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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 

 

 

1. CALL TO ORDER 
 

2. DECLARATION OF CONFLICT OF INTEREST 
 

3. MINUTES OF PREVIOUS MEETING - June 13, 2016 
 

4. MATTERS TO BE CONSIDERED 
 

4.1. Sign Variance Application 16-00319 (Ward 5) - Sign By-law 0054-2002, as amended 
 

4.2. RECOMMENDATION REPORT (All Wards) 

Proposed amendments to Mississauga Official Plan policies, respecting updted noise 
and railway proximity guidelines - Report on Comments 
File: CD.01-MIS 
 

4.3. INFORMATION REPORT (Ward 5, 6 and 11) 

Proposed Amendments to Aircraft Noise Policies in Mississauga Official Plan 
File: EC.07-AIR 
 

4.4. INFORMATION REPORT (All Wards) 

Affordable Housing Program: Public Land for Housing First 
File: CD.06.AFF 
 

4.5. INFORMATION REPORT  

Affordable Housing Program: Rental Housing, Opportunities 
File: CD.06.AFF 
 

4.6. INFORMATION REPORT  

Amended Boulevard Treatment Expansion for Rights-of-Ways within areas of the City of 
Mississauga 
File: CD.03.STE 

mailto:application.info@mississauga.ca
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4.7. Execution of Development Agreement as a Condition of Consent at 3160 Derry Road 
East, south side of Derry Road East, west of Professional Court 
Owner: Magellan Aerospace Limited 
File: B21/15 (Ward 5) 
 
 

5. ADJOURNMENT 
 

 

 

 



 

Date: 2016/06/07 
 
To: Chair and Members of Planning and Development 

Committee 
 
From: Ezio Savini, P. Eng, Chief Building Official  

Originator’s files: 
BL.03-SIG (2016) 

Meeting date: 
2016/06/27 
 

 

 

Subject 
Sign Variance Application 16-00319 (Ward 5) - Sign By-law 0054-2002, as amended 

 

Recommendation 
That the following Sign Variance not be granted: 

 

a) Sign Variance Application 16-00319 

Ward 5 

Campus of Lambton Community College 

121 Brunel Rd. 

 

 To permit the following: 

 

 (i) One (1) fascia sign erected on the second storey of a building. 

 

Background 
The applicant has requested a variance to the Sign By-law to permit the installation of a fascia 

sign on the second storey of the south elevation.  The Planning and Building Department staff 

has reviewed the application and cannot support the request.  As outlined in Sign By-law 0054-

2002, the applicant has requested the variance decision be appealed to the Planning and 

Development Committee. 

Comments 
The property is located on the north side of Brunel Rd., east of Whittle Rd.  The applicant is 

proposing the installation of a fascia sign on the second storey of the building whereas Sign By-

law 0054-2002, as amended, prohibits fascia signs above the first storey. 

 

Although there is an existing fascia sign on the first storey of the building, there is sufficient 

space to accommodate a second fascia sign on the first storey, within the provisions of the Sign 

By-law.  Planning and Building staff has requested the applicant locate the proposed sign on the 



Planning and Development Committee 2016/06/07 2 

Originators f iles: BL.03-SIG (2016) 

first storey adjacent to the existing sign to create a consistent sign band on the first storey.  

Approving signage on the second storey would set an undesirable precedent in the area and 

deviate from the general intent of the Sign By-law.  As a result, the variance request cannot be 

approved. 

 

The applicant has found the request to locate the fascia sign on the first storey unacceptable 

and has requested the variance decision be appealed to the Planning and Building Committee. 

 

The applicant has also made reference to the existence of a second storey fascia sign on the 

adjacent property, 111 Brunel Rd.  As a result of an investigation of the property, a Notice of 

Contravention has been issued to the business and property owner to remove the sign for non-

compliance with the Sign By-law. 

Financial Impact 
None. 

Conclusion 
Allowing the requested variances would set an undesirable precedent for sign displays above 

the first storey of a building and deviate from the intent of the Sign By-law. 

 

Attachments 
Appendix 1: Location and elevations of the proposed fascia sign. 

 

 

 

 

 

 

 

 

 

Ezio Savini, P. Eng, Chief Building Official 

 

Prepared by:   Darren Bryan, Supervisor Sign Unit 

 

 

 















 

Date: 2016/06/07 
 
To: Chair and Members of Planning and Development 

Committee 
 
From: Edward R. Sajecki, Commissioner of Planning and 

Building  

Originator’s files: 
CD.01-MIS 

Meeting date: 
2016/06/27 
 

 

 

Subject 
Recommendation Report (All Wards) 

Proposed amendments to Mississauga Official Plan policies, respecting updated noise 

and railway proximity guidelines - Report on Comments 

File: CD.01-MIS 

 

Recommendation 
That the amendments to Mississauga Official Plan proposed in the report titled “Proposed 
amendments to Mississauga Official Plan policies, respecting updated noise and railway 

proximity guidelines – Report on Comments”, dated June 7, 2016, from the Commissioner of 
Planning and Building, be approved. 

Background 
On March 21, 2016, a public meeting of the Planning and Development Committee was held to 

consider the above noted amendments to Mississauga Official Plan (MOP). 

 

Comments 
No member of the public was in attendance at the Planning and Development Committee 

meeting to speak to this item.  Further, no written comments were received by the Planning and 

Building Department.  As such, the proposed amendments as outlined in the report dated March 

1, 2016 should be approved. 

Financial Impact 
Not applicable. 

Conclusion 
There are no changes proposed to the draft MOP policies presented in the report titled 

“Proposed amendments to Mississauga Official Plan policies, respecting updated noise and 
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railway proximity guidelines” dated March 1, 2016, from the Commissioner of Planning and 
Building. 

 

Attachments 
Appendix 1: Corporate Report titled “Proposed amendments to Mississauga Official Plan 

policies, respecting updated noise and railway proximity guidelines“ dated March 1, 
2016, from the Commissioner of Planning and Building.  

 

 

 

 

 

 

 

 

Edward R. Sajecki, Commissioner of Planning and Building 

 

Prepared by:   Angela Dietrich, Manager, Policy Planning 

 

 

 

 

 

 

 







































 

Date: 2016/06/06 
 
To: Chair and Members of Planning and Development 

Committee 
 
From: Edward R. Sajecki, Commissioner of Planning and 

Building  

Originator’s files: 
EC.07-AIR 

Meeting date: 
2016/06/27 
 

 

 

Subject 
INFORMATION REPORT (Ward 5, 6, 11) 

Proposed Amendments to Aircraft Noise Policies in Mississauga Official Plan 

File: EC.07-AIR 

 

 

Recommendation 
1. That a public meeting be held to consider the proposed amendments to Mississauga Official 

Plan contained in the report titled “Proposed Amendments to Aircraft Noise Policies in 

Mississauga Official Plan” dated June 6, 2016, from the Commissioner of Planning and 

Building. 

2. That the report titled “Proposed Amendments to Aircraft Noise Policies in Mississauga 

Official Plan” dated June 6, 2016, from the Commissioner of Planning and Building, be 

circulated to the Region of Peel and the Greater Toronto Airports Authority.  

 

Background 
Mississauga Official Plan (MOP) has policies pertaining to aircraft noise that set out the 

restrictions on development within the areas subject to high levels of aircraft noise. These areas 

are within the Toronto – Lester B. Pearson International “Airport Operating Area” (AOA), as 
shown on Appendix 1, and include all or parts of these Character Areas:  

 Malton Community Node and Neighbourhood;  

 Meadowvale Village and East Credit Neighbourhoods;  

 Gateway and Airport Corporate Centres; and 

 Gateway and Northeast Employment Areas.  
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The AOA captures all areas above the 30 noise exposure projection (NEP)/noise exposure 

forecast (NEF) composite noise contour. These areas are subject to higher noise levels due to 

their proximity to the airport operations and runways. The NEP/NEF composite noise contours 

are shown in Appendix 2.  

The 2014 Provincial Policy Statement, the Region of Peel Official Plan (ROP) and MOP all 

restrict the development, redevelopment and infill of new residential and other sensitive land 

uses in the AOA.  Limited redevelopment and infill is permitted for lands below the 35 NEP/NEF 

composite noise contour and only existing development is permitted above this noise contour.  

Appendix 3 summaries land use permissions in the AOA.   

The recent local area planning process for Malton (MyMalton) has brought the restrictive nature 

of the aircraft noise policies into question as they are stifling community revitalization 

opportunities in Malton.  That the aircraft noise policies are overly restrictive to development in 

Malton, was confirmed by a recent environmental noise study conducted in Malton in areas 

between the 30 and 40 NEP/NEF composite noise contour lines.  That study found aircraft noise 

levels were less than what is reflected by the noise contours.  

Outdated policies also exist for the lands within the Meadowvale Village and East Credit 

Neighbourhoods located in the AOA and identified as “Exempt Area”.  The policy refers to 
applications that may be processed for approval if filed prior to February 1, 1997, a time of 

greenfield development and subdivision applications.  These lands are now fully developed.  

 

Comments 
Mississauga is a mature municipality and all future development will consist of redevelopment 

and infill (with the exception of the Churchill Meadows Designated Greenfield Area and the 

Ninth Line Corridor lands).  While there is little flexibility on building heights in the AOA, there is 

potential to mitigate aircraft and other transportation noise sources (i.e. road, rail) to meet 

acceptable sound level limits in accordance with the applicable Provincial Government noise 

guideline,1 through building design and siting options.  Development density restrictions in the 

current aircraft noise policies are therefore not necessary if noise can be appropriately 

mitigated.  

Staff have consulted with Peel Region and Greater Toronto Airports Authority (GTAA) staff to 

amend the aircraft noise policies. The proposed amendments are outlined in Appendix 4. The 

amendments generally include: 

 

 

1
 Environmental Noise Guideline: Stationary and Transportation Sources – Approval and Planning, 

Publication NPC-300 (August 2013) 
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 delete outdated policies and consolidate and simplify policies; 

 clarify that all future development in the AOA is in the form of redevelopment and infill; 

 require that a noise warning clause be included in agreements registered on title; 

 change “Exempt Area” terminology to “Exception Area” for the portion of lands within the 

Meadowvale Village and East Credit Neighbourhood Character Areas that are located in 

the AOA; 

 add the portion of lands in the Malton Community Node and Neighbourhood Character 

Areas that are located in the AOA, as an “Exception Area”; and, 

 provide conditions for allowing residential or other sensitive land uses within the 

Exception Areas.  

 

Proposed amendments to MOP policies will require approval by the Region of Peel which will 

require amendment of relevant ROP policies. Regional staff plan to commence the ROP 

amendment process following the endorsement of the proposed MOP amendments by City 

Council. As part of the Region’s amendment process, Regional staff will consult with and seek 
approval from the Province on policy amendments pertaining to airports, particularly with a 

proposed new policy that removes density restrictions for redevelopment and infill within the 

AOA, including above the 35 NEP/NEF composite noise contour (see Appendix 4).   

Strategic Plan 
Under the strategic pillars, “Connect: Completing Our Neighbourhoods” and “Green: Living 

Green”, the Strategic Plan identifies the need to develop walkable, connected neighbourhoods 

and vibrant communities, and nurture the health of people and the environment. The proposed 

aircraft noise policy amendments will provide more opportunity for Malton to revitalize its 

existing communities through infill and redevelopment. They will also help to protect growing 

communities from aircraft noise by requiring appropriate noise mitigation in development 

proposals for residential or other sensitive land uses.  

Financial Impact 
Not applicable. 

Conclusion 
The proposed amendments will update the aircraft noise policies and make them more succinct 

and clear. They will also allow for infill and redevelopment opportunities in Malton, subject to 

prescribed conditions. A public meeting is required to consider the proposed amendments. 
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Attachments 
Appendix 1: Airport Operating Area 

Appendix 2: NEP/NEF Composite Noise Contours 

Appendix 3: Land Use Permissions in the Airport Operating Area 

Appendix 4: Proposed Aircraft Noise Policy Amendments 

 

 

 

 

 

 

 

 

Edward R. Sajecki, Commissioner of Planning and Building 

 

Prepared by:   Sharleen Bayovo, Policy Planner 
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Appendix 3 

Land Use Permissions in the Airport Operating Area (AOA) 

 
2014 Provincial Policy Statement 
 
• Prohibit new residential development and other sensitive land uses in areas near airports 

above 30 NEP/NEF 
 
• Consider redevelopment or infilling of existing residential uses and other sensitive land uses 

above the 30 NEF/NEP only if it can be demonstrated that there will be no negative impacts 
on the long-term function of the airport 

 
 
 
Peel Region Official Plan 
 
General policy for lands within the AOA 
 
• Prohibit the development, redevelopment and infill of new residential and sensitive land 

uses 
 
• Direct municipalities to define exceptions 
 
 
Exceptions for lands below 35 NEF/NEP 
 
Residential: 
 
Exceptions limited to redevelopment and 
infilling  

Other Sensitive Land Uses: 
 
Exceptions limited to redevelopment and infilling 

Exceptions for lands above 35 NEF/NEP 
 
Residential: 
 
No exceptions 
 

Other Sensitive Land Uses: 
 
No exceptions 

  



 
Mississauga Official Plan 
 
General Policy for lands within the AOA 
 
Prohibit new development, redevelopment and infill  
• which increases the number of dwelling units beyond that permitted by existing zoning 
• of other sensitive land uses (hospitals, nursing homes, daycare facilities and public and 

private schools) 
 
 
Exceptions for lands below 35 NEF/NEP 
 
 

 

Residential:  
 
Lands within “Exempt Area” (Meadowvale 
Village and East Credit) allow development, 
redevelopment and infill subject to conditions 
- appropriate airport noise conditions 

included in approval 
- lands designated residential prior to 

February 1, 1997 
- application filed prior to February 1, 1997 
- redevelopment and infill has density not 

greater than the highest density of 
immediately adjacent existing residential 
development within the AOA 

 
Lands within Malton allow redevelopment or 
infilling provided 
- it does not significantly increase the 

number of dwelling units 
- density not greater than the highest 

density of immediately adjacent existing 
residential development within the AOA 

 

Other Sensitive Land Uses: 
 
Lands within Malton, Meadowvale Village and 
East Credit may allow redevelopment or infilling 
on an individual basis. 
 
Lands within Gateway and Airport Corporate 
Centres allow redevelopment or infilling for 
daycare if accessory to an employment use. 
 

 
Exceptions for lands above 35 NEF/NEP 
 
 

 

Residential: 
 
No exception policies. As such, only existing 
uses permitted. 
 

Other Sensitive Land Uses: 
 
No exception policies. As such, only existing 
uses permitted. 
 

 

 

K:\PLAN\POLICY\GROUP\_Mississauga Official Plan\2016 Mississauga Official Plan\MOPAs\AOA 
Policies.docx 





   
Table: 6-1 Noise Studies  

 

 

6.10.2.3 Mississauga will require tenants and purchasers to be notified in accordance with the 
applicable Provincial Government environmental noise guideline when the proposed 
development is located at the noise exposure projection (NEP)/noise exposure forecast 
(NEF) composite noise contour of 25 and above, as determined by the Federal Government. 
A noise warning clause shall be included in agreements that are registered on title, including 
condominium disclosure statements and declarations. In addition, noise warning notices are 
required in enrollment documents for schools and daycares. 

6.10.2.4 Residential and other sensitive land uses within the Airport Operating Area will not be 
permitted as a principal or accessory use with the following exceptions: 

a. lands identified as “Exception Area”, as shown on Map 6-1, and 

LAND USE1 Noise Exposure  
Projection (NEP)/Noise 
Exposure Forecast (NEF) 
Contour 

Residential 
Passive use parks 
Public and private schools 
Day care facilities 
Libraries 
Place of religious assembly 
Theatres 
Auditoria 
Hospitals 
Nursing Homes 

 
 
 
 
25 or Greater 

Hotels 
Motels 
Retail or service commercial 
Office 
Athletic fields 
Playgrounds 
Outdoor swimming pools 

 
 
 
30 or Greater 

Industrial  
Warehousing 
Arena 

 
35 or Greater 

1. Land uses as identified by the Federal Government 
with respect to compatibility with airport operations, in 
accordance with TP1247 – Aviation – Land Use in the 
Vicinity of Aerodromes 

 2 
 







 

Date: 2016/06/07 
 
To: Chair and Members of Planning and Development 

Committee 
 
From: Edward R. Sajecki, Commissioner of Planning and 

Building  

Originator’s files: 
CD.06.AFF 

Meeting date: 
2016/06/27 
 

 

 

Subject 
Information Report (All Wards) 

Affordable Housing Program: Public Land for Housing First 

File: CD.06.AFF 

 

Recommendation 
1. That the report from the Commissioner of Planning and Building, dated June 7, 2016 titled 

"Affordable Housing Program: Public Land for Housing First", be approved. 

 

2. That staff be directed to amend City Corporate Policy and Procedure 05-04-01 - Acquisition 

and  Disposal of Real Property, to apply a ”housing first” approach, as outlined in the 
above-referenced report.   

 

Background 
On February 10, 2016, Council approved the Affordable Housing Program: Framework and 

Work Plan. A key deliverable of the work plan is the development of a public land for housing 

first policy.   

 

The lack of available serviced land at a reasonable price has been identified as a significant 

barrier to the production of affordable housing. This is particularly true in expensive real estate 

markets such as Mississauga.1  The Affordable Housing Program - Municipal Best Practices 

report endorsed by Council on May 11, 2016, identified three ways that municipalities can use 

public land to reduce development costs:  

 

1. enter into land leases;  

2. donate land; or  

3. provide land at below market value. 

An "expensive" real estate market is one where the cost of a standard home or rental apartment is more 
than 30% of household income.   The Affordable Housing Program - Gap Analysis report confirmed that 

one in three households in Mississauga is spending this much on housing costs.  
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The Best Practices report also identified a public land for housing first policy as a high priority 

consideration for Mississauga. 

  

Several municipalities in Ontario, across Canada and the US have adopted land for housing first 

policies as part of a comprehensive affordable housing strategy. In some cases land is made 

available below market rates but in others, it has been made available as a disposition 

preference at market value.   

 

Housing first policies are often advanced as a strategy to ensure affordable housing for the local 

workforce and to support local businesses.  Affordable housing is becoming a major issue for 

many workers (e.g. retail workers, service providers, young professionals) in the larger 

metropolitan centres in Canada (e.g. Vancouver, Toronto).2  

Comments 
 

In Mississauga a public land for housing policy would expand opportunities for affordable 

housing by making appropriate sites available for redevelopment. It should be recognized 

however, that the City currently owns relatively few surplus properties with the potential to yield 

a significant number of affordable housing units.  In the future, additional land/assets may be 

acquired by the City through purchase, density bonusing, inclusionary zoning or be transferred 

from provincial and federal governments as large strategic sites in the city are developed (e.g. 

Inspiration Lakeview). 

 

Mississauga’s Corporate Policy and Procedure 05-04-01 Acquisition and Disposal of Real 

Property, which addresses the sale of surplus City lands, is currently under review (See 

Appendix 1).  Staff are proposing this policy be amended to place priority on surplus properties 

for affordable housing.  

 

This does not mean land will automatically be slated for affordable housing. Each parcel would 

be assessed to determine its suitability for housing. Such considerations may include parcel 

size and configuration, development context, existing planning permission, potential yield, etc. If 

suitable, then affordable housing providers would be given first option to acquire the site at 

market value.   

 

What are “surplus” lands?   

City-owned properties are required to be declared “surplus” through a report to Council prior to 

their disposition and sale. Surplus lands/buildings are City-owned properties which are no 

longer required to support existing or future municipal services. According to the current policy, 

the City strives to achieve maximum financial benefit when disposing of surplus lands.   

2
  Choise, Simona, “Universities Struggle to Attract Professors Amid Soaring Housing Prices”, Globe and 
Mail. May 23, 2016 
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Can surplus public land owned by other levels of government or agencies be used for 
affordable housing?  

 
All public agencies (e.g. federal, provincial, Peel Region and school boards) have policies or 

protocols in place for the disposition of property which has been deemed surplus to their needs.  

The availability of these lands for affordable housing purposes varies by agency and disposition 

preferences (see Appendix 2).  For example, Infrastructure Ontario circulates surplus properties 

to eligible non-profit organizations. The school boards on the other hand, follow a procedure 

where affordable housing producers would bid for surplus school sites on the open market.   

 

By making affordable housing a priority consideration in the disposal of City-owned land, 

Mississauga can improve development opportunities for affordable housing and better address 

our local housing needs.   

 

Housing Affordability Advisory Panel  

 

The Housing Affordability Advisory Panel met on May 31, 2016 and confirmed its support for 

making surplus City-owned land available for affordable housing. The Panel provided the 

following comments: 

 maintaining access to affordable housing is important to support Mississauga’s 
workforce and economy; 

 affordable housing can be developed on land purchased at market-value if other 

incentives or funding assistance are available; 

 it is preferable to own rather than lease land in order to secure financing; and 

 City-owned lands should not be sold for less than market value unless 

affordability can be secured in the long term.   

 

Recommended Direction  

 

That staff be directed to amend City Corporate Policy and Procedure 05-04-01 - Acquisition and 

Disposal of Real Property, to apply a ”housing first” approach. Prior to the sale of any surplus 
City-owned land planning staff will identify which properties could be considered for disposition 

for affordable housing.  The assessment would take into consideration the following, among 

other matters: 

 

 property size, location and development context; 

 proximity to transit; 

 applicable official plan policies and zoning regulations; and 

 development potential/yield. 

 



Planning and Development Committee 2016/06/07 4 

Originators f ile:CD.06.AFF  

Strategic Plan 
The need for affordable housing originated with the Strategic Plan Belong Pillar. Two strategic 

goals relate to affordable housing – Ensure Affordability and Accessibility and Support Aging in 

Place.  Three strategic actions link to the work underway for the affordable housing strategy: 

 

  Action 1 – Attract and keep people in Mississauga through an affordable housing strategy 

  Action 2 – Expand inclusionary zoning to permit more housing types and social services 

  Action 7 – Legalize accessory units. 

 

Financial Impact 
The Public Land for Housing First Policy is proposing that surplus City-owned lands be sold to 

affordable housing producers at market-value.  

 

Conclusion 
The delivery of affordable housing in Mississauga requires the cooperation of all levels of 

government, Peel Region, the non-profit sector and private corporations. An obvious role for the 

City is to increase access to serviced municipal land by adopting a public land for housing first 

policy for surplus properties.  

Increasing the supply of land will improve opportunities for affordable housing producers to 

access recently announced government funding to create more housing for low and moderate 

income households in Mississauga.  

 

Appendix 1: Corporate Policy 05-04-01 Acquisition and Disposal of Real Property  

 

Appendix 2: Other Surplus Public Land Disposal Procedures and Opportunities for Affordable 

Housing  

 

 

 

 

 

 

Edward R. Sajecki, Commissioner of Planning and Building 

 

Prepared by:   Paulina Mikicich, Project Manager 
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Other Surplus Public Land Disposal Procedures and Opportunities for Affordable Housing 
 
The Federal and Provincial Governments, Region of Peel and local school boards all have 
policies in place to regulate the disposal of surplus lands.  The availability of these lands for 
affordable housing purposes varies by agency and disposition preferences. 
 
Region of Peel 
 
The Region of Peel disposes of its surplus lands in accordance with By-law 23-95 and the 
Regional Corporation’s policy on Land Acquisition and Land Inventory Management.  Surplus 
lands (where there is a general demand or market) are first offered to Regional Departments 
and the Regional Municipality of Peel Police Services Board.  If no expression of interest has 
been received within a specified time frame the lands are then offered to: 
 
• the area municipality 
• local boards and/or other public bodies 
• ministries and agents of the Government of Ontario 
 
The Region, through its role as Service Manager, has the ability to express an interest in the 
property at market value for affordable housing purposes. 
 
School Boards 
 
The Dufferin Peel Catholic and Peel Public School Boards own considerable property in the city. 
When these school sites are no longer required for education purposes there is significant 
opportunity to re-purpose or redevelop these properties for a range of community services as 
well as affordable housing. 
 
The disposition of surplus school sites is governed by the Education Act, Ontario Regulation 
444/98.  Under this legislation, the disposal procedure is prescribed and must be at fair market 
value.  Prior to selling on the open market all Ontario school boards must first offer surplus land, 
by proposal to sell, to the following: 
 
1.   Other School Boards 
2.   Post-secondary institutions 
3.   The Crown in right of Ontario 
4.   Regional and local municipalities 
5.   The Crown in right of Canada 
 
If no offers to purchase are obtained from these entities the Board will direct the Minister of 
Education to permit the sale of the property to other public or private entities.   
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Province of Ontario 
 
Infrastructure Ontario (IO) is a Crown corporation of the Province of Ontario that is responsible 
for the disposal of surplus provincially-owned land.  Any property within the Infrastructure 
Ontario portfolio that is no longer required for the delivery of government programs or services 
is circulated at the same time to provincial, federal and municipal levels of government, 
government agencies, and not-for-profit entities, to determine interest in acquiring the property 
for continued public use. If any of these bodies express an interest in the property, the property 
may be sold directly to them at market value without exposing it to the open market. 
 
As of April 1, 2013, IO has included eligible non-profit organizations in the circulation of surplus 
government real estate for a purpose that would benefit communities. To gain access to the 
circulation, non-profit organizations must apply to the Ontario Nonprofit Network which is 
responsible for compiling a registry of non-profit organizations that meet established criteria. 
Eligible non-profit corporations may submit an offer to purchase surplus government property at 
market value prior to the property being placed on the open market for sale. 
 
Government of Canada 
 
The Government of Canada’s Surplus Federal Real Property for Homelessness Initiative 
(SFRPHI) makes surplus federal real properties available to eligible recipients for projects to 
help prevent and reduce homelessness. If an organization or municipality elects to tap into the 
funding program, the fund finances the purchase of property from Canada Lands Corporation on 
their behalf, at market value. SFRPHI in turn re-sells the parcel to the applicant/funding recipient 
for a nominal price. Eligible investments can include investments in transitional, permanent 
supportive or longer-term housing and related support and emergency services.  
 



 

Date: 2016/06/07 
 
To: Chair and Members of Planning and Development 

Committee 
 
From: Edward R. Sajecki, Commissioner of Planning and 

Building  

Originator’s files: 
CD.06.AFF 

Meeting date: 
2016/06/27 
 

 

 

Subject 
Information Report (All Wards) 

Affordable Housing Program: Preservation of Rental Housing 

File: CD.06.AFF 

 

Recommendation 
 

1. That the report from the Commissioner of Planning and Building, dated June 7, 2016 

titled “Affordable Housing Program: Preservation of Rental Housing”, be approved. 

 

2. That staff prepare a rental housing demolition and conversion to condominium 

ownership control by-law as outlined in the report from the Commissioner of Planning 

and Building, dated June 7, 2016 titled “Affordable Housing Program: Preservation of 

Rental Housing”. 
 

Report Highlights 
 The preservation of purpose-built rental housing has been identified as an important 

component of the Affordable Housing Program.  

 Housing Affordability Advisory Panel members commented that the City should strive to 
keep the supply of rental housing and that incentives for rental housing, including an 
equalized tax rate, should be considered. 

 A preservation and replacement by-law (often referred to as demolition and conversion 
control by-law) should be prepared. 

 Mississauga Official Plan should be amended to add policies regarding criteria for the 
demolition or conversion of rental housing. 

 A financial analysis and research into the legal and investment considerations affecting 
rental housing should be undertaken. 
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Background  
 

On May 11, 2016, Council endorsed a Direction, as part of the Housing Gap Assessment, to 
prepare a report regarding the protection and/or replacement of the City’s existing rental stock.  
Rental housing is an essential part of a sustainable, complete community.  It is part of the 
housing continuum that provides options to meet lifestyle and economic needs and flexible 
accommodation, as life circumstances change. 

The Housing Gap Assessment found that:  

 a much larger proportion of renters (42%) are facing  an affordability problem compared 
to owners (27%); 

 much of the purpose-built rental stock is affordable to low and moderate income 
households;  

 Mississauga’s vacancy rate (apartments and townhouses) was 1.6% in 2015, well below 
a healthy vacancy rate of 3.0%; 

 much of the purpose-built rental stock is located close to arterial roads, has good access 
to transit and other services (see Figure 1: Map of Rental Buildings/Townhouses by Age 
in Mississauga);  

 an average of 75 rental units per year are being converted to condominiums; 
 there have been limited demolitions to-date, however, this may change as property 

values increase where major infrastructure investments are planned; and, 

 there is a need to protect the existing purpose-built rental stock. 
 

The rental market has two components. The first is the primary rental market which includes 
self-contained units in apartment buildings or townhouse complexes that were built with the 
expressed intention of being offered as rental units. This is often referred to as purpose-built 
rental housing. The Rental Market Survey prepared by Canada Mortgage and Housing 
Corporation (CMHC) monitors and prepares yearly rental market reports that include vacancy 

rates. 

The other component is the secondary rental market which represents self-contained units that 
were not specially built as rental housing but are currently being rented out. This includes all 
housing forms (e.g., detached, condominium apartments or townhouses) as well as second 
units within a dwelling. While important to the supply of rental accommodation, these units do 
not offer the same security of tenure as purpose-built rental units. 

The focus of this report is the primary rental market, that is, purpose-built rental housing. 
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  Figure 1: Map of Rental Buildings/Townhouses by Age in Mississauga 

  

Comments 
  
Why has there been limited development of purpose-built rental units? 
 

Most of the existing purpose-built rental stock was built over thirty years ago and very little has 
been developed in recent years. A number of factors have contributed to this situation including: 
 

 the introduction of condominium tenure in the 1960s; 

 tax reforms which removed favourable treatment for rental development; 

 the introduction of rent controls in the 1970s; 
 high inflation and mortgage rates in the 1980s; and, 

 the reduction in private stimulus and social housing investments from senior levels of 
government. 
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What is the Province doing to support rental housing?   
 
The direction from the Province for municipalities to provide a full range of housing types and 

tenures is found in the following policy initiatives:  

 Ontario Long-Term Affordable Housing Strategy – states there is a clear shortage of 
rental housing and next steps include consultations with small landlords to make it easier 
for them to stay in business with potential amendment to the Residential Tenancies Act; 

 Ontario Housing Policy Statement – includes a policy direction for housing and 
homelessness plans to set out a strategy to generate municipal support for an active and 
vital private ownership and rental market; 

 Provincial Policy Statement – To provide for an appropriate range and mix of housing 
types and densities required to meet projected requirements of current and future 
residents; and, 

 Growth Plan for the Greater Golden Horseshoe – municipalities to provide for a range 
and mix of housing types and densities. Upper and single-tier municipalities will be 
required to prepare housing strategies that identify policies for official plans that address 
the needs of all residents, including affordable ownership and rental housing. 
 

 

What legislative authority does the City have? 
 
Legislative authority to protect rental housing comes from the Planning Act and the Municipal 
Act through the control of conversions and demolitions of existing rental housing.

1
  

 
In the Planning Act, affordable housing is identified as a matter of Provincial interest and 
municipal official plan policies may protect rental housing. The Planning Act (Section 33) also 
allows municipalities to designate “demolition control areas” to help maintain the existing rental 
stock. These areas can include both ownership and rental properties as well as properties with 
less than six units.   

 
The Municipal Act (Section 99.1) allows a municipality to prohibit and regulate the demolition 
and conversion of residential rental properties. Municipalities may:  
 

 prohibit the demolition of residential rental properties without a permit;  

 impose conditions as a requirement of obtaining a demolition permit; and 

 prohibit the conversion of residential rental properties to a purpose other than residential 
rental property without a permit. 

 

What does Mississauga Official Plan state respecting rental housing  

preservation/replacement? 

Mississauga Official Plan (MOP) Policy 7.2.12 states: 
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Conversion of residential rental properties to a purpose other than the purpose of a 
residential rental property, or the demolition of residential rental properties exceeding six 
dwelling units will not be permitted if it adversely affects the supply of affordable rental 
housing as determined by affordable housing targets and rental vacancy rates. 
 

Mississauga Official Plan is supported by Peel Region Official Plan (ROP) which includes 
objectives to provide for a mix of housing types and tenures to meet housing needs. Further, the 
ROP policies encourage the area municipalities to develop official plan policies to regulate 
rental conversions and prohibit the demolition of rental units without replacement. The Housing 
Gap Assessment spoke to Mississauga’s existing low vacancy rate and documented the need 

for rental housing.  

 

What have other municipalities included in official plans? 

A comparative review of Greater Toronto Area and Hamilton (GTAH) municipalities’ official plan 
policies found many protected rental housing by official plan policies that:  

 prohibit conversion or demolition of rental units without replacement of rental units;  

 tie conversions and demolitions to CMHC vacancy rates (vacancy rates of 3%, which 
represents a balanced rental market, were the most common requirement and vacancy 
rates should be maintained for a period of two years); 

 replacement units be of similar size and rents; 

 prohibit demolitions unless the applicant demonstrates that upgrading the building to 
meet health and safety standards is not technically or financially feasible; 

 requires a tenant relocation plan that considers matters such as location, rent levels and 
unit size; and, 

 conversions or demolitions considered in the context of other municipal policies.  
 

Housing Affordability Advisory Panel 

The Housing Affordability Advisory Panel at its meeting on May 31, 2016, provided the following 

comments regarding the proposal for a rental housing preservation and replacement by-law and 

criteria to permit conversions:  

 the City needs to keep its supply of rental housing; 

 rental housing is converted to condominiums because condominium buildings have 
higher valuations and lower taxes that rental buildings; 

 condominium buildings with blocks of rental units under one ownership have been 
successful in other jurisdictions; and, 

 there should be incentives for owners to keep rental buildings, including potentially lower 
tax rates. 

 

 

 



Planning and Development Committee 2016/06/07 6 

Originators f iles: CD.06.AFF 

Direction 1: Create a Rental Housing Preservation and Replacement By-law 

To preserve the City’s existing purpose-built rental housing, a rental housing preservation and 

replacement by-law should be implemented. The by-law should include the following provisions: 

 apply to rental developments of six or more units;  

 conversions to condominium ownership should be prohibited unless the CMHC vacancy 
rate for Mississauga is 3% or higher and has been at this rate for a period of two years; 

 conversions to condominium may be permitted if an agreement satisfactory to the City of 
Mississauga is entered into that ensures the units remain available as rental units;   

 demolitions should be prohibited unless the applicant can demonstrate that upgrading 
the building to meet health and safety standards is not technically or financially feasible 
or the site is to be redeveloped and will, at minimum, replace existing rental units; 

 the replacement of demolished units will be required unless the rental vacancy rate  is 
3% or higher and has been at this rate for a period of two years; and, 

 for both conversion and demolitions, a tenant relocation plan will be required that 
considers matters such as location, rent levels and unit size. 

 

Direction 2: Expand existing MOP Policies 

MOP policies should be expanded to include rental housing preservation and replacement 
criteria, rental replacement requirements, and the requirement for a tenant relocation program.  

 
Direction 3: Explore incentives and other longer-term interventions to make rental 
housing more viable  
 

A rental housing preservation and replacement by-law is one element in ensuring rental supply. 

A long term solution requires that the underlying reasons for limited rental development and the 

conversion of rental units to condominium ownership are understood and addressed. 

Additional research is required to understand the investment dynamics of the rental market. To 

inform any incentives or regulations that may be developed as part of the Affordable Housing 

Program, a financial analysis as well as research into the legal and investment considerations at 

play should be undertaken. 

Involvement in the rental housing market is often related to the business objectives of the 

owner. Non-profit organizations often have social justice rationale for their involvement in rental 

housing. For-profit businesses may invest in rental as they seek an ongoing income stream.  

Even when a for-profit investor intends to retain ownership and offer units for rent, a number of 

rental buildings have been registered as condominiums.  The advantages of the condominium 

tenure are associated with the business objectives of the owners and are purported to include 

the following considerations: 

 reduction in property taxes (due to both the assessment rate and the municipal tax rate); 
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 higher property values  (reduction in property tax increases, net operating income and  
market value); 

 increased borrowing strength (may result in better interest rates); 

 increased competitiveness with condominium properties offered in the secondary rental 
market; 

 increased asset flexibility (units can be rented or sold); 

 lack of investment in aging rental stock due to costly upgrades, and 

 not subject to conversion control by-law, since registered as condominium. 
 

Strategic Plan 
 

The need to address affordable housing requirements originated from the Strategic Plan Belong 
Pillar.  Two strategic goals relate to affordable housing – Ensure Affordability and Accessibility 
and Support Aging in Place.  Three strategic actions link to the work underway for the affordable 

housing strategy: 

 Action 1 – Attract and keep people in Mississauga through an affordable housing strategy 

 Action 6 – Expand inclusionary zoning to permit more housing types and social services 

 Action 7 – Legalize accessory units. 

Financial Impact 
 

Not applicable at this time. 

Conclusion 

The preservation of purpose-built rental housing has been identified as an important component 
of the Affordable Housing Program. As such, it is proposed that a rental housing preservation 
and replacement by-law be prepared and that MOP be amended to add related policies. 

 

To better understand the dynamics of developing new and maintaining existing purpose-built 
rental housing, a financial analysis is proposed. At the same time, research into the legal and 
investment considerations affecting rental housing should be investigated.  

 

 

Edward R. Sajecki, Commissioner of Planning and Building 

 

Prepared by:   Emily Irvine, Policy Planner  



 

Date: June 7, 2016 
 
To: Chair and Members of Planning and Development 

Committee 
 
From: Edward R. Sajecki, Commissioner of Planning and 

Building  

Originator’s files: 
CD.03.STE 

Meeting date: 
2016/06/27 
 

 

Subject 
Proposed Expansion of the Amended Boulevard Treatment for Rights-of-Ways  
within areas of the City of Mississauga (All Wards) 

File:  C.D.03.STE 

 

Recommendation 
That the Report dated June 7, 2016 from the Commissioner of Planning and Building 

recommending approval of amended boulevard treatments for areas within Mississauga be 

approved in accordance with the following; 

 

1. That the "Amended Boulevard Treatment for Rights-of-Way within the City Centre District" 

be expanded to include the areas shown on Appendix 1 of this report, entitled Expanded 

Boulevard Treatment, within the City of Mississauga.  

 

2. That the “Amended Boulevard Treatment” be imposed on all site plan applications, as 

shown on Appendix 1 and for sites where buildings have been brought to the street to create 

an urban environment. 

 

3. That the Commissioner of Planning and Building be granted the discretion to modify the 

“Amended Boulevard Treatment” in order to incorporate best practices and/or where local 

constraints require unique design standards.   

 

Background 
On January 22, 2003 Council approved Recommendation GC-0005-2003, (Appendix 2) as 

follows:  

 

1. That in compliance with the requirements of the 1989 “Streetscape City Centre Area” 
guidelines and the 2001 “City Centre – Urban Design Guidelines”, an amended City 
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Centre standard road cross section and an amended street tree planting corridor detail, 

as illustrated in Appendices 2 and 3 in the report to General Committee from the 

Commissioner of Transportation and Works dated January 3, 2003, be adopted for the 

City Centre District. 

 

2. That the cost and construction of the upgraded boulevard works within the City Centre 

District be imposed on all new development applications within the City Centre District 

by the Transportation and Works Department as a condition of lifting the “H” holding 

provision of the zoning. 

 

3. That a cash contribution towards street furniture be imposed on all development 

applications equal to $60 per linear metre of street frontage within the City Centre 

District by the Transportation and Works Department as a condition of lifting the “H” 
holding provision of the zoning.   

 

In regards to Item 3 above, this process has been modified to require funds from developers 

through the site plan process in association with implementing the “Amended Boulevard 
Treatment” within the Downtown Core as per the January 22, 2003 report. 

 

Staff have been using the “Amended Boulevard Treatment” successfully in all new 

developments within the downtown (i.e. Confederation Parkway, Princess Royal Drive, etc.), 

and it has been used in other areas of the City such as Lakeshore Road East and West, in 

Lakeview and Port Credit.  The standards are shown in Appendix 2. 

 

The purpose of this report is to formally seek endorsement from Council to use this “Amended 

Boulevard Treatment” in other areas of the City where a more pedestrianized streetscape is 

desired.   

 

Comments 
Streets define the image of a city and promote walkability.  Streets, like well-designed 

architecture, aspire to achieve good aesthetics and practical goals. As the City of Mississauga 

shifts away from auto dependence to public transit, walking and cycling, it is important to place a 

greater emphasis on the pedestrian portion of the boulevard. 

 

As a result of the move toward a more urban environment along corridors and intensification 

areas in the City, it is appropriate to request an amended boulevard treatment, including the 

design, construction and implementation of future works by developers in association with 

development applications.    

 

 

 

 

 



Planning and Development Committee 2016/06/07 3 

Originators f ile: CD.03.STE 

Section 41 of the Planning Act, allows the City to request that applicants provide sustainable 

design elements on a development site and adjoining highways (which includes City and 

Regional roads) under Mississauga's jurisdiction as a condition of site plan approval, including 

without limitation, trees, shrubs, hedges, plantings or other ground cover, permeable paving 

materials, street furniture, curbs, ramps, waste and recycling containers, and bicycle parking 

facilities.    

  

Official Plan, Section 19.14.5, allows the City to request boulevard treatment in general and the 

Council direction from 2003 authorized an "Amended Boulevard Treatment" for the Downtown. 

Planning & Building staff are recommending this treatment apply to other areas of the City as 

identified in Appendix 1.   

 

Areas not shown in Appendix 1. will continue to be subject to the typical street tree standard 

detail, which includes a contribution towards City boulevard trees.  As the City continues to 

mature and special study areas are identified, the areas subject to an “Amended Boulevard 

Treatment” may be expanded. 
 

The "Amended Boulevard Treatment" will apply to all lands shown in Appendix 1 of this Report, 

however, the standards may be updated to reflect the latest technologies or best practices and 

evolved to develop unique standards for individual character areas.  For example, a unique 

boulevard detail was developed for the Exchange District of the Downtown Core as found in 

Appendix 3.  There may be areas in the City that have constraints and may require special 

consideration.  Any revised treatment can be negotiated through the site plan approval process 

in conjunction with other affected departments and/or agencies, provided it meets the intent of a 

high quality, attractive, pedestrian friendly streetscape.  In addition, the "Amended Boulevard 

Treatment” will be required for all developments that have buildings within 3.0 m (9.8 ft.) of the 

property line.   

Financial Impact 
There is no financial impact to the City. 

 

Conclusion 
An "Amended Boulevard Treatment" currently exists for the Downtown Core.  With the increase 

of urban development and a focus on creating an attractive and predictable streetscape 

throughout the City, there is a need for a boulevard treatment to be expanded in locations such 

as Intensification Areas, Corridors and Community Nodes, and for sites that propose buildings 

that are located close to the street to create an urban feel.    
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Attachments 
Appendix 1: Amended Boulevard Treatment Areas  

Appendix 2: Report to General Committee dated January 3, 2003 from the Commissioner of   

  Transportation and Works titled - Proposed Amended  Boulevard Treatment for  

  Rights-of-Way within the City Centre District  (Wards 4 and 7) 

Appendix 3: The Exchange District Streetscape Standard 2015 

 

 

 

 

 

 

 

Edward R. Sajecki 
Commissioner of Planning and Building 
 
Prepared by: Sharon Mittmann, Manager, Urban Design 
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Streetscape Standards 2015 

THE EXCHANGE DISTRICT 
STREETSCAPE STANDARDS 2015 

*As prescribed in the SQ1 Southwest Expansion EA and Servicing Agreement (HOZ
13/004 W4)

Components 

i. Street Bench
ii. Bike Rack
iii. Pavers
iv. Roadway Lights
v. Pedestrian Light
vi. Waste Receptacle
vii. Raised Planters

Appendix 3, Page 1
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