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Sajecki Planning Inc. has been retained by 
Edenshaw Queen Developments Limited to 
provide planning assistance in support of the 
redevelopment of the site municipally known as 
30 Queen Street East in the City of Mississauga 
(the “subject site”).

This Housing Report has been prepared in support 
of applications to amend the City of Mississauga 
Official Plan and the City of Mississauga Zoning 
By-law 0225-2007 to permit a mixed-use high-
density development. The development proposal 
includes a 40-storey building with five townhouse 
units and commercial uses at grade (Tower A) 
and a 42-storey building with commercial uses 
at grade and the second level (Tower B). 

The subject site is located between the under-
construction LRT station with Hurontario Street 
beyond to the east, Ann Street to the west, Park 
Street to the south, and the CN railway corridor 
to the north. The subject site is immediately 
adjacent to the under-construction Light Rail 
Transit (“LRT”) station and the Port Credit GO 
Station. 

The purpose of this Housing Report is to:

•	 Provide a description of the proposal;

•	 Identify the relevant planning process;

•	 Identify when in the development approvals 
process affordable housing will be reviewed;

•	 Provide a planning rationale based on the 
Provincial, Regional, and Municipal housing 
policies and objectives; and

•	 Provide analysis and opinion regarding 
how the housing proposal represents good 
planning and addresses the housing targets 
and objectives of the City of Mississauga 
and Region of Peel.

Edenshaw Queen Developments Limited 
proposes developing the subject site with two 
mixed-use residential buildings, Tower A and 
Tower B, consisting of 40- and 42-storeys, 
respectively (Figure 1). 

A total gross floor area (“GFA”) of 73,540 m² 
(791,580 ft²) is proposed, comprised of a 
residential GFA of 71,775 m² (772,580 ft²) and 
a non-residential GFA of 1,765 m² (19,000 
ft²); the proposal would result in a total FSI of 
12.38. Commercial space is located at grade, 
with frontage towards a mid-block connection 
between the LRT Station and Ann Street, and 
facing Ann Street. Five townhouse units are 
proposed as part of Tower A, with frontage on Park 
Street East. A total of 1,580 m² (16,899.34 ft²) of 
outdoor amenity space and 1,925 m² (20,720.53 
ft²) of indoor amenity space are proposed on 
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CITY OF MISSISSAUGA STANDARD NOTES:

i)   I HEREBY CERTIFY THAT THIS DRAWING CONFIRMS IN ALL RESPECTS TO THE SITE DEVELOPMENT PLANS
ARCHITECT OR ENGINEER'S SIGNATURE (IF APPLICABLE) AND PROFESSIONAL SEAL.
ii)   THE CITY OF MISSISSAUGA REQUIRES THAT ALL WORKING DRAWINGS SUBMITTED TO THE BUILDING DIVISION AS
PART OF AN APPLICATION FOR THE ISSUANCE OF A BUILDING PERMIT SHALL BE CERTIFIED BY THE ARCHITECT OR
ENGINEER AS BEING IN CONFORMITY WITH THE SITE DEVELOPMENT PLAN AS APPROVED BY THE CITY OF
MISSISSAUGA.
iii)   ALL EXTERIOR LIGHTING WILL BE DIRECTED ONTO THE SITE AND WILL NOT INFRINGE UPON THE ADJACENT
PROPERTIES.
iv)   ALL ROOFTOP MECHANICAL UNITS SHALL BE SCREENED FROM VIEW BY THE APPLICANT.
v)   PARKING SPACES RESERVED FOR PEOPLE WITH DISABILITIES MUST BE IDENTIFIED BY A SIGN, INSTALLED AT THE
APPLICANT'S EXPENSE, IN ACCORDANCE WITH THE BY-LAW REQUIREMENTS AND BUILDING CORE REQUIREMENTS.
vi)   THE APPLICANT WILL BE RESPONSIBLE FOR ENSURING THAT ALL PLANS CONFORM TO TRANSPORT CANADA'S
RESTRICTIONS.
vii)   GRADES WILL BE MET WITH 33% MAXIMUM SLOPE AT THE PROPERTY LINES AND WITHIN THE SITE.
viii)   ALL DAMAGED AREAS ARE TO BE REINSTATED WITH TOPSOIL AND SOD PRIOR TO THE RELEASE OF SECURITIES.
ix)   SIGNAGE SHOWN ON THE SITE DEVELOPMENT PLANS IS FOR INFORMATION PURPOSES ONLY. ALL SIGNS WILL BE
SUBJECT TO THE PROVISIONS OF SIGN BY-LAW 0054-2002, AS AMENDED, AND A SEPARATE SIGN APPLICATION WILL BE
REQUIRED THROUGH THE BUILDING DIVISION.
x)   ANY FENCING ADJACENT TO MUNICIPAL LANDS IS TO BE LOCATED 15cm (6.0 in.) INSIDE THE PROPERTY LINE.
xi)   ONLY "SHEILDED" LIGHTING FIXTURES ARE PERMITTED FOR ALL DEVELOPMENT, EXCEPT FOR DETACHED AND
SEMI-DETACHED DWELLINGS WITHIN 60m (196.8 ft.) OF A RESIDENTIALLY ZONED PROPERTY AND MUST CONFIRM TO
THE ENGINEER CERTIFIED LIGHTING PLAN.
xii)   THE OWNER COVENANTS AND AGREES TO CONSTRUCT AND INSTALL "SHEILDED" LIGHTING FIXTURES ON THE
SUBJECT LANDS, IN CONFORMITY WITH THE SITE PLAN AND ENGINEER CERTIFIED LIGHTING PLAN TO THE
STATISFACTION OF THE CITY OF MISSISSAUGA.
xv) WHERE PLANTING IS TO BE LOCATED IN LANDSCAPED AREAS ON TOP OF AN UNDERGROUND PARKING
STRUCTURE, IT IS THE RESPONSIBILITY OF THE APPLICANT TO ARRANGE THE COORDINATION OF THE DESIGN OF THE
UNDERGROUND PARKING STRUCTURE WITH THE LANDSCAPE ARCHITECT AND THE CONSULTING ENGINEER.
UNDERGROUND PARKING STRUCTURES WITH LANDSCAPING AREA TO BE CAPABLE OF SUPPORTING THE FOLLOWING
LOADS:

- 15 cm OF DRAINAGE GRAVEL PLUS 40 cm TOPSOIL FOR SOD
- 15 cm OF DRAINAGE GRAVEL PLUS 60 cm TOPSOIL FOR SHRUBS
- 15 cm OF DRAINAGE GRAVEL PLUS 90 cm TOPSOIL FOR TREES

OR
- PREFABRICATED SHEET DRAIN SYSTEM* WITH A COMPRESSIVE STRENGTH OF 1003 KPA PLUS 40 cm 
TOPSOIL FOR SOD
- PREFABRICATED SHEET DRAIN SYSTEM* WITH A COMPRESSIVE STRENGTH OF 1003 KPA PLUS 40 cm 
TOPSOIL FOR SCRUBS
- PREFABRICATED SHEET DRAIN SYSTEM* WITH A COMPRESSIVE STRENGTH OF 1003 KPA PLUS 40 cm 
TOPSOIL FOR TREES
*TERRADRAIN 900 OR APPROVED EQUAL

xvi)   THE STRUCTURAL DESIGN OF ANY RETAINING WALL OVER 0.6m IN HEIGHT OR ANY RETAINING WALL LOCATED ON
A PROPERTY LINE IS TO BE SHOWN ON THE SITE GRADING PLAN FOR THIS PROJECT AND IS TO BE APPROVED BY THE
CONSULTING ENGINEER FOR THE PROJECT.
xvii)   CONTINUOUS 15 cm HIGH BARRIER TYPE POURED CONCRETE CURBING WILL BE PROVIDED BETWEEN ASPHALT
AND LANDSCAPED AREAS THROUGHOUT THE SITE.
xviii) ALL UTILITY COMPANIES WILL BE NOTIFIED FOR LOCATES PRIOR TO THE INSTALLATION OF THE HOARDING THAT
LIES WITHIN THE SITE AND WITHIN THE LIMIT OF THE CITY BOULEVARD AREA.

WASTE COLLECTION NOTE:

1. THE BINS SHOULD BE PROPERLY POSITIONED IN THE COLLECTION AREA ON
THE DAY OF COLLECTION BEFORE 7AM.
2. THE DRIVER IS NOT REQUIRED TO EXIT THE COLLECTION VEHICLE TO
FACILITATE COLLECTION.
3. PROPERTY MANAGEMENT IS RESPONSIBLE FOR MOVING BINS DURING
COLLECTION.
4. THE REGION WILL NOT BE RESPONSIBLE FOR EMPTYING BINS THAT ARE
INACCESSIBLE TO THE COLLECTION VEHICLE.
5. PROPERTY MANAGEMENT MUST BE VISIBLE TO WASTE COLLECTION
VEHICLE ON APPROACH TO THE COLLECTION POINT, OTHERWISE THE WASTE
COLLECTION VEHICLE WILL NOT ENTER THE SITE.
6. THE GROUND OF THE COLLECTION POINT WILL BE MARKED TO SHOW
PROPERTY MANAGEMENT STAFF AND WASTE COLLECTION VEHICLE DRIVERS
WHERE BINS MUST BE STAGED TO BE LIFTED FOR COLLECTION.

TREE PROTECTION NOTE:

THE APPLICANT IS RESPONSIBLE FOR ENSURING THAT TREE PROTECTION
HOARDING IS MAINTAINED THROUGHOUT ALL PHASES OF DEMOLITION AND
CONSTRUCTION IN THE LOCATION AND CONDITION AS APPROVED BY THE
PLANNING AND BUILDING DEPARTMENT. NO MATERIALS (BUILDING MATERIALS,
SOIL, ETC.) MAY BE STOCKPILED WITHIN THE AREA OF HOARDING. FAILURE TO
MAINTAIN THE HOARDING AS ORIGINALLY APPROVED OR THE STORAGE OF
MATERIALS WITHIN THE HOARDING WILL BE CAUSE FOR THE LETTER OF
CREDIT TO BE HELD FOR TWO YEARS FOLLOWING COMPLETION OF ALL SITE
WORKS. HOARDING MUST BE INSPECTED PRIOR TO THE REMOVAL OF ANY
TREE HOARDING FROM THE SITE.

OWNER'S SIGNATURE: _________________________
DATE: ________________________________________

STATISTICS

LOT AREA - .59 HA
FLOOR AREA - 3,595m2

PROPOSED GFA - 75,540m2

REQUIRED LANDSCAPE AREA - 40% (2,379.30m2)
PROPOSED LANDSCAPE AREA - 28% (1,672.56m2)
PAVED AREA - 2,038.49m2

REQUIRED PARKING SPACES - 1,795
PROVIDED PARKING SPACES - 474
REQUIRED LOADING SPACES - 1 TYPE 'G'
PROPOSED LOADING SPACES - 1 TYPE 'G' AND 2 TYPE 'C'
SUITE SCHEDULE;
1BEDROOMS = 813
2 BEDROOMS = 326
SUITE SIZES;
1 BEDROOM AVERAGE = 51.4m2 (553ft2)
2 BEDROOM AVERAGE = 68.7m2 (739ft2)

NOTES:

1. REFER TO SITE GRADING PLAN PREPARED BY WSP C102,
DATED 28 JANUARY 2022, FOR THE PURPOSES OF
OBTAINING SITE GRADING INFORMATION.

2. REFER TO LANDSCAPE PLANS FOR PLANTING AND PAVING
LOCATIONS, MATERIALS AND DETAILS.

3. REFER TO THE TRAFFIC REPORT FOR ALL VEHICLE
MOVEMENT DIAGRAMS.

4. CURB AND SIDEWALK AT THE VEHICULAR ACCESS POINT
WILL BE BUILT AS PER CITY OF MISSISSAUGA STANDARDS.
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Figure 1 - Proposed Site Plan
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Table 1 - Proposed Unit Breakdown

Total Number of Units Percentage

One Bedroom 463 41%

One Bedroom + Den 350 31%

Two Bedroom 199 17%

Two Bedroom + Den 127 11%

the site; a total of 3,505 m² (37,619.87 ft²). The 
outdoor amenity includes 852 m² of Privately 
Owned Publicly Accessible Space (“POPS”) 
located in the mid-block connection between 
the two buildings. The POPS will create a high-
quality public realm, which provides a public 
amenity and facilitates an attractive and natural 
connection between the LRT and GO Stations.

Four levels of underground parking with 474 
parking spaces are proposed, including 360 
residential spaces and 114 shared visitor and 
retail spaces. 10% of all parking spaces will 
be electric vehicle charger-ready spaces. 740 
bicycle spaces are proposed for residents, 
including 683 long-term parking spaces and 57 
short-term spaces; 7 spaces will be provided for 
commercial uses. The total number of residential 

units proposed is 1,139. Of these units, 41% 
(463) are proposed to be one-bedroom, 31% 
(350) are one-bedroom plus den, 17% of units 
(199) are two-bedroom, and 11% of units (127) 
are two-bedroom plus den (Table 1). Units will 
range between 500 ft² to 1,100 ft². The five 
grade-related townhouse units are proposed to 
be two storeys in height with slightly larger floor 
areas (approximately 1,100 ft²). Table 2 outlines 
the housing breakdown of all residential units.

The final number and breakdown of residential 
units may be subject to change at later stages 
of the development approvals process. At the 
appropriate time of the approvals process, 
when the final number and breakdown of units 
have been decided, Table 2 will be completed 
accordingly.
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Table 2 - Housing Breakdown

Proposed Development – Housing Breakdown (All Units)
Purpose Built Rental Units*

1 bedroom

Proposed Rents in 2022 Dollars (excluding parking and 
utilities)

Qty. of Units

Less than $1233/month rent 0
Between $1233 and $1541/month rent 0
Between $1541 and $1850/month rent 0
Between $1850 and $2158/month rent 0
More than $2158/month rent 0

1 bedroom + den

Proposed Rents in 2022 Dollars (excluding parking and 
utilities)

Qty. of Units

Less than $1233/month rent 0
Between $1233 and $1541/month rent 0
Between $1541 and $1850/month rent 0
Between $1850 and $2158/month rent 0
More than $2158/month rent 0

2 bedroom

Proposed Rents in 2022 Dollars (excluding parking and 
utilities)

Qty. of Units

Less than $1396/month rent 0
Between $1396 and $1745/month rent 0
Between $1745 and $2094/month rent 0
Between $2094 and $2443/month rent 0
More than $2443/month rent 0

2 bedroom + den

Proposed Rents in 2022 Dollars (excluding parking and 
utilities)

Qty. of Units

Less than $1396/month rent 0
Between $1396 and $1745/month rent 0
Between $1745 and $2094/month rent 0
Between $2094 and $2443/month rent 0
More than $2443/month rent 0
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Proposed Development – Housing Breakdown (All Units)
Ownership Units
Ownership Units to be Sold at Market Prices Qty. of Units
1 bedroom TBD
1 bedroom + den TBD
2 bedroom TBD
2 bedroom + den TBD
Ownership Units to be Sold as 
Affordable

Proposed Affordable Sale Price of 
Unit

Qty. of Units

1 bedroom $TBD TBD
1 bedroom + den $TBD TBD
2 bedroom $TBD TBD
2 bedroom + den $TBD TBD
Unit Transfer
Ownership Units to be Dedicated to 
City/Region

Market Value of Unit Qty. of Units

1 bedroom $0 0
1 bedroom + den $0 0
2 bedroom $0 0
2 bedroom + den $0 0
Secondary Suites
Private Ownership Secondary Suites Qty. of Units
1 bedroom 0
1 bedroom + den 0
2 bedroom 0
2 bedroom + den 0
Land
Land Dedicated to City/Region Market Value of Land Per Acre Acres

$0 0
Financial Contribution to Affordable Housing Offsite

Amount
$0



RELEVANT PLANNING 
PROCESS AND 
OTHER RELATED 
APPLICATIONS

2.0
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Official Plan and Zoning By-law Amendments are 
required to permit the proposed development. 

Official Plan Amendment

The subject site is located within the Port Credit 
Community Node, an Intensification Corridor, 
and Port Credit Major Transit Station Area as per 
Schedule 2 of the City of Mississauga Official 
Plan (“MOP”). The MOP designates the subject 
site as “Mixed Use,” which permits residential 
uses in conjunction with non-residential uses, 
such as offices, retail stores, restaurants, and 
other commercial uses. Development on Mixed 
Use designated lands should incorporate a 
variety of uses to support surrounding residents 
and businesses (Policy 11.2.6.2). The proposal 
complies with the relevant policies related to 
a Mixed-use development in an intensification 
area. 

The subject site is subject to the Port Credit 
Local Area Plan (“PCLAP”), within the Port Credit 
Community Node Character Area and Central 
Residential Precinct. The PCLAP provides site-
specific performance standards for the subject 
property ( Policy 13.1.12), and Schedule 2B of 
the PCLAP limits height on the subject site to 
22-storeys. 

An Official Plan Amendment is required to permit 
the proposed mixed-use buildings of 40- and 
42-storeys in height. The Official Plan Amendment 

will also amend specific performance standards, 
including policies related to properties fronting 
Hurontario Street, floor plate areas, and locating 
dwelling units on the ground floor of a mixed-use 
building. 

The subject site is located immediately 
adjacent to the Port Credit GO Station and 
under construction LRT Station. It is within the 
Port Credit Community Node, an Intensification 
Corridor, and Port Credit Major Transit Station 
Area. The proposed development is consistent 
with MOP policies aimed at creating a multi-
modal, walkable, and transit-supportive city 
with high-quality urban design and public realm. 
However, the maximum building standards 
permitted on the subject site as outlined in 
the PCLAP are not reflective of built form and 
densities that adequately implement recent 
provincial and regional policy. 

The proposal is consistent with the Provincial 
Policy Statement and conforms to the Growth 
Plan. The site is within a strategic growth 
area and makes efficient use of existing and 
planned infrastructure serving the subject site. 
The proposal also conforms to the Regional 
Official Plan (“ROP”) as it directs development 
to a vacant greyfield site within the built-up area, 
where future growth is directed through regional 
policies. Thorough policy analysis is provided in 
the Planning Justification Report. 
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Zoning By-law Amendment

The City of Mississauga Zoning By-law 0225-
2007 zones the subject property D (Development) 
according to Index Map 08. The D zone recognizes 
vacant lands not yet developed and permits any 
uses that legally existed on the date of passing 
of the Zoning By-law, until the lands are rezoned 
in conformity with the MOP.

A Zoning By-law Amendment is required to permit 
redevelopment of the subject site. A Zoning 
By-law Amendment will permit the proposed 
residential and non-residential uses, height, 
density, and other performance standards, 
including setbacks and parking ratios. The 
proposed zone is RA5 (Residential Apartment) 
with site-specific exceptions in conformance 
with the MOP. The existing Provincial, Regional 
and Municipal policy frameworks encourage 
higher densities in proximity to existing transit 
services, developing densities that will support 
transit, and making efficient use of existing 
infrastructure. 

The subject site is ideally located between the 
Port Credit GO Station and LRT station. Given 
this access to transit, the proposed zoning 
allows for the site’s full potential to be reached. 
The proposed development will incorporate 
71,775 m² (772,580 ft²) residential space 

within 1,139 units and 1,765 m² (19,000 ft²) of 
commercial space connected to a higher-order 
transit network. Reduced parking requirements 
will minimize the reliance on private automobiles 
and encourage a multi-modal transportation 
system.

The proposed increase in density supports 
providing a range of housing options through 
a range of unit sizes that will accommodate 
a variety of household incomes and sizes. In 
addition, the proposal contributes to achieving 
density targets outlined for Mississauga by the 
Province and Region and will make efficient use 
of existing infrastructure. 

Other Related Applications

At the appropriate time of the development 
approval process, Site Plan Approval and Draft 
Plan of Condominium applications will be 
required to facilitate the proposed development. 
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IDENTIFICATION 
OF ADDITIONAL 
CONSIDERATIONS

3.0
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The City of Mississauga is requesting affordable 
middle-income housing units at a minimum 
rate of 10%; this rate is not applied to the first 
50 units of a building. Considerations for the 
incorporation of affordable housing to meet this 
objective includes:

•	 inclusion of supportive housing;

•	 financial or land contributions towards 
affordable housing;

•	 innovative rent-to-own models;

•	 site constraints; and

•	 proposed demolition or conversion of 
existing rental units.

The subject site currently contains surface 
parking that serves the existing Port Credit GO 
Station; therefore, the proposal does not include 
the demolition or conversion of any existing 
rental units. The proposal is intended to add an 
additional 1,139 residential units at a major transit 
node, with access to GO Transit and Hurontario 
LRT. The high-density built form will contribute to 
the mix and range of housing options in one of 
the most desirable places to live in Mississauga.

Affordable housing provisions will be decided 
once tenure of the proposed development is 
determined and discussions have occurred with 
the appropriate authority having jurisdictions. 
The building design may evolve through the 
application process, and therefore specific 
numbers and sizes of units may be subject 
to change. As the proposed development 
evolves, the  provision of affordable units will 
be discussed with the appropriate authorities 
having jurisdictions.

The following sections outline applicable 
Provincial, Regional and Municipal policies 
concerning housing and how the proposal is 
consistent with and conforms to these policies.
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PLANNING 
RATIONALE

4.0
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4.1 Provincial Policy Statement

The Provincial Policy Statement (2020) (“PPS”) 
was issued under Section 3 of the Planning Act 
and came into effect on May 1, 2020, replacing 
the PPS issued April 30, 2014. The PPS sets 
the foundation for regulating the development 
and use of land by providing policy direction 
on matters of provincial interest. All planning 
decisions in Ontario must be consistent with the 
PPS, per Section 3(5) of the Planning Act. 

Section 1.0 of the PPS outlines policies for 
building strong, healthy communities. It states 
that healthy, liveable, and safe communities are 
sustained by promoting efficient development 
and land use patterns, accommodating an 
appropriate range and mix of residential uses, 
and affordable housing that utilizes existing land 
and infrastructure supported by existing public 
service facilities (Policy 1.1.1).

Section 1.4 provides policy guidance concerning 
housing and requires a range and mix of housing 
types and densities to meet the requirements of 
current and future residents (Policy 1.4.1). This 
includes maintaining the ability to accommodate 
residential growth for a minimum of fifteen 
(15) years through residential intensification 
and redevelopment and servicing capacity 
sufficient to provide at least a three-year supply 
of residential units (Policy 1.4.1).

Policy 1.4.3 states: 

“Planning authorities shall provide for an 
appropriate range and mix of housing types 
and densities to meet projected requirements 
of current and future residents of the regional 
market area by:

a. establishing and implementing minimum 
targets for the provision of housing which 
is affordable to low and moderate income 
households. However, where planning is 
conducted by an upper-tier municipality, the 
upper-tier municipality in consultation with 
the lower-tier municipalities may identify 
a higher target(s) which shall represent 
the minimum target(s) for these lower-tier 
municipalities;

b. permitting and facilitating:

1. all forms of housing required to 
meet the social, health and well-being 
requirements of current and future 
residents, including special needs 
requirements; and

2. all forms of residential intensification, 
including additional residential units, 
and redevelopment in accordance with 
policy 1.1.3.3;

c. directing the development of new housing 
towards locations where appropriate levels 
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of infrastructure and public service facilities 
are or will be available to support current 
and projected needs;

d. promoting densities for new housing 
which efficiently use land, resources, 
infrastructure and public service facilities, 
and support the use of active transportation 
and transit in areas where it exists or is to 
be developed;

e. requiring transit-supportive development 
and prioritizing intensification, including 
potential air rights development, in proximity 
to transit, including corridors and stations; 
and

f. establishing development standards for 
residential intensification, redevelopment 
and new residential development which 
minimize the cost of housing and 
facilitate compact form, while maintaining 
appropriate levels of public health and 
safety.”

The City has identified a minimum target for 
the provision of affordable housing as outlined 
in the Housing Report Terms of Reference and 
DARC comments. The City of Mississauga 
Housing Strategy (further outlined in Section 
4.6) identifies that at a municipal level, the focus 
is to provide affordable housing for the middle-
income bracket. 

Summary

The proposal implements the PPS by contributing 
to the range and mix of residential unit types 
in the surrounding area. It works towards 
accommodating fifteen years of residential 
growth and has access to existing municipal 
services to support the proposal, therefore also 
supporting the goal of maintaining a minimum 
three years’ supply of residential units with 
servicing capacity.

The proposal is consistent with the criteria 
outlined in Policy 1.4.3 as it provides a mix of 
residential units to meet the needs of current and 
future residents. As the building form evolves 
through the development approvals process, 
the exact provision of affordable housing will be 
determined. 

The subject property is located in Port Credit, 
which features a variety of building types, 
including low-rise townhouses and single 
detached dwellings, mid-rise and high-rise 
buildings. The proposal contributes to a 
variety of housing forms that together meet 
the needs of current and future residents. The 
proposed development will accommodate 
many dwelling units at the intersection of two 
major regional transit systems within the Port 
Credit Community Node and Mobility Hub. High-
density housing provides a suitable alternative 
for households that do not require larger low-rise 
units with numerous bedrooms. The proposed 
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buildings incorporate indoor and outdoor amenity 
spaces serving multiple purposes for dedicated 
and shared access of residents, community 
members, and commuters.

As outlined in the Planning Justification Report, 
the subject site is well served by existing 
infrastructure and public service facilities. The 
subject site, located at the intersection of existing 
public regional and local transportation routes, 
plays an integral role in facilitating connections 
for residents to other parts of the City and broader 
region. The Port Credit GO Station and LRT 
Station are steps from the site and will provide 
excellent rapid and regional transit service to 
downtown Mississauga, Toronto and Hamilton, 
amongst other municipalities.

The proposed density and other performance 
standards such as parking ratios support public 
and active transportation use, minimize the 
cost of development, and facilitate a compact, 
transit-oriented built form. For these reasons, it 
is our opinion that the proposed development is 
consistent with the policies of the PPS pertaining 
to housing.

4.2 A Place to Grow: Growth Plan 
for the Greater Golden Horseshoe

A Place to Grow: Growth Plan for the Greater 
Golden Horseshoe (“Growth Plan”) was issued 

under Section 7 of the Places to Grow Act and 
came into effect in May 2019. The Growth 
Plan builds on the PPS and provides a regional 
framework that supports the growth of complete 
communities, a thriving economy, a clean and 

healthy environment, and social equity.

Planning decisions must conform to or not 
conflict with the Growth Plan, according to 
Section 3(5) of the Planning Act. Policies of the 
Growth Plan take precedence over the policies 
of the PPS to the extent of any conflict, except 
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where the relevant legislation provides otherwise.

According to Section 1.2.1, one of the Guiding 
Principles of the Growth Plan is to:

“Support a range and mix of housing options, 
including second units and affordable housing, to 
serve all sizes, incomes, and ages of households.”

In the case of ownership housing, the Growth 
Plan defines affordable as the least expensive of: 

“i. housing for which the purchase price 
results in annual accommodation costs 
which do not exceed 30 percent of gross 
annual household income for low and 
moderate-income households; or 

ii. housing for which the purchase price is at 
least 10 percent below the average purchase 
price of a resale unit in the regional market 
area;” (Section 7.0)

Low and moderate-income households mean 
“households with incomes in the lowest 60 
percent of the income distribution for the 
regional market area” and regional market area 
means “an area, generally broader than a lower-
tier municipality that has a high degree of social 
and economic interaction. In the GGH, the upper- 
or single-tier municipality will normally serve as 
the regional market area” (Section 7.0).

Section 2.2.6 provides policy guidance related to 

Housing. Policy 2.2.6.1 outlines the use of land 
use planning tools such as intensification, density 
targets, and official plan policies and zoning by-
laws to implement support for housing choices 
and establish targets for affordable housing. 

The achievement of complete communities 
is supported through a diverse range and mix 
of housing options. These include additional 
residential units and affordable housing to 
accommodate all stages of life and the needs 
of all household sizes and incomes (Policy 
2.2.1.4 c). Municipalities are directed to support 
the development of complete communities by 
planning to accommodate forecasted growth, 
achieving minimum intensification and density 
targets, considering a range and mix of housing 
options and densities, and diversifying the 
housing stock (Policy 2.2.6.2).

According to Policy 2.2.6.3, municipalities 
are required to implement tools for multi-unit 
residential developments that encourage a mix 
of unit sizes that accommodate a diverse range 
of household sizes and incomes.

Where development occurs, municipalities 
are to maintain land with servicing capacity 
sufficient to provide at least a three-year supply 
of residential units. This supply includes lands 
suitable for intensification and redevelopment 
(Policy 2.2.6.4).
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Summary

The proposed development contributes to the 
housing choices in Port Credit. A range and mix 
of housing is essential to achieving a complete 
community that meets the needs of all household 
sizes and incomes and people at all stages of life. 

The proposal includes a range of unit sizes: one-
bedroom, one-bedroom plus den, two-bedroom, 
and two-bedroom plus den. Five grade-related 
townhouse units feature larger-sized units and 
separate entrances onto Park Street East to give 
the feel of a typical street townhouse but with 
access to the internal amenities provided in a 
condominium building. The townhouses assist 
with integrating the proposed development into 
the neighbourhood, where there are existing 
street townhouses. 

With access to higher-order transportation routes, 
including GO transit and the Hurontario LRT, 
and other community amenities, including Lake 
Ontario, Waterfront Trail, numerous public parks, 
and commercial plazas, this property supports 
the achievement of a complete community.

The proposal places a variety of new residential 
units in one of the most desirable neighbourhoods 
in Mississauga and within walking distance to 
various public and private amenities. The site 
is also accessible to downtown Mississauga 
and adjacent municipalities through local and 

regional public transit routes. The proposal 
can also be accommodated through existing 
servicing capacity.

For the reasons outlined above, it is our opinion 
that the proposed development conforms to the 
policies of the Growth Plan concerning housing.

4.3 Region of Peel Official Plan

The ROP outlines a long-term policy framework 
for the Region’s decision-making. It sets the 
regional context for more detailed planning by 
protecting the environment, managing resources, 
and directing growth and forms the basis for 
providing services efficiently and effectively.

Table 3 outlines Population, Household, and 
Employment Forecasts for the Region of Peel and 
identifies a population of 805,000 and 270,000 
households projected for the City of Mississauga 
by 2031. The ROP maintains the same definition 
for Affordable Housing as the Growth Plan (see 
Section 4.2 of this report).

Section 5.8 of the ROP provides policy guidance 
concerning Housing in Peel. The Region is 
committed to achieving a supply of housing 
that ranges in type, size, density, and tenure to 
meet the existing and projected demographic 
and housing market requirements for current 
and future residents. This supply will include 
affordable, accessible, adequate, and appropriate 
housing units.
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Consistent with the PPS and Growth Plan, the 
ROP aims to maintain the ability to accommodate 
residential growth for a minimum of fifteen years 
through intensification and redevelopment and 
land with sufficient servicing capacity to provide 
at least a three-year supply of residential 
units (Policy 5.8.2.1). Area municipalities are 
encouraged to support residential development 
in areas with sufficient existing or planned 
infrastructure, cost-effective development 
standards, and a range of densities and forms 
of housing affordability to ensure residents can 
remain in their communities (Policy 5.8.2.2 and 
5.8.2.3).

An objective of the ROP is to increase the 
supply of affordable rental and ownership 
housing and to explore with and encourage area 
municipalities to implement incentives (waivers, 
deferrals, or grants in-lieu of development 
charges or other fees and charges) or develop 
alternative development and design standards, 
such as reduced setbacks, narrower lot sizes, 
and reduced parking standards, to encourage 
affordable housing (Policy 5.8.3.2.1 and 
5.8.3.2.3).

Section 5.8.5 outlines policies related to energy-
efficient housing; the objective is to promote 
energy conservation and technologies that 
will lead to energy-efficient housing. These 
policies include encouraging municipalities to 
offer incentives through planning approvals to 

implement additional green standards to make 
homes more energy efficient (Policy 5.8.5.2.3).

Policies related to barriers to housing access are 
outlined in Section 5.8.7; one of these barriers 
identified is transportation. New development is 
encouraged in close proximity to transportation 
options with improved access to services and 
amenities.

Section 7.7. outlines Regional planning initiatives, 
including supporting cost-effective development 
standards for new residential development or 
redevelopment (Policy 7.7.2.18).

Summary

The subject site has access to existing 
servicing infrastructure with available capacity 
to accommodate the proposed development. 
Located steps from the GO Station and LRT 
Station, it is also extremely well-serviced by public 
transportation routes that allow for connections 
to the surrounding area, adjacent municipalities, 
and numerous community services and 
facilities. Additionally, Port Credit is a walkable 
neighbourhood, with numerous public and private 
amenities within a walkable distance, promoting 
active transportation options. The proposal will 
increase the range and mix of housing in the 
surrounding area, providing additional options 
for current and future residents.

The proposed parking ratio promotes cost-
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effective development standards and encourages 
residents to use public and active modes of 
transportation rather than relying on private 
automobiles. LEED certification will be pursued, 
which supports the policies concerning energy-
efficient housing. The proposed development 
will also comply with the requirements of the 
Ontario Building Code for Energy modeling. Of 
the proposed parking spaces, 10% will be electric 
vehicle charger ready. Further, green roofs on 
lower roof levels and a high-efficiency (drip) 
irrigation system are being considered as part of 
the proposal.

For these reasons, it is our opinion that the 
proposed development conforms to the policies 
of the ROP related to housing.

4.4 Peel Housing and 
Homelessness Plan

The Home For All: The Region of Peel’s Housing 
and Homelessness Plan (2018-2028) sets the 
direction for the Region of Peel and its partners 
over the next ten years to make affordable 
housing available and prevent homelessness for 
all Peel residents. Making progress on the goals 
in this Plan involves coordination from many 
stakeholders, including local municipalities, other 
levels of government, private developers, non-
profit housing providers, community agencies, 
and residents.

Reviewing the affordable housing needs in Peel 
Region, it was identified that 70% of low-income 
households (making $59,156 or less per year) 
and 29% of middle-income households (making 
$59,156 to $106,002 per year) were living in 
housing that is not affordable (i.e. housing costs 
more than 30% of their income). 

Only 50% of the demand for supportive housing 
was being met. Annual housing targets for the 
City of Mississauga include 400 low-income 
units, 520 middle-income units, and 2,860 
middle-income or greater units per year.

Five Complete Solutions were identified that 
align with the Region’s Official Plan, including:

•	 Ensure efficient use of existing infrastructure;

•	 Create densities that support transit and 
affordable housing;

•	 Minimize financial impact to residents and 
businesses;

•	 Protect environmental and agricultural 
resources; and

•	 Develop a long-term employment strategy.

Strategies identified to meet short-term 
outcomes of the Plan include increasing 
capacity for affordable housing development, 
reducing costs of development, and encouraging 
the market to produce purpose-built rental and 
affordable homeownership through a program 
of incentives and tools. 
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Summary

The proposed development for 30 Queen Street 
East works towards achieving the first two 
complete solutions outlined in the Plan based on 
the existing infrastructure with available capacity 
and the proposed density adjacent to two higher-
order regional transit systems. 

At this time tenure for the proposal has not been 
determined.

4.5 City of Mississauga Official 
Plan

City Council adopted the City of Mississauga 
Official Plan (“MOP”) on September 29, 2010, 
and partially approved by the Region of Peel on 
September 22, 2011. Numerous appeals to the 
Ontario Municipal Board (now the Ontario Land 
Tribunal) have been filed. This Section refers 
to the April 8, 2021 office consolidation, which 
includes appeal decisions and Council-approved 
amendments to date. 

The Planning Act requires that the Official 
Plans of lower-tier municipalities (i.e., City of 
Mississauga) conform to the Official Plans of 
their respective upper-tier municipalities (i.e., 
Region of Peel). The MOP provides a policy 
framework to guide development to the year 
2031 and direct growth to benefit the urban form, 
support a strong public transportation system, 
and address the City’s long-term sustainability 

goals. The City is completing an Official Plan 
Review that will outline the next phase of growth 
until 2051, incorporate new provincial legislation 
and regulations, policy initiatives, and plans, 
and consider recent trends and ideas and policy 
implications. 

This Section outlines chapters of the MOP that 
contain policies relevant to housing in the city.

Chapter 4- Vision

Section 4.4 outlines the Guiding Principles for 
the MOP, which includes:

“Mississauga will plan for a wide range of housing, 
jobs and community infrastructure resources so 
that they are available to meet the daily needs of 
the community through all stages of life.”

Chapter 7- Complete Communities

Policy guidance related to housing is outlined in 
Section 7.2 of the MOP. Much of the housing built 
in the last three to four decades has been geared 
to the needs of families, and as these households 
mature, these dwellings and neighbourhoods 
may no longer meet their needs. There is a need 
for opportunities to aging-in-place or alternative 
housing within the community that will assist 
households as individuals move through the 
lifecycle. 
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The City anticipates that most future housing 
supply will be of higher density forms (particularly 
apartments). The creation of new housing is 
encouraged in the Downtown, Major Nodes, and 
Community Nodes to meet the needs of a diverse 
population. New housing must maximize the use 
of community infrastructure and engineering 
services (Policy 7.2.1), and housing that meets 
the needs of young adults, older adults, and 
families is encouraged in Community Nodes 
(Policy 7.2.9).

Opportunities for developing a range of housing 
types, affordable dwelling types, and housing for 
those with special needs are encouraged in the 
City of Mississauga (Policy 7.2.2). 

For planning decisions, housing should fully 
implement the intent of provincial and regional 
policies. It is the responsibility of the applicant 
to address these requirements (Policy 7.2.3 and 
7.2.5).

The following policies outline the City of 
Mississauga’s intents for encouraging the 
provisions of affordable housing:

•	 7.2.6 Mississauga will consider the 
contribution that can be made to current 
housing needs by housing programs of 
other levels of government and will seek to 
maximize the use of those programs that 
meet the City’s housing objectives. 

•	 7.2.10 Mississauga will encourage the 
Region to provide social housing in 
appropriate locations to meet the needs of 
the local population. 

•	 7.2.11 Mississauga will work with the 
Region to develop a housing strategy that 
will establish and implement affordable 
housing targets. 

Summary

The proposed development conforms to the 
guiding principle in Chapter 4 of the MOP, 
identifying a wide range of housing. A range 
of housing forms surrounds the subject 
site, including mid- and high-rise buildings 
and numerous low-rise properties, including 
townhouses, semi-detached, and single detached 
dwellings. The proposed development will be 
an appropriate addition to the mix of housing 
options in the neighbourhood. The subject site is 
located within the Port Credit Community Node, 
which is an area encouraged for new housing 
that meets the needs of a diverse population. 

The MOP identifies that much of the anticipated 
future development within the city will be in 
higher-density formats, such as apartment 
buildings. The proposed built form is efficient 
and will meet the daily need of young adults, 
older adults, and families due to the existing and 
planned transportation routes servicing the site. 
The proposed POPS and at-grade retail units will 
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serve the residents, commuters, and broader 
community, in addition to private indoor and 
outdoor amenity areas dedicated for resident 
use. 

The proposal provides 1,139 new residential 
units within the Port Credit Community Node, 
an Intensification Corridor, and Port Credit Major 
Transit Station Area. These designated areas are 
intended to provide mixed-use, transit-oriented 
growth and can accommodate the level of 
density proposed. 

4.6 Mississauga Housing Strategy

The City’s Housing Strategy, Making Room for 
the Middle: A Housing Strategy for Mississauga 
(“Housing Strategy”) includes goals and actions 
aimed at providing housing that is affordable 
for all. Actions of the Housing Strategy include 
retaining middle-income households, protecting 
existing, good quality rental stock, reconsidering 
existing funding, and providing new sources.

Housing is considered affordable when it costs 
less than 30% of the annual gross household 
income. Middle-income households are those 
that earn between $55,000 and $100,000 per 
year. The goals of the Making Room Strategy are 
to remove barriers, close the missing middle gap, 
champion systems reform, and be accountable. 

A goal of the housing strategy is to remove 

barriers to affordable housing. Strategies 
include a more streamlined process to reduce 
risk, establish clear requirements, and therefore 
reduce developers’ costs, passing these savings 
on to tenants and homeowners. Some methods 
of achieving this goal include:

•	 Amend Official Plan policies supporting 
affordable homeownership, rental housing, 
and the development of family size units;

•	 Review development standards (e.g., 
parking standards and Section 37 
contributions);

•	 Implement tools such as pre-zoning, 
inclusionary zoning, and a development 
permit system at appropriate locations to 
allow built form and densities needed to 



Housing Report: 30 Queen Street East

26

produce affordable housing; and

•	 Review zoning of region-owner lands for 
development opportunities.

The second goal is to close the missing middle 
gap. These households earn above what is 
required to qualify for subsidized housing and 
have limited housing choices. Methods of 
achieving this goal include:

•	 Deferral of Regional development charges 
on a portion of affordable units;

•	 Property tax deferral program; and

•	 Incentives for inclusionary zoning.

Championing system reform is a third goal of the 
City’s housing strategy. System reform includes 
changes at all levels and creating an environment 
for developers to provide affordable housing 
across the continuum, focusing on middle-
income households. Options to be considered to 
achieve this goal include: 

•	 Secure additional financial sources;

•	 Affordable housing reserve using Section 
37 and other municipal revenues to finance 
affordable housing and purpose-built rental 
housing incentives;

•	 Explore tax credits and exemptions for 

affordable housing; income tax credit 
for second unit owners, land transfer tax 
exemptions, land value capture tools;

•	 Senior levels of government to provide 
financial backing / insurance to affordable 
housing developers; and

•	 Making surplus land available for affordable 
housing.

The fourth and final goal is to be accountable, 
measuring progress and maintaining a focus on 
affordable housing by:

•	 Establishing interim and long-term targets;

•	 Monitoring and reporting; and 

•	 Continuing to engage with housing 
development stakeholders.

The City needs more diversity in the housing 
supply, particularly with dwelling types often 
referred to as the missing middle. The City’s 
housing targets are expected to be achieved 
through a greater supply of family-size units, 
developments that provide indoor and outdoor 
amenity space that support a variety of age 
groups and activities, units with alternative 
mortgage funding, new second units, and 
redevelopment of vacant public lands that can 
accommodate middle-income households.  
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Summary

The proposal team is supportive of the goals and 
actions outlined in the City’s Housing Strategy. 

There may be changes to the proposed 
development that affect the number and 
breakdown of different unit types through later 
stages of the development approvals process. 
The proposal team will work with the City 
through the approvals process and discuss the 
potential for provision of affordable housing 
within the proposed development. The proposed 
development will assist the City in achieving the 
Housing Strategy goals by providing units that will 
accommodate a range of residents at different 
stages of life. The proposed development 
includes a range of unit sizes and a combination 
of indoor and outdoor amenity spaces that can 
accommodate a range of activities. 

Second units are not feasible within a 
condominium dwelling, and the property does 
not represent vacant public lands. Although the 
property does not represent vacant public lands, 
it is currently underutilized; redevelopment of 
a surface parking lot to provide a significant 
amount of new housing works towards achieving 
the goals of the Housing Strategy. 

It is our opinion that the proposal is supportive 
of the City’s Housing Strategy and will achieve 
many of the goals outlined above.

4.7 Port Credit Local Area Plan

The Port Credit Local Area Plan (“PCLAP”) 
provides a vision for directing growth, 
protecting the environment, creating complete 
communities, supporting a multi-modal city, 
building desirable urban form, and maintaining a 
strong economy in the Port Credit area. Guiding 
principles identified in the Plan include promoting 
a healthy and complete community by providing 
access to transportation, housing, employment, 
the environment, and recreational, educational, 
community, and cultural infrastructure that 
can assist in meeting the day-to-day needs of 
residents (Policy 5.1.6).

Section 8 of the Local Area Plan outlines policies 
for establishing a complete community within 
Port Credit. The Community Node should 
provide a range of housing choices with a range 
in type, tenure, and price (Policy 8.1.1). Achieving 
a complete community includes maintaining 
affordable housing (Policy 8.1.2), particularly 
for young adults, older adults, and families in 
the Community Node (Policy 8.1.4). The PCLAP 
encourages development character to reflect the 
vision of an urban waterfront village (Policy 8.4.1) 
and improve the public realm through planning 
and design (Policy 8.4.4).
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Summary

The development proposal supports the guiding 
principles identified in the PCLAP to maintain 
a complete community in Port Credit. The 
proposed development includes a variety of unit 
types close to a mix of uses, public amenities, 
and existing and planned public and active 
transportation routes, allowing residents to fulfill 
their daily needs conveniently. The subject site’s 
location in a walkable community with excellent 
access to transit combined with reduced parking 
rates will provide an option for new residents to 
forgo vehicle ownership. The proposal further 
enhances the commuter experience by providing 
a safe and attractive pedestrian realm and 
strengthening the link between the GO Station 
and future LRT Station, two key regional transit 
systems.
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ANALYSIS AND 
OPINION

5.0
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It is our opinion that the proposed development 
represents good planning as it relates to housing 
policy at the provincial, regional and municipal 
levels for the following reasons: 

•	 It will provide new housing supply through 
the redevelopment of an underutilized, 
greyfield site by replacing a surface parking 
lot with a compact, mixed-use, and transit-
oriented development;

•	 It will add 1,139 residential units to the 
housing supply and will contribute to the 
range of housing options in the City of 
Mississauga and the Port Credit Community 
Node and neighbourhood;

•	 The new housing supply will be appropriately 
serviced by existing infrastructure, including 
existing and planned public and active 
transportation routes;

•	 The proposed development will work 
towards maintaining a complete community 
that is supportive of public health and 
safety;

•	 The proposed building represents an 
upgraded built form with energy-efficient 
design standards; and

•	 Residential units will be supported through 
proposed indoor and outdoor amenity 
spaces as well as the existing community 
infrastructure.
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SUMMARY AND 
CONCLUSIONS

6.0
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The proposed development appropriately 
addresses the relevant housing policies outlined 
in the PPS, Growth Plan, ROP, and MOP. The 
proposal directs new residential growth within 
an area identified for residential intensification 
that is serviced by existing infrastructure and 
community amenities. The subject site is 
located with the Port Credit Community Node, 
an Intensification Corridor, and Port Credit Major 
Transit Station Area, ideal for high-density mixed-
use development. 

The proposed built form is compact, mixed-use, 
and transit-supportive and contributes to the 
range and mix of housing in the surrounding 
area. For these reasons, our opinion is that the 
proposal also represents good planning.

Our team is committed to working with the City of 
Mississauga through the development approvals 
process. A revised Housing Report will confirm 
the potential for provision of affordable housing 
when the building form, unit numbers and 
breakdown are further refined and discussions 
have occurred with the appropriate authority 
having jurisdictions and stakeholders.
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