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Section 3 Study Findings: Lakeview contains 
the district vision statement, a summary of public 
input (including stakeholder input) and a series of 
recommendations for public policies relating to the 
Lakeview Planning District. The findings are organized into 
general topics and a section pertaining to specific sites in 
the district. 

Information included in section 3 is organized into 
three headings: Community Input, Public Policy 
Recommendations and Other Considerations. 

Text under the Community Input heading represents a 
summary of public input and includes information gathered 
at public events and stakeholder meetings. 

Public Policy Recommendations represent the 
consultant’s recommendations, for various public policies 
such as Official Plan, zoning by-laws, urban design 
guidelines and community improvement plans, and are 
based on community,  stakeholder, city and sub-consultant 
input.

Text under the Other Considerations heading discusses 
issues relating to the feasibility of some of the Public Policy 
Recommendations when considered within the greater 
context of development in the City.  This text is intended 
to “flag” items that will need to be addressed and are not 
intended to minimize community input but rather to offer 
“things to think about” when the time comes to revise or 
develop the public policies. 

Public Policy Recommendations

Community Input

Other Considerations

3 Study Findings 
Lakeview District
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3.1 District Vision

Reconnect the Waterfront

Establish community focus on the waterfront. 

Enhance connections to the Lake, parkland and to the community.

Create a distinct waterfront character. 

•

•

•

Community Health

Protect the environment and the health of the community.

Promote public transit, cycling and walking.

Build low-impact, energy efficient, environmentally responsible 
buildings and landscapes. 

•

•

•

“Strengthening the Community”
Much of the public input regarding the Lakeview district focused on “Strengthening the Community”. Improving the health 
of the community and the environment, reconnecting the community to Lake Ontario and establishing economic stability 
were some of the key “strengthening” concepts that were collected during the course of the study. The vision for the 
Lakeview district is based on six fundamental principles:
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Distinct Neighbourhoods

Protect established and stable neighbourhoods.

Ensure appropriate built form transitions and setbacks for adjacent 
new development. 

Preserve heritage features.

•

•

•

Complete Community

Revitalize through an appropriate mix of land uses, opens space and 
built form. 

Achieve economic stability.

Maintain employment opportunities within the community.

Create a node at Cawthra Road and Lakeshore Road as a 
community focus.

•

•

•

•

Social Well-Being

Support a diverse population of all ages and cultures.

Promote public spaces for social interaction. 

Provide on-going forums for participation in decision making.

•

•

•

Leadership in Sustainability

Balance environmental responsibility, economic health, social equity 
and cultural vitality. 

Set a new precedent for development within a waterfront community. 

Natural features and shorelines are protected and enhanced.

New development demonstrates a higher level of responsibility to 
the environment.

•

•

•

•
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Community Input

The Lakeview community recognizes that the district 
is a collection of neighbourhoods and the character is 
very disjointed. The district does not have a “centre” 
or “focus area” where economic, recreation and 
community activities could be concentrated. The 
community has indicated that a new “focus area” 
should be located near the lake, potentially within the 
Industrial Lands and Former Lakeview Generating 
Site. The “focus area” will help strengthen community  
character by addressing the following key issues:

Historically industrial and energy production uses 
have been located in the Lakeview District. The 
community does not want to see a continuation 
of uses that negatively effect the population or the 
environment.  

The physical scale and organization of the district is 
vehicle oriented. More attention needs to be focused 
on improving the environment for pedestrians and 
cyclists. 

Lakeview district has amazing stories to tell.
Community character for the future should begin 
with its past. 

Community character should take advantage of the 
proximity of the waterfront.

Community character should promote Lakeview 
as a high quality, health conscious, vibrant and 
balanced community where people can live, work 
and play.

•

•

•

•

•

3.2.1 Character

3.2 Community Identity

Public Policy Recommendations

Conduct a comprehensive study for the Industrial 
Lands in combination with the Former Lakeview 
Generating Site that defines the area as a potential 
“focus area” for the district. Refer to section 3.7.2 
and 3.7.4 for the results of the place making 
workshops for the Industrial Lands and the Former 
Lakeview Generating Site. 

Develop policies to regulate development within 
waterfront properties. Refer to section 3.3.3 
Waterfront: New Development.

Consider establishing a “prestige” designation for 
Business Employment Lands to encourage a mix of 
employment types including research, institutional 
and office that demonstrates a higher level of urban 
design.  

Develop private realm guidelines that include 
recommendations for sustainable development. 

Develop public realm urban design guidelines that 
focus on the promotion of community character 
through the design of visible elements such as 
corridor definition, gateways, public art, story-
telling, signage and street furniture.

Prioritize the provision of facilities that promote 
healthy lifestyles, e.g. pedestrian and cyclist 
amenities. 

Prepare a revitalization study for the district that 
includes the development of community identity 
and branding. 

Prepare a corridor intensification study for 
Lakeshore Road. 

•

•

•

•

•

•

•

•

3.2 Community Identity
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New development should be designed to protect views to heritage and natural 
areas and features. 

Other Considerations

The character of the community should be 
protected by ensuring a balance between 
vehicle, pedestrian and cycling movement.  The 
emphasis should be placed on creating a planning 
framework to support walking, cycling and transit 
as a fundamental component of a “complete 
community”.

The City of Mississauga is completing its 
Growth Management Strategy which outlines a 
strategic approach to growth management.  It 
builds upon Mississauga’s existing context and 
established urban form to ensure a sustainable 
living environment and identifies employment and 
population density targets.

The Employment Land Review Study for the City 
of Mississauga will provide direction for existing 
and future employment lands.

•

•

•

3.2.1 Character cont’d

The Lakeview community would like to see a “focus area” near the waterfront 
that does not include heavy industry or power generating land uses. (Missis-
sauga Library)
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Community Input

Currently, Lakeview residents have poor physical 
and visual access to Lake Ontario and  district 
watercourses. Views to the lake are impeded by 
buildings and structures, landforms, topography and in 
some places vegetation.

The disruption of lake views is particularly acute 
along Lakeshore Road between Cooksville Creek and 
Etobicoke Creek, due to the design and massing of 
existing industrial and office structures on the south 
side of the street.

Opportunities should be explored to improve and 
preserve existing views as redevelopment occurs. 

3.2.2 Views and Vistas

Public Policy Recommendations

New development should be sited and designed 
to protect existing views to Lake Ontario, 
Cooksville, Etobicoke, Applewood and Serson 
Creeks, to natural areas, heritage areas and to the 
sky. The identification of desirable elements for 
viewing should be reinforced through the zoning 
by-law and Urban Design Guidelines. 

Provide protection of key views to the lake and 
associated watercourses through the development 
of policies to regulate development within 
waterfront properties. Refer to section 3.3.3 
Waterfront: New Development.

•

•

New buildings, similar to those in Port Credit, should maintain and enhance 
views to the lake and other district watercourses. 

Create a “Waterfront District” that provides protection for desirable view corridors and public access connections. 

Other Considerations

Built form south of Lakeshore Road should not 
impede physical and visual connections to the 
waterfront.

•
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3.2.3 Built Heritage

Community Input

Built heritage refers to buildings that contribute to the 
distinctiveness of the area but may not necessarily be 
historic or “designated”. The community expressed 
interest in the future of built heritage within the district. 

The community would like to have a facade improvement 
program or other financial assistance from the City to 
make improvements to existing buildings.

The community listed the following buildings as having 
heritage significance:

Adamson Estate, Cawthra-Elliot Estate, places 
of worship, the Arsenal Lands munitions factory, 
Lakeview Public School, 411 Lakeshore Road 
(1950’s gas bar).

There is concern that these buildings may not have 
protection in the future should their current uses be 
relocated (i.e. Arsenal Lands munitions factory and 
Lakeview Public School).

In addition to specific buildings, the community identi-
fied the following areas:

The residential areas around Lakeshore Road 
containing examples of original military built 
wartime housing (ca.1920-1950).

Applewood Acres, one of the earliest modern 
subdivisions in Mississauga. 

•

•

•

Public Policy Recommendations

Promote built heritage resources as a 
fundamental component of Lakeview’s character. 

Continue to require Heritage Impact Statement 
(HIS) through Site Plan Control. 

For existing buildings, develop heritage guidelines 
that direct the treatment of facades, windows and 
doors, materials, signage, roofs, awnings and 
canopies. 

For new buildings, develop heritage design 
guidelines that provide recommendations for new 
development within a heritage context. 

Provide incentives to private property owners to 
retain built heritage features.

Buildings or structures that contribute to the built 
heritage fabric should be protected and reused. 
New uses could be integrated into the original 
building. 

Review general policies for lands that contain the 
built heritage features identified by the community. 
Ensure that policies provide some protection for 
the identified features.

•

•

•

•

•

•

•

Provide incentives to property owners to retain and / or restore built heritage 
features.  

Other Considerations

The City’s Heritage Register should be consulted 
when new development is proposed on sites that 
contain or, that are adjacent to existing buildings. 
Listed or designated properties will require a 
heritage impact statement. 

The City offer grants to private property owners 
for heritage designated buildings to maintain or 
restore original heritage attributes. 

•

•
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3.2.4 Cultural Heritage

Community Input

Cultural heritage is defined as a setting or landscape 
which enhances a community’s vibrancy, aesthetic 
quality, distinctiveness, sense of history and sense of 
place. 

The community commented on the following cultural 
heritage resources: 

The “Four Sisters” were a major cultural heritage 
landmark that provided navigational cues for boats 
and aircrafts. The community expressed a desire 
to re-introduce a landmark feature  at the historic 
location that would reinforce Lakeview’s image as 
a sustainable and healthy community. 

Community identified the following cultural heritage 
features: the Waterfront Trail, Lakefront Promenade 
and Marina, Marie Curtis Park (a City of Toronto 
park, but is well used by community), Lakeview 
Golf Course, Arsenal Lands and water tower, the 
bowstring bridge over Etobicoke Creek and the 
Cawthra-Elliot Estate.

•

•

Public Policy Recommendations

Consider creating policies, either as special site 
or character area policies for areas where unique 
cultural features are located. For example, the 
rifle range remnants at the Arsenal Lands. 

Cultural heritage features should be included in a 
Heritage Impact Statement. Refer also to section 
3.2.3 Built Heritage.

Build on cultural heritage resources as a 
fundamental component to Lakeview’s character 
as a healthy, sustainable and unique waterfront 
community. Develop heritage design guidelines 
that include recommendations for the treatment of 
cultural heritage features.  

Re-establish a landmark feature to replace the 
“Four Sisters” that will reinforce the community’s 
desire to be known as a healthy community. 

•

•

•

•

New development plans should integrate unique cultural heritage features, for 
example, the water tower on the Arsenal Lands. 

Re-establish a landmark feature in place of the “Four Sisters” that will reinforce 
the Lakeview community as a healthy place to live and visit. 

Other Considerations

The City’s Cultural Heritage Inventory should 
be consulted to identify if properties  are listed 
or designated. Properties that are identified 
will require a Heritage Impact Statement if new 
development is proposed.

•
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Other Considerations

The Growth Management Strategy will identify 
areas for intensification to ensure a sustainable 
environment.

The economic feasibility of redevelopment and 
the forms redevelopment should take, should be 
considered prior to developing policies. 

Built form should be designed in consideration of 
the surrounding stable neighbourhoods.

The protection of, and not encroachment into, 
stable residential neighbourhoods should be 
considered.

•

•

•

•

Community Input

The integrity and character of existing neighbourhoods 
should be maintained. Many neighbourhoods have 
distinct street character and housing types which 
reflect the development heritage of the area.
The community identified the following special 
neighbourhoods:

Orchard Heights, Sherway, Applewood Acres, 
and the wartime built residential areas around 
Lakeshore Road.

The community would like to see the creation of 
comprehensive policies for new development including 
regulations for transition areas between different 
densities. A form of this transition is between low-rise 
residential areas and medium to high-rise development 
sites throughout the district. 

Protect neighbourhoods from inappropriate new 
development such as “monster homes”. 

Provide some regulations that encourage 
developers to commit to completion dates so 
that development does not “drag-out” or remain 
incomplete for a long period of time. 

•

•

•

Public Policy Recommendations

Develop  policies that will assist in the regulation 
of development within and adjacent to defined 
neighbourhoods. The policies should: 

Identify community features that are to be 
protected; 

Provide directions on how intensification should 
occur, such as lot coverage, transitions, setbacks, 
development schedules and include potential 
locations and complete street elements; 

Identify how change should occur adjacent to 
neighbourhoods;

Consider in-fill housing guidelines as policies; 

Identify active community groups to be engaged; 
and

Create urban design guidelines that recommend 
setback, massing and building height limits, and 
materials. 

•

•

•

•

•

•

3.2.5 Neighbourhoods

Sherway Neighbourhood.

Wartime housing around Lakeshore Road.The “Neighbourhood District” designa-
tion should provide guidance on how new development should occur within or 
adjacent to established neighbourhoods. 
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3.3.1  Physical Connections

3.3 Waterfront

Community Input

The community wants to see connectivity not only 
within the district but also to the larger City and 
Regional systems. The community expressed the 
following:

There should be continuous public access along 
the shoreline.

Maximize waterfront spaces for public recreational 
use.

The waterfront should be linked to all inland 
transportation networks. 

Neighbourhoods to the north should be better 
connected to the waterfront. 

•

•

•

•

Public Policy Recommendations

The City should pursue continuous public 
access along the shoreline, implementing the 
recommendations of the recently completed 
Waterfront Parks Strategy. Target missing pieces 
along the shoreline within the Former Lakeview 
Generating Site and the Wastewater Treatment 
Facility. 

New development on the waterfront should 
incorporate continuous public access to the 
shoreline. Refer to section 3.3.3 Waterfront: New 
Development.

North-south streets between Lakeshore Road 
and the waterfront should be improved to facilitate 
the movement of pedestrians and cyclists. Visible 
elements such as signage, landscaping and 
public art should reinforce connections to the 
waterfront.  

North-south streets on the north side of 
Lakeshore Road should include directional 
signage for the waterfront. Provide more crossing 
opportunities across Lakeshore Road, including 
Haig Boulevard.

Explore the potential of using the Hydro corridors 
to create a linear green linkage between the 
waterfront and the neighbourhoods to the north.

Investigate potential trail connections and 
expansion along the Etobicoke Creek to better 
link the neighbourhoods north of the CN rail line. 

Ensure connections to activity centres and transit 
hubs. 

•

•

•

•

•

•

•
Pursue all opportunities to provide continuous access along the Lake Ontario 
shoreline. 

Streets that lead to the waterfront should include features that improve the environment for pedestrians and cyclists. A directional signage program should also be 
considered to better advertise the district as a waterfront community. 
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Locations for civic waterfront places should be identified along the shoreline. 

Public and civic places on the waterfront should strive to be “destination quality” 
for both the local community and for visitors. 

Other Considerations

The recommendations in the Mississauga 
Waterfront Parks Strategy regarding connectivity, 
sustainability, and all season use should be 
implemented throughout all levels of design. 

Contamination issues will need to be investigated 
prior to determining the nature and scope of 
development.

The waterfront is a City and Regional resource. 
Public access is a priority.

Shoreline restoration, fish habitat and water 
quality objectives may preclude some 
development from happening.

Credit Valley Conservation (CVC) is currently 
preparing a Lake Ontario shoreline study and 
various sub-watershed studies to monitor the 
continuity of the natural environment. CVC’s 
recommendations for the natural environment’s 
long term health may define the nature and scope 
of development on the waterfront.

•

•

•

•

•

3.3.1  Physical Connections cont’d
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3.3.2  Waterfront Activities

Community Input

Lakeview has a long and important history as a 
waterfront community. However, the community feels 
disconnected from the waterfront. The community 
has expressed a need to have more places where 
people can gather and interact with each other, such 
as civic squares, parks, gardens and walkways within 
a waterfront setting.  

Public Policy Recommendations

Identify the requirement of key civic places on the 
waterfront, within the district. Potential locations 
are within the Former Lakeview Generating Site 
identified in section 3.2.1 Community Identity: 
Character, or within new development sites adjacent 
to Lakeshore Road and near the waterfront.  

Require that development plans for the Industrial 
Lands and the Former Lakeview Generating Site 
include civic places and opportunities for public 
programming on the waterfront  that will provide for 
activities during all seasons. 

•

•

Public and civic places should provide facilities that promote a comfortable envi-
ronment during all seasons of the year. 

Watefront walkways and promenades should be designed as generous spaces. 

Other Considerations

The recommendations in the Mississauga 
Waterfront Parks Strategy regarding waterfront 
activities and all season use should be 
implemented throughout all levels of design. 

•
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3.3.3  New Development

Community Input

New development near the waterfront should have a 
greater regard for the health of the environment and 
well-being of the Lakeview community. As such the 
community feels that new development on or near the 
waterfront should: 

Demonstrate the most appropriate use for the 
land. 

Provide an accessible and interesting destination 
and focus for the district. 

Incorporate sustainable features into the design of 
new buildings and landscapes. 

Contribute to the revitalization of the district.

Provide for a mix of uses during all seasons of the 
year and all hours of the day.

Include high quality design that reflects the district’s 
heritage and waterfront location. 

•

•

•

•

•

•

Public Policy Recommendations

Develop policies to regulate development within 
waterfront properties. 

The policies should:

Protect, preserve and enhance the natural 
environment and ecological linkages;

Restrict land uses on waterfront properties that 
have negative affects on the environment and 
health of the community;

Include a specific direction for each property or 
collection of properties;

Permit a mix of uses with a focus on waterfront and 
community related activities; 

Provide protection for views and ensure that the 
waterfront setting is expressed through all levels 
of site design; 

Target brownfield sites as prime areas for 
intensification;

Require LEED compliance and application of the 
“compact community” concept; 

Develop tools to regulate building heights and 
step-backs such as urban design guidelines, i.e. 
low-rise building base heights should front onto 
waterfront and open spaces, stepping back and up 
to medium-rise; 

Require connection to or completion of the 
Waterfront Trail and other circulation networks in 
the district. 

•

•

•

•

•

•

•

•

•

A new Waterfront District designation should provide measures for protecting the 
natural environment. 

A mix of uses should be permitted that focus on waterfront activities while estab-
lishing a signature look appropriate to the waterfront setting. 
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Buildings facing the waterfront  should maximize the public environment along 
the shoreline. 

Other Considerations

The recommendations in the Mississauga 
Waterfront Parks Strategy regarding connectivity, 
sustainability, and all season use should be 
implemented throughout all levels of design. 

The City’s on-going Green Development Strategy 
should inform development that occurs.

Contamination issues will need to be investigated 
prior to determining the nature and scope of 
development.

The waterfront is a City and Regional resource. 
Public access is a priority.

The mix of uses on the waterfront should include 
employment opportunities.

Credit Valley Conservation (CVC) is currently 
preparing a Lake Ontario shoreline study and 
various sub-watershed studies to monitor the 
continuity of the natural environment. CVC’s 
recommendations for the natural environment’s 
long term health may define the nature and scope 
of development on the waterfront.

Address connections to and within new 
development to encourage walkable communities 
and address sustainable development concepts. 

•

•

•

•

•

•

•

3.3.3  New Development cont’d
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3.4.1  Land Uses

3.4 Intensification

Community Input

“We have quantity of space, now we need quality of 
space”. The community no longer supports polluting 
land uses such as power generation and heavy 
industry. The health of the community is directly 
related to the health of the physical environment. The 
community also made the following comments:

New or redefined land uses on under-utilized or 
derelict sites must promote uses that respect the 
community’s desire for clean land, water and air.

A mix of land uses would improve and support 
a healthy environment for economic viability,  
employment, living, shopping and recreation. 

Land uses should promote revitalization of the 
area.

Land uses should encourage the expansion of 
green, natural and open space systems. 

•

•

•

•

Public Policy Recommendations

Land uses that have unacceptable impacts on air, 
soil and water quality should no longer be permitted. 
As polluting land uses relocate or become obsolete, 
re-designate the land to protect the property for clean 
development. 

Land uses should demonstrate the most appropriate 
use for the property.

Land uses should incorporate a mix of uses on 
Lakeshore Road and where appropriate on other 
streets, including residential and employment 
to promote a balanced and vibrant community.  
Commercial and public uses should be encouraged 
on the ground floor level. 

•

•

Intensification should consider incorporating a mix of land uses within a single 
buidling (i.e. retail at grade and residential above) to promote a balanced and 
vibrant community. 

New development should incorporate the concepts of “compact urban form” 
where a balance between built form and intensification objectives are achieved.

Create a “Waterfront District” zoning precinct to specifically address intensifica-
tion efforts on waterfront properties. 
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Other Considerations

The City of Mississauga is completing its 
Growth Management Strategy which outlines a 
strategic approach to growth management.  It 
builds upon Mississauga’s existing context and 
established urban form to ensure a sustainable 
living environment and identifies employment and 
population density targets.

While the Provincial Growth Plan does require 
intensification of existing built-up areas, the 
Region and Mississauga are well positioned to 
meet the Growth Plan’s growth requirements. 
Intensification for the district should be guided 
by what will create an attractive, balanced and 
vibrant area.

The emphasis on population should be 
carefully considered. Intensification also means 
employment intensification; creating a balance 
between population and available employment.

The Employment Land Review Study for the City 
of Mississauga will provide direction for existing 
and future employment lands.

Policies for “Mixed-use” should ensure that 
employment uses are balanced with potential 
population in the area.

Policies for “Mixed-use” should provide 
opportunities for affordable housing.

•

•

•

•

•

•

3.4.1  Land Uses cont’d
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3.4.2  Compact Development and Density

Community Input

Compact development describes new development 
that uses less land and provides densities that can 
be efficiently served by transit. Compact development 
can also make more efficient use of infrastructure. 
Intensification and infill should incorporate the 
concepts of compact development. 

The community had the following comments and 
suggestions:

Communities like Toronto’s West Don Lands 
development is an example of a large scale compact 
development that includes a range of densities and 
built form that may be appropriate in Lakeview. 

Higher density buildings are  seen as positive if 
properly designed. They should be located where  
negative effects on the surrounding land uses will 
be minimized.  

Higher density development  should occur close to  
Lakeshore Road and primary transportation and 
transit routes including Cawthra Road and Dixie 
Road.  

Locate high density areas where it makes sense 
for the community. Good areas for intensification 
are located along Lakeshore Road Corridor and 
where there are large parcels of land, such as: the 
Industrial Lands, the Former Lakeview Generating 
Site, the Inglis Site, Dixie Outlet Mall and Applewood 
Village Plaza. 

Protect stable, low-density, low-rise neighbourhood 
areas. 

•

•

•

•

•

Public Policy Recommendations

Identify appropriate sites and focus intensification 
in areas that can support higher densities in 
a development form that protects low density 
residential areas. Consider the following areas for 
intensification:

Dixie and Cawthra Road intersections;
Infill along Lakeshore Road;
Locations near the Long Branch GO Sta-
tion;
The Industrial Lands;
Former Lakeview Generating Site;
Inglis Site; and
The Dixie Outlet Mall and Applewood Vil-
lage Plaza. 

Prepare detailed studies for large parcels of land 
such as the Former Lakeview Generating Site and 
the Industrial Lands to determine density targets 
for the areas. 

A Lakeshore Road corridor study should be 
completed to determine potential redevelopment 
sites and densities along the corridor. 

Intensification policies should be developed that 
protect stable, low density residential areas while 
identifying target areas where increased density 
makes sense for the community. Refer also to 
section 3.2.5 Neighbourhoods. 

New development should be required to be 
compact, efficient, well-organized, pedestrian 
friendly and supportive of the use of transit.

Guidelines for transitions between high and low 
density areas (including residential, open, natural 
and green spaces) should be developed. 

•

•
•
•

•
•
•
•

•

•

•

•

•

Intensification should preserve and protect the character of existing, low-density, 
and stable residential neighbourhoods. 

High density areas should be located close to Lakeshore Road where transit 
services could support a denser population. 
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Other Considerations

The City of Mississauga is completing its 
Growth Management Strategy which outlines a 
strategic approach to growth management.  It 
builds upon Mississauga’s existing context and 
established urban form to ensure a sustainable 
living environment and identifies employment and 
population density targets.

While the Provincial Growth Plan does require 
intensification of existing built-up areas, the 
Region and Mississauga are well positioned to 
meet the Growth Plan’s growth requirements. 
Intensification for the district should be guided 
by what will create an attractive, balanced and 
vibrant area.

The emphasis on population should be 
carefully considered. Intensification also means 
employment intensification; creating a balance 
between population and available employment.

The Employment Land Review Study for the City 
of Mississauga will provide direction for existing 
and future employment lands.

The recommendations in the Mississauga 
Waterfront Parks Strategy regarding connectivity, 
sustainability, and all season use should be 
implemented throughout all levels of design. 

The City’s on-going Green Development Strategy 
should inform development that occurs.

The mix of uses on the waterfront should include 
employment opportunities.

Address connections to and within new 
development to encourage walkable communities 
and address sustainable development concepts. 

•

•

•

•

•

•

•

•

Intensification along Lakeshore Road should respect the existing pattern of uses. 
For example, commercial or public uses on the ground floor with offices and/or 
residential above. 

Ground floor uses in new buildings should contribute to the improvement of 
adjacent public spaces. 

3.4.2  Compact Development and Density cont’d
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3.4.3  Uses

Community Input

Intensification should incorporate a mix of land uses 
to promote revitalization within a healthy, integrated 
community. The community has expressed that 
employment and community related uses should be 
key elements of mixed-use areas. The community 
made the following comments and suggestions:

New development along Lakeshore Road 
should respect the existing built form by placing 
commercial or public uses on the ground floor and 
potentially offices or residential uses above. 

Provide more opportunities for office space to 
attract professional services like medical services, 
a second bank, a police station, and live-work 
spaces.

Mixed-use development should provide 
opportunities for all ages and include the following 
key uses: community and youth centre, recreation, 
shopping, cultural, office and educational.

Intensification of the Dixie Outlet Mall should 
include a mix of uses that would allow 
entertainment and hospitality uses in addition to 
commercial, employment and residential uses. 

Consider creating mixed-use districts, for example 
the Distillery District in Toronto,  which would 
focus on restaurants, theatre and cultural facilities 
such as theatres, galleries, playhouse, artisan 
markets etc. 

The use of a building is as important as its form. 
A mix of uses within an area and within a single 
building was popular with the community. 

Ground floor uses should enhance the public 
realm and provide opportunities to enliven the 
streetscape.

The mix of uses should respond to the 
community’s need for more activities, facilities and 
services for younger and older age groups. 

Provide “real” community uses such as grocery 
stores, professional offices, community centres 
and daycares to ensure that a balance between 
specialty and transit oriented uses. 

Provide opportunities for all income and 
employment levels. 

Marina facilities should be considered as a viable 
use for intensification on the waterfront.

•

•

•

•

•

•

•

•

•

•

•

Public Policy Recommendations

Develop policies for the district that will:

Provide for more than a single use, requiring 
two or more mutually supporting uses, including 
residential, employment, retail, recreational, 
educational, commercial and public uses;

Ensure a safe, vital, and attractive public realm by 
encouraging retail or publicly accessible uses on 
the ground floor; 

Incorporate a mix of uses, both horizontally and 
vertically; 

Target needed community facilities for the younger 
and older age groups such as a youth centre and 
age appropriate recreation facilities such as ball 
courts, walking and biking trails, on-street bicycle 
facilities and meeting areas;

Promote and protect the district’s diverse population 
by encouraging the provision of a mix of housing 
types, employment, shopping opportunities and 
cultural facilities through new development; 

Explore opportunities for expanding and integrating 
marina facilities in conjunction with a waterfront 
intensification site; 

Consider developing special mixed-use districts that 
have a particular focus, such as an entertainment 
district or retail district;

Ensure that mixed-use buildings will contribute 
to the improvement of public spaces during all 
seasons of the year; 

Promote the creation of spaces for needed 
community amenities; and

Promote development that meets a variety of 
needs, income levels and ages.

•

•

•

•

•

•

•

•

•

•
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Other Considerations

This district will be an attractive location for 
intensification, however, this needs to be balanced 
with growth opportunities in other targeted areas, 
for example, areas along planned locations for 
higher order transit (Hurontario and Dundas) 
as well as other nodes that also need to be 
revitalized (e.g., Erin, Mills Town Centre and 
Malton).

The Employment Land Review Study for the City 
of Mississauga will provide direction for existing 
and future employment lands.

The economic feasibility of redevelopment and 
the forms redevelopment should take, should be 
considered prior to developing policies. 

Built form should be designed in consideration of 
the surrounding stable neighbourhoods.

•

•

•

•

3.4.3  Uses cont’d

The mix of uses should provide needed facilities for both younger and older ages 
groups.

Real community uses such as grocery stores should be included in new devel-
opment. 
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3.4.4  Public Transit and Transportation

Community Input

The community has expressed the need for public 
transit improvements in the district especially in light of 
a potential increase in population. 

There is a strong desire to reduce the dependency on 
cars by promoting cycling, walking and public transit. 
The following community concerns will need to be 
addressed as intensification moves forward:

Traffic goes too fast on Lakeshore Road. Lakeshore 
Road is both a major corridor and a village main 
street and the two uses are often conflicting. 
Congestion at rush hours has not been successfully 
addressed. This is a problem now, and it will only 
get worse.  

Transit is not reliable or scheduled appropriately 
to be convenient. Transit does not connect well 
to major community destinations. For example, 
the Cawthra Road bus does not meet Lakeshore 
Road. 

Transit only crosses the CN rail line at Ogden   
Avenue limiting the connections between  
Lakeshore Road and  the neighbourhoods to the 
north. There are few routes through neighbourhood 
areas, which results in long walks to transit stops.

The community would like to have a light rail transit 
line from Hurontario Street to the Long Branch GO 
Station. 

Look for opportunities to beautify major corridors and 
provide features scaled for cyclists and pedestrians. 
Identify and enhance pedestrian crossing locations 
at the signalized intersections and other locations 
where feasible. Transit and transportation features 
should reflect each district’s identity.

Transit hubs should include facilities that will 
support cross-connections with  other modes of 
transit, for example, cycling and walking.

Introduce bicycle lanes in both directions of travel. 
Provide facilities such as bike storage and way-
finding signage.

Transit should be accessible both physically and 
financially for all people.

•

•

•

•

•

•

•

•

Public Policy Recommendations

Review existing transit service for the district 
and continue to make improvements accordingly.  
Implement new transit service, where feasible, 
in neighbourhoods north of Lakeshore Road to 
increase ridership. 

Study the transportation system to find short, 
medium and long term solutions for traffic and 
transit issues. Consider facilities that will support 
cross-connections with  other modes of transit, for 
example, cycling and walking and identified transit 
hubs. Evaluate the feasibility of higher order transit 
(HOT) for Lakeshore Road between the Port Credit 
and Long  Branch GO Station. 

Develop urban design guidelines for transportation 
features that  include visible ways to reflect the 
Lakeview district’s identity. 

Encourage intensification that is transit supportive, 
providing access to transit services and other 
modes of transportation.

The district should satisfactorily accommodate all 
primary modes of transportation including; vehicles 
(automobiles, service and emergency vehicles), 
buses, pedestrians and bicyclists.

A balanced approach is required in accommodating 
the primary modes of transportation to ensure that 
no one mode is excluded but neither is one mode 
penalized. The goal is to promote the vibrancy of the 
corridor by providing for all forms of movement. 

Lakeshore Road corridor should be designed 
to serve the needs and requirements of the 
immediate area. Demands on the corridor resulting 
from potential problems elsewhere (for example 
an congestion on the QEW), should not be 
contemplated or accounted for as enhancements 
and modifications are made to the corridor.

Re-development should acknowledge the role and 
function of Lakeshore Road and to protect for it. 

Consider not permitting or limiting new vehicular 
openings onto Lakeshore Road. New openings 
required should be consolidated between 
properties and preferably located where a traffic 
signal opportunity is feasible. Vehicle access 
to re-development opportunities could also be 
considered from existing north south side streets 
or laneways (existing or proposed) parallel to 
Lakeshore Road.

•

•

•

•

•

•

•

•

•
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Contiguous walking environments will be well used by the community if they are  
appropriately designed. 

Other Considerations

This district will be an attractive location for 
intensification, however, this needs to be balanced 
with growth opportunities in other targeted areas, 
for example, areas along planned locations for 
higher order transit (Hurontario and Dundas) 
as well as other nodes that also need to be 
revitalized (e.g., Erin, Mills Town Centre and 
Malton).

The City of Mississauga has a Payment-in-lieu 
of Parking (PIL) program which is currently 
being reviewed.  Recommendations encourage 
shared and structured parking.  Reducing parking 
requirements for transit supportive developments 
is a good idea provided tenants/residents actually 
switch their transportation modes.

A feasibility study would be required to determine 
the type of higher order transit that may be 
implemented along Lakeshore Road. 

The City of Mississauga has commenced several 
transportation studies, including the Hurontario 
Main Street Study, Transportation Master Plan, 
Parking Strategy and the Mississauga Transit 
Ridership Growth Strategy.

Transit should continue to improve its service 
and provide additional bus stops where feasible, 
based on increased ridership.

Feasibility analyses of intensification sites should 
consider traffic generation while focusing on the 
development’s ability to sustain transit, provide 
pedestrian and cycling connections and integrate 
mixed uses. 

Any functional review of transportation and 
transit should be based on the premise that a 
balance must be achieved between all modes 
of transportation. The goal is to increase area 
accessibility and circulation while encouraging 
more people to take transit while enhancing the 
streetscape and accommodating the primary 
modes of movement. 

•

•

•

•

•

•

•

3.4.4  Public Transit and Transportation cont’d

“Higher Order Transit (HOT)” is a bus or light/
heavy rail vehicle that operates in its own right-of-
way or moves in a priority situation. HOT moves 
more efficiently than the regular flow of traffic and 
can carry large numbers of people quickly and 
comfortably. Examples include buses or streetcars 
that have their own dedicated lanes or track that is  
separated from mixed traffic.
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Other Considerations

Recommendations for bicycle facilities will be 
made through the Cycling Master Plan and 
Implementation Strategy (2009).

A transportation study would be required to 
examine opportunities to improve Lakeshore Road 
for pedestrians, cyclists and vehicular traffic.

The character of the community should be 
protected by ensuring a balance between 
vehicle, pedestrian and cycling movement.  The 
emphasis should be placed on creating a planning 
framework to support walking, cycling and transit 
as a fundamental component of a “complete 
community”.

•

•

•

3.4.5  Walking and Cycling

Community Input

The Lakeview community would like to see 
walking and cycling promoted as a viable mode of 
transportation. The community had the following 
comments and suggests:

Comfort of pedestrians and cyclists should have 
greater priority within the roadway system. Look for 
opportunities to beautify major corridors and provide 
features scaled for cyclists and pedestrians.

Bike lanes should be considered on major 
transportation corridors such as Lakeshore Road, 
Cawthra Road and Dixie Road. 

There should be contiguous pedestrian and cyclist 
connections throughout the district, for example, 
along the waterfront, through hydro corridors, 
Cawthra Road, Dixie Road, Lakeshore Road and 
across the Etobicoke Creek. New development on 
large sites should consider opportunities to provide 
public internal walkways, particularly between 
Lakeshore Road and the lake. 

•

•

•

Public Policy Recommendations

Coordinate the findings of this study with the 
Cycling Master Plan and Implementation Strategy 
(2009).  

Review the feasibility of incorporating bike facilities 
on Lakeshore, Dixie and Cawthra Roads. 

Design guidelines should be developed that 
specifically address:

Pedestrian and cyclist comfort and safety;
Treatment of pedestrian and cyclist circu-
lation in public and private areas;
Provision of pedestrian and cyclist sup-
port facilities such as locking posts, seat-
ing areas and signage;
Comprehensive district circulation sys-
tem, including waterfront, hydro corridors, 
public park, mid-block and street connec-
tions, links to transit hubs and connec-
tions to systems outside of the district. 

Pedestrian and cyclist comfort and safety should 
be considered in the streetscape design for all new 
and existing roads within the district. In commercial 
and mixed-use areas, streetscape design should 
provide for an enhanced streetscape and sidewalk 
environment.

•

•

•

•
•

•

•

•

Pedestrian and cyclist comfort and safety should be prioritized for all new 
development. 
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3.4.6  Brownfield Sites

Community Input

A “brownfield” site refers to land; the expansion, 
redevelopment, or reuse of which may be complicated 
by the presence or potential presence of a hazardous 
substance, pollutant, or contaminant. 

Brownfield sites should be developed to promote 
sustainable design and healthy environments 
while potentially incorporating new community 
neighbourhoods. 

Redevelopment of large sites could potentially have 
a profound effect on the revitalization of surrounding 
areas. A vision needs to be established for brownfield 
sites that will promote:

The most appropriate use for lands; and  

Site development that demonstrates sustainable 
design, supporting a healthy environment and 
population.  

The following brownfield sites were identified for the 
Lakeview district: 

Industrial lands, the Former Lakeview Generating 
Site, Hydro corridors, Inglis site and various 
locations along Lakeshore Road. 

•

•

•

Public Policy Recommendations

Initiate further studies for the Former Lakeview 
Generating Site and Industrial Lands. Refer to 
sections 3.7.3 Industrial Lands and 3.7.5 Former 
Lakeview Generating Site. 

Ensure that the Official Plan contains policies on 
the development direction for the Industrial Lands, 
the Former Lakeview Generating Site, the Inglis 
Site and various locations along Lakeshore Road 
are included. 

Encourage LEED Standards development through 
a design checklist system for general sustainability 
initiatives. 

Design guidelines should be developed that prescribe 
sustainable:

Site plan and infrastructure design;
Built form; and 
Landscape design.

•

•

•

•
•
•

The Former Lakeview Generating Site and the Industrial Lands are examples of 
brownfield sites in Lakeview. 

Other Considerations

Contamination issues will need to be investigated 
prior to determining the nature and scope of 
development.

Redevelopment of brownfield sites to include 
residential uses will require the filing of a 
Record of Site Conditions on the Ministry of the 
Environment’s Brownfield Registry. 

•

•
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3.5.1  New Building Design

3.5 Built Form

Community Input

Create comprehensive and appropriate building 
designs that are based on a “set of rules” that would 
be used by the City and developers. New built form 
should:

Promote low-impact, high quality, environ-
mentally sustainable development; 
Incorporate designs features and materi-
als that are sympathetic to the location, 
history and heritage of the district;
Promote densities that will support more 
reliable and improved transit servicing;
Encourage a mix of uses and forms 
that correspond to the district’s diverse 
population. Mix of uses should support 
a walkable community complete with the 
balance of uses required for day-to-day 
living;
Promote a high quality public realm; and  
Minimize negative impacts on adjacent 
properties. 

New development should incorporate variation and 
diversity to prevent overly homogenous development 
from occurring. New development should support the 
character of the community and the greater contextual 
area. The community expressed the following with 
regard to built form variation and diversity:

Variation can be achieved through a 
variety of complementary building forms, 
heights, architectural styles and materials.  
New buildings should not look all the 
same.
New buildings should promote the identity 
of the area while recognizing the charac-
ter and pattern of historic growth in the 
area. 
Variation can occur both horizontally and 
vertically. The ground floor or building 
base, middle and top portions of the build-
ing should be articulated differently.
The ground floor, or parts of the  building 
that will be closest to pedestrians, should 
have a high level of architectural detail 
and amenity. 

•

•

•

•

•
•

•

•

•

•

•

Public Policy Recommendations

New development should achieve or exceed LEED 
standards. Control compliance to LEED standards 
through the site plan and permit process for new 
development.   

Develop policies for the district ensuring appropriate 
balances between residential, commercial, 
institutional, employment and open space uses to 
help reinforce built form diversity.

Develop built form and urban design guidelines 
that will address: 

Built form;
Scale and massing;
Context;
Heritage;
Treatment of the building base to inte-
grate with the public realm and to pro-
mote public safety;
Organization both horizontally and verti-
cally of uses within a new building; 
Maximize the presence and quality of 
publicly visible facades;
Encourage new development that sup-
ports the identity of the district;
Promote architectural diversity through 
high quality architectural standards and 
materials, form and height; 
Permit and encourage a variety of archi-
tectural buildings styles to promote built 
form diversity and scale;
Treatment of the public realm adjacent to 
the building; and
Sustainability.

•

•

•

•
•
•
•
•

•

•

•

•

•

•

•
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Other Considerations

Some sites may be able to accommodate 
buildings with greater heights and transition well 
to adjacent properties.  A taller building with 
appropriate architectural treatment can have a 
good fit with existing built form.

The economic feasibility of redevelopment and 
the forms redevelopment should take, should be 
considered prior to developing policies. 

Built form south of Lakeshore Road should not 
impede physical and visual connections to the 
waterfront.

Built form should be designed in consideration of 
the surrounding stable neighbourhoods.

•

•

•

•

3.5.1  New Building Design cont’d

The ground floor or building base should be articulated  and interesting at a 
pedestrian scale. 

Variation can be achieved through diverse building form, height, architectural 
styles and materials. 

New buildings should be environmentally friendly, achieving or exceeding LEED 
standards.  

Generally, a low-rise built form should be incorporated within buildings fronting 
onto Lakeshore Road to fit with the existing low-rise village scale mainstreet 
buildings. Taller buildings could be located set-back from the low-rise forms. 

New buildings should demonstrate appropriate scale and fit with the surrounding 
established community. 
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3.5.2  Height

Community Input

New building heights should integrate well with the 
existing community fabric and waterfront setting. 
Buildings higher than the existing built form should be 
appropriately designed.  

Generally a low-rise building base should be 
incorporated with buildings fronting on Lakeshore 
Road to fit with the existing low-rise village scale. 
Medium-rise buildings should be set back from 
low-rise conditions as described above. 

Medium to high-rise buildings may be appropriate 
on specific sites, such as sites with larger or 
consolidated land parcels, i.e. the Former 
Lakeview Generating Site, the Industrial Lands 
and the Inglis Site, and at intersections such as 
Lakeshore Road and Cawthra Road, Dixie Road 
and Seneca Avenue. Generally, a high-rise built 
form (approximately 15 storeys) was the maximum 
building height identified by the community.  

Built form south of Lakeshore Road should 
generally not exceed medium-rise building forms.

Buildings above 3 - 4 storeys should provide for 
a better pedestrian and street tree environment 
along the street and public spaces. 

Built form should be transit supportive, oriented to 
the street, provide  access to transit services and 
provide appropriate transitions and connections to 
other buildings. 

•

•

•

•

•

Public Policy Recommendations

Building heights adjacent to Lakeshore Road 
should generally be 3 to 4 storeys to fit with the 
existing low-rise main street building context.

Lakeshore Road should generally allow medium-
rise buildings (5-9 storeys). 

Maximum building heights north of Lakeshore 
Road should generally be low to medium-rise.

High-rises (10 storeys and above) could be located 
on specific sites where lot size and adjacent 
property conditions permit. Develop criteria to 
determine where and how taller buildings should 
occur. 

Set a minimum height of 2 storeys along Lakeshore 
Road.

Consider density and bonusing on sites that are 
large, are close to transit/GO Stations and will 
demonstrate limited impacts on adjacent properties, 
for example, the Industrial Lands, the Former 
Lakeview Generating Site and the Inglis Site. 

Develop built form guidelines that address: 

Street-related or base building design;
Building massing, form and orientation;
Façade design;
Roof design; 
Height transition and step-backs; and
Setbacks.

•

•

•

•

•

•

•

•
•
•
•
•
•

“Low-Rise” refers to buildings that are up to 4 
storeys in height. The “Base Building” level occurs 
within this portion of the building. 

“Medium-Rise” refers to buildings that are 5 to 9 
storeys in height. 

“High-Rise” refers to buildings that are 10 storeys in 
height or higher.

Other Considerations

Some sites may be able to accommodate 
buildings with greater heights and transition well 
to adjacent properties.  A taller building with 
appropriate architectural treatment can have a 
good fit with existing built form.

The economic feasibility of redevelopment and 
the forms redevelopment should take, should be 
considered prior to developing policies. 

Built form south of Lakeshore Road should not 
impede physical and visual connections to the 
waterfront.

Built form should be designed in consideration of 
the surrounding stable neighbourhoods.

•

•

•

•The above height definitions were prepared for the purposes of this study and 
associated interaction with stakeholders and members of the public.
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3.5.3  Building Orientation and Site Design

Community Input

Site design should respect the community’s desire 
for high quality, vibrant and attractive public spaces 
through the coordinated placement of buildings and 
site design.  

Buildings should provide features that will support 
an active streetscape. For example, patio space, 
courtyards, forecourts, parkettes and streetscaping 
etc. 

Surface parking areas should not be the dominant 
feature on the site. Layout should provide 
opportunities to make the parking areas more 
attractive. 

Provide mid block connections and emphasize and 
strengthen connections to nearby pedestrian/cycle 
routes. 

The orientation of new buildings should preserve 
key views to the lake, watercourses or natural 
areas. 

The orientation of buildings should consider passive 
solar opportunities.

•

•

•

•

•

Public Policy Recommendations

Increase sidewalk widths having regard for other 
users and needs.  Incorporate building forecourts 
by allowing a variation in building setbacks. Update 
zoning by-law to identify wider setbacks along 
streets and corners that are or will be pedestrian 
oriented. 

Develop built form urban design guidelines that will 
refine policies that:

Encourage the orientation and layout of 
buildings to provide functional and acces-
sible pedestrian spaces as well as oppor-
tunities to vital and safe streets through 
retail and other public uses;
Require linkages and completion of pe-
destrian and cyclist networks;
Recommend that corner properties on 
Lakeshore Road incorporate uses such 
as restaurants and cafes where outdoor 
terraces and patios can enliven the 
streetscape;
Consider parking at the rear of the site as 
part of the parking strategy;
Require screening and landscaping of 
surface parking, storage and loading 
areas;
Provide a tree planting program to 
promote the preservation of all existing 
healthy trees and landscaping and to 
identify  where infill and replacements 
should occur; and
Respect the district’s waterfront setting 
by preserving and enhancing views to the 
lake or watercourses. 

•

•

•

•

•

•

•

•

•

Surface parking should be located where it will be least visible from public view. 
Opportunities for landscaping should be incorporated into parking lot design.  

Other Considerations

The economic feasibility of redevelopment and 
the forms redevelopment should take, should be 
considered prior to developing policies. 

Some sites may be able to accommodate 
buildings with greater heights and transition well 
to adjacent properties.  A taller building with 
appropriate architectural treatment can have a 
good fit with existing built form.

Built form south of Lakeshore Road should not 
impede physical and visual connections to the 
waterfront.

Built form should be designed in consideration of 
the surrounding stable neighbourhoods.

•

•

•

•
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Other Considerations

Some sites may be able to accommodate 
buildings with greater heights and transition well 
to adjacent properties.  A taller building with 
appropriate architectural treatment can have a 
good fit with existing built form.

Built form should be designed in consideration of 
the surrounding stable neighbourhoods.

•

•

3.5.4  Built Form, Massing and Transition

Community Input

Built form, massing and transition should generally 
respect the existing built form pattern of the area 
and the district. 

Buildings should be designed to maximize sunlight 
in the streetscape and other public spaces such as 
parks and natural areas. 

Shadow impacts should be minimized on adjacent 
properties and public spaces. 

Transition of form, massing and height should 
occur adjacent to sensitive features such as low-
rise residential areas, watercourses, natural and 
green spaces, heritage features and streetscapes. 

•

•

•

•

Public Policy Recommendations

As a part of site plan review, new medium and 
high-rise developments should require sun/shadow 
studies. 

Develop policies for the Former Lakeview 
Generating Site and the Industrial Lands that 
includes the development of a concept plan that 
addresses the appropriate massing and transition 
areas for the lands. 

Update zoning by-law to identify maximum building 
footprint to reduce the bulk of larger buildings.

Develop built form guidelines that outline:

Setbacks & step-backs that help to 
reduce the mass of the building and miti-
gate shadow impacts on adjacent resi-
dential and the public realm; and 
For buildings above 4 storeys, apply 
tools to measure building form and height 
impacts i.e. visual angular plane.

•

•

•

•

•

•

Setbacks and step-backs help reduce the mass of buildings and mitigate 
shadow impacts on adejacent areas. 

Using a Visual Angular Plane of 45 degrees typically establishes a building massing that minimizes shadow impacts on 
adjacent properties. 
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3.5.5  Materials and Details

Community Input

Building design should be place specific, contextual 
and reinforce the identity of the Lakeview district. 

Materials should be high quality, genuine and 
sympathetic to the character of Lakeview.  Details 
at the ground floor should be oriented to the 
pedestrian. 

The history of the area can be reinforced through 
the careful selection of materials within high quality 
building designs. 

•

•

Public Policy Recommendations

Refer also to Section 3.5.1 New Building Design. 
As part of site plan review, the City can make 
recommendations and request changes for 
materials.

Develop built form guidelines that recommend 
high quality, durable architectural materials. Local 
buildings made of brick, stone and wood should 
inform material choices for new buildings.

Guidelines should also provide recommendations 
for ground floor and building base articulation up 
to four storeys. 

•

•

•

Materials should be high quality, genuine and durable. 

Other Considerations

Built form should be designed in consideration of 
the surrounding stable neighbourhoods.

•
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3.5.6  Sustainability and Infrastructure

Community Input

New development should  ensure that proposed 
build-out will maximize use of public infrastructure 
systems such as sewer, water and stormwater and 
transportation.

Larger areas should be designed in a 
comprehensive manner that includes the efficient 
layout of streets,  blocks and open spaces. 

New buildings should be energy efficient and 
incorporate innovative features that reduce strain 
on the environment.

Storm water should be managed in an 
environmentally responsible way. Investigate 
alternative methods and technologies for 
managing stormwater.  

Provide incentives to developers to create 
sustainable buildings and landscapes. 

Preserve all existing healthy trees and 
landscaping.

•

•

•

•

•

Public Policy Recommendations

Large development areas should continue to 
undergo a comprehensive storm water management 
study and incorporate the recommendations of the 
Mississauga Storm Water Quality Control Strategy 
Update.

New development within or adjacent to natural 
features or areas (i.e. creek, waterfront) must 
continue to undertake an environmental impact 
study (EIS) as part of the development approvals 
process.

Zoning provisions should address:

Provisions for public and private outdoor 
space.

Develop guidelines that address:

Community Framework: mixed uses, 
street and block patterns supportive of 
walking and transit, protection of natural 
heritage and extension of the open space 
system; 
Built Form: building orientation, natural 
ventilation, increased insulation, photo-
voltaics, green and cool roofs; and 
Alternative methods for stormwater col-
lection, diversion and maintenance. 

Provide incentives to property owners to utilize 
alternative methods that reduce pressure on and 
usage of City or Regional infrastructure/services:

Water run-off (roof gardens, rain barrels);
Waste (compost); and
Alternate energy sources.

•

•

•

•

•

•

•

•

•

•
•
•

Provide incentives to private property owners who reduce pressure on and 
reduce the usage of City infrastructure and services. 

Alternative methods for storm water collection and conveyance should be con-
sidered for both public and private development. 

Other Considerations

The economic feasibility of redevelopment and 
the forms redevelopment should take, should be 
considered prior to developing policies. 

The City’s on-going Green Development Strategy 
should inform new built form and development. 

Credit Valley Conservation (CVC) is currently 
preparing a Lake Ontario shoreline study and 
various sub-watershed studies to monitor the 
continuity of the natural environment. CVC’s 
recommendations for the natural environment’s 
long term health may define the nature and scope 
of development on the waterfront.

•

•

•
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3.5.7  Parking

Community Input

The community discussed the need for a 
comprehensive parking strategy to direct and 
incorporate future demands as a consequence of 
intensification and improved transit. A strategy for 
parking should address the following:

Front yard parking and multiple curb cuts should be 
improved. They do not promote pedestrian oriented 
streets.

Improve on the appearance of site parking while 
allowing for the correct supply of parking.

Parking areas should not be the dominant feature 
on a site.

Balance provisions between on-street parking, 
bicycling lanes and transit and improvements to the 
public realm, which are desired by the Lakeview 
community

•

•

•

•

Public Policy Recommendations

Complete a Lakeshore Road corridor study to 
determine the potential future requirement for 
parking. 

Parking should be comprehensively designed for 
all development, providing public parking to service 
the larger area when appropriate. 

Review the need for on-street parking in relation to 
the desire to include cycle facilities on Lakeshore, 
Cawthra and Dixie Roads. Balance needs for on-
street parking, cycle facilities and an improved 
public realm. 

Consider the use of structured parking for areas 
that could potentially require a large number of 
parking spaces. Structured parking facilities should 
be designed to reduce their visual impact. The base 
of structures should include opportunities for mix of 
uses such as retail commercial uses. 

Surface parking (other than street parking) should 
be well landscaped and where feasible, should 
incorporate sustainable design measures such  
as permeable paving. Parking areas should 
be designed to have the lowest impact on the 
environment.

Parking requirements should be reduced for 
development that is transit supportive. Reduced 
parking requirements could be applied to 
development that:

Is close to the Long Branch GO station;
Provides for “Autoshare” programs or 
alternatively fuelled vehicles;
Is located and oriented to transit corridors 
(i.e. Lakeshore Road);
Provides bicycle parking areas; and 
Integrates inter-modal connections points 
such as bike trails, walking trails and 
transit.

•

•

•

•

•

•

•
•

•

•
•

The use of front yards for parking in commercial and employment areas should 
be reviewed. 

Surface parking should be located at the rear of the site and should be well 
landscaped. 

Other Considerations

The City of Mississauga has a Payment-in-lieu of Parking (PIL) program which is currently being reviewed.  
Recommendations encourage shared and structured parking.  Reducing parking requirements for transit 
supportive developments is a good idea provided tenants/residents actually switch their transportation modes.

The Mississauga Parking Strategy is underway, which will include city-wide parking initiatives and the 
identification of specific areas where a detailed parking strategy will be appropriate. 

•

•
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3.6.1  Public Realm

3.6 Open Spaces: 
Streetscapes, Parks and Natural Areas

Community Input

All public spaces including, parks, sidewalks, 
courtyards, mid-block connections and streetscapes 
should be barrier free. 

The community felt strongly that the City should 
improve existing public spaces to ensure universal 
accessibility. The community had the following 
additional comments:

Public places should have pedestrian amenities, 
for example, benches, lighting, signage, and 
orientation maps, that define a consistent and 
recognizable character for the district. 

Shade and wind protection should be provided. 

Provisions for safe and well connected bicycle 
access should to be improved.

Timing on crossing signals is too short and 
crosswalks are typically very far apart, especially 
on Lakeshore Road, (i.e. there are no crosswalks 
between Dixie Road and Ogden, a distance of 
almost a 1000 metres). 

•

•

•

•

Public Policy Recommendations

Develop public realm guidelines that address:

Pedestrian and cycling circulation;
Site furniture;
Paving;
Landscaping;
Steps, ramps and grade changes; 
Lighting;
Signage;
Streetscapes, parks and natural areas;
Microclimate and seasons; and 
All season maintenance.

All new public spaces should be required to 
incorporate barrier free design. Retrofit existing 
public spaces to ensure barrier free access.

Complete a functional review of signalized 
crosswalks and consider opportunities to 
incorporate additional crossings and increase the 
length of crosswalk signals. Consider an upgraded 
crosswalk design to enhance public safety. 

Improve the connectivity of existing cycling and 
pedestrian networks. Consider the feasibility of 
including cycle facilities on Lakeshore, Dixie and 
Cawthra Roads. Coordinate study findings with 
the City’s Cycling Master Plan and Implementation 
Strategy.

•

•
•
•
•
•
•
•
•
•
•

•

•

•

Lakeshore Road is the primary community main street for the Lakeview District. 
Broad, well-designed sidewalks lined by attractive buildings will create a great 
street for people.  
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Other Considerations

The recommendations in the Mississauga 
Waterfront Parks Strategy should be considered 
throughout all levels of public realm design. 

The public realm should be meaningful and 
unique, relating to emotional, physical and 
aesthetic connections to its “place” through the 
use of design, materials and educational features. 

Recommendations for bicycle facilities will be 
made through the Cycling Master Plan and 
Implementation Strategy (2009).

The Waterfront is a City and Regional resource. 
Public access is a priority.

Public realm development will be reviewed by City 
staff. 

The functional review of signalized crosswalks 
is reviewed by Transportation and Works Traffic 
Operations. 

•

•

•

•

•

•

3.6.1  Public Realm cont’d

The public realm should be meaningful and relate to it’s “place” within the district. The above photo of Port Credit Memorial Park East shows the parks unique ele-
ments. 
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3.6.2  Community Benefits

Community Input

The Lakeview community expressed a desire to see 
new parks, open spaces and other public amenities be 
incorporated into new development. The community 
identified the following desired public amenities:

Recreation places for youths such as skate board 
and BMX parks, youth lounges and bike trails; 

A new community focal area closely related to the 
waterfront; 

Public destination at the intersection of Cawthra 
and Lakeshore Road, such as a library or 
community centre;

Improvements to the urban tree canopy; and  

Include cultural elements such as public art or live 
performance areas close to the waterfront. 

Lakeshore Road is seen as one of the most important 
public places in the district and it should receive the 
same amount of consideration as the waterfront. 

•

•

•

•

•

Public Policy Recommendations

New development should incorporate requirements 
to help finance desired community features. These 
features include  a waterfront civic space, upgraded 
streetscapes, facilities for youths and older adults, 
improved tree canopy and opportunities for public 
art.

The development of the public realm should 
provide consideration for the younger and older 
age groups. 

•

•

Public art was identified as a community feature that could be coordinated with 
new development.

Lakeshore Road has the potential to become one of the most important public 
places in the district. 
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3.6.3  Connectivity

Community Input

The parks, natural and open spaces are the “outdoor 
community centres” of the Lakeview district.  
Connections to and through existing park systems, 
especially the waterfront parks, are critical for the 
health and well-being of the community. New parks, 
natural and open space systems that are created as 
part of new development should demonstrate a high 
level of connectivity. The community expressed the 
following comments and suggestions:

Lakeview is fortunate to have major green spaces 
but visibility and public access to them is limited. 

Hydro corridors are currently under-utilized but 
provide the physical land to make a major north-
south corridor for pedestrians and cyclists.

The north part of the Lakeview community is 
disconnected from the waterfront. Consider using 
the trail system associated with the Etobicoke 
Creek as a north-south corridor. Access to the 
corridor should be studied. 

•

•

•

Public Policy Recommendations

Continuous public access along the Lake Ontario 
shoreline is a priority. 

Protect, enhance and promote pedestrian and 
cyclist connections to water edges, natural areas,  
and green spaces.

Existing and proposed pedestrian and cycling 
routes should be integrated with  new and existing 
development.

The waterfront, public parks, mid-block 
connections, streets and transit should all knit 
together to provide comprehensive circulation. All 
inland circulation networks should connect to the 
waterfront. All district circulation networks should 
connect to adjacent district systems. 

Consider the feasibility of utilizing the hydro 
corridors to provide a link between the north 
community and the waterfront.

Consider the feasibility of providing a bridge 
crossing south of the QEW, across the Etobicoke 
Creek, to allow neighbourhood access to major 
north / south trail system on east side of Etobicoke 
Creek.

Ensure connections to activity centres and transit 
hubs.

Develop public realm guidelines that address:
Continuity of pedestrian and cycling 
networks;
Meaningful and place specific design; 
Access;
Paving and lighting;
Wayfinding; and 
Comfort facilities such as washrooms, 
rest areas and locking posts.

•

•

•

•

•

•

•

•

•
•
•
•
•Better connections should be created to Lakefront Promenade and other water-

front parks.

Connections to the Etobicoke Creek north-south trail system would help recon-
nect the northern part of the district to the waterfront. 

Other Considerations

The recommendations in the Mississauga 
Waterfront Parks Strategy regarding connectivity, 
sustainability, and all season use should be 
implemented throughout all levels of design. 

The Waterfront is a City and Regional resource. 
Public access is a priority.

•

•
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3.6.4  Balanced Approach

Community Input

Parks, natural and open space systems should be 
designed to create a balance between providing green 
and open spaces for public use and the health of the 
environment.

Public Policy Recommendations

Continue to require review and / or approvals from 
the Credit Valley  Conservation or the Toronto and 
Region Conservation Authority where development 
is within or adjacent to their regulated area.

Protect, preserve and enhance existing natural 
areas. Integrate public uses where appropriate and 
in a manner that will maintain a healthy balance 
between human and natural uses. Look for 
opportunities to incorporate educational features 
into the design. 

As intensification occurs, ensure a sufficient 
amount of parks and open spaces are created to 
meet community demand. A community services 
and facilities study may need to be performed 
periodically. 

Maximize waterfront spaces for active and passive 
public recreational use.

•

•

•

•

Look for opportunities to incorporate educational features into the design of 
areas adjacent to natural areas. 

Rattray Marsh is a good example of where public access has been successfully 
integrated with the natural environment. 

A community services and facilities review may determine that sport facilities 
are required or desired by the growing population.  Intense recreation facilities 
should be well balanced with more passive recreation opportunities.  

Other Considerations

The Mississauga Waterfront Parks Strategy 
qualified that the waterfront ideally should not 
accommodate other recreational facilities that can 
locate elsewhere subject to a site specific review 
of the location and demand.  

Credit Valley Conservation (CVC) is currently 
preparing a Lake Ontario shoreline study and 
various sub-watershed studies to monitor the 
continuity of the natural environment. CVC’s 
recommendations for the natural environment’s 
long term health may define the nature and scope 
of development on the waterfront.

•

•
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3.6.5  Preservation, Protection and Enhancement

Community Input

The protection, preservation and enhancement of 
existing natural areas in Lakeview is critical to the 
overall health of the environment and the community. 
The community identified the following natural features 
as needing preservation and protection:

The Lake Ontario shoreline, Applewood Creek, 
Serson Creek, Etobicoke Creek and Cooksville 
Creek are regulated areas with associated natural 
hazards and warm water fish habitats. 

Natural heritage systems in the district needing 
preservation and enhancement include: 

Cawthra Woods, Adamson Estate and  the 
Lakeview Golf Course 

In addition, the community identified the following 
as environmental issues in need of examination and 
improvement:

Air quality is an issue as reported in the Clarkson 
Air-shed Study. 

Water quality is poor, not good for swimming, and 
odours and algae are unattractive.

Geese are a problem and should be better 
managed. 

Air and noise pollution from Lakeshore Road 
negatively affects the community.

•

•

•

•

•

•

Public Policy Recommendations

Continue to ensure new development complies 
with Credit Valley Conservation and  Toronto and 
Region Conservation Authority recommendations 
regarding natural hazards, natural areas, shoreline 
naturalization and sustainable management 
practices. 

A Cooksville Creek watershed study is currently 
underway by the CVC to identify restoration 
opportunities along the corridor. Where appropriate, 
incorporate the findings of this report into all new 
development that will have impacts on the Creek. 

Examine processes to improve air and water 
quality for the community, particularly as it relates to 
improving the water quality to an appropriate level 
for swimming.  Peel Health would be responsible for 
determining if swimming in the lake is acceptable. 

Support the preservation, protection and 
enhancement of existing fish, bird and other wildlife 
habitats.

Consider and review wildlife management polices, 
specifically looking at management of the Canadian 
Geese population. 

•

•

•

•

•

The Cooksville Creek Watershed Study is currently underway by the CVC. 

Other Considerations

The recommendations in the Mississauga 
Waterfront Parks Strategy should be considered 
throughout all levels of public realm design. 

Credit Valley Conservation (CVC) is currently 
preparing a Lake Ontario shoreline study and 
various sub-watershed studies to monitor the 
continuity of the natural environment. CVC’s 
recommendations for the natural environment’s 
long term health may define the nature and scope 
of development on the waterfront.

•

•
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3.6.6  All Season Access

Community Input

All season access is highly dependant on the 
maintenance of public and private spaces especially 
in the winter months. Improved snow, ice and leaf litter 
removal will improve access for both pedestrians and 
cyclists. The following community concerns should be 
addressed:

The City does not clear all sidewalks and trails 
in the winter, making walking and cycling difficult 
and dangerous in the winter months, especially for 
those with mobility difficulties.

Public washrooms are closed in the winter 
months. 

Parks are empty in the winter due to a lack of 
maintenance, services and seasonal activities.

Winter months typically do not see the same kinds 
of event programming as the summer months. This 
should change. 

Currently the majority of building exteriors do not 
provide protection during the winter months and 
during inclement weather.

Streetscapes should have features that provide 
protection from inclement weather to encourage 
use during all seasons.

•

•

•

•

•

•

Public Policy Recommendations

Review City maintenance practices for the periods 
between October and April. Consider implementing 
a cold season maintenance program that includes 
snow, ice and leaf litter removal for all walking and 
bike trails and other pedestrian areas. 

Review locations and operating capabilities of 
public washrooms. Determine the feasibility of 
maintaining the facilities throughout the colder 
months. Implement required changes.  

Increase the type and frequency of  seasonal 
activities and programming for the community. 
Consider cities such as Ottawa as a precedent for 
winter programming. 

Public parks and spaces should incorporate wind, 
rain and snow protection and other amenities like 
heated washrooms and warming areas to extend 
usage into the colder months of the year. 

New buildings should contain architectural 
features such as canopies, arcades and covered 
sidewalks.

Streetscapes should incorporate features that 
facilitate enjoyment of the public realm during all 
seasons of the year.

Develop seasonal design guidelines that include:

Cold season maintenance;
Weather protection, wind, rain, ice and 
snow;
Snow and leaf litter storage; and 
Opportunities for cold season program-
ming.

•

•

•

•

•

•

•
•

•
•

The City of Ottawa is a good example of where winter programming encourages 
park use in the winter months. 

Providing a place to get warm will greatly increase the use of public spaces in 
the winter. 

Other Considerations

The recommendations in the Mississauga 
Waterfront Parks Strategy regarding all season 
access and activities should be considered 
throughout all levels of public realm design. 

•
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3.6.7  Older and Younger Age Groups

Community Input

A significant portion of Lakeview’s population consists 
of young families, youths and older adults. New 
development should provide more amenities and 
features for these age groups. 

The community identified the following  missing 
features:

Pedestrian and cycle connections to the Senior’s 
Centre on Cawthra Road;

Safe bicycle lanes on the streets, and accessible 
trails in the winter; and 

Lack of age appropriate sports facilities.

•

•

•

Public Policy Recommendations

Where appropriate, new development should 
provide or  finance new  facilities for older adults 
and youths.

Develop design guidelines for public spaces that 
focuses on the needs of older adults. Consider 
paving, grade changes, seating, lighting, signage 
and other comfort features. 

The City should continue to assess the need for 
facilities and make corresponding and strategic 
investments.

New youth oriented facilities should include skate  
board parks, basketball, tennis, soccer and other 
sports facilities as well as a “youth lounge”. 

•

•

•

•

The students at the Youth Engagement Exercise revealed that amenities for the 
younger age groups were lacking. 

New development should be cognizant of Mississauga’s aging population. Fea-
tures and amenities should be designed to accommodate older adults. 

Other Considerations

Public realm development should adhere to the 
Mississauga Accessibility Handbook and the 
recommendations outlined in the Older Adult 
Project document. 

Recommendations from Mississauga Youth Plan 
should be considered. 

•

•
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3.6.8  Street Furniture

Community Input

In addition to being highly functional street furnishings 
should be consolidated as a consistent palette of 
elements that supports Lakeview’s character. Street 
furniture includes benches, lights, bike racks, litter and 
recycling containers and public art.

Public art should be meaningful and place specific 
communicating the history and heritage of the 
Lakeview community. Public art should be one 
of the visible elements used to communicate the 
community’s character and can take on many forms 
such as murals, paving features, sculpture and 
interpretive elements. 

Street lighting is an important part of improving 
access, safety and comfort in the evenings and when 
outside light levels are generally lower, for example in 
the winter. The community would like to see the City 
incorporate the following: 

Streetscape lighting should be pedestrian 
oriented;

Lighting should improve safety for pedestrians and 
cyclists;

Buildings signage should be appropriately lit in 
order to  improve access when light levels are low;

Explore opportunities for seasonal light displays; 

Use renewable energy sources, like solar power, to 
power pedestrian scale lighting; and

Provide seating on streets along public walkways, 
parks and civic spaces. 

•

•

•

•

•

•

Public Policy Recommendations

Develop a harmonized street furnishing and 
branding program complementary to the character 
of the Lakeview district. 

Public art elements should be a requirement of 
new development. Explore options to utilize new 
developments to implement a Lakeview district  
public art program. 

Consider the feasibility of using renewable energy 
sources (solar power) to power street lighting 
and other energized features such as emergency 
beacons and interactive signage. 

Develop urban design guidelines that promote site 
furnishings, lighting and public art that: 

Is well-located, durable, attractive, func-
tional and barrier free;
Facilitates enjoyment of the streetscape 
during all seasons of the year;
Incorporates resistance to graffiti and 
vandalism;
Is sustainable, including recycling bins 
and solar power where possible;
Is bicycle friendly;
Is consistent with and draws upon the 
history and character of the Lakeview 
district;
Is appropriately scaled, attractive, and 
easy to maintain; and 
Incorporates features to mitigate light pol-
lution into neighbouring properties. 

•

•

•

•

•

•

•

•
•

•

•

District Policies Review Public Engagement Process

Streets and Public Space Opportunities

Public places communicate heritage 
and meaning. 

Street furniture should draw upon the heritage of the Lakeview district. 

Other Considerations

The recommendations in the Mississauga 
Waterfront Parks Strategy should be considered 
throughout all levels of public realm design.

Public realm development should adhere to the 
Mississauga Accessibility Handbook and the 
recommendations outlined in the Older Adult 
Project document. 

The City is using solar power energy, for 
example, for the flashing 40km signage in school 
zones. Solar power for street lighting has been 
investigated by City staff. 

Recommendations in Mississauga Arts and 
Culture Master Plan should be considered. 

•

•

•

•
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3.6.9  Signage

Community Input

The accessibility of any community is improved by 
appropriately scaled and legible signage. Addressing 
the following signage related concerns raised by the 
community will improve the overall accessibility of the 
Lakeview district:  

Street signs are hard to read and are 
inconsistently located.

Street signs are standard issue.

Most signs are designed to be seen from vehicles.

There are few signs indicating where the Waterfront 
Trail, parks or other community amenities are 
located.

The content and condition of private signage is 
inconsistent.. Many are in a state of disrepair and 
detract from the look and character of the street.

•

•

•

•

•

Public Policy Recommendations

Consider developing a special heritage street sign 
design that responds to the heritage of the area. 

Consider a community facilities signage program 
that includes the development of a family of signs 
to be used for community facilities such as parks, 
trails and community centres. The sign program 
should also incorporate a system of directional 
signage to improve accessibility to the facilities.  

Create private sign design guidelines that address:

Lakeview specific sign design;
Heritage sign design;
Legibility; and 
Protection and maintenance of vintage, 
retro, and heritage signage.

•

•

•
•
•
•

The City should consider developing and implementing a heritage street design 
specific to the Lakeview district. 

Where appropriate, signage for new development can respond to the heritage of 
the area. 

Other Considerations

The recommendations in the Mississauga 
Waterfront Parks Strategy should be considered 
throughout all levels of public realm design.

Public realm development should adhere to the 
Mississauga Accessibility Handbook and the 
recommendations outlined in the Older Adult 
Project document. 

•

•
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Other Considerations

Planting details and standards have been 
developed for the City Centre. These details could 
be reviewed and revised for the Lakeshore Road 
corridor. 

Urban Forestry has maintenance and planting 
programs in place for street trees. 

Guidelines will need to address both above and 
below ground utilities within the boulevard. 

•

•

•

3.6.10  Trees and Landscaping

Community Input

The Lakeview community identified a shortage of 
mature and healthy trees along district streets and 
within parks and open spaces. There is a desire on 
the part of the community to increase the number 
of trees and landscaped areas in the streets. New 
streetscape treatments should incorporate the 
following: 

Streetscapes should be designed to optimize the 
health of the  urban tree canopy;

There should be better environments for street 
trees to grow and mature;

Trees and landscaping should be as low 
maintenance as possible. No potable water should 
be used for watering; and 

Provide opportunities for seasonal planting within 
the streetscape. 

•

•

•

•

Public Policy Recommendations

New development should be designed to support 
growing conditions for plant material in the 
streetscape and adjacent open spaces. 

Improve maintenance and installation programs to 
ensure the long term health of trees and landscaping  
including appropriate space, soil volume and light 
levels to promote optimum tree growth.

New developments should include high quality 
landscape and streetscape treatments.

The design and placement of trees and landscaping 
should help mitigate effects of wind and inclement 
weather particularly during the winter months.

Develop streetscape / landscape urban design 
guidelines that promote: 

Preservation, protection and enhance-
ment of the existing urban tree canopy;
Tree planting details for streets, side-
walks, parks and planters;
Soft landscaping;
Sustainability; and 
Seasonal landscaping opportunities.

•

•

•

•

•

•

•
•
•

Planting methods should be explored to produce the best possible growing 
conditions for street trees. 

Mature tree canopies are a valuable community asset. All efforts should be 
made to preserve existing tree canopies. 
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3.6.11  Expansion

Community Input

The community would like to see an expansion of the 
quantity and diversity of publicly accessible spaces 
in the district. In particular, a civic space on the 
waterfront, continuous shoreline access, improved 
natural areas and shorelines discussed by the 
community. The community also wanted to see new 
and existing parks, natural and open spaces linked 
together with a coordinated network of pedestrian and 
cycle trails. 

Public Policy Recommendations

Investigate all opportunities to expand public 
parkland and trails through acquisition, access 
agreements, easements and partnerships. 

In conjuntion with new development proposals, 
the City will continue to review opportunities to 
dedicate portions of land to parks, natural and 
open spaces. 

•

•

Continuous shoreline access is a priority for the Lakeview community. 

3.6.12   Affordability

Community Input

New development should support a population that 
is diverse in culture, age and incomes levels.  The 
community had the following comments and concerns:

The vibrancy of the community depends on the 
diversity of the residents. Excessive “gentrification” 
should be discouraged. 

Lakeview should continue to maintain ‘real’ uses 
that fulfill the basic needs of a diverse community. 
For example, employment opportunities, affordable 
food stores, hardware stores, shopping, doctor and 
dentist offices, age appropriate sports facilities, 
bakeries etc. 

•

•

Public Policy Recommendations

Create policy provisions to ensure  new 
developments contain a range of housing options 
including affordable housing.

There should be a full range of commercial/retail 
and employment options that reflect the social, 
cultural and economic diversity in Lakeview. 

New development should provide for “real” 
community uses such as retail/commercial 
services, recreation and community facilities. 

•

•

•

Other Considerations

The recommendations in the Mississauga 
Waterfront Parks Strategy should be considered 
throughout all levels of public realm design. 
Securement criteria outlined in the Strategy 
should be applied to all new development 
parkland requirements and to additional lands 
sought for securement. 

•
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The following specific site recommendations have been 
prepared for both the place making sites and for sites that 
were identified as important during the study process.  
Refer to the Appendices for summaries of community and 
stakeholder input. 

Place Making Sites:
Recommendations for the place making sites include a 
brief site and context analysis followed by a summary of 
community input and public policy recommendations. 

The place making sites for the Lakeview district include:

Lakeshore Road 
The Industrial Lands
Inglis Site (501 Lakeshore Road)

Additional Site:
The Former Lakeview Generating Site is a significant par-
cel of land (approximately 196 acres) that was discussed 
during the Lakeview Visioning Session and at other times 
during the study process. Although the site was not includ-
ed as a place making site, there was considerable commu-
nity direction provided.  Community input is summarized in 
this section of the study report. 

Other Sites:
Other sites discussed during the study process were the 
Dixie Outlet Mall and Applewood Village Plaza.

•
•
•

District Policies Review Public Engagement Process

3 Place Making Sites

Lakeshore Corridor

Industrial Lands

Inglis
Site

The three place making sites for the Lakeview district were the Inglis Site, the Industrial Lands and the Lakeshore Road Corridor. 

3.7 Specific Sites: Lakeview District

The Specific Sites section includes input gathered at the place making session 
held in January 2008.
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Planning:

Provincial Policy Statement, Places to Grow Act and the Growth 
Plan for the Greater Golden Horseshoe 2006 (refer to Section 
1.3) provide policies to support Lakeshore Road as an area of 
intensification outside the Urban Growth Centre corridor.

Lakeshore Road is defined as an arterial in the Official Plan. 
District policies for Lakeshore Road include the Lakeview 
District: Lakeshore Road Design Concept (approved by the 
Ministry of Municipal Affairs in 1996) that is still in effect and 
contains many relevant recommendations for built form, 
mixed-use development, pedestrian and public realm improve-
ments and development near natural areas.

Many of the special sites identified in the district plan are ad-
jacent to or are near Lakeshore Road. The development of a 
comprehensive vision for the corridor will be important in guid-
ing new development. 

Physical Context:

The length of Lakeshore Road in the Lakeview district is approx-
imately four kilometres long, starting at Seneca Avenue to the 
west and ending at the Etobicoke Creek on the east.  Lakeshore 
Road is four lanes wide with a continuous centre turning lane.  
The typical Lakeshore Road right of way throughout Lakeview 
District is 30-35 meters wide. The section from Greaves Ave to 
Hydro Road is 44 meters wide. Lakeshore Road  is serviced by 
bus and is closely linked to the Long Branch GO Station. Lake-
shore Road crosses several watercourses including Cooksville 
Creek, Serson Creek, Applewood Creek and Etobicoke Creek. 

Adjacent Land Uses:

Main Street Commercial 

Generally the most common land use along the corridor is Main 
Street Commercial, zoned C4. These  areas along Lakeshore 
Road allow a variety of commercial uses - retail, food sales, 
office, recreation, education, financial, parking lot and personal 
services. Current zoning allows buildings to have a minimum 
height of two (2) storeys and a maximum height of three (3) 
storeys. Most of the Main Street Commercial is 2 storeys. 

Lakeshore Road, 1917. Photo from “Lakeview: A Journey From Yesterday”.

Lakeshore Road at Lakefront Promenade, 2007.

3.7.1  Lakeshore Road Corridor

Newer development along Lakeshore Road is generally exceeding the typical existing 2 storey building height. 

Approximately 850 metres of Lakeshore Road on the south side abuts the 
Industrial Lands. In this location, there is an additional right of way of 9 
metres. 
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Business Employment

Lands designated Business Employment permit an integrat-
ed mix of business activities that operate mainly within en-
closed buildings. Business Employment activities along City 
boundaries, major roads, and adjacent to park, greenbelt or 
residential lands should satisfy a higher standard of urban 
design, including the appropriate treatment of storage and 
loading areas. Business employment areas currently exist 
on the Industrial Lands and at the Inglis Site. 

High Density Residential

High density residential areas exist on Lakeshore Road, 
generally at the east and the west end. The Residential High 
Density I designation permits apartment dwellings at a Floor 
Space Index (FSI) of 0.5-1.0. The Residential High Density 
II designation permits apartment dwellings at a Floor Space 
Index (FSI) of 1.1-1.8. Existing high density buildings range 
between 7 and 22 storeys in height. 

Utility 

There is a north-south hydro electric power corridor that runs 
between the Lakeshore Generating Station to areas north of 
the QEW. The hydro transmission towers are highly visible 
in this location. 

Greenbelt 

Lakeshore Road crosses a Green Belt at Cooksville and 
Applewood Creek. Lands designated Greenbelt are gener-
ally associated with natural hazards or significant natural ar-
eas where development is restricted to protect people and 
property from damage and to provide for the conservation of 
natural heritage features and areas. These policies are to be 
read in conjunction with the policies for Natural Heritage and 
Natural Hazards.

District Place Making Background Booklet Lakeview District

Arsenal Park Character Area

Cawthra Road Character Area

District Place Making Background Booklet Lakeview District

General Site Information

Length of Lakeshore Road in Lakeview District: Approx. 4 kms
 
Adjacent Land Uses:
• Main Street Commercial **
• Business Employment
• High Density Residential
• Medium Density Residential
• Motor Vehicle Commercial
• Utility
• Greenbelt 
• Public Open Space

** Generally the most common land use along the corridor is Main Street 
Commercial, Zoned C4. These  areas along Lakeshore Road East allow a 
variety of commercial uses - retail, food sales, offi  ce, recreation, educa-
tion, fi nancial, parking lot and personal services. The height of commercial 
buildings are determined by the type of roof: sloped roofs are between 
2-3 storeys or 10.7-16 metres (whichever is less); fl at roofs are between 2-3 
storeys or 9-12.5 metres (whichever is less). It is also important to note that 
apartment dwelling units are allowed above the fi rst storey of a commercial 
building.

Points of Interest:

• Lakeshore Road will remain 4 lanes with a centre turning lane. 
• Boulevards are typically 30-35m in width  
• Unusually wide south boulevard at Industrial Lands
• Plans for high order transit along Hurontario Street from Port  
 Credit connecting into Brampton are being considered. 
• North side of street is mostly 2 storey Main Street Commercial
• Design concept was developed for 1998 District Policy Plan (see  
 next pages)

Lakeshore Road will remain 4 lanes with continuous turning lane.

Unusually wide boulevard on the south side adjacent to industrial area.

Land use on north side is mostly Main Street Commercial.

Main street retail lacks a pedestrian environment particularly where front yard parking occurs. 

High density apartment buildings near Etobicoke Creek are 20 storeys in height.

Public Open Space

The Aresenal lands at Lakeshore Road and Dixie Road are 
designated Public Open Space.  A conceptual plan for a 
family waterfront park has been developed. 

There is an additional right of way on the south side of Lake-
shore Road in association with the industrial lands and the 
Arsenal Lands between East Avenue and Fergus Avenue.  
Lakeshore Road provides access to Marie Curtis Park (To-
ronto park), the Arsenal Lands, Douglas Kennedy, Lakeview 
and AE Crooks Parks and Lakefront Promenade. 

P

P
P

Washroom Bldg.
2000 Sq. Ft.

Splash Pad 
and Childrens 
Playground
5000 Sq. Ft.

Ex Water Tower

Parking Lot
200 Cars

Existing Pond

Parking Lot
100 Cars

Main Entrance
Lighted and signalized 
intersection at Dixie Rd.

Forest and Dune System
Regeneration Zone

Forest Transition
Regeneration Zone

The Common
Festival site, permit picnics,
unstructured open space

Secondary Entrance
Lighted and signalized 

Street Frontage
Streetscape Trail
corridor along frontage

Meadow and Riparian
Regeneration Zone

Lake Ontario

Etobicoke
C

reek

New Entrance Road

New Entrance Road

Ex. Building Remains

Etobicoke Creek Corridor
Natural aquatic corridor system can augment
adjacent initiatives

Potential for creek corridor naturalization and
restoration initiative

Potential for aquatic recreation opportunities

Local Recreation Emphasis
(east of Etobicoke Creek)

Focus directed to local residential neighbourhood
to the east

Etobicoke Creek acts as a natural boundary
creating a distinct zone

Local street frontage for access and parking

Limited Lake frontage given primarily north to
south orientation

Design Emphasis:

Amenities of the area can augment the programme
for the western parcel - e.g. washrooms, 
concession, play equipment

Limited on-site parking capacity given confirguration
to be re-configured and pulled back from water's
edge

Trail linkages in and out of area

Waterfront Trail a major multi-use link through
the site

Restoration & Environmental
Emphasis
Prominent lake frontage and natural habitats 
offer varied park experiences and recreational 
opportunities

Sensitive habitats, underlying soils, shoreline and 
creek corridor restrict park infrastructure and facilities

Design Emphasis:

Recreational activities and support facilities to be 
permitted with sensitivity to environmental features

Creation of historical natural features such as 
coastal wetland and dune ecosystem

Restoration and protection of woodlot

Secondary picnic areas

Formalization of access through the woodlot and 
to the beach

Lookouts with interpretive signs

City-Wide Recreation & 
Cultural Emphasis
Few existing elements to limit design options

Most accessible zone - via major arterial street
(Lakeshore Road East)

Remediation of affected areas is complete

Design Emphasis:

Primary picnic and event location

Primary parking area(s) for entire site due to 
accessibility and site conditions

Linkages to other zones and beyond via trail system
including Waterfront Trail

Locate primary public use areas with a setback from 
sensitive habitats

Offer park amenities and features to draw regional 
park users

Lakeshore Road East

Arsenal Lands/Marie
Curtis Park West
Conceptual Park Plan

Lookout

Picnic

Picnic

Picnic

Existing Protected Woodlot

Forest Transition
Regeneration Zone

Waterfront Trail

Picnic

Waterfront Trail

Parking Lot
100 Cars

Existing Ponds

Granular Service Road

Leash Free Area (dash)

Granular Event Parking
Lot - Weekends and
Events Parking

Beach Volleyball

Dune Restoration Areas

Wetland Regeneration

November 9, 2006

Meadow and Riparian
Regeneration Zone

Existing Parking Lot
to be Relocated in the
Future

Meadow and Riparian
Regeneration Zone

Applewood Creek

Waterfront Trail

Trail Legend

Arsenal Lands/
Marie Curtis Park
West Multi
Purpose Trail

Etobicoke Creek
Multi-use
Recreational Trail

Region of Peel

Bicycle Dirt Jumps

Existing Foot Path

Conceptual plan for the Arsenal Lands. 
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Building heights along Lakeshore Road should maintain a low-rise base building 
height.  Larger sites may allow for additional storeys above the base building 
height.

“Step back” generally refers to the setting back of the 
front building facade above the building base (first two 
to three building storeys).  Additional step backs may be 
recommended on side or rear building facades to provide 
appropriate separation between adjacent buildings and/or 
open spaces.

“Public realm” refers to any spaces that are perceived as 
being publicly accessible, for example, sidewalks, parkettes 
bike paths and building forecourts would be considered part 
of the public realm.

“Low-Rise” refers to buildings that are up to four storeys in 
height.

“Medium-Rise” refers to buildings that are five to nine 
storeys in height. 

“High-Rise” refers to buildings that are 10 storeys in 
height or higher.

Drawings produced at the Lakeview Visioning session indicated that the com-
munity thought that building heights on the south side of Lakeshore Road should 
be lower than on the north side. 

Community Input: 
Lakeshore Road Corridor

“Intensification should be used to invigorate 
Lakeshore Road  while reinforcing the mainstreet 
function and character of the road”

Permit “Mixed-Use” designation for new development 
areas.

Comfort, safety and amenity for pedestrians and cyclists 
should be of the highest priority.

Create a high quality public realm to promote a  cohesive 
image consistent with the emerging character of the 
Lakeview district. 

Integrate new development opportunities to protect and 
conserve natural resources.

New development should support economic stability for 
commerical areas along Lakeshore Road. 

Create a community focal point at the Lakeshore Road / 
Cawthra Road intersection.  

Building heights along Lakeshore Road should reinforce 
the “mainstreet character” by generally maintaining a 
low-rise building form in keeping with the character of 
the existing built form. 

Taller buildings may be considered if they “step back” 
from a low-rise storey building base or demonstrate 
other architectural means to reduce the effect of building 
mass above the building base. Building heights south of 
Lakeshore Road could transition up to a medium-rise 
condition. Buildings heights north of Lakeshore Road 
could, on limited sites where conditions permit, transition 
up to a high-rise building condition. 

Consider strategic locations for taller buildings at key 
intersections:Cawthra Road and Dixie Road, and 
where deeper sites occur: Inglis Site, Former Lakeview 
Generating Site and Industrial Lands.

New development should support the character of the 
community and the greater contextual area. Building 
design should be appropriate for the waterfront setting 
and reflect the diversity and character of Lakeview’s 
existing built form. 

New buildings should be located and designed to ensure 
that negative impacts on the surrounding land uses will 
be minimized. 

Intensification along Lakeshore Road should  provide 
diverse opportunities for development while maximizing 
community benefit, including more activity on the street 
during the evenings.

The transportation functions of Lakeshore Road should 
be examined to improve the corridor for pedestrians, 
cyclists and vehicles. 

•

•

•

•

•

•

•

•

•

•

•

•

•
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The above worksheet, collected at the place making session, indicated that Lakeshore Road, although an arterial road, serves many mainstreet functions that are 
important to the community. The community would like to see the creation of a mainstreet environment that includes better amenities for pedestrians, cyclists and 
transit users. 

Workshop participants sketched how buildings should step back on the south side of Lakeshore Road to maximize sun-
light in the streetscape. This sketch also shows how the additional boulevard on the south side of Lakeshore Road could 
become a linear park that incorporates a light rail transit (LRT) line and bike lanes. 
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Community Input Graphic Summary
Lakeshore Road Corridor

1 Locations identified as opportunities for intensification:  A variety of built form opportunities are 
recommended based on site size and proximity to stable low-rise neighbourhoods.

2 Incorporate bicycle lanes along Lakeshore Road, potentially on south side of street within additional 
right-of-way.

3 Incorporate light rail transit from Hurontario Street to the Long Branch Go Station, potentially on 
south side of street within additional right-of-way. 

4 Maintain a Main Street scale of buildings adjacent to the street. Maximum 3 to 4 storeys in height 
with opportunities to increase height on larger sites and where adjacent site conditions permit. 

5 Create a major linear open space for pedestrians/transit connections.  Potential use may include:  
Civic open space, LRT right of way, dedicated cycle and pedestrian paths set within multiple rows of 
street trees.

6  Transformation of Industrial Lands to promote opportunities for a mixed-use street frontage.

7 Linear park greenbelt within the Hydro Corridor between the QEW and Lake Ontario.

8  Refer to the Former Lakeview Generating Site recommendations for integration opportunities with 
the Industrial Lands.

Note: The above concept plan was prepared as an interpretation of input from the community. The plan represents a summary of ideas gathered through 
public workshops, stakeholder interviews and on-line comments. The plan is for discussion purposes only and does not represent a final recommended 
concept plan.
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1 Locations identified as opportunities for intensification:  A variety of built form opportunities are 
recommended based on site size and proximity to stable low rise neighbourhoods.

2 Incorporate bicycle lanes along Lakeshore Road, potentially on south side of street within additional 
right-of-way.

3 Incorporate LRT from Hurontario Street to the Long Branch Go Station, potentially on south side of 
street within additional right-of-way. 

4 Maintain a Main Street scale of buildings adjacent to the street. Maximum 3 to 4 storeys in height 
with opportunities to increase height on larger sites. 

5 Create a major linear open space for pedestrians/transit connections.  Potential use may include:
LRT right of way, dedicated cycle and pedestrian paths set within multiple rows of street trees.

6 Transformation of industrial lands to promote opportunities for a mixed use street frontage.

7 Linear park greenbelt within the Hydro Corridor between the QEW and the lake.

8 Refer to principles (TBD) identified for public development opportunities for the Ontario Power 
Generating (O.P.G.) Lands.
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Examine the possibility of incorporating safe, commuter bicycle lanes on Lake-
shore Road. 

Built form along Lakeshore Road should generally be low to medium-rise in 
keeping with the character of existing built form. 
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1 Locations identified as opportunities for intensification:  A variety of built form opportunities are 
recommended based on site size and proximity to stable low rise neighbourhoods.

2 Incorporate bicycle lanes along Lakeshore Road, potentially on south side of street within additional 
right-of-way.

3 Incorporate LRT from Hurontario Street to the Long Branch Go Station, potentially on south side of 
street within additional right-of-way. 

4 Maintain a Main Street scale of buildings adjacent to the street. Maximum 3 to 4 storeys in height 
with opportunities to increase height on larger sites. 

5 Create a major linear open space for pedestrians/transit connections.  Potential use may include:
LRT right of way, dedicated cycle and pedestrian paths set within multiple rows of street trees.

6 Transformation of industrial lands to promote opportunities for a mixed use street frontage.

7 Linear park greenbelt within the Hydro Corridor between the QEW and the lake.

8 Refer to principles (TBD) identified for public development opportunities for the Ontario Power 
Generating (O.P.G.) Lands.
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Community Input Graphic Summary cont’d
Lakeshore Road Corridor 
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A functional  study of Lakeshore Road should assess traffic speeds, parking, 
driveway entrances, and the potential of incorporating higher order transit within 
the right of way. 

The parking strategy should address off street parking lot designs that are 
environment friendly. 

The community would like to see a light rail transit system along Lakeshore 
Road joining the Long Branch Go Station to Hurontario Street and potentially the 
Port Credit GO station.

“Leadership in Energy and Environmental Design 
(LEED)” is a Green Building Rating System that encour-
ages and accelerates the adoption of sustainable green 
building and development practices through the creation 
and implementation of universally understood and accepted 
tools and performance criteria.

Public Policy Recommendations

Study the transportation system to find short, 
medium and long term solutions for traffic and 
transit issues. Consider facilities that will support 
cross-connections with  other modes of transit, for 
example, cycling and walking and identified transit 
hubs. Evaluate the feasibility of higher order transit 
(HOT) for Lakeshore Road between the Port Credit 
and Long  Branch GO Station. 

Lakeshore Road corridor should be designed 
to serve the needs and requirements of the 
immediate area. Demands on the corridor resulting 
from potential problems elsewhere (for example 
an congestion on the QEW), should not be 
contemplated or accounted for as enhancements 
and modifications are made to the corridor.

Consider not permitting or limiting new vehicular 
openings onto Lakeshore Road. New openings 
required should be consolidated between 
properties and preferably located where a traffic 
signal opportunity is feasible. Vehicle access 
to re-development opportunities could also be 
considered from existing north south side streets 
or laneways (existing or proposed) parallel to 
Lakeshore Road.

Develop urban design guidelines for the corridor 
with a particular focus on development that 
improves the environment for pedestrians and 
cyclists. Guidelines should also include directions 
on how to incorporate the heritage elements of 
the district and  include visible ways to reflect the 
Lakeview’s identity.

Create built form and open space transitions 
to sensitive area and features such as low-rise 
residential areas, watercourses, natural and green 
spaces, heritage features and streetscapes.

Proceed with an corridor study for Lakeshore Road 
that specifically identifies programs geared towards 
improving the aesthetics and economic stability of 
the area. Develop a Community Improvement Plan 
that will address how new development will occur 
along Lakeshore Road. 

Establish a Business Improvement Area (BIA) 
within the Lakeview district for businesses along 
Lakeshore Road.

Develop a Community Improvement Plan for the 
Lakeshore Road Corridor that provides a framework 
to guide the redevelopment and improvements in 
the area.

•

•

•

•

•

•

•

•
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Ontario’s Planning Act allows municipalities to prepare a 
“Community Improvement plan” to set out, in an “offi-
cial” way, what a municipality intends to do to address an 
unsatisfactory state of affairs in a certain defined area. 
A Community Improvement Plan allows a municipality to 
acquire, rehabilitate and dispose of land, provide grants 
and loans and undertake infrastructure and public space 
improvements. Since any community has its own unique 
opportunities and challenges, there is no predetermined 
definition of what a community improvement plan must 
include. For example, some plans include changes to 
land-use and zoning regulations to encourage desired 
activities or limit undesirable ones. Others state what 
grants or loans a municipality is prepared to offer owners 
as an incentive to build or repair properties to meet aims 
stated in the plan.

Other Considerations

The City of Mississauga is completing its Growth 
Management Strategy which outlines a strategic 
approach to growth management.  It will examine 
and assess key nodes and corridors within the 
City.

Recommendations for bicycle facilities will be 
made through the Cycling Master Plan and 
Implementation Strategy (2009). 

A transportation study should be undertaken to 
examine opportunities to improve Lakeshore Road 
for pedestrians, cyclists and vehicular traffic. A 
functional review would need to acknowledgement 
that Lakeshore Road must retain two (2) lanes of 
travel in each direction to service both vehicle and 
transit demands now and in the immediate future.

The Employment Land Review Study for the City 
of Mississauga will provide direction for existing 
and future employment lands. A revitalization study 
should be completed to analyse the feasibility and 
affect of redevelopment of commercial uses along 
Lakeshore Road.

The City of Mississauga has commenced several 
studies, including the Hurontario Main Street Study, 
Transportation Master Plan, Lakeview and Port 
Credit Parking Strategy Study, Phase 2 and the 
Mississauga Transit Ridership Growth Strategy.

A feasibility study would be required to determine 
the type of higher order transit, e.g. bus rapid 
transit (BRT), light rail transit (LRT) etc., that may 
be implemented along Lakeshore Road. 

Transit should continue to improve its service and 
provide additional bus stops where feasible, based 
on increased ridership.

The character of the community should be protected 
by ensuring a balance between vehicle, pedestrian 
and cycling movement.  The emphasis should be 
placed on creating a planning framework to support 
walking, cycling and transit as a fundamental 
component of a “complete community”.

The City of Mississauga is initiating a study of 
Community Improvement Plan Policies as part of 
the Mississauga Plan Review. Phase 2 of this study 
is the preparation of a Community Improvement 
Plan for the Lakeshore Road corridor. 

Refer also to Section 3.4.4 Public Transit and 
Transportation. 

•

•

•

•

•

•

•

•

•

•

Urban design guidelines should guide new development that fits with the existing 
mainstreet context of Lakeshore Road while allowing for intensification and a 
more vital commercial environment that supports  reliable transit. 

Heritage built form such as the Lakeview Public School can influence new devel-
opment through a study of proportions, materials and design. 
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District Place Making Background Booklet Lakeview District

General Site Information

Length of Lakeshore Road in Lakeview District: Approx. 4 kms
 
Adjacent Land Uses:
• Main Street Commercial **
• Business Employment
• High Density Residential
• Medium Density Residential
• Motor Vehicle Commercial
• Utility
• Greenbelt 
• Public Open Space

** Generally the most common land use along the corridor is Main Street 
Commercial, Zoned C4. These  areas along Lakeshore Road East allow a 
variety of commercial uses - retail, food sales, offi  ce, recreation, educa-
tion, fi nancial, parking lot and personal services. The height of commercial 
buildings are determined by the type of roof: sloped roofs are between 
2-3 storeys or 10.7-16 metres (whichever is less); fl at roofs are between 2-3 
storeys or 9-12.5 metres (whichever is less). It is also important to note that 
apartment dwelling units are allowed above the fi rst storey of a commercial 
building.

Points of Interest:

• Lakeshore Road will remain 4 lanes with a centre turning lane. 
• Boulevards are typically 30-35m in width  
• Unusually wide south boulevard at Industrial Lands
• Plans for high order transit along Hurontario Street from Port  
 Credit connecting into Brampton are being considered. 
• North side of street is mostly 2 storey Main Street Commercial
• Design concept was developed for 1998 District Policy Plan (see  
 next pages)

Lakeshore Road will remain 4 lanes with continuous turning lane.

Unusually wide boulevard on the south side adjacent to industrial area.

Land use on north side is mostly Main Street Commercial.

The additional right of way of approximately 9 metres adjacent to the 
Industrial Lands, provides an opportunity to create a new public space for a 
variety of uses on the south side of Lakeshore Road.

The main vehicular access to Douglas Kennedy Park, Lakefront Promenade 
Marina and Lakeview Park occurs through the Industrial Lands.  

The Lakeshore Road right of way is wide (35 metres) and is poorly defined 
in this section between East Avenue and Lakefront Promenade. 

Planning Context:

Currently the area known as the Industrial Lands  is zoned E2-
21: Business Employment Lands. This designation permits an 
integrated mix of business activities that operate mainly within 
enclosed buildings. Residential and commercial land uses lie 
adjacent to the E2-21 employment lands. Business Employ-
ment activities adjacent to these kinds of land uses should sat-
isfy a higher standard of urban design, including the appropri-
ate treatment of storage and loading areas.  

Within the site, there is a generous range of allowable uses 
from larger scale manufacturing, science and technology, 
warehouse and self storage and mid-to-small scaled business-
es such as offices, medical, restaurants, banquet hall, financial 
institutions and food preparation establishments. Animal ser-
vices as well as college/university and commercial schools are 
included. There is a minimum lot frontage of 30 metres and 
front yard setback of 7.5 metres. 

An Employment Land Review Study was completed for the 
whole of the City (Hemson Consulting Ltd.).  The report 
identifies existing employment lands along the waterfront, 
Lakeshore Road and remnant parcels along the CNR railway 
tracks along in both Port Credit and Lakeview as parcels for 
managed change.  The remnant sites along the CNR tracks 
may be constrained for development as employment lands 
and may be converted to make more efficient use of the urban 
land supply and to achieve other City and Provincial goals 
such as intensification.  Larger industrial parcels, located 
mainly along Lakeshore Road, which are unlikely to develop 
for modern employment uses, may be suitable for a broader 
range of uses.  The major exception is the employment area 
on the south side of Lakeshore Road in Lakeview.  The report 
indicates that this is a small but healthy employment area and 
suggests that if the Former Lakeview Generating Site contin-
ues to be used for power generating, the adjacent employ-
ment area should be maintained, however, if the site is rede-
veloped for other uses, the approach to the lands should be 
revisited, with employment uses favoured but with a broader 
range of business commercial and other uses..

However, the report cautions that both the Provincial Policy 
Statement and the Growth Plan for the Greater Golden Horse-
shoe make provisions for the protection of employment lands 
in order to secure the long term use of land for continued 
economic growth. As a result, any changes to the employment 
lands will have to meet the provincial standards for good plan-
ning.

Physical Context:

The Industrial Lands encompass an area that is enclosed by 
Hydro Road to the east, East Avenue to the west, Lakeshore 
Road to the north and Lakefront Promenade, Lakeview Park 
and the water treatment plant to the south. All of the Lands are 
located on the south side of Lakeshore Road. The site is 26 
hectares (65 acres) in size.   

3.7.2  Industrial Lands
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Rangeview Road is a wide, poorly defined street within the Industrial Lands. 

The Industrial Lands have an accumulated frontage of ap-
proximately 850 metres along Lakeshore Road on the south 
side. There is also an additional right of way on the south 
side of Lakeshore Road, between East Avenue and Fergus 
Avenue,  resulting in a total right of way of 44 metres. This 
results in large building setbacks and a wide boulevard. The 
boulevard includes mature trees, an open drainage swale, 
walkways and landscaping in some locations and appears 
to serve an open space function.

Lakeshore Road currently has four traffic lanes with a contin-
uous centre turning lane. East Avenue and Lakefront Prom-
enade intersections with Lakeshore Road are signalized. 
Intersections within the site are managed with stop signs. 

Adjacent Land Uses:

Main Street Commercial 

Mainstreet Commerical uses are located on the north side 
of Lakeshore Road, adjacent to the site. Most of the existing 
built form is 2 storeys in height.

Low and Medium Density Housing

There is an area designated as low density housing on the 
west side of East Avenue and it includes Byngmount Beach 
Public School. The medium density area at the corner of 
Lakeshore Road and East Avenue permits detached, semi-
detached, duplex, townhouse dwellings and all forms of mul-
tiple dwellings within a density range of 30-57 units per net 
residential hectare. (MPA-25). The existing structures are 
two storey apartments. 

Utility 

There is a north-south hydro electric power corridor that runs 
along the east side of Hydro Road. The hydro transmission 
towers are highly visible in this location, however, existing 
significant landscaping results in a park-like setting. 

The hydro corridor is linked to the Former Lakeview Generat-
ing Site that lies to the south of the Industrial Lands. There is 
a possibility that the Former Lakeview Generating Site may 
be released for redevelopment, which will have a significant 
impact on the redevelopment of the Industrial Lands and the 
role of the Lakeview community. 

Public Open Space

Lakefront Promenade provides the main vehicular access to 
Douglas Kennedy Park, Lakefront Promenade Marina and 
Lakeview Park. There is a Waterfront Trail connection along  
Hydro Road that links with Lakefront Promenade further to 
the south. Approximately 400 metres of the south boundary, 
between Lakefront Promenade and Hydro Road, borders 
Lakeview Park. Lakeview Park is a popular outdoor sports 
facility that  contains two baseball  fields, a soccer field, park-
ing and washroom buildings. 

The mainstreet commercial area on the north side of Lakeshore Road, adjacent 
to the Industrial Lands, is generally two storeys in height. 

The medium density housing area to the west of the Industrial Lands consists of 
two storey apartment buildings. 



94

Lakeview District

The Lakeview community is very concerned about the health of the environment 
and the community. It is imperative that new development be environmentally 
responsible.

Community Input:  Industrial Lands

“The Industrial Lands should redevelop as a mixed-
use area, near the waterfront, for the Lakeview 
Community.”

Develop policies to regulate development within 
waterfront properties. Refer to section 3.3.3 New 
Development.

Redevelopment is envisioned as a mixed-use area 
incorporating employment, residential, commercial, 
parks and open spaces and cultural and community 
uses.

Intensification should be guided to promote appropriately 
scaled, vibrant and diverse employment, commercial 
and residential uses. 

Redevelopment will take time. Provide interim 
regulations that will require LEED approved buildings 
and improvements to pedestrian, commuter and 
cycling amenities. New development on the Industrial 
Lands should demonstrate leadership in sustainable 
development and open space opportunities. 

Redevelopment should integrate with the future potential 
of the land associated with the Former Lakeview 
Generating Site. 

Internal and external pedestrian and cyclist circulation 
should integrate with the larger district systems while 
emphasizing links to the waterfront.

Site development should investigate opportunities to 
integrate the potential light rail transit route on Lakeshore 
Road. 

Low-rise built form should occur where buildings abut 
streets, public spaces, residential areas, parks and open 
spaces, sensitive areas and the waterfront.

Medium-rise built form should be set back from low-rise 
conditions towards the interior of the site. 

High-rise built form could occur on these lands. 

Buildings and open spaces should be designed to 
maximize on-site connections and, in particular, facilitate 
north-south views and connections to the waterfront 
parks. 

In addition, please refer to Appendix B for submission 
materials prepared by the Lakeview Ratepayers 
Association. 

•

•

•

•

•

•

•

•

•

•

•

•

Generally, this building precedent for a medium-rise building was liked by the 
community. Comments on the  workshop materials indicated that interesting and 
well-designed buildings would be preferred. 



95

Lakeview District

Circulation, parks and open space systems should facilitate movement between Lakeshore Road and the waterfront parks. All circulation should be well connected 
to the local and larger systems in the City while promoting a walkable block pattern that relates well to the patterns established in the neighbourhoods to the north. A 
generous transition area should be identified at the south edge of the lands to address built form adjacent to public parks. It is important to note that while one group 
wanted building heights along Lakeshore Road to have 5 storey podium with 10-12 storey buildings stepping back from the street edge (see graphic above), another 
group considered 10 storey buildings in the centre of the site with a transition of buildings downwards from a centre area (See graphic below). 

Workshop participants indicated that building heights could be as tall as 10-12 storeys at the centre of the site, stepping down in height to a minimum of 3 storeys at 
the development’s edges. It was generally felt, however, that built form should not exceed a medium-rise built form (5-9 storeys). 
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Community Input Graphic Summary
Industrial Lands

Note: The above concept plan was prepared as an interpretation of input from the community. The plan represents a summary of ideas gathered through 
public workshops, stakeholder interviews and on-line comments. The plan is for discussion purposes only and does not represent a final recommended 
concept plan. 
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New development should be environmentally responsive, meeting or exceeding 
LEED standards. 

Urban design guidelines for the Industrial Lands should address the requirement 
for a high quality public realm that is supported by a well designed circulation 
and open space system. 

Public Policy Recommendations

Identify the Industrial Lands for further studies; 
ideally in conjunction with the Former Lakeview 
Generating Site. The study for the Industrial Lands 
should identify, among other things,  short, medium 
and long term strategies for the redevelopment of 
the area. 

Include the Industrial Lands as a “Special Site” in 
the district policies of the Mississauga Plan and  
create development direction policies for the area.

New development should demonstrate leadership 
in sustainable design and should meet or exceed 
LEED standards. LEED standards should become 
a criteria of site plan control and urban design 
guidelines. 

Develop urban design guidelines for the Industrial 
Lands with a particular focus on creating a walkable, 
compact development complete with a system of 
new streets and blocks designed to encourage new 
mixed-use development and  access to waterfront 
parks. Guidelines should specifically address 
the Lakeshore Road frontage as a mixed-use 
area incorporating transit, pedestrian and cycling 
facilities. 

•

•

•

•
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Other Considerations

The City of Mississauga’s Employment Land 
Review Study is a review of the employment land 
supply. It includes recommendations for new 
policy directions that take into consideration the 
pressure to convert Employment Lands to other 
uses.

Contamination issues will need to be investigated 
prior to determining the nature and scope of 
development.

Residential uses may not be viable on the site due 
to the following reasons: Possible future power 
generation and other utility uses may create land 
use conflicts; area as an active park/recreational 
area may result in land use conflicts; potential 
contamination could preclude residential uses; 
displacement of business and employment; and 
this site provides an opportunity for institutional 
and community uses (e.g., university, place of 
religious assembly, stadium) which require large 
and affordable sites.

Consider creating a specialized employment 
area focusing on a particular employment sector, 
for example, the film industry.  Employment 
uses could be maintained on the lands while 
being attractive and beneficial to surrounding 
neighbourhoods.

A Feasibility Study would be required to determine 
the type of higher order transit that may be 
implemented along Lakeshore Road. 

•

•

•

•

•

The Industrial Lands should be developed as a vibrant, mixed-use, compact 
development. Redevelopment should act as a catalyst for revitalization for the 
greater area. 
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Currently, buildings are one storey in height and contain mature and active 
commercial activities. 

The Inglis Site is very deep (approximately 350 metres) and currently accom-
modates significant areas of loading and parking. 

Lakeshore Road is four lanes wide adjacent to the Inglis Site. The Inglis Site 
is on the left side of the photograph. The apartment building on the south 
side of Lakeshore Road is 7 storeys tall. 

Planning Context:

Currently the area known as the Inglis Site (501 Lakeshore 
Road) is zoned E2: Business Employment. This designation 
permits an integrated mix of business activities that operate 
mainly within enclosed buildings. Residential and commercial 
land uses lie adjacent to the E2 Business Employment Lands. 
Business Employment activities adjacent to these kinds of land 
uses should satisfy a higher standard of urban design, includ-
ing the appropriate treatment of storage and loading areas.  

Within the site, there is a generous range of allowable uses 
from larger scaled manufacturing, science and technology, 
warehouse and self storage and mid-to-small scaled business-
es such as offices, medical, restaurants, banquet hall, financial 
institutions, food preparation establishment, truck waste-related 
facilities, motor vehicle establishments and adult entertainment 
venues. In addition, the eastern boundary of the employment 
land, which is adjacent to Greenbelt lands, involves minimum 
setbacks for development.

The Region of Peel has determined the need for a pump station 
on part of this site. 

Physical Context:

The Inglis Site is defined by Lakeshore Road on the south side, 
the CN Rail line on the north, Cooksville Creek on the east and 
a low density residential area on the west side. The Site has 
a length of frontage on Lakeshore Road of approximately 190 
meters. The site is 5.4 hectares (13 acres) in size. 

The site is a mature, active employment area with few vacan-
cies. There are two access points off Lakeshore Road including 
one at the centre of the site for internal site access, loading 
and customers and the other at the west end of the site, mainly 
used for loading. 

Adjacent Land Uses:

Main Street Commercial 

Mainstreet Commerical uses located in the south side of Lake-
shore Road consist of 1 and 2 storey buildings. 

Low and High Density Housing

There is a low density housing area to the west of the Inglis 
Site. The designation permits detached, semi-detached, du-
plex, triplex and street townhouse dwellings, within a density 
range of 17-30 units per net residential hectare. The pockets of 
high density residential nearby permit apartment dwellings at a 
Floor Space Index (FSI) of 0.5-1.8. Apartment buildings nearby 
range from 7 to 15 storeys in height.

3.7.3  Inglis Site (501 Lakeshore Road)
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The floodline of the Cooksville Creek will be modified as a result of the construc-
tion of the culverts on Lakeshore Road. 

The existing large setback of buildings is inconsistent with the community’s 
desire to create a mainstreet corridor with a high quality streetscape. 

Green Belt and Regulatory Flood Plain

The east side of the Inglis Site is bordered by Cooksville 
Creek. This watercourse has a significant “Regulatory 
Storm” floodplain which will affect redevelopment of this site. 
Through a development application, the limits of the flood-
plain will be revised to reflect the details of an on-site analy-
sis. 

The Inglis Site falls within the Special Site policies in the 
Official Plan. It is identified as Site 21 (4.17.6.22) and is the 
portion located on the west side of Cooksville Creek. The 
special site policies identify that flood free access to the site 
should be ensured at all times. The Lakeshore Road  cross-
ing of Cooksville Creek was recently reconstructed.  The 
regulatory floodplain is expected to be modified as a result 
of these works, addressing the flood free access issue on 
these lands as well as lands to the east of the Creek.  In ad-
dition, numerous improvements in regard to the flood condi-
tions on lands to the south are expected to result from these 
works.

There is a Waterfront Trail connector trail that exists on the 
east side of Cooksville Creek, south of Lakeshore Road.

The east and north boundaries of the site abut the Cooksville Creek corridor. 
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A public cycling trail was recommended within the Cooksville Creek setback 
buffer.

Participants of the place making session recommended low-rise buildings be 
located at the Lakeshore Road frontage and at the west boundary of the site, 
stepping to medium-rise buildings and two taller buildings at the site interior, 
adjacent to the Cooksville Creek corridor. 

Community Input:  Inglis Site

“The Inglis Site should be developed as a 
medium to high-density residential area with 
“mainstreet” mixed-uses along Lakeshore Road.”

Designate site as a “Mixed-Use” area.

New development should be appealing and accessible 
to Lakeview’s diverse population by providing a variety 
of dwelling types. 

New development should support the identity of the 
district while respecting the distinct character of the 
adjacent neighbourhoods.  

The Cooksville Creek floodplain should be preserved for 
natural protection and enhancement and development of 
integrated facilities for public use, including improvements 
to the trail system associated with Cooksville Creek and 
further to the Waterfront Trail.

The Cooksville Creek corridor could become the main 
organizing feature of the open space system on the 
site. Internal walkways and cycling routes should have 
access to the corridor and its potential link to waterfront 
parks and trails. 

New development should include internal public and 
semi-private  open spaces to provide community benefit 
while integrating with the larger district systems.

Design access points and entrances into the development 
area that will minimize traffic conflicts on Lakeshore 
Road. 

Design site circulation and parking areas to promote 
pedestrian access and use of outdoor amenity areas. 

Develop a transit plan that will address the short, medium 
and long term needs of the new development. 

Buildings should be designed to provide transitions to 
sensitive areas, promote comfortable public areas and 
streets, frame key views and create an attractive skyline. 
Transition areas should  incorporate lower-rise residential 
forms such as townhouse or walk-up apartments.

•

•

•

•

•

•

•

•

•

•
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The Cooksville Creek floodplain should be preserved for natural protection and enhancement and the development of integrated facilities for public use, including 
improvements to the trail system associated with Cooksville Creek and further to the Waterfront Trail.

Participants of the place making workshop liked the idea of incorporating a small 
“village square” within the site that could include an outdoor ice rink. 

Public trail connections within the Cooksville Creek corridor should link to the 
waterfront connector trail to the south of Lakeshore Road. 
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Note: The above concept plan was prepared as an interpretation of input from the community. The plan represents a summary of ideas gathered through 
public workshops, stakeholder interviews and on-line comments. The plan is for discussion purposes only and does not represent a final recommended 
concept plan.

Community Input Graphic Summary
Inglis Site

Lakeshore Road East

En
ol

a 
Av

en
ue

0 100

50 250

5

5

6

5

5

5

5

5

5

5

4

4

4

4

33

1

6

Co
ok

sv
ill

e 
Cr

ee
k

1 Green Main Street

2 Secondary Circulation

3 Mixed-use Shops/Restaurants At Grade.  Lakeshore Road streetscape should be pedestrian friendly 
and should include tree planting and landscaping.

4 Connections to Cooksville Creek

5 Open Space.  Public and semi-private open spaces should be provided that allow for all season use 
of the spaces, for example, amenities such as an outdoor skating rink should be included.
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that connects to the waterfront parks and trails.

Low-rise buildings should be located along Lakeshore Road and along the west boundary of the site.

Medium-rise buildings should be located towards the centre of the site, potentially along the Main 
Street of the development.

High-rise buildings should be located adjacent to the Cooksville Creek corridor, at a location farthest 
away from the existing low-rise residential area to the west.

7 Credit Valley Conservation Authority Regulation Line for Cooksville Creek; the regulatory floodplain 
is expected to be modified as a result of the construction of a new bridge at Lakeshore Road East 
and Cooksville Creek and satisfactory to Credit Valley Conservation. 
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Generally, built form along Lakeshore Road  should be low to medium-rise and 
should incorporate commercial uses on the ground floor. 

The workshop participants selected this image to represent an appropriate 
medium-rise building for the site. 

Public Policy Recommendations

Develop polices for the Lakeview district to include 
a description for the development direction for 
the Site. Prepare a “Conceptual Block Plan” for 
the Inglis Site that identifies residential areas, 
mainstreet commercial, open space, public roads 
and green belt areas and target densities for the 
site. 

Amend the land use designations to permit a mixed-
use development that includes residential uses. 

Amend zoning by-law to permit uses and forms 
on the Site that are consistent with a high density, 
mixed-use development. 

Continue to encourage LEED standards as part of 
the site plan process.

Prepare urban design guidelines for the Inglis Site 
with a particular focus on creating a walkable, 
compact development with appropriate  transitions, 
high quality public realm and efficient parking and 
circulation. Guidelines should help establish an 
aesthetic for the development that is distinct, yet 
complementary to the emerging character of the 
district.

Designs for the site should incorporate connections 
to the surrounding community.   

•

•

•

•

•

•

Other Considerations

Credit Valley Conservation (CVC) regulates the 
floodplain and natural hazards associated with 
the Cooksville Creek. Development proposals will 
require their review and approval.

A shadow impact study will be required for any 
new development adjacent to stable, residential 
neighbourhoods and open or natural areas.

Site development will be required to incorporate 
appropriate built form and open space transitions 
to adjacent uses.

The Region of Peel has reviewed several sites 
through an Environmentally Assessment process, 
and has selected to construct a pumping station 
on the south-east corner of this site.

Transit will review and incorporate service 
improvements based on ridership demand.

Public Open Space is to be located adjacent to 
the Creek to provide public access and address 
floodplain issues. Semi Private Open Space is 
appropriate within the street network and adjacent 
to the existing residential neighbourhoods.

Redevelopment of this site to include residential 
uses will require the filing of a Record of Site 
Condition on the Ministry of the Environment’s 
Brownfield Registry. 

Contamination issues will need to be investigated 
prior to determining the nature and scope of 
development. 

•

•

•

•

•

•

•

•
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Although the Former Lakeview Generating Site was not 
included in the study place making workshops, Council 
endorsed the inclusion of this site within the scope of the 
study. Input regarding this Site was gathered throughout the 
study process through the visioning sessions and from other 
sources. Significant input from the Lakeview Ratepayers As-
sociation and comments gathered from other stakeholders 
and residents will play a key role in the development of this 
study’s recommendations. 

The Former Lakeview Generating Site has been a source of 
community interest even before the demolition of the “Four 
Sisters” in June 2007. Generally, the community wants to 
see land uses on this site that encourage positive change 
for the area while displacing industry and power generating 
uses.  The community has expressed nostalgia over the loss 
of the “Four Sisters” and would like to see an appropriate 
replacement of the landmark feature.  

Since the demolition of the stacks and powerhouse in 2007, 
the site is being re-mediated to meet “industrial use stan-
dards.”

This piece of land along the Lake Ontario Waterfront has 
not been used or seen by many residents.  Access to the 
shoreline has not been permitted in the past and is currently 
unavailable due to clean-up activities on the Site. 

Planning Context:
 
The “Utility” land use designation for the site has not yet been 
re-evaluated in light of the recent provincial announcement 
by the Ministry of Energy and Infrastructure that the Lakev-
iew site is not required for energy production. The commu-
nity, including members of the Lakeview Ratepayers Asso-
ciations have been active in protecting the site from future 
industrial/power generation uses. There is strong sentiment 
from the community to disallow future power generation and 
to redesignate the land use to allow a mixed-use community 
development. 

The Former Lakeview Generating Site is identified as Site 9 
in the Special Sites Policies (4.17.6.10) of the Official Plan. 

Physical Context:

The Former Lakeview Generating Site is contained by Ser-
son Creek on the east, Lake Ontario to the south, Douglas 
Kennedy Park to the west and Lakeview Park and Lakeshore 
Road to the north. The site is  80 hectares (196 acres) and 
incorporates approximately 4500 linear metres of shoreline, 
including breakwaters.

The site incorporates unique water access opportunities 
through the configuration of canals and breakwaters that 
were required as part of the Site’s previous use. 

Although the Former Lakeview Generating Site was considered to be limited as an industrial site on the Lake Ontario shoreline, many members of the community 
have expressed regret over the loss of a major landmark feature. The “Four Sisters” were a navigational feature that could be seen for kilometers by cars, boats and 
airplanes. (Mississauga Library)

3.7.4  Former Lakeview Generating Site
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Adjacent Land Uses:

Adjacent land uses include parks and open space, Business 
Employment and Utility. The utility use refers to the Waste-
water Treatment Plant on the east side of Serson Creek 
(owned and operated by the Region of Peel).  

Nearby residential uses on the north side of Lakeshore 
Road include low density neighbourhoods and pockets of 
high density residential. Low density residential generally 
permits detached, semi-detached, duplex, triplex and street 
townhouse dwellings, within a density range of 17-30 units 
per net residential hectare. High density residential permits 
apartment dwellings at a Floor Space Index (FSI) of 1.1-1.8. 
Typically, these buildings are  7 to 12 storeys in height. 

The demolition of the Lakeview Generating Station in June 2007 was seen as a 
major event in Lakeview’s recent history. (Mississauga Library).
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Community Input:  Former Lakeview 
Generating Site

“The Former Lakeview Generating Site should be 
re-developed as a high density, mixed-use area 
incorporating employment, institutional, residen-
tial, commercial, office, parks and open spaces, 
cultural-tourism and community uses.”

Develop policies to regulate development within 
waterfront properties. 

Create a new compact system of streets and blocks 
that will promote flexible development through which a 
system of interconnected open spaces can be created. 

Streets and open spaces should emphasize north-south 
and other connections from Lakeshore Road to public 
parkland and Lake Ontario. 

Develop opportunities for a region-wide destination – 
incorporating an entertainment/theatre district, marina, 
restaurants and waterfront related features.

Use intensification as a tool to revitalize the area 
and provide a new mixed-use neighbourhood, near 
the waterfront, for the entire Lakeview community. 
Intensification should be guided to promote a vibrant, 
diverse and stable community.

New development should include a well connected and 
designed public realm that maximizes connections to 
the lake. 

Redevelopment of the Former Lakeview Generating 
Site should be integrated with the redevelopment of the 
Industrial Lands. 

Low-rise built form should occur where buildings abut 
streets, public spaces, residential areas, parks and open 
spaces, sensitive areas and the waterfront.

Medium-rise built form should be set back from low-rise 
conditions towards the interior of the site. 

High-rise built form could occur on this site. 

Re-establish a sense of heritage for the site through 
the use of site specific cues. For example, memorable 
built structures such as the “Four Sisters” towers, or the 
location of the original shoreline may inform the design 
development plan for the site.  

Consider the site as a location for a high-speed ferry 
quay.

In addition, please also refer to Appendix B for 
submission materials prepared by the Lakeview 
Ratepayers Association. 

•

•

•

•

•

•

•

•

•

•

•

•

•

Participants at the Lakeview visioning session recorded that they would like to 
see continual shoreline access, outdoor entertainment areas, a soccer stadium, 
waterfront restaurants, a yacht club and marina, landmark features and mixed-
use development on the site. 

The Former Lakeview Generating Site is a significant portion of land that should 
be redeveloped as a mixed-use area with policies that reflect the waterfront 
setting. 

Plans for the Former Lakeview Generating Site should be developed in conjunc-
tion with the Industrial Lands. 
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Public Policy Recommendations

Land Uses

Undertake a detailed study to develop policies and 
land use that: 

Promotes several uses on the site including 
employment, residential, commercial, hospitality, 
parks and open spaces, recreation, cultural and 
tourism uses within a waterfront setting. Public 
access and views along the shoreline should be 
a key component. Refer to section 3.3.3 New 
Development;

Incorporates policies that will protect the property 
from future use as a location for industry and power 
generating activities;

Incorporates policies that will assist in the creation 
and/or maintain a special community identity and 
a focal point for a variety of City-wide, community 
and neighbourhood functions;

Identifies appropriate locations for intensification. 
The Former Lakeview Generating Site and 
the Industrial Lands provide opportunities for 
intensification as they are located near major 
intersections, can be accessed by Lakeshore Road 
which is an arterial road, are near to mass transit 
systems and are large enough to accommodate 
intensification with transitions to adjacent areas; 

Promotes a vertical mix of uses promoting 
commercial, office and community facilities on the 
ground floor; 

Requires that all elements of community 
development, including design, construction and 
operation, comply with LEED standards; and  

Identifies a system of public streets and open 
spaces that are well connected with the lake and 
the waterfront  trail. 

•

•

•

•

•

•

•

Public Policy Recommendations

Site Opportunities

Develop a network of streets and blocks to 
accommodate a variety of built form and open 
spaces. 

Integrate unique site features into the re-
development plan to create a meaningful landscape 
that respects the heritage and history of the site. For 
example, the existing canal systems, breakwater 
and a reinterpreted aspect of the demolished “Four 
Sisters” towers could be incorporated into the 
design.

Ensure that views and access to Lake Ontario 
have the highest priority in the development of the 
design. 

Provide publicly owned, continuous public access 
along the shoreline that is well connected to 
Douglas Kennedy Park, Lakefront Promenade 
and the Arsenal Lands (via the proposed shoreline 
access along the Wastewater Treatment Plant). 

The size and location of the property provides  the 
opportunity to re-establish a significant landmark 
feature at the edge of Mississauga.   

The prime waterfront location provides opportunities 
to develop significant waterfront destinations 
including cultural and educational facilities, an 
entertainment facility, marina, sports facility and 
restaurants. 

Re-development of the site should be coordinated 
with the redevelopment of the Industrial Lands with 
regard to land use, circulation, parks and open 
spaces and built form. 

Consider the site as a potential location for a high 
speed ferry service providing connections to Port 
Credit, Toronto and other locations.

Parkland should be provided at levels in keeping 
with the provisions outlined in Mississauga Plan.

Develop a framework for built form that provides 
a distinct waterfront community identity, provides 
a park within a neighbourhood and provides a 
distinct series of neighbourhoods and residential 
choices and is transit supportive. 

•

•

•

•

•

•

•

•

•

•
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Provide high quality and continuous public access to the Lake Ontario shoreline. 
Shoreline access should be well connected to adjacent circulation networks. 

The Former Lakeview Generating Site is a prime waterfront location. It provides 
opportunities to develop a significant waterfront activity node that could include 
an entertainment facility, marina, sports facility and restaurants.

Integrate the existing canal and breakwater features into the re-development 
plan to make meaningful connections to the heritage of the site.  

Public Policy Recommendations

Built Form

Built form should support the creation of a distinctive 
and memorable environment that reflects the 
Lakeview community’s waterfront setting. 

Built form should generally be low to medium-rise 
and should be designed to protect and enhance 
views to the lake. Strategic locations for high-rises 
should be identified.

Style and design of architecture could incorporate 
relevant heritage features in the area. For example, 
design features of the Lakeview Public School and 
the munitions factory building could be considered 
where appropriate. 

New buildings should be transit supportive by 
being oriented to the street and/or transit service, 
providing access to pedestrian and cyclist networks 
and providing opportunities to interconnect 
buildings through pedestrian routes.

Parking to service new buildings should be 
designed comprehensively for the development. 
Surface parking should be minimized and parking 
requirements could be reduced where buildings 
demonstrate transit supportive designs. 

Built form should transition appropriately to Lake 
Ontario, development on the Industrial Lands, 
Applewood Creek and  the Waste Water Treatment 
Plant. 

•

•

•

•

•

•



110

Lakeview District

Public Policy Recommendations

Streets and Blocks

New streets and blocks should be designed to 
reflect a balanced multi-modal design.  Internal 
networks with connections to the Waterfront Trail 
and existing or proposed systems on Lakeshore 
Road and the Industrial lands should be well 
developed.

Streets and blocks should be designed to enhance 
the pedestrian experience by creating high quality 
streetscapes, logical and efficient mid-block 
connections and providing access.

The street and block pattern should promote the 
continuity of the patterns established in the areas 
north of Lakeshore Road.  

Street design should be planned to accommodate 
the variation of mixed-uses while providing diverse 
opportunities for public and private development. 

Street design should incorporate potential for 
transit services to enter the site from Lakeshore 
Road. In particular, higher order transit should be 
considered. 

Primary access to the site should occur from 
Lakeshore Road and through the redeveloped 
Industrial Lands. Street hierarchy should provide 
direct and clear access to major destination points 
and parking areas within the development while 
protecting less intense areas of the development. 

Streets and blocks should be designed to facilitate 
the phased implementation of redevelopment. 
Blocks should be configured to provide appropriate, 
diverse and well-scaled development parcels. 

•

•

•

•

•

•

•

Built form should support the creation of a distinctive and memorable environ-
ment that reflects the Lakeview community’s waterfront setting. 



111

Lakeview District

Streets and blocks should be designed to facilitate safe, desirable and efficient 
pedestrian and cyclist movement.

Urban Design Guidelines, specific to the Former 
Lakeview Generating Site redevelopment should be 
developed. Guidelines should provide clear directions 
on the development of built form within a waterfront 
setting. Guidelines should also address the pedestrian 
priority of the area by proving guidance on the design 
of streetscapes, mid-block connections, crosswalks, 
parks and open space networks and cycling amenities. 

Public Policy Recommendations

Parks and Open Space

Re-development should include a parks and 
open space system that provides a framework for 
a dynamic series of destinations and landmark 
features that are connected with internal circulation 
as well as with the larger, district-wide systems. 
Links to the waterfront will be critical. 

The open space network should incorporate both 
public and private lands which provides linkages to 
Douglas Kennedy Park, Lakefront Promenade, the 
Arsenal Lands and the Waterfront Trail. 

Ensure that the development as a whole is well 
landscaped and balanced with a diversity of publicly 
accessible places appropriate for a waterfront 
setting. 

Ensure that the parks and open space system 
supports the Mississauga Waterfront Parks 
Strategy with special regards to the System Design 
Strategies and the Park Design Strategies. 

Establish an overall parks hierarchy and open 
space plan that distributes appropriately sized and 
configured open spaces that will support a variety 
of activities and functions at the neighbourhood and 
community level, such as festivals, public plazas, 
play spaces, passive leisure and gardens. 

•

•

•

•

•

Other Considerations

Contamination issues will need to be investigated 
prior to determining the nature and scope of 
development.

The Minister of Energy and Infrastructure has 
made an announcement that the Lakeview site is 
no longer being considered for a power generation 
facility.   

Re-development should promote diverse 
employment opportunities.

Medium and high-rise built forms, if permitted, 
would need to consider connections and view 
corridors to the water and waterfront parks.

Redevelopment of the site should protect and 
integrate the existing land fabric, for example, 
existing streets and block layout.

A market feasibility study should be performed to 
examine the appropriateness of incorporating a 
destination entertainment and/or sports facility on 
the site. 

Redevelopment of this site for more sensitive use 
may require further clean-up and that a Record 
of Site Condition be filed on the Ministry of the 
Environment’s Brownfield Registry. 

Consideration for a high speed ferry service from 
Mississauga to Toronto is inter-regional in nature 
and will need to be coordinated with Metrolinx and/
or the Provincial/Federal governments to undertake 
a feasibility study. 

•

•

•

•

•

•

•

•
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The Lakeview Wastewater Treatment Plant is owned and 
operated by the Region of Peel. The Plant is operating at 
full capacity and will remain at the lakefront for the foresee-
able future. The Region is expanding the treatment facility 
to provide up to a capacity of 518mL/day.

Generally, the Lakeview community accepts the plant’s 
function and location as a part of the water treatment activi-
ties necessary to provide clean water.  Most of the commu-
nity’s concern was related to the aesthetics of the plant and 
the odours that are occasionally produced. The community 
has identified that they would like to see a Waterfront Trail 
extension along the shoreline of the property. 

Planning Context

The area is designated “Utility” which permits utility rights-
of-way and larger above ground facilities.

Both the Lake Ontario Waterfront Development policies 
in the Official Plan (MPA 3.13) and the Mississauga Wa-
terfront Parks Strategy (Section 6.2) state that all public 
access along the shoreline will be continuously pursued. 

Physical Context

The Plant is bordered on both the east and west sides by a 
Greenbelt associated with the Etobicoke Creek and Serson 
Creek. A Business Employment area and Lake Ontario 
contain the site at the north and south. The Plant  exists on 
a major parcel of land on the waterfront that is inaccessible 
to the community. Currently, no public access along the 
shoreline is permitted.  

The Lakeview Water Pollution Control Plant exists on a major parcel of land at the edge of Lake Ontario. Currently no public access is permitted along the shoreline. 

3.7.5  Lakeview Wastewater Treatment Facility
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Generally the community was most concerned about odours and views of the 
facility that could be seen from public places. 

The community would like to see the Waterfront Trail continue along the shore-
line linking Marie Curtis Park and the Arsenal Lands to Lakefront Promenade. 

The Imperial Oil trail extension was the result of a successful partnership be-
tween the City and the existing land owners. 

Community Input:  Lakeview Wastewater 
Treatment Facility

“The Lakeview Wastewater Treatment Facil-
ity should take measures to integrate with the 
surrounding existing and future communi-
ties.”

Create a Waterfront Trail segment along the 
shoreline of the property using the Imperial Oil Trail 
Extension (Port Credit) as a precedent. 

All opportunities to reduce odours emanating from 
the facility should be explored. 

Upgrade visible structures, such as buildings, 
driveways, ponds etc. to improve aesthetics.

Provide screening along the property lines.  

•

•

•

•

Public Policy Recommendations

Investigate with the Region of Peel, the possibility 
of creating a Waterfront Trail along the shoreline. 
The development of the Imperial Oil trail extension 
should act as a precedent. 

Re-development plans for the Former Lakeview 
Generating Site should  incorporate a buffer or 
transition zone that mitigates views into the Waste 
Water Treatment Plant.

•

•

Other Considerations

There is an expansion planned for the Lakeview 
Wastewater Treatment Facility. The preferred 
design concept and upgrading plan will be phased 
to provide up to a capacity of 518 mL/day.

A conceptual plan for a family oriented waterfront 
park has been developed for the Arsenal Lands. 
The Arsenal Lands are owned by the Toronto 
and Regional Conservation Authority (TRCA), 
purchased in cooperation with the Cities of 
Mississauga and Toronto, Region of Peel and the 
TRCA.  

Industrial and utility uses can create a visual interest 
and diversity of experience for trail users.

•

•

•
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The Dixie Outlet Mall is a well liked and successful shopping centre in Missis-
sauga. 

The Dixie Outlet Mall represents the only site on Dixie Road that could support 
intensification efforts. 

The Dixie Outlet Mall is strategically located the intersection 
of the QEW and Dixie Road and is a successful Mall that 
also services customers from Toronto and Oakville. Typi-
cally out of city customers do not infiltrate into the district 
beyond the Mall’s property.

The mall first opened in 1956 and was known as Dixie 
Plaza until the late 1980s, after significant expansion and 
renovations took place. It was the first mall of its kind in 
Mississauga and is the oldest still in operation. The Mall is 
well serviced by Mississauga Transit and incorporates a 
bus loop adjacent to the Burger King. 

Generally the community likes the Dixie Outlet Mall and 
considers it to be a main shopping destination in the dis-
trict. 

Planning Context

The Mall lands are designated as General Commercial, 
which refers to commercial development that is located on 
major roads, in this case, at the crossing of the QEW (Pro-
vincial highway) and Dixie Road (Arterial).  The Mississauga 
Plan states “Development of General Commercial uses will 
be encouraged through in-filling to consolidate the poten-
tial of these areas and to restrict their linear extension into 
stable, non-commercial areas.”

The C-3 Zoning established a variety of uses that include re-
tail, service, office, hospitality entertainment and recreation 
and university or college functions. However, residential 
uses are currently not permitted. A maximum height level of 
20 metres or 4 storeys is permitted. 

The Dixie Outlet Mall location is a potential site that could 
support intensification efforts. 

Physical Context

The Dixie Outlet Mall has grown in size over the 50 years 
with a significant increase in its retail gross floor area. The 
buildings are typical of a 1 storey large format commercial 
development.  A large, well-used parking area surrounds 
the Mall and individual buildings. 

The Mall is adjacent to low density residential areas to the 
west, north and east and borders the Lakeview Golf Course 
along the south edge. Access to the Mall occurs from Dixie 
Road and South Service Road.

3.7.6  Dixie Outlet Mall
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Community Input:  Dixie Outlet Mall

“The Dixie Outlet Mall should be redeveloped 
as a high-density, mixed-use area including 
residential uses.”

Designate the site as a “Mixed-Use” area.

The site should be redeveloped to include 
residential uses so that the area is more vibrant 
and safe during the evening hours. 

As part of redevelopment and intensification, 
surface parking should be reduced in favour of 
mixed-use buildings and open spaces. Required 
parking could be accommodated in structured 
parking facilities.

Existing and proposed surface parking lots and 
laneways should be planted with trees and 
landscaping. 

New development should retain the stores and 
businesses that currently exist. They are well used 
by the community. 

Low-rise building forms in keeping with the 
surrounding neighbourhoods should be located at 
the edge the site. Taller buildings could occur in the 
interior of the site, away from the existing low-rise 
residential building forms. 

Transit to the site should be improved as bus 
service is not continuous along Dixie Road. 

•

•

•

•

•

•

•

Public Policy Recommendations

The Dixie Outlet Mall is a 20 hectare (50 acre) site 
that is strategically located near major transportation 
and transit routes and is surrounded by stable, low-
rise residential areas. The large scale of the Lakeview 
Golf Course to the south will assist in mediating the 
impacts of any tall high-rise development that may 
occur.    

Investigate redevelopment of the site for most 
appropriate use. If intensification is appropriate, 
a planning impact study should be prepared to 
evaluate the impact and increase of density will 
have on traffic, transit, infrastructure and community 
services. 

Develop an urban design concept plan and urban 
design guidelines for the area through an urban 
design study to investigate land use, density, built 
form, open space, and transit and transportation 
opportunities.

Review transit services and implement 
improvements to respond to short, medium and 
long term requirements. 

•

•

•

As part of redevelopment and intensification, surface parking should be reduced 
in favour of mixed-use buildings and open spaces. Required parking could be 
accommodated in structured parking facilities.

Other Considerations

The City of Mississauga is completing its 
Growth Management Strategy which outlines a 
strategic approach to growth management.  It 
builds upon Mississauga’s existing context and 
established urban form to ensure a sustainable 
living environment and identifies employment and 
population density targets.

While the Provincial Growth Plan does require 
intensification of existing built-up areas, the 
Region and Mississauga are well positioned to 
meet the Growth Plan’s growth requirements. 
Intensification for the district should be guided 
by what will create an attractive, balanced and 
vibrant area.

The emphasis on population should be 
carefully considered. Intensification also means 
employment intensification; creating a balance 
between population and available employment.

The City’s on-going Green Development Strategy 
should inform development that occurs on this 
site.

•

•

•

•
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Applewood Village Plaza is currently a single storey “strip mall” development that 
is surrounded by a large parking area. 

The Applewood Village Plaza is a 6 hectare (14 acre) 
neighbourhood shopping mall that services low density 
residential areas on the north side of the QEW. The de-
velopment is well used and liked by the community and 
contains many “real” community stores such as the Domin-
ion, banks, a drug store, dentist office and beer and liquor 
stores. 
 
Planning Context
The Plaza lands are designated General Commercial with a 
pocket of Motor Vehicle Commercial at the south east cor-
ner. General Commercial refers to commercial development 
that is located on major roads.  The Mississauga Plan states 
“Development of General Commercial uses will be encour-
aged through in-filling to consolidate the potential of these 
areas and to restrict their linear extension into stable, non-
commercial areas.”
 
The C2-1 “Neighbourhood Commercial” Zoning permits 
retail, service, office, entertainment and recreation and 
university/college uses. 

Physical Context

The Plaza has several access points along Insley Road, 
North Service Road and Macintosh Crescent. The land-
scaped strip between the parking area and the adjacent 
roads is narrow and interrupted with many access points, 
which results in the edges of the development not being 
well defined. 

The Plaza is surrounded by low density, stable residential 
areas on the west, north and east sides. The south side 
is adjacent to North Service Road and the QEW, which 
makes for a visually confusing edge condition. 

The parking areas do not contain landscaping or pedestrian 
walkways. There is a pedestrian QEW overpass connection 
point at the south west corner of the site that is not linked to 
the site with a walkway system. 

Adjacent neighbourhoods are generally low-rise single family dwellings. 

3.7.7 Applewood Village Plaza

Applewood Village Plaza is surrounded by stable, low-rise residential areas on 
three sides. 

Applewood Village Plaza
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Applewood Village Plaza may be an appropriate location for low to medium-rise 
intensification with a focus on retaining the existing community related com-
mercial activities. 

Community Input:  
Applewood Village Plaza

“Applewood Village Plaza should be rede-
veloped as  a low to medium-rise area that 
includes residential and commercial uses.”
   

Designate site as a “Mixed-Use” area. 

Residential uses should be included to improve the 
vibrancy of the area during the evening hours.  

Surface parking and internal driveways should 
be attractively designed. Access points should be 
organized and located where safe intersections 
can be made. 

The edges of the development should provide a 
buffer for the existing stable residential areas. 

Retaining the mix of stores will be important. They 
are important and well used by the community.

•

•

•

•

•

Public Policy Recommendations

Applewood Village Plaza represents the largest poten-
tial intensification site north of the QEW within the 
Lakeview district. Its proximity to the QEW makes it a 
strategic location for intensification. 

Investigate the redevelopment of the site for other 
appropriate uses. If intensification is appropriate, 
a planning impact study should be prepared to 
evaluate what impact the increase of density will 
have on traffic, transit, infrastructure and community 
services. 

Develop an urban design concept plan and 
design guidelines for the area through an urban 
design study to investigate land use, density, built 
form, open space, and transit and transportation, 
opportunities.  Generally, new development should 
be sensitive to the nature of the stable residential 
areas to the west, north and east and should 
provide opportunities to maintain the same kinds 
of commercial activities that now exist.

Initiate a detailed study of this site to investigate 
infill potential considering matters such as land 
use, density, built form, and transit access.

The Applewood Village Plaza should be designed 
and developed as a “Complete Community”.

•

•

•

•

Other Considerations

The City of Mississauga is completing its 
Growth Management Strategy which outlines a 
strategic approach to growth management.  It 
builds upon Mississauga’s existing context and 
established urban form to ensure a sustainable 
living environment and identifies employment and 
population density targets.

The needs of the surrounding community should 
be integrated into new development. For example, 
retaining retail and service uses, affordable 
housing and the ability to “age-in-place”.

The Plaza is listed on the City’s Heritage Register. 
Any development proposal would be required to 
submit a satisfactory Heritage Impact Statement. 

The City’s on-going Green Development Strategy 
should inform development that occurs on this 
site.

•

•

•

•


