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INTRODUCTION
LEA Consulting Ltd. (LEA) has been retained by 1041 Lakeshore Road Developments Inc. to undertake a Parking
Justification Study for the proposed mixed-use development located at 1041 Lakeshore Road East (herein
referred to as the “subject site”) in the City of Mississauga. Currently, the subject site is vacant. The site
location is illustrated in Figure 1-1.
Figure 1-1: Subject Site Location

Source: Google Maps, February 2022

The development proposal consists of a 10-storey building containing 166 residential units, 676 m2 of retail
GFA, and 149 parking spaces provided in two levels of underground parking. The site statistics for the
proposed development are presented in Table 1-1. Figure 1-2 illustrates the proposed site plan.

Table 1-1: Proposed Residential Development
Use
1-Bedroom
2-Bedroom
3- Bedroom
Total Residential
Commercial

Unit Count/GFA
108 Units
45 Units
13 Units
166 Units
676 m2
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Figure 1-2: Proposed Site Plan

Source: RAW Design, March 2022

The proposed development seeks to provide new mixed-use, residential units in an area well-serviced by local
and regional transit, connected to the existing cycling network, and within proximity to a mixture of uses
including recreational, institutional, commercial, and retail.
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VEHICULAR PARKING REVIEW
This section will review and assess the appropriateness of the parking provisions for the proposed
development based on the applicable Zoning By-law requirements, surrounding transportation context, and
comparable developments. Additionally, further justification for the proposed parking supply reduction from
the By-law requirements will be provided based on a review of:
►Applicable planning policy;
►Proxy-site residential and visitor parking supply and utilization survey data;
►The nature of the proposed uses; and
►The Transportation Demand Management (TDM) strategies being considered.
The proposed parking provisions for the subject site is 149 spaces, including 124 residential parking spaces
and 25 visitor parking spaces. This represents an overall parking rate of 0.90 parking spaces per unit. It is
proposed that the visitor parking be shared with retail parking. The parking reduction sought for the proposed
development aims to capitalize on existing and planned transit service to support a transit-oriented
development (TOD) on the subject site.

VEHICLE PARKING REQUIREMENTS
2.1.1 City of Mississauga Zoning By-law 0225-2007
The subject site is governed by the City of Mississauga Zoning By-law 0225-2007 and falls within the C4 zone.
As such, Table 2-1 highlights the parking requirements for the residential and retail components of the subject
site.
Table 2-1: City of Mississauga Zoning By-law 0225-2007 Parking Requirements
Land Use
1-Bedroom
2-Bedroom
3-Bedroom

Size
108 units
45 units
13 units

Min. By-law Rate
1.25 spaces/unit
1.40 spaces/unit
1.75 spaces/unit

Total Residential Parking
Visitor
Retail

166 units
676 m2 GFA

0.2 sp/unit
4.0 spaces/100m2 GFA – Non-residential
Total

# of Spaces Req.
135 spaces
63 spaces
23 spaces
221 spaces
34 spaces
28 spaces
283 spaces

Proposed Supply
124 spaces
(0.75 spaces/unit)
25 spaces
(0.15 spaces/unit)
149 spaces

As shown in Table 2-1, a total of 283 parking spaces are required for the proposed development. The proposed
parking supply for the development is 149 spaces, representing a deficiency from the total required supply.

2.1.2 City of Mississauga Parking Regulations Study
It is noted that the City of Mississauga is currently reviewing off-street parking regulations citywide, as a key
action from the City’s approved Parking Master Plan and Implementing Strategy (PMPIS). The draft Zoning Bylaw amendment was completed in the fall of 2021, with implementation expected in early 2022.
The latest Parking Regulations Study draft was prepared on November 19th, 2021. Based on the proposed
parking precincts, the subject site is located in Precinct 3. Table 2-2 summarizes the recommended parking
spaces for the proposed development based on the November 2021 draft.
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Table 2-2: Recommended Precinct 3 Parking Rates (November 2021)
Land Use

Size

Apartment, Condominium

166 Units

Visitor
676 m²
GFA

Retail

Recommended
Parking Rates

Recommended
Parking Spaces

Proposed Supply

1.0 spaces/unit

166 spaces

124 spaces
(0.75 spaces/unit)

0.20 spaces/unit

33 spaces

Shared with Visitor

0 spaces

25 spaces
(0.15 spaces/unit)

198 spaces

149 spaces

Total

Based on the table above, 198 parking spaces are required under the recommended Precinct 3 parking rates.
When compared to the proposed parking supply of 149 spaces, this represents a deficiency of 49 parking
spaces.
The Regulations Study creates four parking precincts in Mississauga for policy areas with similar characteristics
for parking management. The criteria are based on transit access, availability of public parking, location within
an intensification area, land use and density mix, and active transportation characteristics. Based on the
planned transit infrastructure along Lakeshore Road, the proposed mix of high-density uses, and improved
walkability, cycling access, and bike shares available, it can be argued that the subject site should be assessed
based on Precinct 2 recommended parking rates, as summarized in Table 2-3.
Table 2-3: Recommended Precinct 2 Parking Rates (November 2021)
Land Use

Size

Apartment, Condominium

166 Units

Visitor
Retail

676 m²
GFA

Recommended
Parking Rates

Recommended
Parking Spaces

Proposed Supply

0.9 spaces/unit

149 spaces

124 spaces
(0.75 spaces/unit)

0.15 spaces/unit

25 spaces

Shared with Visitor

0 spaces

25 spaces
(0.15 spaces/unit)

174 spaces

149 spaces

Total

Based on the table above, 174 parking spaces are required under the recommended Precinct 2 parking rates.
The proposed visitor parking matches the recommended parking rates. The proposed residential parking
supply of 124 parking spaces is deficient by 25 spaces.
The justification of the proposed supply is detailed below.

LOCAL TRANSPORTATION CONTEXT
The subject site is located in an area well-serviced by surface bus and heavy rail transit service from the MiWay
and Metrolinx transit network. It is noted that the subject site is within the Dixie Lakeshore Major Transit
Station Area (MTSA) boundary and is directly adjacent to the Haig MTSA boundary as defined in the Peel
Region 2041 Official Plan.
The neighbourhood surrounding the subject site has access to nearby cycling infrastructure, including the
Waterfront Trail, and bicycle lanes along Dixie Road. Immediately surrounding the subject site, the existing
pedestrian network consists of sidewalks along major roads.
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EXISTING TRANSIT CONTEXT AND TRAVEL BEHAVIOUR
The subject site is accessible via transit, and based on data from the WalkScoreTM transit connectivity, has a
Transit Score of 42 – Some Transit. As discussed in Section 2.3 of the report, the subject site is serviced
primarily by MiWay, Mississauga’s local transit provider, with several routes accessible within walking
distance. The subject site is also within a 10-minute walk from the Long Branch GO Station along the Lakeshore
West GO Line.
The proximity of the subject site to local bus routes, regional transit connections, and Toronto transit routes
improves the viability of transit as a travel mode to and from the subject site, thereby reducing the need for
personal vehicle ownership for future residents of the subject site.
As discussed in Section 4.1, a review of 2016 Transportation Tomorrow Survey (TTS) modal split data for
home-based trips originating from the study area was completed to understand the existing travel behaviour.
Table 2-44 summarizes the travel behaviour below.
Table 2-4: Existing Modal Split for the Subject Site
Mode
Auto Driver
Auto Passenger
Transit
Walking & Cycling
Other
Total

AM Peak Period
71%
12%
11%
5%
1%
100%

PM Peak Period
78%
8%
10%
3%
1%
100%

Single-occupant vehicle (SOV) vehicle trips current account for 59% trips during the AM peak period and 70%
trips during the PM peak period. While automobile trips account for the largest proportion of the overall
modal split, trips undertaken by transit, active transportation, and as auto passengers account for 41% of all
trips in the AM peak period and 30% of all trips in the PM peak period.
It is noted that that while TTS data is typically collected every 5 years, the latest TTS data available is from
2016 due to the ongoing COVID-19 pandemic. While the 2016 TTS data provides a baseline of travel behaviour,
general trends for modal split behaviour indicate SOV trips are declining, while non-SOV travel is increasing.
As such, the modal split data summarized is considered conservative.
The relatively high usage of alternative transportation modes demonstrates the subject site’s ability to
facilitate and encourage travel by alternative transportation modes and potentially shift future residents’ and
visitors’ travel behaviour towards non-SOV travel.
Vehicle ownership data was extracted from the 2016 TTS for the surrounding area, including the Traffic
Analysis Zones (TAZs) 3642, 3643, 3875, and 3876. The TTS data was used to identify the automobile
ownership in the area, with results summarized in Table 2-5. Detailed TTS calculations are provided in
Appendix B.
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Table 2-5: Vehicle Ownership in Apartment Households
No. of Vehicles in Household
0
1
2
3
4
Total

Vehicle Ownership
13%
62%
23%
1%
0%
100%

In 2016, 13% of apartment households in the neighbourhood did not own a car. The proposed residential
parking rate of 0.73 spaces/unit equates to 23 units (approximately 27%) without a parking space. While this
is slightly higher than the current trends in vehicle ownership in the neighbourhood, it should be noted that
the latest TTS data is from 2016. Since then, it is expected that the vehicle ownership will continue in its
downward trajectory as Mississauga invests in more transit infrastructure.
The parking rate proposed for the development is considered appropriate given the intensification in transit
in the neighbourhood, as well as the rising trend of households not owning a vehicle. The 2016 TTS data
demonstrates that the neighbourhood is conducive to a car-free lifestyle, as there are existing residents in the
neighbourhood that do not own a vehicle. This means they are able to rely on the transit network and active
transportation facilities in the network. Given that some units in the proposed development will not have a
parking space, a self-selection process is expected where residents who choose to live a car-free lifestyle will
be attracted to the proposed development.
In addition to the area’s shift away from auto trips, TTS data also shows that a significant percentage of
households within the area own a transit pass. When assessing 2011 to 2016, an increasing number of people
with transit passes was observed. Table 2-6 summarizes the transit pass ownership for people living in the
surrounding neighbourhood.
Table 2-6: Transit Pass Ownership
Transit Pass Possession
Yes
No
Total

2011
10%
90%
100%

2016
21%
79%
100%

The increasing transit pass ownership is an indication of how conducive this neighbourhood is in allowing
individuals to make trips without a vehicle. It should be noted that the transit pass ownership increased
between 2011 to 2016 without significant investments in transit infrastructure in the neighbourhood. The
results demonstrate that the number of regular transit riders is expected to further increase in this area as
transit infrastructure improvements continue.

PLANNED TRANSIT NETWORK
The subject site is located within convenient access of existing and future transit service planned that will
facilitate connections to and from key destinations in Mississauga as well as adjacent municipalities such as
Toronto.
As discussed in Section 2.2, the subject site is supported by a good transit network and is within walking
distance to bus routes provided by the MiWay transit networks. The route is also within a 6-minute walk bus
ride from the Long Branch GO Station, providing connections to the regional GO Transit network.
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The City of Mississauga Council endorsed the Lakeshore Connecting Communities Transportation Master Plan
in 2019, which outlines the long-term vision for transit and corridor improvements along Lakeshore Road from
2020 to 2041 to support waterfront development. The implementation of the Master Plan is outlined in three
phases:
► Phase 1: Transit Service Improvements (2019 to 2025) – increase the local bus service by doubling
the peak frequency of the local bus, upgrading the bus size to 60 ft to increase capacity, and introduce
express bus service in addition to the local bus service.
► Phase 2: Multi-Modal Road Work and Further Transit Improvements (2025 to 2041) - constructing
exclusive median transit lanes, transit signal priority at intersections along the route, and corridor
improvements.
► Phase 3: Protection for Extension of TTC Streetcar (Beyond 2041) - converting the express bus-based
transit service to an extension of the TTC streetcar service. This would allow for seamless transit
travel between Mississauga and Toronto and eliminate a forced transfer at the border of the two
cities.
Building on the 2019 TMP, the Lakeshore Transportation Studies include three infrastructure projects to
improve the active transportation and transit along the Lakeshore corridor. The three infrastructure projects
and their study areas are highlighted in Figure 2-1 below.
Figure 2-1: Lakeshore Transportation Studies Study Area

Source: City of Mississauga, September 2021

► The Lakeshore Bus Rapid Transit (BRT): The City is currently developing the preliminary design and
completing the Transit Project Assessment Process (TPAP) for the BRT Route. The route is planned to
run for two kilometres along Lakeshore Road from the Etobicoke Creek to East Avenue.
► The Lakeshore Complete Street Study: The City is developing the preliminary design and completing
the Schedule C Class Environmental Assessment for Lakeshore Road and Royal Windsor Drive. The
Study looks to improve the Lakeshore corridor from East Avenue to the Oakville border by
implementing a ‘Complete Street’ approach.
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► New Credit River Active Transportation Bridge Study: The City is developing the preliminary design
and completing the Schedule B Class Environmental Assessment for a new active transportation
bridge over the Credit River, north of Lakeshore Road. The bridge will provide access for pedestrians
and cyclists across the river.
The subject site is located within a 10-minute connecting bus ride from the Port Credit GO station, which is
also the location of the planned Hurontario LRT. The Hurontario LRT is currently under construction between
Port Credit and the City of Brampton. The LRT is expected to be completed in the fall of 2024, with 19 stops
through two urban growth centres, connecting GO Transit Milton and Lakeshore West lines, the Mississauga
Transitway, Brampton Transit, ZUM, and MiWay.
These improvements in transit and active transportation along the Lakeshore corridor will improve the
connectivity for residents and visitors of the proposed development, and further encourage a shift in mode
choice towards non-SOV trips.

TRENDS IN PARKING POLICY WITHIN THE GREATER TORONTO AREA
Trends in peoples’ travel behaviour and the relationship between this behaviour and the built form are
becoming increasingly recognized, particularly for municipalities across the Greater Toronto Area (GTA). In
response to evolving trends in development, transit infrastructure investment, housing affordability,
sustainability and climate change, and vehicle ownership, a number of municipalities have been considering
or implementing measures to reduce or eliminate minimum parking requirements all together. The following
municipalities have either implemented or are in the process of implementing significant parking requirement
reforms within designated areas or citywide to support new development in line with broader planning goals.

City of Brampton
The City of Brampton passed an update to their Zoning By-law, titled By-law 45-2021, in March 2021 to
eliminate minimum parking requirements for specific uses in the Downtown, Central Area, and HurontarioMain Corridor while maintaining visitor parking requirements for multi-unit dwellings.
The motion to do so followed a previous Zoning By-law update to significantly reduce residential requirements
in those areas to 0.50 spaces per unit in December 2020. At the passing of this zoning by-law update in
December 2020, a Supplementary Report recommending City Staff to review elimination of minimum parking
requirements for specific uses in the Downtown, Central Area, and Hurontario-Main Corridor was also
adopted, recognizing that elimination of parking requirements is occurring more frequently in North America
and can support transit-oriented development while addressing broader planning objectives towards housing
affordability and sustainability.
It is noted that the City of Brampton does not currently have a rapid transit system in place. The recent
changes to parking requirements would instead apply to areas located near the City’s GO Transit Stations and
potential future rapid transit corridors, such as Hurontario and Queen Street. The City of Brampton provides
a progressive example of eliminating parking requirements for multi-unit dwellings in core areas supported
by an intensifying urban form and existing and future transit improvements.

City of Toronto
The City of Toronto recently completed a review of vehicle and bicycle parking requirements for new
development, as directed by the Report for Action dated January 5, 2021, and adopted in the January 19, 2021
Planning and Housing Committee Meeting. This direction to City Staff was partly in response to a shift in
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parking demand due to societal and other external changes, as trends indicating a decrease in vehicle
ownership and increase in alternative travel modes and transit infrastructure development are being
observed.
Further, minimum parking requirements can limit the ability to create different housing types and reduce or
avoid entirely the cost of having to provide parking on-site. The main objectives of the City’s review of their
parking rates was to address greenhouse gas emissions, housing affordability, and increased demand for
mobility. The recommended zoning by-law amendments from this review was presented to the City’s Planning
and Housing Committee on November 25, 2021, and approved by Council. The changes include an elimination
of minimum parking requirements for all uses, while maintaining a reduced visitor parking requirement for
apartment, mixed-use, and multi-dwelling-unit developments. Maximum parking rates are also
recommended based on the location of development.
While it is understood that Toronto has an established transit network including a subway and streetcar
system, these changes are being recommended city-wide and would include areas of the City with a varying
degree of transit access, walkability, and proximity to active transportation facilities.

City of Vaughan
The City of Vaughan is currently undergoing a comprehensive Zoning By-Law Review, which will introduce
updated minimum parking requirements for new development throughout the City. It is understood that the
final draft of the Comprehensive Zoning By-law, By-law No. 001-2021, was presented to the Committee of the
Whole on October 13, 2021, and provides the latest direction regarding zoning city-wide, including regarding
parking requirements.
For the Vaughan Metropolitan Centre (VMC), significant reductions to parking requirements are being
recommended to support development of the VMC in a manner that is supportive of transit and alternative
transportation modes to the single-occupant vehicle. The minimum parking requirements being
recommended include a residential parking rate of 0.40 spaces per unit and a visitor parking rate of 0.15
spaces per unit.

PARKING UTILIZATION SURVEYS
To justify the proposed parking reduction, a parking utilization survey was conducted. Prior to undertaking
the survey, LEA submitted a Terms of Reference to the City documenting the parking survey details.
It is noted that LEA is currently conducting a Parking Study for the site located at 1407 Lakeshore Road East.
Parking surveys conducted as part of the work for 1407 Lakeshore Road East were reviewed to be compared
to the proposed parking at 1041 Lakeshore Road East.
Figure 2-2 illustrates the survey locations.
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Figure 2-2: Parking Utilization Survey Location

The locations surveyed include:
► 1485 Lakeshore Road East, Mississauga;
► 1515 Lakeshore Road East, Mississauga; and
► 1535 Lakeshore Road East, Mississauga.

2.6.1 Residential Parking
Parking utilization surveys conducted at the proxy sites in the vicinity of the subject site provided information
regarding appropriate residential parking rates. Based on discussions with the city, the survey was planned
for two consecutive Mondays and Tuesdays from February 21st, 2022, to March 1st, 2022, from 10:00 pm to
6:00 am for each survey date with counts collected at 30-minute intervals. However, after counts were
collected on February 21st, 2022, the survey results were significantly higher than the proposed rate for the
development at 1407 Lakeshore Road and at 1041 Lakeshore Road East. As such, the remaining days of the
survey were cancelled.
The survey results for residential parking are summarized in Table 2-7.
Table 2-7: Observed Residential Parking Rates on Monday, February 21 st , 2022
Proxy Sites
1485 Lakeshore Rd E
1515 Lakeshore Rd E
1535 Lakeshore Rd E

Parking
Supply
387
351
304

Parking Supply
Peak
Rate
Demand
1.85 spaces/unit
286
1.79 spaces/unit
272
1.60 spaces/unit
208
th
95 Percentile Observed Demand

Observed Parking
Rate
1.37 spaces/unit
1.39 spaces/unit
1.09 spaces/unit
1.39 spaces/unit

Utilization

Surplus

74%
77%
68%
-

101
79
96
-

The observed residential parking rate at the proxy sites ranged from 1.09 to 1.39 spaces/unit, with a 95th
percentile observed demand of 1.39 spaces/unit. Although this rate is significantly higher than the parking
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rate proposed for the development at 1041 Lakeshore Road East, it is noted that these proxy sites were
utilized to a maximum of 77%, resulting in a substantial surplus of 79 parking spaces under peak conditions.
In the 2021 Canadian Construction Cost Guide from Altus Group, the estimated cost for constructing a single
underground parking space in the Greater Toronto Area is between $48,000 to $160,000. Based on the proxy
sites surveyed, this would equate to between $3.8 to $16.1 million in construction costs for surplus parking
spaces alone. Given Mississauga’s priorities towards housing affordability for all households and goals to
increase the supply of new housing for middle income households, providing a reduced supply of parking will
allow for reduced construction costs while satisfying parking demand for the proposed development.
Overall, it was anticipated that the residential parking rates observed would be significantly higher than the
proposed parking rate for the subject site, as the proxy sites have provided parking at rates between 1.60 to
1.85 spaces per unit. This makes owning a parking space more attractive since automobile use is the most
convenient mode of transportation. Conversely, when less parking is provided, there is a stronger incentive
for residents to use alternative modes of transportation.
This is further proven in an issue of Transport Policy that demonstrates how guaranteed parking influences
commuting behaviour in three outer New York City boroughs: Brooklyn, Queens, and the Bronx. The results
by Weinberger (2012) indicate that there is a clear relationship between guaranteed parking at home and a
greater inclination to use the automobile for work trips even between origins and destinations that are
reasonably well to very well served by transit. Moreover, when parking is guaranteed at home, the search
cost and additional effort to secure a parking space is eliminated, and therefore, the guaranteed spot makes
use of the automobile a much more attractive option1.
Furthermore, the provision of unbundled parking provides unit holders with the opportunity to consider a
more affordable non-auto ownership lifestyle. As discussed in Section 2.5, there is a rising trends of
households that do not own a vehicle. It is already demonstrated that the neighbourhood is conducive to
living a car-free lifestyle, and future residents of the neighbourhood can make daily trips without the use of a
vehicle. With the proposed residential parking rate of 0.75 spaces/unit, 25% of units in the proposed
development will not have a parking space, and a self-selection process where residents who choose to live a
car-free lifestyle will be attracted to the proposed development. This is supported by the TDM measure of
providing unbundled parking, where parking spaces are not included with the purchase of a unit.

2.6.2 Visitor Parking
Parking utilization surveys were conducted to provide information regarding appropriate visitor parking rates.
The visitor parking survey was conducted on Friday February 25th and March 4th, 2022, from 6:00 pm to 11:00
pm and Saturday February 26th and March 5th, 2022, from 12:00 pm to 11:00 pm to capture peak demand,
with counts collected at 30-minute intervals. The survey results for visitor parking are summarized in Table
2-8. Parking demand survey data is provided in Appendix C.

1

Weinberger, R. (2012). Death by a thousand curb-cuts: Evidence on the effect of minimum parking requirements on
the choice to drive. Transport Policy, 20, 93-102. doi:10.1016/j.tranpol.2011.08.002
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Table 2-8: Observed Visitor Parking Rates
Proxy Sites
Friday,
February
25th, 2022
Saturday,
February
26th, 2022
Friday,
March 4th,
2022
Saturday,
March 5th,
2022

1485 Lakeshore Rd E
Observed
Peak
Parking Rate
Demand
(spaces/unit)

1515 Lakeshore Rd E
Observed
Peak
Parking Rate
Demand
(spaces/unit)

1535 Lakeshore Rd E
Observed
Peak
Parking Rate
Demand
(spaces/unit)

95th
Percentile
Observed
Parking Rate

10

0.05

28

0.14

27

0.14

0.14

21

0.10

27

0.14

35

0.18

0.18

14

0.07

27

0.14

27

0.14

0.14

16

0.08

29

0.15

36

0.19

0.18

The 95th percentile observed visitor parking rates range from 0.14 to 0.18 spaces per unit. It is noted that while
this demand slightly exceeds the proposed visitor parking rate of 0.15 spaces per unit, there is a large supply
of visitor parking at the proxy sites. Table 2-9 highlights the supply and demand of the proxy sites in
comparison to the proposed development.
Table 2-9: Proxy Site Supply of Visitor Parking
Proxy Sites
1485 Lakeshore Rd E
1515 Lakeshore Rd E
1535 Lakeshore Rd E

Number of Units
209 units
196 units
190 units
Proposed Development
166 units

1041 Lakeshore Rd E

Visitor Parking Supply
58 spaces – 0.28 spaces/unit
42 spaces – 0.21 spaces/unit
71 spaces – 0.37 spaces/unit
25 spaces – 0.15 spaces/unit

The proxy sites currently provide a large supply of visitor parking, allowing convenience for visitors to the sites
travelling by car. However, reducing the visitor parking supply at the proposed development aims to change
the mode choice of visitors to the subject site via providing a limited visitor parking supply, reducing the
convenience for visitors when driving to the site. Providing 0.15 spaces per unit still provides for some visitor
parking but encourages visitors to use alternative modes of transportation available in the surrounding
neighbourhood, via transit, walking, or cycling.

PLANNING CONTEXT
The following planning policies and documents were reviewed to establish an understanding of the current
planning and transportation context and objectives applicable to the subject site:
► Provincial Policy Statement, 2020
► A Place to Growth: Growth Plan for the Greater Golden Horseshoe, 2020
o

Section 2: Where and How to Grow

o

Section 3: Infrastructure to Support Growth

► City of Mississauga Official Plan
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► Metrolinx 2041 Regional Transportation Plan
► Lakeview Local Area Plan
► Lakeview Village Development Master Plan
Based on a review of the above-noted planning policies, it is noted that the proposed development is subject
to several planning goals that seek to support intensification along major corridors and within the GTA, and
support transit infrastructure investment and ridership while avoiding an oversupply of parking. Key planning
policies and goals applicable to the subject site are summarized below.

The Provincial Policy Statement
The Provincial Policy Statement (PPS) outlines the Ontario government’s policies on land use planning and
provides direction in ensuring the development of healthy and resilient communities within a thriving
economy. A key focus of the statement is to manage development to support population growth while
minimizing impacts to the natural environment. For transportation systems, which are defined to include
parking, key directives include providing efficient systems to address project needs, efficiently using existing
and planned infrastructure through TDM strategies, minimizing the length and number of vehicle trips, and
supporting the use of transit and active transportation modes.
Under Section 3 of the Planning Act, all decisions affecting land use planning matters “shall be consistent with”
the PPS. One of the key matters pertaining to PPS policies includes the promotion of transportation decisions
that increase active transportation and transit usage. As stated under Section 1.8.1 b. of the PPS, planning
authorities shall support land use and development patterns which: “promote the use of active
transportation and transit in and between residential, employment (including commercial and industrial)
and institutional uses and other areas;”.
Through proposing a reduced parking supply, the proposed development is in support of the changing
paradigm, which shifts away from the provision of excess parking. The subject site is located in close proximity
to existing transit serving the City of Mississauga, and provides connections to adjacent municipalities,
including the City of Toronto, as well as planned high-order transit investments. Therefore, the decision to
provide less parking aids in promoting mobility options that are not automobile-dependent, such as active
transportation and transit.

The Growth Plan for the Greater Golden Horseshoe (2020)
The Growth Plan for the Greater Golden Horseshoe provides a framework for municipalities to better manage
growth in the region to support a high quality of life, environmental protection, as well as economic
prosperity. The support of municipalities in land use choices is vital to achieving the long-term framework
outlined by the Growth Plan. Some of the key objectives outlined in the Growth Plan include:
► Reduce sprawl;
► Build complete communities to better connect transit with where residents live, work, and play;
and
► Minimize the negative impacts of climate change.
Under the Growth Plan, upper-tier municipalities, in consultation with local municipalities, are required to
delineate boundaries and set minimum density targets for Major Transit Station Areas (MTSAs) located on
Provincial Priority Transit Corridors. Section 2: Where and How to Grow provides direction to guide growth to
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MTSAs and strategic growth areas to optimize transit investments in these areas and support vibrant, transitoriented communities.
The subject site is located with the Dixie Lakeshore MTSA, as drafted by the Region of Peel in 2021. In addition,
the subject site is located in close proximity to the Haig MTSA. MTSAs are defined in the Provincial Growth
Plan as areas within an approximate 500-800 metre radius of a higher order transit station, representing a 10minute walk. Figure 2-3 illustrates the Dixie Lakeshore and Haig MTSA boundaries.
The subject site will be located within the Dixie Lakeshore MTSA boundary. By supplying a reduced number of
parking spaces available for future residents of the subject site, the proposed development supports an
increasing trend towards a reduction in car ownership. By planning for development that leverages the
surrounding transit network and active transportation options, the proposed development discourages
sprawl and limits the need for travelling long distances for daily needs. This change would also lower the
negative environmental impacts caused by car usage. The proposed parking for this development aligns with
the transportation-related issues and goals outlined in the Growth Plan.
Figure 2-3: Draft MTSA Boundaries

Source: City of Mississauga. Accessed March 2022
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Amendment 1 (2020) to the Growth Plan extends the horizon year to 2051, to ensure that municipalities have
sufficient land to support the fostering of complete communities, economic development, job creation, and
housing affordability. The new horizon is consistent with the long-range planning and approach of previous
growth plans and better aligns with the land supply requirements of the Provincial Policy Statement (2020).

City of Mississauga Official Plan
The City’s Official Plan creates a framework for how the municipality will grow to the year 2031. The City of
Mississauga Official Plan aims to direct growth in a sustainable manner that protects and enhances its natural
and cultural heritage resources, as well as the urban form. The Official Plan’s approach to land use planning
focuses on strategic management of growth and integration of land use, transportation, and design.
The City plans to direct growth within locations supported by existing and planned higher-order transit
through high density and pedestrian-oriented development. In particular, one of the Plan’s seven (7) guiding
principles includes “Create a Multi-Modal City”, which speaks to prioritizing transit and implementing an
efficient active transportation network for cyclists and pedestrians. Section 8.4 of the OP addresses parking
specifically and recognizes it as a tool to help influence travel behaviour and choice of transportation modes.
Specifically, Policy 8.4.3 states that “Consideration will be given to reducing off-street parking requirements
for developments to reflect levels of vehicle ownership and usage, and as a means of encouraging the
greater use of transit, cycling, and walking…”.
The reduced parking supply sought for the proposed development is supportive of the City’s Official Plan as it
leverages its proximity to existing Long Branch GO Train Station, the soon to be completed Hurontario LRT,
and planned Lakeshore BRT. The proposed development will encourage future residents to utilize alternative
transportation modes as opposed to vehicular travel.

Metrolinx 2041 Regional Transportation Plan
In 2008, Metrolinx released The Big Move, which outlines 10 Metrolinx strategies to improve transit within
the Greater Toronto and Hamilton Area, including improved road efficiency, enhanced active transportation,
a comprehensive rapid transit network, and communities that are supportive of pedestrians, cyclists, and
transit operations.
The 2041 Regional Transportation Plan recognizes additional goals for Metrolinx as it implements
transportation projects with regards to land use integration. A key point that was identified to delivery on the
key objectives of the Plan is the need for coordinated parking management plans, as the push towards lower
car dependency continues. The report notes that “free or inexpensive parking encourages driving, even when
quality travel alternatives exist. Excessive parking is often mandated by zoning by-laws, making development
more expensive than necessary… through secondary plan, zoning by-laws, and development applications, the
land use planning process can help minimize parking demands by ensuring that residential and commercial
sites support walking, cycling, car-sharing, and transit use” (pg. 95). Priority Action 4.8 of the Plan
recommends lowering parking by-law requirements, increasing bicycle parking and carpool initiatives, as
well as implementing dynamic street parking to improve integration between transportation and land use
planning decisions to achieve transit-supportive densities.

Lakeview Local Area Plan
As part of the City of Mississauga Official Plan, The Lakeview Local Area Plan (LAP) provides policies for the
lands located in southeast Mississauga, as shown in Figure 2-4.
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Figure 2-4: Lakeview Boundaries

Source: City of Mississauga, 2021

The subject site is located at the edge of the south residential neighbourhood precinct along the Lakeshore
Road corridor. The corridor is planned to accommodate multi-modal transportation facilities, and a mix of
commercial, office, residential, and cultural uses. As in Section 9.0 Multi-Modal City, “Planning for transit and
active transportation along Lakeshore Road will become a priority to ensure efficient movement for multimodal travel”.
The LAP also encourages reduced parking requirements and maximum parking standards within the Lakeshore
Corridor to further facilitate a shift in modal split to transit and active transportation as the primary travel
modes.

Lakeview Village Development Master Plan
The Lakeview Village Development Master Plan, endorsed by City Council in November 2019, details the vision
for a redeveloped community on the 177-acre property formerly occupied by the Lakeview Power Generating
Station located at 1082 Lakeshore Road East, approximately 1 kilometre from the subject site. As specified in
the MOP 13.3.7, “The Lakeview Waterfront community is designed to encourage multi-modal transportation
with emphasis on transit and active transportation”.
The parking strategy for the development is based on the 2014 City of Mississauga Parking Strategy – Phase
II Port Credit & Lakeview report, which aims to encourage efficient use of parking resources and support
Transportation Demand Management (TDM) by influencing commuter mode choice. Reduced residential
parking provisions were proposed to match those used in the City Centre area at 1.0 spaces/unit for residents
and 0.15 spaces/unit for residential visitors. It should be noted that these rates were prior to the Parking
Regulations Study conducted by the City. The current proposed rates for the City Centre area (Precinct 1) are
0.80 spaces/unit for residents and 0.15 spaces/unit for residential visitors.
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BICYCLE PAKING REVIEW
The City of Mississauga Zoning By-law 0225-2007 does not require mandate bicycle parking requirements.
However, bicycle parking requirements have been recommended as part of the Bicycle Parking Zoning By-law
Directions – Final Draft report prepared by HDR (April 19th, 2021) and have been included in the Bicycle Parking
Zoning By-law Direction Report as part of the ongoing Off-Street Parking Regulations Update (May 31, 2021).
These rates are considered to be more reasonable and are shown in Table 3-1. The corresponding proposed
requirements utilizing these rates along with the proposed bicycle parking supply are shown in Table 3-2.
Table 3-1: Bicycle Parking Zoning By-law Directions – Final Draft
Use
Residential
Retail

Bicycle Parking Space Requirements
Short-term Rate (spaces/unit or 100 m²) Long-term Rate (spaces/unit or 100 m²)
0.05
0.60
0.20
0.10

Table 3-2: Bicycle Parking Recommended Requirements
Use

Units/GFA

Residential (short-term)

166 units

Residential (long-term)
Retail (short-term)
676 m²
Retail (long-term)

Recommended Bicycle Parking Requirements
Bicycle Parking Rate
Required Bicycle Parking
0.05 spaces/unit
9
(6 minimum spaces)
0.60 spaces/unit
100
none, GFA < 1000 m²
0
GFA(1)
none, GFA < 1000 m²
0
GFA(1)
Total
109

Proposed Bicycle
Parking Supply
20
129
0
0
149

(1) Noted in HDR Report "It is recommended that bicycle parking requirements be waived for residential uses with less
than 20 units and non-residential land uses with less than 1,000 m2 of GFA"

In total, 149 bicycle parking spaces are proposed for the subject site, satisfying the by-law requirements.
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TRANSPORTATION DEMAND MANAGEMENT (TDM)
Transportation Demand Management (TDM) is a set of strategies which strive towards a more efficient
transportation network by influencing travel behaviour. Effective TDM measures can reduce vehicle usage
and encourage people to engage in more sustainable methods of travel. In an effort to reduce singleoccupancy auto-vehicle trips generated by the subject site, a variety of multimodal infrastructure strategies
and TDM measures have been proposed below. The TDM plan and recommendations provided below should
enhance non-single occupant vehicle (non-SOV) trips for future residents of the proposed mixed-use
development.
The existing transit infrastructure and planned investments in transit infrastructure in the surrounding
neighbourhood will provide significant transit options, further supporting a shift towards transit and active
transportation. Areas such as the subject site are well-positioned to take advantage of transit infrastructure
improvements and investments. To support these investments in transit infrastructure and intensification of
the surrounding areas, a Transit-Oriented Development (TOD) approach is proposed to be adopted at the
subject site.
TOD refers to compact, mixed-use development in close proximity to transit stations and surrounded by
effective pedestrian environments. The goal of TODs is to encourage transit use, walking, and cycling, while
reducing automobile dependency. In other words, TODs focus on the movement of people instead of vehicles.
TODs integrate land use, density, and transportation planning principles to ensure high ridership for new
transit services. Careful planning is undertaken to develop ‘complete communities’ and ‘complete streets’,
along with comprehensive Transportation Demand Management (TDM) strategies that aim to encourage
transit use. Further, high ridership provides the required fiscal resources to operate and maintain these transit
services responsibly.
The following section identifies the principles adopted by the proposed development to ensure the successful
implementation of a TOD approach for the subject site. The following TDM measures will be introduced to
encourage a shift to more sustainable modes of transportation and reduce the need for personal vehicle
ownership.

PARKING DEMAND MANAGEMENT
The following measures are aimed at managing parking demand on-site to reduce the need for automobile
travel and encourage zero-car households. Residential parking demand management at the subject site
include measures to control both the supply and price of parking.

4.1.1 Limiting Residential Parking Supply
A reduction in residential parking supply is recommended for the proposed development. Reducing the
available parking supply for residents will enable the creation of zero-car households on-site and will influence
residents’ travel behaviour from the onset of development.
A purchased parking space, either separately or as part of the purchase of a residence, represents a fixed cost
for future residents. Consequently, the more the space gets used, the more value the owner will perceive in
their purchase. If the owner does not already own a car prior to their purchases, the perception that the
parking space should be used can lead to two separate outcomes: (1) The owner will purchase a vehicle to
occupy the spot, or (2) the owner will lease out the spot for somebody else to use.
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By providing a limited residential parking supply, residents will be encouraged to take advantage of existing
transit available at the time of their occupancy and future planned transit.
The recommended minimum residential parking rate represents an approximate 25% reduction in parking
from the recommended parking requirements in the City of Mississauga Parking Regulations Study.

4.1.2 Unbundled Parking
The proposed development is considering providing unbundled parking, meaning that for each unit, parking
spaces will be available for purchase separately from the unit. It is anticipated that parking spaces will be
offered at a price point determined based on market conditions. This will facilitate residents to shift to other
travel alternatives to reduce auto-dependency.

CYCLING-BASED STRATEGIES
The following measures focus on providing bicycle access and parking for future residents and visitors of the
subject site and seek to reduce barriers to cycling. The initiatives provide residents and visitors with bicyclerelated facilities and improves the viability of cycling as a convenient travel mode.

4.2.1 Provision of Bicycle Parking Supply
Both long-term bicycle parking and short-term bicycle parking is proposed for the subject site, at an overall
supply in excess of the recommended requirements and the by-law requirements. This will provide significant
bicycle parking and supplement the proposed vehicle parking supply. Access to long-term bicycle parking will
be provided in secure bike lockers and will be supplemented by short-term bicycle parking spaces provided
at-grade to accommodate visitors travelling by bicycle, as well as shorter and occasional bicycle trips to and
from the development.

4.2.2 Proximity to future Bike Share Stations
It is noted that at present, the City of Mississauga does not have a municipally operated bike share system.
However, as per the City of Mississauga Cycling Master Plan (2018), the City is examining the feasibility of a
bike share system in Mississauga. This direction is supported by regional and provincial plans such as the Let’s
Move Peel: Long Range Transportation Plan and the Ontario Growth Plan for the Greater Golden Horseshoe.
The implementation of a bike share program for Mississauga will increase the multimodal transportation
options for the neighbourhood, and further encourage a shift to non-auto trips.

4.2.3 Provision of Bicycle Repair Facilities
Providing basic equipment for keeping bicycles in good working condition can encourage residents to use the
cycling networks in the vicinity of the subject site. Bicycle repair facilities include hand tools, tire gauges, and
tire pumps.

PEDESTRIAN & TRANSIT BASED STRATEGIES
The pedestrian and transit TDM elements of the proposed development focus on encouraging walking and
transit as alternatives to driving. The subject site provides a high level of pedestrian and transit connectivity,
providing users with more convenient transit access for a wide range of trip types.
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4.3.1 On-Site Pedestrian Infrastructure
The proposed development will provide on-site pedestrian infrastructure to provide a pleasant and safe
pedestrian experience through enhanced landscaping. To further improve the pedestrian realm and consider
persons with mobility difficulties, the passageways should be well lit with enhanced landscaping and minimal
barriers.

4.3.2 Interactive Transit Route Planning
The ability for residents and visitors to plan their transit route to or from home allows for efficient use of
transit. With residents able to wait inside until they know transit arrival times, transit becomes more attractive
in the winter months and when there is poor weather.
Services such as internet connection in the residential lobbies and/or an interactive transit arrival information
board could be provided to support residents and visitors in efficient transit route planning.

4.3.3 Lakeview Village Shuttle
As discussed in the Transportation Demand Management and Parking Strategy Report for the Lakeview Village
Draft Plan of Subdivision, City of Mississauga prepared by The Municipal Infrastructure Group Ltd. (TMIG) in
March 2019, a shuttle service loop operating between the Lakeview Village and Port Credit and Long Branch
GO Stations is proposed. This shuttle service will provide access to residents of the Lakeview Village
development, as well as employees and visitors, with a convenient transit option for the nearby amenities
offered at Lakeview Village, reducing the need for automobile ownership.

4.3.4 Provision of Pre-loaded Presto Cards to New Residents
PRESTO is a contactless smart card used on participating public transit systems within the Greater Toronto
and Hamilton Area (GTHA) and Ottawa. To further incentivize unit purchasers to make more transit-based
trips, it is recommended that pre-loaded PRESTO cards of $20 in value be provided with the sale/rental of
each unit. This will provide residents with the opportunity to sample transit services in the neighbourhood
and an opportunity for them to experience the benefits of transit.

4.3.5 Connections to Existing and Planned Transit Network
As mentioned in Section 2.2, the subject site is located in an area with good transit, surrounded by transit
services offered by MiWay and GO Transit. The subject site is within the Dixie Lakeshore MTSA boundary and
adjacent to the Haig MTSA boundary, and plans are underway for significant investments for transit
infrastructure, including a BRT route along Lakeshore Road. The existing and planned transit network provides
opportunities for residents and visitors to use non-auto modes of travel.

4.3.6 Walking Distance to Nearby Amenities
Active transportation trips connecting to nearby blocks are expected to travel via Lakeshore Road. The main
attractions for walking or cycling only trips in the neighbourhood include:
► Services available along Lakeshore Road East, such as restaurants and convenience retail stores;
► The Sunflower Garden;
► The Long Branch GO Station;
► Future Lakeshore BRT;
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► Lakeview Park; and
► The planned Lakeview Village development, with a variety of retail, office, and cultural amenities.
These amenities and an appropriately connected pedestrian network will encourage residents and visitors of
the subject site to walk or bike in close proximity to the subject site, and further reduce auto-dependency.

TDM MARKETING
Marketing is an important tool to promote the available options and specific programs to potential users. In
order to ensure the success of TDM measures at the subject site, it is recommended that the following
promotional strategies be employed to promote the use of non-auto modes of travel:
► Include bike route, (Mississauga bike share), and car-share information in tenant welcome
packages; and
► Consider distributing or providing transit information within building lobbies and/or concierge
booths.

TDM MONITORING
It is recommended that ongoing monitoring and evaluation be undertaken to collect data and information
regarding TDM performance measures. The key goal of performance measuring is to provide useful
information on identifying successful program activities, improvements to existing programming, as well as
the potential development of future programs. The owners should perform periodic evaluations to assess how
well the TDM Programs are achieving the goal of reducing the number of single-occupant vehicle trips
generated by the subject site. A baseline survey and annual monitoring for five (5) years onward is
recommended to ensure effective monitoring.
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CONCLUSIONS
► The development proposal consists of a 10-storey building containing 166 residential units, 676 m2
of retail GFA, and 149 parking spaces provided in two levels of underground parking.
► The proposed parking supply corresponds to a residential and visitor/retail rate of 0.75 and 0.15
spaces per unit, respectively, which equates to an effective residential parking rate of 0.90 spaces
per unit.
► The proposed parking supply is deficient relative to the By-law requirements, and a supporting
justification has been provided based on the surrounding transportation context, special provisions,
development precedents, proxy data, and planning policy review.
► The proposed supply rates are in line with parking reductions being pursued through new
development applications within the area and areas with similar planned transportation context.
Additionally, the proposed parking reductions are in-line with recent parking requirement reductions
and eliminations that have been or are in the process of being implemented in nearby municipalities
in the GTA, as well as surveyed demand at comparable developments. Based on this review, the
proposed parking supply is considered to be a sufficient supply, supported by on-site bicycle parking
and nearby local and regional transit and bicycling infrastructure.
► The development proposal consists of robust transportation demand management (TDM) measures
to enhance non-single occupant vehicle trips for future residents.
► It is concluded that the proposed parking supply of 149 parking spaces is reasonable and appropriate
for the proposed development. The proposed supply is sufficient to accommodate the anticipated
parking demand and is supportive of the City of Mississauga’s intent to reduce auto dependency.
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Terms of Reference

LEA Consulting Ltd.
625 Cochrane Drive, 9th Floor
Markham, ON, L3R 9R9 Canada
T | 905 470 0015 F | 905 470 0030
W W W. L EA . CA

November 10, 2021

Reference Number: 22181

Ryan Au
City of Mississauga
300 City Centre Drive
Mississauga, ON L5B 3C1
RE:

Terms of Reference
Transportation Impact Study for Proposed Mixed-Use Development
1041 Lakeshore Road East, City of Mississauga

Dear Mr. Ryan Au,
We wish to confirm the following work plan for a Transportation Impact Study (TIS) for the proposed mixeduse development at 1041 Lakeshore Road East in the City of Mississauga. Figure 1 below illustrates the
subject site location.
Figure 1: Subject Site (Source: Google Earth, retrieved November 2021)
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The TIS will be conducted following the Mississauga Traffic Impact Study Guidelines. The following outlines
the proposed Terms of Reference for the TIS.

Proposed Development
It is our understanding that the proposed development consists of a 12-storey building with 153 residential
units and 609 m2 of ground-floor retail GFA. The proposed parking supply is targeting a residential parking
rate of 1.11 and a residential visitor rate of 0.10. Vehicular access to the site is proposed via two (2) fullmoves driveway connections to Strathy Avenue and to Ogden Avenue. Loading access is proposed via the
Ogden Avenue connection.

Study Area & Traffic Data
LEA will review the existing conditions of the proposed study area, including the existing road, active
transportation, and transit networks. As illustrated in Figure 1, the proposed study area includes the
following intersections:
► Lakeshore Road East and Ogden Avenue (Signalized); and
► Lakeshore Road East and Strathy Avenue (Unsignalized).
The TIS will assess traffic operations during the weekday AM and PM peak hours. Due to current COVID-19
related traffic conditions, LEA proposes to purchase turning movement counts from the City if they were
conducted within the last two (2) years. If counts less than two (2) years old cannot be readily purchased or
obtained, LEA proposes to survey the intersections and if required apply an appropriate adjustment factor to
account for COVID-19 related traffic impacts to be confirmed with the City.

Study Horizon and Traffic Assessment
A five (5) year horizon period to the year 2026 will be assessed as part of the study. Synchro 11 software will
be used to perform intersection capacity analysis during the weekday AM and PM peak hours, utilizing the
methodology of the 2000 Highway Capacity Manual and input parameter values consistent with the Region
of Peel’s Regional Guidelines for Using Synchro Version 7.73 Rev 8 (December 2010).

Background Traffic
General Corridor Growth Rate – LEA will obtain appropriate growth rates to apply for Lakeshore Road East
from the City based on the City’s Travel Demand Model and supporting traffic count data. LEA requests that
City staff provide an appropriate AM and PM peak period growth rate for this corridor.
Road Network Improvements – LEA will investigate and account for any anticipated road improvement in the
study area within the five (5) year study horizon. It is understood that City Council has recently endorsed the
Lakeshore Connecting Communities Transportation Master Plan. LEA will review related documentation for
any changes applicable to the Lakeshore Road East corridor in close proximity to the development as well as
assumptions on future modal split.
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Background Development Traffic – LEA is requesting that the City confirm the list of background
developments provided in Table 1, which is based on a review of the City’s Active Development Applications
for Ward 1:

Table 1: Background Developments (Source: City of Mississauga Active Development Applications)
File

Location

Description

OZ 20/005

958 -960 East Ave

T 19/001, OZ 19/003
and OPA 19/021

1082 Lakeshore Rd E

OZ 20/018 W1

1381 Lakeshore Rd E

151 apartment units
Mixed-use, multi-phase development with townhouses,
mid-rise and high-rise buildings, retail, employment
cultural and parkland uses
242 residential units and ground floor retail

Trip Generation, Distribution and Assignment
Trip generation for the proposed development will be forecasted based on the Institute of Transportation
Engineering (ITE) Trip Generation Manual 10th Edition using Land Use Codes 222 Multifamily Housing (HighRise) for residential uses and 820 Shopping Centre for retail uses. The local mode split for the proposed uses
will be estimated using the 2016 Transportation Tomorrow Survey (TTS) data and any guidance provided
through the Lakeshore Connecting Communities Transportation Master Plan. Trip distribution and
assignment will be based on a review of 2016 TTS data as well as observations of traffic patterns and existing
turn permissions/prohibitions.

Site Specific Transportation Improvements
Based on the results of the TIS, LEA will identify whether transportation related improvements or mitigation
measures are required to accommodate traffic generated by the proposed development.

Parking Justification
As a relief from the parking requirements is to be sought, an appropriate parking justification will be
provided including proxy site parking demand data to support the rates proposed.
LEA proposes to survey the following condominium buildings as proxy sites:
► 1535 Lakeshore Rd E, City of Mississauga
► 1485 Lakeshore Rd E, City of Mississauga
► 3865 Lake Shore Blvd W, City of Toronto
► 3845 Lake Shore Blvd W, City of Toronto
These sites in relation to the subject site are shown in Figure 2.
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Figure 2: Proposed Proxy Sites Location

These sites are considered appropriate in estimating the anticipated parking demand of the subject site
for the following key reasons:
► Located within walking distance to Long Branch GO Station
► Comparable building types as all are condominium developments
► Similar in size as they range from 12 to 20 storeys and have between 174 and 209 units in
each building.
► Located in a similar transportation context as the subject site, located on or near
Lakeshore Road E/Lake Shore Boulevard W in near the Mississauga/Toronto border.
LEA requests that the City confirm if these sites are appropriate to estimate the parking demand of the
subject site.

Transportation Demand Management (TDM) Plan
A Transportation Demand Management (TDM) Plan will be developed to reduce the dependency of singleoccupancy vehicular trips to and from the subject site. The TDM plan will review pedestrian, cyclist, and
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transit infrastructure and recommend key programming to encourage alternative modes of travel for the
subject site.
Should you have any questions or concerns regarding these Terms of Reference, please do not hesitate to
contact me at apagniello@lea.ca.

Yours truly,
LEA CONSULTING LTD.

Adam Pagniello, B.Eng.
Project Coordinator, Transportation Engineering and Planning
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Jocelyn Lee
From:
Sent:
To:
Cc:
Subject:

Paulina Szmudrowska <Paulina.Szmudrowska2@mississauga.ca> on behalf of
Parkingstudy Review <Parkingstudy.Review@mississauga.ca>
February 1, 2022 2:31 PM
Adam Pagniello
Kenneth Chan; Parkingstudy Review
RE: LEA Terms of Reference - 1041 Lakeshore Rd E

Follow Up Flag:
Flag Status:

Follow up
Flagged

External Sender
Hello Adam,
Thank you for your email related to the parking study for a proposed mixed-use development at 1041 Lakeshore Road
East and for your patience.
Staff have reviewed your email and Terms of Reference (dated November 10, 2021) from a parking perspective and
understand that the proposed development consists of a 12-storey building with 153 residential units and 609 m2 of
ground-floor retail GFA. The proposed parking supply is targeting a residential parking rate of 1.11 and a residential
visitor rate of 0.10, and that four proxy sites are proposed to be surveyed:
·
·
·
·

1485 Lakeshore Road East
1535 Lakeshore Road East
3865 Lakeshore Boulevard West
3845 Lakeshore Boulevard West

Per comment in your provided Terms of Reference regarding the residential tenure type of the proposed proxy sites,
staff infer at this time that the proposed development on the subject site will be condominium apartments. Staff also
understand that a Transportation Demand Management (TDM) Plan will be developed as part of the subject site
application.
Parking Regulations
Per By-law 0225-2007, as amended, the required number of parking spaces for residential uses are:
TYPE OF USE

MINIMUM OFF-STREET PARKING REGULATIONS

Condominium Apartment

1.00 resident space per studio unit
1.25 resident spaces per one-bedroom unit
1.40 resident spaces per two-bedroom unit
1.75 resident spaces per three-bedroom unit
0.20 visitor spaces per unit

Staff are presently undertaking a Parking Regulations Study that is reviewing the required number of parking spaces for
new development proposals throughout Mississauga. The proposed draft Parking Regulations corporate report dated
November 19, 2021, currently proposes residential parking requirements for Condominium Apartments in Precinct 3 at
1.0 space per all unit types, and the currently proposed associated residential visitor rate in Precinct 3 is 0.20 space per
unit. Please note these rates are not yet approved but staff are considering the direction of this study.
1

In the meantime, applications are evaluated against the current Zoning By-law. Considering other approved rates in the
area as well as the Parking Regulations Study, staff will not be in a position to support a visitor rate of 0.1 spaces per
unit. A rate at or very close to the current Zoning Bylaw visitor rate will be expected subject to further review.
Proposed Proxy Sites:
Based on a review of the proposed proxy survey sites, staff note the following:
· The proposed proxy sites should be in a similar transportation context to the subject site (i.e. located on or near
Lakeshore Road East in Mississauga, situated within a similar distance to higher order transit);
· Two of the four proposed sites are located within Toronto; and generally do not have a similar scale, scope, and
context to Mississauga;
· 3865 and 3845 Lakeshore Boulevard West are directly across from Long Branch GO Station, whereas the subject
site is approximately 2 km/and a 25-minute walk from the station;
· 3865 Lakeshore Boulevard West is the only proposed proxy site with a commercial component.
As such, staff feel it is appropriate to request for different sites of similar scale, scope and context to the subject
site/proposed development, i.e. a condominium apartment building with a retail component, in Mississauga, with a
similar transit context. Proxy sites in Toronto are generally discouraged and typically not accepted.
Please note that as part of the Parking Utilization Study submission, staff will also require the following information:
· Whether commercial use parking is proposed
· Anticipated commercial retail uses
· Tenure of residential units – rental or condominium apartment
· Types of units (i.e. number of bedrooms in each unit)
As part of your survey, a minimum of 4-6 days over two consecutive weeks is recommended, accounting for different
survey times that are appropriate for residential, visitor, and any non-residential components. Suggested times to
survey residential parking are Sunday, Monday and Tuesday evenings and nights. Spot counts are not acceptable. The
suggested times to survey visitor parking are Friday evenings, and Saturday and Sunday afternoons and evenings.
Please confirm survey dates and times with staff by email to ParkingStudy.Review@mississauga.ca and prior to
conducting parking surveys. The duration of the surveys and the type of survey to be conducted must be considered in
advance.
For your use and information, please find the Terms of Reference for Parking Utilization Studies for Site Specific
Applications linked here.
Should you have any further questions please let us know.
Thank you,
Paulina

Paulina Szmudrowska
Transportation Planner
T 905-615-3200 ext.4362
Paulina.Szmudrowska2@mississauga.ca
City of Mississauga | Transportation and Works Department,
Traffic Management & Municipal Parking Division
Please consider the environment before printing.
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From: Adam Pagniello <APagniello@lea.ca>
Sent: Tuesday, December 14, 2021 1:01 PM
To: Parkingstudy Review <Parkingstudy.Review@mississauga.ca>
Cc: Kenneth Chan <KChan@lea.ca>
Subject: LEA Terms of Reference - 1041 Lakeshore Rd E
Hi All,
Kindly find our TOR (attached) pertaining to the proposed parking study in support of a proposed mixed-use
development located at 1041 Lakeshore Rd E.
Please let us know if the proposed proxy sites are acceptable
We look forward to receiving your response.
Thanks

Adam Pagniello, B.Eng
Project Coordinator - Transportation Engineering and Planning

LEA Consulting Ltd.
625 Cochrane Drive, 9th Floor | Markham, ON | L3R 9R9
Mobile: 905-599-2665 Email: apagniello@lea.ca

3

APPENDIX B
Detailed TTS Calculations

TTS Pull
Fri Jan 07 2022 10:23:39 GMT-0500 (Eastern Standard Time) - Run Time: 442ms
Cross Tabulation Query Form - Household -

2016 v1.1

Row: 2006 GTA zone of household - gta06_hhld
Column: No. of vehicles in household - n_vehicle

Filters:
2006 GTA zone of household - gta06_hhld In 3642
and
Type of dwelling unit - dwell_type In 2

3643

3875

3876

0
178
156
67
0
401

1
805
968
15
73
1861

2
304
366
31
0
701

Household 2016
Table:

3642
3643
3875
3876
Total

3 Total
0
1287
25
1515
0
113
0
73
25
2988

APPENDIX C
Proxy Parking Demand Survey Data

22180 - RESIDENTIAL PROXY PARKING STUDY
Available Supply:
Max. Parking Demand:
Max. Utilization
Survey Date:
Surveyor(s):

Time
18:00
18:30
19:00
19:30
20:00
20:30
21:00
21:30
22:00
22:30
23:00
Note:

58
10
17.2%

42
28
48.3%
Friday, February 25, 2022

71
27
46.6%

Units
209
196
190
1485 Lakeshore Rd E
1515 Lakeshore Rd E
1535 Lakeshore Rd E
Parking
Observed Parking
Observed Parking
Observed
Utilization
Utilization
Utilization
Demand
Rate
Demand
Rate
Demand
Rate
5
8.6%
0.023923
25
43.1%
0.127551
20
34.5%
0.105263
10
17.2%
0.047847
23
39.7%
0.117347
24
41.4%
0.126316
6
10.3%
0.028708
25
43.1%
0.127551
23
39.7%
0.121053
8
13.8%
0.038278
24
41.4%
0.122449
21
36.2%
0.110526
9
15.5%
0.043062
25
43.1%
0.127551
20
34.5%
0.105263
10
17.2%
0.047847
22
37.9%
0.112245
22
37.9%
0.115789
9
15.5%
0.043062
22
37.9%
0.112245
23
39.7%
0.121053
10
17.2%
0.047847
21
36.2%
0.107143
27
46.6%
0.142105
9
15.5%
0.043062
26
44.8%
0.132653
27
46.6%
0.142105
9
15.5%
0.043062
27
46.6%
0.137755
25
43.1%
0.131579
8
13.8%
0.038278
28
48.3%
0.142857
24
41.4%
0.126316
Peak Demand Intervals for each survey day are shown in bold font
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22180 - RESIDENTIAL PROXY PARKING STUDY
Available Supply:
Max. Parking Demand:
Max. Utilization
Survey Date:
Surveyor(s):

Time
12:00
12:30
13:00
13:30
14:00
14:30
15:00
15:30
16:00
16:30
17:00
17:30
18:00
18:30
19:00
19:30
20:00
20:30
21:00
21:30
22:00
22:30
23:00
Note:

58
21
36.2%

42
27
46.6%
Saturday, February 26, 2022

71
35
60.3%

Units
209
196
190
1485 Lakeshore Rd E
1515 Lakeshore Rd E
1535 Lakeshore Rd E
Observed
Observed Parking
Observed Parking
Parking
Utilization
Utilization
Utilization
Rate
Rate
Demand
Rate
Demand
Demand
8
13.8%
0.038278
26
44.8%
0.132653
31
53.4%
0.163158
9
15.5%
0.043062
26
44.8%
0.132653
30
51.7%
0.157895
12
20.7%
0.057416
25
43.1%
0.127551
29
50.0%
0.152632
13
22.4%
0.062201
26
44.8%
0.132653
29
50.0%
0.152632
11
19.0%
0.052632
25
43.1%
0.127551
28
48.3%
0.147368
9
15.5%
0.043062
25
43.1%
0.127551
27
46.6%
0.142105
10
17.2%
0.047847
25
43.1%
0.127551
27
46.6%
0.142105
9
15.5%
0.043062
24
41.4%
0.122449
28
48.3%
0.147368
10
17.2%
0.047847
25
43.1%
0.127551
30
51.7%
0.157895
13
22.4%
0.062201
24
41.4%
0.122449
30
51.7%
0.157895
16
27.6%
0.076555
26
44.8%
0.132653
32
55.2%
0.168421
17
29.3%
0.08134
27
46.6%
0.137755
32
55.2%
0.168421
16
27.6%
0.076555
26
44.8%
0.132653
33
56.9%
0.173684
17
29.3%
0.08134
27
46.6%
0.137755
33
56.9%
0.173684
20
34.5%
0.095694
26
44.8%
0.132653
34
58.6%
0.178947
21
36.2%
0.100478
26
44.8%
0.132653
32
55.2%
0.168421
19
32.8%
0.090909
27
46.6%
0.137755
32
55.2%
0.168421
14
24.1%
0.066986
25
43.1%
0.127551
31
53.4%
0.163158
14
24.1%
0.066986
24
41.4%
0.122449
33
56.9%
0.173684
13
22.4%
0.062201
24
41.4%
0.122449
34
58.6%
0.178947
12
20.7%
0.057416
23
39.7%
0.117347
35
60.3%
0.184211
13
22.4%
0.062201
22
37.9%
0.112245
35
60.3%
0.184211
10
17.2%
0.047847
22
37.9%
0.112245
35
60.3%
0.184211
Peak Demand Intervals for each survey day are shown in bold font

22180 - RESIDENTIAL PROXY PARKING STUDY
Available Supply:
Max. Parking Demand:
Max. Utilization
Survey Date:
Surveyor(s):

Time
18:00
18:30
19:00
19:30
20:00
20:30
21:00
21:30
22:00
22:30
23:00
Note:

58
14
24.1%

42
27
46.6%
Friday, March 4, 2022

71
27
46.6%

Units
209
196
190
1485 Lakeshore Rd E
1515 Lakeshore Rd E
1535 Lakeshore Rd E
Parking
Observed Parking
Observed Parking
Observed
Utilization
Utilization
Utilization
Demand
Rate
Demand
Rate
Demand
Rate
13
22.4%
0.062201
21
36.2%
0.107143
27
46.6%
0.142105
14
24.1%
0.066986
23
39.7%
0.117347
24
41.4%
0.126316
12
20.7%
0.057416
25
43.1%
0.127551
22
37.9%
0.115789
10
17.2%
0.047847
27
46.6%
0.137755
22
37.9%
0.115789
9
15.5%
0.043062
26
44.8%
0.132653
21
36.2%
0.110526
8
13.8%
0.038278
26
44.8%
0.132653
22
37.9%
0.115789
9
15.5%
0.043062
25
43.1%
0.127551
22
37.9%
0.115789
9
15.5%
0.043062
24
41.4%
0.122449
23
39.7%
0.121053
9
15.5%
0.043062
21
36.2%
0.107143
24
41.4%
0.126316
9
15.5%
0.043062
20
34.5%
0.102041
25
43.1%
0.131579
9
15.5%
0.043062
20
34.5%
0.102041
27
46.6%
0.142105
Peak Demand Intervals for each survey day are shown in bold font

22180 - RESIDENTIAL PROXY PARKING STUDY
Available Supply:
Max. Parking Demand:
Max. Utilization
Survey Date:
Surveyor(s):

Time
12:00
12:30
13:00
13:30
14:00
14:30
15:00
15:30
16:00
16:30
17:00
17:30
18:00
18:30
19:00
19:30
20:00
20:30
21:00
21:30
22:00
22:30
23:00
Note:

58
16
27.6%

42
29
50.0%
Saturday, March 5, 2022

71
36
62.1%

Units
209
196
190
1485 Lakeshore Rd E
1515 Lakeshore Rd E
1535 Lakeshore Rd E
Observed
Observed Parking
Observed Parking
Parking
Utilization
Utilization
Utilization
Rate
Rate
Demand
Rate
Demand
Demand
10
17.2%
0.047847
25
43.1%
0.127551
25
43.1%
0.131579
12
20.7%
0.057416
26
44.8%
0.132653
24
41.4%
0.126316
14
24.1%
0.066986
28
48.3%
0.142857
24
41.4%
0.126316
15
25.9%
0.07177
29
50.0%
0.147959
27
46.6%
0.142105
16
27.6%
0.076555
29
50.0%
0.147959
28
48.3%
0.147368
15
25.9%
0.07177
28
48.3%
0.142857
30
51.7%
0.157895
13
22.4%
0.062201
27
46.6%
0.137755
32
55.2%
0.168421
12
20.7%
0.057416
25
43.1%
0.127551
32
55.2%
0.168421
13
22.4%
0.062201
24
41.4%
0.122449
34
58.6%
0.178947
10
17.2%
0.047847
22
37.9%
0.112245
34
58.6%
0.178947
9
15.5%
0.043062
21
36.2%
0.107143
33
56.9%
0.173684
11
19.0%
0.052632
24
41.4%
0.122449
34
58.6%
0.178947
11
19.0%
0.052632
27
46.6%
0.137755
32
55.2%
0.168421
11
19.0%
0.052632
26
44.8%
0.132653
31
53.4%
0.163158
10
17.2%
0.047847
27
46.6%
0.137755
32
55.2%
0.168421
9
15.5%
0.043062
27
46.6%
0.137755
34
58.6%
0.178947
9
15.5%
0.043062
26
44.8%
0.132653
35
60.3%
0.184211
10
17.2%
0.047847
25
43.1%
0.127551
36
62.1%
0.189474
10
17.2%
0.047847
22
37.9%
0.112245
35
60.3%
0.184211
9
15.5%
0.043062
19
32.8%
0.096939
33
56.9%
0.173684
9
15.5%
0.043062
20
34.5%
0.102041
32
55.2%
0.168421
9
15.5%
0.043062
21
36.2%
0.107143
32
55.2%
0.168421
8
13.8%
0.038278
20
34.5%
0.102041
33
56.9%
0.173684
Peak Demand Intervals for each survey day are shown in bold font

