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1.0 Introduction



1.1 Background  
Oxford Properties Group (“Oxford”) is a significant landowner in

Mississauga’s Downtown Core Area.  In addition to its co-

ownership stake in Square One Shopping Centre, Oxford also

maintains a direct interest in several under-utilized land parcels

immediately north of Square One. These properties have

extensive surface parking and have been operating over the past

several decades as commercial box-style retail and

entertainment-related uses.  The lands that are the subject of this

report are situated south of Highway 403 and north of Rathburn

Road West between Confederation Parkway and Centre View

Drive.  These lands are referred to in this report as “the Rathburn

Lands”, “the Subject Lands”, or “the Subject Site.”



•

•

•

1.2 Policy Documents Considered  

•

•



•

•

•

1.3 Proposed Official Plan Amendment







2.0 Office Market Demand  



To quantify   how much office space is planned   in Downtown

Mississauga to support balanced, long-range planning goals and

targets, urbanMetrics has relied on policy-related background

documentation developed   by (and on behalf of) the City of

Mississauga   and the Region of Peel, including the most recent and

up-to-date employment and population forecasts at the City-

wide and local character area level. 

2.1 Employment Forecasts

City-Wide Employment

Key Findings
•

•

•



Character Area Employment

Employment Type 2021 Employment 2051 Employment
Employment Growth

2021-2051

Employment Land Employment 249,000 262,000 13,000

Population Related Employment 104,000 135,000 31,000

Major Office 116,000 163,000 46,000

Home Based Employment 24,000 30,000 6,000

Total 493,000 590,000 97,000





Character Area Type 2021 Employment 2051 Employment
Employment Growth

2021-2051

Employment Area 220,030 230,720 10,690

Corporate Centre 120,150 151,750 31,600

Neighbourhood 67,240 78,920 11,680

Community Node 12,410 17,600 5,190

Downtown 38,150 57,790 19,640

DT Cooksville 3,380 4,780 1,400

DT Core 23,760 38,710 14,950

DT Fairview 1,130 1,490 360

DT Hospital 9,880 12,810 2,930

Major Node 11,310 16,660 5,350

Special Purpose Area 20,120 32,470 12,350

Total 489,410 585,910 96,500



2.2 Population Forecasts

City-Wide Population

Character Area Population





Character Area Type 2021 Population  2051 Population
Population Growth

2021-2051

Employment Area 710 17,920 17,210

Corporate Centre 10 10 0

Neighbourhood 664,420 723,210 58,790

Community Node 29,930 46,900 16,970

Downtown 79,650 137,530 57,880

DT Cooksville 10,330 18,630 8,300

DT Core 37,060 80,950 43,890

DT Fairview 17,860 20,740 2,880

DT Hospital 14,400 17,210 2,810

Major Node 19,710 68,920 49,210

Special Purpose Area 610 550 -60

Total 795,040 995,040 200,000



3.0 Office Market 



To identify office conditions which will help diversify the

economic base, and office characteristics potential office tenants

are looking for, urbanMetrics has used data from leading market

broker, Colliers International. This data has been assembled to

create quarterly time series of Office Market dynamics for the

Mississauga City Centre (subject site market area), City of

Mississauga, and other select GTA markets. 

•

•

•

•

•

•

•

Key Findings
•

•

•





Office Space Development Activity  



Subject Lands Relative Office Market Impact





4.0 Evaluation of Proposed

OPA  



To identify whether the proposed OPA will support the City’s
ability to meet (or exceed) population and employment growth

forecasts, we have compared the anticipated employment and

population yields of the subject site under the proposed OPA with

the growth forecasts reflected in Mississauga policy.

4.1 Rathburn Lands Employment and

Population Yields

Key Findings
•

•

•





4.2 Downtown Core Population and

Employment Requirements

•

•

•



From a planning and policy alignment perspective, a change in

land use on certain blocks within the Rathburn Lands (i.e. Blocks

9, 10, 12) will not undermine or challenge Mississauga’s long range
plan to support an addition 14,950 employees over the next three

decades.  

The remaining blocks can readily support all the 2021 to 2051

employment growth anticipated not only for the Downtown Core,

but the entirety of the Downtown.  

From a market perspective the proposed  OPA supports the

growth policies of the City of Mississauga, the Region of Peel and

the Province of Ontario.

Overall, the proposed OPA would help alleviate a growing and

pressing need for more housing in the Greater Golden Horseshoe. 

It would also ensure that important lands which have immediate

development potential can be utilized to support provincial

policy direction.



5.0 Conclusion



It is our professional opinion that the proposed OPA on the

western portion the Rathburn Lands (i.e. Blocks 9, 10, 12) would

continue to allow for achievement of planned employment

growth for the Mississauga Downtown Core. The blocks proposed

to remain designated Office have the capacity to meet and exceed

the City’s planned employment growth to 2051 for the Downtown

Core and the Downtown.

With a redesignation of Block 9, 10 and 12 to Downtown Mixed

Use, the remaining parcels which comprise the balance of the

Rathburn Lands would provide opportunities for upwards of 5.2

million square feet (484,000 m2) of non-residential space,

including Major Office and Population-related employment, to be

developed as market conditions permit. 

Accordingly, it is our opinion that the proposed OPA supports

achievement of planned employment growth in the Downtown

Core and the Downtown more generally. 



Appendix A Assumptions



•

•

•


