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Planning and Development Committee 2

PUBLIC MEETING STATEMENT: In accordance with the Ontario Planning Act, if you do not
make a verbal submission to the Committee or Council, or make a written submission prior to
City Council making a decision on the proposal, you will not be entitled to appeal the decision of
the City of Mississauga to the Ontario Municipal Board (OMB), and may not be added as a party
to the hearing of an appeal before the OMB.

Send written submissions or request notification of future meetings to:
Mississauga City Council

c/o Planning and Building Department — 6" Floor

Att: Development Assistant

300 City Centre Drive, Mississauga, ON, L5B 3C1

Or Email: application.info@mississauga.ca

1. CALL TO ORDER

2. APPOINTMENT OF CHAIR

3. DECLARATION OF CONFLICT OF INTEREST

4. MINUTES OF PREVIOUS MEETING
Approval of Minutes of May 16, 2016 Meeting

5. MATTERS TO BE CONSIDERED

5.1. Sign Variance Application 16-00179 (Ward 2) - Sign By-law 0054-2002, as amended
File: BL.03.SIGN

5.2. PUBLIC MEETING

Proposed amendments to Mississauga Official Plan policies, respecting updated noise
and railway proximity guidelines

City of Mississauga

File: EC.19.ENV

5.3. PUBLIC MEETING
Informatin Report on Applications to permit 24 townhouses on a condominium road,
1629, 1635 and 1639 Blanefield Road, Southeast corner of South Service Road and
Blanefield Road
Owner: Tupelo Investments Limited
File: OZ 15/009 W1

54. RECOMMENDATION REPORT
To remove an "H" HOLDING SYMBOL (WARD 2), 1571, 1575 and 1601 Lakeshore
Road West, North side of Lakeshore Road West, east of Clarkson Road North
Owner: 2286974 Ontario Inc. (Vandyk Developments)
File: H-OZ 13/007 W2



mailto:application.info@mississauga.ca

Planning and Development Committee

5.5. Master Plan for 1 Port Street East (Ward 1)
File: CD.21.POR

6. ADJOURNMENT
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City of Mississauga M

Corporate Report MISSISSauGa

Date: 2016/05/10 Originator’s files:
BL.03-SIG (2016)
To: Chair and Members of Planning and Development

Committee
From: Ezio Savini, P. Eng, Chief Building Official Meeting date:
2016/05/30
Subject

Sign Variance Application 16-00179 (Ward 2) - Sign By-law 0054-2002, as amended

Recommendation
That the following Sign Variance not be granted:

(a) Sign Variance Application 16-00179
Ward 2
Sam McDadi Real Estate Inc.
1034 Clarkson Rd. No.

To permit the following:

(i) Eight (8) fascia signs erected on four (4) elevations of the building exceeding
15% of the area of the building face on which they are located.

Background

The applicant has requested a variance to the Sign By-law to permit the installation of fascia
signs on all four elevations of the building that exceed 15% of the area of the building face. The
Planning and Building Department staff has reviewed the application and cannot support the
request. As outlined in Sign By-law 0054-2002, the applicant has requested the variance
decision be appealed to Planning and Development Committee.

Comments

The property is located within a special sign district (Clarkson District) defined in Sign By-law
0054-2002, as amended. As such, a fascia sign cannot exceed 15% of the wall area on which
they are located. The proposed signs exceed the maximum permitted area by 70% to 200%
(see page 1 of appendix).
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Originators files: BL.03-SIG (2016)

The Planning and Building Department cannot support the requested sign variance as the
number of signs and the signage coverage on all building faces far exceeds the regulation as
outlined in the Sign By-law 0054-2002. In addition, this would lead to an undesirable precedent
in a stable neighbourhood.

The Building Division has also received numerous complaints from residents regarding the
signs. A Notice of Contravention has been issued to Sam McDadi Real Estate Inc. for the
installation of the signs without permits pursuant to Sign By-law 0054-2002.

Financial Impact
None.

Conclusion
Allowing the requested variances would set an undesirable precedent for sign displays in a
designated special sign district and across the City.

Attachments

Appendix 1: Location and elevations of existing fascia signs

Ezio Savini, P. Eng, Chief Building Official

Prepared by: Darren Bryan, Supervisor Sign Unit
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SIGN VARIANCE APPLICATION REPORT
Planning and Building Departinent

April 21, 2016
FILE: 16-00179

Ri:

Sam McDadi Real Estate Inc. Brokerage
1034 Clarkson Rd. N. - Ward 2

'The applicant requests the following variance to Section #13 of Sign By-law 0054-2002, as

amended.

Section 13

Proposed

For a commercial zoned property 1n a spectal
sign districts (Clarkson district), the
maximum sign area permitted for a fascia sign
is 15% of the building face.

Eight (8) fascia signs (Two each side of the
building ):

- Bast elevation (Front) 45% coverage

- West elevation (Rear) 35.1% coverage

- North Elevation (Right) 25.6% coverage
- South Elevation (Left) 25.6% coverage

COMMENTS:

The above noted proposed sign variance is refused as the number of signs and the signage
coverage on all building faces by far exceed what might be considered a modest ard reasonable
increase. In addition, it could also lead to an undesirable precedent in a stable neighbourhood.

As a result of numerous complaints from residents, the Planning and Building Depattment has

also issued a Notice of Contravention for the installation of the signs without permits pursuant to

Sign By-law 54-2002 as amended.

K rphdivisiof\ WPDATANPDC-Sign\2016 PDC Signad 6-001 7001~ REPORT-MIK v2.doc

APPENDIX 1
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W, E. QUGHTRED and Associates Inc.

Real Estate Analyst / Development Consultant

April 21, 2016

City of Mississauga
300 City Centre Drive
Mississauga, Ontario
L5B 3CH

Attention: £hab Salama
Sign Examiner

Re:  Sign Permit Code: SGN 1867
1034 Clarkson Road North
City of Mississauga

Further to your comments with regards to the noted application, please be advised that
we wish to appeal the sign variance decision of the Planning and Building Department.

Please advise of the appeal date when scheduled.
Should you have any guestions, piease do not hesitate to contact our office.

Yours truly,

M

Meagan Sanderson
W.E. Oughtred & Asscciates Inc.

2140 Winston Park Drive, Suite 28, Oakville, Ontario L6H 5V5
Tel.: 905-822-5644 Fax: 905-822-9349 emaii: williamoughtred@on.aibn.com
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W. E. OUGHTRED and Associates Inc.
Real Estate Analyst / Development Consultant

February 22, 2016

City of Mississauga
300 City Centre Drive
Mississauga, Ontario

| 5B 3C1
Attention: Ehab Salama

Sign Plan Examiner
Dear Sir;

Re:  Sign Permit: 16-179
1034 Clarkson Road North
City of Mississauga

Further to the comments with regards to the above-noted application, piease accept this.
letter in support of the required sign variance application. The maximum sign area
permitted is 15% of the building face in special sign districts. We are proposing a sign
area of 45.28 m? (415) on the front face of the building, 35.1% (39.1 m?) on the rear and
25.6% (39.1m?% on both side elevations.

The subject property borders a greenbelt to the north, a parking area to the west and a
service station fo the east. The proposed signs will not have a negative impact cn the

neighbhourhood.

These are temporary. advertising signs to promote the re-location and new business use
of the building. The signs will be constructed in accordance with the OBC and City of

Mississaluiga permit reguirements.

The signs are replacing existing advertising signs as per the attached google strectview
image from June 201

2140 Winston Park Drive, Suite 28, Qakville, Ontario L6H 5V35
Tel.: 905-822-5644 Fax: 905-822-9349 email: williamoughtred@on.aibn.com
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1034 Clarkson Road North
City of Mississauga
Page 2of2

Should you have any guestions, please do not hesitate to contact our office.
Yours truly,
Hhor——
Meagan Sandersen
W .E. Qughtred & Associates Inc.

W.E. Oughtred & Associates
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City of Mississauga M

Corporate Report MISSISSauGa

Date: 2016/05/09 Originator’s files:
EC.19-ENV

To: Chair and Members of Planning and Development
Committee

From: Edward R. Sajecki, Commissioner of Planning and Meeting date:

o 2016/05/30

Building

Subject

Proposed amendments to Mississauga Official Plan policies, respecting updated noise
and railway proximity guidelines.
PUBLIC MEETING

Recommendation

That the submissions made at the public meeting to consider the report titled “Proposed
amendments to Mississauga Official Plan policies, respecting updated noise and railway
proximity guidelines” dated March 1, 2016, from the Commissioner of Planning and Building, be
received.

Background
On March 30, 2016, City Council approved the recommendation PDC-0021-2016, which
included the following:

1. That a public meeting be held to consider the proposed amendments to Mississauga
Official Plan (MOP) contained in the report titled “Proposed amendments to Mississauga
Official Plan policies, respecting updated noise and railway proximity guidelines” dated
March 1, 2016, from the Commissioner of Planning and Building.

The report is attached as Appendix 1.

Comments

The purpose of the public meeting is to receive comments on the proposed amendments to
MOP respecting updated noise and railway proximity guidelines and fulfil the statutory public
meeting requirements of the Planning Act.
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Originators files: EC.19-ENV

Subsequent to the public meeting, a report will be prepared for consideration by the Planning
and Development Committee which will address comments received from the public, and where
appropriate recommend changes to the proposed amendments.

Financial Impact
Not applicable

Conclusion

Following the statutory public meeting, a report will be prepared for consideration by the
Planning and Development Committee to address comments received from the public and other
stakeholders.

Attachments

Appendix 1:  Report titled “Proposed amendments to Mississauga Official Plan policies,
respecting updated noise and railway proximity guidelines® dated March 1, 2016,
from the Commisioner of Planning and Building.

%, f Y/,
‘r\:s-*&. . "S{_(Hfi{fu :

Edward R. Sajecki, Commissioner of Planning and Building

Prepared by: Sharleen Bayovo, Policy Planner
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City of Mississauga M
Corporate Report MISSISSauGa

Date: March 1, 2016 Originator's files:
EC.19.ENV
To:  Chair and Members of Planning and Development
Committee
From: Edward R. Sajeckl, Commissioner of Planning and Meeling date:
Building
March 21, 2016
Subject

Proposed amendments to Mississauga Officlal Pian policles, respecting updated noise
and rallway proximity guidelines

Recommendation
1. That a public meeting be held 1o consider the proposed amendments to Mississauga
Officlal Plan (MOP) contained in the raport titled "Proposed amendmenis to Mssissauga
Officlal Plan policles, respecting updated noise and railway proximity guidelines® dated
March 1, 2016, from the Commissioner of Planning and Building.

2. That 142-148 Queen Street South be classified as a Class 4 area in accordance with the
Environmenial Nolse Guideline, NPC-300.

Report Highllghts

« Amendments are required to update MOP policy to align with two updated guidelines
released In 2013; “Environmenlal Noise Guideline: Stationary and Transportafion Sources
— Approval and Planning, Publication NPC-300" (NPC-300); and "Guidelines for New

Development in Proximily lo Railway Operallons”;

« The new Class 4 area classification in NPC-300 has less stringent nolse level limils for
proposed new development in proximity lo existing slationary nolse sources; and

« The use of the Class 4 area classificatlon is recommended for 142-148 Queen Street
South under the discretion given to municlpalities to do so under NPC-300.

Background

Mississauga Official Plan (MOP) includes poficies pertaining to stationary and fransportation
nolse sources and noise mitigation through site and building design, as well as rail safety
setbacks. These policies are directly impacted by two new guidelines reeased in 2013

1. The Mnistry of the Environment and Climate Change (MOECC) released the
“Environmental Noise Guideline; Statlonary and Transportation Sources — Approval and
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Orkainalors files: Filo names

Planning, Publicalion NPC-300" (NPC-300)', consolidating and replacing four separate
noise-related guidefines?; and

2. The Federation of Canadian Municipalities (FCM) and Railway Association of Ganada
(RAC) released the “Guidelines for New Development in Proximily to Railway Operalions”
(Railway Proximity Guidelines). The new guldelines replace and build on the FCMRAC
Proximity Guidelines and Best Practices Report {2004).

NPC-300 Class 4 Area

Of greatest interest is the MOECC's infroduction of a new noise classificalion area (Class 4)In
NPC-300, in relation to stationary noise sources. The use of Class 4 enables development of
noise sensitive land uses (e.g. residential) in areas that would otherwlse not be developable due
to existing stationary noise sources, thereby potentially alding in municipal intensification efforis.

The intent of the Class 4 classificationis principally to protect established industries from
development encroachment that would impact their fulure viability and ability to operate under
their Environmental Compliance Approval (ECA) certificate. However, this intent does not
preciude the use of Class 4 In areas with other stationary nolse sources (e.g. roofiop equipment

on a commercial bullding).

Stationary nolse sources include facilities such as commercial and industrial facilities,
warehousing and {ruck terminal facilities and works yards. Stallonery sources are usually
comprised of many sources of sound from varlous aclivities and equipment such as heating,
venlilation and air conditioning (HVAC) equipment, fans and blowers, boilers and furnaces,
routine loading and unloading actlvity and on-site movement of trucks and frailers.

The development of noise sensilive uses near stationary noise sources was precluded or

extremely difficult to put Into effect under the previous guldelines with only the below three area
classifications:

o Class 1 {urban area) generally refers to “urban hum®, where an acoustical environment
is dominated by activities of people, usually road traffic;

+ Class 2 (suburban area) Is the sameas Class 1 but has lower evening and night
background sound; and

« Class 3 (rural area) refers to areas dominaled by natural sounds and having liitte to no
road traffic.

NPC-300 retains lhese three nolse classifications and introduces the Class 4 classification, as
defined In Appendix 1.

Gompared o noise limits in a Class 1 area, Class 4 limits allow for higher noise levels - 5 dBA
higher in outdoor areas and 10 dBA higher al window panes (plane of window). Meeling the
Class 4 stationary sound level limits are based on the assumption of closed windows,
necessitating a ventilation system (e.g. central air conditioning) al the noise sensitive receptor
location. The previous MOECC guidelines did not recognize closed windows and a ventilation

; "NPC" is the acronym for Nolse Pollution Control.

Publicalion LU-131 — Nolse Assessment Criteria In Land Use FPlanning. October 1997, Noise
Assessment Critoria In Land Use Planning: Requirements, Procedures and Implementatien. Oclober
1997: Publicalion NPG-205 - Sound Levs! Limits for Stalionary Sources In Glass 1 and 2 Areas (Urban).
Oclober 1995; Pubfication NPC-232 — Sound Level Limils for Stallonary Sources in Glass 3 Areas

{Rural). Oclober 1985,
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system as an acceptable means of miligation for stalionary noise exceedances, regardless of
the classification.

Comments

Although ambient noise levels are parl of living In an urban environment, excessive noise lovels
can adversely impact quality of life and, In exireme circumstances, public health, The most
common source of noise complaints in Mississauga is from aircraft and motorized vehicles on
highways and local roadways. Rail and industrial activities are also a source of noise in the clty.

As the cily continues to develop and intensify, particularly with mixed uses, noise will continue to
be of concern. Speclal attention mustbe given to land use compalibility and the incorporation of
noise attenuation methods.

MOP noise-related policies discourage sound barrfers and encourage miligation at the sound
source. Where sound cannot be mitigated al its source, nolse abatement measures suchas
appropriate site planning, spatial separation, and building design technlques are preferred,
wherever possible.

This report proposes MOP policy amendments and new MOP policy that is mindful of the Cily's
nolse context and nolse mitigalion approach. The purpose of this report is twofold:

. to address the Class 4 area classification and recommend a related MOP policy; and

e toidentify minor amendments required to the MOP policy to align wilh the new
regulations identified ahove.

Potential Use of Class 4 In Mississauga

The use of the Class 4 area classificalion may enable development of noise sensitive land uses
(e.g. residential) in transition areas where the City wants redevelopment to occur, suchas in
Intensification Areas. It is not expected lhal there will be a signlficant need to use Class 4,
particularly since Intensification Areas that allow for residentlal uses are mostly separated from
Business Employment and Industrial designated areas where staflonary noise sources would
more typically be found. However, there may be circumstances where older development in
Intensification Areas may have noise that is difficult to mitigate and the use of Class 4 may be
an appropriate solution, recognizing that the nolse source may evenfually be eliminated through
redevelopment, It should be noted, that existing noise sensilive uses cannot be made Class 4,

unless replaced, redeveloped or rebulit.
New Policy ~ Class 4 Area

NPC-300 delegales authority for the use of the Class 4 area classification to the municipality.
With noise policies in MOP that reference the applicable Provincial Government environmental
noise guldeline, the City has the authority to use the Class 4 classification now, without tho
requirement for new, implementing MOP policy. Similar to the Class 1, 2 and 3 area
classifications, the use of Class 4 would be determined through the development review
process and the development agreement would reference the Class 4 classification.

However, allowing for sensitive land uses in proximity to existing slationary noise sources
should be approached cautiously and used only in exceptional circumstances. Applicants
should make every effort to mitigate nolse before a Class 4 classification would be considered.
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Staff recommend a new MOP policy to provide clarily and transparency regarding the use of the
Class 4 classification, the conditions for considering the use of Class 4 and the need for Council

approval, as outlined in Appendix 2 (Policy 6.10.1.8).

In the interim, staff will consider Class 4 requests on a case-by-case basis and with the
requirement of Council approval.

142-148 Queen Street South

Staff were In the process of reviewlng the use of the Class 4 when a request to be classified as
Class 4 was recelved from the property owner of 142-148 Queen Street South, who is seeking
to davelop a thres-storey mixed-used bullding on the property. Through the review of the Site
Plan Application (file SP 13/026 W11), it was found that a rooftop mechanical unit on the
adjacent plaza at 136 Queen Street South created a noise source that exceeds the criteria. Staff
have reviewed on-site and at-source miligation options and concluded that these were not
acceptable or desirable. In this instance, a Class 4 classification would be appropriate as the

proposed development Is consistentwith MOP. It Is recommended that the property be
* classified as Class 4 under the discretion given to municipalities to do so under NPC-300 and

that appropriate advisory clauses be registered on title.

Other Amendments
The existing MOP policles and figures need lo be updated to align with NPC-300 and the

Railway Proximily Guidelines. The proposed minor amendments are outlined in Appendix 2 and
figure modifications in Appendix 3. The amendments generally include:

slandardized reference to the Provincial Government environmental noise guideline;
terminology updates;

reference to industry best practices,

noise Influence area updates for Noise Impact Study requirements near rail lines; and

a raitway specific policy.

Fulure Noise Policy Amendments

Staff are working on pollcy amendments specific to alreraft noise within the Airport Operating
Area and will bring these forward to Council in the near fulure.

Strateglc Plan

Under the strategie plllars, Connect: Completing Our Nelghbourhods and Green: Living Green,
the Strategic Plan identifies the need to develop walkable, connected neighbourhoods and
nurlure the health of people and the environment, The use of the current environmental noise
guidelines and railway proximity guidelines helps to protect growing communities from
stationary and transportation noise sources, and provides appropriate development mitigation
measures for safety in proximily to railways.

Financial Impact
Not applicable.
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Congluslon
MOP policies need to be updated to align with the current environmental and railway proximity
guidelines. A public meeting should be held to consider the proposed amendmenlt.

Attachments
Appendix 1. Noise Classification Areas

Appendix 2: Proposed Mississauga Official Plan Amendments, Chapter 6
Appendix 3: Proposed Misslssauga Official Plan Figure Updates, Chapter 6

Chd.

Edward R. Sajecki, Commlssioner of Planning and Builalng

Prepared by:  Sharlesn Bayovo, Interagency Planner
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APPENDIX 1 - NOISE CLASSIFICATION AREAS

Nolse
Classliflcation

Deflnition

Class 1 area
(urban areas)

Means an area with an acouslical environment typical of a major
population cenire, where the background sound level [s dominated by the
aclivities of people, usually road traffic, often referred to as “urban hum”.,

Class 2 area
(suburban areas)

Means an area with an acouslical environment that has qualities
representative of both Class 1 and Class 3 areas:
« Sound levels characteristic of Class 1 during daylime (07:00 to
19:00 or to 23:00 hours); and
+ Low evening and night background sound level defined by natural
environment and infrequent human activily starting as early as
19:00 hours (19:00 or 23:00 to 07:00 hours),

Class 3 area
(rural areas)

Means a rural area with an acoustical environment thal is dominated by
natural sounds having lillle or no road traffic, such as: a small community;
agricultural area; a rural recreational area such as a collage or a resort
area; or a wilderness aroa.

Class 4 area
(intensification
areas)

Means an area or specific site that would otherwise by deflned as Class 1
or 2 and which:
o Is an area intended for devslopment with new noise sensilive land
use(s) that are not yet buill;
¢ Is In proximity to exisling, lawfully established stationary
source(s); and
s Has formal confirmation from the land usé planning authorily with
the Class 4 area classificalion which is determined during the land
use planning process.

Additionally, areas with existing nolse sensilive land use(s) cannot be
classified as Class 4 areas.

Noise Classification Areas (adapted from Environmental Noise Guideline, Publication NPC-

300)
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APPENDIX 3

APPENDIX 3 - PROPOSED MISSISSAUGA OFFICIAL PLAN FIGURE UPDATES

Chapter 6 — Value the Environment, Section 6.10 Nolse

Thal Flgure 8-20 be replaced wilh the following four Flgures:

Cutdoors and Plane of Window Sound Leve!l Limits — Statlonary Sources,
Steady and Varying Sound

Qutdoor Points of Reception

Excluslon Limit Values of One-Hour Equlvalent Sound Level (L, dBA)

Time of Day Class 1 Area Class 2 Area Class 3 Area Class 4 Area
07:00 - 19:00 50 50 45 55
19:00 — 23:00 50 45 40 55

Exclusion LImit Values of One-Hour Equivalent Sound Level (L,q dBA)
Plane of Window of Nolse Sensitive Spaces

Time of Day Class 1 Area Class 2 Area Class 3 Area Class 4 Area
07:00 - 19:00 50 50 45 60
19:00 - 23:00 50 50 40 60
23:00 - 07:00 45 45 40 55

* L.q~ The A-welghted sound level of a steady sound carrying the same fotal energy in

the specified time period as the observed fluctualing sound.
* dBA - The A-weighted sound pressure level. Noise measured in decibels weighted to
express loudness as percelved by human hearing.

Figure 6-20: Outdoors and Plane of Window Sound Level Limits — Stationary Sources, Steady

and Varying Sound (adapted from Environmental Nolse Guideline, Publication NPC-300)
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Ouldoors Sound Level Limlts — Statlonary Sources, Impulsive Sound
Exclusion Limlt Values for Impulsive Sound Level (L, dBAJ) *
Qutdaor Polnts of Reception
Time of Day Actual Class 1 Class 2 Class 3 Class 4
Numbeor of Area Area Area Area
Impulses In
Perlod of
One-Hour
07:00 - g or more 50 50 45 55
23:00
7to8 55 55 50 ao
506 G0 60 55 65
4 66 65 60 70
3 70 70 65 75
2 75 75 70 80
1 80 80 75 86
* Liw— Logarilhmic Mean Impulsé Sound Leve}
dBAl - The A-welghted sound pressure level of an Impulsive sound measured with a
sound level meter set to “impulse” response.

Figure 6-XX: Outdoors Sound t.evel Limits — Stallonary Sourc¢es, Impulsive Sound (adapted
from Environmental Noise Guidelineg, Publication NPC-300)
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Plane of Window Sound Level Limlts — Stationary Sources, Impuisive Sound

Excluslon Limit Values for Impulsive Sound Level (L.w, dBAI)
Plane of Window - Nolse Sensltive Spaces (Day/Night)

Actual Number | Class 1 Area Class 2 Area Class 3 Arga Class 4 Area
of Impulsos In | (g700-23:00) | (0700-23:00) | (07:00-19:00) | (0700-23:00
d of (23:00-07:00) | (23:00-07:00) | (19:00-0:700) | (23:00-07:00)

9 or more 50145 50/45 45/40 60/55

Tt08 55/50 55/50 50/46 65/60

5106 60/55 60/55 65150 70165

4 65/60 65/60 60/55 75170

3 70/65 70165 65/60 80175

2 76170 75170 70165 85/80

1 80/75 80175 75/70 90/85

* Lym— Logarithmlc Mean Impulse Sound Level

dBAI - The A-welghted sound pressure level of an impulsive sound measured with a
sound level mster set lo "impulse” response.

Figure 6-XX: Plane of Window Sound Level Limits — Statlonary Sdurces, Impulsive Sound
(adapted from Environmental Noise Guidsline, Publication NPG-300)
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Nolse
Classlfication

Definltion

Class 1 area
{urban areas)

Means an area with an acoustical environment typical of a malor
population ¢entre, where the background sound level is dominated
by the aclivitles of people, usually road lraffic, often referred to as
“urban hum”.

Class 2 area
{suburban areas)

Means an area with an acoustical environment that has gualitles
representative of both Class 1 and Class 3 areas:
* Sound levels characteristic of Class 1 durlng daytime (07:00
to 19:00 or to 23:00 hours); and
» Low evening and night background sound level defined by
natural environment and infrequent human activity starting as
early as 19:00 hours (19:00 or 23:00 to 07:00 hours).

Class 3 area
(rural areas)

Means a rural area with an acoustical environment that is dominated
by natural sounds having liltle or no road lraffic, such as: a small
community; agricullural area; a rural recreational area such as a
coltage or a resort area; or a wilderness area.

Class 4 area
{Intensification
areas)

Means an area or speciflc sito that would otherwise by defined as
Class 1 or 2 and which;
+ |Is an area intended for development with new nolse sensitive
land use(s) that are not yet built;
* s In proximity to exlsting, lawfully established stationary
source(s); and
+ Has formal confirmalion from the land use planning authority
with the Class 4 area classification which s delermined
during the land use planning process.

Addltionally, areas with exisling noise sensitive land use(s) cannot
be classifled as Class 4 areas.

Figure 6-XX: Noise Classification Areas (adapted from Environmental Noise Guldeline,
Publication NPC-300)




5.2-20

49-18
APPENDIX 3
That Figure 6-23 be replaced wiih the following Figure:
Outdeor and Indeor Sound Level Limlts — Road and Rall
Type of Space Time Perlod Equivaiont Sound Lavel
Leg * (Time Poriod) (dBA) **
Road Rail

Quldoor Living Areas {OLA) 0700 ~ 23:00, 16 hours 65 55
Living/dining, ¢fen areas of 0700 — 23:00, 16 hours 46 40
residences, hospitals, nursing
homes, schools, daycare centres,
elc.
Living/dining, den areas of 23:00 - 7:00, 8 hours 45 40
residences, hospilals, nursing
homes, elc. (excapt schools or
daycares)
Sleeping quarlers 0700 - 23:00, 16 hours 45 40

23:00 ~ 7:00, 8 hotrs 40 35
Sleaping quarters of hotlels/motels | 23:00 - 7:00, 8 hours 45 40
Sleeping quariers of residences, 23:00 - 7:00, 8 howrs 40 35
hospilals, nursing/retiremant
homes, elc.
Gensral offices, receplion areas, 0700 - 23:00, 16 hours 50 45
rotail stores, ale.
Nursing/relirement homes, 0700 - 23:00, 16 hours 45 40
thealres, places of religious
assambly, libraries
Individua! or semi-privale offices, | 0700 23:00, 16 hours 45 40
conferencss reoms, reading
rooms, ale.
*Ley— The A-weighled sound level of a sleady sound carrying the same tolal energy in the specifled lime

poriod as the observad fluctualing sound.
* dBA - The A-welghled sound prassure level. Nolse measured in decibals weighled to express loudness as
perceived by human hearing.

Figure 6-23: Outdoor and Indoor Sound Level Limils -~ Read and Rail (adapted from
Environmental Noise Guideline, Publication NPC-300)
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City of Mississauga M

Corporate Report MISSISSauGa

Date: May 10, 2016 Originator’s file:
0Z 15/009 W1

To:  Chair and Members of Planning and Development

Committee
From: Edward R. Sajecki, Commissioner of Planning and Meeting date:
o 2016/05/30
Building
Subject

PUBLIC MEETING INFORMATION REPORT (WARD 1)

Applications to permit 24 townhouses on a private condominium road

1629, 1635 and 1639 Blanefield Road, southeast corner of South Service Road and
Blanefield Road

Owner: Tupelo Investments Limited

File: OZ 15/009 W1

Recommendation

That the report dated May 10, 2016, from the Commissioner of Planning and Building regarding
the applications by Tupelo Investments Limited to permit 24 townhouses on a private
condominium road under File OZ 15/009 W1, 1629,1635 and 1639 Blanefield Road, southeast
corner of South Service Road and Blanefield Road, be received for information.

Report Highlights
e This report has been prepared for a public meeting to hear from the community.

e The project does not conform with the Residential Low Density Il land use designation
and requires an official plan amendment and rezoning.

e Community concerns identified to date relate to traffic, the appearance of the townhouses
and stormwater management.

e Prior to the next report, matters to be addressed include an evaluation of compatibility of
the proposed townhouse development with the surrounding neighbourhood and resolution
of traffic and stormwater managementissues.

Background

A rezoning application was submitted for the property at 1629 Blanefield Road by the same
applicant in 2007 to permit 9 detached dwellings on a private condominium road. At the time,
the property at 1635 Blanefield Road was under separate ownership so the site could not be
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Originator's file: OZ 15/009 W1

rezoned in its entirety. A Holding Symbol was proposed over a portion of the site as 2 of the 9
proposed lots could not be developed until the lands held under separate ownership were
included in the proposal. The application was approved in 2009, however, the homes were
never built. The applicant has now acquired the adjacent lot at 1635 Blanefield Road and has
come forward with a revised proposal.

The applications have been circulated for technical comments and a community meeting has
been held. The purpose of this report is to provide preliminary information on the applications
and to seek comments from the community.

Comments
THE PROPERTY AND THE NEIGHBOURHOOD

Size and Use

Frontage: 60 m (197 ft.) on Blanefield Road
130 m (427 ft.) on South Service Road
Depth: Irregular

Gross Lot Area: | 0.69 ha (1.71 ac.)
Existing Uses: 2 detached dwellings; majority of site is
vacant

The property is located in the Mineola Neighbourhood Character Area whichis an established
area characterized by detached dwellings with heights ranging from one to two storeys on
moderate to larger sized lots.

The surrounding land uses are:

North:  South Service Road and Queen Elizabeth Way (QEW)

East: South Service Road and off ramps for QEW and Cawthra Road
South:  Detached dwellings

West: Detached dwellings

Information regarding the history of the site is found in Appendix 1.

DETAILS OF THE PROJECT

The applicant is proposing 24 three storey townhouses in 5 blocks located on a common
element condominium private road. Site access is proposed to be provided from Blanefield
Road. Six visitor parking spaces are proposed on-site (see Concept Plan - Appendix 5).

Development Proposal

Applications Received: October 2, 2015

submitted: Deemed complete: November 19, 2015
Owner: Tupelo Investments Limited
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Development Proposal

Applicant: De Luca Group

Number of 24 townhouses

units:

Height: 3 storeys

Lot Coverage: 27%

Landscaped

Area: 50%

frrs::s Floor 5036 m? (54,207 ft?)

Road type: Common element condominium private
road (CEC)

Anticipated 74*

Population: *Average household sizes forall units (by type)
for the year 2011 (city average) based on the
2013 Growth Forecasts for the City of
Mississauga.

Parking: Required Proposed

resident spaces | 48 48

visitor spaces 6 6

Total 54 54

Additional information is provided in Appendices 1 to 11.

LAND USE CONTROLS

The subject lands are located within the Mineola Neighbourhood Character Area and are
designated Residential Low Density Il. The applications are not in conformity with the land use

designation.

The proposal requires an amendment to Mississauga Official Plan from Residential Low
Density Il to Residential Medium Density to permit the proposed townhouse development.

A rezoning is proposed from R3-1 (Detached Dwellings - Typical Lots), R16-6 (Detached
Dwellings on a CEC — Private Road) and H-R16-6 (Detached Dwellings on a CEC — Private
Road) to RM6-Exception (Townhouse Dwellings on a CEC — Private Road) to permit 24

townhouses in accordance with the proposed zone standards contained within Appendix 10.

Detailed information regarding the Official Plan and Zoning is in Appendices 9 and 10.
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Bonus Zoning

On September 26, 2012, Council adopted Corporate Policy and Procedure 07-03-01 — Bonus
Zoning. In accordance with Section 37 of the Planning Actand policies contained in the Official
Plan, this policy enables the City to secure community benefits when increases in permitted
height and/or density are deemed to be good planning by Council through the approval of a
development application. Should these applications be approved by Council, staff will report
back to Planning and Development Committee on the provision of community benefits as a
condition of approval.

WHAT DID THE COMMUNITY SAY?
A community meeting was held by Ward 1 Councillor Jim Tovey on March 10, 2016.

Comments made by the community are listed below. They will be addressed along with
comments raised at the public meeting in the Recommendation Report, which will come at a
later date.

e Traffic is already an issue in this neighbourhood and the additional traffic generated by the
development will result in increased vehicle congestion.

e As there is limited visitor parking on-site, there will be an overflow of parking within the
community.

e The overall appearance of the townhouses is not in keeping with the character of the
neighbourhood.

e There are currently flooding and stormwater management issues in the area.

DEVELOPMENT ISSUES

Agency comments are summarized in Appendix 7 and school accommodation information is
contained in Appendix 8. Based on the comments received and the applicable Mississauga
Official Plan policies, the following matters will have to be addressed:

* Are the policies and principles of Mississauga Official Plan maintained by this project?

+ Is the proposal compatible with the character of the area given the project’s land use, height,
massing, density, landscaping, setbacks and building configuration?

* Has an appropriate transition been provided between the surrounding buildings and the
proposed townhouses?

* What are the expected traffic impacts?

* Are the proposed design details, including site access, internal road configuration and
grading, as well as zoning standards appropriate?

* Have all other technical requirements and studies related to the project, including
stormwater management, been submitted and found to be acceptable?
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OTHER INFORMATION

The applicant has submitted the following information in support of the applications:
Planning Justification Report

Noise Study

Functional Servicing, Stormwater Management and Flood Spill Report

Phase 1 Environmental Site Assessment

Tree Inventory, Preservation Plan and Arborist Report

Concept Plan, Elevations and Landscape Plan

Draft Official Plan Amendment

Draft Zoning By-law Amendment

Development Requirements

There are engineering matters including servicing, boulevard works and stormwater
management which will require the applicant to enter into agreements with the City. Prior to any
development proceeding on-site, the City will require the submission and review of an
application for site plan approval.

Financial Impact

Development charges will be payable as required by the Development Charges By-law of the
City. Also the financial requirements of any other external commenting agency must be met.

Conclusion

Most agency and City department comments have been received. The Planning and Building
Department will make a recommendation on this project after the public meeting has been held
and the issues have been resolved.

Attachments

Appendix 1:  Site History

Appendix 2: Aerial Photograph

Appendix 3: Excerpt of Mineola Character Area Land Use Map
Appendix 4: Existing Land Use and Proposed Zoning Map
Appendix 5: Concept Plan

Appendix 6: Renderings

Appendix 7:  Agency Comments

Appendix 8: School Accommodation
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Summary of Existing and Proposed Mississauga Official Plan Policies and
Relevant Mississauga Official Plan Policies

Appendix 10: Summary of Existing and Proposed Zoning Provisions

Appendix 11: General Context Map

Appendix 9:

.-*; fg .I'If;I
{
bl AN ‘*ﬂi—f{i&a. :

Edward R. Sajecki
Commissioner of Planning and Building

Prepared by: David Breveglieri, Development Planner
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Tupelo Investments Limited File: OZ 15/009 W1

Site History

¢ June 30, 2005 — Consent applications were submitted under Files ‘B’ 124/05 —
‘B’127/05 to develop the site for 5 detached dwellings with a shared driveway
access onto Blanefield Road. The applications were withdrawn

e March 21, 2007 — Rezoning application was submitted under File OZ 07/006 W1 for
the development of 9 detached dwellings on a common element condominium
(CEC) private road. The property at 1635 Blanefield Road was held under separate
ownership and did not form part of the application. The application was approved
by Council on June 25, 2009

e December 15, 2011 — Committee of Adjustment approved variance and consent
applications under Files ‘A’ 422/11 and ‘B’ 056/11 to sever the property at 1629
Blanefield Road in order to create a lot for a freehold detached dwelling fronting
onto Blanefield Road (1639 Blanefield Road) with an area of 695 m? (7,481 ft?) and
an exterior side yard of 3.0 m (9.8 ft.) with the balance of the land being
incorporated into the aforementioned proposal

e April 2012 — Site Plan applications submitted under Files SP 12/059 W1 and
SP12/064 W1 to permit 7 detached dwellings on a CEC private road at 1629
Blanefield Road and a new 2 storey dwelling on the severed lot at 1639 Blanefield
Road respectively. Both files were cancelled in October 2015
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File: OZ 15/009 W1

Agency Comments

The following is a summary of comments from agencies and departments regarding the

applications.

Agency / Comment Date

Comment

Region of Peel
(December 21, 2015)

This development will require a watermain that is looped to the
existing municipal water system. Looping to the existing

150 mm (6”) waterman on Blanefield Road will not be
permitted due to the existing size (Minimum size of WM
connection is 300 mm (12”). Servicing of this site may require
municipal and/or private easements and the construction,
extension, twinning and/or upgrading of municipal services.

All works associated with the servicing of this site will be at the
applicant’s expense.

The Functional Servicing Report (FSR) submitted is
incomplete and a revised FSR illustrating the detailed
calculations is required. The Consultant is required to
complete and submit the demand table (single use) for the
Region to fulfil its modelling requirements and determine the
proposal's impact to the existing system. The demand table
shall be accompanied by the supporting graphs for the hydrant
flow tests.

Private servicing easements may be required prior to Regional
servicing approval. This will be determined once the Legal
Review has been completed and the site servicing proposal is
reviewed. The applicant is required to provide to the Region
copies of the most current PINS. Prior to site plan approval, a
Section 118 (restrictions on title) may be required. This will be
determined once the site servicing proposal is reviewed.

Dufferin-Peel Catholic
District School Board and
the Peel District School
Board (April 14, 2016 )

Both School Boards responded that they are satisfied with the
current provision of educational facilities for the catchment
area and, as such, the school accommodation condition as
required by the City of Mississauga Council Resolution 152-98
pertaining to satisfactory arrangements regarding the
adequate provision and distribution of educational facilities
need not be applied for these development applications.

If approved, both School Boards require that certain warning
clauses regarding transportation, signage and temporary
accommodation be included in any Development/Servicing
Agreement and Agreements of Purchase and Sale.
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Agency / Comment Date

Comment

City Community Services
Department — Parks and
Forestry Division/Park
Planning Section

(April 15, 2016)

There are 3 City-parks and a Community Centre within 800 m
(2,625 ft.) of the site. Munden Park is approximately 360 m
(1,181 ft.) from the site. The park is zoned OS1 (Open Space)
and contains a play structure. Cawthra Park is within 400 m
(1,312 ft.) of the site. The park is zoned G2 (Greenbelt —
Natural Features) and OS2 (Open Space) and contains lawn
bowling facilities, a senior lit soccer field and Carmen
Corbasson Community Centre. Dellwood Park is located
approximately 745 m (2,444 ft.) from the site. The park is
zoned OS1 (Open Space) and G1 (Greenbelt — Natural
Hazards) and contains multiple basketball hoops and tennis
courts, as well as, a multipad and a play structure.

The applicant shall submit a cash contribution for street tree
planting on Blanefield Road. Prior to the issuance of building
permits for each lot or block cash-in-lieu for park or other
public recreational purposes is required pursuant to Section
42 of the Planning Act and in accordance with City's Policies
and By-laws.

City Community Services
Department — Fire and
Emergency Services
Division

(January 11, 2016)

Fire has reviewed the applications from an emergency
response perspective and has no concerns. Emergency
response time to the site and water supply available are
acceptable.

City Transportation and
Works Department (T&W)
(April 25, 2016)

T&W confirms receipt of a Functional Servicing and
Stormwater Management Report, Concept Site Plan, Noise
and Feasibility Study and a Phase 1 Environmental Site
Assessment circulated by the Planning and Building
Department.

Notwithstanding the findings of these reports and drawings,
the applicant has been requested to provide additional
technical details. Development matters currently under review
and consideration by T&W include:

e Grading and Site Plan details

e Functional Servicing and Stormwater Management details
Ministry of Transportation approval, including set back
requirements

e Parking plan

¢ Noise mitigation feasibility

The above aspects will be addressed in detail prior to the
Recommendation Report proceeding.
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Agency / Comment Date Comment

Other City Departments The following City Departments and external agencies offered
and External Agencies no objection to these applications provided that all technical
matters are addressed in a satisfactory manner:

- Development Services, Planning and Building Department
- Enersource

- Canada Post

- Bell Canada

- Enbridge Gas Distribution Inc.

- Rogers Cable

The following City Departments and external agencies were
circulated the applications but provided no comments:

- Culture Division, Community Services Department
- Realty Services, Corporate Services Department
- Conseil Scolaire de Distrique Centre-Sud

- Conseil Scolaire Viamonde
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School Accommodation

The Peel District School Board

The Dufferin-Peel Catholic District School
Board

e Student Yield:

2 Kindergarten to Grade 5
1 Grade 6 to Grade 8
2 Grade 9 to Grade 12

e School Accommodation:

Janet |. McDougald Public School

Enrolment: 464
Capacity: 552
Portables: 0

Allan A. Martin Sr. Public School

Enrolment: 481
Capacity: 538
Portables: 0

Cawthra Park Secondary School

Enrolment: 1,312
Capacity: 1,044
Portables: 5

*Note: Capacity reflects the Ministry of
Education rated capacity, not the Board rated
capacity, resulting in the requirement of
portables.

e Student Yield:
2 Junior Kindergarten to Grade 8
1 Grade 9 to Grade 12

e School Accommodation:

St. Domenic Elementary School

Enrolment: 295
Capacity: 271
Portables: 1

St. Paul Catholic Secondary School

Enrolment: 419
Capacity: 807
Portables: 0




5.3-18
Appendix 9, Page 1

Tupelo Investments Limited File: OZ 15/009 W1

Relevant Mississauga Official Plan Policies

Existing Official Plan Provisions

Residential Low Density Il which permits only detached dwellings in the Mineola
Neighbourhood Character Area

Proposed Official Plan Amendment Provisions

The lands are proposed to be designated Residential Medium Density. Within the Mineola
Neighbourhood, this designation only permits townhouses.

Relevant Mississauga Official Plan Policies

There are numerous policies that apply in reviewing these applications. An overview of some of
these policies is found below:

Specific Policies | General Intent

Section 5.3 Neighbourhoods should be regarded as stable residential areas
where the existing character is to be preserved. Residential
intensification within Neighbourhoods should generally occur through
infilling and development of existing commercial sites as mixed use
areas and is to be sensitive to the context. Intensification may be
considered where the proposed development is compatible in built
form and scale to surrounding development, enhances the existing
or planned development and is consistent with the policies of
Mississauga Official Plan.

Section 5 — Direct

Growth

Section 7.2 Housing is to be provided in a manner that maximizes the use of
community infrastructure and engineering services, while meeting
the housing needs and preferences of Mississauga residents. A
range of housing types, tenure and price is to be provided.

Section 7 -
Complete
Communities
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Specific Policies

General Intent

Section 9 — Building a Desirable Urban

Form

Section 9.1
Section 9.2.2
Section 9.3
Section 9.4
Section 9.5

Appropriate infill in both Intensification Areas and Non-Intensification
Areas will help to revitalize existing communities by replacing aged
buildings, developing vacant or underutilized lots and by adding to
the variety of building forms and tenures. It is important that infill “fits”
within the existing urban context and minimizes undue impacts on
adjacent properties. Redevelopment projects include a range of
scales, from small residential developments to large scale projects,
such as the redevelopment of strip malls.

Infill and redevelopment within Neighbourhoods will respect the
existing and planned character, provide appropriate transition to the
surrounding context and minimize undue impacts on adjacent
properties.

Buildings, in conjunction with site design and landscaping, will create
appropriate visual and functional relationships between individual
buildings, groups of buildings and open spaces.

Section 19 - Implementation

Section 19.5.1

This section contains criteria which requires an applicant to submit
satisfactory planning reports to demonstrate the rationale for the
proposed amendment as follows:

e the proposal would not adversely impact or destabilize the
following: the overall intent, goals and objectives of the
Official Plan; and the development and functioning of the
remaining lands which have the same designation, or
neighbouring lands;

¢ the lands are suitable for the proposed uses, and compatible
with existing and future uses of surrounding lands;

¢ there are adequate engineering services, community
infrastructure and multi-modal transportation systems to
support the proposed application;

A planning rationale with reference to Mississauga Official Plan
policies, other relevant policies, good planning principles and the
merits of the proposed amendment in comparison with the existing
designation has been provided by the applicant.
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R3-1 (Detached Dwellings — Typical Lots) which permits detached dwellings with a minimum lot
frontage of 15 m (49.2 ft.) for an interior lot and 19.5 m (64 ft.) for a corner lot.

R16-6 (Detached Dwellings on a CEC — Private Road) and H-R16-6 (Detached Dwellings on a
CEC - Private Road) which permits detached dwellings on a private condominium road subject
to an exception schedule. An ‘H’ holding symbol was applied to a portion of the land as 2
proposed lots required the acquisition of additional land in order to be rendered feasible.

Summary of Proposed Zoning By-law Provisions

Zone Standards

Required "RM6" Zoning
By-law Standards

Proposed "RM6- Exception"
Zoning By-law Standards

Use

Townhouse dwelling

Townhouse dwelling

Minimum lot area per dwelling
unit

115 m* (1,237.8 ft°) (interior
lot)

190 m? (2,045 ft*) (corner lot)

195 m?(2,099 )

Maximum height

10.7 m (351 ft.)

10.7 m (351 ft.)

Minimum front yard setback 4.5m (14.8 ft.) 6.0 m (19.7 ft.)
Minimum exterior side yardto | 7.5 m (24.6 ft.) 23 m (7.51.)
a street line of a designated
right of way 20 m or greater (subjectto exception schedule)
Minimum exterior side yardto | 4.5m (14.8 ft.) 3.1m (10.2 ft.)
a CEC - private road
(subjectto exception schedule)
Minimum number of parking 2.0 per unit 2.0 per unit

spaces

0.25 visitor spaces per unit

0.25 visitor spaces per unit

*The provisions listed are based on the preliminary concept plan and are subject to minor revisions as the

plan is further refined
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City of Mississauga M

Corporate Report MISSISSauGa
. Originator’s file:

Date: May 10, 2016 H-0Z 13/007 W2
To: Chair and Members of Planning and Development

Committee

Meeting date:

From: Edward R. Sajecki, Commissioner of Planning and 201636%95/38 ©

Building
Subject

RECOMMENDATION REPORT TO REMOVE AN "H" HOLDING SYMBOL (WARD 2)
Application for removal of the "H" Holding Symbol

1571, 1575 and 1601 Lakeshore Road West, north side of Lakeshore Road West, east of
Clarkson Road North

Owner: 2286974 Ontario Inc. (Vandyk Developments)

File: H-OZ 13/007 W2

Recommendation

That the report dated May 10, 2016, from the Commissioner of Planning and Building
recommending approval of the removal of the "H" holding symbol under File H-OZ 13/007 W2,
2286974 Ontario Inc., 1571, 1575 and 1601 Lakeshore Road West, north side of Lakeshore
Road West, east of Clarkson Road North, be adopted and that the Planning and Building
Department be authorized to prepare the necessary by-law for Council’'s passage.

Report Highlights
e The application to lift the "H" holding symbol can be supported and the corresponding
by-law can be prepared for Council’s passage;

e The applicant has satisfied the conditions of the “H” holding symbol.

Background

On September 10, 2014 City Council passed By-law 0227-2014 which zoned the property
H-RA2-46 (Apartment Dwellings), H-C4-45 (Mainstreet Commercial) and G1 (Greenbelt —

Natural Hazards).

Appendices 1 and 2 identify the lands to which the by-law applies and the underlying zoning.

As part of this approval, Council required that the "H" holding symbol be applied to the
apartment dwelling and mainstreet commercial zones to allow time for the applicant to complete
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certain conditions which were previously approved by Council for removing the "H" holding
symbol. Upon removal of the "H" Holding Symbol, the by-law will allow a 300 unit condominium
apartment building with a height ranging from 4 to 6 storeys and a 3 storey commercial building.

The "H" holding symbol was to remain in effect until the following was completed:

1. Submission of satisfactory plans and technical studies associated with the site plan
application.

2. Submission of any technical reports and issuance of a permit from CVC for the installation
of the required Turtle Creek culvert.

3. Submission of a final Phase 2 Environmental Site Assessment, including a letter of reliance,
clean-up report, remediation action plan and a Record of Site Condition to be filed on the
Environmental Site Registry.

4. Satisfactory Restoration Planting Plan and Erosion and Sediment Control Drawings.

5. Delivery of executed Development and/or Servicing agreements including provisions for
greenbelt dedication, parkland and greenbelt reinstatement, municipal services and works,
PUCC approval, installation of hoarding and fencing, provision for reciprocal agreements
and fees and securities.

6. Satisfactory arrangements with the Region of Peel, Public Works Department with respect

to provision of municipal services.

Execution of a Section 37 — Public Benefits agreement to the satisfaction of the City.

8. Design and installation of the Clarkson-Lorne Park entry feature within the municipal
right-of-way to the satisfaction of the City.

~

Comments

Section 36 of the Planning Act provides the legislative framework for the removal of the "H"
holding symbol and allows municipalities to amend a by law to remove the "H" holding symbol.
A formal public meeting is not required; however notice of Council's intention to pass the
amending by law must be given to all land owners within 120 m (400 ft.) to which the proposed
amending by-law would apply. Notice was given to all affected land owners by pre-paid first
class mail.

The conditions for removing the "H" holding symbol have been fulfilled as 2286974 Ontario Inc.
(Vandyk Developments) have provided a satisfactory development agreement which includes
provision for the dedication of the greenbelt land; diverted Turtle Creek through a new culvert;
entered into a Section 37 agreement and submitted securities for the Clarkson Village entry
feature; submitted the Record of Site Condition and the appropriate technical material; and
made the satisfactory arrangements with the relevant departments and agencies.

Financial Impact
Not applicable



54-3

Planning and Development Committee 2016/05/10 3

Originator's file: H-OZ 13/007 W2

Conclusion

The conditions to remove the "H" holding symbol have been fulfiled. The required
Development Agreement and Section 37 agreement will be executed prior to the
implementation of the By-law to remove the "H" holding symbol.

Attachments

Appendix 1: Aerial Photograph
Appendix 2: Land Use Map
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{
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Edward R. Sajecki
Commissioner of Planning and Building

Prepared by: David Breveglieri, Development Planner
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Date: 2016/05/10 Originator’s files:
CD.21.POR
To: Chair and Members of Planning and Development
Committee
From: Edward R. Sajecki, Commissioner of Planning and Meeting date:
Building 2016/05/30
Subject

Master Plan for 1 Port Street East (Ward 1)

Recommendation

1. That the report titled “Inspiration Port Credit — Master Plan for 1 Port Street East” from
the Commissioner of Planning and Building, dated May 10, 2016, be approved.

2. That a public meeting be held to consider the amendments to the Mississauga Official
Plan as recommended in the report titled “Inspiration Port Credit — Master Plan for 1 Port
Street East” from the Commissioner of Planning and Building, dated May 10, 2016.

Report Highlights

Canada Lands Company (CLC) intends to redevelop their lands at 1 Port Street
East.

The City has completed a comprehensive master plan for the site with input from the
community, approval agencies and CLC.

The plan is built around a community vision for the site and seven guiding principles.

The master plan envisions a vibrant, mixed use neighbourhood, with a full service
marina and public open spaces providing access throughout the site to the water’s
edge.

An Official Plan Amendment (OPA) has also been drafted.

Future approval of an OPA implementing the master plan will be requested once
there is an agreement with CLC to protect for the continued use of a portion of the
site and harbour for a marina.



55-2

Planning and Development Committee 2016/05/10 2

Originators file: CD.21.POR

Background

Under the banner of Inspiration Port Credit (IPC), staff led a community engagement process
and obtained technical expertise to develop a:

e Master plan for 1 Port Street East, owned by Canada Lands Company (CLC) and
currently operating as the Port Credit Harbour Marina (PCHM); and

e Framework for a future master plan for 70 Mississauga Road South, the former Texaco
refinery site owned by Imperial Oil Limited (Imperial).

The framework for a future master plan for the Imperial site was approved by Council in
December 2015. This report presents the master plan for 1 Port Street East.

CLC acquired 1 Port Street East from the Department of Fisheries and Oceans in late 2011.
They engaged the community and prepared a master plan for a mixed use waterfront
neighbourhood for this site. Their plan was submitted to the City in 2013. City Council directed
staff to conduct a peer review of the CLC master plan, including further public and stakeholder
consultation. As part of this process, additional technical information was completed:

e Peer Review of Employment Considerations assessed the proposed employment uses
and related planning policies (Cushman & Wakefield, The Planning Partnership).

e Preliminary Review of the Potential for a Public Market at 1 Port Street East (Coriolis
Consulting Corp.).

e Recreational Boating Study informed the role of the marina at 1 Port Street East relative
to local recreational boating needs (Touristics, Shoreplan Engineering Limited).

e Marina Business Case for a Future Marina at 1 Port Street Eastinformed the land use
and business planning (Touristics, Shoreplan Engineering Limited, The Planning
Partnership).

e A scan of other winter cities regarding all season use of public open space.

¢ A review of Maker and Innovation spaces within the GTHA supported the concept of
creative and collaborative work spaces.

The community was actively engaged throughout the IPC process. People participated in
various activities including walk-abouts, bus tours, lunch and learn opportunities, and
workshops. Input was solicited through public meetings. In addition, a web site provided
access to all materials and links to give feedback.

The Planning Partnership (TPP) was retained to review the feedback and various ideas
received for this site. This review included the master plan prepared by CLC. This culminated
in a two-day workshop in December 2015. At the workshop, the similarities and differences of
all proposed options for the development of the site were reviewed by stakeholders and the
public. Parameters for the master plan were created and an emerging concept was developed.
This resulted in the draft master plan which was presented to the community in February 2016.
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Comments

“Charting the Future Course — 1 Port Street East Comprehensive Master Plan” was prepared by
TPP in conjunction with Cushman & Wakefield, Shoreplan Engineering and Touristics
(Appendix 1). It is structured around a vision and guiding principles.

Vision

“It is the City’s vision to ensure that an iconic and vibrant waterfront neighbourhood and
destination with a full service marina is developed at the 1 Port Street East site that:

* Is woven into the fabric of Port Credit and the city;
* Supports the overall vision of Port Credit as an evolving waterfront village;
* Celebrates the site’s unique urban waterfront context;
* Promotes development that is financially viable and economically sustainable;
* Links the marine and cultural histories of the site together; and
* Draws people to the water’s edge to live, work, learn, shop and play.”
Guiding Principles
1. Create a Logical and Efficient Street and Block Pattern.
Put Pedestrians First! A Connected Pedestrian Realm Network.
Be a Complete and Healthy Neighbourhood.
Protect and Enhance Natural and Cultural Heritage.
Represent World Class Design Quality.

Promote Innovative Infrastructure.

N o o R~ DN

Ensure Coordinated Implementation.
These principles reflect the Port Credit Local Area Plan policy objectives.
The Master Plan

Together, the vision and guiding principles provide a framework for a vibrant waterfront
neighbourhood.

The streets and blocks will have an efficient and realistic scale. Stavebank Road will be
extended to the end of the pier to provide public access to the site and the Destination Park. A
north-south right of way will provide internal access, with the potential to convert it into a
pedestrian piazza. Additional east-west “shared” streets create smaller, walkable blocks.
Together, with the proposed public open spaces, these create a variety of view corridors
throughout the site. This includes the impressive, panoramic views of the lake at the south end
of the pier.

A connected pedestrian realm network will augment the street system and strengthen
community ties to the water’s edge. The public is clear that they do not want this site to become
a private enclave of condominiums with no access to the water. An estimated 25 percent of the
site will be urban parks and a waterfront promenade. This includes an Arrival Park at Port and
Elizabeth Streets and the Destination Park at the end of the pier. The parks will be programmed
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to encourage year round activities. The promenade is envisioned to be 15 metres wide (49 ft.)
to accommodate both pedestrians and cyclists.

The site must accommodate a range and mix of residential, commercial, cultural, maker and
community land uses and spaces. This includes a full service marina and affordable housing
opportunities. It is estimated that 2000 people could live here along with over 800 people
working in offices, at the marina, and other retail commercial businesses.

Development will be compatible with the broader Port Credit community. It will also showcase
sustainable design and green building technologies. Building heights range from 3 to 10 storeys
along Port Street East, decreasing to a maximum of 6 storeys along the end of the pier. The
desired pedestrian scale at the street will be enhanced by the use of 4 storey podiums and step
backs for any additional height. A landmark or iconic building is proposed for the tip of the pier
to a maximum height of 22 storeys. This building must have a destination use and satisfy a
number of criteria outlined in the plan, including an international design competition.

Development must protect and enhance the site’s natural and cultural heritage resources. This
includes important views, the marina function and heritage attributes.

Development of the site must be phased appropriately. In the plan, the marina is relocated from
the pier to the east part of the site, including the breakwall. The plan permits a full service
marina and related uses including marina-inspired shops, restaurants, public markets and other
tourism amenities. As outlined in the marina business case, the master plan addresses the
importance of staff developing a Marina Action Plan to determine the future ownership and
operation of this facility. Staff will continue to work with CLC to protect for a future marina.

Taken together, these components create a master plan that will transform the site into an
exceptional, high quality waterfront community for future generations. It opens the site for the
first time in many years to the public and allows all residents and visitors to enjoy the water any
day of the year. In order to make the master plan a reality, an implementing Official Plan
Amendment (OPA) will be required. The draft OPA is attached for information (Appendix 2).

Comments Received

The master plan was reviewed by staff from City departments, the Region and Credit Valley
Conservation. Their comments were considered and addressed. The public response was
generally supportive of this plan when it was unveiled in February. Their feedback was
reviewed and is summarized below. Appendix 3, Response to Public Comments, provides
additional details on the public feedback received.

Streets and Mobility — Views to the water and multi-modal (particularly cycling and pedestrian)
access through the site are priorities for the community. The east/west and north/south streets
open the site for pedestrians, cyclists, and vehicles and offer a variety of views to the water.
Elimination of all cars from the site was requested. This would be a challenge given the range
of uses proposed and accessibility needs. A “shared” street approach for all modes of transport
is seen as the most appropriate solution.

Parks and Open Space — The community expressed concerns about the amount of public space
available. Staff believe that providing 25% of the site for these uses addresses this.

Marina - The public is emphatic that the “Port” be kept in Port Credit. The master plan permits
for a full service marina. It identifies an area of the site for the marina facilities and speaks to
the potential for lakefill on an expanded breakwall to support this. Additionally, the plan outlines
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the components of a Marina Action Plan to identify marina operational, funding, layout and
implementation strategies.

To further protect for a future marina, it is recommended that Council consider approval of the
implementing Official Plan Amendment once the City has an agreement with CLC for the
continued use of a portion of the site for a marina.

Built Form — There is some concern from the community regarding the 10 storeys along Port
Street East and potential for a 22 storey landmark building. Consistent with the Port Credit
Local Area Plan, this master plan establishes a gradation of heights down to the water from Port
Street East. This strategy, in combination with a requirement for 4 storey podiums and stepping
back of additional storeys, will keep the desired human scale at the street level.

The potential landmark building up to 22 storeys at the southern tip of the pier is subject to a
number of criteria including having a destination use, an international design competition and
meeting the tests of compatibility.

In addition, once the City’s Affordable Housing Policies are established, future development will
need to conform.

Development Permit System

Staff are investigating the use of the Development Permit System (DPS) for this site. The DPS

combines zoning, minor variances and site plan together and adds conditions of approval. The

development standards are established initially in consultation with the community, stakeholders
and the landowners. Staff will continue to explore the process and benefits of a DPS. Any

implementation of this option would follow approval of the Official Plan Amendment.
Next Steps

After Council approves the master plan, the following steps are required prior to any
development rights being released for the site:

e Circulation of the Draft Official Plan Amendment for comment.
e Statutory Public Meeting to receive comments on the Draft OPA.
e Continued work with CLC to identify mechanisms to protect for the future marina.

¢ Report to Council on the satisfactory arrangements for the continuation of a marina at
this site prior to recommending approval of the OPA.

o Staff continue to investigate the possible use of a Development Permit System.

e Staff continue to explore partners, funding and mechanisms for affordable housing on
this site.

e Detailed phasing plan, site plan and development applications will be submitted to the
City for evaluation.

Strategic Plan

This project addresses the visionary action of the Prosper pillar to create a model sustainable
community on the waterfront.
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Financial Impact

There is no financial impact at this time. Existing staff resources will continue to work with CLC
and the community to implement the next steps.

Conclusion

Water defines this community. This master plan for 1 Port Street East reconnects residents and
visitors to the water where previously there was no access. It celebrates this connection in the
form of views and physical public realm connections. It keeps the “Port” in Port Credit by
protecting for a future marina. The master plan directs for a model sustainable and creative
waterfront community. Redevelopment of this site will leave a legacy for future generations.

There is more work to do. Further arrangements for the protection of the marina need to be
secured prior to releasing any development rights. A phasing plan will be needed to carefully
guide protection for the marina and generate the critical office jobs. Further development
approvals will be required.

Council’s approval of the master plan enables this additional work towards achieving this vibrant
waterfront redevelopment.

Attachments

Appendix 1:  Charting the Future Course — 1 Port Street East Comprehensive Master Plan”
prepared by The Planning Partnership

Appendix 2: Draft Official Plan Amendment

Appendix 3: Response to Public Comments

® //r J.Ff-'

Edward R. Sajecki, Commissioner of Planning and Building

Prepared by: Ruth M. Marland, MCIP, RPP, Strategic Leader
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EXECUTIVE SUMMARY

The 1 Port Street East Site is part of an exciting city-
building initiative, the Inspiration Port Credit process,
that is helping to build high quality, complete and
healthy new waterfront communities within Port
Credit.

This Comprehensive Master Plan for the | Port
Street East Site builds on the tremendous amount
of work done for the long-term planning of the Port
Credit Areq, to establish specific design and policy
recommendations far the Site. The Comprehensive
Master Plan is based on collaborative and inclusive
consultation with the City of Mississauga, land
owners, interested residents and businesses, and
approval agencies, as well as the design-related
and policy recommendations from a number of
related background studies, that are included in

Appendix 1.

It is the City’s vision to ensure that an iconic
and vibrant waterfront neighbourhood
and destination with a full service marina
is developed at the 1 Port Street East Site
that:

*« Is woven inte the fabric of Port Credit
and the City;

* Supports the overall vision of Port Credit
as an evolving waterfront village;

« Celebrates the Site's
waterfront context;

uvnigque urban

* Promotes developmentthatis financially
viable and economically sustainable;

s Links the marine and cultural histories of
the Site together; and

*» Draws people to the waler's edge to live,
work, make, learn, shop and play.
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This Comprehensive Master Plan is organized around
seven Guiding Principles, set out in baold, below.

Create a Logical and Efficient

1 Guiding Principle 1
Street and Block Pattern

New development on the 1 Port Street East Site shall
occur on Development Blocks that are established
based on an efficient and realistic scale and that
are defined by an interconnected Street System and
other complementary components of the Pedestrian
Realm Netwaork. The fine-grained, interconnected
Street System will promote Active Transportation.
Walking will be paramount, but streets will also
accommaodate safe, direct cycling routes and
provide vehicular and emergency vehicle access.
The Street System will provide views throughout and
through the Site to the water and adjacent JJ Plaus
Park.

The 1 Port Street East Site will be well linked both
internally and to surrounding streets, trails, parks
and other nearby destinations. New connections
will include extensions of Stavebank Road, Elizabeth
Street and Helene Sireel into the Site to maximize
direct street linkages with the existing Port Credit
Village street network, to ensure the Site is integrated
seamlessly with the Village. People will have choices
for mode of movement and for routes.

The Street System creates a series of ¢ Development
Blocks that will accommaodate various forms of
buildings and land uses, al varicus densities and

heights.

Guiding Principle 2

2 Put Pedestrians First! A
Connected Pedestrian Realm
Network

New development on the 1 Port Street East Site shall
strengthen community fies to the waterfront and
include o connected Pedestrian Realm Network
that is linked to the Streel System, is accessible
ta pedestrians and cyclists and is comfortable,
animated and attractive all year round. Public
access around and through the Site to the water’s
edge will be maximized, and include a continuous
and contiguous Waterfront Promenade, as well as
two new Urban Squares that provide additional
high quality waterfront park space for Port Credit.
Of critical importance is the interconnection of the
Street System with the Pedestrian Realm Netwaork,
to create a fine-grained network of spaces for
movement and activity. All of these elements play
a vital role in animating the 1 Port Street East Site.
It is the intent of this Plan to create year-round
recreational and leisure opportunities, waterfront
views, improved internal and external connectivity
and an inviting and comfortable pedestrian

experience.

Guiding Principle 3
Be a Complete and Healthy
Neighbourhood

3

The 1 Port Street East Site is designed as a healthy
and complete neighbourhood with a built
envircnment that is pedestrian-friendly, transil-
supportive, contains a mix of uses that suppart daily
living and enables physical activity through Active
Transportation,

A mix of land uses is desired to help create a vibrant
neighbourhood within  Port  Credit, supporting
activity at different times of the day and year, and
where each use complements and reinforces the
other. This includes adding jobs in the office, retail
and service commercial sectors including hotels
and restaurants. A minimum of 6,000m2 of new
office space Is reguired, as well as a minimum of
6,300m2 of at-grade non-residential uses such as
retall, restaurants, "marina marketplace,” maker
uses, artisan workshops, cultural/institutional uses,
and educational uses.

A full-service marina is accommodated, including
dockage and on-land boat storage, boat repair,
chandlery, boat sales, charters and other related
retail and small scale office uses. All of these uses
are expected to continue in some form as an
infegrated part of new development.

From a residential development perspective, this
Caomprehensive Master Plan includes a range and
mix of dwelling unit types and sizes, including units

that have the potential to be more affordable.



Guiding Principle 4
Protect and Enhance Natural
and Cultural Heritage

4

The 1 Port Street East Site is identified as a Cultural
Heritage Landscaope and listed on the Heritage
Register in the City's planning documents, This
Comprehensive Master Plan ensures that the historic
marina function is preserved, notwithstanding that
substantial new investment in the infrastructure that
supports that maring function is required. It also
protects the pancramic views from the edge of the
Pier of the Mississauga shoreline and parts of the
west and south shoreline of Lake Ontario as well as
views of the Ridgetown,

From & natural heritage perspective, it is recognized
the Pier and Breakwater/Ridgetown structures are
impartant both structurally and functionally, It is also
recognized that the Site provides important regional
and provincial ecological connectivity, including
stopover and staging habitat for birds, wildlife
and aquatic habitats, There remains substantial
opportunities to improve the ecological context
of this location, primarily through improvements
{restoration and/or enhancement] to the quality of
existing aquatic and terrestrial shoreline habitats.

The City will ensure that the natural and cultural
heritage resources identified on the 1 Port Street
East Site dre protected and enhanced through the
policy frameworks provided in the City of Mississauga

Cfficial Plan and the Port Credit Local Area Plan.
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Guiding Principle 5
Represent World Class Design
Quality

S

New development - both public and private sector -
will be beautiful and at a human scale, and will be
compatible with the broader Port Credit community,
In addition, new development will be diverse and
varied, andincorporate a commitment to sustainable
design and green building technologies.

The 1 Port Street East Site has prominence and
importance in Port Credit, and for all of Mississauga,
New development must become a showpiece of
high-quality design that leverages its fremendous
locational attributes. Excellence in architecture
and urban design is essential in creating o vibrant
and attfractive neighbourhood. To this end, this
Comprehensive Master Plan establishes high quality
standards of urban design and architecture for a host
of design elements including building articulation
and materials, access and parking, four seasons
comfort and interest, compatibility, and signage,
among others. A key goal is to establish active
building frontages adjacent to the Street System
and Pedestrian Realm Network.,

The Comprehensive Master Plan establishes an
overall FSl target of 2.0 to 2.5 for the Site. A general
building height transition is established from higher
in the north {up to 10 residential storeys adjacent to
Port Street] to lower in the south [up to é residential
storeys). representing a “stepping down" to the
water. All buildings are required to have a 4 storey
podium to establish @ human scale street wall.

An exception to the height transition is the potential
for an iconic landmark building of up to 22 storeys
at the southern tip of the site. This building., and
adjocent Pedestrian Realm Network, will be subject
to an international design competition, and must
contain a destination use or function that enhances
the image of Port Credit as a whole.,

The 1 Port Street East Site provides an excellent and
unigue opportunity fo showcase the most recent
and innovative approaches to sustainable design
and green building technologies. This Plan provides
targets aimed at incorperating climate change
mitigation and adaptation strategies for the long-
term sustainability of the 1 Port Street East Site, and
promotes green building technologies. renewable
and alternative energy options and other sustainable

design techniques for development.

Guiding Principle é
Promote Innovative
Infrastructure

6

The 1 Port Street East Site s an urban site that will be
provided with full urban service infrastructure, It is
an objective of the City to work with the developer
to provide the full range of service infrastructure
that is efficient, cost effective and best utilizes
existing infrastructure systems, while minimizing
environmental impacts. The Site should become a
demonstration of state-of-the-art technology for the
provision of service infrastructure and ufilities.

Caretul traffic management is required as ¢ result
of increasing vehicular traffic and congestion being
experienced across the Greater Golden Horseshoe
as intensification occurs, inclusive of the 1 Port Street
East Site. Mitigation strategies such as Transportation
Demand Management Measures can limit the

impacts of the traffic.

Guiding Principle 7
Ensure Coordinated
Implementation

7

The objectives of this Comprehensive Master Plan will
be implemented through a site-specific Official Plan
Amendment, After this milestone, it is in the interest
of the City to deal with development applications
incrementally, through either the Development
Permit System, or the more traditional Rezoning/sSite
Plan Approval processes, This approach will ensure
that the City retains control of the phasing strategy
through the implementing development approval
process. The phasing strategy will set out targets and
timing for the construction of the reguired office
and gt-grade non-residential uses, and provide for
a Marina Action Plan that establishes appropriate
standards for the new maring and protects the
existing marina and operations until the new marina
is ready for relocation.

This Plan recommends all public and private
development be vetted by the Mississauga Urban
Design Advisory Panel, to promote beautiful and
iconic design. In addition it recommends all City
assets and potential Landmark Building be subject
to an international design competition.

This Comprehensive Master Plan has, as a
fundamental goal, the creation of a great
community structure. This framework is infended to
insure new development on the 1 Port Street East Site
is locally inspired and integrated, while showcasing
some of the very best technigues of design and
infrastructure, As such, it does not promote any
specific building or landscape design, style, or
detail. These important elements will be determined
through further development approvals including
Zoning by-law, Site Plan Approval, Building Permits,
and/or the Development Permit System, There is a
Demaonstration Plan and Character Sketches which
show the intent of this Comprehensive Master Plan
- relationships of the Site to Port Credit, or building
to public space. But they are just one possible
outcome of the application of this Comprehensive
Master Plan.
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1.0 | INTRODUCTION

Understanding

Inspiration Port Credit is an ongoing and exciting
city-building initiative that will transform Port Credit
into an exceptional, high quality, complete, healthy
and waterfront focused community in the years to
come.

The 1 Port Street East Site is @ major redevelopment
opportunity in Port Credit, and within the City of
Mississauga. As awaterfrontsite, itis tied to the history
of Port Credit, and will be a key part of its future.
The redevelopment of the 1 Port Street East Site has
the potential to establish a new image for waterfront
development in Port Credit. Its redevelopment must
be a state-of-the-art demonstration of sustainable
development and green building technology and
leave a legacy of great, innovative design.

There has been o tfremendous amount of work done
for the long-term planning of the Port Credit Area
through the Local Area Plan and the Inspiration Port
Credit processes. This Comprehensive Master Plan
maximizes the use of this good work ta identify how
it all affects the 1 Port Street East Site. There is o
planning context that has been recognized, and
the substantial goodwill that the City has built up
with the local residents and businesses has been
considered, recognized and continued.

This Comprehensive Master Plan for the 1 Port Street
East Site is the next step in the evolution of an
ongoing transformation process. The Comprehensive
Master Plan seeks to:

« Connect the design-related and policy
recommendations from the extensive
previous work, summarized in Appendix 1, to
this new planning framework;

« Establish a fully articulated strategy for both
the Marina Basin and the Pier redevelopment
that will guide street network, built form,
pedestrian realm and land use contexts;

5.5-11

* Provide a clear approach to incremental
implementation; and

* FEnsure a confinuation of the collaborative
and inclusive consultation with the Inspiration
Port Credit Team, land owners, interested
residents and businesses, and approval
agencies.

All of those elemenis combined. have resulted in
this 1 Port Street East Comprehensive Master Plan.
A Plan that clearly articulates the Collective Vision
and Guiding Principles, and, eventually, translates
them intfo a set of statutory planning policies that will
achieve key city-building objectives and, ultimately
guide the redevelopment of the 1 Port Street East
Site over time,

The development of the 1 Port Street East Site has
the potential to establish a new, high quality and
world class paradigm for the Port Credit community.
A crucial aspect of achieving an iconic and
inspirational neighbourhood on the Site will be to
reconsider some of the City's planning policies
and development/design standards in light of the
Collective Vision and Guiding Principles of this
Master Plan, which seek to achieve a precedent
setting neighbourhood design in recognition of the
Site’s unique and urban attributes.

Innovative design solutions that challenge the status
quo will be required and need to be considered
across all of the City's departments with a particular
focus on:

» Street System planning and
design;

streetscape

* Park planning. acquisition,
maintenance; and

* The legal agreements that will secure
cappropriate urban development standards,
ownership arrangements and planning
policies.

design and

Purpose

The purpose of this Comprehensive Master Plan
is to provide specific design and planning policy
recommendations for the development of the 1 Port
Street East Site in Port Credit. It is a requirement of
the Port Credit Local Area Plan under Policy 13.1.8
to prepare a Comprehensive Master Plan for the
Site. Specifically, the Local Area Plan states:

“"Notwithstanding the provisions of the Mixed Use
and Greenlaonds designations and the Desirable
Urban form policies, the following additional
policies will apply:

a. marina, boat repair, service and storage will
be permitted; and

b. further study is required to determine the
appropriate type of redevelopment on these
fands."”

“A Comprehensive Master Plan will be prepared to
the City's satisfaction that will address, among other
matfers, land use, built form and transportation. In
addition, the Master Plan will:

a. determine contamination on the site;

b. have regard for other City plans, policies
and reports, such as the Lakeview and Port
Credit District Policies Review and Public
Engagement Process - Direction Report and
the Waterfront Parks Strategy 2008;

c. include provision of significant public
parklands along and access to the waterfront
including the extension of the Waterfront Trail;

d. preserve and enhance views to Lake Onfario;

e. examine unigue opporifunities to fake
advantage of the site's location and reflect
the historic marine heritage of the area
including preserving the marina function and
the Ridgetown breakwater:

f. consider the appropriate built form around
the future terminus of the Light Rail Transit
planned along Port Sfreet East; and

g. provide opportunities to accommodate

employment uses.”

“Consultation on the comprehensive Master Plan
will occur with the londowners, local community,
and other stakeholders.”

Location

The lands and water lot collectively comprising the
1 Port Street East Site are located at the southern
edge of Port Credit, just east of the Credit River
along the Lake Ontario shoreline as identified on
Maps 1 and 2. The total site area is approximately
27.7 hectares, an area which is further subdivided
as identified on Map 3 and the following Table 1:

Table 1 - Site Area

The Pier (Developable Land Base) 6.3 ha*
The Breakwaters & Ridgetown 2.5 ha
Elizabeth and Helene Street ROW's 0.2 ha
Ihe Water Basin 18.7 ha
TOTAL AREA 27.7 ha

*The Developable Land Base includes some
lands that are within the Hazard Lands Overlay
Designation, that are also identified as the
Waterfront Promenade.

Comprehensive Master Plan
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2.0 | THE COLLECTIVE VISION
AND GUIDING PRINCIPLES

The Collective Vision

Over the past several years, the 1 Port Street East Site has been subject to a number of planning
investigations, including this Comprehensive Master Plan exercise. In association with all of that work,
there have been a number of public engagement opportunities that, collectively, identified an array
of vision statements and asscciated principles for new development. For the maost part, there has
been a general level of consistency of thought, notwithstanding a vast diversity in expression. For this
Comprehensive Master Plan, all of the past visions and principles have been reviewed and codlesced
into one, clear vision statement, as follows:

It is the City's vision to ensure that an iconic and vibrant
waterfront neighbourhood and destination with a full service
marina is developed at the 1 Port Street East Site that:

* |s woven into the fabric of Port Credit and the City;

e Supports the overall vision of Port Credit as an evolving
waterfront village;

» Celebrates the Site’s unigue urban waterfront context;

e Promotes development that is financially viable and
economically sustainable;

* links the marine and cultural histories of the Site together;
and

* Draws people to the water's edge to live, work, make, learn,
shop and play.

5.5-13

The Guiding Principles

Building upon the principles from the Port Credit
Local Area Plan, the Inspiration Port Credit “See
the Possibilities” Online Survey (September 2014)
and the Workshop held for this Comprehensive
Master Plan (December 2015}, new development
shall achieve the Collective Vision by further
articulating the following Guiding Principles for
new development:

Block Pattern - New development shall

occur on Development Blocks that are
established based on an efficient and realistic
scale and that are defined by an interconnected
Street System and Pedestrian Realm Network;
2 Realm Network - New development shall

strengthen community ties to the water’s
edge and include a connected Pedestrian
Realm Network that augments the Street System,
is accessible to pedestrians and cyclists, and is

comfortable, animated and attractive all year
round;

1 Create a Logical and Efficient Street and

Put Pedestrians First! AConnected Pedestrian

Be a Complete and Healthy Neighbourhood

- New development will accommodate a

range and mix of residential, commercial,
cultural, maker and community land uses and
spaces, including a full service marina. Affordable
housing opportunities will be facilitated;

Frotect and Enhance Natural and Cultural

Heritage - New development will protect

and enhance natural and cultural heritage
resources, including important views, the marina
function and marina heritage;

Represent World Class Design Quality -
5 New development will be iconic, beautiful

and at a human scale. It will be compatible
with the broader Port Credit community. It will
also be a showcase for sustainable design and
green building technologies. Where appropriate,
International Design Competitions will be used to

ensure innovation;

6 development shall be encouraged to
incorporate state-cof-the-art technelogy for

the provision of service infrastructure and utilities;

and

Promote |nnovative Infrastructure - New

Ensure Coordinated Implementation -
7 Strong political will, supportive planning

policy and administrative coordination s

required to ensure a logical and phased
redevelopment, and to allow existing maring
functions to continue to operate, and to relocate
as development occurs. New development will
be Implemented through ongoing development
approval processes, including the City's Design
Review Panel.

Comprehensive Master Plan
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3.0 | GUIDING PRINCIPLE 1
CREATE A LOGICAL AND
EFFICIENT STREET AND BLOCK
PATTERN

New development on the 1 Port Street East Site shall
occur on Development Blocks that are established
based on an efficient and realistic scale and that
are defined by an interconnected Street System
and other complementary components of the
Pedestrian Realm Network. New development will
also:

* Provide an interconnected Street System that
promotes Active Transportation and provides
vehicular and emergency vehicle access ds
well as facilities for cyclists and pedestrians:

» Create a series of 9 Development Blocks, that
will accommodate various forms of buildings
and land wuses, at various densities and
heights; and

*» Provide views throughout and through the
Site to the water and adjacent JJ Plaus and
St. Lawrence Parks.

The intent of this Comprehensive Master Plan is fo
create a fine-grained Street System that promotes
Active Transportation. Walking is paramount, but
streets should also accommodate safe, direct
cycling routes.

The 1 Port Street East Site will be well linked both
internally and to surrounding streets, trails, parks
and destinations. New connections will include
extensions of Stavebank Road, Elizabeth Street and
Helene Street into the Site to maximize direct street
linkages with the existing Port Credit Village street
network, fo ensure the Site is intfegrated seamlessly
with the Villoge. People will have choices for mode
of movement and for routes,
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9 Development Blocks

The Street System s fundamental to creating
appropriately scaled and efficient Development
Blocks. The Street System creates 9 Development
Blocks as identified on Map 4. The size of each of
these Blocks is summarized in Table 2:

Table 2 - Development Blocks

Area (ha) Dimensions {approx.)
Block 1 0.21 ha 46 x 45m
Block 2 0.21 ha 51 x 41m
Block 3 0.33 ha 42 x 78m
Block 4 0.3%9 ha 47 x 82m
Block 5 0.34 ha 42 x 79m
Block 6 0.37 ha 47 x 79m
Block 7 0.14 ha 37 x 71lm
Block 8 0.33 ha 47 x 71m
Block 9 0.44 ho 100 x 43m
TOTAL AREA 2.76 ha
The identified Development Blocks represent

approximately 44 percent of the total Developable
Land Base of the Site. These Blocks will be the
location of primarily private sector development
opportunities. Direction for the development of
these Blocks is provided in the other Sections of
this Comprehensive Master Plan.

The Street System Hierarchy

The location, configuration and character of the
1 Port Street East Site requires access for those
who are entering or leaving structured parking
(for residences, offices, shopping or the marina);
by delivery and maintenance vehicles; for
accessing public spaces; for pick up and drop
off; or perhaps for a leisurely walk, bike ride and/
or drive. Intimate streets with slow design speeds
are best suited to these purposes.
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All roads within the 1 Part Street East Site are
considered Local Streets in terms of the City's typical
street hierarchy. The range of street types within
the Site are identified on Map 4. Collectively, the
streets play three roles - the first for circulation and
access to the anticipated development; second, as
a defining feature and complementary component
of the Pedestrian Realm Network; and the third, to
establish and frame view corridors through and
throughout the Site.

The streetscapes are expected to be engaging
and safe oufdoor places with beautiful trees and
plants, seating and shade. They will accommodate
vehicular traffic, pedestrians and cyclists, and will
form the framework for Active Transportation. To
accomplish these goals on this unique urban
waterfront site, higher quality design standards are
required, exceeding the City's current streetscape
standards.

The identified Street System represents approximately
32 percent of the total Developable Land Base of
the Site, as identified on Table 3:

Table 3 - Street System

Port Street East Widening {assumed 3m) 0.08 ha
Stavebank Road (17m) 0.60 ha
Elizabeth Street E-W Extension [17m) 0.27 ha
North-South Spine {25m) 0.48 ha
East-West Access Streets (17m) 0.14 ha
Shared Streets [17m) 0.43 ha
TOTAL AREA FOR STREET SYSTEM 2.00 ha*

*The Total Area for the Street System does not
include the existing Elizabeth or Helene Strest
right-of-ways.
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Opportunities for reduced street
right-of-ways

In accordance with the concepts presented in
the Mississauga Official Plan, recduced right-of-way
widths are used in this Comprehensive Master Plan
to make efficient use of the Developable Land Base
and to create a sense of enclosure. Reduced right-
of-way widths also aid in traffic calming and help
to animate the streetscape.

The City will need to consider the appropriateness
of these right-of-way proposals from legal, liabkility
and public safety perspectives, and ensure that
there is enough space to accommodate municipal
service infrastructure, where required. Further, it is
anticipated that the Street System will be based
on the details of the adjacent developments, as
those proposals come forward over time, including
opportunities for further right-af-way reductions.

Public vs. Private Ownership

In this Comprehensive Master Plan, the Street
System may be publicly or privately owned, with
the exception of Port Street East and the southward
extensions of Elizabeth and Helene Streets. which
are already publicly owned. In addition, Map 4
identifies part of the Stavebank Road Extension, part
of the North-South Spine and the Elizabeth Street
Connection as Proposed Public Right-of-Ways.

Where streets are privately owned, public easements
may be required to accommaodate municipal service
infrastructure.  Where streets are public, private
easements for below grade parking structures may
be provided, subject to approval by the City.

The City will need to consider the feasibility of
a public/private approach to street access and
maintenance, as well as the legal agreements
required to facilitate such an approach, or other
similar innovations. City staff will consider the merit
of a private Street System, including all the new
streets identified as public on Map 4, subject fo
appropriate justification and/or studies.

Streetscape Design Elements

Streets will be designed to continue the existing
street and block grid pattern of Port Credit and
allow for enhanced penetration into the 1 Port
Street East Site. Mulliple points of access will
achieve north/south and east/west view corridors
to the water, good pedestrian accessibility and
safety, enhanced cycling facilities, multi modal
movement opportunities and access to maring-
related facilities and parking lots. It is the intent
of this Comprehensive Master Plan that the design
and maintenance of the range of streets within and
abutting the Site must reflect its high quality urban
waterfront character, as identified on Diagrams 1
through 6.

It is also understoed that how built form interfaces
with the abutting street is important to animating the
street and creating a safe, welcoming environment
for pedestrians and cyclists. This crucial interface of
street and built form is dependent upon the scale of
the buildings, the width and function of the street,
the size of the building setbacks and the at-grade
land uses. The following applies to the various street
types identified in this Comprehensive Master Plan:

» All streets will be safe, accessible, secure and
shall implement the relevant reguirements
of the Ontarians with Disabilities Act, where
appropriate, streets shall accommodate a
range of service vehicles and emergency
services;

* Throughout the Site, street furnishings,
plantings, materials, and techniques must
be consistent in physical form and spacing
and be of the highest quality. Pattern
and repetition are essential to imprint a
recognizable sense of place. Streetscaping
shall complement the design treatments of
the other elements of the Pedestrian Realm
Network:

The design of streetscapes shall create
defined and continuous zones for planting,
street furnishings, utilities and pedestrian,
cyclist and vehicular traffic ond that are
innovative and responsive to the urban
waterfront context;

Street trees shall be added, acknowledging
that due to the location of significant view
corridors, underground services/parking and
restrictive right-of-ways, not all streets can
accommodate them. Where trees are not
desirable and/or possible, opportunities for
Public Art, planters, banners, awnings and
other amenities shall be explored:;

The design of streetscapes shall incorporate,
where appropriate, low impact development
standards and sustainable infrastructure
innovations and shall create opportunifies
for shrubs and other plants in addition to,
or instead of, street trees to enhance the
Pedestrian Realm Network: and

Streets will accommodate service vehicles,
utilities and emergency services. Loading
and garbage faciliies shall be located
primarily below grade and shall be designed
to accommodate trade vehicles, moving
vans, garbage trucks and delivery vehicles.
In general, loading, garbage collection and
parking areas should not be located where
they are visible from the Street System or the
Pedestrian Realm Network. Where possible,
access to parking, loading and garbage
collection areas should be provided from the
defined East-West Access Streets or Shared
Streets.
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Elements of the Street System

Port Street East

Port Street East is an existing public street that
currently provides access to the |1 Port Street East
Site. It has been identified as having the potential
tc accommodate future higher order transit.
Development aleng Port Street East will support
multi-modal transportation options, have an
active pedestrian boulevard, cycling facilities and
supportive and animated building frontages.

The right-of-way for Port Street East may require
additional widening from its existing 20 metres, up to
a maximum of 28 metres;

Stavebank Road

Stavebank Road will be extended into, and provide
primary access to the 1 Port Street East Site. It is also
an important cycling and pedestrian connection.
Stavebank Road will provide a connection with, and
access to JJ Plaus Park, the Waterfront Promenade,
the Destination Park at its scuthern terminus, and the
maring slips alang the wharf for people travelling to
and from their boats. A turn-around/drop-off at the
end of Stavebank, and on-street parking along it, will
accommodate short term marina use. It is alse an
important view corridor to Lake Ontaric.

Since Stavebank is parallel to JJ Plaus Park, there is
an opportunity to provide pedestrian and cyclist
facilities (o multi-use traill and/or underground
utilities within the park itself, if needed or desired. As
such, Stavebank Road will have a planned right-of-
way width of between 17 and 20 metres and include
facilities and design elements as shown on Diagram
1;

Elizabeth Sireet Connection

Elizabeth Street is an important connection with the
broader Port Credit community, both as a pedestrian
route and as a secondary vehicular connection. It
is also a view corridor to the loke, specifically the
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marina basin. 1 will be a short street, but it will link
with the new east-west street = forming a continuous
L-shaped street af the north end of the Site that will
link with Stavebank Road.

The east-west component of the Elizabeth Street
Connection will have a right-of-way width of 17
metres. This part of the Elizabeth Street Connection
includes facilities and design elements as shown on
Diagram 2.

The north-south component of Elizabeth Street will
maintain its current public right-of-way width of 20
metres, as shown in Diagram 3;

Helene Street Access

Helene Street, an existing public road right-of-way,
will provide access to the marina facilities on the
east side of the Site, including the potential boat
repair building, the marina office, and the potential
expanded east breakwater facilities that will include
vehicular parking in summer and boat storage
in winter. The street right-to-way will stop at the
Waterfront Promenade.

Careful design consideration is required fo ensure the
safety of pedestrians and cyclists at this crossroades,
and to ensure vehicles proceed with care.

Helene Street will maintain its current right-of-way
width of 20 metres, and include facilities and design
elements as shown on Diagram 3;

North-South Spine

This special street will be the primary internal street of
the development, and must have an interesting and
unigue character. The location and the right-of-way
width of the North-South Spine is to be considered
fiexible to accommodate different functional roles,
and different design freatments. For example, the
right-of-way could be wider to accommodate
a pedestrian piazza, or narrower if the design
vision is less ambitious than shown in this Plan.

Notwithstanding that flexibility, design treatments
must include special protection of the view corridor
itself. Street tree planting along the Spine should be
kept fo its edges, so that the centre of the Spine may
be clear of any vertical elements, right from Port
Street East to Lake Ontario.

This Comprehensive Master Plan incorperates aright-
of-way width of 25 metres (but could be as narrow as
17 metres), with a cenfral median, planted with low
ornamental vegetation, as shown on Diagram 4;

East-West Access Streets

Additional East-West Access Streets will augment the
other elements of the Street System. They perform
a mixed pedestrian, cyclist and vehicular role, with
highest priority for pedestrians and cyclists. They
accommodate vehicular traffic by providing access
for emergency and service vehicles, access to
structured parking facilities, and short term parking
or drop-off.

These East-West Access Streets will have a maximum
right-of-way width of 17 metres, and include facilities
and design elements as shown on Diagram 5; and

Shared Streets

Shared Streets are primarily intended as pedestrian
and cyclist facilities. with a secondary purpose
of providing access for emergency and service
vehicles, access fo structured parking facilities, and
short term parking or drop-off. Key elements of the
Shared Streets are:

« Vehicular ftraffic movement at very slow
speed, which encourages eye-contact and
informal negotiation between pedestrians,
cyclists and vehicle users. This is achieved
through design changes such as surface
tfreatments, materials, textures, lighting and
the use of minimum radii and lane widths,
together with features which introduce

infrigue, interest, uncertainty and promote an
intelligent response torisk among pedestrians,
cyclists and drivers;

Lesigns shall appropriately relate to the
North-Scuth Spine, Walerfront Promenade,
and adjacent building context (pedestrian
enfrances, vehicular entrances, and af-
grade conditions), thereby exploiting natural
human responses rather than rules and
controls;

There shall be less reliance on signs,
signals, road markings, curbs, barriers and
other features which imply predictability,
standardization and consistency; and

Include gateway features that emphasize
the transition between the adjacent Street
System elements (with their predominant
vehicular movement function) and the
Pedestrian Realm Network {(which has a mixed
pedestrian/cyclist movement function).

Shared streets offer valuable opportunities to
improve functional and visual connections
between the other components of the Street
System and Pedestrian Realm Network,
including contributing fto the logical
wayfinding system.

Shared Streets will have a right-of-way of 15
to 17 metres, and include facilities and design
elements as shown on Diagram é.
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4.0 | GUIDING PRINCIPLE 2
PUT PEDESTRIANS FIRST! A
CONNECTED PEDESTRIAN
REALM NETWORK

New development on the 1 Port Street East Site shall
strengthen community ties to the waterfront and
include a connected Pedestrian Realm Network
that is linked to the Street System, is accessible
to pedestrians and cyclists and is comfortable,
animated and attractive all year round. New
development will also:

* Provide views throughout and through the
Site to the water and adjacent JJ Plaus and
St. Lawrence Parks;

*  Maximize public access around and through
the Site to the water's edge;

* Incorporate a continucus and contiguous
waterfront trail; and

* Increase the quantity and quality of
waterfrant park space in Port Credit.

The Pedestrian Realm Network, identified on Map
5 is comprised of diverse components, including o
Waterfront Promenade and two Urban Squares. The
interconnected Street System works in conjunction
with the Pedestrian Realm Network to create o
fine-grained network of spaces for movement and
activity. All of these elements play a vital role in
animating the 1 Port Street East Site. It is the intent
of this Plan to create yearround recreational and
leisure opportunities, waterfront views, improved
internal and external connectivity and an inviting
and comfortable pedestrian experience.

As noted, it is key objective of the Pedestrian Realm
Network to provide views throughout and through
the Site to the water and adjacent JJ Plaus and St
Lawrence Parks. The Pedestrian Realm Network will
be complemented by the Street System to ensure
that the key view corridors identified on Map é are
protected from development.

55-18

Elements of the Pedestrian
Realm Network

Moving people in to, ocut of and through this
urban waterfront neighbourhood easily and safely,
and providing a variety of spaces for socializing,
special events and recreation, Is o priority of this
Comprehensive Master Plan.

The wvarious elements of the Pedesfrion Realm
Network must be considered in relation with one
another, the planned Street System and within the
context of the broader Port Credit community. A
clear understanding of how these spaces work
together and complement each other, and their
adjacent uses, will lead to a more connected,
accessible and logical network of pedestrian
spaces throughout the 1 Port Street East Site.

The Pedestrian Realm Network is composed of a
variety of types of open spaces creating passive
and active recreational opportunities. Elements
of the Network are located to provide gateways,
destinations and linkages throughout the Site,
and to cennect with surrounding trails, parks and
open spaces. Together with the Street System,
the Pedestrian Realm Network credates a highly
interconnected network for pedestrian and cyclist
enjoyment.
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Map 5: The Pedestrion Realm Network
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The Waterfront Promenade - One of the most
important elements of the Comprehensive Master
Plan is the creation of a confinucus, water's edge
promenade linking JJ Plaus Park in the west with the
Waterfront Trail and St. Lawrence Park fo the east.
The Waterfront Promenade shall provide a broad,
hard-surfaced pedestrian zone, complete with
lighting, benches, trees, and other amenities. It will
connect with all existing pathways as well as future
sidewalks that it is adjacent to. The design shall
respond 1o the various abutting edge conditions,
includingboththebulkheadandthebuilt-formedges.

The Waterfront Promenade shall be a minimum
of 15 metres in width. It will be designed to
accommodate pedestrians and cyclists, as well as
emergency services access and service vehicles in
support of promenade-edge businesses, but will not
be designed as a vehicular space. The Waterfront
Promenade shall provide adeguate space for public
events, restaurant patios/cafe space and spill out
retail space and access to some marina-related
elements;

55-19

Urban Squares - An Urban Square is defined as an
open space larger than 1,000 square metres and
smaller than 8,000 square metres in size. They are
primarily hard surfaced, but may include soft surface
elements and water features. Urban Squares shall
include public art, community and civic event
spaces and facilities for seniors, children and youth.
This Comprehensive Master Plan identifies two Urban
Squares on the 1 Port Street East Site:

* Destination Park - Located at the southern
tip of the Pier, the Destination Park is the
largest open space on the Site. It is expected
to accommodate uses and programming
appropriate fora Port Credit-wide destination,
including, for example, a flexible hard surface
area, a community use building containing
washrooms or change rooms, and a water
feature/winter skating loop.

« The Waterfront Promenade is continuous
and integrated calong the edge of the
Destination Park. Other elements within
the Park, including trees, should not be
located to interfere with cleor views
along the north-south view corridors,

The Desfination Park is the full width of
the Pier in an east-west direction. In the
north-south direction, it is approximately 65
metres (including the 15 metre Waterfront
Promenade] from the southern tip of the
Pier to the closest Development Block. The
Destination Park can be an irregular shape
to accommodate Stavebank Road and the
Shared Street component of the North-South
Spine. These elements of the Street System
shall be designed with an urban plaza
treatrment adjacent to and integrated within
the Destination Park, in order fo expand its
visual and functional scale; and

Arrival Park - located near the footl of
Elizabeth Street, Arrival Park is central to Port
Credit as a whole, and so it can function as
a ‘Gateway’. a welcoming space on the
waterfront as it relates back to the broader
Port Credit community.

Arrival Park shall be designed as a significant
window fo the marina and open view fo
the water. Compared with the Destination
Park, its location affords greater protection
from the elements, particularly in winter,
which may be a consideration for the types
of facilities and programming it can host.

Arrival Park will have street frontages on three
sides, and be faced by development on the
fourth. It shall be the full depth of the block
in a north-south direction, and be 40 metres
in width east-west. It should be designed
to be visually and functionally linked 1o the
Waterfront Promenade to the south;

Breakwater/Ridgetown - Designed primarily as
engineered structures to protect the maring basin,
and to provide opportunities for marina-related
facilities, they are currently not in a ferm that
would permit public use. However, through further
engineering and enhancement work, they have
the potential to become an integrated part of the
Pedestrian Realm Network, for example as trails and
lookouts along the water. The views of Lake Ontario,
Part Credit, the City of Mississauga, and adjacent
municipalities would be spectacular from a vantage
point along these features; and

Cycling Routes - Cyclists will be accommodated by
dedicated bicycle lanes along Port Street East and
Helene Streel. This will connect the multi-use path
in St. Lawrence Park with JJ Plaus Park. Cyclists will
also be welcomed along the Waterfront Promenade
and throughout the combined Street System and

Pedestrian Realm Network.

Further, although not part of the 1 Port Street
East Site, the east boundary of JJ Plaus Park is
heavily planted with trees, primarily conifers, with
the purpose of screening the existing marina
operations and boat storage. This will no longer be
an appropriate interface once Stavebank Road is
extended into the Site, Stavebank Road will create
a public frontage both for the new development
and JJ Plaus Park, and the park should be open
and visible to the Stavebank Road frontage. Further,
there will be opportunities to create new pedestrian
and cyclist linkages from JJ Plaus Park to the new
development,
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The  Pedestrian Realm  Network represents
approximately 25 percent of the total Developable
Land Base plus an additional 2.5 hectares that are
the Breakwaters and Ridgetown (existing) of the
Site. The required elements of the Pedestrian Realm
Network, as shown on Map 5, are summarized in
Table 4:

Table 4 - The Pedestrian Realm Network

Waterfront Promenade 1.11 ha*
Urban Squares

- Destination Park 0.31 ha
- Arrival Park 0.13 ha
Breakwater/Ridgetown 2.5 ha
TOTAL AREA 4.05 ha

*It is important to note that lands of the
Waterfront Promenade, which is considered in
the Developable Land Base, is also identified
as within the Hazard Land Overlay Designation.
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Opportunities for Additional
Pocket Parks and Pedestrian
Links

Pocket Parks and Pedestrian Links are small-scale
components of the Pedestrian Realm Network. They
are expected to be less than 1,000 square metres
in size, but generally greater than 75 square metres.
Pocket Parks are primarily hard surfaced, with
limited soft surface elements and water features;
with facilities that promote a passive, relaxing
atmosphere. In general, they should appear and
function as publicly accessible spaces where they
front publicly accessible roads, linkages, or the
Waterfront Promenade.

In addifion to the elements of the Pedestrian
Realm Network that are identified on Map 5, all
Development Blocks identified on Map 4 should also
include Pedestrian Realm Network land contributions
that may include:

e A Pocket Park with a minimum frontage on
a street or other Pedestrian Realm Network
component of 7.5 metres, and a minimum
size of 75 square metres; or

e Pedestrian Links with a minimum width of 6
metres.

The scale, locafion and design of these
Development Block specific Pedestrian Realm
Network confributions will be deftermined at the
fime of detailed development applications.

Public vs. Private Ownership

All of the elements of the Pedestrian Realm Network
identified in this Comprehensive Master Plan may
be publicly owned or privately owned. All publicly
owned elements of the Pedestrian Realm Network
shall be counted toward the required parkland
dedication, where identified as appropriate for
parkland dedication by the City.

Privately owned elements of the Pedestrian Realm
Network, including Pocket Parks and Pedestrian
Links, will only be considered as part of the required
parkland dedication where the City is satisfied that
the component is accessible fo the public, has been
designed tfo City standards and will be maintained
to City standards. Legal agreements to ensure the
long-term adherence to these requirements shall
be executed. However, nothing in this Plan suggests
that the City will be compelled to accept any
privately owned, publicly accessible element of the
Pedestrian Realm Network as part of the required
parkland dedication.

Further to the above, where lands have been
identified as “Hazard Lands”, the City shall not be
compelled to accept those lands as part of the
required parkland dedication. It shall, however, be
an objective of the City to secure those lands in
public ownership.

Required Contributions to the
Pedestrian Realm Network

The City has the authority to require parkland
dedication, or cash-in-lieu of parkland dedication
under Section 42 of the Planning Act and as
articulated in the Mississauga Official Plan.

Design Elements for the
Pedestrian Realm Network

Development at the 1 Port Street East Site shall
provide Pedestrian Realm Network improvements
and shall incorporate generous sidewalks and
walkways and cycling facilities as well as a unified
design vocabulary and adequate space for public
events.

The character of the Pedestrian Realm Network
shall be urban. This not only reflects the nature
of the surrounding urban development, but also
the fact that there are a variety of large parks in
the immediate vicinity, such as JJ Plaus Park, JC
Saddington Park, St. Lawrence Park and Port Credit
Memorial Park, that fulfill different functions. The
Pedestrian Realm Network will also include trails and
look-out opportunities on the existing breakwater
and the Ridgetown. Opportfunities to enlarge and
enhance the existing breakwater to support marina-
related facilities will be further explored.

The Pedestrian Realm Neftwork should be
programmed for animation, recreation and all
season inferest. Wayfinding signage should be
provided throughout the Site, complementary to
the broader Port Credit wayfinding strategy, that
directs people to the various parks within and
adjacent to the waterfront, and to the LRT and GO
Station.

The Pedestrian Realm Network and the Street System
are to be specifically designed to accentuate view
corridors throughout and through the Site, as well
as broader panoramic views at the water's edge,
as idenfified on Map 6.



Design Criteria - Pedestrian
Realm Network

The Pedestrian Realm Network will be
safe, secure and accessible;

The Pedesirian Realm Network will be
designed to the highest quality standards.
Top quality building matetrials, low impact
development standards, informed
planting choices and environmenial
sustainability are design priorifies;

All privately owned, publicly accessible
elements of the Pedestrian Realm Netwaork
will be safe, secure and gccessible to the
public. These elements of the Pedestrian
Realm Network will include adeguate
signage that indicates when it is open
and accessible to the public;

Comprehensive mainfenance schedules
for both the public and private sectors,
will be developed for the Pedestrian
Realm Network to ensure safe, accessible
and healthy landscapes;

The Pedestrian Realm Network will include
trees, shrubs and groundcover;

The design of elements of the Pedestrian
Realm Network will priotitize pedestrian
comfort. Maximized daily sunlight and
protection from wind and other elements
will be considered to support year-round
use;

Pedestrian amenities, such as backed
seating, tables., washrooms. water
features and waste receplacles shall be
of a high quality and readily available;

The Pedestrian Realm Network will include
highly visible locations for Public Art. Key

locations for public art are identified
conceptually on Map 5;

The Pedestrian Realm Network will include
high quality, barrier free programmable
space that can accommodate the needs
of users and facilitate socializing, special
events and recreation;

The Pedestrian Realm Network shall
be appropriately linked with off-site
pedestrian and cyclist facilities; and

The existing Breakwalers may be
expanded in the future fo accommodate
additional marina-related facilities
and trails subject to required approval
processes.
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5.0 | GUIDING PRINCIPLE 3
BE A COMPLETE AND

HEALTHY NEIGHBOURHOQOD

The 1 Port Street East Site is designed as a healthy
and complete neighbourhood with a built
environment that is pedestrian-friendly, transit-
supportive, contains a mix of uses that support
daily living and enables physical activity through
Active Transportation. Healthy places are planned
thoughtfully frem the outset, with an eye te making

the healthy choice — walking or cycling - the easy
choice,

A mix of land uses is desired to help create a vibrant
neighbourhood within Port Credit, supporting
activity at different times of the day and year, and
where each use complements and reinforces the

other, The mix of land uses helps create a complete
and healthy neighbourhood,

Development on the 1 Port Street East Site will
accommodate a range and mix of residential,
commercial, maker, cultural, institutional and

community land uses and spaces. |Importantly,
development will:

Celebrate it's water's edge relationship by
providing views, public access and buildings
that architecturally address the waterfront;

Add jobs in the office, retall and service

commercial sectors including hotels and
restaurants;

Provide for a full-service marina and o
“"marina marketplace”;

Promote maker uses, artisan workshops and
educational opportunities;

* Include cultural, institutional,
and educational uses; and

recreational

Include a range and mix of dwelling unit
types. tenures and sizes, including units that
are more afferdable,
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Attracting and accommodating employment uses
is a priority of this Plan. The 1 Port Street East Site
currently accommodates a full service maring,
including dockage and on-land boat storage, boat
repair, chandlery, boat sales, charters and other
related retail and small scale office uses. All of these
uses are expected to continue in some form as an
integrated part of new development. This Plan is also
expected to add substantially more jobs, based on
a requirement to provide office space, and a broad
range and mix of retail, service commercial and

restaurant uses. Maker spaces. artisan workshop
and educational uses are also permitted.

The Plan will accommadate a wide range and mix
of complementary and compatible neighbourhood
uses, including residential dwellings in the form
of live-work units, townhouses and dpartments,
institutional uses, recreational and cultural facilities,
as well as the employment uses noted above.
From a residenticl development perspective, this
Comprehensive Master Plan includes a range and
mix of dwelling unit types and sizes.

Land Use Designations

Notwithstanding the provisions of the Mixed-Use
and Greenbelt designations and the Desirable
Urban Form policies of the Port Credit Local Area
Plan and the City of Mississauga Official Plan, the
1 Port Street East Site is intended to accommodate
a vibrant waterfront mixed-use neighbourhood that
supports a diverse mixture of uses and an animated
built form interface to the adjocent Street System
and Pedestrian Realm Network. To achieve the
types and forms of development anticipated, the
Site is further subdivided into four distinct land use
designations, identified on Map 7, as follows:

*»  Waterfront Mixed-Use | Designation;

«  Waterfront Mixed-Use |l Designation;

Pedestrian Realm Network Designation; and

*  Marina Designation.

Stavebank B Extension

2

Map 7: Land Use Designations
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Waterfront Mixed-Use |
Designation

Permitted Uses - The blocks, sites and buildings within the
Waterfront Mixed-Use | Designation may incorporate a
diverse mix of uses, including:

* Retail and service commercial uses;
»  Office uses;

» Hotels, restaurants and/or other tourism-related
uses;

» Street, block and stacked townhouses and
apartment units;

+  Live-work units;
»  Civic and institutional uses;
«  Culturgl, educational and/or recreational uses:

»  Any additional elements of the Pedestrian Realm
Network;

» Structured parking facilities, above and/or below-
grade; and

* The Street System and all public and private utilities
and infrastructure.

Development Criteria - The following general development
criteria shall apply within the Waterfront Mixed-Use |
Designation;

» The eqguivalent of a minimum of 5 percent of the
total Gross Floor Ared shall be provided for at-
grade, non-residential uses;

» Apartmenl buildings or office bvildings are
permitted, and those buildings may include ¢
mixture of uses within the building. The inclusion
of at-grade retqil, service commercial and/or
restaurant uses is encourdgdged;

» Stand alone residential buildings shall set back
a minimum of 2.5 metres and a maximum of 4.5
metras from the edge of any defined Pedestrian
Realm Network or Street System slement to
improve privacy and fransition.  Lve-work units
and other non-residential uses do not require any
setback;
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For office uses, a maximum of 20 percent of the
proposed Gross Floor Area for office space may
be developed al-grade in any individual building.
The remainder of the proposed office space is
to be located on floors above-grade. Any office
space developed within the Waterfront Mixed-
Use | Designation may be deducted from the
6,000 square metres of office space requirement
in the Waterfront Mixed-Use Il Designation;

Retail. service commercial and/or restaurant uses
are to be located primarily at-grade. In special
cases, these uses may be located above-grade
or contain above-grade space, if it enhances the
overall intent of this Plan;

Where retail uses are provided al-grade, adjacent
to the edge of any defined Pedestrian Realm
Network or Street System element, verlical
articulation of narrow storefronts {maximum 6
metres) is required. Individual stores can include
multiple storefronts:

Retail and service commercial uses shall be limited
in size to a maximum of 3,800 square metres per
individual business;

Whererelail, service commercial and/orrestaurant
uses are provided at-grade, weather protection
encrodaching into the abutting Pedestrian Realm
Network or Street System element is encouraged,
subject to the approval of the City;

For all residential uses, private open space
amenity areas shall be provided in the form of
patics, decks, balconies and/or rocftop gardens.
These amenity areas shall include defined dog
station areas;

Where parking facilities are located above grade,
adjacent to any element of the Street System,
or Pedestrian Realm Network, they shall have
appropriate at-grade uses that visually buffer the
parking uses and activate the adjacent space;
and

Where any below grade parking structure
is provided, any element of the Pedestrian
Redalm Network may be developed at-grade,
on top of that facilily, subject to meeting the
design, maintenance, public access and legal
requirements of the City.

Vehicle Parking Requirements - In order to promote
opporfunities for Active Transportation and ensure the
efficient use of parking. the implementing Zoning By-
law shall consider reduced parking standards where car
share spaces, unbundled parking (unbundled parking
separates the cost of parking from the ownership of o
residential unit, typically by offering parking spaces for a
monthly fee) and/or shared visitor parking are provided as
part of a development proposal.

Reduced parking requirements will take odvantage of
the mixed-use form of development and recognize the
availability of higher order transitin proximity while ensuring
adeguate levels of shared parking for residential, maring
and commercial uses and visitors, Parking requirements
far this Site shall be informed by the City's Parking Masler
Plan and Implementation Strategy. In addition:

» The City shall consider waiving porking
requirements for all dwelling units with 50 square
melres orless of net floor area to assist with housing
affordability;

« Over fime, and as parking potterns conlinue
to evolve throughout Port Credit, the City shall
consider further parking space reductions for all
land uses based on up-fo-dale parking demand
trends;

* The City shall consider further parking space
reductions for all land uses where ride share
services are provided. The amount of the
reduction shall be subject to a Transportation
Demand Management Plan, and an agreement
between the City, the proponent and the ride
share company; and

= The City shall ensure that the Paymenlt-in-Lieu of
the provision of parking direclly reflects the actual
cost of building structured parking facilities on, or
in preximity fo the Site,

Bicycle Parking Requirements - The City of Mississauga has
shown its support for a multi-modal transportation netwaork
that includes cycling for both recreational and functional
purposes, To recognize and implement thal support, all
new development shall include parking for bicycles in
accordance with the City's Cycling Master Plar,
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Waterfront Mixed-Use ||
Designation

Permitted Uses - The blocks, sites and buildings within the
Walerfront Mixed-Use |l Designation may incorporate a
diverse mix of uses, including:

» Retail and service commercial uses, including
indoor and/or outdoor markets;

+  (Office uses:

»  Hotels, restaurants and/or other tourism-related
uses;

» Street, block and stacked tfownhouses and
apartment unils;

* Live-work units;

»  Civic and institutional uses;

» Cultural, educational and/or recreational uses;
«  Maker spaces/artisan workshop uses;

»  Any additional elements of the Pedestrian Realm
Netwaork;

» Structured parking facilities, above and/or below-
grade; and

« The Street System and all public and private utilities
and infrastructure.

Development Criteria - The following general development
criteria shall gpply within the Waterfront Mixed-Use I
Designation:

»  To promote g '‘Maring Marketplace' within this
Designation, retail and service commercial uses
shall be required at-grade where the building
has frontage adjacent to Port Street East, or is
adjacent to the Waterfront Promenade within this
Designation;

* A minimum of 4,000 sgquare metres of office space
shall be provided in stand alone or in mixed-use
buildings within this designation {subject lc the
deduclion of any office space developed in the
Walerfront Mixed-Use | Designalion;

* The equivalent of a minimum of & percent of the
total Gross Floor Area be provided for al-grade,
non-residential uses;
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Any moker space or artisan workshop use may
only be permitted where appropriate and in
conformity with all applicable legislation related
to nuisance emissions and other identified land
use compatibility concerns;

Apartment buildings or office buildings are
permitted, and those buildings may include o
mixture of uses within the building, the inclusion of
af-grade retail and/or service commercial uses is
encouraged;

Stand alone residential buildings shall set back
a minimum of 2.5 metres and a maximum of 4.5
metres from the edge of any defined Pedestrian
Realm Network or Street System element to
improve privacy and fransition. Live-work units
and other non-residential uses do not require any
setback;

Retail, service commercial and/or restaurant uses
are to be located primarily at-grade. In special
cases, these uses may be located above-grade
or contain above-grade space, if it enhances the
overall intent of this Plan;

For office uses, a maximum of 20 percent of the
proposed Gross Floor Area for office space may
be developed al-grade in any individual building.
The remainder of the proposed office space is fo
be located on floors above-grade;

Where retail uses are provided al-grade, adjacent
to the edge of any defined Pedestrian Realm
Network or Streel System element, verlical
articulation with narrow storefronts (maximum 6
metres) is required. Individual stores can include
mulliple storefronts;

Retail and service commercicl uses shall be limited
in size to o maximum of 3,800 square metres per
individual business;

Whererelail, service commercialand/orrestaurant
uses are provided al-grade, weather protection
encroaching into the abutting Pedestrian Realm
Network or Street System element is encouraged,
subject to the approval of the City;

For all residential uses, private open space
amenity areas shall be provided in the form of
patios, decks, balconies and/or rooftop gardens.
These amenity areas shall include defined dog
stalion areas;

=  Where parking facilities are located above grade,
adjacent to any element of the Strest System,
or Pedestrian Realm Network, they shall have
appropriate at-grade level uses that visually
buffer the parking uses and activate the adjacent
space;

» Where any below grade parking structure
is provided, any element of the Pedestrian
Realm Network may be develeped at-grade,
on fop of that facility, subject to meeting the
design., maintenance, public access and legal
requirements of the Cily; and

« BuilldingsonBlocks 1 and Zmay be joined togsether,
over top of the defined Shared Street, by an above
grade arcade, the arcade element must be o
minimum of 4-storeys above grade, and shall span

a minimum of 15-17 metres, at least matching the
right-of-way width of the Shared Street.

Vehicle Parking Requirements - In order fo promote
opportunities for Active Transportation and ensure the
efficient use of parking, the Implementing Zoning By-law
should allow for reduced parking standards where car
share spaces, unbundled parking [unbundled parking
separales the cost of parking from the ownership of a
residential unil, typically by offering parking spaces for a
maonthly fee) and/or shared visitor parking are provided as
part of a development propasal,

Reduced parking requirements will take advantage of
the mixed use form of development and recognize the
availability of higher order transit while ensuring cadeqguale
levels of shared parking for residential, marina and
commercial uses and visitors. Parking requirements for
this Site shall be informed by the City's Parking Master Plan
and Implementation Strategy. In addition:

= The City shall consider waving parking
requirements for all dwelling units with 50 square
metres orless of net floor area to assist with housing
offordability;

= Over fime, and as parking patterns conlinue
to evolve throughout Port Credit, the City shall
consider further parking space reductions for all
land uses based on up-fo-date parking demand
trends;

= The City shall consider further parking reductions
for all land uses where ride share services are
provided. The amount of the reduction shall be
subject to g Transportation Demand Management
Plan, and an agreement between the City, the
proponent and the ride share company; and

« The City shall ensure that the Paymeni-in-Lieu of
the provision of parking directly reflects the aclual
cost of building structured parking facilifies on, or

in proximity to the Site.

Bicycle Parking Requirements - All new development shall
provide bicycle parking in accordance with the City's
Cycling Master Plan,



Pedestrian Realm Network
Designation

Permitted Uses - The Urban Sqguares, Waterfront
Promenade, the Breakwalers/Ridgetown elements of the
Pedestrian Realm Network Designation may incorporate
the following land uses:

 Facilities for ouldoor recreation and passive
enjoyment of the public;

* Pedestrian and cycling facilifies, including

associated street and/or park furnifure;
=  Public Artinstallations;

« Marina facilities, including floating docks and
boat slips, fuel dock and pumpg-out stalion, boat
repair facilities, and ancillary equipment;

* Buildings thal are accessory to the permitied uses,
including a marina administration office:;

» Below grade structured parking facilities, or
surface parking lots/spaces for vehicles and
cyclists;

*  On-site winter boat storage;

* Conservation uses, flood and/or erosion control
works; and

* The Street System and all public and private utilities
and infrastructure.

Development Criteria - The following generaldevelopment
criteria shall apply within the Pedestrian Realm Network
Designation:

* A detfailed Pedestrian Realm Neftwork Master Plan
shall be prepared fo idenlify and confirm the
design of the various Pedestrion Realm Network
elements, including the design of any accessory
buildings or structures. [t shall be the objective
of the Pedestrian Realm Network Master Plan to
ensure thal the variocus elements of the Network
are considered in concert with one another,
with the planned Street System, with adjoacent
development ond with the broader Port Credif
community;
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* All elements of the Pedestrian Realm Network will
be representative of world class design guality
and will be a showcase for sustainable design and
green building technologies;

+  Accessory buildings shall be less than 4 metres in
height and have less than 500 square metres of
Gross Floor Areq;

= Where any below grade parking structure
is provided, any element of the Pedestrian
Redlm Network may be developed at-grade,
on top of that facility, subject to meeting the
design, maintenance, public access and legal
requirements of the City;

* All permitted land uses, and buildings or structures
permitted within this Designation that are also
subject to the Hazard Land Overlay Designation,
may only be permitted in conformity with
the reguirements of the Hazard Land Overlay
Designation; and

+ |t is intended that the existing Breakwaters /
Ridgetown be reftained to prolect the harbour
area for the marina. However, further lake fill
opportunities may be considered at the base of
Elizabeth Streel, Helene Street and along the east
breakwater to improve public waterfront access
and possible expanded or relecated maring
functions after detailed environmental studies

to assess the impacts have been carried out fo
the satisfaction of the City, in consullation with
Credit Valley Conservation and any other agency
having jurisdiction,

Vehicle and Bicycle Parking Requirements — There shall
be no vehicle or bicycle parking requirements within the
Pedestrian Realm Network Designatfion established at
this time. However, both vehicular and bicycle parking
shall be provided within adjacent sfreet rights-of-way, or
on site, to serve the parking needs of Pedestrian Realm
Network users, and, potentially maring facility users,
Following further study through the Pedestrion Realm
Network Master Plan, specific parking requirements may
be established, and if established, will fake advantage of
the mixed use form of development and recognize the
availability of higher order transit while ensuring adequate
levels of shared parking for adjacent residential, marina
and commercial uses and visitors.

Marina Designation

Permitted Uses - The blocks, sites and buildings within the
Marina Designation may incorporate a diverse mix of uses,
including:

+ Marina-related retail and service commercial
uses, restaurants and/or other fourism-related uses
including indoor or ocutdoor markets;

=  Marina facilities, including floating docks and
boat slips, fuel dock and pump-oul station, boat
repair facilities, and ancillary equipment;

= A maring administration office;
+  Maker spaces/artisan workshop uses;
* On-site winter boal storage;

= Any additional elements of the Pedestrian Realm
Network;

+« Structured parking facilities, localted at- or below-
grade; and

* The Street System and all public and private utilities
and infrastructure;

Development Criteria - The following generaldevelopment
criteria shall apply within the Marina Designation:

» To promote g 'Marina Marketplace’, marina-
related commercial facilities shall be clustered. as
much as is feasible, in proximity to Port Street East,
other marina-related facilities and the east side of
the Pier;

+  Any maker space, arlisan workshop use or boat
repair facility may only be permitted where
appropriate and in conformity with all applicable
legislation related fo nuisance emissions and other
identified land use compatibility concerns;

» The proposed boat repair facility shall be located
adjacent to Port Street East, and within the ecstern
half of Development Block 2; and

« A delailed Marina Aclion Plan shall be prepared
to identify and confirm the mix of land uses, the
location of buildings, building heights, parking and
boat storage facililiesand the layout forthe marina
docks slips, facilities ond associaled amenities as
part of an overall marina redevelopment and

financing strategy.

Vehicle Parking Requirements - In order to promote
opportunities for Active Transportation and ensure the
efficient use of parking, parking requirements should allow
for reduced parking standards where car share spaces,
unbundled parking (unbundled parking separates the
cost of parking from the ownership of a residential unit,
typically by offering parking spaces for @ monthly fee)
and/for shared visitor parking are provided as part of o
development proposal.

Parking requirements will take advantage of the mixed-
use form of development and recognize the availability
of higher order transit while ensuring adequate levels of
shared parking for residential, maring and commercial
uses and visitors, Parking requirements are as follows for

the identified marina-related uses;

= (.4 to 0.5 parking spaces per slip and including all
marina-related administrative and commercial
uses; and

« 3.0 spoces per 100 square meires of Gross Floor
Area for all other permitted ancillary uses.

Over fime, and as parking patterns confinue fo evolve
throughout Porl Credit, the City shall consider further
parking space reductions for all land uses based on up-to-
date parking demand trends.

The City shall consider further parking space reductions
for all land uses where ride share services are provided.
The amount of the reduction sholl be subject to a
Transportation Demand Management Plan, and an
agreement between the City, the proponent and the ride
share company,

The City shall ensure that the Payment-in-Lisu of the
provision of parking directly reflects the actual cost of
building structured parking facilities on, or in proximity to

the Site.

Bicycle Parking Requirements — All new developmenl shall
provide bicycle parking in accordance with the City's
Cycling Master Plan.
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Ensuring Housing Diversity +
Affordable Housing

In addition to a mixture of land uses, a complete
neighbourhood also includes a diversity of housing
types, scales, and tenures, including house forms
and sizes that have the potential to be more
affordable. Residents of all ages, income levels
and abilities rely on a range and mix of housing
types and tenures to offer a meaningful place to
grow and a safe and secure place fo live. A range
of housing choices contributes to the overall health
and well-being of a community.

It is anticipated that the ultimate development of
the 1 Port Street East Site shall accommodate a
substantial number of new dwelling units (up to an
estimate of 1,540 new dwelling units) including some
combination of street, block or stacked townhouses,
apartments and live-work units. The objective of this
Plan related to the provision of affordable housing
is fo promote the development and sustainability of
an appropriate and adequate mix of housing by
fostering a range of types, tenures and affordability
which can accommodate the broad needs of the
residents of Port Credit over time, regardless of age,
income level, ability or household type

Based on this objective, the City shall consider the
application of the following directives for the 1 Port
Street East Site:
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Housing Mix and Affordability - In approving
development on the Site, the City shall
require a mix of housing unit types and sizes
and shall encourage a mixture of tenures
and affordability which will accommodate
changes in community needs over time.

To promote housing affordability, the City
shall require that a minimum of 10 percent of
all dwelling units have a maximum net floor
area of 80 square metres, and an additional 5
percent of all dwelling units have a maximum
net floor area of 50 square metres;

Prioritizing Affordable Housing - The following
planning strategies may also be considered
by the City in an effort to achieve affordable
housing objectives on the 1 Port Street East
Site:

> Support alternative  and innovative
development standards to facilitate
affordable housing and a more efficient
and compact development form;

> Ensure that the provisions of the Zoning
By-Law/Development Permit By-Law are
sufficiently flexible to permit a range
of innovative housing types and sizes,
including co-housing, communal housing
and life-lease housing; and

> Support affordable, independent living
options that address the needs of an
aging populafion and persons  with
disabilities;

In addition, the following strategies shall
be considered by the City in an effort to
incentivize affordable housing:

> Provide targeted relief from  typical
development, planning, permit, and other
fees for projects that provide affordable
housing;

> Apply for government grants and/or
subsidies, including land dedication, that
will reduce overall development costs;

> Streamline the approvals process for
projects that provide affordable housing;
and

> Reduce parkland dedication and/or
parking requirements for projects that
provide affordable housing; and

Achieving Affordable Housing - The City may
utilize the implementation tools suggested
in this Comprehensive Master Plan, the
City of Mississauga Official Plan and/or in
the Planning Act to ensure a diversity of
housing options are available on the Site to
residents of all ages, abilities and incomes.

In addition, the following agreements/
partnerships and associated implementation
tools may be considered by the City in
an effort to achieve aoffordable housing
objectives:

> Explore opportunities to enter into
agreements with private and non-profit
partners for the provision of affordable
housing;

> Coordinate and collaborate with local
housing advocacy groups, community
partners, government agencies and the
private sector to support the affordable
housing policies of the Region of Peel
and City of Mississauga Official Plans
and to promote innovative housing
forms, development fechniques and
incentives that will facilitate the provision
of affordable housing; and

> Provide planning support services to
local housing advocacy groups and
community service agencies who are
interested in pursuing the provision
of assisted/special needs housing,
supportive housing, emergency shelfers
and fransitionalhousing in the community.

Accessible Housing Forms - Appropriately
scaled accessible housing units shall be
integrated within the Site, in locations
where community services and amenifies
are easily accessible to ensure people with
special needs have the best opportunity to
care for themselves as much as possible in
a non-institutional setting. Special needs
and emergency housing shall be permitted
anywhere on the Site that permits residential
uses.



6.0 | GUIDING PRINCIPLE 4
PROTECT AND ENHANCE

NATURAL AND CULTURAL
HERITAGE

The City will ensure that the natural and cultural
heritage rescurces identified on the 1 Port Street
East Site are protected and enhanced through the
policy frameworks provided in the City of Mississauga
Cfficial Plan and the Port Credit Local Area Plan.

From a cultural heritage perspective, the Site is
identified as a Cultural Heritage Landscape and
listed on the Heritage Register in the City's planning
documents. It is a key element of this Comprehensive
Master Plan fo ensure that:

* The historic marina function is preserved,

notwithstanding that  substantial new
investment in the infrastructure that supports
that marina function is required; and

The panoramic views from the edge of the
Pier of the Mississauga shoreline and parts of
the west and south shoreline of Lake Ontario
as well as the Ridgetown, are protected over
the long-term. The shoreline of the Site, and
the Training Wall vantage point accessible
from JJ Plaus Park, are among the most
scenic vantage points in the City for viewing
waterfrant activity and weather events.

From a natural heritage perspective, it is recognized
the Pier and Breakwater/Ridgetown structures are
important both structurally and functionally. It is also
recognized that the Site provides important regional
and provincial ecological connectivity, including
stopover and staging habitat for birds, wildlife
and aquatic habitats, There remains substantial
opportunities to improve the ecological context
of this location, primarily through improvements
[restoration and/or enhancement) to the quality of
existing aquatic and terrestrial shoreline habitats.

The feaqsibilty of potential Ilimited lake fill
opportunities adjacent to or within the Pedestrian
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Realm Network Designation, including associated
habitat improvements to mitigate impacts shall be
subject to a Fegsibility Study and detailed design
approvals by the City in consultation with Credit
Valley Conservation and other agencies having
jurisdiction [e.g. Fisheries and Oceans Canadag,
Ministry of Natural Resources and Foresiry).

From a broader context, this Comprehensive
Master Plan has identified a strong commitment to
sustainable design and green building technologies
consistent with the City of Mississauga’s Green
Development Standards, that includes additional
considerations for bird friendly development

design and shoreline terrestrial and aquatic habitat
enhancements.

Hazard Lands

Map 8 identifies the existing limit of hazard lands
on the 1 Port Street East Site. This includes both
wave uprush hazards and erosion hazards. It has
been determined as a 15.0 metre setback from the
anticipated shoreline around the Pier and top of
slope of the existing informal revetment along the

north shore within the Marina Basin, as identified
on Map 8.

It is impartant to note that the lands identified on
Map 3 ds the Waterfront Promenade are considered
in this Plan as Development Land Base, as well as

being included within the Hazard Land OQverlay
Designation.
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These lands are, for the purpose of this Plan, considered
developable given the nature of the identified hazard
as follows:

e Forthe Pier, flooding that spills over the crest of the
existing sheet piling wall will run up onto the Pier,
and is identified as a wave uprush hazard. Given
that this area is artificial land within the context
of the technical guidelines, the wave uprush
hazard can be fully addressed and resolved
by engineering means to eliminate the hazard
within the 15.0 metre setback. The appropriate
engineering means can be determined at a
detailed design phase, in concert with the urban
design objectives of the Waterfront Promenade.
This may include, for example, raising the cap
of the steel sheet piling wall, a low curb wall in
proximity to if, or other site grading measures;

e For the north shore of the Marina Basin, the
flood hazard will be at or below the crest of the
refurbished shoreline protection structure that
may be consfructed along the north shore as
part of the Site’s redevelopment; and

e Further, it has been agreed with Credit Valley
Conservation that the north shore will not be
tfreatedasarfificiallandandso atypicalapproach
to shoreline hazards will be considered. Therefore
the controlling hazard in this area is erosion
hazard, not flood hazard. On that basis, a 15.0
metre setback (from the waterline established by
a water elevation of 74.5 metres) is appropriate,
and the erosion hazard will be addressed by
engineering means in subsequent stages of the
development approval process. Maintenance
access fo the shoreline protection structure can
be provided both from within the Marina Basin,
and from the Waterfront Promenade.

It is an objective of this Comprehensive Master Plan
that all identified Hazard Lands on Map 8 be secured in
public ownership and designated in an appropriate land
use designation to restrict incompatible development
(ouildings and structures) and to protect life and
property.
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Hazard Lands Overlay Designation

Permitted Uses - The lands identified within the Hazard
Lands Overlay Designation are for the protection of
human life and property. No new development shall be
permitted, in accordance with the Mississauga Official
Plan, except the following, subject to approval by Credit
Valley Conservation:

e Conservation;
e Flood and/or erosion control works;
e Essential infrastructure;

* Passive recreational uses (Waterfront Promenade,
Destination Park, trails); and

e Facilities that by their nature must be located
within the shoreline hazard such as marina-
related facilities, surface parking lots and winter
boat storage.

Development Criteria - The following general
Development Criteria shall apply within the Hazard Lands
Overlay Designation:

e All permitted development shall be subject to the
approval of the City, in consultation with Credit
Valley Conservation and any other authority
having jurisdiction;

e |t is infended that the existing Breakwaters/
Ridgetown be retained to protect the harbour
area for the marina. However, further lake fill
opportunities may be considered at the base of
Elizabeth Street, Helene Street and along the east
breakwater to improve public waterfront access
and possible expanded or relocated marina
functions after detailed environmental studies
fo assess the impacts have been carried out to
the satisfaction of the City, in consultation with
Credit Valley Conservation and any other agency
having jurisdiction; and

e All lands within the Hazard Land Overlay
Designation shall be, where possible, secured in
public ownership.



70 | GUIDING PRINCIPLE 5
REPRESENT WORLD-CLASS
DESIGN QUALITY

Development of the 1 Port Street East Site - both
public and private sector - will be beautiful and
at g human scale, and will be compatible with
the broader Port Credit community. [n addition,
development will:

* Promote design diversity and variations in
height and density;

* |Include an opportunity for the creation of
an iconic landmark building, that includes a
destination use; and

* Incorporate a commitment to sustainable
design and green building technologies.

The 1 Port Street East Site has prominence and
importance in Port Credit, and for all of Mississauga.
Development must become a showpiece of high-
quality design that leverages its ftremendous
locational attributes.  Excellence in architecture
and urban design is essential in creating a vibrant
and attractive neighbourhood.

As such, development shall exhibit high guality
standards of urban design and architecture, provide
a distinguishing character, and use quality materials.
New development will reinforce the connection
between the City and the waterfront.

Develocpment will also reinforce the views to Lake
Cntario, the Credit River and walterfront activities
and will provide a suitable relationship with the
water's edge and the adjacent JJ Plaus Park and
St. Lawrence Park. It will also enhance the character
of the Port Credit community, animate adjacent
streetscapes and facilitate pedestrian activity.
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The intent of this Comprehensive Master Plan is
to achieve a balance between a consistency of
building design as well as individual expression in
ameng the various Development Blocks. This Plan
promotes innovation. It does not prescribe any
particular architectural design soclution or approach.
The design of individual buildings and among
the various Development Blocks is infended to be
eclectic and varied. Individuality in design will
help avoid the monotonous built form and ‘project
feel' of a more consistent and prescribed built form
model. In general, it is the intent of this Plan to:

* Promote and achieve outstanding
architecture that demonstrates excellence
in design and includes high quality detailing;
and

* Provide sufficient flexibility in considering
architectural design proposals to support
and accommodate variety, without any strict
impaosition on architectural style.

Compatible Development

All development within the 1 Port Street East Site
will be required to demonstrate compatibility with
its surrounding context. Compatible development is
central fo the vision of preserving and enhancing
the unique character of the entire Port Credit
Community. To assist in evaluating development
applications, Compatible Development is defined
in Section 1.14 r) of the Mississauga Official Plan, as
follows:

"Compatible developmenf means development
which may not necessarily be the some as, or
similar to, the existing or desired development, buf,
nonetheless, enhances an established communify
and coexists with existing development without
unaccepfable adverse impact on the surrounding
area.”

Built Environment

Throughout the 1 Port Street East Site, the design
and architectural guality of development, inclusive
of buildings, the Pedestrian Realm Network and the
Street System, shall be measured according to their
level of consistency with the following criteria:

+ Identity - Development shall achieve a
unigue expressive identity respectful of
context. Where applicable, the ground floor
of buildings shall be designed 1o express the
individuality of the commercial or residential
unit through architectural expression and the
inclusion of entrance doors and windows
addressing the adjacent Street System and/
or Pedestrian Realm Network elements;

* Design Excellence - All development
shall  demonstrate  design  excellence
and compatibility with its  surrounding
context. Architectural detailing, landscape
treatments, colour and building materials
shall be representative of the highest quality
possible;

* Four Season Interest and Comfort -
Development shall be sited and designed to
provide human comfort and visual interest
during all seascns, with particular emphasis
on profection from winter winds throughout
the Pedestrian Realm Network. This includes
buildings and landscape freatment.

Building massing shall, where appropriate,
protect sun exposure to the Pedestrian Realm
Network to the greatest extent feasible, in
consideration of the building heights and
massing promoted by this Master Plan;

+ Expressive Forms - Buildings shall clearly
express a base or podium building, with
taller elements above. This will be achieved
through various means including setbacks,
step-backs, textures and materials and other
architectural freatments;

Exterior Materials - Cladding materials shall
be high quality and appropriate for the
building type proposed and in recognition
of the development context in proximity.
Vinyl siding, plastic, plywood, concrete
block, darkly tinted and mirrored glass and
metal siding utilizing exposed fasteners are
discovraged;

Building Entrances - The sense of arrival to
a building shall be celebrated through the
design and detdiling of its entrance. Where
appropriate, canopies providing weather
protection may be provided, and may be
permitted to encroach into the adjacent
Street System and/or Pedestrian Realm
Network elements, subject to the approval of
the City;

Window Design and Balconies - The detfailing
of window and balcony elements is important
to avoid ¢ ‘tacked-on' appearance. The use
of recessed windows and balconies, set into
the facade will create a more solid design
expression and is encouraged;

Roof Top Gardens - Where appropriate,
roofs and terraces shall be usable for private
and communal outdoor patios, decks and
gardens. Green roofs are encouraged as a
means of retaining stormwater, improving air
quality and to add visual interest. Roof top
gardens shall also offer opportunities as dog
stations;

Privacy - For residential units with direct
access from the Street System or Pedestrian
Realm Network, privacy will be enhanced
through the creatfion of a buffer zone. This
can be achieved through set backs, private
outdoor amenity spaces, landscaping and
changes in grade;
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Signage - For residential building forms,
signage shall be restricted in size and closely
related to the principle building entrance
and generdlly placed in a low wall element.
Commercial signage should add diversity
and interest to retail streets, but not be
overwhelming. Signage is to be compatible
with the character and quality of the
neighbourhood;

Mechanical Penthouses - Vents, mechanical
equipment rooms and elevator penthouses
shall be integrated with the architecturagl
tfreatment of roofs and screened from view,
Mechanical penthouses shall not count
toward the overall height limits identified in this
Plan. Excessive noise shall be appropriately
mitigated;

Building Services - All development shall
locate and screen service areqs, access
ramps and garbage storage to minimize the
impact on the adjacent Street System and/or
Pedestrian Realm Network. It is encouraged
that these facilities be located internally within
buildings. The locations for parking, driveways
and service entrances and loading areas are
to be carefully considered and coordinated
with surrounding developments;

Site Access - Good access to the Site is to
be provided primarily from the extension
of Stavebank Road and from the Eaost-
West Access Streets, where available. Any
vehicular entrances into buildings must
promote convenient pedestrian access as
well as maintain the surrounding landscape
character;

Adequate Parking - Adequate parking for
residents, visitors and employees must be
provided on-site. Parking for the Marinawill be
provided partly on the Site, and partly within
off-site  municipal parking lots/structures.
Parking should be coordinated by the City
throughout Port Credit to accommodate
shared parking facilities;
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Communal Parking Facilities - Communal
parking facilities shall be provided in below-
grade and/or above-grade garages. Above-
grade garages shall be visually concealed
from public streets by a perimeter of active
outward facing uses at-grade and shall not
be counted as Gross Floor Area toward any
calculation of Site Density.

Vehicular access to communal parking shall,
where possible, be located off of East-West
Access Sireets, Shared Streefts or the Elizabeth
Street Connections to minimize the impact
on the pedestrian experience; and

Barrier-Free Access - All development shall
be designed to provide barrier-free access
through accessible features that are well
infegrated with the function and design,
consistent with the applicable standards and
regulations of the Accessibility for Ontarians
with Disabilities Act and the Ontario Building
Code.

Building Height Pattern

The existing Zoning on the 1 Port Street East Site
identifies a maximum building height of 3 storeys,
and that height is considered the baseline permitted
height for all new development on the entire Site. In
addition, however, the City may consider additional
building heights, generally following a transition
from tall along Port Street (where the existing hotel
creates the ‘peak’ height of approximately 38
metres}, to low at the water's edge, in accordance
with the Building Height Pattern identified on Map
9. and the following criteria:

The maximum building height en lands within
the Marina Designation shall be 12 metres or
3 storeys, whichever is less, to accommodate
an administration office which may be 1 or 2
storeys, arepair shed which may have a large
interior volume ([possibly up to 12 metres in
height}, and potentially small scale, ancillary
buildings;

New development within the Waterfront
Mixed-Use | Designation, the City:

> Shall require that the at-grade floor fo
ceiling height for all non-residential uses
and live-work units be a minimum of 4.5
metres and a maximum of 6.0 metres. A
6.0 metre at-grade floor to ceiling height
may permit an active use to completely
conceal two levels of above-grade
structured parking located behind the
active use, internal to the development
block;

> May consider ftaller building heights
ranging up to a maximum of 20 metres,
or 6 storeys, whichever is less, subject to
a compafibility test, the execution of
appropriate height bonus agreements
and the approval of an implementing
Zoning By-law or Development Permit By-
law; and

>  May permit, within the Destination Park,
the incorporation of single, or two-storey
community use buildings; and

+ New development within the Waterfront
Mixed-Use Il Designation, the City:

> Shall require that the at-grade floor to
ceiling height for all non-residential uses
and live-work units be a minimum of 4.5
metres and a maximum of 6.0 metres. A
6.0 metre at-grade floor to celling height
may permit an active use to completely
conceal two levels of above-grade
structured parking located behind the
active use, internal to the development
block;

> In locations identified on Map 9 may
consider taller building heights ranging
up to a maximum of 26 metres, or 8
storeys, whichever is less, subject to
a compalibility test, the execution of
appropriate height bonus agreements
and the approval of an implementing
Zoning By-law or Development Permit By-
law;

> In locations identfified on Map 9 may
consider taller building heights ranging
up to a maximum of 34 metres, or 10
storeys, whichever is less, subject to
a compatibility test, the execution of
appropriate height bonus agreements
and the approval of an implementing
Zoning By-law or Development Permit By-
law:; and

> May permit, within the Arrival Park, the
incorpeoration of single storey community
use buildings.

In general, new development in all Designations,
building facades defining and adjacent to Street
System or the Pedestrian Realm Network shall have
a human scale and be reflective of their context.
Podium heights should be 4 storeys. A minimum
2 metre step-back above the identified podium
height is required.



Potential Landmark Building

In addition, Map 9 identifies a Potential Landmark
Site which may warrant a taller building with special
design freatment because of its location and
visibility.

The 1 Port Street East Site has consistently been
identified as an exceptional site with unigue
locational attributes that are not found anywhere
else in Mississauga. Its waterfront location - where
Lake Ontario meets the Credit River — provide a
substantial opportunity fo establish both a landmark
presence and a memorable destination.  This
important location is further enhanced by its marine
history, and current marina facilities.

Conversations with City staff, key stakeholders and,
importantly, the public have focused not only on the
replacement of an ageing and uninviting existing
building context, but also on the key identifiers of
"landmark” and “destination”. To fully explore how
those identifiers can be properly articulated on the
1 Port Street East Site, it is important to know, in city-
building terms, what those words mean.

What Is A Landmark?

In o general sense, a landmark is o structure
or feature that acts as an identifier. Dictionary
definitions of "“landmark” share a number of key
concepts, including: conspicuousness, standing out
from their environment, visible and recognizable
from long distances, and used for navigation or
orientation. On this Site, a landmark is interpreted as
a tall and iconic building. The locational attributes
of the site and the desire for a landmark presence
enhances the Port Credit community within the
City of Mississauga by raising its overall profile, and
marking thisimportant Site, There are two inextricable
components of the potential landmark building
on this Site, beyond its height. The first is that it be
iconic, and this is hoped to be achieved through
the required international design competition. And
second, that it be o destination.
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What Is A Destination?

A destination is a land use that acts as an identifier.
Dictionary definitions of “destination” share key
concepts, including: a place at the end of a
journey, somewhere people make a special frip fo
visit, and somewhere worthy of an extended visit.
On this Site, a destination is an individual use or mix
of uses that can attract visitors.

The 1 Port Street East Site, beyond its own locational
attributes, includes a marina, aswell as an enhanced
Pedestrian Realm Network, that will attract visitors.
On Block 7, the inclusion of a destination use will
further enhance this Site as a popvular destination.

A number of sources were canvassed:

Landmark

Canadian Oxford Dictionary. "o conspicuous object in o
district”... “important building, monument”

Oxford Dictionary: "an object or feature of a londscape that
is egsily seen and recognized from a distance, especially one
thot enabiles someone to establish their iocation™

Merriam-Webster Diclionary: “an object or structure that is
easy fo see ond recognize”

Cambridge English Dictionary: “a building or place that is
easily recognized, especially one that you caon use fo judge
where you ore”

Wikipedia: "a recognizable natural or arlificial feature used
for navigalion”... “a feature thal stands oul from ils near
environment and is offen visible from lang distances”

Destination

Canadian Oxford Dictionary: “o place to which a person or
thing is going. the infended end of a journey”

Oxford Diclionary: “the ploce to which someone of
something is going, or be sent”... "being o place that pecple
wifl moke a special trip fo visif™

Merriam-Webster Dictionary: "o place worthy of fravel oran
exlended visil"

Cambridge English Dictionary: “the place where someone
or somelhing is being senl”

Wikipedia: “the place set for the end of a journey"
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Test for Compatibility

As previously nofed, compatible development is
central to the vision of preserving and enhancing
the unique character of the entire Port Credit
Community. A ftaller, landmark building with
a destination use on Block 7 is fundamentally
compatible with the development of the 1 Port
Street East Site, and is also compatible with the
broader Port Credit community. It is recognized
that 22 storey buildings are permitted elsewhere in
Port Credit. A taller, landmark building on Block 7:

e Enhances the established community by
providing an opportunity to create a world
class, iconic building that marks thisimportant
waterfront location and ensures that it will be
recognizable as a landmark from the water,
and from within Port Credit;

e Will be required to include a destination land
use that will serve to raise the profile of the
Site, and specifically Block 7. It is adjacent to
the proposed Destination Park, and serves
as a complement to that facility, which
enhances the new development and the
existing community;

¢ Will not create any unacceptable adverse
impact on adjacent properties or the
surrounding area. It is well removed from
any existing buildings. Block 7 is 225 metres
from the nearest building, the Snug Harbour
Restaurant, and over 275 metres from the
Waterside Inn and the Ports Hofel, the
buildings that form the edge of the Site’s
urban context;

e Recognizes that the Site is idenfified in the
City’s Inventory of Landmark Site. It is unique
in Mississauga and marks the mouth of the
Credit River, as it enters Lake Ontario; and

e There are requirements and tests in place to
ensure iconic status and the inclusion of a
destination use.

5.5-32

Further, while not a specific driving force behind the
establishnment of the potential for a taller, landmark
building, given the desire for a generally lower scale
and visually permeable development pattern on
the 1 Port Street East Site, there is also a desire to
achieve reasonable development potential, in light
of the many expectations for community benefits,
including the redevelopment of the marina.

Notwithstanding that a taller, landmark building on
Block 7 is considered fundamentally compatible
with the broader Port Credit community, and there
has not been conclusive or overwhelming negative
response from the public, there remains criticism
of the concept. Specifically, there is a concern
that permitting a taller, landmark building will set
an undesirable precedent for new developments
elsewhere in Port Credit. However, attributes of this
site are unique.

As required by the Local Area Plan, fthis
Comprehensive Master Plan for the 1 Port Street East
Site has been broadly considered and planned as
a significant new neighbourhood within Port Credit.
The potential tall landmark building is not a case
of overbuilding within an established community
context, but rather, a considered element of a
larger master plan. The height pattern for this Site
is designed to achieve a gradation - stepping
down - from the existing built context towards
the water's edge, which holds frue for 8 of the 9
development blocks. Permitting a landmark building
on the remaining block satisfies the definition of
“landmark” in the sense that it will stand out from
its environment. Only one landmark tall building is
permitted. Multiple landmark fall buildings would
weaken their impact - in effect, they would no
longer be landmarks.

Important Requirements and Tests

On the Landmark Site (Block 7), exceptions to the
policies governing building height may only be
considered in conformity with all of the criteria
identified in this Comprehensive Master Plan.
Specifically, the built form on the Development
Block 7, as well as the surrounding Public Realm
Network, must:

e Clearly distinguish the built form, urban design
and landscaping as a signature location
through iconic design;

e Conform with the Design Criteria for a
Landmark Building, identified in this Plan;

e Be the subject of an International Design
Competition to ensure that together they
are of iconic character and showpieces of
design excellence and innovation; and

* Enhance the site and strengthen the identity
of the Port Credit Area by providing a
desfination use that is a public benefit or
attraction that enhances the image of Port
Credit.

In addition, a Landmark Building, where proposed,
will be subject to demonstrating appropriate
massing, which will address building articulation,
micro-climate conditions, sky views, sunlight
access and shadows and appropriate transitions
fo adjacent development.

Density

An overall Floor Space Index of between 2.0 and
2.5 is considered an appropriate overall density
objective for the 1 Port Street East Site, given it's
size and configuration, it's location in the vicinity
of potential higher order transit, the existing built
form context and the provision of new water's edge
access.

This density range results in significant development
potential that provides the opportunity for the
achievement of an enhanced Pedestrian Realm
Network, as well as a number of other significant
community benefits.

The maximum densities for each individual
Development Block shall be determined at the time
of the approval of the Implementing Zoning By-law
or the Development Permit By-law, in conjunction
with the preparation of more detailed development
concepts and technical analyses. The development
yields based on this density range are summarized
in Table 5:

Table 5 - Gross Floor Area

Developable Land Area 63,000 m?
Total Gross Floor Area at 2.0 FSI 126,000 m?
Total Gross Floor Area at 2.5 FSI 157,500 m?

Building upon that calculation, the following
assumptions may be used fo begin fo understand
the development yields that can be anticipated on
the Site:

e [t is a requirement that a minimum of 6,000
gross square metres of Gross Floor Area be
assigned fo the development of secondary
office space;

e |tis also a requirement that a minimum of
5 percent of the total Gross Floor Area be
dedicated for other, non-residential land
uses including retail, service commercial,
restaurant and maker spaces; and



« |t is estimated that marina-related land uses
that are retail, office, restaurant and repair
facilities would fotal approximately 5,000
square metres of Gross Floor Area.

Overall then, it can be expected that a minimum
of between 17,300 square metres and 18,900 square
metres of non-residential GFA will be required o be
incorporated into the development of the 1 Port
Street East Site.

It is estimated that 6,000m? of office will generate
approximately 325 jobs, that 6,300m? to 7,900m? of
non-residential at-grade uses (retail, restaurant] will
generate 340-425 jobs, and that the re-configured
maring will provide between 115-135 jobs.

Based on those assumpftions, it is expected that
the 1 Port Street East Site will produce between
108,700 square metres and 138,600 square metres
of residential Gross Floor Area. In consideration of
further assumptions with respect to average dwelling
unit size and average household size, dwelling unit
and population yields can be estimated, as in Table
6:

Table 6 - Dwelling Unit and Population Yields

1. Dwelling Units at an average size of
90 square metres (gross) = between
1,205 and 1,540 new dwelling units;
and

2. Average Household Size of 1.47
persons per unit = between 1,770 and

2,265 new residents.

Notwithstanding any other criteric or policy
objectives of this Comprehensive Master Plan, the
achievement of the density objective identified
in this Plan shall not be used as a justification for
changing the building height regime identified on
Map 9.
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Building Frontage Activation

The animation of the Pedestrian Realm Network
and the Street System requires a well planned
relationship with the adjacent at-grade land uses
that activate the interface between the buildings
and the Pedestrian Realm Netwaork/Street System. A
comfortable and, ultimately successful development
strategy establishes a symbiotic relationship with the
adjacent built form and land use mix.

The 1 Port Street East Site is expected
to  accommeodate a  primarily  residential
neighbourhood with a mixture of other, non-
residential land uses permitted throughout. It is
crucial to get the Pedestrian Realm/Residential
transition right, and to promote active uses - like
retail and restaurant uses at-grade to the greatest
extent possible. The following design criteria are
expected to establish the appropriate relationship
between the Pedestrian Realm Network, the Street
System and the adjacent built form:

Built Form Adjacent to Port Street East and the North-
South Spine

Development at-grade, adjacent to the 1 Port Street
East Site is expected to provide primarily retail and
service commercial uses that are transparent at
the sidewalk and that provide comfort and interest
for the pedestrian. Narrower retail frontages (6.0
metres in width) are desirable and signage should
be appropriately scaled to the pedestrian. Qutdoor
cafés and opportunities for 'spill out’ retail should
be accommodated within setbacks, or subject to
encroachment agreements, located close to the
pedestrian traffic;

Built Form Adjacent to Stavebank Road

Development at-grade, adjacent to Stavebank Road
and JJ Plaus Park, shall engage with the vehicular,
cyclist and pedestrian traffic. The extension of display
windows, transparency to the second floor level, and
appropriately scaled signage shall be required to
respond well to the vehicular function of the street.
Moreover, significant amounts of transparency
and cancpy coverings support the pedestrian
experience. If ouldoor cafés are provided, they
should be set back, or surrounded by landscaping
treatment to mitigate noise and air quality from the
anticipated vehicular traffic;

Built Form Adjacent to East-West Access Streets and
Shared Streets

Development at-grade, adjacent to the East-West
Access Streets and the Shared Streets is expected
to be predominantly residential. In these locations,
the animation of the sidewalk is accomplished
through the provision for street access housing and
landscaping. Street access housing refers to a pattern
of buildings, which places multiple entrances fe
individual units on the street level as opposed toc one
common entrance shared by multiple units. To ensure
privacy, set backs, grade shifts and landscaping will
assist to buffer and screen the interior spaces from
the eye-level of the pedestrian. Furthermore, stairs
and porches will add another dimension of visual
interest to the building frontage; and,

Buill Form Adjacent to the other elements of the
Pedestrian Realm Nelwork

Development aft-grade, adjacent to the Pedestrian
Realm Network is expected to be a combination
of retall and service commercial uses and
restaurants, as well as a full range of residential
dwelling types and live-work units. Where retail
and service commercial uses and restaurants
are proposed, they shall be fransparent and
provide comfort and interest for the pedestrian.

Narrower retail frontages (6.0 metres in width} are
desirable, and signage should be appropriately
scaled to the pedestrian and to the adjocent
Pedestrian Realm Network element. Qutdoor
cafés and opportunities for 'spill ocut’ retail should
be accommodated within set backs, close to the
pedestrian traffic.

The City may consider encroachments into the
Pedestrian Realm Network, where appropriate.
Where residential dwellings or live-wark units are
proposed at-grade and adjacent to the Pedestrian
Realm Network, street access buildings, which place
multiple entrances to individual units aft-grade are
desired. To ensure privacy, set backs, grade shifts
and landscaping will assist to buffer and screen the
interior spaces from the eye-level of the pedestrian.
Furthermore, stairs and porches will add another
dimension of visual interest to the building frontage.

Private Amenity Space

Private amenity space associated with individual
buildings and dwelling units will support the
Pedestrian Realm Network and may contfribute
to the overall greening of the 1 Port Street East
Site. Any landscaped ouldoor space above the
second storey that has a public access limitation
of any kind, shall be considered amenity space for
building residents, and shall not be accepted by
the City as contributing to the parkland dedication
reguirements of this Plan. New residential buildings
are to include dog stations accessible to, and for
the exclusive use of their residents.
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Design Criteria for Buildings

Mid-Rise Slab Buildings Landmark Building

Townhouses and Live-Work Units

The following design criteria shall be applied to the
Landmark Building Site:

The following design criteria shall be applied to Mid- * Mid-Rise Slab Buildings shall be sited fo align fo
Rise Slab Building development: streets and the Pedestrian Realm Network fo

This Plan permits a variety of live-work buildings, and
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street, block and stacked townhouses. The design
criteria for this form of building include:

 All building facades that face any element
of the Street System or the Pedestrian Realm
Network shall be appropriately articulated
through entrances, windows, architectural
details and/or signage to provide pedestrian
interest.  Corner Buildings shall be further
arficulated through massing. entrances and/
or distinctive architectural elements;

* TJownhouses shall be set back from the
adjacent street right-of-way, or any other
element of the Pedestrian Realm Network,
by a minimum of 2.5 metres and a maximum
of 4.5 metres from the right of way or
block edge to the building face to permit
enhanced privacy. The setback may include
a decorative low wall and ossociated
landscaping [not a privacy fence) of 1.0 to
1.25 metres in height to provide a sense of
separation;

* The main frant door will be clearly visible.
Building entrances shall be prominent in
the design of the facade using techniques
such as height, massing, porches, overhang,
punctuation and/or change inroof line. The
main front door shall:

> Directly access and address the adjacent
Street or the Pedestrian Realm Network;
and

> Beamaximum of 1.2 metres above grade;
and

» Side yard setbacks within a Development
Block shall be sufficient to allow safe
pedestrian access, and for the inclusion of
windows, where they exist, or are proposed.

All building facades that face any element
of the Street System or the Pedestrian Realm
Network shall be appropriately articulated
through entrances, windows, architectural
details and/or signage fo provide pedestrian
interest.  Corner Buildings shall be further
articulated through massing, entrances and/
or distinctive architectural elements;

Building entrances shall directly access and
address the Street System and the Pedestrian
Realm Network. Building entrances shall
be prominent in the design of the facade
using techniques such as height, massing,
overhang, punctuation and/or change in
roof line;

Slab elements (the portion of the building
above the podium structure) shall be placed
on a podium building of 4 storeys, which
represents the scale of the appropriate street
wall height throughout the 1 Port Street East
Site. The podium shall be comprised of:

> Grade access live-work, retail, service
commercial, restaurant or other active,
non-residential uses to animate the
frontage. Where grade access retail
and/or other active, non-residential uses
agre provided, there shall be no required
building setbacks:

> Where residential dwelling units are
provided at-grade, there shall be a set
back from the adjacent streel right-
of-way, or any other element of the
Pedestrian Realm Network, of a minimum
of 2.5 metres and a maximum of 4.5
metres. Further, the elevatlion of the
shared access front door shall be no more
than 1.2 metres above grade;

frame these areas. Adjacent podiums within
a Development Block may abut, however, the
minimum separation distance between slabs
and any other building is 15 metres, where
there are windows, and 6 metres where there
are no windows;

Podiums should generally be buill to the
edges of Street System right-of-ways or their
blocks, in order to create a well defined urban
streets and public spaces. Building podiums
may include set backs that accommeodate
courtyards, pocket parks or other elements of
the Pedestrian Realm Network;

Notwithstanding any other statement in this
Plan, there should be a minimum 1.5 metre
at-grade setback to the building face along
Port Street East to accommodate o wider
sidewalk and, potentially the implementation
of a higher order transit facility. This building
face set back should be to a minimum of
4.5 metres in height. Above this, the building
podium may be built to the property ling,
where it would provide an arcade shelter
over the sidewalk: and

The Slab is required to step-back a minimum
of 2 metres from the top of the podium
facades that are adjacent to the abutting
street right-of-way and/cr any other element
of the Pedestrian Realm Network.

All building facades that face any element
of the Street System or the Pedestrian Realm
Network shall be appropriately articulated
through entrances, windows, architectural
details and/or sighage to provide pedestrian
interest;

Building entrances shall directly access and
address the Street System and the Pedestrian
Realm Network. Building entrances shall
be prominent in the design of the facade
using techniques such as height, massing,
overhang, punctuation and/or change in
roof line;

The City may consider a taller bullding height
ranging up to a maximum of 77 metres
[or 22 storeys., whichever is less), subject
to the execution of appropriate height
bonus agreements and the approval of an
implementing Zoning By-law or Development
Permit By-law. This height represents the
maximum building height permissible in Port
Credit Village as a whole;

A Landmark Building shall be placed on a
podium building of 4 storeys, which represents
the scale of the appropriate street wall height.
The podium shall be comprised of;

> Al-grade retail, service commercial,
restaurant or other active, non-residential
uses fo animate the frontage. Where
grade access refail and/or other active,
non-residential uses are provided, there
shall be no required building setbacks;
and



> At-graderesidential dwelling units. Where
residential dwelling units are provided
at-grade, there shall be a set back from
the adjacent street right-of-way, or any
other element of the Pedestrian Realm
Network, of o minimum of 2.5 metres and
a maximum of 4.5 metres. Further, the
elevation of any front door shall be no
more than 1.2 metres above grade;

A Landmark Building shall be sited to align
fo the Street System and/or the Pedestrian
Realm Netwaork fo frame these areas;

Podiums should be built to the edges of Street
System right-of-ways or their blocks, in order
to create well defined, urban streets and
public spaces;

The Tower component of a Landmark
Building (the portien of the building above
the podium structure) shall step back from
any facade of the podium that faces a street
or other element of the Pedestrian Realm
Network by a minimum of 2 metres; and

To ensure a slender form, the Tower
component shall maintain an average gross
floor plate size that is no greater than 750
square metres.
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Marina-Related Buildings

The following design criteria shall be applied to
marina-related building development:

* All building facades that face any element
of the Street System or the Pedestrian Realm
Network shall be appropriately articulated
through entfrances, windows, architectural
detoils and/or signage o provide pedestrian
interest.  Corner building elements shall
be further articulated through massing,
entrances and/or distinctive architectural
elements;

*  Marina-related buildings shall be sited to
align to adjacent streets and elements of the
Pedestrian Realm Network to frame these
areas and to create well defined, urban
streets and public spaces. There should
be a minimum 1.5 metre af-grade setback
ta the building face along Port Street East
to accaommodate a wider sidewalk and,
potentially the implementation of a Light Rail
Transit facility; and

* Building entrances shall directly access and
address the Street System and the Pedesirian
Realm Network. Building entrances shall
be prominent in the design of the facade
using technigques such as height, massing.
overhang, punctuation and/or change in
roof line.

Sustainable Design/Green Building Criteria

Based on its importance, visibility and its substantial
development potential, the 1 Port Street East Site
provides an excellent and unique opportunity
to showcase the most recent and innovative
approaches to sustainable design and green
building technologies. As such, as a key element
to the approach fo planning for the Site, this Plan
provides targets aimed at incorporating climate
change mitigation and adaptation strategies for the
long-term sustainability of the 1 Port Street East Site.
Further, this Comprehensive Master Plan promotes
green building technologies, renewable and
alternative energy options and other sustainable
design options for development.

The following criteria shall be considered in the
review of all new development proposals on the 1
Port Street East Site:

+ Alldevelopment shallbe designed to achieve
the principles of the LEED Gold standard
(Leadership in Energy and Environmenial
Design - Canada), as they evolve, to the
satisfaction of the City. Further, to encourage
that new development be designed fto
achieve the principles of the LEED Platinum
standard, the City may consider financial
incentive programs or consider that as a
defined community benefit;

* Green building practices for all development
within the Site shall be consistent with the
following energy efficiency objectives:

> Townhouse dwellings shall achieve «
minimum performance level that is equal
to an ENERGY STAR® standard AND
achieve a performance level that is equal
fo a rating of 83 or more when evaluated
in accordance with Natural Resources
Canada’s EnerGuide for New Houses:
Administrative and Technical Procedures;

Residential apartment buildings, live-work
units and mixed use buildings shall be
designed to achieve 40 percent greater
energy efficiency than the Model National
Energy Code for Buildings; and

Stand-alone commercial office, retail and
industrial buildings be designed to achieve
25 percent greater energy efficiency than the
Model National Energy Code for Buildings;

The City shall require mitigation of the local heat
island effect in all development through:

>

The incorporation of green and/or white
roofs into all building design; and

Installing light-coloured paving materials, or
any paving material with a solar reflectance
index of at least 29 {which is the requirement
to achieve a point in the LEED evaluation
process);

The City shall encourage the development of a
site specific or local area specific District Energy
System. Further, to encourage the development
of a District Energy System, the City may
consider financial incentive programs. Where a
District Energy System is not provided, the City
shall require all development to include on-site
renewable or alternative energy systems which
produce 25 percent of projeclted energy use;
and

The City shall encourage development on the |
Port Street East Site to:

>

Achieve 10 percent greater water efficiency
than the Ontario Building Code;

Install rainwater harvesting and re-circulation/
reuse systems to be Uufilized for outdoor
irrigation and ocutdoor water use; and

Utiize water efficient, drought resistant
landscaping by providing landscape features
that minimize the demand for water and
synthetic chemicals by utilizing native and
drought resistant plant species.
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8.0 | GUIDING PRINCIPLE 6
PROMOTE INNOVATIVE
INFRASTRUCTURE

The 1 Port Street East Site is an urban site that will be
provided with full urban service infrastructure. It is
an objective of the City to work with the developer
to provide the full range of service infrastructure
that is efficient, cost effective an best utilizes
existing infrastructure systems, while minimizing
environmental impacts. It is also an objective of
the City that the 1 Port Street East Site becomes ¢
demonstration of state-of-the-art technology for the
provisicn of service infrastructure and utilities. New
development will:

*  Support Active Transportation, and include
facilities for pedestrians, cyclists, fransit and
vehicles;

* Provide efficient and sustainable water, waste
water and stormwater management systems;

*  Consider site, or area specific District Energy
and/or Deep Lake Cooling Systems;

+» Consider renewable energy components in
all development;

* Consider innovative garbage collection and
utility delivery strategies; and

*  Consider the impacts of climate change on
new development.

It is important to note that through subsequent
approval processes, satisfactory arrangements shall
be made with the City and with the Region for the
provision of storm, sanitary and water services to all
Development Blocks.
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Servicing capacity

Region of Peel staff have reviewed water and
wastewater capacity based on this Comprehensive
Master Plan. At fthis time, the Region has no
significant concerns with the availability of water
and wastewater servicing for the Site. Infrastructure
upgrades may be required to support the
development of the 1 Port Street East Site. Further
detailed servicing analyses will be completed at the
subseqguent development application stages.

Transportation Demand

Increasing vehicular tfraffic and congestion is a
broad trend being experienced across Mississauga
and the Greater Golden Horseshoe as intensification
occurs. As Mississauga and surrounding municipalities
mature, they experience increases in population
and employment, but the opportunity to improve
roadway corridors or adding roads becomes less
feasible and desirable,

The Port Credit Area road network is consfrained
by the location of the Credit River and the lack of
parallel crossings over the River south of the Queen
Elizabeth Way. Future growth from surrounding
areas will result in an increase in travel demand
and congestion levels on the existing road network.
The most noticeable congestion will be eastbound
during the afternoon rush hour through a portion of
Port Credit Village (Credit River to Elmwood Ave).
This will include delays at intersections.

Development of the 1 Port Street East Site will further
increase vehicular congestion levels along the
corridor. Based on current transit modal share, the
most noticeable congestion will be experienced
during the afternoon rush hour in the eastbound
direction through Port Credit Village,

Development of the Imperial Qil Lands site would add
additional delays and would require consideration
of significant transportation network improvements.

The Development of 1 Port Street East as a complete
neighbourhood promotes Active Transportation and
transit use. Further, the proximity of the Port Credit
GO Station, future Light Rail Transit on Hurontario
Street, and transit service on Lakeshore Road, will
promote alternatives to the vehicle both for the Site
and the surrounding ared, which will reduce the
vehicular congestion impacts noted above,

While it will not be possible to avoid increases in
congestion, key mitigation strategies can limit the
impacts to the transportation network, including:

» Transportation Demand Management {TDM)
Measures such as:

> Copping parking spaces;

> Transit incentive programs [e.g. transit
fare card provided by developer fo
residents;  buildings include real-time
transit schedule information display);

> Creaticn of compact, walkable, mixed-
use development centered around high
quality transit;

> Enhanced pedestrian  and c¢ycling
connections and facilities {e.g. enhanced
connections to the Port Credit Mobility
Hul and Lakeshore Road);

> Limiting access to sites near intersections;
and

> Programs (e.g. joining a local Smart
Commute transportation management
association, Car Share, etc.); and

» Intersection improvements -
and/or physical.

operationdl

City staff have suggested that a combination of the
proposed mitigation strategies could provide up to
an additional 10% reduction in number of vehicle
trips.

The City is conducting a Lakeshore Road
Transportation Master Plan Study to further examine
transportation  challenges and  opportunities,
including higher order fransit improvements, road
connections, possible river crossing(s}, and additicnal
cycling facilities throughout the Port Credit Area.
That Study will review all of the identified traffic and
transportation issues comprehensively, and over the
long-term.
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2.0 | GUIDING PRINCIPLE 7
ENSURE COORDINATED
IMPLEMENTATION

Building the Plan

The combination of, and inferaction among
the various Guiding Principles are intended fo
foster a complete and healthy neighbourhood,
complex in nature but simple to understand. In this
Comprehensive Master Plan, the Guiding Principles
have been articulated in a series of Maps. The Maps
show the functfional elements of each Principle,
as well as the relationships among the elements.
Each Map can be considered as a “Layer” that
contributes to the overall neighbourhood structure.
The key layers and their elements are:
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Street and Block Pattern — The Street System
Hierarchy is defined by the location and role
of individual streets, and their connections
with each other and existing streets. Streets
create Development Blocks that shape the
built form. They also define view corridors;

Pedestrian Realm Network - A range of open
spaces are created to provide access to
different recreational opportunities, which
are linked by the Network. The Pedestrian
Realm Network is complementary to and
infegrates with the Street System hierarchy. It
also defines view corridors;

Land Use Designations - The designations
define different types of uses, broadly, mixed
uses on the Pier and marina uses;

Hazard Lands - Around the water's edge,
nafural hazards are mitigated fthrough
the engineered design of the land/water
inferface; and

Building Height - The defined building heights
shape building massing to achieve a scale
and form appropriate to the 1 Port Street
East Site within its Port Credit context. Design
criteria shape buildings on the site itself in
relation to the Streets, Blocks, Pedestrian
Realm Network and Land Uses.

This Comprehensive Master Plan is the sum of its
component Layers. These layers are overlaid to
create a Composite Plan, as illustrated in Diagram
7 and on Map 10.

The City of Mississauga Official Plan and Port
Credit Local Area Plan provide for a full range of
development implementation tools and processes,
as provided by the Planning Act. New development
on the 1 Port Street East Site will be implemented
through ongoing development approval processes
as mandated by these planning policies and
processes. More specific to the 1 Port Street East Site,
the City will be considering a Site Specific Official
Plan Amendment based on this Comprehensive
Master Plan, and that:

e Promotes an effective staging strategy
that ensures logical development and
consideration for the accommodation of
existing marina-related land uses;

e Encourages review by the City's Design
Review Panel as well as, where appropriate,
International Design Competitions;

e Requires further, more detailed development
approval processes; and

e Utilizes the Height Bonusing provisions of the
Planning Act.

Application

It is anticipated that development on the 1 Port
Street East Site shall be subject to a Site Specific
Official Plan Amendment. As such, the policies of
that planning policy document shall be read in
combination with the City of Mississauga Official
Plan and the Port Credit Local Area Plan, and
all relevant policies shall apply. Where there is a
conflict between the policies of the Site Specific
Official Plan Amendment and the policies of the
City of Mississauga Official Plan and/or the Port
Credit Local Area Plan, the policies of the Site
Specific Official Plan Amendment shall prevail.

It is also anticipated that the City will utilize the
concepts, infent and recommendations of this
Comprehensive Master Plan, the policies of the
City of Mississauga Official Plan and the Port Credit
Local Area Plan and any other applicable, Council
adopted Design Guidelines in the preparation of
the Site Specific Official Plan Amendment and
ultimately, the review of future applications for
development on the 1 Port Street East Site.
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Staging Strategy

In general, it is in the interest of the City to deal with
development applications incrementally, through
either the Development Permit System, or the more
fraditional Rezoning/Site Plan Approval processes.
As such, the City should specify through policy that
applications for new development on the 1 Port
Street East Site shall be considered in increments
of a maximum of 30,000 square metres of Gross
Floor Area. This approach will ensure that the
City retains control of the phasing strategy through
the implementing development approval process.
Further, accommodating the existing marina
function in situ generates the need to appropriately
stage redevelopment.

In addition, the City has identified four key objectives
for the development of the 1 Port Street East Site
that can be dealt with through an appropriate
staging strategy, as follows:

e The requirement to further investigate
existing site contamination issues, prior to
any development on the 1 Port Street East
Site;

e The desire fo ensure that existing marina-
related businesses can confinue to operate
on the Site, until alternative and appropriate
building spaces and infrastructure are
developed on-site to accommodate their
confinued and uninterrupted operation;

e The requirement that new development
incorporate office floor space and other non-
residential floor space in conjunction with
the development of new residential dwelling
units; and

e The creation of a Marina Action Plan detailing
the function and configuration of a full service
marina on site.
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Site Contamination - With respect fo sife
contamination, environmental assessments carried
out by the landowner have reportedly identified
contaminafion in the fill material used to create
the Pier and Port facility. Future development will
need to comply with all applicable environmental
regulations and public policy requirements for
environmental assessment, remediation, mitigation
and management.

Marina-Related Businesses - The Staging Strategy
that deals with the existing marina-related businesses
is as follows:

e New development within Blocks 4 and 6, as
identified on Map 4 shallnot be permitted until
appropriate marina-related infrastructure,
office, retail and service commercial floor
space, and floor space and outdoor areas
fo accommodate the existing boat repair
facility, including winter boat storage, have
been provided and are available on-site, or
elsewhere in Mississauga.

Office and other Non-Residential Development -
The Staging Strategy that deals with the office
floor space and other non-residential floor space
requirement is as follows:

e  Within the Waterfront Mixed-Use | and
Waterfront Mixed-Use |l Designations, a
minimum equivalent of 5 percent of the total
Gross Floor Area within each Designation
shall be assigned fo aft-grade, employment
generating land uses, exclusive of any Gross
Floor Area assigned to Live-Work Units, office
uses, or any marina-related non-residential
uses;

*  Withinthe Waterfront Mixed-UsellDesignation,
a minimum of 6,000 square metres of Gross
Floor Area shall be assigned to office space,
exclusive of any Gross Floor Area assigned
fo Live-Work Units, or any marina-related
non-residential uses. The minimum office
space Gross Floor Area requirement may be
reduced if office space is developed within
the Mixed-Use | designation;

The development of office space will occur
concurrent to the development of residential
dwelling units, as follows:

> Subsequent to the approval of the first
25,000 square metres of residential GFA
on the Site, no additional implementing
Zoning By-law or Development Permit
permitting residential GFA on the Site
shall be approved by the City unfil at
least 1,000 square metres of office space
is built, or secured to the satisfaction of
the City;

> Subsequent development applications
on the Site shall be approved through
implementing Zoning By-laws  or
Development Permits that identify that for
every 25,000 square metres of residential
GFA, another 1,000 square metres of
office space be built, or secured to the
satisfaction of the City;

> If any application for development
includes less than 25,000 square metres
of residential GFA, then the office space
requirement can be appropriately pro-
rated; and

> Once the prescribed 6,000 square metres
of office space has been achieved at
any point in the overall site development
program, no additfional office space shall
be required in any subsequent phase of
development.

Marina Action Plan - Based on the recommendations
of the Marina Business Case Study and the City’s
decision on the appropriate scope and direction
of a new full service marina, a Marina Action Plan
can be prepared. It will set out:

e The location, size, and design of the marina
elements the City wishes to provide, including
the potential boat repair shop;

e The eastern breakwater fill areq, inclusive of
any public amenity;

e The configuration and security features of the
boat docks and slips;

e Access strategy for people, vehicles, boats,
and boat lift(s);

e The design of the shoreline and associated
habitat enhancement;

e The location and design of the marina office;

e The location and design of structured and
surface parking with any associated boat
storage;

e Appropriate screening and security for
summer and winter boat storage; and

e The design and function of the Pedestrian
Realm Network where it is shared with the
marina functions.

Further, the Marina Action Plan can set out a financial
plan inclusive of capital costs and phasing, and,
if required, a relocation plan for existing marina-
related businesses and operations.



The Urban Design Advisory
Panel/International Design
Competitions

The prominence and importance of the 1 Port
Street East Site demands beautiful and iconic
architecture. It should become a showpiece of
design excellence and innovation and a great urban
waterfront neighbourhood. Assuch, all applications
for development, including the Pedestrian Realm
Network, Street System and buildings on the Site
should be vetted by the Mississauga Urban Design
Advisory Panel, which actfs as an independent
urban design advisory body to the Planning and
Building Department.

While it is understood that the Panel is strictly an
advisory body, and does not have the authority to
approve or refuse projects or make poelicy decisions,
it's recommendations represent an unbiased
evaluation of the design merits of development
proposals. This process should be simply part of the
ongoing approval process for new development on
the Site, and it is expected that the contribution
of the Urban Design Advisory Panel will add
substantially to the overall design quality of the all
development on the Site.

In addition, the 1 Port Street East Site has been
identified as a candidate site for International
Design Competitions. It is recognized that design
competitions will bring significant value to the Site
and to the City overall. As such, the City should
require that for all of its assets on the 1 Port Street
East Site, which are expected to include most of
the Pedestrian Realm Network, Street System and,
potentially, the marina, be subject to International
Design Competitions to ensure that the highest
quality and most innovative design solutions are
found, and implemented.

With respect to the private sector developments,
the City should encourage the developers to
work with the City to utilize a design competition
approach. The permission for any Landmark
Building on Development Block 7 shall be subject
to a mandatory, International Design Competition.
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Further Development Approvals

It is expected that development on the 1 Port
Street East Site will occur incrementally over time.
Further development approvals will be required.
The following articulates some of the steps and tools
required to facilitate future development approvals,
and is illustrated conceptually on Diagram 8.

Detailed Development Applications - The City's
Official Plan includes a comprehensive list of
information and studies that are required to support
applications for development. That policy regime
also includes a process for dealing with those
requirements.

In addition to the existing Official Plan policy regime,
there should be a reqguirement that, as part of
complete application for the Development Permit
By-law, or the first implementing Zoning By-law
facilitating development on the Site, a Development
and Phasing Plan be prepared for the entire Site
that identifies:

* Development Blocks, the Pedestrian Realm
Network, and Street System;

» Site statistics identifying, by Development
Block, how much total GFA will be developed
on the Site, and the anticipated mixfure of
land uses;

*  ADevelopmentPhasing Planthatidentifiesthe
sequence of development, by Development
Block; and

*» The identification of where and when in the
overall sequence of site development the
office space GFA will be built,

No Rezoning or Development Permit application
facilitating any development on the 1 Port Street
East Site shall be approved until the City is satisfied
with the required Development and Phasing Plan.
The Development and Phasing Plan may become
part of a Developer's Group Agreement dedling
with all, or part of the Site.

Implementing Zoning By-law Amendments -
Following the preparation and approval of the
required Official Plan Amendment, an implementing
Zoning By-law [or By-laws) may be prepared to
provide o more detailed regulatory regime for
development on the 1 Port Street East Site, in
conformity with the policies of the required Official
Plan Amendment. Until such fime as the Zoning By-
laws can be prepared, the present Zoning By-law
shall remain in effect.

The required Official Plan Amendment shall be
implemented by the passage of a Zoning By-law
or By-laws in compliance with the provisions of the
required Official Plan Amendment and pursuant to
the Planning Act. The implementing By-law will also
consider the following:

»  The implementing Zoning By-law may permit
the uses established in the required Official
Plan Amendment, however, the City reserves
the right, through the implementing Zoning
By-law, to further refine the list of permitted
land uses to ensure that development is
appropriate in the context of the adjacent
and surrounding community; and

» No provision of the required Official Plan
Amendment shall be deemed to require
the City to zone all lands within the 1 Port
Street East Site at one time in order to permit
immediate development of such lands for
their designated uses. Therefore, the City
may zone lands with a ‘Holding' or cther
appropriate zoning category where there
is insufficient information 1o determine
specific zoning categories or where the
development of such lands is considered to
be premature, or not in the public interest.

Such lands shall be zoned in accordance
with the provisions of the required Official
Plan Amendment at such time as there is
sufficient information to determine specific
zoning categories and the development
of such lands is no longer considered to be
premature, or not in the public interest.

Site Plan Approval - As noted, the prominence and
importance of the 1 Port Street East Site demands
beautiful and iconic architecture. It should become
a showpiece of design excellence and innovation
and a great urban waterfront neighbourhood. As
such, the Site, in its entirety, is identified as a Site Plan
Control Areq, pursuant to Section 41 of the Planning
Act and the City's Site Plan Control By-Law, Site
Plan Approval, may deal with, at a minimum, and
without limitation:

+« The location of all proposed buildings and
the location of all facilities and works to be
provided in conjunction with those buildings
and the relationship of the proposed buildings
to adjacent buildings, the Pedestrian Realm
Network and Street Systerm and other exterior
areas accessible to the public;

+ The massing and conceptual design of the
proposed buildings and structures, including
matters relating to exterior design such as the
character, scale, appeadrance and design
features of buildings, and their sustainable
design;

+ The sustainable design elements on any
adjoining element of the Street System under
the City's jurisdiction, including without
limitation, trees, shrubs, hedges, planfings
or other ground cover, permeable paving
materials, low impact development features,
street furniture, curb ramps, waste and
recycling containers and bicycle parking
facilities; and

* Facilities designed to have regord for
daccessibility for persons with disabilities.
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The Development Permit System - The Planning Act
permits the City to implement a Development Permit
System that is intended to combine Zoning and Site
Plan Approval processes and Minor Variances. The
1 Port Street East Site is identified as an appropriate
location for the consideration of implementation
through the Development Permit System because
of its size and ownership characteristics.

A Development Permit By-law, if proposed, would
clearly arficulate and establish development and
design requirements, provisions and standards
which must be demonstrated to the satisfaction of
the City prior to the granting of any approval.

The Development Permit By-law(s) will generally
provide for a streamlined approach to the review
and approval of development applications and
allow for flexibility within a clearly articulated
vision for the Site, in conformity with the policies
of the required Official Plan Amendment. The key
elements of the Development Permit By-law include:

« Application Requirements - All applications
for Development Permits are required to
submit a full drawing and plan set which
includes elevation and cross section drawings
for any proposed building or structure. The
City shall determine, in its Development
Permit By-law, the detailed requirements for
the submission of a complete application
which will include, but not limited to, matters
of ownership, current planning controls,
existing and proposed uses and the location
of natural features.

Technical reports, plans and studies may
be required to assist in the review process
of a Development Permit Application. The
requirements for Complete Applications and
supporting studies as set out in the City of
Mississauga Official Plan shall apply:

5.5-42

Regulations - The Development Permit By-
low shall clearly arficulate and establish
development and design requirements,
provisions and standards which must be
demonstrated to the satisfaction of the City,
prior to the granting of any further approval.
The By-law may specifically identify:

> The distribution and mixfure of land uses;

> Parameters for built form, including
height, density, site coverage, setbacks,
stepbacks and angular plane
requirements;

> Building detagils related to massing,
building materials, architectural details
and colours; and

>  Any development related servicing and
engineering matters;

Flexibility/Variations - The Development
Permit By-law may allow for defined variations
to the wuses, standards and regulations
outlined in the Development Permit By-law.
Such variations will only be permitted if they
are consistent with the intent, principles,
policies and objectives of the Official Plan
Amendment;

Delegation of Approval Authority - Council
may delegate to staff the approval or
issuance of Development Permits. Limits on
and criteria for such delegation shall be
established in the Development Permit By-
law; and

Conditions and Agreements - The City may
impose conditions and grant  provision
approval prior to final approval as set
out in the Development Permit By-low, A
Development Agreement, registered on title
may be required prior to final approval for
any Development Permit Application.

As a condition of the approval of a
Development Permit Application and as set
outin the required Development Agreement,
the City may require the owner to provide,
any or all road widening, facilities for access
to and from the Site, off-street parking and
loading facilities, walkways and ramps,
facilities desighed to have regard to the
accessibility forpersonwith disabilities, lighting
of any land or buildings, vaults and enclosures
for the storage of waste and recycling
materials, easements for engineered services
and public utilities, and the grading of the
lands including the provision of stormwater
management controls and facilities.
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Public Sector Agreement to
Comply

The successful development of the 1 Port Street
East Site will require a complex partnership among
the developer and the public agencies that are
responsible for the approval of new development.
Most importantly, the City of Mississauga may
eventually be alandowner within the Site, responsible
for much of the Pedestrian Realm Network, the
Street System and potentially the marina facility.

In this regard, it is a fundamental requirement
of the successful achievement of the Collective
Vision for the 1 Port Street East Site, that the City
of Mississauga and all other public agencies that
may be involved in future development on the
Site, consider and comply with all of the Guiding
Principles and criteria of this Comprehensive Master
Plan, and the required Official Plan Amendment.
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The Use of Height Bonuses

The existing Zoning By-law establishes a height limit
of 3 stareys for the developable areas of the 1 Port
Street East Site. The City may consider an increase
in the height permitted by the existing Zoning By-
law in accordance with the height strategy of this
Comprehensive Master Plan in exchange for the
provision of community benefits, in accordance
with the policies of the City of Mississauga Official
Plan, and the provisions of Section 37 of the Planning
Act. In addition, the City may only consider the
achievement of the building heights identified in
this Plan, or any Development Block, under the
following circumstances:

The development is representative of good
planning;

» The proposed community benefits are to be
located within the boundaries of the Site;

*  Where cash-in-lieu of o community benefit
is accepted by the City, the funds shall be
spent on appropriate community benefits
within the Site; and,

» The community benefit, or cash for a
community benefit is used to help amelicrate
the impacts on the community generally
attributable to the permitted height bonus.

In determining community benefits accrued under
Section 37 of The Planning Act, or through a
Development Permit By-Law, the following shall be
considered the priorities of the City within the 1 Port
Street East Site:

» Improvements to the components of the
Pedestrian Realm Network;

*  Improvements to the marina facilities;
* Improvements to Streefscapes;
* Public Art installations;

» Establishment of new non-profit community
or cultural services and facilities, including
child care, library facilities, maker spaces,
artist  workshops, gallery spaces and/for
performance spaces;

*  Provision of dedicated affordable housing
units;

» Provision of dedicated office space, in excess
of the 6,000 square metres of Gross Floor Area
already required by this Master Plan;

*  Achievement of criteria for LEED Platinum
status; and/or

» Provision of District Energy and/or Deep Lake
Coaling Systems that serve the broader Port
Credit community.
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10.0 | THE DEMONSTRATION
PLAN

A Demonstration Plan was developed over the
course of the public consultation events described
in Appendix 2.

The Demonstration Plan is infended to show one
possible application of the Master Plan's guiding
principles, in the form of building configurations,
landscape architecture and urban design, to the
1 Port Street East Site.

A series of further stakeholder meetings were held
fo test and refine the Demonstration Plan. Based on
the outcome of these sessions, the Comprehensive
Master Plan was modified and refined based on
changes to the Demonstration Plan.

Thereis a great similarity between the Demonstration
Plan and the Emerging Concept, because it was
important to follow through with the parameters
developed at the two day workshop. Two significant
improvements to the Demonstration Plan include:

e Making a direct connection to Elizabeth
Street, which now extends into the Site and
connects with an East-West Access Street,
which in turn connects with Stavebank Road.
This increases connectivity to Port Credit
Village and within the community itself, and
provides a direct view of and linkage fo the
Waterfront Promenade; and

e The loop road around the edge of the
Destination Park was removed, creating a
direct relationship between the park and the
water. Stavebank Road still provides public
access to and street frontage for the park.
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What is a Demonstration Plan?

A Demonstration Plan is a tool for visualizing the
form and structure of the Comprehensive Master
Plan by illustrating one potential configuration of the
Street System, the Pedestrian Realm Network and
the consequent Development Block pattern that
will accommodate private sector building activities.
During the 1 Port Street East community workshops,
a number of Demonstrafion Plans were created
as a useful way to help stakeholders visualize the
infent of design and policy concepts. That process
led to the creafion of the single Demonstration
Plan illustrated herein. However, the Demonstration
Plan remains only one of many possible urban
design and architectural expressions that could be
achieved based on the Vision, Guiding Principles
and criteria articulated in this Comprehensive
Master Plan document.

Details of the Demonstration Plan

The Demonstration Plan shown on Map 11 and in
Diagrams 10A and 108, illustrated at full build-out, is
annotated to give a sense of how the Comprehensive
Master Plan Collective Vision, Guiding Principles and
criteria could manifest as a built environment on the
1 Port Street East Site, and how the Comprehensive
Master Plan has addressed the requirements of the
Port Credit Local Area Plan policy 13.1.8.

Site Contamination - To begin the description,
Section 13.1.8 a) of the Port Credit Local Area
Plan requires that this Comprehensive Master
Plan “determine contamination on the site”.
Environmental assessments carried out by the
landowner have reportedly identified contamination
in the fill material used to create the Pier and port
facility. Future development will need to comply with
all applicable environmental regulations and public
policy requirements for environmental assessment,
remediatfion, mitigation and management;

Other Policies and Reports - Section 13.1.8 b) of
the Port Credit Local Area Plan requires that this
Comprehensive Master Plan “have regard for
other City plans, policies and reports, such as the
Lakeview and Port Credit District Policies Review
and Public Engagement Process - Direction
Report and the Waterfront Parks Strategy 2008".

This Comprehensive Master Plan builds upon
a host of prior work and studies, including the
above noted documents. The Comprehensive
Master Plan is consistent with the Directions Report
Recommendations for built form, and for creating
confinuous public access along the shoreline with
high quality spaces enhancing the Village character.

e The Street System and Pedestrian Realm
Network in the Comprehensive Master Plan
facilitate the implementation of the detailed
design recommendations of the Waterfront
Parks Strategy, and further connects and
integrates the Site into the waterfront parks
network;

Marina Facility Reconfiguration - Secfion 13.1.8
e) of the Port Credit Local Area Plan requires that
this Comprehensive Master Plan “examine unique
opportunities to take advantage of the site's location
and reflect the historic marine heritage of the area
including preserving the marina function and the
Ridgetown breakwater”. The marina facilities shown
in the Demonstration Plan are based on Marina
Concept 8A from the Marina Business Case Study
(2015). This Comprehensive Master Plan preserves
the opportunity for the ongoing operation of the
marina, preserves views of the water and of the
Ridgetown, celebratesits waterfront location through
the Pedestrian Realm Network, creates strong
linkages between Port Credit and the Site through
the Street System, and makes strong linkages along
the shoreline, stitching together this vital waterfront
asset. In accordance with the Marina Business Case
Study (2015) the Demonstration Plan identifies:

1. A new boat repair building at the corner of
Port Street East and Helene Street. It must be
well-designed and character-defining, since
it is located at an important gateway to the
Site, and forms an edge to the Waterfront
Promenade;

2. The new marina offices must also be well-
designed and complement the boat repair
building;

3. A surface and below-grade parking lot
beside the boat repair building would
accommodate at-grade boat storage in
winter;

4. The east breakwater would be expanded to
accommodate additional vehicular parking
(in summer), boat storage (in winter), and a
landscaped pedestrian trail ferminating in a
lookout; and

5. New docks and boat slips. The main
dock would be 6 metres in width, publicly
accessible, and terminate in a viewing
platform near the Ridgetown;
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Diagram 9: Demonstration Plan - Foam Model
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A Logical and Efficient Street and Block Pattern -
Development of the 1 Port Street East Site requires
that a logical and efficient street and block pattern
be established. The Street System and the Pedestrian
Realm Network create the Development Blocks, and
is comprised of the following:

6. Elizabeth Street and Helene Street are
extended info the Site and provide important
view corridors and linkages to the Port Credit
community;

7. Stavebank Road is extended all the way to the
Destination Park, and is the primary vehicular
access to the Site;

8. East-West Access Streets augment the primary
street network by providing emergency,
service vehicle, parking and drop-off access to
surrounding buildings;

9. Shared Streets fulfill a similar function to Access
Streets, but are designed to have a pedestrian
character;

10. Access Streets and Shared Streets create view
corridors and permeability across the Site in an
east-west direction;

11. A new entrance to the parking lot in JJ Plaus
Park can be created at the Stavebank Road/
Elizabeth Street intersection. A generous, direct
trail linkage should be provided from the East-
West Access Street through the park to the
Credit River promenade;

12. This Demonstration Plan shows more than one
building on some Development Blocks, with
pedestrian/shared spaces between buildings.
There are many ways the blocks can be
developed, including with a single, larger
building;

13. Development Block 8 is shown with stacked
tfownhouses and a small, publicly accessible
interior courtyard; and

14. An opportunity for a Landmark Building at the
southern tip of the Site on Block 7, fogether with
a destination use, creates the potential for a
spectacular and iconic architectural gem that
helps define the neighbourhood character;
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A Connected Pedestrian Realm Network - Section
13.1.8 ¢) of the Port Credit Local Area Plan requires
that the Comprehensive Master Plan *“include
provision of significant public parklands along and
access to the waterfront including the extension of
the Waterfront Trail”. This Comprehensive Master
Plan provides a robust Pedestrian Realm Network
along the complete length of its shoreline, including
a Waterfront Promenade and two Urban Squares.
If the east breakwater is expanded as part of
the marina redevelopment, an additional public
walkway would be extended along it, oo, providing
additional public access and a lookout. There are
many street and pedestrian connections to the
Pedestrian Realm Network from within the Site and
from Port Credit. The Pedestrian Realm Network is
extensive and multi-faceted. Itincludes the following:

15. The existing Waterfront Trail meets the
Waterfront Promenade in a plaza area in
front of the boat repair building, and extends
westward along a wide walkway. The plaza
and walkway areas will accommodate
marina operations fromtime fo time, including
vehicular access to the east breakwater
parking lot/boat storage area. They are
designed as pedestrian spaces that can
accommodate vehicles;

16. The Waterfront Promenade connects the
Waterfront Trail to JJ Plaus Park along the
eastern edge of the Pier. It is a generous
pedestrian promenade with opportunities for
trees, seating, lighting, café seating, public
art and flexible event space. The Waterfront
Promenade is continuous across the
Destination Park and links directly to JJ Plaus
Park at the foot of the Training Wall along the
Credit River;

17.

18.

19.

The Destination Park, af the southern fip
of the Pier, can accommodate a small
community building, such as washroom/
change room for a winter skating loop. The
park is intended to flow seamlessly info
Stavebank Road and the Shared Street that is
an extension of the North-South Spine. A hard
surface plaza treatment provides flexibility for
events and performances. View corridors
along Stavebank Road and the North-South
Spine are maintained. Stavebank Road can
terminate in a cul-de-sac/drop-off designed
integrally with the Destination Park;

The Arrival Park can be designed to work with
the change in grade by providing a small
amphitheater, and patio space for adjacent
retail, service commercial or restaurant uses.
It should be designed cohesively with the
Waterfront Promenade on the other side of
the East-West Access Street, incorporating a
common language of paving, lighting and
other amenities; and

A new edge fo JJ Plaus Park can be created
with a multi-purpose trail in conjunction with
the extension of Stavebank Road.

A System of View Corridors - Sectfion 13.1.8 d) of
the Port Credit Local Area Plan requires that the
Comprehensive Master Plan “preserve and enhance
views to Lake Ontario”. The sfructure of both the
Street System and the Pedestrian Realm Network
has been deliberately designed to provide multiple
view corridors north-south and east-west, preserving
and enhancing views both from the existing Village
and from within the Site. These view corridors are
fundamental structuring elements of the Plan.

20. Stavebank Road, Elizabeth Street and
Helene Street all provide views (and
connections) south fo the water from
the Village. The North-South Spine is also
an important southerly view corridor,
providing a clear view all the way from
Port Street East;

21. East-west views (and connections) from
JJ Plaus Park fo the marina basin are also
created in four locations within the Site,
including along the east-west extension
of Elizabeth Street, along the East-west
Access Street/Shared Street corridors,
and through the Destination Park; and

22. The confinuous public access to the
water's edge along the Waterfront
Promenade provides an ever-changing
panoramic view of the harbour, lake, and
Ridgetown.



Appropriate Built Form - Section 13.1.8 f) of
the Port Credit Local Area Plan requires that
the Comprehensive Master Plan “consider
the appropriate built form around the future
terminus of the Light Rail Transit planned
along Port Street East”. The proposed density,
built form and land use is appropriate to
support and encourage use of higher order
fransit. The Port Street East right of way has the
potential to be widened to accommodate
future requirements. In conjunction, buildings
on the Site will be modestly set back from
the edge of the right of way to allow a wider
sidewalk. In general, building heights are
designed to step down from a peak along
Port Street East fo lower buildings at the
water's edge, creating a fransition.

23. The tallest buildings are permitted along
Port Street East, beginning a downward
transition from the height of the existing
hotel building at 38 metres. These
buildings are permitted fo be a maximum
of 34 metres (10 residential storeys);

24. To the south, across the east-west
extension of Elizabeth Street, building
heights are permitted up to 34 metres
(10 residential storeys) adjacent to JJ
Plaus Park, and 26 metres (8 residential
storeys) adjacent to the Marina Basin. This
encompasses the northern blocks of the
Pier. This continues the downward height
fransition;

25. Furthersouth and extending to the water’s
edge, buildings are permitted to be up o
20 metres (6 residential storeys) in height;

26. The marina repair building may require
a three storey massing to accommodate
boats and masts; and

27. A single Landmark Building may be
permitted at the southern tip of the Site
— as an iconic and completely unique,
stand-alone marker. Design quality must
be world class.
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A Mix of Land Uses - Secfion 13.1.8 g) of the
Port Credit Local Area Plan requires that
the Comprehensive Master Plan to “provide
opportunities to accommodate employment
uses”. This Comprehensive Master Plan
providesaccommodation forall of the existing
marina facilities and jobs. It also provides
further retail, service commercial and
restaurant potential, and most importantly,
it requires a minimum of 6,000 square metres
of office space to be built. The Plan is for a
mixed use neighbourhood that includes
employment opportunities and a range of
housing types, tenures and sizes, including
dwelling units that are more affordable.

Diagram 10A: 3D Model of Demonstration

Plan (Looking West)
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Character Sketches

New character sketches were prepared to illustrate how the principles of the master plan, as represented
by the demonstration plan, might be visualized.

Diagram 11: Destination Park Visualization
View looking east over the Destination Park. Stavebank Road will be extended to provide frontage and access. The Waterfront Promenade will be continuous along the water’s edge.
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Diagram 12: Port Sireet East Visualization

View looking east along Port Street East from Stavebank Road. Port Street East will be include on-street
parking, bicycle lanes, sidewalks with street trees and high quality street furniture, and at-grade retail uses
facing it.
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Diagram 14: Shared Street Visualization
View looking west over a Shared Street as it links

to the Waterfront Promenade. Shared Streets are
intended to be pedestrian focused while permitting
vehicular access.
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Built-Form Options/
Demonstration Blocks

As previously noted, the Demonstration Plan
included in this Comprehensive Master Plan remains
only one of many possible urban design and
architectural expressions that could be achieved
based on the Collective Vision, Guiding Principles
and criteria articulated in this Comprehensive
Master Plan document. The key variable is the built
form to be developed within each of the idenfified
Development Blocks.

While this Comprehensive Master Plan establishes
a structuring framework for private sector
development, there are many permissible
configurations of built form options within the Plan’s
principles and criteria. A typical Development
Block, shown below, has been illustrated in Diagrams
20 to 24, with a variety of building forms, all of which
would be possible under the structuring framework:
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Option A - This option is similar to the Demonstration
Plan, showing two separate buildings on a single
development block. The buildings shown in Diagram
15A are 6 storeys in height (with a step back above
the 4th storey) and have a central interior corridor,
with below-grade parking. The spaces in between
the buildings can be designed as Access Streets,
Shared Sireets or open spaces. Diagram 15B
shows an example of two buildings on the same
development block with a pedestrian walkway
between.

Diagram 15A: Two Building Massing

r __-‘_-'_'--—-__ —
Diagram 15B: Example of Two Building
Massing

Option B - This optfion is similar fo the concepts
created by Canada Lands Company, showing a
single, larger building composed of differing parts.
The primary building mass shown in Diagram 16A is
a 6 storey (with a step back above the 4th storey)
C-shaped apartment with a central interior corridor.
This option has the potential to accommodate a
one to two storey above-grade parking structure
infernal to the block. It would be screened from view
of public spaces by a veneer of active uses, such
as residential units or commercial uses. Diagram 16B
shows a massing example prepared for Canada
Lands Company.

Diagram 16A: C-Shaped Building Massing
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Diagram 16B: Example of C-Shaped
Building Massing (source: DTAH)

Option C - This optfion is similar to the concepfts
created by Centre City Capital Limited, showing a
single, larger building that terraces to the water’s
edge. The building shown in Diagram 17A is a 6
storey (with a step back above the 4th storey)
C-shaped apartment building with a central interior
corridor and below-grade parking. Diagram 17B
shows a massing model prepared for Centre City
Capital Limited.

Diagram 17A: C-Shaped Building Massing
with Terracing

Diagram 17B: Example of Terraced Building
(source: Adamson Associates)



Oplion D - This option shows a lower built form
comprised of stacked townhouses accessed
individually from the Pedestrian Realm Netwaork (i.e.
by front doors). Building heights shown in Diagram
18A are 4 storeys, and parking is below-grade. Units
ot-grade would generally have modest private
outdoor amenity areas, with the potential for «
publicly accessible interior courtyard. Upper units
could have rooftop amenity areas. Diagram 18B
shows an example of stacked townhouses.

Diagram 18A: Townhouse Massing in
Multiple Buildings.

Diagram 18B: Example of Stacked
Townhouses
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Option E - There are many creative architectural
solutions for each block. As an example, the option
shown in Diagram 19A shows two slab buildings
contfaining two storey through units [units with
windows on both the front and bock) that are
accessed from a single-loaded corridor located
on every other level. A common elevator core
can connect both slabs. The building is shown at
6 storeys in height (with a step back above the 4th
storey), and could accommodate a one to two
storey above-grade parking structure internal to the
block, hidden by a veneer of active uses. Diagram
1B shows an example of two slabs as part of the
same building.

Diagram 19A: Two Slab Through Unit
Massing

Diagram 19B: Example of Two Slab Through
Unit Building

Statistics

The following order-of-magnitude statistics are based
on the land areas generated by this Comprehensive
Master Plan, and assumptions with respect to
density, unit size and population vield. There are
two Scenarios identified; the Demonstration Plan is
at 2.0 FSI; and Scenario 2 1s at 2.5 FSl, and represents
the maoximum Gloss Floor Area permitted by the
Comprehensive Master Plan.

Site Area
The Pier
Development Blocks 2.76ha
Pedestrian Realm Network 1.55ha
Street Network 2.00ha
Total Developable Land Base 6.3 ho
The Breakwaters & Ridgetown 2.5 ha

Elizabeth and Helene Street ROW's 0.2 ha
The Water Basin 18.7ha
TOTAL AREA 27.7ha

Gross Floor Area
Based on 4.3ha total land base (63.000m?)

Demonstraticn Plan Scenario 2
2.0 FSI 2.5 FS

Gross Floor Area 126,000m? 157,.500m?
Commercial Office  6,000m? 6,000m?
Non-residential at 5%  4,300m’ 7.900m?
Marina 5,000m? 5,000m?
Net Residential GFA  108,700m? 138,600m?
Units and Population/Jobs

Demonstration Plan  Scenario 2
Gross Unit Size 20m? 1,205 units 1,540 units
1.47 persons/unit 1,770 people 2,265 people
Office Jobs 325 325
Non-Res. Space Jobs 340 425
Marina Jobs 115-135 115-135
TOTAL PERSONS/IOBS 2,550-2,570 3,130-3,150

Pedestrian Realm Network*

Areq 1.58 ho
% of developable land base  25%
Breakwater/Ridgetown 2.5 hao

* Does not include Breakwater/Ridgetown

Development Blocks
Area (ha)] Dimensiocns [approx.)

Block 1 0.21 ha 46 x 45m
Block 2 0.21 ha 51 x 41m
Block 3 0.33 ha 42 x 78m
Block 4 0.39 ha 47 x 82m
Block 5 0.34 ha 42 X 79m
Block 6 0.37 ha 47 x 79m
Block 7 0.14 ha 37 x71m
Block 8 0.33 ha 47 x 71m
Block 9 0.44 ha 100 x 43m

TOTAL AREA 2.76 ha

Street System
Port Street East Widening (assumed 3m) 0.08 ha

Stavebank Road {17m) 0.60 ha
Elizabeth Street E-W Extension [17m) 0.27 ha
North-South Spine (25m) 0.48 hao
East-West Access Streetfs (17m]) 0.14 ha
Shared Streets {17m) 0.43 ha
TOTAL AREA FOR STREET SYSTEM 2.00 ha*

*The Total Area for the Streel System does not include the
existing Elizabeth or Helene Street right-of-ways.,

Pedestrian Realm Network

Waterfront Promenade 1.11 ha*
Urban Squares

- Destination Park 0.31 ha
- Arrival Park 0.13 ha
Breagkwater/Ridgetown 2.5 ha
TOTAL AREA 4.05 ha

*It is important to note that lands of the Waterfront
Promenade, which is considered in the Developable Land
Base, is also identified as within the Hazard Land Overlay
Designation.
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BACKGROUND
MEMORANDUM

Introduction

The Background Memorandum provides an
overview of the documents that were reviewed in
the preparation of the 1 Port Street East Master Plan.
The documents were reviewed for their design intent
and their ability to inform the community workshops,
the principal design development events in the
process.

The Port Credit Local Area Plan provides a strong
framework for Port Credit as a whole, in defining
its character and structure, and the kind of
redevelopment that will be compatible. Building on
this, the Inspiration Port Credit process has defined
a strong vision and a whole series of principles
for the 1 Port Street East site through extensive
public consultation. Recurring themes are aimed
at ensuring the redevelopment will be publicly
accessible throughout, including multiple views of
and access points fo the water, with high quality
parks and buildings, and integrated with the fabric
of existing Port Credit.

Other documents and reports have provided
direction with respect to components of the master
plan, for example the Office study and the Marina
Business Case. A brief summary of the background
documents is provided here.

Port Credit Local Area Plan
(August 2015)

This plan provides area specific Official Plan policies
for Port Credit. It establishes the overall vision for
Port Credit as an evolving waterfront village with a
mixfure of uses and densities with a sfrong public
realm. Guiding principles are:

5.5-54

“5.1.1 Protect and enhance the urban village
character recognizing heritage resources, the
mainstreet environment, compatibility in scale,
design, mixture of uses and creating focal points
and landmarks.

5.1.2 Support Port Credit as a distinct waterfront
community with public access to the shoreline,
protected views and vistas to Lake Ontario, the
Credit River and active waterfront uses.

5.1.3 Enhance the public realm by promoting
and protecting the pedestrian, cyclist and fransit
environment, creating well connected and
balanced parks and open spaces and reinforcing
high quality built form.

5.1.4 Support the preservation, restoration and
enhancement of the natural environment.

5.1.5 Balance growth with existing character by
directing intensification to the Community Node,
along Lakeshore Road (east and west), brownfield
sites and away from stable neighbourhoods.
Intensification and develooment will  respect
the experience, identity and character of the
surrounding context and Vision.

5.1.6 Promote a healthy and complete community
by providing a range of opportunities to access
fransportation, housing, employment, the
environment, recreational, educational, community
and cultural infrastructure that can assist in meeting
the day-fo-day needs of residents.”

The 1 Port Street East site is part of the Harbour
Mixed Use Precinct. Policies for this area specify
that development will be at a lower overall scale
than the Central Residential Precinct (which has a
height limit of 15 storeys), contain a mix of use and
densities, and will step down to Lake Ontario. View
corridors to the lake must be maintained.

Site specific policies require a comprehensive
master plan be prepared addressing, among
other matters, land use, built form, fransportation,

significant public parklands along and access fo
the waterfront, preserved and enhanced views,
and the consideration of the marina, the possible
higher order fransit, and employment uses.

Appended to the Port Credit Local Area Plan is a
detailed Built Form Guide. It provides guidelines for
the design and placement of buildings, including
heights, separation distances, setbacks, at-grade
uses, floorplate sizes, facade design, microclimate
requirements, landscape areas, materials, access,
and servicing. These guidelines are representative of
contemporary industry standards for creatfing safe,
attractive and animated streetscapes - though they
have a somewhat ‘suburban’ character to some of
their recommendations.

Zoning By-law

Most of the site is zoned C4-18, with a Greenbelt
Overlay over much of it.

The C4 zone refers to main street areas which are
pedestrian-oriented, and to street-related retail
areas. It permits a variety of service retail and
enferfainment uses, including residential above
retail, and excludes automotive-related and some
large format retfail uses. Zoning performance
standards require urban buildings. This includes,
for example, by imposing a maximum front yard
setback of 3.0m and a minimum building height
of 2 storeys. It should be nofed, however, that the
maximum height permitted is only 3 storeys.

Exception 18 permits the existing boat repair,
sales, service and storage wuse, inside and
outside buildings. The Greenbelt Overlay requires
appropriate environmental studies be completed
prior o redevelopment.

It is anficipated that the site’s current zoning will be
amended to permit the anticipated development.

1 Port Street East 2015 Market
Update (Cushman & Wakefield,
December 16, 2015)

This report provides an update to the 2014 office
study undertaken by Cushman & Wakefield on behalf
of the City of Mississauga specifically in regard fo
the 1 Port Street East site. The report concludes that
a large, speculative design-build office is unlikely
due to market conditions. A large office user may
be possible, but on the whole, modest office space
that can be absorbed in an incremental fashion will
be the most viable scenario for office development
on the site.

Total office space of 5000-6,000m? (54,000-65,000
sf) is reasonable. Floorplates should be a minimum
of 1,000m? (about 10,000 sf), with larger floorplates
offering greater flexibility and attractiveness tfo
potential users. The most likely location for office
would be along Port Street East, closest to the retail/
restaurant amenities of Lakeshore Road. A larger
fenant, if attracted to this site, may desire a higher
building with lake views, and a prominent location
for signage.

Mississauga Marina Business
Case Study - Final Report
(TOURISTICS, Shoreplan
Engineering Limited and The
Planning Parinership, DECEMBER
2015)

The City of Mississauga commissioned a study to
examine the viability of operating a full service
marina at 1 Port Street East within the context of a
mixed use development.

There is an anticipated strong demand for seasonal
and fransient slips for a new marina. The current
vacancy rate is below 5% over all the Marinas in
Mississauga (excluding the Port Credit Harbour
Marina).



After an inventory of current capacity and
operations, research of local and international
marindg precedents, projections of boating demands,
and public consultations, 11 marina options were
developed and analyzed, then reduced to two
based on their overall financial and physical
performance against a set of evaluation criteria,
as follows.

Concept 5A consists of 482 floating slips relocated
to a main floating dock paralleling the eaost
breakwater, with an office building near the foot of
Helene Street. Boat repair and storage would occur
off-site, This concept is less expensive ($24.5 million)
because it does not provide a full-service marina.

Concept BA consists of 482 floating slips relocated
to a main floating dock paralleling the eaost
breakwater, with an office building, repair facility,
and dryland winter boat storage near the foot of
Helene Street. Additionally, it proposes a widened
east pier (through lake fill, approximately 200m
in length) in order to accommeodate additional
summer vehicular parking and winter dryland boat
storage, as well as a landscaped walkway around
its periphery. This concept is more expensive {$33.5
million) due tfo the additional fill and building
construction, but provides a full-service maring.

Both concepts require breakwater repairs and
additional on-site vehicular parking. They assume
that some of the existing businesses, such s the
chandlery and boat sales, can be accommodated
within new mixed-use buildings in the redevelopment.

Financial projections were examined for all of the
concepts. A significant conclusion is that a private
developer/operator is unlikely to find the marinag
redevelopment attractive, due to the significant
capital oullays, modest revenues, and long term
debt service. Therefore, public involvement is likely.

Concept 5A

Legend
B Farking
B Marina Office
' Brokers/Boat Sales
I Chandlery
B Phase 2
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Concept 8A (Preferred)

Legend
I vvinter Storage/Parking
I Parking
I Roadway
I Green Space/Walkway
I Marina Office
! PBrokers/Boat Sales
I Chandlery
I Phase 2

N Repair Shop
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Recreational Boating Demand
and Capacity Study, TOURISTICS
and Shoreplan Engineering
(June 2015)

This study provided an overview of demographic
trends relating to boating demands, current tfrends
in the type of boating and docking requirements,
an analysis of the current harbour capacity on the
north shore of Lake Ontario and Mississauga, and
determined if addition harbour and recreational
boating facility capacity is warranted in Mississauga
in the next 20 years.

Boating appeals to men and women, and across
a variety of income groups. Boating appeals
most fo people between 35 to 54 years of age.
Power Boating, Sail Boafing and Canoeing are
all expected to increase, as a percentage of
population parficipating, to 2035. Parficipation rates
of people of age 65 or more are expected to friple
by 2035. Boat size is increasing, and marinas will
need to provide for more long finger docks (above
30" length). In Mississauga, there will be a need for
an additional 770 slips by 2035. However, there will
not be a need for additional launch ramps.

Innovation and Maker Spaces
Research Report and Addendum
(City of Mississauga, March-
August 2015)

These documents explore the nature of Innovation
and Maker Spaces, which are being considered
by the City of Mississauga as part of the 1 Port
Street East master plan and redevelopment. Maker
Spaces are defined as small, shared workshops
or studios with equipment and resources to make
things. Equipment may include 3D printers, sewing
machines, or power fools for woodworking or metal
fabrication. They often cater to the general public
or small businesses. Innovation Spaces are office
environments geared to start-up companies and
small businesses. The internal office environment is
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open concept, facilitates sharing, accommodates
short tferm and flexible user needs. Innovation Spaces
often provide programs and services fostering
mentorship and business development, and legal,
technological, and other communal knowledge
sharing practices to incubate entrepreneurs.

A tour of Maker and Innovation Spaces in the
Kitchener area revealed a wide range of building
sizes (2,400 square feet for a Maker Space, and 7,000
to 50,000 square feet for Innovation Spaces), funding
mechanisms, and institutional associations (with
Universities, municipal/local/national government
agencies, information technology companies such
as Google and RIM, and other start-up focused
organizations).

District Energy Screening Study
for the City of Mississauga
(Genivar, 2013)

District Energy is a community approach to provide
heating and cooling services to a series of buildings
via underground piping from a central utility plant.
Benefits accrue both from economies of scale and
from greater efficiencies due to predictability of
needs (conventional in-building systems are less
efficient due to daily and seasonal fluctuations).
Costs are high and therefore district energy systems
are typically built and financed by government.
Overall, district energy supports the City's Living
Green Master Plan, and the City has expressed a
desire tfo investigate the feasibility of implementing
district energy.

Port Credit is considered one of the more suitable
locations within  Mississauga to develop district
energy. It has a relatively high existing density, has
a good profile for showcasing the technology, and
combined with the Imperial Oil site redevelopment,
has good potential for implementing district energy
in new construction. The next steps would be to
stfudy a business case for if. This would involve
defining the type, scale, location and phasing of the
district energy facility, the required infrastructure,
and the impacts and benefits on developers and
their buildings.

Winter Planning Report: Case
Study Analysis for Winter
Waterfront Planning in Port Credit
(City of Mississauga, 2015)

In response to requests generated through the IPC
process for winter facilities and programming as
part of the 1 Port Street East site redevelopment,
City staff reviewed a number of precedents for
ideas and best practices. These included warming
stations, public art, heated patios, outdoor skating,
festivals and programs, and heated or covered
sidewalks. No conclusions or recommendations
have been drawn as yet.

Preliminary Review of Potential
for a Public Market at 1

Port Street East, Port Credit,
Mississauga (Coriolis Consulting
Corp, 2014)

A public market is defined as a permanent indoor
facility hosting year-round vendors of meat, fish,
cheese, pouliry, produce, and other specialty
foods, and is not to be confused with the seasonal
and outdoor farmers market format. There are a
number of indicators that a public market could be
successful on the 1 Port Street East site in Port Credit,
including a sufficient ‘on paper’ sales potential
in the frade area of 10 miles (16km); an affluent,
older and English-speaking population base; and
local retail market capacity for new specialty food
entrants.

However, the success of public markets is dependent
on capturing frequent shoppers within a 1 fo 3 mile
(1.5-5km) radius. Port Credit currently has a small
population within this radius. A Port Credit market
would therefore have to work hard to capture
this population by offering a very high quality
food shopping experience, and, the surrounding
development would have to offer very high quality
recreation, entertainment, and shopping as part of
a regional destination. It is noted that an increased
residential population on site would help.

The size of the public market building that can be
supported by the population of the trade area is
about 40,000 square feet, of which 20,000 square
feet is leasable. In addition, a 100,000 square
foot site is recommended, in order to provide a
servicing/loading area and outdoor public seating,
performance, and vending areas. Because a large
volume of annual sales is generated on a few
summer weekends, 400 parking spaces should be
provided close by: food is heavy and people arrive
from the surrounding region by car.

Public markets benefit from a location with
good urban character, a waterfront, adjacent
programmed public open space, complementary
specialty retail, and lots of parking. They offer
benefits to surrounding communities including
daily convenient food shopping, and community
ambiance. On the other hand, high traffic volumes,
early morning loading activities, and garbage
(with its smell) can detract from residential areas,
and should be mitigated. If a public market is
constructed in Port Credit, the existing farmers
market would likely benefit from being relocated
fo the site as well.

International Design
Competitions Task Force: Report
on Recommendations (City of
Mississauga, 2013)

The 1 Port Street East site is identified in the
City’s Inventory of Landmark Sites. These sites
are encouraged to have International Design
Competitions to foster high quality architecture,
urban design and landscape. It is not mandatory
for private landowners to participate. Rather,
the City wishes to engage landowner interest in
holding design competitions that are based on best
practices, such as those of the Royal Architectural
Institute of Canada or the Ontario Associafion of
Architects.



Community Meeting Materials
and Survey Results (City of
Mississauga, 2014-2015)

Inspiration Port Credit

The Inspiration Port Credit process was initiated
in 2012 to envision the future transformation and
redevelopment of the former Imperial Oil lands
and the 1 Port Street East site. It has informed
and engaged the public in creating a vision and
principles for the lands, This work has included.

* online surveys;

» aconsultant-led public engagement process
resulting in @ guideline report entitled
“"Charting the Future Course";

* a boating demand and capacity study;
* a marina business case study; and,

* a series of public meetings to educate the
public and solicit opinions on future change.

Through the results of this master plan process and
the asscciated studies, the City will create the
approptiate planning policy framework, for the
eventual redevelopment of the two sites, including
the 1 Port Street East site.

“See the Possibilities” Online Survey
(September 2014)

The City conducted an online survey for both to the
1 Port Street East site and the former Imperial Qil
lands, related to general principles for change and
development that had been generated through
the public participation. The principles were:

= Protect the maring: the operation, sales,
service and repair {with permits) as well as
charter beoats and deep water harbour. Look
at praoviding opportunities for boat storage
on site;
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* Build a vibrant waterfront community and
destination [park] at this unigue site with a
“Marina Marketplace™;

+ Ensure thal open space is in the best spot
for use and is comfortable, animated and
attractive all year round. Provide views and
access throughout the site to the water;

*  Support tourism with "Marina Marketplace”
restaurants, shops and entertainment. Protect
and add jobs...; and,

* Put pedestrians first!

The survey question to each principle was phrased
as ‘Do you think we're headed in the right
direction?' Each question received a minimum 80%
YES response; in other words, survey respondents
feel the principles are headed in the right direction.
In  addition, numerous written comments were
received with further ideas and suggestions.

The survey also showed three Marina "Possibilities”
in the form of concept plans for the site. The three
plans are the same in terms of the community
structure shown on the main wharf, and vary on
the eastern portion of the site and marina basin,
with respect to the east pier (expanded or not), the
location of slips (east or west side}] and the location
of the marina repair facility {on the land lot or on
the pier). Design features of the concepts include:

*» A continuaus water's edge promenade;

* A large park atf the southern tip of the wharf
[with some lake fill);

» The extension of Stavebank, Elizabeth and
Helene southwards into the site;

* A grid of roads on the west side of the wharf,
with service access to the east side; and,

e Taller buildings along Port Street East.
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Charting the Future Course: A
Strategic Comprehensive Master
Plan and Implementation Guide
(Stoss Urbanism, December 2013)

A multi-disciplinary consultant team, led by Stoss
Urbanism under the City's direction, led a publicly
engaged study as part of the IPC process. This
included background research, public consultations,
public workshops and design development. The
consultant team conducted a peer review of the
1 Port Street East master plan for their lands. The
final report makes a series of design and policy
recommendations for the 1 Port Street East site.

The vision and guiding principles generated through
the public process form the basis for the City's
current master plan exercise. They include:

e Embrace the water;
e Celebrate Port Credit's waterfront heritage;
e Living green and blue;

e Create an sustainable

waterfront;

economically

e Connectland and water;

e Balance development and embrace the
regional context; and,

e Activate early and often.

In addition to the principles, the report makes some
detailed design recommendations for the lands.

Key public realm recommendations include:

* Protecting and enhancing water views;
e Completing the waterfront trail; and,

e Creatfing a well-connected network of public
spaces (road and open spaces).
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Key private realm recommendations include:

e Limiting heights to 6 storeys, stepping down o
3-4 storeys at the water’'s edge, with potential
for 8-12 storeys along Port Street;

e Overall site density of 2.5 times coverage;
and,

e Encouraging mixed use and retfail along
much of the site’s edges, including a marina
marketplace, and employment/office uses.
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Hurontario-Main LRT Project
Environmental Project Report
(Cities of Mississauga and
Brampton, and Metrolinx, 2015)

Port Credit is a Gateway Mobility Hub in the Big
Move - a place where fransit lines meet. Existing
fransit includes the Lakeshore West GO Station
and City of Mississauga bus routes. Future fransit
includes the Hurontario LRT, and longer term, high
order transit along Lakeshore Road East. Metrolinx
envisions Mobility Hubs as mixed use, high density,
pedestrian oriented districts seamlessly integrated
with  fransit. The Master Plan Study identifies
the existing southeast GO parking lot as a key
tfransformative location to achieve 20+ storey mixed
use development at 4.0 times density with a new
500 space parking garage.

Most of the 1 Port Street East site is within the 800m
radius of study, centred on the Go Station, in the Port
Credit Mobility Hub Master Plan Study. As such, the
Study has a number of recommendations relating
specifically to the site:

e Creation of a mixed use node, composed of
high density, low- to mid-rise buildings, with
associated waterfront retail and open space.
The site should be well-connected to the
existing street network, and highly permeable
fo views;

e Commercialis allowed along Port Street; and,

e 3.0 fimes density, and up to 8 storeys of
building height, over the entire site, with
additional height considered in specific
locations. However, the Study also notes
that a site-specific master plan is needed to
determine all of the above parameters.

The Study examines four options for the terminus of
the Hurontario LRT, three of which would result in LRT
fracks on Port Street East directly adjacent to the
CLC lands. The recommended Option 4 would result
in a ferminal station on Port Street East between
Helene and Elizabeth Streets. However, the current
design drawings for the LRT terminate the line at the
Port Credit GO statfion.



The Hurontario-Main LRT Project Environmental
Project Report notes that continued discussion is
required in order to determine the appropriate
location of a waterfront-area stop. its interface
with the 1 Port Street East site, and the flexibility to
expand the LRT across the Credit River.

Metrolinx has worked with the City of Mississcuga
fo bring forward draft Official Plan Amendment
policies in order to implement the site development.
They are currently seeking a private develooment
partner to build the proposal.
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One Port Master Plan: Keeping
the “Port” in Port Credit (Canada
Lands Company, 2013)

Canada Lands Company (CLC) retained a
multi-disciplinary consultant team to prepare a
comprehensive master plan for the site. The CLC
plan engaged the public in a meaningful process to
envision future development, They also dovetailed
with the concurrent Inspiration Port Credit process.

The CLC report provides a detailed vision for a vibrant,
mixed use waterfront community. Characteristics of
this plan include:

A fine-grained netwark of streets and blocks;

*» A continuous waterfront promenade linking
St. Lawrence and JJ Plaus parks, punctuated
with water's edge parks and plazas;

* A mid-rise six storey building scale, with four
storey podiums facing streets. Buildings along
Port Street East would be 8 or 12 storeys; and,

*  Mixed use retall at grade in most buildings.

In general, this plan seems consistent with the
intended vision of Port Credit as set out in the Local
Area Plan,

Helens Point
& Pebble

Canada Lands Company Concept, with Two Marina Options
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Centre City Capital Limited
Concept (Adamson Associates,
2013)

Centre City Capital Limited is the operator of the
private Port Credit Harbour Marina currently on
the 1 Port Street East Site, which they lease from
Canada Lands Company. They have prepared their
own redevelopment concept for the Site, which
takes, as a starfing point continued full-service
marina operations. They emphasize the creation of
a ‘marquee destination’ through public access to,
and amenity along, the water, mixed residential,
office and retail uses, and a coordinated approach
to design (as opposed to individual builders each
with their own expressions).

Some observations of this plan include:

e A stylized, formal, symmetrical site plan
arrangement;

* A very large, central pedestrian plaza/spine
terminating at a long, tall (15 storey) and
signature building at the southern tip;

e 8-9 storey buildings lining the site’s edges;

e What appear to be ftwo, 6 storey office
buildings along Port Street;

e Significant retail occupying part of the at-
grade levels of all the buildings facing inward;

e A pedestrian promenade along the water’s
edge; and,

e An expanded east pier with public open
space and with what appears to be the
relocated marina facilities.
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Centre City Capital Limited Concept
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Ann Sireet Development
Proposal, Ontario Municipal
Board Decision (January 2014)

F. S. 6810 Limited Partnership (FRAM) proposed a
22 storey residential building for a site comprising
6, 8 and 10 Ann Street in Port Creditf, just west of
Hurontario Street and north of Lakeshore Road East,
and appealed to the Ontario Municipal Board over
the City's neglect to enact their Official Plan and
Zoning amendments.

The proposed building, incorporating a two storey
podium with af-grade retail, while considered well
designed, was found by the Board not to reflect
the policies of the City and dismissed. Specifically,
the proposal was of a height, scale, massing and
density that is excessive for the site, did not provide
appropriate fransition or scale with respect to the
surrounding established neighbourhood, would
be visually intrusive with respect to the low-rise
character of Lakeshore, and would set an undesired
precedent for future development in the area.

The Board preferred the above urban design and
character arguments put forward by the City over the
appellant’s arguments, which focused on providing
higher density to support fransit, and, the suitability
of the proposed height in a confext of existing fall
buildings. The Board stated that the existing tall
buildings were older and built at a time when there
was no clear planning direction, and that the City
has established clear policy with respect to Port
Credit in ferms of achieving compatibility and fif,
including directing the tallest buildings towards the
GO station, and limiting heights to around 14 storeys
elsewhere.

This decision provides some guidance for the
development of the 1 Port Street East site consistent
with the City of Mississauga’s Local Area Plan.
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Intfroduction

Port Credit Local Area Plan states that “consultation
on the comprehensive Master Plan will occur

with the landowners, local community, and other
stakeholders.” This Comprehensive Master Plan was
created with extensive stakeholder consultation. This
includes the incorporation of much foundational
work undertaken since 2012 as part of the
Inspiration Port Credit Process.

There were two principal mechanisms for public
input and comments. First and most importantly,
much thinking on community organization and
design occurred during the two public waorkshops.
Secondly, there was ongoing opportunity for written
comments collected by the Inspiration Port Credit
website throughout the process. A general overview
of those comments is presented here.

There were a total of three days of public input
during the workshops, which occurred both during
the day and in the evening. The biggest turnout
and most comments were received during and
immediately following the second public workshop.

From the start, there have been a range of
comments from the public on most issues: some in
support, some in opposition. It can be argued that
the design concepts shown on various options all
were ‘in the ballpark' in terms of their approach
to their components such as building heights, land
uses, street network, and the like. Some people
felt that the concepts went too far — buildings are
too tall, too many streets, not enough parks; while
others felt that the concepts didn't ge far encugh
- need taller buildings, and need more active/retail
uses. This applies both to the previous concepts that
had been developed for the site by the City, its
consultants, and other landowners, as well as to the
concepts developed specifically during this process.

Waterfront pedestrion access, open spaces and
views were probably the most important issues fo
people, Since the previous concepts as well as the
Alternative Concepts, Emerging Concept, and the
Demonstration Plan developed during this process
all have near-continuous public access to the
water's edge and key view corridors preserved,
people have generally been satisfied on this front.
The one consistently identified shortfall perceived
by the public is that there are not enough parks,
or the parks are too small.

Height and density were among the next most
important issues. Right from the start there were
a range of opinions. Some people felt 4-6 storeys
throughout with wide building separations were
appropriate; others were satisfied with the range
of heights under discussion {6-12 storeys, with the
potential for one higher building); and others
feeling the height and density were not enough to
generate a critical mass of activities and amenities,
and that more tall buildings were needed.

Through discussion with stakeholders and the
general public, a number of themes emerged:

These themes were common catchphrases

and

participants. They were woven into the master

An amazing site

Exciting

A new paradigm for Port Credit

Destination

lconic

Landmark

Economically sustainable
Financially viable
Sustainable infrastructure
Great green architecture
Healthy community
Human scale

Accessible

Affordable housing

Public art

desires  expressed by

plan in various ways.
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Two Day Workshop

December 2-3, 2015

A two-day workshop was held on December 2 and
3, 2015. The purpose of the workshop was to involve
the stakeholders and the community in the process
to develop a Demonstration Plan for the 1 Port Street
East Site. During each day of the workshop, there
were three streams of work:

e Stakeholder meetings;
e Design; and
e Presentations, conversations with the public.

On each day of the workshop, members of the
consulting feam met with the following stakeholders
in sequential working sessions:

e Staff from the City, Region of Peel and Credit
Valley Conservation;

e Canada lands company;

e Stakeholders interested in a focused
discussion on the marina and jobs; and

e Stakeholders interested in a focused
discussion on land use, parks, built form and
mobility.

The Demonstration Plan evolved through a process
of establishing key design parameters and opfions on
the first day, followed by developing the "Emerging
Plan” on the second day of the workshop.

The public was invited to an informal drop-in on the
first day after 12:00pm for one-on-one conversations
with a member of the team. A formal presentation
summarizing fthe results of the day was made at
7:00pm, followed by table group discussions to obtain
input on the component elements of the previous
concepft plans. The public were again invited for an
informal drop in on the second day after 11:00am.
An evening presentafion was made to a group of
residents to report out on the results of the second
day at 7:00pm followed by a round table discussion
on the Emerging Plan with workshop participants.
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Day 1: Design Parameters

The first day of the workshop focused on achieving
a common understanding of the fundamental
design parameters. To do so, the team dissected
each of the previous concept plans developed for
the site according fo the component frameworks,
or layers for:

¢ Open space;

e Pedestrian and cycling network;
¢ Sireet and block network;

* Land use;

¢ Height pattern; and

¢ Marina.

The team heard a wide range of opinions with
respect to preferences for various frameworks. Key
points heard included:

1. Views fo and through the site are important,
establishing a connection to the water’'s edge;

2. East-west and north-south connectivity are
important; some felt it must be accomplished
with a road grid, others felt it could be more
pedestrian;

3. Everybody agrees on the pedestrian promenade
at the water’'s edge;

4. Many people felt that greater building height is
appropriate at Port Street and the wharf should
be lower in scale;

5. Many people felt a taller iconic building at the
southern tip of the site would be appropriate;

6. Mixed use is ideal, but how much retail and
where it should be located were debated; and

7. Preserving the operation of the existing marina
and building through the inifial redevelopment
and site construction is important. In the longer
term, the marina function will be accommodated
in a new facility.

Design parameters were also developed based on
the discussions. Through the workshop conversations
it was revealed that the Demonstration Plan should:

Not be a private enclave

e Have streets and blocks to facilitate
development and provide public access,
EMS, service, eftc.

e Extend Stavebank for access by pedestrians,
cyclists, and cars

e Include a street to clearly define the edge
of private development

e Provide more than one way fo drive in and
out

e Distribute public space and locate some at
the water's edge

e Include continuous public access at the
water's edge

e Have 4-6 storey buildings on the south pier
with higher buildings close to Port Street

e Have buildings with ground floor retail/
commercial uses

* Include between 5,000 to 6,000 square
metres of office employment space

e Accommodate a full-service marina as per
the Marina Business Case

The following is a summary of input in response to
the component layers of the previous concept plans
illustrated on the facing page.

Pedestrian Realm

e Full public access to the water's edge
Street System and Development Blocks

e Create cobblestone streets

e Don't have parking everywhere; reduce the
parking requirement

Building Height

* High along Port Sireet (22 storeys) and 4-6
storeys elsewhere

e No tall building across the full tip of the pier

View Corridors

* Keep views to the water

Land Use

e Shops, restaurants and coffee shops on the
ground floor

e Keep lofs of employment (60,000 sqg f1)

* Area needs tfo be active all year



Previous Concept Plans

Over the past several years, a number of Concept
Plans have been developed and discussed. This
includes two plans prepared by or at the direction
of the City, and one by Canada Lands Company,
all three of which involved extensive public
consultation. A fourth plan was prepared by Centre
City Capital Limited.

The component frameworks, or “Layers”, of each
of the previous Concept Plans were analyzed to
understand the underlying neighbourhood structure
of each. The Layers were compared and contrasted
with each other.

All of the Concept Plans provide a continuous
open space network focused on the water's edge,
making linkages to adjacent parks.

Concepts 1, 2 and 3 have a very similar
neighbourhood structure in ferms of their street
and block pafttern, a grid pattern connecting o
Port Street East, and their height pattern, where the
tallest buildings are located adjacent to Port Street
East. Concept 4 has a central plaza for access and
focuses height at the southern tip of the Pier.

All of the Concept Plans propose mixed use with
retail at grade, with varying locations from central
to perimeter for the retail.

Concept 1

5.5-65

Concept 2

Concept 3

Concept 4

Layers of the Previous Concepts
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Day 1 & 2: Design Concepts
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During the workshop, the design team developed three concept options for the site.

Concept A

Wide easl block., narrow west block

Extension of Stavebank as a loop road

Wharf end park

Existing shed building can remain during st phase
of develocpment

[ E
2
3
4,

Focus retail on interior street

o o

Continuous promenade

Concept A shows a marina repair facility and boat
storage [blue in top iImage] as per Maring Business Case
Option B.

Concept A Variant

Equal width east and west blocks
Extension of Stavebank as a loop road
Wharf end park

Existing shed building removed

Focus retail on intericr street

L o T

Continuous promenade

Concept A variant shows no marina repair facilities, boat
storage or pier expansion, as per Marina Business Case
option A. These could be accommodated in this concept
by replacing the development block in this area with
a repair shop and expanding the pier, as per Marina
Business Case Option B.

Concept B

1. Wide blocks

2. Extension of Stavebank as a lcop perimeler road

3. Park is mid block and connected to water at both
ends

4. Marina or develepment block on Port Street
Continuous promenade

Concept B shows a marina repair facilty and boat
storage [blue in top image) as per Marina Business Case
Option B.

Concept C

Wide blocks

Stavebank extended as a loop perimeter road
Park is at water's edge in basin; central fo villnge
Continuous promenade

bt B -

Concept C shows no maring repair building or boat
storage, as per Maring Business Case Option A, Instead,
it shows g public park in this location.



Day 2: The Emerging Concept

The Emerging Concept, shown in Diagram 14, was
developed based on discussions with respect to the
three options with the varicus staff and stakeholder
groups during Day 2.

The Emerging Concept was presented on the
evening of the second day of the workshop. There
was broad based support for the Emerging Concept
that captured the principles upon which 1t is based.

During the discussion with workshop participants.
the following comments were made:

¢« Theinternalstreetnetwork allows goodaccess
to the site and provides goad connectivity,
but might be excessive in places where it is
not needed;

*« Connecting a street directly to Elizabeth will
better integrate this development with Port
Credit;

Two park lccations create opporfunities for
providing different functions and amenities;

This “amazing site” should be reflected
in iconic buildings — including one at the
southern tip of the wharf, if it has a significant
public use or benefit;

A full service marina with some auto parking
and some winter boat storage is desired;

The existing wharf shed should be maintained
as development is ghased in around it. The
existing businesses can move once their new
facilities are ready; and

Concern for too much ground floor retail and
success of retail on internal strest.

5.5-67

The Emerging Concept

The Emerging Concept shows a
marina repair focility and boat
storage as per Marina Business
Case QOption B,

Equal width east and west
blocks

Extension of Stlavebank as o
loop road

Wharf end park and central/
north park

Existing shed building can
remain during 1st phose of
development

Focus retail at north end of
site and on interior boulevard
street

Continuous promenade
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The following is a summary of the comments on the
layers of the emerging concept:

Pedestrian Realm
* Like the water’s edge ftrail

e Are the parks are large enough for active
usese

Street System and Development Blocks

e Concern with the Stavebank/Lakeshore
intersection — is dangerous today and what
will happen in future?

Building Height
e Some liked the 6 storey general heights,
could also be 4 storeys

e Others didn't mind 12 storeys along Port

* There was a strong voice for a tall/landmark
building befitting the unique and special
location

View Corridors

e  Viewshavebeenconsidered and maintained
— including views from existing streets and
views across the site

e Lofs of views from the water's edge

Land Use

e Discussion around the potential tall/landmark
building was linked to community benefits —
a use af the ground level of the building that
provided a community service, destination
or benefit - can’t have height without the
benefit

e Liked the active winter use/potential

e Liked the dense, active, 6 storey fabric, liked
the marina staying as a use

e Concern with spending substantial monies
just for boaters (to build the new marina)

e Some written comments were concerned
with maintaining a full service marina and
associated employment
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One Day Workshop 2

February 4, 2016

An evening public presentation and working
session (estimated 200+ people) was held fo
present the Draft Master Plan. People held table
group discussions and provided verbal and written
feedback organized under the Layers. A number
of written submissions followed in the period after
the workshop.

Pedestrian Realm

e Good that everything is connected, it's
walkable, it infegrates health, recreation, art,
etc.

¢ Should be pedestrian only, keep traffic out
e Concern about creating wind tunnels

e Should have pedestrian access fo the
breakwall

e Parks seem too small for the proposed
amenities

e Need more green spaces, bigger green
spaces

e Need opportunities for
engagement in park design

community

e Provide indoor-outdoor pools, hockey/skate
park, playground and performance areas

* Maintain the green space shown in the plan
now, don't let it be eroded

Street System and Development Blocks

e The street system creates clear connections
and makes the site accessible

e Mixed traffic is great

e Support the shared street and pedestrian-first
approach

e The street grid breaks up the building massing

e Concern with traffic on Lakeshore

e Concern with background traffic, ensure
there is a traffic management plan

e Concern with existing lack of available
parking

e Have dedicated bike lanes, not bike paths

Building Height
e Like the fransition from higher to lower (lower
at the water’'s edge)

e Love the iconic building and international
design competition

e Don't like the tall building

e 8-10storeysis good

e 4 storeysis too high (or 5)

e Tall buildings should set back from Port Street

e Ensure developers respect the building
heights and don't go to OMB for more

* Keep building heights at existing zoning — 3
storeys

e 3 storeys stepping up (to 6, to 10...)

* Could exceed 22 storeys with fewer buildings

View Corridors

e Street views in all directions, lots of views, lots
of sight lines

*  Makes it easy to navigate
e Lotfs of chances to see the water
* Concern with canyon effects of views

¢ Make the view corridors wider

Land Use

e Great to preserve the full service marina,
need winter boat storage

¢ Need activity, lots of uses

e Model community uses: residential, office,
retail, public, cultural

e Need a permanent market

Concern with size of proposed marina -
enough space? Need storage, access, slips

Add a community garden
More community uses
No office buildings!

Need a variety of housing — co-op, rental,
seniors

More and larger green spaces

Don't let it be a gated community



Character Sketches

A number of character sketches were prepared to
illustrate the key aspects of the emerging concept.

View looking west from the Waterfront Trail fowards
the site. The existing Waterfront Trail will be extended
into the site.

5.5-69

View looking south along the central spine from the
middle of the site. In the emerging concept, the
central spine road could be a location for retail.

Comprehensive Master Plan APPENDIX
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Appendix 2 — Draft Official Plan Amendment

1 Port Street East
Draft Amendments to Mississauga Official Plan and Port Credit Local Area Plan

Amendments to Mississauga Official Plan
e Amend Chapter 8 Create a Multi-Modal City to add Policy 8.2.2.9 as follows:

Multi-modal connections are intended to be shared streets that accommodate, where feasible, pedestrian and cycling routes primarily, with a secondary purpose of
providing vehicular access, including for emergency and service vehicles. The connections are typically absent of traffic control devices. The speed of vehicular traffic
movement is substantially reduced, which encourages users of the space to negotiate through passage. Design emphasis is placed on a high quality pedestrian and
cycling environment.

INSERT FIGURE (PICTURE OF A SHARED STREET), WITH THE FOLLOWING CAPTION: Multi-modal connections, intended to be shared streets, are absent of traffic
control devices and reduce the speed of vehicular movement. This is achieved through design changes such as surface treatments, materials, textures, lighting and
the use of minimum radii and lane widths, together with features which introduce intrigue, interest, uncertainty and promote an intelligent response to risk among
pedestrians, cyclists and drivers. There is less reliance on signs, signals, road markings, curbs, barriers and other features which imply predictability, standardization
and consistency.

e Table 8-4: Road Classification — Local Roads, second table, of Chapter 8 Create a Multi-Modal City, be amended by adding the following:

Character Area Street Jurisdiction R-O-W Range**
# Port Credit Port Street East (from Mississauga 20-28 m
Community Node Stavebank Road to Helene
Street)
Port Credit Unnamed Street (North-South Mississauga 17-25m
Community Node Spine)

e Policy 11.2.6.1 be amended to allow the following use:
o. maker spaces

e Chapter 20 Glossary be amended to add the following:

Maker Spaces means premises, such as community or artisan workshops or community studios, used for producing or making custom-made goods in limited quantities,
using techniques that do not involve mass production. The use of these premises and equipment may require a fee.

e Amend Schedule 1: Urban System to be consistent with Map 1 to OPA _

e Amend Schedule 1a: Urban System — Green System to be consistent with Map 2 to OPA_ Amend Schedule 4: Parks and Open Spaces to be consistent with Map 3 to
OPA_

e Amend Schedule 7: Long Term Cycling Routes to be consistent with Map 4 to OPA _

e Amend Schedule 10: Land Use Designations to be consistent with Map 5 to OPA_ to redesignate portions of the Mixed Use designation to Public Open Space and
Greenlands to Public Open Space.

Amendments to Port Credit Local Area Plan
e Section 10.2.4 Harbour Mixed Use Precinct

1%t Paragraph — be amended as follows:
“...Development will be at a lower overall scale than the Central Residential Precinct and will step down towards Lake Ontario, except for landmark sites identified in this
Area Plan.”

3™ Paragraph to be deleted and replaced with the following:
The marina lands south of Port Street have redevelopment potential. A comprehensive Master Plan was undertaken for the property municipally known as 1 Port Street
East, which incorporates extensive public input provided through numerous consultation sessions and used as the basis for site specific policies. The Master Plan can
inform development on the subject lands and provides information on how the policies of this Area Plan may be implemented.

New policy be added as follows:

10.2.4.5 It is envisioned that the lands municipally known as 1 Port Street East is developed for an iconic and vibrant waterfront neighbourhood and destination with a full
service marina that achieves the following:

a. is woven into the fabric of Port Credit and the city;

b. supports the overall vision of Port Credit as an evolving waterfront village;

c. celebrates the site’s unique urban waterfront context;

d. promotes development that is financially viable and economically sustainable;

e. provides for a mix of uses including, residential, office and retail, including indoor and outdoor markets, and maker spaces;
f. links the marine and cultural histories of the site together; and

g. draws people to the water’s edge to live, work, make, learn, shop and play.

e Section 13.0 Special Sites, Special Site 8 be deleted and replaced with the following:

13.1.8 Site 8
Insert new Site Map to reflect Areas (See separate document with marked up map)

13.1.8.1 The lands identified as Special Site 8 are located south of Port Street East and east of the Credit River and is municipally known as 1 Port Street East.

General Policies
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13.1.8.x Affordable housing will be provided in accordance with the City of Mississauga’s affordable housing policies.
13.1.8.x The overall floor space index (fsi) will be between 2.0 and 2.5.
Land Use - Open Space

13.1.8.x A continuous water’s edge promenade linking JJ Plaus Park with the Waterfront Trail and St. Lawrence Park will be provided, and will be generally a minimum of
15 metres in width.

13.1.8.x Area D1 will be the full width of the pier from JJ Plaus Park to the water’s edge (inside of the water’s edge promenade). Its northern boundary will be a minimum
of 60 metres from the water’s edge, and its minimum area will be 0.3 ha exclusive of the waterfront promenade and adjacent streets.

13.1.8.x Area D2 will have open street frontages on three sides, be a minimum of 40 metres in its east-west width, and will have a minimum area of 0.13 ha.

13.1.8.x The existing Breakwater/Ridgetown is designed primarily as engineered structures to protect the marina basin and are currently not in a form that would permit
public use. Further studies, such as engineering and design, will be required and prepared to the satisfaction of the City and appropriate conservation authority
before the area can become integrated as part of the open space network for additional trails and lookout s along the water.

13.1.8.x The City, in partnership with Credit Valley Conservation and other agencies having jurisdiction, will explore the feasibility of potential limited lake fill
opportunities adjacent to or within the open space area, including associated habitat improvements.

13.1.8.x Notwithstanding the Public Open Space land use designation, accessory buildings will be less than 500 m2 of gross floor area.

13.1.8.x A detailed Pedestrian Realm Network Master Plan will be prepared to identify and confirm the design of the various open space elements, including the design of
any accessory buildings or structures.

13.1.8.x Notwithstanding the policies of this Plan, the following additional uses are permitted within Area D:
a. marina facilities, including floating docks and boat slips, fuel dock and pump-out station, boat repair facilities, and ancillary equipment; and
b. on-site winter boat storage.

Land Use — Mixed Use

13.1.8.x Notwithstanding the policies of this Plan, the following additional uses are permitted in Area C:
a. marina facilities, including floating docks and boat slips, fuel dock and pump-out station, boat repair facilities, and ancillary equipment; and
b. on-site winter boat storage.

13.1.8.x The proposed boat repair facility will be located adjacent to Port Street East, and within the eastern half of Area C.

13.1.8.x The equivalent of a minimum of five percent of the total gross floor area (gfa)will be provided for at-grade, non-residential uses in Areas A and B. Retail and
service commercial uses will be limited in size to a maximum of 3,800 m? per individual business.

13.1.8.x A minimum of 6,000 m? of office space will be provided in stand-alone or mixed use buildings. A maximum of 20 percent of the proposed gfa for office space
may be developed at-grade in any individual building. The remainder of the proposed office space is to be located on floors above-grade.

13.1.8.x Retail and service commercial uses are required at-grade in Area B for all buildings with frontage adjacent to Port Street East or adjacent to Area D.

Urban Design
13.1.8.x Parking facilities located above grade and adjacent to the street system will be entirely screened by “liner” buildings incorporating a mix of uses between the

parking structure and street space.

13.1.8.x Parking requirements for the Site will be reduced in recognition of its urban mixed use context. Appropriate parking standards will be implemented by the zoning
by-law.

13.1.8.x Buildings on Areas B1 and B2 may be joined together over top of the multi-modal connection, by an above grade arcade. The arcade element must be a
minimum of 4-storeys above grade, and will span a minimum of 15-17 metres, at least matching the right-of-way width of the multi-modal connection.

13.1.8.x The City will consider the potential for a landmark building with a maximum height of 22 storeys or 77 metres, whichever is less, on Area Al.

Transportation
13.1.8.x A fine grained street system will be developed consistent with Map X: Street System.

13.1.8.x The City may consider increased or decreased right of way widths and alternative design standards to achieve specified community design objectives for all
streets. Changes to right of way widths will require an official plan amendment.

Environment
13.1.8.x Development on the site will be designed to meet the minimum LEED Gold standard.

13.1.8.x All development will contribute to the health of the environment and promote innovative infrastructure by incorporating measures such as:
a. active transportation, and include facilities for pedestrian, cyclists, transit and vehicles;
b efficient and sustainable water, waste water and stormwater management systems;
c. site or area specific district energy and/or deep lake cooling systems;
d. renewable energy components in all development;
e. innovative garbage collection and utility delivery strategies;
f. installing green roofs or white roofs; and
g. installation of light-coloured paving material or any paving material with a solar reflectance index of at least 29.

13.1.8.x The development of a district energy system will be encouraged in the area or on the site. Where a district energy system is not provided, all development will
be required to include on-site renewable or alternative energy systems which produce 25 percent of projected energy use.

Staging of Development
13.1.8.x The staging of development on the site will be required to ensure the following:
a. the need to mitigate existing site contamination issues, prior to any development;
b. that the existing marina-related businesses can continue to operate, until alternative and appropriate building spaces and infrastructure are developed to
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accommodate their continued and uninterrupted operation; and
c. the requirement that new development incorporate office floor space and other non-residential floor space in conjunction with the development of new residential
dwelling units.

13.1.8.x Mississauga will consider development applications on the site in increments of a maximum of 30,000 m” of gfa.

13.1.8.x New development on Areas A4 and B4 will not be permitted until other site requirements have been provided and are available on-site or elsewhere in the
city, including the following:

a. appropriate marina-related infrastructure;

b. office;

c. retail and service commercial floor space; and

d. boat repair facility.

Implementation
13.1.8.x In determining community benefit accrued under Section 37 of the Planning Act, the following priorities will be considered:

a. improvements to the components to the public open space;

b. improvements to the marina facilities;

c. improvements to streetscape;

d. public art installations;

e. establishment of new non-profit community or cultural services and facilities, including child care, library facilities, maker spaces, artist workshops, gallery spaces
and/or performance spaces;

f. provision of dedicated affordable housing units;

g. achievement of criteria for LEED Platinum status; and/or

h. provision of district energy and/or deep lake cooling systems that serve the broader Port Credit community.

e Section 14.0 Implementation, Policy 14.4 is deleted and replaced with the following:
Prior to development, a master plan for the former refinery will be prepared to the City’s satisfaction.

e Amend Schedule 2B Port Credit Community Node Height Limits to be consistent with Map 6 to this amendment.
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Appendix 1: Built Form Guide

2.3.4 Harbour Mixed Use Precinct

Delete the 3™ paragraph and replace with the following:

Buildings on the 1 Port Street East site (Special Site 8) have been comprehensively planned and considered as a distinct, urban waterfront neighbourhood. The site is
intended to be iconic and vibrant with a full service marina. Notwithstanding the direction provided in this Built Form Guide, all development on Special Site 8 shall be
informed by, and generally consistent with the relevant information included within the 1 Port Street East Comprehensive Master Plan (May 2016).
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Map 1 to OPA_: Excerpt of Schedule 1 Urban System

Parcel to be removed
from Green System

Parcels to be included
in Green System

Map 2 to OPA_: Excerpt of Schedule 1a Urban System — Green System

—_

—

Parcel to be removed
from Public and Private
Open Spaces

Parcels to be included
in Public and Private
Open Spaces

Map 3 to OPA_: Excerpt of Schedule 4 Parks and Open Spaces
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Map 5 to OPA_: Excerpt of Schedule 10 Land Use Designations
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Buildings will include appropriate transition
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6 storeys along Port'Street East.
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3 storeys along Lake Ontario.
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to metres for new high density residential development, a
height of 3.1 metres may be used. Typically there may be
a modest increase in height for lobby areas and/or commercial
space.
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Map 6 to OPA_: Schedule 2B Port Credit Community Node Heights
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Response to Public Comments*

Appendix 3

*extracted and consolidated from public comments received at the February 2016 community meetings and
written submissions regarding the Draft Master Plan. Full record of public comments at:
www.inspirationportcredit.com

Guiding Component ltem and Comments Staff/Master Plan Response
Principle
Principle 1: Walkability/Cycling

Create a Logical
and Efficient
Street and
Block Pattern

e Support for the abundance of walkabkle connections
through the site. This represents a healthier,
neighbourhood oriented block pattern and complete
street network.

e Walkability is especially important for an aging
population (this includes streetscape design)

e Support for prioritizing a multi-modal approach to the
street network.

e Support emphasis on pedestrians and cyclists. This is
especially important at the south end of the site. Bicycle
lanes throughout.

e Support for shared streets
e Suggest elimination of all cars in the area socuth of Port

Street, with the exception of delivery and emergency
vehicles.

e Putting pedestrians and walkability first is a guiding
principle of the Master Plan, and this priority is reflected in
the design of the streetscapes, block structure, pedestrian
realm network, and configuration of land uses (Pages 4, 5,
8, 12).

e The Master Plan procmotes cycling, including provisions for
cycling infrastructure and a street structure that is
conducive to cycling (Pages 4, 5).

e The Master Plan identifies 4 shared streets (Map 4).

¢ Elimination of cars would be a challenge given range of
uses proposed and accessibility needs. A “shared” street
approach for all modes of transport was seen as an
appropriate solution.

Street Design
¢ Streets and other corridors should have wider design;
ensure enough space for outdoor uses e.g. restaurants,

e The Master Plan allows for the possibility of wider streets
for pedestrian “piazza” for cafes, gathering {e.q. North-
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Guiding
Principle

Component ltem and Comments

Staff/Master Plan Response

cafes, gathering space.

e Support for green infrastructure in street design

o Street network should have a more unique design, eg.
more curves.

e There should be fewer roads on the site

e Connect the arrival park with the waterfront trail and
delete the road that runs alongside the park

e Make Stavebank Road a one-way street, and improve its
alignment with Lakeshore Road.

South Spine) (Page 6).

e Promoting sustainable street design is included in the
Master Plan (Page 5)

e The Plan recommends internaticnal design competitions
for the street system, and recommends the establishment
of a Design Review Panel to maintain high design
standards (Page 31).

e Final individual street designs will be determined at the
development application stage

Traffic

e Concern about increased traffic resulting from the site’s
development, especially along Lakeshore Road.

e A traffic management plan is needed, incorporating the
planned Imperial development as well

e Need another bridge over the Credit River for traffic
alleviation, or even potentially just pedestrian access.

e The City’s Lakeshore Road Transportation Master Plan will
further examine transportation challenges and
opportunities including higher order transit improvements,
road connections, possible river crossing(s), and additional
cycling facilities throughout the Port Credit area (incl. 70
Mississauga Road South and 1 Port Street East). (Page 27)
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Guiding Component ltem and Comments Staff/Master Plan Response
Principle
Principle 2. More Space for and Use of the Pedestrian Realm Network
Put Pedestrians | eMore space on the site needs to be allocated to the e World class public spaces are an integral part of the Master
First! A pedestrian realm network. Public uses and spaces should Plan (Pages 11, 19).
Connected dominate the site rather than residential buildings.
Pedestrian World-class public spaces are essential for guality of life.

Realm Network

e [ncrease green space on site (both in general and in
relation to paved elements)

e Support for the Destination Park - this should be
increased in size

e More space needed for active recreation. Don’t let the
public recreation potential of this site go to waste.

e Support for the integration of sustainable elements,
recreation, and art intc the pedestrian realm.

e Ensure all-seascnality and active winter uses {(eg. skating
rink.)

e Support for animation and activation of the public realm.
Want this to be an active, buzzing place.

e Support for public art - even more should be included.

e The Master Plan provides 25% of the developable land
base for the Pedestrian Realm Network (page 10). This
area amply accommodates space for a variety of
recreational activities.

e Sustainable elements such as plantings and low impact
development standards will be integrated into the design
of the pedestrian realm (Page 11).

e All season, active and passive recreation can be enjoyed in
the Destination Park {outdoocr prcgrammable recreation
spaces, water feature/skating loop), Waterfront
Promenade and boating at marina facilities. (Page 15)

e Animation and activation of the pedestrian realm will be
incorporated through the programming (Page 10), physical
design (Page 8).

e Public art will be encouraged on areas identified on Map 5.
Opportunities for more public art may become available
through the development application process.
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Guiding
Principle

Component ltem and Comments

Staff/Master Plan Response

Connectivity
e Ensure a continuous, well-connected pedestrian realm
e Support for the waterfront promenade continuing along

the perimeter of the site. This element is very important.

This should connect to the surrounding waterfront trail
and accommodate a variety of users (pedestrians,
cyclists, outdoor patios etc).

e Make sure the waterfront promenade is wide enough

¢ Allow for pedestrian access along the breakwall

e Connect the waterfront trail through the site,
accommodating a variety of users

e Maximizing the connectivity of the pedestrian realm is a
key part of its design (Page 8). The elements of the
Pedestrian Realm Network (parks and Waterfront
Promenade) are linked to each other, as well as to the
adjacent parks (St. Lawrence and JJ Plaus Parks)(Map 5).

e The Waterfront Promenade is at the water’s edge. It's
proposed 15 m width is adequate space for a range of
users and uses {(Page 9)

e The Master Plan describes multiple on-street cycling routes
through the site, providing dedicated cycling infrastructure
{page 5, Map 5)

e The Master Plan acknowledges the potential for the
breakwater to become part of pedestrian network (Page
9)

e Map 5 shows the Waterfront Promenade which will
connect with the existing Waterfront Trail in JJ Plaus Park,
along Port Street East and in St Lawrence Park.
Pedestrians and cyclists will the option of using the
Waterfront Trail, Waterfront Promenade, pedestrian or
secondary cycling routes to make their way through the
site.

JJ Plaus Park

¢ JJ Plaus Park and the pier adjacent to the site could
present opportunities for amenities as well.

e As the 1 Port Street East site is redeveloped JJ Plaus Park
will need to be redesigned so that they are integrated. At
this stage opportunities for amenities could be examined.
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Guiding Component Item and Comments Staff/Master Plan Response
Principle
Implementation
e How will the community amenities be managed and e Public process, design and management of the amenities
overseen? and elements within the public pedestrian realm will be
determined at the site planning stage.
o Will there be opportunity for further public input on the e Through future development applications there will be
design of these pedestrian realm elements further public process
Views
e Support for extensive views to the water and Ridgetown. | eMap & illustrates the view corridors from Lakeshore Road
Vistas to the water are essential - both street design and south to the lake along Stavebank Road South, Elizabeth
building footprints need to open up these views and Helene Streets.
¢ What will be the views to the site from the existing Port
Credit Village?
e Retain the view corridor from the GO Station to the e The view from the Port Credit GO station to the lake will be
water’s edge. retained.
Principle 3: Mix of Uses
Be a Complete e Ensure that the character of Port Credit with the local e The mix of uses proposed in this waterfront
and Healthy retail, restaurants, streets etc. is extended and blended neighbourhood are the foundation for a vibrant, exciting
Neighbourhood into the site. Restaurants overlooking the water. and liveable place (Pages 12,13} including restaurants,

e Support for the mix of uses

e Some support for the necessary density to create a
thriving area

e Support for public market use, maybe incorporating a
farmers market or food carts to enhance the market’s
destinaticn value.

e Need to make sure that the new commercial businesses

hotels and marina marketplace

e |t is anticipated that the new commercial space will

5




5.5-87

Guiding
Principle

Component ltem and Comments

Staff/Master Plan Response

do not undermine existing ones along Lakeshore. Don’t
want large amount of empty storefronts either on
Lakeshore or in the new developments

¢ Ensure the neighbourhood is liveable year-round, not just
a destination.

complement the Lakeshore Road mainstreet businesses.
The estimated over 800 jobs on site will generate people
who will enjoy what the mainstreet has to offer.

e Page 19 states development must be designed for human
comfort during all seasons.

Housing
e What kind of unit mix will there be? Will the residential
units be designed for seniors? Singles? Families?

¢ | ess condos, more rental housing. No gated enclave.
e What does affordable mean on this site? Desire for
affordability

e The range of housing is intended to include live-work
units; street, block and stacked townhouses and
apartments (Page 13).

e The Master Plan encourages a range of housing types,
tenures and affordability for all needs. Page 16 cutlines
strategies to promote affordable housing. It speaks to
requiring 10% of dwelling units to have a maximum net
floor area of 80 sq.m and an additional 5% having a
maximum net floor area of 50 sgq.m.

e Concern that the site cannot accommodate all the
parking requirements generated by the new development
(residents, employees, marine uses etc).

e There will be a number of strategies to address the
required parking including parking structures, car share
spaces, “unbundled” parking, promotion of active
transportation and recognition of the availability of higher
order transit (as the site is within 800 m of the Port Credit
Mobility Hub). (Pages 9, 13-15)

Marina

e Support for integration of marina within the Master Plan -
ensure the marina remains on the site and there is
enough land allocated and a plan in place for it to
operate successfully (including addressing lakefill)

e The master plan reflects the findings of the Recreaticonal
Boating Study and the Marina Business Case and permits
for a full service marina. It identifies an area cof the site for
the marina facilities and speaks to the potential for lakefill

6




5.5-88

Guiding Component Item and Comments Staff/Master Plan Response
Principle
e Questions as to the future level of service and operation for marina facilities on an expanded breakwall.
of the marina (eg. Winter storage, slip configuration, Additionally, the plan cutlines the components of a Marina
retention of supporting businesses, future of the Action Plan to identify marina operaticnal, funding, layout
Ridgetown, public or private cperation?) Support for and implementation strategies.(Pages 15, 30)
first-class full service marina. Winter storage is important
¢ Industrial marina uses should be limited - winter stcrage
is not appropriate on the site
Principle 4 o What will the environmental impacts be from this e The development approval process will include and
Protect and development? Need to protect the surrounding address any environmental matters (eqg. site
Enhance environment contamination, shoreline, aquatic habitat) through
Natural and regulatory requirements to ensure that environmental
Cultural standards are met.
Heritage
e Need to connect nature and the community with this e Given the waterfront site, public education around water
development - public education, recreation, community related habitat could be considered. Page 12 states
garden. educational cpportunities should be promoted.
Principle 5: ¢ Ensure that the built form does not create wind tunnels e Page 19 ensures that all season comfort is addressed.
Represent e Shadow studies need to be undertaken e Page 11 speaks to the need to provide for maximum daily
World-Class sunlight and protection from wind

Design Quality

¢ Do not want a high-rise. Maintain the village feel.

e ook to the surrcunding village for design inspiration

e Support for mix of heights and height gradation down to
the water

¢ Building heights should not dwarf the Destination Park.

o |f view corridors could be enhanced, greater heights
could be acceptable. Taller and more slender buildings.

¢ Buildings need to be human scale and maintain village

e Consistent with the Port Credit Local Area Plan, the plan
establishes a gradaticon of heights down to the water
from Port Street East. This strategy in combination with
a 4 storey podium and stepping back additional height
above will keep the desired human scale at the street
level. {(Pages 20, 21)
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Guiding
Principle

Component ltem and Comments

Staff/Master Plan Response

character - heights need to be low enough to maintain
this and this height regime may still be too tall. Don’t
create walls.
e Density and massing of buildings on the site is excessive
e Recognition that trade-offs need to be made to realize
the vision for the site.

e Mixed support for the 22-storey height - don’t
overwhelm the site, integrate it into the area and
maintain the focus on the water. Could maybe be iconic
regardless of size. Is the waterfront really the place for
tall structures?

e Overall interest and tentative support for the landmark
building, especially if it can help fund other components
of the plan (i.e. public benefits).

e Need destination public use within the building (eg.
auditorium, museum?) and broadly the whole site should
be designed as a destination with uses that have
significant cultural or public benefit {eg. museum,
performance space).

e Destination character and uses should be prevalent
throughout the site not just in one building

e Support for ambitious world-class design and
international design competitions.

e The potential landmark building up to 22 storeys in the
southern tip of the pier is subject to a number of criteria
including having a destination use, meeting the tests of
compatibility (Page 21).

Sustainable Design

e Utilize strong language to ensure these sustainable
design elements are actually realized.

e The Master Plan outlines sustainable design criteria to be
applied to the development (Page 25).




5.5-90

Guiding Component ltem and Comments Staff/Master Plan Response
Principle
o Want sustainability fundamentally integrated into the
development - green roofs, green walls, innovative
sustainable technology etc.
Principle 6: e Consideration should be given for innocvative mobility e The Master Plan speaks to state-of-the-art technology for
Promote sclutions on the site and changing transportation service infrastructure (Page 27).
Innovative technology
Infrastructure
Principle 7: e Support for phased non-residential development as part | e Page 30 of the Master Plan speaks to the staging strategy
Ensure of the overall site development. to control the phasing of residential development relative

Coordinated
Implementation

eHow do we ensure that developers respect this height
regime and not go to the OMB or COA to circumvent the
plan

e Want strong City/CLC oversight to ensure proper phased
implementation of this vision.

to the provision of non-residential space and allow the
transition/relocation of marina uses on site. This will
ensure that jobs are generated and the marina operations
protected.

e The combination of this Master Plan and an implementing
Cfficial Plan Amendment sets a clear direction for the site.
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