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TOPCA Deputation to Planning and Development Committee 

Re: 6-8-10 Ann Street Proposal, Port Credit 

December 3, 2012 

 

NOTE: Referenced slides may be viewed at: 
http://topca.net/development/6-8-10_Ann_St/TOPCA_Deputation_IMAGES_Dec_3_2012.pdf  

 

[Cover slide] 

In January and February 2011, along with many residents from Port Credit, 

TOPCA representatives attended four workshops organized by FRAM which 

were designed to gauge public interest and solicit input into their proposed 

Ann Street condo development.  

 

[Slide 2] 

Later, TOPCA, along with other associations, was invited to send a rep to a 

series of smaller meetings that would focus specifically on a 19- to 22-storey 

build.   

 

The invitation, shown on the slide, indicates that participation would not 

address any height issues that arose at the public meetings, but would assume 

in advance of the meetings that all were in agreement with the height. 

 

Also shown on the slide, TOPCA offered to attend the sessions and observe, 

but was clear this did not in any way constitute support of this new building 

height.  FRAM did acknowledge this at the first meeting – and at least one 

other association did not attend because of this same concern. 

   

[Slides 3-5] 

To speak to why TOPCA was concerned about a proposed 19-22 storey condo, 

here is a little background into some of the research and workshops we have 

conducted with our members and with interested stakeholders. 
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In March of this year, TOPCA and Lakeview Ratepayers Association held a 

Lakeshore Corridor Summit Meeting that brought together over 80 reps from  

 

local RAs, BIAs, government agencies and non-profit community 

organizations.  We wanted to re-engage stakeholders during what we 

consider to be a crucial time for the area in terms of development -- not only 

in Port Credit, but in Lakeview and Clarkson as well.  Some of you attended 

and know that our goal was to look at the Lakeshore as a complete street, to 

look at development in the bigger picture, and how it impacts so many other 

aspects of our towns... and with a longer term vision of what these decisions 

will mean to our communities not next year, but 25, 50 years down the line.  

The Lakeshore Summit was followed by a public meeting to share results, in 

May 2012.  

 

[Slides 6-8] 

From the 30-page report we compiled from the input, we put together our 

Lakeshore Layering Model that shows how segments such as transportation, 

neighbourhoods, culture and heritage as well as economic layers all 

contribute to the overall success of our villages.  Not in isolation, but in 

concert with one another. 

 

• We heard concerns expressed about affordable, rental housing stock. 

• About building employment, retail and residential uses while 

maintaining village character. 

• We heard concerns about traffic and existing gridlock. 

• Participants said they wanted to protect distinctive cultural sites and to 

safeguard our established neighbourhoods from land assembly. 

• Also mentioned was the need for small lot ownership – including for 

retail shops.  

• Participants wanted to see mature trees and setbacks with more green 

space in the downtown core.  

 

[Slides 9-15] 
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These slides provide some context of our mainstreet in Port Credit – the 

existing heights, some examples of the transitions from Lakeshore Road 

towards the GO Station, the main street commercial context and condition as  

well as trees and some of the green spaces.  The village feel and character are 

self evident.   

 

[Slide 16] 

Recent development on Hurontario Street has magnified the issues related to 

traffic and congestion.  TOPCA is hearing about traffic issues at every meeting 

we have held with our residents. 

 

[Slide 17] 

This past September, TOPCA organized a review of the Draft Local Area Plan 

that was well attended by certain TOPCA members from each of the Port 

Credit neighbourhoods, and other association reps.  At that time we asked 

Policy Planner Paul Stewart “Is precedence was taken into account when the 

Planning Department decides on a particular development?”  He confirmed it 

is not.  Developments are reviewed on a case by case basis.  (However, the 

context changes with each new development, and that context is part of the 

evaluation of any new development proposal.) 

 

If there is no "precedent", then why do we have developers who feel that 

existing buildings such as the Northshore at the NE corner of Hurontario and 

Lakeshore and the rental building at 5 Ann Street are relevant when asking to 

exceed the prescribed heights for a transition area?  

 

At the September 17, 2012 PDC meeting to discuss the Draft Port Credit Local 

Area Plan, we heard discussion surrounding the potential to develop three 

particular sites in Port Credit; however height restrictions are preventing this 

from moving forward.   

 

We then heard from another private land owner who asked the same 

question – why can’t Council make an exception for his properties on  
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Stavebank Road (another transition area) when on the block north of his, the 

heights increase to beyond 10 storeys?    

 

This completely resets the context of the area.  Everyone wants to be the 

exception to the rule, meaning the rule becomes less and less relevant.  How 

do you – as Council - allow an Ann Street development of 22 storeys, but 

decline a Stavebank Road request for similar exemption?   

 

[Slides 18-25] 

The proposed Ann Street development is subject to both Main Street and 

Neighbourhood contexts and these next slides show the area immediately 

surrounding the site – specifically the neighbourhood context.  This is a 

recognized character area with setbacks, older homes and mature trees.  

 

[Slide 26] 

This slide is from the City’s Corporate Report (dated Nov. 13, 2012).  The east 

elevation of the proposed 22-storey condo building clearly has NO transition 

with the adjacent built form in the neighbourhood. 

 

[Slide 27] 

Port Credit is going through a District Policies review.  For the Ann Street site, 

the Mainstreet Commercial designation is confirmed as an additional layer on 

top of the Central Residential Character Area provisions -- BOTH policies speak 

to the importance of compatible built form, density and scale, which must 

satisfy BOTH perspectives on this site, and in this neighbourhood.  This has not 

changed from the policies already in force. 

 

[Slide 28] 

This slide is also from the City’s Corporate Report (dated Nov. 13, 2012) and 

depicts just this building being added to the Port Credit 'skyline'.  We’ve taken 

it further, out over 50 years, just to give a sense of what could happen if the 

context continues to expand.  Professor John Danahy has done an exercise on 

how this could look and provided the following slides.... 
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[Slides 29-36] 

These slides provide a “what if” scenario…  If FRAM needs 22 storeys to make 

this latest development viable, “what if” other developers claim the same  

need?  “What if”… rather than challenging developers to sharpen their pencils 

and come back with something that more closely resembles a plan that 

residents and the city have approved, we acquiesce.  Have we really accepted 

this as the only way to bring development to Port Credit?     

 

What happened to Views & Vistas, Shadowing and the Transition requirement 

regarding the 2-storey funeral home building on Lakeshore Road, as defined in 

the Urban Design Guidelines created by the Planning Dept.?    

 

These images are not an analysis of the present proposal, they are purely 

speculation, but are designed to generate a more significant conversation 

about urban design and the potential impact on the “urban village” vision.   

The issue becomes, what exactly IS the height for buildings in this transition 

set of blocks?  The maximum allowable height (and thereby, value of the land) 

should be derived from what appropriate transition will allow.    

 

[Slide 37] 

Port Credit’s and Mississauga’s Smart Growth density objectives do not 

depend on this site.  The city already has a good, publicly-supported plan to 

accommodate the “smart growth” we all want over the next 50 years in other 

more appropriate locations.    

 

The arguments for building beyond what has been outlined in the Local Plan 

centre around a financial formula, not good planning.  If the density proposed 

is the minimum to make this project feasible, then it may be the wrong 

project for this site.   

 

Port Credit sits on a lake, is commutable to major cities, has parks, a river and 

a great small town vibe.  Land is never going to go down in value and the 

argument for the need to build height to generate the same type of profit one 

would make if they built outside of the area, is never going to go away.    
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We have an area identified for height and intensification… the lands 

surrounding the GO train station.  Perhaps this development and others that  

feel they need to build height in order to make their development viable 

should look to the GO station lands, where building heights can be in this 

range.     

 

The 3D model map recently displayed at the Inspiration Port Credit workshops 

shows current structures as well as massive lands with potential to be 

developed.  We have a blank slate and how we ultimately fill in these lands 

will be guided by the ongoing consultations between the City, the owners and 

the citizens. 

 

Note the recent statement by James Lima, a consultant to Inspiration Port 

Credit: "Vision and Planning attract appropriate development and investment, 

and reduce market risk through predictability.  This avoids the municipality 

being in reactive mode.  Land values are set by regulated land use."  

 

In closing, what ultimately goes up on the Ann Street site will be forever.  It 

will outlive all of us, it will outlive our grandchildren’s grandchildren.  Let's get 

it right.  Let's plan it right and not allow those with an understandable interest 

in building bigger and higher, to make these important decisions on their own.   

 

Development is good.  It’s necessary to keep our businesses alive and our 

schools populated.  But let’s be sure that each development that comes to this 

small community, enhances it.  Let’s not clear-cut our existing 

neighbourhoods simply because we’ve been told development can’t happen 

any other way. 

 

 


