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REPORT 
Meeting Date: 2019-04-18 

Strategic Housing and Homelessness Committee 

For Information 

DATE: April 10, 2019 

REPORT TITLE: HOUSING MASTER PLAN MAPPING OF NEEDS 

FROM: Janice Sheehy, Commissioner of Human Services 

OBJECTIVE  

To provide an update on the Housing Master Plan. 

REPORT HIGHLIGHTS 

 On April 5, 2018, Regional Council approved Peel’s renewed 10-year Housing and
Homelessness Plan.

 The Housing Master Plan is one action within the Peel Housing and Homelessness Plan
to increase the supply of affordable housing in Peel.

 It is a proactive, evidence-base long-term infrastructure plan focused on Peel Housing
Corporation sites and Region of Peel surplus lands.

 The Housing Master Plan has four components: mapping of needs, identification of
development opportunities, a sustainable funding and financing plan, and the enabling
policy framework.

 This report provides an update on the mapping of needs and the potential development
opportunities on Peel Housing Corporation sites and Region of Peel surplus lands.

 Final recommendations will be brought to the Strategic Housing and Homelessness
Committee in June and September 2019.

DISCUSSION 

1. Background

On April 5, 2018, Regional Council approved Peel’s renewed 10-year Housing and
Homelessness Plan. The plan was created to achieve two long-term outcomes: Affordable
housing is available to all Peel residents and Homelessness in Peel is prevented.

On February 21, 2019, the Strategic Housing and Homelessness Committee approved five
Peel Housing and Homelessness Plan priorities for implementation in 2019-20. These
included:

 Housing Master Plan

 Incentives Program Pilot

 Census of housing and homelessness clients

 Design of new service delivery model for housing and homelessness clients

 Private stock strategy
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This report is the first of three reports on the Housing Master Plan. The purpose of this 
report is to provide an update on the mapping of housing need and the potential 
development opportunities on Peel Housing Corporation (PHC) sites and Region of Peel 
surplus lands. 

 
2. Strategies to Increase the Supply of Affordable Housing in Peel 

The gap between the supply and demand for affordable housing in Peel is growing. 
Approximately 70 per cent of low-income and 30 per cent of middle-income families in Peel 
are precariously housed.  Nearly 50 per cent of demand for supportive housing currently 
goes unmet.  
 
Peel’s 10-Year Housing and Homelessness Plan includes a number of strategies to 
increase the supply of affordable housing. Taken together, the strategies seek to optimize 
the relative contributions made by the public, non-profit and private sectors.  
 
The table below summarizes the main actions in the plan designed to increase the supply of 
affordable housing in Peel. 

 
Action Sector Role Households Impacted 

Housing 
Master Plan 

 Region of Peel/PHC funder, 
developer and operator 

 Local/Provincial/Federal 
government funders/enablers 

 Primarily Low-income 

 Those in crisis/homeless 

 Those who require 
supportive housing 

Incentives 
Program 

 Non-profit or private sector 
developer and operator 

 Local/Regional/Provincial/Federal 
government funders/enablers 

 Primarily low and middle-
income households 

 Those who require 
supportive housing 

Private Stock 
Strategy 

 Private sector developer and/or 
operator/landlord 

 Private citizen landlord 

 Local/Regional/Provincial/Federal 
government funders/enablers 

 Primarily low-income and 
middle-income households 

 

Housing 
Subsidies 

 Regional/Federal government 
funders/enablers 

 Primarily low-income 
households 

 

3. The Housing Master Plan 

The Housing Master Plan is a long-term infrastructure plan that will guide how the Region of 
Peel, together with the Peel Housing Corporation, will maximize the use of land and assets 
to increase the supply of affordable housing. The Housing Master Plan is based on a 
geographic assessment of need and will, once completed, include a prioritized listing of 
projects for affordable rental, supportive, transitional and emergency housing.  
 
The Housing Master Plan is a new evidence-based approach to planning for affordable 
housing development at a portfolio level over the long-term. Shifting to this approach 
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enhances Peel’s readiness to respond to funding announcements, while also providing the 
information necessary to advocate for long-term funding commitments from the provincial 
and federal governments. The Housing Master Plan will also improve coordination with the 
local municipalities. 
 
A long-term portfolio level approach also enables better alignment between new 
development decisions and state of good repair capital planning for both Peel Housing 
Corporation and Region of Peel assets, optimizing value for tax dollars.  

 
a) Housing Master Plan Components 

 
The Housing Master Plan has four components:  
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This report provides an update on the mapping component of the Housing Master Plan 
and provides the committee with the preliminary list of potential development 
opportunities. 

 
b) Mapping of Housing Needs in Peel 

 
The mapping of housing need was completed to inform decisions about which PHC sites 
and Region of Peel surplus lands should be prioritized for re-development. Key aspects 
of the mapping work included: 
 

 An assessment of housing needs and future demand by geographic areas 

Mapping of Housing 

Needs / Locations 

 Assessment of housing 
needs and future demand by 
geographic areas using key 
variables (including other 
Regional priorities and 
community benefits) 

 Map Region owned lands 
and PHC sites with potential 
for redevelopment 

 Identify affordable housing 
gaps, needs and 
neighbourhoods where 
Region of Peel / PHC 
opportunities don’t exist 

 Inform the potential business 
case for a Regional 
incentives program 

Development 

Opportunities 

 Feasibility analysis of 
opportunities on existing 
PHC sites and Region of 
Peel surplus lands  

 Prioritized pipeline of 
projects 

 Design standards, 
principles and policies for 

development 

Funding and Financing 

Strategy 

 Sustainable financing plan to 
support the implementation 
of prioritized pipeline of 
projects 

 Leverage federal, provincial 
and regional funding and 
programs 

 Explore opportunities to 
leverage private and non-
profit sector funding and 

partnerships 

Enabling Structures and Policy Framework 

Recommend roles, decision making authorities and housing development structures that will support: 

 Creating new affordable units and regeneration of existing sites with priority focus on Region of Peel 
lands and Peel Housing Corporation sites first 

 Leveraging external investment 

 Catalyzing development 
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 Mapping of Peel Housing Corporation sites and Region-owned surplus lands with 
potential for redevelopment 

 Identification of affordable housing gaps, needs, and neighborhoods where PHC/ 
Region of Peel development opportunities are not available 

 
i) Approach to the Mapping Work 

 
The mapping approach identifies geographies of housing-related vulnerability by 
using broadly available socio-economic and demographic data to create a statistical 
index (or score). This geographical indexing can highlight the level of housing 
‘vulnerability’, or risk, amongst the population of Peel.  
 
Based on a literature review and scan of best practices, the housing vulnerability 
index was developed using a mix of housing and population related indicators. 
Higher scores represent greater risk in terms of households living in unaffordable 
and unsustainable housing conditions. The housing vulnerability index includes the 
12 most-relevant indicators as noted below. 

 
Domain  
 

Indicators 

Housing 
related 
indicators 

Housing Supply 
(Dwellings per 
1,000 people) 
 

Major Repairs 
Needed 

Dwelling Suitability (Not 
Suitable) 

 
 
 
Population 
related 
indicators 

Households 
Spending 30% or 
more of income on 
shelter 

Number of 
households earning 
less than $59,999 

Prevalence of low income 
based on the low-income 
measure after tax (LIM-AT) 

Lone Parent 
Families 

Population moved 
within the past year 

Unemployment Rate 
 

Fair or Poor Self-
Rated Health (Aged 
12+) 

Average Credit 
Score 
 

Centralized Waitlist Count 
 

 
The mapping was undertaken at the Census Tract level for the Cities of Mississauga 
and Brampton. Due to data limitations driven by the more rural geography and a 
smaller population size, a modified index at the dissemination area was developed to 
better understand the housing needs in Caledon. The approach to the mapping work, 
including the selection of some of the indicators, is consistent with Peel’s 
Neighbourhood Information Tool. 

 
ii) Results 

 
Eighteen census tracts emerged as areas of the highest relative need or 
vulnerability. These areas can be seen on the accompanying regional-scale map 
(Appendix I) and maps for Mississauga, Brampton, and Caledon (Appendices II, III, 
and IV).  
 
The housing vulnerability index results in a score for each census tract (or 
dissemination area for Caledon). The darker colour on the map indicates a greater 
risk in terms of households living in unaffordable and unsustainable housing 
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conditions. The lighter shade on the map indicates better conditions or reduced 
household vulnerability. To be clear, the results do not indicate an absence of 
affordable housing challenges for households in those census tracts with low scores 
(lighter shade areas), but the challenge is more pronounced in census tracts with 
high scores (or darker shades). 

 
In Mississauga, the census tracks with the highest scores or darker shade can be 
found in Meadowvale, Port Credit, City Centre, Malton, and Dixie-Bloor 
neighborhood communities. In Brampton, the high need or housing vulnerability is 
most evident in the downtown area. None of the highest vulnerability census tracts 
are found in Caledon at this time. However, some moderate vulnerability 
dissemination areas are found around the Bolton area in Caledon.  
 
With the exception of two census tracts in Malton, these high vulnerability areas are 
all forecast to accommodate additional growth between 2016 and 2041.  
 
Further mapping work is underway to confirm community benefit needs (i.e., early 
years and child care centres, community hubs, etc.) where development 
opportunities exist through the PHC / Region of Peel sites. The intent is to identify 
opportunities to meet additional community needs through housing development and 
realize complete community planning outcomes and potential cost-savings through 
long-term planning.  Recommendations will be brought forward in future reports. 
 

 
4. Development Opportunities  

Regional staff reviewed several Regional surplus lands, approved by Council in July 2016 
as having residential housing development potential.  
 
Staff also reviewed a number of Peel Housing Corporation (PHC) properties that were 
approved by the PHC Board in September 2017 and July 2018 for having redevelopment 
potential. The PHC and Region of Peel sites previously brought to either Regional Council 
or the Peel Housing Corporation Board are listed in Appendix V. These sites are in addition 
to 958/960 East Avenue and Twin Pines sites, where work is already progressing. 
 
In addition, staff undertook a triage approach to all PHC sites to narrow down a list of 
properties that would be appropriate for regeneration largely based on their conditions and 
levels of investment that would be required to maintain those sites in a state of good repair.  
 
This review resulted in over 30 properties identified as suitable for affordable, supportive, 
transitional or emergency shelter development. Staff is refining and further prioritizing these 
opportunities in partnership with the local municipalities. Final recommendations on the 
development opportunities will be brought to the Strategic Housing and Homelessness 
Committee in June 2019. 
 

5. Next Steps 

Regional staff is working with local municipal staff to validate the findings of the mapping 
work, the housing vulnerability areas and the development opportunities to ensure there is 
alignment with the housing needs assessment, strategies, and policy work underway at the 
local municipal level.  
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Staff will be engaging the Peel Housing Corporation Board to provide an overview of the 
Housing Master Plan, including seeking endorsement of PHC sites identified with the 
potential for redevelopment.  
 
Work is underway on the other components of the Housing Master Plan and final 
recommendations about the development opportunities, the financing plan, the enabling 
policy framework and alternate sources of funding will be tabled at the Strategic Housing 
and Homelessness Committee meeting in June. 
 
An implementation plan will be tabled at the Strategic Housing and Homelessness 
Committee meeting in September.   
 
 

RISK CONSIDERATIONS  

 
The gap between the supply and demand for affordable housing in Peel continues to grow. 
Addressing this gap requires investment from all levels of government as well as the non-profit 
and private sectors.  
 
In a changing fiscal and policy environment at the federal and provincial level, there remains 
uncertainty about long-term dedicated funding for affordable housing. As such, the portfolio-
level approach proposed through the Housing Master Plan is prudent, as it will enhance Peel’s 
readiness to respond to funding announcements, while also providing the information necessary 
to advocate for long-term funding commitments from the provincial and federal governments. 
 
 
FINANCIAL IMPLICATIONS 

 
There are no financial implications attached to this report. The June report on the Housing 
Master Plan will include financial implications. 
 
 
CONCLUSION 
 

Housing affordability is critical for the expansion of local workforce and overall economic 
development. Current research, including that by Canadian Centre for Economic Analysis 
(CANCEA)’s work for Toronto Community Housing Corporation (TCHC), clearly demonstrates 
that investment in affordable housing can lead to a reduction in social assistance and health 
care costs, creation of more jobs, and private investment, improved tax revenues, and can 
positively impact health and wellbeing for both the community and individual households. 
 
The Housing Master Plan, once completed, will serve as a long-term infrastructure plan for the 
Region, guiding our investments and development decisions at a portfolio level for affordable, 
supportive, transitional and emergency housing.  
 
This report provides an update on the mapping component of the Housing Master Plan and 
provides the Strategic Housing and Homelessness Committee with a list of potential 
development opportunities.  
 
Final recommendations about development opportunities, the financing plan, and the enabling 
policy framework will be tabled at the committee in June and September 2019. 
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Approved for Submission: 

 

 
 

Janice Sheehy, Acting Chief Administrative Officer 
and Commissioner of Human Services 
 
 
 
 
APPENDICES 
 

Appendix I: Housing Affordability Need Map – Peel Region 
Appendix II: Housing Affordability Need Map – City of Mississauga 
Appendix III: Housing Affordability Need Map – City of Brampton 
Appendix IV: Housing Affordability Need Map – Town of Caledon  
Appendix V: List of HMP Development Opportunities previously shared with Regional Council or 
Peel Housing Corporation Board 
 
For further information regarding this report, please contact Aileen Baird, Director, Housing 
Services at Aileen.Baird@peelregion.ca or at 905-791-7800, ext.: 1898. 
 
Authored By: Archana Vyas, Advisor, Housing Master Plan, and Indro Bhattacharyya, Project 
Manager, Housing Supply Team. 
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3 Em il Kolb Pkw y + Chickadee Ln
4 Mayfield W est Phase 1 (Fam ily S ite)
5 Mayfield W est Phase 2
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7 9996 Kennedy R d CC
8 Peel Manor A and B
9 Britannia + Earl S t

10 Britannia + Joseph S t
11 114 Falconer CC
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13 Knightsbridge R d CC

PHC (IBI) Sites
1 McHardy + Fair Oak
2 Chelsea Gardens
3 N ew haven Manors
4 175 Central Park
5 Knightsbridge
6 Mason's Landing
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8 S ydenham  Place
9 R iley Court

PHC Triage and Other Sites
6 Tw in Pines
7 Peel Fam ily S helter (Tw in Pines)

This m ap show s the relative degree of a com m unity’s housing affordability vulnerability, as
m easured through a com bination of dem ographics, social, econom ic, and housing stock
characteristics. These criteria w ere inform ed through extensive research and are consistent w ith
Peel’s N eighbourhood Inform ation tool. Higher scores represent greater risk in term s of
households living in unaffordable and unsustainable housing conditions.
This m ap can be used to assess opportunities to im prove access to affordable housing in
particularly vulnerable com m unities. For instance, land can be prioritized for regeneration w ith net
new affordable housing supply through program  and policy. In addition, it can guide the
prioritization and expansion of supportive services and com m unity facilities to reduce com m unity
social and econom ic vulnerabilities.

Purpose Score
Higher scores indicate greater com m unity vulnerability in securing affordable housing as
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The scores are derived by a w eighted com bination of data related to: “Housing S upply (Dw ellings
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shelter”; “Population m oved w ithin the past year”; “Major R epairs N eeded”; “Fair or Poor S elf-
R ated Health (Aged 12+)”; “Dw elling S uitability (Not S uitable)”; “Unem ploym ent R ate”; “N um ber of
households earning less than $59,999”; “Prevalence of low incom e after tax (LIM-AT)”; “Average
Credit S core”, and; ”Centralized W aitlist Count”. More detail can be found in the accom panying
report to this m ap.
Please note that the scores for Caledon use a slightly m odified m ethodology to generate results at
the dissem ination area level.

APPENDIX I 
HOUSING MASTER PLAN 
MAPPING OF NEEDS
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Peel’s N eighbourhood Inform ation tool. Higher scores represent greater risk in term s of
households living in unaffordable and unsustainable housing conditions.
This m ap can be used to assess opportunities to im prove access to affordable housing in
particularly vulnerable com m unities. For instance, land can be prioritized for regeneration w ith net
new affordable housing supply through program  and policy. In addition, it can guide the
prioritization and expansion of supportive services and com m unity facilities to reduce com m unity
social and econom ic vulnerabilities.

Purpose Score
Higher scores indicate greater com m unity vulnerability in securing affordable housing as
m easured through a com bination of dem ographics, social, econom ic, and housing stock
considerations inform ed through extensive research. These scores are represented by shades of
red w here darker shades represents greater need and lighter shades represent lesser relative need.
The scores are derived by a w eighted com bination of data related to: “Housing S upply (Dw ellings
per 1,000 people)”; “Lone Parent Fam ilies”; “Households S pending 30% or m ore of incom e on
shelter”; “Population m oved w ithin the past year”; “Major R epairs N eeded”; “Fair or Poor S elf-
R ated Health (Aged 12+)”; “Dw elling S uitability (Not S uitable)”; “Unem ploym ent R ate”; “N um ber of
households earning less than $59,999”; “Prevalence of low incom e after tax (LIM-AT)”; “Average
Credit S core”, and; ”Centralized W aitlist Count”. More detail can be found in the accom panying
report to this m ap.
Please note that the scores for Caledon use a slightly m odified m ethodology to generate results at
the dissem ination area level.

APPENDIX II 
HOUSING MASTER PLAN MAPPING OF NEEDS

4.1-9



LAKE ONTARIO

6

7

8

13
1

2

3

4
5

L a k e O n t a r i o

1277
2331
1654

2290
4262
1484

1887
3460
2173

1875
3179
2100

1429
2553
1472

814
1587
1109

442
754
605 1143

2093
1444

2484
4252
1882

3489
5853
2181

1876
3692
2106

1423
2746
1756

3807
6953
2167

4761
8431
2983

2390
4639
2514

1427
2649
1729

2212
3186
2540

1252
2272
1683

1270
2407
2043

1827
3738
1936

1940
3446
2388

1942
3526
2044

2093
3841
22402408

3905
1738

1329
2363
1112

1897
3460
1994

1883
3463
2176

1386
2610
1621

7761
11881
2984

1427
2802
1598

1130
2398
1567

10186
16316
3339

987
1792
1286

1147
2187
1417

1015
1876
1204

1666
3153
1585

1721
2880
1588

2180
3932
2280

796
1307
902

1927
3502
1637

871
1623
1221

994
1834
1125

3529
5775
2617

1442
2503
1967

2143
4009
2529

981
1891
1386

1024
1844
1317

1767
3207
2175

963
1853
1160

3299
5745
2655

819
1567
1018

904
1682
1313

1044
1924
1104

3602
5909
2212

5051
8215
2496

2439
3984
2184

1282
2264
1321

1432
2633
1790

6690
9946
2616

995
1794
1074

1253
2341
1583

Steeles Ave W

Humberwest Pky

Castlemore Rd
Sandalwood Pky W

Bovaird Dr W

Ch
ing

ua
co

u s
yR

d

Steeles Ave E

Conservation Dr

Bovaird Dr E

Mc
La

ug
hli

n R
d N

Hw
y 5

0

Mayfield Rd

Williams Pky

Queen St W

Queen St E

Wanless Dr

Clark Blvd

M
avis Rd

To
rb

ram
 Rd

Sandalwood Pky E

Embleton Rd

Countryside Dr Co
ler

ain
e D

r

Ma
in 

St 
S

Cr
ed

itv
iew

 Rd

Mi
ssi

ssa
ug

a R
d

Air
po

rt 
Rd

Ke
nn

ed
y R

d N

Hu
ro

nta
rio

 St

Th
e G

or
e R

d

Go
rew

ay
 D

r

Ke
nn

ed
y R

d S

Di
xie

 Rd

Cla
rkw

ay
 D

r

Mc
Ve

an
 D

r

Br
am

ale
a R

d

W
ins

to
n C

hu
rch

ill 
Blv

d

To
mk

en
 R

d

Mc
La

ug
hli

n R
d S

Finch Ave

He
rit

ag
e R

d

1

2

3

4

5

6

7

8

9
10

T he in form a tion  displa yed on  this m a p ha s been  com piled from  va rious sources.
W hile every effort ha s been  m a de to a ccura tely depict the in form a tion , this m a p
should n ot be relied on  a s bein g a  precise in dica tor of loca tion s.
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18 - 27   (Modera te-Low)
28 - 38   (Modera te)
39 - 51   (Modera te-High)
52 - 84   (High)

Non -Residen tia l

©  Region  of Peel, Digita l a n d In form a tion  S ervices | April 2019.
K :\ET PS \Pla n n in g\PAR\GIS \Loua y\HOUS ING MAS TER PLAN\Ma p Request_Ja n 7
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Kilometres

Ca ledon

Bra m pton

Mississa uga

Housing Affordability Need Map
City of Brampton

T his m a p shows the rela tive degree of a  com m un ity’s housin g a fforda bility vuln era bility, a s
m ea sured through a  com bin a tion  of dem ogra phics, socia l, econ om ic, a n d housin g stock
cha ra cteristics. T hese criteria  were in form ed through exten sive resea rch a n d a re con sisten t with
Peel’s Neighbourhood In form a tion  tool. Higher scores represen t grea ter risk in  term s of
households livin g in  un a fforda ble a n d un susta in a ble housin g con dition s.
T his m a p ca n  be used to a ssess opportun ities to im prove a ccess to a fforda ble housin g in
pa rticula rly vuln era ble com m un ities. For in sta n ce, la n d ca n  be prioritized for regen era tion  with n et
n ew a fforda ble housin g supply through progra m  a n d policy. In  a ddition , it ca n  guide the
prioritiza tion  a n d expa n sion  of supportive services a n d com m un ity fa cilities to reduce com m un ity
socia l a n d econ om ic vuln era bilities.

Purpose Score
Higher scores in dica te grea ter com m un ity vuln era bility in  securin g a fforda ble housin g a s
m ea sured through a  com bin a tion  of dem ogra phics, socia l, econ om ic, a n d housin g stock
con sidera tion s in form ed through exten sive resea rch. T hese scores a re represen ted by sha des of
red where da rker sha des represen ts grea ter n eed a n d lighter sha des represen t lesser rela tive n eed.
T he scores a re derived by a  weighted com bin a tion  of da ta  rela ted to: “Housin g S upply (Dwellin gs
per 1,000 people)”; “Lon e Pa ren t Fa m ilies”; “Households Spen din g 30% or m ore of in com e on
shelter”; “Popula tion  m oved within  the pa st yea r”; “Ma jor Repa irs Needed”; “Fa ir or Poor S elf-
Ra ted Hea lth (Aged 12+)”; “Dwellin g S uita bility (Not S uita ble)”; “Un em ploym en t Ra te”; “Num ber of
households ea rn in g less tha n  $59,999”; “Preva len ce of low in com e a fter ta x (LIM-AT)”; “Avera ge
Credit S core”, a n d; ”Cen tra lized W a itlist Coun t”. More deta il ca n  be foun d in  the a ccom pa n yin g
report to this m a p.
Plea se n ote tha t the scores for Ca ledon  use a  slightly m odified m ethodology to gen era te results a t
the dissem in a tion  a rea  level.

Housing Affordability
Vulnerability Score
Represented by shades of red;
darker shade represents greater need

ROP Sites
6 1358 Queen  S t W
7 9996 K en n edy Rd CC
8 Peel Ma n or A a n d B

13 K n ightsbridge Rd CC
PHC (IBI) Sites

1 McHa rdy + Fa ir O a k
2 Chelsea  Ga rden s
3 Newha ven  Ma n ors
4 175 Cen tra l Pa rk
5 K n ightsbridge
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T he in fo rm atio n  displayed o n  this m ap has b een  co m piled fro m  vario us so urces.
While every effo rt has b een  m ade to  accurately depict the in fo rm atio n , this m ap
sho uld n o t b e relied o n  as b ein g a precise in dicato r o f lo catio n s.
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Housing Affordability
Vulnerability Score
Represented by shades of red;
darker shade represents greater need

ROP Sites
1 Em il K o lb  Pkwy + K in g West
2 Mayfield + Oreilleys Ln
3 Em il K o lb  Pkwy + Chickadee Ln
4 Mayfield West Phase 1 (Fam ily Site)
5 Mayfield West Phase 2

T his m ap sho ws the relative degree o f a co m m un ity’s ho usin g affo rda b ility vuln era b ility, as
m easured thro ugh a co m b in atio n  o f dem o graphics, so cial, eco n o m ic, an d ho usin g sto ck
characteristics. T hese criteria were in fo rm ed thro ugh exten sive research an d are co n sisten t with
Peel’s Neighb o urho o d In fo rm atio n  to o l. Higher sco res represen t greater risk in  term s o f
ho useho lds livin g in  un affo rda b le a n d un sustain a b le ho usin g co n ditio n s.
T his m ap can  b e used to  assess o ppo rtun ities to  im pro ve access to  affo rda b le ho usin g in
particularly vuln era b le co m m un ities. Fo r in sta n ce, la n d can  b e prio ritized fo r regen eratio n  with n et
n ew affo rda b le ho usin g supply thro ugh pro gram  an d po licy. In  additio n , it can  guide the
prio ritizatio n  a n d expan sio n  o f suppo rtive services a n d co m m un ity facilities to  reduce co m m un ity
so cial a n d eco n o m ic vuln era b ilities.

Purpose Score
Higher sco res in dicate greater co m m un ity vuln era b ility in  securin g affo rda b le ho usin g as
m easured thro ugh a co m b in atio n  o f dem o graphics, so cial, eco n o m ic, an d ho usin g sto ck
co n sideratio n s in fo rm ed thro ugh exten sive research. T hese sco res are represen ted b y shades o f
red where darker shades represen ts greater n eed an d lighter shades represen t lesser relative n eed.
T he sco res are derived b y a weighted co m b in atio n  o f data related to : “Ho usin g Supply (Dwellin gs
per 1,000 peo ple)”; “Lo n e Paren t Fam ilies”; “Ho useho lds Spen din g 30% o r m o re o f in co m e o n
shelter”; “Po pulatio n  m o ved within  the past year”; “Majo r Repairs Needed”; “Fair o r Po o r Self-
Rated Health (Aged 12+)”; “Dwellin g Suitab ility (No t Suitab le)”; “U n em plo ym en t Rate”; “Num b er o f
ho useho lds earn in g less tha n  $59,999”; “Prevalen ce o f lo w in co m e after tax (LIM-AT)”; “Average
Credit Sco re”, an d; ”Cen tralized Waitlist Co un t”. Mo re detail can  b e fo un d in  the acco m pan yin g
repo rt to  this m ap.
Please n o te that the sco res fo r Caledo n  use a slightly m o dified m etho do lo gy to  gen erate results at
the dissem in atio n  area level.
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APPENDIX V 
HOUSING MASTER PLAN MAPPING OF NEEDS 

List1 of HMP Development Opportunities previously shared with Regional Council or Peel 

Housing Corporation Board 

Mississauga Brampton Caledon 

Riley Court (PHC) 

Mason's Landing (PHC) 

Sydenham Place (PHC) 

Queen Frederica (PHC) 

Twin Pines (PHC) 

Peel Family Shelter (Twin 
Pines - PHC) 

Britannia + Earl St (ROP) 

Britannia + Joseph St (ROP) 

114 Falconer CC (ROP) 

1320 Williamsport CC (ROP) 

Knightsbridge (PHC) 

175 Central Park (PHC) 

McHardy + Fair Oak 
(PHC) 

Newhaven Manors (PHC) 

Chelsea Gardens (PHC) 

9996 Kennedy Rd CC 
(ROP) 

Peel Manor A and B 
(ROP) 

1358 Queen St W(ROP) 

Knightsbridge CC (ROP) 

Mayfield West Phase 2 (ROP) 

Mayfield West Phase 1 (Family 
Site - ROP) 

Emil Kolb Pkwy + Chickadee Ln 
(ROP) 

Emil Kolb Pkwy + King West 
(ROP) 

Mayfield + Oreilleys Ln (ROP) 

1
 This list only includes properties that were brought to either the Regional Council or the Peel Housing 

Corporation Board’s attention between 2016 and 2018. 
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Update to Strategic Housing and 
Homelessness Committee  

Housing Master Plan 

April 18, 2019 

4.1-13



Why invest in affordable housing? 

Economic analysis suggests that a 
$1,000,000 investment in Toronto area 
affordable housing : 
• Reduces social assistance costs by an

additional $950,000
• Results in 280 fewer healthcare visits
• Reduces healthcare costs by an

additional $500,000
• Creates 250,000 working hours of

employment
• Increases private investment by an

additional $650,000
• Increases Federal and Provincial tax

revenues by an additional $600,000
• Increases GDP by an additional

$2,400,000
Derived from: Socio-Economic Analysis: Value of Toronto Community Housing’s 10-Year Capital Investment Plan and Revitalization, Canadian Centre for Economic Analysis, 2015 

2 
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What are the needs in Peel? 

• 128,000 low and middle
income households in
Peel are living in
unaffordable housing.

• They represent 1 in 3
households in Peel.

 

• In 2017, there were over
13,500 households on
Peel’s Centralized Wait
List, up from 11,800 in
2015.

• Housing affordability is
critical for the
development and
expansion of the local
workforce.

SHS Consulting, 2018

Economic Development Journal, Winter 2016, 15:1 

3 
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PHHP 2018-2028 

4 
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Increasing Supply of Affordable Housing 
Action Sector Role Households Impacted 
Housing Master Plan • RoP/PHC funder, developer and

operator
• Local /Provincial /Federal

government funders/enablers

Primarily Low-Income  
households 
Those in crisis/homeless 
Those who require 
supportive housing 

Incentives Program • Non-profit or private sector
developer (and operator)

• Local/Regional/Provincial/Federal
government funders/enablers

Primarily Middle-income 
households 
Those who require 
supportive housing 

Private Stock 
Strategy 

• Private sector  / private citizen
developer and operator

• Local/Regional/Provincial/Federal
government funders/enablers

Both low-income  and middle 
income households 

Portable Housing 
Benefits 

• Regional/Federal government
funders/enablers

Primarily low-income 
households 

5 
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Housing Master Plan (HMP) 

Benefits of a Housing Master Plan 
• Strategic long-term infrastructure plan for the

Region to meet current and future housing needs
• Planning at a portfolio level will assist in

improving Peel’s readiness to respond to funding
announcements

• Improve coordination with the local
municipalities

• Align with Region of Peel and PHC’s State of Good
Repair capital planning

• Optimize value for tax dollars and Region’s return
on investment (ROI)

• Plan will support advocacy to all levels of
government for partnerships, including portfolio
funding commitments and planning

What is it? 
• A long-term capital/infrastructure

plan  that will guide the  Region’s
‘new builds’ , including
regeneration of PHC sites,
supportive and transitional housing
and emergency shelters

What  is it not? 
• Does not address other ways to

increase housing supply, e.g., using
existing housing stock in private
and secondary market.

6 
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HMP Components 

Mapping of Housing 
Needs / Locations 

Development 
Opportunities  

Funding and Financing 
Strategy 

• Assessment of housing needs and 
future demand by geographic 
areas using key variables 
(including other Regional priorities 
and community benefits) 

• Map Region owned lands and PHC 
sites with potential for 
redevelopment 

• Identify affordable housing gaps, 
needs and neighbourhoods where 
ROP / PHC opportunities don’t 
exist 

• Inform the potential business case 
for a Regional Incentives Program 

• Feasibility analysis of 
opportunities on existing PHC sites 
and ROP surplus lands  

• Prioritized pipeline of projects 
• Design standards,  principles and 

policies for development 
 

 

• Sustainable financing plan to 
support the implementation of 
prioritized pipeline of projects 

• Leverage Federal, provincial and 
regional funding and programs 

• Define other approaches to 
financing: 
o Explore opportunities to 

leverage private and non-
profit sector funding and 
partnerships. 

 

Enabling Structure and Policy Framework 
• Recommend roles, decision making authorities and housing development structures that will support: 

o Creating new affordable units and regeneration of existing sites with priority focus on Region of Peel lands and Peel 
Housing Corporation sites first 

o Leveraging external investment 
o Catalyzing  development 

7 
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Mapping Affordable Housing Need 

Two core objectives: 
1. Develop an approach to 

assess affordable housing 
need by geographic area 
using key statistical data 
related to vulnerabilities 
 

2. Relate housing need to 
Region of Peel surplus 
sites and Peel Living 
properties for expanding 
affordable, supportive, 
transitional, and 
emergency housing 
supply 

 
 8 
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Mapping: Methodology 

9 

Housing 

People 

Housing Supply / 
1,000 people 

Major Repairs 
Needed 

Dwelling 
Suitability 

Lone Parent 
Families 

Spending 30% 
or more on 

Income 

Population 
moved within 

past year 

Fair or poor self 
rated health 

Aged 12+ 

Unemployment 
Rate 

Households 
earning less 

than $59,999 

Prevalence of 
Low Income 

After Tax 

Average Credit 
Score 

Centralized 
Waitlist 

Red outline indicates variable was used in Dissemination-Area level analysis to generate Caledon findings 
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Mapping: Findings and Next Steps 

• 18 census tracks identified as having highest 
relative need / vulnerability or poorer conditions of 
housing affordability 

• High vulnerability areas (except for two census 
tracks) are forecast to accommodate additional 
growth between 2016-2041 

• Further mapping work underway to confirm 
community benefit needs (i.e., early years and child 
care centres, community hubs, etc.) 
 
 
 

10 
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Site Opportunities by Municipality – Approved earlier 
by Regional Council / Peel Housing Corporation Board 
Mississauga  Brampton Caledon 

Riley Court (PHC) 
Mason's Landing (PHC) 
Sydenham Place (PHC) 
Queen Frederica (PHC) 
Twin Pines (PHC)  
Peel Family Shelter (Twin 
Pines – PHC) 
Britannia + Earl St (ROP) 
Britannia + Joseph St (ROP) 
114 Falconer CC (ROP) 
1320 Williamsport CC (ROP)  

Knightsbridge (PHC) 
175 Central Park (PHC) 
McHardy + Fair Oak 
(PHC) 
Newhaven Manors (PHC) 
Chelsea Gardens (PHC) 
Parkholme Place and 
9996 Kennedy CC (PHC + 
ROP) 
Peel Manor A (ROP) 
Peel Manor B (ROP) 
1358 Queen St W (ROP) 
Knightsbridge CC (ROP) 

Mayfield West Phase 2 (ROP) 
Mayfield West Phase 1 (Family 
Site) (ROP) 
Emil Kolb Pkwy + Chickadee Ln 
(ROP) 
Emil Kolb Pkwy + King West 
(ROP) 
Mayfield + Oreilleys Ln (ROP) 
 
 
 
 

11 

Environmental Remediation 
Required / Very Long-term projects 

Shelter / Supportive / Transitional  

Residential Rental 
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Next Steps 

• Finalize assessment, prioritization and sequencing 
of development projects  

• Develop funding and financing strategy 
• Meet with all three local municipalities to ensure 

alignment of work  
• Meetings with Federal and Provincial governments 

to seek funding commitments 
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For questions or further information, please 
contact: 
Aileen Baird, Director, Housing Services  
aileen.baird@peelregion.ca | 905-791-7800 ext. 1898 
 
Sue Ritchie Raymond, Manager, Housing Supply  
Sue.Ritchie@peelregion.ca | 905-791-7800, ext. 8605 
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