, the 
proposed development meets the vision of the City’s Housing Strategy by increasing 
affordability through by providing a range of smaller unit sizes that provide more 
affordable options. 
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6 Analysis and Opinion  

 

The proposed development is a transit oriented development located in an emerging 
transit accessible area of the City.  The location of this building  will help facilitate a 
complete community.  As discussed in Section 5 of this report, the proposed 
development is consistent with and conforms to Provincial, regional and local housing 
policies by introducing 393 housing units in varying sizes and price points.  Further, the 
additional housing will potentially improve the affordability for middle income households 
while also enabling residents to age in place.  In addition, the proposed development 
includes accessible units in accordance with the Ontario Building Code meeting the 
needs of diverse households.  
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7 Summary and Conclusions  

 

The proposed mixed-use 14-storey building with at grade commercial uses will support 
the growth of a complete community in an emerging transit oriented area.  The 393 
residential units contemplated will be a positive contribution to the City’s supply of 
housing further diversifying the housing market.  

For the reasons set out in this Housing Report, as well as the other reports prepared in 
support of the application, it is our opinion that the proposed development is appropriate 
and represents good planning for the subject site.  The proposed development is 
consistent with the housing policies of the PPS and conforms to the housing policies of 
the Growth Plan, the Peel Region Official Plan, the City of Mississauga Official Plan and 
the intent of the City’s housing strategy.  

In summary, the proposed development will facilitate the development of a complete 
community anchored by transit and diverse range of amenities within walking distances.  
The proposed development positively contributes to the City’s housing stock and 
provides a form of housing underrepresented in the City.  
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Preamble 

Housing is unaffordable for almost 1 in 3 Mississauga households.  Mississauga's middle income households – who 
are a critical part of the city's workforce and community – are increasingly challenged to find housing that meets 
their needs and income levels.  To ensure the long term health and viability for our city, meaningful action to address 
housing affordability is required.   

In 2017, City Council approved Making Room for the Middle – a Housing Strategy for Mississauga.  The Housing 
Strategy outlines the City's action plan to address housing affordability, including encouraging new development that 
is affordable to middle income households.  Mississauga Official Plan also provides direction on housing priorities.  
Policy 7.1.6 stipulates that Mississauga will ensure the housing mix can accommodate people with diverse housing 
preferences and socio-economic characteristics and needs.  Policy 7.2.3 directs that Mississauga will ensure housing 
is provided in a manner that fully implements the intent of Provincial and Regional policies.  Policy 7.2.5 stipulates 
that the onus will be placed on the applicant/developer to address Provincial and Regional housing requirements.   

To create complete, inclusive communities, planning applications and decisions need to address housing 
affordability.  The City will work with the development community to fulfill housing objectives. 

Purpose 

The purpose of the Housing Report is to demonstrate how larger and / or phased developments meet Provincial, 
Regional, and City housing objectives, including the provision of housing that is affordable to middle income 
households.  The Housing Report will provide information about the proposed development including tenure, 
number of units by bedroom type, proposed prices / rents, and planning rationale, which includes housing 
affordability.  Appendix 1 outlines required contents of the Housing Report. 

Application Type

A Housing Report shall be submitted in support of a complete application for all official plan amendment, rezoning, 
and plan of subdivision applications proposing 50 or more ownership residential units.  In some cases, these 
developments will also trigger a request for the provision of affordable middle income housing.  Please refer to Table 
1 for clarification on when the provision of affordable middle income housing will be requested. 

Table 1 – When will the City Request Affordable Middle Income Housing? 

Request for Affordable Middle Income Housing No Request 

 Official plan amendments, rezonings, and plan of
subdivisions involving 50 or more residential units

 Ownership development proposals only

 Purpose-built rental developments

 Seniors / retirement developments

 Developments of less than 50 residential units

 Non-residential developments

 Lifting of "H" Provision

Provision of Affordable Middle Income Housing 

The City is requesting the provision of affordable middle income housing units at a minimum rate of 10%.  The 10% 
contribution rate is not applied to the first 50 units of a building. For example, if a development is 100 units in total, 
the contribution request is 5 units [(100 units – 50 units) x 10%].  If the development is 53 units in total, the 
contribution request is rounded up to 1 unit [(53 units – 50 units) x 10%].  In mid-rise and high-rise development, 
the rate is applied to each building, whereas in low-rise developments, the rate is applied to the site.   

http://www.mississauga.ca/


Terms of Reference 

Housing Reports 

 City of Mississauga 
Planning and Building Department 
City Planning Strategies Division 
Tel: 905-615-3200 ext. 8409 
www.mississauga.ca 

 

October 17, 2019 Page 2 of 5 

 

Two exceptions to the contribution rate identified above should be noted: 

 20% of units proposed on Reimagining the Mall sites should be affordable (Council Resolution 0150-2019). 

 The number of affordable units requested can be lowered for developments proposing deeply affordable 
units. 

The City will consider alternatives to on-site unit contributions, including off-site unit contributions, land dedication, 
or financial contributions for affordable middle income housing elsewhere.  If off-site units or land are dedicated, 
the location should be similar to the primary development site in terms of access to amenities, services, and transit.   

What is affordable to middle income households? 

For the purposes of this Housing Report Terms of Reference, affordable middle income housing costs no more than 30% 

of gross annual household income for middle income households, who earn approximately $55,000 to $100,000.  

Affordability thresholds for ownership and rental housing are outlined in Table 2 below.   

Table 2 – Affordability Thresholds 

Affordable Ownership Price Threshold 

$420,000 or less 

Affordable Rent Threshold –1.5 x Average Market Rent (AMR)* 

Unit Type 2018 AMR*
 

1.5 x AMR or less 

Bachelor $922 $1,383 

1 Bedroom $1,233 $1,850 

2 Bedroom $1,396 $2,094 

3+ Bedroom $1,590 $2,385 

*Source - Canada Mortgage and Housing Corporation (CMHC) Rental Market Survey, October 2018.  AMR will be annually updated. 
 

Note – While the request for an affordable contribution will only occur where ownership tenure is proposed, the 

affordable units provided can be rental or ownership tenure.   

Duration and Administration 

Affordable units should remain affordable for at least ten years after occupancy.  It may be beneficial for the proponent 

to consider partnerships with non-profit organizations for the construction / administration of the affordable units, or to 

consider transferring units to a non-profit housing provider.  Innovative forms of ownership are also possible.   

How will the Housing Report be used by the City? 

The Housing Report will assist the City in understanding how the proposed development will advance the housing mix, 

targets and affordability objectives of the City of Mississauga and Region of Peel.  Recognizing that in some cases 

incentives or partnerships may be available, the report will also enable staff and development proponents to engage 

early in the development process and advance discussions regarding access to provincial and federal funding, and 

possible municipal incentives offered through a Community Improvement Plan. 

How will the Housing Report affect my application? 

Proposed developments must first and foremost meet the tests of good planning.  Demonstrating progress towards the 

achievement of Provincial, Regional, and City housing objectives also falls within that scope.  More information about 

the Housing Report can be obtained from Catherine Parsons, Planner, City Planning Strategies Division, Planning and 

Building Department at 905-615-3200 ext. 8409 or catherine.parsons@mississauga.ca. 

http://www.mississauga.ca/
https://www7.mississauga.ca/documents/committees/general/2019/2019_06_10_PDC_Agenda.pdf
mailto:catherine.parsons@mississauga.ca
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Appendix 1 – Contents of Housing Report  
 
Part A – Please provide the following information: 
 

1. Description of the Proposal (Including File #) 

 Include number of units by unit type and proposed prices / rents.  Please see table on next page.  This 

table should form part of your Housing Report submission and simplify the preparation of the Housing 

Report. 

2. Relevant Planning Process and Other Related Applications  

 OPA, ZBL, Plan of Subdivision, Plan of Condominium, etc. 

3. Identification of any Additional Considerations  

 inclusion of supportive housing 

 financial or land contributions towards affordable housing 

 innovative rent-to-own models 

 site constraints  

 proposed demolition or conversion of existing rental units 

4. Planning Rationale 

 How does the proposed development address the relevant housing policies and objectives of the 

Provincial Policy Statement 2014, Growth Plan 2019, Region of Peel Official Plan, Peel Housing and 

Homelessness Plan 2018-2028, Mississauga Official Plan, and Mississauga Housing Strategy? 

5. Analysis and Opinion  

 How does the housing proposal represent good planning and address the housing targets and 

objectives of the City of Mississauga and Region of Peel? 

6. Summary and Conclusions 

The submission should also identity the outcomes of any pre-application discussions with any civic officials and 

discussions held in the community.  

  

http://www.mississauga.ca/
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Part B – Please complete the following table.    
 
Include the full range of units provided, whether they are market units, or units forming part of the affordable 
middle income housing contribution. Where exact values / quantities are not yet known, please provide 
estimates.  For a separate word document version of this table that can be pasted into your Housing Report, 
please click here: https://www7.mississauga.ca/documents/Business/Housing_Report_Table.docx 
 

Proposed Development – Housing Breakdown (All Units) 

Purpose Built Rental Units* 

Bachelor 

Proposed Rents in 2019 Dollars (excluding parking and utilities) Qty. of Units 

Less than $922/month rent  

Between $922 and $1153/month rent  

Between $1153 and $1383/month rent  

Between $1383 and $1614/month rent  

More than $1614/month rent  

1 bedroom 

Proposed Rents in 2019 Dollars (excluding parking and utilities) Qty. of Units 

Less than $1233/month rent  

Between $1233 and $1541/month rent  

Between $1541 and $1850/month rent  

Between $1850 and $2158/month rent  

More than $2158/month rent  

2 bedroom 

Proposed Rents in 2019 Dollars (excluding parking and utilities) Qty. of Units 

Less than $1396/month rent  

Between $1396 and $1745/month rent  

Between $1745 and $2094/month rent  

Between $2094 and $2443/month rent  

More than $2443/month rent  

3+ bedroom 

Proposed Rents in 2019 Dollars (excluding parking and utilities) Qty. of Units 

Less than $1590/month rent  

Between $1590 and $1988/month rent  

Between $1988 and $2385/month rent  

Between $2385 and $2783/month rent  

More than $2783/month rent  

Ownership Units  
Ownership Units to be Sold at Market Prices Qty. of Units 
Bachelor  

1 bedroom  

2 bedroom  

3+ bedroom  

Ownership Units to be Sold as Affordable Proposed Affordable Sale Price of Unit Qty. of Units 
Bachelor $  
1 Bedroom $  
2 bedroom $  
3+ bedroom $  

Unit Transfer  

Ownership Units to be Dedicated to City/Region Market Value of Unit Qty. of Units 
Bachelor $  
1 Bedroom $  
2 bedroom $  
3+ bedroom $  

http://www.mississauga.ca/
https://www7.mississauga.ca/documents/Business/Housing_Report_Table.docx
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Secondary Suites  
Private Ownership Secondary Suites Qty. of Units 
Bachelor  

1 bedroom  

2 bedroom  

3+ bedroom  

Land  

Land Dedicated to City/Region Market Value of Land Per Acre Acres 
 $  

Financial Contribution to Affordable Housing Offsite  

 Amount  
 $  

*Proposed rent ranges to be updated annually, following the release of CMHC's Annual Rental Market Survey every October. 

http://www.mississauga.ca/
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