AGENDA

THE CORPORATION OF THE CITY OF MISSISSAUGA

PLANNING & DEVELOPMENT COMMITTEE
MONDAY, JUNE 22, 2015
AFTERNOON SESSION – 1:30 P.M.
COUNCIL CHAMBER, 2ND FLOOR - CIVIC CENTRE
300 CITY CENTRE DRIVE, MISSISSAUGA, ONTARIO, L5B 3C1
http://www.mississauga.ca/portal/cityhall/planninganddevelopment

Members
Councillor George Carlson
Mayor Bonnie Crombie
Councillor Jim Tovey
Councillor Karen Ras
Councillor Chris Fonseca
Councillor John Kovac
Councillor Carolyn Parrish
Councillor Ron Starr
Councillor Nando Iannicca
Councillor Matt Mahoney
Councillor Pat Saito
Councillor Sue McFadden

Ward 11 (Chair)
Ward 1
Ward 2
Ward 3
Ward 4
Ward 5
Ward 6
Ward 7
Ward 8
Ward 9
Ward 10

Mumtaz Alikhan, Legislative Coordinator, Office of the City Clerk
905-615-3200 ext. 5425 / Fax 905-615-4181
email: mumtaz.alikhan@mississauga.ca
LIVE STREAMING: http://www.mississauga.ca/videos

PLANNING & DEVELOPMENT COMMITTEE MEETING
JUNE 22, 2015 – 1:30 P.M.

PUBLIC MEETING STATEMENT: In accordance with the Ontario Planning Act, if you
do not make a verbal submission to the Committee or Council, or make a written
submission prior to City Council making a decision on the proposal, you will not be
entitled to appeal the decision of the City of Mississauga to the Ontario Municipal Board
(OMB), and may not be added as a party to the hearing of an appeal before the OMB.
Send written submissions or request notification of future meetings to:
Mississauga City Council
c/o Planning and Building Department – 6th Floor
Att: Development Assistant
300 City Centre Drive, Mississauga, ON, L5B 3C1
Or Email: application.info@mississauga.ca

CALL TO ORDER

DECLARATIONS OF CONFLICT OF INTEREST

APPROVAL OF PREVIOUS MINUTES
Planning and Development Committee Meeting of June 8, 2015

MATTERS TO BE CONSIDERED
1.

Sign Variance Applications – Sign By-law 0054-2002, as amended
File: BL.03-SIG (2015)

2.

Ontario’s Long-Term Affordable Housing Strategy Update – Comments
File: CD.06.AFF

3.

Municipal Comprehensive Review of Employment Lands
File: CD.15.EMP

RECESS
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BL.03-SIG (2015)

DATE:

June 2, 2015

TO:

Chair and Members of Planning and Development Committee
Meeting Date: June 22, 2015

FROM:

Ezio Savini, P. Eng.
Director, Building Division

SUBJECT:

Sign By-Jaw 0054-2002, as amended
Sign Variance Applications

RECOMMENDATIONS: That the report dated June 2, 2015 from the Director of the Building
Division regarding Sign By-law 0054-2002, as amended, and the
requested one ( 1) Sign Variance Applications described in Appendix
1, be adopted in accordance with the following;
1.

That the following Sign Variances not be granted:
(a)

Sign Variance Application 15-04866
WardS
Westwood Mall
7215 Goreway Drive
To permit the following:
(i)

One (1) fascia sign with a changing copy sign face
having an area of 25.28 m2 (272.12 ft 2).

The proposed sign is oversized relative to the common entry fa<;ade
on which it is to be located. In addition, the changing copy sign is
located within lOOm (328ft.) and faces a residential neighbourhood
located on the west side of Goreway Dr. Allowing a changing copy
sign may create a visual disturbance upon those dwellings,
particularly at night. For these reasons, Planning and Building
Department cannot support the variance.

1-2
P lanning and Development Committee

-2-

BL.03-SIG (20 15)
June 2, 20 I 5

COl.\IIMENTS:

The Planning and Building Department has received one (1) Sign
Variance Applications (see Appendix I ) for approval by Council.
The application is accompanied by a sununa.ry page prepared by the
Planning and Building Department which includes information
pertaining to the site location; the applicant's proposal; the variance
required; an assessment of the merits (or otherwise) of the
application; and a recommendation on whether the variance should
or should not be granted.

FINANCIAL IMPACT:

Not applicable.

CONCLUSION:

Council may authorize minor variances from Sign By-law 00542002, as ame nded, if in the opinion of Council, the general .intent
and purpose of the By-law is maintained. Sign By-law 0054-2002,
as amended, was passed pursuant to the Municipal Act. In this
respect, there is no process to appeal the decision of Council to the
Ontario Municipal Board, as in a development application under the
Planning A ct.

ATTACHMENTS:

Westwood MalJ
Appendix 1- 1 to 1-6

Ezio Savini, P. Eng.
Director, Building Division
Prepared By: Darrell Bryan, Supervisor Sign Unit

K:\pbdivisiotl\WP/)A TAV'DC-Signs\20 15 PJ)C Signs\! utte 22_ /Ssigll va riance. doc
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MISSJSSAUGA

SIGN VARIANCE APPLICATION REPORT
Planning and Building Department
June 2, 2015
FILE:

15-04920

RE:

Westwood Mall
7215 Goreway Drive - Ward 5

The applicant requests the following variance to section 4 of Sign By-law 0054-2002, as
amended.
Section 4(6)
Any sign not expressly permitted is prohibited.

Proposed
One ( 1) fascia sign with a changing copy
sign face having an area of 25.28 m2
(272.12 ft2).

COMMENTS:
The area of the proposed change copy sign is significantly oversized relative to the common
entry building fa~ade it is located on. This department would support a fascia sign of this size
and in this location if it was not "change copy", primarily because it is within 100 metres of a
residential neighbourhood. In general, change copy fascia signs (LED screen is this case) are not
permitted. Allowing a changing copy sign adjacent a residential neighbourhood may create a
visual disturbance upon those units, particularly at night. For these reasons, Planning and
Building Department cannot support the variance.

K:\pbdivision\WPDATA\PDC-Signs\2015 PDC SignsV 5-04920\01- REPORT v2.doc
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fieldgate
March 6th, 2015
Sign Unit
City of Mississauga
Planning and Building Department, 3rd Floor
Building Services Division
300 City Centre Drive
Mississauga, ON
L5B 3C1

Re:

7215 Goreway Drive- Sign By-Law Variance Application Letter of Rationale

Dear Sirs,
Westwood Mall Holdings limited would like to apply for a variance to the current sign by-law 54-02
(section (4) sub-section (1 0) (438-03) in order to allow for third party advertising on a proposed exterior
LED screen/billboard to be located above the main entrance of the retail condominium development.
We are aiming to bring greater exposure to the mall by advertising for the on-site and possibly off-site
businesses as well the products and services that these tenants are offering. The LED screen could also
5
be used for example, to advertise community events (e.g. the July 1 \ Canada Day Malton,community
celebrations that are being held at the mall)
There has been major investment in Westwood Mall of late, where renovations have been and continue
to be carried out including the addition of new national tenants. The new retail condominiums are the
latest new component of the Mall. The addition of the proposed LED advertising screen if permitted will
be added at a great expense and we are hoping that it will bring a lot more shoppers to the mall.
Based on the above, Westwood Mall Holdings Limited are requesting that the variance to the currentsign
by-law 54-02 (section (4) sub-section (1 0) (438-03) will be permitted to allow for third party advertising.
Please find enclosed, the application form including the fee cheque in the amount of $850.00, 1 letter of
authorization, 4 copies of all drawings (incl. 2 -11" x 17").
Please let me know if you have any questions.

Project Manager- Development
Fieldgate Commercial Properties Ltd.
5400 Yonge Street, 5th Floor
Toronto, Ontario
M2N 5R5
t: 416.227.9005 ext: 439
f: 416.227.9007
· e: barryk@fieldgatecommercial.com
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Darren Bryan
From:
Sent:

To:
Cc:
Subject:
Attachments:

Barry Kelly <barryk@fieldgatecommercial.com>
2015/05/15 4:24 PM
Darren Bryan
glenb@ gsai.ca; Matt West
Sign 15-4920 VAR - Westwood Mall
RMX1 0020150512131 00947765173_DIMOU.pdf

Hi Darren,
As discussed in our telephone conversation this afternoon, we the applicant would like to appeal the recommendation
that was put forward in the attached comments for Sign variance application 15-4920 VAR at \A!estwood Mall and
request that we be placed on one of the June planning committee hearing dates.
To re-iterate, Westwood Mall Holdings Limited are requesting a variance to the current sign by-law 54-02 (section (4) subsection (1 0) (438-03) to permit third party advertising on an LED screen.
By way of this e-mail, I understand that that you can now proceed with carrying out your report for the relevant committee
date. I've cc'd Mr. Glen Broil from Glen Schnarr & Associates on this e-mail as he will be representing Westwood Mall
Holdings limited at the committee meeting.
Regards,
Barry Kelly
Project Manager- Development

field gate
5400 Yonge Street, 5th Floor
Toronto, ON
M2N 5R5
T: 416-227-9005 ext:439
F: 416-227-9007
M: 416-937-9687
barrvk@fieldgatecommercial.com
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CD.06.AFF

DATE:

June 2, 2015

TO:

Chair and Members of Planning and Development Committee
Meeting Date: June 22, 2015

FROM:

Edward R. Saj ecki
Commissioner of Planning and Building

SUBJECT:

Ontario's Long-Term Affordable Housing Strategy UpdateComments

RECOMMENDATION: That the report titled, ''Ontario's Long-Term Affordable Housing
Strategy Update- Comments" from the Commissioner of Planning
and Building dated June 2, 2015 be forwarded by the City Clerk to the
Ministry of Municipal Affairs and Housing and the Region of Peel.
REPORT
HIGHLIGHTS:

o

The Province's Long-Term Affordable Housing Strategy (LTHAS)
is being updated. Comments have been requested by July 3, 2015.

o

LTHAS consultation is based on four themes. This report provides
comments and recommendations on two of those themes: a
sustainable supply of affordable housing; and, a system based on
evidence and best practices. These two themes are the areas where
the City is involved in the housing system. The two remaining
themes of housing assistance and coordinated support services are
the mandate of the Region of Peel.

o

It is recommended that the Province:
explore incentives and tools to assist with the development of
new affordable housing, particularly purpose built rental
housing;
explore additional funding mechanisms to facilitate the
development of legal, safe second units;
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CD.06.AFF
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consider a system of assisting municipalities in determining the
existence and safety conditions of second units given the
limitations of current legislation pertaining to right-of-entry for
municipal law enforcement officers as well as admissible
evidence;
continue to work with the Association of Municipalities of
Ontario and the Federation of Canadian Municipalities in
advocating for a national affordable housing strategy;
take a leadership role in the availability of data associated with
monitoring of affordable housing and best practices from
across Ontario;
continue to advocate for the return of the Long Form Census;
develop a second unit education program and a Province-wide
registry of second units that are compliant with health and
safety regulations; and
review insurance requirements for dwellings with second units
to ensure that insurance companies notify homeowners of the
requirement to meet Ontario Building Code, Ontario Fire Code
and Ontario Electrical Safety Code requirements as a condition
of obtaining home insurance.

BACKGROUND:

In 2010, the Province of Ontario launched the Long-Term Affordable
Housing Strategy (LTHAS) (Appendix 1). Its goal was to improve
access to adequate, suitable and affordable housing as part of the
Poverty Reduction Strategy. It was implemented through The Housing
Services Act, 2011, amendments to the Planning Act and changes to
the Community Homelessness Prevention Initiative.
The LTHAS was the first strategy of its kind in Ontario. It sought to
create a housing system that was flexible and took a community-based
approach to housing and the delivery of services. The LTHAS requires
that Municipal Service Managers develop housing and homelessness
plans to set objectives and identify local needs which Peel did with its
Peel's Housing and Homelessness Plan. The Planning Act amendment
required municipalities to permit second units which was done in
Mississauga in July 2013.
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The L THAS is being updated following the new Poverty Reduction
Strategy (20 14) to reflect lessons learned and incorporate new
research on best practices. Appendix 2 is a copy of the Long-Term
Affordable Housing Strategy Update Consultation Discussion Guide.
The Province has requested input on the LTHAS by July 3, 2015.
The Province's Poverty Reduction Strategy goals correspond with the
Mayor's Advisory Board on Poverty and Homelessness.

COMMENTS:

The L THAS consultation is based on four themes. Two of these sustainable supply of affordable housing and a system based on
evidence and best practices - are areas where the City is most directly
involved in the housing system and are addressed in this report. The
two remaining themes regarding housing assistance and coordinated
support services are the mandate of the Region of Peel.

Sustainable supply of affordable housing
The supply of affordable housing is a challenge. The L THAS
identifies this supply issue in relation to both the rental market and the
non-profit and social housing sectors.
While recently there has been some interest in building rental housing,
for many years there was no new supply. The economics of rental
development has been identified as the cause. The development
industry has expressed the need for municipalities and higher levels of
government to provide incentives to support new construction.
Mississauga has work underway as part of Housing Choices:
Mississauga 's Affordable Housing Strategy and Action Plan that will
review the financials and incentives to support rental development;
however, participation of higher levels of government is also required.
Affordable housing in different forms and tenures needs to be part of
every community to address housing needs. Mississauga' s Strategic
Plan identifies inclusionary zoning as one tool currently not available
to municipalities. Inclusionary zoning could require affordable
housing as part of new development and increase the supply.

2-4
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Recommendation: That the Province explore incentives and tools to
assist with the development of new affordable housing, particularly
purpose built rental housing.
Mississauga approved the Second Unit Implementation Strategy to
permit second units in accordance with the Provincial requirement.
The number of second units coming forward for licensing in
Mississauga does not reflect the thousands of non-compliant second
units in the City. Mississauga staff will be reviewing the City's
requirements with a view to simplifying the process to increase the
number of legal second units. The approved second units in
Mississauga are in line with and/or exceed the number of approved
units in other municipalities. Unapproved second units are a common
issue in many municipalities.
The City's review of its processes has found that upgrading second
units to meet Ontario Building Code, Ontario Fire Code and Ontario
Electrical Safety Code requirements are costly and a challenging part
of the process. The City has worked with the Region of Peel to
develop a pilot program Peel Renovates Second Unit Renovation
Assistance Program. Expansion of Provincial programs such as
Ontario Renovates could also increase the number of second units that
meet safety requirements.
Recommendation: That the Province explore additional funding
mechanisms to facilitate the development of legal, safe second units.
Right-of-entry for municipal law enforcement officers to determine if
a second unit exists is limited by the legislation. It has been identified
as a barrier to the regulation of safe, affordable second units. The
Province should consider ways of assisting municipalities in
determining the existence of safety conditions of second units given
the limitation of the current legislation.
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Recommendation: That the Province consider a system of assisting
municipalities in determining the existence and safety conditions of
second units given the limitations of current legislation pertaining to
right-of-entry for municipal law enforcement officers as well as
admissible evidence.
Canada is the only G8 country without a national housing strategy.
Housing and homelessness is not a local issue and extends across
provincial boundaries as recognized by The Federation of Canadian
Municipalities' campaign titled "Fixing Canada's Housing Crunch".
The Association of Municipalities in Ontario joined in this campaign
and called on the federal government to develop a long-term plan for
housing that will address rising costs, the scarcity of rental housing
and the need for sustained federal funds for affordable housing. A
national affordable housing strategy with funding from the federal
government would allow municipalities to move their affordable
housing initiatives forward.
Recommendation: That the Province continue to work with the
Association of Municipalities of Ontario and the Federation of
Canadian Municipalities in advocating for a national affordable
housing strategy.
Monitoring system based on evidence and best practices
The Province requires Municipal Service Managers to monitor the
implementation of their housing and homelessness plans. As well,
municipalities are required to monitor municipal affordable housing
targets. Detailed census data tables are required by each municipality
to monitor these targets. The Province should take a leadership role in
relation to the availability of data and establish an integrated data
system for monitoring.
Recommendation: That the Province take a leadership role in the
availability of data associated with monitoring of affordable housing
and best practices from across Ontario.
There are also questions regarding the reliability of the National
Household Survey to monitor data targets given the response rate of
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68% in this survey. The Province should continue to advocate for the
return of the Long Form Census or seek out and make available other
data sources. The Province should also continue to monitor and
regularly report on best practices fro1n across Ontario.

Recommendation: That the Province continue to advocate for the
return of the Long Form Census.
Over the last year, Mississauga has undertaken an education campaign
in relation to the Second Unit Implementation Strategy. The campaign
was well-received by the public and helped to clarify common
concerns and misconceptions regarding second units. These questions
are common to all municipalities and it would benefit the public to
have a provincial website with this information.
The campaign resulted in many questions including where to access a
list of legal second units. Mississauga will be launching an open data
website that includes a listing of licensed second units; however, a
portal that provides information on second units across the Province
would be more useful to prospective tenants. It may also encourage
more homeowners to bring their units into compliance with health and
safety regulations so that they can be listed on the registry.

Recommendation: That the Province develop a second unit education
program and a Province-wide registry of second units that are
compliant with health and safety regulations.
The City of Mississauga requires proof of home insurance for
dwellings with a second unit through its licensing requirements.
Municipalities have no other authority regarding homeowner
insurance, although some include information about the importance of
obtaining proper insurance. There is no Provincially legislated
requirement that the owner of a dwelling with a second unit or an
occupant obtain home insurance. The Province should take a role in
addressing this issue through education and discussions with the
insurance industry.
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Recommendation: That the Province review insurance requirements
for dwellings with second units to ensure that insurance companies
notifY homeowners of the requirement to meet Ontario Building Code,
Ontario Fire Code and Ontario Electrical Safety Code requirements
as a condition of obtaining home insurance.
Next Steps
The Province is requesting input to be submitted by July 3, 2015.
Upon receiving all input, Provincial staff will consider how to
implement any amendments. The next steps in the process will depend
on the input that is received. Mississauga staff will continue to
represent the City on the Region's Community Reference Group to
participate in the implementation of Peel's Housing and Homelessness
Plan.

STRATEGIC PLAN:

Inclusionary zoning is identified as Action Item 6 "Expand
inclusionary zoning to permit more housing types and social services"
in the Belong Pillar of the City's Strategic Plan.
Legalizing second units is identified as Action Item 7 "Legalize
Accessory Units" in the Belong Pillar of the City's Strategic Plan.

FINANCIAL IMP ACT:

Not applicable.

CONCLUSION:

Safe and adequate housing is linked with better health, community
safety and reduced crime rates. The LTHAS has made progress in
changing the housing and service delivery system in Ontario. There
are program changes, legislative changes and a leadership role that
would bring the goals further along in the next generation of this
strategy.
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Staff request approval to forward the recommendations contained in
this report to the Ministry of Municipal Affairs and Housing so the
City's position can be considered by the Province.

ATTACHMENTS:

Appendix 1:
Appendix 2:

Building Foundation: Building Futures
Ontario's Long-Term Affordable Housing Strategy
Long-Term Affordable Housing Strategy Update
Consultation Discussion Guide

Edward R. Sajecki
Commissioner of Planning and Building
Prepared By: Emily Irvine, Planner
K:\PLAN\POLICY\GROUP\2015 Special Projects\Affordable Housing Strategy\Long Term Affordable Housing
Strategy\Corporate Report LTHAS Comments_B.doc
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Minister's Message

essage rom he Minister
f unicipal ffairs
A d ousing
Safe and affordable housing is fundamental for Ontarians
striving to build a strong future for their families and their
communities.
Affordable housing can help people break the cycle
of poverty. It provides the foundation families need to
raise their children and pursue education, jobs and more
opportunity.
The McGuinty government understands that affordable
housing opens doors to a better future. That's why, despite
significant global economic challenges, we have not removed
a single penny of the funds earmarked for housing. We have made significant
investments to build and repair thousands of homes, provide rent support and prevent
evictions.
But there is still work to be done. Record investments notwithstanding, we heard from
people across the province that Ontario can do better, and we agree.
Our consultation on a Long-Term Affordable Housing Strategy told us that the current
housing system is too complicated and creates barriers for people in need. The
people who deliver housing programs told us they are unable to develop the best
possible services because of dated provincial rules.
A good housing strategy must be about people, neighbourhoods and communities,
rather than what best suits government. Our strategy needs to be flexible and
consider the diversity of communities of all sizes, be they urban, rural, in the north or
far north - because different communities have different priorities and needs.
We have listened to our stakeholders and partners, and that is why our long-term
strategy focuses on results for people.
We are improving the affordable housing system from the ground up, building a
strong foundation based on four key pillars: putting people first; creating strong
partnerships; supporting affordable options; and accountability.

Ontario.ca/HousingStrategy

1

2 - 11
Minister's Message Long-Term Affordable Housing Strategy

Ontario will work closely with municipalities to ensure we meet the unique needs
of communities as diverse as Toronto and Sudbury or Kingston and Kenora. By
establishing clear roles and responsibilities, and measuring our progress, we will
ensure services are accountable and effective.
We also urge the federal government to commit to fiexible long-term funding, as they
are an important historic partner in affordable housing.
This Long-Term Affordable Housing Strategy document outlines our plan for the future
and demonstrates how we are building on existing accomplishments.
I would like to thank the dedicated individuals and organizations that helped
shape this long-term strategy. Your expertise is respected, and your commitment to
improving lives and building strong communities helps make Ontario a great place to
live.
Yours truly,

The Honourable Rick Bartolucci
Minister of Municipal Affairs and Housing

Ontario.ca/HousingStrategy
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ntario's Long-Ter111.
Affordable Housing Strategy
Vision
To improve Ontarian's access to adequate, suitable and affordable housing, and
provide a solid foundation on which to secure employment, raise families and build
strong communities.

Principles
People-Centred:

Housing programs, services and supports should be based on a

"people first" approach that focuses on positive results for individuals and .families.

Partnership-Based: Housing

in Ontario requires strong partnerships between

all levels of government, non-profit and co-operative housing providers, and the
people who require housing support to build healthy, sustainable and inclusive
neighbourhoods.

Locally Driven: Affordable

housing must be locally relevant and provided in a

supportive environment that includes access to jobs, community resources and services.

Supportive:

Housing policy in Ontario will help those who are in need of housing

move into permanent, affordable homes with appropriate support services.

Inclusive: All

persons have the right to equal treatment and protection from

discriminatory practices that limit their housing opportunities.

Fiscally Responsible: The

strategy will reflect fiscal circumstances as they evolve,

to promote a diverse housing marketplace that helps Ontarians access affordable
housing.

Ontario.ca/HousingStrategy
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Long-Term Affordable Housing Strategy

uilding oundations:
uilding Futures
For all Ontarians, from the most vulnerable to the most prosperous, home is the

Ontario homeowners 3.2 million households

•
Ontario renters 1.2 million households

•
20 per. cent of renters
live in social housing

•
Approximately 8,500
Ontarians use a shelter
on a daily basis

foundation of a strong family. At home, we raise children, care for the elderly,
celebrate life's milestones, apply for jobs and plan our futures. Trying to do these
things without the support and stability of a home is a daunting and for some, an
insurmountable task.
In the 1 990s, previous governments reduced funding for housing by transferring
responsibility to municipal governments. That approach was short sighted.
Since 2003, the Ontario government has reaffirmed its commitment to affordable
housing, with significant investments and new programs. But more needs to be done to
improve the housing system. We need to ensure that resources and programs we have
in place are helping people as effectively as possible, now and in the future.

Continued Commitment
Our long-term strategy will build on Ontario's commitment to affordable housing.
Over the past few years, significant investments have helped hundreds of thousands of
Ontarians access safe and stable housing. Since 2003/04:
More than $2.5 billion has been invested to build and repair over 200,000 units of
affordable and social housing
More than 35,000 rent supplements are helping low-income Ontarians pay their rent
-this includes a $50 million Short-Term Rent Support Program
Infrastructure Ontario's loan program has saved non-profit and co-operative housing
providers $1 3 million to date
In addition, Ontario provides approximately $430 million in annual operating funding for
housing and homelessness services. These ongoing funds support important programs and
services such as:
Emergency. hostels for Ontarians who need immediate shelter
Services to assist those who are at risk of or experiencing homelessness
Supportive housing, which provides additional assistance for people in need
The Provincial Rent Bank1 which has helped more than 23,800 people stay in their
homes
This government hasa history of supporting affordable housing so more families have an
opportunity for a better future, but we know that we need to build upon these efforts to
help even more people get ahead.

Ontario.ca/HousingStrategy
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Coordinating Our Efforts
Ontario municipalities and Service Managers are full partners in affordable housing
and we have worked closely with them to begin transforming the housing system.
In 2008, the Provincial-Municipal Fiscal and Service Delivery Review reached a
landmark agreement that will provide municipalities with a net benefit of $1.5 billion
annually by 2018. The review was a wide-ranging initiative that examined the
provincial-municipal relationship in order to improve the delivery and funding of
services for Ontarians.
Our Long-Term Affordable Housing Strategy builds on many recommendations from
this review to:
Work together to build locally-managed housing services
Better focus on positive results for people
Simplify the delivery of income assistance supports
Affordable housing is also an important part of Ontario's Poverty Reduction Strategy,
which concluded in 2008 that the province needed to work with its housing partners to
make it easier for families to find and maintain affordable housing.
In 2009, the government held public consultations in communities across the province,
to hear different perspectives on the current housing system and how it could be
improved. These consultations have helped shape the long-term strategy, which
refiects many of the important concerns raised by Ontarians.

Moving Forward
Our long-term strategy includes proposed legislation, which if passed, would set
the stage for a transformed affordable housing system built on four key pillars:

Service
Managers:
Consists of Municipal
Service Managers that
may include regional
governments, counties
and separated cities,
and District Social
Services Administration
Boards, which are
boards established in
each of the 10 districts
in Northern Ontario.
Service Managers are
responsible for delivering
and administering social
and affordable housing.
They are also responsible
lor administering other
social service programs
such as Ontario Works
and childcare.

putting people first; creating strong partnerships; supporting affordable options; and
accountability. The legislation would support a community-centred approach where
housing services are fiexible, adapt to the different needs of local communities and do
a better job of helping people.

Ontario.ca/HousingStrategy
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utting eo le irst
Throughout our housing consultations, we heard many ideas about how housing services
~'The

reform of rentgeared-to-income rules
brings Ontario and its
municipalities into the
21st century. Tenants
will no longer be
penalized lor taking an
extra shift at work or lor
receiving a modest raise
with. a corresponding rent
increase the next month.
A modern, efficient
calculation method will
empower tenants and
allow municipalities
to re-direct money
from administration to
initiatives that support
people and the buildings
they live in."
- John Stapleton,
Metcalf Foundation

Ontario.ca/HousingStrategy

should change to focus on better outcomes for people.
Our housing strategy will put people first. Municipalities will have the flexibility to
use existing funding to better address the distinct housing needs of their community.
Tenants will have new opportunities to save money to build better futures and improve
their access·to housing programs. This is a key pillar of the strategy and will guide
how housing services operate in the future.

Simplifying Rent-Geared-To-Income
The current rules for calculating rent-geared-to-income assistance are complex.
Tenants living in a rent-geared-to-income unit must declare every time their income
changes, which can result in immediate increases to their rent.
This creates barriers and disincentives to work, making it difficult for tenants to plan
for the future. This process is also an administrative burden for tenants, housing
providers and Service Managers.
Problems with the current legislation were also pointed out by the Honourable Patrick

J. Lesage in the Report On The Eviction Of AI Gosling And The Eviction Prevention
Policy Of Toronto Community Housing Corporation. Lesage outlined the difficulties
administrators have in interpreting complicated legislation and tenants have in
complying with it.
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Our proposed legislation, if passed, would simplify the rent-geared-to-income
calculation process. In most circumstances, tenants would only declare their income
once a year, allowing them to use the extra money to improve their standard of living 1
rather than have it clawed back on their rent.
This change would also reduce or eliminate more than 60 criteria currently used to
calculate income for rent-geared-to-income assistance.
Should tenants suffer a major loss of income during the year1 measures would be in
place to allow for a rent decrease.
Ontario will also work with the Canada Revenue Agency to create an automated,
income tax based system for determining income, subject to agreement. A similar
system has been successfully implemented in Newfoundland and Labrador.
Simplifying the rent-geared-to-income process would help families save and reduce
the administration burden on housing providers. The province would work with Service
Managers, tenants and housing organizations to develop the specific reforms to the
rent-geared-to-income calculation.

Building Assets
The Housing Services Corporation would a Iso work with Service Managers to pilot an
asset building program, to further help tenants living in social housing to plan for the
future, build personal assets and become more self-sufficient.

"My dream is
homeownership. With
this change to the way
rent is calculated, it will
make it that much easier
to do so. I know there
are lots ofpeople who
need to live in a place
like this. If I can move
out and give someone
else the opportunity that
I have had by living in a
co-op on rent-geared-toincome, that would be
fantastic. The Minister
of Housing and Ontario
have clone a great job.
It brings a whole new
faith in our government
system. It really does
work."
- Mary-Anne, single
mother living in Aylmer

Providing More Tenant Services
Under the long-term strategy1 the Social Housing Services Corporation would
be renamed the Housing Services Corporation. It would continue to be an
independent non-profit organization responsible for managing and administering
cost-effective goods and services to social housing providers that are its
members. It would have an expanded mandate to provide access to its services,
as appropriate1 to affordable and supportive housing providers and tenants. It
would also be able to offer additional optional services and supports that will help
tenants and housing providers, such as energy efficiency initiatives, tenant property
insurance and tenant financial education.

Ontario.ca/HousingStrategy
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Enhanced Waiting Lists
The selection process for social housing units will also be adjusted. Tenants with serious
health needs will be allowed to transfer to another jurisdiction without losing their
place on the list. Best practices will be encouraged among Service Managers and
new annual waiting list reporting requirements will be developed in 2011 and used to
develop better information across the province.

Helping Victims Of Domestic Violence
The province remains committed to its Special Priority Policy that gives victims of
domestic violence priority on the social housing waiting list. This helps victims of
domestic violence and their families escape unsafe and abusive situations.
Ontario will work with municipalities and housing providers to identify challenges with
this policy and additional options to meet the needs of victims of domestic violence.
Ontario's $50 million Short-Term Rent Support Program will help, among others, victims
of domestic violence.

Local Review Process
Proposed legislation, if passed, would also require Service Managers to establish a
local review process for social housing decisions.
This local review process would provide tenants and housing providers with the option
to have a local, more independent review of decisions on matters such as subsidy
suspensions, eligibility, rent determination and type of accommodation, as well as
reducing, discontinuing or suspending a subsidy for housing providers. A new local
review process is another way that the strategy puts people first.

Ontario.ca/HousingStrategy
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reating Strong artnerships
All partners including the province, municipalities, housing providers and other
stakeholders play an important part in delivering housing services and programs in
Ontario. Another key pillar of our Long-Term Affordable Housing Strategy is to build
on these strong partnerships.

Improving Client Services
Today, there are more than 20 provincial housing and homelessness programs in
Ontario, each operating independently of each other and with their own rules.
Currently, municipalities are generally required to use funding only for specific
purposes set out by the province. People in need of services can find it discouraging
and difficult to gain access to uncoordinated programs.
A central element of the long-term strategy is to consolidate the current patchwork
of provincial housing programs and allow municipalities to use funding in a more
fiexible manner, reflective of local need. This recommendation was consistently made
throughout the strategy consultations and was the consensus of the Provincial-Municipal
Fiscal and Service Delivery Review.
"The review partners will work towards consolidating the existing range of
housing and homelessness programs into a housing service managed at the
municipal level. This service should focus on better long-term outcomes for
the people who use it and form a key element of the province's Long-Term
Affordable Housing Strategy.n

- Report of the Provincial-Municipal Fiscal and Service Delivery Review

Ontario.ca/HousingStrategy
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Through the strategy, an integrated, client-centred approach will replace the current
program-focused system that is bound by unnecessary, restrictive guidelines. Housing
supports will be wrapped around individuals and families, according to their specific
needs. Of the approximately $430 million in annual provincial operating funding,
almost half will be consolidated by 2013.
For example, funding that must currently be used for emergency shelter beds could
instead be used to provide a person with more stable housing, if it was a better way
to meet community needs. Tax dollars could be used more efficiently as remaining
funds could be used to provide additional social supports that might further help
someone get ahead.

Shelter Bed

$53/ day

=$1, 615/month

Permanent Housing
$717/month

This is a real example of how a strategy focused on partnerships and putting people
first would work. Housing programs would be flexible and tailored to local needs.

Simplifying the System
The first phase of consolidated funding will be designed in partnership with
municipalities and consistent with the following priorities:
Integrating housing services- matching up housing with human services and
supports to optimize positive results for people in need
Preventing homelessness

Ontario.ca/HousingStrategy

10

2 - 20
Long-Term Affordable Housing Strategy Creating Strong Partnerships

Providing emergency shelter when needed
Supporting· rapid re-housing options for homeless individuals and families
Maintaining accessible housing options
This first phase of consolidation will involve five homelessness-related programs, which
would give Service Managers the flexibility to use funding to better meet the needs of
those who are homeless or at risk of becoming homeless. The programs are:
Consolidated homelessness prevention program -helps those experiencing or
at risk of homelessness to find and maintain stable housing
Emergency energy fund - helps prevent homelessness by reducing the risk of
households being evicted due to energy arrears
Emergency hostels- provide short-term lodging and a temporary personal
needs allowance until an emergency situation is resolved
Domiciliary hostels - provide permanent housing with supports for vulnerable
adults who require limited supervision and support with daily activities
Rent Bank- provides outstanding rent directly to landlords on behalf of
tenants who, due to emergency or other unforeseen circumstances, are in shortterm arrears and facing eviction

"This strategy articulates
the province1s recognition
of the importance of
strong partnership and
collaboration with
municipalities in the
area of housing. We look
forward to continuing to
work with the province
on all the elements
that will make this
strategy, including the
groundbreaking move
to begin to consolidate
housing and homelessness
programs so as to better
· serve Ontarians, a
success."

Going forward, municipalities will also have a more active, strategic role by creating
comprehensive local housing and homelessness plans that identify community priorities
and better target housing resources to people in need. These local plans, along with
a new accountability framework, provide the foundation for how consolidated housing

- David Rennie, President,
Ontario Municipal Social
Services Association

and homelessness programs will support local communities.

Increasing Local Decision Making
Current legislation requires Service Managers to seek provincial approval known as
"ministerial consent", for a range of activities including financing, board of director
matters and other changes to social housing properties.
As Service Managers have the experience needed to make locally relevant decisions,
our strategy would remove this requirement. Service Managers would have the
flexibility to make these decisions independently, with the exception of opting out of
bulk purchasing of utilities and insurance.
Removing this barrier would reduce the time and resources required for housing
providers to obtain approvals and streamline administration for Service Managers.

Ontario.ca/HousingStrategy
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Long-Term Federal Commitment
The future of housing depends on adequate, sustained funding, which is why a longterm commitment is needed from the federal government. Current funding is either
short-term or declining. This limits the ability of housing providers to plan long-term
and fully participate in capital projects that build more affordable housing.
Ontario will partner with municipalities to engage other provinces, territories and the
federal government to create a housing framework that includes long-term, flexible
funding for affordable housing. This would include maintaining and restoring lost
funds for social housing.
"Canada urgently needs a renewed funding commitment and a national
housing plan led by the federal government.n

- Federation of Canadian Municipalities
While Ontario will provide municipalities with a net benefit of $1.5 billion annually
by 201 8, the federal government will decrease housing funding to municipalities by
$1 66.2 million over the next 1 0 years, declining to $0 by 2033.
We have often partnered with the federal government to ensure that Ontarians have
more access to affordable housing throughout the province. But long-term stable
funding is integral to the success of an affordable housing system that supports people
in need, both today and tomorrow.

Federal Housing Funding To Ontario
Million
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Supporting

ffordable

ptions

In 2006, the Ontario government made amendments to the Planning Act that promoted
affordable housing and supported stronger communities. There are currently a range
of planning and financial tools available to municipalities that encourage affordable
housing including property tax exemptions for municipal housing facilities, loans and
grants, and establishing targets through official plans.

Second Units
To further expand affordable housing opportunities, amendments would be introduced
to the Planning Act to require municipalities to establish policies allowing second units
in new and existing developments. Second units are private, self-contained residential
units with their own kitchen and bathroom, either located in a house or as accessory
units, such as above laneway garages.
Second units must comply with all applicable requirements, including those related to
health and safety. The proposed changes would not grandfather (or legalize) any
existing second units which do not meet these requirements.
This change would provide more affordable options for lower and moderate income
households, for elderly parents or live-in caregivers. It would also provide additional
income for homeowners, such as first-time homebuyers who would have help with their
mortgage payments.

Ontario.ca/HousingStrategy
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Protecting Non-profit and Co-operative Housing
Non-profit and co-operative housing organizations have the important role of
helping deliver effective housing services to their tenants. Recognizing their positive
contributions, investments under the Canada-Ontario Affordable Housing Program
have resulted in more than 8,500 units of affordable housing being built by this sector.
On occasion, non-profit and co-op organizations encounter difficulties managing
their buildings and may need additional support. The long-term strategy would
give municipalities more options to work with these organizations instead of taking
immediate control of them. The goal would be to maintain community-based
approaches to housing.
The strategy would also require non-profit and co-operative housing providers to
develop training and renewal plans. Many people in this sector are approaching
retirement and these plans would outline how providers intend to have knowledgeable
people in place to manage their buildings. This would help ensure that affordable
options that exist today will continue to be available in the future.

Raiffeisen Co-operative Homes in Sudbury (pictured above) is adding another
80 new units of affordable housing 1 thanks to a $3.3 million investment from the
Canada-Ontario Affordable Housing Program.

Ontario.ca/HousingStrategy
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Accountability

ccountability
During consultations, it was recognized that provincial and municipal responsibilities
are often entangled and require greater clarity. The long-term strategy is based on a
renewed partnership that clarifies roles and responsibilities, and shares accountability
with municipal governments.

Provincial Responsibilities:

Municipal Responsibilities:

Set the overall vision and objectives

Establish the local vision for

for housing in Ontario

housing

Establish the broad legislative and

Engage the local community

policy framework
Establish provincial interests that

to determine housing needs
and local priorities for helping

must be reflected in local housing

people in need

and homelessness plans
Continue to fund affordable

Develop and implement local

housing and homelessness
programs- which is approximately

housing and homelessness plans
within the broader provincial
framework

$430 million in ongoing, annual

Contribute to and coordinate

funding

housing funding

Ensure financial accountability

Monitor and report on progress

through service agreements
Provide annual reports on
province-wide progress
Engage the federal government
to establish long-term sustainable
funding

Ontario.ca/HousingStrategy
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Measuring Results
Ontarians want to know their tax dollars are getting results.

Since 2004, Ontario has
helped prevent more
than 23,800 low-income
families from being
evicted because of a
missed rent payment by
investing $33.8 million
in the Provincial Rent
Bank Program. As part
of the Poverty Reduction
Strategy, funding for
this program has been
stabilized at $5 million
per year and all Service
Managers can participate
in this program.

The success of the Long-Term Affordable Housing Strategy will be measured using
performance indicators. The province and Service Managers would be required to
report on progress in the following areas:
The Ontario Housing Measure is used in the Poverty Reduction Strategy. It
measures the percentage of households with children under 1 8 with incomes
below 40 per cent of the median household income and paying more than 40
per cent of their income on housing.
The Canada Mortgage and Housing Corporation's annual Rental Affordability
Indicator measures changes in the affordability of Ontario's 10 largest rental
markets over time.
Social Housing Tenant Satisfaction Surveys will solicit social housing residents'
thoughts about their accommodations and inform housing providers,
municipalities and the province on how we can do better.
Local performance measures and the tenant satisfaction survey will be developed in
consultation with Service Managers, key stakeholders and tenants. Service Managers
will begin collecting this information in 201 2 and reporting on performance measures
by 2013.

Ontario.ca/HousingStrategy
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ext Steps
Safe, stable and affordable housing opens doors to a prosperous future for Ontario
families. That is why, since 2003, the province has been investing in affordable
housing. Now is the time to rebuild the affordable housing system from the ground up.
Despite challenging economic times, Ontario is working hard to support our most
vulnerable citizens and offer a range of housing options. This long-term strategy
provides a solid base from which to begin fixing problems with the current housing
system. We are making housing services more accessible and effective by putting
people first.
Moving forward, we will immediately begin to put the strategy into action. And we
will continue working closely with our partners to implement our strategy across the
province.
We will convene working groups comprised of provincial and municipal staff, along
with non-profit and co-operative housing providers, and commun•ty and tenant
representatives as appropriate to provide advice. Next steps will include:
Working with municipalities to create local housing plans that clearly define
and address unique needs of communities by 201 2
Working with our partners to establish the specific components for
consolidating approximately $200 million in housing and homelessness
programs by 2013
Securing agreement from the federal government to move forward on an
automated tax based rent-geared-to-income approach
Reporting on local progress indicators by 2013
Working with municipalities to engage the federal government to commit to
adequate, long-term funding

During consultations,
of our partners
proposed creating
an Ontario Housing
Benefit to help lowincome Ontarians pay
rent. Current financial
challenges do not
allow us to proceed
to implement such a
program at this time.

some

However, this does not
prevent us from working
with the Ministry of
Community and Social
Services and our housing
partners, to explore this
and other options for
low-income Ontarians.

As the strategy is fully implemented, housing investments will be targeted to
more effectively address local needs. More Ontarians will have better access to
appropriate housing supports. An improved housing system will mean healthier
neighbourhoods and stronger communities across Ontario.
Strong partnerships and collaboration- and listening to Ontarians- have been critical
to developing our long-term strategy and are essential to the important work ahead.
By measuring our progress and providing public annual reports and updates, we will
also ensure the strategy is on the right track.
Transforming the housing system is a long-term commitment. It is a commitment we are
proud to make because it will improve the quolity of life for Ontario families. Through
this strategy, we are building strong foundations and a better future for today and for
years to come.
Ontario.ca/HousingStrategy
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For more information, please contact:

Ministry of Municipal Affairs and Housing
Housing Policy Branch
14th Floor, 777 Bay Street
Toronto, ON M5G 2E5
Fax:
Email:
Website:

41 6.585.7 607
housingstrategy.mah@ontario.ca
Onto rio.ca /HousingStrategy

Phone:
TDD /TTY:

416.585.7041 (Customer Assistance Line)
41 6.585.6991 or 1.866.220.2290 (toll free)

Ministry of Municipal Affairs and Housing

© Queen's Printer for Ontario 201 0
1

ISBN 978-1-4435-5115-1 (Print)
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A

INISTER

Every Ontarian deserves to have a stable, affordable home. Stable and
secure housing is a key factor that determines social well-being and health,
along with access to education, employment, and the resources and
supports people need to thrive.
Affordable housing is an issue that's very important to me personally. As I
travel around the province and visit people who live in affordable housing,
I am constantly reminded of the need, and impressed by the resiliency and
tenacity I see from people I meet.
When the Province launched its Long-Term Affordable Housing Strategy
in 2010, it began to transform the housing system in Ontario. It was the first strategy of its ki.nd for
Ontario, and I'm proud of the real impact it's had.
After five years, it's time for an update. We want to ensure that we continue to make progress in
meeting the housing needs of Ontarians, and that housing policies are relevant to current realities,
reflect new research and best practices, and support the Province's goal to end homelessness.
It's time to look at how we can innovate and use creative approaches that increase access to affordable
housing for those in need.
It's time to reach out to our partners and the people impacted by homelessness. We know that there is
a lot more that needs to be done, and we can't do it on our own.
That's why I'd like to invite all of you to help us move Ontario's Long-Term Affordable Housing Strategy
forward. I want to hear your views on how we can make Ontario's housing system work better for you,
your family, and your community.
This discussion guide outlines our progress, future goals, and key themes where we'd like your input.
Your feedback will help to ensure that we reflect the housing needs of Ontarians as we update our
strategy.
I look forward to hearing from you and building a stronger Ontario together.

Ted McMeekin,
Minister, Municipal Affairs and Housing
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TO ARDS STR NG COMMUNITIES
UPDATING ONTARIO'S LONG-TERM AFFORDABLE HOUSING STRATEGY
Our government envisions an Ontario where every person has an affordable, suitable, and adequate
home. In 2010, the Province launched the Long-Term Affordable Housing Strategy. The strategy
began a process of transforming Ontario's housing system into one that is people-centred,
partnership-based, locally driven, and fiscally responsible.
Now, in 2015, we are updating the strategy to ensure that we continue to make progress in meeting
the housing needs of Ontarians and supporting social and economic inclusion. This update will ensure
that housing policies are relevant to current realities, reflect new research and best practices, and
support the Province's goal to end homelessness.
Since the introduction of the Long-Term Affordable Housing Strategy, communities across Ontario
have developed 10-year local housing and homelessness plans. These plans were developed as a
requirement of the Housing Services Act, 2011 -new legislation introduced as a result of the 2010
strategy. Designed to address local needs and priorities, these plans are based on what was heard in a
range of local consultations. These plans provide important local context that will inform the update of
the strategy.
Building on this engagement, we continue to seek input from the public, our partners, and
stakeholders- including those in the broader human services field- to learn more.

LONG-TERM AFFORDABLE HOUSING STRATEGY UPDATE I CONSULTATION DISCUSSION GUIDE

-

2 - 33

LONG-TERM AFFORDABLE HOUSING
STRATEGV,2010
THE FIRST OF ITS KIND IN ONTARIO
In the 2008 Poverty Reduction Strategy, the government
committed to develop a Long-Term Affordable Housing
Strategy. This strategy, the first of its kind in Ontario, was
launched in 2010.
The 2010 strategy set out a road map to address Ontario's
housing needs, creating a flexible, community-centred approach
to housing and service delivery. Based on provincewide
consultations, the strategy recognized that local flexibility offers
the best path towards building strong communities.

Building Foundations: Building Futures
Ontario's Long-Term Affordable Housing Strategy

The 2010 strategy led to many accomplishments, including the
following.

New Legislation
In January 2012, the Housing Services Act was introduced
to promote flexible, local decision making, and to clarify the
roles of the Province and local managers of social housing
(called Service Managers).

A New Homelessness Prevention Initiative
In January 2013, the new Community Homelessness
Prevention Initiative consolidated five formerly separate
programs into one flexible, locally-driven program. Today,
this program provides $293.7 million each year to local
communities.

Key Pillars
•

Putting People First

•

Creating Strong
Partnerships

•

Supporting Affordable
Options

• Accountability

Local ~ousing and Homelessness Plans
As of 2014, Ontario's Service Managers have prepared 10-year comprehensive local housing and
homelessness plans. Based on community consultations, these plans assess current and future
needs, and set local objectives to guide decision making.
The Province has also invested more than $240 million into the federal-provincial Investment in
Affordable Housing program, and in 2014 committed to a five-year, $400 million extension of this
program to further expand affordable housing in Ontario.

-
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The Province is also committed to a Housing First approach for addressing homelessness. Widely
recognized as a best practice, a Housing First approach provides people who are homeless with access
to permanent housing, and links them to flexible and appropriate support services.
While progress has been made towards Ontario's affordable housing goals, significant challenges
remain, and innovation will be required to meet growing and changing demands for affordable
housing options over the long term.

Results
33,100 families and

individuals1 have
obtained housing and
83,800 remain in their
homes
More than 11,400
affordable units are
being built or repaired
across the province
for low- and mediumincome Ontarians,
and 12,300 families
and individuals are
being provided with
rent or down payment
assistance
173 Aboriginal families

and individuals have
received loans to
purchase homes,
118 have benefited
from a repair program,
and 145 new affordable
units have been
approved for funding

1

Throughout this document, the phrase "families and individuals" is being used to describe all kinds of households and living arrangements across the province.

"Household" is a term used to describe a person or group of people who occupy the same housing unit. A family might consist of one individual, several families,
or several unrelated people.
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P lNG ONTARIO'S L NG-TERM
AFF RDABLE H USING STRATEGY
BUILDING ON PROGRESS, BUILDING STRONG COMMUNITIES
In September 2014, the government released Realizing Our Potentiat a new Poverty Reduction
Strategy, which committed to update the Long-Term Affordable Housing Strategy to reflect lessons
learned and to incorporate new research on best practices for housing and homelessness.
The updated Long-Term Affordable Housing Strategy will continue to improve Ontario's housing
system, leading to better outcomes in health, poverty reduction, education, and employment for all
Ontarians.
In Realizing Our Potentiat the government set a bold, long-term commitment to end homelessness.
As a first step towards this commitment an expert advisory panel has been established, composed
of 14 members with a wide range of homelessness-related experience and expertise. To inform a
plan to end homelessness, the panel will meet from January to July 2015 and make evidence-based
recommendations on how to define and measure homelessness, and how to set a target in support of
ending it. The Long-Term Affordable Housing Strategy Update will build on the work of this panel.
Updating the strategy involves partnership across government, municipalities and the broader
community. This collaboration reflects the foundational nature of housing as key to social inclusion
and prosperity.
We also recognize the importance of seeking the input of Indigenous peoples and organizations in
Ontario for our strategy update. We will engage these partners to identify ways to improve housing
outcomes for Aboriginal Ontarians.
The update will also draw on recommendations from the Minister's Forum on Affordable Housing.
Held in November 2014, the forum brought together key leaders from the public and private sectors
to discuss private sector involvement in expanding affordable housing.

We are engaging with the public and other stakeholders for this update.
We are building on the extensive, provincewide consultations that helped shape the 2010 strategy and
the local community consultations that followed it to develop local housing and homelessness plans.

-
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AN UPDATED VISION
To reflect our government's bold, long term goal to end homelessness, we are updating our vision for
the Long-Term Affordable Housing Strategy:

Every person has an affordable, suitable, and adequate home to provide
the foundation to secure employment, raise a family, and build strong communities~

ACHIEVING OUR VISION
To achieve our vision we will build a strategy that brings together government with the private and
non-profit sectors. Informed by evidence and best practices, it will tackle themes related to sustainable
housing supply, co-ordinated support services, and a fair system of housing assistance. To achieve this
vision, there are many challenges to overcome and opportunities to harness.
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GOALS AND KEY THEMES
Achieving our vision means setting ambitious goals to reflect
the housing needs of Ontarians.

Goals
Achieve better housing outcomes for more people
by exploring changes to housing legislation, policy,
and programs across government.
2

3

Housing in Ontario:
Key Facts
There are 4,887,51 0
families and
individuals living in
housing in Ontario
71 per cent of families

Create more affordable housing opportunities by
using current and future investments (such as $400
million in new funding made available to extend
the Investment in Affordable Housing Program until
2019), and by creating conditions for more affordable
housing investment by the private, co-operative, and
non-profit housing sectors.

and individuals own
their homes, while
29 per cent rent

End and prevent homelessness by aligning with the
2014 Poverty Reduction Strategy's goals to increase
social and economic inclusion, and continuing to
provide a range of supports to help people find and
keep affordable housing.

Ontario's housing
and homelessness
services are managed
locally by 47 Service
Managers

260,000 families and
individuals
(5 per cent) live in
social housing

Our government believes the best way to achieve these
goals is by addressing the challenges many Ontarians face by
targeting four key themes.

~ Theme 1: A Sustainable Supply of Affordable Housing

~ Theme 2: A Fair System of Housing Assistance

The following pages provide greater details about the opportunities and challenges associated with
these key themes.

-

LONG-TERM AFFORDABLE HOUSING STRATEGY UPDATE I CONSULTATION DISCUSSION GUIDE

2 - 38

OPPORTUNITIES AND CHALLENGES
Demand for Social and Affordable Housing Exceeds Supply
There is high demand for affordable housing in Ontario[ in both the private market and the social and affordable
housing sectors. Statistics Canada data indicates that more than seven per cent of home owners in Ontario and
30 per cent of renters are in core housing need[ largely due to problems with affordability. People are said to be
in core housing need if their homes are inadequate[ unsuitable, or unaffordable; and if they would need to
spend more than 30 per cent of their income to ~ccess other housing at the median local rent.

The Need for a Federal Partner
Traditionally, all three levels of government have played a role in funding affordable housing, which includes
social housing, in Ontario.
In 2014r Ontario and the federal government renewed the jointly funded Investment in Affordable Housing
Program for another five years. This program continues to build new affordable housing and repair existing
units for Ontarians with housing needs. Ontario and the federal government are each contributing $80.1 million
annually to the program.
In addition[ in 2013r municipalities contributed around $940 million while the federal government contributed
around $480 million to maintain existing social housing units in Ontario. However[ the amount of this federal
contribution continues to decline each year and will reach zero by 2033. Some social housing units have already
lost their funding[ and many more will in the next few years.
Without sustained federal funding[ many housing providers may face difficulties in continuing to provide
affordable housing. Ontario and municipal partners know that we cannot make up this shortfall without federal
participation. Therefore, the Province calls on the federal government to provide long term, flexible funding for
affordable housing.

A System with Opportunities for Co-ordination
The housing system in Ontario is complex, with program and funding responsibilities spread out across four
provincial ministries and 47 Service Managers. Any updates to the Long-Term Affordable Housing Strategy
should seek to untangle the complexity and make the system easier to navigate so it works better for Ontarians.

A Need for Data to Measure our Progress
The Province is committed to making policy decisions based on evidence. At present there are gaps in the
available data on housing and homelessness in the province. In order to fully comprehend the housing issues
Ontarians facer we need high quality information.

Supporting the Diverse Needs of Ontarians
Housing insecurity and homelessness affect some groups more than others. First Nation[ Metisr and Inuit
Ontarians are more likely to be in core housing need and face a greater risk of homelessness than non-Aboriginal
Ontarians. Unique housing and support needs are also required for survivors of domestic violence, youth
leaving care, seniors[ and persons with mental health needs, addictions[ physical disabilities, or developmental
disabilities. We recognize the unique challenges facing vulnerable groups[ and the need for tailored approaches
that meet people where they ar~.
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EWANT YOUR VIEWS
Updating the Long-Term Affordable Housing Strategy requires input from key stakeholders, partners,
and the public. We want to hear views on the current realities of Ontario's housing system, and how it
can be improved to better meet the needs of Ontarians.
Up until July 2015, we encourage the public, our partners, and stakeholders to assist in the building of
this plan by providing input related to the four key themes that are shaping the review and update.
This document provides background, context and key questions related to these themes to inform the
consultation process. Details on how to get involved can be found on the final page of this document.
To shape the discussion, we have highlighted four key themes that will guide our update of the LongTerm Affordable Housing Strategy.

Theme 1: A Sustainable Supply of Affordable Housing
Theme 2: A Fair System of Housing Assistance
Theme 3: Co-ordinated, Accessible SupportServices

-
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ONTARIO NEEDS ASUSTAINABLE SUPPLY OF
AFFORDABLE HOUSING, IN BOTH THE PUBLIC
SECTOR AND THE PRIVATE MARKET
Ontario faces challenges related to affordable housing supply,
in both the private rental market and the non-profit and social
housing sectors.
Most renters in Ontario live in private market housing, and 30 per
cent of renters are in core housing need, largely due to problems
with affordability. In many parts of the province, private rental
housing supply is insufficient, and prices are high. Security of
tenure- the ability to "stay put" in one's home- is an issue for
renters facing affordability issues.
Social housing supply is not meeting demand, and as federal
funding declines, social housing providers face problems
related to housing repair, and may not be able to continue to
provide social housing rent subsidies. Ontario, in partnership
with the federal government, has committed $1.28 billion for
new affordable housing opportunities through the Investment
in Affordable Housing Program. Despite this, much more work
needs to be done.

Key Terms
In general, affordable
housing refers to housing
for low- to moderate-income
Ontarians 2•
Social housing was built
through federal and
provincial programs from
the 1950s to 1995. Typically,
social housing tenants pay a
rent-geared-to-income, set at
30 per cent of gross income.

For homes built through
the federal-provincial
Investment in Affordable
Housing program, tenants
pay an average rent of no
more than 80 per cent of local
average market rent.

Topics to Consider
Land use planning, innovative financing tools and options
Incentives for private rental construction
Sustaining the supply of aging social housing
Increasing and protecting non-profit and public housing supply

Questions for Discussion
How can we encourage private investment in affordable housing through planning,
financial, regulatory and other tools?
How can we better support the non-profit sector (including co-ops, private, and municipal
non-profits) in maintaining, replacing, and expanding social and affordable housing?
How can we improve regulatory and legislative tools to enhance housing affordability?
What steps should the federal government take to support housing supply,
including social housing?
2

The Provincial Policy Statement defines low- to moderate-income households as those with incomes in the lowest 60 per cent of the overall income

distribution.
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AFAIR SYSTEM OF H USING ASSISTANCE
ONTARIANS NEED FAIR ACCESS TO FINANCIAL AND
NON-FINANCIAL SUPPORTS
Ontarians have access to many forms of financial assistance to support their housing needs. Eligible
families and individuals can receive rent-geared-to-income assistance, and pay a rent equal to
30 per cent of their income. Other people are assisted through housing allowance and rent
supplement programs. Currently, the limited number of available subsidies means that not all people
in need receive assistance, and people in similar situations may receive different levels of support. In
addition, the system can be confusing and complex for both Ontarians and housing providers.
Many Ontarians benefit from supports beyond financial assistance, including housing help services,
emergency shelters, and eviction prevention assistance. As part of the Long-Term Affordable Housing
Strategy update, non-financial supports are being explored, including efforts to improve access to
affordable housing, and to improve the waiting list system. People can also be supported through
improved access to counselling services and eviction prevention supports.

Topics to Consider
Financial Assistance (rent-geared-to-income subsidies, rent supplements, housing allowances)
Systems for accessing housing (e.g. waiting lists,"choice based" systems)
Supports such as eviction prevention or counselling services
Housing First3 supports to move homeless Ontarians into permanent housing

Questions for Discussion
How can we .improve access to housing assistance and reduce wait times?
How can the systems of housing assistance be improved- for clients and service providers?
What non-financial programs and supports help to maintain successful tenancies?
How can we better support people who are homeless to become stably housed?

3Housing

First is a term used to describe approaches that assist people who are homeless, or at-risk of homelessness, to obtain and maintain permanent,

affordable housing linked to flexible, appropriate support services.

-
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RDINATED, ACCESS I LE SUPP RT SERVICES
PROVIDING HOUSING WITH SUPPORTS TO MEET ARANGE OF
DIVERSE NEEDS
Some people require supports- whether temporary or ongoing- to live stably in their homes.
Supportive housing refers to a combination of a housing subsidy and support services that enable
people to live as independently as possible in the community. A wide range of Ontarians are assisted,
including seniors and the frail elderly, persons experiencing homelessness, survivors of domestic
violence, youth at risk, and persons with mental health needs, addictions, physical disability,
developmental disabilities, acquired brain injuries, or terminal illness.
Supportive housing is administratively complex- involving many programs and organizations.
Programs have also been developed separately over 50 years, and do not always reflect the unique
and evolving support needs of Ontarians.
There are many ch?llenges facing the system. There are long waiting lists to access supportive
housing, and clients do not always receive housing or supports that match their needs. It can be
difficult for providers to co-ordinate affordable housing with support services. In addition, there
is a lack of data, limiting our understanding and ability to track progress. For clients, access can be
complicated, requiring people to tell their story numerous times, and to numerous agencies.
As a first step towards addressing some of these challenges, the Ontario government is creating
1,000 units of supportive housing for people with mental health and addictions issues, under Phase 2
of its Mental Health and Addictions Strategy.

Topics to Consider
Reducing complexity in Ontario's supportive housing system
Improving experiences and outcomes for Ontarians who need supportive housing

Questions for Discussion
How can the Province, Service Managers, community agencies, and housing providers work
to improve Ontario's supportive housing system?
What changes would make the system easier to navigate for people? What access and intake
systems work best for people with complex needs?
Are there opportunities to encourage innovation and reduce administrative burdens?
How can we better co-ordinate housing and supportive services?
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EVIDENCE ND BEST PRACTICES
POLICY AND PROGRAMS BASED ON RESEARCH AND PERFORMANCE DATA
As part of the 2014 Poverty Reduction Strategy, the Province committed to making government
decisions based on the best available evidence. This means consulting with up-to-date research,
collecting our own data, setting targets for performance, and evaluating progress to see how
we measure up. The strategy will draw on recommendations from the Expert Advisory Panel on
Homeless ness on how to define, measure, and set targets related to homelessness.
Challenges to data collection exist in the present system. There are varied and fragmented systems for
collecting, managing, and using data related to housing and homelessness across Ontario. Tracking
performance is also a challenge. Many of our programs lack outcome-based performance measures,
limiting the ability of government to know what works and what doesn't, and to then make decisions
based on evidence.
There are many great examples of innovative work in the sector, and lots of existing research and best
practices to draw upon. The updated strategy will explore how government and service providers can
access this knowledge to inform innovative policy making and program design.

Topics to Consider
Developing performance measures for social and affordable housing
Homelessness-related targets, performance measures, and data collection
Provincial data sharing and reporting on progress
Capacity building, education, and continuous improvement

Questions for Discussion
What outcomes should social and affordable housing programs focus on achieving?
How can we support Service Managers and housing providers to achieve outcomes?
What opportunities exist for sharing housing data with partners and the public?
How do we enhance service provider capacity to access evidence on best practices?

-
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H
We invite you to participate in the consultations that are taking place to support the Long-Term
Affordable Housing Strategy update. We are moving quickly to make progress- please get in touch
with us by July 3, 2015.
Send us your feedback and responses on the discussion questions included throughout this guide. You
can provide your input through our website, by post, telephone, or email.
Visit our Website: ontario.ca/affordablehousing
Contact us by mail:
Ministry of Municipal Affairs and Housing, Housing Policy Branch
777 Bay Street, 14th Floor, Toronto ON MSG 2E5
Give us a call:
Local Telephone Number: 416-585-6377
Toll-Free Telephone Number: 1-844-308-7296
TTY: 1-844-403-5903
Send us an Email: housingstrategy.mah@ontario.ca

Thank You for your Feedback!
We will use your feedback to inform our update to Ontario's Long-Term Affordable Housing Strategy.
Your insights will help us reflect the housing needs of Ontarians. Together we can achieve our vision
of an Ontario in which every person has an affordable, suitable, and adequate home to provide the
foundation for secure employment, to raise a family, and to build strong communities.
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DATE:

June 2, 2015

TO:

Chair and Members of Planning and Development Committee
Meeting Date: June 22,2015

FROM:

Edward R. Sajecki
Commissioner of Planning and Building

SUBJECT:

Municipal Comprehensive Review of Employment Lands

RECOMMENDATION:

1. That the recommendation to allow for the conversion of
employment lands identified in the Lakeview, Dixie and Northeast
Employment Areas subject to further detailed land use studies, as
outlined in the report titled Municipal Comprehensive Review of
Employment Lands, from the Commissioner of Planning and
Building, dated June 2, 2015, be approved.
2. That the repoti titled Municipal Comprehensive Review of
Employment Lands, from the Commissioner of Planning and
Building, dated June 2, 2015, be circulated for information to the
Region of Peel, Mississauga Board of Trade and to the Building
Industry and Land Development Association (BILD).

REPORT
HIGHLIGHTS:

• The City requires employment land to meet economic growth goals
and employment growth forecasts.
• Mississauga has sufficient vacant employment land to meet its
2041 employment growth forecasts, provided that employment uses
that do not need to be located in and/or are incompatible with uses
in employment lands, are directed to Corporate Centres and mixed
use nodes so that employment lands are protected for traditional
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employment, in support of Mississauga Official Plan (MOP)
policies.
• Mississauga can accommodate future retail commercial
development in more urban, mixed-use formats on existing lands
designated for mixed use and commercial purposes, without the
need to designate new retail commercial areas.
• Recommendations are made to help the City protect, preserve and
shape the future of employment areas and land uses in the city.
• Three Potential Conversion Areas are recommended. Detailed land
use reviews required for Potential Conversion Areas, will be
undertaken through City-led, local area review processes already
underway, including Inspiration Lakeview, Dundas Connects and
the Malton Local Area Review.

BACKGROUND:

Employment lands are vital to the economic well-being of the City
and the jobs they accommodate are a key component of a complete
and balanced community. In Mississauga where there is no greenfield
land left for development, competition for land puts pressure on
employment lands for conversion to non-employment uses. In
response to employment land conversion pressures in municipalities
across Ontario, the Province has legislative requirements and policy
directives that address the long term protection of employment lands
and conversion conditions. A background report outlining Provincial
and municipal regulations governing employment uses and their
location and the importance of preserving employment lands, is
attached as Appendix 1.
The current Mississauga growth forecasts show the population
increasing to 878,000 and employment to 552,000 by 2041 1, an
increase in 135,000 people and 104,000 jobs 2 . Sufficient employment
land and commercial retail land is required to accommodate the
employment and population growth forecasts.
Every five years, the City is required to undertake a review of its
employment lands and policies to ensure it has enough employment
land to accommodate future employment growth and the policy
framework to protect its inventory of employment lands from

1
2

Based on Steady Growth Scenario forecasts adopted by Council on October 30, 2013.
Increase based on 2011 Census population and employment numbers.
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conversion to other land uses. This review is called a municipal
comprehensive review (MCR).
Consultants from Cushman & Wakefield Ltd. and The Planning
Partnership were retained to undertake a MCR for the City. Their
report titled Municipal Comprehensive Review of Employment Lands
(hereafter referred to as MCR Employment Lands), is attached as
Appendix 2. Attached as Appendix 3 is a letter indicating that the
market data used in the MCR Employment Lands remains valid. An
accompanying Technical Report is available on request.
The purpose of the MCR Employment Lands is to:
•

Assess Mississauga Official Plan (MOP) policies and land use
designations for adequacy of employment land protection and
policy direction to achieve the City's employment needs;

•

Evaluate employment and commercial land capacity based upon
population and employment growth projections to 2031 and 2041;
and

•

Consider the potential for employment land conversion.

The MCR Employment Lands assesses vacant employment land
capacity and does not consider the redevelopment potential of
employment lands. The intensification potential of existing
employment sites was considered, but only a small number of sites
could be described as "under-utilized" and, therefore, these lands were
not included in the vacant employment land supply.
The MCR Employment Lands land capacity assessment is based on
employment growth forecasts allocated by the Province to Peel
Region through the Growth Plan for the Greater Golden Horseshoe
(Growth Plan). 3 Peel Region has identified the challenges of achieving
the Growth Plan employment growth forecast targets, partially due to
the structural shift in the economy with the decline of manufacturing
sector employment that has not rebounded to pre-recession levels and
lower employment densities associated with the use of advanced
technologies such as robotics. Lower employment densities are also
3

Not including Amendment 2 updated forecasts, subject to a formal review by the Region and adoption by Regional
Council.
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the result of the large number of logistics operations located in Peel
Region. These lower employment densities are evident in Brampton
and Caledon as well as in Mississauga even though Mississauga has
attracted a considerable amount of office development.
Initiatives such as the Hurontario Main Street LRT project and
Regional Express Rail (RER) will position Mississauga to attract more
office development which would result in higher employment in the
office sector. Higher order transit could also support more intensive
use of general employment lands supporting manufacturing and other
such uses.
Achieving the growth forecasts and higher employment densities is
beyond the scope of the MCR Employment Lands, which is strictly a
land capacity study that relies on the existing growth forecasts and
considers employment densities, among other matters, to determine
the impact on land demand.

COMMENTS:

The MCR Employment Lands assesses employment land capacity to
accommodate employment growth to 2041 4 . The assessment considers
vacant employment lands located within Employment Area Character
Areas 5 and Corporate Centre Character Areas 6 as identified in MOP
and as shown on Appendix 4.
For the purposes of this study, the term "employment lands" refers to
lands identified in MOP as Employment Area and Corporate Centre
Character Areas. These areas are dedicated to a broad range of general
and industrial employment activities and office uses permitted within
the 'Business Employment', 'Industrial', 'Institutional', 'Office' and
'Mixed Use' designations. While other areas in the city allow
employment uses (e.g. offices and retail in the Downtown, populationrelated uses in mixed use nodes and neighbourhoods), employment
lands are unique in that they are the only areas where certain uses such
as manufacturing can locate and residential uses are not permitted.

4

Based on Steady Growth Scenario forecasts adopted by Council on October 30, 2013.
Employment Area Character Areas include: Churchill Meadows, Clarkson, Dixie, Gateway, Lakeview, MavisErindale, Northeast, Southdown, and Western Business Park.
6
Corporate Centre Character Areas include: Airport Corporate, Gateway Corporate, Meadowvale Business Park,
and Sheridan Park.
5
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The MCR Employment Lands also assesses the City's land supply to
accommodate retail commercial growth to 2041.
Employment Land Demand Scenarios
Three land demand scenarios were used to examine different
employment land use patterns and the resulting vacant employment
land requirements to 2041. The analysis uses three broad types of
employment categories: Employment Land Employmene; Major
Office Employment 8 ; and Population-Related Employment. 9
The scenarios considered the capacity for employment in mixed use
areas (e.g. Downtown) and the impact on employment lands of
redirecting office and population-related employment uses to mixed
use areas.
Below are the three scenario assumptions:

•

Scenario 1- Base Case: a continuation of the status quo (current
density and employment/land use mix assumptions). A large
proportion of employment growth, including major office growth,
occurs on employment lands in Employment Areas and Corporate
Centres;

•

Scenario 2 -Nodes and Corridors Evolution: a more concentrated
form of development, particularly major office employment, in
mixed use nodes, intensification areas and along major corridors.
Employment intensification also occurs on traditional employment
lands, with a higher office component within "flex" industrial
properties. This scenario is supported by and would implement
Mississauga Official Plan (MOP) policies; and

7

Employment Land Employment (ELE): Uses in this category are principally industrial-type jobs, including
manufacturing, research and development, warehousing and distribution, and wholesale trade.
8

Major Office Employment (MOE): Uses in this category are high density and typically have requirements such as
transit accessibility, site visibility, adequate parking provision and other considerations that make them noncomplimentary to traditional industrial parks. MOE is regarded by the industry as employment in freestanding
office buildings over 1,850 m2 (20,000 sf), as a benchmark.
9
Population-Related Employment (PRE): Uses in this category, including retail, educational services, health care,
government, and accommodation and food services, are generally accommodated within existing neighbourhoods
and commercial areas and primarily serve a resident population but may locate on employment lands to support the
employment base.
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Scenario 3 - Employment Lands-Focused Growth: a less dense
form of development concentrated on employment lands. All
major office employment jobs are allocated to employment lands,
resulting in a failure of the Downtown and other mixed use areas
to attract office development. 10

The following table summarizes the vacant employment land demand
and supply for the three scenarios.

EMPLOYMENT LAND
DEMAND AND SUPPLY CONCLUSIONS
SCEN/\Rf

I

I

I

Land Demand to 2031

44211092

2911719

609 1 1505

Land Demand to 2041

506 1 1250

330 1 815

6971 1122

Total Employment Land
Supply*

92512286
(462) 1 (1142)

Less Vacancy Factor (5%) **
Adjusted Land Supply

Surplusi(Deficit) to 2031
Surplusi(Deficit) to 2041

46311144
21152
(43)

1 (106)

1121425

(146)

1 (361)

133 1329

(234)

1 (578)

*There are approximately 230 parcels of vacant land totaling about 925 hectares
{2,286 acres), distributed across Mississauga's Employment Area {EA) and Corporate
Centre {CC) Character Areas. Northeast EA {East and West}, Meadowvale Business Park
CC and Southdown EA, respectively, have the largest amounts of vacant land.
**Note that a 5% vacancy factor is applied since there are land parcels that will remain
vacant over the long term for factors such as landowner motivation; land
contamination; site attributes such as size, configuration and accessibility;
incompatible adjacent land uses; and other constraints. This results in an adjusted land
supply of463 hectares {1,144 acres).

Employment Land Demand Conclusions
Mississauga has sufficient vacant employment land to meet its 2041
employment growth forecasts, provided that the City is a good steward
of these lands. It is imperative that the City's vacant employment land
supply be carefully managed to ensure that forecasted employment
growth can be accommodated to 2041 and beyond. The long term
10

Scenario 3 is not technically feasible since all employment lands are consumed and employment growth target
numbers cannot be met.
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availability of employment land is dependent on where employment
growth is directed.
Scenario 2 is the only scenario that meets employment growth
forecasts and nets a surplus of employment land. This scenario
anticipates the success of MOP's vision and city structure. It
capitalizes on planned transit infrastructure investments and directs
employment, particularly freestanding office, to mixed use areas
including the Downtown, Major Nodes, Intensification Corridors and
Major Transit Station Areas. This also results in major office uses
being distributed beyond Corporate Centres. In this scenario,
employment land intensification takes place at a rate that reflects a
higher office component within "flex" industrial properties, due to a
higher proportion of office space locating adjacent to industrial and
research and development-type facilities. This scenario leaves
Employment Area lands intact for employment uses (e.g. industrial
and land extensive business operations) that are not appropriate in
other areas of the city.
Commercial Land Demand Conclusions

Mississauga can accommodate future retail commercial development
in more urban, mixed-use formats on existing land designated for
mixed use and commercial purposes. It is expected that in the
Downtown and in nodes and corridors, there will be tremendous
opportunity to replace existing retail commercial functions, and
intensify that environment through more urban, mixed use built forms.
Intensification of existing larger shopping centres may also occur over
time, depending on the productivity (sales performance) of these
properties.
A more urban form of retail commercial development represents a
paradigm shift in Mississauga. It is a move away from an autooriented built form supported by extensive surface parking, towards a
transit-supportive, higher density, mixed use model. This shift to a
more urban model aligns with MOP principles and meets an
increasing demand for pedestrian-oriented main street shopping
experiences and mixed use centres in proximity to where people live
and work.
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While there is still demand for big box retailers at existing large
format retail centres/ power centres, the future of these centres is
unknown. Ultimately, when these centres outlive their economic
lifecycle, they may redevelop with higher intensity, 1nixed use
development.
E-commerce (on-line and mobile shopping) is also spurring changes in
commercial development, ultimately reducing the overall amount of
commercial space needed per household and subsequently the amount
of commercial land required.
Recommendations and Potential Conversion Areas

The MCR Employment Lands makes recommendations to help the
City protect, preserve and shape the future of employment areas and
employment land uses in the city. Potential Conversion Areas are also
identified. These recommendations are summarized below. 11
•

Protect employment lands. Protect all Corporate Centre and
Employment Area Character Areas from conversion to nonemployment land uses, except as identified below.

•

Consider focussed employment land conversion. Three
Employment Areas are identified as Potential Conversion Areas.
Conversions in these areas have been identified as supporting the
City's strategic objectives or community building goals. The areas
are listed below and shown on Appendix 5:
- The Lakeview Employment Area, in its entirety;
- The Dixie Employment Area in proximity to the proposed
Community Node, the Intensification Corridor (Dundas
Street), the Corridors (Dixie Road and Cawthra Road) and the
Dixie GO Station. The extent of area to be converted will be

11

See Chapter 9.0 of the MCR Employnzent Lands for detailed Recommendations (Appendix 1).
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determined through future planning work pertaining to Dundas
Connects - The Dundas Corridor Master Plan; and
- The Northeast Employment Area, in immediate proximity to
the Malton Neighbourhood Character Area. The extent of area
to be converted will be determined through the Malton Local
Area Review planning process that is currently underway.
Lands located outside of Potential Conversion Areas will not be
considered for conversion to non-employment uses until the next
five-year MCR process.
•

Amend existing MOP policy to include two types of land use
reviews with respect to the scale of the proposed Potential
Conversion Area. A comprehensive review will focus on a large
geographic area, involving multiple ownerships and multiple
sites. This would be applicable to Lakeview and the Dundas
Corridor. A small-scale review should apply to small areas/sites
on lands located on the periphery of an Employment Area, such as
those in proximity to Malton.

•

Amend MOP policy to include provision to require, at a
minimum, the replacement and expansion of the employment
potential lost through any proposed conversion. Require that the
conversion of an existing Employment Area to permit nonemployment land uses, replace or increase the total number of
jobs on the same site or in the same area.

•

Use planning tools and policy to retain existing office space and
sites and create a strong investment climate to attract new office
uses, including:
- Provide incentives in Community Improvement Plans and
consider height and density bonusing in exchange for the
provision of office sites;
- Require the replacement of existing office space in key
locations where a redevelopment includes land that has an
existing office function; and
- Protect and preserve current office sites within Intensification
Areas from redevelopment to alternative uses.
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•

Use existing MOP policy to facilitate retail commercial uses in an
urban retail format as part of mixed use developments that include
office and residential uses (where permitted). Pursue this not only
in the Downtown, Major Nodes, Community Nodes,
Intensification Corridors and Major Transit Station Areas, but in
the redevelopment of existing large format retail centres as they
outlive their economic lifecycle.

•

Amend policy to require the replacement of the retail commercial
function (in whole or in part) in key locations where a
redevelopment includes lands that have a retail commercial
function.

Next Steps
Implementation of the MCR Employment Lands recommendations
requires five actions, two of which are currently underway.
Current Initiatives Underway:
•

•

Detailed land use reviews for the three identified Potential
Conversion Areas, through City-led initiatives: Inspiration
Lakeview, Dundas Connects and Malton Local Area Review; and
Zoning by-law amendments to include mixed-use zones that
allow for a combination of residential, retail and office uses.

Future Work:
•

New MOP policies to address:
- office and retail commercial use replacement;
protection and preservation of current office sites within
Intensification Areas; and

•

Land use redesignation and rezoning of office sites.

It is recomn1ended that this report be circulated for information to the
Region of Peel, Mississauga Board of Trade and to the Building
Industry and Land Development Association (BILD).
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FINANCIAL IMPACT:

Not applicable.

CONCLUSION:

A long term supply of employment land is vital to sustaining
employment growth and a healthy, prosperous economy. The Province
recognizes the importance of employment land and has mandated the
long term protection of employment land.
The MCR Employment Lands fulfils the Planning Act requirements for
a review of employment policies and employment lands, as well as the
requirements of MOP.
The MCR Employment Lands assessment shows that Mississauga is on
the right track to accommodate employment growth with its current
strategic and MOP policy direction. The MCR Employment Lands also
shows that Mississauga' s long term vacant employment land supply is
limited, making it imperative that employment uses not requiring an
industrial-type land area, be directed to other areas.
The identification of the Potential Conversion Areas in the MCR
Employment Lands allows the City to move forward to further
delineate the conversion areas and identify appropriate land uses. The
process will occur through City-led planning processes underway for
Inspiration Lakeview, Dundas Connects and the Malton Local Area
Review.
Lands located outside of the identified Potential Conversion Areas
will not be considered for conversion to non-employment uses until
the next five-year MCR process.
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1.0

1.1

INTRODUCTION

Provincial Employment Areas

It is fundamental to good planning to ensure an

The Province defines "employment areas" in the

adequate supply of land for employment-

Planning Act, the Growth Plan for the Greater

generating

Golden

land

uses

in

th e

long-term .

Employment lands are a valuable reso urce to

Horseshoe (Growth

Plan) and the

Provincia l Policy Statement (PPS), as areas that

sustain employment growth and a healthy,

are designated in an official plan for clusters of

prosperous economy.

business and econom ic activities including, but
not limited to, manufacturing, warehousing,

As

through

offices, and associated retail and ancillary

intensification and redevelopment, it will be

the

fa cilities. In th e case of t he conversion of lands

critical to maintain the existing employment base

within employment areas, to non-employment

and

uses, t he Growth Plan considers major retail uses

to

city's

population

provide

grows

opportunities

for

future

employment growth.

as non-employment uses.

In Mississa uga, a desirable place for business but

1.2

w ith little greenfield land left for development,
competition

for

land

puts

pressure

Mississauga's Employment
Lands

on

employment lands for conversion to other non-

In th e Mississauga Official Plan (MOP), the City

employment uses. Mississauga is not alone. Many

Structure

municipalities

functional

are

grappling

with

land

identifies
areas

two

that

employment-based

together

meet

the

development press ure in industrial areas w here

Province's definition for employment areas:

land costs are less relative to built-up commercial

Employment Areas and Corporate Centres, as

and residential areas.

shown on the following Map 1.1 These areas
support all of th e Cit y's employment lands and

In response to employment land conversion
pressures in municipalities across Ontario, the
Province has legislative requirements and policy
directives that add ress the long t erm protection
of employment lands and conversion conditions.
This background report highlights the importance
of protecting employment lands and related
provincial req uirements, as well as the City's
priorities and policy direction for employment
growth.

are dedicated for genera l employment, industrial
and office employment-type uses, perm itted
within th e ' Business Employment', ' Industrial',
' Institutional',

'Office'

and

' Mixed

Use'

designations.
The City's employment lands are areas that do
not allow residential uses. New major retail uses
(i.e. outside t he limits of land designated Mixe d
Use) are also prohibited in t hese areas.

1

Reference in this report to the capitalized "Employment
Area" Is to the MOP City Structure element. Lower case
"employment area", refer to the Provincial definition.
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Map 1: Mississauga's employment lands are located in Corporate Centres and Employment Areas as identified In Mlssissauga
Official Plan. The areas are dedicated for general employment, Industrial and office employment-type uses and do not permit
resldentla I uses.

Other areas in the City allow employment uses

the fun ctioning and growth of businesses t hat can

(e.g. offices in th e Dow ntow n, population-relat ed

only locat e in these areas.

uses in mixed use nodes and neighbourhoods) but
employment lands are unique in that they are the
only

areas

w here

certain

uses

such

as

manufacturing ca n exist .
M OP

policies

discourage

Em ployment La nds Ty pes
Mississauga accommodat es t hree broad types of
employment uses within Employment Areas

uses

that

have

em ployment b ut are intended t o serve residentia1l
communit ies, from locating in Employment Areas.
Such uses, including Places of Religious Assem bly
and schools, may be incompatible with and affect

and/or Corporate Centres:
•

general employment

•

industrial

•

office
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General Employment

General employment uses are directed to
Employment Areas and include diverse industrial
and business employment operations, including
manufacturing, logistics, warehousing, storage
yards

and

developments,

small

and

among

mid-size
other

office

activities.

Figure 3: Manufacturing facilities, such as this aircraft

Freestanding major office uses are directed to

wing assembly plant, need to be located on

Corporate Centres, the Downtown and Major

employment lands and be separated from non-

Nodes where t hey can be supported by transit,

employment uses.

including higher order transit.

Figure 1: Distribution centres are a critical component of
the supply chain.

Figure 4: Industrial areas accommodate land
extensive manufacturing buildings.

Figure 2: Mid-size offices can be found In Employment
Areas.

Industrial

The industrial-designated areas in t he Gateway,
Northeast and Southdown Employment Area s
accommodate land extensive, industri al uses,
including those w here outdoor storage is crit ica l
to business operations. Industrial areas also
accommodate industrial uses that are prohibited
in other areas of the city, such as composting

Figure 5: Industrial areas accommodate operations
with extensive outdoor storage.
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facilities and commercial motor vehicle body
repair facilities.
Office

The City's Corporate Centres are home to a
significant share of the Greater Toronto Area's
(GTA) office supply, and are the headquarters to
many local, national, and internationa l fi rm s. With

Figure 7: Land extensive research and development
businesses can be found In Corporate Centres.

a focus on office development and uses w it h high
employment densities, major office and postseco ndary educational facilities are permitted in
Corporate

Centres.

However,

interior

or

peripheral locations of Corporate Centres may
include

a broader,

lower

density

mix

of

employment uses. Uses not suitable in an office
environment (e.g. waste processing stations,
trucking terminals) are generally not permitted.
Figure 8: Office headquarters and manufacturing facilities
can be found together in Corporate Centres.

Figure 6: Corporate Centres are home to prestigious
pharmaceutical headquarters.
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Employment Uses Outside of Employment Lands

Mixed Use Nodes
The Downtown is a critical employment centre

Employment uses are also located elsewhere

that will accommodate employment in a mixed

throughout the city in mixed use nodes and

use format with commercial and residentia l uses.

neighbourhoods. The types of employment uses

It is not considered purely for employment uses

in t hese areas are compatible with the residential
uses and may be in a mixed use form, integrated

or as employment lands. Similarly, Major and

with residential units. Employment uses in

Community Nodes and portions of Intensification

proximity to residential creates an opportunity for

Corridors and some Major Transit Station Areas,

people to both live and work in the sa me area,

accommodate

reducing the need to commute long distances.

residentia l uses. These areas are shown on the

Mixed use nodes are also well-served by transit.

following Map 2. Higher density employment uses

a mix

of employment

and

such as office employment are directed to mixe d
Locating employment uses in mixed use nodes

use nodes where they can be supported by

and neighbourhoods in proximity to the people

transit, including higher order transit.

they serve is important, as not to consume land

Neighbourhoods

needed for those businesses that must go to
employment lands because they are incompatible

Loca l serving, convenience and service-type

with residential and other sensitive land uses.

employment

is found

in

Neighbourhoods;

however, most services for day-to-day living will
be provided in Major Nodes or Community Nodes
in close proximity to Neighbourhoods.
In conclusion, there are a variety of employment
uses that are directed to different areas of the
city dependant on their type, funct ion and
compatibility with sensitive land uses (e.g.
residential). The employment uses work together

work In the same neighbourhood area.

to provide an array of employment opportunities
on lands dedicated for employment uses and as
part of mixed use nodes and neighbourhoods.

~~-- j ~

-

'

Figure 10: The Downtown will accommodate higher density employment uses in a mixed use format.
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Map 2: Mixed Use Nodes wil l accommodate employment in a mixed use format with commercial and residential
uses.

The employment uses work together to provide

maintain a long term supply of employment

an array of employment opportunities on lands

lands. This review process, that includes an

dedicated for employment uses and as part of

evaluation of employment lands t o det ermine if

mixed use nodes and neighbourhoods.

there is any conversion potential to allow for nonemployment

uses,

is

ca lled

a

municipa l

comprehensive review.

2.0

BACKGROUND
2.1

Considering the importance of employment lands,
the Province has mandated their protection. The

Provincial and Regional
Requirements for a Municipal
Comprehensive Review

Province has legislative requirements and policy
directives for municipalities to review their

Since 2005, the importance of protecting and

employment lands policies for conformity with

preserving employment areas from conversion to

provincial plans and policies, and to protect and

other land uses has been emphasized through

Preserving Our Employment Future- Municipal Comprehensive Review of Employment Lands, June 2015
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changes to the Planning Act and the Provincial

Municipal

Policy Statement {PPS), and the introduction of

responsibilities under this Act, shall have regard

the Growth

to ... matters of provincial interest such as, ...

Plan. The Planning Act gives

Board,

in

carrying

out

their

municipalities the ability to refuse applications for
- {k) The adequate provision of employment

the conversion of employment lands to other

opportunities;

uses, provided that they have conversion policies
in place, by removing the right of private

- {I} The protection of the financial and

applicants to appeal such applications to the
Ontario Municipal Board {OMB)

2

its municipalities;" 4

The intent of Provincial policies, and subsequently
Regional and local planning policies, is based
upon a recognition that employment lands are a
limited resource that is fundamental to a fiscally
healthy

and

economically

sustainable

municipality. The protective legislation and policy
ensures

that

the

economic well-being of the Province and

•

pressures

to

convert

employment lands to other uses, which may be

As matters of Provincial interest, all planning
decisions are required to "have regard for" the
accommodation of employment opportunities
and the financial and economic well-being of the
City. Further, the City, in making a planning
decision, must balance these matters of Provincial
interest, with the other matters identified in
Section 2 of the Act.

viewed as more market expedient or higher value,
can be repelled in order to achieve longer-term

Provincial Policy Statement

community objectives related to economic
prosperity,

and

complete

and

balanced

communities.

The PPS indicates that within employment areas,
conversion of lands to non-employment uses
may be permitted through a comprehensive

A comprehensive review of employment policy

review, "only where it has been demonstrated

and employment lands supply is mandated

that the land is not required for employment

through the Planning Act, the PPS and the Growth

purposes over the long term and that there is a

Plan.

need for the conversion." It is only at the time of
the comprehensive review that the municipality

Planning Act
The Planning Act requires that a review of
employment policies be undertaken every five
3

may

identify

potential

employment

lands

conversion areas.
Growth Plan

years. The last review undertaken by the City of
Mississauga was completed in 2008 as part of the

The Growth Plan requires municipalities to

official plan review process.

maintain an adequate supply of employment
lands to accommodate employment growth

The Planning Act states that "The Minister, the
Council of a municipality ... and the Ontario

2

3

Part Ill Official Plans, Section 22. (7.3)
Part Ill Official Plans, Section 26. (1)

forecasts. The Growth Plan also provides direction
on the conversion of employment lands to non-

4

Part I Provincial Administration, Section 2.
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employment

uses}

''municipal

One and Phase Two municipal comprehensive

review" to determine if a

review (MCR). A Phase One MCR is a city-wide

conversion is appropriate} subject to certain

"macron review of em ployment land capacity and

criteria.

potential for employment land conversion, and a

comprehensive

requmng

a

1

Phase Two MCR is a detailed loca l area ' micro"
Peel Region Official Plan

look at appropri ate land uses for any conversion

The Regiona l Plan requ ires area municipalities t o
designate in t heir official plans} an adequate
supply

of

employment

land5

to

achieve

employment forecasts. Through t he Regional
Official Plan} it is the policy of Regiona l Council to

"protect and support employment areas for

areas identified thro ugh th e Phase One process.
MOP

policy

prohibits

the

conversion

of

employment lands to non-employment uses in
t he City's employment areas, unless considered
through a Phase One MCR to, among other
req uirements, demonstrate t he need for th e

employment uses, as defined and designated in

conversion and that t he lands being converted

area municipal official plans" 1 and recognizes

are not required over t he long t erm for

Mississauga's Corporat e Centres and Employment
6

employment uses.

Areas as employment areas • The conve rsion o f
w ithin

non-

W here a Phase One M CR has identified th e

employment uses is permitted only through a

potential fo r the conversion of lands, a Phase Two

municipal

that

MCR is requ ired to determine appropriate land

demonstrates} amongst other criteria, the need

uses for identified areas and consider, among

for

other matt ers} the following:

lands

th e

employment
comprehensive

conversion.

areas

to

review

These

conversion

requirements are reflected in MOP conversion
policies.

•

alternative

locations

for

displaced

employment uses;

2.2

MOP Requirements for
Employment Lands Conversion

•

land use options that result in a similar
or greater number of employment
opportunities;

Aligning with Provincia l and Regional policy
req uirements, MOP employment-related policies
require that employment lands be protect ed and
an adequat e supply ma intained for a diversity of
employment uses to meet current and future
needs.
MOP also requires a two-step process for
employment lands co nversion} including a Phase
5

Employment Lond(s): land within employment areas.
6
Employment Areo{s): areas that are designated ... for
clusters of business and economic activities including, but
not limited to, manufacturing, warehousing, offices, and
associated retail and ancillary facilities.

•

compatibility w ith surrounding land
uses;

•

infrastructure capacity, needs and costs;
and

•

municipal

benefits to

be

realized

thro ugh land conversion .
Development applications for the conversion of
employment lands to non-employment uses are
considered premature until the Phase Two
conditions are met.
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3.0

STRATEGIC PRIORITIES

In this context, a number of target opportunities
have been recognized in high growth knowledge

Mississauga's Strategic Plan priorities and the

sectors, including Life Sciences, Information

Economic

Communications

Development

Strategy

provide

and

Technologies

(ICT),

direction for economic and employment growth.

Advanced Manufacturing, and Financial Services.

3.1

Each of t hese sectors has a strong presence in

Strategic Priorities for Economic
Growth and Complete
Communities

Mississauga's priorities under the Strategic Plan
pillar, Prosper: Cultivating Creative and Innovative
Businesses, include fostering a prosperous and
sustainable

economy

that

attracts

Mississauga today, w ith recognizable clusters in
areas such as Airport Corporate Centre, Gateway
Corporate Centre and Meadowvale Business Park.
In addition, Sheridan Park is characterized by a
research cluster.

globa l

Important to the success of the city's key sectors

business, w ith a goa l to attract innovative

is the presence of the logistics, supply chain and

business and be the preferred location for
knowledge-based

businesses

and

emerging

industries.

distribution business operations th at enable
business in these sectors. The logistics and supply
chain business plays an important role as a resu lt

Further priorities in support of a strong local
economy and local jobs are under the pillars,

of Mississauga's strategic location in the heart of
a major transportation network that includes

Connect: Completing Our Neighbourhoods, and

Canada's

Move: Developing a Transit-Oriented City. These

highways and two principle railways, providing

pillars speak to creating a vibrant downtown with

businesses in Mississauga easy access to global

a strong economic centre; creating complete,

markets.

mixed use communities that include work
opportunities;

and

commun ities

that

are

supported by transit.

largest airport and

seven major

It is critica l for t he City to preserve employment
lands in order to grow and sustain the knowledge
sectors as well as the supporting land extensive

These strategic priorities are reflected in MOP

logistics and supply chain operations within the

policies and the City's Economic Development

municipality.

Strategy.

3.2

Employment Lands for
Economic Development

Employment lands in Meadowvale Corporat e
Centre and North east Employment Area have
recently accommodated the fo llowing significant
expansions and new investment from companies

The Economic Development Strategy identifies

in the Life Sciences and Advanced M anufacturing

three strategic goa ls that support the city's vision:

sectors, showing th e importance of having readily

•

to be a Global Business Magnet;

•

to have a Culture of Innovation; and

•

to be a Knowledge Economy.

available employment lands:

•

Roche Canada renovated a 22,670 m

2

(244,000 sq.ft.) building to expand its
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•

pharmaceutical development operations,

protected from the pressures for conversion,

employing 550 full time staff;

marginal demand for non-industrial uses would

Sumitomo Precision Products opened a
new 8,830 m 2 (95,000 sq.ft.) production
facility for commercial aircraft landing
gear equipment and systems, employing

eventually crowd out the last remaining core
industrial uses, leading to a lack of locations for
traditional industries, and a f light of tho se
important businesses away from the city to
adjacent municipalities or beyond the economic

up to 100 people; and

region alt ogether.
•

M itsubishi

Heavy Industries

Canada

In Mississauga, rising land

values have led some companies to sell their local

Aerospace expanded into a new 24,800

asset s and relocate beyond the Greenbelt, t aking

m 2 (267,000 sq.ft.) facilit y dedicated to

the increase in equity (given the lower land and

aircraft

construction

w ing

assembly,

with

680

employees working two shifts.

costs/lease

costs

in

outlying

market s) to reinvest in their businesses with new
technologies, in order to remain competitive

4.0

Mississauga's Employment
Lands Future

globally.
It is imperative th at Mississa uga keeps its
employment sites intact and avoid driving out

Mississauga's employment lands future depends

established businesses w ith th e introduction of

on the protection of employment lands and a

non-complementary uses to an employment area.

greater reliance on office-type development.
The City continues to experience employment

4.1

Development Pressure

land conversion pressures. Certain conversions
may be supported to achieve st rategic city goals

In order to continue to attract and accommodate
employment uses, th e City must be vigilant t o the
impacts from emerging growth pressures and

and local community needs. However, wh ere
conversions are contemplated, they should
continue to retain or expand the existing number

future land use limitations.

of job opportunities.

Development pressure for non-employment uses

4.2

Employment Lands Limitations

(e.g. residential, major retail) has in the past
resulted

in

a loss

of employment lands.

M ississa uga is at the end of its greenfield

Employment land conversion slowly erodes intact

development

employment area boundaries and potentially

experience limitations in the amount of vacant

creates

employment lands are available for future

conflict

employment

situations

uses.

with

Furthermore,

exist ing
once

phase and

as a result, w ill

employment uses.

employment lands are converted fo r nonemployment uses, that land's employment
potential is lost and unlikely to ever be regained.

Future

growth

w ill

be

oriented

towards

intensification of existing lands, as well as
redevelopment. A greater reliance on office-type

Many cities across North America have found that

development w ill be necessa ry, as land-extensive

if pri me industrial-type employment land was not

business activities w ill by necessity locate in other
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Greater Toronto Area (GTA) locations providing

Mississauga may be less attractive to some

more

businesses and will see a declining share of GTA

readi ly

available and

suitable

(and

affordable) land for development.

industrial growth re lat ive to other municipalities
that have a larger vaca nt industrial land supply.

It is recognized that there w ill be fewer
opportunities for land extensive development and

However, not all industrial businesses require
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Conclusion

indicating its ongoing desirability as an office
location. Vacant land is not a constra int t o
attracting future office development in the city
since offi ce developments can be accommodat ed
on relatively small parcels (especially with
stru ctured parking). Mississauga's Downtown and
Corporate Centres are particularly well located for
future office development as they have access to
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t hat may be showing t he early signs of transition
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away from

uses,

ensure economic sustainability and employment

particula rly as large, vacant parcels dim inish and

opportunities, and choice for the popu lation that

t hose remaining are more fragmented. Overtime,

lives in Mississauga.

land extensive

industrial

1

Of the vacant land supply across Misslssauga's Employment
Areas and Corporate Centres, there are only 24 parcels that
are larger than 26 acres In size. Sites that are two acres or
less in size, account for one-third of all sites.
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Sources:
1.

Cushman & Wakefield and The Planning Partnership, Municipal Comprehensive Review of

2.

Mississauga Official Plan

Employment Lands. Report 2- Technical Report. 2015.
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1.0 INTRODUCTION
1.1 STUDY PURPOSE
Along with assistance from City of Mississauga staff, Cushman & Wakefield Ltd. and The Planning Partnership
together have prepared this Municipal Comprehensive Review (MCR) of Employment La.nds. This document
serves as t he Summary Report. There is a separate Technical Report document that presents the full
extent of the market overview, land supply and demand analysis, and policy review and recommendations, as
well as illustrative mapping.
The purpose of the Municipal Comprehensive Review is as follows:
• To assess Mississauga's Official Plan (MOP) policies and land use designations for employment lands under
the City Structure (refer to Appendix A - Map I: Urban System- City Structure);
• To evaluate employment and commer cial land capacity based upon population and employment growth
projections to 203 1 and 204 1; and,
• To consider the potential for employment land conversion.
Directing future growth to areas identified for intensificat ion is one of t he guiding principles of MO P, under
the Ci ty Structure framework. Mlssissauga is at the end of its greenfield development phase. Future growth
will be oriented towards intensification of existing lands, as well as redevelopment. A great er reliance on
office-type employment w ill be necessary, as land-ext ensive business activities will by necessity locate in other
GT A locations providing more readily available and suitable (and affordable) land for developmenc. In order co
meet Growth Plan requirements, the City Is evaluating the need to identify policy and/or land use changes to
accommodate future employment growth.

1.2 PHASE ONE STUDY
MO P establishes a two-phased approach for the MCR that is required to faci litate any land use conversion to a
non-employment land use, on lands designated Business Employment, Industrial, Institutional or Office within
Corporate Centres and Employment Areas. The Technical Report document constitutes a city-wide Phase
One Study, intended to review emplo yment land supply and demand conditions, and provide an overview
regarding future policy direction regarding the Employment Areas and Corporate Centres (refer to Appendix A
- Map 2: Corporate Centres and Employment Areas). While areas for land use conversion
consider'ationlpotential ar e identified, such conversions are not automatic.
More specifically, a Phase One MCR carries ou t an analysis of the broad supply and demand factors influencing
the long-ter m balance among various land uses throughout t he city, with a specific focus on the city's various
employment lands. The Phase One Analysis w ill identify " Potential Conver sio n Areas'', wh ich are identified
lands within the Corporate Centres or Employment Areas, that may be considered for land use conver sion,
subject to a Phase T wo analysis.
A Phase One MCR will be required to demonstrate that:
• There is a need for the conversion;
• The City will meet the employment forecasts of MOP, Peel's Regional Official Plan (PROP), and Places to
Grow (P2G);
• The conversion will not adversely affect the overall viabi lity of the Corporate Centre or Employment Area,
and the achievement of t he intensification target, density targets and other policies of MOP/PROP/P2G;
• There is existing or planned infrastructure to accommodate t he proposed conversion;
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• The lands are not required over the long term for employment purposes; and,
• Cross-jurisdictional issues have been considered.
A Phase Two Study is required co determine appropriate land uses for areas w ith conver sion potential, subject
to t he Phase Two MOP conversion policy ( I 0. 1.4.b) conditions. Ther efor e, development applications are
premature until the Phase Two conditions are met.

1.3 STUDY APPROACH AND BACKGROUND
The analysis begins with a r eview of t he importance of industrial/employment areas within a municipality.
Industrial, office and retail market overviews provide context into the historic and current market conditions
and trends. Thi s informs the employment and commercial land supply and demand analysis. A review of
current employment and commercial land planning policy ultimately leads to conclusions and
r ecommendations to assist t he City in planning for future gr owth.
The City of Mississauga's munici pal staff and politicians are faced with deciding w hich lands muse be retained
and protected for· employment use; w hich lands could be released and r eplanned for non-employment uses;
and w here land use conflicts should be mediated with bett er interface design and planning. Therefore, this
report (and the Technical Repor t) present a policy and administttltive framework for:
• Protecting the established and planned employment areas from pressures of land use conversion where
industrial/employment areas are economically healthy and important components of the local and r egional
economy;
• Assessing where- and under what cir cumstances- components of the Employment Areas and Corporate
Centres could be consi dered for land use conversion ac lit tle loss co t he local economy;
• Ensur ing that development application s that involve a conversion of industrial land to a non-industrial use
are appropriately considered t hrough a comprehensive evaluation process ;
• Where land use conflicts should be addressed through site-specific mechanisms, or through a broader
comprehensive planning exer cise, to either protect the industrial/employment function of t he area and/or
co improve the functional relationship becween the induscriallemploymenc use and Its neighbours:
,. Identifying where employment intensification (replacement of employment function, conversion of
employment function, and introduction of mixed use employment with other user s) may be appropriate;
and,
• Promoting intensification of office and industrial development.

1.4 METRIC AND IMPERIAL MEASUREMENTS
It Is the real estate industry convention co report market data usi ng Imperial measurements (building ar eas are
descr ibed in square footage [abbreviated sf) , rental rates are quot ed In dollars per square foot [abbreviated
$psf), etc. As such, much of the data presented in the industrial, office and retail market overview sections is
descr ibed in imperial measurements.
Data from ocher sources is generally described using metric measures (such as the City's employment and
commercial land supply). Apart from the r eal estate market overviews, the r eport cites metric measurements
(and may indicate the imperial conver sion as well). and all of t he report's conclusions ar·e quoted in metric
measurements.
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2.0 INDUSTRIAL MARKET OVERVIEW
2.1 INTRODUCTION
A review of historic and current industrial market conditions provides insight into trends affecting Mississauga,
as well as the broader GTA West market. We examine metrics such as inventory, new supply, vacancy, and
rental races, to profile the health of che Industrial market. Building permit activity and property sales are other
lndicator·s of the success of the local market.
Mississauga is the GTA's largest industrial market. Unde rstanding its past performance sets the stage for
considering its ability to accommodate future demand in the form of industrial-type employment growth.

2.2 REVIEW OF MARKET TRENDS
INVENTORY
The GTA industrial market has an overall inventory of approximately 789 million square feet (sf) divided into
four primary submarkets: West (339 mi llion sf), Central (266 million sf), North ( ISS million sf) and East (29
million sf). Mississauga Is locate d in the GTA West market, encompassing the Peel and Halton Regions. The
C ity of Mississauga is home to approximately 170 million sf of industrial space. This ranks it as the second
lar·gest submarket in the GTA. wlch a 22% share of the overall market.

INDUSTRIAL INVENTORY BY MUNICIPALITY
'II 300

g
! 2.50
2.00

150

100

50

I I •• •

CITY OF MISSISSAUGA

•

-

THE P-ANNING PARTNERSHIP

CUSHMAN & WAKEFIELD

3 - 34
MUNICIPAL COMPREHENSIVE REVIEW OF EMPLOYMENT LANDS

YEAR BUILT
Cushman & Wakefield has year built information for approximately one-half of the industrial inventory In
Mississauga. The exhibit below profiles the age of the industrial bui lding stock by year of completion, as a
proportion of the overall inventory size. The 1980s were the most active decade of industrial development,
accounting for a nearly 40% share of today's industrial stock.
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INDICATORS OF INDUSTRIAL AREA HEALTH
In t he Technical Report, there is extensive analysis regarding various dimensions of the Industrial market In
Misslssauga. The following table Is Intended to summarize and Illu strate some of the key metrlcs that are
determinants of the health and viability of industrial areas.

INDI CATORS OF INDUSTRIAL AREAS HEALTH
INDICATOR

ANALYSIS

CONCLUSIONS

Land vacancy

There are roughly 925 hectares (2,290 acres) of vacant land across
Mississauga's Employment Areas and Corporate Centres. This
represents a I0% share of the total land in these areas. Of this land
supply, there are only 24 parcels that are larger than I0 hectares (25
acres) In size. Sites that are 0.8 hectares (2 acres) or less in size
account for one-third of all sites.

Continuing industrial land
absorption has seen the vacant
employment land inventory decline
to just I0% of the overall land
inventory in the Employment Areas
and Corporate Centres.

Building vacancy

Mississauga's industrial vacancy rate has moved in tandem with trends
across the GTA in recent years. Having reached a recent peak high
cyclical vacancy level in 2008 of 7.7%, Mississauga's vacancy rate has
since declined to 6.9% at year-end 2012. Limited new supply
additions and some recovery in occupier demand have together
caused this Improvement in overall vacancy. Mississauga's vacancy
rate is currently 0.7 percentage points above the GTA average, and
just 0.2 percentage points above the GTA West ave1·age.

Improved from 2009-20 II , but
regressed In 20 12. Mississauga has
historically exceeded the GTA
average.

Rental rates

Although asking net rental rates remain more than 10% below their
recent peak in 2007, Mississauga's rents exceed the GTA West and
GT A overall average.

Improving, but remain below
cyclical peak. Mississauga still
exceeds GT A average.
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New construction

New construction activity has slowed following the 2008-2009
recession, as a response to weaker leasing demand. Levels seen from
2009-2012 are just one-sixth of the volume recor ded in Misslssauga
from 200 1-2008. This is also likely due to the diminishing supply of
pdme industrial development sites. Construction levels across the
GTA have declined by two-thirds.

Mississauga accounting for a
diminishing share of overall GTA
new supply.

Property
reinvestment

Building per mits for additions and renovations approached 4.3 million
sf during t he 2002-20 12 period.

Indication of ongoing investment in
the industrial building stock.

Time on market

Other· than an lncr·ease in time on market for· large industrial
units/buildings (> 50,000 sf) in 2008-2009, the leasing ma1·ket across
Mississauga has exhibited a very stable trend of time on market for
available units/buildings this past decade. There is an expected
variation by unit size - larger units take longer to lease -given that
the number of prospective users declines.

No indication of increasing time on
market for Industrial listings conti nued healthy demand for
space.

Overall, ic is apparent: char rhe Mississauga industrial submarl<ers r emain a sought-after location for industrial
activity among tenants and owner-users, despite some pressures for land use conversion away fr·om t he
traditio nal industrial function of t hese areas. These applications for land use conversion appear to be a
function of the relative affordability of land within these areas compared to other parts of the city, rather than
a consequence of the decline in industrial market demand in t hese locations. Certainly, a property-level
assessment of the suitability for land use conversion is necessary, as it is evident that the submarkets are not
facing a widespread transition away from industrial uses.

2.3 CONCLUSIONS
According to Cushman & Wakefield's data, current industrial vacancy levels are within the recent historic
range, and rental rates have shown some improvement from cyclically low levels seen just a few years ago.
The time o n leasing market for available units has showed little variation in historic terms.
There are very few land parcels of significant size remaining undeveloped within Mississauga's industrial
employment areas. Opportunities exist to intensify operations on those existing parcels that have excess land,
but intensification w ill largely occur t hr ough a change to an alternative employment use. Addition/renovation
activity continues to provide capital reinvestment, as indicated by building permits issued during t he past
decade. As well, there has been a st1·ong level of investment sales activity acr oss Mississauga.
T he overall picture is an industrial mar ket t hat may be showing t he early signs of transition, as new supply has
been modest since t he 2008 recession in Mlssissauga and acr oss t he GTA. Th is transition is from t he past
pattern of greenfield development across the city, to a more fragmented form of development on remaining
lands. O ther GT A municipalities will rise in prominence over time- from a new development perspective as Mississauga's remaining employment lands are absorbed. The outlook for industrial-type employment
growth will play a significant factor in the amount of industl'ial land t hat will be required to meet future
demand.
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3.0 OFFICE MARKET OVERVIEW
3.1 INTRODUCTION
The purpose of this office market overview is to assess historic and current office market conditions to
provide insight into trends affecting Mississauga's office nodes, as well as the broader GT A West market. We
review metrics such as inventory, year built, vacancy, and rental rates, to profile the health of the office
market. Bui lding permit activity and property sales are other indicator·s of the success of t he local office
market.
Mississauga is home to a sizable share of the GT A's suburban office market- and arguable some of the
suburb's most successful office concentrations. Understanding its past and current performance is important
in assessing its capacity to accommodate futu re demand for office space.

3.2 REVIEW OF MARKET TRENDS
INVENTORY
The GTA office market has an overall inventory of approximately 170 million square feet (sf). Office space
across the GTA is divided evenly between the Central Area (Downtown and Midtown Toronto, comprising
84.7 million sf) and the Suburbs (West, Central, and East, comprising 84.8 million sf). Mississauga forms part of
t he GTA West submarket (comprised of Pee l and Halton).
The City of Mississauga is home to approximately 26 million sf of office space in 262 buildings tracked by
Cushman & Wakefield. T he five largest concentrations of office space in GTA West are located in
Mississauga.

GTA WEST OFFICE INVENTORY BY CONCENTRATION
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YEAR BUILT
Cushman & Wakefield has year built information for almost all office buildings it tracks In the City of
Mississauga (99.6% of the inventory, by size). The exhibit below profiles the age of the office inventory by
decade of completion, as a proportion of the overall inventory size.
The 1980s was the most active decade of construction, with 9.2 million sf of office space built in 95 buildings.
The 1990s and 2000s saw 5.4 million sf (59 projects) and 6.8 million sf (52 projects) completed, respectively.
Since 1980, the city has seen an annual average of almost 700,000 sf of new office space completed.
MISS ISSAUGA INVENTORY - YEAR BUlLT
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INDICATORS OF OFFICE MARKET HEALTH
In the Technical Report, there is extensive analysis regarding various aspects of the office space market in
Mississauga. The following table is intended to illustrate and summarize some of the key metrics that are
determinants of the health and viabi lity of the local office market.
--

INDICATORS OF OFFICE MARKET HEALTH
INDICATOR

ANALYSIS

CONCLUSIONS

Land vacancy

There are roughly 925 hectares (2,290 acres) of vacant land
ac1·oss Misslssauga's Employment Areas and Corporate Centres
( I 0% vacant). Given their built form and density, office
developments can be accommodated on relatively small parcels
(especially with structured parking).

Vacant land Is not a constraint to
attracting future office development in
the city.

Building vacancy

Mississauga had an overall vacancy rate of I 0.5% at year-end
20 12. This is slightly above the GTA Suburban average of 9.5%.
Mississauga's vacancy rate has 1-anged from around 6% to 14%
since 2000.

Slightly poorer performance relative to
other GT A markets since 2009, but
remains with recent historic range.

Rental r·ates

Despite higher vacancy rates than were recorded through the
middle portion of the 2000s, rental rates have continued to rise
in most concentrations. Notwithstanding the pause in 2009 due
to the recession, average asking net rental rates for Mississauga
at an aggregate level have increased annually since 2005.

Sustained although moderate rental rate
growth recorded in most office
concentrations.
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New construction

Although the 1980s was the most active decade for office
development in Mississauga, the 2000s saw more new
development than the 1990s. New construction has occurred in
six of Mlssissauga's seven office concentrations since 2000
(Mississauga City Centre is the exception).

----------------There are few building permits recorded for office additions and
Property
reinvestment

renovations.

Continuing developer interest In
Mississauga Is evident based on recent
performanc;e.

Demand for new office space in
Mississauga has been in the form of new
pro!ects, rather than additions to
existing buildings.

In summary, the indicators of office market health indicate opportunities to accommodate future office
demand on r·emaining land parcels. Rental rates have generally been increasing for the past several years, with
o ngoing new development activity. Building sales activity indicates continued interest from the investment
market in this asset class within Mississauga. Overall, Mississauga's office concentrations remain generally
successful and are anticipated to remain in demand from office space users.

3.3 CONCLUSIONS
Mississauga has continued to attract significant new office supply. The 2000s saw more space added than the
decade prior. Notably, Airport Corporate Centre and Meadowvale Corporate Centre have emerged as key
locations for new office inventory, at the expense of other established nodes in the city. The current overall
office vacancy race of I0.5% lies roughly in the middle of the recent historic low (2008) and high (2002)
recorded in Mississauga. Although rental rates decli ned during the recession in 2009, the trend has been for
stable rental rate growth since 2005. With these generally positive mat'l<ec indicators, Mississauga has seen a
continued strong demand for office buildings acquired by investors and users, underpinning investor
confidence.
Misslssauga's Employment Areas and Corporate Centres provide a range of types, sizes and quality of office
space to appeal to prospective tenants and owner-occupiers. The city has attracted substantial new office
construction during the past several decades, indicating its ongoing desirability as a suburban GTA office
location.
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4.0 EMPLOYMENT LAND ANALYSIS
4.1 INTRODUCTION
The employment land analysis considers the types of employment growth t hat are projected for the City of
Mississauga. C&W has utilized recent work by Hemson Consulting Lt d.l ("20 13 Hemson Report") to
illustrate the geographic location of jobs within the city. Char acter Areas (focusing on t he Employment Areas
and Corporate Centres) are the level of geography that has been studied.
In the Technical Report, empl oyment densities by type of space a1·e examined, along wit h the supply of vacanr
land. We present an analysis of employment by type of job, and consider appropriate benchmark densities to
be applied in our land demand proj ection model.

4.2 EMPLOYMENT TYPES
Our analysis is based upon three broad types of employment: Employment Land Employment (ELE), Major
Office Employment (MOE), and Population-Related Employment (PRE). These are described as follows:

Employment Land Employment: The phrase "Employment Land Employment" refers principally to
industrial-type jobs, and includes: manufacturing; research and development: warehousing and distribution: an d
wholesale trade. These jobs are typically located in single storey buildings, wit h a small office component
which may be mult i-storey.

Major Office Employment: Small-scale office properties may be accommodated in industrial parks on
em pl oyment lands, often in the form of space wi thin multi-tenant commercial scrip properties. " Major Office"
uses are higher densi ty uses and typically have different requirements, such as transit accessibility, site visibility,
adequate parking provision and other consideracions that make t hem non-complimentary to trad itional
industrial parks. "Major Office" may be consider·ed as employment in freestanding buildings over 1,850 M2
(20,000 sf). as a benchmark.
Typical categories of "Major Office" employment include the following: Finance, Insurance and Real Estate;
Professional, Scientific and Technical Services; Other Business Services (some segments): and Information,
Cu lt ure and Recr eation (some segments). Major Office functions typically concentrate in downtown areas or·
established suburban office parks, but developers may also pursue pioneering si tes in complementing other
existing commercial/retail properties or planned projects.

Population-Related Employment: The "Population-Relat ed Employment" category of employment is that
which exists in response to a resident population t hat is not primarily located in employment areas.
Commercial, institutional and accessory retail uses - and increasingly, community facilities/population-r elated
functions- may locate on employment lands. The excent of population-related land uses in employment areas
varies among municipalities, and contributes to the mix of land uses and amenities within employment areas.
The range of employment sectors includes the following: Retail T rade; Educational Services; H ealth Care and
Social Assistance; Accommodation and Food Services; and Government (NA ICS codes). These land uses are
gen erally accommodated within existing neighbourhoods and commercial areas. as well as t hrough secondary
planning for new residential/commercial areas.

1 Long-Range For ecasts, City of Mississauga 20 11-205 1 (September 18, 20 13).
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4.3 EMPLOYMENT LAND SUPPLY
VACANT EMPLOYMENT LAND
According to data provided by the City of Mississauga, there are almost 230 parcels of vacant land situated in
Employment Areas and Corporate Centres, totaling some 925 hectares (2,290 acres). This accounts for a
I0% share of the total land in t hese areas. These vacant lands represent roughly three-quarters of all of the
available lands across the city. at year-end 20 12.
A portion of the remaining vacant employment lands act·oss the city may remain vacant over the long term for
a variety of reasons, including issues such as ownership. site configuration, and contamination. Lands within
certain Character Areas - Southdown EA. Churchill Meadows EA, and Sheridan Park CC -may be restricted
from development as an employment use, for reasons discussed in the Technical Report.
There are 36 hectares {almost 90 acres) of vacant employment lands made up of parcels that are less than 0.8
hectares (2 acres) in size. Many of these should be excluded from consideration in meeting future
employment lands targets due to the fact that their small size likely makes economic development of the site
prohibitive- unless developed by an adjacent land owner.
Employment lands become functionally fully occupied once a critical threshold is reached- all of the prime
sites are developed, and the remaining lands have issues such as awkward ske configuration, poor access or
visibility, difficult access co servicing. land contamination, incompatible adjacent uses, or are simply held in
long-term reserve by land owners (often adjacent parcels) for strategic business reasons (used for parking or
storage purposes). Accordingly, a long-term vacancy contingency should be considered in our analysis of land
supply in the city. For the pur·poses of our analysis. a 5% structural vacancy factor is considered appropriate.
Within the Employment Areas and Corporate Centres. this equates to 462 hectares of the total 9,262
hectares of land.

4.4 LAND DEMAND PROJECTIONS- EMPLOYMENT LANDS
INTROD UCTION
Three land demand scenarios have been prepared that examine sensitivi ties that can be tested, such as
employment density by type, and the share of the future employment by type on employment lands. The
scenarios reflect different land use outcomes, varying from a continuation of the status quo; to a more
concentrated (dense) form of development in growth centres and along major corridors; to a less dense fo rm
of development concentrated on employment lands.
SCENARIO I - BASE CASE
The followi ng exhibit incorporates the benchmark employment densities and share of overall employment on
employment lands analysis presented above, along with a projection of job growth by type to 203 1 and 204 1
(the employment projections are drawn from the 20 13 Hemson Report). This can be considered the "Base
Case Scenario", as it incorporates all of the preceding analysis, without testing any sensitivities in the model.
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SCENARIO I - BASE CASE - LAND DEMAND PROJECTION
EMPLOYMENT
TYPE
ELE
MOE

---

PRE

DENSITY
OOBS/HA)

JOB
GROWTH
TO 203 1

SHARE ON
EMPLOYMENT
LAND

LAND
REQUIRED
(HA)

JOB
GROWTH
TO 204 1

SHARE ON
EMPLOYMENT
LAND

LAND
REQUIRED
(HA)

35

9,000

100%

257

9,000

100%

257

265

47,000

80%

142

62,000

80%

187

80

23 ,000

1.5%

43

33,000

15%

62

442

1041000

Total

79,000

506

The conclusion of the land demand projection model is that the City of Mississa uga will be
required to pla n for approximately 5 I 0 hectares of employment lands to absorb employment
growth projections through 2041 1 and that roughly 440 hectares will be absorbed by 2031 1 at
these benchmark employment den sities.
SCENARIO 2- NODES & CORRIDORS EVOLUTION
This scenario Imagines a different pattern of land use emerging in Mississauga over time, which capitalizes on
the planned future transit infrastructure and directs employment to mixed use areas and particu larly along
arterials in a "nodes and corridors'' approach. In this scenario, ELE employment intensification takes place at a
rate that reflects a higher office component within "flex" industrial properties, as seen in Markham and
Richmond Hill (50 jobs per hectare). This is due to a higher proportion of office space locating adjacent to
industrial and research and development-type facilities. This is not consistent with recent trends in
Mississauga (and elsewhere), which has seen declining ELE densities due to a high proportion of low intensity
warehousing and di stribution-type faci lities being constructed during the past decade. MOE density is slightly
increased to 285 jobs per hectare, as more of the office space locates along major arterials with
structured/underground parking, rather than office campuses with surface parki ng. Corr espondingly, the share
of the growth of MOE jobs on employment lands is reduced to SO% from t he Base Case figure of 80%. As
well, the proportion of PRE that locates on employment lands is reduced to I 0% from the Base Case I 5%
figure, to incorporate more of these functions in mixed use bui ldings.
SC ENARIO 2 - NODES & C ORRI DORS EVOLUTION - LAND DEMAND PROJECTION
DENSITY
OOBS/HA)

JOB
GROWTH
TO 203 1

SHARE ON
EMPLOYMENT
LAND

LAND
REQUIRED
(HA)

JOB
GROWTH
TO 204 1

SHARE ON
EMPLOYMENT
LAN D

LAND
REQUIRED
(HA)

50

9,000

100%

180

9,000

100%

180

MOE

285

47,000

SO%

82

62,000

50%

109

PRE

80

23,000

10%

29

33,000

10%

41

291

1041000

EMPLOYMENT
TYPE
ELE

Total

79,000

330

This land demand scenario indicates that roughly 330 hectares of employment land will be
absorbed by 2041, with 2 90 hectares of absorption occurring by 2031.
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SCENARIO 3- EMPLOYMENT LAN D-FOCUSED GROwrH
This scenario envisions all of Mississauga's future ELE and MOE job growth seeking employment land sites in
the Employment Ar·eas and Corporate Centres. The ELE density has been reduced to 25 jobs per hectare,
reflecting a greater proportion of warehousing and logistics functions (including e-commerce related goods
fulfilment), and increased employee productivity via technology and automation. versus the more employmentintensive uses considered in Scenario 2. The MOE density is in line with the Base Case scenar io, however, all
jobs are allocated to employment lands. This scenario could be viewed as a failure of the Downtown area and
other Mixed Use areas to attract office development. The proportion of PRE employment targeted for
employment lands has been increased to a 25% share of future job growth in this category.
SCENARIO 3- EMPLOYMENT LAND-FO C USED GROWTH- LAND DEMAND PROJECTION
EMPLOYMENT
TYPE
ELE
MOE
PRE

---

DENSITY
OOBS/HA)

JOB
GROWTH
TO 203 1

SHARE ON
EMPLOYMENT
LAND

LAND
REQUIRED
(HA)

JOB
GROWTH
TO 204 1

SHARE ON
EMPLOYMENT
LAND

LAND
REQUIRED
(HA)

25

9,000

100%

360

9,000

100%

360

265

47,000

100%

177

62,000

100%

234

80

23,000

25%

72

33,000

25%

103

609

104,000

Tot al

79,000

691

This land d e m a nd scenario indicates t hat roug hly 700 hectares of employment land will be
required by 204 1, with 6 10 hect a res required by 2031 , in order to m eet t hese jo b growth target s
at t he specified e mployment d e nsities.

4.5 CONC LUSIONS
SUMMARY OF CONCLUSIONS
If this analysis holds t rue- relying on the employment projections and density benchmarks presented abovethen in the Scenar io I "Base Case", there is a slightly inadequate supply of land to accommodate the projected
employment growth to 204 1 (a shor tfall of 43 hectares), although the employment target co 203 1 could still
be accommodated. Otherwise, more marginal lands below the 5% employment land vacancy threshold wi ll be
req uired to meet employment targets. Alternatively, directing certain types of employment (such as major
office, major institutional and major retail uses) away from employment lands will need to be considered, from
a planning policy perspective, to both promote those uses in defined urban growth centres and major transit
station areas and to ensur e chat employment lands are available to accommodate Employment Land
Employment. Also, accommodating employment in mixed use areas (particularly major office employment) in
the Downtown, Major N odes, and Corporate Centres is another consideration.
Scenario 2 results in a sur plus of employment lands of roughly 130 hectares by 204 1. This scenar io results in
less traditional employment land being req uired compared co the oche1· scenarios, which leads to a surplus of
lands within the EAs and CCs. The City could therefore have the flexibility of considering t he conversion of
certain employment land sites for other land uses, or r etain lands for longer term planning and economic
development objectives.
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Importantly, it must be noted that Scenario 3 is not achievable- there is insufficient employment land
remaining to support all the projected employment, while taking into account the long-term vacancy factor of
land set aside as undevelopable. The implication is that if the anticipated future employment growth were to
occur at these densities, the supply of employment land wou ld be exhausted before the employment target is
reached.

DEMAND AND SUPPLY CONCLUSIONS
SCENARIO
I (HA)

SCEN ARIO
2 (HA)

SCENARIO
3 (HA)

Land Demand to 203 1

442

29 1

609

Land Demand to 204 1

506

330

697

Total Employment Land Supply

925

925

925

(462)

(462)

(462)

Adjusted Land Supply

463

463

463

Surplus/(Deficit) to 2031

21

172

(146)

Surplus/(Dcficit) to 2041

(43)

133

(234)

VARIABLE

Less Vacancy Factor (S%)
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5.0 COMMERCIAL LAND ANALYSIS
5. 1 INTRODUCTION
The commercial land analysis reviews retail market trends, which informs our view regarding future retail
space requirements. An analysis of the current retail inventory in Mississauga, along with vacant lands, are
supply-side inputs to the land demand model. An assessment of retail space per capita is pt·ovided, which is
used to project future retail space demand, based on a population projection.

5.2 RETAIL TRENDS
RETAIL FORMATS
The retail sector is a constantly evolving business. with changing score formats. shopping centre formats,
anchor tenant brands, and consumer behaviours. The entry (and announced departure) of Target (which took
over many former Zellers locations); the continued expansion of Walmart; Sears exiting its leases at several
key sites, and the entry of new US department stores; the uncertain future of electronics retai ling (Best
Buy/Future Shop restructuring); the closure of Blockbuster Video locations; ongoing consolidations in the
grocer·y segment (Sabey's acquiring Canada Safeway; Loblaw acquiring Shoppers Drug Mart); Leon's
acquisition of The Brick - these a1·e a few of the significant changes seen across Canada's retail landscape in
just the past few years.
The following presents some of the key broad retail sector trends that are considered in our evaluation of the
retail-commercial marketplace in Mississauga today, an d in the future:
• Big box retailing the dominant form of new development - Big box stores serve as a relatively low
cost form of retail development, addressing a suburban style of design. This allows retailers to accrue
economies of scale in their operations and meet consumer's demand for low prices and wider product
selection.
• Smaller store formats - Recent media reports have noted a number of big box retailers are exploring
smaller sized box stores, due to concerns over productivity, and under-utilized square footage. Also,
smaller format stores are more compatible in urban environments when seeking infill sites, as prime sites
are not as readily available (or in the case of higher land costs - affordable).
• Unl<nown future of power centre developments - Power centres are maligned by some as a
sprawling form of unsustainable development- a sea of car parking surrounding buildings disconnected
from the surrounding built landscape. Across Canada, the first wave of power centres will soon be 20-25
years old. As these power centres age and consumer habits evolve, will they continue to represent the
high est and best use of their lands?
• Increasing rate of E-Commerce- The ability to research and purchase items using our computers and
mobile devices has changed the way we shop. According to research firm Peerless Research Group (PRG),
nearly half of the retailers responding to a recent survey expect mobile commerce ("m-commerce") to
become the most vital sales channel in the next 24 months. An lpsos Reid survey conducted in July, 20 14
lndlcared that 82% of Canadians had made an online purchase within the past year. Deloitte projects that
by 2030, e-commerce will comprise 30% of all retail sales, meaning that in roughly IS years, e-commerce
sales will grow by a factor of five.
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5.3 SHOPPING CENTRE INVENTORY
lr is necessary to identify the current retail shopping centre inventory in Mississauga, in order co determine
the shopping centre space per capita today. The amoum of shopping centre space per capita Is an Input to
determining the future retail space demand, based upon population growth.
Cushman & Wakefield has relied upon retail inventory data from the Cent re for t he Study of Commer cial
Activit y. The inventory for the City of Mississauga is identified in the following exhibit, compared to the
Toronto Census Metropolitan Area.
RETAIL INVENTORY

MISSISSAUGA
(Ml)

MISSISSAUGA
(SF)

MISSISSAUGA
SHARE

TORONTO
CMA (Ml)

TORONTO
CMA {SF)

Strip

305,000

3,280,000

10%

3,070,000

33,047,000

Power Centre

353,000

3,804,000

15%

2,395,000

25,783,000

Shopping Centre

1,545,000

16,635,000

17%

9,189,000

98,9 15,000

New Format

606,000

6,52 1,000

14%

4,289,000

46,164,000

2,809,000

30,239,000

15%

18,944,000

203,909,000

RETAIL TYPE

Total

5.4 SHOPPING CENTRE SPACE PER CAPITA/PER HOUSEHOLD
Based upon this retail inventory and 20 II Census data, Mi ssissauga has a ratio of 12 Ml ( 129 sf) of retai l space
per househo ld. This same figure holds true if the 20 13 Hemson Report household data is ut ilized. T here is a
slight var iance in per capita retail space depending upon whether Census o r 20 13 Hem son Report figures are
utilized; for t he purposes of our analysis, and for consistency throughout this report. we have relied upon the

201 3 Hemson Report figures. This translates to a rat io of approximately 3.8 M2 (40.7 sf) per capita.

S.S VACANT COMMERCIAL-RETAIL LAND SUPPLY
Cushman & W akefield has r eviewed vacant land data provided by C ity staff, at year-end 2013. The vacant
lands designated as Convenience Commer cial. Mixed Use, and Downtown Core Commercial and Downtown
Mixed Use in the Downtown Core have all been consider·ed suitable to accommodate futur·e retailcommercial develo pment. N otab ly, mixed use lands would be envi sioned as a ground floor (or perhaps multilevel) retail-commercial compo nent, with alternate uses on upper floors. Of the total 1, 156 hectares (2,858
acres), ther e is an inventory of 8 1 hectares (200 acres) of vacant land, accoun ting for a 7% share.
In add ition to the vacant land supply, there is also the potential t o intensify and redevelop existing retailcommercial sites throughout t he city. This could come in the form of pad sites at existing shopping centres,
or expansions o n these sit es (which might requi re parking structures, if surface parking spaces are displaced as
a r esult). On a smaller scale, there may be strip plazas and neighbourhood shopping cent r es with excess land
that could be intensified. However, the capacity for intensification is difficult to quantify- alo ng with gauging
t he intentions of property owners.
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5.6 LAND DEMAND PROJECTIONS- COMMERCIAL LANDS
INTRODUCTIO N
The preceding analysis of retail market trends, recall Inventory, space per· capita and vacant land supply are all
key inputs to our land demand projection. In the following section we utilize a projection of future
population, along with a site coverage benchmark, to forecast future commercial land needs. Two scenarios
are examined to test assumptions regarding the amount of space required per capita.

SC ENARIO I - BASE CASE
In the Base Case scenario, commercial/retai l space demand is projected to continue at the current ratio of
recall space per household, which Is 12 M2 ( 129 sf). Based upon an increase in the number of households of
37, I 00 by 2031 and 53,700 by 204 1, this translates co a requirement for land to accommodate approximately
443,500 M2 and 642,000 M2 of new space, respectively (4.8 million sf and 6.9 million sf, respectively). When
this space demand is translated to a land r equirement at a benchmark site coverage of 25%, this equates to a
need for 177 hemres (438 acres) of land by 203 1 and 257 hectares (635 acres) by 204 1.

SCENARIO I - BASE CASE - LAND DEMAND PROJECTION
VARIABLE
Retail Space per Household
Households Growth

-

203 1

204 1

12.0 M2

12.0 M2

128.7sf

128.7 sf

- 1-

37, I00 households

53,700 households

Current Retail Space (20 I I)

2,809,000 M2

30,239,000 sf

2,809,000 M2

30,239,000 sf

Future Needed Retail Space

3,253,000 M2

35,0 13,000 sf

3,45 1,000 M2

37, 149,000 sf

New Construction Requir-ed (or Surplus)

444,000 Ml

4,774,000 sf

642,000 Ml

6,91 0,000 sf

Site Coverage

Land Required (or Surplus)

--- -

-

25%
177 HA

-

---

25%
-I-

438 AC

257 HA

635 AC

SCENARIO 2- REDU CED RETAIL SPACE PER HO USE HOLD
A second scenario has been developed t hat tests the impact of a reduction in retail space per household in the
future. This is influenced by the secular trends apparent in the consumer market today towards online
shopping, mobile commerce, same-day delivery of goods, and declining score sizes among certain retail
categories. It is also influenced by higher land costs, and the more urban orientation of retail that is
envisioned for Mississauga going forward. As well, it recognizes an improved sales performance at existing
retailers resu lting from the increase in population. In Scenario 2 - Reduced Retail Space per Household -the
retail space demand per household is r·educed by I 5% from coday's figure of 12 Ml ( 129 sf) co I 0.2 Ml ( I 09 sf).
With a current retail inventory of 2.8 million Ml (30.2 million sf), there is actually an excess of retail space to
meet the needs of Mississauga's households t hrough 203 1. Importantly, however, the adjustment towards a
lower rate of retail space demand per household will emerge progressively during the forecast period. By
2041, it is projected that an additional 124,000 M2 ( 1.3 million sf) of retail space w ill be required. At a
benchmark site coverage of 25%, this means that SO hectares ( 123 acres) of land will be required.
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SCENARIO 2- REDUCED DEMAND PER HOUSEHOLD- LAND DEMAND PROJECTION
VARIABLE

203 1
1--

Retail Space per Household

204 1

12.0 Ml

Households Growth

128.7 sf

37, I 00 households
2,809,000 Ml

Current Retail Space (20 I I)
Future Needed Retail Space
New Construction Required (or Surplus)
Site Coverage
Land Required (or Surplus)

-

30,239,000 sf

2,765,000 Ml

29,76 1,000 sf

(44,000 M2)

(478,000 sf)

----- '-·

25%
( 18) HA

(44) AC

-

10.0 Ml

--

I 09.4 sf

S3,700 households
2,809,000 M2

-

30,239,000 sf

1-

2,934,000 Ml

31,S76,000 sf

124,000 Ml

I ,338,000 sf
25%

-

SO HA

- ,_

--

123 AC

---

5.7 CONCLUSIONS
In t he Base Case scenario, current 1·ecail space per household demand projections indicate a shortfall of retailcommercial land of close to I 00 hectares by 203 1, which is furt her exacer bated over t he decade following.
Conversely, if current retail demand levels per household are reduced to acknowledge consumer trends,
t here is a modest surplus of lands at t he end of the forecast horizon. In either scenario, there is likely to be
intensification and/or r edevelopment occur ring at established retail-commercial prope1-cies which will lessen
t he overall land req uirement.
T he outcome of the land supply on future retail development will be a focus on more urban retail formats, and
mixed use development incorporating retail space. Smaller store for mats are mor e easily incorporated into
such development formats. Intensification of existing larger shopping centr es via additions (connected to the
mall, or· pad site development) and structured parking may also occur over time, depending on t he
productivity (sales performance) of t hese proper ties.

DEMAND AND SUPPLY CONCLUSIONS
SCENARIO
I (HA)

SCENARIO
2 (HA)

Land Demand to 203 1

177

( 18)

Land Demand to 2041

257

50

Total Retail Commercial Land Supply

81

81

Sur plus/(Deficit ) t o 2031

(96)

81

Surplus/(Deficlt ) t o 2041

( 176)

31

VARIABLE
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6.0 EMPLOYMENT LAND POLICY ANALYSIS
6. 1 INTRODUCTION
Since 2005. the land use planning context in Ontario has become dramatically different with a clear focus on
growth management to ensure healthy, safe and balanced communities. Importantly, planning legislation in
Ontario establishes a strong relationship between growth management and mandated popu lation and
employment projections, and the timeframes that chose projections reference. In addition, planning legislation
identifies chat providing opportunities for businesses co locate is a crucial element in the City's ability to use
land wisely, while ensuring a p1·osperous economic future. As a result, it is fundamental to good planning in
Ontario, and in Mississauga, to ensure an adequate supply of land for employment areas and for ocher
employment-generating land uses in the long-term.
At the same time, Mi ssissauga's urban structure is evolving. It is moving from a planned suburban community,
to a much more highly urbanized city, with an intensified urban structure chat is based on a series of urban

centres, connected by urban corridors- all supported by higher-order transit facilities. This evolving urban
structure wi ll provide substantial opportu nit ies in the identified centres and corridors for the production of
higher density housing and population-related employment, including major office, institutional, retail and
service commercial uses. Within the designated urban centres and corridors, the differentiation among
various land use types will become less clear as the mix of land uses changes, and it will become a significant
planning challenge to manage the growth and evolution of specific single use land use categories.
Notwithstanding Mississauga's evolving urban structure, and the intensified and mixed use development
opportunities chat it presents, the city will continue to accommodate traditional stable residential
neighbourhoods, as well as large and contiguous employment areas. It is these neighbourhoods and
employment areas t hat have defined Mississauga's historic development character, and have made it both
economically successful and a desirable place to live, and to locate a business.
Previous sections in this report (and the T echnical Report) identify the importance of employment areas, and
their- role in sustaining Mississauga's economic success. In addition, an analysis of the long-term supply of, and
demand for, those lands has indicated that existing employment areas are becoming an increasingly scarce
resource. The lahd demand scenarios project the need for employment lands to 203 1 and to 204 1, and within
both of t hose time horizons, the supply of land in employment areas ver'Sus the amount of land required to
meet projected demand is shown to indicate no excess of land - leading to little room for flexibility in a land
use planning context.

6.2 THE LEGISLATIVE/POLICY FRAMEWORK
INTRODUCTION
In the T echnical Report, there is an examination of pertinent planning policy at the provi ncial and municipal
level. We provide a summary of the overall policy context, and review Provincial policy (The Planning Act,
Provi ncial Policy Statement, and Places to Grow) and regional/municipal-level policy (Regional Official Plan and
Mississauga Official Plan). We consider the planning policy related to issues such as:
• Locating Major Office, Major Institutional and Retail Uses;
• Defining Employment Areas:
• Ensuring a Balanced City;
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• Ensuring Opportunities for a Range of Employment Types:
• Protecting Identified Employment Areas;
• Considering a Land Use Conversion; and.
• The Right to Appeal a Council Decision.

SUMM ARY CON C LUSIONS
I.

Since 2005, the land use planning context in Ontario has become dramatically different. Today, planning
legislation:

a.

Establishes a strong relationship between growth management and mandated population and employment
projections, and the timeframes that those pr·ojections reference; and,

b.

Identifies that p1·oviding opportunities for businesses to locate is a crucial element in the City's ability to
use land wisely, while ensuring a prosperous economic future.

2.

All of the Planning Ace, Provincial Policy Statement, Places to Grow, Peel Region Official Plan, and the
Mississauga O fficial Plan are complementary to each other, some including gr eater level of detail on
specific topics. All of these documents are to be read in their entirety, and all relevant policies applied to
every planning decision, at all levels of government. The policy analysis included a discussion of a number
of key policy related themes, including:
a, The siting of major office, major instit utional and retail uses;
b. T he definition of an "employment area";
c. Ensur ing a balanced city, with opportunities for a range of employment types;
d. Protection of identified employment areas;
e. Consideration of the conver sion of a land use; and,
f. The r ights of appeal r elated to a Council Decision.

3.

The Provincial, Regional and local planning policy context is both com plementary and complex. It is
important to understand this context because planning documents and decisions in Mississauga are
required to conform to the Planning Act, Places to Grow and the Region of Peel Official Plan. Planning
documents and decisions in Mississauga are also required to be consistent with the Provincial Policy
Statement. The Mississauga Official Plan appropriately confot·ms to Provincial and Regional policy
requirements. Mol'e importantly, the policy framework implemented through the Mississauga Official Plan
is an integral element of t he employment area strategy envisioned at all levels of government.

4.

There is tremendous consistency among Provincial, Regional and local policy frameworks. All of these
policies are to be applied by t he City of Mississauga when dealing with issues r elated to the
accommodation of the full range of employment uses, and in particular, those employment land
employment opportunities that are expected to be accommodated in identified employment areas. The
collective policies provided to t he City by the Province and the Region work in support of the City's longterm planning objectives with respect to the accommodation of a fu ll range and mix of employment
gener ating land uses.

5.

A changing development environment has been appropriately captured in the City of Mississauga Official
Plan. T he city is evolving from a planned suburban community to a much more complex urban structure
wit h a focus on mixed-use urban centr es and corridors, connected by high order transit facilities. While
the evolving urban str ucture will accommodat e all land uses In a different way, t here Is still a need to
protect stable neighbourhoods, and, with r espect to t his report, accommodate those employment
generating land uses that are more space ext ensive, and require locations with access and visibility
attributes typical of Mississauga's employment areas.
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6.

Since 2005, all of the levels of government have identified an interest in the protection of "employment
areas" from conversion to other land uses. The intent of Provincial policies, and subsequently Regional
and local planning policies, is based upon a recognition that employment lands are a limited resource t hat
are fundamental to a fiscally healthy and economically sustainable municipality. As a result, they require
special protective legislation and policy to ensure that the pressures to convert employment lands within
an Employment Area to other uses, which may be viewed as more market expedient or higher value, can
be repelled in order to achieve longer-term community objectives related to economic prosperity, and
complete and balanced communities.

7.

The overall policy framework is favourable with respect to the City's ability to protect its inventory of
employment lands within an Employment Area from conversion to other land uses. The overall policy
framework empowers the City to manage its own long-term employment accommodation destiny.
Specific requirements for a City initiated/appr oved "municipal comprehensive review" provide a strong
statement in support of t he City's control of the process. The limitation of appeal rights in the Planning
Act ensures that City decisions are taken seriously with respect to conversion, and are not to be
constantly challenged by the private sector on a site-specific basis.

8.

It is fundamental to good planning in Ontario , and in Mississauga, to ensure an adequate supply of land
within employment areas and for other employment-generating land uses in the long-term. The
protection of employment lands within employment areas from conversion to other land uses is
considered to be in the long-ter m public interest, as that public interest is defined through Provincial,
Regional and municipal planning policy, t he actions of Peel Region and City of Mississauga Councils, and in
recogn ition of the principles of good planning.

CITY OF MISSISSAUGA

THE PLANNING PARTNERSHIP

CUSHMAN & WAKEFIELD

20

3 - 51
MUNICIPAL COMPREHENSIVE REVIEW OF EMPLOYMENT LANDS

7.0 COMMERCIAL LAND POLICY ANALYSIS
7. 1 THE EVOLUTION OF COMMUN ITY PLANNING & COMMERCIAL DEVELOPMENT
Commercial land use planning. retail trends. and building formats have been evolving over the last several
decades in response to changing lifestyles and social preferences. as well as ideas about com munity planning
and development. From the mid-to-late twentieth century. the common commercial hierarchy adopted by
municipalities acr oss N orth America included a historic downtown, regional malls. community-scaled malls and
plazas, and locally-scaled commercial nodes t hat offered convenience items and personal services. Historically.
commercial development in Mississauga has reflected this model, with the additional element of main streets
and nodes within the city's historic villages, such as in Streetsville and Pon C redit.
The evolution of retail over the last two decades has resulted in changes to the traditional commercial
hierarchy, largely owing to two divergent trends. There has be a shift towards larger format power centres,
and super regional malls- and a corresponding decline of the traditional retail centres. Alongside this shift
towards super-sized shopping areas, there has been an increasing demand for main str eet shopping
experiences and mixed use centres that are associated with complete and wall<able communities, and
char acterized by smaller format and pedestrian-oriented retai l a1·eas. T hese types of areas are becoming
increasingly attractive as an alternative to space-extensive and sprawling retail formats that are segregated
from t he places where people live and work. Within this context, big box retailers are developing smalle1·
format stores t hat are better integrated with urban environments. Online shoppi ng is also spurring changes in
commercial development, in terms of r educing the overall amount of commercial space needed per capita to
satisfy local demand.
The emerging commercial planning model now clearly emphasizes compact development and mixed uses, as
well as intensification and a nodes and cor ridors structure. Fr om a commercial planning perspective, this
includes opportunities co r edevelop and retrofit existing commercial strips and ageing retail centres to support
the long-term success of established neighbourhoods, as well as the viability of public transit.

7.2 POLICY CONTEXT
The Technical Report provides an overview and analysis of relevant Provincial policy, as well as the Regional
Official Plan and Mississauga's Official Plan. In our review of MOP, we examine the City Structure Elements,
along with the underlyi ng land use designations, with regard to the commercial r etail environment.

7.3 SUMMARY CONCLUSIONS
I.

Commercial uses employ a large number of people, and are an important element in Mississauga's overall
urban and employment structure. From the mid-to-late twentieth century. the common commer cial
hierarchy adopted by municipalities across N orth America included a historic downtown, r egional malls,
community-scaled mall s and plazas, and locally- scaled commercial nodes that offered convenience items
and personal services. Historically, commercial development in Mississauga has reflected th is model, with
the additional element of main streets and nodes within the city's historic vi llages, such as in Streetsvllle
and Port CrediL

2.

More recently, commercial land use planning, retail trends, and building formats have been evolving in
response to changing lifestyles and social preferences, as well as ideas about community planning and
development. This evolution has resulted in changes co the traditional commercial hierarchy, largely
owing to the fo ll owing trends:
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a. A shift towards larger format power centres, and super r egional malls and a corresponding decline of
the traditional retail centres: and,
b. An increasing demand for main street shopping experiences and mixed use centres that are associated
with complete and walkable communities, and charact erized by smaller format and pedestrian-oriented
retai l areas.
3.

This more urban form of r etail commercial development represents a paradigm shift in Mississa uga. It is a
move away from a more auco-orienced built form cowards a transit-supportive. high density. mixed-u se
model. N otwithstanding the shift co a more urban model. the achievement of a more Intensely developed
Downtown, in conjunction with t he redevelopment of t he identified mixed-use N odes and Corridors
would represent a successful implementation of the principles and objectives of MOP.

4.

The Provincial planning framework has been informed by, and then su bsequently influenced the changing
approaches to community planning and commercial development. Although much of t he Provincial
planning framework- and the Growth Plan in particular- is focused on residential and employment land
use planning, expectations for commer cial development are integrated through the emphasis on mixed
use development and complete communities, intensification, and che r evitalization of urban centres. The
shift co higher quali ty, compact and mixed use commercial development Is also expressed through the
Intensification policies of the Growth Plan.

5.

The Region of Peel Official Plan establishes an urban structure and policies at the regional level. Although
discrete commercial areas are not identified, the policies r elated to che Regional Structure speak to t he
mix of uses and built form. The relevant objectives of the ROP call for sustainable development,
complete comm unities that contain living, working. and recreational opponunicies, and an intensified and
compact built fo rm with a mix of land uses. In addition, the objectives and policies for Urban Growth
Centres and the Regional Intensification Corridor identify these areas as major locations for mixed use,
intensified development, including commercial l;md uses.

6.

Mi ssissauga's Official Plan establishes a City Structure that is influenced by the t raditional commercial
hierarchy, with existing shopping areas serving as t he foundation for future mixed use nodes/centres. In
terms of their planned evolution, the Downtown, Major N odes and Community N odes are envisioned to
become transformed through intensification that brings in new residents and jobs. and a more urban and
pedestrian fri endly form. While all of these areas are intended to accommodate a mix of uses and r etain a
commercial function. Community N odes in particular are in tended to retain a strong focus on
communiry-orlenred retail, services and public facilities chat serve surr ounding neighbourhoods. Outside
of t he D owntown, Major N odes and Community Centres, retail commercial uses are more restricted.

7.

T he policy framework in MOP conforms with, and Implements the principles and policies of the Province
and t he Region. MOP policy direction with respect to the accommodation of commercial, and particularly
retail, facilities of all scales is appropr iate, and is supportive of the broader under standing that there will
be a much greater reliance on intensification within the ident ified D owntown, Nodes and Corridors. If
the vision and objectives of the Official Plan are achieved, and the Downtown, N odes and Corridors
redevelop and intensify as expected, there wi ll be significant opportunity to exceed anticipated retail
commercial and office space projections. A significant part of chis evolution is a move away from surface
parking lots to structured parking faciliti es, and a mo ve toward multi-storey retail facilities and truly
mixed-use development projects.
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8.0 CONCLUSIONS AND RECOMMENDATIONS
8. 1 INTRODUCTION
T he following represents the key conclusions and recommendations from the preceding market analysis, land
supply and demand projections, and planning policy analysis. The key question guiding the analysis is whether
MOP's employment policies and lan d use designations are appropriate to plan for the city's short and longterm employment needs. In part icular·:
• Is the City's supply of land In various designations sufficient to accommodate forecasted employment
growth to 203 1 and beyond?
• Is there sufficient land, from a macro-level perspective, for general retail (e.g. strip retai l, malls), retail in a
mixed use environment, and large format retail I
• Is any conversion of employment land war ranted?
• Are any revisions or additions to the r egulating policies of MOP for the accommodation of employmentgenerating land uses warranted?
Based on the detailed analyses documented throughout this report (and the Technical Report), the following
conclusions address the city's Evolving Urban System; Corporate Centres and Employment Areas; Retail
Commercial Lands; and, Employment Land Conversions.
In 2008, Hemson Consulting Led. prepared a report entitled "Employment Land Review Study"; the report
identified certain lands as "areas of managed change". Nothwithstanding this, the pr eceding market and land
needs analysis undertaken as part of chis report (and the T echnlcal Report) has led to has led to certain lands
being identified as "potential conversion areas". Any additional lands that do not fall within those identified as
"potencial conversion areas" or are not being considered t hrough a local area review process wo uld be
reviewed at the time of the next Municipal Comprehensive Review.

8.2 AN EVOLVING URBAN SYSTEM
I.

The City of Mississauga has recently undertaken a review o f its Official Plan to bring it into conformity
with all Provincial Growth Plan requirements, to incorporate the results of various City initiatives, and to
establish a policy fr amework that w ill guide the city's development in the coming decades.

2.

As Misslssauga approaches build-out and greenfield land r·esources become more and more scarce, the
city is rapidly evolving from its suburban roots. Where in the past major land uses were segregated into
large and distinct districts, the city is now cransltioning into a much more intense and dense municipality
that includes distinct disti·icts, as well as a structur e of mixed use nodes and corridors that are planned to
be served by transit.

3.

T he U rban System reflects t he City's growd1 management strategy, which directs population and
employment growth co areas identified for intensification, including the Downtown, Major Nodes,
Community N odes, and Corporate Centres, as well as t he Intensification Corridors and Major T ransit
Station Areas. In fact, one o f the guiding principles of MO P is to direct growth to areas identified for
intensification.

4.

N otwithstanding the desirable and planned urban evolution, it is expected t hat demand will remain strong
in t he decades to come for traditional land use districts dominated by low density house forms, business
parks, and industrial areas, as well as large format retail commercial districts. At the same time, the
diminishing supply of gr eenfield land in Mississauga will result in:
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a. Increased competition among various land uses for remaining greenfield and even greyfield and
brownfield sites:
b. Fewer opportunities for land-extensive business activities; and,
c. A greater reliance on office development as a generator of employment.
S.

Within this context, focus is needed on how to ensure an appropriate evolution of the Urban System,
while accommodating projected employment-generating land uses of all types, including (refer to Section
4.2- Employment Types- for a broader description):
a Major Office Employment (MOE);
b. Population-Related Employment (PRE); and,
c Employment Land Employment (ELE).

6.

In particular, there will be an ongoing need to protect land for those employment-generating land uses
that are more space extensive, and require locations with access and visibility attributes that are typical of
Mississauga's historic development pattern, including those areas identified as a Corporate Centre or
Employment Area.

8.3 EMPLOYMENT AREAS AND CORPORATE CENTRES
7.

The City's Corporate Centres and Employment Areas are:
a. A key component of a complete community;
b. Tax generators, and crucial for economic sustainability; and,
c. Job providers, necessary co accommodate MOE and ELE development types.

8.

Consistent with Mississauga's Official Plan, MOE oppor·cunities will be accommodated in the Downtown,
Major N odes, Corporate Centres, Intensification Corridors and Major Transit Station Areas. Major
Office development is an extr emely desirable land use that generates a tremendous number of high value
jobs, and, given its high density attributes, uses relatively little land.

9.

ELE opportunities wi ll be directed primarily to Employment Areas. Employment Areas are nonintensification areas and are expected to build out with space-extensive, and relatively low density
businesses.

I 0. In accordance with Provincial and Regional requirements under the Growdl Plan and Regional Official
Plan, the City muse continue co provide an adequate supply of employment lands to accommodate ELE
growth forecasts, and this land supply must include a range and choice of sites that are suitable for ELE
uses. To satisfy these requirements, the City will need to:
a. Recognize that Employment Areas will become increasingly economically vulnerable for conversion to
higher value residential, major office and retail commercial land uses- particularly on t heir periphery;
and,
b. Consider its ability to meet these Employment Area land requirements within its finite land resource
for land extensive employment uses.
I I . T he MOE and ELE land needs analyses considered three scenarios for the futur e:
a. Scenario I - Base Case: T he Base Case scenario establishes a conservative estimate of land needs
based on the achievement of current density and employmentlland use mix assumptions.
b. Scenario 2- Nodes and Corridors Evolution: This scenario imagines a different pattern of land use
emerging in Mississauga over time - one which capitalizes on planned transit infrastructure investments
and directs employment to mixed use Intensification Areas, in support of MOP. There is a higher rate
of ELE density, and MOE density is increased as well. T he share of MOE job growth on employment
lands is reduced to 50% from the Base Case figure of 80%, and the proportion of PRE t hat locates on
employment lands is reduced to I 0% from the Base Case I 5% figure.
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Scenario 3 - Employment Lands-Focused Growth: This scenario envisions all of Mississauga's future ELE
and MOE job growth seeking employment land sites only within the Employment Areas and Corporate
Centres. In this scenario, the ELE density Is reduced to 25 jobs per hectar e. MOE density is in line
with the Base Case scenario, however, all jobs are allocated to Employment Areas and Corporate
Centres. The proportion of PRE targeted for Employment Areas and Corporate Centres has been
increased co a 25% share of future job growth in this category.
12. The following exhibit compares the supply and demand factors for employment land r equirements for
2031 and 204 1 respectively:
I

DEMAND AND SU PPLY CON CLUSIONS

SCENARIO
I (HA)

SCENARIO
2 (HA)

SCENARIO
3 (HA)

442

29 1

609

506

330

697

925

925

925

(462)

(462)

(462)

Adjusted Land Supply

463

463

463

Surplus/(Deficit) to 2031

21

172

(146)

Surplus/(Deficit) to 2041

(43)

133

(234)

VARIABLE
Land Demand to 203 1
Land Demand to 2041

---

Total Employment Land Supply
Less Vacancy Factor (5%)

13. With respect to the three land demand scenarios identified, the range identifies near equilibrium in supply
versus demand (Scenario I ), or either surplus or deficit conditions. The range is Instructive, Identifying an
extremely conservative scenario (Scenario 3), w hich results In a significant deficit in Employment
Areas/Corporate Centres, or a scenario that anticipates the success of the Official Plan, resulting in a
long-term surplus of employment land (Scenario 2).
14. The successful realization of MOP's vision and urban structure (Scenario 2) -which is considered vitally
important to the City- would see the substantial employment growth being achieved through MOE
development in the Downtown, Major N odes, Corporate Centres. Intensification Corridors and Major
Transit Station Areas. N ew MOE facilities would support the mixed use and higher density objectives in
the appropriate locations, and leave the Employment Land Employment as t he primary function in the
defined Employment Areas. This Is both a departur e from the historic development pattern of
Mississauga, and a positive long term outcome in terms of city-building.
15. While Scenario 2 identifies a long term surplus of Corporate Centre and Employment Area land, it is also
important co noce that t he planning and development of the city will go on beyond the year 204 1, and that
current projections will change, achievable development densities will change, and t he needs of employers
with respect to locational visibility, accessibility and development cost are also likely to change over time.

16. There is tremendous consistency among provincial, regional and local policy frameworks for protecting
employment lands. All of these policies are t o be applied by the City of Mississauga when dealing with
Issues related to the accommodation of the full range of employment uses, and in particular, those ELE
opportunities that are expected to be accommodated In defined Employment Areas. The collective
policies provided to the City by the Province and the Region work in support of the City's long-term
planning objectives with respect to the accommodation of a fu ll range and mix of employment-generating
land uses.
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RECOMMENDATION I
In order co anticipate the success of MOP over time, and to remain relatively conservative with respect co the
remaining land supply, it is recommended chat the City:
• Protect all Corporate Centre lands from conversion to ocher uses. The Corporate Centres subject to
ongoing protection from conversion include:
Airport Corporate Centr e;
Gateway Corporate Centre;
- Meadowvale Business Park Corporate Centre; and,
Sheridan Park Corporate Centre;
• Protect identified Employment Areas {both developed and remaining greenfield locations) from conversion
to other land uses. Specifically, the following Employment Areas shall be subject to ongoing protection
from conversion include:
- Churchill Meadows Employment Area;
Clarkson Employment Area;
- Gateway Employment Area (East & West);
Mavis-Erindale Employment Area;
- Northeast Employment Area (East & West) -subject to further recommendations described in this
report;
Southdown Employment Area; and,
W estern Busi ness Park Employment Area.
• Notwithstanding t he general prohibition on the conversion of Employment Areas co other land uses, t here
are some Employment Areas that have been identified as Potential Conversion Areas, that are identiOed
later in Recommendation 7; and.
• Monitor the progress of MOP in achieving its vision of fostering high intensity, mixed use N odes and
Corridors, including the Downtown, as well as the market forces and employment land development
trends.
RECOMME~DATIQN

2

To achieve the City's objectives for accommodating more office development within the Downtown, Major
N odes, Corporate Centres, Intensification Corridors and Major T ransit Station Areas, the City must establish
the appropriate economic and planning environment t hat will attract those office uses. To create a strong
investment environment, t he City shall consider the implementation of t he following planning tools within
more detailed planning/economic studies:
• Facilitative Policies: Promote the policies of MOP that facilitate higher intensity, mixed use development
that includes office uses, along with, where appropriate, a full array of r esidential and retail commercial
functions together on a site, and w ithin buildings. Planning studies should consider establishing clear targets
for the desir ed mix of uses. Including office uses, within the Downtown and Major N odes. Corporate
Centres. lntensiOcation Corridors and Major Transit Station Areas;
• Linkage Requirements: In key locations where a redevelopment includes lands that have an existing office
function, require that t he existing office space be at least replaced, within the new development proposal except where existing development permissions have already been established for alternate land uses;
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• Incentives: In support of the planned urban structure and transit investment, the City should provide
incentives in its Community Improvement Plans to achieve real mixed use development, and higher
intensity/density development. The incentive programs should ensure that where a redevelopment Includes
lands that have an existing office function, that the office space be at least r eplaced within the new
development proposal; and/or,
• Height and/or Density Bon using: In appropriate locations, the City may consider the implementation of a
height and/or density bonus In exchange for the provision of office uses.
Further, che City should consider enhanced policy to protect and preserve its current office sites within the
Intensification Areas from r edevelopment to alternative uses.

8.4 RET AIL COMMERCIAL LANDS
17. Retail uses employ a large number of people, and are an important element in Mississauga's employment
structure, typically calculated as part of PRE.

18. Retail uses in Mississauga have traditionally been located in large format. single storey buildings on large
properties, with expansive surface parking lots- or two-storey enclosed shopping centres, with surface
and some st ructured parking. In an urbanizing municipality, large, vacant/redevelopment sites that permit
single storey. freestanding retail uses are limited. Arguably, the expansive retail site format may no longer
be appr opriate in a municipality focused on intensification.
19. The ultimate success of MOP requires that expansive retail sites evolve into mixed use centres. This
report (and the Technical Report) assess the city-wide retail land inventory, while considering MOP's
retail policy direction to encourage retail uses primarily within mixed use environments in the
Downtown, Major N odes, Community Nodes, Intensification Corridors and Corridors (refer to Appendix

A - Mop 3: Nodes & Corridors).
20. The retail commercial land needs analysis considered cwo scenarios for the future:
a. Scenario I - Base Case: In the Base Case scenar io, commercial/retail space demand is projected to
continue at the current rat io of retail space. Based upon an increase in the number of households of
37, I 00 to 2031 and 53,700 by 204 1, this translates to a requirement for land to accommodate
approximately 443,500 Ml and 642,000 Ml of additional retail space, respectively. When this space
demand is translated co a land requirement at a benchmark site coverage of 25%. this equates to a need
for about 177 hectares of land by 203 1 and 257 hectares of land by 2041 .
Scenario 2- Reduced Retail Space per Household: The second scenario tests the impact of a
reduction in retail space per household in the future. Retail space demand per household is reduced by
15% from today's figure. Based upon an encrease in the number of households of 37, I 00 by 203 1, and
in consideration of a current r etail inventory of 2.8 million M2, there Is actually an excess of retail space
to meet the needs of Mississauga's households through 203 1 under Scenario 2. Based upon an Increase
In the number of households of 53.700 by 204 1, this tr anslates to a need co plan for approximately an
addit ional 124,000 M2 of retail space. At a benchmark site coverage of 25%, this means that about SO
hectares of land will be required co accommodate this growth.
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21. The following exhibit compares the supply and demand factors for commercial land requirements for
2031 and 2041 respectively:
-

-

DEMAND AND SUPPLY CONCLUSIONS

SCENARIO
I (HA)

SCENARIO
2 (HA)

Land Demand to 203 1

177

(18)

Land Demand to 204 1

257

50

Total Retail Commercial Land Supply

81

81

Surplus/(Dc ficit) to 203 I

(96)

81

Surplus/(Deficit) to 204 1

(176)

31

VARIABLE

22. While Scenario I identifies a deficit and Scenario 2 identifies a surplus in retail commercial land, in reality.
new retail growth- and particularly major retail development- is likely to correspond to current trends
(Scenario I) in the short term, with an evolution to a more urban development pattern in the medium to
longer term (Scenario 2).
23. As a result, it is expected that there will be no need to identify new, significant areas to accommodate
retai l commercial development within the City of Mississauga. Rather, it is expected that In the
Downtown, N odes and Corridors, there w ill be a tremendous opportunity to replace existing retail
commercial functions, and intensify chat environment through more urban, mixed use built forms.
24. The policy fr amework in MOP with respect to the accommodation of retail facilities of all scales is
appropriate, and is supportive of t he broader understanding chat there will be a much greater reliance on
intensification within the identified Downtown. Nodes and Corridors. If the vision and objectives of the
Official Plan are achieved, and the Downtown, Nodes and Corridors redevelop and intensify as expected,
there will be significant opportunity to exceed anticipated retail commercial and office space projections.
A significant part of this evolution is a move away from surface parking lots to structured parking facilities,
and a move coward multi-storey retail facilities and truly mixed use development projects.
25. This more urban form of retail commercial development represents a paradigm shift in Mississauga. It is a
move away from a more auto-oriented built form towards a transit-supportive, high density, mixed use
model. Notwithstanding the shift to a more urban model, the achievement of a more intensely developed
Downtown - in conjunction with the redevelopment of the identified mixed use N odes and Corridorswould represent a successful implementation of the principles and objectives of MOP.

REC..QMMENDATION 3
To achieve the City's urban structure objectives with respect to major commercial facilities, the City shall:
• Promote the redevelopment (establish the policy environment for change, invest in the public realm, reduce
the costs and risks of development) of existing large format retail centres as they outlive their economic
lifecycle and are replaced with higher intensity, mixed use development- including new, more urban retail
formats, and office development; and,
• Promote the redevelopment (establish the policy environment for change. invest in the public realm, reduce
the costs and risks of development) and intensification of the Downtown and the identified Major Nodes,
Community Nodes, Intensification Corridors and Corridors, as they too are replaced with mixed use
development- including new, more urban r etail formats, high density housing and office development.
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RECOMMENDATION 4
To enable the City to achieve its objectives with respect to the accommodation of more urban forms of retail
commercial development within the Downtown, Major Nodes, Community N odes, Intensification Corridors
and Major Transit Station Areas, the City's planning instruments should promote enhanced residential
permissions in lock·step with enhanced retail commercial-focused employment permissions in these areas. To
achieve this objective, the City shall consider Implementing the following thr·ough Local Area Reviews, Official
Plan Amendments, Community Improvement Plans and/or Rezoning processes:
• Facilitative Policies: Promote the policies of MOP that facilitate higher intensity, mixed use development
that include a full array of residential and retail commercial functions, and potentially MOE uses, together
on a site, and within buildings;
• Linkage Requirements: In key locations, where a redevelopment includes lands that have a retail commercial
function, require through planning policy that the retail commercial function be replaced (in whole or in
part) within the new development proposal. The test for adjudicating whether or not a redevelopment
proposal is appropriate is co the satisfaction of the City; and/or,
• Incentives: Incentive programs should be provided through the City's Community Improvement Plans to
achieve real mixed use development, and higher intensity/density development. in support of the planned
urban structure and transit investment. The incentive programs should ensure that where a redevelopment
includes lands that have an existing retai l commer cial function, that the r etail commercial function be
replaced, In whole or in part, within the new development proposal.

8.5 EMPLOYMENT LAND CONVERSION
EXISTING CONT EXT
26. The issue of land use conversion - the redesignatlon of lands from one use category to another- occurs
within Mississauga all the time, subject to Official Plan Amendments, Local Area Reviews and through the
r ezoning process. However, the conversion of employment lands within Employment Areas has been
given special consideration in the Planning A ct, Growth Plan, and the regional and local official plans.
27. The philosophy behind a more focused approach to employment land conversion lies in the premise that
employment lands accommodate generally lower value land uses than commercial or residential
designations, and that there will therefore be pressure to convert the lower value employment lands to
higher value commercial or residential land use cat egories. To stem the proliferation of employment land
conversions within Employment Areas, the Province introduced strong language into the Planning Act and
policy support in the Growth Plan that provides substantial protection co Employment Areas, and their
impor tant functions. This strong language is carried forward in both the Regional and local official plans.

GENERAL IMPLICATIONS OF THE LAND SUPPLY AND DEMAND ANALYSIS
28. The City of Mississauga has a limited supply of vacantlundeveloped lands identified as a Corporate Centre
or Employment Area intended specifically for the accommodation of MOE and ELE development
opportunities. There is some potential co Intensify existing employment-generati ng land uses, however,
there are limitations to relying on employment use intensification to meet employment growth targets, as
outlined in the Technical Report.
29. This report (and the T echnical Report) have identified that the current supply of vacant Corporate
Centre and Employment Area land is approximately equal to th e demand for those corresponding MOE
and ELE generating land uses t o the year 204 1. A s such, the City of Mississauga has only a limited surplus
of Corporate Centre/Employment Area land available for consideration as a Potential Conversion Area.
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This conclusion assumes the ultimate success of MOP in directing growth to areas identified for
intensification. As previously no ted, t hrough MOP, population and employment growth is focused and
directed to the Downtown, Major Nodes, Community N odes, Corporate Centres, Intensification
Corridors and Major T ransit Station Areas. It is these identified areas of the city that have the potential
to accommodate significant PRE and/or MOE, which then, in turn, allows those lands identified as
Employment Area to accommodate the projected ELE.
30. While there Is some flexibility to consider the conversion of employment lands under certain land
demand scenarios, the City should act Wit h caution, keeping in mind chat permitting conversion today will
limit its flexibility to attract ELE opportunities beyond 204 1.
THE POLICY FRAMEWORK FOR EMPLOYMENT LAND C ONVERSION S
3 1. The overall policy framework articulated In the Planning Act, Growth Plan, t he PPS, t he Regi onal Official
Plan and MOP, is a favourable one with respect to the City's ability to protect its inventor·y of
employment lands within Employment Areas from conver sion to other land uses. In particular:
a. The overall policy framework empowers the City to manage its own long-term employment
accommodation destiny. Specific requirements for a City-initiated/approved Municipal Comprehensive
Review (MCR) provide a strong statement in support: of the City's control of the process; and,
b. The limitation o f appeal rights in che Planning Act ensures that City decisions are taken seriously with
r espect to employment land conversion, and are not to be constantly challenged by che private sector
on a site-specific basis.
32. The Provincial, Regional and local policy frameworks are similar with r espect to the conversion of
employment lands within Employment Areas to other land uses. In combination, the Growth Plan and the
Regional Official Plan stat e that the City may permit conversion of lands within employment areas, to nonemployment uses, only through an MCR, where key criteria are met. An MCR is defined as an Official
Plan Review. or an Official Plan Amendment, initiated by a municipality that comprehensively applies the
policies and schedules of t he Growth Plan.
LOCAL POLICIES FOR EMPLOYMENT LAND CONVERSION
33. MOP establishes a two-phased approach for· the MCR that is r equired to facilitate any land use conversion
to a non-employment land use on lands identified as employment lands within a Corporate Centre, and/or
on lands within an Employment Area.
a. Phase One MCR - A Phase One MCR includes an analysis of the broad supply and demand factor s
influencing the long-term balance among land uses throughout t he city. with a specific focus on the
city's employment lands t hat are located within defined Employment Areas.
The Phase On e Analysis includes t he identificatio n of " Potential Conversion Areas", w hich are
identified lands within the Corporate Centres or in an Employment Area t hat may be considered for
land use conver sion, subject to the Phase Two analysis. Where a potential conversion is proposed, a
Phase One MCR is required to demonstrate that:
i.

Ther e is a need for the conversion;

ii.

The City will meet t he employment forecast s of MOP, the Regional Official Plan and t he Growth
Plan:

Iii.

The conver·s lor~ will no t adversely affect the overall viability of the Corporate Cenct·e or
Employment Area and the achievement of t he intensification target, density targets and other
policies of MOP, the Regional Official Plan and the Growth Plan;

iv.

There is existing or planned infrastructure to accommodate the proposed conversion;

v.

The lands are not r equired over t he long term for employment purposes; and,

vi.

Cross-jurisdictional issues have been considered.
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b. Phase Two MCR - A Phase Two MCR more specifically identifies sites/areas within the Potential
Conversion Areas, and establi shes the appropriate policy framework that may facilitate the conversion
of the employment lands to another use. including redefining the site/area's role In providing
employment opportunities In the long term.

PHASE ONE MCR FINDINGS REGARDING POTENTIAL CONVERSION AREAS

34. This report (and the Technical Report) constitute a Phase One MCR. It is a broad overview of t he supply
and demand factors that impact the City's growth management objectives for employment-generating land
uses to the year 2031 and 2041 . Overall, t he supply/demand analysis carried out concludes that
employment land conversion in Mississauga, in gener al. is not appropriate. However. a number of
Important physical and mar ket based parameters must be considered because the employment lands
inventory in Mississauga includes lands with differ·ent physical and locational attributes, and some of t hose
lands may have the potential to be converted to other land uses in recognition of their unique context.

RECOMMENDATION 5
It is recommended that the City adopt two types of Phase Two MCRs- differentiated with respect to the
scale of the proposed conversion within the identified Potential Conversion Area. The requirements for each
of the Phase Two MCR options are as follows:
• Comprehensive Phase Two MCR- A Comprehensive Phase Two MCR, carried out concurrently with a
Local Ar ea Review process, will focus on a large geographic area, involving multiple ownerships and multiple
sites. T he Comprehensive Phase Two MCR/Local Area Review shall only be carried out on lands that have
been identified as a " Potential Conversion Area" in t he Phase One MCR. The Comprehensive Phase Two
MCR shall determine appropriate land uses, infrastructure requirements, and an implementing policy
framework for the identified area. The Comprehensive Phase Two MCR/Local Area Review shall, among
ocher matters, also consider and assess the following:
- Local neighbourhood land use needs and whether the conversion represents a logical extension of land
uses- for example, an extension of commercial land uses along an identified Corridor;
- The reasons in support of the conversion, including t he conside 1~tion of an array of ocher·
employment-generating land uses that may be appropr iate to mitigate any defined impact on adjacent
sensitive land uses;
- A lternative locations for displaced employment uses:
- Land use options t hat result in a similar or greater number of employment opportunities:
- Compatibility with surrounding land uses;
- Infrastr ucture capacity. needs and costs; and,
- Municipal benefits to be realized through t he employment land conversion.
• Small-Scale Phase Two MCR- A Small-Scale Phase Two MCR shall apply co small areas/sites o n lands
located on the periphery of an identified Employment Area. These areas/sites may be considered for a
conversion from an Employment Area to another land use, subject to the following:
- The site/area is within an Employment Area identified as a "Potential Conversion Area" by t he Phase
One MCR. and is located Immediately adjacent to a N eighbourhood Character Area;
- The proposed small-scale conversion will not adversely affect the overall viabi lity of the adjacent
remaining Employment Area;
- The proposed conversion is supported by a Local Area Review process, carried out by the City that:
» Considers and assesses local neighbourhood land use needs and whether t he conversion

represents a logical extension of land uses -for example, an extension of commercial land uses
along an Identified Corridor; and,
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» Identifies the reasons in support of t he conversion, including t he consideration of an array of
other employment-generating land uses that may be appropriate to mitigate any defined impact
on adjacent sensitive land uses; and,

- The proposed small-scale conversion will assist the City In resolving an existing, defined land use
conflict, such as:
>>

The need to mitigate a defined land use conflict based on undue, adverse impacts caused by
pollution from smoke, noise, odour s, dust and/or vibrations: or,

» T raffic impacts related to the movement of trucks, and the infiltration of significant truck traffic
through an area of sensit ive land uses; or,
>>

An unacceptable and detrimental visual impact caused by unscreened outdoor storage of
vehicles, goods or materials.

RECOMMENDATION 6
It is also recommended that all of the Comprehensive and Small-Scale Phase Two MCRs shall:
• Consider the opportunity to- at a minimum- replace the employment potential lost thr ough any
proposed conversion, in accordance with t he following policy:
The conversion of an existing Employment Area to permit non-employment-generating land usesincluding new residential dwellings, new retail, new office and/or new institutional uses - shall be r equired
to replace or increase t he total number of jobs on the same area/site, or within the same cont iguous
Employment Area, to the satisfaction of the City. This requirement shall be achieved through the
development of mixed use buildings and/or a mix of land uses within an area/site.
Be implemented by an Official Plan Amendment t hat, among other land use and planning policy matters,
supports the conversion of an area/site within an Employment Area to an alternative land use. The
implementing Official Plan Amendment shall be initiated and adopted by the City of Mississauga, shall
comprehensively apply the policies of MOP, and shall co nform to the recommendations of the Phase One
MCR. The implementing Official Plan Amendment shall also be in conformity with the Regional Official
Plan, the Growth Plan, and shall be consistent With the PPS.

RECOMMENDATION 1
This Phase One MCR has identified three areas as Potent ial Conver sion Areas, subject to a more detailed
Phase Two MCR analysis:
• The Lakeview Employment Area, in its entirety;
• A portion of the Dixie Employment Ar-ea -with a focus on the Identified Community Node, the
Intensification Corrido r (Dundas Street), the Corridors {Dixie Road and Cawthra Road) and the Dixie GO
Station- note that these boundaries are to be refined as an element of future planning pertaining to the
Dundas Corridor Study; and,
• The N ortheast Employment Area, in the immediate proximity to the Malton N eighbourhood Character
Area.
LAKEVIEW EMPLOYMENT AREA ASSESSMENT
35. T he City's Inspiration Lakeview project will guide the creation of a sustainable new community along
Mississauga's eastern waterfront. The Inspiration Lakeview Master Plan promotes a great diversity of uses
Including residential, commercial, Institutional, and employment. The provision of on-site employment is
essential to ensure Inspiration Lakeview becomes a truly mixed use community, w here residents can live
and work.
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In addition to the site's institutional, cultural and retail employment, the Master Plan r ecommends relocating the existing Lakeview Employment area to the eastern extent of the site. This district - known as
the Serson Place Innovation Corridor - could capitalize on the buffer zone adjacent to t he G.E. Booth
Wastewater Treatment Facility, where no sensitive land uses are permitted. The corridor's strategic
location adjacent co proposed district energy and institutional facilities could provide collaboration and
partner ship. The innovation corridor is envisioned as a high-tech green campus, providing office and light
industrial use opportunities that w ill attract state-of-the-art employers.
Considering the Master Plan's strategy co relocate che existing Business Employment land uses, more
detailed studies are needed- including an a1·ea-specific Employment Lands Review Study and Economic
Development Strategy. Currently, there are over 30 existing property owners operating a variety of
businesses within the Lakeview Employment area. These businesses will have to be engaged in discussion
about their long term goals as the future of t his Employment Area is evaluated.
In light of that ongoing City initiative, the entire Lakeview Employment Area (refer to Appendix A- Map 4:
Lakeview Employment Area) is considered as a "Potencial Conversion Area". In addition co all chose
positive aspects of this Area, the following analysis has also been considered in formulating this
recommendation:
a. The Lakeview Employment Area, originally developed in the 1960s, is not considered a prestige
location, and has principally attracted small-scale users, in small buildings, on small sites. lc is an older
Employment Area, with an ageing bui lding stock, dominated by small to medium-sized owner-users.
The Area has the smallest average building size in the city, and a lower average r ental rate t han the
city-wide average. The Area has poor accessibility and visibility attributes, which are typical
requirements for a modern Employment Area.
The combinatio n of an ageing building stock and multiplicity of ownership in t he Lakeview Employment
Area will make it very difficult to regenerate the area as a viable, modern business park.
In addition, t he Lakeview Employment Area has been identified as a ''Potential Conversion Area''
because it has an attractive waterfront location t hat could be better· utilized for a mixture of residential,
ret ail commercial, office and other employment-generating land uses developed at generally higher
densities, in accordance with Inspiration Lakeview. The Area Is currently in t ransition from Its
industrial past, as the major electrical generating station is now gone.
Further, the Lakeview Waterfront Connection Project is being undertaken by Credit Valley
Conser vation and the Region of Peel. The project aims to create a new natural waterfront park in the
Lakeview neighbourhood, including the Lakeview Employment Area, to enhance degr·aded wildlife
habitat and provide public access to t he waterfront in an area that cu r rently does not provide such
opportunities.
b. N otwithstanding those attributes in support of a potential conversion to a mixture of PRE/ELE
generating, residential and open space uses, the wastewater treatment plant and water treatment plant
remain long-term uses, and wi ll need to be fully considered through t he required Phase Two MCR
exercise.
DIXIE EMPLOYMEN T AREA ASSESS MENT
36. A portion of t he Dixie Employment Area - with a particular· focus on the Community N ode, the Dundas
Street Intensification Corr idor and the Dixie and Cawthra Corridors (refer to Appendix A - Map 5: Dixie
Employment Area) - is considered a "Potencial Conversion Area" for t he following reasons:
a. The D ixie Employment Area is the fourth largest Employment Area In the city, comprising
approximately 8% of the total Employment Area/Cor porate Centre land supply. The Area is currently
in transition from its industrial past, and is characterized by a mix of retail commercial uses, light
industry, and supportive office functions. Retail commercial functions are focused on Dundas Street,
Dixie Road, and Cawthra Road, including major retai l uses located along Dundas Street.
b The Area Is surr·ounded on the north, south and west sides by residential neighbourhoods. On its east
side, the D ixie Employment Area abuts Etobico ke Creek, and further east a designated Employment
District In the City of Toronto.
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c. Given its lack of accessibility (distance to major highways) and visibi lity attributes, the Dixie
Employment Area is not considered an ideal location for modern industrial users or warehousing and
logistics functions. The Dixie Employment Area is also hampered by a building stock developed
through the 1980s, with lower floor to ceiling heights. As a result, the area achieves lower than
average rental rates, and has a higher than average vacancy rate.
d. The combination of an ageing building stock, the multiplicity of ownership, and poor accessibility and
visibility attributes, will make it very difficult for the Dixie Employment Area to become regenerated as
a viable, modern business park. The existing preponderance of PRE-generating land uses has
substantially diluted its ELE function - particularly along the Dundas Street Intensification Corridor.
e. At the same time, the Dixie Employment Area has substantial potential to attract higher density, mixed
use development. The Area Includes a Community N ode, the Dundas Street Intensification Corridor
(a major transit connecting route to the City of Toronto), two Corridors (Dixie Road and Cawthra
Road), and the existing Dixie GO Station, which could all be better utilized for higher density, mixed
use development. That mixture of uses may include ELE, PRE and MOE functions, potentially in
combination with higher density residential uses in appropriate locations. The Introduction of higher
density residential uses would require a significant shift In current policy, and shall on ly be supported
where It is shown to the satisfaction of the City to have no detrimental impact on those employment
uses that ar e retained.
While some portion of t he Dixie Employment Ar·ea has been preliminarily identified as a "Potential
Conversion Area", it is anticipated that the Phase Two MCR and the Local Area Review exercises (as
part of the Dundas Corridor Study) will fur·ther refine the ar·ea subject to conver sion, and wi ll ensure
t hat the Dixie Employment Area has the opportunity to cont inue to contribute to the City's ELE
opportunities. More specifically, the City is curr·ent ly considel"ing the initiation of a Dundas Corridor
Study process that will be intended to identify a number of key strategic goals and principles for the
lo ng term vision for this Area. lmportant:ly, the Dundas Corridor Study will only deal with lands within
its identified boundary - not capturing much of the Dixie EA lands in the south. The Dundas Corridor
Study will review t he interface With land uses at the study area boundary, and have regard for impacts
to adjacent land uses. Lands beyond the study area boundary will not be addressed in the study with
regards to conversion; these lands are not intended for conversion review and are presumed to be
retained.
This Study process is also expected to identify a r·efined study area boundary to:
I.

Identify those geographic components of the Dixie Employment Area that wil l remain a
functional cluster of employmen t generating land uses; and,

ii.

Focus any potential Employment Area conversion activity on the Dixie Community Node, the
Dundas Street Intensification Corridor and the Dixie Road and Cawthra Road Corridors in
proximity to Dundas Street, to the satisfaction of the City. The Ter ms of Reference for the
Dundas Corridor Study will be focused along the Dundas Street Intensification Corridor and in
most cases the study area is not expected to extend more than 500 metres on either side of
Dundas.

NORTHEAST EMPLOYMENT AREA/MALTON NEIGHBOURHOOD CHARACTER AREA ASSESSMENT
37. A Local Area Review process is currently underway for the Malton Neighbourhood, which is bounded on
two sides by the N ortheast Empl oyment Area, and on the other· two sides by municipal boundaries (refer
to Appendix A- Map 6: Malton Neighbourhood Charaaer Area). The Malton N eighbourhood is growing and
is ethnically diverse; it has diverse needs [0 expand its current supply of PRE opportunities, in proximity
to the Community N ode and the residential neighbourhoods.
During the Local Area Review process, some Employment Area lands along the periphery of the Malton
Neighbourhood Character Area may be identified for potential conversion to other land uses. where
appropriate, to meet the needs of the resident population. The area surrounding the Malton
Neighbourhood Character Area has been identified as a "Potential Conversion Area" for the following
reasons:
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a. Notwithstanding that the Northeast Employment Area Is a major and modern Employment Area, there
are components of that Employment Area that Interface directly with the Malton Neighbourhood
Community Area. Some of the edges of chis interface are clearly in land use t ransition. This interface
condition includes an array of land uses and has resulted, over time, in both formal and informal land
use conversions that reflect the needs of the adjacent community. It is the desire of the City- through
this Phase One MCR - co provide some level of flexibility co consider the appropriate recognition of
the existing land use pattern, and to properly plan for the needs of the adjacent r esidential community.
b. Any potential Employment Area conversions adjacent to the Malton N eighbourhood Character Area
are expected to be extremely small scale, are to be located at the periphery of the Northeast
Employment Area, and are to result in a more appropriate planning outcome to the benefit of the local
community. In addition, any potential Employment Area conversions are to be subject to a Phase Two
MCR, a Local Area Review. and any other supportive studies deemed necessary by the City.
MEETING MOP CRITERIA FOR CONVERSION
38. The following is an outline of how conversion of the Lakeview, Dixie, and Northeast Employment Areas,
respectively, meets the mandatory criteria established in MOP:
a. There is a need for each of the conversions.
The issue of need is a complex one. On one hand, the demand forecasts carried out in this report
have indicated that the long-term supply of employment lands, including identified Employment Areas,
should generally be protected from conversion to other land uses. On the other hand, not all of the
identified Employment Areas are equal In terms of their attributes and desirability, and, subsequen tly
their current and long-term viabi lity.
Fror11 a market perspective, both the Lal~eview and Dixie Employment Areas are substantially
disadvantaged compared to mor e modern business parks now found in Mississauga, which have better
access to the 400-series highway network and t he airport, and better visibility to/from those locations.
Both Areas need to be assessed on t he basis of their existing functional attributes, including t heir
inventory of existing businesses, and their future success as business parks in competition with chose
other Employment Areas within the city.
The location of the Lakeview Employment Area adjacent to the waterfront makes it a desirable
location for any number of other land uses that could utilize/leverage a waterfront location. Similarly,
the location of the Dixie Employment Area In proximity to existing and planned transit facilities makes
It a desirable location for mixed use, transit supportive development.
In this context, t he potential conversion of the Lakeview and Dixie Employment Areas to a mixture of
other PRE/ELE generating land uses is needed because their respective long-term prospects as
successful Employment Areas is considered extr emely limited, and their potencial conversion to a
mixture of other employment-generating and r esidential land uses is considered appropriate.
In summary, both the Lakeview and Dixie Employment Areas are appropriate locations for conversions
that wi ll not impair the City's objective of accommodating ELE In appropriate locations throughout the
city, in conformity with all of the ,·elevant policies of the Official Plan and related growth management
exe,·cises.
Moreover, the conversion of these Employment Areas will:
>>

Promote the planned urban structure, where new, higher density and mixed use developmentincluding PRE, ELE and potentially residential developll1ent- is located in proximity to existing or
planned transit facilities. In the case of Lakeview, conversion will support the intensification of a
mixed use Community Node and Corridor. Similarly, conversion of the Dixie Employment Area
will support the redevelopment of a Community N ode, Intensification Corridor and ocher
Corridors.
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» Enhance the character/condition of the adjacent community. Land uses In proximity co both
Employment Areas ar·e also in transition, and with broadened land use permissions within the
Lakeview Employment Area and specific intensification areas within the D ixie Employment Area,
comprehensive planning can occur over the broader community to substantially mitigate any
existing, or potential undue, adverse impact from the Employment Area and any abutting or
nearby sensitive land use. In the case of t he Dixie Employment Area, conversion will particularly
enhance the character of those lands identified as N eighbourhood in pr oximity to the
Community N ode, and che Dundas Street Intensification Corridor.
» Facilitate appropriate long-term planning. Through the required Phase Two MCR exercises, the
City will have t he opportunity to more fully consider the long-term implications of the
conversions in maximizing che benefits of the conversion to the Cicy, versus che impacts from the
change in land use.
» In the case of the Northeast Employment Area conversion, it is needed because the adjacent
residential area r equires additional lands for other types of employment-generating land uses
and/or there is a desire to remediate existing land use Interface issues, and/or simply a desire to
recognize the land use pattern that exists on the ground.

b. The lands are not required over the long term for employment purposes.
The Lakeview Employment Area constitutes less than I% of the total Employment Ar·ea/Corporace
Centre land supply in the City of Mississauga, and the D ixie Employment Area constitutes
approximately 8%. The supply versus demand scenarios carried out in the context of t his r eport show
substantial variation, identifying near equilibrium, or either surplus or deficit conditions. Assuming the
ultimate success of the policies of MOP, neither t he Lakeview nor D ixie Employment Area is required
over t he long term to accommodate anticipated employment gr owth . It is anticipated t hat both
Employment Areas would continue to accommodate some extem of employment-generating land uses,
including PRE and ELE functions, as their character evolves- subject to the more detailed planning
work required through the Phase Two MCR and Local Area Review exercises, and subject to the
satisfaction of the City.
Potential conversions within the N ortheast Employment Area adjacent to the Malton N eighbourhood
are expected to be extremely small scale, and not have any substantive impact on che City's long-term
supply o f Employment Area lands over the long t erm. For t he most part, the lands considered for
conversion in this context are not likely to have any positive contribution to the ELE requirement for
che city, but may have a more positive impact on PRE functions - subject to che more detailed planning
work required through the Phase Two MCR and Local Area Review exercises.
c. The City wi ll meet the employment forecasts of MOP, the Regional Official Plan and Growth Plan.
Similar to che conclusion above, given the scale of the potential conver sions, and the anticipation chat
both t he Lakeview and Dixie Empl oyment Areas will cont inue to accommodate some extent of
employment-generating land uses, t heir potential conversion will have no significant negative impact on
the City's ability to meet the employment forecasts of MOP, the Regional Official Plan or the Growth
Plan.
d. The conversions will not adversely affect the overall viability of either· Employment Area or t he
achievement of t he intensification target, density targets or other policies of MOP, the Regional Official
Plan or the Growth Plan.
It is the concl usion of this report t hat che Lakeview Employment Area and a portion of the D ixie
Employment Area (the boundaries of which arc to be determined through future study) are not viable,
in the long-term, as Employment Areas, and should consequently be appropriately converted to permit
a range of alternative uses.
As mixed use areas, it is expected t hat redevelopment in both Areas will contribute to the achievement
o f the City's intensification target. The Lakeview Employment Area includes a Community Node and
Corridor. T he D ixie Employment Area is focused on a Community N ode, the Dundas Street
Intensification Corridor, the D ixie Road and Cawthra Road Corridors and the Dixie Road GO Station.
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Both Employment Areas are located witnin the identified Built Boundary, and are therefore not subject
to Provincial density targets. The required Phase Two MCR exercises for each respective Area may
consider establishing appropriate density targets for· the broader area, including the applicable
Community Node, Corridor, Intensification Corridor and Transit Station components.
In conclusion, the potential conversion of the Lakeview and Dixie Employment Areas will not adversely
affect the overall viability of eitner Employment Area or the achievement of the intensification target,
density targets and ocher policies of MOP, the Regional Official Plan and the Growth Plan.
Similar to the previous conclusion, potencial conversions within tne Northeast Employment Area
adjacent to the Malton N eighbourhood Character Area are expected to be extr·emely small scale, and
will not adversely affect the overall viability of the remainder of the Northeast Employment Area or the
achievement of the intensification target, density targets or other policies of MOP, the Regional Official
Plan or the Growth Plan.
c. There is existing or planned infrastructure to accommodate the proposed conversion.
The Lakeview and Dixie Employment Areas are both fully developed, with existing
infrastructur·e/services that will accommodate some redevelopment/intensification, and which are
targeted for growth. Just what level of intensification can be provided with appropriate infrastructure
will be determined through the more detailed Phase Two MCR exercises, as supported by Local Area
Review processes.
The Northeast Employment Area and the Malton N eighbourhood Character Area are both existing
developed districts within t he city. There is existing infrastructure to accommodate the potencial land
conver sion. Just what level of redevelopment based on any land use conver·sion can be provided with
appropriate infrastructure will be determined through the more detailed Phase Two MCR exercises, as
supported by a Local Area Review.

f. Cross-jurisdictional issues have been considered.
Neither the Lakeview nor the Dixie Employment Areas has been identified as a strategically Important
Employment Area~ as such, thei r ongoing function as an Employment Areas is not crucial from a subregional, or regional perspective. Further, neither Area is related to the function of the airport, nor·
any significant Lake Ontario port fun ctions.
With regard to the Lakeview Employment Area, a residential neighbourhood Is identified across
Ecobicoke Creel< in the City ofToro nco. Also, the Regionally-operated water and wastewater·
treatment plants, and their potential future expansions, may be affected by future land use conversions.
T he ongoing function and expansion potemial of the water treatment plant will need to be more fully
explored through the Phase Two MCR and Local Area Review exercise for the Lakeview Employment
Area. Similarly for the Dixie Employment Area, the long-term interface with Etobicoke Creel< and the
existing designated Employment District within the City of T oronto may requil·e consideration in the
Phase Two MCR and Local Area Review exercise (as part of the Dundas Corridor study), The lands
within the N ortheast Employment Area that may be subject to a land use conversion are internal to
the City of Mississauga, and -given the scale of the conversion to be considered -would not impact
any planning issues on a broader, r·egional scale. As such, cross-jurisdictional issues have been
appropriately considered.
39. The following additional criteria Is identified in the ROP:
g. The lands do not affect the oper ations or viabi lity of existing or permitted employment uses on nearby
lands.
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For both the Lakeview and Dixie Employment Areas, this is a site-specific issue that must be dealt with
during the Phase Two MCR process. It Is anticipated that the lands within the Northeast Employment
Area that may be subject to conversion will create a new interface zone between the ELE of the
Employment Area, and the PRE and residential uses within the Malton N eighbourhood Character Area.
This will create a number of site-specific Issues that must be dealt with during the Phase Two
MCR/Local Area Review processes to ensure that the ELE function of the Northeast Employment Area
is adequately protected in the long term. These Issues are expected to be very site specific, and easily
managed through traditional mitigation techniques.
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Dixie Employment Area
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Atldrew Browning

Cushman & Wakefield Ltd.

Vice President

33 Yonge Street, Suite 1000
Toronto, ON MSE 159
T +I (416) 862 0611
f +I (416} 359 2613
www.cushmanwakefield.com

February 27, 20 IS
Ms. Sharleen Bayovo
City Wide Planner
Planning Policy Division
Planning and Building Department

City of Mississauga
300 City Centre Drive
Mississauga, ON LSB 3C I

Regarding: Municipal Comprehensive Review of Employment Lands- Market Data
Dear Ms. Bayovo,
The research and analysis process for the MCR commenced in January, 20 13. In our work program, the preliminary
step was the preparation of a market overview of the industrial, office and retail markets for the City of Mississauga and
broader Greater Toronto Area environment. Accordingly, our statistical analysis dated from year-end 2012 (the most
current industry data available at that time).
Over the course of the project, the timeline has been extended due to issues such as the timing of receipt or the
population and employment forecasts prepared by Hemson Consulting Ltd., and more recently, issues related to revised
forecasts due to the Regional growth allocation amendments resulting from Amendment 2 of the Growth Plan for the
Greater Golden Horseshoe.
The purpose of this letter Is to express that market conditions today do not vary in a material way from those observed
at year~end 2012. Our report conclusions and recommendations remain valid, even in light of changes in the local
industrial and office markets since year~end 20 12, and ongoing retail market trends. A brief review of current market
metrlcs such as vacancy rates, rental rates, and new supply activity is presented on the following pages.
Sincerely,

Andrew Browning
Vice President

T +I (416) 359 2510
andrew .browning@ca.cushwake.com
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INDUSTRIAL MARKET DATA
VACANCY RATE
Improved leasing demand from industrial space users has contributed to a decline in the vacancy rate within the City of
Mississauga and across the GTA more broadly during the past two years. Mississauga's current vacancy rate of 6.1% is
80 percentage points lower than year-end 20 12.
Both the vacancy rate for the City of Mississauga and broader GTA is currently in-line with its historic average from
2000-20 12. During this period. Mississauga's vacancy rate averaged 6.4%, so the current state of the market is slightly
tighter- from a leasing market perspective - than is typically seen. This is good news for landlords, who have benefitted
from rental rate growth in recent years. This should also support renewed new development, with occupiers needing
to consider leasing within new buildings, as opportunities within the existing market become more limited.

GEOGRAPHY

2000-2012
(AVG)

2012 Q4

2013 Q4

2014 Q4

Mississauga

6.4%

6.9%

5.8%

6.1%

TotaiGTA

5.5%

6.2%

5.7%

5.4%

RENTAL RATE
During the past two years, the average asking net rental rate has increased from $5.30 psf to $5.65 psf within the City of
Mississauga. This represents an increase of 6.6%. for the GTA as a whole, rental rates has increased just less than 6.0%
during the same period. This is attributaole to rising demand- which is reflected in lower vacancy levels- along with
only modest new supply additions. Notably, the current net rent for Mississauga and the GTA is in-line with the average
recorded from 2002~20 12.

GEOGRAPHY

2002-2012
(AVG)

2012 Q4

2013 Q4

2014 Q4

Misslssauga

$5.50

$5.30

$5.55

$5.65

TotaiGTA

. $5.30

$5.05

$5.25

$5.35

NEW SUPPLY
The City of Mississauga added 1,363,000 sf of new supply in 2014. This accounted for a 30% share of the overall GTA
market, which added 4,561,000 sf of new supply in 2014. This is an improvement over the modest 3% share of the new
construction activity recorded GT A-wide in 20 13. Notably, the new supply added in recent years remains well below
the recent historic market performance, in terms of the average annual new supply activity both within Mississauga and
across the GT A.
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NEW SUPPlY
GEOGRAPHY

2001-2012 (AVG
ANNUAL)

2014

2013

----------------

Mississauga

2.111,000

149,000

1,363,000

Total GTA

6,460,000

4,318,000

4,561,000

OFFICE MARKET DATA
VACANCY RATE

The vacancy rate within Mississauga's four major office concentrations has worsened since the time of our analysis. In
the Technical Report, we reported vacancies at year-end 2012. While the Meadowvale market has shown some slight
improvement since this time, the vacancy rate for Airport Corporate Centre, Hurontario Corridor and Mississauga City
Centre are alf higher currently versus year-end 2012. All four concentrations have a current vacancy rac:e that is well in
excess of the average recorded from 2000-2012. The impact of this is that new office-type employment in Mississauga
will more likely find a home in existing vacancies, rather than promote meaningful new office development- at least in
the near term, until vacancy levels are worked down.

2000-2012

GEOGRAPHY

2012 Q4

2013 Q4

2014 Q4

Airport Corporate Centre

8.6%

8.2%

10.6%

11.4%

Meadowvale

6.5%

10.8%

9.2%

10.2%

Hurontario Corridor

9.5%

9.4%

9.8%

15.0%

Mississauga City Centre

12.0%

II. I%

12.1%

13.6%

7.8%

7.0%

7.4%

TotaiGTA

7.6%

----··--·-~~~---·---~---··- ---------~·----··-~-~-·····~····----

..

RENTAL RATE

There has been very little variation in the average asking net rental rate for Class A office space among Mississauga's
largest office concentrations during the past two years- despite a rise in vacancy. Tenants have benefitted from an
absence of rental rate inflation during this time.

RENTAl RATE (CLASS A)

G

'

~

'

~·8

4

•

•

GEOGRAPHY

2000-2012
(AVG)

2012 Q4

2013 Q4

2014Q4

Airport Corporate Centre

$15.70

$16.50

$16.20

$16.40

Meadowvale

$16.90

$19.00

$18.90

$19.10

Hurontario Corridor

$15.10

$15.00

$$15.00

$14.90

Mississauga City Centre

$18.00

$18.20

$$18.10

$18.20

TotaiGTA

$19.20

$20.80

$21.00

$21.00
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NEW SUPPLY
2014 represented a resumption in new office development in Mississauga, after only limited new construction that
occurred in 20 12 and 20 13. In fact, in 2014, development occurred at a rate very similar to the recent historic annual
average (2000-20 12). However, as evidenced by rising vacancy rates and flat rental rates, there may be a near-term lull
in development activity until demand resumes from tenants to lease space.

NEW SUPPLY
GEOGRAPHY

,
2000-2012

~

~ 2 ,

.

~

:

,,:

2012 Q4

2013 Q4

2014 Q4

244,000

0

0

254,000

224,000

0

96,000

64,000

Hurontarlo Corridor

112,000

0

0

126,000

Mlssissauga City Centre

0

0

0

60,000

Total GTA

I,695,(}()()

989,000

567,000

2,279,000

Airport Corporate Centre

Meadowvale

{AVG)

·---·-,....._.....

RETAIL MARKET DATA
RETAIL TREND$

The Technical Report focuses more on retail market trends rather than a discussion of statistical metrics such as
vacancy, rental rates, and ne..,; supply. The reason is that the retail market is more difficult to track- since leasing
activity is often between landlords and tenants directly. without involving real estate brokers (such as Cushman &
Wakefield). Due to the variation in retail formats, tracking data in the market is a challenge.
The discussion of retail trends assesses issues such as retail centre types, stores formats, and issues such as increasing ecommerce and the phenomenon of showrooming (stores showcasing a more limited range of goods that are shipped to
the consumer's home). These trends are still very evident today- perhaps even more pronounced.

SUMMARY AND CONCLUSIONS
INDUSTRIAL MARKET

Overall, the preceding review of current market statistics versus the data utilized at the time of the Municipal
Comprehensive Review analysis paints a picture of a healthy and improving market. Although new supply additions have
been relatively restrained In 2013 and 20 14, the falling vacancy rate and rising rents bode well for developers.
Ultimately, the analysis and conclusions presented in the Summary Report and Technical Report remain supportable,
given the state of the industrial market presently.
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OFFICE MARKET
Overall, conditions within Mississauga's largest office concentrations could be said to have weakened since the analysis
was completed as part of the Technical Report. Recent new supply additions have come at a time of rising vacancy and
flat rental rates. This suggests that over the near term, the leasing market will need to improve before another cycle of
new development will occur. Howeve1·, since our projections in the Technical Report are based on long-term
employment forecasts, the office market overview and resultant conclusions presented in the Report remain
supportable- Mississauga is home to some of the most appealing offices in the suburban market.
RET AIL MARKET
The retail market is generally more dynamic than the industrial and office markets. At the outset of the Municipal
Comprehensive Review process, Target was a new kid on the block; now, they have announced that they are exiting the
Canadian market! The analysis and conclusions in the Report are based upon a current retail inventory, and a long-term
projection of population growth. This analysis remains valid today.
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A - The lakeview Employment AJea. '" its entirety
B - A portion o' the Dixie Employment AJea With a lows on the idenbfied
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