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BLOCK REDEVELOPMENT PROPOSAL

February 2, 2012



Developer Meetings

Four community meetings were hosted by Tiffany Development in 

the Summer of 2011.  A fifth meeting was promised for early Fall 

2011, but did not place.  City Planning Staff attended all four 

sessions to listen and answer specific questions.  The Councillor 

monitored the meetings as well.



Neighbourhood Action

A Neighbourhood Steering Committee was formed by concerned residents 

who began distributing their own Flyers to encourage attendance at the 

meetings and foster doorstep discussion.  The NSC developed a 

neighbourhood e-mailing list and took sign-ups at all the meetings.



TOPCA L/B/H Committee

With so many TOPCA members on the Neighbourhood Steering 

Committee it was decided in November 2011 to merge the TOPCA and 

NSC efforts into a new TOPCA Committee.  The TOPCA L/B/H 

Committee met with the Developer and his team on December 19, 2011 

to receive the latest information and ask specific questions.

The TOPCA Committee includes reps from 6 households in the 

neighbourhood (one is on the TOPCA Executive as well):

Members of the Committee: 
Peter & Anezka Adamek

Lois & Alison Campbell

Linda Peto

Bill & Ina Lediard

Peter and Donna Toth

Perry Vagnini

Mary Simpson

Michael Pappas

Dorothy Tomiuk



TOPCA and the Lakeshore Corridor

The Town of Port Credit Association (TOPCA) 

and the Lakeview Ratepayers' Association 

(LRA) issued a Joint Statement on January 

26, 2012.

These two Ward 1 residents' associations will 

work together on common interests and 

announced they will be holding a SUMMIT 

MEETING:  The Lakeshore Road Corridor as 

a Complete Street during the day of 

Saturday, March 3 by invitation to local 

politicians, experts and representatives from a 

wide spectrum of community stakeholders.

TOPCA and LRA will then produce a Joint 

Framework Document which will be used to 

attract and evaluate sympathetic development 

proposals along the entire Lakeshore Corridor. 



Questions for Planning Staff

1. What is the status of the OP / Port Credit District Plan and how does 

this impact any application which is made right now?

2. Does assembly of land mean that the Official Plan (OP) doesn’t apply      

because the site wasn’t anticipated to be developed as block?

3.  What is DARC (Development Application Review Committee)?

4. How does precedent work in Planning decisions?  Is there a domino 

effect?  Must past mistakes be perpetuated?

5. How does precedent work in appeals?  Do past OMB decisions affect a 

new application and/or any appeal?

6. What is OMB the appeal process?  Who can appeal and why?  What is 

the difference between a Party and a Participant?



TOPCA’s Submission

TOPCA’s submission will review the High St./Benson Ave. 

proposal within the context of:

• Provincial Policy Statement (2005)

• Provincial Growth Plan – “Places to Grow”

• Metrolinx – “The Big Move”

• Region of Peel Official Plan (Current & New)

• City of Mississauga Official Plan (Current & New) 

• Port Credit Local Area Plan – (Recent Development Applications)

• City of Mississauga Zoning By-law



TOPCA’s Review 

• Port Credit Local Area Plan

• Identifies area along Lakeshore 

Rd. as “Mainstreet Commercial”

• Buildings should be min. 2 
storeys/max. 3 storeys

• Northern portion of site on High 
St. is in “North Residential” 
Precinct

• “These stable areas should be 
maintained while allowing for 
infill which is compatible with 
and enhances the character of 
the area”



Figure 1.  Character Areas: Port Credit District



TOPCA’s Review (cont’d)

• City’s Zoning By-law

• Lands fronting onto Benson 

Ave./High St. zoned “RM7” –

single detached, semi-detached, 

duplex and triplex buildings

• Lands fronting onto Lakeshore 

Road C4 (“Mainstreets Areas”), 

permitting retail store, 

restaurant, apt. dwelling above 

the first floor etc.

• Exception C4-17  permitting 

additional use of motor vehicle 

repair facility

• By-law establishes min. height 2 

storeys/max. height 3 storeys



City Zoning By-Law in Effect



The Latest Proposal

November 4, 2011

















Inventory of Concerns

What we have heard from residents to date



Planning Context

• This site was not identified in the Mississauga 
Official Plan and the Port Credit District Plan as a 
“special site” available/suitable for high density 
developments.  

• Port Credit's village character is important

• vision for Lakeshore Corridor 

• relation to intensification 'node' in GO-station 
area

• density: FSI (Floor Space Index)

• heights and step-backs



Urban Design Considerations

• Large buildings are out of scale with adjoining neighbourhood

• Whole block development leads to homogeneous vs. diverse block 
design

• Large buildings close together creates tunnel effect

• Streetscape on High and Benson changes from suburban to urban 
with taller buildings and smaller setbacks

• Impact on views and sightlines from Benson and Harrison  

• Playground and open space for residents of the new development

• Impact to privacy of surrounding 1-storey homes when viewed from 
above

• Number and size of units will affect the demographics of the 
neighbourhood

• Style, materials and finishes should take cues from existing 
neighbourhood buildings



Traffic

• Traffic on Lakeshore is already heavy due to limited bridges 
across the Credit River  – adding density west of the river 
will make it worse.   

• Turning left from Benson onto Lakeshore is already difficult 
- adding volume will cause backup on Benson. If a  new 
traffic light were added at Benson, it would be the 4th traffic 
light on the short distance of approximately 700 meters 
between Mississauga Road and Maple. 

• Increased local traffic and noise level due to delivery trucks, 
garbage trucks and emergency vehicles servicing the 
development. 

• Higher density may require infrastructure upgrades that 
will tear up the surrounding roads.   



Parking

• Insufficient parking spaces for planned uses will lead to 
visitors parking on the residential streets

• Insufficient surface parking for customers of the 
businesses

• Developer’s suggestion that less parking is needed due 
to alternative transportation such as transit, bicycles or 
car-sharing needs to be backed up by realistic plans for 
how those alternatives would work

• While less parking may be required for residents of a 
seniors’ building, they will generate more visitors and 
emergency calls



Heritage Elements

• Potential heritage merit of older buildings on 

Lakeshore Road frontage needs to be 

examined

• Sense of connection to history created by 

retaining elements from the past is an 

important ingredient of small-town charm 

• Preservation of existing mature trees



Social Context

• Friendly, safe and stable neighbourhood –
residents know each other and stay a long time, 
creating a sense of community and history.

• New residents of the proposed development 
would outnumber the entire existing population 
of the neighbourhood. 

• Many will be renters or long-term care patients 
with little involvement or commitment to the 
community.

• Design of the buildings is not family-friendly.



Mainstreet Impact

• Replaces small lot ownership with large block 

ownership.

• Displaces local small businesses.

• Replaces low-cost retail space with higher cost 

space.

• Large-scale buildings would interrupt the 

mainstreet character area.



Environment

• Loss of existing mature trees

• Pollution from vehicular traffic to/from site

• Noise level 

• Shadowing of nearby properties and streets 

• Wind impact

• Redevelopment should adhere to appropriate 
environmental standards (LEEDS certification)



Public Access

• Will the courtyard and the pedestrian / 

cycling path through site from Harrison to 

Lakeshore actually be public?

• How big would any courtyard actually be?

• High Street residents oppose a connection to 

Credit Landing Plaza through High Street 



Alternative Development

• Neighbourhood supports replacing deteriorated 
buildings with suitable development.

• Redevelopment should be  in harmony with the 
existing neighbourhood and comply with the 
official plan, the zoning by-law, and the village 
character of Port Credit  

• Possible models for redevelopment would be 
gradual replacement of single houses by semi-
detached or townhouses, and single-storey retail 
by three-storey retail.



Your opportunity for feedback:

• Have we missed any areas of concern?

• Does the inventory of concerns accurately 

represent the viewpoint of the 

neighbourhood?

• Questions?



Next Steps

1. Circulate Notes from Feb 2nd Neighbourhood Meeting for any 

comments/clarifications by attendees; post on the TOPCA Website: 

http://topca.net/development/Lakeshore-Benson-High.htm

2. E-mail all attendees and contacts with further notifications (e.g. if Notice of 

Complete Application is rec’d from the Planning Dept. – 180 day clock 

starts ticking re OPA; 120 clock re Re-zoning application)

3.  TOPCA L/B/H Committee to review the formal application if filed

4. Community meeting(s) to discuss the application (may be a Ward meeting 

called by the Councillor, or a TOPCA-led meeting, or both)

5. Finalize the formal TOPCA position -- might be presented at the 

community meeting (per #4 above)

Cont’d�



Next Steps (cont’d)

7. Review Planning Dept. Information Report to be presented at...

8. Attend Statutory Public Meeting (under The Planning Act) at the City’s 

Planning and Development Committee (PDC) 

9. Review Planning Dept. Supplementary Report (reflecting public comment 

at #8)

10. Attend any further PDC / Council meetings when consideration/decision 

of the application is formally on the Agenda

11.Depending on Council decision in #10, consider participant status at the 

OMB in support of the Community position (City and Developer positions 

may differ)


