Mississauga
Fourplex Debate

October 11, 2023 Council Meeting




Understanding the Housing
Crisis in Mississauga



Avg detached home in Mississauga can cost
over $10,000/month to live in

* Avg Price: $1,571,500
* Mortgage: $1,257,200 (80%)
* Monthly Payment: $8,925.77

 Total Cost: over S10k/month

* With property taxes, utilities,
etc.

* And, that is only if you can
come up with $314,000
downpayment

Payment amount

Mortgage amount

(Actual mortgage amount may change
based on TD down payment
requirements)

Interest rate

Amortization period

Payment frequency

$8,92577 / Monthly

Add TD Credit Protection
1,257,200

5 Year Closed Variable Rate Mortgage 7.05%
25 years

Manthly

View amortization and term schedule

https://trreb.ca/files/market-stats/home-price-index/TREB_MLS_HPI_Public_Tables_0823.pdf




Majority of Mississauga’s Land is Single

Family Homes

* Yellow on the map are
areas with only detached
dwellings

* Converting S10k/month
homes that VERY few can
afford to multiple homes
that many more can afford

LOW DENSITY RESIDENTIAL ZONING

https://pub-mississauga.escribemeetings.com/filestream.ashx?Documentld=40540



Housing costs are driving people to leave Peel
region, 1/3 young people are even considering
leaving the country all together

Net Domestic Migration, Number of Persons, Peel
Region, All Ages
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How is the housing crisis impacting younger Canadians?

1in 3 are considering leaving Canada entirely because of the cost of
housing.

The first report from a comprehensive, national survey @abacusdataca
conducted with @CREA_ACI

Full details: abacusdata.ca/the-housing-cr...

Based on the aflordability of housing in your area, to what extent are you considering each of the following?

Young Canadians are most willing to consider relocating to find affordable
housing, with a striking 34% considering leaving the country

Considering + Heavily
considering

Reloacting to a different town/city in the province
you currently live in

Relocating to a different province “ 41%

46%

Relocating to a different country 345

® Not considering atall  « Moderately considering ~ Considering  + Heavily g # Have recently done this
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What are the hesitations?
Fourplexes will be eyesores



Fourplexes will ruin Mineola and Lorne Park

e 1950s style box fourplexes
won’t show up in our higher
income neighbourhoods

Lot economics dictate what
can be built

* For example:

* S2.5M lot + S1.5M construction
= S4M total cost

* Maybe sells for S5M total

e Or, four $S1.25M units

Townhouse style fourplex from Calgary - https://www.rndsqr.ca/past/al48



Fourplexes can look just like current new
builds already happening in Mississauga

Existing Single Family in Mississauga Fourplex in Calgary
on Tecumseh Ave (lot split + rebuild of old bungalow) https://www.rndsqr.ca/past/sal6



Fourplexes can actually be less intrusive than
current single family rebuilds in Mississauga

RE

This is Starfield Crescent in Meadowvale (Ward 9)



Example of a Fourplex for Sale in Etobicoke

* Looks just like a single-family e

home on the street (G) Housesigma Q @

e But has homes for 4 different

families
* Two 2-bedroom units
* One 1-bedroom unit
* One bachelor unit

4 Treeview Dr

Etobicoke - Alderwood

For Sale Multiplex

Listed for: $2,195,000 Listed 13 days ago




What are the hesitations?
We need to do more homework



This issue has been debated, discussed, studied,
researched exhaustively in the broader GTA
housing policy discourse

lement Preliminary Zoning Recommendations
Option P! Y 9
4 Up to three Currently, triplexes are only Update Official Plan to permit City- GFA Shall adhere to existing
dwelling units. permitted in RM7 zones. wide. zone regulations
inasingle- Second units are already Setbacks Shall adhere to existing
detached permitted everywhere in Update zoning by-law: zone regulations
. . home, semi- M\SSISSa\{gE provided they + Revise residential zopes to Height Shall adhere to existing
detached, or are contained within the permit up to three units in all zone regulations
* City of Toronto had an extensive process
New Provincial legislation zones Lot Goverage Z:':! f:hj;zé?‘:xmmg
mandates that up to three +  Add zoning regulations (see g
dwelling units are permitted next column) Parking Staff are still reviewing
. as-of-right in detached, recommended parking
semi-detached and row rates at this time
house lots.
5 More than Currently, multiplexes are Staff are reviewing the GFA Shall adhere to existing
three dwelling only permitted in RA appropriateness of allowing 2one regulations
units per lot (apartment) zones. multiplexes in low rise areas in the Rear yard setback 7.0m (23ft)
° (Multiplexes Official Plan. (corner lots)
. four units or No Provincial legislative Side yard setback 1.2m (3.91)
a | l a n e n O rS e I a S W e e more) requirement. No changes to the Zoning By-law (interior)
are recommended at this time. Side yard setbacks 4.0m (13.4f)
(corner)
Height Shall adhere to existing
zone regulations
Lot Coverage Shall adhere to existing
zone regulations
L4 L4 [ L Parking Staff are still reviewing
. recommended parking
rates at this time.

reports and shared initial considerations ,

including zoning in April e *
* Economic feasibility by Parcel Economics S, [0 o o e ioul
* Built Form by Smart Density i)

* Potential zoning requirements
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Increasing Housing Choices in
ississauga’s Neighbourhoods
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Stakeholders have created design catalogues for

13 commons housing types

RE Housing Project

* Independent initiative
led by UofT, Tuf Lab and
LGA Architectural
Partners

* Examined 13 different
housing types and made
layouts for how multiple
units can be added

eeeeeeeeeeeeeeee

08 Postwar Sidesplit 09 Postwar Semi 1-Floor 10 Postwar Semi 2-Floor

13 Metroburb Wide

https://rehousing.ca/Housing-Catalogue




“Metroburb” is one example that is common in
Mississauga

The Metroburb generation are commonly found in the suburban
neighbourhoods of Etobicoke, Scarborough and North York - as well as
surrounding GTA municipalities like Mississauga, Brampton, Markham,
Richmond Hill and Vaughan.

The Metroburb Wide is characterized by a high lot coverage and
attached "snout” garage facing the street and typically sized to _
accomodate two cars. The plan is usually organized around a central . ‘ﬂ
stair in a ‘ninesquare’ grid organization with rooms along the perimeter. \ / &
The large building size relative to the lot dimensions makes it

challenging to propose substantial additions or expansions to the house

without exceeding the lot coverage and density regulations (floor space . ‘ 1
index) for the site. ™,

https://rehousing.ca/13-Metroburb-Wide



We are all familiar with these types of homes

Presented below are a few examples of the Metroburb Wide type for your viewing and pricing reference.

Port Royal Tr, Scarborough Dawnmist Cres, Scarborough

Lot

x 104.3 f
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Project created layouts for low/medium
intensity and new build scenarios

New Build —

Low — 3 units ' — '
Medium — 5 units ctacked towns
FEa
iy ‘__jfﬂ
M il |5 .S




UofT School of Cities worked with Toronto to come up
with zoning changes to make some of these layout
work

* A lot of the work around
details such as:
* Floor space index
* Height
* Depth
* Setbacks

e ...has been well researched
and documented

s sz wm | AQQQ

https://www.toronto.ca/legdocs/mmis/2023/ph/bgrd/backgroundfile-235835.pdf



What are the hesitations?

naven’t looked at this work, need to better
understand it to get the details right




You can effectively control where fourplexex will
be feasible through the zoning standards

e Council endorsing four units as-of-right across the City does not
mean you have lost all control

* Fourplexes will not start popping up left and right on all postage
sized lots

* The details will be in the zoning by-law that Staff will work on —
that is what requires extensive consultation with Housing Panel +
expert stakeholders



Victoria, B.C. example shows that details are
what is most relevant

“Victoria was the first B.C. municipality to adopt a policy to allow
up to six units on a single-family lot with the aim of adding housing
that’s more affordable than a single-family home and more
spacious than a condo. But in the four months since it took effect,
there have been no applications for multi-unit housing.”

Vancouver Sun, August 8, 2023

https://vancouversun.com/business/real-estate/victoria-missing-middle-housing-restrictions



What are the hesitations?
Okay, why 4 units, why not do 3 units?



Mississauga’s own commissioned report found
that 3-unit rental new builds are not feasible

Figure 2.13
Revenues vs. Costs (Rental)
Fourplex Triplex
{ $ 1,582,000
$ 1,265,000
Bgnldmg Sale $ 1.466.000 Equity Invested Equity
(after Debt (50% of Costs) ; Invested
Repayment) . | (50% of
Bubding Sale % i Costs)
(after Debt $ 1.177.000{ .
Repayment) |
10 yrs of
Rent (after gaatZ8.000 10 yrs of Rent ;
(after Debt i
Revenue Costs Revenue Costs

Source: Parcel




Okay, what should we do?



You can effectively control where fourplexes will
be feasible through the zoning standards

1. Council endorse allowing 4 units as-of-right on all single family
lots in the City of Mississauga

2. Council direct staff to prepare a zoning bylaw in consultation
with the Housing Panel and hold a public information session.

3. Council direct staff to report back with a recommended zoning
by-law in Q1 2024



Thank you!
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