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IPC will plan for two sites while considering their larger local, city, and regional context

Imperial Oil 

Limited  (IOL) 

Lands

Port Credit Harbour 

Marina / Canada Lands 

Company (CLC) Site

Imperial Oil

Limited  (IOL) 

Port Credit Harbour 

Executive Summary

Inspiration Port Credit will plan 
for two large, waterfront sites

Inspiration Port Credit (IPC) is 
about envisioning a bright, new future 
for the Port Credit waterfront with 
a focus on two speci9c sites while 
embracing the important history and 
achievements of Port Credit.  These 
two sites; the Port Credit Harbour 
Marina,  owned by Canada Lands 
Company, (CLC) and the Imperial 
Oil Limited (IOL) lands to the west 
present tremendous opportunity 
for the creation of a model, 
sustainable creative community on 
the waterfront. Although the City 
of Mississauga (City) does not own 
either of these two sites, it is of great 
importance to the City to ensure that 
the future redevelopment of the sites 
will best enhance the Village.  IPC 
was therefore initiated by the City. 
It is meant to be a process of deep 
connection with the community, 
research into historic, existing and 
potential future conditions. It has 
already and will continue to involve 
close coordination and discussion 
with both IOL and CLC and will 
balance their interests and desires 
with the needs of the community.

CLC is currently developing 
a master plan for the Port Credit 
Harbour Marina site.  Their plan, 
One Port Street, is scheduled for 
completion in 2013.   Imperial Oil 
Limited likewise is thinking about 
their property.  The former Texaco 
re9nery site has sat vacant for more 
than 25 years, but this fall, Imperial 
Oil announced they were beginning 
an environmental site assessment.  An 
environmental site assessment will 
establish current contamination levels 
on the site.  This process is required 
before a contaminated site can be 
redeveloped to a more sensitive land 
use like commercial, residential, or 
park land.  The environmental site 
assessment will take approximately 
one year to complete and indicates 
that Imperial Oil Limited is thinking 
seriously about a productive future for 
their site.  

Given the work underway at 
both sites, now is an appropriate 
and important time for the City of 
Mississauga to undertake Inspiration 
Port Credit and provide a framework 
to map the future.

IMPERIAL OIL 

LIMITED (IOL) 

LANDS

PORT CREDIT 

HARBOUR MARINA 

(CLC LANDS)

AREA OF INFLUENCE

Source: Stoss, 2012
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IPC will build on planning and consultation work to-date and include additional public outreach

Primary Objectives 
 
The IPC project’s primary objective is 
to establish a comprehensive strategic 
Master Plan and implementation plan 
to guide the future of IOL’s former 
re9nery site and CLC’s  Port Credit 
Harbour Marina (PCHM).  These 
sites are critical elements in the City 
of Mississauga’s transformative 
action to realize a model sustainable 
creative community on the waterfront.  
The Master Plan will work towards 
achieving the Port Credit vision in 
the draft Port Credit Local Area Plan 
for these sites, blending the needs 
of the community with the needs of 
the owners of the land.  The targeted 
end result is to successfully weave 
together the various City, public and 
private Port Credit initiatives to foster 
sustainable partnerships between the 
City, landowners, community partners 
and stakeholders.

Connections are Key

The primary focus is on the two 
speci9c sites, but the plan must also 
consider how these sites relate to 
the project’s “area of inTuence,” 
the larger Port Credit community.  

Inspiration Port Credit is about enhancing the area and creating a

 “model sustainable creative community on the waterfront.”

Connections between the sites and 
the study area are important to 
consider.  How can these sites improve 
the larger community?  What are the 
infrastructure and transportation 
links required between these sites and 
Port Credit?  What are the City and 
community priorities for these sites? 
City and regional links will be key as 
well.  The plan for the sites should help 
distinguish Port Credit’s place as a 
vibrant waterfront destination within 
the City of Mississauga, the Greater 
Toronto area, and beyond. 

Balancing many factors + building 
on work and outreach already 
completed

Inspiration Port Credit (IPC) is 
visionary, and creative, but it will 
also be grounded in economic and 
environmental realities to ensure that 
the 9nal plan can be implemented.   
IPC will build upon the extensive 
planning and outreach work that 
has occurred in Port Credit and 
Mississauga over the past decade. 
Over the past four months, the 
Inspiration Port Credit team has 
been reviewing existing planning 
documents; mapping and analyzing 
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economic, environmental, and other data; 
talking with City and approval agency staX, 
landowners and other stakeholders; and 
learning from the Port Credit community. 
All of this information will be used in the 
creation of options for the future of the IOL 
lands, the City and community priorities 
related to the CLC site, area of inTuence, 
along with a peer review of the CLC One 
Port Street master plan.  

Purpose of this document

This document provides a comprehensive 
summary of the research, analysis, and 
community input that has been done to 
date. It begins with an embrace of the 5 
Strategic Pillars for Change set out by the 
City of Mississauga Strategic Plan (2009). 
With these as a foundation, and framed 
by the research, analysis, and community 
input, it lays out key considerations and 
opportunities that will impact the future 
planning for the two sites.  
     These considerations and opportunities 
are depicted in the following pages and are 
organized into the following 6 categories for 
discussion in the report: 
·     Land Use + Urban Design 
·     Environment + Parks 
·     Harbour + Shoreline 
·     Mobility 
·     Utilities + Infrastructure 
·     Economy

Through each of these lenses the future 
of the sites  is evaluated and important 
questions asked such as; what types of 
development can spur sustainable economic 
growth and remain sensitive to the existing 
character of Port Credit? How can we ensure 
water quality and an enhanced shoreline? 
What might the future of transportation in 
Port Credit be? And how might we combine 
marina operations with other uses? 
 
 

Next Steps
 

 These key considerations and 
opportunities will guide the 
development of alternatives in the 
next phase of the project and help 
advance the vision of Port Credit 
as a “model sustainable creative 
community on the waterfront.” 

Speci9cally, the next phase of the 
project will test three Master Plan 
options with the stakeholders and 
public through various engagement 
opportunities including a community 
meeting in March.  

The Master Plan options will 
set out various scenarios for land 
uses, built form, street and multi-
modal transportation networks, 
park and trails systems within the 
village context.  Three options will 
be generated to fully explore, test 
exciting, leading edge possible futures 
for the study area and implications for 
the area of inTuence.  The Master Plan 
options will be re9ned to one option 
for the purposes of reporting back 
to the stakeholders and public prior 
to taking the recommended option 
to the Planning and Development 
Committee (PDC), along with 
the implementation guide and 
action plan.  It is anticipated that 
the recommended option will be 
presented to PDC before the summer 
of 2013 for consideration for approval. 

 
 
 



19

Inspiration Port Credit Background Report 7 February 2013

I. INTRODUCTION 

+ CONTEXT



20

The Corporation of the City of Mississauga

A. Introduction

1. What will be the outcome of IPC? 

Inspiration Port Credit (IPC)  will create a 
Comprehensive Strategic Master Plan for the 
Imperial Oil Limited (IOL) Lands, the City 
and community priorities for the CLC site, 
area of in?uence, and provide peer review of 
the master plan currently under development 
for the Port Credit Harbour Marina site 
(owned by the Canada Lands Company 
Limited - CLC), and create an implementation 
Action Plan.  The Master Plan will reFne the 
Port Credit vision from the draft Port Credit 
Local Area Plan, blending the needs and goals 
of the community with the needs and goals of 
the owners and landowners.  It is important 
to note that at this time, any master plan for 
IOL may be conceptual in nature until further 
information on contaminants is obtained that 
help to specify possible uses.

2. Study Objectives 
 
Inspiration Port Credit lays out a number of 
objectives for the study of these two sites. 

Plan and Implementation Plan to guide the 
redevelopment of the IOL and CLC lands 
as strategic waterfront sites

redevelopment of these sites on the overall 
area and City assets and operations

initiatives and unite stakeholders towards 
achieving the vision for Port Credit

City, landowners and stakeholders

3. Study Process and Project Milestones

The study involves a four stage process that 
is being undertaken between September 2012 
and June 2013. The stages of the process are:

strategy

understand existing conditions

alternative conceptual plans

develop implementation strategy

B. Previous studies

1. Integration with other projects

IPC will build from and integrate recent 
and/or ongoing initiatives in the Port Credit 
area. These include such initiatives as the 
new Mississauga OQcial Plan, the draft Port 
Credit Local Area Plan, the Hurontario Light 
Rapid Transit (LRT) project, the Credit River 
Parks Strategy and the Natural Heritage 

Project Timeline

I. Introduction + Context
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Systems Strategy among other important 
initiatives. The diagram below provides the 
comprehensive list of initiatives for integration 
and consideration in IPC.

2. Port Credit District Policy Review

The City has been working on a new OQcial 
Plan (OP), which was adopted by Council in 
September of 2010 and partially approved by 
the Ontario Municipal Board in November 
2012 except for some site speciFc appeals.  
The new OP consists of a principal document 
and a series of local area plans, including the 
Port Credit Local Area Plan (LAP).  The local 
area plans contain policies and schedules that 
address speciFc circumstances and exceptions 
particular to each local area.

   IPC builds from the extensive community 
engagement that the City of Mississauga led for 
the Lakeview and Port Credit District Policies 
Review and the draft Port Credit Local Area 
Plan, released in January 2012. The City has 
undertaken a number of studies aimed at better 

deFning the future of Port Credit.  This work 
began in 2007 with the District Policies Review 
Public Engagement Process, which included 
stakeholder interviews, visioning sessions, place 
making workshops, youth outreach exercises 
and an open house. 

 One of the key events that formed part 
of the consultation process was the Port 
Credit Place Making workshop, held on 
February 2008.  During this event, workshop 
participants developed a conceptual plan 

medium density development incorporating 
a university or college campus. The plan 
included a centralized green space that 
would link Lakeshore Road to the shoreline. 
A 1/3, 1/3, 1/3 approach was noted for the 

use areas. For the CLC PCHM, Workshop 
participants saw thePCHM, Port Street 
and the No Frills site working together as a 
complete waterfront district. This area would 
provide a pedestrian focus to the village that 

Initiatives A!ecting the 

Port Credit Area
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would be set away from the heavy vehicular 
traQc on Lakeshore Road. A mix of uses was 
suggested including employment, oQce, 
commercial and tourism. 

The results of the visioning and place 
making process were summarized in the 
“Lakeview and Port Credit District Policy Review 
and Public Engagement Process” (Directions 
Report), October 28, 2008.  This report includes 
policy recommendations that informed the 
preparation of the draft Port Credit Local Area 
Plan.   

3. CLC Master Plan (One Port Street)

In the spring 2012 Canada Lands Company 
initiated a master planning process for the 
Port Credit Harbour Marina lands called “One 
Port Street”.  CLC intends to implement the 
Local Area Plan by further studying the site 
and consulting with stakeholders and the 
community.  

 The CLC’s master planning process 
has included a series of community and 
stakeholder meetings, the presentation 
of the elements of the Master Plan and its 
consultation with the community, City and 

Agencies and the preparation of the Master 
Plan document.  

The CLC Master Plan will be peer reviewed 
by the Inspiration Port Credit consulting 
team.  CLC intends that their Master Plan will 
inform the resulting site speciFc policies for 
the Port Credit Local Area Plan. The diagram 
below shows the One Port Street Master Plan 
Framework and the interrelationship among 
the Port Credit Local Area Plan, Inspiration 
Port Credit and One Port Street.

C. Need for Current Study

City Council has long recognized the 
importance of the city’s waterfront through 
a series of reports and investments over the 
past 30 years. On November 26, 2008, Council 
approved Recommendation PDC-0082-2008 
to receive the report titled “Waterfront as 
a Premier Destination: Update and Action 
Plan” from the Commissioner of Planning 
and Building.  This report documented the 
signiFcant events across the city’s waterfront 
highlighting the need for clear and decisive 

One Port Street Master Plan 

Framework
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action to protect for the future of the city’s 
waterfront, speciFcally in regards to the 
former IOL reFnery lands in Port Credit, the 
Port Credit Harbour Marina site (PCHM) and 
the OPG site in Lakeview.  

Subsequently the preparation of the Port 
Credit Local Area Plan within the context of 
the new OQcial Plan was initiated. The draft 
Port Credit Local Area plan identiFes the 
need for a comprehensive Master Plan for the 
former Imperial Oil Limited reFnery lands and 
the Port Credit Harbour Marina Lands in Port 
Credit to guide the current land use planning 
and future redevelopment of these lands and 
area.  It is intended that Inspiration Port Credit 
will establish the  appropriate comprehensive 
Master Plan for the CLC site and provide 
strategic Master Plan options for the IOL site.  

Inspiration Port Credit’s mandate is to 
translate the LAP ‘Vision’ for Port Credit as an 
urban waterfront village, as it aeects Imperial 
Oil Limited’s and Canada Lands Company’s 
properties. IPC  will generate an appropriate 
Comprehensive Strategic Master Plan and 
an Implementation Action Plan to guide the 
future of these and related lands.  

Port Credit already contains many of the 
attributes that make a complete community 
and the LAP supports the protection and 
enhancement of these attributes, including:

housing forms and densities;

and landscapes; and,

community life.

Inspiration Port Credit is needed to take 
these attributes and apply them in a master 
planning exercise that will help manage the 
redevelopment of the subject sites while 
maximizing the strategic value of the properties 
as prime waterfront locations.

D. Study Area Boundaries

The main study area consists of the Imperial 
Oil Limited’s lands and Port Credit Harbour 
Marina site. The estimated cumulative land 

ac) with an impressive 1.3 km (approximate) of 
Lake Ontario shoreline extending over 26% of 
Port Credit’s waterfront.  These sites present 
a tremendous opportunity for the city’s 
waterfront.

E. Port Credit Context 

Study Area 

Boundaries

IMPERIAL OIL 

LIMITED (IOL) 

LANDS

PORT CREDIT 

HARBOUR MARINA 

(CLC LANDS)

AREA OF INFLUENCE
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The Port Credit area has a long history of 
occupation, with the Frst settlers being 
native people, both Iroquoian and Algonkian-
speaking peoples that were attracted to the 
Credit River Valley thousand of years ago.  A 
group of Ojibwa, known as the Mississaugas, 
left the north shore of Lake Ontario and 
settled around the mouth of the Credit River 
in the early 1700s. 

The Frst European settlers arrived in the 
1720s from France and established a trading 
post at the mouth of the Credit River, starting 
a long nautical history that is evidenced 
today with the iconic Port Credit Lighthouse. 
Following the French occupation, the British 
arrived, negotiated land treaties and started 
their control of the region. By mid 1800’s, 
the Mississaugas land base had shrunk 
signiFcantly and they relocated to the New 
Credit reserve near Brantford, Ontario.  

The Frst grid pattern was established by 
the government in the early to mid-1800s and 
is still evident today.  Port Credit went through 

major commercial expansion and economic 
growth in the mid-1800’s, becoming a thriving 
harbour community, which ended abruptly with 
a signiFcant Fre referred to as “the great Fre of 
1855”.  As a result of the great Fre, commerce 
was diverted from the Village and a period of 
decline started.  However, the stonehooking 
trade, which involved large vessels raising shale 
from the bottom of Lake Ontario, kept the port 
operational late into the 19th Century.  

Port Credit’s economy was also revived 
with the addition of the St. Lawrence Starch 

it was formally incorporated as a village. Port 
Credit underwent infrastructure improvements 
in the early 20th Century, acquiring Town status 
in 1961. It was amalgamated into the City of 

The Old Port Credit Village, bordering 
the east side of the Imperial Oil Lands, was 
designated as a Heritage Conservation 
District in 2005. Port Credit is one of the 
most well-preserved villages in the City of 
Mississauga. 

Port Credit, 

1949
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Port Credit became known in the 1800’s 
for its stonehooking trade, a practice in which 
local unique craftsmen commonly referred to 
as a “stonehookers” searched the waters and 
shores of Lake Ontario collecting stones for use 
in local building trades. The Port Credit Harbour 
reached its peak between 1880 through to 
1900 with the introduction of stonehooking. 
Stonehookers retrieved shale from the bottom 
of Lake Ontario, which was one of the primary 
building materials for construction in Toronto 
at the time. The stonehooking trade lasted until 
approximately 1910, and was essentially phased 
out with the advent of inland quarries. At the 
peak of the trade in 1881, 23 stonehooking 
vessels operated out of Port Credit Harbour. 

Today, Port Credit has an approximate 
population of 12,000 and is a vibrant mixed-use 
lakefront community with mainly commercial 
uses along Lakeshore Road that attract tourists 
and locals with its shops and restaurants. 
The residential areas, from single-detached 
dwellings to residential towers, span both east 
and west of the Credit River and along Lake 
Ontario. The community is well connected to 
the regional transit system, including the GO 
Transit rail line, and will beneFt from future 
construction of the Hurontario Light Rapid 
Transit (LRT) and Port Credit GO Mobility Hub. 

Port Credit is also very popular for large 
festivals and events, such as the Paint the 

Town in Red - Canada Day Celebration, the 
Mississauga Waterfront Festival, the Southside 
Shuje Blues & Jazz Festival, the Great Ontario 
Salmon Derby, Port Credit In-Water Boat Show, 
the Mississauga Marathon and the Mississauga 
Buskerfest. The waterfront area provides public 
access for recreational and commercial activities 
for both motorized and non-motorized boats. 
It is a great attraction for residents and visitors 
alike and provides recreational opportunities 
along the multi-use trails, the Waterfront Trail 
and other park attractions.  

F. The Two Sites 

1. Imperial Oil Limited Lands

The Imperial Oil Limited (IOL) land area 
is approximately 36 hectares (88 acres) and 
is bordered by Lake Ontario to the south, 
Mississauga Road South to the east, Lakeshore 
Road West to the north and a residential 
neighbourhood, fronting Pine Avenue South/ 
Maple Avenue South, to the west. In addition, 
the IOL lands are bordered by the J.C. 
Saddington Park to the east.  The Waterfront 
Trail crosses the southern area of the site, 
through the IOL permission to the City 
through a license. 

The IOL site was part of a larger area 
which was divided into three properties; the 

Port Credit, 1978 Port Credit, 2012
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Imperial Oil Limited  

(IOL) Lands

Port Credit Harbour 
Marina / Canada 
Lands Company 

(CLC) Site

IOL and CLC Sites and Urban Context

Marina / Canada 
Lands Company 

(CLC) Site
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north property, the south property and the 
marketing area. The south property is the 
only undeveloped land within the former 
Imperial Oil Land boundaries and the subject of 
Inspiration Port Credit.

Historical Use
The area known as the Imperial Oil lands was 
the original site of a brick factory, extracting 
clay on site for the production of bricks 
between 1870 and 1932. A local business man, 
L.B. Loyd, purchased the site in 1932, and built 
a small reFnery on the shore of Lake Ontario, 
using the existing clay pits as crude oil storage. 
In 1935, the Goodrich Oil Company purchased 
the small reFnery and constructed the largest 
independent oil reFnery in Canada. 

In 1957, Texaco Canada Ltd., then known 
as McColl-Frontenac Inc., acquired the 
reFnery, and in 1961, Texaco entered the 
petrochemical market turning the site into a 
petrochemical production centre. The peak 
production period occurred from 1961 through 
to the mid-1970’s. The reFnery processed 
approximately 50,000 barrels of crude oil 
each day into gasoline, jet fuel and heating 
oil: twenty-four products in all were produced 
on site. The reFnery operations shutdown in 

1978, and in 1985, petrochemical operations 
at the site ceased and the dismantling of 
the production facilities was initiated. Site 
clean-up and environmental monitoring 
was conducted from 1985 through to 1989 
by Texaco, and in 1989, Imperial Oil Ltd. 
purchased Texaco and took over clean-up of 
the site.  The only section of the site that is 
still in use is the gas station at the south west 
corner of Lakeshore Road and Mississauga 
Road.

By the end of 1996, the major construction 
and clean-up activities were completed. 
Currently, the only infrastructure remaining, 
visible from aerial photography, are the old 
access roads, the shale pit quarry, the water 
treatment ponds and the existing Petro Canada 
station located at the north east corner of the 
property. 

2. Canada Lands Company Lands (Port 
Credit Harbour Marina)

Located at the mouth of the Credit River at 1 
Port Street, the Port Credit Harbour Marina 
is the largest deep water marina in the region 
and encompasses an area of approximately 
22.25 hectares (55 acres) of water lot and  7.76 

Port Credit Waterfront: 1976 Imperial Oil Limited (IOL) Lands, 2012
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hectares (19 acres) of tableland . Additionally, 
the site has a frontage of approximately 
295 metres along Port Street and a depth of 

a shoreline of approximately 700 metres, 
measured on land at the dockside walls and 
not including the breakwaters. 

The Port Credit Harbour Marina is bordered 
by Lake Ontario to the south, Helene Street 
South and the break wall extending into Lake 
Ontario to the east, Port Street East to the north, 
and J.J. Plaus Park as well as the break wall 
extending into Lake Ontario to the west. 

Historical Use 
The Port Credit Harbour Marina site has been 
recognized by the community as “intrinsic to 
Port Credit’s extensive history as a working 
Port”.  The wharf and marine structure were 
built by the Federal Government in the mid 
1950’s to accommodate industrial vessels.  In 
the early 1960’s, Canada Steamship Lines 
began leasing the harbour lands as a container 
terminal.  

A decade later, the federal marine 
operations ended as large-vessel traQc ceased 
in the Port Credit harbour; consequently, 
the container terminal was converted for 

In early 2011, the Canada Lands Company 
acquired Port Credit Harbour Marina from the 
Department of Fisheries and Oceans (DFO). 

Currently, the Port Credit Harbour Marina is 
under lease to Centre City Capital Ltd to 2023. 
The Port Credit Harbour Marina includes a 
wharf shed, an operating marina with slippage 
accommodations for approximately 800 boats 
up to 65 feet in length, and a 3-storey oQce 
building.  

It also comprises of ancillary uses, 
including outdoor and indoor boat storage; a 
gas dock; boat repair and painting facilities; 
surface parking; a retail store selling nautical 
items for ships and boats; and, a bar/
restaurant with patio.  Some of the marina 
uses are contained within the wharf shed. 
The oQce building occupants include Centre 
City Capital Ltd, Fidalia Networks, and 
Mississauga Life.  The marine service facility 
is operated by Bristol Marine.

the Ridgetown freighter, makes up the southern 
most part of the Port Credit Harbour Marina.  It 
was loaded with stone, with cabins and stacks 
still in place, and sunk perpendicular to the 
eastern break walls southern tip. The Ridgetown 
freighter now acts as a breakwater structure, 
which along with the eastern and western break 
walls, protects the Port Credit Harbour Marina 
and the approximately 800 recreational boats 
from waves, minimizing the wake and potential 
erosion hazard.

Source: Stoss, 2012 Source: Stoss, 2012

Port Credit Harbour Marina Port Credit Harbour Marina
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A. Introduction

The Imperial Oil Limited and the Canada 
Lands Company have sites in a prime 
waterfront location within the Port Credit 
District, which is a well established district 

City’s Strategic Action Plan, “Mississauga’s 
waterfront is a hidden jewel, and one of 
our city’s greatest assets.  This strategic 
location has limitless potential for creative 
development and re-development”.  This 
area has experienced some revitalization in 
the recent decades, with the re-development 
of the Saint Lawrence Starch, investments 
in public facilities (e.g. public library, arena, 
parks), improvements in the parks, open space 
system and improvements to the public realm 
along Lakeshore Road.  Proposed projects, 
such as the on-going Hurontario-Main Light 
Rapid Transit (LRT) study, which proposes 
LRT along Port Street, the improvements 
of the Port Credit GO Station as a “Mobility 
Hub” and the proposed improvements to the 
West Harbour Parks, among other projects, 
will bring a new wave of revitalization and 
investments to the area.   

There are many opportunities for the 
subject sites to take advantage of the area 
attributes and proposed major infrastructure 
investments and develop sustainable and 
complete communities.  Inspiration Port 

Credit also brings opportunities to the 
whole area, with the creation of vibrant 
neighbourhoods that complete the urban 
fabric while complementing the “village” 
character.  However, development will also 
face many challenges.  

This section discusses the policy 
framework for Inspiration Port Credit 
and the existing conditions in the area of 
inPuence.  As part of the existing conditions 
the following topics are being addressed: land 
ownership patterns; existing land use and 
built form; streetscape; cultural and natural 
heritage resources; community services; 
demographics; and, sustainability.  The gaps, 
opportunities and issues to consider are 
discussed at the end of this section.

B. Land Use Planning 
and Urban Design Policy 
Framework

1. Overview

This section addresses the policy framework 
for land use planning, urban design, 
sustainable development, cultural heritage 
and other City-led initiatives as they relate 
to Inspiration Port Credit. The Ontario 
Planning Act requires that OTcial Plans 

II. Land Use + Urban 
Design

Port Credit is a diverse, walkable waterfront community
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and planning exercises be consistent with 
Provincial policies.  The Provincial policy 
context is presented through a discussion of 
the Provincial Policy Statement, the Growth 
Plan for the Greater Golden Horseshoe and 
the Conservation Authorities Act directions 
on land uses.  The regional policy context is 
addressed with a discussion of the Regional 
OTcial Plan.  Finally, the local policy 
context includes a discussion of the City of 
Mississauga Strategic Plan, OTcial Plan, 
draft Port Credit Local Area Plan, Zoning 
By-law, Older Adult Plan, Youth Plan, Cultural 
Master Plan, Old Port Credit Village Heritage 
Conservation District Plan, Mississauga 
Living Green Master Plan, Going Green 
Mississauga/ Green Development Standards, 
Future Directions reports, Natural Heritage 
and Urban Forest Strategy, and Waterfront 
Parks Strategy.

2. Provincial Policy Statement

The 2005 Provincial Policy Statement (PPS) 
provides policy direction on matters of 
provincial interest related to land use planning 
and development.  The PPS has a vision for 
strong, livable and sustainable communities 
in Ontario; its policies are geared toward 
wisely managing change and promoting 
eTcient land use development patterns.  
The PPS requires that land use patterns be 
based on a range of uses and opportunities 

for intensi`cation and redevelopment; 
accommodate an appropriate range of mixed 
uses, housing forms and densities; promote 
the vitality of the established communities; 
conserve signi`cant cultural and built 
heritage resources; and, make eTcient use of 
infrastructure and public service facilities, 
among other directions. The OTcial Plan is an 
important vehicle for implementing the PPS.

3. Growth Plan for the Greater Golden 
Horseshoe 

The Places to Grow Growth Plan for the 
Greater Golden Horseshoe 2006  (Places to 
Grow) provides a framework for implementing 
the Province’s vision for building stronger, 
prosperous communities by managing 
growth to 2031. The City of Mississauga and 
thus Inspiration Port Credit `ts within the 
legislative context of Places to Grow, which 
envisions Mississauga as an area with compact 
settlement and development patterns that are 
capable of providing diverse opportunities to 
work, live and participate in community life.  
Places to Grow directs the municipalities to 
address intensi`cation, in`ll and brown`eld 
development as a starting point for the longd
term planning of growth.

Key directions in Places to Grow that apply 
to Inspiration Port Credit are as follows:

Port Credit Harbour
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communities with a mix of land uses, a 
range and mix of employment and housing 
types, high quality open space and easy 
access to local stores and services

pedestrian-friendly urban environments;

and achieve intensi`cation

a variety of appropriate employment uses 
(including industrial, commercial and 
institutional uses)

infrastructure to support eTcient growth 
and ensure that the needed infrastructure is 
in place to support intensi`cation; and

heritage resources

Places to Grow directs a signi`cant portion 
of new growth to intensi`cation areas 
and directs municipalities to designate 
intensi`cation corridors to accommodate local 
services, including recreational, cultural and 
entertainment uses.  Intensi`cation areas, 
including the Port Credit Community Node, 
and brown`eld sites such as the Imperial 
Oil Lands and underutilized sites such as 
the Canada Lands Company, will play an 
important role in supporting the achievement 
of the intensi`cation policies and the vision 
for developing compact, vibrant and complete 
communities. Places to Grow provides 
population and employment forecasts for all 
upper and single tier municipalities that will 
be used for planning and managing growth in 
the Golden Horseshoe.

4. Conservation Authorities Act

The Development, Interference with Wetlands 
& Alterations to Shorelines and Watercourses 
Regulation, made under the Conservation 
Authorities Act, agects what and where a 
Conservation Authority (CA) can regulate. 

The CA’s have a Memoranda of Understanding 
with their partner municipalities to ensure 
that the principles of the PPS are followed 
and that no adverse egects to signi`cant 
natural features will result from development 
applications approved under the Planning Act 
regulation. The Credit Valley Conservation 
has jurisdiction within the Inspiration Port 
Credit study area.  The infrastructure section 
ogers an overview of CVC’s stormwater 
management criteria and planning and design 
guide that are to be followed during the 
development of the sites.  

5. Region of Peel OJcial Plan

The Region of Peel OTcial Plan (ROP) 
provides long-term directions for managing 
growth and development in the Region, 
which comprises the Cities of Mississauga 
and Brampton and the Town of Caledon.  The 
four primary goals of the ROP (March 2012 

to create a healthy and sustainable regional 
community; enhance the environment; 
recognize the importance of a vibrant 
economy; and, support balanced growth 
and development. Furthermore, the 
ROP’s goal for the regional structure is to 
provide a diversity of healthy and complete 
communities, ogering a wide range and mix 
of housing, employment, and recreational 
and cultural activities.  These communities 
will be served and connected by a multi-
modal transportation system and provide 
an eTcient use of land, services, `nances 
and infrastructure, while respecting the 
natural environment, resources and the 
characteristics of the existing communities 
(Policy 5.1.2).  

Regarding brown`eld redevelopment, the 
ROP requires that contaminated sites will be 
cleaned up as necessary prior to any activity 
on the site associated with the proposed use 
(Policy 5.1.3.3).   
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Regional Structure, Growth Management 
and IntensiMcation
The Port Credit area is identi`ed within the 
Urban System in the ROP.  The Plan intends to 
achieve sustainable development within the 
Urban System; to establish healthy complete 
urban communities that are well-designed, 
transit-oriented, accommodate people of 
all stages of life, have an appropriate mix 
of housing and a good range of jobs.  The 
Plan also intends to achieve intensi`ed and 
compact form; to provide a mix of land uses 
in appropriate areas that eTciently uses 
the land, services, infrastructure and public 
`nances and that ogers high quality open 
space.  Intensi`cation has to be accomplished 
while taking into account the characteristics of 
existing communities and services.  In addition, 
the ROP aims to achieve an urban structure, 
form and densities that are pedestrian-friendly 
and transit-supportive (Policies 5.3.1.2 to 5.3.1.5 
and 5.5.1.6).

It is policy of the ROP to optimize the 
use of the existing land supply of the Region 
by directing signi`cant growth through 
intensi`cation within the built-up areas (Policy 
5.5.1.1). The ROP directs area municipalities 
to identify intensi`cation areas such as urban 
growth centres, intensi`cation corridors, 
urban nodes, major transit station areas and 
other intensi`cation areas to support a mix 
of land uses where appropriate and to ensure 
development of a viable transit system (Policy 
5.5.3.2.7).  It also encourages area municipalities 
to establish policies that promote the 
redevelopment and reuse of brown`eld sites.

Environment
The Credit River is designated as a River 
Valley Connection outside the Greenbelt 

which extend from the Greenbelt to Lake 
Ontario, are considered as external linkages 
of the Greenbelt’s Natural Systems.  The ROP 
intends to promote planning and design that 
ensures the connections are maintained and/

or enhanced.  In addition, ROP encourages 
stewardship, remediation and appropriate 
park and trail initiatives that help to enhance 
the ecological features functions (Policy 

Housing 
The ROP also aims to provide for an 
appropriate range and mix of housing types, 
densities, sizes and tenure to meet the 
projected requirements and housing needs of 
the Region; to foster the availability of housing 
for all income groups and to achieve minimum 
new housing unit targets for the Region by 
tenure, including agordable housing (Policy 
5.8.1). 

Resources
The ROP aims to support local area 
municipalities in their provision of passive 
recreational opportunities and the promotion 
of tourism opportunities (Policy 3.5.1). It also 
supports the initiatives of the Waterfront 
Regeneration Trust, including the Lake 
Ontario Waterfront Trail improvements and 
expansions.

Energy
Sustainability and energy conservation, 
eTciency and diversity are included in the 
policy directions of the ROP.  The plan aims to 
promote energy conservation and sustainable 
development; promote energy eTcient urban 
and building designs, water eTciency and 
facilitate alternative modes of transportation; 
and promote the use of renewable energy 
systems, smart power grid and provide a 
diversity of reliable energy sources.

6. City of Mississauga Strategic Plan 
(2009)

The 2009 Mississauga’s Strategic Plan, 
Our Future Mississauga, set up the basis 
for Inspiration Port Credit.  The Strategic 
Plan established the Prosper Pillar, as one 
of the `ve Strategic Pillars for Change and 
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City of Mississauga Strategic Plan Pillars

MOVE 
Developing a transit oriented city.  

IPC o�ers opportunities to direct growth to promote transit, including 
integrating with Light Rail Transit (LRT) initiative, as well as cycling and 
pedestrianism

CONNECT 
Completing our neighbourhoods.

IPC o�ers opportunities to nurture villages, build vibrant communities, 
create great spaces to meet “complete community” needs within the 
multi-faceted nature of Port Credit

BELONG 
Ensuring youth, older adults and new immigrants thrive.

IPC o�ers opportunities to support “aging in place” as this goal 
translates to the built form, pedestrian network and mix of uses

PROSPER 
Cultivating creative and innovative business.

IPC o�ers opportunities to attract innovative business, create 
partnerships for innovation, to assist in the shaping of the resultant 
employment policies as well as advance the “Cultural Node” project

GREEN
Living green.

IPC o�ers opportunities to conserve, enhance and connect natural  
heritage terrestrial and aquatic environments 
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Develop Environmental Responsibility
environmental responsibility by reducing private automobile 
use and developing compact mixed-use development.

Build a Reliable and Convenient System 
a faster and more agordable alternative to the automobile, 
one that is frequent, clean, safe, reliable and convenient, with 
a transit stop within walking distance of every home and an 
intricate web of higher order transit.

Visionary Action: We will make Mississauga 
less car-dependent by doubling current transit 
ridership, and matching the increase in active 
modes of transportation.

uses and forms.

pedestrians, cyclists and automobiles.

block sizes.
Accomodate needs of cyclists

Strategic Goal Strategic Action

Develop Walkable, Connected Neighbourhoods
compact, mixed-use neighbourhoods that will give residents the ability 
to engage safely in all aspects of their everyday lives, within walking 
distance and easy access. Evaluate all development and infrastructure 
projects against a test of “pedestrian-`rst.

Build Vibrant Communities 
neighbourhoods that oger commercial, social, artistic, cultural, civic 
and recreational experiences accessible to all.

Create Great Public Spaces – to provide opportunities for everyone to 
enjoy great parks, plazas and unique natural environments.

Nurture “villages”
not simply places to pass through.

Visionary Action: We will collaborate with our 
residents to drive bold moves to complete our 
neighbourhoods.

`rst.”

activities.

main streets.

Recognize and revitalize our historical villages
Develop vibrant cultural districts
Beautify our villages

Ensure A\ordability and Accessibility 
agordable and accessible housing, transit and service options.

Attract Post-Secondary Institutions – to be an internationally 
recognized centre of higher learning, with a range of post-secondary 
educational opportunities.

Nurture Diverse Cultures 
understanding and opportunity for small-scale entrepreneurialism.

Attract Innovative Business – to be a dynamic, urban environment 
that is the preferred location for innovative, creative and knowledge-
based businesses and emerging industries.

Create Partnerships for Innovation – to leverage opportunities with 
colleges, universities, centres of excellence, research institutions and 
cultural institutions to foster innovation.

Visionary Action: We will attract `ve new 
post-secondary educational institutions.

young adults.
Encourage multicultural festivals and 
events

Visionary Action: We will create a model sustainable 
creative community on the waterfront.

partnerships.

Conserve, Enhance and Connect Natural Environments
be responsible stewards of the land by conserving, enhancing and 
connecting  natural environments.

Promote a Green Culture 
a more responsible and sustainable approach to the environment, 
that will minimize our impact on the environment and contribute to 
reversing climate change.

Visionary Action:  We will transform 
Mississauga into a “net-zero” carbon city to 
become a leader in green initiatives by reducing 
greenhouse gas emissions in our city.

along the waterfront and in natural areas for 
recreational and ecological value.



38

The Corporation of the City of Mississauga

identi`ed the following visionary action 
applicable to Port Credit: “We will create a 
model sustainable creative community on 
the waterfront”.  Further, IPC takes direction 
from all `ve Strategic Pillars goals and 
strategic actions. 

7. City of Mississauga OJcial Plan 
 
The City of Mississauga has a new OTcial 
Plan (OP) which was partially approved by 
the Ontario Municipal Board in November 
2012.  The Mississauga OTcial Plan consists 
of a principal document and a series of local 
area plans.  There are some instances where 
the policies and schedules of the principal 
document do not address all circumstances 
particular to Port Credit.  In these cases, the 
draft Port Credit Local Area Plan elaborates 
on or provides exceptions to the policies or 
schedules of the principal document. The 
vision articulated in Mississauga OTcial Plan 
is contingent on an understanding of the city 
as a complex, urban place where sometimes 
conPicting considerations must be egectively 
balanced so that the city can move forward 
with planning approaches that align with 
larger city building objectives. 

The new Mississauga OTcial Plan is based 
on an urban system comprised of the following 
components (see map at right):

Green System - consists of an 
interconnected open space network that 
includes the Credit River and the Lake 
Ontario Shoreline.  These are key features 
that contribute to the environmental, 
social and economic health of the 
community.

City Structure - recognizes that various 
areas of the city perform digerent 
functions and will play a unique role 
in accommodating development.  Port 
Credit includes a Community Node 
and Neighbourhoods.  The Community 
Node is intended to represent the focus 
for the surrounding neighbourhoods 
and is an intensi`cation area; whereas 

Neighbourhoods are intended to be stable 
although some change is anticipated.

Corridors
the City’s arterial roads and include both 
Hurontario Street and Lakeshore Road.  
These corridors play an important role 
moving vehicular traTc through the city 
as well as connecting Port Credit to the 
surrounding communities.  Corridors 
are also important elements of the public 
realm, as they are locations where people 
experience the city on a day-to-day basis. 
Development along Corridors is intended 
to be compact, mixed use and transit-
friendly and appropriate to the context of 
the surrounding neighbourhoods.

In the Mississauga OP, the CLC lands are 
designated Mixed Use with the breakwaters 
designated Greenbelt.   The majority of the 
IOL lands are designated To Be Determined, 
with the southern portion of the lands 
designated Public Open Space and the 
shoreline designated Greenbelt.  In addition, 
the north east corner of the site, which is 
occupied by a gas station, is designated Motor 
Vehicle Commercial. The area surrounding 
the shoreline for the two sites has a Natural 
Hazards overlay.

Although the OTcial Plan does not 
propose land uses within the IOL lands as 
it is unclear as to the level of remediation 
required, potential future uses should be 
compatible with the surrounding lands and 
should not take away from the existing focal 
point at the Port Credit Harbour.  According to 

residential uses are proposed in proximity to 
lower density developments, measures such as 
increased setback; sensitive building location; 
transportation and design; and landscaping, 
may be required to ensure compatibility with 
the lower density designations.

The OTcial Plan has a speci`c policy 
that speaks of compatible land within a 

indicates that development applications 
will address, among other matters, “the 
compatibility of the proposed development 
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2011 Mississauga O!icial Plan Schedule 1 Urban System
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to existing or planned land uses and forms, 
including the transition in height, density, 
and built form”. As IPC is setting the stage for 
future development applications, the issue of 
compatibility will be considered and addressed 
during the development and selection of 
options.

The CLC site has been designated as  
Mixed Use within the Community Node 
Character Area and is associated with the 
Harbour Mixed Use precincts. The OTcial 
Plan states that development within the 
Community Node will provide a mix of 
population and employment densities with 
a targeted density of 100-200 residents 
and jobs/ gross hectare.  The general 
height requirements for Community Nodes 
throughout the City is between 3-6 storeys 
on the northern most lands and 3 on the 
remainder. However, Character Area speci`c 
policies (such as the Port Credit Local Area 
Plan) may establish alternative heights. The 
population to employment ratio target is set to 
between 2:1 to 1:2 residents per jobs.  

Community Nodes are intended to 
be developed as mixed use centres for 
surrounding neighbourhoods with a 
concentration of community facilities, 
retail, cultural, heritage and entertainment 
uses, schools, parks, open space as well as 
a diverse housing stock that meets housing 
needs of population of digerent incomes and 

ages.  These nodes will be served by frequent 
transit service with city-wide connections and 
will be developed to support and encourage 
active transportation.  Development in 
the Community Nodes will complement 
the existing character of adjacent stable 
neighbourhoods and historical areas and 
will achieve a high quality urban design 
environment. 
       The IOL lands are located within a 
Neighbourhood Character Area.  The OTcial 
Plan states that Mississauga’s neighbourhoods 
are not appropriate areas for signi`cant 
intensi`cation.  This does not mean that they 
will remain static or that new development 
must imitate previous development patterns, 
but rather that when development does occur 
it should be sensitive to the neighbourhoods 
existing and planned character.  Height 
limits are a minimum of 2 storeys along 

although character area policies may establish 
alternative heights.  Given the size of the 
IOL lands there are greater opportunities to 
accommodate intensi`cation than typically 
found elsewhere in the City; however, 
when considering development options it 
is important to recognize the City’s urban 
hierarchy and that the site is located within a 
Neighbourhood Character Area.

The OTcial Plan Open Space policies 
recognize the Lake Ontario Waterfront 

Special Focus: 

Land Use Compatibility - Ontario Ministry of Environment D-6 Guidelines

Further to the OTcial Plan policies, the Ontario Ministry of Environment (MOE) D-6 Series Guidelines for land 
use compatibility between industrial facilities and sensitive land uses (e.g. residential and recreational uses) are 
to be considered when developing the land use concepts.  

The D-6 Guideline is intended to assist in determining compatible mixed land uses and compatible 
intensi`cation of land uses.  It contains minimum separation distances between the industrial use and the sensitive 
land use from 20 meters to 300 meters, depending on the classi`cation of the industrial use. 

This is particularly important in the case of the CLC lands, should the boat repair operations or another industrial 
type use be proposed as a permanent use.
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as a vibrant area of lake-dependent and 
lake-enhanced activities and reinforce 
the importance of natural habitat areas. 
Under 3.8.2.5 The Public Open Space 
network will be designed to allow access for 
all, including those with disabilities, to a 
variety of complementary activities through 
interconnections of pathways, a multi-use 
recreational trail, and the Public Open Space 
network; and, to provide a safe and accessible 
environment through development of clear 
sight-lines, openness, visible entrances, and 
facilities for local events.

8. Draft Port Credit Local Area Plan

Over the last `ve years, the City has 
undergone a number of studies aimed at 
better de`ning the future of Port Credit.  This 
work began with the District Policies Review 
Public Engagement Process.  Through this 
process the City worked with the community 
of Port Credit to establish a future vision and 
direction for this waterfront planning district.  
The Lakeview and Port Credit District Policies 
Review and Public Engagement Process: 
Directions Report (2008) documented the 
culmination of this work.  The Port Credit 
Local Area Plan (LAP), draft January 
2012, is one of a series of local area plans.  

This draft LAP provides policies for lands 
included as part of the Port Credit District 
and includes lands identi`ed as Community 
Node and Neighbourhood.  The CLC site 
is located within the Community Node, 
while the Imperial Oil lands are within the 
Neighbourhood Node.  

The draft LAP establishes a vision for Port 
Credit as an urban waterfront village with a 
mixture of land uses, a variety of densities, 
compact pedestrian and cycling friendly, 
transit supportive urban forms, a signi`cant 
public realm, public access to the waterfront 
and development that incorporates high 
quality built form.  The vision also intends to 
preserve and enhance elements such as the 
main street village character along portions 
of Lakeshore Road, heritage buildings, 
community facilities, stable residential 
neighbourhoods, open space, parks and 
marina functions along the waterfront.  
Inspiration Port Credit will translate the vision 
identi`ed in the draft Port Credit Local Area 
Plan, and ogers opportunities to:

village character

access, protected views, and active uses

and enhanced public realm

Port Credit 

Character 

Areas and 

Precincts
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sustainable development design 

and Lakeshore Road with appropriate 
intensi`cation that balances growth with 
character

access to a range of opportunities for 
transportation, housing, employment, 
culture, etc.

The draft LAP directs intensi`cation to the 
Community Node, along Lakeshore Road (east 
and west), brown`eld sites (IOL site) and away 
from stable neighbourhoods. Intensi`cation will 
address matters such as:

contribution to a complete community
providing employment opportunities
sensitivity to existing and planned context 
and contribution to the village mainstreet 
character 
respecting heritage
protecting views and access to the 
waterfront.

General Policies
IOL lands are located in the Western Port 
Credit Neighbourhood precinct while CLC 
lands are located in the Community Node 
Character Area.  Further, the Imperial Oil 
Limited lands are located within the Vacant 
Former Re`nery and Mainstreet Precincts 

(see map below).  This site has the opportunity 
to create a vibrant area of interest that can 
enhance the existing community and oger 
increased public access to the waterfront.  The 
Mainstreet Precinct (along Lakeshore Road) 
is intended to contain a mixture of uses and 
street-related commercial uses with closely 
spaced storefronts to encourage and foster an 
active pedestrian street. LAP general policies 
speci`c for IOL lands (under Vacant Former 
Re`nery) require that building heights of a 
new development will provide for appropriate 
transition to the adjacent neighbourhoods; 
will provide for a public road to maximize 
public access to and along the Lake Ontario 
Waterfront; and, will provide for a landscaped 
buger between the Precinct and the adjacent 
neighbourhood to the west (Policies 10.3.3.1 to 
10.3.3.3).”

The CLC lands (Port Credit Harbour 
Marina) are located within the Community 
Node and included within the Harbour Mixed 
Use character area. Key LAP policies as they 
pertain to the Community Node and Harbour 
Mixed Use and agect the CLC lands include 

Scale of development will rePect the 
node’s role in the urban hierarchy
Buildings over six stories will maintain 
distance separations that provide 
protection of view corridors, among other 
elements

Land Use Map
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New development will provide for lands 
cape areas
Streetscape will address setbacks and side 
yards, minimize vehicular access points 
and create an attractive public realm.
Scale of development will be supportive  
of an urban waterfront village theme
Development will provide for public 
access and additional public lands along 
the waterfront
Development will maintain existing view 
corridors to Lake Ontario.

Draft Local Area Plan Designations
The Draft LAP designates the IOL lands 
primarily as Special Waterfront with a Public 
Open Space and Greenbelt designation to the 
south. In addition, a Motor Vehicle Commercial 
designation on the portion located at the 
north-east corner (currently an existing gas 
station).  The CLC lands are designated as Mixed 
Use with breakwaters designated Greenbelt.  
Natural Hazards are identi`ed along the Lake 
Ontario Shoreline for both sites.  The land use 
map on the following page shows the LAP Land 
Use designations.

Minimum and Maximum Height
The draft LAP identi`es the following minimum 
and maximum heights as they apply to the two 
sites:

limit.  Maximum heights are subject to the 
completion of a comprehensive master 
plan that will determine appropriate 
development including building heights

stories out of the node) except the northern 
portion which has a maximum of 6 storeys 
fronting Port Street, stepping down to 3 
storeys towards the waterfront.  Maximum 
heights are subject to the completion of 
a comprehensive master plan that will 
determine appropriate development 
including building heights

Special Site Policies
The IOL lands are identi`ed as Special Site 3 
and the CLC site is identi`ed as the Special 
Site 8.  Both special site policies require that 
a comprehensive master plan be prepared 
to the City’s satisfaction that will address 

Zoning Map
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among other matters, land use, built form and 
transportation.  In addition, the Master Plan 
will:

and reports (e.g. Directions Report)

parklands and access along the waterfront 
including the waterfront trail

advantage of site’s size and location on the 
waterfront

along Lakeshore Road West (IOL lands)

terminus of the LRT (CLC lands)

employment uses

Built Form Guide
The Built Form Guide, Draft January 2012, 
(the Guide) is an appendix to the Draft Port 
Credit Local Area Plan.  Although the Built 
Form Guide does not form part of the draft 
Port Credit Local Area Plan, development in 
the IOL and CLC lands should be guided by 
this document.  The Guide is to be used during 
the review of development applications, and 
requires that all land use blocks and built form 
shall, among other requirements:

Ontario; 

marine use); 

distances and street setbacks; 

onto public streets; and 

and streetscape.  

9. Zoning By-law

The majority of the IOL lands are zoned 
D (Development), which recognizes that 
the lands are not yet developed and the 
zoning does not permit any new buildings 
or structures.  The northeastern corner of 
the IOL lands is zoned C5 (Motor Vehicle 
Commercial) which permits the existing 
service station.  

which permits a mixture of uses including: 
residential, retail, service, oTce, overnight 
accommodation, entertainment/recreation, 
college/university, parking, existing boat 
repair, sales, service and storage.

The IOL shoreline and the CLC break 
walls are zoned G1 (Greenbelt-Natural 
Hazard) which allows for a limited range 
of uses including Pood control, stormwater 
management, erosion management, natural 
protection area, natural heritage features 
and areas conservation.  Also permitted as 
accessory to certain uses are trails, passive 
recreation and parking areas.  In addition 
lands along both the IOL and CLC shoreline 
are subject to the Greenbelt overlay, which 
includes the provision that the construction 
of any building or structure or addition to an 
existing building or structure shall require 
the approval of the City and Credit Valley 
Conservation. The approval shall require 
environmental studies that address issues 
such as geotechnical, Pood, erosion, and slope 
stability.

10. Older Adult Plan

In 2008 the City of Mississauga released the 
Older Adult Plan. This plan provides guidance 
for making strategic decisions related to 
the needs and priorities of the older adult 
population aged 55 years and over living in 
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Mississauga. The plan was generated based 
on the knowledge that there is a signi`cant 
demographic shift occurring with the aging 
population.  It is projected that in a 20 years 
timeframe, from 2008 to 2028, the proportion 
of the population 55 years of age and over will 
increase approximately 20% to 38%.    

The Port Credit District was not identi`ed 
as a priority area in the Plan, as it currently 

adults as of 2006 Census). However, the 
outcome of IPC and the ultimate development 
might inPuence the type of demographic that 
chooses to live on the sites (e.g. if the proposed 
development includes senior housing).  The 
recommendations of the Older Adult Plan for 
Port Credit might need to be revised to rePect 
anticipated changes in demographic patterns 
for the District.

11. Youth Plan

The City of Mississauga is committed to being 
a “youth-friendly” city: “making the City’s 
policies, programs, services and facilities 
more inclusive and responsive to the needs 
and interests of youth.” The Youth Plan, 
adopted in 2009, was developed to address 
the needs and engagement of those between 

states “Mississauga is a youth and young 
adult friendly city that is respectful, inclusive, 
and forward-thinking; a city where youth are 
meaningfully engaged and thrive as equal 
members of the community.” The themes that 
arise in the plan that are to be a main focus 
for the city are transportation needs for youth 
(the need to provide transit options to the 
car-dependent communities), accessibility 
and awareness of programs available (in 
relation to location and cost), increasing the 
diversity of youth participation in community 
planning and decision-making, getting youth 
involved in social responsibility initiatives, 
and enhancing partnerships between youth 
and adults in the community.  IPC will 
consider these themes when developing the 

concept options, particularly the opportunities 
of engaging youth in the decision making 
process.

12. Culture Master Plan

Mississauga is committed to becoming a 
culturally signi`cant Canadian city. The 
Culture Division at the City is tasked with 
implementing the Mississauga Culture Master 
Plan published in 2009. The Culture Master 
Plan is focused on developing and maintaining 
the cultural vitality of Mississauga.  It 
recommends key actions related to `nancial 
stability, increasing organizational capacity, 
strengthening cultural infrastructure in 
neighbourhoods, strengthening the Pow 
and access of information regarding cultural 
resources and activities, and leveraging public 
works and private sector development. The 
Plan envisions a future where Mississauga’s 
neighbourhoods and communities live with 
culture.

According to the Plan’s `ndings, the main 
concentration of designated heritage properties 
in Mississauga, with 170 properties, are 
located in two heritage conservation districts: 
Meadowvale Village and Old Port Credit Village.  
In addition, there are several cultural landscapes 
in those districts.  

The Culture Master Plan identi`ed Port 
Credit as one of the three cultural nodes in 
the City.  These nodes (which correspond to 
nodes in the Growth Management Strategy) 
display the most distinctive concentration of 
cultural resources in Mississauga.   One of the 
recommendations of this Plan was to create 
a cultural node pilot project to test the use of 
planning tools (e.g. Community Improvement 
Plan, Form-Based Zoning), incentives, 
supports and partnerships to support cultural 
resources and activities in the speci`c 
communities, including Port Credit.  It also 
recommended creating an “artful public 
realm” across the City. IPC will consider the 
importance of Port Credit as a cultural node 
when developing the concept options.  
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13. Old Port Credit Village Heritage 
Conservation District Plan

Old Port Credit Village, located south of 
Lakeshore Road East on the west side of the 
Credit River and just east of the Imperial 
Oil Lands, is a heritage conservation district 
in the City of Mississauga. The planning 
area also includes Marina   Park and J.C. 
Saddington Park. The Old Port Credit Village 
Heritage Conservation District Plan was 
developed to guide physical change over 
time so as to contribute to, and not distract 
from, the district’s historical character.  The 
plan identi`ed forty-two buildings in the 
district as being of historic interest, ranging 
from institutional landmarks to vernacular 
dwellings.  The plan is focused on protecting 
the neighbourhood’s low-density residential 
land use and architectural and urban form 
pattern that have survived from historical 
times.  The plan contains conservation and 
preservation policies for the district, an 
implementation strategy, guiding principles 
for the conservation of buildings of historic 
interest and design guidelines for additions, 
new construction and landscape conservation.

One of the objectives of the plan is the 
protection of the long views to Lake Ontario 
and to the Credit River and to maintain and 
enhance the public access to the Lake and the 
River.  It also intends to maintain the existing 
street grid and enhance boulevards with wide 
grass, street planting and other streetscape 

improvements.  IPC will be mindful of the 
heritage value of the Old Port Credit Village 
District as well as the preservation policies 
in the plan.  Any future development in the 
Imperial Oil Limited site, particularly on 
the west side of Mississauga Road South, 
will be required to respect the character of 
the District.  When reviewing development 
applications on the Imperial Oil Limited site 
the City will take into consideration the Plan’s 
principle stating that any new built form 
abutting Mississauga Road South will not have 
more than two storeys. 

14. Mississauga Living Green Master Plan

The Living Green Master Plan is the `rst 
environmental Master Plan for the City of 
Mississauga. It was approved by Council in 
January 2012 and provides the support for the 
City to be a leader on the environment. The 
plan sets out actions to achieve environmental 
objectives of the City based on the Strategic 
Plan. The actions are grouped into three 
categories: Actions to Set an Example (the 
City leadership to be green), Actions to 
Encourage Others (get others going green), 
and Actions to Compel Others (regulate and 
oversee).  The plan includes six priorities for 
the City: Build on Environmental Success, 
Create an Environment OTce, Raise Public 
Awareness, Collect Baseline Data, Understand 
Mississauga’s Energy Future, and Build 
Partnerships and Collaborations. 

Heritage Conservation District
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15. Going Green Mississauga/ Green 
Development Strategy and Standards

The City of Mississauga strongly encourages 
development applicants to incorporate green 
sustainable elements into proposed buildings, 
site works, construction methods and long 
term maintenance programs.  As such, in 2010 
City Council adopted the Green Development 
Strategy and developed the 2012 Stage One 
Green Development Standards (GDS).  The 
Strategy focuses on achieving sustainability 
and environmental responsibility in new 
development in Mississauga.  The City asks 
development applicants to incorporate, 
where appropriate, the Stage One Standard 
Requirements.  It also request applicants to 
pursue LEED-NC credits required to achieve 
Silver certi`cation.  

The Green Development Standard 
provides guidance related to the use of Low 
Impact Development measures for stormwater 
retention; landscaping and the use of soft 
landscape material; pedestrian and cycling 
comfort; exterior building design; and LEED-
NC Requirements. IPC will apply the high 
standards of sustainability and green living 
principles already established in the City’s 
planning framework.  The Green Development 
Standards will inform future development 
options for IPC.  Additional information on 
the requirements for stormwater management 
is included in the Infrastructure Section.

16. Future Directions (2009)

The City’s Future Directions 2009, Library, 
Recreation, Parks and Natural Areas Master 
Plan provides the City with a plan for the right 
services and programs, in the right places, 
now and in the future. The plan is actually 
broken down into three separate but related 
plans: a Library Master Plan, a Recreation 
Master Plan, and a Parks and Natural Areas 
Master Plan. The plans are based on a 5 year 
immediate needs approach as well as a 25 year 
outlook approach for meeting the needs of 
the future.  Each master plan addresses key 
issues facing the City including population 
growth, intensi`cation, demographics, service 
delivery, residents needs and preferences, and 
environmental sustainability. The changes 
taking place in the city are addressed in the 
plans with an eye for continuing to provide the 
services, programs and social infrastructure 
of a great city while balancing the cost and 
delivery of these assets. 

Each plan has recommendations that are key 
to the Port Credit district:

states the there is an oversupply in terms 
of library square footage in the southern 
branches of Lakeview, Port Credit and Lorne 
Park. This means that improvements should 
be on functionality of existing sites only. 

programs are not identi`ed as a priority in 
Port Credit due to the lower number of older 
adults in the area. 

Special Focus: 

What is LEED?

LEED (Leadership in Energy and Environmental Design) is an internationally accepted third-party certi`cation 
program and benchmark for the design, construction and operation of high performance green buildings. 
LEED provides building owners and operators with the tools they need to have an immediate impact on their 
buildings’ performance.  It promotes a holistic approach to sustainability by considering performance in 
sustainable site development, water eTciency, energy eTciency, materials selection, and indoor environmental 
quality regarding human and environmental health. 
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continuation of winter clearing of the 
Waterfront Trail through Port Credit in 
order to support physical activity in the 
winter. 

17. Waterfront Parks Strategy

The Mississauga Waterfront Parks Strategy is 
a long-term plan to manage the future of the 
City’s Waterfront Parks.  As the key properties 
being assessed through Inspiration Port Credit 
are located along the waterfront and adjacent 
to waterfront parks, the goals and principles 
in the Waterfront Park Strategies will be 
considered in the development of the master 
plan concepts.  Key goals and strategies 
relevant to IPC are referenced in Section III. 
Environment + Parks (B. Policy Framework).

18. Other Relevant Strategies

The Natural Heritage and Urban Forest 
Strategy and Lake Ontario’s Integrated 
Shoreline Strategy (LOISS), which are also 
relevant to IPC and are focused on the natural 
heritage and the parks system, are referenced 
in Section III. Environment + Parks.

C. Land Ownership Patterns

The City of Mississauga owns most of the 
lands occupied by parks, open spaces and 
community and recreational facilities in Port 
Credit.  The City has a license from IOL for the 
use of lands for the extension of the waterfront 
trail. The City leases the J.C. Saddington Park 
from Credit Valley Conservation.  The city is 
subleasing the “pier” which is the extension 
of J.J. Plaus Park from City Centre Capital 
Limited and  licensing a small portion of the 
waterlot at the bottom of Helene St from City 
Centre Capital Limited, forming part of the 
walkway at St. Lawrence Park. The map to 
the right shows the property mapping for the 
Inspiration Port Credit study area.

D. Existing Land Use and 
Built Form 

1. Overview

Port Credit is a well established waterfront 
district with a “villagedfeel”, de`ned by a grid 
street pattern, with short walkable blocks, and 
a main street (Lakeshore Road) serving as the 
spine for most activities.  The area contains 
a diversity of uses, including residential, 
commercial, industrial, and recreational and 
community facilities.  Most of Lakeshore Road 
(east and west) has a mainstreet character, 
with mixed-use commercial and residential 
uses. Lakeshore Road is bordered by lay-by 
parking, sidewalks, and street furniture. 
Lakeshore Road has been identi`ed as a 
Corridor with potential for intensi`cation in 
the OTcial Plan.  In addition to the business 
area along Lakeshore Road, there is a small-
scale industrial and commercial area south of 
the Canadian National Railway tracks.  The 
map on the following page summarizes Port 
Credit’s land use and built form character. 

This district has a diversity of built form, 
including single/semi-detached dwellings, 
townhouses, mid-rise buildings, and high 
rise buildings. The neighbourhoods east and 
west of the Port Credit Community Node 
are characterized by mainly low-density 
residential uses and tree-lined streets 
designed in grid patterns.  There is high 
density area centrally located on the Port 
Credit Community Node, particularly near 
the GO transit station.  There is medium and 
high density along Lakeshore Road (east 
and west) and around the harbour area.  The 
existing density in the Community Node is 115 
residents and jobs/ha (gross) and the targeted 
density for this node (as per the City’s OP) is 
100-200 residents and jobs/ gross hectare.

Although the historic development has 
been primarily residential, the area requires 
additional employment in order to ensure 
a balanced land use pattern. Mixed use 
areas have been designated along most of 
the Mainstreet (Lakeshore Road East and 
West), Hurontario Street and Harbour Mixed 
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Use area (where the CLC site is located).  
According to the Draft Port Credit Local Area 
Plan, the current population to employment 
ratio of 3.2:1 does not meet the target range 
for the Port Credit Community Node of 
2:1 (i.e. two residents per job).  As such, 
additional employment is required to provide 
more opportunities to live and work in the 
community.  The two sites are required to 
address the appropriate range and amount of 
employment uses.

As referenced in Section 2 (Context), the 
Imperial Oil Limited Lands are currently 
vacant, with the exception of a gas station 
located on the north-east corner of the site 
and the Imperial Oil Waterfront Trail located 
along the Lake Ontario Shoreline.  The 
Canada Lands Company site is currently used 
for a marina (Port Credit Harbour Marina) 
and ancillary uses , including outdoor and 
indoor boat storage; a gas dock; boat repair 
and painting facilities; surface parking; 
boat sales and leasing; a retail store selling 
nautical items for ships and boats; and, a bar/
restaurant with patio.  Some of the marina 
uses are contained within the wharf shed.  
New developments are required to respect the 
character of neighbouring residential areas. 

2.. Cultural and Heritage Resources

Port Credit is very rich in cultural and heritage 
resources.  The Old Port Credit Village Heritage 
Conservation District is located between the 
sites and immediately east of the IOL lands.  
There are cultural landscapes associated with 
the Credit River, Port Credit Pier Scenic View 
and Mississauga Road Scenic Route.  The 
Ridgetown freighter, located at the end of the 
eastern breakwater on the Port Credit Harbour 
Marina, has been a signature structure of 

is listed as a heritage resource.  Further, the 
Cultural Master Plan identi`ed over 90 cultural 
spaces, facilities and organizations.  The area has 
dozens of heritage buildings and art galleries as 
well as being the base for numerous community, 
arts and faith based organizations.  In addition, 
there are several dance schools, a music 
academy and an elementary school that takes 
a creative approach to education (Montessori 
School).  The map on the following page shows 
the cultural resources in Port Credit.

Lakeshore Road, Port Credit Memorial 
Park, and other parks are frequently used 
for festivals and cultural events that attract 
City and Region-wide visitors, including the 
Canada Day Celebrations, Busker Festival, the 

Land Ownership
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Diversity of Built Form

Source: Stoss, 2012
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Southside Shupe Blues and Jazz Festival, 
and the Waterfront Festival, which are very 
well attended.  It is estimated that in 2008 

attended the Mississauga Waterfront Festival; 
and about 75,000 attended the Southside 
Shupe Blues Jazz Festival. 

According to the Cultural Master Plan, 
the 2007 Employment Survey indicated 
that there is some concentration of creative 
enterprises in Port Credit.  This sector 
comprises computer system design, graphic 
design services, advertising, public relations 
and related services.  More that half of these 
companies in Mississauga have less than 9 
employees, with the largest concentration of 

 
        The importance of Port Credit as a 
cultural node will be considered while 
developing the concepts for IPC.  Similarly, 
the impacts of the potential development on 
the cultural and heritage resources of the 
area, and in particular on the Old Port Credit 
Village Heritage Conservation District, 
will be explored as part of the evaluation 
of the options.  Further, implications of 
the conservation and preservation policies 
contained in the Old Port Credit Village 

Heritage Conservation District Plan will be 
also assessed as part of the evaluation of the 
options. 
 
3. Streetscape 
 
Streetscapes play a vital part in experiencing 
a neighbourhood. They serve a number of 
digering purposes from the movement of 
goods and services, providing municipal 
services, allowing for access and being places 
of varied social interaction. The Inspiration 
Port Credit (IPC) study area is made up of a 
variety of street typologies, which provide 
a number of unique opportunities for the 
community and for the design solutions 
of the IOL lands and  CLC site.  Lakeshore 
Road East and West is one of the most iconic 
streetscapes that identify with Port Credit. It 
is a commercial and cultural spine that is the 
main east/west access into the community. 
Lakeshore Road has also adapted over time 
and has taken on two sharply digerent roles 
surrounding the study area. East of the Credit 
River, Lakeshore Road has developed very 
much as “Downtown Main Street”, similar 
to traditional main street found throughout 
southern Ontario. Much of the street is made 
intimate with its continuous street wall made 

Cultural Resourcesz
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up of at-grade commercial uses. With on-
street parking, wide sidewalks, street trees, 
and furnishings, Lakeshore Road East has 
a strong community character that attracts 
people to Port Credit year round. Building on 
this strong cultural attraction, a temporary 
installation to the street was built this summer 
to convert on-street parking stalls into an 
expanded pedestrian realm. This allowed for 
business to spill out into the sidewalk and oger 
additional space for people to take in the sights 
and sounds of the streetscape. 

Lakeshore Road, west of the Credit River 
currently functions as more of a major arterial 
road leading into the Port Credit Village. 
This stretch is a four lane road that is Panked 
by some commercial development, highrise 
towers and institutional buildings. The IOL 
lands also run adjacent to the south side of 
Lakeshore Road West for a considerable 
length. Opportunities exist to see this section 
of Lakeshore Road West, until the Credit 
River Bridge, become more of “Downtown 
Main Street” and thereby expanding the 
cultural node of Port Credit further west. 
The development of the IOL lands can help to 
foster such changes. 

Mississauga Road North is a major north 
south connection to the Village of Port 
Credit. It is also a uniquely designated Scenic 
Route, which is set in a topographically rich 

landscape with architecturally diverse estate 
homes and large mature trees. The character 
of Mississauga Road North of Lakeshore Road 
will remain as a Scenic Route. Mississauga 
Road South, from Lakeshore Road to J.C. 
Saddington Park is an unusually wide 
residential street that runs adjacent to the IOL 
lands. The right-of-way on Mississauga Road 
South can be repurposed as a more urban 
streetscape, allowing for comfortable local 
vehicular, pedestrian and cycling activity, with 
reduced conPict. Repurposing of Mississauga 
Road South would help to accommodate 
added volumes of pedestrians and cyclists as a 
result of future development of the IOL.  

Port Street East constitutes a very 
important connection to the CLC site, the 
central waterfront parks and the existing 
harbour. Currently Port Street East is a 
relatively quiet road servicing residential and 
service functions. Its access to the PCHM 
uses as well as loading zones for commercial 
building fronting Lakeshore Road East makes 
Port Street East function partly as a service 
road. Despite this present day analysis, the 
proposed Hurontario LRT will be aligned 
along Port Street East. This will change the 
nature of Port Street as rapid transit corridor. 
In addition, there are opportunities to make 
Port Street a  “Complete Street” with the 
incorporation of multi-modal transportation. 

Port Credit 

Heritage 

Structures 

and Cultural 

Landscapes
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Community Services

This streetscape typology could be designed 
to harbour pedestrians, cyclists, vehicular 
users, and transit goers in a comfortable 
inviting urban environment which also 
makes up a critical part of the overall public 
realm experience.  With clear connections 
to Lakeshore Road “Main Street” typology 
and the Lake Ontario shoreline, Port Street 
East could become a powerful connective 
streetscape mixing infrastructure with open 
space. 

The study area is also connected to a 
series of minor roads, largely serving the 
adjacent residential land uses in Port Credit. 
Historically these streetscapes are relatively 
simple, with a standard sidewalk on both 
side, and a wide asphalt road surface, ogering 
on-street parking and two way traTc Pow. 
Through the growth of active transportation 
and the development of the mobility hub 
around the Port Credit GO station, there are 
opportunities to improve the streetscape 
treatment of these minor roads to encourage 
more pedestrian and cycling activity.            

4. Community Services

The Port Credit area contains a wide array 
of community services, including several 
schools, a library, an arena, a swimming pool, 
and several places of worship and meeting 
spaces.  However, the nearest community 

centres are located outside the area of 
inPuence (Huron Park Community Centre 
and Carmen Corbasson Community Centre).  
The map below shows the location of the 
community services in Port Credit.  

Places of Worship

 Schools

 (JK - Grade 12)

Although Port Credit District appears to have 
an extensive network of community services 
and places of worship, the need for additional 
services will need to be explored as IPC 
development plan and population projections 
unfold.
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E. Demographics

Mississauga’s growth projections indicate that 
Port Credit District will have a population of 
13,690 people in 2031 , adding 1,890 people 
from 2011.  Existing and potential population 
and employment `gures are as follows: 
(Projections from the 2010 Mississauga 
Growth Forecast, 2008-2031 Summary. 
Population, Housing, Employment Forecast by 
Planning District)

The City has also projected the housing 
unit count in Port Credit to go from 5,700 in 
2011 to 6,610 in 2031, an increase of 910 units.  
Existing projections will change based on new 
development applications. The implication 
of Inspiration Port Credit and the proposed 
concepts on the population, housing and 
employment forecasts will be studied as part 
of the master planning exercise. 

 Although the Port Credit District has 

adults as of 2006 Census), its population 
is forecasted to age.   As referenced in the 
Older Adult Plan, it is projected that in a 

20 year timeframe, from 2008 to 2028, the 
proportion of the City’s population 55 years 
of age and over will increase approximately 
20% to 38%.  The graphs on the opposite page 
show the signi`cant increase in percentage 
of residents over 65 from 2006 to 2031. This 
shift in population implies that digerent types 
of services will be needed in the Port Credit 
area in the future.  In general aging population 
requires more access to transit, health care 
and support facilities with easy access.  Aging 
population also bene`ts of living in mixed-
use, walkable and compact neighbourhoods 
that oger diversity of housing.  As people age 
they often consider downsizing to smaller 
dwellings or condos, and prefer to live within 
the same general community.  

Housing agordability is another issue 
to consider when addressing the aging 
population. In Mississauga, 19% of adults over 
75 years of age are considered low income 
and 35% of those 85 years or older live alone .   
According to Mississauga’s Older Adult Plan, it 
is projected however, that when baby boomers 
reach the senior years, they will be more stable 
`nancially, will be in better overall health, 
and will desire higher quality services and 
programs that the current older generation. 
        The needs of an aging population, changes 
in demographics and housing agordability will 
form part of the considerations when drafting 
Inspiration Port Credit development concepts.

Port Credit Age Distribution: 2006 Port Credit Age Distribution: 2031
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F. Sustainability

As referred in the policy framework section 
above, “Green” is one of the pillars of the 
Mississauga Strategic Plan, which anticipates 
a more sustainable future for Mississauga.  
Inspiration Port Credit will study the 
opportunities for sustainable development, 
which will strive to minimize the impact on 
the environment and incorporate sustainable 
development practices in accordance with the 
City’s Green Development Strategy, Green 
Development Standards and the Living Green 
Master Plan and with the CVC’s guidelines 
for stormwater management and low impact 
development (CVC guidelines are discussed 
in the Infrastructure section).  Sustainability 
could be accomplished through the use of 
innovative design approaches for buildings, 
landscaping and stormwater management.  It 
also can be achieve through neighbourhood 
and built form design.  

Inspiration Port Credit could use this 
opportunity to develop using more sustainable 
development and land use patterns, achieving 
a compact urban form with a greater mix of 
land uses and access to transit. IPC has the 
opportunity to help Port Credit to become a 
“complete community”, in which residents 
have the ability to walk and cycle to retail, 
services, recreation, entertainment and 
employment opportunities and are ogered 

diversity in both housing and built forms.   In 
complete communities, every day needs, 
including transit, are ful`lled within a 5 to 10 
minutes walk from most of the residences and 
employment locations.

G. Special Focus: Inspiration 
Lakeview

Inspiration Lakeview: A Vision is a plan for the 
redevelopment of the 100 hectare brown`eld 
site on OPG’s former Lakeview Generation 
Station lands and the adjacent employment 
lands.  The plan was developed during a 
three day charette in December 2010. This 
large site lies just 5 km to the northeast of 
the IOL and CLC sites.  Understanding the 
relationship between these large waterfront 
sites is important for the IPC process to ensure 
that the future redevelopment of the sites 
complements one another and Port Credit as 
a whole.  

For certain kinds of land uses (like an 
urban campus),  there may be demand for 
only one within Port Credit; therefore, it is 
important to keep Lakeview’s vision in mind 
when planning for the two IPC sites, while 
ensuring the planned site for each use is the 
most appropriate location to best enhance Port 
Credit.

Create development that supports 

current + attracts new residents

Increase diversity of population

Stoss

Source: Stoss, 2012
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1. Overview

The product of a three-day charette, 
the vision based around four key areas: 
BLUE (water); GREEN (parks, recreation, 
stormwater); CULTURE (arts); and URBAN 
(form, transportation).  The various forms 
of sustainability (economic, environmental) 
are present in each of these four areas and 
are a theme throughout.  The vision proposes 
to leverage each of these in its proposed 
redevelopment plan.  

The water is the asset that distinguishes 
the site and the proposed changes are intended 
to enhance economics, recreation, and the 
environment, as well as an overall connection 
to the lake.  Open space on the site is also 
intended to foster recreation and improve 
stormwater treatment while enhancing the 
nearby cultural and economic centers.  Some of 
the proposed, distinguishing facilities/features 
are proposed on the site’s open spaces.  

The urban form is intended to be varied 
in all regards: housing type, building height, 
street design, etc, with a focus on a few main 
corridors based around either transportation or 
commercial/retail.

Proposed Land Uses

Culture

- d small galleries +  artisan workshop
- d theaters
- d markets
- d shops + restaurants
- d public squares
- d re-use leftover industrial slab for 

programming, including festivals and  
temporary international exhibitions

Parks + Recreation

 Open concept multi-use amphitheater
- d `eld sports
- d ice rink (winter)
- d concerts + special events

connection)

Residential And Commercial

Employment/Innovation Zone 

types (all stages of life, 2-12+ storeys) 

Eight Core Principles

Public Spaces

Model New Community

Cycling and the Car

Regional and International Visitors 

New Legacy

Economically Viable and Sustainable
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The Vision Map 1: Big Blue Moves The Vision Map 3: Big Green Moves

The Vision Map 5: Big Cultural Moves The Vision Map 6: Urban Connectivity

Blue

Inspiration Lakeview: Big Moves

Culture

Green

Urban
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H. Gaps, Opportunities and 
Issues to Consider

1. Gaps in Existing Information

completed as the team was not able to enter 
the site.

policies as referred to in this background 
report may change as the input from 
agency, stakeholder and public consultation 
is incorporated.  The `nal Port Credit 
Local Area Plan policies might need to be 
reviewed, if available prior to completion of 
IPC.

  
2. Opportunities and Issues to Consider

There many opportunities to enhance 
Port Credit’s established urban waterfront 
village character and contribute to 
achieving the City of Mississauga’s 
strategic vision and goals as set in the `ve 
“Strategic Pillars for Change”.  There are 
also a number of issues that need to be 
considered when developing the concept 
options for Inspiration Port Credit.  A 
summary of potential opportunities and 
issues to consider for the IOL and the CLC 
sites is included in the following table.

Improve waterfront access, 

views, and park network

Create new kinds of sustainable, 

transit-oriented development

Capitalize on lake 

Source: Stoss, 2012 Source: Stoss, 2012 Source: Stoss, 2012
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Create a transit-oriented development 
that is walkable, compact, and diverse
Provide for multi-mode connections

Potential 

Enhancement

CLC + IOL Site Opportunities and Issues:

Land Use + Urban Design

Opportunity Issues to Consider

Creation of 
compact, 
transit-oriented 
communities

connections constraints in 
the area, particularly on 
Lakeshore Road, will need 
to be addressed as more 
population will increase the 
demand on the road system

provided (e.g. public and/or 
private roadways) and east-
west linkages to adjacent 
neighbourhoods (IOL lands)

terminus (CLC site) and the 
right-of-way requirements 
of the LRT

Enhance the 
existing natural 
and cultural 
heritage and parks 
and open spaces

Enhance views and connections to 
the waterfront
Foster arts and culture and respect 
the cultural heritage
Enhance the park and open space 
network and natural environment

sensitive to the Old Port 
Credit Village Heritage 
Conservation District 
and transition to the 
adjacent stable residential 
neighbourhoods (IOL lands)

bugers and transition to 
adjacent stable, mature 
neighbourhood and 
heritage district on either 
side of the IOL lands

Hazard designations along 
shoreline are required by 
policies to be maintained as 
public green spaces
Hazard Lands must be 
considered in regards to 
the appropriate use of land

parkland within the 
development sites, 
particularly within the IOL 
lands, may be a constraint 
for the development
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Creation of vibrant 
and complete 
communities

Create vibrant communities with year-
round activity
Maintain and enhance the village 
mainstreet feel
Create placemaking opportunities on 
Lakeshore Road (mainstreet), LRT 
Station and other transit locations

Development in the two 
sites needs to `t into and 
complement the broader 
City-wide policies, plans, 
and urban structure

density, and built form 
given the existing and 
planned context and the 
importance of maintaining/
enhancing views and 
providing access to the lake

Provide mixed-uses, including places to 
live, work, and play
Provide for a range of housing options 
and tenures and for community 
facilities 
that respond to the needs of the aging 
population
Support aging population / attract 
young families and other new residents.
 Create jobs on the cultural/creative, 
education, oTce, retail and service 
sectors, and attract innovative 
businesses to help meeting the 
employment targets
Attract retail commercial activities 
that are lake-dependent or waterfront 
oriented

Potential 

Enhancement

CLC + IOL Site Opportunities and Issues:

Land Use + Urban Design

Opportunity Issues to Consider

Improve 
opportunities for 
mix-uses and for a 
wide demographic

spectrum 

 Appropriate type, amount 
and location of land uses 
(e.g. how are employment 
uses incorporated into 
developments) and land 
use compatibility (e.g. 
are there issues between 
boat launch, boat repair 
operation and future 
residential or public access 
to the waterfront?).
Achieve the residential/
employment requirements 
for the community node 
(e.g. 2:1 target vs. 3.2:1 
existing).
Maintaining marina 
function on the CLC site 
will be a challenge given 
the available space and the 
potential for incompatible 
land uses.

Create sustainable 
neighbourhoods

Develop with high standards of urban 
design and sustainability, including the 
use of Green Development Standard 
and LEED certi`cation
Achieve sustainable development at the 
neighbourhood and building level

Development in the two 
sites needs to incorporate 
the City and CVC 
guidelines and standards 
for green development.
Requirement of high 
standards of sustainable 
development may 
constitute an disincentive 
for development
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III. ENVIRONMENT
+ PARKS
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A. Introduction

Although Port Credit is an urban area, its 
location along the shores of Lake Ontario 
and the Credit River provide a strong natural 
context for the community.  The Credit River, 
situated between the two key Inspiration Port 
Credit redevelopment sites, is considered a 
warm-water Csh habitat and a migratory route 
for cold-water species.  The Credit River’s 
valley lands are an important ecological 
corridor for the City of Mississauga.  Both the 
Lake Ontario and the Credit River provide 
important ecological functions, including 
Csh habitat.  Habitat for Csh is critical as Port 
Credit is considered an important Cshing port.  
In addition, the shoreline provides ecological 
functions and habitat.  

Within the Inspiration Port Credit study area 
there is an extensive parks, open space and trail 
system along the Lake Ontario waterfront and 
the Credit River.  As well, Port Credit is an area 
of recreational and cultural signiCcance.  IPC has 
signiCcant opportunities to provide additional 
public park lands, access to the waterfront, and 
improved connections to the Waterfront Trail 
and adjacent parks.

Addressing potential soil contamination 
will be key to the successful development of 
the two key  Inspiration Port Credit sites. The 
Imperial Oil Limited lands are the former 

location of an oil reCnery; consequently, 
the levels of contamination and the costs of 
remediation will have a signiCcant impact 
on the development and its feasibility. 
Development options in the Canada Lands 
Company site are less likely to be hindered 
by contamination as the expected levels of 
contaminants are lower.

B. Policy Framework

Inspiration Port Credit will closely follow the 
guiding principles and policy directions from 
the Mississauga Strategic Plan, ONcial Plan, 
Port Credit Local Area Plan and other relevant 
plans. 

1. City of Mississauga Strategic Plan 
(2009)

The City of Mississauga Strategic Plan (2009) 
identiCes the environment as one of the Cve 

a Green Culture. SpeciCc to Inspiration Port 
Credit, the Strategic Plan includes the goal “to 
lead a change in behaviours to support a more 
responsible and sustainable approach to the 
environment that will minimize our impact on 
the environment and contribute to reversing 
climate change”.

The Action Plan for implementing the 

III. Environment + Parks

Source: Stoss, 2012 Source: Stoss, 2012 Source: Stoss, 2012

Robust waterfront park and trail network already exists in Port Credit
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Strategic Plan speciCcally directs the City to 
“Pro-actively acquire and/or enhance lands 
along the waterfront and in natural areas for 
recreational and ecological value” and to “Plant 
one million trees in Mississauga”.  Inspiration 
Port Credit has the opportunity to advance 
these strategic goals and actions.

2. Mississauga OCcial Plan (2011)

The new City of Mississauga ONcial Plan (as 
adopted in 2011) has the vision of a city that 
is beautiful and sustainable and that protects 
its natural and cultural heritage resources, 
particularly the Lake Ontario waterfront and 
the Credit River.  The key guiding principles 
of the ONcial Plan related to the environment 
include to “promote development decisions 
that support the sustainability of our natural 
heritage system and enhance the quality of 
life for our present and future generations” 
and to “protect, enhance and where possible 
restore distinct natural features, areas and 
linkages, including their ecological functions, 
particularly those associated with the Lake 
Ontario waterfront and the city’s river and 
valley corridor system”. The Environment 
section of the ONcial Plan contains policies 
related to: living green, the green system, 
urban forests, water, air quality, brownCeld 
sites, waste management, and noise. SpeciCc 
Key policies that are relevant to Inspiration 
Port Credit are discussed.

Living Green
 ONcial Plan policies directs to protect, enhance 
and restore the Natural Areas System and 
ensure land use compatibility and requires 
that development proposals include the use of 
best management practices, encourages the 
use of green technologies and design to assist 
in minimizing the impacts of development on 
the environment (Policies 6.1.1, 6.2.7, 6.2.8 and 
6.2.12).
 
Lake Ontario Shoreline
The ONcial Plan contains policies addressing 
development and site alterations along Lake 
Ontario shoreline, which will be evaluated 
in the context of their potential impact on 
the shoreline or watershed management 
area.  Development or site alteration will 
not be permitted within Hazard Lands 
adjacent to the Lake Ontario shoreline 
unless the requirements of the conservation 
authority and the policies of the City are 
met. In addition, the City might require that 
development proposals incorporate and/or 
restore natural features, areas and linkages 
along the Lake Ontario shoreline.  Further, 
as a condition of development approval, 
lands adjacent to this shoreline may be 
placed in public ownership for their long 

Source: Stoss, 2012 Source: Stoss, 2012
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Parks and Open Spaces
The ONcial Plan indicates that “Public 
parkland will be designed to allow access for 
a variety of complementary activities through 
interconnections of pathways, a multi-use 
recreational trail and the public parkland 
network; and to provide a safe and accessible 
environment through development of clear 
sight-lines, openness and visible entrances 
that can be achieved by maximizing street 
frontages where possible.” (Policy 6.3.3.3). In 
addition, parks should be located as centrally 
as possible within a residential area and be 
accessible for residents within 800 m of their 
dwelling.  The minimum parkland provision 
(city-wide) is 1.2 ha per 1,000 population.  The 
ONcial Plan recognizes the Lake Ontario 
Waterfront as an area full of activities that are 
lake-dependent and lake-enhanced (Policies 
6.3.3.5, 6.3.3.6 and 6.3.3.19).

BrownIeld Sites
The ONcial Plan indicates that development 
approval or approval of amendments to the 
Plan for known or potentially contaminated 
sites will be deferred until studies assessing 
the potential for contamination have 
been undertaken.  If the site assessment 
conCrms contamination, a remedial action 
plan according to the relevant regulations 
and standards will be required.   The 
implementation of this action plan will 
be needed as a condition for development 
approval (Policies 6.7.1c and 6.7.1d).

3. Draft Port Credit Local Area Plan

The Port Credit draft Local Area Plan (LAP) 
makes recommendations on how Port Credit 
will support Mississauga Strategic Plan’s goals 
regarding living green.  The goal of the LAP 
is to promote conservation, restoration and 
enhancement of the natural environment.  
Key policies from the Draft Port Credit Area 
Plan (draft January 2012) related to parks 
and open spaces and, natural environment 
and contamination that frame relevant to 
Inspiration Port Credit are as follows: 

The protection, preservation and 
restoration of existing natural systems 
will be a priority within the waterfront 
parks system.  The ONcial Plan 
encourages the enhancement and 
restoration of the Credit River as a 
biologically productive and diverse 
ecosystem (Policies 7.1.2 and 7.1.3).
Improvements to the urban forest of Port 
Credit are encouraged (Policy 7.2.1).
The LAP directs development to minimize 
the impact on the environment and 
incorporate sustainable development 
practices (Policy 7.3.2).
Parks planning will contribute with the 
Vision of an urban waterfront village 

The City supports the continuation 
and improvement of water dependant 
activities such as marinas, facilities that 
support recreational boating and sport 
Cshing (Policy 8.5.1).
The City will ensure that uses in proximity 
to the waterfront will provide for public 
access, where appropriate (Policy 8.5.2).
In addition, speciCc policies for the 
Imperial Oil Limited lands (Site 3) and 
the Canadian Lands Company site (site 8) 
require that a comprehensive master plan 
will be prepared to the City’s Satisfaction 
that will “determine contamination of the 
site” (policies 13.1.3.3 (a) and 13.1.8.3 (a)) 

4. Waterfront Parks Strategy, 2008

As referenced in the Land Use and Urban 
Design Section B. 17, the City’s Waterfront 
Parks Strategy provide directions for the 
management of the waterfront parks.  Key 
goals of the plan relevant to IPC include:

Better integration and connectivity 
between parks
Improved connections to the 
Introduction of sustainable park elements
Improved relationship between the parks 
and the existing natural systems
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The Key Strategies include
Improve the park system connectivity, 
identity, sustainability and shoreline
Promote sustainable best practices
Encourage active transportation, 
including transit, pedestrian and 
recreational access to the parks
Develop a hierarchy of signage
Use distinctive landscaping and trail 
hierarchy to assist in improving the park 
system and connections
Promote passive land based recreational 
uses
Consider education and seasonal use 
when designing and programming the 
parks activities
Provide for more naturalization of the 
park system 
 
Figure below shows the overall Parks 
System Recommendations for the parks 
within the Inspiration Port Credit study 
area.

5. Natural Heritage and Urban Forest 
Strategy

The City of Mississauga initiated a Natural 
Heritage & Urban Forest Strategy (NH&UFS) 
in April 2012 and is expected to be completed 
by December 2013.  The purpose of this 
project is to develop a strategy to guide City 
programs and activities for the protection, 
enhancement, restoration and expansion 
of natural areas and the urban forest across 
Mississauga.

Although there are no natural areas or 
urban forest identiCed within the IOL and 
CLC sites in the ONcial Plan Schedule 3 
Natural System, the areas along the Lake 
Ontario Shoreline are identiCed as Natural 
Hazard.  In addition, lands located adjacent 
to the Credit River, north of Lake Shore 
Road West, are identiCed as Natural Areas.  
Consequently, the recommendations and 
implementation tool from the HH&UFS study 
might ahect future policies for the IOL lands  
and CLC site.

Waterfront Parks Strategy: 
Vision Statement

the river at the point where land and 

water unites.

and urban environments connect 

with locations for rest and relaxation 

for all.

from experiencing the Waterfront 

Parks and demonstrate how to lead 

by example.

cultural and emotional elements 

of the parks to the community, the 

environment and to the passage of 

time.

Overall Parks System Recommendations
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6. Lake Ontario’s Integrated Shoreline 
Strategy (LOISS)

The Lake Ontario Integrated Shoreline 
Strategy (LOISS) is ongoing study established 
by Credit Valley Conservation (CVC), along 
with a steering committee of municipal 
and agency partners to analyze the current 
conditions along the Lake Ontario shoreline. 
The purpose of LOISS is to provide clear 
guidance on the steps needed to be taken by 
the local, regional, and provincial government 
and local community to protect and enhance 
the shoreline ecosystem for the future, while 
also meeting and improving the existing 
needs of the natural environment. The study 
will include a speciCc focus on opportunities 
for the protection and restoration of natural 
ecosystems along the shoreline. LOISS 
will help to further inform updates of the 
Waterfront Parks Strategy as well as speciCc 
future parkland redevelopment projects. 

The LOISS study area encompasses 
the IOL and CLC sites. LOISS provides an 
important regional context for IPC and many 
of the goals, objectives and policies of the Port 
Credit Local Area Plan, as well as the City of 
Mississauga ONcial Plan and the Waterfront 
Parks Strategy are similar to the goals and 
objectives of LOISS.

 
7. Port Credit Harbour West Parks 
Environmental Assessment

Port Credit Memorial Park (West), Marina 
Park and J.C. Saddington Park, known as the 
Port Credit Harbour West Parks, are located 
on the west side of the Credit River (east of the 
IOL site) and were identiCed in the Waterfront 
Parks Strategy as priority parks.  The strategy 
developed concept designs for these parks as a 
starting point for future detailed design.  The 
City of Mississauga is currently undertaking 
Engineering Studies and an Environmental 
Assessment for the Port Credit Harbour West 
Parks. This study will assess the shoreline, 
natural heritage and infrastructure needs of 
the parks to inform the concept design and 

planning of the park redevelopment. The map 
on the following page shows the large block 
concept plan developed for the West Harbour 
Parks.   
 
Preliminary proposed improvements for the 
parks include:

west bank of the Credit River; 

motorize boat launch and relocation of the 
non-motorized boat launch further south 
in Marina Park; 

Rivergate easement (to provide continuous 
trail along the waterfront); 

Saddington Park

including a cobble beach along the J.C. 
Saddinton Park shoreline; 

can provide parking for boating activities 
and be used when appropriate as multi-use 
civic space.

C. Local + Regional 
Hydrology

A watershed is a drainage basin or an area of 
land that drains into a stream, river, lake or 
ocean. Port Credit is located within the Credit 
River watershed.  Covering about 860 square 
kilometres, this watershed contains some 
of the most diverse landscapes in southern 
Ontario and is situated within one of the 
most-densely populated regions of Canada.  
The watershed is under the jurisdiction of 
Credit Valley Conservation, institution that 

natural environment.  The Credit River runs 
for almost 90 km and meanders southwest 
from the headwaters in Orangeville, Erin and 
Mono.  It runs through nine municipalities 
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Regional Open Space Network

before draining into Lake Ontario at Port 
Credit. The watershed contains a tremendous 
diversity of habitats and wildlife due to 
two important geologic structures it passes 
through, the Niagara Escarpment and the 
Oak ridges Moraine. In addition to these 
features, the area is deCned by Carolinian 
Forest or deciduous broad leaf tree habitat 
made up predominantly of Ash, Birch, 
Chestnut, Hickory, Oak and Walnut. The map 
on the previous page shows the Credit River 
Watershed boundaries.

The Credit River Watershed is further 
divided into 22 subwatershed to reiect major 
tributaries, major sections of the river, and 
groups of smaller watersheds that drain 
directly into Lake Ontario.  Inspiration Port 
Credit study area is located within the Norval 
to Port Credit subwatershed.

The Credit River discharges into Lake 
Ontario, part of the Great Lakes System, one 
of the world’s most important lake systems, 

containing nearly 20 percent of the Earth’s 
fresh surface water. In the 1970s the lakes 
were found to be highly polluted and measures 
to clean them up were put in place including 
reduction of toxic chemical dumping and 
upgrading of sewage treatment. While 
these ehorts were fairly ehective, increased 
population growth and invasive species are 
having an impact on the lakes today. Current 
issues the lake faces today are: climate change, 
chemicals (iame retardants, pharmaceuticals, 
and agricultural runoh), algae, and artiCcial 
water level controls. The Golden Horseshoe 
Area of Lake Ontario is considered a priority 
area for management due to rapid growth. 
Water infrastructure and greenbelt protection 
are an important part of current planning 
processes for Lake Ontario.

Source: Stoss, 2012
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D. Parks and Open Space 
Systems

1. Overview

Port Credit District has an extensive system 
of waterfront parks and trails, including 
the St. Lawrence Park, J.J. Plaus Park, Port 
Credit Memorial Park, Marina Park, J.C. 
Saddington Park, the Imperial Oil Trails 
Extension and the Ben Machree Park, which 
are located in the adjacency of the two sites.  
These parks represent areas of recreational 
and cultural signiCcance.  The maps below 
and on the opposite page show Port Credit 
Waterfront Trail system and Waterfront Parks, 
respectively. 

One of the key features of the IOL lands 
and CLC site is that both are waterfront 
properties with immediate access to the 
Lake Ontario and adjacent to the City’s 
waterfront parks.  The IOL lands already 
have public access to the waterfront, through 
the IOL Waterfront Trail located along the 
Lake Ontario shoreline in a strip of land 
that the City leases from the company. This 
trail connects J.C. Saddington Park and Ben 

Machree Park.  Conversely, there is no public 
access to the waterfront through the CLC 
site.  In order to capitalize its prime waterfront 
location, CLC has indicated that one of the 
priorities for the future development of the 
site will be to provide access to the waterfront 
and to extend the Waterfront Trail along 
the shoreline to connect J.J. Plaus and St. 
Lawrence waterfront parks.  

The map on the following page shows the 
diversity of recreational activities that take 
place on the parks, open spaces and trails 
located within the IPC study area.  In addition, 
it showcases the diversity of water recreation 
activities along the Lake Ontario shoreline 
and Credit River harbour.

 Port Credit harbour is used for 
recreational boating, canoeing, rowing 
and Cshing.  Marina Park is mainly used 
for recreational boating launch and public 
riverfront access. Charter boats occupy 
several timber docks at the north end of the 
site, and public boat launch ramps for both 
motorized and non-motorized boats are 
located immediately south of these docks.  
Fishing is an important activity that takes 
place in this park and it is the location of the 

Port Credit Waterfront Parks

Source: Stoss, 2012
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Port Credit: Recreation Activities

 

Source: Stoss, 2012
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Port Credit Harbour West Parks Large Block Concept Plan

Marina Park, JC Saddington Park, 

and JJ Plaus Park

Source: Stoss, 2012

Source: Stoss, 2012



73

Inspiration Port Credit Background Report 7 February 2013

very popular Salmon Derby. This park draws 
a lot of tourists for its boat charter facilities.  
Port Credit Memorial West, which is fairly 
narrow, is used relatively passively throughout 
the year and is a key viewing area for activities 
on the river, such as the regattas, rowing and 
boating.  The Mississauga Canoe and Don 
Rowing Clubs lease facilities at the north 
end of the park and use the site adjacent to 
the buildings for boat storage and kayaking, 
canoeing and rowing functions.  In addition, 
J.C. Saddington Park and J.J. Plaus Park are 
used for oh-shore Cshing.

3. Trails System

Port Credit has a thriving pedestrian 
environment and an extensive trail system.  
The Waterfront Trail is the premier active 
transportation and leisure route running 
along the Lake Ontario shoreline through 
Mississauga connecting into Oakville to the 
west and Toronto to the east. It is part of a 

km virtually continuous along the shores of 
Lake Ontario and St. Lawrence River. The 
section through Mississauga is also part of the 
Trans-Canada Trail system. This multi-use 
trail accommodates cycling and pedestrian 

movements along the waterfront separated 
from vehicular traNc.  Between St. Lawrence 
Park and J.C. Saddington Park the trail 
continues as a signed route on local streets.  
The map below shows the location of the 
existing Waterfront Trail in Port Credit.  The 
Mississauga Cycling Master Plan includes 
a strategy to expand and improve the trail 
system in Port Credit (see Mobility, Section V).  

E. Site Environmental 
Conditions 

1. Existing Conditions 

Contamination is typically dealt with on a site 
speciCc basis.  Through discussions with the 
City of Mississauga’s Environmental Services, 
Transportation and Infrastructure Planning 
team members, it has been determined that 
while there are some previously identiCed 
contaminated sites in and around the study 
area, these have been dealt with under the 
applicable environmental regime (e.g. former 
gas stations, parks etc) and thus the focus for 
this study is the IOL and CLC lands.  

Trails System in Port Credit
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The IOL lands were Crst utilized as a 
brick factory extracting clay on site for the 
production of bricks between 1870 and 1932. 
In 1932, a small reCnery was built along the 
shores of Lake Ontario, and in 1935, the 
Goodrich Oil Company constructed the 
largest independent oil reCnery in Canada. 
Texaco Canada Ltd. purchased the reCnery in 
1957 and entered the petrochemical market 
in 1961, peaking in its production from 1961 
through to the 1970’s. The reCnery operations 
shutdown in 1978, and the petrochemical 
operations in 1985. In 1989, Imperial Oil Ltd. 
purchased Texaco and took over clean-up of 
the site.  

As the site of a former reCnery, the IOL 
lands have potential for contamination issues 
on some areas and have complex regulatory 
requirements as well as challenging site 
conditions that limit the range of solutions 
that are possible.  The exact levels and 
extent of contamination are unknown at 
this time and IOL has initiated a detailed 
site assessment program to conCrm and 

delineate contamination levels in accordance 
with the Ontario Ministry of Environment 
(MOE) process.  It is assumed that the results 
of the assessment will be available after 
the completion of Inspiration Port Credit; 
consequently, the detailed site assessment 
information will not form part of this study. 
However, the results of IPC will inform IOL’s 
process.

While site conditions are not yet fully 
known historical information would suggest 
that petroleum products (oils), and possibly 
fuel additives (e.g. MTBE, Lead) and other 
associated contaminants are present.  Varying 
levels of contamination are anticipated to be 
ultimately dealt with via remediation and/or 
risk management, as appropriate.

Previous environment reports for the CLC 
Lands (Port Credit Harbour Marina) identiCed 
some contaminants within the surface layers 
from mixed Cll materials used to construct 
the piers and chemicals for boat repairs 
and refuelling used during historic marina 
operations. The contamination present on 
the Canada Lands Company site(Marina) is 

Oil Refinery in Operation, 1976
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* approximate locations of former uses; information based upon historic aerial imagery and reports 

 

 

 

 

 

1. Relatively low contamination levels indicated (metals, PAHs, hydrocarbons). 

2. Approximate location of former bulk storage.  May be some medium-level 

contamination.  Contamination levels likely to be higher if sludge/refining 

wastes were landformed in this area.  Development is less likely to be hindered 

by remediation costs. 

3. Approximate location of former water treatment area / open space.  

Contamination levels likely to be low and unlikely to limit development options. 

4. Approximate locations of former parking and administration buildings.  Likely 

low contamination levels.  Development is less likely to be hindered by 

contamination. 

5. Infilled former dock.  Likely to contain some level of contamination.  

Development options may be limited by fill composition and/or contamination 

(ie. Might be structurally unsound). 

6. Approximate location of former refinery with likely high contamination levels.  

Development may be limited by high remediation costs. 

7. Area where free phase product could be present from former leak at adjacent 

gas station. 

8. Former bulk storage area.  May be some medium level contamination.  

Development is less likely to be hindered by remediation costs. 

9. Impacted sediments in former shale pit.  Remediation / risk management may be 

required to facilitate future use.

LEGEND 

Development options 

less likely to be 

hindered by 

contamination. 

Medium level 

contamination or other 

issues may impact 

development costs / 

options. 

Development may be 

limited by high 

remediation costs. 
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Preliminary Understanding of the Environmental Site Conditions

sources: CLC One Port Credit background sheets, MMM Group Environmental Information Sheet, Golder Associates (1986 + 1990)
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reportedly fairly minor and associated with 
Cll material that was probably used to form 
the property to make it Ct for its current use 
(e.g. grading/levelling).  Contaminants are 
reportedly metals and polycyclic aromatic 
hydrocarbons.

The site sediments in thePCHM are largely 
uncontaminated and no contaminants were 
observed in the groundwater. 

2. Regulatory Regime - Ontario 
Regulation 153/04 “the brownIeld 
regulation”

The intent of this regulation is to control the 
redevelopment of potentially contaminated 
sites for re-use.  The regulation requires that 
Record of Site Condition (RSC) be obtained 
from the MOE when a site is to be redeveloped 
to a more sensitive land use (e.g. industrial 
to residential).  A RSC may also be required 
to obtain planning approvals, or as part of a 
contract negotiation on the sale of a property.

In 2011, the regulation was amended with, 
typically, stricter site condition standards 
that need to be met for soil, groundwater and 
sediment contamination levels on sites going 
through the RSC process.  These standards 
are intended to be protective of human health 
and the environment at 95% or more of sites 
in the Province of Ontario.  The amendment 
also speciCed how the site assessment process, 
comprising Phase 1 Environmental Site 
Assessment (desk based historical review), 
Phase 2 Environmental Site Assessment 
(intrusive investigation and testing), 
Remediation (clean-up) and Risk Assessment/
Risk Management was to be carried out so 
that the Ministry of Environment could see 
some harmonization in the site assessment 
process, regardless of the company involved in 
completing the assessment.

3. What Would Remediation For These 
Sites Entail?

Remediation of the sites will depend very 
much upon the economics of the development, 

development plans and requirements to 
protect existing and future users and the 
environment.  Therefore, the ultimate 
plan cannot be determined until all the 
site investigation data is available and 
development plans have been prepared. The 
Imperial Oil lands may require a combination 
of source removal (soil and/or groundwater) 
or in-situ treatment to get the “hot-spots” 
of contamination to acceptable levels.  The 
acceptable levels may be the generic site 
condition standards and/or risk-based 
numbers.  

Ultimately, what must be achieved is to 
prevent existing and future users of the sites 
from coming into contact with unacceptable 
contamination levels and this is where the 
development options are integral to the 
deciding the most practical solution for the 
land, economically, socially and technically.  
For example:

if underground parking is required, 
removal of soil/groundwater will be 
required (removing contamination);
if areas of parkland area included, 
landscaping may provide a suitable cap (a 
barrier to contamination);
if larger areas of surface parking are 
needed, this could comprise a “hard” cap 
(a barrier to contamination);
if commercial/institutional areas are 
proposed, longer-term in-situ remediation 
might be an option (reducing contaminant 
concentrations).

4. Remediation/Risk Management 
Options and Cost Implications

Three clean-up options that could be applied 
as part of the remediation/ risk management 
of the IOL lands and CLC site include:
 

Generic Removal
On larger sites such as these and, particularly 
ones located in an urban core, the costs of 
removing the soil and groundwater impacts 
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from site are likely to be relatively high.  The 
cost for this clean-up option is based primarily 
on the amount of material to be removed (for 
the IOL lands a depth of approximately 3 m 
to bedrock was assumed), trucking to landCll 
and replacing it with clean soil.  

In-Situ Remediation
This process is typically used on site where 
the remediation can occur over a longer 
period of time.  The techniques involved vary 
depending upon the contamination types, 
practical limitations and timelines involved.  
Examples of in-situ remediation could 
include bioremediation, chemical oxidation, 
soil washing, and phytoremediation.  There 
are diherent types of in-situ remediation 
that may be applicaple at the IOL lands or 
CLC site.  The cost of in-situ remediation 
can still be signiCcant but, it does have the 
added advantage of limiting truck traNc 
on city streets and potentially being able to 
be incorporated into the development plan 
so it can continue to run unnoticed after 
development occurs.  

The basic premise of in-situ remediation 
is that the technology involved physically, 
biologically or chemically treats the 
contamination present and reduces it to 
acceptable concentrations.  There may be waste 
product (e.g. oily wastewater) that still needs to 
be removed from site for disposal/re/use.

Risk Management Based Clean-up
Risk based clean up involves the development 
and implementation of site-speciCc clean-up 

targets rather than Ministry of Environment 
(MOE) generic standards that are intended to 
be applicable to 95% of properties in Ontario.  
Information about the site is used to develop 
remediation goals that are more applicable 
to the contaminant types, locations and 
development goals .

A risk assessment is completed to calculate 
the required “safe” levels of contamination 
that may remain, and be managed, on site.  
The results of the risk assessment may include 
a combination of remediation and/or risk 
management.

The risk management options typically 
comprise the installation of a barrier above 
the contamination on site that prevents 
human health or ecological exposure to the 
contaminants.  This barrier may be a “hard” 
cap (e.g. roads, parking lots, basements) that 
is placed in the appropriate position over the 
contamination as part of the development 
planning.  “Soft” caps comprise clean soil that 
typically forms part of the site landscaping/
parkland.  Again, these caps prevent contact 
with the impacted soil/groundwater and enable 
improvement of the aesthetic appeal of a site. 

Comparison of Clean-up Costs
The costs of clean-up will be a key variable 
for the development of the IOL lands and, to 
a lesser extent, for the CLC site. The costs 
estimated in the table below show the relative 
diherence between clean up options and are 
provided for reference only.  It should be noted 
that these costs are based on site speciCc 
assumptions and thus are only applicable to 
this project.

 

Approximate Cost Comparisons 

Remediation Method Cost per m2 

Generic Removal $ 150

In-situ $ 100

Risk Management – Hard Cap $  40

Risk Management – Soft Cap $  50
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F. Natural Heritage 
Conditions

1. Natural Heritage Setting

The areas encompassing the Imperial 
Oil Limited lands and the Canada Lands 
Company site (CLC or Port Credit Harbour 
Marina) have had their natural landscapes 
signiCcantly altered by human activities and 
commercial development.  As a result, the 
presence of native iora and fauna in both their 
terrestrial and aquatic form and functions, 
have been extensively reduced within a 
fragmented natural landscape.  These areas 
have been disconnected from surrounding 
natural environment linkages.

2. Historic Context

In the 1800’s, Port Credit became known 
for its stonehooking trade, a practice in 
which local unique craftsmen known as a 
“stonehookers” searched the waters and 
shores of Lake Ontario for stones as local 
building supplies. From 1880 through to 1900, 
the popularity of Port Credit Harbour peaked 
thanks to the introduction of stonehooking. At 
the time, materials gathered by stonehookers 
represented the primary building materials for 
Toronto. With the advent of inland quarries, 
stonehooking was phased out by 1910. A total 
of 23 stonehooking vessels operated out of the 
Port Credit Harbour during the peak of the 
stonehooking days. 

3. Ecological Land ClassiIcation

A review of available background materials 
revealed that natural heritage information 
pertaining speciCcally to the IOL lands and 
CLC site is nominal.  As such secondary 
source information from adjacent lands, 
speciCcally J.C. Saddington Park and J. J. Plaus 
Park, were relied on to determine the natural 
heritage character of these sites. The Imperial 
Oil Lands and the Port Credit Harbour 

Marina have a combined cumulative land 

Combined, both sites extend over 1.3km (26% 
of Port Credits waterfront) of Lake Ontario 
shoreline.  An Ecological Land ClassiCcation 
(ELC) of the Lake Ontario Shoreline was 
completed in 2009 (CVC 2009a) which 
included the Imperial Oil Lands.  The 
following communities were identiCed within 
both study areas:

ELC ecosite is the dominant community 
with the Imperial Oil Lands consisting of iat 
grasslands and scattered tree growth.

portion of the Imperial Oil Limited lands, 
this ecosite represents two open water 
features associated with what is believed 
to be the shale pit quarry furthest east, and 
the water treatment pond furthest west. 
With respect to the Port Credit Harbour 
Marina, besides the tableland area, the open 
water is associated with the marina basin; 
embayment feature.

and eastern boundary limits of the Port 
Credit Harbour Marina, extending into Lake 
Ontario, these features serve as break walls 
protecting the marina from wakes and 
potential erosion.

4. Wildlife

The City of Mississauga completed a Natural 
Areas Survey including breeding bird surveys, 
amphibian surveys and vegetation surveys 
as outlined in their 2011 report update.  No 
surveys were completed in any of the west 
parks directly adjacent to the Imperial Oil 
Lands or Port Credit Harbour West study 
areas and thus information on wildlife on 
these properties is not available.  Given the 
naturalized regeneration characteristics and 
the limited  impact from human activity, it 
can be assumed that the IOL lands have the 
ability to attract wildlife such as birds, insects 
and urban mammals (e.g., squirrels, rabbits 
and raccoons).  The map on page 79 shows the 
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Natural Areas Survey

Changes in the shoreline in Port Credit: 1954 to 2012



80

The Corporation of the City of Mississauga

1966

1954

Changes in Land 

Use and Shoreline

1985



81

Inspiration Port Credit Background Report 7 February 2013

1989

Changes in Land 

Use and Shoreline

1989

2002

2012



82

The Corporation of the City of Mississauga

natural areas and other features in the City 
of Mississauga as per the results of the 2009 
Update Natural Areas Survey.   

Insects
Migrant Butteriies and Arthropod Surveys were 
completed in the fall of 2009 at J.C. Saddington 
Park (CVC 2009b).  All species observed 
were common except for Monarch (Danaus 
plexippus).  It can be assumed that many of the 
species observed in and around J.C. Saddington 
Park, given its proximity, could also pertain to 
the Imperial Oil Lands.

Birds - Waterfowl
Winter Bird Surveys were completed in 

(CVC 2009c). Large numbers of Waterfowl 
were observed, representing 62.3% of all bird 
sightings.  All species are considered common 
except for a single Horned Grebe (Podiceps 
auritus). 

Additional waterfowl surveys were 
completed in 2012 along the mouth of the 
Credit River, the near shore areas of Lake 
Ontario, and the pond within J.C. Saddington 
Park. Combined, 1163 individual waterfowl 
representing 17 species were observed 
consistently within the mouth of the Credit 
River and the near shore areas of Lake Ontario. 
Smaller concentrations of primarily dabbling 

ducks and geese were observed using the pond 
within J.C. Saddington Park.  

A fall migration survey was also completed 
in 2012. Species observed during the fall 
migration assessment utilized the same 
habitats as the spring surveys. Over 316 
individual waterfowl, representing 7 species 
were observed in the Credit River, the near 
shores of Lake Ontario and the pond within 
J.C. Saddington Park. A greater proportion 
of waterfowl species was present during the 
spring 2012 surveys than the 2012 fall migration 
surveys. 

These observations are consistent with 
those reported in the CVC’s Winter Bird 
Survey. The majority of species observed 
are considered Secure or Apparently Secure 
(meaning that are not vulnerable or at risk )
within Ontario with exception of; Canvasback 
(Aythya valisineria), which is considered 
critically imperiled for breeding; Long-
tailed Duck (Clangula hyemalis), which is 
considered vulnerable; Red-necked Grebe 
(Podiceps grisegena), which is considered 
vulnerable; and Great Black-backed Gull 
(Larus marinus), which is considered 
imperiled. Consistent with the 2008-2009 
CVC Winter Bird Survey results, a single 
Horned Grebe was also observed which 
is considered special concern under the 
provincial Endangered Species Act, 2007. 

The Credit River is an important Bird Area The Ridgetown is an attractive resting location for 

many kinds of birds.

Source: Stoss, 2012
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Given the proximity of the waterfowl surveys, 
it can be assumed that many of the species 
observed have the potential to be present 
within the Imperial Oil Lands and the Port 
Credit Harbour Marina. 

It can be assumed that many of the species 
observed during the Winter Bird Surveys 
completed in 2008-2009 and 2012, given their 
proximity, could also pertain to the Imperial 
Oil Lands and Port Credit Harbour Marina.

To put into context, the mouth of the 
Credit River has been identiCed as part of the 
Globally SigniCcant West End of Lake Ontario 
Important Bird Area (IBA) which extends 
from Port Credit to the mouth of the Niagara 
River. This area is deCned by the impressive 
congregations of waterfowl which have 
gathered annually since 1990, primarily in 
late winter and early spring.  Flocks of mainly 
diving ducks can number in thousands, 
sometimes tens of thousands (Birdlife 
International 2012). 

Based on the guidelines determined by 
the Ministry of Natural Resources SigniCcant 
Wildlife Technical Guide (2000) and Draft 
Eco-Region Criteria (2012) and the Globally 
SigniCcant West end of Lake Ontario IBA, 
the Imperial Oil Lands and the Port Credit 
Harbour Marina are adjacent to a signiCcant 
aquatic Waterfowl Stopover and Staging Area. 

Birds - Breeding BirdS
A single breeding bird survey was completed 
in June 2012 along the areas encompassing 
J.C. Saddington Park. A total of 29 species 
of birds were observed during breeding bird 
surveys. Breeding bird surveys revealed 
breeding evidence (mainly singing males) 
for multiple passerine species. Most common 
species encountered showing breeding 
evidence included American Robin (Turdus 
migratorius), Canada Goose (Branta 
Canadensis), European Starling (Stumus 
vulgaris), Mallard (Anas platyrhynchos) and 
Red-winged Blackbird (Agelaius phoeniceus). 
These species were typically scattered 
throughout the surrounding areas. Given the 
proximity of the breeding bird survey, it can 
be assumed that many of the bird species 
observed have the potential to be present 
within the Imperial Oil Limited Lands.

The majority of species observed are 
considered secure or apparently secure 
(meaning that are not vulnerable or at risk) in 
Ontario with the exception of Barn Swallow 
(Hirundo rustica) which is considered 
threatened under the provincial Endangered 
Species Act, 2007 and the Caspian Tern which 
is considered Vulnerable. 

Imperial Oil Limited Site, 2008 . Flat grass and scattered tree growth. 
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Fisheries
Aquatic habitat within the study area can be 
characterized as marina basin and nearshore 
habitat type. Subcategories of this habitat 
include open coast, embayment and wetland 
and rivermouth. These features were outlined 
in Appendix G of the LOISS Background 
Review and Data Gap Analysis Report 
(Clayton 2011). The Lake Ontario shoreline 
along the Imperial Oil Lands, south of the 
waterfront trail, can be described as open 
coast.  These areas are deCned as unprotected 
shorelines that are directly subjected to the 
thermal conditions, wave action, sediment 
transport and other functions of the main 
part of Lake Ontario.  Fish communities 
within these areas are generally transitory 
with less diversity and productivity than 
other areas.  Substrates within these areas 
are generally sands, rip-rap or cobbles with 
beach, armourstone or other retaining walls 
characterizing shoreline types. The marina 
basin associated with the Port Credit Harbour 
Marina serves as a protected area or resting 
area for Csh species, protecting themselves 
and their habitat from wave action.

The Credit River at Lake Ontario can 
be described as rivermouth habitat.  This 
habitat is a mixing zone where a iowing river 
mixes with the static water of Lake Ontario.  
Substrates found here are generally Cner sands 
and silts that have been carried as bedload by 
the river and deposited into the delta.  Habitat 
alteration, periodic dredging and the presence 
of Carp have contributed to the absence 
of aquatic vegetation beyond very tolerant 
species. 

According to the background Csh sampling 
records provided by DFO and CVC, a wide 
range of Csh species utilize the mouth of 
the Credit River and ohshore areas of Lake 
Ontario near the study area. All species 
observed are considered Secure, Apparently 
secure or not applicable (non-native) in 
Ontario except for Greater Redhorse which 
is considered vulnerable. These surveys 

represent a species presence in the general 
study area and are not indicative of speciCc 
habitat utilization of the discussed features.  

As mentioned in the Parks and Open 
Space section, 3E, Port Credit harbour is an 
important destination for commercial Cshing, 
sport Cshing, salmon derbies and oh-shore 
Cshing.  

Species at Risk
A species at risk screening was completed for 
the IOL and CLC study areas using NHIC’s 
Biodiversity Explorer and DFO/Conservation 
Ontario’s Aquatic Species at Risk Mapping 
2012 in addition to the background resources 
discussed within this report. Based on this 
information and discussions with the MNR, 
a determination of the potential for species 
at risk to occur within the two sites was 
determined. 

In addition, Monarchs were observed in 
J.C. Saddington Park during butteriy surveys 
in 2009, completed as part of other projects. 
This species has the potential to occur in 
minimal numbers within the Imperial Oil 
Limited lands given its proximity to where it 
was observed in relation to the J.C. Saddington 
Park. This species is listed as Special Concern 
but does not have protection under the 
prohibitions of the Endangered Species Act, 
2007.  

Winter bird surveys (2008-2009) and a 
waterfowl survey (2012) completed in J.C. 
Saddington Park and Port Credit Harbour 
area observed a single Horned Grebe. Similar 
to Monarchs, this species has no formal 
protection under the Endangered Species 
Act, 2007. Given the proximity this siting to 
the Imperial Oil Lands, it is reasonable to 
expect that these species have the potential to 
occur within the IOL lands and the adjacent 
southern Lake Ontario shoreline. Individuals 
observed in 2012 were followed to determine 
if they were nesting within area.  No breeding 
behaviour or nesting locations were observed.
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In addition, CVC has conCrmed that 
a colony of the Common Tern and Barn 
Swallows has been found in the study area. 
The Barn Swallow is considered a Species 
At Risk and their habitat is protected by the 
Ministry of Natural Resources. Additional 
studies should be conducted as part of any 
development in order to conCrm these 
Cndings and to determine the course of action 
to protect this species.  
 

G. Gaps, Opportunities and 
Issues to Consider

1.    Gaps in Existing Information

Environmental Site Conditions

development options are limited to 
assumptions made based upon the MMM 
Group environmental summary document.

environmentsl site assessment has been 
completed at the site for a number of 
years and, certainly not to the current 
regulatory standards.  Until the 
updated environmental  site assessment 
information is completed and available for 
consideration, environmental conditions 
and development options are limited to 
assumptions made based upon the historic 
(outdated) information.

Natural Heritage – Terrestrial

species abundance is not sites speciCc 
as it was adapted from previous adjacent 
surveys conducted for the Port Credit West 
Parks report,

order to investigate species abundance as 
well as potentialspecies at Risk locations/
abundance.

information, following surveys should be 
undertaken to better identify signiCcant 
wildlife habitat (particularly related 
to the IOL): Breeding Bird Surveys, 
amphibian surveys, butteriy and odonate 
surveys, ioristic analysis, waterfowl 
surveys (previous waterfowl surveys were 
conducted for the Port Credit West Parks 
EA report, however, annual variations 
in terms of species abundance can be 
expected (e.g. winter of 2011-2012 was 
milder than average).

preliminary identiCed species could be 
conducted to conCrm species presence.

Natural Heritage – Aquatic

associated with the CLC site, however, 
the shoreline of the IOL should also been 
considered in future studies.

conCrm presence/use of Snapping Turtle, 
Northern Map Turtle, Lake Sturgeon and 
Shortnose Cisco.

spring and/or fall (electroCshing at 
the Port Credit Harbour Marina could 
provide species list/abundance within the 
marina). Currently there is no information 
pertaining Csh abundance within the CLC 
site waterlot.

the presence/use of marina for rearing are 
warranted.

information/sample associated with both 
sites. In addition, none of the sites fall with 
areas assessed during the 2011 Mississauga 
Natural Areas Survey.

2.Opportunities and Issues to Consider

Development of the IOL and CLC sites 
provides many opportunities to enhance the 
parks and open space systems and presents 
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an unique opportunity to extend the trail 
system in Port Credit.  Particularly, there is 
potential to extend the Waterfront Trail along 
the shoreline of the CLC lands, connecting 
the existing trails on J.J. Plaus Park and St. 
Lawrence Park. However, there are issues to 
consider while developing the Master Plan 
options.

Regarding the environmental site 
conditions, the extent, characteristics 
and level of contamination at the former 
Imperial Oil reCnery is unknown, while the 
contamination present on the Canada Lands 
Company property is reportedly fairly minor. 

Finally, the IOL site represents a large track 
of green space and this site provides the best 
opportunity for improving wildlife habitat, 
species diversity and natural connectivity. 
There are opportunities for improvement 
the natural environment associated with 
these lands.  Although, opportunities for 
naturalization in the CLC site are more 
limited as the land area has been modiCed 
for human use, there are opportunities for 
vegetating areas and for connectivity with the 
adjacent parks.  

A summary of potential opportunities and 
issues to consider for the IOL lands and the 
CLC siteis included in the following table:

BirdLife International.  Important Bird Areas.  
West End of Lake Ontario (ON022).  
http://www.bsc-eoc.org/iba/site.
jsp?siteID=ON152&lang=EN.  Accessed 
August 2012.
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Provide opportunities and spaces for 
waterfront events and festivals - year 
round destination.
Maintain/enhance Credit River/
harbour as a central community/
tourism destination.
Support Port Credit as a regional 
tourism destination as there is a 
potential ability to connect rapid transit 

people.

Room to have parkland separate new 
development on IOL from established 
residential areas to the east and west.

Potential 

Enhancement

CLC + IOL Site Opportunities and Issues: Environment

Opportunity Issues to Consider

Enhance Port Credit 
as a recreation node 
(both land and 
water recreation) 

Create bu!er 
zones between IOL 
site and adjacent 
neighbourhoods

public access and turning 
the Ridgetown into a view 
platform has been raised.  
It is noted that there are 
signiCcant issues of liability 
and cost associated with 
this suggestion.

extensive parkland may 
be a detriment to future 
development.

Establish new/
improved 
connections to the 
trail system

Improvements 
to water/marine 
recreation

Connect St. Lawrence Park and J.J. 
Plaus Park through an extension of the 
Waterfront Trail.  This will provide a 
new waterfront experience as there has 
been no public access to the CLC site. 
Potential for extending the boardwalk 
along the western breakwater as well as 
the eastern breakwater on the CLC site. 
Use of breakwaters as public walking 
and look out space.
Improve Waterfront Trail and park 
space along IOL waterfront and provide 
a greater naturalized area. Also, 
opportunity for trails on the IOL lands 
to connect back up to Lakeshore Road. 

Opportunity for public boat launch 
at CLC or the IOL site considering 
the Waterfront Parks Strategy 
recommendations.
Develop the optimal long term 
location for large boat (recreational) 
docking at IOL pier and CLC basin.

marina functions and desire 
for open space / trail system 
on CLC lands.

Waterfront Trail along 
the IOL site will need to 
consider the terms of the 
license agreement between 
the City and Imperial Oil 
Limited.

a large boat docking at IOL 
pier and CLC basin.

Create new parkland 
while enhancing the 
waterfront, o!ering 
public access, active 
uses, and protecting 
views

Provide for public parklands and 
access to the waterfront and improved 
connections with the existing 
network. Size of IOL property 
provides opportunity for signiCcant 
park/open space.

Magnitude and cost for 
remediation of IOL lands 
and the ahordability for 
parks and open spaces.
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Historical site uses suggest that areas 
of IOL and CLC sites have diherent 
contamination issues (types and 
concentrations).  
Contamination levels in CLC lands 
are reportedly fairly minor and 
the sediments in the marina basin 
are largely uncontaminated.  No 
contaminants were observed in the 
groundwater.
The type of contaminants 
(hydrocarbons) on IOL lands tend 
to diminish in concentration over 
time due to natural processes such as 
biodegradation and dispersion.
IOL has initiated a process to test 
all areas of the site to conCrm and 
delineate contamination levels in 
accordance with the Ontario Ministry of 
Environment process.
May be opportunity to use targeted 
remediation rather than full removal of 
contaminants across the whole site (if a 
risk based clean-up is considered)

Potential 

Enhancement

CLC + IOL Site Opportunities and Issues: Environment

Opportunity Issues to Consider

Re-develop the IOL 
site (brownfield) 
and the CLC site 
following the Local 
Area Plan Vision 
for Port Credit 
and appropriate 
environmental 
regulations

 

amount of soil that needs to 
be removed/ treated in the 
IOL site

the depth to bedrock and 
decisions on whether to use 
targeted remediation or 
removal/treatment of all 
contaminated material. For 
the IOL site the soil volume 
requiring removal using 
the generic clean-up option 
could total 830,000 m3 or 

the all soils are removed 
on the entire 30Ha IOL 
site (assuming the depth 
to bedrock is about 3m) the 
clean-up cost could exceed 

removed for site assessment 
on the IOL site

Potential for natural heritage 
connectivity between J. J. Plaus 
Park and St. Lawrence Park through 
additional plantings of native shrubs 
and trees to create a green corridor 
along the CLC site
Potential to enhance natural heritage 
connectivity between B. Machree Park 
to the west of the IOL site, and J.C. 
Saddington to the east of the IOL site, at 
minimum, along the northern boundary 
of the Waterfront Trail
Establish a variety of native vegetation 
along the shoreline to facilitate a 
functional corridor expansion between 
B. Machree Park and J.C. Saddington 
Park and create a buher from 
recreational activities

Enhance the 
natural heritage 
connectivity

part of the IOL site re-
development might trigger 
a re-assessment of the site 
conditions
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Potential 

Enhancement Opportunity Issues to Consider

Vegetate areas of the CLC site 
breakwater with hydrophilic species for 
improved naturalization (i.e., willow 
species).
Where possible, in underutilized marine 
areas at the CLC site, incorporate 
ioating green spaces promoting Csh/
bird habitat and aesthetics.
Potential for naturalized areas and a 
trail system within the IOL property 
which would promote wildlife viewing 
opportunities for local Port Credit 
residents.
Goose management plan to deter 
presence from adjoining parks.
Partner with the CVC to establish tree 
planting opportunities on both sites 
to increase the treed area with native 
species.
Investigate the ecological value of the 
removal of the pier at the CLC site. If 
the removal is not feasible, there are 
potential beneCts of vegetating the 
breakwater with hydrophilic species for 
improved naturalization

Create new 
naturalized areas 

 

the CLC site with hydrophilic 
species would be prone to 
wave action

lands for naturalization.

development on the natural 
environment (Green System), 
particularly on the Lake 
Ontario shoreline

contamination in some areas 
of the IOL and magnitude 
and cost of cleanup 
associated with this site
Consider the protection of 
potential existing wildlife 
and manage light pollution 
and noise
Potential human-wildlife 
coniicts caused by the 
creation of naturalized areas 
and a trail system within the 
IOL site and in both existing 
and potential road network 
in new development

Use sustainable development and green 
infrastructure practices to minimize 
impact on the environment.
Use of Low Impact Development 
(LID) for stormwater management to 
minimize the ehects of the development 
on the development.
General opportunity to promote 
natural vegetation within both sites and 
minimize impervious pavement
Incorporate vegetated parking dividers/
curbs within the greater parking lot.

Enhance the natural 
environment 
through sustainable 
development design

 

run-oh on Lake Ontario and 
Credit River and impacts on 
water quality

CLC + IOL Site Opportunities and Issues: Environment
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A. Introduction 
 
Shorelines are among the most valuable, yet 
fragile, community resources.  Therefore, 
development along a shoreline requires 
a comprehensive understanding of the 
coastal processes that will in;uence the 
various components of a redevelopment 
approach.  Waves, currents, winds, water 
quality, ;ooding potential, storm events, and 
sediment transport should be understood 
such that potential planning and development 
are technically feasible and do not results in 
negative impacts to adjacent shorelines or the 
natural environment.   This is complicated 
by the fact that redevelopment must also 
consider potential public and private uses, 
water-oriented uses, industrial uses, and 
conservation areas in the planning process.   
The existing conditions of the CLC and IOL 
shorelines are presented herein.  SpeciDcally, 
this section identiDes the existing harbour and 
shoreline conditions that are currently known, 
possible shortcomings in that knowledge base, 
and possible opportunities and constraints for 
coastal redevelopment options.  Depending on 
the development options that are identiDed, 
speciDc coastal analysis or assessments may 

need to be completed.  These assessments can 
be determined once the development options 
have been fully vetted and identiDed. 

B. Policy Framework 
 
Inspiration Port Credit will closely follow the 
guiding principles and policy directions from 
the ROP, OP, the Credit Valley Conservation 
Watershed Planning and Regulation Policies, 
The Draft Port Credit Local Area Plan, and 
other relevant policies. 

 
1. Region of Peel O;cial Plan 

Both natural and human-made hazards 
are found along the shorelines of Lake Ontario 
and within its ravine, valley, river, and stream 
corridors. These hazards pose a threat to both 
human life and risk of damage to property. 
Under theROP, area municipalities are to 
issue policies consistent with those outlined 

and Human-made Hazards, the OOcial Plan 
includes three major objectives:

IV. Harbour + Shoreline

Port Credit Harbour Marina

Source: Stoss, 2012
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Shoreline Type

Estimated 

Overtopping 

Potential
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Identify ;ood plains, hazardous lands, 
hazardous sites, known human made 
hazards and lands that are regulated 
under the Conservation Authorities Act
Identify permitted uses and minimum 
setback standards; and
Regulate land uses within and adjacent to 
;oodplains, hazardous lands, hazardous 
sites, human-made hazards, and lands 
that are regulated under the Conservation 
Authorities Act

These objectives are intended to reduce 
or eliminate the risk to human life and 
property associated with shoreline areas 
of Lake Ontario, erosion and/or slope 
instability, ;ooding due to development and 
site alterations, and other natural hazards 
and human-made hazards resulting from new 
development and site alterations.  
 
2. 2011 Mississauga O;cial Plan 

In keeping with the City of Mississauga 
strategic vision of promoting a green culture 
for the city, the OP implements a series of 
measures for development and site alteration. 
First, development and site alterations will 
be evaluated for their overall impact on the 
coastal processes and habitat. Development 
and site alteration will generally not be 
permitted within Hazardous Lands adjacent 

to the Lake Ontario shoreline and its riverine 
corridors due to ;ooding and erosion risks 
unless it satisDes the appropriate conservation 
authority and policies of the City. These lands 
may also be designated as Greenbelt in order 
to protect life and property, preserve and 
enhance the natural features, and maintain 
ecological functions. Where development 
and site alterations are permitted, they 
will integrate the protection of life and 
property, preservation and/or restoration of 
natural features, and maintain or enhance 
ecological functions and coastal processes, as 
appropriate.

 
3. Credit Valley Conservation 

 
The Credit Valley Conservation (CVC) 
Watershed Planning and Regulation Policies 
(2010) manage natural hazards by reviewing 
Planning Act applications, permit applications 
pursuant to Ontario Regulation 160/06 and 
other relevant legislation. Natural hazard 
management involves a risk management 
approach by planning for naturally occurring 
processes such as ;ood hazards, erosion 
hazards, dynamic beach hazards, and other 
hazardous land. While risk can never be 
eliminated with this approach, appropriate 
risk exposure thresholds (Provincial 
standards) are established for the community. 
These risks include the potential for loss of 

Port Credit Harbour Marina

Source: Stoss, 2012
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Overview of Harbour and Shoreline features and infrastructure: Imperial Oil Limited (IOL) and 

Canada Land Company (CLC) sites
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life, property damage, social disruption, and 
environmental impacts. The CVC outlines 
four main components to reducing risk: 
·         Prevention of new development located 
within areas subject to potential loss of life 
and property damage from natural hazards 
·         Protection of existing development from 
natural hazards through implementation 
of structural and non-structural mitigation 
measures 
·        Emergency Response and Recovery 
Measures to evacuate residents and prepare 
mitigation measures through ;ood forecasting 
and warning systems, including disaster relief; 
·        Co-ordination between natural hazard 
management and planning and development 
related activities to ensure decision makers 
are well informed 
 
4. Draft Port Credit Local Area Plan

The Port Credit Draft Local Area Plan 
makes recommendations on how Port Credit 
will support the 2011 Mississauga Plan’s goals 
pertaining to their waterfront.  This includes 
promoting both commercial and recreational 
use and public access in the context of their 
Living Green initiative. 

C. Port Credit Harbour  
Marina Site 

1. Overview

The PCHM includes the following:

approximately 1,000 boat slips

with oOces, a retail store, restaurant, and 
exterior boat storage facilities

The CLC site includes Dve major coastal 
engineering structures: the west breakwater, 
east breakwater, Ridgetown, western jetty (or 
curved training wall) along the Credit River, and 
the wharf walls surrounding the Port Credit 
Harbour Marina facilities.  

Additional coastal facilities include a 
service dock and associated coastal protection 
components on the northern shore just east of 
the warehouse/terminal building, and a launch 
ramp on the northern shore just west of the 
warehouse/terminal building.  CLC’s consultant 
team assumes that the north shore area to the 
east of the warehouse and service dock would 
be reconstructed as part of any redevelopment.

2. Coastal Processes

Conditions
The 100-year still water ;ood level for Port 
Credit is 75.8m geodetic datum (MNR, 1989).  
20-year return period deep water waves 
were calculated for two speciDc directions 
(Shoreplan, August 2012).  Waves from the east 
were estimated with a 5.2m signiDcant wave 

East Breakwater Jetty

Source: Stoss, 2012

West Breakwater
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height and a peak period of 9.8s.  Waves from 
the southwest were estimated with a 3.5m 
signiDcant wave height and a peak period of 
7.2s. Transmitted wave heights in the marina 
were estimated to be 0.1 to 1.2 meters for 
conditions with a 100-year water level and 20-
year wave height.

3. Marina and Harbour Area

Introduction
Port Credit is the largest and deepest (natural) 
operating marina on Lake Ontario. Multiple 
boats from across Canada and US use the 
marina.  The marina is especially busy during 
Marina Shows in August. The main operation 
of the marina is based on two loading and 
unloading docks.  The southwest dock serves 
smaller boats; the northeast dock serves for 
long and large boats.  Most of the boaters 
prefer storing their boats closest possible to 
loading dock -to minimize transportation 
distance and costs associated with it - 
transportation arrangement is most diOcult 
with larger boats.  

Some people keep their boats in the marina 
(in water) -  heated throughout the winter (with 
outside bubbler - plastic wrap + interior heater 

a preferred storage option for boats. There are 
few boats in the marina that are also occupied 
throughout the winter.

Conditions
The harbour area consists of approximately 29 
acres of water area (118,500 square meters).   
Approximately 1,000 boat slips are available 
in the marina in its current conDguration.  
Shallow waters in the surrounding area limit 
vessel access to many areas outside the marina 
(ie. Credit River or east or west shores of Lake 
Ontario).  Depths in turning basins within 
marina are estimated to be 7m.  Changing 
lake water levels will likely result in access 
issues (shallow areas).  Declining lake levels are 
expected to increase the regional importance of 
this marina.

High boat density has implications for 
safety.  The longest dock extending from 
the marina exceeds the maximum available 
hose length for Dre Dghting.  Currently, Dre 
hazards on boats and boats slips is a signiDcant 
problem.

4. East and West Breakwater

Conditions
Constructed in 1962, the West Breakwater 
consists of randomly placed armour units 
ranging from 3 to 8 tonnes. It has a single 
primary layer design structure with rip 
rap underlayer.  The breakwater measures 
approximately 320 meters (m) in length, and 
has an average crest height of 76 m (geodetic 

The Ridgetown

Source: Stoss, 2012

Jetty / Training Wall
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datum) and a crest width that ranges from 
3.5 to 5 m.  The structure is approximately 50 
years old and CLC’s team estimates it is at end 
of design life.  The CLC team also estimates 
that the breakwall will be overtopped during 
larger wave events and higher lake levels, 
allowing wave transmission into the harbour. 

The East Breakwater was constructed in 
1958 and extended in 1961, shortly before 
the construction of the West Breakwater.  Like 
the East Breakwater, the West Breakwater is 
assumed to be near the end of its design life.  
The East Breakwater is about 700 meters long 
and consists of two distinctly diferent sections.  
The landward section (395m) is comprised of 
more well placed primary armor units, while 
the seaward section (290m) is more randomly 
placed.  The average crest height is 75.9m 
(seaward) to 76.1m (landward) with a crest width 
of 3 to 6 m.  The CLC team has found that the 
East Breakwater may be under designed.  

It is likely that the structure will be 
overtopped and allow wave transmission into 
the harbour during larger wave events and 
higher lake levels.  The probability of damage 

to the crest of structure is considered to be 
relatively high, especially to the South.

5. The Ridgetown

Conditions
The Ridgetown was installed in 1978 to 
act as a southern breakwater.  Measuring 
approximately 173m in length and 17m wide, 
the Ridgetown was placed on 2” (50mm) 
diameter crushed stone and Dlled with 
8300 tons of stone.  The deck of the ship is 
approximately 3m above the water level on the 
lakeside. Stone scour protection was installed 
on the port and starboard sides of the ship. 
The CLC team has recommended minor 
repairs to the steel plates on the harbor side of 
the ship.

Currently, the ship’s decks have become 
an attractive stopping and perching location 
for fowl.  The heavy bird usage has created 
unpleasant odors, and would be a factor 
discouraging public access.  In addition, 
potential safety concerns would limit ability to 
provide public access to the Ridgetown.

6. Credit River Jetty/Training Wall

Conditions
The Credit River Jetty / Training wall was 

Marina Wharf Wall

Source: Stoss, 2012
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constructed between 1961 and 1962.  It 
extends approximately 123m from the 
seaward end of J.J. Plaus Park and measures 
approximately 8.2 m in width.  Public access 
to training walls is provided via J.J. Plaus Park. 
The Jetty/Training wall could experience 
wave overtopping during extreme conditions, 
but signiDcant wave transmission unlikely.  
The elevation of the concrete cap, residing 
above the steel sheet pile is 76.8m. CLC 
Dnds that the structure is generally in good 
condition and will continue to function. Steel 
sheet pile wall is estimated to have more than 
50 years of service life remaining.

7. Marina’s Wharf Walls

Conditions
The Wharf Walls of the marina were 
constructed in 1955-56, and extended in 1961-
62.  They have a Dlled, solid wharf structure, 
and the deck elevation ranges between 76.2 to 
76.5m.  CLC Dnds that the wharf walls are in 
good condition and are expected to continue 
to function for another 50 years.  In certain 
scenarios (high lake levels with storm waves), 
the wharf walls will be overtopped and result 
in upland ;ooding on the wharf.

D. Imperial Oil Limited 
(IOL) Lands

1. Overview 

There is limited information regarding the 
Imperial Oil Limited (IOL) lands, speciDcally 
related to the coastal region.  The site contains 
approximately 900 meters of shoreline of 
a variety of types, including stacked rocks, 
rip-rap, natural beach. Unlike the CLC site 
which grew over time due to signiDcant land-
Dll processes, the IOL shoreline has remained 
fairly consistent over the past century. One 
exception is an inlet to the west of the jetty 
which originally allowed boats to pull into 
the channel and dock.  This inlet was Dlled in 

2. Coastal Processes

Conditions
Little information regarding site-speciDc 
coastal processes is available for the IOL 
lands; however, it is assumed conditions would 
be similar to the CLC site.  

The 100-year still water ;ood level for 
Port Credit is 75.8m geodetic datum (MNR, 
1989).  20-year return period deep water waves 
were calculated for two speciDc directions 
(Shoreplan, August 2012).  

Waves from the east were estimated with 
a 5.2m signiDcant wave height and a peak 
period of 9.8s.  Waves from the southwest were 
estimated with a 3.5m signiDcant wave height 

Source: Stoss, 2012

IOL Shoreline
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Jetty Jetty

Source: Stoss, 2012

Groyne

and a peak period of 7.2s.

3. Marine Structures – Jetty + Groyne

Conditions
The jetty protrudes approximately 170 m into 
Lake Ontario.  It consists of a rubble mound 
structure with paved walkway of waterfront 
trail.  A gated entrance to the jetty exists at 
landward end of walkway.  The structure 
appears to have larger stacked armor units on 
outside of structure with a rip-rap core and 
no structural crest protection.  It is assumed 
that this structure would likely be overtopped 
during higher lake levels combined with storm 
events.

The groyne is a much shorter protrusion 
into Lake Ontario.  It is approximately 27 m 
long, and appears to be mix construction of 
stacked rocks and a concrete cap.  

4. Shoreline + Waterfront Trail

from the eastern Jetty to western edge of 
property.  For the Drst 180 meters (heading 
west from the eastern Jetty to the groyne), the 
shoreline consists of dumped rocks and rip rap 
protection (not a standard revetment design), 
with some areas of natural beach.  

West of the groyne, the shoreline is 

stabilized with a more consistent, but 
loosely placed, sloped rock revetment for 
approximately 80 meters.  There is a dual 
culvert outfall (possibly stormwater outfall) 
that is located just west of this revetment. 
West of the outfall, the shoreline structure 
transitions to a vertical seawall comprised 
of stacked armor units.  This structure is 
approximately 5-6 armour units in height 
and consists of placed units. This structure 
extends over the last 225 meters of the 
shoreline (western end of the site). As such, 
the shoreline consists of roughly 3 primary 
sections:

Approximately 180 meters of dumped 
rocks and rip rap protection with some 
areas of natural beach
Approximately 80 meters of a rock 
revetment
Approximately 225 meters of a vertical 
seawall constructed from individual 
armor units

Constructed in 2005, the Waterfront Trail 
runs parallel to the shoreline across the entire 
property.  The trail setback ranges from 
approximately 8-30m from the shoreline.

E. Gaps, Opportunities and 
Issues to Consider
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1. Gaps in Existing Information: CLC Site

The gaps in understanding of the existing 
coastal processes in and around the marina 
are critical elements that may need to be 
understood for future coastal engineering 
design depending on the preferred 
development options.  For example, if 
modiDcations of the marina layout or 
boat slip conDguration were considered, 
understanding the circulation (water quality), 
sediment transport (shoaling and dredging 
requirements), and wave attenuation (harbour 
resonance) would be required.  Or if full 
public access is considered to the jetties, a 
better understanding of the wave distribution 
would be required. General coastal processes 
information can be found in the CVC 
Shoreplan Hazard Lands Study, Waterfront 
Parks Strategy and LOISS, however,  further 
site speciDc studies will likely be required 
based on the type of future development 
considered for the site.  

Coastal processes
Circulation, hydrodynamics, and 
sediment transport pathways and 
quantities in the marina and in the 
vicinity of the Credit River are not known
20-year return period wave heights were 
estimated out of two approach directions, 
and it is likely that monochromatic 
wave conditions were assumed.  The 

IOL Shoreline  + Waterfront Trail

Source: Stoss, 2012

distribution of wave heights, directions, 
and sea states could be better understood.  
Few details are provided on the set-
up and implementation of the wave 
transformation model (CMS-Wave) used 
for wave uprush allowance

Marina + harbour
A detailed bathymetric survey (depths) 
within the Marina area was not 
available. Due to the sheltered nature 
of the marina, potential water quality 
concerns may be feasible.  There is no 
information on circulation in the harbour, 
hydrodynamic (currents) in the area, and/
or water quality observations.  No wave 
attenuation studies have been completed 
that evaluate the wave conditions 
expected in the Marina during various 
storm conditions

East and West Breakwalls
The adequacy of the coastal engineering 
structure should be more thoroughly 
evaluated, especially considering the 
structure is near the end of its service 
life.  The breakwater should be assessed 
in relation to the site-speciDc coastal 
processes to determine structural 
response to various storm conditions.  
For example, armor sizing adequacy, 
material adequacy, wave breaking forces, 
wave uplift forces, should be assessed to 
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determine damage level associated with 
return period storm levels
The wave overtopping and transmission 
assumes that the breakwater structures 
remain intact and experience no 
signiDcant damage.  However, 
overtopping and transmission should also 
be calculated for a damaged breakwater, 
especially if the adequacy assessment 
of the breakwater (as described above) 
indicates that potential crest damage, 
slumping, or damage may occur.  The 
seaward portion of the east breakwater, 
which had a higher potential for crest 
damage, should explicitly be evaluated
Wave overtopping and transmission 
calculations assumed a 100-year still 
water elevation and a 20-year wave height 
per MNR technical guides for wave 
uprush allowance; however, this design 
level may not be adequate for calculation 
of structural stability at the breakwater.  
A wider range of conditions should be 
evaluated.  This also would allow for 
calculations of the percentage of time 
that the marina may be out of service or 
experience unsuitable conditions.  From 
a development and planning perspective, 
speciDc design levels (e.g., elevations of 
walls if allowing public access) may also 
be required based on a wider range of 
expected conditions

Credit River  training wall  + jetty
Wave overtopping and transmission 
calculations assumed a 100-year still 
water elevation and a 20-year wave height 
per MNR technical guides for wave 
uprush allowance; however, this design 
level may not be adequate for calculation 
of structural stability at the breakwater.  
A wider range of conditions should be 
evaluated.  This also would allow for 
calculations of the percentage of time 
that the marina may be out of service or 
experience unsuitable conditions.  From 
a development and planning perspective, 
speciDc design levels (e.g., elevations of 

walls if allowing public access) may also 
be required based on a wider range of 
expected conditions

Marina Wharf walls
Wave overtopping and transmission 
calculations assumed a 100-year still 
water elevation and a 20-year wave height 
per MNR technical guides for wave 
uprush allowance; however, this design 
level may not be adequate for calculation 
of structural stability at the breakwater.  
A wider range of conditions should be 
evaluated.  This also would allow for 
calculations of the percentage of time 
that the marina may be out of service or 
experience unsuitable conditions.  From 
a development and planning perspective, 
speciDc design levels (e.g., elevations of 
walls if allowing public access) may also 
be required based on a wider range of 
expected conditions

Ridgetown
Inspection of the structural stability 
of the Ridgetown was comprehensive, 
however, continued monitoring should be 
conducted
 At this time no information has been 
found regarding the reason for the 
placement of the Ridgetown. A wave study 
would be required to conDrm the need 
of the Ridgetown for marina operations 
and docking safety.  This would require a 
wave modeling study to assess the wave 
conditions within the marina with and 
without the Ridgetown in place

2. Gaps in Existing Information: IOL Site

Coastal processes

not available

events, and sediment transport processes 
for IOL shoreline not available
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Jetty + Groyne

integrity or adequacy has been conducted 
for either structure

processes have not been determined for 
either structure (e.g., wave overtopping, 
wave forces, etc.)

Waterfront Trail

along shoreline has not been completed

3. Opportunities and Issues to Consider

A summary of potential opportunities and 
constraints for the IOL and CLC sites is 
included in the tables on the following page.
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Conceptual layouts for potential slip 
modiDcations, improved draft depths, 
and slip diversiDcation allowing for 
a greater range of vessel types and 
sizes.  Optimized layout in attempt to 
reduce density, improve safety, and 
maintain or improve capacity

Potential 

Enhancement

CLC Site Opportunities: Marina + Coastal Perspective

Opportunity Constraints

PCHM 
Reconfiguration 
and Boat Slip 
Diversification

existing water depths

diversity

Additional 
Marina 
Access Points

Public 
Launch Ramp

Potential to enhance marina usage 
and improve water quality and 
circulation within marina by adding 
a secondary access point, possibly 
through a point in the eastern 
breakwater
Re-utilization of armor units 
extracted from new access point to 
increase crest elevation of selected 

Provide additional or replacement
public launch ramp

wave attenuation in harbour 
area would need to be 
evaluated

of launch ramps at marina 
park if public launch ramps 
are provided at CLC

Public 
Access and 
Recreational 
Opportunities 
on Eastern 
or Western 
Breakwater

Potential to open western breakwater 
for public access and recreational 
activities (e.g., observation stations, 
Dshing access locations, etc.).  Also 
enhance breakwater to add safety 
components

potential of western 
breakwater

western breakwater to allow 
access

with allowing public access 
on coastal structure
The Eastern Breakwater 
will require more 
signiDcant upgrades than 
the Western to allow for 
public access

Improved 
Recreational 
Opportunities 
at J.J. Plaus 
Park Seawall 
and Training 
wall

Add railing, wall parapets, or other 
components to edges of training wall 
to enhance both safety and aesthetics 
of training wall.
Additional recreational activity 
opportunities (e.g., Dshing 
access, observation points) 
and enhancements (seating 
improvements, etc.).

marine perspective 



107

Inspiration Port Credit Background Report 7 February 2013

Enhanced recreational 
activities opportunities 
and public assets 
(sitting areas) along 
waterfront trail

Potential 

Enhancement

IOL Site Opportunities: Marina + Coastal Perspective

Opportunity Constraints

Waterfront Trail 
Enhancement ;ooding levels 

unknown
If landward 
development/
improvements are 
considered, adequacy 
and stability of 
coastal engineering 
structures will need to 
be further evaluated

Enhanced Shoreline 
with Potential 
Development of 
Pocket Beach 
Between Groyne 
and Jetty

Improved shoreline and 
waterfront access along 
IOL shoreline.  Possible 
inclusion of a pocket 
beach for recreational 
usage between existing 
coastal structures that 
would also provide 
added shoreline 
protection for upland 
soil exposure through 
potential erosion

understanding of 
shoreline processes

Improved 
Recreational 
Opportunities and 
Access to Jetty

Improved public access 
and recreational 
activities (e.g., Dshing 
pier, etc.) to IOL jetty.  
May include structural 
enhancements as well

stability of jetty

overtopping of jetty 
Safety concerns 
associated with 
allowing public 
additional public 
access on coastal 
structure
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A majority of the existing conditions 
information is available from the following:

 Conditions Report for Marine Structures, Port 
Credit Harbour Marina (Shoreplan, 
October 2012)

Natural Hazards Assessment, Port Credit 
Marina (Shoreplan, August 2012)

MNR, 1989.  Great Lakes Flood Levels and Water 
Related Hazards.  Unpublished report 
prepared by Conservation Authorities 
and Water Management Branch, Ontario 
Ministry of Natural Resources, February, 
1989.

References: Harbour + Shoreline
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V. MOBILITY
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A. Introduction

In order for IPC to result in a plan that attracts 
people to live, work and play all year round, 
there must 9rst be an understanding of the 
current transportation system, infrastructure, 
and policies that are in use today, as well as 
the planned improvements to come in the 
near future. The existing condition and the 
planned condition of transportation and 
infrastructure in the area of in?uence will 
assist in understanding the opportunities and 
constraints in?uencing development of the 
IOL lands and CLC site. 

B. Policy Framework

1. The Big Move

The Big Move (Metrolinx’s Regional 
Transportation Plan) aims to achieve a 
transportation system for the Greater Toronto 
and Hamilton Area (GTHA) that is eKective, 
integrated and multi-modal. The vision for the 
plan states that 

“In 25 years, the GTHA will have an integrated 
transportation system that enhances our 
quality of life, our environment and our 
prosperity”. 

Transportation choice becomes a key part of 
this plan and should be re?ected in the Vision 
for Port Credit.  Choice over single occupant 
vehicle travel means providing a system 
that focuses on comfort and convenience, is 
integrated with land use and the surrounding 
community and is multi-modal.  
The Hurontario LRT is a key part of the Big 
Move investment strategy and will form 
a spine along Hurontario and within Port 
Credit; connecting people to the City and 
the broader Region.  Similarly, a plan for 
a Waterfront West Rapid Transit Project 
along Lakeshore Road east of Port Credit is 
identi9ed in the 15 year investment strategy. 
This will have a long-term impact on how the 
community evolves and mobility choices.

2. Region of Peel  (ROP) OBcial Plan

The policies in the Region of Peel OXcial Plan 
intend to promote increased sustainability 
of the transportation system in the Region 
and support the integration of transportation 
planning, transportation investment and land 
use planning.  The ROP identi9es Lakeshore 
Road and Hurontario Street as Major Roads. 
The Major Roads provide for inter- and intra-
municipal travel and for connections to other 
regions/municipalities and the Provincial 
Freeway Network.  Major Roads have a 

V. Mobility

How do we accommodate a range of modes of transportation?
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medium to high volume of traXc and connect 
signi9cant activity nodes.  In addition, the 
ROP identi9es Hurontario Street as “Other 
Rapid Transit Corridor”, while the Port Credit 
GO Station is identi9ed as a Mobility Hub 
Gateway. 

In addition, the regional Plan promotes 
active transportation and supports the 
development of a complete, safe and integrated 
bicycle and pedestrian network (Policies 
5.9.10.1.2, 5.9.10.2.3).

3. Strategic Plan (2009)

Two of the 9ve strategic pillars for change 
identi9ed in the City of Mississauga Strategic 
Plan relate speci9cally to transportation 

our neighbourhoods. These strategic 
pillars are a cornerstone for achievement 
in the transportation and mobility plans for 
Inspiration Port Credit.

4. Mississauga OBcial Plan (2011)

The 2011 Mississauga OXcial Plan (OP)  
contains directions for the development 
of a multi-modal transportation network 
that reduces dependence on non-renewable 
resources. The multi-modal network includes 

road, transit, cycling and pedestrian facilities, 
which will encourage a shift towards more 
sustainable transportation such as active 
transportation and transit (Policy 8.1.1). The  
transportation priorities in the OP include 
creating a 9ner grain road pattern in the city 
and providing access to transit within walking 
distance of where people live and work, and 
to/from major destinations. All of these are 
important elements to be considered for the 
IOL and CLC sites as part of Inspiration Port 
Credit. 

There are a number of key policies in 
the OP that  apply to the IOL and CLC sites. 
The OP requires development applications 
to include area-wide or site speci9c studies 
to identify the necessary transportation 
improvements, to minimize land use and 
transportation con?icts and to guarantee that 
the development is not premature regarding 
the existing transportation infrastructure 
(Policy 8.1.16). 

It is the intention of the OP to create a 
9ne-grained road system, particularly in the 
intensi9cation areas, which will increase the 
number of intersections and connectivity 

The OP indicates that future addition to the 
road network should be public roads (Policy 
8.2.2.7).

Source: Stoss, 2012 Source: Stoss, 2012
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Source: Stoss, 2012 Source: Stoss, 2012Source: Stoss, 2012

Waterfront Trail can be congested in summer months, and bicycle lanes are currently limited

The OP requires proponents of new 
developments to demonstrate how pedestrian 
and cycling needs have been addressed 

provide sidewalks or multi-use trails on all 
new roads and in the vicinity of transit stops. 
The provision of pedestrian connections, 
amenities and multi-use trails will be a City 
priority in intensi9cation areas (Policies 

In addition, within intensi9cation areas, 
the City will consider reducing minimum 
parking requirements; establishing maximum 
parking requirements to encourage the use 
of transit; requiring a portion of parking 
to be underground, where feasible;  and 
coordinating parking initiatives with 
transportation demand management 

4. Draft Port Credit Local Area Plan

The draft Port Credit Local Area Plan makes 
recommendations on how Port Credit will 
support the 2011 Mississauga Plan’s goal of 
a Multi-Modal City. These policies form the 
context around which Inspiration Port Credit 
is being planned. Key policies relevant to the 
study IPC are as follows:

The proposed LRT station on Port Street 
East has potential for placemaking 

opportunities and locations for public 
art.  The city might require development 
applications to incorporate placemaking 
elements into their design (Policy 9.1.3).
Lakeshore Road, including the Credit 
River Bridge will not be built in excess 
of four lanes, excluding turning 
lanes, space for bus bays, parking 
and cycling.  Lakeshore Road will be 
planned to accommodate all modes of 
transportation, when feasible (Policies 

The City will give special consideration 
to the provision of additional public roads 
to continue the existing 9ne-grained 
street network and the provision of public 
access to the shoreline when reviewing 
development applications (Policies 9.1.7 
and 9.1.8).
The draft Port Credit Local Area Plan 
also includes considerations for reduced 
parking requirements (Policy 9.2.1) and 
encourages Transportation Demand 
Management measures (Policy 9.2.3).

5. Mississauga Cycling Master Plan (2010)

The Cycling Master Plan establishes a 20-year 
strategy to enhance cycling opportunities 
in the City for recreation, 9tness and daily 
transportation needs.  The plan emphasizes 
fostering a culture where cycling is an 
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everyday activity; building an integrated 
on-road and oK-road cycling network and 
adopting a ‘safety 9rst’ approach for cycling.

These three goals need to form a 
component of decisions made within 
Port Credit, which is traditionally been 
viewed as an important component of 
Mississauga’s cycling network.  Additional 
information regarding the Cycling Master 
Plan’s recommendations for Port Credit are 
included in subsection G.

C. Existing Conditions:  
Pedestrians and Cyclists

The Port Credit District has an important 
pedestrian and cyclist network, particularly 
as the Waterfront Trail traverses the area 
mostly along the Lake Ontario shore.  The 
Waterfront Trail runs from Oakville to 
Toronto, mostly as a paved path within 
the Waterfront parks.  Between Elmwood 
Avenue and Cumberland Drive, the trail 
continues as a signed route on local streets.  

The pedestrian network also includes 
sidewalks on Port Street, Helene St, 
Elizabeth St, Stavebank Road South, and 
St. Lawrence Drive to connect the CLC site 
to Lakeshore Road East.   A portion of Port 
Street, adjacent to the CLC site, has a paved 
path. Sidewalks are also located on both 
sides of Lakeshore Road West, Hurontario St, 
and most local streets in the area. Although 
the area is well-connected for pedestrian 
circulation, there are varying streetscapes, 
especially along Lakeshore Road.  Improving 
the streetscape and pedestrian realm, 
along with improvements to road crossings 
for pedestrians along Lakeshore Road are 
needed.

In addition to the Waterfront Trail, 
the cycling network also includes a paved 
boulevard trail on east side of Hurontario 
St north of rail tracks and on south side of 
Port St across the CLC site.  Some additional 

on-road bike routes are located in mixed 
traXc.  There is no dedicated/ separated 
commuter cycling route (not a recreational 
trail) and there is no continuous bicycle trails 
that connect the IOL and CLC sites to the 
GO Station.  In addition, the gap through 
CLC lands in dedicated east-west Waterfront 
Trail needs to be addressed to meet OP policy 
objectives. 

D. Existing Conditions:  
Roads

The Queen Elizabeth Way (QEW) provides 
inter-regional Freeway connection to GTHA 

experiences signi9cant congestion during 
AM Peak and PM Peak periods.  In addition, 
Lakeshore Road (E-W), Hurontario Street (N-
S), and Mississauga Road (N-S) are primary 
arterial roads providing intra-regional 
capacity. 

Key constraints for the Port Credit District 
are Credit River (south of the QEW, the QEW 
and Lakeshore Road are the only crossings 
of the Credit River locally), GO rail line (only 
Hurontario Street and Mississauga Road 
have grade-separated crossings locally) and 
QEW (interchanges provided at Hurontario 
Street and Mississauga Road crosses locally).  
Localized congestion occurs at the Port Credit 
GO Station during peak periods, particularly 
during the afternoon peaks with train arrivals.  
In addition, there is limited connectivity 
for all modes through the IOL, limiting the 
connection between the Old Port Credit 
Village and Cranberry Cove neighbourhoods.

The QEW congestion during peak hours, 
extreme weather and emergencies increases 
the use of the Lakeshore Road as an east-
west connection.  Lakeshore Road and 
Hurontario Street currently present peak hour 
congestion points, which will rise with further 
development.  
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 Main Street 

 Major North/South Roads 

 Local Roads 

E. Existing Conditions:  
Transit

Regional Transit
The Port Credit GO Station is located 
approximately 650m from CLC site and 
approximately 1,100m from Imperial Oil site.  
The station is a major destination within the 
study area.  The high density surrounding 
the station facilitates a high percent of people 
walking to access GO services.  There is also a 
high percentage of passengers that transfer to 
the GO Station via MiWay (above the average 
of other stations in Mississauga).

The Lakeshore West GO line provides two-
way service between Hamilton and Toronto 
7 days per week.  The GO Station serves as a 
major interchange for MiWay buses and GO 
Bus vehicles.  

Rapid Transit
There are no Rapid Transit facilities currently 
in place with the exception of the GO Rail 
service.  Express Intra-regional service is 
available on Hurontario Street to Mississauga 
City Centre and to Brampton Shoppers World 
Local Transit.  The area has limited high order 
(dedicated rapid transit) connections to other 
Mississauga or Peel destinations.

Local Transit
The area is well serviced with local transit.  
There is a number of local transit MiWay 
routes that serve Port Credit. Connections to 
Port Credit GO Station, Clarkson GO Station, 
Square One central bus transit terminal, Hwy 

TTC Station are available. However, there is 
no local transit connection to Kipling Subway 
Station (Toronto Transit).

Existing Road Network
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Existing City Transit Connectivity

Existing Local Transit Connectivity



118

The Corporation of the City of Mississauga

F. Existing Conditions:  
Mode Share

Travel patterns and the type of 
transportation mode currently being 
employed by users in the area are illustrated 
through mode shares. Currently the vast 
majority of travel is done in automobile. 
However, given the high density surrounding 
the GO Station, there is also a higher than 
average volume of GO passengers walking 
to or taking MiWay to the station during the 
AM peak period.  Since the station is only              
650 m from the CLC lands, the potential exists 
to encourage walking/cycling trips to/from 
the GO Station provided accessible routes are 
provided.  The Imperial Oil Limited lands may 
be too far from the GO Station to encourage 
walking and local transit and cycling are 
the more realistic sustainable options to 
discourage use private automobiles. The map 
on page 117 shows the mode share for AM Peak 
Period travellers heading inbound to the Port 
Credit GO Station.

G. Planned Conditions 
for Transportation 
Infrastructure, including 
pedestrian, bicycling, 
transit, and automobile 
facilities

1. Impacts of Plans on Future Mobility

Recent plans for transportation improvements 
in the area of in?uence for the project focus on 
transit. The planned conditions in Port Credit 
that will aKect the mobility and transportation 
options for the IOL and CLC sites include 
transforming the Port Credit GO Station 
into a Regional Mobility Hub, developing 
Light Rapid Transit on Hurontario Street, 
implementing a Higher Order Transit on 
Lakeshore Road, and expanding/connecting 
the cycling network in Mississauga. 

2. Port Credit Mobility Hub (PCMH)

Metrolinx Big Move identi9es the Port Credit 
GO Station as a Gateway Mobility Hub, acting 
as a major transit station area associated 
with an urban growth centre. The Port 
Credit Mobility Hub (PCMH) study issued 
by Metrolinx identi9es development targets 
and patterns required to support the Mobility 
Hub designation. The PCMH requires the 
implementation of:

Street

networks to enhance local connection and 
access.

The primary study area for Inspiration 
Port Credit is outside the immediate zone 
of in?uence of the PCMH planning area. 
However, the PCMH will have a major 
in?uence on the IOL and CLC sites and 
improving the cycling, pedestrian and 
local transit connections to the PCMH will 
be important to achieve the sustainability 
objectives of the Port Credit area (see Section 
II: Land Use). 

3. Hurontario Street Light Rapid Transit

Plans for an Light Rapid Transit (LRT) facility 
extending from the Brampton GO Station 
to Port Street, at the north edge of the CLC 
site, will greatly in?uence development in 
the study area. In Port Credit, the facility is 
proposed to end at Port Street and Elizabeth 
Street. This will provide direct access to the 
CLC site, and is within 650 m of the IOL lands.  
Although funding has not yet been allocated 
to constructing this LRT line, plans have 
progressed for the future of this line.

The LRT line is proposed to run along 
Hurontario Street to Port Street and head west 
of Hurontario Sreet to Elizabeth Street. The 
plans include dedicated LRT lanes along the 
entire length of the corridor. The boulevard 
cycling facility on Hurontario Street will be 
maintained, unless the road is reconstructed 
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Future Regional Transit Mobility
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this option would address potential growth 
in traXc on the IOL site and its eKects on an 
already congested Lakeshore Road.  IPC will 
also explore this option with the landowner, 
the City and the LRT design team.

4. Lakeshore Road Higher Order Transit 

The Big Move by Metrolinx contains a 
project in the 15 Year Plan referred to as the 
Waterfront West Rapid Transit Project. The 
Waterfront West line is proposed to run from 
Port Credit GO Station to Union Station 
in Toronto.  This will increase the person-
carrying capacity of Lakeshore Road. The 
project does not have funding yet but is part of 
Metrolinx’ 15 year plan and is identi9ed in the 
City’s OXcial Plan. 

5. Mississauga Cycling Master Plan, 2010

The 2010 Mississauga Cycling Plan outlines 
a strategy to develop over 900 kilometres 
of on and oK-road cycling routes in the city 
over the next 20 years including the existing 
network. Cycling demand in Port Credit is 
among the highest in the City due to its active 
transportation friendly environment and its 
location along the Waterfront Trail.  As such, 
addressing cycling demands to, and within, a 
major destination like Port Credit is a priority 
initiative.

Some important elements of the Cycling 
Plan include:

Road Cycling Route.  Hurontario Street 
identi9ed as a Special Study Area, pending 
the Hurontario Main LRT Study

has identi9ed that connection from 
Lakeshore Road to the QEW is possible due 
to existing boulevard facilities and lower 
traXc volumes south of Minoela Road. 
Cycling facilities along Hurontario Street 
will be determined in conjunction with the 
Hurontario-Main LRT Study

corridors has determined that a wide 

and an opportunity to develop on-road facility 
is presented. The preliminary design for the 
corridor is illustrated on the previous page.

With the implementation of LRT, the 
person carrying capacity of the Hurontario 
Street corridor will increase by 2,000 to 
2,300 persons/hour per direction. This is an 
increase of approximately 80% over existing 
levels. Key intersections on Hurontario Street 
are expected to continue to operate above 
capacity, even with the LRT facility in place.  
As the City works on the design and plan for 
the LRT alignment, options for the location of 
the LRT station at Port Street and Elizabeth 
Street are being considered. 

Options for station location are being 
explored in regard to opportunities and 
constraints related to the long term 
development and use of the area. Potential 
alternative locations include siting the station 
along Stavebank Road South, adjacent to the 
CLC site. This option provides opportunities 
for incorporating the LRT station into the 
parklands, integrating it with the public realm, 
and would provide a closer access to the 
waterfront. It would also give the opportunity 
for creating  a great destination space with 
a high level of urban design and streetscape 
(e.g. the LRT station could be integrated with 
the public space and the future development 
on the CLC site).  This option might require 
the relocation of the current parking lot at J.J. 
Plaus Park and the elimination of some of the 
trees.  The loss of trees could be compensated 
if portions of the current parking are 
converted into parklands.  The needed parking 
space could be addressed as part of the CLC 
site development.  IPC will explore this option 
with the CLC master planning team, the 
landowner, the City and the LRT design team.

 Extending the LRT line to the IOL site 
is another opportunity to consider. This 
option will provide opportunity for creating 
a compact, transit oriented community with 
reduced parking standards and will provide 
enhanced access to the site and potential 
new public spaces and parkland.  In addition, 
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Vehicular Routes

Port Credit Planned Mobility 
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curb lane with sharrows (painted on-road 
cycling arrows to indicate shared auto and 
cycling lanes) is the near term preferred  
application through the areas with a 

Avenue to Greaves Avenue

plan proposes on-street bicycle lanes 
throughout the corridor, this could be 
made possible by an assumption that 
on-street parking (on one side of the road) 
through Port Credit may ultimately be 
removed and may be replaced with oK-
street parking lots / garages

the Waterfront Trail including a portion 
west of Front Street leading past the 
Imperial Oil Lands

6. Parking Availability

The Canada Lands Company is currently 
undertaking a study and preparation of a 
plan for the CLC site included in Inspiration 
Port Credit. The CLC study includes some 
parking considerations.  In addition, the City 
of Mississauga is working on a parking study 
that will in?uence parking in the entire project 
area. This study has not yet been released. 
Once it is available, it will be considered 
in the Inspiration Port Credit plans. It is 
anticipated that with growth in Port Credit, 
parking demand will increase in the area 
and more parking may be required in the 
long term. Changes to existing parking along 
Hurontario Street and Lakeshore Road due 
to the implementation of rapid transit as well 
as on-road bicycle facilities may also increase 
demand for parking elsewhere in the area. 
There may be opportunities to consolidate 
some of the future parking needs of Port 
Credit in the IOL lands or CLC site. These 
opportunities are to be explored in the plans 
for IPC. 

During Summer 2012, the City of 
Mississauga implemented a pilot project 
named “Port Credit Cultural Node”, a 

community/City initiative in which restaurants 
along Lakeshore Road in Port Credit built 
outdoor decks onto the sidewalks and the 
street parking located on their frontage.  
According to the City of Mississauga staK and 
comments received during the public events, 
this experiment was very well received by the 
business owners involved, the public and other 
stakeholders, as these decks helped to extend 
the public realm and walkable space onto the 
road.  

H. Gaps, Opportunities and 
Issues to Consider

1. Gaps in Existing Information

conducted by the City has yet to be released. 
The results of the study, if available during 
the course of IPC project, will need to be 
incorporated into the development concept

been conducted.  Secondary information 
and observations have been used for this 
background report.  Detailed transportation 
studies will need to be completed as part 
of the development application process 
following the OXcial Plan requirements

recommendations have not been released.  
The 9nal design and con9guration of the 
LRT terminus station is Port Street will 
need to be incorporated into any future 
development application for the CLC site

2. Opportunities and Issues  to Consider

Based on the study of existing and planned 
transportation conditions, a number of 
opportunities and issues need to be considered 
for the development of the CLC and IOL sites.  
These opportunities and issues are summarized 
in the following table.
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Opportunity for visitors to access the 
Port Credit Waterfront and the CLC site 
via rapid transit
Create a 9ne grid road pattern in new 
developments
Additional Credit River crossing for 
pedestrians/cycling or LRT or vehicle as 
part of strategy to improve mobility
Connectivity under Lakeshore Road at 
the Credit River, on the west side, could 
be done through a Parks Master Plan

Role of Port Street as a multi-modal 
transportation corridor (Transit, auto, 
active transportation, public realm) 
needs to be considered as a primary 
design feature in the plan 

Potential 

Enhancement Opportunity Issues to Consider

Create communities 
that have an 
e!icient road 
network and are 
well connected

Develop Port Street 
as a complete street

peak hours (arterials and 
collectors) 

crossings of Credit River, 
GO Rail line and QEW for 
all modes of transportation

Port Street needs to re?ect 
complete street objectives

Create communities 
that is pedestrian 
and cycling friendly

Improved active transportation along 
the waterfront as well as the potential 
waterfront trail expansion along the 
CLC site will help facilitate improved 
mobility to the study area
Provide facilities (travel and parking) 
for commuter cycling
Enhancement of pedestrian and cycling 
experience along Lakeshore Road and 
up to the GO station

pedestrian and cycling trail 
along the waterfront

connections (east-west and 
north-south) throughout the 
study area are limited

Enhance 
multi-modal 
transportation 
connectivity along 
Lakeshore Road

Balance Lakeshore Road’s dual 
function as community main street 
with its important role in east-west 
connectivity
Alternative parking considerations 
may provide opportunities for active 
transportation on Lakeshore Road

Lakeshore Road is the only 
east-west road that crosses 
the Credit River south of 
the QEW, and maintaining 
it as a four lane roadway 
during peak travel times 
is a transportation 
priority. Vehicular access/
connectivity is important 
to the economic vitality of 
the area

CLC + IOL Site Opportunities and Issues: Mobility
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Potential 

Enhancement

CLC + IOL Site Opportunities and Issues: Mobility

Opportunity Issues to Consider

Create 
opportunities 
for marine 
transportation

Create communities 
that are transit 
supportive and 
take advantage of 
current and future 
transit investments

Provide 
improved and 
e!icient parking 
opportunities

The potential to consider marine 
transportation has been raised in 
the community in the past and is an 
opportunity to be explored

Light Rapid Transit  (LRT) provides 
opportunities for connections, access 
and supporting the waterfront and 
Port Credit as a destination.  It also 
provides an opportunity to shape the 
development of the CLC and IOL 
sites, creating a focal point for the city
The Port Credit GO Station is 
identi9ed as a mobility hub, which 
will in?uence mobility in the study 
area
CLC  Site is within walking distance 
to the proposed LRT station which 
provides opportunity for the 
encouragement of a transit oriented 
community with higher density and 
minimal parking requirements
LRT can be integrated with the public 
realm at CLC lands
Considering expanding LRT to IOL 
site to maximize the bene9ts of this 
signi9cant public investment and 
service a larger population

Opportunity to consider parking 
consolidation in both CLC site and 
IOL lands as the community has 
indicated that there is not enough 
convenient parking

will need to be explored.  
Feasibility of marine 
transportation is unknown

(IOL site) and limited 
connections to transit 
facilities

the LRT will not address 
potential growth in 
traXc on the IOL site and 
alternatives will need to be 
found to improve mobility 
connections to this site, 
particularly given the east-
west roadway constraints 
identi9ed above

across the CLC site will 
require additional Right of 
Way from the site and will 
have implications on the 
con9guration of the CLC 
site.
Loss of waterfront 
parkland for 
LRTaccomodation

to be carefully developed 
for the Port Credit District 
based on the 9ndings of the 
City’s Parking Study

Implement 
Transit Demand 
Management 

TraXc Demand Management (TDM) 
(e.g. car share, BIXI bikes or parking 
share) will be a key area of focus to 
provide sustainable mobility

Public education campaign 
might be needed to 
promote the bene9ts of 
TDM and to get residents, 
businesses and employees 
engaged
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INFRASTRUCTURE
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A. Introduction

Redevelopment within an urban setting 
requires municipal infrastructure to operate 
e7ciently and e9ectively. Undersized 
sewers and watermains not only pose an 
inconvenience to local users but also present 
potential issues in the form of =ooding 
which can lead to human health issues 
as well as property and environmental 
damage. One must examine the potential 
municipal infrastructure constraints 
and planned upgrades as initial input to 
development decisions.  Further assessment 
of opportunities and costs also needs to 
be completed once development options 
are identiAed.  Based on input from City 
of Mississauga and Region of Peel sta9, 
this section documents probable issues 
and opportunities related to municipal 
infrastructure.

B. Policy Framework

1. Region of Peel O;cial Plan

The Region is responsible for the supply 
and distribution of water, the collection 
and disposal of sanitary sewage and waste 
management collection and disposal.  New 
development requiring additional or new 
water supply and/or sanitary sewer services 
must Analize a Servicing Agreement with the 
Region prior proceeding with development, 
conArming the responsibility for, and ability to 
provide, appropriate facilities for water supply 
and sewage disposal.  

2. City of Mississauga O;cial Plan

The new 2011 Mississauga O7cial Plan aims 
to direct growth to key locations to support 
and utilize existing and planned transit 
and other infrastructure investments. In 
particular the OP  requires that existing and 
planned infrastructure is su7cient to support 

any proposed development.  Development 
proposals that exceed existing and planned 
engineering services, transit services and 
community infrastructure may be refused 
(Policies 5.1.9 and 5.5.12).  The City’s OP 
contains a suite of policies regarding water 
conservation and stormwater management., 
including:

The City will require that development 
proposals use stormwater best 
management practices and that 
implement water conservation measures 
(Policies 6.2.7, 6.5.1.2, 6.5.1.3, 6.5.2.1 and 
6.5.2.2).
Drainage and stormwater management 
facilities design and location will 
respect the Natural Area System and 
will include naturalization and will be 
installed for the safety of residents and 
to protect infrastructure and properties. 
These facilities must conform to City 
standards, policies and guidelines and 
should be developed and implemented in 
consultation with the CVC and Provincial 

6.5.2.5, 6.5.2.6 and 6.5.2.7).
Drainage and stormwater management 
facilities design will enhance the natural 
and visual landscape and provide 
recreational opportunities, when possible 
(Policy 6.5.2.8).

3. Credit Valley Conservation 

The Credit Valley Conservation (CVC) has 
developed a series of stormwater management 
guidelines and criteria aimed to improve the 
stormwater management practices within the 
CVC coverage area.   The CVC’s Stormwater 
Management Criteria (August 2012) and 
the Low Impact Development Stormwater 
Management Planning and Design Guide 
(2010)  are tools to help developers, 
consultants, municipalities and landowners 
understand and implement sustainable 
stormwater planning and practices in the 
CVC watersheds.  It is recommended that 

VI. Utilities + 
Infrastructure
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development proponents consult with CVC 
and municipal sta9 to conArm the criteria 
and approaches to be used.  The Stormwater 
Management Criteria recognizes that the 
use of “Low Impact Development (LID) can 
mitigate the impacts of increased runo9 
volume and stormwater pollution ... by 
managing stormwater as close to its source as 
possible.”

In order to achieve the CVC Stormwater 
Management criteria with LID, the following 
conditions must be met:

the use of  Low Impact Development - 
Stormwater Management practices. 

the recommendations of the LID Guide

systems, calculations of runo9 reduction 
must consider winter operation.

water table, existing soil inAltration rates, 
and proximity to vulnerable groundwater 
resources must be considered as part of the 
planning and design processes. 

via oil grit separators, Alter strip, forebay, 

etc.) may also be required depending on the 
source of water to be inAltrated.

be provided to ensure that inAltration, 
attenuation, and storage systems do not 
put properties and structures at risk due to 
backups and =ooding.

4. Going Green Mississauga/ Green 
Development Standards

The Green Development Standard (GDS)
indicates that “all site plan applications will 
be required, where appropriate, to incorporate 
technologies that maximize the natural 
inAltration and retention of stormwater 
through site development.”  GDS requires the 
use of LID technologies to retain stormwater 
on site as well as the use of “Stormwater Best 
Management Practices” that can include 
implementation on public lands, subject to 
agreement with the City. LID measures can 
include bio-retention, rainwater harvesting, 
permeable pavement, grass and dry swales 
and green roofs.  

The Standard also includes guidelines for 
landscaping and the use of soft landscape 

Existing Sewer 

Information: Area 

Contributing to 

Sewer Flows within 

the Lakeshore 

Road West System



130

The Corporation of the City of Mississauga

material.   Further, the GDS also indicate to 
follow CVC/TRCA Sustainable Technologies 
for the Low Impact Development Stormwater 
Management Planning and Design for other 
measures not included in the GDS. 

C. Existing Conditions

1. Wastewater

As conArmed by the Region of Peel’s 
Wastewater Program Planning Department, 
wastewater (sanitary) servicing for both the 
IOL lands and CLC site would be directed 
to the Lakeshore Road West wastewater 
system (375mm diameter) and ultimately the 
Lakeview Water Treatment Plant. Capacity 
of this system is to be veriAed by the Region 
of Peel based on the proposed site’s demand.  
Currently, the Region is updating their 
Wastewater Master Plan to re=ect projected 
sanitary sewer system needs to the year 2031. 
A pumping station, Beechwood Pumping 
Station,  will be built in the next year. 

Sanitary =ows, from the areas south 
of Lakeshore Road West, are conveyed to 
the Front Street Pumping Station and then 
conveyed ultimately to the Beach Street 
Sewage Pumping Station. Currently, the Port 
Street Pumping Station has capacity issues; 
however, the Beach Street Sewage Pumping 
Station, which receives the Anal loads, has 
capacity issues. Therefore, the Region will 
not approve any new development serviced 
by the Beach Street Pumping Station until 
the Beechwood Sewage Pumping Station 

This pumping station is currently being 
designed and once completed is expected to 
have capacity for the projected population to 
the year 2031 (based on Growth projections 
and the provincial “Places to Grow” as 
allocated in the City O7cial Plan). Any future 

development in the IOL lands and CLC 
site implies an increase in population and 
employment will require the Region of Peel’s 
approval, as the Region will need to make sure 
that there is enough wastewater servicing.  

2. Potable Water

Potable water (watermain) supply for the 
CLC and IOL lands will be supplied from the 
Lakeview Water Treatment Plant through the 
Lakeshore Road West watermain system.  The 
current watermain on Lakeshore Road West 
measures 300mm in diameter.  The Region of 
Peel’s Water Program Planning Department 
has conArmed that the Region has plans for 
a new watermain to be constructed in 2016 
along Lakeshore Road West from Wesley Ave 
(across from the current Esso gas station at the 
IOL lands) to Enola Avenue east of the IOCL 
lands study area bit fronting the CLC site.  

The Region of Peel has also conArmed that 
no new watermain construction is scheduled 
fronting the IOL lands but that the system 
can be upgraded should the site demands 
warrant it. The map on page 129  provides 
existing water system information as well as 
highlighting scheduled new and replacement 
watermain work.

3. Storm Sewer System and Stormwater 
Management

Stormwater from all local roads in Port Credit 
is collected and conveyed to Lake Ontario 
via storm sewers.  The City of Mississauga 
Transportation and Works Department 
conArmed that there would be no capacity in 
the storm sewer systems within the roadways 
surrounding the IOL site. Thus, stormwater 
from the development will need to be 
managed on-site. There is currently a 120 mm 
diameter storm sewer system located within 
the IOL property. 

This system once served as an outlet 
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Existing Water System 
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to the Imperial Oil Limited lands, located 
on the north side of Lakeshore Road West 
(redeveloped as big box retail) but is now 
inactive. This existing system drains into a 
pond within the IOL property.  It is assumed 
this system will need to be removed to 
accommodate the proposed development 
scenario due to its mis-aligned location and 
that a new system including a new outfall 
will need to be constructed which will direct 
stormwater =ows to Lake Ontario.

Stormwater minor system =ows can be 
collected internally and discharged, post quality 
treatment, to Lake Ontario. Quantity control is 
not required; UV treatment (to eliminate E.Coli) 
is also not required. An overland =ow route will 
need to be established through the IOL and CLC 
developments to ensure major storm =ows are 
directed away from developed properties and 
into Lake Ontario.

The Transportation and Works 
Department of the City of Mississauga 
conArmed that the City is currently updating 
their Stormwater Management Guidelines 
to re=ect those stipulated within the Credit 
Valley Conservation Stormwater Management 
Criteria (August 2012). For quality control, the 
City encourages Low Impact Development 
measures and they are currently in use 
within the City (see below examples being 
implemented in the Lakeview District).  These 
measures can include one of, a combination of, 
or all of the following:

D. Gaps, Opportunities and 
Issues to Consider

The following opportunities and issues have 
been identiAed for the development of the IOL 
lands  and CLC site:

1. Gaps in Existing Information

that they can only identify any servicing 
deAciencies once IPC provide them with 
expected demands and =ow rates, which 
are both generated by total population. 
Therefore, this lack of feedback 
from the Region represents a gap in 
information which can be rectiAed once 
the development concepts have been 
completed.

2. Opportunities and Issues to Consider

A number of opportunities and issues 
need to be considered for the development 
of the CLC and IOL sites.  These 
opportunities and issues are summarized 
in the following table:
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Use Low Impact Development (LID) 
Measures to address run-o9 quality and 
quantity; LID measures can include: 
Permeable Pavement, Bio-retention 
Swales, Dry Swales, Rainwater 
Harvesting, InAltration Trenches, 
Green Roofs
Provide an improved network for better 
connectivity for cars, cyclists and 
pedestrians

Potential 

Enhancement

CLC + IOL Site Opportunities and Issues:

Utilities + Infrastructure

Opportunity Issues to Consider

Enhance the natural 
environment 
through the use 
of sustainable 
infrastructure

route will need to be 
established throughout 
the developments to 
ensure major storm =ows 
are directed away from 
properties and into Lake 
Ontario

E!icient use of the 
existing and planned 
infrastructure

Use water consumption reduction 
strategies
Coordinate IPC recommendations 
with the Region’s on-going update of 
the Wasterwater Master Plan.
Updates to the water supply system 
can be made if needed by the 
development

Development must be 
coordinated with regional 
infrastructure updates for 
water and wastewater
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A. Summary

This chapter is intended to provide an 
economic and real estate market context from 
which to consider potential redevelopment 
scenarios for two large-scale development 
sites known as the Imperial Oil Limited (IOL) 
lands and the Port Credit Harbour Marina 
site owned by Canada Lands Corporation 
(CLC), in the Port Credit area of the City of 
Mississauga, Ontario. 

Within the past several years, the City 
of Mississauga has commissioned reports, 
studies and strategic plans of considerable 
breadth and depth to help further its mandate 
to grow the City’s economy, plan for smart and 
orderly growth, and enhance the quality of life 
for residents, workers, students, and visitors.  
Data and Indings were culled from the recent 
economic development strategy and urban 
planning reports’ most relevant to strategies 
to promote the continued economic growth of 
Port Credit.

The City of Mississauga has seen enormous 
growth in population within the past several 
decades.  A steady, albeit somewhat less 
rapid, growth trend is projected to continue 
both for the City and the Greater Toronto 
Area (GTA).  This population growth to date 
has been coupled with impressive gains in 
the size of the City’s labor force and jobs in 

Mississauga.  The City’s strategic assets fueling 
this growth include its location within the GTA 
(the third largest central business district in 
North America), Pearson International Airport 
(Canada’s busiest) within City borders, excellent 
highway access connecting the City to vast 
markets in the U.S. and Canada, world-class 
academic institutions, a highly educated and 
diverse workforce, pro-business leadership in 
municipal government, and quality of life in the 
City’s diverse neighborhoods.

In the report “Facts + Findings:  Background 
for the Development of Mississauga’s 
Economic Development Strategy”, economic 
advisors Millier Dickinson Blais, Inc. cite the 
City’s “pronounced economic, cultural and 
demographic shifts” within the past decade, 
and highlight its projected continued growth 
and that of the GTA and province (see table 
below).

Existing urban growth boundaries in the 
GTA are putting development pressure on the 
GTA to become more urban to accommodate 
projected growth.  In that context, the City 
of Mississauga has become a maturing city in 
as much as there are limited additional areas 
within City boundaries remaining for greenIeld 
development to accommodate its share of 
projected demand growth for housing and 
employment centers.  The City is thus wisely 
preparing for the densiIcation of its existing 

VII. Economy
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neighborhoods with an emphasis on leveraging 
transit access, encouraging vertical mixed-
use development, enhancing quality of life 
amenities, while spurring local job creation.

Port Credit is the historic center of the City’s 
scenic Lake Ontario waterfront.  Although it 
is a relatively compact and low- to medium-
density area, its access to commuter rail (under 
30 minutes by train to downtown Toronto), 
network of parks and trails along the Lake and 
Credit River, quality housing choices located 
close to amenities and services, and plentiful 
restaurants make it an attractive regional 
destination and a residential community of 
choice for an increasingly a[uent, diverse and 
urbane professional workforce.  Its housing 
prices are currently among the most expensive 
in the City, and its urban village waterfront 
lifestyle within easy reach of Downtown 
Toronto position Port Credit well to compete for 
residents, workers and visitors.  

The City has identiIed the need to 
increase local employment opportunities in 
the Port Credit  area.  The City’s Planning 
and Development Committee report ,“Draft 
Port Credit Local Area Plan”, dated February 
7, 2012, cites the particular need to increase 
employment growth in the Port Credit 
Area Community Node and notes that “the 
Community Node’s current population to 
employment ratio is 3:2 to 1 exceeds the 
minimum target of 2:1.  As such, additional 
employment is required.

Large commercial and industrial business 
growth will continue to concentrate in areas 
to the north of Port Credit, closer to Pearson 
airport and network of expressways, for 
reasons of logistical advantage and because 
land patterns, zoning and industry clusters 
elsewhere in the City can accommodate such 
uses in a way that the more peripheral village-
like community of Port Credit cannot and 
should not accomodate.

The City’s economic development strategy 
identiIes several key factors that represent 
opportunities for growth in Port Credit :

the City, driven largely by a steady in_ux of 
immigrants into the GTA 

City particularly in health care, service-
based, information and communication 
technologies, manufacturing and 
knowledge-based industries and 
professional services 

workers from outside the City in several 
growth sectors 

program o`erings and expand physical 
campuses in vibrant urban centers where 
students and faculty want to locate 

“empty-nesters” and others who are 
expected to downsize from single-
family homes to condominiums, rental 
apartments or townhouses, particularly in 
a transit-oriented, amenitized and walkable 
waterfront community setting.  

B. Introduction

The City of Mississauga has established a 
goal of promoting redevelopment of the two 
subject large-scale but underutilized lakefront 
properties in Port Credit into mixed-use, 
regional visitor destinations that create jobs 
while also providing quality housing choices, 
world-class public parks and open spaces, 
and local residential and business support 
services.  

The stakeholders recognize the unique 
value of the site’s location in the City’s central 
Lake Ontario waterfront, the walkable village-
like character of the Port Credit district, and 
the natural features of the Credit River valley.  
The attractiveness of these redevelopment 
areas has been enhanced with more than 
$27 million of recent City capital investment 
in new and upgraded public parks and 
recreational facilities along the Port Credit 
lakefront and riverfront areas.  
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C. Policy Framework 
 
1. Mississauga Economic Development 
Strategy 2010: 
 
The City’s economic development strategy 
seeks to better leverage its economic, academic 
and cultural assets to enhance productivity and 
innovation throughout the City, and to respond 
to the demands of the globally competitive 
knowledge economy. 
         The IPC sites can play an important role in 
enhancing the quality of life attributes of Port 
Credit and the City by providing new, well-
planned and designed civic waterfront places, 
greater housing choices within a walkable 
village setting, and expanded transit mobility.   
Cities that successfully compete to attract 
and develop workforce talent and knowledge-
based company investments will be those 
that can provide a quality of life that balances 
the amenities and services of urban living 
with easy and enjoyable access to the region’s 
natural environment. 
      Other strategic objectives that are relevant 
to the future economic growth in and around 
the IPC sites include: ensuring that the City 
maintains a supportive business environment 
to promote small business and entrepreneurial 
growth; creating a “compelling global brand” 
that highlights the City’s appealing quality 
of place;  local assets such as the lakefront 
and riverfront; and the strengths of the City’s 
business community, its support services and 
infrastructure.  These actions would also build 
upon the success in establishing a diverse and 
talented workforce, and seek to attract new 
business investment, access to capital and 
talented workers. 
      In addition, the strategy seeks to strengthen 
Mississauga’s culture of innovation, attract 
additional post-secondary institutions, and 
collaborate regionally on sustainability and 
smart growth initiatives. 
 

Draft Port Credit Area Plan 
The draft Port Credit Local Area Plan makes 
clear that additional employment opportunities 
are needed within the Community Node.  
The Plan notes that the Community Node’s 
current population to employment ratio of 
3.2 to 1 exceeds the maximum target of 2:1. 
Multiple sites adjacent to planned enhanced 
transit, the lakefront, and/or with relatively 
large footprints are _agged as potential 
commercial development sites for new odce, 
retail, maritime, educational, tourism, culture 
and other job-generating uses.  An emphasis is 
placed on encouraging creative enterprises to 
locate in Port Credit. 
 
The Mississauga  Strategic Plan (2009) 
The Strategic Plan established Ive “pillars for 
change,” all of which inform the economic 
development framework for Port Credit.  The 
Ive principles are as follows:

Direct growth and density to the 
Community Node and areas within or in 
close proximity to higher order transit
Provide a range of housing options 
by protecting lower density stable 
neighbourhoods and accommodating 
higher density forms in the Community 
Node and along corridors
Provide for a mixture of uses in the 
Community Node and enhance Lakeshore 
Road as a Main Street destination area 
that serves as a focus for the community
Cultivating opportunities for innovative 
and creative business enterprises to 
locate in Port Credit, capitalizing on 
existing Community Node’s expansive 
water views, waterfront park and 
cultural attributes to increase local area 
employment
Promoting responsible stewardship 
through conservation,restoration and 
enhancement of the natural environment.  
In addition to the environmental 
sustainability of this principle, there is 
the consideration of the proven role that 
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such place-speciIc and environmental 
protection measures can play in real 
estate value creation for adjacent 
properties in the Node.  Further, such 
measures reinforce the uniqueness and 
special qualities of place along the Port 
Credit waterfront, and thereby enhance 
Port Credit’s position as a competitive 
community of choice to live, work and 
visit.

D.  Highlights from Key 
Previous Studies

This section summarizes data and Indings 
from completed plans and studies that provide 
a framework for this market assessment. 

1. An Economic Snapshot of Mississauga

Excerpts from “Facts and Findings:  
Background for the Development of 
Mississauga’s Economic Development 
Strategy,” Millier Dickinson Blais, June 2010:

rapid population growth in the last few 

through 2009, and has outpaced that of the 
surrounding region and province. 

at 727,102, making it the sixth-largest city in 
Canada. Its population is estimated to have 
grown 8.8% between 2006 and 2009. This 
growth has necessarily been accompanied 
by massive increases in commercial, 
residential and retail development and 
infrastructure provision in recent years. 

Mississauga’s population is aging. The 
proportion of the population over the age 

2006, and the City’s Growth Management 

population will be over the age of 55 
by 2031. Though the City is also slightly 
younger than surrounding jurisdictions, this 
still suggests that plans must be made to 

better accommodate and service an aged 
population while also developing workforce 
and skill-replacement strategies to address 
potential labour force skill shortages in the 
coming years. 

communities in Canada; 52.7% of its 
population is foreign born as of 2006. 
This is being increasingly driven by 
persons of visible minority status, which 
grew by 32.5% between 2001 and 2006 
populations based largely on increases in 
the South Asian, Chinese, Black, Filipino, 
Arab, and Southeast Asian communities. 
Immigrants are expected to comprise an 
increasing percentage of population and 
labour force growth moving forward. As 
such, a key consideration for Mississauga 
is the provision of e`ective programs 
to ensure the e`ective integration of 
new immigrants into the local economy, 
particularly those with professional 
qualiIcations and advanced education. This 
will have signiIcant impacts on the future 
competitiveness and prosperity of the 
Mississauga economy. 

educational attainment, outperforming 
the GTA and Ontario. In 67.2% of 
Mississauga’s population had some form 
of post-secondary education, while those 
with a university certiIcate, diploma 

population. Degrees were concentrated 
in business, management and public 
administration and architecture, 
engineering and related technologies 
Ields. 

Mississauga, $88,162, sits between those 
of Ontario and the GTA, which suggests 
relatively even purchasing power and 
income distribution throughout the region. 

between 2006 and 2009, adding more 
persons than the entire period between 
2001 and 2006. The highest proportion of its 
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labour force is employed in manufacturing, 
retail trade, and professional, scientiIc and 
technical services. The industries showing 
the greatest growth between 2006 and 
2009 were health care and social assistance, 
construction, arts, entertainment and 
recreation, real estate rental and leasing, 
and Inance and insurance. 

increased to 8.5% in 2009 from 5.3% in 2001; 
however, it still performs better than the 
provincial unemployment rate, which stood 
at 9.0% in 2009. 

growth between 2001 and 2009, the 
employment composition in Mississauga is 
driven by four main occupational categories: 
business, Inance and administration 

service occupations (91,068 in 2009); trades, 
transport and equipment operators and 
related occupations (53,720 in 2009), and 

mirror the educational composition of the 
labour force and the industrial composition 
of the economy, as well as broader shifts 
towards service-based work throughout the 
provincial economy. 

both live and work in the City, amounting 
to 51.8% of the employed labour force. 
Mississauga exports more workers to 
Toronto, than any other area, accounting for 

exported jobs are primarily in construction, 
health care and social assistance, Inance 
and insurance, arts, entertainment and 
recreation, and public administration. Yet 

jobs than persons in its resident labour 
force, importing jobs from Toronto and 
surrounding jurisdictions in wholesale 
trade, transportation and warehousing 

and manufacturing. Mississauga should 
work towards restoring a greater work-live 
balance, speciIcally by attracting more 
employment opportunities for workers in 
those high-value sectors that commute to 
work outside of the city. 

comprised 35.2% of the City’s workforce in 

largely on par with the province as a whole. 
The creative occupations with the highest 
rates of growth between 2001 and 2009 
were judges, lawyers, psychologists, social 
workers, ministers of religion and policy and 
program odcers, followed by professional 
arts and culture occupations, and teachers 
and professors. 

achieving greater importance with the 
rise of knowledge-based industries and 
professional services in advanced regional 
economies, their estimated growth 
rate in the City between 2001 and 2009 

(23.7%) and manufacturing related (15.1%) 
occupations. 

2. Port Credit Submarket

The drivers of demand for new development 
on the sites are based upon an analysis of 
regional assets, real estate and economic 
trends, and site-speciIc attributes.  Overall 
strengths include: 

public parks and trails along Lake Ontario 
and the Credit River.

commuter rail and international air transport 
networks.

employment base.

uses that want proximity to a high quality-
of-life urban environment.
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Port Credit

City of Mississauga: 

Geographic Districts and Character Areas

City of Mississauga: 

Employment Density by Character Area

Port Credit
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For both the IOL land and CLC site, scale is 
clearly an asset.  The large, IOL brownIeld 
site with frontage along Lake Ontario o`ers a 
_exible range of development parcel sizes and 
conIgurations.  The City of Mississauga has 
recently constructed a number of waterfront 
park improvements along the lakefront edge of 
the IOL site and elsewhere along the district’s 
waterfront.  

These new public open spaces have created 
unique recreational amenities that are a part 
of the citywide destination attraction.  As pre-
development public investments, they have 
undoubtedly enhanced the overall real estate 
value of the adjacent development sites and 
their environs.  

Opportunities for new stronger vehicular 
and pedestrian connections between both the 
IOL lands and CLC site and the surrounding 
neighborhoods will positively a`ect the 
marketability of the sites and enhance the 
experience within this burgeoning and 
increasingly public waterfront district in Port 
Credit.  These attributes, enhanced by distinct 
urban design, open spaces, riverfront, and 
sustainable elements, lay a strong foundation 
for supporting the overall goal of enhancing 
Port Credit’s role as a regional visitor 
destination, and a community of choice within 
the Greater Toronto Area (GTA) for working, 
studying and living.

At the same time, development of the sites 
faces challenges.  These include:

at IOL to remove or otherwise remediate 
remaining contaminated soils and 
groundwater, and install an entirely new 
network of infrastructure to support new 
development.

to be o`set by the revenues from onsite 
real estate development.  This may result 
in proposed development heights and 
densities beyond the levels for which there 
is community consensus.

units in Port Credit with the public policy 
goal to preserve existing and spur new local 
area jobs.

Land use planning studies such as the draft 
Port Credit Local Area Plan (2012 draft) and 
the Inspiration Port Credit initiative have not 
established public policy objectives for future 
growth in Port Credit that may in_uence 
permissible uses, building bulk and heights, 
modes and routes of transportation and the 
public realm. These include the following:

urban waterfront village character to 
create economic growth, including quality 
jobs and increased support services for 
locals

regional destination for leisure and 
tourism visitation

the region, particularly through LRT 
investment

lakefront and riverfront, in part by 
expanding public parklands and creating 
new trailways and bikeways

institutions in and around Port Credit with 
a focus on creative occupations, applied 
research, technology, innovation and other 
projected regional growth sectors

and livability

services by supporting the repositioning 
of underutilized lands and promoting 
sustainable new communities on former 
brownIeld sites

Downtown21 Master Plan refer to downtown 
Mississauga, they help to illustrate the future 
potential role that Port Credit can play in the 
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City and regional economy.  This planning 
analysis highlights the relative strengths and 
weaknesses of Port Credit’s relationship to 
the City’s economic nodes, critical transit and 
transportation networks, and unique natural 
systems and features.  

Among wards in Mississauga, Port Credit 
will not likely serve as a major corporate 
headquarters location (where proximity to 
an established business hub and Pearson 
International Airport would be a critical site 
selection factor). However, Port Credit is well 
situated to capture smaller scale professional 
service businesses that beneIt from the mix 
of regional and neighborhood-oriented shops, 
restaurants and entertainment, extensive 
open space amenities, educational resources, 
and a range of quality housing choices.

Increased transit options and less 
dependency on private car trips to live and 
work comfortably in Port Credit will help to 
attract more young professionals and empty 
nesters to live there.   Port Credit is also 
well positioned to enhance its identity as a 
destination waterfront that o`ers the best 
qualities of urban living and at the same time 
provide an immediate connection with nature 
along the district’s expansive public lakefront 
and riverfront.

The region supports a diverse employment 
base.  Location quotients compare the 
distribution of employment in one geographic 
area with the national average distribution.  
When the ratio exceeds one, it means that 
the region has a greater concentration of 
employment in the particular industry, 
which indicates that it is a base industry.  As 
illustrated in the following charts, Mississauga 
has strong base employment in wholesale 
trade, transportation and warehousing, 
management of companies and enterprises, 
and Inance and insurance.
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E.  Real Estate Industry 
Sector Analysis

The following section provides additional data 
from an analysis of individual market sectors.  

1. ONce

Port Credit’s location a considerable distance 
from the City’s established corporate business 
locations and airport strongly suggest that 
Port Credit will not likely serve as a major 
corporate headquarters location. However, 
Port Credit is well situated to capture 
smaller scale professional service businesses 
that beneIt from the mix of regional and 
neighborhood-oriented shops, restaurants 
and entertainment, extensive open space 
amenities, educational resources, and a range 
of quality housing choices.   

Future new real estate development in Port 
Credit can capture market demand for smaller 
commercial odce space (typically located 
on a second or third _oor of a mixed-use 
mid- to high-rise building) serving creative 
occupations such as architects, engineers, 
lawyers, accountants who do not need to be 
in the central business district of Downtown 
Toronto or even City Centre, but see value 
in the option of locating their small business 
in compact, mixed-use, transit-connected 
waterfront downtown environment, where 
they may also choose to live. 

2. Industrial

Mississauga has been a regional leader in 
capturing growth of industrial employment 
across a broad range of business categories.  
These uses tend to cluster in designated 
employment districts in the northerly half 
of the City, more proximate to Pearson 
International Airport and the network of 
regional arterial roadways.  

For purposes of this assessment, it is 
assumed that the scale of future industrial 
use on the IOL and CLC sites will be very 
limited.  At both IOL and CLC locations, 
there may be potential for future industrial 
arts or other high-performance standard 
fabrication activities associated with creative 
occupations.  From a highest and best use 
perspective of future real estate development 
scenarios at these sites, industrial is among 
the least likely uses to provide reasonable 
return on investment, given the high land 
costs of these sites that need to be o`set by 
project revenues, the relatively low achievable 
rents from industrial sector tenants, as well as 
the “opportunity cost” of not maximizing the 
locational value of these sites situated within 
an established residential community on the 
Lake Ontario waterfront.

3. Residential

Residential development companies are 
pursuing new construction projects in the 
Port Credit market to meet demand from 
young professional couples and singles, empty 
nesters, and others for whom the Lakefront, 
walkable mixed-use community and quick 
access to Downtown Toronto via GO train are 
the major draw. The most comparable recent 
newly constructed residential developments 
have been the roughly 800 units built by 
the FRAM Building Group, which included 
a range of housing options (townhouses, 
mid- and high-rise condominiums) for which 
there was a strongly positive private market 
response. FRAM’s most recent development 
in Port Credit, North Shore, a 22-storey 
luxury condominium development along the 
Lakefront was 92% sold pre-construction 
start.  Interestingly, some 80 percent of 
purchasers of FRAM residences come from 
within a 5km radius of Port Credit, and are 
typically a suburban resident commuting for 
work to Downtown Toronto or a recent empty 
nester.
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FRAM is planning a second residential 
high-rise at Ann Street.  Centre City Capital 
Ltd. is developing a luxury condominium at 
Elizabeth Street and Lakeshore Road East.  
And another Irm is in the pre-development 
phase for a new residential condominium 
tower along Hurontario Street.   Among the 
real estate developers contacted who are 
active in the Port Credit and Mississauga 
markets, all expressed a strong interest in the 
development opportunities at the IOL lands 
and CLC site, and their potential for positive 
impact on long-term property value in Port 
Credit.

Condominium sales prices among FRAM’s 
townhouse, mid-rise and high-rise buildings 
in Port Credit are in the range $500-550 
per square foot (PSF) for mid- and high-rise 
units.  Average unit size of townhouses is 
2,500 square feet, with units ranging in size 
from 1,300 to 6,300 square feet.  Average 
mid- and high-rise condo units are 1,100 
square feet, compared with average unit sizes 
of approximately 650 square feet at Absolute 
World condos at Mississauga’s City Centre, 
and downtown Toronto market condo average 
size of approximately 630 square feet. 

Existing residential rental apartment 
rents in the Port Credit fall generally into 
two categories:  older multi-family rental 
apartment buildings where rental rates 
are subject to rent control regulations, and 
more recently constructed, investor-owned 
condominium units that are re-rented 
without regulatory restriction.  The older 
regulated rental units rent on average for 
approximately $1.00 per square foot per 
month, or $1,000/ month for a 1,000 square 
foot unit.  Condominium unit rental rates 
average approximately $2.50 per square foot 
per month, or $2,500/ month for a 1,000 
square foot unit. 

4. Retail

Mississauga is a host to Square One 
Shopping Centre, one of the largest shopping 
malls in Canada, with over 1.6 million square 
feet of retail space and more than 360 stores. 
The Centre is anchored by Bay, Sears, Wal-
Mart, and in spring 2013, Target department 
stores, as well as Empire Theatres.  On 

customers each year. Square One is located 

and Hurontario Street, about 5 miles from Port 
Credit.  

While Square One is certainly a great 
economic asset for the City, like other mega 
regional malls, it siphons away retail customer 
spending from traditional downtown retail 
corridors such as along Lakeshore Road in 
Port Credit.  To that end, it is unlikely that 
there is sudcient additional retail demand in 
or near Port Credit to support an additional 
location in Port Credit of the national chain 
retail stores already located within Square 
One. 

Given that citywide perspective on the 
retail marketplace, the Port Credit BIA and 
developer and property owners focus on 
attracting and retaining retail merchants that 
provide quality goods and services for which 
there is unmet local, and to a lesser extent 
regional, demand.  The commercial retail mix 
in Port Credit today consists of numerous food 
and beverage establishments that cater to 
customers from Port Credit, elsewhere within 
Mississauga and beyond, as well as small 
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format neighborhood goods and services.  

per square foot net depending upon location 
and quality of space.  Retail vacancy rates 

F.  Gaps, Opportunities and 
Issues to Consider                   

The following opportunities and issues have 
been identiIed for the development of the IOL 
and CLC lands: 
 
1. Gaps in Existing Information

The economic analysis contained in 
this report is intended to provide an 
economic and real estate market context 
within which to consider redevelopment 
scenarios. The data and Indings 
contained herein were culled from the 
City’s Economic Development Strategy 
and relevant urban planning reports. 
The current input merely provides a 
framework for a subsequent market 
assessment; supported by some market 
data and is not intended to be a full 
economic  and Iscal net beneIt analysis
More data on the existing inventory and 
vacancy of commercial odce and retail 
space would be helpful in considering 
future development 

2. Opportunities and Issues to Consider

A number of opportunities and issues 
need to be considered for the development 
of the CLC and IOL sites.  Some of these 
opportunities and issues are summarized 
in the following table.
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Potential 

Enhancement

CLC + IOL Site Opportunities and Issues: Economy

Opportunity Issues to Consider

Create a!ordable 
housing options

Create long-term 
economic stability 
+ economically 
sustainable 
development

Create diverse housing types in new 
development in Port Credit and the 
IOL and CLC sites in particular

Attract creative industries to Port 
Credit and build on the history of 
live-work-make lifestyles in the 
region 
Increase tourism + leisure related 
industries along waterfront
Implement mixed-use 
development 

on IOL lands must be 
appropriate based on  
evaluation of levels of 
contamination 
DensiIcation may impact 
neighborhood character; 
all development needs to 
be sensitive to existing 
conditions

Need to balance 
commercial, recreational 
and residential uses, 
particularly on CLC site 
where marine usage meets 
other types of usage
Increasing population 
will continue to have high 
demand for quality jobs

projections for GTA suggest 
development pressures for 
Port Credit. These warrant 
a planning and development 
framework that guides 
future growth

Increase educational 
opportunities 

Develop an academic campus in 
Port Credit

Location and type of 
campus needs to be 
considered in relation to 
regional development
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Special Focus: 
Marina Economy

1. Introduction

James Lima Planning + Development has 
reviewed the memo from CLC consultant 
N. Barry Lyon Consultants Limited (NBLC)  

/ Market and Economic Notes” dated 
November 2012 for CLC regarding their lands.  
It describes current year-round activities and 
conIgurations of use as they exist today at 
the Port Credit Harbour Marina Site (PCHM) 
/ CLC site and suggests ways in which 
CLC’s redevelopment plans may impose 
change based on economic and real estate 
considerations. 

2. Implications for Real Estate 
Development Values

Regarding boat hauling and storage facilities, 
one example of a compact destination 
waterfront that attracts visitors and locals to 
water-oriented restaurants, bars, and shops is 
the harbor at Newport RI.  None of its central 
dock and marina areas include TravelLift 
or similar equipment that haul boats in and 
out of the water.  Boat storage and hauling is 
limited to more peripheral locations within 
the harbor, allowing for safer public use of 
the central waterfront for recreation, leisure 
and entertainment.  As a result, this area is 
an important economic engine for the City of 
Newport, attracting international, national 
and local repeat visitors with considerable 
discretionary spending potential.  As can be 
expected at the PCHM’s property fronting 

along Lake Ontario, land values at the center 
of Newport Harbor have been consistently 
among the highest in the City, attributable to 
the achievable revenues from destination uses 
that cater to its many visitors year-round.

One further note on value creation 
associated with adjacency to marina and 
boating facilities:  There are many examples 
of increased assessed real property values 
directly attributable to their proximity to and 
view of publicly accessible and attractively 
designed waterfronts, to marina and boating 
facilities, and the expansive views across the 
waterways themselves.  Whether or not such 
proximate marina facilities and/or public 
waterfronts provide for surface car parking on-
site is likely irrelevant to the consideration of 
real estate values upland from such waterfront 
amenities.  Winter boat storage would not 
be considered a real estate value-creating 
adjacent use given that it results in large blocks 
of inactive land areas for many months at a 
time and the densely packed covered vessels 
tend to block views out to the waterfront from 
upland areas.

The memo highlights  that the boating 
season, while an essential part of this 
community’s history and sense of place, 
is a relatively short one.  The challenge 
will be Inding the right balance between 
accommodating this seasonal in-demand 
water-oriented leisure activity (and the other 
uses that it attracts) and a new more densely 
conIgured mix of uses that unlocks more of 
the intrinsic value of Port Credit’s premier 
central waterfront land. 
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3. Implications for marina employment

Marina operations (docks, fuel dock, 
boater services, and amenities upland) 
generate relatively few jobs. Boat yards 
(including indoor/outdoor boat repair, 
maintenance, and storage) generate more 
jobs than marina operations, but are still  
low job generators, tend to consume large 
amounts of real estate per worker, and 
have low economic output per worker as 
compared to many other industrial sector 
activities.

That said, consideration should be given 
to unique locational attributes of the IPC 
sites to accommodate maritime-related 
industrial and creative economic activity 
and job generation.  These may include 
woodworking, metalworking, Ibreglass and 
other composite fabrication, sailmaking, 
upholstery, and mechanical repairs to 
marine vessel engines and equipment.  At 
present, the Port Credit Harbour Marina 
accommodates a number of independent 
businesses that provide important maritime 
oriented jobs. Preservation of these current 
uses that re_ect and continue historic uses 
should be taken into consideration in any 
future decvelopment.  Redevelopment 
options should explore how upper _oor 
commercial odce or residential can be 
accomodated alongside these uses. 

The concept of a manufacturing and 
design center, focused in part on maritime-
related products and services, housed in one 
or more shared facilities and under single 
not-for-proIt management, could generate 
new creative community jobs and economic 
activity that are synergistic with the broader 
revitalization goals and objectives for the 
IPC waterfront.
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Demographic Overview

Trends in Age Distribution: 

Mississauga, 1991 - 2006

Population Growth by Age 

Group, 2001 to 2005

Actual and Projected 

Number of Households, 

Mississauga, 1991 - 2006
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Mississauga’s average household 
income is substantially above the 

Ontario province average, and 
slightly lower than the GTA average.

Average 

Household Size

Percentage of the 

Population Classified 

as a Visible Minority

Comparative Houshold 

Income (private 

households), 2005

Port Credit is 

within Ward 1
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Labour Force Characteristics

Total Employment and 

Resident Labour Force

City of Mississauga

Labour Force Change by 

Industry

Labour Force by IndustryCity of Mississauga
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Educational 

Profile by 

Major Field of 

Study, City of 

Mississauga, 

2006

Education Levels 

for Population 

25-64 years of 

age

Top Five 

Occupations 

of the Labour 

Force

* Port Credit is 

within Ward 1

*

*
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Commuting Flows, Mississauga as a Place of Work, 2006

Commuting Patterns
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Commuting Flows, Mississauga as a Place of Residence, 2006
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Trends in Average 

Sale Price of All 

Resale Units in 

Mississauga, 2000 

- 2010

Trends in Overall 

Rents and Vacancy 

Rates (Residential), 

Mississauga, 2002 - 

2009

Housing Market Characteristics
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Industrial Market Profile, 3d Quarter 2012

Average Dwelling 

Value

* Port Credit is 

within Ward 1

* 
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COMMENTS 
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VII. Public Comments

A. Introduction 
 
Public input is an important component of 
planning for the future Port Credit and the IOL 
lands and CLC site. A variety of public events 
have been held both prior to and during the 
initial stages of Inspiration Port Credit. This 
input is now being taken into consideration as  
options are developed for the future of these 
sites. These engagement sessions and the input 
received are summarized in the following 
pages. Further information and verbatim 
comments can be found in Appendix A. 

B.Previous Public 
Engagement Recap

Port Credit has a strong foundation of 
prior outreach. SigniCcant public input and 
feedback for these two sites has already been 
received.  Inspiration Port Credit recognizes 
the work that has gone on before and intends 
to build upon it.  Public outreach with 
Inspiration Port Credit will supplement, not 
replace existing feedback received.

Previous public input has included 
consultation as part of the 2008 Port Credit 
District Policy Review Directions Report, on-
going One Port Street Master Plan for the CLC 
site and a September 29, 2012 Culture Days 
Event - Inspiration café. 

1. Summary of community input from the 
2008 Port Credit District Policy Review 
+ 2012 One Port Street Master Plan (CLC 
Lands) 

Land Use, Built Form and Urban Design

public access to waterfront is a must

medium-rise the maximum. No high-rise 

south of Lakeshore Road. No high-rise or 
medium-rise in the Marina Harbour lands. 
Continuous wall of tall buildings should be 
avoided at the waterfront

related businesses on the CLC site.  
Adaptive re-use for the warehouse/shed to 
keep its port characteristics

facilities/work space

parks, institutions, cultural, education)

and a centre for restaurants, cafés, etc and 
a signiCcant portion of the site should be 
open to the public

and public realm

neighbourhoods (grid) should be used as a 
basis for the development

Lakeshore Road (IOL lands) with low-rise 
village scale

 Transportation

congestions due to more density and 
LRT terminus on Port Street (Port Street 
is currently used as an alternative route 
during festivals and emergencies)

(including snow clearing) and more bike 
lanes are needed, particularly along 
Lakeshore Road. Pedestrian and cycling 
networks should be separated

structures

service the IOL lands

Environment, Parks and Open Spaces

environment
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Trail and creation of signiCcant parks and 
open spaces

include a large park adjacent to the 
waterfront and current trail

and gardens
 
Heritage

community character and heritage
 
 Economic Development

businesses and other employment uses

Mississauga and Regional) and visitors year 
round

included

business and artist/craftsmen uses

Contamination

issues in IOL lands 

2. Excerpt from  2008 Port Credit District 
Policy Review  Section 4, Study Findings 
Port Credit District

 Imperial Oil Lands

The Imperial Oil Lands should be redeveloped 
with a use other than industry, manufacturing 
or power generation.  The Lands should be 
redeveloped to include a mixed-use urban 
waterfront village that could include a 
university, college or research campus.  A 
signiCcant portion of the site should be open 
to the public and provide public access to the 
Lake Ontario shoreline.

Imperial Oil Site

Workshop participants developed a conceptual plan for 

development incorporating a university or college 
campus. The plan included a centralized green space 
that would link Lakeshore Road to the shoreline. A 1/3 
1/3, 1/3 approach was noted for the distribution of park, 

2008 Port Credit District Policy Review: Visioning Workshop - Tuesday, December 11, 2007

Port Credit Harbour Marina / Canada Lands 

Company (CLC) Site, Port Street, and No Frills Site

Workshop participants saw the PCHM, Port Street 
and the No Frills site working together as a complete 
waterfront district. This area would provide a 
pedestrian focus to the village that would be set 
away from the heavy vehicular traXc on Lakeshore 
Road. A mix of uses should be encouraged including 
employment, oXce, commercial and tourism.
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within waterfront properties

needed community facilities and improve 
Port Credit’s quality of life

areas should be protected and integrated 
with any new development.  Opportunities 
for restoration should be considered

neighbourhood to the west (Cranberry 
Cove) and the east (Port Credit Heritage 
District) should be used as a basis for 
redevelopment on the site

underground or in structures to maximize 
the use of the land for uses other than 
vehicle storage

signiCcant improvements to transit 
service.  Investigate opportunities to 
incorporate a transit loop within the site

for the Lakeshore Road frontage should 
generally maintain a low-rise village-scale 
consistent with the existing mainstreet 
commercial built form

be low to medium-rise buildings with 
potential for taller buildings at key 
locations

be incorporated to bu[er existing 
neighbourhoods from new development

Port Credit Harbour Marina and Port 
Street

The Port Credit Harbour Marina Lands 
and Port Street should be developed as a 
waterfront destination that permits public 
access to the Lake Ontario shoreline, 
incorporates a mix of uses and promotes Port 
Credit as an active and viable port.

Waterfront for more detail

they are an integral part of the Port Credit 
village character

cyclists should have the highest priority.  
Consider this area an “auto-free” zone that 
is well serviced by transit.  Consider Port 
Street as a pedestrian precinct

a mixed-use community and tourist 
destination that includes needed 
community facilities.  Development should 
not permit uses that have negative impacts 
on the environment

open to the public and provide access to 
the Lake Ontario shoreline.  The public 
realm should be well connected to parks, 
trails and circulation routes external to 
the site; for example, to the Waterfront 
Trail, JJ Plaus Park, St. Lawrence Park 
and the streetscape network with Port 
Credit.  Public access all along the shore is 
a priority

develop a signature look that relates to the 
harbour setting and the village character 
of the district

occurring in discrete structures

generally re`ect the existing mainstreet 
commercial built form

be low to medium-rise buildings with 
potential for taller buildings at key 
locations

structure in the development plan that is in 
keeping with the community vision

integral parts to the redevelopment of Port 
Street as a pedestrian precinct

Elizabeth Street, from Port Street to High 
Street, into a pedestrian, cycle, and transit 
way
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C. IPC Consultation Process  
 
1. Overview

Inspiration Port Credit (IPC) has included 
multiple modes and opportunities for public 
input.  Input received is summarized in the 
following pages and a complete compilation of 
input received to-date is available in Appendix 
A: Public Input.

Three major events have been held, 
including a Cullture Days Event - Inspiration 
café,  an evening Kick O[ Meeting in early 
November and three-day  Ideas Workshop  
about a month later. Over530 people attended 
the IPC events in December.  
 
2. Events 

Kick-OT Event, November 1, 2012 
The Kick-o[ Event held November 1, 2012 at 
Clarke Memorial Hall began with a half-hour 
Meet+Greet opportunity.   Participants were 
able to meet and interact with Inspiration 
Port Credit consultant team members, City of 
Mississauga sta[ involved in Inspiration Port 
Credit and Light Rapid Transit projects,  and 
CLC and Imperial Oil representatives.   

        Following the Meet + Greet, Chris Reed, 
founding principal of Stoss Landscape 
Urbanism, and architect and urban design 
consultant Mark Sterling of Sweeny Sterling 
Finlayson & Co. gave presentations showing 
inspirational examples of waterfront and 
sustainble development and open spaces.  In 
addition, Ed Charlton from IOL spoke to the 
public. Question and answer time followed. 

Ideas Workshop,  November 29 - 
December 1, 2012 
The Ideas Workshop was a three-day event 
that included a wide range of public activities.  
Events included:

village focused on particular topics like 
parks transportation and local economy

walking tour of Port Credit harbour marina

consultant team members and city sta[

Chris Reed summarizing research 
and economics consultant James Lima 
discussing economic context and 
opportunities

Kick-o! Event

Meet + Greet and Inspirational Presentation
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uses and open space, and density/open 
space patterns

To learn more about the Ideas Workshop 
and feel the enthusiasm in Clarke Memorial 
Hall during the event, watch a brief video 
available on the Inspiration Port Credit website 
(inspirationportcredit.com). 
 
3.  New Outreach via IPC Website 

In addition to these events, opportunities 
to give input are also available on the 
Inspiration Port Credit project website, 
inspirationportcredit.com.  The website was 

meeting with opportunities for people to share 
their thoughts and see what others are saying. 
Survey questions, prioritization exercises, and 
discussion questions have provided a range of 
feedback.  Activity has been very high on the 
site since it was launched in October.

Website use through February, 2013 has 
included:

 

D. Public Feedback:  
Land Use + Urban Design 
 
1. Overall Character 
 
Substantial feedback from the public addressed 
desires for the overall character, desired 
land uses, and built form for Port Credit.  
Overall, Port Credit’s waterfront location at 
the intersection of the Credit River and Lake 
Ontario was seen as its biggest asset and a 
crucial component of its character.  Future 

development on the two sites should recognize 
and enhance the waterfront location.  Access to 
the water, visually, physically, and emotionally, 
is critical.  Other assets that residents identiCed 
were Port Credit’s sense of community, park and 
trail network, and position as a hub of cycling 
opportunity.   
           The Port Credit Harbour Marina in 
particular was frequently mentioned by 
residents as contributing to both Port Credit’s 
character and economy.  Almost all residents 
felt that future development should enhance 
the marina and support the theme of “making.”  
This is a theme that draws on the history of Port 
Credit and that could include additional artisan 
uses. 
           Residents felt that future development 
should enhance Port Credit’s vibrant, village 
atmosphere, and create places where people can 
live, work, play and relax.  Port Credit is already 
a regional recreation destination, and there 
is an opportunity to build on this and create 
opportunities for lifestyles centered on outdoor 
recreation and natural resources.              
          The walkable character of Port Credit 
was frequently mentioned as an asset; future 
development should be pedestrian oriented 
and contribute to improved pedestrian realm. 
Residents felt there were opportunities for 
additional cultural uses like a museum, and 
additional events, concerts, performances, 
markets, and potentially sporting events.  These 
uses could help enliven and enhance Port 
Credit’s existing character and reinforce its role 
as a regional waterfront destination.  Tourism, 
education, marina, and creative uses (from 
public art installation to creative economy jobs) 
were recurring themes suggested for Port Credit 
in general and these two sites in particular. 
            There was agreement that in all cases, 
public access to the waterfront is critical.  The 
exact character and nature of development, 
especially near the waterfront sparked di[erent 
opinions.  Some residents see the waterfront as 
a signiCcant opportunity as a premiere location 
for waterfront entertainment, diverse and high 
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tourism potential.   Others felt the waterfront 
should be an “oasis“ rather than a destination.  
These residents felt the waterfront should 
provide opportunities for walking, sitting, and 
appreciating the water’s scenic beauty, but 
should not be over-commercialized.  Other 
Nov 1 comment cards reading “Maintain 
community atmosphere rather than a revenue 
generosity area” and “Maintain town feel 
rather than commercializing the area” spoke to 
this point of view. 
             Many residents felt that additional 
recreation opportunities for all ages were 
needed.  Encouraging active lifestyles 
for both youth and seniors is important.  
Creating opportunities for interaction among 
di[erent generations was suggested by many. 
Opportunities for water recreation were 
suggested as well.  Winter activities were 
mentioned as lacking currently.  There is an 
opportunity for additional winter activities, 
especially if outdoor winter activities are 
located immediately adjacent to warm indoor 
spaces.  Winter along the waterfront can be 
especially harsh, but additional activities could 
help encourage year-round activity.  In addition 
to active recreation, suggestions for more 
natural areas on the IOL site were mentioned.

Creating sustainable, high-quality 
development was a common suggestion.  
Sustainability could include compact, 
walkable development; infrastructure and 
utility choices; and promoting alternatives to 
vehicular transportation.

Residents advocated for:

walking, bicycling, and transit

management

small-scale wind, solar, and geothermal 
heating+cooling

Residents generally saw the signiCcant 
opportunities for these two sites, but 
there were a few common concerns that 
redevelopment could create:

Lakeshore Road

In all, residents were very excited about 
the potential in these sites to enhance Port 
Credit’s existing waterfront village character. 
 
2. Future Land Uses and Open Spaces 

Feedback from residents about future land 
uses and open space for the two sites included 
several general themes:

between ages

provide `exible uses 

sites and rest of village (uses that enhance 
rather than compete; impact of sites on 
Lakeshore Road)

marine heritage, recognize First Nation 
history

residential and commercial

space

Imperial Oil Limited (IOL) Lands 
IOL-speciCc land use and open space feedback 
included the following:

waterfront + enhance public access along 
waterfront

use (including indoor spaces for winter, 
which could be paired with outdoor winter 
space)
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some prefer “natural”/conservation areas 
and possibly urban camping; others want 
space for active recreation (both land and 
water-based), but some feel sports Celds 
are too single-use

with locations suggested both along 
waterfront and along Lakeshore Road

site:  Suggestions include making the site: a 
prime tourist destination with attractions, 
restaurants, and shopping; di[erent kinds 
of campuses (satellite university campus, 
environmental studies campus for research 
/ outdoor education center, “center” for 
creative/incubator).  A few even suggested 
the site could include another marina.  

mixed feelings.  Some felt that the campus 

would be “too exclusive” and others 
wondered if it was an appropriate use for 
such valuable real estate;  on other hand, 
many acknowledged that the increase in 
younger people in community could bring 
economic beneCts and additional vibrancy.  
Proponents of a campus usually envisioned 
it as a small to mid-size campus, usually 
either satellite campus or focused on one 
particular topic, like marine science.

additional transit would likely be needed to 
accommodate transportation

and knowledge creation were suggested

inappropriate (no malls, regional sports 
facility, big box, or conventional hospital)

Road 
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and/or provide shuttles between site and 
GO station.

play on single site

Canada Lands Company (CLC) Site

CLC-speciCc land use and open space 
feedback included the following:

importance of marina, which is the largest 
deep water marina in Ontario

marina users and companies

on-site and others felt it could be moved 
(large area needed for boat storage does 
not create a vibrant, active public realm); 
if boat storage is moved, identifying 
alternative , convenient locations is 
important

destination with restaurants, retail, 
markets, entertainment (festival 
marketplace like Fanieul Hall in Boston or 
St. Lawrence Market in Toronto) but others 
had concern about how these kinds of uses 
would interact with working marina

marine uses (especially logistics) must be 
considered

platform (vertical separation between 
public layer and working marina ground 
plane)

and open space

privatization of waterfront and potential 
con`icts with working marina

 

3. Density/Open Space Patterns 
 
Feedback from the public regarding open 
space and density patterns included the 
following:

see opportunity for intensiCcation at both 
sites, and others would prefer no changes 
or only additional park space

along waterfront

waterfront

recreational and open Celd program 

launching by the IOL site break wall well 
received

(especially commercial mixed use) along 
Lakeshore Road

space and recreational facilities close to 
Lakeshore Road and Mississauga Road

Lakeshore Road suggested

low rise, dwelling neighborhoods to east 
and west of IOL site

large-scale development, preferring mostly 
mid-low density for the IOL site
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Least desired IOL: 
No Votes
Floating Hotel
Climbing Wall
Fly Fishing
Curling Rink
Hockey Arena
Large Playground
Kite Boarding
Science Center
Speed Skating Oval
Petting Zoo
Big Box Store*
Hospital
Outdoor Movie
Visitor’s Center
Ferry
Convention Center
Hotel
Cruise
Heliport*
BMX Park

Laser Tag
Rodeo
Olympic Training Facility
Bob-sledding
Skydiving
Regional Sports Facility
Horse Racing
Amusement Park
Mall
Plaza

Least desired CLC: 
No Votes
Community Garden
Botanical Garden
University Campus
Soccer Fields
Snow Shoeing
Golf Course
Olympic Pool
Mountain Bike Track
Camping
Kite Flying
Sledding
Formula One
Aquarium
Indoor Track
Climbing Wall
Fly Fishing
High Rise
Curling Rink
Hockey Arena
Baseball Celds
Cricket Fields

Downhill Sledding
Kite Boarding
Zoo
Speed Skating Oval
BMX Park
Petting Zoo
Laser Tag
Rodeo
Big Box Store*
Hospital
Olympic Training Facility
Bob-sledding
Skydiving
Regional Sports Facility
Horse Racing
Amusement Park
Mall
Plaza

Source: Stoss. Graphs derived from input provided during  public input workshops. Worshop participants placed 

‘dots’ on items they would like to see on each of the sites. 
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breakwaters, especially eastern breakwater 
on CLC site

Ridgetown and adding public access or art/
lighting installation

site or even on Ridgetown (Australia and 
Korea have examples of this)

season destination

challenging in winter, but could couple 
outdoor spaces with nearby indoor spaces 
to provide convenient shelter from weather

2. Water Recreation

many kinds are important to Port Credit

public docks stay south of bridge

it was acknowledged that this would require 
dredging and construction of lake islands or 
breakwalls to protect new marina area

dragon boat racing and Salmon Derby

could be some connectivity between the 
various marinas  with regard to meeting 
boaters needs. ie..each marina (including 
Lakefront Promenade) does not have to 
service every type and size of boat

3. Environment

quantity of Credit River system and Lake 
Ontario is a concern

implemented to manage stormwater

waterfront 

in future plans

site, given historic land use as oil reCnery, 
and how long clean-up will take

E. Public Feedback:  
Environment 

Parks and the environment were frequent 
topics of discussion.  Comments included the 
parks system, Waterfront Trail, water access, 
water recreation and boating, water quality, 
and other environmental issues. 

1. Park System + Waterfront Trail

important to life and heritage of Port 
Credit

critical

and park space exist

on IOL lands

space connection through IOL lands that 
would connect Lakeshore to the waterfront

character of any new park space on IOL 
should be

include primarily passive recreation 
to quietly enjoy water’s beauty; others 
felt natural areas would be appropriate; 
mentioned Port Credit lacks sports Celds 
and similar active recreation opportunities 
needed to help promote healthy lifestyles

currently congested during warmer months

opportunities (see additional details in 
Mobility chapter)

trail on CLC site, but a few mixed feelings, 
especially from residents who attended 
marina tour on Saturday morning 
(concerns about how waterfront trail would 
interact with marina uses / movement); 
suggestions for elevated public space that 
would separate public access from marina 
functions while providing spectacular 
views of water- and boat operations below!
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F. Public Feedback:  
Harbour + Shoreline

 
The harbour and shoreline were frequently 
discussed. Public feedback and concerns 
included the following:

lake levels are having and will continue to 
have on marinas + boating activity, both in 
Port Credit and throughout Lake Ontario

largest deep water option in Lake Ontario 
- how can this be improved rather than 
removed

are signiCcant and could be enhanced

marine transportation

shoreline

pleasure boaters, rowers, canoers, kayakers, 
sea-doo

docks stay south of bridge

near IOL site (500m short course preferred, 
which would accommodate rowers, canoers, and 
dragon boaters)

(would require dredging), or expand CLC site to 
east (build additional breakwater)

See additional, related feedback in Land Use, 
Economy, and Environment + Parks public feedback 
sections.

The ultimate Waterfront Trail should extend along the water’s edge in the future 
redevelopment of the Port Credit Harbour Marina site.  (43 votes)
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G. Public Feedback:  
Mobility 

Substantial input about transportation, in all 
modes, was o[ered by the public.  Comments 
and suggestions include the following:

and recreation), and pedestrians

along Lakeshore Road (increase bus 
service or consider people-mover type 
system; make transit more user-friendly)

consideration; quality of streetscape could 
be improved along Lakeshore Road and 
Port Street

development and high quality streetscapes

pedestrians could be improved (consider 
safer Lakeshore crossings and dedicated 
space for bicyclists along Lakeshore Road, 
additional crossing of Credit River would 
add convenience)

pedestrians 

Trail through IOL

concerned with impact on Port Street, but 
others recognize the opportunity to create 
distinct waterfront destination at the 
termination of the LRT

support intensiCcation were appreciated

GO station, on IOL and at the library; 
village is small and walking should be 
encouraged (or could be supported with 
shuttle system)

is likely a long way o[ and development 

to consider the implication of that 
development (which has been allowed 
based on assumed transit) on the 
community pre-LRT; mix of travel options 
is needed

discussed for the N-S direction but that 
Port Credit is an E-W village; need to 
consider E-W rapid transit options 

within IOL exist

connecting new IOL street pattern to grid 
in Heritage District to east

between potential Waterfront Trail 
extension around perimeter of CLC lands 
and working operations of the marina

pedestrian and cycling connection at 
rail bridge; need for additional vehicular 
crossing of Credit River South of 
Lakeshore Road

too

and pedestrians could be enhanced

marine transportation

around large area like shuttle or small 
train/tram would be convenient

transportation

H. Public Feedback:  
Utilities + Infrastructure

The public saw opportunities for 
infrastructure and utilities associated 
with new development to be sustainable 
and innovative.  Suggestions ranged 
from building-level ideas to district-scale 
solutions.  Many di[erent kinds of utilities 
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and infrastructure were discussed, including 
energy, water, stormwater, and waste.  

The opportunity exists to use 
infrastructure to showcase the sustainable 
nature of the new development, and to create 
a model waterfront community.  SpeciCc 
suggestions for utilities and infrastructure 
included the following:

complete Low Impact Development 
design, LEED standardization, and closed-
loop energy/water and waste systems

on small-scale wind and solar as well as 
geothermal heating+cooling

+ waste management

stormwater

I. Public Feedback:  
Economy

Economic feedback received included the 
following:

Credit is signiCcant and could be 
enhanced/expanded

levels continue to decline; the marina is the 
largest deep water marina in Ontario

these

additional economic beneCts

attract boaters to stay longer in Port Credit, 
eating and shopping

small-scale artisan operations that draw 
upon the idea of “making” that already 
exists on the site

shopping, dining, and “destination” 

potential of Port Credit

character of Port Credit, creating a more 
vibrant community for existing residents 
while also attracting tourists

Port Credit

expanding these uses might con`ict with 
marina operations

for architects, graphic design, etc.) were 
seen as desirable

over larger uses (no interest in mall 
on waterfront, or signiCcant oXce 
development)

corporate campus on the IOL site that 
would include signiCcant public access 
through and within it

desirable or in-keeping with Port Credit’s 
character

for the IOL site, and acknowledged that 
this could bring economic beneCt for the 
village
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IX. NEXT STEPS 
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VIII. Next Steps

The next phase of the project is to test three 
Master Plan options with the stakeholders 
and public through various engagement 
opportunities including a community meeting 
in March.  

The Master Plan options will set out 
various scenarios for land uses, built form, 
street and multi-modal transportation 
networks, park and trails systems within 
the village context.  Three options will be 
generated to fully explore, test exciting, 
leading edge possible futures for the study 
area and implications for the area of in?uence.  
The Master Plan options will be re@ned to 
one option for the purposes of reporting back 
to the stakeholders and public prior to taking 
the recommended option to the Planning and 
Development Committee (PDC), along with 
the implementation guide and action plan.  It 
is anticipated that this report will be presented 
to PDC before the summer of 2013.  
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APPENDIX A: 
PUBLIC INPUT 



184

The Corporation of the City of Mississauga

“ I really enjoyed the day . . . first of all the hands-on walking 

and bus tour  . . .”

- Alice Casselman, speaking about the Ideas 

Workshop

“I think the City’s done an amazing job of really trying to bring 

people together in a nice open environment and they clearly 

have put a lot of e!ort into their research.”

-  Rahul Mehta, speaking about the Ideas Workshop

Appendix A: 
Public Input
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Snapshots of the energy and enthusiasm at the Ideas Workshop
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A. Kick-o) Event 
November 1, 2012

The Kick-o* Event held November 1, 2012 
at Clarke Memorial Hall was attended 
by approximately 180 people and began 
with a half-hour Meet+Greet opportunity.   
Participants were able to meet and interact 
with Inspiration Port Credit consultant 
team members, City of Mississauga sta* 
involved in Inspiration Port Credit and LRT 
projects,  and Imperial Oil Limited and CLC 
representatives. Display boards presented 
key considerations and key opportunities 
as they pertain to the 5 pillars of the City of 
Mississauga Strategic Plan.   
 
1. Interactive Display Board Feedback 

There were a series of interactive boards 
prepared to obtain public feedback about 
the two sites and larger area of inRuence.   
One board included a large map, where 
participants placed dots to indicate where 
they live, worked, played, and shopped.  
Another board asked participants to identify 
opportunities and challenges on the two sites. 

Opportunities mentioned included

creating sophisticated connections to 
neighboring parks, roads, Lake Ontario and 
credit landing in terms of transit, natural 
areas and water/waste management

design and LEED standardization + closed-
loop energy/water and waste systems

Australia for: equitable access to water, 
mixed communities (ethnic/age), and 
connectedness to all other waterfronts

future cities

facility, like a Science Center

increased public space, ecologically 
robust shoreline, and new stormwater 
management technologies
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Challenges mentioned included:

pedestrian when light rail is built

pollution into surrounding waters

(very important)

2. Handout Feedback 

In addition to the display boards, participants 
were also invited to Zll out comment cards 
that asked two questions:
1. What is important to you about 

Mississauga’s waterfront in Port Credit?
2. What do you see in Port Credit’s future on 

the waterfront?

The following answers were received:

What is important to you about 
Mississauga’s waterfront in Port Credit?

merchants

parks

and welcoming; passive recreations; views 
of Lake Ontario and Credit River; places to 
gather to just sit and watch the world go by

unpowered crafts

places to park boats

commercializing the area

reduce bookable spaces

than a revenue generosity area

housing development

and buses

canopy

That it is well kept, clean and safe.  That it is 
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very people rather than car oriented.  

bike paths

facilities for all who use the waterfront

What do you see in Port Credit’s future on 
the waterfront?

for during, Entertainment+Shopping

development.

and some commercial. NO high-rise please. 

destination point with huge tourism 
potential. 

enjoyment. Salmon+site Zshing. Sailing, 
canoeing, kayaking. Limited motorboats 
because of noise. A centre for local 
residents, a place for concerts, ceremonies. 
Extensive board. Beach similar to Halifax. 
Lined with places to eat, drink, relax, play. 
A combination of live/work/play where 
Imperial Canada Lands can come into play. 
Out of town visitors to come+relax, hotels? 

or natural area…Historical plaques about 
Imperial Oil.

will end up a*ecting customers

education centre/museum in brownland 
area. 

recognized

parcels of land for healthy wildlife and 
healthy people. 

small-scale wind and solar as well as 
geothermal heating+cooling.

management. 

pathways be wide enough to allow people 
walking 2 abreast not have to move 
aside when passing a couple going in the 
opposite direction. 

or an ice cream cone right by the lake.

move the population safely. 

contemporary. 
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B. Ideas Workshop 
November 29-December 1, 
2012  

1. Walk + Talk: Connect/Lakeshore Road 
 Thursday November 29. 2012 6pm 
 
Walk and Talk along Lakeshore Road with 
local residents was intended to gather 
information about potential concerns, 
observations and discuss the everyday  
use of the road as well as its surrounding 
neighborhoods.  

The walk started from Clarke Memorial 
Hall going West to the IOL site where it turned 
back to the East and continued all the way 
to Hurontario Street and back West to Clark 
Memorial Hall. Walk included few stops along 
the way. The following lists the dialogue from 
the participants:

IOL stop

diverse wilderness of the IOL site 
through multiple noises coming from 
the site. Wildlife will need to be taken 
under consideration with any future 
development. Residents are concerned that 
the wildlife will migrate to their back yards 
once the site is developed. 

the intersection of Lakeshore Road and 
Mississauga Road. It makes the intersection 
more vibrant and dynamic. 

reactions due to its deep front parking and 
lack of pedestrian accessibility. Residents 
do not want this kind of development to 
happen to the other side of the Lakeshore 
Road (IOL site). 

Lakeshore Road next to Memorial Park 
stop

sport and recreational facilities do not 

accommodate enough senior activities. 
Any new recreational or sport development 
could enhance seniors engagement with 

running destination for residents from 
across Mississauga. One of the residents 

min from North Mississauga to Port Credit to 
run along the lake

bridge along the GO train bridge between 
Legion Building and rail.

is missing crosswalks. Current underpass 
is not enough according to local residents.  
Overall concern about pedestrian, runners 
and bicyclist safety. 

Hurontario Street stop

Lakeshore Road due to its richer storefront 
development but still would like to have 
much more engaging streetscape that 
would allow more outside patios and sitting 
areas on the sidewalk. 

streetscape as more summer destination for 
tourists. 

the commercial development along the 
Lakeshore Road is; they see a potential 
for densiZcation and introduction of 
new commercial or oace spaces through 
increasing height of the buildings along 
the Lakeshore Road 

2. Walk + Talk: Green/Parks  
Friday November 30, 2012 11:30am 

parks strategy

could be some connectivity between the 
various marinas in how the needs of boaters 
are met.  In other words, each marina 
(including Lakefront Promenade) does not 
have to service every type and size of boat.
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Connect / Lakeshore Walk Route

Green / Parks Walk Route

Source: Stoss 2012



192

The Corporation of the City of Mississauga

Saddington?

against adding a pedestrian/cycling 
connection across the mouth of the Port 
Credit Harbour 

3. Walk + Talk: Prosper/Business Context 
Friday November 30, 2012 11:30am  
 
This Walk and Talk along Lakeshore Road was 
intended to gather information about business 
and economic diversity of Port Credit. The 
walk included few stops near local businesses 
at the East side of Lakeshore Road. The 
following documents participants’ inputs:

Port Credit Library stop:

be partial resolved by introduction of 
additional levels to already existing 
parking next to the library

Lakeshore Road crossings in addition to 
existing underpass across Lakeshore Road 
by the library and Light House

Post OZce stop:

sidewalk) could be improved; proposed 
post oace redevelopment is a good 
example of how commercial development 
could help with this 

Road, potential to use sidewalk for dining, 
sitting and more

Starbucks Co)ee stop: 

water (restaurant, etc.)

bring additional noise and unruly activity to 
village

both locals and new visitors; o*ering 
fresh product in restaurant could be an 

local farmers

for local farmers could increase interest in 
small local retail

employment. Current retail lease prices 

Prosper / Business 
Context Walk Route

Move + Belong + Connect  
/ Bus Tour Route
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are too high for small businesses to survive 
Approximate 800 sq. m retail space costs 

could be very useful to develop any future 
strategies

Credit from northern Mississauga 

3. Bus Tour: Move/Belong/Connect 
Saturday, December 12, 2012  10am-12pm 
 
Walk and talk (Bus Tour) organized to 
familiarize local residents with current 
development strategies and brief historic 
background for both sites IOL lands and CLC 
site and their surrounding developments 
and transportation corridors.  The following 
documents participants’ input.

Port Credit Harbour Marina Stop - CLC - 
Walk Through Marina:

(natural) operating marina On Lake 
Ontario.; multiple boats from across 
Canada and US use the marina

Marina Shows in August

two loading and unloading docks:
- South West dock serves smaller boats
- North East dock serves for long and large 

boats

boats closest possible to loading dock -to 

Bus Tour, including Marina walking tour

minimize transportation distance and 
costs associated with it - transportation 
arrangement is most diacult with larger 
boats

(in water) -  heated throughout the winter 
(with outside bubbler - plastic wrap + 

cases it is not a preferred storage for the 
boat. There are few boats in the marina 
that are also occupied throughout the 
winter

Townhouse Development (FRAM) at 
Hurontario Street Stop:

approximately 137 multifamily units.

underground parking, with the exception 
of the north side of the development which 
includes open lower level parking

high-rise development which is still 
desirable but raises architectural and 
design issues of building’s connection 

accessibility

Transportation-  GO train station stop:

roads in Mississauga, handling biggest 
amount of local and regional bus routes
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where segregated traac requires additional 
widening of the street and limiting 
pedestrian circulation network - in both 
cases residents raise are concern with future 
traac jams. 

parking lots are being considered for multi 
storey parking development. 

include accommodation of cyclist and 
increasing traac jams as a result of 
segregating right of way. 
Some other solution might include 
removing or limiting on street parking. 

additional parking structures  are needed 
to be able to restructure Lakeshore Road to 
accommodate any future redevelopment of 
the road. 

3. Water Recreation Focus Group
Thursday, November 19, 2012 4pm 

River system are threatened

ancillary uses

that is deep enough for large vessels)
- How to improve rather than wipe out?

recreation and boating opportunities

(IOL) site? What do regulations allow?
- Testing is beginning now and will 

take one year

site, especially for water sports center, 
including  500m short course for 
rowers, canoers, dragon boaters

- As part of testing, they are looking at 
species

- Ferry service to Toronto

uses beyond development that 
communities can use

- Beach (sand and swimming) east of 
marina?

- Tennis (currently go to Clarkson)
- Milton-bicycle track anticipated to 

create signiZcant economic impact
- Tourism, something that is unique 

and creates local employment (jobs 
and destination)

- Natural environment
- Ball uses, badminton courts in winter
- Additional opportunities for physical 

activity for all ages
- Ice skating

make all season destination
- Winter events could encourage 

activity (need to make sure 
Celebration Square)

- How to encourage recreation users to 
spend money locally? (not just leave)

- How to co-locate warm indoor spaces 
with outdoor winter opportunities

(in all seasons)?

important to capitalize on (build on what’s 
already in Port Credit)

don’t lose this!

future use on site, especially on marina 
site
- Lose public access (private property)
- Requires signiZcant parking
- Height may destroy views
- Disagree: FRAM development has 

access all way long
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Water 
Recreation 

Focus Group

CLC site (marina), could change security 
point

along edge

along water’s edge? (like Snug Harbour)

- Do we have enough parking and road/
transit capacity to accommodate new 
uses?

- How to have “high quality” 
restaurants and other uses?

- Heritage Conservation District lies 
between; don’t necessarily need to be 
di*erent

launch ramps on lake); 100% increase in 
traac in past 2 years

adaptively reused as Fisheries Interpretive 
Center

midday, afternoon Zsherman afternoon

launch

Promenade

but would need to deal with condition of 
seawall

uses on IPC sites

- 60% from marina (90% of boats that 
dock there)

opportunities at marina more desirable 
(limits access elsewhere with more 
shallow water)

water) and residents

public docks stay south of bridge

land preserved for use (1,000 Dragon 
Boats on day)
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C. CONNECT! 
Saturday December 1, 2012 
Interactive Station 1

CONNECT! was an interactive station that 
discussed issues of access and connectivity.  
All modes of transportation were discussed. 
The following documents the participants’ 
input. 

1. East/West Connections 

rail bridge desired
- Provides commuters from west easier 

access to GO station via bike or foot
- This location is more protected from 

the winds o* the lake than a crossing at 
the mouth of the Credit River

- Provides a recreation loop around the 
Port Credit park system

- More pedestrian/cycling activity can 
revitalize commercial area near GO 
station

vehicle connection be considered for this 
location or further north (e.g. at North 
Service Road)

2. North/South Connection 

rail corridor is not a pleasant pedestrian 
connection; an overpass was suggested as 
a better option 

3
4

6

7

8

5

1 2

CONNECT!

#
Numbers refer to conversation topics 
summarized in text above
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3. Credit River Crossings

connection across the Credit River was 
frequently raised.  Location options 
identiZed included the rail bridge; further 
north at North Service Road; 

Lakeshore Road along west side of Credit 
River

4. Lakeshore Road

Road
- Consider opportunity for separated 

bike lane
- Most participants agreed that cyclists 

and pedestrians needed space in 
Lakeshore Road corridor

- Participants agreed that Lakeshore 
Road needs to provide an enjoyable 
pedestrian experience; the widened 
sidewalks and outdoor cafés enjoyed 
last summer were appreciated by the 
community

- It was agreed that traac issues are 
most notable during peak hours and 
festivals; traac often moves too fast 
during non-peak times

- 3 lanes (1 per direction and a 
continuous centre lane) would provide 
improved traac Row; left turns would 
not hold up traac 

- Could consider having a lane that 
changes direction based on the peak 
traac Row (e.g. traac would move east 
during the am and west during the pm)

- Not all supported removal of lanes; 
some felt that with increased 
development and over time more 

should remain
- Downtown Oakville was frequently 

referenced during the discussion.  The 
2+1 lane conZguration in Oakville is 
the feeling residents are looking for; 
however, it was noted that Oakville has 
more river crossing options and thus 
more traac Rexibility

- Signal timing should be improved for 
safety and eaciency

(e.g. Stavebank, Mississauga Road), 
signal timing is issue; left turns cause 
traac uncertainty

- There is a feeling that the focus is 
on through traac rather than the 
enjoyment of the village

Connect! Station
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5. Port Street

cars; would help with festival space; 
others noted that it would be important to 
provide vehicle access to the existing and 
future development

associated with LRT

6.  IOL Lands 

grid street pattern; human scale

Heritage District to the east was desired by 
some; others felt that there needs to be a 
separation (likely through natural area) with 
no vehicular connection.  Concern raised 
with vehicular connection related to traac 
inZltration into the neighborhood  

access to the site to areas where lights 
already exist

start

digging out contamination (e.g. PATH 
system)

of IOL lands connecting to Lakeshore 
Road

7. Transit/ LRT

alleviate traac (Lakeshore Road is now 
busy on weekend evenings)

along Lakeshore Road

ideas included:
 - Increased frequency
 - More interesting vehicles/make it 

exciting to ride
 - Make more interesting for younger 

people
 - Consider using smaller transit vehicles 

something like a water taxi

an opportunity for a waterfront destination 
with shops and restaurants

turn-around space is not required

8. CLC Lands

on CLC lands; east breakwater be built up 
and made accessible; could be designed 
as one of the amenities that attract young 
people

waterfront Trail on the CLC lands and the 
working operations of the marina (e.g. boat 
haul out)

9. Additional General Comments about 
Connectivity

Active Transportation:

between JJ Plaus and JC Saddington 
Park (one that can open for boats); cable 
car was also suggested.  Some form of 
protection for all or part of the crossing 
was recommended.  Others suggested 
that there should be no bridge at the 
mouth of the Credit because it is a small 
harbour and too many bridges creates 
visual impact

included at destinations 

commuter cycling and recreation cycling as 
they need di*erent types of facilities

Port Credit should be about exploration; we 
want to be able to walk on di*erent streets 
for di*erent discoveries; all should be rich 
in the discoveries they provide

wide enough

the GO station
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Parking 

crime and litter was attributed by some to 
parking in the residential neighborhoods

even today are not made clear (e.g. City 
owns part of underground structure at 
Hurontario and Lakeshore Road which is 
not well signed)

GO station, on IOL and at the library.  

downtown Port Credit from the GO station 
and parking there and walking or use of a 
shuttle should be encouraged

on-street  parking was removed over last 
summer

Marine Transportation

connectivity; including consideration 
of whether there were opportunities to 
re-organize water activities to improve 
over the long term and whether dredging 
should take place.

people to the LRT was noted

Transportation Network and Mode Split 

opportunities was needed; need choice as 
we can’t force people out of their cars and 
into transit

Row may be accomplished if the di*erent 
travel methods were separated onto their 
own corridors

traac

address traac

More on Transit/LRT

is likely a long way o* and development 

to consider the implication of that 
development (which has been allowed 
based on assumed transit) on the 
community pre-LRT

discussed for the N-S direction but that Port 
Credit is an E-W village; need to consider 
E-W rapid transit options 

Other

corridors; importance of maintaining 
corridors for wildlife and views along the 
river

should be accessible to the trail system

furniture giving consideration to bikes, 
those with strollers etc

to provide amenities such as public 
washrooms

Connect! Station
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D. ACTIVATE! 
Saturday December 1, 2012 
Interactive Station 2

ACTIVATE! was an interactive station that 
used playing cards to generate conversations 
about potential combinations of land uses 
and open spaces for the two sites.  Discussion 
focused on each site separately. The following 
documents the participants’ input. 

1. Imperial Oil Limited Lands 

Imperial Oil Limited (IOL) Lands: Group 1

many people

hesitate about remediation

along Lakeshore Road

Imperial Oil Limited (IOL) Lands: Group 2a

picnic, pier with feature at the end

current activities)

water)

somewhere in Port Credit

small scale

care centre (city within a city)

Imperial Oil Limited (IOL) Lands: Group 
2b

Lakeshore Road

Activate! 
Station
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waterfront trail inland

to outdoor music, community spaces, for 
people and children

could include an Environmental studies 
program and could monitor and display 
climate change information and research

is idea generator

space by lake

considerations

too) or bicycle rental (with 3 Wheels and 
Grocery Basket)

demand changes

Imperial Oil Limited (IOL) Lands: Group 3

- How does this relate to adjacent 
residential?

- Instead, inspire creativity and 
entrepreneurship for multiple 
generations; creative incubator, 
“creative class”

multiple generations mix; engage youth to 
help out

of ideas, people and activities

(Google)

others

space
- How can also attract young people to 

work there

(shuttle, more frequent bus service)
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Wal-mart

(even camping at night)
- Korea has campgrounds (rent tents) in 

city, Sydney has too

night

vocation rather education

educational inspiration 

1. Canada Lands Company  Site

Canada Lands Company (CLC) / Port 
Credit Harbour Marina: Group 1

viewing platform (publicly accessible)

Canadians, totem pole

only

Canada Lands Company (CLC) / Port 
Credit Harbour Marina: Group 2a

patios

adjacent
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Canada Lands Company (CLC) / Port 
Credit Harbour Marina: Group 2b

and companies

important deep water marina)

functions

without competing with marina uses

Boston or St. Lawrence Market)

Canada Lands Company (CLC) / Port 
Credit Harbour Marina: Group 3

in Port Credit?

observatory
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E. THRIVE! 
Saturday December 1 2012 
Interactive Station 3

THRIVE! was an interactive station focused 
around the large 3-dimensional model of the 
study area and the area of inRuence.  This 
station was intended to spark conversation 
and generate discussion about alternative 
methods for structuring open space and 
density on the two sites and to allow people 
to move components around e.g. buildings, 
streets, parks, etc.  Discussion centered 
around alternative ways to approach questions 
of open space, built form, and density on the 
sites.  Each group discussed one potential way 
to organize the sites, based upon di*erent 
starting points. The following documents 
participants’ input.

1. Group 1: Model 

IOL  site

insurance + doesn’t meet goals of PC 
Concept Plan

Lakeshore Road but maintain a minimum 
height along it.

internal to site; central park model; 
minimize wallscapes along Lakeshore Rd.

an amphitheatre/forum; include some 
residential medium density, include arts/
culture component

west road network because of sensitivity to 
Heritage network

greenbelt (central park) either naturalized 
or not

historic Port Credit BIA and along 
Lakeshore Rd. frontage at IOL’s

and existing historic lands to east

IOL to historic area?

CLC site

green/open space edge around site 
connecting to east and JJ Plaus

break wall o* end of Helene St.

recognize that building can be removed
Move/relocate large boat region to west 
side. Protect jobs and enhance job growth

Stavebank Rd. to act as a bu*er to JJ Plaus

front of property close to proposed LRT

(southeast grid). Debate about cultural and 
performance facility (part of campus or 
dorm?)
Support for idea of waterfront promenade 
on CLC site
Extension of marina supports idea of mixed 
use cross streets, density at front of  CLC 
site
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1 1 

1 1 

Group 1 Model 

Source: Stoss, 2012
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2. Group 2: Model 

IOL Site

expanding waterfront Zrst and then deal 
with density and built form

side of Mississauga Road; create bu*er from 
IOL and existing historic district

spine o* of Lakeshore Road. 2 roads.

site

Zll out/o* shore (creation of new marina) 
(sheltered) to accommodate new boat 
ramp/launch

existing ramp and Zshing pier
CLC site

Some agreement about retention of 
marina jobs being in portion of existing 
structure
Doing more jobs there. Building on existing 
marina jobs.
Public access/open space is proposed 
around marina, need to consider safety 
issues for boaters if a marina (ships) is 
proposed on east side.

Allow for open space interconnection 
through site from east to west.
Inclusion of open view/unique open 
space (multi-functional space), ie. Battery 
Park (squares become public attractions 
themselves)
IOL’s same support for extending retail/
commercial uses along Lakeshore Rd. as 
long as there is parking
Lower development along water with 
higher density internal.
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2 

2 

Source: Stoss, 2012

Group 2 Model: IOL Site

Group 2 Model: CLC Site
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Group 3: Model

light rail

backyards high starting cost - $50-100M 
if we excavate all site; + costs to recap 
investment

bridge across river (Light rail bridge) from 
extension of Stavebank Road on CLC’s 
over and across river along northerly point 
of JC Saddington to Mississauga Road and 
into IOL lands

portions (internal to site) creates land 
value. Density along spine of internal 
green space.

with commercial mixed uses. Mainstreet 
scale.

and on east and west to bu*er existing 
residential communities

into IOL’s from existing communities on 
east and west? Grid pattern.

edge should incorporate recreational uses 
and skating rink.

integrate it into neighborhood fabric

to spit/wharf. Potential for extending a 

of protecting deep water and enhances 
natural habitat.

open space elements on roof top
- Possible “art park” at Ridgeway break wall.
- On CLC’s site, increase some height/density 

near proposed LRT station at end of Port 
St at Stavebank. Potentially include Ports 
Hotel.

retail/residential
- Some suggest of interspersed parkettes. 

Potential for open space along easterly 
break wall.

- Extend medium rise residential with at 
grade commercial/retail along new street 
edge at J.J. Plaus park.
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3 

3 

Group 3 Model: IOL Site

Group 3 Model: CLC Site

Source: Stoss, 2012
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Imperial Oil 

Limited (IOL)

Lands

Canada Lands 

Company (CLC) 

Site Port Credit TOTAL

Restaurants 25 24 26 75

Outdoor Dining 23 22 16 61

Roof Deck 19 19 14 52

Farmer Market 16 11 21 48

Community Sailing 12 21 8 41

Boat Storage 21 18 2 41

Conservation Area 32 3 1 36

Bars 10 12 13 35

Bike Trails 22 4 7 33

Affordable Housing 12 5 16 33

Public Art 8 14 10 32

Separated Bike Lane 14 6 11 31

Fishing 14 8 9 31

Pier 15 8 7 30

Marina 6 21 3 30

Water Trail 16 5 8 29

Concert 10 11 7 28

Performances 5 13 10 28

Cross Country Skiing 22 1 4 27

Kayaking 10 11 5 26

Rentals - Bicycle and Boat 9 9 8 26

Art Gallery 10 3 13 26

Bike Lane 6 8 11 25

Jogging 15 4 6 25

Ice Skating 17 4 3 24

Art Festival 5 17 2 24

Cobble Beach 21 1 1 23

Recreation Center 13 1 7 21

Running/Jogging Trail 16 3 2 21

Community Garden 12471

Botanical Garden 02371

Outdoor Activities 18 1 1 20

Tennis 8 5 5 18

Stormwater Swale 7 5 5 17

Museum 8 1 7 16

Dog Park 61151

Public Parking (Day) 5 4 5 14

University Campus 41131

Skate Park 8 3 2 13

Waterfront Park 9 3 1 13

Outdoor Movie 6 7 13

Other

comments

1

3

4

5

6

   

2 

F. Public Drop- In Times

Additional feedback about potential land uses was 
gathered during public drop-in times.  Participants 
were invited to place dots on images of potential 
land uses and open spaces that they felt would be 
desirable for the Imperial Oil Limited (IOL) lands, 
Canada Lands Company (CLC) Site, or in Port 
Credit as a whole.

the three categories as follows:

CLC Site: 392 dots (28% of dots placed)

2012

Source: Stoss, 2012

2012
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Outdoor Movie 6 7 13

Multi-Family 9 2 2 13

Observation Tower 8 2 2 12

Visitor's Center 9 3* 12

Soccer Fields 11101

Snow Shoeing 1111

Dining Pavilion 3 3 5* 11

Ferry 1111

Unique Event Space 1165

Golf Course 0101

Aquaculture 4 3 3 10

Floating Hotel 1 6 1 8

Convention Center 88

Rock Climbing Facility 4 3 2* 7

Olympic Pool 633

Boathouse 3 2 1 6

Hotel 2 4 6

Cruise 66

Water Taxi 2 3 1 6

Mountain Bike Track 55

Camping 55

Playground 3 1 1 5

Bowling Alley 3 1 1 5

Float Plane Marina 532

Kite Flying 44

Sledding 44

Formula One 44

Aquarium 422

Indoor Track 312

Climbing Wall 3*21

Fly Fishing 321

Ice Fishing 312

High Rise 312

Curling Rink 211

Hockey Arena 211

Baseball fields 22

Cricket Fields 22

Downhill Sledding 22

Large Playground 211

Kite Boarding 211

Science Center 211

7

8

9

10

11

Zoo 22

Heliport* 22

Speed Skating Oval 11

BMX Park 1 1

Petting Zoo 11

Laser Tag 1 1

Rodeo 1 1

Big Box Store* 11

Hospital 11

Olympic Training Facility

Bob-sledding

Skydiving

Dog Sledding

Regional Sports Facility

Horse Racing

Amusement Park

Mall

Plaza

Lightning Field

USES ADDED

Art Installation Off Shore

Move Boat Storage to IOL

Camping Cockatoo Island Sydney Example, First Nations Link

Age Related Services and Support

Research/Creative Employment*

12

13

*Entwined with natural areas, like in Sophia-Antipolis, France

Comments added to uses

1.  Seasonal, no dedicated building

2. It has to be this!  Why would we move all those animals?

3. What an opportunity. Get an ecology assessment and make it an ecological sanctuary.

4. No more housing along the Lakeshore South . . drive, transit is impossible.  Go North!  

5. A"ordable housing shoudl ONLY be a couple of units within larger market developments 

- to avoid ghettos like St. Jamestown in Toronto or the high-rise projects in Paris, 

France.

6. YES! Tennis like whiteoaks

7. Small rise, respecting zoning elsewhere

8. At the library or instead of

9. At the library, second story

10. Beside/near arena

11. By arena

12. WHY?! ; No thanks! Use the airport!

13. No! :(

Imperial Oil 

Limited (IOL)

Lands

Canada Lands 

Company (CLC) 

Site Port Credit TOTAL

Other

comments

Imperial Oil 

Limited (IOL)

Lands

Canada Lands 

Company (CLC) 

Site Port Credit TOTAL

Other

comments
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G. Website Input 
October 16 - December 19, 
2012 
 http://inspirationportcredit.com

1. What do you see in Port Credit’s future 
on the waterfront?
Comments (27)
 
User1 Comment 126 Oct 2012, 8:20 AM
I see a beautiful waterfront, bustling with 
activity... with high quality, fully accessible 
public spaces where we can appreciate our 
greatest asset (the Credit River and Lake 
Ontario), restaurants, shops, children 
laughing, adults eating ice cream, ice 
sculptures in the winter, the freedom for 
people to play music (without permits) all year 
round...especially guitarists.

User2 Comment 1.11 Nov 2012, 2:31 PM
Guitars ... and maybe the occasional cowbell.

User3 Comment 1.28 Nov 2012, 2:27 PM
I agree with this vision. Let’s make Port Credit 
THE place to be.

User4 Comment 2 26 Oct 2012, 5:14 PM
Port Credit already has a fair number of 
summer events for people to attend, but 
there could be some big event going on every 
weekend.
One thing Port Credit lacks is sports events. The 
future could build on this aspect of bringing 
people and business to the Port Credit area. 
Music festivals are Zne, but you can’t have a 
di*erent one every weekend. The occasional 
sports tournament weekend would balance the 
existing music.
 
User5 Comment 2.110 Nov 2012, 5:17 PM
I think some events deZnitely need to be 
brought to Port Credit. Maybe a skateboard 
competition for the youth, or a professional 
competition of some sorts. Port Credit Arena 
looks amazing after the reno, maybe an indoor 
event could be planned there in the summer. 

Sporting events will deZnitely draw more 
people outdoors and allow them to enjoy our 
amazing City.

User5 Comment 326 Oct 2012, 5:17 PM
DeZnitely would love to see more Winter 
activities & events! Living in Port Credit is 
great in the summer as there is always stu* 
going on but in the Winter it seems forgotten. 
Also, less hair salons lol.

User6 Comment 429 Oct 2012, 3:56 PM
Let’s keep the Waterfront natural and open 
to pedestrians and bicycles and free from 
commercial developments.
There are many proposed commercial 
developments:

on Hurontario and Park St;

Enola and Lakeshore Rd.
On the east side of Hurontario, the North Shore 
Condo street level commercial area doesn’t 
seem to be as well used as the area south of 
Lakeshore beside the Ten Restaurant where 
the courtyard area where children love playing 
while adults enjoy a co*ee or meal at one of the 
patios makes it viable.
I’ve noticed many business closing in the Work/
Live Fram-Slokker project on Lakeshore East of 
Hurontario.
I love the vibrancy and activity that successful 
commercial development brings to the 
area but am concerned that unsuccessful 
businesses,leading to empty storefronts are 
dispiriting.

User2 Comment 51 Nov 2012, 2:30 PM
I’d like to see a cultural facility like a Museum 
or something like a Science Centre where we 
could take our families, instead of having to 
trek to museums in other cities. An inspiring 
building that integrated well with nature and 
the waterfront would round out the experience 
(we can certainly do better than a brick box 
with a cinder-block chimney).
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User7 Comment 5.18 Nov 2012, 1:48 PM
There is only so much waterfront available. 
Crowding the area with a ton of people- with 
hustle and bustle seems to be missing the 
point, and the beauty of the area. In my 
humble opinion.
 
 User2 Comment 5.1.18 Nov 2012, 4:27 PM
We can either build places that do the best to 
suit our growing population or we can fence it 
o* and limit access. The best compromise is 
to follow the traac and usage guidelines that 
beneZt the community and the city. I believe 
that it needs to INTEGRATE WELL WITH 
NATURE AND THE WATERFRONT. To me 
this statement means, there still needs to be 
nature and a waterfront and a cultural facility 
needs to Zt into that overriding principle and 
feel. But I can feel your pain, my wife and I 
would be lost if we couldn’t get away from the 
bustle and walk along the waterfront.
     
User8 Comment 5.29 Nov 2012, 11:03 AM
This land deZnitely presents a unique 
opportunity to build a world-class educational 
facility - perhaps a science facility or 
other type of museum could be a shared 
development and responsibility as part of 
building a satellite campus! This setup could 
be like how UofT supports the ROM and other 
nearby facilities or Ryerson and Maple Leaf 
Gardens...There are so many universities and 
colleges looking to expand in Ontario and 
this site presents one of the most attractive 
and beautiful places to set-up shop! Think 
of Humber and George Brown and all the 
development and healthy planning that came 
with those campuses - we can do even better!

 User9 Comment 5.31 Dec 2012, 4:00 PM
I respectfully disagree with having a science 
museum for the very reason you believe in 
building one. It would be very tough for a 
museum to coexist and compete with the 
ROM and the Ontario Science museum in 
nearby Toronto; just too close.

As overly ambitious as this may sound, 
something that Toronto doesn’t have is an 
AQUARIUM! It could have a small feature on 
lake species. Of course the main feature would 
still be marine species. This of course is me 
dreaming big, I do very much have doubts as 
to how realistic this is though; namely $$$
I also don’t think its a good idea to build a 
campus on the Lakeshore. It doesn’t make 
sense to build a educational institution on 
such expensive real estate. I think if UTM 
could do it over they wouldn’t choose the 
current site on Mississauga Rd. Where would 
students Znd a*ordable o*-campus housing?

User2 Comment 5.3.11 Dec 2012, 5:02 PM
Toronto is already building an aquarium: 
http://thetorontoblog.com/2012/08/17/
ripleys-aquarium-shaping-up-Zlling-in-fast/
In terms of a museum making it or not - 
that’s up to a well though out business plan 
an feasibility study. If it can get the support 
of Peel and Halton region school boards it 
should do Zne. Paying for parking, buses, and 
the time lost in travel to Toronto makes it a 
better deal for the schoolboards in Peel and 
Halton - they visit during the week day. Which 
means families and individuals can visit 
evenings and on weekends. I have seen plans 
for successfully run museums with weaker 
population bases. The biggest issue is not 
Znancial viability, it’s whether the people of 
Port Credit want such a facility.

User9 Comment 5.3.1.11 Dec 2012, 5:32 PM
Who knew...Good for TO
Even then though, its not really the kind of 
aquarium I had in mind. A Ripley’s aquarium 
is probably going to focus on sharks, marine 
life that can do special things. I was thinking 
of something far more broad, educational 
focus and bigger.
Another idea is perhaps a “Green Technology 
Museum”. That would be something very 
unique.
I hear what you’re saying but I’m still very 
skeptical of a science museum (in particular) 
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being that close to Toronto. There are 
museums in smaller populations but they 
focus on di*erent things. The only museum 
that I can think of, comparable to what you’re 
saying are various art museums that coexist 
with the AGO.

User10 Comment 62 Nov 2012, 5:43 AM
Keep the “Port” in Port Credit by making this 
marina and surrounding lands a major draw 
for boaters from all of the Great Lakes. After all, 
they are connected.
Set up a water ferry service that will run from 
here to the Toronto waterfront and possibly 
beyond. It could help with commuting when 
the season allows for safe, comfortable transit 
by water. Just think of how wonderful that 
would be for someone to have the choice of 
taking a ferry to work instead of the Gardner!
In the Caribbean, there are large vessel marinas 
being established to attract tourism and 
commerce. We should study this and I would 
welcome an opportunity to be involved in some 
manner. And of course, doing it in a sustainable, 
“green way” is the only way!

User7 Comment 78 Nov 2012, 1:44 PM
During the warm months, I start each 
morning by the lake. One thing I have noticed 
is how many people will Znd a quiet spot by 
the water and just sit, listening to the birds and 
the waves. For many people, myself included, 
the Port Credit waterfront is one of the last 
places one can go to sit and think. It is a place 
of healing, and it is a place to reRect.
I agree that it would be nice to see some 
co*ee shops and some diversity, but I strongly 
believe that the area directly around the 
lake should be kept natural. It would be 
heartbreaking for many people not to be 
able to go and sit and reRect. and dream. and 
breathe. 
 
         User1 Comment 7.19 Nov 2012, 5:53 AM

Very well put...your words took me to a 
nice place... thanks

Great points! A natural waterfront is a 
great oasis from the sterile city. Very 
important!!

User12 Comment 88 Nov 2012, 4:38 PM
I Would Like To See A Walking Bridge (Up 
And Over) The Mouth Of The Port Credit 
River Joining J J Plaus Park And Pier On The 
East And Saddington Park To The West.
It Would Have To High Enough To 
Accommodate The Pleasure Craft Into Snug 
Harbor.
The Bridge Could Be An Architecture Contest 
And A Wonder When Completed.
The Distance Straight Across Measures About 
200M
The Walking Bridge Would Unite The Two 
Parks And Create An Excellent Walk Along 
The Waterfront.
Could It Be Possible Just Imagine.

User12 Comment 98 Nov 2012, 5:02 PM
With Regard To The Work/Live Shops Fram-
Slokker Project On Lakeshore (South Side)East 
Of Hurontario.
The Shops Appear To Be To Much In The Open 
There And Look Very Uninviting.
I Believe The Shops Here Would Do Much 
Better If They Had A Colonnade Over The 
Street To Bring Them All Together And 
Protect The Shopper From The Weather.
If Done Right This Area Could Be Really An 
Eye Catcher To The Drivers Passing By.

User8 Comment 9.19 Nov 2012, 11:05 AM
Cooksville has a nice smaller-scale example 
of this, where transit, retail and living space 
thrive in a fairly tight space, even if it isn’t the 
most sustainable or attractive, people really 
like it there!

User8 Comment 109 Nov 2012, 11:46 AM
For the Imperial Oil Lands...It would start 
with a quiet waters edge full of natural spaces 
to reRect but also celebrate and take part in 
water and other recreational fun...as we move 
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inland I see a mix of parkland and natural 
ponds which also acts as Zlters for all the 
runo* in the area - the site is anchored by a 
beautiful new college or university satellite 
campus, with small shops and cafes in 
between for all to enjoy as well as a medium-
sized museum or science facility to inspire 
people of all ages to come to the waterfront.
Moving further in I see a mixed use community 

street-level arts and retail space and services, 
small business and residential apartment/
townhouse style would make up the tops of 
these classy buildings. Most importantly this 
new community would be healthy, walkable 
and completely sustainable. A mixture of small 
streets with bike lanes and green boulevards, 
a lane for cars and one for transit; space for a 
future LRT loop o* Lakeshore and low-impact 
development throughout is what would make 
this community really stand out.
To go even bigger - fully integrated stormwater 
management and waste management (waste, 
recycling, organics, liquid and hazardous) for all 
facilities, smart lighting and noise attenuation 
to limit pollution, underground geothermal 
for heating and cooling and an intelligent 
mix of white, green and solar rooZng. Along 
with rainwater recycling, reuse of materials for 
construction and community gardens in the 
parks we WILL make this a precedent-setting 
community!
 
User8 Comment 119 Nov 2012, 7:32 PM
A museum, educational center, sustainability 
complex or perhaps even mixed use 
“attractions” center (ie. skating rink, movie 
theatre, attractive retail and business)...any 
of this, should look like this: http://www.
thecrystal.org/_html/
Lets set a precedent for the world before we fall 
to the back of the pack.

 
User2 Comment 11.113 Nov 2012, 11:52 AM
or something like this: http://www.zeiss.
co.jp/c12567b00038cd75/Contents-Frame

     

User5 Comment 1210 Nov 2012, 5:10 PM
I think park lands are VERY important along 
the lake and the City has done a great job 
with the current waterfront parks. I would 
hate to see our waterfront look like Toronto’s, 
skyscrapers and buildings everywhere. People 
come to the water to relax, watch the boats, do 
some Zshing, feed the birds, NOT to look at 
huge buildings, they can see those at work.
   
User13 Comment 1328 Nov 2012, 9:14 PM
Port Credit right now is home to many events 
especially in the summer, and often is quite 
crowded as such. As far as pedestrians on foot 
go, it’s not a problem but when planning this 
space we should take into consideration the 
e*ect these plans will have on traac patterns. 
Although this is a space for the people and not 
for automobiles, the plan should at least take 
note of the potential implications it will have 
on traac throughout the region.
Of what to actually make with the land? Lots 
of shops, restaurants, etc. and more open, 
functional space as one travels closer to the 
water (i.e. small parks, clearings, etc.). Keep 
the buildings low. No more condos, there are 
quite enough around. Aim for the space to 
be one people will enjoy walking around in 
both summer and winter, then we will have 
a successful waterfront for growth of the 
community in port credit. That’s how I see it.
   
User9 Comment 141 Dec 2012, 6:29 PM
Imperial Oil Lands:
Extend JC Saddington Park along the lake going 
west such that it connects B Machree Park. 
This would be similar to Spencer Smith Park in 
Burlington. The park could be used as festival 
grounds, such as Canada Day or maybe new 
location for Mississauga Ribfest! If the water 
is clean enough, include beach wide enough 
to accommodate beach volleyball. Then have 
small retail development along a strip of land 
facing Lakeshore Rd. I’m not really sure about 
land in between.
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Marina
I personally could care less about a marina but 
it seems like most people want one. It would 
be nice to have the view of boats in the marina, 
water far more accessible. As in get rid of the 
big parking lot on Port St! Make it look like the 
marina waterfront in Victoria, BC.

2. What is important to you about 
Mississauga’s waterfront in Port Credit?

Comments (18) 

User14 Comment 125 Oct 2012, 2:22 PM
As a member of the City of Mississauga Dragon 
Boat Team, we would like to see the public 
access docks and grabel lot remain accessible. 
For approximately the past 10 years, we have 
docked our boat at this location as well as utilize 
the gravel lot of o* season storage.

I believe it should remain public access 
as it is a public waterway for recreation 
including our dragon boat team. Anything 
else would make it inaccessible and 
probably more noisy.
       

I echo the pleasure and utility of the water 
front (in and along side). As a competitive 
rower on the Credit River mixing it up with 
competitive paddlers, water polo games, 
other rowers, dragon boaters, Zshermen, 
Rat water paddlers, Zsh, turtles, birds, deer, 
I see a growing use and enjoyment of the 
waterway and surrounding land.
The power of the lake is not friendly to most 
of this fragile group of players, so the river 
itself is getting more congested. If we could 
create protected water o*shore of the land, 
think of the potential for expanded sport 
and enterprise on and around this land.

       
User1 Comment 226 Oct 2012, 8:14 AM
If there is magic on this planet, it is contained 
in water.

Well said! I embrace this as a strong inspired 
thread within the fabric of the end result.

User5 Comment 326 Oct 2012, 5:21 PM
Keeping the waterfront clean and kept is 
important to me. It seems they do a good job at 
that every year.
      
User17 Comment 428 Oct 2012, 8:04 AM
Accessibility is a priority for me and my family. 
We love the walking/biking trails - they give 
us inspiration to keep active as a family.
   
User6 Comment 529 Oct 2012, 2:52 PM
Pedestrian accessibility is important to 
me. With all the emphasis that is placed on 
the beneZts of walking it is crucial for the 
municipality to make safe and pleasant places 
to walk a priority.
     
User10 Comment 630 Oct 2012, 7:42 AM
It is important that Port Credit Harbour 
Marina continues to o*er it’s current services 
to boaters that are a necessity for this area. 
This includes deep water mooring, o*-season 
storage and suacient parking for those who 
keep their boats here. Equally important is 
the continuance of service to the boating 
community that is comprised of the yacht 
brokers, boating instruction (BoaterSkills.ca) 
and Bristol Marine’s boat repair services.
This can and should be a preferred destination 
for boaters from around the lake. Let’s keep 
boating services in mind during this planning 
stage for our waterfront.
     
User5 Comment 6.110 Nov 2012, 5:02 PM
PCHM is a JOKE. They barely look after their 
docks and there are ALWAYS open slips. 
Word on the lake is that it is very “commercial 
looking”, the docks are not in good shape/
looked after and bristol marine is a rip-o*. I 
have heard many horror stories about bristol 
marine overcharging and doing poor repairs, 
many people have learnt the hard way too.
The best thing to do is demolish that building, 
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SHUT DOWN BRISTOL and start from new, 
new marina sta*, management, EVERYTHING. 
If there is any hope of this being a “preferred 
destination” then there are major changes 
needed.  I heard a story of CITY sta* that 
cleaned the shoreline(along the rocks) on THEIR 
property because a resident complained, the 
place is a disgrace. The deep harbour is a great 
beneZt for larger vessels, but if you want to 
attract larger vessels (like the tallships from 
Toronto) then you need the proper facilities 
for it. Not only that, nobody wants to visit Port 
Credit on his luxury/expensive yacht and stay 
at a trailer park, time for a MAJOR RENO to 
PCHM ! The City should take that over and open 
another marina, Lakefront Promenade Marina 
has one of the best reputations on the lake, and 
no I don’t have there, I am stuck somewhere 
else.........
    
User6 Comment 730 Oct 2012, 11:15 PM

Report of Oct 28, 2008 provides a 
comprehensive set of recommendations 
concerning what the community wants in 
this regard. I’m hoping that the City will 
acknowledge the time and enthusiasm which 
the community participants have already 
contributed and will summarize the Public 
Policy Recommendations which have been 
accepted already so as to avoid frustrating 
those of us who have given our time and 
attention to the issues in the past.

User18 Comment 82 Nov 2012, 9:36 AM
After attending the most recent meeting on 
October 18, it’s quite clear that Canada Lands 
plans on using the existing land portion to 
create walking pathways and parkettes. That’s 
Zne, but they are also considering some 
residential, and businesses like restaurants, 
co*ee shops, etc... In their example of 
where else in the world this type of marina 
environment exists, they site Granville Island 
in Vancouver, Brighton UK, Amsterdam 
Holland, Barcelona Spain, and Copenhagen 
Denmark. There is one very critical di*ernce 

between all those locations and 1 Port Street 
East: Frozen water! All those locations don’t 
haul all their boats out. There is one very 
critical di*ernce between all those locations 
and 1 Port Street East: Frozen water! All those 
locations don’t haul all their boats out for the 
winter because they have either salt water 
and/or a temperate climate. A few get hauled 
out year round to have work on them and then 
they get relaunched. The space to store those 
few boats pales in comparison to what Port 
Credit requires. Port Credit is located on fresh 
water that freezes. There is no option for most 
boat owners to leave their boat in the water 
for the winter. Not convinced? Look at all the 
boats stored on site this winter. Where will 
these boats be stored if there is no planned 
storage?
The conversation at this meeting on October 
18 did not a*ect the dockage in the harbour, 
but there was no conversation about where 
they would be stored on land for the 7 months 
of the year when the harbour would be empty 
of boats. O* site storage for the majority of the 
boats would be cost prohibitive and would lead 
those owners to not return to the harbour over 
time.
Please consider on land storage when planning 
this location’s future.
 

Perhaps we could create an innovative 
multi-story boat parking structure? I’m not 
sure if any such thing exists on Earth but 
it could be a creative building with street-
level commercial space with the side facing 
the waters edge acting as a loading dock 
for cars or other vehicles to haul boats to 
a parking area on one of the Roors of the 
building...this could be an awesome sight 
and even look artistic on the outside!
    
User 5 Comment 8.1.110 Nov 2012, 5:07PM 
Such buildings do exist for smaller boats, 
but not for larger boats/sailboats. If the 
storage land at PCHM is lost, then the 
marina will lose alot of revenue and 



218

The Corporation of the City of Mississauga

boaters will either have to keep their boats 
in water with bubblers or Znd another 
marina......

User3 Comment 98 Nov 2012, 2:25 PM
The waterfront trail and parks are important to 
me and I would like to see it full of people being 
active, relaxing, having fun and just being there.

User8 Comment 109 Nov 2012, 10:57 AM
Finding a balance between green public 
space, set-aside natural space, and a mix 
of residential, industry and commercial/
institutional that attracts people from all 
walks of life...like the recent issues in Toronto 
concerning a balanced development approach, 
our planners must make sure we give a fair 
share to each type of development (though all 
should be under an umbrella of sustainability, 
this is crucial) so that people can live, work 
and play within our community, and wildlife 
can thrive too!

User13 Comment 1128 Nov 2012, 9:20 PM
Access to the water itself, green space (i.e. 
parks with running/cycling trails), pedestrian 
accessibility are the most important features 
of the waterfront.

User11 Comment 1230 Nov 2012, 3:42 PM
Swimmable water! We have a beautiful Great 
Lake at our doorstep; it’s vital that a great 
city be able to use its waterfront for human 
recreation without fear of people getting 
ill. This is an issue beyond the scope of just 
one city, so perhaps some kind of water 
puriZcation plan for the lower Credit River 
(which empties into Lake Ontario right at Port 
Credit) would be a wise addition.

3. What is missing in Port Credit?

Comments (2) 

User1 Comment 126 Nov 2012, 11:43 AM
Restaurants, cafes, food on the waterfront. 
Every great waterfront city has restaurants on 

the water. The only one we have is not even on 
the lake, it’s on the River. This would provide 
destinations, resting places, and add some 
vibrancy to the winter season.
 
User13 Comment 228 Nov 2012, 9:31 PM
Port credit’s waterfront lacks unity. For 
example, take the lighthouse by the credit 
river. Most would identify that lighthouse 
with Port Credit pretty easily, but the space 
behind it is a parking lot. There are walkways 
to cross the river on foot away from the cars 
that lead to ... a parking lot? If the waterfront 
was pedestrian oriented throughout, it would 
feel more uniZed and be an easier place to 
live and spend time in. Not that access to the 
waterfront for industry should be forgotten, 
just isolated to an area separate from the 
pedestrian area. 
 
4. What is important to you? 

This exercise instructed respondents: 
“Knowing that the City’s Strategic Plan calls 
for a model, substainable, creative waterfront 
community, how important are the items 
listed below for the future of Port Credit’s 
waterfront?”

Respondents marked each of the following 
elements on a scale of 1 to 10, with 1 as the 
most important.

Access to the water was ranked, on 
average, the most important by respondents.  
Almost half of respondents gave this element 
a “1” or the most important.  Marina and 
launch facilities were given a “1” ranking by 
5 respondents, the most “1’s” of any element 
other than water access.  Parking for vehicles, 

total).  Interestingly, the average score of these 
elements ranked only 7th and 6th highest, 
respectively (out of 10 elements).   In general, 
residents placed similar levels of importance 
to many of the elements (average scores for 
lowest 6 of 10 elements were within 0.6 average 
priority of each other).
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Results 
(33 respondents as of December 19, 2012) 

 
Average Score 

# of 1's 

(most important) 

Access to the water (visual, physical, emotional) 3.8 16 

Public lands for recreation or waterfront park 4.7 2 

Movement for pedestrian, cycling, transit, etc. 5.0 0 

Cultural & heritage (landmarks, public art, tourism) 5.3 1 

The form and function of the harbour and piers 5.7 1 

Parking for vehicles, boats, trailers 5.8 4 

Marina & launch facilities 6.0 5 

Connections to surrounding areas/trails/piers 6.1 1 

Restoration of natural lands 6.3 1 

Sustainable approaches using green technologies 6.3 2 

 

*

* On a scale of 1-10 where 1 indicates most important

What is most important to you? 



221

Preparation of a Comprehensive Strategic Master Plan and an Implementation Guide 31 July 2012

APPENDIX B: 

CASE STUDIES



222

The Corporation of the City of Mississauga

Granville Island

Granville Island  
Vancouver, British Columbia

Granville Island was built in 1915 through 
the addition of dredging material to a pair 
of sandbars at the delta of False Creek. It 
is linked to the mainland and connected to 
the infrastructure of the Granville Bridge. 
Originally housing a machine shop and a 
number of residents, Granville built up to its 

need for industrial products along with the 
recognition of the pollution of False Creek 
created by the island’s industry lead to a 
period of decline. This lasted until the 1970s 
at which time it was transformed through 
what is considered to be a successful urban 
redevelopment process.  

The Island is currently predominantly an 
arts and entertainment based tourist stop, but 
continues to house some light industry as well 
as numerous continued marine operations. 
Amenities include a public market where 
butchers, bakers, Gshmongers, farms, and 
craftspeople sell their wares on a rotating basis. 
Also found on the island are a kids market, the 
‘adventure zone’ (a kids entertainment center) a 

live theater, restaurants, art galleries, a brewery, 
and art and design school and a working marina 
and boat rides.  The island is host to a number 
of festivals such as an annual music festival, 
wooden boats festival and smaller events for 
performing arts, literature and food. There are a 
number of small house boat style residences on 
the North East side of the island. 

The island can be accessed via public 
transportation, ferry and private automobile. 
Parking is available in one of 5 paid lots or for 
short term parking, in a series of free parking 
spaces. Paid parking is available for hourly, 
daily, weekly and monthly rates that change 
with the season while free parking is time 
limited based on location, up to 180 minutes. 
Buses can park for free  in lot 5. All parking 
and traPc management is run by a separate 
company, Canada Mortgage and Housing 
Corporation on behalf of the government of 
Canada.  
 
Relevance to IPC:

Example of mixed use development 
combined with marina operations. May 
provide insight into future development 
on the CLC site 

Case Studies

Port Credit Harbour Marina

Scale 

Comparison
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Granville Island: Context + Land Use Distribution
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Navy Pier 
Chicago, Illinois

Navy Pier is a 1,010 meter long, 90 meter wide 
pier on the shoreline of Lake Michigan. It was 

Daniel Burnham’s plan for Chicago, and was 
originally meant to serve as a mixed-purpose 
piece of public infrastructure. The pier went 
through many phases of use from commercial/
entertainment to public education to use by 
the US Navy until in fell into a state of under 
utilization from 1965-1989. In the 1990s it 
was purchased by Metropolitan Pier and 
Exposition Authority who engaged in major 
renovations. In 2011 the pier became a 501c3 

Today it is primarily an arts and 
entertainment district connected to the lake 
through boat tours, most of which leave from 
the South Side of the pier. Amenities include 
outdoor rides such as a ferris wheel and carnival 
style entertainments such as a fun house as well 
as a children’s museum, stained glass museum, 
restaurants, beer garden, imax theater, 
performance stages, outdoor sculpture, bike 
rentals, seqway tours and space for seasonal 
events and Greworks. 

Access to the pier is via boat or via private 
automobile and/or public transportation, both 
of which access the pier from the Western 
edge and travel down the North side. Parking 

is paid. Another lot inland from the pier a few 
blocks is available for parking should the pier 
parking be full. Signs posted at the entrance 
will inform visitors when no spaces are 
available on the pier. Motorcycle and trailer 
parking are also available.  
 
Relevance to IPC:

Example of commercial and tourist 
destination combined with commercial 
marina operations. May provide insight 
into future development on the CLC site

Navy PierPort Credit Harbour Marina

Scale 

Comparison
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Navy Pier

Context + Land Use 

Distribution
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Brooklyn Bridge Park 
Brooklyn NY, 2010, MVVA.

The 85 acre park is located on 1.3 miles of 
waterfront on the East River across from the 
southern tip of Manhattan.  The park is a 
redevelopment of an industrial site that has 
been a working waterfront for ferries and 
cargo ships since the 17th century.  In addition 
to the upland portion of the park on Grm 
ground, the park also extends on six existing 
piers.  The redevelopment of the park is 
occurring in phases.  Currently, Piers 1, 5 and 
6 are open to the public, with the others to be 
opening in Fall 2013.

Generally, the park is divided both north to 
south and east to west.  The southern portion 
of the site focuses on the harbor and Statue of 
Liberty, while the north is framed by the east 
tower of the bridge.  The west side of the park is 
oriented outward towards Manhattan, while the 
west side is more introverted.

The new design includes a variety of diverse 
programming, including: playgrounds, boat and 
kayak launches, hard courts, paths, Gshing piers, 
various cafes and concessionaires, a marina, a 
boat house, sand volleyball courts, a habitat 
preserve, and many open lawns.

The park integrates sustainability 
throughout.  Materials have been salvaged 

for reuse by carefully deconstructing existing 
structures.  New shoreline habitat was created 
throughout the park by the conversion of a 
post-industrial area into a lush park with local 
species.  Stormwater from the park and adjacent 
buildings is collected and circulated through 
the park through topography.  The retained 
water is also used for irrigation.  Photovoltaic 
panels and green used on the parks’ 
structures and each pier’s lighting is controlled 
independently for energy ePciency.

The ongoing operation and maintenance 
of the park will be funded primarily through 
the limited number of revenue-generating 
development sites scattered throughout the 
park.  These sites will consist of a combination 
of residential and commercial uses, and 
underground parking.  Some of the sites are 
existing structures and others are vacant.  The 
allowable heights for the undeveloped sites 
range up to 315 ft.  On-site concessions will 
contribute a nominal amount to the cost of the 
parks’ upkeep.

 
Relevance to IPC:

Example of commercial and 
tourist destination combined with 
commercial marina operations. 
May provide insight into future 
development on the CLC site 
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Port Vell  
Barcelona ESP, 1992

Port Vell is Barcelona’s oldest port.  Master 
planning in the late 1980’s for the overarching 
Port of Barcelona, focused particularly on 
the Port Vell.  It had become isolated and 
obsolete by the extension of industrial port 
facilities further out to sea.  The harbor was 
redeveloped for the 1992 Summer Olympics, 
turning 55 hectares of unproGtable industrial 
land into a recreation and tourist destination.  
In 2011 National Geographic ranked Barcelona 
as the world’s best beach town because of 
Barceloneta Beach with a speciGc mention of 
associated redevelopment of Port Vell.

The redeveloped site’s primary features are 
a Mare Magnum, an IMAX theater, Europe’s 
largest aquarium and the Rambla del Mar.  
The two-story Mare Magnum features shops, 
bars, and restaurants.  The Rambla del Mar 
is a walkway across the mouth of the harbor 
that is a popular tourist destination.   The 
redevelopment of the port has directly created 
7,000 jobs and the area now experiences more 
than 320 millon Euros of annual economic 
activity.  Currently, the marina, in the heart 
of the port, is undergoing a transition into a 
megayacht destination with facilities for ships 
up to 180m. 

 Relevance to IPC:
Example of large waterfront 
development in combination with 
marina operations May provide 
insight into future development on 
the CLC site
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Westergasfabriek 
Amsterdam NL,  2002, Kathryn 

Gustafson  

This 36 acre site is a former coal gas 
production facility in the city of Amsterdam.  
The polluted site ceased gas production in the 
1960’s, when electricity reduced the demand 
for gas.  In 1980’s and 90’s the site was 
rediscovered when it gained recognition for its 
architecture and became a popular place for 
informal use by artists.  This revealed the site 
as a successful event location, with it hosting 
the De Kunstvlaai art fair, the Holland Festival 
and Awakenings club events.

A master plan by Kathryn Gustafson in 
the early 2000’s guided the redevelopment 
of the site, which now has features such as 
trails and gardens, an events Geld for 10,000 
people, a playground, waterfall, bridge and 
artiGcial lake.  During the redevelopment 
the 13 remaining structures were sold to a 
private interest because of the high cost of 
bringing them up to code, with the stipulation 
that their future use must emphasis culture 
and the arts.  The rehabilitated buildings 
now feature restaurants, galleries, a bakery, 
daycare center, studios, art cinema and a 
nightclub. The larger buildings now host trade 
fairs, conferences, theater, performances and 
special events. 

Relevance to IPC:
Example of successful redevelopment 
of contaminated site to a vibrant  
recreational space. May provide 
insights into the future potential of 
the  IOL site
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Borneo-Sporenburg 
Amsterdam NL, 2000, West 8

Borneo-Sporenburg, built on two peninsulas 
in the Eastern portion of the Amsterdam 
docks, is a 2500 unit housing project that 
incorporates water-related activity into a 
ground accessed development with a density 
of 100 units per hectare. The project is built 
on the idea of creating maximum variety 
within the housing as well as providing 
for a maximum of private open space. The 
masterplan required a suburban style low-
rise housing with each unit opening onto the 
street while keeping a much higher density 
than the typical suburb allows. Patios, internal 
voids and accessible roofs help fulGll the 
30-50% void requirement while providing 
private open space and a sense that spaces are 
larger than they are within the dense housing 
units. Larger collective spaces are present 
inside three large apartment block buildings 
that break up the regularity of the smaller 
housing units. However, the harbor is the 
primary public space. The two peninsulas are 
connected to each other via a series of unique 
bridges, a lower inner bridge and an exterior, 
higher bridge. The bridges create both a sense 
of identity and views or physical access to the 
water. The higher of the two bridges allows 

sail boats to pass below in order to access the 
marina between them. 

The development is purely residential and 
lacks local shops and facilities, however it does 
possess a school and. Amsterdam’s center is 
a 15 minute bike ride away. Parking spaces 
are located within the unit plots, typically 
creatively sharing the street frontage with 
the entrances. Apartment blocks, in contrast, 
have underground parking. While parking 
is available, the design overall promotes 
walking and bicycle use as dominant modes of 
transportation.  Boat access to the site is also 
available in the marina that lies between the 
two bridges and individual unit owners are 
able to dock boats along the back side of their 
unit. Larger boats are able to dock along the 
Southern edge of the peninsula.

Relevance to IPC:
Example of residential development 
combined with small scale marina 
operations. May provide insight into 
future development on the CLC site
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Shanghai Houtan 
Shanghai CN, 2010, Turenscape

brownGeld site along the Huangpu River. 
Designed by Turenscape, the project is 
a constructed wetland and food control 
system that utilizes reclaimed industrial 
structures and materials from the steel factory 
that previously existed on site. The water 
in the area was highly polluted, unsafe for 
recreational use and ecologically degraded. 
Turnescape’s design aims to re-create the river 
as a living machine that cleans the water while 
making the entire site publicly accessible.  
Water cleaning is done through a linear 
system of wetlands, cascades and terraces. 
A variety of plants are used in order to Glter 
out digerent contaminants and the cascades 
are used to oxygenate the water while also 
creating a public amenity through water 
features. The terraced design navigates the 
3-5 meter elevation change between the city 
and the river while also adding to food control 
protection. An existing foodwall of 6.7 meters 
had protected against food but had no public 
or ecological value. In contrast the stepped 
wetlands and areas of rip-rap that replaced the 
wall provide habitat and protect the shoreline. 

According to the Landscape Architecture 

Foundation the site has reduced waste and 
saved an estimated $ 17,300 by reusing 
materials from the steel factory. Up to 

via biological processes and able to be 
used for non-potable uses. This water is 
currently used by the water features in the 
adjacent Expo Park. Use of this water saves 
the park $116,800 per year in operation 
costs. In addition, biodiversity and carbon 
sequestration are dramatically increased 
while recreational and educational 
opportunities are created.  
 
Relevance to IPC:

Example of landscape strategies 
dealing with heavily contaminated 
land and water as it pertains to issues 
on IOL site
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The CityDeck 
Green Bay WI, 2009-2012, Stoss

The CityDeck is the heart of a multi-phase 
redevelopment project along Green Bay’s 
Fox Riverfront, whose aim is to allow for 
signiGcantly increased access to the river and 
to diversify social and ecological life along it.

The boardwalk is activated by an undulating 
wooden surface that provides spaces for 
gathering, docking, watching, and playing. 
The sectional diversity creates a wide range of 
seating conGgurations and river overlooks. The 
boardwalk is designed fexibly, to accommodate 
both large and small gatherings comfortably, 
and for round-the-clock and year-round activity.

The design inventively integrates 
sustainable stormwater, material, and lighting 
strategies; it reorients downtown to the 
riverfront; it frames opportunities for new 
development; and it creates an entirely new 
image for the City of Green Bay.

Project planning and design involved 
intense public and stakeholder participation, 
as well as extensive coordination with local, 
county, state, and federal agencies.

 

Relevance to IPC:
Example of a Stoss built project 
creating a vibrant waterfront 
development. May provide insights for 
future potential for either the IOL or 
CLC sites. 
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The Corporation of the City of Mississauga

Erie Street Plaza 
Milwaukee WI, 2010, Stoss

Milwaukee’s new waterfront plaza is the 
result of an international design competition 
won by Stoss. The proposal is for a fexible 
social space that can accommodate large 
gatherings and day-to-day activities, built 
on sustainable design principles. It is one of 
a series of public space activators along the 
Milwaukee Riverwalk, a three-mile pedestrian 
and bicycle corridor that connects downtown 
Milwaukee to the emerging and redeveloping 
Third Ward and Beerline Districts, and to the 
lake front beyond.

The plaza is conceived as a fexible Geld 
that fosters social and environmental activity 
and appropriation. It activates and registers 
environmental cycles of stormwater by 
collecting runog to support a reconstituted 
marsh/ wetland, re-charges the groundwater 
tables, and utilizes river water for irrigation. 
Socially, the plaza is designed to accommodate 
a wide array of potential activities, including 
art festivals, gatherings, concerts, movies, 
weddings, festivals, farmer’s markets, and 
winter carnivals, as well as less intense, every-
day activities like boat-watching, Gshing, 
sunbathing, and simply hanging out.

The project included extensive interface 

with the Wisconsin Department of Natural 
Resources, the City of Milwaukee Public 
Works and Community Development 
Departments, the Planning and Fine Arts 
Commissions, and various community 
groups, abutters, and stakeholders. 
 
 
Relevance to IPC:

Example of a Stoss built project 
creating a vibrant waterfront 
development. May provide insights for 
future potential for either the IOL or 
CLC sites. 
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Former BP ReUnery Golf 
Course and OWce Park 
Casper, WY, USA

Overview

The wetland system designed for British 
Petroleum in Casper, Wyoming can handle 
fows up to 3 million gallons of BTEX and 
MTBE-contaminated groundwater per day. 
Due to land availability challenges, the 
wetland was designed to blend into the middle 
of a premier Robert Trent Jones golf course, 
and will be able to operate for over 100 years 
with low operations and maintenance (O&M) 
costs.

Three Crowns Golf Club resides in the Platte 
River Commons, formerly known as the Amoco 
reGnery.  The reGnery was Grst operated by 
Midwest ReGning Company in 1913, to process 
petroleum from the Salt Creek Field, located 
about forty-Gve miles north of Casper. In 
1923, the Salt Creek Field peaked at 100,000 

to supply the military with fuel oil, toluene 
for explosives and aviation fuel. In 1953, the 
reGnery began making commercial aviation fuel 
and increased the octane of motor gasoline. 

oil were processed, and the reGnery employed 

approximately 750 people. In 1973, Standard Oil 
ReGnery changed its name to Amoco ReGnery. 

Waste generated at the reGnery was either 
buried or allowed to discharge directly into 
the North Platte River or into the groundwater 
below. Unfortunately, these early practices have 
now left the need to clean up the site.  

The reGnery process area occupied 

supported by a tank farm, to the north, of 
approximately 700 acres.  Beginning in 1981, 
prior to the time of the reGnery shutdown, 
Amoco began to implement a plan to clean 
up the site and prevent the underground fow 
of contamination.   It did so by installing 
several groundwater recovery wells and 
accompanying pumps.  Around 120 recovery 
wells have been installed within the golf 
course and along the barrier wall. These wells 
pump groundwater out at a rate of 700 gallons 
per minute. The oil and other chemicals are 
then separated through a series of Gltering 
wetlands, which serve as water hazards on the 
golf course. 
 
Relevance to IPC:

Example of a project dealing with post-
reGnery contamination. May be useful 
in considering future of IOL site. 
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