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ES 5. Potential Effects , Mitigation Measures and Monitoring Activities  

Section 5 includes an overview of potential effects, mitigation measures and monitoring 
activities associated with the Project. Potential effects, mitigation measures and 
monitoring activities are separated by the construction and operations phases of the 
Project. 

ES 6. Future  Commitments  

Commitments to future work are summarized in Section 6. Commitments to future work 
are separated by the construction, operations, and design phases of the Project.  

ES 7. Permits and Approvals  

No permits or approvals associated with the socio-economic environment are 
anticipated.  
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2. Methodology  

The methodology for the Study involves the completion of four (4) main tasks: 

1. Policy review; 

2. Existing conditions review; 

3. Site Visit; and 

4. Documentation of Potential Impacts, Mitigation Measures, and Monitoring 
Activities. 

2.1 Policy  Review  

A background review was conducted using applicable provincial, municipal, and other 
relevant policy documents to identify and understand the planning framework and 
current land use designations affecting the Study Area.  

2.2 Existing Conditions Review  

An existing conditions review was conducted within the Study Area, which included 
neighbourhood profiles, community amenities, and development applications 
present. These categories broadly describe the socio-economic and land use 
environment along Dundas Street that the Project may interact with. Neighbourhood 
profiles were developed using municipal data portals, Census information, mapping 
software, site visit observations and other desktop resources. Community Amenities 
were captured using Google Maps and confirmed with site visit observations. 
Development Applications were available through municipal data portals. 

2.3 Site Visit  

A site visit was used to verify the data collected in the previous tasks, and to document 
any additional socio-economic features within the Study Area. The site visit occurred on 
April 14, 2021. Photos from the Site Visit are provided in Appendix B.  
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2.4 Potential Impacts, Mitigation Measures, and M onitoring 
Activities  

Socio-economic features and land uses identified in the previous two sections were 
assessed against the Project to determine potential adverse impacts and opportunities 
which may result from the Project. Based on the potential adverse impacts identified, 
appropriate mitigation measures (where impacts are anticipated) are provided, with the 
aim of reducing or eliminating adverse impacts. Monitoring requirements are also 
identified, for both the construction and operation phases of the Project. Impacts and 
mitigation are based on industry best practice.  

 

 

 

 

 

 

 

 





























Metrolinx  / City of Mississauga  
Socio-Economic and Land Use Study  
Dundas Bus Rapid Transit Mississauga East Project   

18 

3.2.4.1.2 Community Nodes 

Whereas the Downtown is to function as a major regional and City centre, Community 
Nodes are planned to serve as centres for the Neighbourhoods that surround them. The 
Dixie-Dundas Community Node falls partially within the Study Area. While some 
Community Nodes such as Streetsville and Port Credit are already well established with 
a mix of uses, the Dixie-Dundas Community Node is currently predominated by 
commercial uses and requires new community infrastructure. Community Nodes feature 
a lower density target than the Downtown structure element, with a gross density of 100 
to 200 people and jobs combined per hectare envisaged. Furthermore, the ratio of 
people to jobs strikes a different balance, with a range offered between 2:1 and 1:2, 
again measured as an average across the entirety of the Community Node. In addition 
to encouraging investments in community infrastructure and other active uses, the 
Official Plan states that Community Nodes are intended to serve as older adult clusters 
where infrastructure, services and programs are in place to serve the needs of an aging 
population. Furthermore, Community Nodes are areas where the development of 
Secondary Office (i.e., offices less than 10,000 square metres or accommodating less 
than 500 jobs) will be encouraged. The specific boundaries of the Dixie Dundas 
Community Node are not yet defined in the Mississauga Official Plan, although 
boundaries are proposed in the Dundas Connects Master Plan (see below).  

3.2.4.1.3 Neighbourhoods 

The Study Area overlaps with several Neighbourhoods. The Neighbourhoods 
intersected by the Study Area are shown in Figure A2, Appendix A include Cooksville, 
Mississauga Valleys, Applewood and Dixie Dundas. Neighbourhoods are not identified 
as Intensification Areas within the Mississauga Official plan; they will accommodate the 
lowest densities and building heights and provide lands solely for residential uses. The 
Mississauga Official Plan is clear that Neighbourhoods are to remain stable residential 
areas where the existing character is to be preserved. Small scale intensification is 
permitted through the infill and the development of existing commercial sites as mixed-
use areas. Higher density uses may be considered, but only where suitable sites have 
been identified through a local area review, along Corridors, or in conjunction with 
existing apartment sites or commercial centres. In all cases, development must be 
sensitive to the existing and planned context and will include appropriate transitions in 
use, form, density, and scale. 

3.2.4.1.4 Employment Areas 

The Dixie Employment Area near Dixie Drive is within the Study Area. Similar to 
Neighborhoods, Employment Areas are not identified as Intensification Areas within the 
Mississauga Official plan; they will accommodate the lowest densities and building 
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or adjacent to a flood plain only where they are protected to the elevation of the 
Regulatory Flood and do not impact upstream or downstream properties. 

3.2.4.4 Policies Specific to Character Areas 

The general land use policies contained within the Mississauga Official Plan are further 
modified by area-specific policies associated with Character Areas. All of Mississauga is 
divided into a series of Character Areas which are commensurate with the City 
Structure elements. There are several Character Areas covered by the Study area. 
References to Character Area policies below only include those that significantly modify 
or provide additional guidance for land uses / lands that are found within the Study area. 

3.2.4.4.1 Downtown Character Areas 

There are a number of policies associated with Downtown Character Areas that provide 
further guidance on land use and built form. Policies that modify those associated with 
the general land use designations include a stipulation that retail or office uses are to be 
provided on the ground floor within lands designated Mixed Use, Convenience 
Commercial or Office, that major office is a permitted use within the Mixed Use 
Designation. Additional built form policies include the establishment of a minimum 
building height of three storeys, transitions from higher density and height to lower 
density and height developments and setting a maximum building height for Residential 
High Density uses at 25 storeys. 

The general designation and Downtown Character Area policies are further modified by 
policies associated with the Downtown Cooksville Character Area. Additional policy 
direction is provided to encourage a high level of urban design and intensity of 
development along principal street frontages, a main street character for Hurontario and 
Dundas Streets, active street edges through grade-related retail, and built form that 
judiciously frames streets without overwhelming them. The main street, pedestrian 
friendly role of Dundas and Hurontario is further articulated through policies that direct 
that development feature commercial frontages broken up into smaller retail units, the 
placement of parking and servicing behind the building rather than between the building 
and the street, and the avoidance of split level frontages and long, continuous building 
faces without perceptual breaks in volume or articulation. These policies also speak to 
highlighting the Dundas and Hurontario intersection with taller, more prominent 
buildings and a general height progression from this intersection to the edges of the 
Character Area. Building heights are further regulated the establishment of a ratio of 1:2 
of building height to eventual street width along Hurontario and Dundas. 
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3.2.4.4.2 Neighbourhood Character Areas 

Neighbourhood Character Areas are defined by additional policies that govern the 
height of development, including a maximum building height of four storeys, and 
consideration for proposals that exceed this height only on the basis that they 
demonstrate an appropriate transition in height and that the City Structure hierarchy is 
maintained. The Neighbourhood Character Area specific policies also contemplate infill 
development on sites with existing apartment buildings, with this infill development 
restricted to uses permitted under the Residential Medium Density designation. 

Within three Neighbourhood Character Areas that are coincident with the Study Area, 
the Residential Medium Density designation permits low-rise apartment dwellings. This 
additional permission applies to the Applewood, Cooksville and Mississauga Valleys 
Neighbourhood Character Areas. The former two Character Areas also include 
additional policies related to built form, including a maximum building height of eight 
storeys on lands designated Residential High Density in the Cooksville Neighbourhood 
and a maximum height consistent with that of existing buildings on properties 
designated Residential Medium and High Density in the Applewood Neighbourhood. 
This height restriction in Applewood is explicitly associated with transitioning to adjacent 
low density housing forms, a concept that is repeated in the Cooksville Neighbourhood 
where policy directs that transition take place between sites that front Dundas and those 
that are immediately behind. The Applewood Neighbourhood Character Area provides 
further direction for properties along Dundas Street related to promoting a continuous 
street frontage and minimizing the amount of parking between the building face and 
street. 

3.2.4.4.3 Employment Character Areas 

Within Employment Character Areas, the general land use designations are modified to 
place primacy on those uses that are employment-focused, and to diminish or disallow 
those that may come into conflict. As such, Residential, Mixed Use and Convenience 
Commercial designations beyond those that already exist will not be permitted, and 
residential uses will not be permitted within existing Mixed Use and Convenience 
Commercial designations. The Mixed Use designation is further modified within the 
Dixie Employment Area, with outdoor flea markets prohibited and manufacturing, 
research and development and warehousing, distributing and wholesaling permitted 
within enclosed buildings. Existing uses that require extensive outdoor processing and 
storage will be permitted and may expand, with the exception of those lands that are 
adjacent to residentially designated lands. 

The Dixie Employment Area also features policies related to urban design, including the 
creation of gateway treatments through the massing of buildings, the punctuation of built 































Metrolinx  / City of Mississauga  
Socio-Economic and Land Use Study  
Dundas Bus Rapid Transit Mississauga East Project   

39 

Avenue. Constitution Boulevard, and Dixie Road. The cycling routes within the central 
portion of the Study Area are illustrated in Figure A7, Appendix A. 

4.1.4 Demographics 

The following section provides key demographic data available from the 2016 Census to 
outline the existing social and economic conditions in the neighbourhoods of the Study 
Area. Within Mississauga, these include Cooksville West, Cooksville Downtown, and 
Cooksville East, Mississauga Valleys and Applewood Neighbourhoods, and the Dixie 
Employment Area. Within the City of Toronto, these are the Islington-City Centre and 
Markland Wood Neighbourhoods. City-wide data are also provided to support analysis 
of local characteristics of neighbourhoods. Given that the two neighbourhoods within 
Toronto are located adjacent to Mississauga and would share many characteristics, 
city-wide data has not been provided for the City of Toronto. 

Table 4-2 provides the proportion of population by age group in the Study Area. Most 
neighbourhoods are consistent with the City-wide average except Cooksville Downtown 
and the Dixies Employment Area. Cooksville Downtown has a higher than the average 
population in the 0-14 age bracket. Dixie Employment Area which has a large proportion 
of its population being 65+. It is worth noting that the Dixie Employment Area has a 
lower population than other neighbourhoods.  

Table 4-2: Proportion of Population by Age Group of the Study Area and 
the City of Mississauga, 2016  

Area Total Pop. 0-14 15-64 65+ 

Cooksville 
(West) 
Neighbourhood 

15,240 14.6% 68.0% 17.3% 

Cooksville 
Downtown 

9,310 19.9% 65.2% 14.9% 

Cooksville 
(East) 
Neighbourhood 

8,650 15.1% 66.2% 18.7% 

City of 
Mississauga 

721,599 16.8% 69.1% 14.1% 

Mississauga 
Valleys 
Neighbourhood 

12,215 15.5% 66.0% 18.5% 

Dixie 
Employment 
Area 

1,080 6.5% 57.9% 35.6% 

Applewood 
Neighbourhood 

36,655 17.3% 65.8% 16.9% 
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Area Total Pop. 0-14 15-64 65+ 

Islington City 
Centre 
(Toronto) 

43,965 13.5% 71% 15.5% 

Markland Wood 
(Toronto) 

10,554 12.8% 62.2% 25.0% 

City of 
Mississauga 

721,599 16.8% 69.1% 14.1% 

Table 4-3 provides population growth between 2011 and 2016 in the Study Area. 
Compared to the City-wide average, all neighbourhoods saw population decline except 
the Cooksville East Neighbourhood, Islington City Centre and Dixie Employment Area 
which had population growth well above the City-wide average.  

Table 4-3: Population Growth between 2011 -2016 in t he Study Area and the 
City of Mis sissauga  

Area Total Pop. (2011) Total Pop. (2016) Pop. change 

Cooksville (West) 
Neighbourhood 

15,685 15,240 -2.8% 

Cooksville 
Downtown 

9,645 9,310 -3.5% 

Cooksville (East) 
Neighbourhood 

8,130 8,650 6.4% 

Mississauga Valleys 
Neighbourhood 

12,970 12,215 -5.8% 

Dixie Employment 
Area 

495 1,080 118.2% 

Applewood 
Neighbourhood 

37,305 36,655 -1.7% 

Islington City Centre 
(Toronto) 

37,194 
 

43,965 15.4% 

Markland Wood 
(Toronto) 

10,438 10,554 1.1 

City of Mississauga 713,443 721,599 1.1% 

Table 4-4 includes the proportion of population by gender in the central portion of the 
Study Area. All neighbourhoods are generally consistent with the City-wide average.  

Table 4-4: Proportion of Po pulation by Gender in  the Study Area and the 
City of Mississauga, 2016  

Area Female Male Total Pop.  

Cooksville (West) 
Neighbourhood 

52.1% 47.9% 15,240 

Cooksville 
Downtown 

52.8% 47.2% 9,310 

Cooksville (East) 
Neighbourhood 

50.8% 49.2% 8,650 
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Area Average Household Size 

City of Mississauga 3 

Table 4-8 provides a summary of the top five non-official languages spoken at home 
throughout the Study Area. In general, many of top the non-official languages spoken at 
home throughout the entire City of Mississauga are some of the top non-official 
languages spoken at home in the neighbourhoods in question. Of note is the presence 
of Tagalog as a top-five non-official language spoken at home in the Cooksville West 
and Cooksville Downtown neighbourhoods, despite not being a top-five City-wide 
language. Also of note is the presence of Polish as the top non-official language spoken 
at home in all three City of Mississauga neighbourhoods, whereas City-wide it is the 
fourth. Both of the City of Toronto neighbourhoods have several eastern European 
languages spoken as the top non-official languages spoken at home which are not in 
the top five in the City of Mississauga including Ukrainian and Serbian. 

Table 4-8: Top 5 non -official Languages spoken at home by population  in 
the Study Area and the City of Mississauga, 2016  

Area 1 2 3 4 5 Total Pop. 

Cooksville 
(West) 
Neighbourhood 

Polish 
(830) 

Portuguese 
(455) 

Mandarin 
(365) 

Urdu  
(335) 

Tagalog 
(250) 

15,240 

Cooksville 
Downtown 

Urdu  
(640) 

Arabic 
(490) 

Polish 
(490) 

Tagalog 
(190) 

Tamil  
(190) 

9,310 

Cooksville 
(East) 
Neighbourhood 

Polish 
(420) 

Italian  
(185) 

Portuguese 
(175) 

Vietnamese 
(160) 

Urdu  
(130) 

8,650 

Mississauga 
Valleys 
Neighbourhood 

Polish 
(790) 

Tagalog 
(310) 

Spanish 
(255) 

Ukrainian 
(235) 

Arabic 
(195) 

12,970 

Dixie 
Employment 
Area 

Polish  
(50) 

Urdu  
(30) 

Portuguese 
(20) 

Arabic  
(15) 

Italian  
(15) 

495 

Applewood 
Neighbourhood 

Polish 
(1,250) 

Urdu 
(1,025) 

Vietnamese 
(855) 

Mandarin 
(835) 

Ukrainian 
(830) 

37,305 

Islington City 
Centre 
(Toronto) 

Korean 
(1,145) 

Ukrainian 
(1,000) 

Spanish 
(770) 

Serbian 
(725) 

Russian 
(660) 

37,194 
 

Markland Wood 
(Toronto) 

Serbian 
(575) 

Ukrainian 
(210) 

Polish 
(205) 

Korean 
(115) 

Mandarin 
(110) 

10,438 

City of 
Mississauga 

Urdu 
(23,285) 

Mandarin 
(17,980) 

Arabic 
(16,645) 

Polish 
(14,595) 

Punjabi 
(13,090) 

713,443 

Table 4-9 includes mean and median household incomes in the Study Area. With the 
exception of Cooksville East and West and Markland Wood, all of the neighbourhoods 
are below the mean and median household incomes compared to the City-wide 
average.  
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Table 4-9: Mean and Median Household Incomes in the Study Area and the 
City of M ississauga, 2016  

Area Mean (Average) Median 

Erindale Neighbourhood $98,567 $77,812 

Cooksville (West) 
Neighbourhood 

$101,620 $80,659 

Cooksville Downtown $55,725 $49,722 

Cooksville (East) 
Neighbourhood 

$100,783 $85,129 

Mississauga Valleys 
Neighbourhood 

$87,689 $76,446 

Dixie Employment Area $46,909 $33,283 

Applewood 
Neighbourhood 

$79,476 $64,802 

Islington City Centre 
(Toronto) 

$98,645 $72,921 

Markland Wood (Toronto) $127,211 $86,965 

City of Mississauga $105,462 $83,018 

Table 4-10 includes dwellings and proportions of dwelling tenures in the Study Area. 
Significantly more dwellings in Cooksville Downtown are rented compared to the City-
wide average. This corresponds with the low median income in Cooksville Downtown as 
represented in the previous table. The Dixie Employment Area, Applewood, and 
Islington City Center neighbourhoods also have above-average dwelling rental, though 
less pronounced than Cooksville Downtown. Housing tenure is consistent with the City-
wide average for other study neighbourhoods.  

Table 4-10 Dwellings and Proportions of Dwelling Tenures in the Study 
Area and the City of Mississauga  

Area Total Dwellings Owned  Rented 

Cooksville (West) 
Neighbourhood 

5,480 72.5% 27.5% 

Cooksville 
Downtown 

3,805 39.8% 60.2% 

Cooksville (East) 
Neighbourhood 

3,080 74.7% 25.3% 

Mississauga Valleys 
Neighbourhood 

4,245 79.6% 20.4% 

Dixie Employment 
Area 

520 51.0% 49.0% 

Applewood 
Neighbourhood 

13,390 56.3% 43.7% 

Islington City Centre 
(Toronto) 

19,911 58.0% 42.0% 

Markland Wood 
(Toronto) 

4,348 73.6% 26.4% 
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Area Total Dwellings Owned  Rented 

City of Mississauga 240,910 72.3% 27.7% 

Table 4-11 includes labour force status by percentage within the Study Area. The 
unemployment rate is generally consistent between the study area neighbourhoods and 
the City-wide average. The employment rate is generally lower and the population not in 
the labour force generally higher than the City-wide average. The one exception is the 
Dixie Employment Area, which has low employment and labour participation rates 
compared to the City-wide average. 

Table 4-11: Labour Force Status by Percentage within the Study Area and 
the City of Mississauga, 2016  

Area Employment Rate Unemployment Rate Not in Labour Force 

Cooksville (West) 
Neighbourhood 

59.1% 4.0% 37.0% 

Cooksville 
Downtown 

54.4% 5.8% 39.8% 

Cooksville (East) 
Neighbourhood 

58.8% 5.1% 36.1% 

Mississauga Valleys 
Neighbourhood 

60.9% 5.2% 33.9% 

Dixie Employment 
Area 

42.9% 5.7% 51.4% 

Applewood 
Neighbourhood 

56.2% 5.6% 38.2% 

Islington City Centre 
(Toronto) 

63.6% 7.3% 29.1% 

Markland Wood 
(Toronto) 

56.2% 6.1% 37.7% 

City of Mississauga 65.2% 5.3% 29.5% 

Table 4-12 includes occupations by National Occupational Classification in the Study 
Area. Occupations between neighbourhoods and the City-wide average are relatively 
consistent with no major variations except for the Dixie Employment Area, which as 
explained previously, has a small population compared to other neighbourhoods.  

Table 4-12: Occupations by National Occupational Classificat ion (see key 
below) in the Study Area and the City of Mississauga, 2016  

Area 0 1 2 3 4 5 6 7 8 9 Total  
Employ

ed 
Populat

ion 
Cooksville 
(West) 
Neighbourhood 

10.4% 19.3% 7.4% 5.8% 9.5% 2.4% 23.5% 15.0% 0.5% 6.5% 8,210 
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Area 0 1 2 3 4 5 6 7 8 9 Total  
Employ

ed 
Populat

ion 
Cooksville 
Downtown 

6.6% 18.5% 10.9% 5.3% 7.1% 1.7% 28.5% 13.8% 0.5% 7.2% 4,235 

Cooksville 
(East) 
Neighbourhood 

10.9% 18.2% 6.5% 4.5% 10.3% 2.1% 23.7% 16.4% 1.4% 6.1% 4,625 

Mississauga 
Valleys 
Neighbourhood 

8.7% 17.9% 8.0% 5.8% 9.5% 2.7% 25.2% 16.0% 1.3% 5.0% 8.7% 

Dixie 
Employment 
Area 

8.8% 15.0% 2.5% 2.5% 3.8% 5.0% 35.0% 20.0% 2.5% 8.8% 400 

Applewood 
Neighbourhood 

8.7% 16.9% 8.0% 4.7% 7.5% 2.9% 27.0% 16.2% 0.7% 7.4% 17,950 

Islington City 
Centre 
(Toronto) 

13.2% 20.0% 9.8% 5.6% 11.7% 4.0% 23.1% 9.3% 0.7% 2.5% 24,980 

Markland Wood 
(Toronto) 

13.7% 18.1% 10.7% 4.4% 13.2% 4.9% 20.9% 12.0% 0.5% 2.0% 5,345 

City of 
Mississauga 

11.5% 19.3% 9.8% 5.5% 9.1% 2.5% 24.4% 12.1% 0.7% 5.2% 382,205 

National Occupation Codes: 
0. Management 
1. Business, Finance and Administration 
2. Natural and Applied Sciences 
3. Health 
4. Education, Law and Social, Community and Government Services 
5. Art, Culture, Recreation and Sport 
6. Sales and Service 
7. Trades, Transport and Equipment Operators 
8. Natural Resources, Agriculture 
9. Manufacturing and Utilities 

Table 4-13 includes commute to work by mode within the Study Area. Public transit and 
walking make up a larger percentage of modes compared to the City-wide average for 
the Cooksville Downtown and Islington City Center neighbourhoods. Consequently, 
driving makes up a smaller percentage compared to the City-wide average. Other 
neighbourhoods are fairly consistent with City-wide averages.  
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heatwaves, indoor walking space, and so on, that similar venues such as plazas and 
strip malls do not.  

The following community amenities were identified within the central portion of the 
Study Area. These can be found in Figures A7-1 through A7-4, Appendix A using the 
Figure IDs provided in the table below. 

Table 4-14: Community Amenities in the central  portion of the Study Area  

Name Amenity Type ID 

Newcomer Centre of Peel Community Resources 1 

Correctional Service of Canada Peel 
Office 

Community Resources 2 

Sgt David Yakichuk Park Parks and Open Spaces 3 

Learning Jungle School Daycare 
(Cooksville Campus) 

Daycares 3 

Beacon House International College Schools 5 

C R D Health Care College Schools 6 

Archbishop Romero Catholic Secondary 
School 

Schools 7 

Tiny Treasure Mississauga Day Care 
Centre 

Daycares 8 

India Rainbow Community Services Of 
Peel 

Community Resources 9 

Algonquin Careers Academy Schools 10 

Thomas L Kennedy Secondary School Schools 11 

Canada Post Office Community Resources 12 

Newin Centre Mall Indoor Mall 13 

Cooksville Park Parks and Open Spaces 14 

John Howards Society Inc Community Resources 15 

John C Price Park Parks and Open Spaces 16 

Red Oaks Park Parks and Open Spaces 17 

Richard Jones Park Parks and Open Spaces 18 

Middle East Baptist Church Places of Worship 19 

Helping Hands Community Resources 20 

Cedarbrae Park Parks and Open Spaces 21 

Cawthra Gardens LTC Community Housing and Long-term Care 22 

Lolita Gardens Daycare Daycares 23 

Salvation Army Cawthra Road Shelter Community Resources 24 

Lakshmi Mandir Hindu Maha Sabha Places of Worship 25 

St John the Baptist Anglican Church Places of Worship 26 

St John's Dixie Cemetery & Crematorium Parks and Open Spaces 27 

Dixie Presbyterian Church Places of Worship 28 

Understanding Islam Academy Community Resources 29 
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Table 4-15: Active development applications within t he centra l portion of 
the Study Area  

ID Address File 
No. 

Application 
Type Summary of Proposed Development Status 

1 121 
Agnes 
Street 

SPM 
20 130 

Site Plan A renovation and extension of existing 
eleventh and twelfth floor amenity spaces 
into twelve additional rental units 

Withheld 

2 79 
Dundas 
Street 
West    

OZ/OP
A 19 
17 

Rezoning and 
Official Plan 
Amendment 

An eighteen storey mixed use building 
consisting of 428 residential units and 272.9 
square metres of ground floor commercial 

Withheld 

3 100-B 
Dundas 
Street 
West     

OZ/OP
A 19 
17 

Rezoning and 
Official Plan 
Amendment 

An eighteen storey mixed use building 
consisting of 428 residential units and 272.9 
square metres of ground floor commercial 

Withheld 

4 3065 
Jaguar 
Valley 
Drive 

21CDM
-M 18 3 

Condominium A standard condominium conversion of 21 
units 

Withheld 

5 86 
Dundas 
Street 
East   

H-OZ 
20 5 

Rezoning A sixteen storey residential condo building 
with 336 dwelling units and 300 square 
metres of ground floor commercial 

Withheld 

6 400 
Dundas 
Street 
East   

21CDM
-M  
11006 

Condominium A standard commercial conversion of nine 
units 

In process 

7 368 
Queen 
Street 
South   

OZ/OP
A 18 
15 

Rezoning and 
Official Plan 
Amendment 

Mixed commercial uses including automotive 
and retail commercial in existing buildings 

In process 

8 620 
Lolita 
Gardens 

OZ/OP
A 19 
16 

Rezoning and 
Official Plan 
Amendment 

A 25 storey residential apartment building 
with 270 dwelling units 

In process 

9 3105 
Cawthra 
Road  

SP 20 
101 

Site Plan Six townhouses with a private common 
element driveway 

Withheld 

10 700 Front 
Royal 
Street  

SP 18 
133 

Site Plan 24 stacked townhouse units, 8 dual frontage 
condo townhouse units, and 2 freehold 
detached dwellings 

Withheld 

11 820 
Dundas 
Street 
East   

SP 19 
149 

Site Plan A single storey addition to an existing 
convenience store and gas station including 
a new car wash building 

Withheld 

12 3085 
Queen 
Frederica 
Drive 

21CDM
-M  
15005 

Condominium A residential conversion of 73 apartment 
units 

In process 

13 2525 
Dixie 
Road  

SP 19 
125 

Site Plan A new gas station with 4 islands and an 
associated convenience store and carwash. 

Withheld 
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ID Address 
File 
No. 

Application 
Type 

Summary of Proposed Development Status 

14 1565 
Dundas 
Street 
East   

SP 18 
24 

Site Plan A new 2-storey mixed-use retail, 
convenience take-out restaurant with second 
floor offices 

Withheld 
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5. Potential Effects , Mitigation Measures and 
Monitoring Activities  

5.1 Land Use and Built Form Patterns  

5.1.1 Potential Effects 

5.1.1.1 Construction 

Temporary property effects, such as property takings for laydown areas, are unknown at 
this time and will be determined as design progresses. Similar to other Bus Rapid 
Transit Projects, it is not anticipated that a significant number of properties will be 
required for temporary property takings due to the nature of construction.  

Construction work may also necessitate the temporary closure of driveways or building 
entrances.  

Indirect effects resulting from construction activity include excess light spillage on to 
neighbouring properties as well as increased noise, dust and vibration emanating from 
construction work.  

Construction work may also result in the temporary degradation of aesthetic quality of 
the streetscape. Businesses on the corridor may also experience lower visitation 
volumes if the corridor is perceived to be difficult to access and navigate.  

All effects are subject to final design. 

5.1.1.2 Operations 

Potential direct impacts may include permanent property take and driveway or building 
entrance closure. Based on the 10% design, it is estimated that approximately 2 
hectares of private lands fronting Dundas Street are required for the operation of the 
Project. 

The operation of the Project may also necessitate the permanent closure of driveways 
or building entrances.  

Indirect effects resulting from the operation of the Project include excess light spillage 
onto neighbouring properties as well as increased noise, dust and vibration emanating 
from Project operations.  
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driveway, trail or entrance closures due to nearby construction. Impacts to community 
amenities will be confirmed as the design progresses. 

5.4.1.2 Operations 

No impacts to community amenities are anticipated as a result of the operation of the 
Project, except where property may be required. Property acquisition will be confirmed 
as design progresses. 

5.4.2 Mitigation Measures and Monitoring Activities 

5.4.2.1 Construction 

Construction noise is subject to the City of Mississauga Noise Control Bylaw. Where 
work is required outside of permitted times, an exemption shall be applied for in 
advance of this work.  

Closures of driveways, trails and entrances shall be avoided whenever possible during 
construction and shall be kept to a minimum when required. Alternate means of access 
(ex. temporary driveway) shall be provided where a driveway is temporarily removed. 

5.4.2.2 Operations 

No effects to community amenities are anticipated as a result of the operation of the 
Project, except where property may be required. Property acquisition will be confirmed 
as design progresses. Where effects are anticipated, the property owner should be 
consulted with as soon as property impacts are understood. Property impacts to 
community amenities that serve vulnerable populations should be avoided. 

5.5 Future Development  

5.5.1 Potential Effects 

5.5.1.1 Construction 

Noise, vibration and dust generated by construction activity are all potential effects that 
should be given special consideration where construction of future development 
coincides with Project construction. Temporary access restrictions, such as driveways 
or sidewalk closures may also affect residents and visitors to the Study Area.  
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5.5.1.2 Operations 

No effects to future development are anticipated as a result of the operation of the 
Project, except where property may be required. Property acquisition will be confirmed 
as design progresses.  

Overall, the Project is expected to have a positive effect on the Dundas Street corridor. 
It is expected to provide access to rapid, reliable transit to the future development that it 
will spur along the corridor, which is consistent with provincial and municipal planning 
policies.  

5.5.2 Mitigation Measures and Monitoring Activities 

5.5.2.1 Construction 

Construction noise is subject to the City of Mississauga Noise Control Bylaw. Where 
work is required outside of permitted times, an exemption shall be applied for in 
advance of this work.  

Closures of driveways, trails and entrances shall be avoided whenever possible during 
construction and shall be kept to a minimum when required. Alternate means of access 
(ex. temporary driveway) shall be provided where a driveway is temporarily removed. 

5.5.2.2 Operations 

The Project should be designed to minimize effects to planned future development, 
where possible. Where effects are anticipated, the property owner should be consulted 
with as soon as property impacts are understood.  

Construction activities will be monitored by a qualified Environmental Inspector to 
confirm that all activities are conducted in accordance with mitigation plans. 

Overall, the Project is expected to have a positive effect on the Dundas Street corridor 
and spur additional development which is consistent with provincial and municipal 
planning policies.   
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6. Future Commitments  

Commitments to future work are summarized in Table 6-1 below. With the 
development of future commitments, the Project is ensured to be implemented in 
accordance with the mitigation measures and monitoring activities described in 
Section 5.
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7. Permits and Approvals  

No permits or approvals associated with the socio-economic environment are 
anticipated to be required. 
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