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This Urban Design Study (UDS) has been prepared 
by Bousfields Inc., on behalf of Almega Asset 
Management, to describe and illustrate the 

urban design goals, objectives and analysis for 
the development being proposed at the corner 
of Dundas Street East and Shepard Avenue – 
municipally known as 60 Dundas Street East.

The proposal consists of a mixed-use development 
that includes a 36-storey tower with a 3-storey 

podium in Phase 1 and a 33- and 29-storey tower 
with a 3- to 5-storey podium in Phase 2. The 

development will incorporate retail uses at grade 
along both Dundas Street East and Shepard 
Avenue and provide 1,224 residential units. 

Moreover, the proposal introduces a 510-square 
metre public park adjacent to Cooksville Creek.



1 Introduction
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This Urban Design Study (UDS) has been prepared by Bousfields Inc., on 
behalf of Almega Asset Management, to describe and illustrate the urban 
design goals, objectives and analysis for the development being proposed at 
the corner of Dundas Street East and Shepard Avenue – municipally known 
as 60 Dundas Street East (hereafter referred to as the “Subject Site”). The 
proposal consists of a mixed-use development that includes a 36-storey 
tower with a 3-storey podium in Phase 1 and a 33- and 29-storey tower 
with a 3- to 5-storey podium in Phase 2. The development will incorporate 
retail uses at grade along both Dundas Street East and Shepard Avenue and 
provide 1,224 residential units. Overall, the development will produce a gross 
floor area of 67,847 square metres (above grade) with a resulting Floor Space 
Index (FSI) of approximately 6.32 times the lot area. The development will 
also introduce a 510-square metre public park adjacent to Cooksville Creek. 

The following UDS is a companion document that should be read in 
conjunction with the Planning Justification Report (also prepared by 
Bousfields Inc.), architectural plans (prepared by Chamberlain Architect 
Services Limited) and other accompanying reports. It is our opinion that 
the built form of this proposed development represents good urban design, 
supports incoming transit infrastructure along Hurontario Street and 
Dundas Street East and positively contributes to the enhancement of the 
existing and planned character of Downtown Cooksville.
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Figure 1 - Area Context
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1.1 Goals and Objectives
The Subject Site is envisioned as an attractive mixed-use and transit-
supportive development that will contribute to Downtown Cooksville’s 
existing vibrant and diverse urban neighbourhood. The intensification of the 
Subject Site will improve the public realm along both Dundas Street East and 
Shepard Avenue by siting buildings near the street edge to contribute to the 
main street character and incorporating grade-related retail to encourage 
activity. Taller building forms will be established to provide more housing 

within the neighbourhood and to support existing and planned transit 
initiatives such as the Hurontario Light Rail Transit (LRT), proposed Bus 
Rapid Transit (BRT) along the Dundas Street corridor and GO Transit.        

In support of the City of Mississauga’s policies and guidelines for Downtown 
Cooksville, the proposal appropriately considers the following objectives:

(1) Enhance the Existing Character of the Site
•	 Develop a pedestrian-friendly building form with excellent architectural 

design, contextually appropriate massing and treated with high-quality 
building materials.

•	 Orient and place the proposed building at, or near, the street edge to 
animate and enhance the adjacent public realm.

•	 Expand the existing green network by introducing a new public park 
adjacent to the creek edge. 

(2) Support Existing and Planned Transit Infrastructure
•	 Introduce densities that will support existing and planned transit 

initiatives within the immediate neighbourhood.

•	 Orient building entrances towards transit corridors and stops for 
immediate access and convenience.
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(3) Create a Positive Pedestrian Experience at Ground Level
•	 Provide an appropriate street wall height to promote a positive 

pedestrian-scaled experience at the ground level.

•	 Incorporate active uses and transparent material at the ground level to 
animate and enhance the character of the adjacent public realm.

•	 Minimize the appearance of, and internalize, vehicular and servicing areas 
to reduce their presence along the street.  

(4) Maintain Compatibility and Respect and 
Connect the Surrounding Context

Reduce impacts of overlook, shadowing and wind tunnel effects on 
the surrounding neighbourhood context by incorporating appropriate 
transitions in height and articulation to the proposed massing.

Improve pedestrian circulation within the existing open space network by 
introducing new pedestrian connections to fill the “gaps”.   
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1.2 Analysis of the Existing Site and 
Neighbourhood 

1.2.1 Subject Site
The Subject Site – municipally addressed 60 Dundas Street East – is located 
at the southeast corner of Dundas Street East and Shepard Avenue. The 
Subject Site has a gross site area of 10,719 square metres, with approximately 
79 metres of frontage along Dundas Street East (the north boundary) and 
115 metres of frontage on Shepard Avenue (the west boundary). The Subject 
Site is bounded on the east side by Cooksville Creek, with a public walkway 
extending from Dundas Street East to King Street East along the east 
boundary of the site.

The Subject Site currently contains a one-storey 2,673-square metre retail 
shopping centre on the southerly half of the site. The building is setback 
approximately 65.73 metres from the north lot line abutting Dundas Street 
East, between 5.8 metres to 33.3 metres from the east lot line abutting 
Cooksville Creek, 6.2 metres from the south lot line abutting the property at 
85 King Street East, and between 15.5 metres to 16.4 metres from the west 
lot line abutting Shepard Avenue. 

The remainder of the site has a significant amount of surface parking - with 
approximately 160 surface parking spaces occupying the northern and 
western portions of the Subject Site.  The parking areas are accessed by 
three full-move unsignalized accesses, including one along Dundas Street 
East (at the northeast corner of the Subject Site) and two along Shepard 
Avenue (one at the southwest corner of the site, and one at the midpoint of 
the Subject Site along Shepard Avenue). 
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Figure 2 - Immediate Context
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1.2.2 Immediate Area
South of the Subject Site are two slab-form apartment buildings at 18- 
and 10-storeys (75 and 85 King Street East operated by Revera). These 
apartment buildings are designated Residential High Density in the City 
of Mississauga Official Plan. Further south, along the south side of King 
Street East, are two one-storey detached residential houses (84 and 98 King 
Street East). Along Shepard Avenue, south of King Street East, is a low-
rise residential neighbourhood with one and two-storey detached houses 
oriented east-west with large driveways and front-yard setbacks.

West of the Subject Site, between Shepard Avenue and Hurontario Street, is 
a large commercial plaza. The plaza extends along the western side of both 
the Subject Site and the Revera retirement apartments south of the Subject 
Site, with the northern half of the plaza abutting the Subject Site. The plaza 
includes a number of low-rise retail uses with surface parking - all within the 
Mixed-Use designation of the Official Plan.

North of the Subject Site is Dundas Street East – an east-west 42-metre 
arterial road that traverses the entire City of Mississauga and is planned to 
incorporate a Bus Rapid Transit (“BRT”) route under the Dundas Connects 
Master Plan. North of Dundas Street East are low-rise commercial plazas and 
offices with surface parking. Continuing north of these commercial uses are 
a series of mid- and high-rise apartment buildings up to 28 storeys in height. 

East of the Subject Site is Cooksville Creek, which is a channelized open 
creek that runs in a north-south direction through box culverts under 
Dundas Street East.  The creek runs for approximately 16 kilometres from 
Matheson Boulevard, near Hurontario Street, and flows south towards Lake 
Ontario at R.K McMilian Park. A public walkway extends along the west side 
of Cooksville Creek, abutting the Subject Site, and extends from Dundas 
Street East to King Street East. Beyond Cooksville Creek, to the east of the 
Subject Site, is a 16-storey condo building (Artform Condos, 86 Dundas 
Street East) that is currently under construction. 
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Subject Site, looking south from the Dundas-Shepard intersection

Dundas Street East, looking northeast from the Subject Site

Dundas Street East, looking northwest from the Subject Site

Shepard Avenue looking south from the Subject Site 
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1.2.3 Area Context
The Subject Site is within the Downtown Cooksville Character Area, which 
is an area identified for intensification and growth by both Provincial and 
City planning documents. As per the City of Mississauga Official Plan, the 
Downtown Cooksville area is bounded by the Hudson Railway to the north, 
Kirwin Avenue to the east, King Street to the south and Confederation 
Parkway to the west.

The area is currently characterized by underutilized low-rise commercial 
properties (and related surface parking) along Dundas Street and Hurontario 
Street, with some older higher slab form apartment buildings. Cooksville 
Creek bisects the area in a north-south direction, with low-rise residential 
neighbourhoods generally located east and south of Camilla Road and King 
Street East respectively. The Downtown Cooksville Character Area consists 
of a range of uses, including a library, medical clinics and daycare uses. The 
area is undergoing a transition from a more suburban form of development, 
towards a more compact complete community. In this regard, there are 
recent approvals for a 28-storey residential building at 45 Agnes Street 
and a 16-storey residential building at 90 Dundas Street East (immediately 
across the creek, east of the Subject Site). The Downtown Cooksville area 
is generally located between the Queen Elizabeth Way (QEW) to the south, 
and the 60- to 80-storey towers in the Downtown Core Character Area to the 
north (southwest of Square One shopping centre).

Within the Downtown Cooksville area, lands are generally designated for 
Mixed Use or Residential High-Density Development in the Official Plan. The 
Subject Site, as well as much of the lands fronting onto Hurontario Street 
and Dundas Street East, is designated Mixed Use where the main street 
retail character is planned to be maintained. The remaining lands within 
the Downtown area are generally designated Residential High Density and 
Residential Medium Density; with some Office, Public Open Space and 
Greenlands designations interspersed throughout the area. Lands beyond 
the downtown boundary are generally designated Low-Density Residential 
I and Low-Density Residential II and are generally comprised of single 
detached houses and townhouses. 

The Downtown Cooksville area is poised to receive significant new transit 
infrastructure. The Subject Site is located approximately 150 metres from 
a Hurontario Light Rail Transit (LRT) stop at the intersection of Hurontario 
Street and Dundas Street East. The line is anticipated to be complete by fall 
of 2024. The Dundas Bus Rapid Transit (BRT) line, which is currently in the 
initial planning stages, is expected to run along the Dundas Street corridor 
and will interchange with the LRT at Hurontario Street and Dundas Street 
East there is an additional planned stop at the corner of Dundas Street 
East and Kirwin Avenue. The site is also approximately within 700-metres 
of the Cooksville GO Station to the north. The Cooksville GO Station area is 
identified as a Mobility Hub in the Metrolinx 2041 Regional Transportation 
Plan and within a Major Transit Station Area (“MTSA”) in the Council-
endorsed Draft Regional Official Plan Amendment (“ROPA”). 

The draft ROPA proposes a new map - Schedule Y7 – Major Transit Station 
Area - that identifies the Subject Site as being within a Primary Major Transit 
Station Area due to its association with the Hurontario LRT and Dundas BRT 
stops. Primary Major Transit Station Areas are areas that have existing or 
planned transit-supportive built forms and can meet or exceed the minimum 
density target, as defined by the Draft Peel 2051 Municipal Comprehensive 
Review Policies.
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Figure 3 - Surrounding Context
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1.2.4 Site Topography, Natural Features and Vegetation
The Subject Site is relatively flat with no significant changes in grade. It is 
generally paved and has a limited vegetation cover. Specifically, the Subject 
Site contains narrow boulevards of landscaping, along the western and 
northern lot lines. There is also a small, landscaped area – with a diagonal 
interlocking stone walkway - at the northwest corner of the site that 
leads to the parking lot from the Dundas Street East and Shepard Avenue 
intersection. 

As described in the accompanying Tree Inventory and Preservation Plan 
Report, a total of 34 trees are located within six metres of the Subject Site. 
Many of these trees are located along the eastern and southern edge of the 
Subject Site - adjacent to Cooksville Creek and within the landscape buffer 
associated with the apartment buildings on the neighbouring property. 
Moreover, six street trees are located within the landscape boulevards along 
the Shepard Avenue frontage. 
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1.2.5 Transportation Network
The Subject Site is located along Dundas Street East, a major east-west 
arterial residential and commercial thoroughfare that runs from Kingston 
Road in Toronto, through Mississauga, and towards Highway 6 in Waterdown. 
Dundas Street East is identified as an Intensification Corridor (Schedule 2 of 
Mississauga Official Plan) and is an Arterial Road with a designated right-of-
way width of 42 metres (Schedules 5 and 8 of the Mississauga Official Plan). 
The segment of Dundas Street East adjacent to the Subject Site has a five-
lane cross-section for eastbound and westbound traffic - including a central 
turning lane and sidewalks on both sides of the street.

The Dundas Connects Master Plan – which was endorsed by City Council on 
June 20, 2018 - is intended to guide future urban growth and intensification 
along the Dundas Street Corridor. The Master Plan will support major 
improvements to transportation, land use and the public realm along the 
Dundas Street Corridor. A major highlight of the Master Plan includes 
implementing Bus Rapid Transit (BRT) along the Dundas Street corridor 
from Highway 6 in Hamilton to the Kipling Transit Hub in Toronto - equaling 
approximately 17 kilometres of BRT within the City of Mississauga. Planning 
for the BRT is currently underway - with analysis ongoing to determine the 
right-of-way widening width along Dundas Street East.

As mentioned, the Subject Site is located approximately 150 metres from the 
intersection of Dundas Street East and Hurontario Street. This intersection 
will be an interchange for the planned Dundas BRT and under-construction 
Hurontario Light Rail Transit (LRT). Once complete, the Hurontario LRT will 
run north-south in a dedicated lane from the Port Credit GO Station (along 
the Lakeshore West line) to the Brampton Gateway Terminal. The Hurontario 
LRT will provide connections to Züm (Brampton Transit’s Bus Rapid Transit 
service), Cooksville GO Station along the Milton Line and the City Centre 
Station which connects to Miway - Mississauga’s Transit System. The 
Hurontario LRT project is expected to be completed in 2024. 

Currently, the Subject Site is serviced by a number of MiWay public transit 
bus routes. Along Dundas Street, MiWay Route 1 (Dundas) and Route 101 
(Dundas Express) provide connections to Kipling Station in Etobicoke and U 
of T Mississauga Campus. These routes serve the Subject Site with stops at 
the Dundas-Jaguar Valley or Dundas-Hurontario intersections. 

Along Hurontario Street, MiWay Route 2 (Hurontario) and Route 103 
(Hurontario Express) provide connections to Port Credit GO Station, City 
Centre Transit Terminal at Square One Shopping Centre, Trillium Health 
Partners Hospital and the Brampton Gateway Terminal. These routes have 
key stops at the intersection of Dundas Street East and Hurontario Street 
that are easily accessible from the Subject Site. 

The Subject Site is located approximately 700 metres from Cooksville GO 
Station (representing a 13-minute walk). The Cooksville GO Station is on GO 
Transit’s Milton Line regional commuter rail service, which operates between 
Milton and Union Station. It also serves additional MiWay routes that provide 
connections to Port Credit GO Station, Square One GO Bus Terminal and TTC 
services at Sherway Gardens Terminal in Etobicoke. 

Schedule 7: Long term Cycling Routes of the Mississauga Official Plan (MOP) 
identifies Hurontario Street and a portion of Dundas Street West - west of 
Confederation Parkway - as Primary On-Road / Boulevard cycling routes. 
Section 8.2.4 of the MOP states that these routes are meant to connect key 
city destinations with cycling infrastructure. Moreover, Section 8.2.4 states 
that the City will protect, and may acquire, lands required for the cycling 
facilities shown on Schedule 7: Long Term Cycling Routes through the 
development approval process and capital works program. 



Introduction
60 Dundas Street East 14

400m

800m

Dundas S
tre

et E
ast

Cooksville
GO

Hurontario Street

Subject Site

Existing GO Rail

Hurontario LRT 

LRT Stop

Dundas BRT

Future Rapid Transit Corridor

Miway Bus Route

Figure 5 - Transportation Network



2 
Analysis of 
the Proposed 
Development



Analysis of the Proposed Development
60 Dundas Street East 16

2.1 Site Design
The development proposal is comprised of a 
36-storey mixed-use building and a 33- and 
29-storey residential building planned in two 
phases. The buildings are oriented around an 
internal courtyard, which includes a private road 
system with vehicular access from Dundas Street 
East and Shepard Avenue. 

Collectively, the buildings contain a total of 1,224 
dwelling units and generate a total gross floor 
area of 67,847 square metres. Broken down, it is 
comprised of 65,884 square metres of residential 
gross floor area and 1,963 square metres of retail 
gross floor area. The resulting density is 6.32 
times the area of the lot.

View Looking North - Existing Site Conditions

View Looking North - Proposed Development
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60 Dundas St. E,
Mississauga, ON

Issue Date

1 : 300A001
1 Site Plan

SITE STATISTICS

DESCRIPTION AREA (SM) AREA (SF) PERCENTAGE

BUILDING FOOTPRINT
BUILDING FOOTPRINT - BUILDING A 1378.19 m² 14835 ft² 12.9%
BUILDING FOOTPRINT - BUILDING B 2277.40 m² 24514 ft² 21.3%

3655.59 m² 39348 ft² 34.3%
HARD LANDSCAPE
ASPHALT 1962.60 m² 21125 ft² 18.4%
CURB 74.07 m² 797 ft² 0.7%
PAVER 2x2 34.21 m² 368 ft² 0.3%
SIDEWALK 983.49 m² 10586 ft² 9.2%

3054.37 m² 32877 ft² 28.6%
SOFT LANDSCAPE
LANDSCAPE 3960.18 m² 42627 ft² 37.1%

3960.18 m² 42627 ft² 37.1%
10670.15 m² 114853 ft² 100.0%

NO. ISSUED DATE

1 CLIENT REVIEW 2021-05-07
2 CLIENT REVIEW 2021-11-19
3 DARC Sub 2021-11-24
4 DARC COOR 2022-01-13
5 REZONING SUB 2022-02-25

REQUIREMENTS
ZONING BY LAW:
2.0 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

3.0 RENTAL APARTMENT 1.00 RESIDENT SPACE PER STUDIO UNIT
1.18 RESIDENT SPACES PER ONE-BEDROOM UNIT
1.36 RESIDENT SPACES PER TWO-BEDROOM UNIT
1.50 RESIDENT SPACES PER THREE-BEDROOM UNIT
0.20 VISITOR SPACES PER UNIT

4.0 APARTMENT (WITH IN CC1 TO CC4) 1.0 RESIDENT SPACE PER UNIT
0.15 VISITOR SPACES PER UNIT

5.0 ARENA 1.0 SPACES PER 4 SEATS OF FIXED SEATING OR 2M OF BENCH SEATING
9.0 COMMUNITY CENTER 4.5 SPACES PER 100M2 EXCEPT FOR ARENA
41.2 RETAIL STORE (IN A C4 ZONE) 4.0 SPACES PER 100M2

BICYCLE PARKING LT

LT / ST Count Description
1
LT 250 600mm x 1800mm
LT RETAIL 1 600mm x 1800mm
ST 21 600mm x 1800mm
ST RETAIL 2 600mm x 1800mm
2
LT 485 600mm x 1800mm
ST 41 600mm x 1800mm
Grand total:
800 800

PARKING SCHEDULE

Comments Count
UG 1
BLDG - A 59
BLDG - B 116

175
UG 2
BLDG - A 68
BLDG - B 132

200
UG 3
BLDG - A 68
BLDG - B 132

200
UG 4
BLDG - A 68
BLDG - B 132

200
UG 5
BLDG - A 70
BLDG - B 134

204
Grand total: 979 979

LOCKERS

Description Depth Width Count Area
Building A
5' x 5' 1.5 1.5 m 265 2.3 m²
5' x 8' 2.6 1.5 m 72 4.0 m²

337
Building B
5' x 5' 1.5 1.5 m 463 2.3 m²

463
800 800

UNIT MIX

Name Count % BY COUNT
1 BR 741 61%
2 BR 292 24%
STUDIO 176 14%
TOWNHOUSE 15 1%

1224 100%

GROSS FLOOR AREA (GFA) 

MEANS THE SUM OF THE AREAS OF EACH STOREY OF A BUILDING ABOVE OR BELOW 
ESTABLISHED GRADE, MEASURED FROM THE EXTERIOR OF OUTSIDE WALLS OF THE 
BUILDING INCLUDING FLOOR AREA OCCUPIED BY INTERIOR WALLS 
BUT EXCLUDING ANY PART OF THE BUILDING USED FOR: 
• MECHANICAL FLOOR AREA, 
• STAIRWELLS, 
• ELEVATORS, 
• MOTOR VEHICLE PARKING, 
• BICYCLE PARKING, 
• STORAGE LOCKERS, 
• BELOW-GRADE STORAGE, 
• ANY ENCLOSED AREA USED FOR THE COLLECTION OR STORAGE OF DISPOSABLE 

OR RECYCLABLE WASTE GENERATED WITHIN THE BUILDING, 
• COMMON FACILITIES FOR THE USE OF THE RESIDENTS OF THE BUILDING, 
• A DAY CARE AND AMENITY AREA.  (0174-2017)

FLOOR AREA

Level Area FSI

Not Placed 0 m² 0.00
2ND FLOOR 2286 m² 0.21
2ND MEZZ. FLOOR 3184 m² 0.30
3RD FLOOR 4158 m² 0.39
4TH FLOOR 2959 m² 0.28
5TH FLOOR 2959 m² 0.28
6TH FLOOR 2400 m² 0.22
7TH FLOOR 2400 m² 0.22
8TH FLOOR 2400 m² 0.22
9TH FLOOR 2400 m² 0.22
10TH FLOOR 2400 m² 0.22
11TH FLOOR 2400 m² 0.22
12TH FLOOR 2400 m² 0.22
13TH FLOOR 2400 m² 0.22
14TH FLOOR 2400 m² 0.22
15TH FLOOR 2400 m² 0.22
16TH FLOOR 2400 m² 0.22
17TH FLOOR 2400 m² 0.22
18TH FLOOR 2400 m² 0.22
19TH FLOOR 2400 m² 0.22
20TH FLOOR 2400 m² 0.22
21ST FLOOR 2400 m² 0.22
22ND FLOOR 2400 m² 0.22
23RD FLOOR 2400 m² 0.22
24TH FLOOR 2400 m² 0.22
25TH FLOOR 2400 m² 0.22
26TH FLOOR 2400 m² 0.22
27TH FLOOR 2400 m² 0.22
28TH FLOOR 2400 m² 0.22
29TH FLOOR 2400 m² 0.22
30TH FLOOR 2195 m² 0.20
31ST FLOOR 1600 m² 0.15
32ND FLOOR 1600 m² 0.15
33RD FLOOR 1600 m² 0.15
34TH FLOOR 1399 m² 0.13
35TH FLOOR 800 m² 0.07
36TH FLOOR 800 m² 0.07
MEZZANINE / TH SEC FLR 2217 m² 0.21
ROOF DECK FLOOR 454 m² 0.04
T/O GROUND FLOOR 3984 m² 0.37
GCA - ABOVE GRADE 89795 m² 8.37

PROPERTY

DESCRIPTION AREA (SM) AREA (SF) PERCENTAGE

PROPERTY
PROPERTY 10734.05 m² 115540 ft² 100.0%

10734.05 m² 115540 ft² 100.0%
10734.05 m² 115540 ft² 100.0%

PARKING

Comments Count NOTE 4
BLDG - B
BLDG - B 551 TENANT
BLDG - B 14 TENANT - ACC
BLDG - B 77 VISITOR
BLDG - B 4 VISITOR - ACC
BLDG - B: 646 646
BLDG - A
BLDG - A 281 TENANT
BLDG - A 10 TENANT - ACC
BLDG - A 40 VISITOR
BLDG - A 2 VISITOR - ACC
BLDG - A: 333 333
Grand total:
979 979

GFA & NON GFA  - TOWER A

Area % BY AREA FSI

GFA
25003 m² 66% 5.156654
25003 m² 66% 5.156654
NON GFA
12831 m² 34% 2.646252
12831 m² 34% 2.646252

GFA & NON GFA  - TOWER B & C

Area % BY AREA FSI

GFA
42844 m² 79% 7.279791
42844 m² 79% 7.279791
NON GFA
11549 m² 21% 1.962329
11549 m² 21% 1.962329

GFA & NON GFA

Area % BY AREA FSI

GFA
67847 m² 74% 6.32074
67847 m² 74% 6.32074
NON GFA
24380 m² 26% 2.271267
24380 m² 26% 2.271267

Figure 6 - Site Plan (Prepared by Chamberlaine Architect Services Limited)
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GROUND FLOOR
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ME / CC / DM

121022

60 Dundas
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60 Dundas St. E,
Mississauga, ON

Issue Date

1 : 200A102
1 GROUND FLOOR PLAN

A102
2 3D - Axo A

UNIT MIX

Name Area Count % BY COUNT

PHASE 1
1 BR 12570 m² 256 21%
2 BR 7128 m² 96 8%
STUDIO 2387 m² 64 5%
PHASE 1: 416 22085 m²
PHASE 2
1 BR 23936 m² 485 40%
2 BR 14710 m² 196 16%
STUDIO 4165 m² 112 9%
TOWNHOUSE 988 m² 15 1%
PHASE 2: 808 43799 m²
Grand total: 1224 65884 m²

FLOOR AREA

Level Area Area Sf

Not Placed 0 m² 0 ft²
T/O GROUND FLOOR 4161 m² 44792 ft²
MEZZANINE / TH SEC FLR 2217 m² 23863 ft²
2ND FLOOR 3959 m² 42614 ft²
2ND MEZZ. FLOOR 3184 m² 34270 ft²
3RD FLOOR 4158 m² 44756 ft²
4TH FLOOR 2959 m² 31852 ft²
5TH FLOOR 2959 m² 31852 ft²
6TH FLOOR 2400 m² 25833 ft²
7TH FLOOR 2400 m² 25833 ft²
8TH FLOOR 2400 m² 25833 ft²
9TH FLOOR 2400 m² 25833 ft²
10TH FLOOR 2400 m² 25833 ft²
11TH FLOOR 2400 m² 25833 ft²
12TH FLOOR 2400 m² 25833 ft²
13TH FLOOR 2400 m² 25833 ft²
14TH FLOOR 2400 m² 25833 ft²
15TH FLOOR 2400 m² 25833 ft²
16TH FLOOR 2400 m² 25833 ft²
17TH FLOOR 2400 m² 25833 ft²
18TH FLOOR 2400 m² 25833 ft²
19TH FLOOR 2400 m² 25833 ft²
20TH FLOOR 2400 m² 25833 ft²
21ST FLOOR 2400 m² 25833 ft²
22ND FLOOR 2400 m² 25833 ft²
23RD FLOOR 2400 m² 25833 ft²
24TH FLOOR 2400 m² 25833 ft²
25TH FLOOR 2400 m² 25833 ft²
26TH FLOOR 2400 m² 25833 ft²
27TH FLOOR 2400 m² 25833 ft²
28TH FLOOR 2400 m² 25833 ft²
29TH FLOOR 2400 m² 25833 ft²
30TH FLOOR 2195 m² 23629 ft²
31ST FLOOR 1600 m² 17222 ft²
32ND FLOOR 1600 m² 17222 ft²
33RD FLOOR 1600 m² 17222 ft²
34TH FLOOR 1399 m² 15061 ft²
35TH FLOOR 800 m² 8611 ft²
36TH FLOOR 800 m² 8611 ft²
ROOF DECK FLOOR 454 m² 4882 ft²
GCA - ABOVE GRADE 91645 m² 986463 ft²

NO. ISSUED DATE

1 CLIENT REVIEW 2021-11-19
2 DARC Sub 2021-11-24
3 DARC COOR 2022-01-13
4 REZONING SUB 2022-02-25

Retail

Residential

Circulation

Servicing
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Figure 7 - Ground Floor Plan (Prepared by Chamberlaine Architect Services Limited)



Urban Design Study
Bousfields Inc.19

T/O GROUND FLOOR
3100

2ND FLOOR
10600

2ND MEZZ. FLOOR
14410

3RD FLOOR
18220

UG 1
-2000

30
00

30
00

30
00

30
00

51
00

38
50

36
50

38
10

38
10

38
10

38
10

30
50

30
50

30
50

30
50

30
50

30
50

30
50

30
50

30
50

30
50

30
50

30
50

30
50

30
50

30
50

30
50

30
50

30
50

30
50

30
50

30
50

30
50

30
50

30
50

30
50

30
50

30
50

30
50

30
50

30
50

46
00

46
00

46
00

UG 2
-5000

UG 3
-8000

UG 4
-11000

4TH FLOOR
22030

5TH FLOOR
25839

6TH FLOOR
28889

7TH FLOOR
31939

8TH FLOOR
34989

9TH FLOOR
38039

10TH FLOOR
41089

11TH FLOOR
44139

12TH FLOOR
47189

13TH FLOOR
50239

14TH FLOOR
53289

15TH FLOOR
56339

16TH FLOOR
59389

MEZZANINE / TH SEC
FLR

6950

17TH FLOOR
62439

18TH FLOOR
65489

19TH FLOOR
68539

20TH FLOOR
71589

21ST FLOOR
74639

22ND FLOOR
77689

23RD FLOOR
80739

24TH FLOOR
83789

25TH FLOOR
86839

26TH FLOOR
89889

27TH FLOOR
92939

28TH FLOOR
95989

29TH FLOOR
99039

30TH FLOOR
102089

31ST FLOOR
105139

32ND FLOOR
108189

33RD FLOOR
111239

34TH FLOOR
114289

35TH FLOOR
117339

36TH FLOOR
121939

37TH FLOOR
126539

MECH. ROOF DECK
131139

12
34

39

UG 5
-14000

95
93

9

1
A301

95
93

9

12
34

39

DO NOT SCALE DRAWINGS. USE ONLY DRAWINGS 
MARKED "ISSUED FOR CONSTRUCTION". VERIFY 
CONFIGURATIONS AND DIMENSIONS ON SITE BEFORE 
BEGINNING WORK. NOTIFY ARCHITECT IMMEDIATELY 
OF ANY ERRORS, OMISSIONS OR DISCREPANCIES.

CHAMBERLAIN ARCHITECT SERVICES LIMITED AND 
CHAMBERLAIN CONSTRUCTION SERVICES LIMITED 
HAVE SIMILAR OWNERSHIP.

CHAMBERLAIN ARCHITECT SERVICES LIMITED
HAS COPYRIGHT. CONSTRUCTING A SUBSTANTIALLY 
SIMILAR BUILDING WITHOUT PERMISSION MAY 
INFRINGE THE COPYRIGHT OWNER'S RIGHTS. 
MAKING MINOR CHANGES TO PLANS DOES NOT 
NECESSARILY AVOID COPYRIGHT INFRINGEMENT. 
INNOCENT INFRINGEMENT IS NOT A DEFENSE TO 
COPYRIGHT INFRINGEMENT. ©

SEAL

SHEET NAME

START DATE

DRAWN BY

CHECKED BY

SCALE

PROJECT NO.

DRAWING

Chamberlain Architect 
Services Limited

4671 Palladium Way (Unit 1)
Burlington, Ontario. L7M 0W9
CANADA

Phone: 905.631.7777

www.chamberlainIPD.com

Architects
Constructors
Managers

1 : 300

2/
22

/2
02

2 
4:

59
:2

2 
PM

C
:\U

se
rs

\a
si

po
s\

D
oc

um
en

ts
\1

21
02

2 
- 6

0 
D

un
da

s 
- S

D
 - 

BU
IL

D
IN

G
 - 

N
O

 C
C

_n
ew

 d
es

ig
n_

20
22

.0
1.

14
_a

si
po

sJ
LG

P9
.rv

t

A201

EXTERIOR
ELEVATION I

JMC

ME / AMS

121022

60 Dundas
Appartments

60 Dundas St. E,
Mississauga, ON

FEB. 2022

1 : 300A201
1 NORTH ELEVATION

1 : 300A201
3 EAST ELEVATION

NO. ISSUED DATE
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Figure 8 - East and North Architectural Elevations (Prepared by Chamberlaine Architect Services Limited)

East Elevation North Elevation
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Figure 9 - South and West Architectural Elevations (Prepared by Chamberlaine Architect Services Limited)
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2.1.1 Organization of Site Elements
The proposal envisions the redevelopment of the Subject Site with a mixed-
use development consisting of three tall building components atop two 
podiums. The overall site arrangement has been informed by the natural 
and emerging built form context of the surrounding area. In this regard, the 
proposed site design will provide an appropriately intensified built form that 
will benefit from existing and planned transit, while respecting the adjacent 
Cooksville Creek and main street character of the adjacent streetscapes. 

The corner of Dundas Street East and Shepard Avenue is anchored by a 
36-storey tower element (“Tower A”) with a 3-storey podium (together 
referred to as “Building A”). South of Tower A are a 33- (“Tower B”) and a 
29-storey tower element (“Tower C”) which share a 3- to 5-storey podium 
(together referred to as “Building B”). Building B primarily fronts onto 
Shepard Avenue. 

The podiums have been sited to frame the adjacent public streets and 
maintain adequate separation distances from one another to ensure the 
public and private realms are enhanced and suitable to each function. Active 
grade-related uses are provided along both street frontages to animate the 
public realm. Retail uses will front onto Dundas Street East and anchor the 
corner of the Dundas-Shepard intersection. Residential lobbies and grade-
related townhouse units will front onto Shepard Avenue to activate the 
public realm and respect the neighbourhood character of the street south of 
the Subject Site. 

Tower elements have been organized to maintain appropriate separation 
distances from each other to limit impacts of privacy and overlook, and 
to preserve access to sunlight and sky view. Together, the proposed 
buildings frame an internal courtyard, which is comprised of a private road 
configuration with vehicular access from Dundas Street East and Shepard 
Avenue. 

A public park has been strategically located along the eastern edge of the 
proposed buildings – specifically Cooksville Creek - to provide a visual 
landscape extension to the existing natural feature. 
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Figure 10 - Site Organization
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2.1.2 Public and Private Open Spaces 

2.1.2.1 Public Park

The proposed development will introduce 510 square metres of public 
parkland alongside the Cooksville Creek edge to provide publicly accessible 
open space that expands and compliments the existing green network. In 
addition to providing a visual landscape extension to the existing naturalized 
area and encouraging a sense of place, the proposed park will also function 
as a flood mitigation feature.

As envisioned in Vision Cooksville (2016), the proposed park will link to 
an existing trail that runs parallel with the west side of Cooksville Creek 
- providing a pedestrian connection to Dundas Street East to the north 
and King Street East to the south. New pedestrian pathways enhanced by 
landscape features will also extend from the park to Shepard Avenue to 
provide connections to the public realm. Moreover, the park is framed by 
the podium of Building B which is lined with active residential uses that will 
animate and provide passive overlook onto the open space.

The park has been designed with a size and shape that will allow for flexible 
passive and active programming to provide opportunities for gathering and 
socializing for members of the community. The park is envisioned to be 
treated with a mixture of high-quality hard and soft landscaping elements. 
The detailed design will be developed in collaboration with the City of 
Mississauga.

2.1.2.2 Private Amenity Areas

In addition to the proposed public open space, the development provides a 
total of 9,351 square metres of indoor and outdoor amenity space. Amenity 
space has been provided within each of the proposed buildings to ensure all 
residents have access to a variety of passive and active activities associated 
with these spaces in accordance with Mississauga Official Plan (MOP) Policy 
9.3.5.7. 

A total of 3,772 square metres of outdoor amenity space is proposed 
throughout the development. At grade, a 41-square metre amenity space 
is proposed at the southeast corner of Building A. The outdoor amenity 
space will include hard and soft landscaping materials and will provide 
opportunities for gathering and socializing for community residents.   
Rooftop outdoor amenity space has been provided atop each podium. 
This includes the Second Mezzanine Level and Level 3 of Building A, and 
Level 5 of Building B. The rooftop amenity spaces associated with each 
building are large and will provide opportunities for flexible uses. While 
detailed programming for the spaces will be determined during the Site Plan 
application, an outdoor pool is proposed along the western portion of the 
podium room of Building A. 

A total of 5,579 square metres of indoor amenity space is proposed 
throughout the development. 

Within Building A, indoor amenity space is provided on the Mezzanine Level, 
Second Mezzanine Level, Level 2 and Level 3. Within Building B, indoor 
amenity space is provided on Level 4 and Level 5. 

Indoor amenity spaces have been situated to front onto adjacent streets to 
provide additional animation within the upper podium levels of each building 
in accordance with MOP Policies 9.2.1.23 and 9.2.1.25. Each indoor amenity 
space is of a size that can accommodate a variety of programs and has 
been located adjacent to outdoor amenity spaces where possible. While the 
detailed programming of these spaces will be determined in the Site Plan 
process, a sports court has been proposed within Building A and an indoor 
swimming pool has been proposed in Building B. 
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Figure 11 - Transportation Network
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2.1.3 Landscape Opportunities 
Landscape elements are incorporated throughout the site to enhance the 
overall character and visual appearance at the pedestrian level. These 
elements will provide transitions between areas of different functions, 
highlight building and vehicular entrances, frame private grade-related 
patios, soften the edges along the property boundaries and improve the 
open space condition along Cooksville Creek.  

The proposed landscape elements and outdoor amenity areas are intended 
to provide legible, and convenient visual and physical connections 
throughout the Subject Site. This will draw pedestrians in, promoting active 
and passive recreation and social interaction. 

A key opportunity for landscape features on the site is the internal courtyard 
area which is framed by the proposed buildings. This space will serve 
as the primary circulation corridor for the site and will be designed to 
accommodate both pedestrians and vehicles. Landscaping elements will be 
used to form the shape and character of this space and create a comfortable 
environment at grade - providing a buffer between areas for vehicles and 
pedestrians. In this regard, the central driveway and pedestrian walkways 
are lined with sod and other soft landscaping elements such as trees and 
ornamental plantings. This will create a welcoming, pedestrian-oriented 
environment for residents and visitors to enjoy. 

In addition, the proposed development will incorporate several landscaping 
elements within the street. The proposed boulevard treatments are 
discussed in Section 2.1.4.
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Figure 12 - Landscape Plan - Conceptual Purpose, Subject to Change (Prepared by Studio tla)

108.82

109.19

109.60

110.03

110.52

110.61

110.76

111.29

111.33

111.40

110.38

111.32

111.35

111.55

111.33 111.12

110.89

110.71

110.49

110.43

110.46

110.36
110.42

110.56110.68
110.77

110.88
110.98

111.10
111.22111.35

111.24

111.42

110.32
110.53

110.63
110.75

110.83
110.96

111.08

110.47110.51
110.52110.71110.85110.98111.08111.16

111.31111.43

111.34

110.14

111.44111.30

111.17111.23

110.44110.57

110.40110.61
10.86

0.93.1111.19
11.29111.42

111.48111.42

111.41

109.55

109.68109.68

111.22111.22

111.12

110.99111.06

109.30

109.56

111.14

111.08

111.00

110.83110.96

108.83

109.36

109.61

110.97

110.91

110.87

110.74110.83

108.81

109.54.65

110.79

110.66

110.61

110.69

108.28109.55

109.60109.95

110.43

110.47

109.79

109.97

111.43

111.36111.20

111.07111.14

109.54109.87

09.75

110.45

110.35110.45

110.30

110.35

109.48

109.69

109.54

110.13

110.15

110.02110.08

108.77

109.51109.92109.85

109.73109.78

107.69

109.34

109.47

109.79

109.68109.54

109.41109.51

107.19

109.14

109.55

109.34

109.24

109.11

109.23

107.17

108.89
108.58

108.74

108.82

108.95

108.22

108.44

108.46108.64

108.75109.06108.90108.75

08.66

108.21

08.43

08.82

104.91
104.91

104.90
104.74

10
.9

9

7.
37

6.
394.

99

N39°02'10"E 166.73

20.12

7.
00

20.12

85
.5

6

1.84

18.29

7.00

BOTTOM
BOTTOM

BOTTOM
BOTTOM

Ø0.3
8

Ø0.37

Ø0.2
8

Ø0.13Ø
0.21

Ø
0.

17

Ø0.17

Ø
0.26

Ø0.23

Ø0.15

Ø
0.23

Ø
0.11

Ø
0.21

Ø0.33

Ø
0.

22
Ø

0.
20

Ø
0.2

Ø0.22

Ø
0.54

Ø0.30

Ø
0.

23

110.75

TOP =111.44

UP

NT571

NT572

NT573
NT574 NT575

NT576 NT577

NT578

NT565
NT564

562

561

560

559

557

556

555

553

552

551

550

549

554

558

150 M3 OF SOIL AT 1.0M DEPTH.
5 TREES PLANTED
SOIL VOLUME PROVIDED PER TREE: 30 M3

50 M3 OF SOIL AT 1.0M DEPTH.
1 TREE PLANTED
SOIL VOLUME PROVIDED PER TREE: 50 M3

45 M3 OF SOIL AT 1.0M DEPTH.
1 TREE PLANTED
SOIL VOLUME PROVIDED PER TREE: 45 M3

45 M3 OF SOIL AT 1.0M DEPTH.
1 TREE PLANTED
SOIL VOLUME PROVIDED PER TREE: 45 M3

90 M3 OF SOIL AT 1.0M DEPTH.
2 TREES PLANTED
SOIL VOLUME PROVIDED PER TREE: 45 M3

90 M3 OF SOIL AT 1.0M DEPTH.
2 TREES PLANTED
SOIL VOLUME PROVIDED PER TREE: 45 M3

90 M3 OF SOIL AT 1.0M DEPTH.
2 TREES PLANTED
SOIL VOLUME PROVIDED PER TREE: 45 M3

980 M3 OF SOIL AT 1.0M DEPTH.
29 TREE PLANTED
SOIL VOLUME PROVIDED PER TREE: 33 M3

120 M3 OF SOIL AT 1.0M DEPTH.
4 TREES PLANTED
SOIL VOLUME PROVIDED PER TREE: 30 M3

120 M3 OF SOIL AT 1.0M DEPTH.
4 TREES PLANTED
SOIL VOLUME PROVIDED PER TREE: 30 M3

120 M3 OF SOIL AT 1.0M DEPTH.
4 TREES PLANTED
SOIL VOLUME PROVIDED PER TREE: 30 M3

180 M3 OF SOIL AT 1.0M DEPTH.
6 TREES PLANTED
SOIL VOLUME PROVIDED PER TREE: 30 M3

210 M3 OF SOIL AT 1.0M DEPTH.
7 TREES PLANTED
SOIL VOLUME PROVIDED PER TREE: 30 M3

45 M3 OF SOIL AT 1.0M DEPTH.
1 TREES PLANTED
SOIL VOLUME PROVIDED PER TREE: 45 M3

60 M3 OF SOIL AT 1.0M DEPTH.
2 TREES PLANTED
SOIL VOLUME PROVIDED PER TREE: 30 M3

70 M3 OF SOIL AT 1.0M DEPTH.
2 TREES PLANTED
SOIL VOLUME PROVIDED PER TREE: 35 M3

120 M3 OF SOIL AT 1.0M DEPTH.
4 TREES PLANTED
SOIL VOLUME PROVIDED PER TREE: 30 M3

PET RELIEF AREA

OUTDOOR AMENITY SPACE

OUTDOOR
FITNESS

OUTDOOR AMENITY SPACE

PRIVATE
PATIO

PRIVATE
PATIO

DUNDAS STREET E.

SH
EP

AR
D 

AV
EN

UE

BIKE PARKING

PLANTER
SEAT WALL

PLANTER
POT

BISTRO TABLE&
CHAIRS

500
TYP.20004410

9210

TY
P.

65
00

BUS SHELTER

500
TYP.2000

2455 3330

TYP.8000

TYP.8000

2100

SOD SOD SOD

SOD

SOD

SOD

SOD

SOD
SODSOD

SOD

SOD

SOD

SOD

TREE IN TREE GRATE

BENCH

PLANTER
SEAT WALL

PLANTER
SEAT WALL

WOOD PRIVACY FENCE
ALONG PROPERTY LINE

PROPERTY LINE PROPERTY LINE

PROPERTY LINE

U/G PARKING

U/G PARKING

U/G PARKING

LEGEND

CONCRETE PAVING
SRI>29

UNIT PAVING TYP.A
SRI>29

UNIT PAVING TYP.B
SRI>29

RUBBERIZED SURFACE
SRI>29

GRAVEL

TREE PROTECTION
FENCE

1.8M HT. WOOD
PRIVACY SCREEN

1.2M HT. CHAIN-LINK
FENCE & GATE

BIKE PARKING

BENCH

EXISTING TREE TO
REMAIN

XX

1.8M HT. DECORATIVE
METAL FENCE

SOIL CELL AREA

PROPOSED LARGE
TREES

PROPOSED SMALL
ORNAMENTAL TREES

EVERGREEN BUFFER
TREES

SHRUBS

SOD

Fe
br

ua
ry 

22
, 2

02
2

3:2
6 P

M PROJECT NO.:

DATE:

SCALE:

CHECKED:

DRAWN:

DRAWING

PROJECT

revision

signed                      

no.

date                          

date by

CONTRACTOR MUST VERIFY ALL DIMENSIONS ON THE JOB AND REPORT ANY
DISCREPANCY TO THE LANDSCAPE ARCHITECT BEFORE PROCEEDING WITH THE
WORK.
ALL DRAWINGS AND SPECIFICATIONS ARE INSTRUMENTS OF SERVICE AND THE
PROPERTY OF THE LANDSCAPE ARCHITECT WHICH MUST BE RETURNED AT THE
COMPLETION OF THE WORK.
ALL DRAWINGS TO BE USED FOR CONSTRUCTION ONLY WHEN SIGNED BY THE
LANDSCAPE ARCHITECT.

NOT FOR CONSTRUCTION

I:\0
1-

PR
OJ

EC
TS

\20
22

\22
-1

05
 60

 D
UN

DA
S\

01
-C

AD
\01

-C
UR

RE
NT

\P
LO

T\
01

-P
RE

LIM
IN

AR
Y\

LS
-1

00
 LA

ND
SC

AP
E 

PL
AN

.D
W

G

CLIENT

SHEET NO.:

1 ISSUED FOR ZBA 2022-02-22 CZ

info@studiotla.ca www.studiotla.ca20 Champlain Blvd. Suite 102 - Toronto ON - M3H 2Z1

60 DUNDUS

MISSISSAUGA, ONTARIO

CZ

RR

2022-01-26

22-105

AS SHOWN

LS-100

LANDSCAPE PLAN

0 1 2 3 4 5 10m

1:250

108.82

109.19

109.60

110.03

110.52

110.61

110.76

111.29

111.33

111.40

110.38

111.32

111.35

111.55

111.33 111.12

110.89

110.71

110.49

110.43

110.46

110.36
110.42

110.56110.68
110.77

110.88
110.98

111.10
111.22111.35

111.24

111.42

110.32
110.53

110.63
110.75

110.83
110.96

111.08

110.47110.51
110.52110.71110.85110.98111.08111.16

111.31111.43

111.34

110.14

111.44111.30

111.17111.23

110.44110.57

110.40110.61
10.86

0.93.1111.19
11.29111.42

111.48111.42

111.41

109.55

109.68109.68

111.22111.22

111.12

110.99111.06

109.30

109.56

111.14

111.08

111.00

110.83110.96

108.83

109.36

109.61

110.97

110.91

110.87

110.74110.83

108.81

109.54.65

110.79

110.66

110.61

110.69

108.28109.55

109.60109.95

110.43

110.47

109.79

109.97

111.43

111.36111.20

111.07111.14

109.54109.87

09.75

110.45

110.35110.45

110.30

110.35

109.48

109.69

109.54

110.13

110.15

110.02110.08

108.77

109.51109.92109.85

109.73109.78

107.69

109.34

109.47

109.79

109.68109.54

109.41109.51

107.19

109.14

109.55

109.34

109.24

109.11

109.23

107.17

108.89
108.58

108.74

108.82

108.95

108.22

108.44

108.46108.64

108.75109.06108.90108.75

08.66

108.21

08.43

08.82

104.91
104.91

104.90
104.74

10
.9

9

7.
37

6.
394.

99

N39°02'10"E 166.73

20.12

7.
00

20.12

85
.5

6

1.84

18.29

7.00

BOTTOM
BOTTOM

BOTTOM
BOTTOM

Ø0.3
8

Ø0.37

Ø0.2
8

Ø0.13Ø
0.21

Ø
0.

17

Ø0.17

Ø
0.26

Ø0.23

Ø0.15

Ø
0.23

Ø
0.11

Ø
0.21

Ø0.33

Ø
0.

22
Ø

0.
20

Ø
0.2

Ø0.22

Ø
0.54

Ø0.30

Ø
0.

23

110.75

TOP =111.44

UP

NT571

NT572

NT573
NT574 NT575

NT576 NT577

NT578

NT565
NT564

562

561

560

559

557

556

555

553

552

551

550

549

554

558

150 M3 OF SOIL AT 1.0M DEPTH.
5 TREES PLANTED
SOIL VOLUME PROVIDED PER TREE: 30 M3

50 M3 OF SOIL AT 1.0M DEPTH.
1 TREE PLANTED
SOIL VOLUME PROVIDED PER TREE: 50 M3

45 M3 OF SOIL AT 1.0M DEPTH.
1 TREE PLANTED
SOIL VOLUME PROVIDED PER TREE: 45 M3

45 M3 OF SOIL AT 1.0M DEPTH.
1 TREE PLANTED
SOIL VOLUME PROVIDED PER TREE: 45 M3

90 M3 OF SOIL AT 1.0M DEPTH.
2 TREES PLANTED
SOIL VOLUME PROVIDED PER TREE: 45 M3

90 M3 OF SOIL AT 1.0M DEPTH.
2 TREES PLANTED
SOIL VOLUME PROVIDED PER TREE: 45 M3

90 M3 OF SOIL AT 1.0M DEPTH.
2 TREES PLANTED
SOIL VOLUME PROVIDED PER TREE: 45 M3

980 M3 OF SOIL AT 1.0M DEPTH.
29 TREE PLANTED
SOIL VOLUME PROVIDED PER TREE: 33 M3

120 M3 OF SOIL AT 1.0M DEPTH.
4 TREES PLANTED
SOIL VOLUME PROVIDED PER TREE: 30 M3

120 M3 OF SOIL AT 1.0M DEPTH.
4 TREES PLANTED
SOIL VOLUME PROVIDED PER TREE: 30 M3

120 M3 OF SOIL AT 1.0M DEPTH.
4 TREES PLANTED
SOIL VOLUME PROVIDED PER TREE: 30 M3

180 M3 OF SOIL AT 1.0M DEPTH.
6 TREES PLANTED
SOIL VOLUME PROVIDED PER TREE: 30 M3

210 M3 OF SOIL AT 1.0M DEPTH.
7 TREES PLANTED
SOIL VOLUME PROVIDED PER TREE: 30 M3

45 M3 OF SOIL AT 1.0M DEPTH.
1 TREES PLANTED
SOIL VOLUME PROVIDED PER TREE: 45 M3

60 M3 OF SOIL AT 1.0M DEPTH.
2 TREES PLANTED
SOIL VOLUME PROVIDED PER TREE: 30 M3

70 M3 OF SOIL AT 1.0M DEPTH.
2 TREES PLANTED
SOIL VOLUME PROVIDED PER TREE: 35 M3

120 M3 OF SOIL AT 1.0M DEPTH.
4 TREES PLANTED
SOIL VOLUME PROVIDED PER TREE: 30 M3

PET RELIEF AREA

OUTDOOR AMENITY SPACE

OUTDOOR
FITNESS

OUTDOOR AMENITY SPACE

PRIVATE
PATIO

PRIVATE
PATIO

DUNDAS STREET E.

SH
EP

AR
D 

AV
EN

UE

BIKE PARKING

PLANTER
SEAT WALL

PLANTER
POT

BISTRO TABLE&
CHAIRS

500
TYP.20004410

9210

TY
P.

65
00

BUS SHELTER

500
TYP.2000

2455 3330

TYP.8000

TYP.8000

2100

SOD SOD SOD

SOD

SOD

SOD

SOD

SOD
SODSOD

SOD

SOD

SOD

SOD

TREE IN TREE GRATE

BENCH

PLANTER
SEAT WALL

PLANTER
SEAT WALL

WOOD PRIVACY FENCE
ALONG PROPERTY LINE

PROPERTY LINE PROPERTY LINE

PROPERTY LINE

U/G PARKING

U/G PARKING

U/G PARKING

LEGEND

CONCRETE PAVING
SRI>29

UNIT PAVING TYP.A
SRI>29

UNIT PAVING TYP.B
SRI>29

RUBBERIZED SURFACE
SRI>29

GRAVEL

TREE PROTECTION
FENCE

1.8M HT. WOOD
PRIVACY SCREEN

1.2M HT. CHAIN-LINK
FENCE & GATE

BIKE PARKING

BENCH

EXISTING TREE TO
REMAIN

XX

1.8M HT. DECORATIVE
METAL FENCE

SOIL CELL AREA

PROPOSED LARGE
TREES

PROPOSED SMALL
ORNAMENTAL TREES

EVERGREEN BUFFER
TREES

SHRUBS

SOD

Fe
br

ua
ry 

22
, 2

02
2

3:2
6 P

M PROJECT NO.:

DATE:

SCALE:

CHECKED:

DRAWN:

DRAWING

PROJECT

revision

signed                      

no.

date                          

date by

CONTRACTOR MUST VERIFY ALL DIMENSIONS ON THE JOB AND REPORT ANY
DISCREPANCY TO THE LANDSCAPE ARCHITECT BEFORE PROCEEDING WITH THE
WORK.
ALL DRAWINGS AND SPECIFICATIONS ARE INSTRUMENTS OF SERVICE AND THE
PROPERTY OF THE LANDSCAPE ARCHITECT WHICH MUST BE RETURNED AT THE
COMPLETION OF THE WORK.
ALL DRAWINGS TO BE USED FOR CONSTRUCTION ONLY WHEN SIGNED BY THE
LANDSCAPE ARCHITECT.

NOT FOR CONSTRUCTION

I:\0
1-

PR
OJ

EC
TS

\20
22

\22
-1

05
 60

 D
UN

DA
S\

01
-C

AD
\01

-C
UR

RE
NT

\P
LO

T\
01

-P
RE

LIM
IN

AR
Y\

LS
-1

00
 LA

ND
SC

AP
E 

PL
AN

.D
W

G

CLIENT

SHEET NO.:

1 ISSUED FOR ZBA 2022-02-22 CZ

info@studiotla.ca www.studiotla.ca20 Champlain Blvd. Suite 102 - Toronto ON - M3H 2Z1

60 DUNDUS

MISSISSAUGA, ONTARIO

CZ

RR

2022-01-26

22-105

AS SHOWN

LS-100

LANDSCAPE PLAN

0 1 2 3 4 5 10m

1:250



Urban Design Study
Bousfields Inc.27

2.1.4 Streetscape 
The streetscape strategy is focused on creating a strong sense of place 
that respects the main street character along Dundas Street East and the 
neighbourhood character along Shepard Avenue. The proposed development 
will animate both streetscapes with active building frontages to encourage 
a high level of activity within the public realm. This will compliment the 
pedestrianized nature envisioned for Downtown Cooksville.

Dundas Street East is a multi-modal arterial street that serves as a major 
transportation corridor and key structuring element for the Downtown 
Cooksville area. As such, the streetscape design for Dundas Street East will 
align with its role as a major thoroughfare within the City of Mississauga. 
Based on the Dundas Connects Master Plan, it is anticipated that ongoing 
development comprising of mid-rise buildings and, or, tall buildings with 
mid-rise podiums along Dundas Street East will transform the street and 
give it a more enclosed and urban character.  The inclusion of retail uses at 
grade and improved boulevards will encourage active transportation and 
draw pedestrians towards the Subject Site. 

An expanded public realm is envisioned along the Dundas Street East 
frontage. From an urban structure perspective, the proposal introduces 
ample opportunities for enhanced landscaping elements which reflect and 
reinforce the prominence of the street. Such opportunities include:

•	 A 4.41-metre-wide sidewalk zone;

•	 Two rows of street trees;

•	 Shrubs and planting beds; 

•	 Seating benches; and

•	 Bike racks. 

Streetscape elements will be designed to create a sense of identity for 
the Subject Site and will be coordinated with the existing and planned 
streetscape improvements undertaken by the City of Mississauga as part of 
the Dundas Connects Master Plan. 

Shepard Avenue will be revitalized as a landscaped street, lined with 
active residential and non-residential uses. In this regard, the streetscape 
character will be softened with street trees and landscaping to respect the 
character of the mature and heavily landscaped street edge south of the 
Subject Site. Shepard Avenue will feature coordinated and/or integrated 
street furnishings, street trees and landscaping.  Pedestrian zones will allow 
for an appropriate transition between the public and private realm where 
grade-related residential uses front the street.  
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Figure 13 - Dundas Street East Illustrative Renderings (Prepared By Chamberlaine Architect Services Limited) 
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2.1.5 Detailed Site Statistics
The following table provides detailed statistics for the development proposal.

Standard Proposed

Site Area 10,734.05 square metres 

Gross Floor Area
Residential GFA
Retail GFA
Total GFA

65,884 square metres
1,963 square metres
67,847 square metres

Floor Space Index 6.32

Building Height
Tower A
Tower B
Tower C

36 storeys / 123.4 metres (excl. MPH)
33 storeys / 111.2 metres (excl. MPH)
29 storeys / 99.25 metres (excl. MPH)

Unit Mix
Studio 
One-Bedroom/+ Den Units
Two-Bedroom/+ Den Units
Three-Bedroom/Townhouse Units
Total Dwelling Units

176 units (14%)
741 units (61%)
292 units (24%)
15 units (1%)
1,224 units (100%)

Amenity Space
Indoor
Outdoor
Total Amenity Space

 
5,579 square metres
3,772 square metres
9,351 square metres

Car Parking Spaces
Resident
Visitor 
Commercial
Total Parking Spaces

856 spaces
102 spaces 
21 spaces
979 spaces

Bicycle Parking Spaces
Resident Long Term
Resident Short Term
Retail Long Term
Retail Short Term
Total Bicycle Parking Spaces

735 spaces
62 spaces
1 space
2 spaces
800 spaces

Loading Spaces
Type G Spaces 2 spaces 
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2.2 Built Form and Uses

2.2.1 Building Setbacks and Orientation
Through building setbacks and stepbacks, the proposed buildings within the 
Subject Site have been designed with regard for the surrounding context, to 
frame streets at an appropriate scale and facilitate comfortable pedestrian 
circulation within the public realm. The siting of buildings is intended to 
activate proposed pedestrian routes within the site and reinforce existing 
ones along Dundas Street East and Shepard Avenue. 

To that end, buildings are proposed to be sufficiently set back from streets 
and open spaces to provide room for pedestrian amenities and landscape 
features within the public realm. The 3-storey podium of Building A is set 
back from Dundas Street East by 8.0 metres - measured from the lot line to 
the north building façade - and 15.0 metres measured from the public street 
curb to the north building façade. Building A is also set back 3.0 metres 
from Shepard Avenue - measured from the west lot line to the west building 
façade -and 8.5 metres measured from the public street curb to the west 
building façade. 

The 3- to 5-storey podium of Building B is set back by between 12.9 and 15.0 
metres from the south lot line. It is set back by 3.3 metres from Shepard 
Avenue - measured from the west lot line to the west building façade - 
and 8.6 metres measured from the public street curb to the west building 
façade. Moreover, Building B is set back by 9.6 metres from the east lot line 
along Cooksville Creek. 

The proposed towers have been massed with floor plates of 800 square 
metres to minimize shadow and wind impacts on adjacent streets, sidewalks 
and parks. Furthermore, the proposed tall buildings are separated from 
one another by more than 30 metres - with the exception of Tower A and 
B which maintains a minimum separation distance of 28.1 metres. In our 
opinion, the proposed towers have been located to limit impacts on and 
provide adequate access to sunlight and sky view from the public realm and 
adjacent properties. To that end, Towers B and A are offset and oriented 
perpendicular to one another to create a diverse skyline and minimize the 
overlap between buildings to maintain access to sunlight and sky view, and 
limit wind impacts.

Having regard for the existing low-rise and main street character along 
Dundas Street East, considerations have been made to locate the tall 
building elements away from the street and to allow the 3-storey podium to 
remain as the primary street framing element.  All towers are set back above 
their respective podiums to ensure the podium base and tower elements are 
clearly defined from one another. Along the Dundas Street East frontage, 
all towers are setback a minimum of 10 metres from the street line in 
accordance with MOP Policy 12.4.1.4 to maintain an appropriate street scale 
and sense of enclosure.  

Specifically, Tower A is located at the northwest quadrant of the Subject Site, 
with frontages along both Dundas Street East and Shepard Avenue. Tower 
A is located towards the northwest corner of the podium and maintains a 
3.9 metre stepback from the north podium façade, a 2.9 metre stepback 
from the west podium façade, a 5.8 metre stepback from the south podium 
façade and a 26 metre stepback from the east podium façade. 
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Atop the shared 3- to 5-storey podium, Towers B and C are located at the west 
and east ends of the shared podium base and have mirrored tower floorplates 
and layouts above level 2. Tower B maintains a 3.0 metre stepback from the 
west podium façade, while Tower C maintains a 2.5 metre stepback from the 
east podium façade. 

With respect to tower separation from existing buildings, Tower B is setback 
15.0 metres and Tower C is setback 14.3 metres from the south lot line. 
The proposed setbacks of Tower B and C maintain a minimum separation 
of approximately 40 metres and 20 metres, respectively, from the existing 
residential buildings on the property to the south. As mentioned above, Tower 
C has been oriented perpendicular to the existing 10-storey building to the 
south to limit facing conditions between the two buildings. As well, Tower C is 
setback a minimum of 9.6 metres from the east lot line which abuts Cooksville 
Creek. The creek area creates a natural buffer between the proposed towers 
and the approved tall building to the east - therefore adequately limiting 
additional built form impacts. In our opinion, the proposed setbacks are 
appropriate, and concerns related to built form impacts have been adequately 
addressed. 
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Figure 14 - Building Setbacks And Orientation
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2.2.2 Building Height and Form
The proposed height and massing have been based on several contextual 
and urban design considerations including: the size, depth, and 
configuration of the Subject Site; its prominent location near the centre 
of Downtown Cooksville; and the existing and planned context of tall 
buildings within the surrounding neighbourhood. This built form and urban 
structure setting - together with the immediate adjacency of the Subject 
Site to transit along Dundas Street East and the nearby Hurontario LRT and 
Cooksville Go Station - combine to support development of this scale. The 
proposed building heights reflect the emerging built form context within 
Downtown Cooksville and achieve an appropriate level of intensification for 
this prominent site with excellent access to transit.

The City of Mississauga Official Plan (MOP) promotes development in the 
form of tall buildings within Intensification Areas and Downtowns. While 
a maximum height is not prescribed for properties designed Mixed Use 
within a Downtown, heights of up to 25-storeys are permitted within the 
Residential High-Density designation as per MOP Policy 12.1.2.2. 

Recognizing that Downtown Cooksville is targeted for significant change 
and revitalization with intensification, transit infrastructure investment 
and redevelopment, the proposed heights are generally consistent with 
the height range of proposed and approved buildings within the vicinity 
of the Subject Site. Moreover, they are demonstrative of the future built 
form context and evolution of Downtown Cooksville. In this respect, 
buildings with heights greater than 25 storeys have been approved within 
the surrounding area, including a 28-storey building at 45 Agnes Street. 
There are also several existing mid- and high-rise slab style apartments 
with heights that range up to 22-storeys within the surrounding area. In 
our opinion, the greater level of height and density would contribute to the 
achievement of transit-supportive intensification in accordance with recent 
and emerging policy changes - including the Provincial Policy Statement, 
Growth Plan and Municipal Comprehensive Review which is outlined in detail 
in the accompanying Planning Justification Report. 
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Figure 15 - Height Context
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2.2.2.1 Building Form 

To limit built form impacts on the public realm and adjacent properties, the 
proposed buildings have been designed in the form of point towers atop 
appropriately scaled podium buildings. This built form typology will respect 
and enhance the existing and planned development context, which includes 
mid-rise and tall buildings. To that end, the proposed towers have been 
designed to characterize three built form elements: the podium base, the 
tower shaft, and the tower top: 

Podium Buildings

The proposed podiums have been designed to frame the adjacent streets 
with good proportion and establish a strong street edge. The 3-storey 
podium base building of Tower A has been appropriately scaled to respond 
to the existing context along Dundas Street East - which is primarily 
characterized by 2- and 3-storey commercial buildings. 

In accordance with MOP Policy 12.4.6.1.1, the proposed podium base building 
has been massed to fit within a 45-degree angular plane measured from 
a height equal to 80% of the right-of-way width of Dundas Street East. In 
this regard, the proposed 15.1-metre height of the podium base building will 
enhance and reinforce the main street character of Dundas Street East and 
provide a pedestrian-scaled street wall that creates a comfortable sense of 
enclosure along the street.

Similarly, the proposed 3- to 5-storey podium base building shared by 
Towers B and C has been massed with a 11.3-metre street wall along Shepard 
Avenue - which relates appropriately to the 20-metre right of way width of 
the street. The base building along this street frontage will establish a street 
edge condition that respects Shepard Avenue as a neighbourhood street, 
while providing grade-related residential units and landscaping to enhance 
the existing streetscape character. 

Tower Shaft 

The upper portion of the tower element is defined by its slender shape, 
minimal stepping, and typical uniform floor plate. Each tower element is 
stepped back above the podium to ensure the podium remains the primary 
street defining element. 

The proposed tower heights balance the objectives of providing a built 
form that is compatible with the surrounding context while achieving 
intensification in proximity to transit. To ensure both objectives are met, 
the proposed towers have been designed to appropriately limit and mitigate 
built form impacts, as demonstrated in the supporting studies summarized 
in Section 2.4. In addition to the proposed built form stepbacks and 
orientation described above, the proposed tower elements incorporate 
defined architectural articulation to break up the building elevations and 
reduce the perception of height from the pedestrian level. To that end, the 
use of glazing and other “light” cladding materials will help further reduce 
the perception of the overall building mass. 

Tower Top 

Lastly, the proposed tower elements will be topped with mechanical 
penthouses that are stepped back from the tower shaft and treated with 
cohesive design language and materials to ensure they are screened from 
view and limit obstructions to sky view.    
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Figure 16 - East Elevation of Subject Site
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Figure 17 - Built Form Heights
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2.2.3 Transition to Adjacent Uses and Built Form
The proposed development includes a variety of building heights that 
respond to several contextual considerations, while providing appropriately 
scaled podiums that anchor each building within the Subject Site. The uses 
surrounding the site vary; with low-rise commercial uses to the north and 
west, naturalized areas to the east and high-rise residential uses to the 
south – with established neighbourhoods beyond. Recognizing that some 
of these uses are more sensitive to built form impacts than others, the 
proposed development has been designed to prioritize transition towards 
the east and south to limit light, view, privacy, and shadow impacts on the 
adjacent Cooksville Creek, associated trail and low-rise residential areas 
beyond. 

Transition within the proposed development is to be achieved through 
spatial separation to areas of lower scale and intensity. This includes 
the stepping down of building height towards these sensitive areas. The 
overall built form strategy is to provide a gradual stepping of height and 
scale from the Dundas-Shepard intersection – increasingly stepping 
down in a southeasterly direction. This stepping of height will contribute 
to the downward height progression from the Hurontario-Dundas Street 
intersection towards the surrounding Character Areas envisioned in the MOP 
(Policy 12.4.1.5).

In this regard, the tallest building proposed is located at the corner of 
Dundas Street East and Shepard Avenue - northwest corner of the Subject 
Site.  Tower A has a height of 36-storeys (123.4 metres), and steps down to 
a lower podium element which frames the street.  Moving southeast, tower 
heights transition down to 33-storeys (111.2 metres) and 29-storeys (99.25 
metres) to Tower B and C. 

As detailed in Section 2.2.2, the proposed towers are appropriately sited 
from the southern and eastern lot lines of the Subject Site. This provides an 
appropriate spatial separation to the existing high-rise residential buildings 
to the south and naturalized areas to the east. As such, in addition to the 
strategy of stepping down in height from north to south across the Subject 
Site, landscaping is provided along the eastern edge of the Subject Site to 
screen the buildings from view and offer additional privacy to the adjacent 
properties to the south and east.
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Figure 18 - Built Form Transition Diagram 
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2.3 Access, Circulation, Parking and Services

2.3.1 Vehicular Access and Circulation
In terms of vehicular access, the proposal contains two entry points which 
lead to the shared parking garage entrances. This includes one entry point 
from Dundas Street East, aligned to Jaguar Valley Drive to the north and on 
the east end of Building A, and another entry point from Shepard Avenue 
between Building A and B. 

The proposed development will reduce the overall number of existing 
curb cuts on the site from three to two by removing the access point from 
Shepard Avenue at the southern end of the Subject Site. The consolidation 
of access points will provide a more continuous streetscape and limit areas 
of conflict between vehicles and pedestrians. 

The proposed buildings have been organized around a common driveway 
- which has a roundabout configuration with drop-off areas at the central 
portion of the Subject Site.  Building A contains a garage ramp located along 
the easterly portion of the podium. This provides access to the underground 
parking levels. Building B contains a shared garage ramp located along the 
eastern portion of the podium building.
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Figure 19 - Vehicular Circulation Diagram
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2.3.2 Parking, Loading and Servicing Areas
The proposed development has been designed to be pedestrian oriented and 
to limit the visual impact of parking and loading areas from the public realm. 
The proposal provides 979 parking spaces within five levels of underground 
parking. Of the total number of parking spaces, 856 are residential parking 
spaces, 102 are visitor parking spaces (including 4 carshare spaces) and 21 
are retail parking spaces. Access to below-grade parking is provided within 
each podium. Parking ramps are recessed within the building mass and 
screened from the public realm.  

Lay-by areas are also provided along the central driveway, adjacent to 
primary building entrances, to accommodate drop-off areas. These areas 
are also located away from the adjacent streets and sidewalks to limit their 
impacts on pedestrians. 

In terms of loading, two loading spaces are included within the proposal, 
including one type ‘G’ loading space within Building A and one type ‘G’ 
loading space within Building B. Each loading space is accessed via the 
internal driveway and is located internally with each building.  
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Figure 20 - Parking, Loading And Servicing Diagram
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2.3.3 Pedestrian Circulation
A network of sidewalks, mid-block connections and pedestrian pathways 
have been designed to promote active transportation and increase 
permeability and connectivity throughout the Subject Site.  Multiple 
pedestrian connections from Dundas Street East are proposed to draw in 
pedestrians into the Subject Site, including pedestrian routes along each 
side of the private driveway within the internal courtyard area. Pedestrian 
routes within the site will also lead to the existing bus stop along Dundas 
Street East and provide a convenient connection that encourages the use of 
public transit. Furthermore, a path system is proposed along the southern 
and eastern edges of the Subject Site which connects the pedestrian 
pathways within the Subject Site to an existing trail along Cooksville Creek. 
This pathway network will foster a new east-west connection from Shepard 
Avenue to the creek edge and promote the use of the new public park.

Along both Dundas Street East and Shepard Avenue frontages, wide 
landscaped boulevards along the streetscape have been provided to 
connect the proposed buildings throughout the Subject Site, and to link the 
surrounding streetscape network. Internal pedestrian pathways will also 
provide connections to the existing sidewalks from building entrances and 
grade-related units. 

The proposed development promotes the use of active transportation 
modes, generally through the provision of the connections described 
above, but more specifically through the proposed cycling infrastructure 
incorporated into the design of the Subject Site. In this regard, internal 
bicycle storage facilities have been included in the design of each building 
and located at grade where possible. Additional short term bicycle storage 
is proposed within the boulevard of Dundas Street East to support the highly 
pedestrianized and active nature envisioned for the street. 
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Figure 21 - Pedestrian Circulation Diagram
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With respect to shadows cast on public open spaces, parks and plazas, 
the Study demonstrates that the proposed development only results in 
incremental shadow impacts on the open spaces associated with Cooksville 
Creek on September 21st from 11:12am to 5:48pm. The proposed development 
ensures access to sunlight is maintained on more than 50% of the open 
space area, and therefore satisfies the assessment criteria. 

As it relates to on-site public open spaces, the development will cast 
shadows on the proposed public park on September 21st between 8:35am 
and 4:12pm. While the shadow impacts do not satisfy the assessment 
criteria, we note that a portion of the shadow cast on the proposed park is 
from the existing tall buildings south of the Subject Site at 75 and 85 King 
Street East. Additionally, the park is situated east of the proposed buildings 
and is therefore in a location that will naturally receive more shadowing. 
The park is in a desirable location adjacent to Cooksville Creek and in our 
opinion, the incremental shadow impacts are acceptable given the site’s 
location within an intensification area where high-density development is 
anticipated. 

Based on the shadow analysis, it is our opinion that the proposed 
development will have acceptable shadow impacts on adjacent low-
rise neighbourhoods, private amenity areas, and public open spaces in 
accordance with Policy 9.5.3.9 of the Mississauga Official Plan. 

2.4.2 Pedestrian Wind Comfort and Safety Study
A Pedestrian Wind Comfort and Safety Study was prepared by RWDI in 
accordance with the City of Mississauga Terms of Reference, dated March 
2022. The purpose of the report was to predict and assess wind conditions 
associated with the proposed development. Policy 9.2.1.16 and 9.5.3.9 of 
the Official Plan state that tall buildings will minimize adverse microclimatic 
impacts on the public realm and private amenity areas, including wind.

2.4 Supporting Studies

2.4.1 Shadow Study
A Shadow Study was prepared by Bousfields Inc. in support of the proposed 
development. The shadow study includes an assessment of the net 
incremental shadow impact of the proposed development on residential 
private outdoor amenity space (i.e. private rear yards, patios and pools), 
communal outdoor amenity areas that are part of the proposed development 
or adjacent apartment sites, public realm elements (i.e. sidewalks, open 
spaces, plazas, as well as turf and flower gardens) and building faces to 
allow for the possibility of using solar energy.

With respect to residential private outdoor amenity spaces, incremental 
shadows are cast on the rear yards of some single-detached lots at certain 
test times. However, the Study concludes that the proposed shadows do not 
exceed one hour in duration on any of the private amenity areas, and as a 
result the impacts satisfy the assessment criteria.

As it relates to communal outdoor amenity spaces, the Study concludes 
that the shadow impacts on adjacent outdoor amenity areas associated 
with existing and approved developments are generally acceptable as the 
assessment criteria are generally met for June, September, and December.  
With respect to shadowing of on-site amenity areas, portions of the 
proposed rooftop outdoor amenity areas will be in shade at various times. 
While the shadow impacts do not satisfy the assessment criteria for certain 
test times, the Study notes that that the incremental shadow impacts on 
the rooftop amenity areas are acceptable within an urban context. Between 
March and September, when outdoor amenities typically receive their 
heaviest use, the proposed development is in substantial compliance with 
the assessment criteria. 

With respect to public streets, the proposed development satisfies the 
assessment criteria as it relates to Shepard Avenue since it allows for 5 
hours of sunlight on the sidewalk on the opposite side of Shepard Avenue on 
September 21st. The assessment criteria have not been met for the sidewalks 
associated with Dundas Street East. It is our opinion that the although the 
assessment criteria are not met, the proposal casts slender and fast-moving 
shadows that result in acceptable and localized impacts on the adjacent 
sidewalk. 
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The Study notes that the existing wind conditions on and around the 
Subject Site are predicted to be generally comfortable for the intended use 
throughout the year. However, uncomfortable wind conditions are predicted 
to around the existing towers to the south of the site during the winter 
season.

With the addition of the proposed Building A, the overall predicted 
windspeeds are considered appropriate for the intended use in the summer, 
including the building main entrances, grade level outdoor amenity and 
sidewalks. The addition of the proposed Building B is not expected to 
change the general grade level wind conditions, but higher wind speeds 
are anticipated at the outdoor amenity, and uncomfortable wind conditions 
predicted between the proposed buildings.

In the winter, uncomfortable wind conditions are predicted at multiple 
locations on and around Building A, including the north main entrance. The 
addition of Building B is expected to improve some of the uncomfortable 
wind conditions around Building A, but higher wind speeds are measured at 
most of the building’s entrances, and uncomfortable wind conditions are 
predicted on the north and south sides of Building B.

In the proposed Phase I configuration, the criterion used to assess the 
pedestrian wind safety is expected to be exceeded at multiple locations 
around the building and on the 3rd floor amenity terrace. The addition of 
the Building B in Phase II is expected to improve some of the predicted 
safety exceedances. Wind speeds that exceed the wind safety criterion 
are anticipated in the area between the proposed buildings, to the south 
of Building B, and on the 3rd floor terrace even with the future buildings in 
place. The addition of the future buildings is expected to slightly improve 
the wind conditions.

The Study concludes that satisfactory wind speeds around the proposed 
buildings, and in the 3rd floor amenity terrace of Building A can be achieved 
with various wind control measures. Additional wind tunnel testing is 
recommended to develop wind control solutions.

For further details, refer to the Pedestrian Wind Comfort and Safety Study 
submitted as part of the application package.

2.4.3 Noise and Vibration Impact Study
A Noise and Vibration Impact Study was prepared by RWDI for the proposed 
development. Policies 9.5.1.11 and 9.5.1.12 of the Official Plan state that new 
residential development abutting major roads should be designed with 
a built form that mitigates traffic noise and that noise impacts are to be 
mitigated.

The Study recommends the following noise control measures:

•	 Installation of central air-conditioning so that all suites’ windows can 
remain closed. a. STC-26, STC-45, and STC-25 are recommended for 
the minimum sound insulation ratings for the window, exterior wall, 
and exterior door respectively on the north façade of Building A. These 
STC ratings would be achieved with the Ontario Building Code Minimum 
requirements.

•	 Construction of perimeter noise barriers along the outdoor amenity areas 
if feasible.

•	 The inclusion of noise warning clauses related to transportation sound 
levels at the building façade, and in the outdoor amenity areas if barriers 
or parapet walls are not provided Vibration from the LRT to the south-
west along Hurontario Street at the proposed development is not 
expected due to the setback being greater than the worst-case setback 
noted in the project’s Environmental Project Report.

The Study concludes that based on the results of the analysis for the given 
site plan and the implementation of the recommendations included with the 
assessment, the proposed development is predicted to meet the applicable 
sound and vibration criteria.

For further details, refer to the Noise and Vibration Impact Study submitted 
as part of the application package.
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It is the opinion of this Urban Design Study that the proposed development 
represents good urban design, is appropriate within the emerging and 
planned built form context and contributes to the enhancement of the 
existing and planned character of both Dundas Street East and Mississauga. 
The proposal is successful in providing an enhanced interface with the 
public realm and introducing a built form that enhances the existing 
character of the site and provides an adequate transition to the nearby 
neighbourhood and naturalized.

The development proposal will provide a transit-supportive and pedestrian-
friendly built form that improves the pedestrian condition at grade and 
incorporates architectural and landscape design elements that respond 
appropriately to the surrounding area. The positioning of building height 
near the corner of Dundas Street East and Shepard Avenue will support the 
existing and planned transit infrastructure and nearby Cooksville Go Station. 
Moreover, it will serve as a transition towards the planned intensification 
along Dundas Street East and within Downtown Cooksville as a whole. 

The proposed development is generally in keeping with, and maintains, the 
intent of the urban design policies in the Official Plan as outlined in this 
Urban Design Study. Overall, it is our opinion that the proposed development 
is appropriate, desirable and should be approved.

Figure 22 - Aerial View Looking East (Rendering prepared by Chamberlaine Architect 
Services Limited)




