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1. Site History 
 

¶ 1967 ï Two existing 12 storey apartment buildings 

constructed. 

 

¶ June 20, 2007 ï Zoning By-law 0225-2007 came into force. 

The subject lands are zoned RA4-18 (Apartments) which 

permits apartment dwellings and G1 (Greenlands) which 

permits conservation, stormwater management facilities, 

flood control and/or erosion management, trails and passive 

recreation activity. 

 

¶ November 14, 2012 ï Mississauga Official Plan (MOP) 

came into force. The subject lands are designated 

Residential High Density and Greenlands in the Cooksville 

Neighbourhood Character Area. 

 
 

2. Site and Neighbourhood Context 
 

Site Information 

 

The property is located within the Cooksville Neighbourhood 

Character Area, on the west side of Argyle Road, south of 

Dundas Street West. The site is currently occupied by two 12 

storey rental apartment buildings with surface parking and 

minimal landscaped area. There are no shared outdoor 

amenity areas located on site. 

 

 

 

 

 

 

 

 

 

  

 

 

 

 

 

Image of existing conditions facing west 

Property Size and Use 

Frontages:  142.56 m (467.71 ft.) 

Depth: 173.9 m (570.5 ft.) 

Gross Lot Area: 2.15 ha (5.3 ac.) 

Existing Uses: Two 12 storey rental 
apartment buildings 
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Surrounding Land Uses 

 

The surrounding area is characterized by a mix of residential, 

and commercial uses. The immediate surrounding area 

located to the east and west is largely comprised of detached 

homes. The property located directly south of the subject lands 

consists of two 13 storey condominium apartment buildings. A 

four storey office building and one storey parking structure is 

located directly north of the site. An automobile sales centre 

and an automobile repair shop are located directly east and 

west of the office building. A 13 storey condominium 

apartment building with ground floor commercial and Parkerhill 

Centre Plaza are located on the north side of Dundas Street 

West, within a five minute walk from the subject lands. The 

plaza is comprised of retail and office uses including a grocery 

store, restaurant, convenience store, pharmacy and walk-in 

clinic. A 10 storey office building and 13 storey apartment 

building are located on the north side of Dundas Street West 

and an 11 storey apartment building is located on the south 

side of Dundas Street West, east of the subject lands. 

 

The surrounding land uses are: 

North:   Four storey office building and one storey parking 

structure, automobile sales centre, automobile repair 

shop, Parkerhill Centre plaza, condominium 

 apartment building 

East:  Detached homes, automobile sales centre, 

 apartment buildings, office buildings 

South: Detached homes 

West:  Detached homes 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Aerial Photo of 2570 and 2590 Argyle Road 

 

 

The Neighbourhood Context 
 
The site is located on the west side of Argyle Road, south of 
Dundas Street West within the Cooksville Neighbourhood 
Character Area. The surrounding area contains detached 
homes, apartments and office buildings. The subject lands are 
located in close proximity to Dundas Street West, which 
provides a range of uses including dental, medical office, 
restaurant and grocery establishments. The immediate area 
was largely developed during the 1960s and 1970s. 
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Demographics 

 

The property is located in an area that is undergoing steady 

growth. Based on the 2016 census, the existing population of 

the Cooksville Neighbourhood (West) area is 15,240 with a 

median age of 43 (compared to the Cityôs median age of 40). 

Sixty-eight percent of the neighbourhood population are of 

working age (15 to 64 years of age), with 15% children (0-14 

years) and 17% seniors (65 years and over). By 2031 and 

2041, the population for this area is forecasted to be 16,200 

and 16,300 respectively. The average household size is 3 

persons with 20% of people living in apartment buildings that 

are five storeys or more. The mix of housing tenure for the 

area is 3,975 units (73%) owned and 1,505 units (27%) rented 

with a vacancy rate of approximately 0.8%* and 0.9%*. In 

addition, the number of jobs within the Character Area is 

1,076. Total employment combined with the population results 

in a PPJ for Cooksville Neighbourhood (West) of 41 persons 

plus jobs per ha (16.6 persons plus jobs per ac.).  

 
*Please note that vacancy rate data does not come from the census. This 

information comes from CMHC which demarcates three geographic areas of 

Mississauga (Northeast, Northwest, and South). This specific Character 

Area is located within the South and Northeast geography. Please also note 

that the vacancy rate published by CMHC is ONLY for apartments. 

 

Other Development Applications 

 

The following development applications were recently 

approved or are currently being processed by the City in the 

immediate vicinity of the subject property:  

 

 

¶ OZ 14/006 ï 2560 and 2564 Confederation Parkway ï 

application approved for 4 live-work townhome units 

¶ OZ 18/017 ï 2515, 2522 and 2532 Argyle Road ï the 

proposal consists of 112 back to back stacked townhomes 

on a private road ï application refused by Council and 

appealed to the Local Planning Appeal Tribunal (LPAT) 

¶ OZ 19/007 ï 2476 and 2482 Confederation Parkway ï 

application in process for 4 semi-detached homes 

¶ OZ 19/017 ï 85 - 95 Dundas Street West and 98 Agnes 

Street ï application in process for an 18 storey residential 

building with ground floor commercial uses 

¶ SPM 19/135 ï 150 Paisley Boulevard West ï application 

in process for a 10 storey rental apartment building 

containing 82 units with a 3 storey parking garage. 

 

Community and Transportation Services 

 

This application will have minimal impact on existing services 

in the community. The site is located 417 metres (1,368 ft.) 

southeast of Brickyard Park which contains a playground, 

baseball diamond, soccer field, spray pad, toboggan hill and 

washroom facilities. Parkerhill Park contains a playground and 

is located 284 metres (932 ft.) north of the subject property. 

The site is also located 700 m (0.43 mi.) northwest of 

Floradale Park which contains a playground and splash pad. 

The property is located 900 metres (0.55 mi.) from Cooksville 

Library. Additional comments from Community Services 

regarding City parks and facilities can be reviewed within 

Section 8 of this Appendix. 

 

On June 20, 2018, the Dundas Connects Master Plan was 
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endorsed by Council, which studied the feasibility of locating 

higher order transit along the Dundas Street corridor. The Plan 

proposes enhancement of the pedestrian space along Dundas 

Street with wider sidewalks, landscaping, street furniture, and 

providing for other desirable streetscape elements such as 

patios and retail spill out space. It also recommends creating a 

complete street for all users with pedestrian space that is 

vibrant, safe and accessible and has continuous and 

consistent planting. A mix of uses and transit supportive 

intensification is encouraged to support higher order transit on 

the Dundas Street Corridor. The intensification of this site 

would contribute to this objective. Since Dundas Connects 

provides no detailed assessment specifically for the Cooksville 

Neighbourhood Character Area, the policies of Mississauga 

Official Plan continue to provide direction for assessment of 

applications for increased density.  

 

In addition, the subject property is within a proposed Major 

Transit Station Area (MTSA) which will be serviced by a Bus 

Rapid Transit (BRT) station located at Dundas Street West 

and Confederation Parkway, approximately 450 metres from 

the subject lands. 

 

The following major MiWay bus routes currently service the 

site: 

 

¶ Route 1 ï Dundas 

¶ Route 101 ï Dundas Express 

¶ Route 4 ï Sherway Gardens. The closest bus stop is 
located at Confederation Parkway and Paisley 
Boulevard West. The route provides connection to 
Sherway Gardens, Queensway Health Centre, Dixie 

Outlet Mall and Westdale Mall via Dundas Street West, 
North Service Road and Queensway East . 

 

3. Project Details 
 

The applications are to permit a new 15 storey rental 
apartment building. The two existing 12 storey rental 
apartment buildings will remain. 
 

Development Proposal 

Applications 
submitted: 

Received: October 9, 2020 
Deemed complete: October 28, 2020 

Developer/ 
Owner: 

574199 Ontario Inc. 

Applicant: Bousfields Inc. 

Number of units: 250 

Existing Gross 
Floor Area: 

21,189.60 m2 (228,082 ft2) 

Proposed 
Additional Gross 
Floor Area: 

 

19,454.27 m2  (209,404 ft2) 

Height: 46.0 m and 15 storeys  

Lot Coverage: 25% 

Floor Space Index: 1.89 

Landscaped Area: 42 % 

Anticipated 
Population: 

548* 
*Average household sizes for all units 
(by type) based on the 2016 Census 

Parking: 
resident spaces 
visitor spaces 
total 

Required 
578 
113 
691 

Provided 
503 
101 
604 

Green Initiatives: ¶ Green roof 

¶ Rainwater harvesting tank 
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Supporting Studies and Plans 

 

The applicant has submitted the following information in 

support of the applications which can be viewed at 

http://www.mississauga.ca/portal/residents/development-

applications: 

 

¶ Context Plan 

¶ Survey 

¶ Concept Site Plan 

¶ Floor Plans 

¶ Building Elevations 

¶ Coloured Perspectives 

¶ Preliminary Site Servicing and Grading Plans 

¶ Post Development Drainage Plan 

¶ Landscape Plan 

¶ Tree Preservation Plan 

¶ Tree Removal Inventory 

¶ Draft Official Plan Amendment 

¶ Draft Zoning By-law 

¶ Parcel Registers 

¶ Planning and Urban Design Rationale 

¶ Shadow Study 

¶ Pedestrian Wind Study 

¶ Preliminary Environmental Noise Report 

¶ Urban Transportation Considerations Report 

¶ Phase I Environmental Assessment 

¶ Functional Servicing and Preliminary Stormwater 
Management Report 

¶ Hydrogeological Assessment Report 

¶ Geotechnical Investigation and Engineering Design 
Report 

¶ Stage 1-2 Archaeological Property Assessment 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

http://www.mississauga.ca/portal/residents/development-applications
http://www.mississauga.ca/portal/residents/development-applications
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Concept Plan and Elevations 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Site Plan
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Elevations 
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Applicantôs Rendering 


































