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PUBLIC MEETING STATEMENT: In accordance with the Ontario Planning Act, only the applicant or owner
of land affected by the planning applications, a specified person or a public body, and the Minister may
appeal. 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 Land Tribunal (OLT), and may not be added as a party to the hearing of
an appeal before the OLT.

Send written submissions or request notification of future meetings to:

Mississauga City Council Att: Development Assistant
c/o Planning and Building Department — 6th Floor
300 City Centre Drive, Mississauga, ON, L5B 3C1
Or Email: application.info@mississauga.ca
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CALL TO ORDER

INDIGENOUS LAND STATEMENT

"We acknowledge the lands which constitute the present-day City of Mississauga as being
part of the Treaty and Traditional Territory of the Mississaugas of the Credit First Nation, The
Haudenosaunee Confederacy the Huron-Wendat and Wyandotte Nations. We recognize
these peoples and their ancestors as peoples who inhabited these lands since time
immemorial. The City of Mississauga is home to many global Indigenous Peoples.

As a municipality, the City of Mississauga is actively working towards reconciliation by
confronting our past and our present, providing space for Indigenous peoples within their
territory, to recognize and uphold their Treaty Rights and to support Indigenous Peoples. We
formally recognize the Anishinaabe origins of our name and continue to make Mississauga a
safe space for all Indigenous peoples.”

APPROVAL OF AGENDA

DECLARATION OF CONFLICT OF INTEREST

MINUTES OF PREVIOUS MEETING

Planning and Development Committee Draft Minutes - April 20, 2026
MATTERS TO BE CONSIDERED

INFORMATION REPORT (ALL WARDS)

Neighbourhood Commercial: Solutions at Home
File: BL.09-NBR (All Wards)

PUBLIC MEETING RECOMMENDATION REPORT (ALL WARDS)

Mississauga Official Plan 2051 (MOP 2051) — Provincial Modifications and “Housekeeping”
Amendments

INFORMATION REPORT (ALL WARDS)
2025 Growth Monitoring Report

INFORMATION REPORT (ALL WARDS)
2025 Employment Survey Report

ADJOURNMENT
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Date: April 22, 2026

To: Chair and Members of Planning and Development
Committee

From: Andrew Whittemore, M.U.R.P., Commissioner of
Planning & Building

Originator’s files:
BL.09-NBR (All Wards)

Meeting date:
May 11, 2026

Subject
INFORMATION REPORT (ALL WARDS)

Neighbourhood Commercial: Solutions at Home
File: BL.09-NBR (All Wards)

Recommendation

That Planning and Development Committee provide direction on the five categories outlined in
the report dated April 22, 2026, entitled “Neighbourhood Commercial: Solutions at Home”, from

the Commissioner of Planning and Building, as follows:

Neighbourhood Retail
Neighbourhood Restaurants

® 20T

Home Occupations

Resident Physicians, Dentists, Drugless Practitioners, or Health Professionals
Home-Based Food Businesses (Home Catering)

And to direct staff to initiate a public engagement program and once input has been received
and all issues identified, to provide recommendations on Zoning By-law changes to permit

commercial uses in neighbourhoods.

Executive Summary

Restaurants; 3) Resident Physicians, Dentists,

Occupations.

e Council has directed staff to investigate the possibility and implications of introducing
commercial elements into Mississauga’s neighbourhoods, including retail uses.

o Staff have identified five categories to introduce non-residential uses within a
neighbourhood setting. These include: 1) Neighbourhood Retail 2) Neighbourhood

Drugless Practitioners, or Health

Professionals; 4) Home-Based Food Businesses (Home Catering); and 5) Home

6.1
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e The Alcohol and Gaming Commission of Ontario (AGCO) is responsible for licensing and
regulating cannabis and alcohol sales. The City is not in a position to restrict cannabis
retail stores or bars from operating on sites where a retail store and restaurant are
permitted.

o Staff are seeking direction from Committee to scope the parameters of the study and
public engagement.

Eackground

To support the daily needs of both current and future residents, it is important that goods and
services are conveniently located. This helps create more vibrant communities and helps
residents who do not have a vehicle to access amenities.

The City’s new Official Plan, Mississauga Official Plan (MOP) 2051 describes the City's vision
for the future with policies that guide land-use and city building decisions. MOP 2051 generally
allows for neighbourhood retail, with policy 9.4.2 stating:

Retail uses may be permitted within Neighbourhoods to provide for a convenient
access for the local residents. Character Area policies or local area plans will
identify appropriate locations and types of uses.

There was some confusion at the MOP Public Meetings that this policy meant that retail uses
would be permitted as-of-right in neighbourhoods, but this is not the case. MOP 2051
recognizes that in order to permit these uses, land use compatibility with neighbouring residents
must be demonstrated. This means issues such as noise, parking, delivery, location, scale and
massing must be considered. There are two methods in which this can be achieved — through a
site-specific rezoning application, where context, land uses and regulations can be evaluated; or
the development of city-wide zoning regulations that create the framework that can be applied to
all neighbourhoods.

On April 2, 2025, Council approved a motion directing staff to investigate the possibility of
introducing city-wide zoning regulations to permit commercial uses in neighbourhoods
(Appendix 1).

The purpose of this report is to summarize the background research and analysis completed by
staff in its initial review of this direction, and to provide options for the upcoming study. However,
prior to proceeding with detailed analysis and the development of proposed amendments, staff
are seeking direction from Committee in scoping the parameters of the study. Once scoped, a
comprehensive public engagement program will be initiated and once input has been received
and all issues identified, staff will be in a position to present recommendations at a future
Planning and Development Committee meeting. The focus of any future amendments will be to
balance a flexible, city-wide regulatory environment through as-of-right zoning permissions,
while also mitigating any potential incompatibilities with neighbourhoods.
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Comments

Neighbourhood Commercial Overview
Most post-WWII, suburban subdivisions were specifically designed for motor vehicles and to be

serviced by retail commercial strips or shopping malls along major arterial roads.
Neighbourhoods contained smaller convenience commercial plazas that assisted in the daily
needs of residents, but with the growth of residential real estate prices there has been
increasing pressure to convert these to residential uses in recent years.

There are multiple benefits to introducing commercial amenities into residential areas. Compact,
well-connected neighbourhoods reduce car dependency and promote walkability, helping to cut
carbon pollution. Businesses being embedded into neighbourhoods also creates a sense of
community, and street activation increases perception of security. In addition, allowing
homeowners to operate a small business provides an affordable entry-point for entrepreneurs,
placing residents in a better position to leverage one of their largest investments. This is
increasingly important in an era of economic uncertainty and where younger generations are
spending a higher percentage of income on housing and are more open to entrepreneurship
and secondary incomes.

However, as MOP 2051 points out, consideration must be given to mitigating any resulting
adverse impacts. As such, any regulatory framework should look to govern such elements as:

¢ Amount and location of parking and loading spaces;

e Minimizing use-specific nuisances such as noise and smells;

e Optimizing site configuration, including such elements as waste storage locations and
hardscaping;

¢ Managing on-site and nearby traffic; and

e Maintaining an appropriate distance from sensitive land uses.

Possible Options for Further Study
Staff have identified five categories for potential implementation of as-of-right zoning

permissions:

¢ Neighbourhood Retail

e Neighbourhood Restaurants

e Resident Physicians, Dentists, Drugless Practitioners, or Health Professionals
e Home-Based Food Businesses (Home Catering)

e Home Occupations

As Neighbourhood Retail and Neighbourhood Restaurants present similar constraints in their
operation, staff have grouped them together.

6.1



Planning and Development Committee 2026/04/22 4

The first four of these categories are not currently contemplated by the Zoning By-law and
would therefore require city-wide amendments to permit the uses. The fifth (home occupations)
is currently permitted; however, additional regulations could be adopted to provide increased
flexibility for homeowners, as well as better serve the communities in which they are located.

1) Neighbourhood Retail/Restaurants

Neighbourhood retail/restaurants can be considered as a small-scale, non-destination business
situated within a residential structure with the two uses either intermixing, or the retail element
serving as a stand-alone commercial use. These sites have a physical form that fits with the
local context and are intended to provide amenities within walking distance of nearby residents.
Examples include a small convenience store, grocery store, or café.

An important issue to note is that while a zoning framework can mitigate adverse impacts of
retail stores and restaurants, certain restrictions are limited due to the Provincial jurisdiction of
the Alcohol and Gaming Commission of Ontario (AGCQO). The retail sale of cannabis is
governed by the Cannabis Licence Act, 2018. Under the Act, municipalities: “may not create a
licensing system respecting the sale of cannabis, nor pass a by-law that distinguishes land or
building use for cannabis from any other kinds of use.” The City is therefore not in a position to
restrict cannabis retail stores from operating on sites where a retail store is permitted, including
residentially-zoned properties.

Similarly, convenience and grocery stores within Ontario are permitted to sell alcohol for
consumption off-site, provided they acquire a license from the AGCO. The only way to eliminate
neighbourhood alcohol and/or cannabis sales is by maintaining the current prohibition on retail
stores within residential zones.

Also, a bar, or any other business focused on the service of alcohol for on-site consumption, is
not a defined term within the Zoning By-law. The Zoning By-law’s definition of “restaurant”
encompasses businesses that serve food, which includes alcoholic beverages. Should a
restaurant, or café be permitted, the City would not have the legal authority to prohibit the owner
from applying for a liquor licence. The only way to eliminate a bar within a neighbourhood is by
maintaining the current prohibition on restaurants within residential zones.

Should Committee direct staff to investigate permissions for neighbourhood retail/restaurants,
the following regulations could be explored:

o Retain the Building Envelope: To ensure commercial uses fit within neighbourhoods,
building envelopes should remain consistent with adjacent dwellings.

o Neighbourhood Location: Limit commercial permissions to corner sites, and/or properties
adjacent to existing non-residential uses, such as schools and parks, which are often
larger in size and act as community nodes within neighbourhoods.

e Maximum Size: To ensure commercial uses remain appropriately scaled, a maximum
size of the associated retail gross floor area may be appropriate.

6.1
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o Transit Accessibility: Permit commercial permissions along streets serviced by public
transit, and/or are located on specified designated right-of-way widths (e.g. major and
minor collectors).

e Structural Location: It may be appropriate to regulate the retail component to the main
floor of a residence or specifically prohibit it within accessory structures.

e Street-Specific Reqgulations: allow for commercial permissions along specified arterial
streets (e.g. Cawthra Rd., Dixie Rd., etc.). The increased capacity associated with
residential arterials would lessen traffic-related concerns related to neighbourhood
businesses. Additionally, such uses would benefit from the increased visibility associated
with these locations.

2) Resident Physicians, Dentists, Drugless Practitioners, or Health Professionals

The Resident Physician, Dentist, Drugless Practitioner, or Health Professional is a land use
comprised of medically licenced specialists of various disciplines who operate their practice out
of a portion of their residential structure. Examples include a small office for a doctor,
physiotherapist or chiropractor.

Historically, this use was permitted within all detached dwellings, provided they were located
upon lots with a frontage of 15 m (49 ft.), or greater. In 2019, this use was removed due to
concerns that such sites often evolved into larger clinics, effectively introducing commercial
elements into residential neighbourhoods. With these larger facilities came parking and traffic
issues on local roads.

The concerns identified in 2019 still exist; however, they may be addressed through a re-
evaluation of how such a use is contemplated. Historically, these sites were mandated to be
primarily residential in nature. However, this is fundamentally at odds with the reality of how
such businesses function. A contemporary approach may be in permitting some manner of
commercial regulations (specifically as it pertains to parking areas) but being more selective
with regards to where such sites can locate — essentially granting these properties more
commercial freedoms, but being more sensitive to their location and sizing requirements.

Should Committee direct staff to investigate permissions for resident physicians, dentists,
drugless practitioners or health professionals, the following regulations could be investigated:

o Retain the Building Envelope: To ensure commercial uses fit within neighbourhoods,
building envelopes should remain consistent with adjacent dwellings.

o Property Size Regulations: Limit commercial permissions to properties with a generous
lot frontage and area to accommodate an appropriate parking area.

¢ Employee Maximums: To ensure commercial uses do not evolve into full medical clinics,
maximum number of employees can be investigated.

e Transit Accessibility: Permit the uses along streets serviced by public transit, and/or
locations on specified designated right-of-way widths (e.g. major collectors).

e Parking: Establish a suitable parking rate.

6.1
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e Maximum Size: To ensure commercial uses remain appropriately scaled, a maximum of
the associated gross floor area may be appropriate.

3) Home-Based Food Businesses (Home Catering)

Home-based food businesses or home catering are service-based businesses operated out of a
residential structure, in which meals are prepared, cooked, and often stored, for customer pick-
up, delivery, or both. An example is a food-preparation service where catered meals are
delivered to clients.

The Zoning By-law does not permit this use in residential zones. However, other regulatory
barriers exist. Peel Public Health has jurisdictional authority to ensure that any food produced
for commercial sale remains fit for human consumption. Therefore, the same legislative
documents (Ontario Regulation 493 and the Health Protection and Promotion Act), as well as
the same associated standards which govern restaurants also apply to home catering. This
often means that to obtain compliance, a portion of the residential structure must be converted
into a commercial kitchen, which entails a significant financial investment. The homeowner
would also be required to apply for a Change of Occupancy Permit (to commercial kitchen), as
well as apply for a Business Licence.

Possible consequences of implementation include: the generation of unwanted smells from food
preparation should incorrect, or insufficient, venting be used; lineups for non-delivery catering;
and general increased pedestrian and vehicular traffic.  Additionally, a resident might
misconstrue that by being permitted by the Zoning By-law, no further approval is required and
not pursue any of the other internal/external regulatory requirements.

Should Committee direct staff to investigate permissions for home-based food businesses, the
following regulations could be investigated:

e Property Size Regulations: Limit commercial permissions to properties with a generous
lot frontage to ensure suitable setbacks from neighbouring properties can be achieved.

o Retain the Building Envelope: To ensure commercial uses fit within neighbourhoods,
building envelopes should remain consistent with adjacent dwellings.

e Maximum Size: To ensure commercial uses remain appropriately scaled, a maximum
size of the associated commercial gross floor area may be appropriate.

e Parking: Establish a suitable parking rate.

o Employee Maximums: To ensure the commercial use remains appropriately scaled, a
maximum number of employees should be considered.

4) Home Occupations

Home occupations are micro-scaled businesses or professional services operated from a
portion of a residential dwelling. These businesses are intended to be secondary to the primary
residential use. Examples include a homeowner operating a tutoring or music instruction
business from their residence.

6.1
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Currently, home occupations are permitted within all detached dwellings, subject to regulations
designed to mitigate potential impacts on adjacent properties. Some of these existing
regulations include:

e Limiting the permitted businesses to tutoring, music instruction, artist and artisan, or
office uses;

e Establishing a maximum gross floor area of a home occupation to 25%, to a maximum of
50 m? (538 sq.ft.);

e Restricting the home occupation use to be exclusively within the primary dwelling;

¢ Prohibiting external employees; and,

e Limiting the number of potential on-site clients at any given time to two.

Moving forward, amendments to create additional flexibility for the homeowner can be
considered. Should Committee see merit in this approach, additional permissions could include:

¢ Add additional micro-scale uses (e.g. barbershop, florist, etc.)

e Allowing for a small number of employees

o Permitting operation in accessory buildings (e.g. an accountant working out of a
converted shed)

e Increase maximum gross floor area

¢ Remove maximum for on-site clients

As home occupations are currently permitted by the Zoning By-law, amendments would allow
more residents to operate a business out of their home, as well as provide a more affordable
entry-point for prospective small-business owners.

Engagement and Consultation

Staff plan to initiate a city-wide community engagement process, including a comprehensive
communications strategy (specialized website, social media, etc.), before hosting the statutory
public meeting and presenting recommendations to Planning and Development Committee.

Financial Impact

There are no financial impacts resulting from the recommendations in this report.

Conclusion

A re-evaluation of the traditional nature of suburban neighbourhoods is currently underway with
gentle density and newer, progressive planning policies. Providing a city-wide policy
environment that is more supportive of local amenities and community organizations is an
important step in supporting greater liveability and should be further investigated.
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Staff are seeking feedback from Committee on the proposed approach, with received comments
being considered and included in a recommendation report to Planning and Development
Committee.

Attachments
Appendix 1:  Resolution No. 0077-2025

A WFrmmsn

Andrew Whittemore, M.U.R.P., Commissioner of Planning & Building

Prepared by: Roberto Vertolli, Planner

6.1
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WHEREAS Council approved the Mississauga Official Plan 2051, including Policy 9.4.2 which
states "Retail uses may be permitted within neighbourhoods to provide commercial uses
convenient to the local residents. Charter Area policies or local area plans will identify
appropriate locations and types of uses";

AND WHEREAS Council has committed to creating complete neighbourhoods, which includes
walkable access to commercial such as grocery or convenience stores, food services, and other
local shops; usés
uses

And WHEREAS the majority of single family homes and neighbourh@ods have awalkability
score defining them as car-dependent, neighbourhood commercial’‘would promote car-free
travel, promoting environmentally sustainable living, in addition to health and wellness;

ses
AND WHEREAS the introduction of commercial’and services in residential neighbourhoods can
help create opportunities to build places for residents to congregate and engage with their fellow
neighbours creating stronger communities;

AND WHEREAS many residents already operate non-permitted businesses within their homes
and should be brought into compliance within the city’s licensing and business framework;

AND WHEREAS more information is needed to determine the scale and scope of
neighbourhood commercial;

S
THEREFORE BE IT RESOLVED THAT:
1. Staff shall undertake a study with public consultation on neighbourhood commercial uses to
determine its feasibility in appropriate neighbourhoods, define appropriate small scale
commercial uses and services, excluding cannabis and which zones this would apply to;
2. Staff shall bring back an information report to the Planning and Development Committee, and
provide options for direction for city-initiated official plan and zoning by-law amendments to
facilitate appropriate neighbourhood commercial uses;
3. This work will be complete before the end of this term of Council.

Form 2617 (2012-08)
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Recorded Vote

NO

ABSENT

ABSTAIN

Mayor C. Parrish

B

Councillor S. Dasko

Councillor A. Tedjo

Councillor C. Fonseca

Councillor J. Kovac

Councillor N. Hart

Councillor J. Horneck

Councillor D. Damerla

Councillor M. Mahoney

Councillor M. Reid

Councillor S. McFadden

Councillor B. Butt
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Date: April 22, 2026 Originator’s files:
CD.02-MIS

To: Chair and Members of Planning and Development
Committee

_ " o . Meeting date:
From: Andrew Whittemore, M.U.R.P., Commissioner o May 11, 2026

Planning & Building

Subject

PUBLIC MEETING RECOMMENDATION REPORT (ALL WARDS) - Mississauga Official
Plan 2051 (MOP 2051) — Provincial Modifications and “Housekeeping” Amendments

Recommendation

That the proposed amendments to Mississauga Official Plan 2051 (MOP 2051), as detailed in
the report dated April 22, 2026 from the Commissioner of Planning and Building be approved in
accordance with the following:

1. That the necessary official plan amendment by-laws in substantial conformance with
Appendix 3 and Appendix 4 be enacted at a future City Council Meeting.

2. That notwithstanding planning protocol, the report regarding proposed amendments to
MOP 2051 be considered both the public meeting and combined information and
recommendation report.

Executive Summary

¢ Mississauga Official Plan 2051 (MOP 2051) was adopted by Council on April 16, 2025,
and subsequently submitted to the Ministry of Municipal Affairs and Housing (MMAH) for
review and approval. It was approved on March 24, 2026.

e MMAH approval of MOP 2051 included 44 modifications. These modifications mainly
relate to:

= Conformity with provincial priorities and policies.

= Increases to heights in select areas along the Hurontario LRT and Dundas
Corridors.

= Deferral of ministerial decision as it relates to 1403—1425 Dundas Street East
which is in a Special Policy Area (for flooding).
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e A consolidation of MOP 2051 which includes the above-noted 44 modifications has been
completed.

e During MOP 2051 review by MMAH, 19 amendments to the in-force Mississauga Official
Plan (MOP) were completed. These amendments included Council approved
development applications and Ontario Land Tribunal decisions. These amendments now
need to be transitioned into MOP 2051 through this report and implementing by-laws that
will go to Council.

¢ Additionally, revisions to MOP 2051 were identified as necessary to ensure development
on “Mixed Use Limited” designated lands along Dundas Street results in mixed use
complete communities by integrating “Mixed Use” policies.

Background

Mississauga Official Plan 2051 (MOP 2051) outlines a comprehensive land use policy
framework to guide growth and development within the City to the year 2051. MOP 2051
includes policies that: establish growth management; provide for a wide range of housing and
transportation options; plans for infrastructure and servicing; protects the natural heritage
system and water resources; and other matters. MOP 2051 aligns with the City’s vision, plans
and strategies and implements many of the recommendations of the Mayor’s Housing Task
Force report.

MOP 2051 was adopted by Council on April 16, 2025, and subsequently submitted to the
Ministry of Municipal Affairs and housing (MMAH) for review and approval. It was approved on
March 24, 2026 with 44 modifications (see Appendix 1). These modifications, which can be
found in Appendix 2, aim to align MOP 2051 with provincial priorities and policies.

Comments

MOP 2051 Ministerial Modifications

Overall, the number and extent of provincial modifications are relatively limited considering the
new Official Plan’s substantial policy scope. The 44 modifications address these 3 main areas:

1. Provincial priorities, directions and plans:

The majority of modifications seek to align MOP 2051 with various provincial policy
directions through the following:

¢ Changes to environmental policies to align with recent provincial changes related
to municipal green building and development standards (e.g. using “encourage”
instead of “will”).

¢ Modifications to affordable housing and inclusionary zoning to implement recently
updated regulations or to soften requirements for below-market and affordable
housing.

6.2
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e Stronger study area policies for the future Highway 413 and the Greater Toronto
Area Transmission Corridor (along the northwestern City boundary).

e Increased protection of hospital helipad flight paths (e.g. new height maximum for
the Hospital Growth Node and added requirements for future development to
consult with Trillium Health Partners).

2. Height Increases:

Height increases from a maximum of 25 storeys to a maximum of 35 storeys were made
for 3 properties in Protected Major Transit Station Areas (PMTSA) along the Hurontario
LRT and Dundas BRT Corridors. The affected properties are: 2300 Confederation
Parkway, 2170 Sherobee Road and 189 Dundas Street West. These changes were made
to schedules 8F and 8L as shown in Appendix 2.

3. A decision deferral:

A decision on the Official Plan as it applies to the lands at 1403-1425 Dundas Street East
has been withheld and will be made at a future date (Appendix 1). These lands are
currently within the provincially designated Dixie-Dundas Special Purpose Area (SPA),
which is an area in the flood plain. Site-specific policies, approved by both the Ministers of
Natural Resources and Forestry and Municipal Affairs and Housing, are intended to
provide for the continued viability of existing uses and address the potential for
development.

An Environmental Assessment study and preliminary design for the Dixie-Dundas SPA
were both completed in 2024. Detailed design work, land acquisition and early
construction work including utility relocations are currently underway with the intent to
improve flooding conditions. Primary construction works are anticipated to begin in 2027.

MOP 2051 Developer-Initiated Amendments

Between MOP 2051 adoption by Council on April 16, 2025, and ministerial approval on March
24, 2026, 19 amendments representing development applications and Ontario Land Tribunal
(OLT) decisions were finalized. These Council-approved applications and OLT decisions were
intended to amend the then in-force official plan, Mississauga Official Plan. However, since
MOP 2051 has become the new in-force official plan, it is necessary to transition these
amendments into MOP 2051 via a “technical” omnibus amendment package. The list of these
amendments (policies and corresponding maps) is found in Appendix 3.

MOP 2051 City-Initiated Amendment
Updates to “Mixed Use Limited” Policies

Mixed Use Limited designated lands are located exclusively along Dundas Street and are part
of the Dundas Street Intensification Corridor. These lands are shown in purple in the following
maps.

6.2
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As part of the Dundas Street Intensification Corridor, these lands are envisioned to transform
over time into a dynamic, urban, mixed-use corridor with multiple options for mobility including

walking, cycling, and rapid transit.

These lands were identified for future mixed-use development that may permit sensitive uses

(including residential) once compatibility requirements with existing industry have been

achieved. The list of permitted uses for Mixed Use and Mixed Use Limited lands are the same —
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the only difference is that land use compatibility must be demonstrated first when sensitive uses
are proposed on Mixed Use Limited lands.

In order to guide future development of Mixed Use Limited designated lands, an amendment is
proposed to clarify that the Mixed-Use policies apply to these lands should sensitive uses be
deemed to be appropriate. This proposed amendment is found in Appendix 4.

Financial Impact
There are no financial impacts resulting from the recommendations in this report.

Conclusion

MOP 2051 represents the result of a fulsome and detailed city-wide land use study supported
by a strong engagement strategy. Its approval by the Minister with a limited number of changes
speaks to the strength of its policies and their alignemnt with provincial priorities.

The proposed “housekeeping” amendments will further complete MOP 2051 by integrating
development applications and OLT decisions finalized during its review by MMAH, and clarifying
the Mixed Use Limited policies of the Plan. These proposed amendments may still undergo
modifications to address numbering, grammatical errors and other minor corrections as part of
final formatting for future Council approval.

Attachments

Appendix 1: MOP2051 MMAH Notice of Decision
Appendix 2: MOP2051 MMAH Modifications
Appendix 3: MOPA and OLT Amendments List
Appendix 4: Mixed Use Limited Amendment

A WFrmmsn

Andrew Whittemore, M.U.R.P., Commissioner of Planning & Building

Prepared by: Amina Menkad, Planner



Appendix 1

File No.: By-law 0069-2025 Date of Decision: March 24, 2026
Municipality: ~ City of Mississauga Date of Notice: March 24, 2026
Subject Lands: All lands within the City of Mississauga

NOTICE OF DECISION

With respect to an Official Plan
Subsection 17(34) of the Planning Act

A decision was made on the date noted above to modify and approve, the City of
Mississauga Official Plan 2051, as adopted by By-law 0069-2025, subject to forty-
four (44) modifications.

Purpose and Effect of the Official Plan

The approval of the City of Mississauga Official Plan 2051 as modified, repeals and
replaces the in-effect official plan that was adopted by the City in 2002 and approved
by Region of Peel in 2003, including all amendments thereto.

The approved City of Mississauga Official Plan 2051 outlines a comprehensive land
use policy framework to guide growth and development within the City to the year
2051 and includes policies that: establish growth management; provide for a wide
range of housing options and transportation options; plans for infrastructure and
servicing; protects the natural heritage system and water resources; protects the
agricultural system; and other matters.

The forty-four (44) modifications to the official plan have been made to address
provincial policy direction, changes to upper-tier planning authority, growth
management, affordable housing and inclusionary zoning, water and wastewater
servicing, the natural heritage system, wetlands, protect hospital flight paths,
aggregate extraction and operations, and to ensure that the Highway 413 Focused
Analysis Area and the Northwest Greater Toronto Area Transmission Corridor
Narrowed Area of Interest are being planned for and protected.

A decision on the Official Plan as it applies to the lands at 1403-1425 Dundas Street
East has been withheld and will be made at a future date.

The new official plan applies to all lands within the City of Mississauga.

Decision Final

Pursuant to subsections 17(36.5) and (38.1) of the Planning Act, the decision of the
Minister of Municipal Affairs and Housing is final and not subject to appeal.

Accordingly, the City of Mississauga Official Plan 2051, as modified and approved by
the Minister, came into effect on March 24, 2026.
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Other Related Applications: None

Getting Additional Information
Additional information is available on City of Mississauga’s website:
https://yoursay.mississauga.ca/official-plan-review

Additional information is available during regular office hours at the Ministry of
Municipal Affairs and Housing at the address noted below.

Ministry of Municipal Affairs and Housing

Municipal Services Office — Central Ontario (MSO-C)
777 Bay Street, 16" Floor Toronto, Ontario, M7A 2J3
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6.2
Appendix 2

DECISION
With respect to the new City of Mississauga Official Plan
Subsection 17(34) of the Planning Act

| hereby approve the repeal of the City of Mississauga Official Plan, and all subsequent
amendments thereto, pursuant to By-law 2025-0069, insofar as this official plan is in
effect, except for the lands identified in Part B of the Decision, with respect to which
lands a decision is withheld.

Furthermore, | hereby approve the City of Mississauga Official Plan 2051 adopted by
By-law 2025-0069 subject to the modifications set out in Part A, with additions in bold

underline and deletions in beld-strikethrough, except for the lands identified in Part B
of the Decision, with respect to which lands a decision is withheld.

PART A - MODIFICATIONS

1.

Policy 2.5.6 is modified to state the following:

2.5.6 Mississauga will promote a strong civic identity by ensuring that the urban
form and design of the city (e.g. buildings, streets, streetscapes, landscapes,
parks, and infrastructure) contribute positively to everyday living in Mississauga.
Placemaking initiatives will be used to support active living and improved public
health, comfort and social interaction. Mississauga will implement encourage
green development building standards and technologies to address challenges
related to climate change.

Policy 4.2.7 is modified to state the following:

4.2.7 Development will be desighed encouraged to assist the City in meeting its
environmental sustainability policies, programs and goals such as, greenhouse
gas emissions targets, climate change actions, encouraging Green
Development Standards, tree management and the Tree Protection Bylaws,
cycling infrastructure and stormwater initiatives.

Policy 4.3.2.7 is modified to state the following:

4.3.2.7 Notwithstanding the policies of this Plan, development and site alteration
will not be permitted in the following areas:

a. provincially significant wetlands or provincially significant coastal wetlands;
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6.2

b. habitat of endangered species and threatened species, except in accordance
with provincial and federal requirements; and

ish habitat, except in accordance with provincial and federal requirementss;

=

C
an

o

d. provincially significant woodlands, provincially significant valleylands,
provincially significant wildlife habitat, provincially significant areas of
natural and scientific interest, and coastal wetlands that are not
provincially significant, unless it has been demonstrated that there will be
no negative impacts on the natural features or their ecological functions.

. Table 5.2. Minimum Required Percentage of Residential Gross Floor Area (GFA)
in Ownership Housing to be Affordable Housing’ is modified so that it states the
following:

1Z Area as Affordable Affordable Rental
Identified on Map Ownership Housing Units

5-1 Housing Units

[ e ]
IZ Area 1 7% 5% 3.5%

1Z Area 2 5% 2.5%

IZ Area 3Aand IZ 4% 2%

Area 3B

IZ Area 4 10% 5% 5%

. Policy 5.3.3.14 is modified to state the following:

5.3.3.14 Affordable rental housing units or affordable ownership housing units will
be required to be maintained at affordable rents or prices commencing upon
execution of an Inclusionary Zoning Agreement for a minimum period of:

a. 30 25 years calculated from the date of first occupancy of an affordable
rental housing unit; or

b. 99-25 years calculated from the later of the date of first occupancy or first
closing of an affordable ownership housing unit.
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6. Policy 5.3.3.16 is modified to state the following:

5.3.3.16 The City will receive a portion of the net proceeds from the sale of an
affordable ownership housing unit in accordance with the following policies:

a. the City will receive no more than 20 percent of the net proceeds of the
sale of an affordable ownership housing unit sold during the 99 25-year
affordability period, equivalent to no more than 2 percent of the sale price,
for administration fees, where proceeds are the difference between the
purchase price and the resale price of the affordable ownership housing
unit; and

b. the City will receive 50 percent of the net proceeds of the first sale of an
affordable ownership housing unit at market price after the 99 25-year
affordability period, to be reinvested in affordable housing, where net
proceeds are the difference between the purchase price and the resale
price of the affordable ownership housing unit, less any legal,
administration or real estate commission fees.

7. Policy 8.2.13 is modified to state the following:

8.2.13 Development will have encourage restorative net ecological benefits on a
site through the practice of sustainable building and site design.

8. Policy 8.6.1.1 is modified to state the following:

8.6.1.1 All buildings designs sheould-be designed are encouraged to
incorporate innovative green and sustainable technologies including, where
appropriate, considerations for alternative and renewable energy sources.
Where tall buildings occur, they are prominent features of the urban form and

should-be are encouraged to be well designed to-the-highest-of standards.

9. Policy 8.6.1.21 is modified to state the following:

8.6.1.21 The choice of building materials will is encouraged to minimize the risk
for bird collisions.
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10.Policy 8.6.1.23 is modified to state the following:

8.6.1.23 Encourage Bbuildings will-be-designed-to designs that conserve
energy, incorporate sustainable material and where appropriate, consider

alternative and renewable energy sources.

11.Policy 8.6.1.24 is modified to state the following:

8.6.1.24 Encourage Bbuildings will-be-designed-te designs that minimize the
consumption of water and o utilize stormwater best management practices.

12. A new policy 8.6.1.29 is added as follows:

8.6.1.29 No building construction phase equipment for a fall building in the
Hospital Growth Centre, including cranes, and hoisting apparatus will be
permitted to interfere with the future fight path for the Mississauga Hospital
heliport that is planned to be situated at 228.445 m above sea level once
the heliport is commissioned and operational, unless any identified

risks can be appropriately mitigated to the written satisfaction of Trillium

Health Partners.

13.Policy 8.6.3.9 is modified to state the following:

8.6.3.9 Sites will be designed in a manner that conserves-energy encourages
enerqy conservat|on Energ%eensewat}en—wm—beadd#esseekat—the

site designs- Buxldmgs sheuld—be are encouraqed to be deS|gned orlented

constructed and landscaped to minimize interior heat loss and to capture and
retain solar heat energy in the winter and to minimize solar heat penetration in
the summer.

14.Policy 8.6.3.12c is modified to state the following:

(c) active and passive design measures will be encouraged to improve energy
efficiency and reduce peak demand such as considering building orientation to
take advantage of passive solar heating, shading for cooling and natural light and
energy efficient exterior cladding and window treatments.
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15.Policy 8.6.3.12g is modified to state the following:

(9) the use of bird-safe glass treatment will be encouraged to minimize the risk
for bird collisions and the use energy efficient, shielded exterior lighting will be
encouraged to reduce nighttime glare and light trespass; and

16. The third paragraph to the preamble to ‘Section 9.3 — Industry’ is modified to
state the following:

There is only one quarry remaining in operation in the Southdown Employment
Area Character Area and while known deposits of mineral aggregate
resources are protected in accordance with the Provincial Planning
Statement, ne new or expanding mineral aggregate operations guarries will

likely not be permitted. Existing-Mineral aggregate operations areas-of
mineral-resources will operate in compliance with the policies and legislation
of the Provincial Government including but not limited to the Planning Act,
Aggregate Resources Act, Provincial Planning Statement and with the
policies of this Plan.

17.Policy 10.2.17.2 is deleted in its entirety:

18. Policy 11.3.2.3 is modified to state the following:

11.3.2.3 The minimum floor space index (FSI) will be achieved over the long term
and is a cumulative measure of planned density across the lands within a

Protected Major Transit Station Area. Individual-development-proposals-do
I [ ¢ " L f indesx (ESH)-{ .

19. Policy 14.2.1.5.1 is modified to state the following:

14.2.1.5.1 Residential development that is permitted by any land use designation
will include encourage:
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20.Policy 14.2.1.5.4 is modified to state the following:

14.2.1.5.4 The below-market housing units described in Policy 14.2.1.5.1 are
encouraged to be comprised of a mix of both below-market rental and below-
market ownership housing when considered across the Node.

21. Policy 14.2.1.5.6 is modified to state the following:

14.2.1.5.6 Any existing below-market rental housing units that are retained under
the provisions of the City’s Rental Housing Protection By-law will count towards
the below market housing unit requirements direction described in Policy
14.2.1.5.1.

22. Policy 14.2.6.5.1 is modified to state the following:

14.2.6.5.1 Residential development permitted by any land use designation will is
encouraged to include:

a. minimum 10 percent of housing units that are below-market for each
development application proposing more than 50 residential units within the
Meadowvale Growth Node. This will should be comprised of units targeted for a

range of middle income households.

b. Approximately half of these units will should be larger, family-sized dwellings
containing more than one bedroom. For the purposes of this section:

23. Policy 14.2.6.5.4 is modified to state the following:

14.2.6.5.4 The below-market housing units described in policy 14.2.6.5.1 are-te
should be comprised of a mix of both below-market rental and below-market
ownership housing when considered across the Node. Individual development
applications are encouraged wherever possible to include a mix of both below-
market rental and below-market ownership housing.

24. Policy 14.2.10.1c is modified to state the following:
c. encouraging the provision of a mixture of residential built forms and tenures

suitable to a variety of income levels and household types including below-
market priced housing;
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25. Policy 14.2.10.5.1 is modified to state the following:

14.2.10.5.1 Residential development permitted by any land use designation will
is encouraged to include:

a. minimum 10 percent of housing units that are below-market for each
development application proposing more than 50 residential units within the
Sheridan Growth Node. This will should be comprised of units targeted for a
range of middle income households; and

b. Approximately half of these units will should be larger, family-sized dwellings
containing more than one bedroom. For the purposes of this section:

26.Policy 13.2.10.5.4 is modified to state the following:

134.2.10.5.4 The below-market housing units described in policy 14.2.10.5.1 are
to should be comprised of a mix of both below-market rental and below-market
ownership housing when considered across the Node. Individual development
applications are encouraged wherever possible to include a mix of both below-
market rental and below-market ownership housing.

27.Policy 13.6.5.1 is modified to state the following:

13.6.5.1 All development proposals and applications containing a tall
building in the-vicinity-of the Hospital Growth Centre ofthe-Mississauga
Hespital will be circulated to Trillium Health Partners (Mississauga Hospital)
and must demonstrate through a letter of satisfaction issued by Trillium
Health Partners that new buildings and structures will comply with policies a.
and b. below, and do not interfere or conflict with the planned or

operational flight path and the functioning of the Mississauga Hospital heliport
that is planned to be situated at 228.445 m above sea level (ASL). This may
result in building heights that are lower than maximums otherwise permitted by
this Plan. Additional requirements related to this policy are as follows:

a. New buildings, structures, and associated rooftop mechanical
elements within the planned helicopter flightpath area will not
exceed the planned elevation of the future Mississauga Hospital
heliport, unless an aeronautical review confirms to the satisfaction of
Trillium Health Partners that there is no impact to emergency air access
and to the safe use of the flight path and access to heliport. These
structures and rooftop elements include but are not limited to anything
that is erected, built or constructed or is joined together with a fixed
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location on the ground, or attached to something having a fixed
location in or on the ground, whether permanent or temporary in
nature, such as a wall, parapet, crane, flagpole, antenna or
telecommunications equipment, lighting, signage, construction or
maintenance equipment, or any other equipment or installation.

b. Development approvals require confirmation that no
construction phase equipment, including cranes, and hoisting
apparatus, will interfere with the future Mississauga Hospital heliport
flight path once commissioned and operational, unless any identified
risks can be appropriately mitigated to the written satisfaction of
Trillium Health Partners.

28.Policy 14.2.11.1c is modified to state the following:

c. encouraging the provision of a mixture of residential built forms and tenures
suitable to a variety of income levels and household types including below-
market priced housing;

29. Policy 14.2.11.5.1 is modified to state the following:

14.2.11.5.1 Residential development permitted by any land use designation will
is encouraged to include:

a. minimum 10 percent of housing units that are below-market for each
development application proposing more than 50 residential units within the
South Common Growth Node. This will should be comprised of units targeted
for a range of middle income households;

b. Approximately half of these units will should be larger, family-sized dwellings
containing more than one bedroom. For the purposes of this section;

30. Policy 14.2.11.5.4 is modified to state the following:

14.2.11.5.4 The below-market housing units described in policy 14.2.11.5.1 are
to should be comprised of a mix of both below-market rental and below-market
ownership housing when considered across the Node. Individual development
applications are encouraged wherever possible to include a mix of both below-
market rental and below-market ownership housing.

31.Policy 15.13.2.20 is modified to state the following:
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15.13.2.20 The Highway 413 Focused Analysis Area (‘FAA’) and the Northwest
Greater Toronto Area Transmission Corridor Study Narrowed Area of Interest
(‘NAI), as shown on Schedules 3, 7 and 7A of this Plan, will be planned for
and protected. Development applications within the FAA and NAI will not
preclude or predetermine any further planning and/or implementation of the
Highway 413 and the Northwest GTA Transmission Corridor Study. Proposed
developments within the FAA and NAI that could preclude or negatively affect the
use of the FAA and NAI for the purpose(s) for which it was identified will not be
permitted. Development approvals, whether draft or final, shall only be
granted where written confirmation is received from the Ministry of
Transportation and the Ministry of Energy and Mines that the FAA and NAI
no longer apply to the lands subject to the application(s). The FAA and NAI
have been established by Ministry of Transportation, and the Independent
Electricity System Operator and the Ministry of Energy and Electrification
Mines, respectively.

32.Policy 16.2.1.1 is modified to state the following:

16.2.1.1 Pursuant to subsections 1 (1.1) and (1.2) of the Planning Act,
wWithin an area of employment, a land use that is excluded from the list of
permitted uses for an area of employment in subsection 1(1) of the Planning
Act, is authorized to continue, provided the use has been lawfully established on
the parcel of land before October 20, 2024.

33. A new policy 16.13.2.2 is inserted, which states the following:

16.13.2.2 The Highway 413 Focused Analysis Area (‘FAA’) and the
Northwest Greater Toronto Area Transmission Corridor Study Narrowed
Area of Interest (‘NAI’), as shown on Schedules 3, 7 and 7A of this Plan, will
be planned for and protected. Development applications within the FAA
and NAI will not preclude or predetermine any further planning and/or
implementation of the Highway 413 and the Northwest GTA Transmission
Corridor Study. Proposed developments within the FAA and NAI that could
preclude or negatively affect the use of the FAA and NAI for the purpose(s)
for which it was identified will not be permitted. Development approvals,
whether draft or final, shall only be granted where written confirmation is
received from the Ministry of Transportation and the Ministry of Energy and
Mines that the FAA and NAI no longer apply to the lands subject to the
application(s). The FAA and NAI have been established by Ministry of
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Transportation, and the Independent Electricity System Operator and the
Ministry of Energy and Mines, respectively.

34.Policy 17.177.2 is modified to state the following:

17.177.2 Notwithstanding the policies of this Plan, an apartment dwelling with a
maximum height of 235 storeys and a maximum floor space index (FSI) of 3.8
will be permitted.

35.Policy 17.178.5 is modified to state the following:

17.178.5 Prior to the delineation of the Lisgar GO MTSA, development proposing

residential uses is required encouraged to set aside a minimum 10% of
residential gross floor area (GFA) as affordable rental housing units.

36.Policy 17.178.6 is modified to state the following:

17.178.6 Affordable rental housing units will be regquired encouraged to be
maintained at affordable rents for a minimum period of 25 years calculated from

the date of first occupancy.
37. Policy 17.179.9 is modified to state the following:
17.179.9 Prior to the delineation of the Erindale GO MTSA, development

proposing residential uses is required encouraged to set aside a minimum 10%
of residential gross floor area (GFA) as affordable rental housing units.

38. Policy 16.179.10 is modified to state the following:
167.179.10 Affordable rental housing units will be required encouraged to be
maintained at affordable rents for a minimum period of 25 years calculated from
the date of first occupancy.”

39. Policy 18.4.7 is modified to state the following:

18.4.7 To achieve the City’s environmental sustainability goals, development
may-berequired, will be encouraged to include, but not be limited to, the

following:
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40. The ‘Provincial Policy Terms’ table within the Glossary is modified to include the

41.

following terms:

* Agri-food network

» Agricultural system

*» Deposits of mineral aggregate resources
 Urban agriculture

‘Schedule 2: Natural System’ and ‘Map 4-1: Areas of Natural and Scientific
Interest (ANSI)’ are modified as follows:

To remove “Cawthra Woods” as a regionally and provincially significant Area of
Natural and Scientific Interest.

42.The following text description and label on ‘Schedule 3: Long Term Street

Network’, ‘Schedule 7: Land Use Designations’, and ‘Schedule 7A: Land Use
Designations’ are modified to state the following:

Proposed-Highway-4143 Northwest GTA Transmission Corridor Study
Narrowed Area of Interest (NAI) (NWGTA) Transmission-Corridor-Study-

43.Replace Schedule 8! with Appendix A, to increase maximum height (in storeys)

of 2300 Confederation Parkway and 2170 Sherobee Road from “3 to 25” to “3 to
35",

44.Replace Schedule 8f with Appendix B, to increase maximum height (in storeys)

of 189 Dundas Street West from “3 to 25" to “3 to 35”.
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PART B — A decision is withheld on the following lands:

1. The lands municipally known as 1403 and 1425 Dundas Street East, in the City
of Mississauga, Region of Peel.

n
Dated at Toronto this Qﬁf‘ day of WIARCH 2026.

.

Sean Fraser Z‘

Assistant Deﬂ ty Minister

Municipal Housing and Operations Division
Ministry of Municipal Affairs and Housing
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Appendix B
PROTECTED MAJOR TRANSIT STATION AREA (PMTSA)
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2] mississauca

Appendix 3

List of Approved Mississauga Official Plan (MOP) Amendments and Ontario Land Tribunal Decisions (OLT) to be implemented in Mississauga Official Plan 2051 (MOP 2051)

MOP
Amendment / Affected
Change # Properties/ Proposed MOP2051 Amendments Schedule/Map Changes
PDC Date or File #
OLT File #
Chapter 17, Special Sites of MOP2051, is hereby amended by deleting
189 895 to 1052 the following policy:
1 (PDC Marchs, Mississauga None
2025) Heights 17.90.2.i. the lots fronting on Mississauga Heights Drive will be
Drive/BL.09-RES | required to have a minimum frontage of 30 m and a minimum area of

1,400 m?.

Schedule 2, Natural System of MOP2051, is hereby amended by

changing the boundaries of the Significant Natural Areas and Natural Matral Herlage Systan:

Green Spaces, as shown on Map “2.1” of this Amendment. o

7211 and 7233 g g
2 PDC;Jﬂ 15 Airport e
( ; 0;;) * | Road/OZ-OPA
18-8 W5
=
<
MAP '2.1'
VICTORY CRES VICTORY CRES P;rat:l!r:csh;:;ﬁ 2
ﬁ ﬁ of Mississauga Official Plan

g EXISTING AMENDED [ mississauca
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https://www.mississauga.ca/wp-content/uploads/2025/05/05104218/Mississauga-Official-Plan-Amendment-189.pdf
https://www.mississauga.ca/wp-content/uploads/2025/05/21081530/Mississauga-Official-Plan-Amendment-194.pdf
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MOP
Amendment / Affected
Change # Properties/ Proposed MOP2051 Amendments Schedule/Map Changes
PDC Date or File #
OLT File #
Schedules 7 and 7D, Land Use Designations of MOP2051, are hereby
amended by changing the land use designation of the subject lands
from Residential Low-Rise | to Residential Mid-Rise and Greenlands,
as shown on Map “2.2” of this Amendment.
MAP'2.2'
! Part of Schedule 7/7D
e of Miassemuga Ol Pan
ENDED LAND USE DESIGNATIONS [Re] Mississauca
Site 90 (Erindale Neighbourhood) of MOP2051, is hereby amended by Map 3.1
. e o . - L :
zflf;?nggthpifﬁgﬂal Site 90 map and replacing it with the \\\\\% \% /ﬁLQ&OUEENSW LC‘/”WDSQ?W\L’ é% LCJ LICULLJ\AF[
- Adding policy 17.90.1.i The lands identified as Area A will N ZSH &
196 900 and 904 permit detached dwellings on a common element (CEC) road. A ' %
(OLT-23- Mississauga ’ B \
3 001297) Heights Drive/ 0 )
0Z OPA 22-1 \\
W7 \\

Say
A
% s
s

SHERIDAN S TREET v

o
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https://www.mississauga.ca/wp-content/uploads/2025/03/27142751/MOPA-196.pdf

6.2

2] mississauca

MOP
Amendment / Affected
Change # Properties/ Proposed MOP2051 Amendments Schedule/Map Changes
PDC Date or File #
OLT File #

Schedule 2, Natural System of MOP2051, is hereby amended by

changing the boundaries of the Significant Natural Areas and Natural 8 8 A
Green Spaces, as shown on Map “3.2” of this Amendment. g 5

QUEENSWAY W

o
B Urban River Valley
B8 Provincisily Signifcant Weblands

g Arems of Noturo and Scnifc ierest
Regonal Significance

Nalural Hazards:
[ nswrsl Hazards.

e
Mssissayan HpEHTES

R
MISSfSS‘AUGA HE\GHﬁD

@ Two Zone Floodplain Regulstions

P Spacial Palicy Area Fleodslain

[ e cr saenomen

0 20 40 80

metres

A+

v

MAP'3.2'

Part of Schedule 2
Natural System
of Mississauga Official Plan

[ mississauca

AMENDED

Ii\cadd\Projects\268083 MOPA 1 Updates for MOP2051_CP\ArCGIS\MOP2051 Schedule2\Schedule2 _current.aprx

EXISTING

4/18/2026

breric

Page |3



2] mississauca

Amelr\:ldonfent / Affected
Change # Properties/ Proposed MOP2051 Amendments Schedule/Map Changes
PDC Date or File #
OLT File #
Schedules 7 and 7J, Land Use Designations of MOP2051, are hereby
amended by changing the land use designation of the subject lands J
from Residential Low-Rise | and Greenlands to Greenlands and ——
Residential Low-Rise |, as shown on Map “3.3” of this Amendment. N &
MAP '3.3'
Part of Schedule 7/7J
Land Use Designations
of Mississauga Official Plan
§ EXISTING LAND USE DESIGNATIONS | AMENDED LAND USE DESIGNATIONS I mississauca
Chapter 17, Index Map 9- Special Sites of MOP2051, is hereby
amended by adding Special Site 189.
4 (OLT-24- Y None
000064) OZ/OPA 23-4
w8

Page | 4
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https://www.mississauga.ca/wp-content/uploads/2025/07/07113432/Mississauga-Official-Plan-Amendment-192.pdf

6.2
2] mississauca

MOP
Amendment / Affected
Change # Properties/ Proposed MOP2051 Amendments Schedule/Map Changes
PDC Date or File #
OLT File #
Chapter 17 Special Sites of MOP2051, is hereby amended by adding Map4.U1BE T E
new special site 189 as follows: U ] DR /
- Map: 4.1is added to special site 189 ‘ %ﬁ/ | | JE J
- The following section and policies are added to special site 189 | svenom | Lpanc omve &\L
Special Site 189 (Sheridan Growth Node) ﬁf —
17.189.1 The lands identified as Special Site 189 are located east i}/ [7 ‘g
of Erin Mills Parkway, south of Lincoln Green Way and north of WL J,f f “f
H — |5 = o
Fowler Drive. 7 ﬁﬁdg E B s :
17.189.2 Notwithstanding the policies of this Plan, the following */ . % o | J\/
additional policy will apply: S ) EC
a. the lands identified as Area A will have a maximum floor space %/k &) f ) ‘/[
index (FSI) of 4.5. & X i
\ JU T L
Schedules 7 and 71, Land Use Designations of MOP2051, are hereby [ ] | ——
amended by changing the land use designations of the subject lands
from Mixed Use to Residential High-Rise, or portions of the subject
lands, as shown on Map “4.2” of this Amendment.
| . B Growih Node = spocial Purpose Area
|2 [ #enor amenonent
J Pﬁ [ Residential High-Rise
[ -
|
|
0 30 60 120 v
—— g
MAP 4.2
Part of Schedule 7/71
Land Use Designations
of Mississauga Official Plan
§ EXISTING LAND USE DESIGNATIONS | AMENDED LAND USE DESIGNATIONS I Mississauca
breric I:\cadd\Projects\268083 MOPA 1 Updates for MOP2051_CP\ArcGIS\MOP2051_Schedule7\Schedule7\Schedule7.aprx
5 197 4150 Chapter 17, Index Map 11- Special Sites of MOP2051, is hereby None

Westminster

amended by adding Special Site 190.
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https://www.mississauga.ca/wp-content/uploads/2025/07/28161644/Mississauga-Official-Plan-Amendment-197.pdf

2] mississauca

6.2

MOP
Amendment / Affected
Change # Properties/ Proposed MOP2051 Amendments Schedule/Map Changes
PDC Date or File #
OLT File #
(PDC Oct 28, Place/ OZ-OPA | Chapter 17 Special Sites of MOP2051, is hereby amended by adding MAP 5'2
2024) 24-10 W3 new special site 190 as follows: \/ S
- Map:5.1is added to special site 190 -
- The following section and policies are added to special site 190 j FOREST
Special Site 190 (Rathwood Neighbourhood) :Z =
17.190.1 The lands identified as Special Site 190 are located at the s
northwest corner of Westminster Place and Rathburn Road East. =
17.190.2 Notwithstanding the policies of the Rathwood -
Neighbourhood Character Area, a maximum floor space index 3 =
(FSI) of 1.4 will be permitted.
17.190.3 Notwithstanding the policies of the Rathwood j
Neighbourhood Character Area, a maximum height of eight
storeys will be permitted. \
Schedules 7 and 7F, Land Use Designations of MOP2051, are hereby
amended by changing the land use designations of the subject lands o S
from Residential Low-Rise | to Residential Low-Rise Il, as shown on
Map “6.1” of this Amendment. .
1786 Polaris
201 Wayfg(;:']erly
6 (PDC May 26, Mississauga
2025)

Road)/ OZ-OPA
25-4 W8

SS9508
07
SRS

Part of Schedule 7/7TF
Land Use Designations
of Mississauga Official Plan

4/21/2021

EXISTING LAND USE DESIGNATIONS

AMENDED LAND USE DESIGNATIONS

[ mississauca

breric

T \cadd\Projects\ 266083 MOPA

1 Updates for MOPZI51_CP\ArCGIS\MOPI

51_Schedule /\schedule7\Schedule?.apx
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https://www.mississauga.ca/wp-content/uploads/2025/07/28161549/Mississauga-Official-Plan-Amendment-201.pdf

6.2

2] mississauca

MOP
Amendment / Affected
Change # Properties/ Proposed MOP2051 Amendments Schedule/Map Changes
PDC Date or File #
OLT File #
Chapter 17 Special Sites, Special Site 157 of MOP2051, is hereby
amended by deleting Special Site 157 and the following policies:
e 17.1571
None
e 17.157.2
Chapter 17, Index Map 13- Special Sites of MOP2051, is hereby
amended by deleting Special Site 157
Schedules 7 and 7M, Land Use Designations of MOP2051, are hereby
amended by changing the land use designations of the subject lands
from Residential Low-Rise | to Residential Low-Rise Il, as shown on
Map “7.1” of this Amendment.
1148 and 1154
7 200 Mona Road/
(May 26, 2025) 0OZ-OPA 25-2

W1

[ Arencr avenoment

From
] Residential Low-Rise |

To
[ Residential Low-Rise I

. +
QUEEN STE QUEEN STE e i

o — — 4
metres

MAP'7.1'

Part of Schedule 7/7M
Land Use Designations
of Mississauga Official Plan

z
=
wv)
=
o
&
<
=]
=}
o

ELIZABETH ST N

4/19/2026

EXISTING LAND USE DESIGNATIONS AMENDED LAND USE DESIGNATIONS

reric.

[xsf] mississauca

L:\cadd\Projects\268083 MOPA 1 Updates for MOP2051_CP\ArcGIS\MOP2051_Schedule?\Schedule?\Schedule7.aprc
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https://www.mississauga.ca/wp-content/uploads/2025/07/28161615/Mississauga-Official-Plan-Amendment-200.pdf

2] mississauca

MOP

Amendment / Affected
Change # Properties/ Proposed MOP2051 Amendments Schedule/Map Changes
PDC Date or File #
OLT File #
Schedule 8l, PMTSA (Hurontario LRT- Cooksville Go, Dundas,
Queensway, North Service) of MOP2051, is hereby amended by
changing the height limit for the subject land from "3 to 25" to "3 to 3 e
29”, as shown on Map “8.1” of this Amendment. to ] e or
35|~
3to 25
— 4 | R
179 65 - 71 Agnes :
8 (OLT-23- Street/ OZ/OPA 83 to | 3to
000762) 22-017 W7 29 !ﬁ

4/24/2026

K
el

W
I
?

—h
(0))
=+
o

l .
:

4

AV

T
o 25 50

MAP '8.1"

Part of Schedule 81
Protected Major Transit Station Area
of Mississauga Official Plan

AMENDED

X mississauca

IMcaddProjects\268083 MOPA 1 Updates for MOP2051_CPVArcGISYMIOP 2051 _Schedule

Schedules_Flevation\Schedule_Flevation1.aprx

6.2
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https://www.mississauga.ca/wp-content/uploads/2025/10/29113415/MOPA179-OLT-23-000761-JUL-3-2025-ORD.pdf

2] mississauca

MOP
Amendment / Affected
Change # Properties/ Proposed MOP2051 Amendments Schedule/Map Changes
PDC Date or File #
OLT File #
Schedule 8n, PMTSA (Hurontario LRT- Mineola, Port Credit) of
MOP2051, is hereby amended by changing the height limits for the J AT
subject lands located north of Park Street East, east of Ann Street and J ’\ — e
south of Queen Street, from"2to 15" to "2 to 28" and "2 to 33”, as [ y 4/ H AM =D 2J %A-j [0 Heit Not Applcabl
shown on Map “9.1” of this Amendment. ' [ e or ot
to) SN
23,25,27,29 Sfhusen | [2t0] 5 S,
and 31 Helen t 33 £ | neight are suveds o he polices of
Street North, 53 ° to ° R e PRRCIRERt
199 Queen Stre,et £ S l ﬁ
9 (OLT-23- Eastand 70 c2to2a: jsl)———
000684) o~ d |
Park Street 2 to ;
East/ OZ/OPA Max ‘/’
23-3W1 Mzg: HIGH 23

4/24/2026

Max

Ll
Z,
Lol

ST.
=

20

| 2to4F

Max
20

MAP'9.1"

Part of Schedule 8n
Protected Major Transit Station Area
of Mississauga Official Plan

AMENDED

X mississauca

IMcaddProjects\268083 MOPA 1 Updates for MOP2051_CPVArcGISYMIOP 2051 _Schedule

Schedules_Flevation\Schedule_Flevation1.aprx

6.2
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https://www.mississauga.ca/wp-content/uploads/2025/07/16150931/Mississauga-Official-Plan-Amendment-199.pdf

6.2

2] mississauca

MOP
Amendment / Affected
Change # Properties/ Proposed MOP2051 Amendments Schedule/Map Changes
PDC Date or File #
OLT File #
Chapter 14, Growth Nodes, Map 14-2.7.1: Port Credit Growth Node ] — ] — ~————
Character Area Heights , is hereby amended by changing the height \ ~ || - éj ‘ - Excerpt of Man 14-2.7.1
limits for the subject lands located north of Park Street East, east of || || P et Lo Hode
Ann Street and south of Queen Street, from "2 to 15" to "2 to 28" and //t_ﬂéqI§;7’=<T— ) ‘LHTSZijS;—
2to 33”, as shown on Map “9.2” of this Amendment. [ A = 0 \2 T@ — 5 \Z:EFW [ e of Aot
een | (o5t
- “ ‘; 2to
| -
ST, || =
2to15 |
. . )
|5 e
iIGH || ST JLEJE
— e | ‘J
: ,,J ‘MUZJ‘ }';‘;’,XL,,,,,, & z \ggx —
EXISTING AMENDED [ mississauca
Chapter 17, Index Map 10- Special Sites of MOP2051, is hereby None
amended by adding Special Site 191 (Fairview Growth Centre).
Chapter 17 Special Sites of MOP2051, is hereby amended by adding Map 10.1
the following: Jj ; //ﬁﬁﬁﬁmzﬁi%
- Map: 10.1is added to special site 191 B [ (¢ ‘é&’
- The following section and policies are added to special site 191 [ ] \\ 5
3575 Kaneff N
206 Crescent/ OZ | special Site 191 (Fairview Growth Centre) ;/ | ///
10 (OLT-23- 20/007 W4 fgi \\g il ]
000836) 17.191.1 The lands identified as Special Site 191 are located on the \ '§- k‘:‘m@ 5:5;2
south side of Kaneff Crescent, east of Obelisk Way and west of J z ," %%’ %\
Mississauga Valley Boulevard. r ;1 _H\‘-";:\
17.191.2 Notwithstanding the policies of this Plan, a maximum floor f lél
space index (FSI) of 12.0 will be permitted. L ;"r‘?.‘:
2 iy 8L
j‘ w\"'l [ ‘\\\\
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https://www.mississauga.ca/wp-content/uploads/2025/08/21134435/Mississauga-Official-Plan-Amendment-206.pdf

6.2

2] mississauca

MOP
Amendment/
PDC Date or
OLT File #

Affected
Properties/ Proposed MOP2051 Amendments Schedule/Map Changes
File #

Change #

Schedule 8k, PMTSA (Hurontario LRT- Fairview) of MOP2051, is hereby
amended by changing the height limit for the subject land from "3 to
25" t0 "3 to 40”, as shown on Map “10.2” of this Amendment.

] PMTSA Boundary (Height Map)
[ Min # to Max # (In Storeys)
[5] Height Not Applicable

[ ~ReA OF AMENDMENT

Note:

1- Variations/ranges in buildiny
height are subject to the policies of
the Local Area Plan/Character

MAP 10.2

Part of Schedule 8k
Protected Major Transit Station Area
of Mississauga Official Plan

EXISTING AMENDED [ Mississauca

zeshdav I:\cadd\Projects\268083 MOPA 1 Updates for MOP2051_CPVArcGISYMCP2051_Scheduleg\Schedule8_Flevation\Schedule8_Elevation 1.aprx

4/24/2026
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6.2
2] mississauca

MOP
Amendment / Affected
Change # Properties/ Proposed MOP2051 Amendments Schedule/Map Changes
PDC Date or File #
OLT File #
Map 15-13.4: Ninth Line Neighbourhood Character Area Reference
Map ‘M1’ Ninth Line Neighbourhood Character Area, of MOP2051, is e @ N o osourons
hereby amended by changing the land use designation of the subject : =l
lands from Greenlands to Public Open Space, as shown on Map : 2 ' y é
“11.1” of this Amendment. N NS =T
5320 Ninth
Line; 376 L [ >$
Barondale , X
Drive; lands S 5
west of Waldorf F X
186 Way, abutting a 4 ; D
11 (September 16, | portion of the y y
2024) decommissione i 3 [ I
d Orangeville- 1/ I | [ wovssommee
Brampton i 7 f :g“”ereenm
Railway I ¥ B Fusic Open Space
corridor. / G s e Y
BL.09-CIT i S S e 4
I ' i f MAP 11.1
i | i | ‘ VIA Part. of'Reference Mgp‘Mf
) i ; E ; of Mississauga Official Plan
g EXISTING LAND USE DESIGNATION AMENDED LAND USE DESIGNATIONS INg] mississauca
breric I:\cadd\Projects\268083 MOPA 1 Updates for MOP2051_CP\ArcGIS\MOP2051_ReferenceMap_M1\Schedule7_including_RefMap_M1.aprx
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https://www.mississauga.ca/wp-content/uploads/2025/09/03092336/MOPA-186-August-2025.pdf

6.2
2] mississauca

MOP
Amendment / Affected
Change # Properties/ Proposed MOP2051 Amendments Schedule/Map Changes
PDC Date or File #
OLT File #

Schedules 7 & 7E, Land Use Designations of MOP2051, are hereby
amended by changing the land use designation of the subject lands
from Greenlands to Public Open Space as shown on Map “11.2” of
this Amendment.

4/27/2026

ssssssss

......

mmmmmmm

nnnnnnnnn

N

NINTH LINE

NINTH LINE
[T

MAP 11.2

N

|
Part of Schedule 7/7E
JANICEDR | and Use Designations

| of Mississauga Official Plan

(M

JANIC
PR

|
[

m
o
)

i
|

EXISTING LAND USE DESIGNATIONS AMENDED LAND USE DESIGNATIONS I Mississauca

breric

I:\cadd\Projects\268083 MOPA 1 Updates for MOP2051_CP\ArcGIS\MOP2051_Schedule7\Schedule7\Schedule7.aprx
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6.2

2] mississauca

MOP
Amendment/
PDC Date or
OLT File #

Affected
Properties/ Proposed MOP2051 Amendments Schedule/Map Changes
File #

Change #

Schedule 2, Natural System of MOP2051, is hereby amended by
adding lands to Linkages, as shown on Map “11.3” of this Amendment.

Natural Heritage System:

Significant Natural Areas and Natural
Green Spaces

B Special Management Areas.
Linkages

M Residential Woodlands

I Urban River Valley

3B Provincially Significant Wetiands
Other Wetlands and Waterbodies

Watercourse including Permanent and
" Intermittent Streams

S Areas of Natural and Scienifc Interest-
Provincial Significance

4 Araas of Natural and ScienifcInferest-
Regional Significance

Natural Hazards:
[ Natural Hazards

@ Two Zone Floodplain Regulations

P> Special Policy Area Floodplain

[ seeor avesouent

oy
The appropriate Consenvation Authorty should be
consuled to determing their actuallocaton.

0 20 40 80

metres

A
MAP 11.3

Part of Schedule 2
Natural System
of Mississauga Official Plan

EXISTING AMENDED

breric I:\cadd\Projects\268083 MOPA 1 Updates for MOP205 1_CP\ArcGIS\MOP2051_Schedule2\Schedule2_current.apnc

[Xg] mississauca

4/18/2026
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6.2

2] mississauca

Change #

MOP
Amendment/
PDC Date or
OLT File #

Affected
Properties/
File #

Proposed MOP2051 Amendments

Schedule/Map Changes

Schedules 7 & 7G, Land Use Designations of MOP2051, are hereby
amended by changing the land use designation of the subject lands
from Private Open Space to Public Open Space, as shown on Map
“11.4” of this Amendment.

4/19/2026

\\1 5 \\ /
y “~ " “BRISTOLRD . T //
e e cemer 4
/ y 0 55 110 220
/ //" ,” / L= e —
//}/ / metres "V
L\}\j/ Py MAP 11.4
| S / “ "|  Partof Schedule 7/7G
| P %/ \DAKQ@—RF Land Use Designations
: _; gy ‘ i | of Mississauga Official Plan

LAND USE DESIGNATIONS
=3 ofie
=

goommoon

B e Employment

STRATEGIC GROWTH
AREAS

58 Downtown Core.
55§ Growth Centre
== Growth Node

nt
] Special Poicy Avea
= special Purpose Area

] Arenor avenomenT

From
I Private Open Space

To
[ Public Open Space

EXISTING LAND USE DESIGNATIONS

AMENDED LA

ND USE DESIGNATIONS

breric

I:\cadd\Projects\268083 MOPA 1 Updates for MOP2051_CP\ArcGIS\MOP2051_Schedule7\Schedule7\Schedule7.aprx

[Xe] mississauca
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2] mississauca

MOP
Amendment / Affected
Change # PDC Date or Properties/ Proposed MOP2051 Amendments Schedule/Map Changes
. File #
OLT File #
Schedules 7 & 7B, Land Use Designations of MOP2051, are hereby \ \ _ gyl — _— —
. . . . \ N R
amended by changing the land use designation of the subject lands g S _ “f//r /
from no designation to Public Open Space, as shown on Map “11.5” of 2 o _ o \\
. oo — b ol = N e \ \
this Amendment. Y \ > B
¢ \ ¥ <4 -
.,r\‘\ q AP /A\Ue}) \ \ \
9 7B [ @ e
i L W - \ ") L B
" J - e . \ 'STRATEGIC GROWTH
. y 5 oo
> // p \ \ P // / N gs:mwe
P A \// // N AREA OF AMENDMENT
p \ o \ EI
. \\ [ No Designation
< ) A\ To- Public Open Space
- a2 ]
o 4 /’ / > - % 5 - /
é‘? S \\ // / i y / o B \\\ // /,
47%/ y «\%QLV / L4
S / N v
& gy ~
// - /’f [ r - [’(f [ / 0 20 40 80 4
@ A @
f g € ‘é, —r— 4
e e 7 MAP 11.5
S T S T Part of Schedule 7/7B
A — Land Use Designations
T — T of Mississauga Official Plan
§ EXISTING LAND USE DESIGNATIONS | AMENDED LAND USE DESIGNATIONS [ Mississauca
= breric T:\cadd\Projects\268083 MOPA 1 Updates for MOP2051_CP\ArCGIS\MOP2051_Schedule7\Schedule7\Schedule7.aprx
188 17 and 19 Ann | Special Site 160 of MOP2051, is hereby amended by deleting and
12 (December 9, Street, 84 and | replacing the second bullet point (ii) in policy 17.160.2 h as follows: None
2024) 90 High Street | ii. Block 2: 250 square metres.

Page | 16
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https://www.mississauga.ca/wp-content/uploads/2025/10/29113420/MOPA-188-October-2025.pdf

6.2

2] mississauca

MOP
Amendment / Affected
Change # Properties/ Proposed MOP2051 Amendments Schedule/Map Changes
PDC Date or File #
OLT File #
Eastand 91 Schedules 7 & 7M, Land Use Designations of MOP2051, is hereby
Park Street amended by changing the land use designation of the subject lands :)XAYA»)§>(>(\¢§T | ; \vﬁf L] unovsc ocsmncrons
East/ OZ-OPA | from Mixed-Use to Public Open Space and Residential High-Rise, and
22-3W1 from Residential High-Rise to Public Open Space and Mixed-Use, as QUEENSTE [ QUEENSTE ‘.‘ |
shown on Map “12.1” of this Amendment. ' ",/‘ =

= Grown Nade Soantal FPuposs Area

PARKSTE
[P & [ aresor avenouent
Q o From
b = | & B MixeaUse
< 2 = B Resicenial High-Risa
z g2 .
=z =z z g B Residential High Rise:
< g = 2 B Pubic Opon Space
= = W Mixed Use
£ T
HIGH ST E

HIGH STE

80 v

e 4
metres

o 15 30

MAP "12.1'

Part of Schedule 7/7M
Land Use Designations
of Mississauga Official Plan

LAKESHORE RD E

LAKESHORE RDE

AMENDED LAND USE DESIGNATIONS e Mississauca

EXISTING LAND USE DESIGNATIONS

4/19/2026

breric

T-\cadd\Projects\ 268083 MOPA 1 Updates for MOP2051_CPYArCGIS\MOP2051_Schedule7\Schedule7\Schedule? aprx
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2] mississauca

Amercionfent / Affected
Change # Properties/ Proposed MOP2051 Amendments Schedule/Map Changes
PDC Date or File #
OLT File #

Schedule 80, Protected Major Transit Station Area (PMTSA)

(HURONTARIO LRT - MINEOLA, PORT CREDIT) is hereby amended by ] 5 iy (L )

changing the land use designation of the subject lands from Mixed-

Use to Public Open Space and Residential High-Rise, and from B

Residential High-Rise to Public Open Space and Mixed-Use, as shown =S

on Map “12.2” of this Amendment. i
D AREAOF AMENDMENT
17@

MAP '12.2'
Protecte(.ip :n;j:fr iglr:}‘i:t%tmn Area
§ EXISTING DESIGNATED LAND USE AMENDED DESIGNATED LAND USE I Mississauca

Special Site 83 (Erindale Neighbourhood) of MOP2051, is hereby Map 13.1

amended by:

- Deleting the Special Site map and replacing it with the Map 13.1

- Amended policy 17.83.2 by adding the following:

h. the lands identified as Area A will permit a maximum height of nine

storeys

1646 Dundas
13 203 Street West/

(OLT-25-000722

OPA-OZ 16/009

6.2
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https://www.mississauga.ca/wp-content/uploads/2025/11/06123734/Mississauga-Official-Plan-Amendment-203.pdf

6.2
2] mississauca

Amelr\:ldon?ent / Affected
Change # Properties/ Proposed MOP2051 Amendments Schedule/Map Changes
PDC Date or File #
OLT File #
Chapter 17, Index Map 10- Special Sites of MOP2051, is hereby
amended by adding Special Site 192 (Fairview Growth Centre). None
Chapter 17 Special Sites of MOP2051, is hereby amended by adding
the following: ;ﬂa§M1
1
|
- Map: 14.1is added to special site 192 ’;
- The following section and policies are added to special site 192 ONY TRA!
191 1785 Bloor A .
o S L Site 192 (Appl d Neighbourhood
14 (PDC April29, |Street/ 0z-opa | SPecialSite 192 (Applewood Neighbourhood)
2024) 22-14 W3 17.192.1 The lands identified as Special Site 192 are located north of ;>: ﬂ
Bloor Street, west of Bridgewood Drive. _ D%mTf _
17.192.2 Notwithstanding the policies of this Plan, the following o r B
additional policies will apply: §¢
a. one apartment building with a maximum height of 14 storeys &) b KRk
. . . - L ) T
will be permitted, in addition to the existing 10 storey o [ 35§
apartment building; and f,‘ | I8 SHARLYN RD.
the maximum floor space index (FSI) for the entire site shall not — ||3 (/)
exceed 2.5 times the site area.
Chapter 17, Index Map 10- Special Sites of MOP2051, is hereby
amended by adding Special Site 193 (Fairview Growth Centre).
None
Chapter 17 Special Sites of MOP2051, is hereby amended by adding Map 131
the following: ) ) || e _
g Y LINGFIELD_ | | & ‘rw?\‘;
CRES. Q| | &/ | 12
4094 Tomken | _ Map: 15.1is added to special site 193 g/ 71 J i
190 Roadand 924 | _ 16 following section and policies are added to special site 193 | @ | LL-—\f ) -
15 (November 25, | Rathburn Road RATHBURN ROAD | \_EAST
2024) East./ OZ-OPA | gyecial Si : -
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Table 7-3: Street Functional Classification — Major Collectors, of
Chapter 7, Getting Around Our Communities, of MOP 2051, is hereby
amended by deleting row 95 and replacing it with the following: None
[ 95 | Ogden Ave. | South Service Rd. | Street'D' | Mississauga | 20m |
Section 14.2.4.8 Urban Form and Design, sub-section Rangeview
Estates Precinct, is hereby amended by adding the following to the
preamble:
The Rangeview Development Master Plan represents the development
master plan for the Rangeview Estates Precinct. Development within
850-1083 this precinct will generally be in keeping with the layout, built form and
Rangeview principles outlined in the Rangeview Development Master Plan. None
Road and 830- | The Rangeview Sustainability Strategy forms part of the endorsed
1076 Lakeshore | Rangeview Development Master Plan. Development proposals shall
204 Road East incorporate sustainability measures in keeping with the
16 (Noveﬁer 24, South side of | recommendations outlined in the Rangeview Sustainability Strategy in
2025) Lakeshore Road | order to ensure that new development implements environmentally
East, between | responsible practices.
East Avenue Section 14.2.4.8 Urban Form and Design, sub-section Precincts,
andJimTovey | policy 14.2.4.8.7 will be deleted and replaced with the following:
Boulevard/ OPA | Development master plans will identify key locations where taller
24-11W1 buildings (9 to 15 storeys) may be considered. These buildings, in
addition to tall buildings up to 25 storeys, may be considered at the
following locations: None
e in proximity to transit stations on Lakeshore Road East, taller
buildings will be located behind a mid-rise building;
e alongthe future enhanced transit route;
e along the central north-south park along Ogden Avenue; and
e atthe northeast corner of East Avenue and Street 'L
Section 14.2.4.8 Urban Form and Design, sub-section Rangeview
Estates Precinct, is hereby amended, is hereby amended by deleting None

Table 1 and replacing it with the following:
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Table 1: DISTRIBUTION OF HOUSING AND UNIT TARGETS FOR RANGEVIEW ESTATES

Built Form

Mid-Rise Buildings Taller Buildings
Total Townhouses (All Types)'
Precinct | Residential ( ypes) (5 to 8 storeys) (9 to 15 storeys)?

Unit Maximum Maximum % of Maximum % of

% of .
Number of Number Mid- Number Taller
Units Townhouses of Units Rises of Units Buildings

Rangeview 25-
Estates® 5,300 700 10-15% 1,650 40% 3,000 45-60%

1. Townhouses (all types) and low-rise apartments up to 4 storeys

2. Taller buildings up to 25 storeys may be considered in the Rangeview Estates Precinct in accordance with
Policy 13.3.8.3.10.

3. The maximum number of units by built form in Rangeview Estates may be altered by up to 5% provided
the overall maximum does not exceed 5,300 units.

Section 14.2.4.8, Urban Form and Design, Precincts, of Mississauga
Official Plan, is hereby amended by adding the following:

14.2.4.8.8 Taller buildings set back from Lakeshore Road East may be
connected to mid-rise buildings fronting Lakeshore Road East,
provided they are set back a minimum of 25 metres.

14.2.4.8.9 Buildings fronting onto Lakeshore Road East are to have
their street wall setback a minimum of 6 metres from the Lakeshore
Road East property line.

14.2.4.8.10 Driveways constructed onto Lakeshore Road East are to
be shared, where feasible, and designed for future conversion to
pedestrian walkways, with the driveways onto Lakeshore Road East
closed once access to Street 'L' is available.

14.2.4.8.11 The Peel District School Board (PDSB) has identified the
need for a public school within the Rangeview Estates Precinct.
Through the development application review process, the PDSB will
advise the City and the landowner whether a school will be required
as part of such application.

Until such time as the PDSB has satisfied itself that the vertical
integration of a school within a mixed use building is a feasible option,
PDSB's compact urban school model contemplates a stand-alone
school building on an approximate 4 acre site.

For the purposes of this policy, the term "mixed use" refers to a
building that is designed to provide for a school above which are
residential units and counts towards any non-residential requirement
of the applicable designation.

A school does not count towards the maximum height, except when
located adjacent to Lakeshore Road East.

None
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14.2.4.8.12 Development within the Rangeview Estates Precinctis
encouraged to connect all buildings to a district energy system and/or
on-site renewable energy source, if available at costs comparable to
other energy sources.

Existing policies 14.2.4.8.8 10 14.2.4.8.16 will be renumbered
accordingly.

14.2.4.10 Land Use Designations, Mixed Use, of Mississauga Official
Plan, is hereby amended by adding the following:
14.2.4.10.5 In addition to the Mixed-Use policies of this Plan, the
following will apply:
a. residential uses shall not be permitted on the ground floor frontage
of buildings along Lakeshore Road East between Lakefront
Promenade and Jim Tovey Boulevard, with exceptions for:
i. residential lobby up to 25% of the front wall;
ii. a combination of residential lobby and private amenity space up
to 30% of the front wall.

None

Section 14.2.4.10, Land Use Designations, Contamination and Land
Use Compatibility, of Mississauga Official Plan, is hereby amended by
numbering the section 14.2.4.11.

Section 14.2.4.10, Land Use Designations, Contamination and Land
Use Compatibility, of Mississauga Official Plan, is hereby amended by
re-numbering policies 14.2.4.10.5to 14.2.4.10.9 accordingly.

None

Section 14.2.4.10, Land Use Designations, Planning and Financing
Tools, of Mississauga Official Plan, is hereby amended by numbering
the section 14.2.4.12.

Policy 14.2.4.10.10 is hereby amended as follows:

- 14.2.4.12.1 Prior to any residential development applications
from a landowner within the Rangeview Estates Precinct being
deemed complete, the Rangeview Landowners Group Trustee
("the Trustee") will be required to submit a certificate
confirming that the development proponent is a participating
landowner and is in good standing with the Rangeview
Landowners Group.

- Policy 14.2.4.10.11 is hereby amended as follows:
14.2.4.12.2 Prior to final approval of a rezoning application, or
removal of a holding provision from the zoning by-law, or
registration of a plan of subdivision for any residential
development applications, as required, within the Rangeview

None
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Estates Precinct, the Trustee will be required to submit a
certificate confirming that the development proponentisin
good standing with the Rangeview Landowners Group and has
entered into the required agreements, including the Rangeview
Landowners Cost Sharing Agreement, and the Trustee must
have signed the Master Development Agreement, required in
Policy 14.2.4.12.5 to ensure the orderly and coordinated
developmentin accordance with the Rangeview Development
Master Plan.

Policy 14.2.4.10.12 is hereby amended as follows:

14.2.4.12.3 In addition to the use of a holding provision set out
this Plan, Council may impose a holding provision to require
the development proponent to enter into the Rangeview
Landowners Cost Sharing Agreement and the Master
Development Agreement to ensure implementation of Policy
14.2.4.12.5, and shall not remove the holding provision without
confirmation from the Trustee confirming that the development
proponent has entered into the Rangeview Landowners Cost
Sharing Agreement.

Section 14.2.4.10, Land Use Designations, Planning and Financing
Tools, of Mississauga Official Plan, is hereby amended by adding the
following policies:

14.2.4.12.4 The Rangeview Landowners Cost Sharing
Agreement shall be administered by the Trustee and the City
shall receive certification from the Trustee confirming the
development proponent has satisfied their obligation under the
agreement. The Rangeview Landowners Cost Sharing
Agreement should address matters including, without
limitation, the equitable sharing of costs associated with the
conveyance, design and construction of public infrastructure,
including City and Regional roads, road improvements,
servicing and streetscape works, and community facilities,
including parks.

14.2.4.12.5 The Trustee will enter into a Master Development
Agreement, or agreements, on behalf of the Rangeview
Landowners Group to ensure the orderly and coordinated
development of the Rangeview Estates Precinctin accordance
with the Rangeview Development Master Plan. The Master
Development Agreement, or agreements, will address matters,
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to the satisfaction of the City, the Region and the Rangeview
Landowners Group, including:

a. functional engineering design of public infrastructure
including all roads and road widenings, complete streets,
intersections, water and wastewater servicing, and necessary
interim conditions that outline the staging design of municipal
servicing;

b. the conveyance of lands for public roads;

c. the calculation of parkland requirements and conveyance of
parkland in an amount, location and configuration consistent
with the Rangeview Development Master Plan;

d. the allocation of responsibility between the landowners for
the construction of ultimate and interim works, including
approval of detailed engineering submissions and posting of
required securities;

e. the district energy system infrastructure, or other on-site
renewable energy source infrastructure, if applicable;

f. the timing and/or project milestones triggering the
requirements associated with matters a. to e. to the
satisfaction of the Rangeview Landowners Group, City and
Region; and

g. identification of any subsequent agreements, approvals or
processes required to implement the matters a. to f.
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Change# | "ppcpateor ,
OLT File # ALK
Schedules 5, Long Term Cycling Routes of MOP2051, is hereby RTEE T C
amended as shown on Map “16.1” of this Amendment. 7] g g : 0 ““ M ;“

FOURTHST [ srenor amenoment

.

Albxa DRA AVE

2. Primary On-Road { Boulevard Routes will be
within the road right-of-way.

3. Primary On-Road [ Boulevard Roules
(Regional) are shown for information purposes
anly, and are subject to further review by the
Regon of Peel.

4, Type of cycling facility and exact location to
be determined through detailed study.

5. Base map information (e.g. roads, highways.
railways, walercourses), including any lands or
bodies of water outside the city boundaries, is
shown far information purposes only.

6. For Secondary Routes and further
information refer to the Cycling Master Pian

il

=

ol

E

g - Notes:

& E 1. Of-Raad rautes wil be autside of the oad
i right-of-way.

MAP '16.1'

Part of Schedule 5
Long Term Cycling Route
of Mississauga Official Plan

[R¢] mississauca

AMENDED

Li\cadd\Projects\268083 MOPA L Updates for MOP2051_CP\ACGIS\MOP2051_Schedule SiScheduleS\Scheduled.aprx

EXISTING

4/19/2026

breric.
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Schedules 6, Designated Right-of-Way Widths of MOP2051, is hereby
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amended as shown on Map “16.2” of this Amendment.
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4/19/2026

EXISTING
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Schedules 7 & 7N, Land Use Designations of MOP2051, is hereby

amended as shown on Map “16.3” of this Amendment.

gooEmopomRno

[ #ehoF anenovent

BANGEVIEVWED

From
B Mixed Use [l Fublic Open Space
W Residential High-Rise

i

& T

-l B Residertial High-Rise
B Fbiic Open Space

s R0 DROME AT z 5

F ‘r 5 -
i

é , .

= MALT] A VISTAS S A
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-
,<ll=1 ANDIRY

070 140 280 +
1- JHSH0D Ph.. ol o, o — i 4
Wiy, LA metres

h \“-‘Av MAP '16.3'
W

Part of Schedule 7/7N
EXISTING LAND USE DESIGNATIONS AMENDED LAND USE DESIGNATIONS [ mississauca

Land Use Designations
I:\cadd\Projects\268083 MOPA 1 Updates for MOP2051_CP\ArcGIS\MOP2051_Schedule7\Schedule?\Schedule?.aprx

of Mississauga Official Plan

4/19/2026

breric
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17

205
(PDC October
27, 2025)

23 Elizabeth
Street North
and 42-46 Park
Street East/ OZ-
OPA 25-10 W1

Map 14-2.7.1: Port Credit Growth Node Character Area Heights is
hereby amended by changing the height limits, as shown on 17.1 of
this Amendment for lands north of Park Street East and east of
Elizabeth Street North, from "2 to 15" to "2 to 30"

4/17/2026

ct5\268083 MOPA 1 Updates for

m
2y
)

~t
o}
—
)

cadd\Proje

Path: |

EXISTING

’ Lakeshore Road East — Mainstreet Precinct.
(| + Buildings wil step down to a maximum of 6

1

MAP 17.1
Excerpt from MAP 14-2.7.1
Port Credit Growth Node
Height Limits

[ Area oF AMENDMENT

« Buildings will include appropriate transition to

storeys along Port Street East.
« Buildings will step down to a maximum of 3
storeys along Lake Ontario.

Notes

Height limits represent the minimum and maximum
number of storeys permitted.

Existing buildings that exceed height limits are
permitted.

Building heights, as measured in metres, are regulated
through the zoning by-law.

As a general guide to converting storeys to metres for
new high-density residential development:

a height of 3.1 metres may be used.

Typical non-residential storey heights range between 4
and 10 metres, depending on lobby areas and/or
commercial space.

.:-=-=Km‘4"
o 1 2 3 4 s

X mississauca

Page | 28


https://www.mississauga.ca/wp-content/uploads/2026/01/23103916/MOPA205-Jan-2026.pdf

6.2

2] mississauca

Amelr\:ldonfent / Affected
Change # Properties/ Proposed MOP2051 Amendments Schedule/Map Changes
PDC Date or File #
OLT File #
Schedule 8n, PMTSA (HURONTARIO LRT - MINEOLA, PORT CREDIT) of | —— = T TTORIO — —TTORIO
MOP2051, is hereby amended by changing the height limit for the 2 N E— 21 T — MAP 17.2
subject land from "2 to 15" to "2 to 30”, as shown on Map “17.2” of this _ || ~ 11 _ ‘ =1 Excerpt of Protected Major Transit
RE RD. f || E WD. | | | Station Area (PMTSA)
Amendment. I\ ) I\ — D Schedule 8n (Hurontario LRT -
o - - Q‘j o N QE Mineola, Port Credit)
SANDHAM RD. SANDHAM RD.
//.7” ?7" ) — - ) i ) * - [ Min # to Max # (In Storeys)
Z || QUEEN || ST. Z| [ QUEEN | L ST. | B
NN | N 2 to 30 -
- = —~ - - = —~ | - (o )
PARK []oT. L. PARK @] 73T>‘ =
Eto 15% ito 15% |
8| | HIGH || ST B | HIGH ||~ ST
_ < — - — . < — — ‘7 -
i = ) w = 7 L
| Ll | £ | (] | Z
- | W [ | o
N | [ | | @ ‘ [ L
| | [ ‘ . L= o s o e Lot et
Vo T, o x|y ul]
l—=5 " 5||) f—=a|" 5|/
{2 =lls & : 2llb B —-
EXISTING Amend X mississauca
Site 49 (Streetsville Growth Node) of MOP2051, is hereby amended by
deleting the Special Site 49 map and replacing it with the following: HMap 18.1
MAP 18.1
51 & 57 Tannery % § S
208 Street, and 208 i
18 (OLT-24- Emby Drive/ THOMAS STR
001170) OPA OZ 24-7 g .
W11 Sz
/fz
S
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Section 17.49.2, Special Site 49 (Streetsville Growth Node) of
MOP2051, is hereby amended by:
- Deleting policy 17.49.2.b
- Deleting policy 17.49.3 and replacing it with:
17.49.3 Redevelopment of Area A and Area B should include
provision for a road connecting Thomas Street and Tannery
Street west of the railway right-of-way.
- deleting policy 17.49.4 and replacing it with the following:
17.49.4 Notwithstanding the policies of this Plan, the lands
identified as Area A and Area B will also permit townhouse
dwellings not accessory to an apartment building. None
- Adding the following policies:
17.49.5 Notwithstanding the policies of the Streetsville Growth
Node Character Area, an apartment building with a maximum
height of 12 storeys will be permitted on the lands identified as
Area B.
17.49.6 Notwithstanding the policies of the Streetsville Growth
Node Character Area, an apartment building with a maximum
density of 3.05 FSI will be permitted on the lands identified as
Area B.
Map 15-13.3: Ninth Line Neighbourhood Character Area Height Limits, Map 19.1
Section 15.13, Ninth Line Neighbourhood Character Area of J
Mississauga Official Plan, is hereby amended by adding areas to il
permit buildings with 3-10 storeys and 3-12 storeys on portions of the x
lands, as shown in green on Map 19.1 of this amendment. § |
50§gézﬂ34}ﬁnd 3.6 fi;&%éik T HetoHTs - 3-6 STOREYS
in ! AN :
195 Line, west side SIS : ;]]_th ’/&Q HEGHTS- AR S
19 (PDC: of Ninth Line, StO?Félg | |r ]_ | 2527] HEIGHTS - 3-12 STOREYS
September 3, north of 3_\-{2\? I:Uf [TU [ Herstrs-arosrorevs. ]
2025) Eglinton Avenue Storeys ~\ &= —
West / OZ/OPA 3-10 I Eaf—— _;Ji fo-=q TRansimway |
21-15 W10 Storeys ~ ||l =Tl E @772 TRANSITWAY STATION |
—__ —— |9
1 =] %  Limited grade related residential with a ;:

4-10
d

Storeys gf

ff'\:_' '__:7_3 minimum height of three storeys may be
/ \ EF permitted. \,\\,
- =l A\ 5\’

Y i | i 2

D e e —— —fcmir———

! % Limited grade related residential with a 3,\’\\\/{
minimum height of 2 storeys may be b |
permitted. EE—
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Map 15-13.4: Ninth Line Neighbourhood Character Area Reference
Map ‘M71’, Section 15.13, Ninth Line Neighbourhood Character Area of
Mississauga Official Plan, is hereby amended by changing a portion of
the land use designation of the subject lands from Parkway Belt West
to Residential Mid-Rise and from Residential Mid-Rise to Public Open
Space, as shown on Map 19.2 of this amendment.

LAND USE DES IGNATIONS

CITY STRUCTURE ELEMENTS
[ o cot [ 7 T Mok Tarsiiatinres

REFERENCE MAP 1'
AREA OF AMENOIVENT

Propos i Crange t REFERENCE MAP M1
[ oo use s

From
B Residential Mid-Rise
| 3 Parkway BeltWest

To
B Residential Wid-Rise
B Public Open Space

o 3% MW 140 4
------ ot~ 4

metres

MAP'19.2"

3 | PartofReference Map M1’
- 77 ’777 of Mississauga Official Plan

n
L TT S,

// ;:,,,,W 1 | /
EXISTING LAND USE DESIGNATIONS AMENDED LAND USE DESIGNATIONS [} mississauca

breric Ihcadd\Projects\268083 MOPA 1 Lipdates for MOP2051_CPMrcGISYMOP2051_ReferenceMap_M1\Schedule7_including_RefMap_M1.apmx

4/26/2026
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Natural Heritage System:

Schedule 2, Natural System, of Mississauga Official Plan, is hereby
amended by adding lands to the Significant Natural Areas and Natural
Green Spaces, as shown on Map 19.3 of this Amendment.

Significant Natural Areas and Natural
Green Spaces.
B Special Management Areas

Linkages
I Residential Woodlands

 Provincially Significant Wetlands
Other Wetlands and Waterbodies

reourse including Permanent and
s

oY FON3a
UIET CREEK pR

ificance

QUIET CREEK pR

S Areas of Natural end Scienifc nterest-
Provincial

4 Aroas of Naturaland Scintic Interest
Regional Significance

Natural Hazards:

[ Natural Hazards.
@  Two Zone Floodplain Regulations
P> Special Policy Area Floodplain

] amesor avenovent

SKYVIEW
ST

metres.

4

v

MAP 19.3

Part of Schedule 2
Natural System
of Mississauga Official Plan

EGLINTON AVE W EGLINTON AVE W

EXISTING AMENDED X mississauca

I:\cadd\Projects\268083 MOPA 1 Updates for MOP2051_CP\AcGIS\MOP2051_Schedule2\Schedule2.aprx

4/20/2026

aeshdav

LAND USE DESIGNATIONS

Schedule 7/7E, Land Use Designations of Mississauga Official Plan, is
hereby amended by changing the land use designation of the subject
lands from Parkway Belt West to Residential Mid-Rise, and from
Residential Mid-Rise to Public Open Space as shown on Map 19.4 of

this Amendment.
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MAP '19.4'

Part of Schedule 7/7E
Land Use Designations
of Mississauga Official Plan
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8
§ EXISTING LAND USE DESIGNATIONS AMENDED LAND USE DESIGNATIONS | [ mississauca
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Appendix 4

Text in black represents existing, in force MOP 2051 policies. Text in blue represents new

proposed policies. Changes are in red-strikethreugh.

Chapter 10: Policies applicable to Mixed Use Limited
Designated Lands

10.2.9 Mixed Use Limited

10.2.9.1 Lands designated Mixed Use Limited will permit all uses within the Mixed Use
Designation, except sensitive land uses including residential.

10.2.9.2 The following additional uses will be permitted:
a. banquet hall;

b. media broadcast and communication facilities;

¢. commercial school, except for a truck driving school;
d. conference centre; and

e. entertainment, recreation and sports facilities.

10.2.9.3 Notwithstanding the policies of this Plan, existing drive-through facilities will be
permitted as they existed on the day these policies come into effect.

10.2.9.4 Residential uses and other sensitive land uses may be permitted without
amendment to this Plan where the use:

a. is appropriate in accordance with the policies of this Plan;

b. is appropriately designed, buffered and/or separated from Employment Areas
and/or major facilities;

c. is not impacted by adverse effects from air, vibration, noise, dust, odour and other
fugitive emissions;

d. does not pose a risk to public health and safety;

e. prevents or mitigates negative impacts and minimizes the risk of complaints;

f. has regard for City land requirements relating to hazard land identified through
flood mitigation studies;

g. does not compromise the ability of existing nearby employment uses to comply
with environmental approvals, registrations, legislations, regulations and guidelines;
and
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h. permits adjacent Employment Areas to be developed for their intended purpose.

10.2.9.5 The introduction of sensitive land uses, such as residential, should not negatively
impact the continued viability of existing nearby businesses and industries.

10.2.9.6 Lands designated Mixed Use Limited where sensitive land uses, such as residential,
have been permitted in keeping with 10.2.9.4 and 10.2.9.5 are subject to the Mixed Use
designation policies.

10.2.9.67 Development on lands within a floodplain, will not be permitted prior to the
completion of City-initiated flood studies and the construction of recommended
mitigation measures where necessary.

10.2.9.78 A holding provision may be placed on lands where the ultimate desired use of
the lands is specified but development cannot proceed until conditions set out in this
Plan, or in an implementing by-law, are satisfied.

10.2.9.89 Conditions to be met prior to the removal of a holding provision, include but are
not limited to the following:

a. acceptance of compatibility assessments, as identified by the City;

b. acceptance of flood mitigation recommendations; and

c. all flood remedial works are complete and deemed functional to the satisfaction of

the City, conservation authority, the Province and other regulatory bodies.
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Date: April 22, 2026

To: Chair and Members of Planning and Development
Committee

From: Andrew Whittemore, M.U.R.P., Commissioner of
Planning & Building

Originator’s files:
CD. 15-GRO

Meeting date:
May 11, 2026

Subject

INFORMATION REPORT (ALL WARDS)
2025 Growth Monitoring Report

Recommendation

That the report dated April 22, 2026, from the Commissioner of Planning and Building, titled

2025 Growth Monitoring Report, be received for information.

Executive Summary

the public.
Mississauga’s Neighbourhoods.

growth forecast.

non-residential development growth.

publication of City-managed data.

¢ This report analyzes residential and non-residential development trends to support
informed, data-driven decision making by Council, City of Mississauga (“City”) staff, and

e Overall, growth is occurring in alignment with the Official Plan. High-density, mixed-use
development is concentrated in designated growth areas, while additional residential
units (ARUSs) and infilling existing apartment sites expand housing options in

¢ Over the past five years, Mississauga experienced a period of accelerated housing starts
followed by a period of low activity. In general, the five-year average is in line with the

¢ Given current market conditions, City staff expect new housing activity to be below the
five-year average in the short term; however, City and senior government policies and
incentives aim to increase housing construction in the short to medium term.

e Employment Areas are integral to Mississauga’s economic health, concentrating 80% of

¢ Moving forward, City staff will report annually on trends based on the recently approved
new Official Plan (MOP 2051), supported by ongoing collection, refinement, and
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Background

The City of Mississauga (“City”) assumed planning responsibilities from the Region of Peel
(“Region”) on July 1, 2024. Planning responsibilities include managing and monitoring where
and how growth occurs, including the establishment of growth forecasts. The Region continues
to be responsible for water and wastewater services which is a key determinant of where new
development can occur. The Region and the City have been directed to plan for growth in
accordance with the growth forecast (Scenario 1) received by Regional Council on December
12, 202412,

To effectively take on planning responsibilities and monitor the impact of the Official Plan, the
City relies on accurate, comprehensive, and up-to-date data. City staff maintain multiple
complex datasets which help to understand the impact of planning and development policies
and programs and inform adjustments, where appropriate.

The analysis in this report is based on datasets managed by the City, including the monthly
Housing Update. This data is publicly accessible and available as downloadable datasets and
interactive dashboards on the City Planning Data Hub: https://city-planning-data-hub-1-
mississauga.hub.arcgis.com/. Data published by Canada Mortgage and Housing Corporation
(“CMHC”) also informs this report.

Comments

The purpose of this report is to provide an overview of residential and non-residential growth
and proposed development in Mississauga for 2025, with contextual analysis over the past five
and ten years to support data-driven decision-making by Council, City staff, and the public.

Data presented in this report is current to December 31, 2025. Additional information is
available in Appendix 1, titled “2025 Growth Monitoring Report”, and Appendix 2, titled “2025
End-of-Year Housing Update”, attached to this report.

Key findings are presented below:

1 Region of Peel. Council Agenda Item 13.1 — Regional Growth Forecasts Update 2024, December 12,
2024. https://pub-peelregion.escribemeetings.com/Meeting.aspx?1d=8262d847-4a95-4cla-9fd5-
49a096b20b92&Agenda=PostAgenda&lang=English&ltem=37&Tab=attachments

2 Region of Peel. Council Agenda Item 13.2 — Supplementary Growth Forecast Information, December
12, 2024. https://pub-peelregion.escribemeetings.com/Meeting.aspx?1d=8262d847-4a95-4c1a-9fd5-
49a096b20b92&Agenda=PostAgenda&lang=English&ltem=38&Tab=attachments
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Over the past five years in Mississauga:

Building permits issued Almost 3,400 building
for 20,000 dwelling permits issued for
units city-wide ARUs

Building permits issued for 66% of new dwelling

1 million square meters of units were in areas
non-residential GFA in targeted for growth

Employment Areas

Growth is occurring as directed in the Official Plan

Development data confirms the effectiveness of the Official Plan’s City Structure — a hierarchy
guiding growth and development in Mississauga.

In the past five years, building permits were issued for over 20,000 units. Over 66% of these
units were in areas targeted for growth, referred to as strategic growth areas (SGAs). At the
same time, additional residential units (ARUS) played a growing role in expanding new housing
supply in Mississauga’s Neighbourhoods. Despite challenges in the housing market, the number
of building permits issued for ARUs has been increasing year over year, totaling 3,400 new
ARUs in the past five years.

There are approximately 67,600 new residential units in the development pipeline, meaning they
are part of development applications currently under review by the City. Almost three quarters of
units in the development pipeline are also in SGAs, suggesting future development will continue
to align with growth priorities in the Official Plan.

Mississauga has lands zoned with as-of-right permissions, where a building permit has not yet
been applied for, to support the development of over 86,500 units. Now that the new Official
Plan (MOP 2051) has been approved by the Province, the City will update zoning permissions
in Major Transit Station Areas (MTSAS). This will result in the addition of thousands of
residential units with as-of-right permissions for development in higher density areas.

New housing development is occurring despite challenging market conditions

Despite challenges in the housing market, Mississauga’s housing delivery remains broadly
aligned with the long-term growth forecast.
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Mississauga’s growth forecast projects for the addition of almost 100,000 homes, to facilitate a
total population of just under one million residents and 600,000 jobs by 2051. To meet the
growth forecast, an average of 3,300 new units need to be added annually. Over the past five
years, 3,278 new units were added to the housing stock annually, indicating general alignment
with the growth forecast.

Since 2024, however, there has been a significant slow-down in new residential construction
and it is expected this trend will continue for a few more years, making it more challenging to
stay on track with the growth forecast in the short term. The City, through MOP 2051 and the
Mayor's Housing Task Force, and senior levels of government have developed new land use
policies, financial incentives and cost-reducing solutions to boost housing market construction.
With these strategies, residential development is expected to proceed in line with the growth
forecast to 2051.

Non-residential development supports employment and business opportunities

Continued investment in Employment Areas and Corporate Centres helps maintain access to
local jobs and services, balancing housing growth with employment opportunities.

In the last five years, the City issued building permits for more than 1.2 million square meters of
new non-residential gross floor area (GFA). More than 80% of new non-residential development
has occurred within Employment Areas and Corporate Centres, translating to almost one million
square meters of non-residential GFA. Based on the development pipeline, another 1.2 million
square meters of non-residential GFA could be developed in the forthcoming years.

This trend is anticipated to continue, as almost 75% of new non-residential GFA in the
development pipeline is also in Employment Areas and Corporate Centres, reinforcing their role
as key areas for business and economic activity, particularly industrial uses not permitted
elsewhere in the city.

Financial Impact

There are no financial impacts resulting from the recommendation in this report. It should be
noted the City has assumed the Region’s former planning functions without any budgetary
impacts to date.

Conclusion

The analysis of residential and non-residential growth and development trends in Mississauga
confirms the following:

o Mississauga has sufficient lands with the appropriate permissions to accommodate the
growth forecast (Scenario 1) to 2051 and beyond.
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o Growth is happening where planned and directed in the Official Plan, particularly in the
Downtowns and MTSAs.

¢ ARUs and infill projects continue to expand housing options in Neighbourhoods.

e Non-residential development continues to grow, particularly in Employment Areas and
Corporate Centres.

Despite uncertain economic conditions and a slowdown in the residential construction sector
across Ontario, it is anticipated Mississauga will continue to grow to 2051 as market conditions
improve.

Next Steps

Transparent growth management relies on the collection, maintenance, and publication of data
in a clear manner. To monitor the growth forecast (Scenario 1), and fulfill legislated
responsibilities as the planning authority, City staff will undertake the following actions:

e Continue to work with the Region, the City of Brampton and the Town of Caledon to
manage growth and deliver infrastructure and services.

¢ Enhance the consistency and quality of planning and development data to improve how
information is published and shared.

¢ Conduct Mississauga-led updates to the growth forecast once 2026 Census data is
made available (expected 2028).

City staff anticipate subsequent reports will be published on an annual or bi-annual basis.
Attachments

Appendix 1: 2025 Growth Monitoring Report
Appendix 2: 2025 End-of-Year Housing Update

A WhFromen

Andrew Whittemore, M.U.R.P., Commissioner of Planning & Building

Prepared by: Nadia Dowhaniuk, Planner, City Planning Strategies
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Appendix 1 B

City of Mississauga

2025 Growth Monitoring Report

An overview of growth and development trends in
Mississauga

May 2026
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The 2025 Growth Monitoring Report highlights notable growth and development
outcomes in Mississauga and how recent growth compares to historical trends. The
purpose of this report is to present data and analysis for the Mayor and Members of
Council, City of Mississauga (the “City”) staff, and the public to engage in transparent,
data-driven decision-making. Data is current to December 31, 2025.

To explore the data in this report in more detail, visit the City Planning Data Hub at
https://city-planning-data-hub-1-mississauga.hub.arcgis.com/pages/development
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Highlights of the 2025 Growth Monitoring
Report

Over the past five years in Mississauga:

Building permits issued Almost 3,400 building
for 20,000 dwelling permits issued for
units city-wide ARUs

Building permits issued for 66% of new dwelling
1 million square meters of units were in areas
non-residential GFA in targeted for growth

Employment Areas

New housing development is occurring despite challenging market conditions

Mississauga is planning for the addition of almost 100,000 homes, to facilitate a total
population of just under one million residents by 2051. To meet the growth forecast,
3,300 new units need to be added to the housing stock annually.

Since 2024 there has been a significant slowdown in new residential construction. It is
expected this trend will continue over the next few years. Despite this challenge,
housing delivery is aligned with the long-term growth forecast, with approximately
3,278 new units added annually on average over the past five years.

Growth and development are occurring as directed in the Official Plan

Development data confirms the effectiveness of the Official Plan’s City Structure - a
hierarchy guiding growth and development in Mississauga.

In the past five years, building permits were issued for over 20,000 residential units,
and over 66% were for new homes in areas planned to grow (referred as strategic
growth areas (SGASs)).

There are approximately 67,600 new units as part of development applications under
review by the City in the development pipeline. Almost three quarters of the
proposed units are also in SGASs, indicating continued alignment with the Official
Plan.

Resulting from previous rezoning processes, Mississauga has lands to support the
development of over 86,500 units where a building permit has not been applied for.

M MISSISSauGa
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Major Transit Station Areas (MTSAs) are the primary location for high-density,
mixed-use development

Between 2021 and 2025, 82% of new apartment units with an issued building permit
were in Mississauga’s MTSAs. This translates to approximately 12,100 units permitted
to begin construction in areas targeted for growth within walking distance from a
rapid transit stop.

Looking forward, 70% of new units and 50% of non-residential gross floor area
(GFA) in the development pipeline are in the City’s MTSAs, meaning over 47,000 new
units and 634,000 square metres of non-residential GFA could be approved for
development in these priority areas.

Additional residential units (ARUs) expand housing options in Neighbourhoods

ARUs have played a growing role in expanding new housing supply in Mississauga’s
Neighbourhoods. Despite challenges in the housing market, the number of building
permits issued for ARUs has been increasing year over year, totaling 3,400 new ARUs
in the past five years.

Employment Areas play an important role in Mississauga’s economic health

New non-residential development is primarily occurring in Mississauga’s Employment
Areas, including Corporate Centres, reaffirming their importance as places of
business and economic activity.

Between 2021 and 2025, almost one million square metres of newly approved non-
residential GFA has been in Employment Areas and Corporate Centres. Additionally,
almost 75% of new non-residential GFA in the development pipeline is also in these
areas, translating to about 933,700 square metres of potential new non-residential
development that could be approved in the near future.

Trends based on recent development and
alignment with growth forecasts

The City is responsible for monitoring growth. It uses data to track Mississauga’s
progress against the growth forecast and to plan growth-related infrastructure in the
short- and long-term.

Despite short-term slowdown, growth is expected to
proceed in line with the long-term forecast
Even with a short-term slow-down in residential construction, Mississauga remains

on track with long-term growth forecasts. Planning and investment decisions should
continue to be guided by the growth forecast.

M MISSISSauGa
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Mississauga’s Official Plan' directs growth and development in Mississauga based on
a City Structure. Growth forecasts support implementation of the City Structure by
indicating where growth is expected. Mississauga’s latest growth forecasts were
received by Regional Council on December 12, 20242, Mississauga is forecast to grow
to almost one million people by 2051, according to the base scenario, referred to as
Scenario 1 (Figure 1).

Historic and Forecast Population in Mississauga (2001 - 2051)
1,000,000

900,000

800,000

Hm Forecast
700,000 m Historic
500,000

2001 2006 201 2016 2021 2026 2031 2036 2041 2046 2051
Year

Population

Figure 1: Historic and forecasted population in Mississauga shows the city’s population is forecast to increase to nearly
one million people by 2051, an increase of almost 250,000 residents from the 2021 Census

While the City Structure can accommodate this growth and more, actual population
and housing growth may vary in the short-term based on market and economic
conditions, immigration policy, and demographic shifts.

The city’s population decreased slightly between the 2016 and 2021 Census period, to
756,100 people. However, this does not reflect long-term historic population trends as
on average, Mississauga grew by 4% between each Census period from 2001 to 2021.
Even though city-wide totals declined slightly in the last Census period, mainly
caused by population decrease in some of the low-density neighbourhoods, some
other areas of the city gained population, such as in the Downtowns and other
growth areas.

Mississauga is forecast to add almost 100,000 units or households to the 2021
housing stock, averaging about 3,300 units per year. Table 1 shows on average 3,278
new units have been added annually over the past five years. This demonstrates
recent development activity remains broadly consistent with the long-term growth
forecast, despite year-to-year volatility.

' The data was evaluated based on the previous Mississauga Official Plan, which was in-effect at the time of report
writing. MOP 2051, the new Official Plan, was adopted by Council on April 16, 2025 and approved by the Ministry of
Municipal Affairs and Housing on March 24, 2026.

2 Region of Peel. Council Agenda Item 13.1 - Regional Growth Forecasts Update 2024, December 12, 2024. https://pub-
peelregion.escribemeetings.com/Meeting.aspx?1d=8262d847-4a95-4cla-9fd5-
49a096b20b92&Agenda=PostAgenda&lang=English&ltem=37&Tab=attachments
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Post 2026, it may be difficult to meet the growth forecasts in the short-term as new
housing construction may be deferred to the later years in the forecasting period. The
City, through the new Official Plan (MOP 2051) and the Mayor's Housing Task Force,
and senior levels of government have developed new land use policies, financial
incentives, and cost-reducing process improvement solutions to boost housing
construction. With these strategies, residential development is expected to proceed
in line with the growth forecast in the medium term and to 2051.

Table 1: Key housing statistics compared to the 2051 household growth forecast

Housing Statistics Yearly

Average

Building Permits 5,441 6,488 3,668
4,300 5133 3,086 3,496 2,557 3,714
Completions + Conversions 3,566 1,839 3,777 2,887 4,321 3,278

Growth Forecast (30-year 3,298
household average)

Source: CMHC Housing Market Information Portal, City of Mississauga Issued Building Permits

Residential construction remains sensitive to market
conditions

Recent declines in issued building permits and housing starts signal housing supply
is slowing down. This reinforces the need to monitor market indicators and remove
barriers that affect project viability.

Issued building permits, starts, and completions represent successive stages of
housing delivery. Together, these datasets show how plans translate into real homes.
An issued building permit for a high-rise building may not be counted as a housing
start for several years, until excavation and building foundations are completed and
underground construction reaches the ground level. Similarly, a completion may be
counted several years after the “start”, depending on the complexity of the project.

After the City issues a building permit, several other factors influence when a building
is constructed. Figure 2 shows the relationship between these key milestones, and
Figure 3 uses City and Canada Mortgage and Housing Corporation (CMHC) data to
illustrate how an issued building permit in 2021, for example, is likely to translate to a
completion several years later (e.g., 2024 or 2025) when construction is completed.
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EEEEEN
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CMHC counts a start when CMHC counts a completion
above-ground construction when construction is
begins completed

A building permit is issued by
City of Mississauga

Several years could pass from building permit issuance to a start then to completion (-2 to 5 years)

Figure 2: The process from building permit issuance, to housing start and completion can take anywhere from two to
five years depending on the size of the development being constructed

As shown in Figure 3, issuance of residential building permits and new housing starts
have declined from peak years in 2021 and 2022. Several factors contributed to a
reduction in the construction of new housing. CMHC? reports access to capital and an
overflow in the resale market continue to hinder housing starts. Meanwhile, market
demand for new homes is lower because new units are unaffordable for most buyers,
yet developers struggle to modify prices due to increased costs, including
development charges. Together, these factors continue to contribute to a shortage of
new housing construction.

Issued Building Permits, Starts, and Completions in Mississauga (5-Year Trend)
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Figure 3: 5-year issued building permit, start, and completion trends in Mississauga illustrate how an issued building
permit in 2021, for example, likely translates to a completion several years later when construction is completed

CMHC anticipates housing starts will continue to be below average in 2026 in
Ontario. It is expected that post 2026 will be difficult to meet growth forecasts
throughout most of the province, including in Mississauga. Market intelligence
suggests housing will be delivered under better market conditions towards the end of
the decade. With recent funding and policy changes announced by the Provincial and
Federal governments aimed to incentivize housing starts, and as market conditions

3 Canada Mortgage and Housing Corporation (CMHC). Housing Market Outlook 2026, 2026. https://www.cmhc-
schl.gc.ca/professionals/housing-markets-data-and-research/market-reports/housing-market/housing-market-outlook
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improve, residential development is expected to proceed in line with the growth
forecast to 2051.

Existing inventory supports efforts to increase the supply
of family-sized homes

Mississauga’s apartment stock highlights the need for family-sized homes, especially
two and three-bedroom options as the city continues to grow.

The City maintains a Multi-Unit Residential Inventory that is updated annually. The
inventory indicates three quarters of multi-residential homes in Mississauga are
apartments (all tenures) while one quarter are ground-related (e.g., townhouses).
Almost 70% of apartments are bachelor, one- or two-bedroom units (Figure 4).

The existing multi-residential housing stock shows a predominance of smaller units,
designed for smaller households. This illustrates the need for more apartments with
enough bedrooms to accommodate growing families, particularly as the city
becomes increasingly built out.

Bedroom Types in Mississauga’s Multi-Unit Residential Inventory
50,000

40,000

30,000
20,000 m Ground-related
10.000 m Apartments

- — I

Bachelor 1Bed 2 Bed 3 Bed 4+ Bed

Number of Units

Number of Bedrooms

Figure 4: Mississauga’s multi-unit residential inventory is primarily comprised of apartment units with one or two
bedrooms

New rental units are contributing essential housing supply

New purpose-built rental units are now an important driver of housing delivery in
Mississauga, helping to sustain new supply as condo starts soften.

As reported by CMHC for the Greater Toronto Area, 2025 marked a significant year in
new purpose-built rental housing construction as these units comprised almost 40%
of all housing starts in Mississauga'. In comparison, over the past ten years, only 9%
of new units in Mississauga were built for the rental market (Figure 5).

While total housing starts are expected to decline in 2026 because of lower
condominium starts, CMHC anticipates strong rental construction will partially offset
this drop. Financial and other incentives provided by the City and the Region of Peel
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as well as tax reductions by the senior levels of government are anticipated to
contribute to the supply of purpose-built rental housing in Mississauga.

Tenure of New Residential Units in Mississauga (10-Year Trend)
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Figure 5: 10-year trends in housing starts by tenure show homeowner and condo units have comprised the greatest
portion of new housing stock

Trends based on issued building permits

Trends based on issued building permits provide an early indicator of where new
development and construction activity is expected to begin.

The analysis demonstrates the importance of the Official Plan in delivering new
housing across Mississauga, particularly in areas planned to accommodate higher
densities.

Mississauga’s City Structure plays a key role in the
delivery of new housing

The Official Plan is actively shaping how Mississauga is growing. Most new units are
being delivered in areas intended for higher-density growth

Mississauga’s Official Plan defines a land use framework to determine where
population and employment growth will be directed, call the City Structure. Some
elements of the City Structure are planned to be the focus for growth and
development, called strategic growth areas (SGAs) while other areas such as
Neighbourhoods will accommodate some development, but are not the primary
focus for high-density growth.
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Over the past five years, a
large share of new units
were approved in SGAS,
particularly new apartment
units. Figure 6 shows that
60% of new apartment units
were approved in
Mississauga’s Downtowns
alone between 2021 and
2025, reinforcing the
importance of these mixed- Figure 6: New apartment units with building permit issued by City

use, transit-oriented areas in Structure element between 2021 and 2025 show 60% of new apartment
deIivering new housing. units are in the Downtowns

m Community Node
Downtown

= Major Node

m Neighbourhood

Looking at longer term trends, since 2014, the City issued building permits for almost
37,000 new units. Figure 7 shows the distribution of all issued building permits since
2014, including the location and concentration of units. This map shows that while a
greater number of individual permits have been issued for low-density developments
in Neighbourhoods - such as additional residential units (ARUs) - the highest
concentration of new residential units is within areas targeted for growth, including
SGAs.

P

@ Issued Building Permit

Relative Concentration of Approved
Residential Units

Higher Lower
Each point on this map represents an
issued building permit from January 1,

2014 to December 31, 2025, that has
added new residential units.

[ Mississauge Boundary
Strategic Growth Area

Major Road

0 1256 25 5Km

L t 1

Figure 7: The concentration of new units has primarily been in areas designated for growth, including the Downtowns,
Major Nodes, Community Nodes and MTSAs
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High-density development continues to occur in Major
Transit Station Areas (MTSAS)

MTSAs are delivering a large portion of Mississauga’s new high-density housing,
reinforcing them as the City’s primary areas for transit-supportive growth.

Over the past five years, 82% of new apartment units across the city with an issued
building permit were in MTSAs. This translates to approximately 12,100 units
permitted to begin construction.

The City’s Downtowns, which comprise ten MTSAs, are responsible for over 72% of
the total number of new dwelling units permitted to begin construction in MTSAs
over the past five years. Outside of the Downtowns, fewer housing approvals
occurred during this time frame. Table 2 illustrates this story, showing the distribution
of building permits based on MTSAs in the Downtowns, and MTSAs outside the
Downtowns.

These trends reinforce the importance of MTSAs in delivering housing, bringing
Mississauga residents closer to GO train and rapid transit stops, including the
upcoming Hazel McCallion Light Rail Transit line.

Table 2: Distribution of dwelling units permitted to begin construction through building permits issued 2021-2025,
showing MTSAs contribute to new housing growth in Mississauga, bringing residents closer to rapid transit stops

Number of Units | Percentage of Units

MTSAs in the Downtowns 8,787 72%

MTSAs outside the Downtowns 3,350 28%

All MTSAs 12,137 100%

ARUs expand housing options in Neighbourhoods

ARUs are becoming a meaningful source of housing supply in Neighbourhoods,
suggesting recent legislative changes and financial incentives are translating to on-
the-ground housing delivery.

Over 3,400 building permits were issued for ARUs between 2021 and 2025. Figure 8
shows that building permits issued for ARUs have steadily increased over the past ten
years, but saw a decline in 2025, in line with the overall housing market contraction.
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ARUs from Issued Building Permits (5-Year Trend)
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Figure 8: Trends in issued building permits for ARUs show a steady increase in approvals for building permits over the
past five years

While SGAs are the focus for high-density development, the demand for ARUs is
concentrated in Mississauga’s Neighbourhoods. The distribution of ARUs approved in
Mississauga’s Neighbourhoods over the past five years are shown in Figure 9.

Distribution of ARUs in Mississauga’s Neighbourhoods (5-Year Trend)
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Figure 9: Distribution of ARU building permit approvals across most of Mississauga’s Neighbourhoods

New non-residential development strengthens the
employment base and business community

New non-residential development is strengthening Mississauga’s job base by
concentrating business investment in Employment Areas and Corporate Centres.

M MISSISSauGa




2025 Growth Monitoring Report

Mississauga’s Employment Areas
play a key role in attracting new
investment. The Official Plan
designates Employment Areas,
including Corporate Centres, as
places of business and economic
activity.

Eighty percent of
new non-residential
GFA has beenin
Employment Areas
(compared to 20%
in non-Employment
Areas) over the
past five years

With 80% of hew non-residential
GFA through issued building
permits over the past five years
being in Employment Areas,
these areas have proven L
successful in providing

inveStment_ready sites that can Figure 10: Issued building permits for non-residential uses have
support employment growth and primarily been in Mississauga's Employment Areas over the past
attract business (see Figure 10). five years

This translates to almost one million square metres of newly approved non-
residential GFA in Employment Areas between 2021 and 2025 (inclusive).

Recent planning and legislative changes limited uses permitted in Employment Areas
to manufacturing, warehousing and other uses that benefit from separation with
residential areas. Building permits issued in recent years align with these changes.
Between 2021 and 2025, industrial development was responsible for 83% of newly
approved non-residential GFA in Employment Areas. In comparison, institutional
uses (including other uses*) are a larger contributor of new non-residential GFA
outside of Employment Areas (Figure 11).

Employment Areas (5-Year Total) Non-Employment Areas (5-Year Total)

1%
8%
8%

Industrial

m Institutional and Other

m Office

m Retail

Figure 11: New non-residential GFA in Employment Areas during the past five years was primarily composed of
industrial uses, while non-Employment Areas were dominated by institutional uses

4 The “Institutional and Other” category includes schools, hospitals, religious institutions, and government buildings,
for example.

M MISSISSauGa




2025 Growth Monitoring Report

Trends based on the development pipeline

Before construction or development can begin, developments typically require
planning approval, which may include an official plan amendment, zoning by-law
amendment, or site plan approval. There are approximately 67,600 net new units

across 209 sites in the development pipeline.
Proposed development reinforces the intent of the City’s
Official Plan

The location and volume of growth in the development pipeline aligns with the City
Structure, showing the Official Plan continues to guide growth effectively.

Figure 12 shows the areas in Mississauga where there is a higher concentration of
proposed units in the development pipeline. Mississauga’s Downtowns continue to
experience the highest concentration of new units. Almost 70% of development
applications in the Downtowns include a mix of residential and retail uses, reinforcing

the intent of these areas to be high-density, mixed-use communities.

h-3
@
o
Derry RdW i 5 > Derry Rd E
| o ° i -
= g 3 g £
q ¥ é‘_
Courtneypark pr F

Ninth Line

BritanniaRd W

L
ﬁ 0Eglimcu-l Ave W
. Burnhamthorpe Rd

L ‘ Dundas StW
Queensway E

Q = Queensway W
- L ]
ueen Elizabeth Way ' .

Lakeshore RdW

lls Pky

on Churchil gjyg o

Winstc

@ Active Development Application

Eastgate Pky

Bur’nI!amm Rd

Relative Concentration of Proposed
Residential Units

Higher Lower

Each point on this map represents a
Development  Application that is
outstanding/in process as of December
31, 2025, that adds new residential

units.
[ Mississauge Boundary

Strategic Growth Area

emﬂawn Rd
L
=
m

Major Road

0 1256 25 5Km

[ M T R W R T
1t

Figure 12: The concentration of proposed residential units in the development pipeline (active applications) shows
there are several areas in Mississauga experiencing a relatively high concentration of proposed residential units
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Over 72% of new units (approximately 49,000) in the development pipeline are for
development applications in the areas targeted for growth, indicating continued
alignment with the City Structure.

Figure 13 illustrates where active development applications are located and the
volume of units as part of these applications. The Downtowns continue to experience
the highest concentration of future units, with approximately 24,600 new units
proposed between almost 30 development application sites.

Over 15,500 new units are proposed for development in Mississauga’s

Units and Applications in the Development Pipeline by Character Area
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Figure 13: Applications in the development pipeline show the magnitude of proposed development in high-density
areas, such as the Downtowns

Neighbourhoods. However, the magnitude of development is at a much smaller scale,
as there are nearly 74 sites with active applications in Neighbourhoods. Almost one
quarter of these applications and 3,100 units are in MTSAs traversing the
Neighbourhoods?®.

Although there are several applications for residential uses in Employment Areas,
these cannot proceed without first removing the subject lands from an Employment
Area. Some of these areas were removed from Employment Areas when MOP 2051
was approved by the Province. For applications areas not removed through MOP
2051, these areas will be evaluated against provincial and local policies that require
the City to maintain a sufficient supply of viable employment land to meet the
growth forecast and maintain economic prosperity.

5 Note that Figures 12 and 13 show proposed units in the development pipeline that are still under review or are at the
Ontario Land Tribunal for approval.
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Mississauga has lands with appropriate permissions to
support significant residential growth

Mississauga has enough land already zoned for housing to support future growth.
Many of these potential homes are already moving through site plan approval.

Mississauga has lands zoned to support the development of over 86,500 units where
a building permit has not yet been applied for®. Of these units, it is estimated lands in
the Downtown Core alone could support almost 50,000 of these units.

Site plan approval for most development must be received before an application can
move to the building permit stage. Over a quarter of the 86,500 units within lands
with approved zoning permissions are part of an active site plan application.

Now that MOP 2051 has been approved by the Province, the City will update zoning
permissions in the MTSAs. This will result in the addition of thousands of residential
units with as-of-right permissions for development in higher density areas.

Together, this data demonstrates Mississauga has substantial existing and planned
capacity to support future residential growth, with a significant share of potential
units already advancing through site plan approval and positioned to translate to new
housing units.

Mixed-use development is concentrated in MTSAs

The development pipeline emphasizes the role of MTSAs in supporting high-density,
mixed-use development.

Seventy percent of new units and 50% of non-residential GFA in the development
pipeline are in the City’s MTSAs. This means over 47,000 new units and 634,000
square metres of non-residential GFA could be approved for development in areas
intended to support a mix of uses and higher densities.

Of those applications within MTSAs, a significant majority (almost 80%) are for a mix
of uses, providing a mix of housing, employment opportunities, services, and
amenities all within walking distance.

Together, these trends reinforce MTSAs as primary locations for future population
and employment growth in Mississauga.

6 This figure includes lands where the City has approved a rezoning application and lands within the Downtown Core,
where development is permitted to proceed with unlimited height and density. These estimates do not include
potential ARUs that could be built as-of-right in Neighbourhoods.
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Non-residential development supports employment
opportunities and complete communities in Mississauga

Proposed non-residential development supports opportunities for economic
activity, which are vital to the creation of complete communities.

The location of proposed non-residential development provides insight into how
Mississauga’s business and employment landscape may change over time. It also
helps to understand how the City can plan for and achieve a balance between
residential and employment opportunities.

There is over 1.2 million square meters of non-residential GFA in the development
pipeline. Figure 14 shows the GFA for each development type in the development
pipeline. Notably, almost 50% of proposed non-residential GFA is for industrial uses.

Proposed Non-Residential GFA by Use in the Development Pipeline

Community Cultural
Office

Institutional and Other

Proposed Use

Retail

Industrial

0] 100,000 200,000 300,000 400,000 500,000 600,000
Non-Residential GFA

Figure 14: The development pipeline includes over 1.2 million square meters of non-residential GFA, almost 50% of
which is for industrial uses, such as manufacturing, processing, and warehousing

Nearly 75% of new non-residential GFA is located within Corporate Centres and
Employment Areas combined (about 933,700 square metres). This statistic reinforces
a decade-long trend observed in the Employment Survey, where Corporate Centres
and Employment Areas continue to support a large share of Mississauga’s workers
and businesses.

Importantly, almost 610,000 square metres are being proposed for industrial
development in Corporate Centres and Employment Areas. This trend reinforces the
importance of these areas as key locations for industrial and business employment
operations not permitted elsewhere in Mississauga, such as manufacturing, logistics,
and warehousing.

M MISSISSauGa




2025 Growth Monitoring Report

While most proposed non-residential development is located within Employment

Areas and Corporate Centres, there are applications for non-residential uses across
Mississauga (Figure 15). Roughly 25% of new non-residential GFA (about 295,000

square metres) is proposed in the City's Downtowns. Nearly 100% of this non-
residential GFA is for institutional, retail, and office uses. These uses are critical
components of mixed-use communities, supporting residential areas with

employment opportunities.
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Figure 15: Non-residential uses are proposed across the City, but most notably in the Employment Areas, Corporate

Centres, and Downtowns

Looking forward

Mississauga is well positioned to manage future growth through a new policy
framework, financial incentives, planning tools, and continued monitoring of growth,

development, and employment trends.
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Enabling growth through the new Official Plan

MOP 2051 was adopted by Council in 2025 and subsequently approved by the
Ministry of Municipal Affairs and Housing (MMAH) on March 24, 2026.

MOP 2051 updates the City Structure and land use permissions, expanding housing
choices in Mississauga's Neighbourhoods and increasing height permissions in select
MTSAs. Moving forward, the City will monitor implementation of MOP 2051 to ensure
it meets the stated objectives.

Demonstrating leadership in planning and development

As Mississauga shifts towards an urban, transit-oriented community, the City
continues to demonstrate leadership in planning and development through process
improvements, policy changes, and incentives.

This report mentions several key initiatives, which will be continuously tracked and
monitored. This includes but is not limited to:

e The Mayor’s Housing Task Force Report - Sets actionable
recommendations to accelerate housing supply and improve affordability.

¢ The Affordable Rental Housing Community Improvement Plan -
Establishes city-wide incentives to stimulate the construction of affordable
and below-market rental units.

e The Retail Strategy - Provides a roadmap to retain and grow retail space.

e The Economic Development Strategy - Outlines a long-term vision and
strategic pillars to build a competitive business environment.

¢ The Office Community Improvement Plans - Includes financial incentives to
attract and stimulate office development in key growth areas.

Housing data remains a priority

The City is currently exploring available data and best practices to develop a
reporting regime that can identify niche gaps in Mississauga’s housing supply.

The City monitors the supply and cost of housing throughout Mississauga. Policies in
MOP 2051 encourage an increased supply of housing that contains a mix of unit
types, sizes, and tenures, and includes housing that is affordable to low-income
households.

Monitoring key housing metrics, like the average rents and the average purchase
prices of units, helps the City develop strategic tools to encourage the right type of
housing needed for various segments of the population and in various geographical
areas.
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Key terms

This report uses a mix of terms to describe how growth is planned, reviewed, and
delivered. The key terms and definitions below are provided to support Council and
residents in reading the data.

Additional residential units (ARUs) are second and third units on a property that can
be contained within a home (e.g., a basement apartment), or in a standalone building
on a property, known as a garden suite.

Building permit means an official approval issued by the City to allow for the
construction, demolition, addition, or renovation of a building.

City Structure means the framework set out in Mississauga Official Plan to determine
where population and employment growth will be directed. It recognizes the different
areas of the city and the functions they perform and includes Downtowns,
Employment Areas, Neighbourhoods, Major Nodes, and Community Nodes.

Development pipeline means development projects under review by the City as of
December 31, 2025. This includes official plan amendments, zoning by-law
amendments, and site plan approvals. These projects have not been approved by the
City and are subject to change.

Downtowns refers to the four areas designated in the Official Plan, including the
Downtown Core, Downtown Fairview, Downtown Cooksville, and Downtown Hospital.
The Downtown Core refers specifically to the City Centre area.

Employment Areas are a component of the City Structure and include Corporate
Centres. They accommodate a diverse mix of employment uses but will not permit
residential uses. Some Employment Areas include locations where there are
concentrations of existing office buildings.

Growth forecast means a best estimate of future population, household, and
employment growth in Mississauga to 2051. The growth forecast forms the basis of
land use and infrastructure planning.

Housing completion is defined by Canada Mortgage and Housing Corporation
(CMHCQC) as the stage where all proposed construction work has been performed. In
some cases, it may be counted as a completion where up to 10% of the proposed
work remains.

Housing start is defined by CMHC as the beginning of construction work. This is
usually when concrete has been poured for the whole footing around a structure, or
an equivalent stage where a basement will not be part of the structure.

Major Transit Station Area (MTSA) are generally within 500 to 800 metres (a 10-
minute walk) of a transit station or stop.
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MOP 2051 or the Official Plan refers to the City of Mississauga Official Plan, which
guides how Mississauga will grow and develop, as required by the Planning Act.

Multi-Unit Residential Inventory refers to a catalogue of all multi-unit residential
buildings in Mississauga. This includes apartments, townhouses, and residential
institutional buildings among others.

Neighbourhoods are a component of the City Structure. They typically accommodate
the lowest densities and building heights. Neighbourhoods focus on residential uses,
but include compatible retail uses, services, and facilities.

Strategic Growth Areas (SGAs) are areas planned for most new housing and density.
They include MTSAs, the Downtowns, and other areas where growth or development
will be focused.

M MISSISSauGa




6.3

Appendix 2

Mississauga _ ‘
Housing Update @ @ Muss%guea
Residential Units Approval Pipeline

2025 Year-End Update
The Following Data is Provided by the City of Mississauga

B @ 5

Land Use Permissions Site Plan Approvals Issued Building Permits
Residential units approved through Residential units approved through Residential units for which building
official plan amendments and site plan applications permits have been issued

rezoning applications

11,882 5,668 1,943

Land U
=5 Permissions E
@ Site Plan 5 668
Approvals £
[:] Issued
—2& Building Permits 51,943

0K 2K 4K 6K 8K 10K 12K

Single-Detached ® Semi-Detached ® Townhouses ® Apartments ® Additional Units

AR
A Single-Detached BA semi-Detached FRAA Townhouses E Apartments A Additional Units ARA H Total
g | Lenduse 124 8 284 11,466 0 11,882
< ermissions
) poreman 2 0 146 5,520 0 5,668
pprovals
= = Building PLsrf:ft‘: 92 15 46 1,118 672 1,943

The Following Data is Provided by the Canada Mortgage and Housing Corporation (CMHC)
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Starts and Completions reflect cumulative totals since January 1, 2025, while the Under Construction figure represents a
snapshot of projects still active at the end of December 2025, and is not accumulated across months. Although these
metrics cover different time frames, displaying them together provides a comprehensive view of housing activity.
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City of Mississauga M

Corporate Report MISSISSaUGA

Date: April 22, 2026 Originator’s files:

To: Chair and Members of Planning and Development

Committee

From: Andrew Whittemore, M.U.R.P., Commissioner of Meeting date:
Planning & Building May 11, 2026

Subject

INFORMATION REPORT (ALL WARDS)
2025 Employment Survey Report

Recommendation

That the report dated April 22, 2026, from the Commissioner of Planning and Building, titled
“2025 Employment Survey Corporate Report” and associated appendices be received for
information.

Background

Since 2001, the City of Mississauga (the “City”) has undertaken an Employment Survey which
generally takes place between May and August of each year. The survey is a municipal-led
initiative that seeks to engage business owners, administrators and organizational leaders
across the city to participate in the project and provide key information about their business,
including:

° Name of business and contact information
. Number of employees and employment status
. Description of business operations and type of industry

The data collected from this initiative provides meaningful insight on employment and allows
staff to analyze trends affecting the city. The data is also used to inform City services and
supports for the business community, transit and service planning, program development, and
advocacy to other levels of government.

Comments

This report provides Council with highlights of the 2025 Employment Survey, reflecting data and
trends for the last ten years. The survey received a response rate of about 70% and involved
data collection from over 23,700 operating businesses. Although the data is recent, the survey
itself represents a “point-in-time” initiative. In that regard, establishments whose employees
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work remotely at all times, home-based businesses or self-employed individuals without a
physical location in Mississauga are excluded and are not captured.

The 2025 Survey results reflect the City’s business development efforts. The City’s Planning
and Building Department, and particularly the Economic Development Division, continues to
support business and employment growth within Mississauga. Further, Survey respondents are
invited to participate for free in the City’s Business Directory.

Key highlights and trends from the Survey are set out below. A detailed report outlining a more
fulsome analysis of the data collected is presented in Appendix 1.

Since 2015, business and job growth has trended upwards

Over the past decade, the city experienced an increase in the number of jobs and businesses.
Employment was recorded to have grown by over 79,000 jobs, reaching an estimated total of

approximately 513,700 employees in 2025. Businesses were recorded to have grown as well,

by approximately 15%. During this period, the city also saw its economic profile diversify (refer
to Figure 1):

/— Figure 1: Ten-year Employment Trends, 2015 - 2025 ~N
oo e Total employment Total Over 2/3"s of jobs
m grew by businesses 9 are concentrated in
apprOX|mater increased by an Employment Areas
e0 000 0 . .
18%, adding an estimated 3,100 and Corporate
estimated businesses (+15%) Centres
79,000 jobs
o Top 3 sectors with greatest
Top 5 sectors with highest ﬁ : .
@ m job growth include: [ ] concentration of workers:
. * Manufacturing
‘ Health C are . " I Transportation
[ * Educational Services o' gy Retail Trade
l'.-B r * Transportation
ﬁ * Retail Trade Above sectors account for more
T * Accommodation and Food than 1/3" of all jobs in
h- Services Mississauga (about 173,000
employees)
\_ J

The City reported gains in employee growth over the past year (increase of 2% or about 12,000
jobs); however, during the same period the City recorded a small decline in the number of
businesses (decrease of 1%).

It is important to note that the Employment Survey is a voluntary, point-in-time survey. The data
and results may not reflect the most current circumstances, particularly in industries with rapid
and frequent changes or where there are differences in data categorization. Data accuracy is
dependent on the quality of the information collected and survey respondents’ input. In addition,
one of the key challenges in data collection has been gaining access to office locations, which
may reflect why low growth is observed in some sectors (e.g. Professional services). In that
regard, Staff will continue efforts to monitor data and ensure the quality of data collection.
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Mississauga continues to support a strong and diverse economy

For 2025, the Manufacturing, Transportation, and Retail Trade sectors continue to be the top 3
sectors which employ the most people in Mississauga. When combined, these sectors account
for more than 173,300 employees and represent an estimated 34% of the City’s total
employment. Over the last decade, the Health Care and Social Assistance sector experienced
the largest gains in employee growth, followed by the Transportation and Warehousing sector,
Accommodation and Retail Trade.

Small, medium and large businesses continue to thrive in Mississauga

For 2025, small businesses continue to dominate and were recorded as the most prevalent
business type in the city (refer to Figure 2). A large portion of the city’s labour force is also
comprised of full-time employees, signalling the presence of industries and sectors that rely on
stability (refer to Figure 3). Although large businesses only represent a small share of operating
businesses, it is worthwhile to note that they employ over 50% of workers in Mississauga.

Figure 2: Percent Share of Businesses by Figure 3: Employment by Type, Year 2025
Size of Business, Year 2025

B Full-TimeEmployees

B Part-Time Employees

Temporary Employees

B Small Business (1-19 employees)
B Medium Business (20-99 employees)
Large Business (100+ employees)

EN/A

Employment Areas and Corporate Centres continue to support the largest share
of workers and businesses

Employment Areas continue to represent key areas of the city structure. They support the
greatest share of workers and businesses in Mississauga, and house Manufacturing as its
largest industry. Similarly, Corporate Centres support a large concentration of workers within the
Professional, Scientific and Technical services sector, which is the fourth largest business
sector in the city. When combined, more than two-thirds (66%) of jobs and almost two-thirds
(64%) of businesses are concentrated in these two areas (refer to Figure 4). This signals the
need to continue to protect Employment Areas over the long term for land uses that cannot
locate elsewhere, and to ensure the continued viability of existing industry.
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Figure 4: Percent Share of Jobs and Operating Businesses by Character Area, Year 2025
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Alignment with City’s Economic Development Strategy

Every year, the results of the Mississauga Employment Survey are used to inform many City
projects, programs and strategies, including the recently launched Economic Development
Strategy, Path to Prosperity 2030 (the ‘Strategy’) and Mississauga Retail Strategy. Future
editions of the Survey will support implementation of both strategies, including monitoring local
industry and geographic area-specific trends and economic health, informing investment
attraction strategies and promotional materials, and guiding outreach and program development
for local businesses.

The results of the employment survey generally align with the Economic Development Division's
priority sectors. This includes life sciences and professional scientific and technical service
industries. Each of these activities experienced growth in employment over the last decade. To
further advance economic development efforts, the city will continue to support business and
employment growth within Mississauga across all business sizes, from early-stage
entrepreneurs to multinational corporations.

Financial Impact

There are no financial impacts resulting from the recommendations in this report.

Conclusion

The 2025 Employment Survey results show that jobs have grown by 2% in Mississauga
between 2024 and 2025, while the number of businesses experienced a marginal decline
(decrease of 1%). Despite national and provincial economic challenges, the city experienced
overall positive employment growth both year-over-year and over the past decade across
various industries.
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The Employment Survey initiative offers an opportunity for businesses to connect with the city,
and for the city to gain valuable insight into business operations across its community. Appendix
1 provides a detailed report of the City’s 2025 Employment Survey and findings. For more
information on the initiative, the following resources are also available on the City’s website
(www.mississauga.ca/employmentsurvey):

o 2025 Employment Profile: Interactive storyboard with 10-year employment trends.

e 2025 Employment Dashboard: Dynamic dashboard supporting visualization of
employment information by sectors and at a range of geographies.

e 2025 Business Dashboard: Dynamic dashboard supporting visualization of business
information by sectors and at a range of geographies

e 2025 Business Directory: This is a voluntary list of almost 14,600 businesses that have
agreed to have their information listed during the Employment Survey (in Open Data).

Next Steps

Staff recently initiated the 2026 Employment Survey campaign, which is running until
September 2026. In support of this municipal initiative, staff will engage with Mayor and
Members of Council to improve awareness of the project, and to assist with outreach to local
businesses. This may include city-wide outreach strategies and other tailored means of
corporate communication.

Attachments
Appendix 1: 2025 Employment Survey Report

A WFrmmsn

Andrew Whittemore, M.U.R.P., Commissioner of Planning & Building

Prepared by: Brian DeFreitas, MCIP RPP, Planner (City Planning Strategies)


http://www.mississauga.ca/employmentsurvey
https://storymaps.arcgis.com/collections/53d15d02092b4b6abf419c3e0ce5bb8c?item=3
https://storymaps.arcgis.com/collections/53d15d02092b4b6abf419c3e0ce5bb8c?item=1
https://storymaps.arcgis.com/collections/53d15d02092b4b6abf419c3e0ce5bb8c?item=2
https://data.mississauga.ca/datasets/073787e3977e4e2e9c68ff13093b6d9e_0/explore?location=43.608717%2C-79.675120%2C10

City of Mississauga

2025 Employment Survey Report

An overview of employment and business trends in
Mississauga

April 2026
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2025 Employment Survey

annual Employment Survey. The information collected helps the webpage to learn more.
City track employment changes, support its business community,
shape economic strategies, guide policy development, and inform
infrastructure and service planning and delivery. These efforts help
to ensure Mississauga remains a place where businesses succeed.

Since 2001, the City of Mississauga (the “City”) has conducted an 5 Visit the Employment Survey

URL: https://city-planning-data-hub-1-
mississauga.hub.arcgis.com/pages/emp
loyment

Highlights of the 2025 Employment Survey

The 2025 Employment Survey Report tells a story of business and employment
activity in 2025, and general trends observed over the past decade. The Employment
Survey collected data from 23,700 operating businesses - representing
approximately 84% of total businesses (28,012 “brick and mortar” locations) in
Mississauga. These figures exclude establishments whose employees work remotely
at all times, home-based businesses or self-employed individuals without a physical
location in Mississauga, which are not captured by the Employment Survey.

Since 2015, the total number of jobs
and businesses has continued to
steadily increase e 0 0 Total employment grew

Over the past ten vears:
e P y N

b imatel

Over the past decade (2015 to 2025), the yappromm_a ey
. . . . seocee 18% adding an

City experienced an increase in the _ ! 79 000
number of jobs and businesses. estimated /7,

jobs
Employment was recorded to have grown
by over 79,000 jobs, reaching an Total businesses
estimated total of approximately 513,700 increased by an
employees in 2025. Businesses were estimated 3,100

recorded to have grown as well, by businesses (+15%)

approximately 15%.
Over 2/3™ of jobs are

The number of businesses 9 E°“‘°“t'at°d'”
) ) ] mployment Areas and
experienced a marginal decline when Corporate Centres

compared to the previous year

. S Top 5 sectors with highest
Despite ga_lns in employee groyvth over the @ job growth include:
past year (increase of 2%), during the same % o Health Care
period the City recorded a small decline in -F\ ® Educational Services
the number of businesses. For 2025, the e ® Transportation
- . ®  Retail Trade
total number of operatmg businesses . oz o Acommodation and Food
recorded was estimated at 23,700. This Services

represents a decline of approximately 1.2%
from 2024, and amounts to reduction of approximately 300 businesses.
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Mississauga continues to support a strong and diverse economy

For 2025, the Manufacturing, Transportation and Warehousing, and Retail Trade
sectors continue to be the top 3 sectors which employ the most people in
Mississauga. When combined, these sectors account for more than 173,300
employees and represent an estimated 34% of the City’s total employment. Over the
last decade, the Health Care and Social Assistance sector experienced the largest
gains in employee growth, followed by the Transportation and Warehousing sector,
Accommodation and Retail Trade.

Small, medium and large businesses continue to thrive in Mississauga

For 2025, small businesses continue to dominate in Mississauga and were recorded as
the most prevalent business type in the City. Approximately 80% of operating
businesses had a reported range of 1-19 employees. In addition, medium-sized
businesses (e.g., businesses 20-99 employees) accounted for approximately 13% of all
business types, while large businesses accounted for approximately 3%. Although
large businesses only represent a modest share of operating businesses, they employ
over 50% of workers in Mississauga. An estimated 4% did not identify their size of
business (Figure 1).

The sectors with the largest concentration of
small businesses include Retail Trade,
Accommodation and Food Services,
Professional, Scientific and Technical Services,
and the Health Care and Social Assistance
sectors. Within each of these sectors, small
businesses accounted for more than 80% of all
business types.

% Share of Businesses by Size of
Business, Year 2025

Medium-sized businesses also vary by sector.
For 2025, the sectors with the largest
concentration of medium-sized businesses
included Management of Companies and
Enterprises, Educational Services and Utilities.
The Utilities and Management of Companies
and Enterprises sectors also account for the

® Small Business (1-19 employees) largest concentration of large businesses.
B Medium Business (20-99 employees)

To view the Employment Survey in detail, visit the 2025
Large Business (100+ employees) Employment Dashboard, the 2025 Business Dashboard
and the Employment Trends webpages linked here:

mN/A
Employment Dashboard URL:
) o B https://storymaps.arcgis.com/collections/53d15d02092b4b
Flgure_l: A Iarge share of MlSSlssauga s 6abf419c3e0ce5bb8c?item=1
operating businesses are small businesses
with 1-19 employees Business Dashboard URL:

https://storymaps.arcgis.com/collections/53d15d02092b4b
6abf419c3e0ce5bb8c?item=2
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Employment in Mississauga

In 2025, an estimated 513,700
employees were recorded in the City,
which are concentrated through the
different areas of the City, particularly
in the northeast quadrant,
Meadowvale Corporate Centre, and in
the Downtown Core (Figure 2). This
number has continued to steadily
increase since the Employment
Survey was first conducted in 2001.

Trends by Type of
Employment

In 2025, more than 354,000
employees were recorded as holding
full-time positions, representing
approximately 75% of total jobs within
the City (Figure 3). This excludes
unadjusted employment.

Within the last year, Full-time and Part-
time employment increased by 2% and
3% respectively, while Temporary
employment increased by 32%. This
represents a substantial increase year-
over-year in the growth of temporary
employees (increase of approximately
8,800 employees).

Major Transit Station Areas

Future mixed-use growth in the city will
be focused in areas around frequent
transit. Transit-supportive development
that is compact, pedestrian oriented and
mixed use will occur primarily within
Major Transit Station Areas (MTSAS).

TotalEmployment
II )
« Low

« Businesses,

Oukville

Figure 2: Heatmap illustrating the number of jobs and businesses
across Mississauga's Wards for the year 2025. The darker colors
correspond with a greater concentration of jobs. Dots correspond
with concentration of businesses. It should be noted that given the
limited access to the Airport’s security areas, total employment
within this area of the City may be undercounted.

Employment by Type,
Year 2025

H Full-TimeEmployees

B Part-Time Employees

Temporary Employees

Figure 3: Full-time employees represent the largest
share of employment in Mississauga.
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MTSAs are areas designated for mixed-use growth and intensification, typically within
an 800-metre radius around existing and planned rapid transit stations. Consistent
with the City’s Official Plan, Mississauga will plan for expanded communities built
around transit to ensure people can live in and easily travel to places that meet their
daily living needs.

For 2025, it is estimated that more than one third of all recorded jobs in the City are
located within MTSAs. These areas support over 184,000 jobs in Mississauga.
Moreover, the City’s MTSAs also support strong concentrations of employment within
specific business sectors. For instance, in 2025 two-thirds of all jobs within the Health
Care and Social Assistance sector are located within MTSAs.

Trends by Character Area

The Mississauga Official Plan % Share of Employment by

divides the City into Character Character Area, Year 2025

Areas which make up part of the

C|ty Structure_ These areas are Community Nodes; /_ Special Purpose Area; 6%
3%

unique and contain area-specific _ _\

policies that guide land use, Mo e\

growth, and development in each
area.

The Employment Survey collects Neighbourhoods;

[ E L t
data by Character Area to better % Arcas: 43%
understand the relationship Downtowns:;

9%

between trends in employment and
businesses in Mississauga's local

communities. Corporate
Centres; 24%

Overall, Mississauga's Employment
Areas and Corporate Centres
accounted for more than two thirds Figure 4: Employment Areas and Corporate Centres
of all jobs in the City in 2025 account for the largest share of jobs in the City.
(Figure 4). Generally, this trend has

remained consistent for the past ten years. As can be seen in Figure 5, the share of
employment by character area has generally remained flat since 2015. However,
Employment Areas have seen their overall share of employment decline slightly, while
Downtowns and Special Purpose Areas have seen their respective shares increase
marginally.
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Figure 5: Share of employment by Character Area has generally remained consistent

Ten-Year Trend, % Share of Employment by Character Area as a share of

50.0%  46.2% Total Jobs
’ I 42.8%

40.0%

30.0% 243% 24 0%

20.0%

10.0% I Bi% O2%  107% Lon 8% pow apm | OO O7¥
2.1% . . .

0.0% - . . — s e -

Employment Corporate Downtowns MNeighbourhoods Major Nodes Community  Special Purpose
Areas Centres Nodes Area

m 2015%Share = 2025 %Share

Outlined below are additional insights and emerging trends specific to each character
type.

Employment Areas

Employment Areas contain a significant part of the City’s employment base; they
concentrate the largest share of businesses and jobs within the City. In 2025,
Employment Areas contained approximately 53% of all businesses within the City and
accounted for an estimated 43% of the City’s total jobs. Generally, this trend has
remained consistent over the last decade.

Employment Areas also support a significant share of the City’s jobs and businesses
within specific sectors. Of note, approximately 75% of jobs and 84% of businesses
within Mississauga’s Manufacturing sector are located in Employment Areas. This
further signifies the need to continue to protect employment lands for businesses like
manufacturing which, by virtue of their operations, are unable to locate elsewhere.

The top five sectors with the greatest share of jobs within Employment Areas is
shown on Figure 6.

Figure 6: Sector-based employment within Employment Areas

% Share of Employment within Employment Areas, Top 5 Sectors (Year 2025)

25.00% 22.7%
20.00%
14.8%
15.00% 13.8%
10.00% 7.6%
6.1%
0.00%
W Manufacturing Professional, scientific and technical services
® Retail trade Transportation and warehousing

B Wholesale trade
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Corporate Centres

In 2025, Corporate Centres accounted Figure 7: Sector-based employment within Corporate
. Centres
for almost one quarter (24%) of all jobs

ithin th i i ly 1% of
within the City, and approximately 11% o % Share of Employment within

all operating bL‘Jsmesses..Thls trgnd has Corporate Centres, Top 5 Sectors
generally remained consistent since 2015. (Year 2025)

Corporate Centers also support a
significant share of the jobs within the
Professional, Scientific and Technical
Services sector, concentrating 53% of all
jobs within this sector. Within the last ten
years, job growth in this character area
type has been most pronounced in the
Gateway Corporate Centre which
experienced an increase of
approximately 7,600 jobs since 2015, and
a change of 45%.

The top five sectors with the greatest
share of jobs within Corporate Centres is ® Finance and insurance

shown on Figure 7 (right). B Management of companies and enterprises

) M Professional, scientific and technical
Neighbourhoods services

Transportation and warehousing
Although a significant share of the

residential population within Mississauga
is concentrated within Neighbourhoods,
these areas also account for a respectable share of the City’s businesses and overall
employment offering services and products that support residents.

B Wholesale trade

In 2025, Neighbourhoods accounted for approximately 17% of the City’s total
operating businesses and an estimated 11% of total recorded jobs. The greatest share
of jobs within Neighbourhoods are represented in the Education Services sector.
Approximately 41% of all jobs in this sector are located on lands within
Neighbourhoods. This is closely followed by the Retail Trade sector which accounts
for an estimated one-quarter of all jobs. Collectively, these two sectors account for
almost half of all jobs within the Neighbourhood character area type.

The Employment Survey asks businesses to report their use or activity for individual sites. This
1, generally aligns with the North American Industry Classification System (NAICS) code reported on a
é‘ business registration, but there could be differences.
A

URL: https:/www23.statcan.gc.ca/imdb/p3VD.pl?Function=getVD&TVD=1369825
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The ten-year trend shows that job growth within Neigbourhoods has been most
pronounced in the East Credit Neighbourhood character area which experienced an
increase of 1,055 jobs. The top five sectors with the greatest share of jobs within
Neighbourhoods is shown on Figure 8.

Figure 8: Sector-based employment within Neighbourhoods

% Share of Employment within Neighbourhoods, Top 5 Sectors (Year 2025)

30.00% 27.0%
25.00%
20.5%
20.00%
15.6%
15.00%
10.8%
10.00%
6.7%
0.00%
Accommodation and food services m Arts, entertainment and recreation
m Educational services m Health care and social assistance
Retail trade

As the Employment Survey does not capture home-based businesses and self-
employed individuals, it can be expected that Neighbourhoods host more
employment than what is being reported. Further, establishments whose employees
work remotely at all times and are without a physical business location in Mississauga
are not captured by the Employment Survey.

Downtown Character Areas (Core, Fairview, Cooksville, Hospital)

An estimated 9% of all jobs and 8% of all businesses within Mississauga are situated
within Downtown character areas. These areas have experienced high growth in
employment over the last decade, having grown collectively by almost 12,000 jobs
(33%) since 2015.

The greatest share of jobs within Downtown character areas are concentrated within
the Educational Services, Health Care and Social Assistance and Real Estate sectors.
Collectively, these sectors account for approximately 72% of all jobs and 22% of all
businesses. Within the last ten years, job growth within the Downtown CAs has been
most pronounced in the Downtown Core which experienced an increase of 12,700
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jobs since 2015. The top five sectors with the Fi_sz;]{re [9): Secttor—bacsifﬂ employment

greatest share of jobs within Downtowns is shown Within Bowntown &As

on Figure 9 (right): % Share of Employment
within Downtowns, Top 5

Special Purpose Areas Sectors (Year 2025)

Special Purpose Areas are unique areas of the city
which have regional significance. These include the
Airport and the University of Toronto Mississauga
(UTM) campus. The Airport Special Purpose Area
encompasses lands that are generally impacted by
the limits of airport operations at the Toronto-
Lester B. Pearson International Airport (Airport).

In 2025, Special Purpose Areas accounted for an Accommodation and food
. . . . . services

estimated 7% of jobs in the City, and approximately = Educational services

2% of businesses. The greatest concentration of .

. ey . . W Health care and social

jobs within this character area type are located assistance

within the Airport Special Purpose Area. This area W Professional, scientific and

. . . L technical services
supports a substantial concentration of jobs within W Retail trade

the Transportation and Warehousing sector,

whereby an estimated three-quarters of all jobs fall within this sector. Overall, the
Airport area accounts for approximately 6% of all recorded jobs in the City, and 2% of
all operating businesses in 2025. It should be noted that given the limited access to
the Airport’s security areas, total employment within this area of the City may be
undercounted.

The ten-year trend shows a similar positive trend. Total employment within the
Airport SPA has seen a strong increase, having grown by estimated 7,200 jobs since
2015. The majority of this growth occurred in the Transportation and Warehousing
sector. The top five sectors with the greatest share of jobs within Special Purpose
Areas is shown on Figure 10.

% Share of Employment within Special Purpose Areas, Top 5 Sectors (Year 2025)
80.00%

64.6%

60.00%

40.00%

0 12.7%
20.00% 11.2% - 6.4%
0.00% I —
B Accommodation and food services Educational services
Public administration B Retail trade

W Transportation and warehousing

Figure 10: Sector-based employment within Special Purpose Areas
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Trends by Sector

For many decades, Mississauga has been successfully attracting and retaining
industries and business sectors and, in the last ten years, continued to experience
positive gains and expansion of the City’s diverse economic profile.

Notably, the Manufacturing sector continues to be the City’s largest employee-based
sector. Transportation and Warehousing, Retail Trade, Wholesale Trade, and Health
Care and Social Assistance round up the top five employment sectors and are strong
contributors to Mississauga’s economic profile. Each of these industries, except for
Wholesale Trade, has experienced positive employment growth within the last
decade. Moreover, other sectors experienced strong gains in employment, as
indicated below.

Several Industry sectors experienced sizeable gains in workers over the last
ten years, while others experienced a decline

The Health Care and Social Assistance sector has seen the largest increase in the
number of employees between 2015 and 2025, increasing by an estimated 59% of
jobs. This is followed by Educational Services, Retail Trade, Transportation, and
Accommodation and Food Services sectors. In terms of relative growth, the Arts,
Entertainment and Recreation sector, although still relatively small (accounts for only
2% of all jobs), grew by approximately 68%, likely driven by increased in-person
demand and increased spending on arts and recreational activities as key drivers.
Similarly, the Management of Companies and Enterprises sector increased in
employment by an estimated 65% since 2015.

Analysis of ten-year trends shows that certain sectors experienced a marginal decline
in employment. This includes the Information and Cultural Industries sector which
saw its decline in jobs attributed to the telecommunications subsector. This subsector
comprises establishments that are primarily engaged in providing
telecommunications and/or video entertainment services over self-administered
networks, or over networks operated by others and which play a vital role in making
information and cultural industry products available to the public. Similarly, the
Wholesale trade sector also lost some employment in the past ten years. Despite
these nuances, generally the City has continued to experience positive employment
growth year-over-year and within the last decade across various industries (Figure
).
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Figure 11: Ten-year Employment Trends by Sector illustrating growth in various industries

Total Employment by NAIC Sector, 2015-2025

lobs
10,000 20,000 30,000 40,000 50,000 60,000 70,000

o

Accommeodation and food services
Administrative and support, waste management and remediation services
Agriculture, forestry, fishing and hunting

Arts, entertainment and recreation
Construction

Educational services

Finance and insurance

Health care and social assistance
Information and culturalindustries
Management of companies and enterprises
Manufacturing

Mining, quarrying, and vcil and gas extraction
Other services (except public administration)
Professional, scientific and technical services
Public administration

Real estate and rental and leasing

Retail trade

Transportation and warehousing

Utilities

Wholesale trade

B 2025Empl m2015Empl

Other notable trends respecting the top 5 sectors in the City are highlighted in the
table below (refer to Figure 12). Collectively, these sectors account for a large share
of employment within Mississauga:

Figure 12: Summary Table Highlighting Key Trends and Findings for Mississauga’s Top 5 Sectors

NAIC Sector Key Trends and Findings

\ENirlaitdla sl o Accounts for the largest employee base in Mississauga,
consisting of over 66,800 employees in 2025;

o Approximately 63% of all manufacturing jobs within
Mississauga are located within Ward 5;

o Since 2015, jobs in this sector have grown by less than 1%,
adding less than 500 workers; and

o This sector also experienced a decline of 3,300 workers when
compared to 2024, however this may be a temporary decline
given the economic situation at the time of writing (e.g. U.S-
imposed tariffs).

M MISSISSAUGa




2025 Employment Survey

NAIC Sector Key Trends and Findings

- elelar-1ile sl © Second largest sector in the City, and accounts for
and approximately 12% of all jobs within Mississauga;

WEICLWIIHGIE® o Over 61,000 jobs were recorded in this sector, with the
largest concentration situated within Ward 5;

o Largest share of jobs in this sector is concentrated within
Employment Areas (53%), followed by Special Purpose Areas
(36%); and

o Since 2015, this sector grew by 25%, adding an estimated
12,400 jobs.

M=l © Accounts for approximately 9% of all jobs within the City;

o Over 45,400 jobs were recorded in this sector in 2025, with
the largest concentration in Ward 5;

o Largest share of jobs in this sector is concentrated within
Employment Areas (37%), followed by Neighbourhoods
(25%); and

o Since 2015, this sector grew by 24%, adding an estimated
8,700 jobs to the City.

ALY © Accounts for approximately 8% of all jobs within Mississauga;

HERER o Over 45,000 jobs in this sector were recorded in 2025, with
the greatest concentration within Ward 5;

o Largest share of jobs in this sector is concentrated within
Employment Areas (68%), followed by Corporate Centres
(28%); and

o Since 2015, this sector experienced a decline having
decreased by an estimated 7,900 jobs.

TV N1l © Accounts for approximately 8% of all jobs within the City;

ERRIIEIN o Over 41,600 jobs were recorded in this sector in 2025, with
Assistance the greatest concentration within Ward 8;

o Largest share of jobs within this sector is concentrated within
Major Nodes with approximately 28% of all sector jobs
located within the Central Erin Mills Major Node; and

o Since 2015, this sector experienced significant growth,
increasing by approximately 60%, and adding an estimated
15,600 jobs. This was the largest growing sector over the 10-
year period.
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Employment Density

Gross employment density has increased in Mississauga over the last ten years. In
2015, overall employment density was estimated at 15 employees per hectare and
increased to approximately 18 employees per hectare in 2025.

Gross density has also changed across the City’s various character areas. For
instance, within Employment Areas density steadily increased from 29 employees per
hectare in 2015, to approximately 32 employees per hectare in 2025, representing an
estimated 10% increase (Figure 13).

Figure 13: Ten-year Employment Trends by Sector illustrate growth in various industries

Gross Employment Density by Character Area, Year 2015 and
2025 (Employees per Hectare)
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Character Area

Businesses in Mississauga

Over the past decade, Mississauga
experienced a modest increase in the number @ The Business Directory is a

. . . compiled list of businesses, contact
of businesses. Total businesses increased by information, and their geographic

approximately 1.0% since 2015, from an location. This is a voluntary list of

. . . almost 14,600 businesses that have
estimated 20,538 businesses recorded in 2015 agreed to have their information
to 23,779 operating businesses recorded in listed during the Employment
2025. These figures exclude home-based, fully SRR
remote businesses or self-employed URL:

https://data.mississauga.ca/dataset
s/073787e3977e4e2e9c68ff13093b
6d9e_0O/explore?location=43.60871
7%2C-79.675120%2C10 7

individuals without a physical location in
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Mississauga. The ten-year trend also shows that business count growth has generally
continued to trend upwards (Figure 14).

Figure 14: Change in Operating Businesses since 2015

Total Number of Recorded Operating Businesses by Year, 2015-2015
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Mississauga continues to be an attractive location for businesses within the Retail
Trade, Manufacturing, and Accommodation and Food Services sectors.

In 2025, Retail Trade accounted
for an estimated 15% of recorded
businesses within the City and
represented the largest share of
operating businesses. This is
followed by Other Services and
the Accommodation and Food
Services sectors which accounted
for approximately 12% and 10% of
all operating businesses within
Mississauga, respectively. Within
the past year, all three of these
sectors experienced growth in the
number of businesses (Figure 15).

Figure 15: Change in Operating Businesses since 2015

% Share of businesses by Sector, Top 5 Sectors, Year
2025

Retail trade, 15% ’

Manufacturing, 10%

Professional, scientificand,

Other services (except
public administration),
12%

The past decade illustrates a similar trend whereby the Accommodation, Retail Trade,
and Professional, Scientific and Technical Services sectors were recorded as having
the largest gains in business growth. Since 2015, these sectors were recorded as
having added over 1,800 businesses to Mississauga collectively.

M MISSISSauUGa




2025 Employment Survey

Trends by Business Size

Small, medium and large businesses Figure 16: Change in Operating Businesses since 2015
continue to thrive in Mississauga, with all

business sizes having experienced some Ten Year Growth (%) in Number
gains in 2025, when compared to the of Businesses, 2015-2025

previous year.

For 2025, small businesses comprised of
less than 20 employees continue to
represent the largest share of business
type within the City, and account for
approximately 79% of all operating
businesses recorded within Mississauga.
Growth in small businesses has increased
year-over-year by an estimated 29% and
by approximately 26% over the last

decade (Figure 16, right). m Small Businesses (1-19 employees)
m Medium-Sized Businesses (20-99 employees)

Since 2015, the City has continued to
experience moderate gains in the growth
of all business sizes, with the strongest growth experienced in the Accommodation
and Food Services and Retail Trade sectors. With respect to industry sectors, a large
proportion of the Health Care and Social Assistance sector is represented by small
businesses (approximately 90%), followed by Professional, scientific and technical
services (Figure 17).

Large Businesses (100+ employees)

Figure 17: Business sizes vary by industry sector.

Concentration of Businesses by Size of Business and NAIC Sector, Year 2025
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Trends by Character Area

For 2025, more than half (53%) of Mississauga’s businesses are located within
designated Employment Areas, with a large concentration located within the
Northeast Employment Area (West). This is generally consistent with the previous
year.

Neighbourhoods also support a respectable share of operating businesses,
accounting for approximately 17% of all businesses within the City. For 2025, the
largest concentration of businesses within Neighbourhoods is found within the
Lakeview Neighbourhood character area.

When looking at the ten-year trend, Corporate Centres and Major Nodes have
experienced the strongest business growth, having each recorded an increase of
approximately 26% (Figure 18). Despite these strong gains, the overall share of
businesses within each character area type has generally remained consistent since
2015.

Figure 18: Employment Areas account for a large share of businesses in Mississauga
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2025 Employment Survey

Methodology and Data Disclaimer

The Employment Survey is primarily conducted through in-person site visits to
operating businesses with a physical location by post-secondary student surveyors
between May and August. The Employment Survey is also conducted through phone
calls, email, and an online survey.

It is important to note that the Employment Survey is a voluntary, point-in-time
survey. The data and results may not reflect the most current circumstances,
particularly in industries with rapid and frequent changes. Data accuracy depends on
the quality of the information collected and survey respondents’ input. One of the key
challenges in data collection is gaining access to office locations which may reflect
low growth observed in some sectors (e.g. Professional services).

Establishments whose employees always work remotely and are without a physical
business location in Mississauga, as well as home-based work and self-employed
individuals, are not captured by the Employment Survey.

The City does not guarantee completeness or accuracy of information in the
Employment Survey's results and does not accept liability arising from the use or
misuse of all or portions of such information. For more information about the data
the City collects and shares, additional data disclaimers, and definitions visit the
Employment Survey webpage'.

Contact Us

For more information or to update your business directory
information, please contact the City Planning Strategies Division by
email at employment.survey@mississauga.ca.

For information about locating or expanding your business in
Mississauga, or general business development inquiries, visit
www.investmississauga.ca.

For more information on trends by character areas, City wards and industry sectors,
the following resources are also available on the City’s website:

e Interactive dashboards and storyboard with 10-year business trends:
https://city-planning-data-hub-1-mississauga.hub.arcgis.com/pages/employment

e 2025 Business Directory: Information on the City’s business community (in
Open Data).

TURL: https:/www.mississauga.ca/services-and-programs/business/employment-survey,
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