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1.0 INTRODUCTION

BA Group has been retained by 10 West GO GP Inc. to provide transportation advisory services in support of
an Official Plan Amendment and Rezoning application to permit the redevelopment of the 17 and 19 Ann
Street, 84 High Street and 90 High Street lands (herein referred to as “the site”) in the City of Mississauga.
The site is 6,570.5 square metres in size and located approximately 150 metres from the Port Credit GO
Station and less than 100 metres from the future Hurontario LRT stop at the northwest corner of Hurontario
Street and Park Street East. The existing block consists of two residential detached dwelling units on the
northwestern portion of the site, a 2,449.5 square metre public park on the northeastern portion of the block,
and two heritage buildings (84 and 90 High Street) along the southern portion of the site. The existing
vehicular access to each respective building is provided separately via dedicated driveways.

The proposed 23-storey tower will be situated within the northwest corner of the site (municipal address of 17
and 19 Ann Street) and will accommodate approximately 363 residential units and approximately 320 square
metres of commercial space at grade. A total of 2,449 square metres of public parkland will be created
through the redevelopment, including a 1,536 square metre park along Hurontario Street and a 913 square
metre park oriented along High Street East. The site location and sire plan are illustrated in Figure 1 and
Figure 2, respectively.

BA Group has previously submitted an Urban Transportation Considerations Study in December 2021
(attached for reference in Appendix A), following which technical comments were provided by the City of
Mississauga in March 2022 (attached in Appendix B). This Memorandum has been prepared as a response
to agency comments as discussed below.
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1.1 CITY OF MISSISSAUGA COMMENTS

Technical comments were received from the City of Mississauga in March and April of 2022. Responses to
these comments (referencing relevant sections of this Memorandum) are discussed below.

Comment 1
A Traffic Impact Study prepared by BA Consulting Group Ltd. dated Dec 2021 was submitted in support of the
proposed development. Based on the information provided to date, staff provide the following comments:

Comment 1A
“The report should be stamped and signed by P. Eng, prior to final approval.”

Response to Comment 1A
Our stamped December 2021 Transportation Study is attached in Appendix A of this Memorandum, which is
also stamped.

Comment 1B
“Under Section 8. Provide figure for future lane configurations and stop controls used in the analysis.”

Response to Comment 1B
The future road network is illustrated in Figure 4 of this Memorandum.

Comment 1C

“Existing Traffic Volumes. The traffic counts conducted during the ongoing pandemic will not be accepted. In
order to grow traffic volumes to existing 2022 levels, please obtain historical traffic data counts and utilize
regression analysis to determine appropriate growth rates. Note, there is HULRT construction in this area.”

Response to Comment 1C

Historic traffic counts at study area intersections were considered in addition to traffic count surveys
conducted in June and September 2022. Based upon information provided by the City of Mississauga and
those collected on behalf of BA Group, a particular emphasis was placed on the Hurontario Street /
Lakeshore Road East intersection, as traffic volumes on arterial roads is believed to be probative of historic
traffic patterns affecting the study area. It was observed that traffic volumes collected during the years 2021
and 2022 are generally significantly lower at all study area intersections. Downwards trends are observed in
the north-south direction on Hurontario Street, as well as in the east-west direction on Lakeshore Road East.
With this in mind, traffic surveys at each intersection were conservatively selected from among pre-COVID
traffic counts (if available). Adjustments made to existing traffic volumes in order to represent contemporary
2022 traffic volumes following the procedure discussed in Section 6.2 of this Memorandum. The assessment
of historic traffic count surveys is discussed in Section 6.2 of this Memorandum and attached in Appendix F.

Comment 1D

“Specific Development Allowances. The following rezoning application should be included in the analysis: 128
Lakeshore Rd (OZ 22-5 W1), 0 Park St E (OZ 22-10 W1).”
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Response to Comment 1D
Noted. Traffic allowances for the proposed developments at 128 Lakeshore Rd and 0 Park St E as discussed
in in Section 6.3 of this Memorandum.

Comment 1E
“Intersection Analysis. Include 95th Percentile Queue Lengths in the tables.

Response to Comment 1E
Noted. All signalized intersections within the study area include tables summarizing 95" percentile Queue
lengths as discussed in in Section 6.7.50f this Memorandum.

Comment 1F
“Synhro Outputs. For the Lost Time Adjustment value of 0 should be used. Any deviation from Synchro
Defaults should be justified.”

Response to Comment 1F

Noted. The lost time factor will be set to a value of zero for all traffic analyses included in this Memorandum.
Note that based on the results of the updated capacity analysis this change does not change the conclusions
from our Dec 2021 study and site traffic can be acceptably accommodated.

Comment 1G
“(G) Include a section for the Community Impacts. Any traffic related impacts on the existing community and
comments from the public shall be addressed in this section.”

Response to Comment 1G

Community traffic impacts are discussed in Section 6.7.6. Considering the modest site traffic generation and
the negligeable impacts of site related traffic volumes to the study area road network, it may be concluded
that the proposed development will not alter change the fundamental use of the local/collector streets.

Comment 2

“Staff require the Applicant undertake a satisfactory Parking Utilization Study (PUS) with appropriate proxy
sites in Mississauga, per the Citys Parking Terms of Reference, to justify the requested parking rates,
including visitor parking, as the parking reduction is greater than 10% from the existing Zoning By-law 0225-
2007, as amended. Staff advise there are appropriate condominium residence proxy sites to survey in Port
Credit and there are no longer pandemic restrictions that would limit the undertaking of parking surveys by
consultants. Before undertaking proxy surveys, please contact staff to discuss scope.”

Response to Comment 2

BA Group has conducted parking occupancy surveys at comparable residential developments in the vicinity of
the site. These include residential parking surveys at: NOLA 6-8 Ann Street (“NOLA”), 1 Hurontario Street
(“North Shore”), 12 Park Street East, 26 Park Street, and 7 Helen Street North; and, residential visitor surveys
at: 26 Park Street East, 28 Elizabeth Street North, 49 Queen Street East,15 Elizabeth Street, and 66 High
Street. A discussion of observed results in provided in Section 4.4.2 of this Memorandum.
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With respect to the proposed non-residential parking requirement, the new proxy survey data suggests that
the proposed site specific visitor parking rate of 0.15 spaces per unit is supportable and will accommodate
existing visitor demands in the area. With respect to resident parking, the City of Mississauga has recently
concluded the Parking Master Plan and Implementing Strategy (PMPIS) and had begun the process of
enacting the recommendations entailed therein. Prevailing Zoning By-law 0225-2007 stipulates a harmonized
residential parking requirement of 0.80 parking spaces per residential unit. It is noteworthy to mention that this
revised parking rate was contemplated to be generally applicable for the entire precinct, and therefore these
rates do not reflect the additional potential influence on parking demand of being immediately adjacent to the
future Hurontario LRT. Moreover based on the new parking demand information collected by BA Group in the
area, it was determined that the existing parking demand in the area, observed from proxy residential sites,
are in the order of 0.67 to 1.05 spaces per unit, with average rates converging to 0.79-0.81. It is noteworthy
that the average observed residential parking rate closely follow by-law rates for Precinct 1 (0.80), while also
demonstrating the viability of existing residential developments located in proximity to transit with residential
parking rates on the order to those proposed for the site.

Recognizing that the current resident parking demand in the area is already 0.80 / unit, it is appropriate to
consider for sites immediately next to the LRT a parking requirement that takes into consideration the future
mode change associated with the LRT. As a result, a blended site-specific residential parking rate of 0.68
spaces per unit is proposed. The proposed site specific requirement has been derived by applying the
anticipated auto mode-share reduction forecast in The Hurontario LRT Benefits Case Analysis (15%) to the
prevailing residential parking rate of 0.80 spaces per unit. In doing so it is being implied that the sites closest
to the LRT will benefit from the expected future change in mode split from the LRT compared to the existing
demand. See Section 4.4.2 of this memorandum for further details.

Comment 3

“Staff agree that parking reductions are appropriate for the proposed development given its location in Port
Credit that is well serviced by MiWay transit and has access to existing and planned higher order transit.
Solely relying on the PDC approved Parking Regulations Study is premature because the Study is not in force
and may be subject to further changes. However, staff will give consideration to the direction of this Study.
Applications continue being evaluated against the Citys current Zoning By-law. Staff advise that parking is
required for all uses and recommend a shared parking arrangement, per the PDC approved Parking
Regulations Study, based on the 0.20 visitor parking rate for the residential component.  Staff request the
Applicant provide clarification if a shared parking arrangement is being requested.As parking for 84 High
Street (Parcel D) and 90 High Street (Parcel E) will be provided off-site at 17/19 Ann Street (Parcel A), Staff
require the Applicant to prepare an off-site parking agreement for the subject parcels in the event the parcels
have different ownership.”

Response to Comment 3

See response to Comment 2. BA Group has conducted parking occupancy surveys at comparable residential
developments in the vicinity of the site. Based upon this review, a residential rate of 0.68 and a residential
visitor parking rate of 0.15 is justified as discussed in Section 4.4 of this Memorandum.

Comment 4

“Staff advise the Applicant that each development application is reviewed based on its own merit. The
reduced parking rates for the adjacent development were approved following both the rezoning and minor
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variance processes, and having received satisfactory proxy site data and sales data. Staff request that if
parking sales data is available for the subject site that the Applicant provide it as supportive secondary
justification per the requirements outlined in the Citys Parking Terms of Reference. If the Applicant wishes to
reference precedent applications, please provide discussion regarding similarities.”

Response to Comment 4
Noted. A discussion pertaining to the parking rationale for the proposed development is provided in Section
4.4 of this Memorandum.

Comment 5

“Staff commend the Applicant for considering the provision of a range of TDM measures; however staff are
not clear which TDM measures are committed to being provided on site. Staff request the Applicant provide
clarification, specific details and commitments as to how these measures will be provided and implemented
on site. For example: Transit passes: The value of the pre-loaded transit pass (value/duration) and to whom
(first owner or occupant of the residential unit).Electric vehicle charging stations: The number of electric
vehicle charging stations to be provided in the parking garage and whether they will be resident accessible
only or publicly accessible. Car-Share service: An agreement with a car share provider for a minimum of 2
years, the number of parking spaces assigned to the service, and the location of the parking spaces on the
site.”

Response to Comment 5

The applicant is reviewing implementing TDM measures such as PRESTO cards to future residents in order
to incentivize the utilization of area transit services, incorporating bike repair stations on site as well as
exploring the feasibility of implementing car share spaces as part of the development. It is noteworthy to
mention that reduced vehicle parking supply is a TDM strategy designed to passively work in tandem with
proactive strategies and have been proposed in order to support the proposed reduced resident parking
requirement considered in Section 4.4.1. To this end, TDM measures will be considered in review and
discussion with Staff based on the propose reduced parking rates.

Comment 6

“The Region of Peel will provide front-end collection of garbage and recyclable materials subject to the
following conditions being met and labelled on a Waste Management Plan prior to the Official Plan
Amendment approval: 1.The waste management plan only showed the waste storage room. Please include
the waste collection point details. Please refer to WCDSM Appendix 4 for an illustration of this
requirement:a.Please indicate the length/extent of the 7.5m clearance.b.Please show dimensions of the
collection point.c. The Collection Point must show sufficient space for the staging of all bins of a single stream,
whichever is larger (for 359 units, 8 3-cubic yard bins for Recyclable Materials must be shown staged on the
staging area) and setting-out of Bulky Iltems (minimum 10 square meters). d.The number, size, and type of
receptacles in the Collection Point must be clearly labelled.e. The Collection Point should not require the
Jockeying of front-end bins (i.e. manually positioning one front-end bin at a time for the waste collection
vehicle to pick up) by property management staff. If jockeying of bins during collection is required, please
indicate on the waste management plan that property management staff will be responsible for jockeying the
bins during collection, subject to the following requirements and must be added to the plan as additional
waste management note:1.The bins should be properly positioned in the collection area on the day of
collection before 7 am.2.The driver is not required to exit the collection vehicle to facilitate
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collection.3.Property management is responsible for moving bins during collection.4.The Region will not be
responsible for emptying bins that are inaccessible to the collection vehicle.5.Property management must be
visible to waste collection vehicle on approach to site, otherwise the waste collection vehicle will not enter the
site.6.Property management will be responsible for safely maneuvering waste collection vehicles into and/or
out of, as well as around the site”

Response to Comment 6

Dimensions are provided for the waste collection point located on the ground floor as may be seen in in
Appendix C. A provision of nine (9) 3-cubic yard recycling bins and eight (8) 3-cubic yard garbage bins are
provided which meets and/or exceeds the Peel Region Waste Collection Guideline requirement of nine (9)
recycling bins (based on one bin per 45 residential units), and seven (7) garbage bins (based on one bin per
54 residential units). Bins will have to be jockeyed by property management staff. Vehicle maneuvering
diagrams illustrating the passage several design vehicles (Heavy Singe Unit Truck, Cube Van, Passenger
Car) are illustrated in Appendix D of this Memorandum.

Comment 7

“[SCHEDULE 'C' - ADDITIONAL TERMS, PROVISIONS, CONDITIONS AND NOTES] The Transportation
Impact Study prepared by BA Consulting Group Ltd, dated Dec 2021, identifies several TDM measures to be
implemented as part of the proposed development to reduce single occupancy vehicle (SOV) trips to the site.
The following shall be included under Schedule 'C’ of the Development Agreement: (i)the possibility of
introducing car-share and bike share services on the site;(ij) Long-term and short-term bicycle parking spaces
(and a bicycle repair station) on the site in accordance with rates recommended by City of Mississauga
staff.(iii) Pre-loaded PRESTO cards to each first-time unit owner.”

Response to Comment 7
Noted.

2.0 DEVELOPMENT OVERVIEW
21 DEVELOPMENT PROGRAMME

The revised development programs contemplated the following:

e removal of the existing single family dwelling units located at 17 and 19 Ann Street to construct a new
23-storey mixed-use building comprised of 363 residential units and 320 m? of retail space (“10 West”
development);

¢ retention of the existing heritage buildings 84 High Street (Parcel D) and 90 High Street (Parcel E);

e redevelopment of the surface parking lots adjacent to the existing 84 and 90 High Street to
accommodate additional park space and the 10 West development (Parcel A); and

e The provision of 237 bicycle parking spaces, 2 loading spaces, and 319 parking spaces, of which 250
will be reserved for residents, 56 for residential visitors, and 13 reserved for 84 & 90 High Street.

A comparison of development statistics between the current proposal and previous development programme
is summarized in Table 1. Reduced architectural plans are attached in Appendix C.
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TABLE 1 DEVELOPMENT PROPOSAL SUMMARY

Development Proposal

Previous Current Difference

One-bedroom 210 units 253 units

+43 units
ﬁ Two-bedroom 149 units 110 units -39 units

Total 359 units 363 units +4 units

BN Proposed Retail 309 m? GFA 320 m? GFA +11 m? GFA

10 West

Vehicular, Bicycle and Loading Supply (Minimum Zoning Proposed)
(Parcel A)

Resident 233 spaces 247 spaces +14 spaces
Q Non-Residential 36 spaces 55 spaces +19 spaces
Off-Site (84 & 90 High Street) 14 spaces 13 spaces -1 spaces
Residential Long Term 252 spaces 218 spaces -34 spaces
(% Non-Residential Short Term 35 spaces 19 spaces -16 spaces
-R Loading 1 Formal and 1 Informal Loading Space

6 units (to be retained)

84 High
Street
(Parcel D)

Resident 6 spaces 6 spaces -

7’\ Existing Residential Building

Non-Residential 0 spaces 0 spaces -

90 High 7‘\ Existing Residential Building To be converted to commercial / office uses (~340 m? GFA)
v 7 ki (within the 10 West

Parcel E . parking spaces (within the es __

( ) Q Commercial parking garage)

As can be seen in the Table, the current development proposal is much the same as that previously
considered in our December 2021 Transportation Considerations Study. Of note is a modest increase in
residential units to 363 (a difference of 4 additional units) and total parking spaces to 319 (a difference of 33
more spaces; 14 more residential, and 19 more visitor spaces).

2.2 SITE ACCESS

Vehicular access to the 10 West below-grade parking and at-grade loading facility is proposed within a
consolidated driveway off of Ann Street. Pick-up, drop-off and front-door delivery activity for the building will
be accommodated informally along Ann Street.

23 PARKING

A 5.5-level below-grade parking garage is proposed within the 10 West residential development. A total of
319 parking spaces are proposed including 250 resident spaces and 56 residential visitor spaces for the 10
West development, 6 spaces reserved for the existing 84 High Street, and 7 spaces for the 90 High Street
heritage buildings.
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24 LOADING

Two (2) loading spaces are proposed within a central consolidated loading facility, accessed from Ann Street,
to accommodate the proposed 10 West retail and residential refuse, recycling and organic collection as well
as delivery/moving activities. One (1) formal loading space, consistent with the requirements set out in the
Mississauga Zoning By-law, and one (1) proposed smaller loading space (deficient by 1.0 m in length), that
can accommodate a range of smaller delivery vehicles (i.e. step vans and cube vans). The proposed loading
arrangement does not consider the retained heritage buildings at 84 and 90 High Street, as they do not form
part of the proposed condominium and therefore will not share the loading spaces. Refuse / recycling
collection for the existing 84 and 90 High Street buildings will continue to occur as curbside pickup.

25 BICYCLE PARKING

Short-term visitor bicycle parking for the 10 West development (residential and retail uses) will be provided at
grade and long-term resident bicycle parking will be provided on the P1 level of the parking garage, accessed
via the site driveway and parking ramp.

3.0 FUNCTIONAL DESIGN
3.1 WASTE MANAGEMENT CONSIDERATIONS

Refuse / recycling collection was discussed in Section 7.4.1 of our December 201 Study. As may be seen in
Appendix C, dimensions are provided for the waste collection point located on the ground floor. A provision
of nine (9) 3-cubic yard recycling bins and eight (8) 3-cubic yard garbage bins are provided which meets
and/or exceeds the Peel Region Waste Collection Guideline requirement of nine (9) recycling bins (based on
one bin per 45 residential units), and seven (7) garbage bins (based on one bin per 54 residential units). Bins
will have to be jockeyed by property management staff. Vehicle maneuvering diagrams illustrating the
passage several design vehicles (Heavy Singe Unit Truck, Cube Van, Passenger Car) are illustrated in
Appendix D.

3.2 DAYLIGHT TRIANGLES

The current architectural plans for site show 7.5 metre x 7.5 metre daylight triangles in the northwest and
southwest corners of the site (per request from the City), and 10 metre x 10 metre daylight triangles in the
northeast and southeast corners. As stated in the Region of Peel ‘Public Works Design, Specifications &
Procedures Manual’ (November 2009), a minimum 15 metre x 15 metre daylight triangle must be dedicated to
the Region. However, smaller daylight triangles of 10 metre x 10 metre are used at existing sites with similar
conditions (i.e. located on local roads with lower traffic volumes). Therefore, it is reasonable that daylight
triangles of 10 metre x 10 metre be provided at the northeast and southeast corners of the site, similar to the
daylight triangles already provided on the northeast and southeast corners. Diagrams are illustrated in
Appendix D.
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4.0 VEHICULAR PARKING CONSIDERATIONS

This section provides an update to BA Group’s 2021 report in response to the comments received from City
Staff with respect to the vehicular parking strategy proposed.

4.1 ZONING BY-LAW REQUIREMENTS

The proposed development is located within the City of Mississauga and is subject to Zoning By-Law 0225-
2007. The parking requirements for the proposed development are outlined in Table 2.

TABLE 2 CITY OF MISSISSAUGA ZONING BY-LAW 0225-2007 PARKING REQUIREMENTS

Units / GFA o 2 Minimum Parking
(m2)? Rate (Minimum) S YT——
Resident
Studio 0 units 0 spaces
1-Bedroom 253 units 202 spaces
0.80 spaces / unit
2-Bedroom 110 units 88 spaces
3-Bedroom 0 units 0 spaces
290 spaces
10 West Resident Subtotal 363 units (0.80 spaces per
unit)
Non-Resident
Visitor 363 units 0.20 spaces / unit 73 spaces
Retail 309 m? 3.0 spaces / 100 m? GFA 9 spaces
Non-Resident Subtotal 82 spaces
Total 372 spaces
84 High Resident (1-Bedroom) 6 units 0.80 spaces / unit 5 spaces
Street Visitor 0.20 spaces / unit 1 space
90 High Office 340 m? 2.0 spaces / 100 m? GFA* 7 spaces
Street
Total Site Requirement 385 spaces
Notes:
1. Site stats provided by CORE Architects, dated October 19 2022. The floor area for the existing 90 High Street heritage building is approximate.
2. Resident Condominium parking rates as per City of Mississauga Zoning By-law 0225-2017, Precinct 1.
3. Where the number of non-residential parking spaces and/or loading spaces is calculated on the basis of a rate or ratio and results in a numeric

fraction, fractions of less than 0.5 shall be rounded down to the nearest whole number and fractions equal to or greater than 0.5 shall be rounded
up to the nearest whole number (as per City of Mississauga Zoning By-law 0225-2017 section 3.1.1.1.4).

4. Office rate is based on Zoning By-Law 0225-2007, it is noted that the current building, 90 High Street, is zoned as a residential use, which has a
rate of 1.25 spaces / unit.

Application of the minimum Zoning By-law parking standards result in a total requirement of 372 spaces for
the 10 West development, comprising 290 resident spaces (0.8 space per unit) and 82 non-residential
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spaces. Six (6) spaces are required for the existing 84 High Street residential building and 7 spaces are
required for an office use within the existing 90 High Street building.

4.2 PROPOSED SITE-SPECIFIC VEHICULAR PARKING STANDARDS

Section 3.3.2 of our December 2021 Transportation Considerations Study discussed planned transit
improvements that are poised to become operational and relevant within transportation context of the site.
These include most notably the Hurontario-Main Light Rail Transit (LRT) system (with a stop proposed to be
located approximately 150 metres from the site at Hurontario Street / Park Street intersection) and rapid
transit bus services proposed on Lakeshore Road (with a planned stop at Hurontario Street approximately
200 metres or a 3-minute walk from the site). With this in mind, it is argued that the prevailing Zoning By-law
parking standards outlined modestly overstate the parking supply needs of contemporary buildings in a transit
accessible area of the city such as the site environs. As such, it is proposed to adopt the following reduced
minimum parking standards for the 10 West, 84 and 90 High Street sites. The proposed site-specific parking
requirements are listed below:

Residents:
o 1 Bedroom: 0.68 spaces / unit
o 2 Bedroom: 0.68 spaces / unit

¢ Non-Residential (Residential Visitors + Ground Floor Commercial/Retail):
o 0.15 spaces / unit

e Ancillary Uses (Includes: Retail Store, Service Establishment, Take-out Restaurant, Convenience
Restaurant and Restaurant <220 m?):
o None

e Office (90 High Street):
o 2 spaces/ 100 m? GFA

4.3 PROPOSED VEHICULAR PARKING SUPPLY

Based on the foregoing, application of the proposed parking rates are described below and summarized in
Table 3. The proposed parking supply was based on the recommended parking standards described in
Section 4.2 which identifies a list of ancillary uses for which parking is not required. The proposed parking
supply recognizes that the building includes some ancillary retail uses. It is noted that there is flexibility to
provide other ancillary uses within the building, which would be confirmed through subsequent submissions.
Retail is the proposed ancillary use in the current application.

The current concept plan illustrates the provision of 319 parking spaces including 250 resident spaces and 56
residential visitor spaces for the 10 West development, 6 spaces reserved for the existing 84 High Street
property, and 7 spaces for the 90 High Street property. This proposed supply meets and slightly exceeds the
minimum parking requirements of the proposed rates (as summarized in Table 3).
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TABLE 3 CALCULATION OF PROPOSED PARKING SUPPLY REQUIREMENT

Units / GFA - 2 Minimum Parking
(m?)! Rate (Minimum) Requirement?
Resident
Studio 0 units 0 spaces
1-Bedroom 253 units 174 spaces
0.68 spaces / unit
2-Bedroom 110 units 76 spaces
3-Bedroom 0 units 0 spaces
247 spaces
10 West Resident Subtotal 363 units (0.68 spaces per
unit)
Non-Resident
Visitor 363 units 0.15 spaces / unit 56 spaces
Retail 309 m? - 0 spaces
Non-Resident Subtotal 55 spaces
Total 303 spaces
84 High Resident (1-Bedroom) 6 units 1.0 spaces / unit 6 spaces
Street Visitor 0.0 spaces / unit 0 spaces
30 High Office 340 m? 2.0 spaces / 100 m? GFA* 7 spaces
Street
Total Site Requirement 316 spaces
Notes:
1. Proposed supply is based on the site stats provided by CORE Architects, dated October 19 2022.
2. The floor area for the existing 90 High Street heritage building is approximate.
4.4 APPROPRIATENESS OF PROPOSED PARKING REQUIREMENTS

A detailed parking justification was provided in Section 5.4 of our December 2021 Urban Transportation
Considerations Study, which discussed contextual factors influencing parking needs for contemporary
developments in urban areas well served by transit. The parking justification has been further updated to
reflect additional parking demand surveys that were undertaken in the area to provide supplementary
technical justification for the proposed site-specific parking requirement rates.

441 Resident Parking

As discussed in Section 5.4 of our December 2021 Urban Transportation Considerations Study, adoption of
the proposed reduced parking standards is considered to be appropriate based upon the following
considerations:
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e Transportation planning principles supporting a reduced parking supply to change travel behaviour;

e The subject Site is in close proximity to significant existing and planned transit services and bicycle
route facilities that provide non-automobile dependent travel connections across the City;

e A series of Transportation Demand Management measures proposed to be incorporated in the
development to support the use of non-automobile travel modes;

o The existing area travel characteristics being supportive of low automobile use;

e A review of parking demands observed / recorded by BA Group at other residential condominiums in
comparable areas; and

e Recent reduced residential parking approvals trends.

As mentioned in our Dec 2021 study, the Hurontario-Main Light Rail Transit (The Hurontario LRT) is expected
to be opened by 2024 and is proposed to include a stop at the Port Credit GO Station, located approximately
100 metres from the site. The implementation of the Hurontario LRT is expected to significantly impact the
transportation characteristics within the vicinity of the LRT corridor and the City of Mississauga at large. The
proximity of the site to the future LRT station suggests that the 10 West site should have a parking supply that
supports transit; one that is equal to or lower than prevailing market demand.

Due to the LRT’s connections to several GO Stations and employment hubs along the span of the corridor,
the Hurontario LRT Benefits Case Analysis forecasts that the future transit mode share along the Hurontario —
Main corridor will be increased from 24% to 49% with the introduction of the LRT. Applying the same
percentage shift in mode split to the Site’s existing transit mode split results in an increase from 14% to 29%.
This increase translates to an auto mode split reduction from 67 — 70%, down to 52 — 55% (a net decrease in
the auto mode share by approximately 15%).

The City of Mississauga has recently concluded the Parking Master Plan and Implementing Strategy (PMPIS)
and had begun the process of enacting the recommendations entailed therein. Of relevance to the study area,
residential parking requirements have been categorized within “precincts”, which stipulate a harmonized
residential parking requirement of 0.80 parking spaces per residential unit. It is noteworthy to mention that this
revised parking rate was contemplated to be generally applicable across the precinct, and therefore doesn’t
take into account the proximal impacts of being immediately next to higher order transit improvements such
as the Hurontario LRT. With this in mind, a blended site-specific residential parking rate of 0.68 spaces per
residential unit has been derived by applying the anticipate auto mode-share reduction (15%) to the prevailing
residential parking rate of 0.80 spaces per unit.

As discussed in Section 5.4.1.6 of our December 2021 Study, there are examples of recently approved
parking reductions in the Port Credit area that have granted residential parking rates on the order of those
proposed for the site. For example, a minor variance (File: A413.20) was approved on March 25, 2021 for 28
Ann Street. The approved minimum resident parking rates were 0.57 parking spaces for each one-bedroom
unit and 0.73 parking spaces for each two-bedroom units. It is noted that the proposed 10 West site is located
diagonally opposite the approved 28 Ann Street development (the sites are located on the northwest and
southeast corners of the Park Street and Ann Street intersections), and are therefore set within the same
transportation and community context (i.e., amenities, on-street parking supply, walkability, household vehicle
ownership).
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In addition, Table 9 of our December 2021 Study reviewed a series of past parking reduction approvals for
proxy sites situated in similar or less transit supportive contexts as the proposed development, including those
within the near vicinity of a GO Station. Approved rates varied from 0.47-0.71 spaces per unit. In this context,
the proposed resident parking supply ratios (overall rate of 0.68 spaces / unit for the 10 West development) is
conservatively within the range of documented parking supply reduction approvals that are appropriate
proxies for the site.

Finally, and per Comment 2 received from the City, additional parking surveys were undertaken in the area by
BA Group in the area during September 2022 in order to provide additional justification for the proposed
residential parking rate. These include the 26 Park Street, 12 Park Street, 1 Hurontario Street, 6-8 Ann Street,
and 7 Helene Street residential developments. Residential proxy survey results are summarized in Table 4
and attached in Appendix E.

TABLE 4 BA GROUP DIRECTED RESIDENTIAL PARKING PROXY SURVEY RESULTS

Proxy Sites 28 Park Street | 12 park street | ! Harontario UL
ree ree Average

Observed Maximum Parking Rate (Spaces / Unit)'

Friday,
September 23, 0.80 0.73 1.05 - 0.67 0.81
2022

Wednesday,
September 28, 0.64 0.67 1.04 0.94 0.67 0.79
2022

Notes:
1. Parking surveys were conducted at 2:00 AM.

As can be seen in the Table, observed proxy residential parking rates from the various sites are in the order
of 0.67 to 1.05 spaces per unit, with average rates converging to 0.79-0.81. It is noteworthy that the average
observed residential parking rate closely follow by-law rates for Precinct 1 (0.80), while also demonstrating
the viability of existing residential developments located in proximity to transit with residential parking rates on
the order to those proposed for the site.

On this basis BA Group continues to be of the opinion that the proposed site-specific resident parking
requirement of 0.68 spaces / unit is appropriate based on the site proximity to the future LRT and recognizing
that there are approved precedents in the vicinity of the site.

4.4.2 Residential Visitor Parking

It is proposed to adopt a residential visitor parking requirement of 0.15 spaces per unit for the proposed
development. This rate is higher than the recently approved non-residential parking rate for the neighbouring
residential development at 78 Park Street East and 22 — 28 Ann Street.

The proposed visitor parking requirement of 0.15 spaces per unit was first rationalized in Section 5.5.1.1 of our
December 2021 Study. In that report it was noted that residential visitor parking supply standards outlined in
the current Mississauga Zoning By-law are considered conservatively high relative to the parking approvals
obtained for residential buildings within similar transportation contexts across the City. Generally, parking
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demands across the GTA have been declining over recent years in response to the changing demographics,
economic factors, policy and planning emphasis on transit and active modes of travel, and mobility choices of
residents within newer buildings, in particular. Furthermore, the City of Mississauga’s recently finalized Zoning
By-law parking review recognizes that previously established parking standards are not supportive of the City’s
policy objectives of reducing single automobile use and promoting active modes of travel.

The December 2021 study also provided some data from prior reduced residential visitor parking approvals
(between 0.0 — 0.15 spaces per unit) which had parking demand data from proxy sites in the Port Credit area
and in areas within the cities of Pickering and Hamilton with less transit supportive contexts as summarized in
Table 10 of our December 2021 Study. This parking data was supportive of the proposed visitor parking
requirement of 0.15 spaces per unit.

Supplementary Data Collection

Per Comment 2 received from the City, additional parking surveys were undertaken in the area by BA Group
in the area during September 2022 in order to provide additional justification for the proposed visitor parking
rate. These include the 26 Park Street E, 28 Elizabeth Street, and 49 Queen Street E, as well as 1 Hurontario
Street, 6-8 Ann Street, 66 High Street E, and 15 Elizabeth Street N. Survey locations are illustrated in Figure
3, while results are summarized in Table 5. Visitor Proxy surveys are likewise attached in Appendix E.

TABLE 5 BA GROUP DIRECTED VISITOR PARKING PROXY SURVEY RESULTS

28 1

Proxy Sites cLLlis Elizabeth 49 Queen Hurontario 6-8 Ann 66 High 15 Elizabeth

Street E Street N Street E Street Street Street E Street N

Observed Maximum Parking Rate (Spaces / Unit)'

Friday,
September 0.04 0.01 0.08 0.11 0.11 0.15 0.11
23, 2022

Saturday,
September 0.10 0.01 0.08 0.14 0.14 0.15 0.09
24, 2022

Friday,
September 0.06 0.02 0.13 0.08 0.10 0.10 0.11
30, 2022

Saturday
October 1, 0.08 0.02 0.13 0.09 0.15 0.15 0.11
2022

Notes:
1. Parking surveys were conducted on Fridays from 6:00 PM to 11:00 PM, and on Saturdays from 12:00 PM to 8:00 PM. Table
values represent absolute maxi9mum observed parking rates over survey periods.
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As can be seen in the Table, maximum observed parking occupancy rates from the various sites are in the
order of 0.10 to 0.15 spaces per unit, with the highest visitor parking demand observed at any site (during any
time period) being approximately 0.15 spaces per unit. This new parking demand data from the area provides
compelling, local, and relevant demand information that supports the proposed visitor parking requirement of
0.15 spaces per unit. With this in mind, the provision of a reduced visitor parking standard for the 10 West
development is considered appropriate based upon the following considerations:

e Numerous transportation planning principles that support reduced parking supplies;

e The Site in proximity to significant existing and planned transit services (Port Credit GO Station and
planned Hurontario LRT and Lakeshore Road Rapid Transit) and bicycle route facilities that provide
non-automobile dependent travel connections across the City;

e Availability of public on-street parking within the near vicinity;

e The range of recent reduced residential visitor parking supply ratio approvals with less proximate
access to a GO Station;

e Exceeding the recently approved parking rates for the neighbouring residential development at 78 Park
Street East and 22 — 28 Ann Street; and,

e Consistency with observed parking rates for the neighbouring proxy residential developments.

5.0 TDM MEASURES

Potential transportation demand management (TDM) strategies were discussed in Section 4.0 of or
December 2021 Transportation Study. As mentioned, these included ‘hard’ measures, such as pedestrian
connections, bicycle parking, bicycle repair stations, transit information centres, and electric vehicle charging
stations, as well as ‘soft’ measures, including travel mode information packages, unbundled vehicular parking,
and pre-loaded PRESTO cards.

The applicant is reviewing implementing TDM measures such as PRESTO cards to future residents in order
to incentivize the utilization of area transit services, incorporating bike repair stations on site as well as
exploring the feasibility of implementing car share spaces as part of the development. It is noteworthy to
mention that reduced vehicle parking supply is a TDM strategy designed to passively work in tandem with
proactive strategies and have been proposed in order to support the proposed reduced resident parking
requirement considered in Section 4.4.1. To this end, TDM measures will be considered in review and
discussion with Staff based on the propose reduced parking rates.

6.0 TRAFFIC ANALYSIS
6.1 STUDY AREA ROAD NETWORK

Th existing study area road network was discussed in Section 3.2 and illustrated in Figure 4 of our December
2021 Transportation Study. As discussed in Section 9.2 of our December 2021 Study, the capacity analysis
considered future lane configurations to account for the implementation of the Hurontario LRT. With this in
mind, the future road network assumed for the traffic capacity analysis discussed in Section 5.3 of this
Memorandum is illustrated in Figure 4.
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6.2 EXISTING TRAFFIC VOLUMES

A review of existing traffic volumes was discussed in Section 8.1 of our December 2021 Transportation Study.
As mentioned, baseline existing traffic volumes in the December 2021 study for intersections within the study
area for vehicles, cyclists, and pedestrians were established for the weekday morning and afternoon peak
hour periods on the area street network based on intersection traffic information collected by Spectrum Traffic
Data Inc. on behalf of BA Group, and additional data provided by the City of Mississauga collected between
2014 and most recently in June and September of 2022. As may be seen in Table 13 of our December 2021
Transportation Study (attached in Appendix A), baseline traffic counts assumed in our December study
ranged from 2014 to 2019. Due to the then-ongoing effects of the COVID-19 pandemic BA Group applied
corridor-based growth on Lakeshore Road East and Hurontario Street in order to redress presumed
decreases in traffic volumes.

In this light, due to the uncertain effects of the COVID-19 pandemic, and in response to comments provided
by the City, BA Group has conducted a review of historic traffic counts available at study area intersections
(including those newly conducted in 2022) in order to determine what, if any, traffic patterns would indicate a
prevailing depression in traffic volumes owing to the lasting, yet presumably evanescent effects of the
pandemic. A particular emphasis was placed on the Hurontario Street / Lakeshore Road East intersection as
traffic volumes on arterial roads is believed to be probative of historic traffic patterns affecting the study area.
The results of this assessment are attached in Appendix F of this memorandum.

As may be observed, traffic volumes collected during the years 2021 and 2022 are generally significantly
lower at all study area intersections. Downwards trends are observed in the north-south direction on
Hurontario Street, as well as in the east-west direction on Lakeshore Road East. Based on the review of
historic trends, it was determined that the historic pre-COVID volumes continued to be the most conservative
volumes to utilize for the purposes of this analysis. With this in mind, traffic surveys at each intersection were
conservatively selected from among pre-COVID traffic counts (if available). As in our December 2021 Study,
corridor-based growth was applied to baseline volumes consistent with assumptions provided City’s Travel
Demand Model (as discussed in Section 6.3).

Table 6 summarizes baseline traffic volumes surveys selected for each intersection. Count information is
attached in Appendix G. Baseline existing traffic volumes are illustrated in Figure 5.

TABLE 6 EXISTING TRAFFIC COUNT INFORMATION

Intersection ‘ Date Source
Hurontario / Lakeshore Road East December 17, 2019 TES Mississauga
Hurontario Street / High Street June 24, 2021 Spectrum Traffic Counts
Hurontario Street / Park Street East June 4, 2015 TES Mississauga
Ann Street / Lakeshore Road June 24, 2021 Spectrum Traffic Counts
Ann Street / High Street East June 24, 2021 Spectrum Traffic Counts
Ann Street / Park Street East June 24, 2021 Spectrum Traffic Counts
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Considering the variability in the count dates, and given the trends observed on the study area arterial roads
(i.e., Hurontario Street and Lakeshore Road East), the following balancing measures were applied:

e East-west traffic volumes on Park Street were balanced from the Hurontario Street / Park Steet

intersection;

e East-west traffic volumes on High Street were balanced from the Hurontario Street / High Street
intersection;

¢ North-south traffic volumes on Hurontario Street were balanced from the Hurontario Street / Park
Steet;

e East-west traffic volumes on Lakeshore Road East were balanced from the Hurontario Street /
Lakeshore Road Street East;

¢ North-south traffic volumes on Ann Street were balanced from the Lakeshore Road East / Ann Street
intersection.

Adjustments made owing to balancing are illustrated in Figure 6, while balanced existing traffic volumes
(which represent the addition of baseline existing traffic volumes illustrated in Table 6 to adjustments made to
existing traffic volumes illustrated in Figure 6) are illustrated in Figure 7.

6.3 BACKGROUND TRAFFIC VOLUMES

Background traffic volumes were discussed in Section 8.2 of our December 2021 Transportation Study. As
discussed, corridor growth rates were applied based on the City’s Travel Demand Model, as recommended
by City of Mississauga staff. Allowances were also made to account for new traffic generated by other area
development proposals in the vicinity of the site. These include traffic volumes from the at 128 Lakeshore Rd
and 0 Park St E per Comment 1D from the City. The specific background developments included in the
analysis are summarized in Table 7.

TABLE 7 SPECIFIC BACKGROUND DEVELOPMENTS

Site ‘ Development Programme l Source of Traffic Assignment
28 Anne Street 359 residential units, LEA, July 2019
250 m? retail GFA
42-46 Park Street East 258 residential units LEA, May 2020
21, 25, 29 Park Street East 204 residential units No report available’
128 Lakeshore Rd 42 residential units, LEA, December 2021

150 m? retail GFA

0 Park St E 1,139 residential units, GHD, March 2022
1,765 m? retail GFA

42 Port Street E 221 residential units, BA Group, December 2021
850 m? retail GFA
771 m? office GFA

Notes:
1. Volumes and distribution generated based on trip generation rates observed at nearby developments of similar scale and
distribution patterns determined by 2016 TTS data and observed traffic patterns.
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As can be seen in the Table, allowances have been made for 2,223 residential units, 3,015 m? of retail GFA
space, and 771 m? of office GFA space. With this in mind, background traffic volumes (i.e., corridor growth
and background development traffic volumes) are illustrated in Figure 8.

6.4 FUTRE BACKGROUND TRAFFIC VOLUMES

Future background traffic volumes represent the addition of balanced existing traffic volumes (illustrated in
Figure 7) to background traffic volumes (illustrated in Figure 8). Future background volumes are illustrated in
Figure 9.

6.5 SITE TRAFFIC VOLUMES

Site-derived vehicle trip generation and assignment is discussed in Section 8.2 of our December 2021
Transportation Study. Considering the very modest change in residential units considered in this
Memorandum, site generated traffic volumes remain unchanged. The Site is expected to generate on the
order of approximately 80 and 100 vehicular trips in the weekday morning and afternoon peak hours,
respectively. Site traffic volumes are illustrated in Figure 10.

6.6 FUTURE TOTAL TRAFFIC VOLUMES

Future total traffic volumes represent the addition of site traffic volumes (illustrated in Figure 10) to future
background traffic volumes (illustrated in Figure 9). Future total volumes are illustrated in Figure 11.
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6.7 CAPACITY ANALYSIS
6.7.1 Basis of Analysis

The basis of analysis, analysis parameters, and operations scenarios were discussed in Section 9.1, 9.2, and
9.3 of our December Transportation Study, respectively. All parameters and assumptions considered in this
Memorandum remain unchanged. The detailed Synchro output sheets are attached in Appendix H for
reference.

6.7.2 Parameter Calibration

In the analysis of the afternoon peak hour existing conditions, default Synchro parameters produced
unrealistically high v/c ratios for the eastbound left turn movement at the Lakeshore Road East / Hurontario
Street — St. Lawrence Drive intersection (i.e. v/c ratios above 1.0). To better reflect existing conditions (i.e. an
‘at-capacity’ eastbound left turn movement that operates at, or just under, a v/c of 1.0), the ‘Left Turn
Permitted Factor’ for this movement has been adjusted from a default of 1.32 to 1.9; resulting in a eastbound
left turn v/c of 0.99. These adjustments reflect the reality of driver behaviour under near-capacity conditions,
In addition, all ‘Lost Time Adjustment’ factors have been set to a value of zero for all signalized intersections.

6.7.3 Signalized Intersections
6.7.3.1 Hurontario Street — St. Lawrence Drive / Lakeshore Road

The Hurontario Street — St. Lawrence Drive / Lakeshore Road East intersection is a signalized intersection
that currently operates with a cycle length of 140 seconds and 120 seconds during the morning and afternoon
peak hours, respectively. Capacity analysis results are summarized in Table 8. Under existing traffic
conditions, the intersection operates at an acceptable level of service during the weekday morning peak hour
(overall v/ic of 0.83), and under busy conditions during the afternoon peak hour period (overall v/c of 1.01). As
discussed in Section 6.7.2., the eastbound left turn movement will operate at the limit of its theoretical
capacity. Under future background traffic conditions, the signal timing plan was optimized during both peak
hours resulting in operations improvements. The intersection will operate with a good level of service during
the weekday morning peak hour (overall v/c of 0.70), and under busy yet acceptable conditions during the
afternoon peak hour period (overall v/c of 0.97).

With the addition of site-related traffic under future 2027 traffic conditions, as the proposed development is
fully developed, the intersection continues to operate under similar conditions during both the weekday
morning and afternoon peak hours with overall v/c ratios of 0.71 and 0.97. Site related impacts on the
intersection are negligible.
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TABLE 8 SIGNALIZED INTERSECTION CAPACITY RESULTS — HURONTARIO STREET /
LAKESHORE ROAD

m Future Background (2026) Future Total (2026)

Movement

viC LOS viC LOS VviC LOS

EBL 0.82 (0.99) C (E) 0.65 (0.94) B (D) 0.65 (0.94) B (D)
EBT 0.37 (0.46) A (B) 0.39 (0.50) B (C) 0.40 (0.50) B (C)
EBR 0.01 (0.01) A (B) 0.01 (0.01) A (B) 0.01 (0.01) A (B)
WBL 0.06 (0.16) B (C) 0.07 (0.22) B (C) 0.07 (0.22) B (C)
WBT 0.30 (0.71) B (C) 0.33 (0.87) B (D) 0.33 (0.88) B (D)
WBR 0.16 (0.25) B (C) 0.16 (0.36) B (C) 0.16 (0.36) B (C)
NBL 0.04 (0.02) D (C) 0.04 (0.02) D (C) 0.04 (0.02) D (C)
NBT 0.21 (0.27) D (C) 0.22 (0.26) D (C) 0.22 (0.26) D (C)
SBL 0.81 (0.97) F (E) 0.81 (0.97) E (F) 0.81 (0.97) E (F)
SBT 0.23 (0.18) E (C) 0.31(0.22) D (C) 0.31 (0.22) D (C)
SBR 0.21 (0.59) F (C) 0.23 (0.46) F (F) 0.23 (0.46) F (F)
Overall 0.83 (1.01) E (D) 0.70 (0.97) D (D) 0.71 (0.97) D (D)

f1\l.OteS- XX (XX): Weekday a.m. peak hour (Weekday p.m. peak hour).

6.7.3.2 Hurontario Street / High Street

The Hurontario Street / High Street intersection is a signalized intersection that currently operates with a cycle
length of 140 seconds and 100 seconds during the morning and afternoon peak hours, respectively. Capacity
analysis results are summarized in Table 9.Under existing traffic conditions, the intersection operates at an
acceptable level of service during the weekday morning and afternoon peak hour periods, with overall v/c
ratios of 0.28 and 0.39.

Under future background traffic conditions, with allowances of specific area developments and corridor
growth, the intersection begins to operate at an acceptable level of service during the weekday morning and
afternoon peak hours with overall v/c ratios of 0.31 and 0.41. With the addition of site-related traffic under
future 2027 traffic conditions, as the proposed development is fully developed, the intersection continues to
operate at an acceptable level of service during the weekday morning and afternoon peak hours with overall
v/c ratios of 0.31 and 0.41. Site related impacts on the intersection are negligible.
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TABLE9 SIGNALIZED INTERSECTION CAPACITY RESULTS — HURONTARIO STREET / HIGH
STREET EAST

m Future Background (2026) Future Total (2026)

Movement

EBLTR 0.59 (0.62) E (D) 0.59 (0.67) E (E) 0.59 (0.67) E (E)
WBLTR 0.09 (0.09) E (D) 0.09 (0.10) E (D) 0.09 (0.10) E (D)
NBL 0.01 (0.02) A (A) 0.01 (0.03) A (A) 0.01 (0.03) A (A)
NBTR 0.24 (0.27) A (A) 0.26 (0.28) A (A) 0.26 (0.28) A (A)
SBL 0.08 (0.07) A (B) 0.08 (0.08) A (A) 0.08 (0.08) A (A)
SBTR 0.24 (0.35) A (B) 0.27 (0.36) A (A) 0.27 (0.36) A (A)
Overall 0.28 (0.39) A (B) 0.31 (0.41) A (A) 0.31 (0.41) A (A)
f1\l.OteS- XX (XX): Weekday a.m. peak hour (Weekday p.m. peak hour).

6.7.3.3 Hurontario Street / Park Street East

The Hurontario Street / Park Street East intersection is a signalized intersection that currently operates with a
cycle length of 140 seconds and 100 seconds during the morning and afternoon peak hours, respectively.
Capacity analysis results are summarized in Table 10.

TABLE 10  SIGNALIZED INTERSECTION CAPACITY RESULTS — HURONTARIO STREET / PARK
STREET EAST

m Future Background (2026)? Future Total (2026)?

Movement

viC LOS viC LOS VviC LOS
EBL 0.56 (0.60) D (D) 0.72 (0.67) C (C) 0.79 (0.72) D (C)
EBTR 0.07 (0.07) D (C) 0.07 (0.08) C (C) 0.07 (0.08) C (C)
WBL 0.04 (0.01) C (C) 0.04 (0.02) D (D) 0.05 (0.02) D (D)
WBTR 0.18 (0.19) D (C) 0.18 (0.32) D (D) 0.18 (0.33) D (D)
NBL 0.03 (0.09) B (C) 0.19 (0.85) D (F) 0.20 (0.85) D (F)
NBTR 0.44 (0.59) B (C) 0.74 (0.72) D (D) 0.74 (0.72) D (D)
SBL 0.48 (0.45) B (B) 0.70 (0.62) D (C) 0.70 (0.62) D (C)
SBT 0.31 (0.50) B (B) - (=) - (=) ~ () ~ ()
SBR 0.11 (0.24) B (B) - (=) - (=) ~ () ~ ()
SBTR - (=) - (=) 0.64 (0.96) C (D) 0.65 (0.98) C (E)
Overall 0.51 (0.58) C (C) 0.75 (0.86) D (D) 0.78 (0.90) D (D)
NOteS1.. XX (XX): Weekday a.m. peak hour (Weekday p.m. peak hour).
2. Protected-permissive left turn added to eastbound left movements.

Under existing traffic conditions, the intersection operates at an acceptable level of service during the
weekday morning and afternoon peak hour periods, with overall v/c ratios of 0.51 and 0.58. Under future
conditions, the signal was optimized to accommodate for overall corridor growth and area background
development allowances. A protected-permissive left turn was added to the eastbound left movements. The
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overall cycle length was unchanged. Under future background traffic conditions, with allowances of specific
area developments and corridor growth, the intersection begins to operate at an acceptable level of service
during the weekday morning and afternoon peak hours with overall v/c ratios of 0.75 and 0.86. With the
addition of site-related traffic under future 2027 traffic conditions, as the proposed development is fully
developed, the intersection continues to operate at an acceptable level of service during the weekday
morning and afternoon peak hours with overall v/c ratios of 0.78 and 0.90. Site related impacts on the

intersection

are minimal.

Based on the foregoing, the net-new site traffic volumes can be appropriately accommodated at the
network signalized intersections with the Hurontario LRT through signal timing adjustments and
without the need for geometric improvements.

6.7.4

The summarized results of the intersection traffic operations analyses undertaken the unsignalized

Unsignalized Intersections

intersections are summarized in Table 11. All unsignalized intersections will operate at acceptable levels of
service (LOS C or better) under all scenario conditions.

TABLE 11 UNSIGNALIZED INTERSECTION CAPACITY RESULTS
Movement
Delay viC Delay viC Delay viC
Anne Street / Lakeshore Road'
EBL 10.1 (14.1) B (C) 10.6 (16.2) B (C) 10.6 (16.2) B (C)
SBLR 16.6 (10.2) B (B) 10.4 (10.8) B (B) 14.4 (10.8) C (D)
Ann Street / High Street East®
EBLTR 8.2 (8.1) B (B) 8.5 (8.6) A (A) 8.6 (8.8) A (A)
WBLTR 7.8 (7.8) A (A) 8.1 (8.3) A (A) 8.1 (8.5) A (A)
NBLTR 8.7 (8.6) A (A) 9.3 (9.7) A (B) 9.4 (10.0) A (B)
SBLTR 8.1(7.6) A (A) 8.1 (8.3) A (A) 8.1 (8.5) A (A)
Ann Street / Park Street East®
EBLTR 9.2 (10.2) B (B) 13.0 (15.9) B (C) 13.6 (17.0) B (C)
WBLT 7.6 (9.9) A (A) 9.3 (15.7) A (B) 10.0 (19.1) A (C)
WBR 6.7 (6.8) A (A) 9.4 (11.2) A (A) 9.7 (11.7) A (A)
NBLTR 9.2 (9.1) A (A) 11.5 (12.4) B (B) 12.1 (13.2) B (B)
SBLTR 8.2 (9.0) A (A) 12.1 (14.7) B (B) 12.5 (15.4) B (C)
Ann Street / Proposed Site Driveway?
WBLR - (=) - (=) 0.0 (0.0) A (A) 9.5 (9.7) A (A)
SBLT - () - () - () - () 2.0 (2.0) A (A)
Notes:
1. One-way stop control.
2. Two-way stop control.
3. All-way stop control
4 XX (XX): Weekday a.m. peak hour (Weekday p.m. peak hour).
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6.7.5 Queueing Analysis

A queueing analyses has been undertaken at all study area intersections. Queuing results at the Hurontario
Street — St. Lawrence Drive / Lakeshore Road East, Hurontario Street / High Street, and Hurontario Street /
Park Street intersections are summarized in Table 12. As can be seen in the Table, both average and 95"
percentile queue lengths are well tolerated during both peak hours. An exception occurs at the southbound
left turn and eastbound left turn movements at the Hurontario Street / Park Street intersection during future
scenarios. With regards to the former, maximum 95" percentile queue lengths will exceed the storage
capacity by a maximum approximately 3 car lengths, though are expected to clear any potentially blockage on
Hurontario Street on ever cycle. Considering the addition of background traffic volumes on the study area
road network, maximum queues along the eastbound left turn lane on Park Street may intermittently extent
across Ann Street. Traffic volumes at this movement may be monitored considering proposed future
development in the area, keeping in in the possibility of available capacity at the eastbound left turn
movement at the nearby Hurontario Street / High Street intersection.

6.7.6 Community Impacts

Considering the modest site traffic generation and the negligeable impacts of site related traffic volumes to
the study area road network, it may be concluded that the proposed development will not alter or change the
fundamental use of the local/collector streets. On the basis of updated analysis results discussed in this
Memorandum, the conclusions from our December 2021 Study remain valid, and vehicular traffic generated
by the project can be adequately accommodated.
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TABLE 12 QUEUEING ANALYSIS SUMMARY

Lane

Group

Existing (2021)

50th Percentile

95th Percentile

/3

BA Group

Future Background (2026)

50th Percentile

95th Percentile

Future Total (2026)

50th Percentile

95th Percentile

Storage
Length

Queue Queue Queue Queue Queue Queue
Hurontario Street / Lakeshore Road East
EBL 28.1(38.9) 80.6 (92.1) 33.9 (56.9) 64.2 (116.3) 33.9 (56.9) 64.2 (116.3) 130
EBT 54.3 (69.7) 84.3 (86.7) 59.4 (91.4) 92.6 (110.3) 60.1 (92.0) 93.8 (110.9) -
EBR 0 (0.0) 2 (0.0) 0.0 (0.0) 1.3 (0.1) 0 (0.0) 1.3 (0.1) 90
WBL 7 (6.1) 8.8 (14.5) 2.7 (9.1) 8.9 (20.3) 2.7 (9.2) 8.9 (20.4) 130
WBT 45.8 (113.8) 71.7 (139.5) 51.2 (170.0) 78.1 (206.6) 51.7 (172.1) 78.8 (214.7) -
WBR 0(9.4) 15.3 (29.2) 0.0 (28.2) 15.5 (56.3) 0.0 (28.5) 15.5 (56.5) 60
NBL 4 (1.7) 6.9 (5.7) 2.3(1.9) 6.8 (6.1) 2.3 (1.9) 6.8 (6.1) 30
NBT 19.5 (27.9) 32.0 (46.6) 20.6 (33.4) 32.8(53.0) 20.6 (33.4) 32.8(53.0) -
SBL 64.8 (88.9) 82.7 (152.0) 65.9 (114.8) 90.5 (179.1) 65.8 (114.5) 90.5 (179.0) 35
SBT 27.1(19.8) 40.9 (34.4) 38.3 (39.6) 57.3 (64.1) 38.3(38.4) 57.3 (64.2) -
SBR 35.2 (44.1) 54.6 (83.4) 50.3 (89.6) 71.4 (125.4) 50.0 (89.0) 71.3(124.8) 90
Hurontario Street / High Street East
EBTLR 21.8(21.9) 40.0 (40.0) 21.8 (34.6) 40.0 (55.6) 21.8 (34.6) 40.0 (55.6) -
WBTLR 7(2.7) 149(12.5) 7 (3.9) 149(15.7) 7 (3.9) 149(15.7) -
NBL 2 (0.5) 8 (2.4) 2 (0.5) 9(0.8) 2 (0.5) 9(0.8) 30
NBTR 22.1(21.0) 27.0 (37.1) 26.1 (22.0) 28.7 (21.6) 26.1 (22.0) 28.7 (21.5) -
SBL 1(5.3) 0.3 (10.4) 5(0.3) 0(0.2) 5(0.3) 0(0.2) 30
SBTR 0.5 (92.8) 0.6 (100.6) 2(4.1) 5.4 (3.4) 3(4.3) 5(3.6) -
Hurontario Street / Park Street

EBL 36.8 (36.3) 62.1 (62.6) 69.9 (66.5) 98.0 (93.3) 79.9 (73.8) 111.1 (103.0) 55
EBTR 6.3 (4.9) 16.7 (13.6) 4.7 (6.5) 14.1 (16.8) 4.7 (6.5) 14.1 (16.8) -
WBL 3.1(0.7) 8.9 (3.3) 3.3(1.1) 9.9 (5.1) 34(1.2) 9.9 (5.1) 60
WBTR 3.1(7.0) 24.0 (24.0) 3.3(24.8) 27.0 (52.1) 3.4 (25.3) 27.0 (52.1) -
NBL 1.3 (2.2) 3.5(10.1) 7.0 (12.7) 15.7 (37.4) 7.0 (12.6) 15.9 (37.4) 30
NBTR 68.5 (53.5) 77.2 (107.3) 107.9 (123.4) 135.3 (148.2) 107.9 (123.3) 135.2 (148.2) 0
SBL 23.8 (14.0) 36.0 (24.0) 35.7 (25.3) 54.0 (40.1) 35.7 (25.3) 54.0 (40.1) 30

Notes:

1. All values are in meters.
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1.0 INTRODUCTION

1.1 OVERVIEW

This Urban Transportation Considerations report has been prepared by BA Group on behalf of 10 West GO
GP Inc. in support of an Official Plan Amendment and Rezoning application to permit the redevelopment of
the block bounded by Hurontario Street, High Street East, Ann Street and Park Street East. The site is
6,611.94 square metres in size and located approximately 150 metres from the Port Credit GO Station and
less than 100 metres from the future Hurontario LRT stop at the northwest corner of Hurontario Street and
Park Street East.

The Proposed Development would transform the block with the addition of a high-rise residential building,
new public parkland and landscaped open space, at-grade retail/commercial space, and the retention of the
two existing heritage buildings. The proposed 22-storey tower will be situated within the northwest corner of
the site (municipal address of 17 and 19 Ann Street) and will accommodate approximately 359 residential
units and approximately 309 square metres of commercial space at grade (herein referred to as “10 West”
development). A total of 2,492 square metres of public parkland will be created through the redevelopment,
including a 1,559 square metre park along Hurontario Street and a 934 square metre park oriented along
High Street East. The proposed 4.5 level below-grade parking garage will accommodate 283 parking spaces
for residents and visitors.

The two existing heritage buildings along the south half of the site will be retained as part of the
redevelopment in their original location. 84 High Street is proposed to continue functioning as a 6-unit rental
apartment building, and 90 High Street is envisioned to be used a commercial or office building.

1.2 EXISTING CONDITIONS AND SURROUNDING USES

The existing block consists of two residential detached dwelling units on the northwestern portion of the site, a
2,471 m? public park on the northeastern portion of the block, and two heritage buildings (84 and 90 High
Street) along the southern portion of the site. The existing vehicular access to each respective building is
provided separately via dedicated driveways.

The Site is located approximately 150 metres away from the Port Credit GO Station, and is within the
boundaries of the Port Credit GO Mobility Hub. Within a 500 metre radius from the Site, there are a number of
residential buildings, a senior’s residential building, the Port Credit Harbour Marina, parks, retail stores,
restaurants, banks, and other commercial buildings.

The site location and context illustrated is illustrated in Figure 1 and Figure 2, respectively.
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1.3 PROPOSED DEVELOPMENT

The Proposed Development would transform the block with the addition of a high-rise residential building,
new public parkland and landscaped open space, at-grade retail/commercial space, and the retention of the
two existing heritage buildings. The proposed development plan contemplates the following:

e removal of the existing single family dwelling units located at 17 and 19 Ann Street to construct a new
22-storey mixed-use building comprised of 359 residential units and 309 m? of retail space (“10 West”
development);

e retention of the existing heritage buildings 84 High Street (Parcel D) and 90 High Street (Parcel E);

e redevelopment of the surface parking lots adjacent to the existing 84 and 90 High Street to
accommodate additional park space and the 10 West development (Parcel A); and

¢ reallocation of the existing City Parkland to form new north public park (Parcel B) that will extend from
the northeastern end of the development block to the south end to form a new south public park
(Parcel C) between the existing heritage homes.

Key elements of the development proposal are summarized in Table 1, the development block plan and
parcels are illustrated in Figure 3. Reduced scale architectural plans are provided in Appendix A.
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TABLE 1

DEVELOPMENT PROPOSAL SUMMARY

One-bedroom

Development Proposal

210 units

10 West

(Parcel A)

Proposed Residential Units Two-bedroom 149 units
Total 359 units
Mm
m Proposed Retail 309 m?2 GFA
Vehicular, Bicycle and Loading Supply
Resident 233 spaces
Q 283 parking spaces Non-Residential 36 spaces
Off-Site (84 & 90 High Street) 14 spaces
287 bicycle parking spaces Residential Long Term 252 spaces
Non-Residential Short Term 35 spaces

84 High

2 loading spaces

Existing Residential Building

1 Formal and 1 Informal Loading Space

6 residential units (to be maintained)

Street
(Parcel D)

D »

90 High

7 parking spaces
(within the 10 West parking
garage)

Existing Residential Building

Resident

6 spaces

Non-Residential

1 space

To be converted to commercial / office uses (~340 m? GFA)

Street
(Parcel E)

D »

7 parking spaces

(within the 10 West parking garage)

Notes:

1. Site stats based on architectural plans provided by Core Architects Inc., dated December 17, 2021.
2. Floor area for 90 High Street is approximate.
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1.3.1 Vehicular Site Access

A 4.5-level below-grade parking garage is proposed within the 10 West residential development. A total of
283 parking spaces are proposed including 233 resident spaces and 36 residential visitor spaces for the 10
West development, 7 spaces reserved for each of the existing 84 and 90 High Street heritage buildings.

Vehicular access to the 10 West below-grade parking and at-grade loading facility is proposed within a
consolidated driveway off of Ann Street.

Pick-up, drop-off and front-door delivery activity for the building will be accommodated informally along Ann
Street.

Two (2) loading spaces are proposed within a central consolidated loading facility, accessed from Ann Street,
to accommodate the proposed 10 West retail and residential refuse, recycling and organic collection as well
as delivery/moving activities. One (1) formal loading space, consistent with the requirements set out in the
Mississauga Zoning By-law, and one (1) proposed smaller loading space (deficient by 1.0 m in length), that
can accommodate a range of smaller delivery vehicles (i.e. step vans and cube vans). The proposed loading
arrangement does not consider the retained heritage buildings at 84 and 90 High Street, as they do not form
part of the proposed condominium and therefore will not share the loading spaces. Refuse / recycling
collection for the existing 84 and 90 High Street buildings will continue to occur as curbside pickup.

1.3.2 Bicycle Access

Short-term visitor bicycle parking for the 10 West development (residential and retail uses) will be provided at
grade and long-term resident bicycle parking will be provided on the P1 level of the parking garage, accessed
via the site driveway and parking ramp.

1.4 THIS STUDY

This report provides an assessment of the transportation related aspects of the proposed mixed-use
development. The study includes the following:

= A description of the existing transportation context of the site including vehicular, transit, cycling and
pedestrian accessibility;

= A description of future transportation related changes / improvements to the area context (i.e. transit
improvements, other non-automobile dependent travel options, etc.);

= areview of vehicle parking, bicycle parking and loading requirements specified by the applicable
Zoning By-law;

= areview of the functionality and suitability of the proposed vehicular facilities incorporated into the
development block plan including loading operations;

= Assessment of the existing traffic activity patterns and volumes in the study area during the key
weekday morning and afternoon peak periods;

= areview of potential traffic growth in the area including a number of background development
projects and general corridor traffic growth;

= an assessment of the trip generation characteristics of the proposed development, and
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= areview of weekday peak hour traffic operations under existing, future background and future total
traffic conditions at the following intersections:

Hurontario Street / Lakeshore Road East;
Hurontario Street / High Street East;
Hurontario Street / Park Street East;

Ann Street / Lakeshore Road East;

Ann Street / High Street East;

Ann Street / Park Street East; and

Ann Street / Site Access.

O O 0O o0 o o0 o©o

17 AND 19 ANN STREET, 84 HIGH STREET AND 90 HIGH STREET - URBAN TRANSPORTATION CONSIDERATIONS >}
DECEMBER 22, 2021 7406-04 8



2.0 PLANNING AND POLICY CONTEXT

Urban transportation policies from the provincial, regional, municipal, and local levels have been identified,
and the key transportation-related elements are summarized below.

211 Provincial Policies

The Provincial Policy Statement (PPS) is issued under the authority of Section 3 of the Planning Act. With
respect to transportation systems, Part V of the PPS, through the Policies in Section 1.6.7, promote
maintaining and improving connectivity within and among transportation systems and modes (1.6.7.3) as well
as a land use pattern, density and mix of uses that minimize the length and number of vehicle trips and
support current and future use of transit and active transportation (1.6.7.4). The proposed density, integration
of residential and retail uses and reduced parking standards for the Site support this policy direction.

The Growth Plan for the Greater Golden Horseshoe (2006, updated in 2017) provides a framework for
implementing the Government of Ontario’s vision for building stronger, prosperous communities within the
Greater Golden Horseshoe area. The Plan supports a transportation system that exhibits connectivity
amongst modes, a balance of modal choices for users of the system with priority given to walking, cycling,
transit and, sustainability (i.e., economical and environmentally appropriate). Furthermore, the Growth Plan
directs municipalities to adopt Transportation Demand Management policies aimed to reduce trip distance
and time and increase modal share to alternatives other than the automobile.

The proposed development fulfills a number of transportation related policy directions, by intensifying land
use along a major transit corridor and mixing commercial and residential land uses to permit and encourage
the uptake of active transportation options and ensure the viability of planned transit.

The Metrolinx 2041 Regional Transportation Plan (RTP), an update to The Big Move (2008), specifies a
series of planned higher order public transit projects, including the Hurontario LRT. A key strategy of the plan
is the integration of transit and land use by focusing development at mobility hubs and major transit station
areas. The RTP identifies the Port Credit GO Station (including the Site area) as a Mobility Hub and additional
framework was developed to help guide development in these areas (see below for information on the
Mobility Hub Guidelines). The RTP also speaks to embedding TDM strategies in land use planning and
development to prioritize cycling, walking and transit use and encourages best practices in parking
management, such as reducing minimum parking standards especially for developments near transit stations.

The Metrolinx Mobility Hub Guidelines (2011 & currently under review) built on the strategy of the RTP
and provide a framework to help plan development at mobility hubs across the GTHA, ensuring that these
areas surrounding key transit stations support more intense development and accommodate strong
pedestrian, cycling, and transit facilities. In conjunction with improving non-vehicular transportation
infrastructure, the Guideline recommends minimizing auto-use through the implementation of parking
maximums to limit excess parking supply and suggests reviewing and possibly removing minimum parking
standards in areas that have high accessibility to rapid transit stations.

The proposed parking reduction for the development is consistent with Metrolinx’s policies for Site’s located
within a mobility hub and in close proximity to high order transit.
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21.2 Region of Peel Official Plan

The Region of Peel Official Plan (OP) provides coordinated planning in the Peel region through long-term
policies with an intention of promoting sustainable forms of transportation. Regional policies include Regional
Intensification Corridors, which promote the development of urban areas within the region that support
sustainable development through efficient use of land, densities supportive of transit and pedestrian mobility,
and complete urban communities containing living, working and recreational opportunities. Regional
Intensification Corridors are characterized by the following:

e Urban Growth Centres linked by public transit;

e High intensity, compact urban form with an appropriate mix of uses;
e Transit-supportive and pedestrian-oriented urban forms; and

e  Opportunities for higher order transit.

The proposed development is in line with the type of corridor listed above.

213 Municipal Policies

The City of Mississauga Official Plan (OP) contains direction and policies which link land use and
transportation stressing multi-modal accessibility to support the daily needs of residents and businesses. The
Official Plan puts an emphasis on directing growth towards higher order transit such as Hurontario Street and
also identifies Port Credit Community Node as an Intensification Area. Policies in the Official Plan set out
development criteria for Intensification Areas. Among these are provisions for promoting multi-modal
transportation and avoiding excessive car-traffic on the road system within the intensification area. The Site is
located within the Intensification Area and adjacent to Hurontario Street and, as such, the policies related to
transportation provide relevant guidance for the development of the site. The development proposes a
reduced parking rate which is supportive of the City of Mississauga OP’s vision.

The Mississauga Transportation Master Plan (TMP) is guided by the vision that everyone and everything
will have the freedom to move safely, easily, and efficiently to anywhere at any time. The TMP outlines
opportunities to re-think transportation priorities, manage public right-of-ways, smart management of traffic
and parking, and invest in walking, cycling and transit infrastructure. Key actions of the plan include:

e The creation of Complete Street design guidelines;

e Updating engineering design standards to prioritize the safety of vulnerable road users and remove
barriers to accessibility;

e Update City-wide parking provisions policies in line with the Parking Matters study recommendations
(discussed below);

o Develop TDM requirements for new developments

e |dentify and address gaps in the pedestrian network;

e Complete a comprehensive review of the City’s long-term transit network;

o Expand the bicycle parking supply city-wide, in line with the Cycling Master Plan; and

e Establish implementation program for long term Cycling Network, following the Cycling Master Plan.

The site is located in a Community Node, which the TMP identifies as a focal point for more intense mixed
use development, decreasing auto dependency and improving transit, cycling, and pedestrian networks. The
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proposed development, which includes compact urban form, reduced parking rates, bicycle parking and other
TDM measures is in line with the TMP’s vision for a Community Node.

Parking Matters: Parking Master Plan and Implementation Strategy is an ongoing study to review and
update the City’s Zoning By-law parking requirements. Preliminary recommendations were presented to the
Planning and Development Committee in September 2021, and feedback was consolidated to prepare
additional recommendations which were presented on December 6, 2021. Staff will continue to consult and
collect feedback on these directions, with the aim to bring a Recommendation Report with the final directions
and two final draft ZBAs to Planning and Development Committee for consideration in early 2022.

The study recommends establishing parking precinct to ensure parking rates are tailored to the local context.
The proposed development is located within Precinct 1, which has been identified to have the highest current
and future level of transit service. As such, sites within Precinct 1 have a goal of establishing the lowest
parking requirements (for residential and non-residential uses), highest level of parking management
strategies, and consideration of parking maximums for most land uses. The recommended residential and
non-residential parking rates for Precinct 1 identified at the December 6, 2021 community meeting were as
follows:

Residential:
e Apartment Condominium 0.80 spaces / unit
o Residential Visitor 0.15 spaces / unit

Non-Residential:

e Medical Office 3.8 spaces / 100 sm GFA
e Office 2 spaces / 100 sm GFA
e Restaurant >220 sm 6 spaces / 100 sm GFA
e Retail Store, Service 3 spaces / 100 sm GFA

Establishment, Take-out
Restaurant, Convenience
Restaurant and Restaurant
<220 sm, Financial Institution
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21.4 Local Area Planning Policy Update

The Port Credit Local Area Plan outlines a vision
for the Port Credit area that includes a mix of uses
and building densities, directing growth to support
transit, supporting active modes of travel and a
significant public realm. The Site is located within
the Community Node Area which is intended to be
the focal point for the surrounding neighbourhood
and contain many of the attributes of a complete
community (compact walkable urban form, range of
housing options and land uses, access to
community amenities). Emphasis is placed on the
development of a multi-modal transportation system
within Port Credit to serve all users, particularly to
support the existing and planned public transit
infrastructure in the area (see Section 3.3).

The Port Credit Local Area Plan designates the

north portion of the Site as Special Site 12 and
contains further development directives. Examples of
transportation-related directives include:

Site 12 as designated by Section 13.1.12 of the
Mississauga OP — Local Area Plan

e Demonstrating how transit use, pedestrian circulation, cycling, car and bike sharing, car-pooling,
shared parking and other travel demand management measures will be achieved.
e Reduced, transit supportive parking standards are encouraged for future development within the Port

Credit GO Station Southeast Area.

The proposed development is consistent with many of these transportation-related directives, including
reduced transit supportive parking standards and the provision of a series of TDM measures to promote

alternative modes of travel.

Port Credit GO Station Southeast Area Master Plan Study (2015) was prepared to support the City of
Mississauga’'s OP and the Port Credit Local Area Plan policy requirements (Special Site 12) and provides
direction on development (land use built form, transportation). The Master Plan supports a variety of non-
vehicular transportation modes and encourages reduced transit-supportive parking standards for lands within

the Port Credit GO Station Southeast Area.
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3.0 AREA TRANSPORTATION CONTEXT
3.1 AREA TRAVEL CHARACTERISTICS

BA Group has reviewed prevailing travel characteristics within the vicinity of the proposed redevelopment
using a query of the Transportation Tomorrow Survey (TTS) database. For this assessment, travel data
pertaining to residential uses within 2006 TTS zones 3642, 3877, and 3878.

Table 2 summarizes existing mode split information within the study area.

TABLE 2 EXISTING AREA TRAVEL MODE SPLIT

Weekday Morning Weekday Afternoon
Peak Split Peak Split

Auto Driver 70% 67%
Auto Passenger 12% 10%
Transit 14% 15%
Cycle 0% 0%
Walk 4% 8%
Total 100% 100%
Notes:
1. Based upon 2016 TTS query of home-based trips to/from TTS 2006 Zones 3642, 3877, and 3878 during the weekday morning and afternoon
peak periods (6:00 a.m. to 9:00 a.m. and 3:00 p.m. to 6:00 p.m.).
2. Weekday morning and afternoon peak splits are based on data collected for the peak direction of travel (i.e. outbound in the morning, inbound in

the afternoon).

Based on an analysis of the TTS data, travel to/from residential neighborhoods in the vicinity of the site are
undertaken via a balance of modes with automobile trips (i.e., auto driver and passenger) accounting for
approximately 80%, transit trips for approximately 15%, and active modes (i.e. walking and cycling) for 4-8%
of peak hour trips.

3.2 EXISTING ROAD NETWORK

The existing road classification system is illustrated in Figure 4 and a description of the road network within
the Site environs is provided in Table 3. The area road configuration and traffic control is illustrated in Figure
5.

17 AND 19 ANN STREET, 84 HIGH STREET AND 90 HIGH STREET - URBAN TRANSPORTATION CONSIDERATIONS >}
DECEMBER 22, 2021 7406-04 13



TABLE 3

Major Arterial

Minor Collector

Local
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EXISTING ROAD NETWORK

Road Name

Extents

Lakeshore Road
(Mississauga) in

Right-of-Way and
Parking Restrictions

In the vicinity of the site, a 4-lane cross section (2
lanes in each direction), with auxiliary lanes for left-

Speed Limit

East in the east.

=& .
§ Ug) Hurontario Street Sttr:eeeliosu/t-\':/::Se turns and right-turns. SPST(tri(/jh
Easttﬁiri?r;z;c'm) n There is no parking permitted at any time.
- In the vicinity of the site, a 4-lane cross section (2
2 The border of lanes in each direction), with auxiliary lanes for left-
= Lakeshore Road Oakville in the west turns and right-turns at major intersections. Posted:
% West and the border of 50 km/h
i Toronto in the east. | Street parking is provided on both sides of the street
in the vicinity of the site.
In the vicinity of the site, a 2-lane cross section (1
= lane in each direction).
‘g Lakeshore Road in
D Ann Street the south and There is no parking permitted at any time on the Assumed:
< Queen Street East east side of the street, and paid parking is enforced 40 km/h
S in the north. with a 3 hour daily maximum along the west side of
= the street Monday-Saturday from 10am to 9pm and
Sundays from 10am to 6pm.
Stavebank Road in In the vicinity of the site, a 2-lane cross section (1
Park Street East the west and lane in each direction). Assumed:
Rosewood Avenue 40 km/h
*8' in the east. There is no parking permitted at any time.
%, In the vicinity of the site, a 2-lane cross section (1
© Stavebank Road in lane in each direction).
= High Street East the west and Assumed:
9 Lakeshore Road Trucks are restricted from entering this street. 40 km/h

There is no parking permitted at any time.
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3.3 AREA TRANSIT NETWORK
3.31 Existing Transit Context

The Site is located in close proximity to the Port Credit GO Station and is well served by a number of frequent
bus routes that provide transit connections to various regional and local rapid transit lines, as well as retail,
employment, and education areas within the GTHA.

3.3.1.1 GO Transit

Port Credit GO Transit station, on the Lakeshore West GO rail line, is located approximately 150 metres from
the northern boundary of the site. The Lakeshore West GO line runs from Union Station in downtown Toronto
to Hamilton with some routes extending further into St. Catharines and Niagara Falls (see Figure 6). This
route includes key destinations across Hamilton, Burlington, Oakville, Mississauga, and Toronto and provides
connections to major transit lines provided by HSR, Burlington Transit, Oakville Transit, TTC, and MiWay. As
part of Metrolinx’s GO Expansion Program, the Lakeshore West line offers 15-minute two-way all-day service.

Port Credit GO Station currently has 936 parking spaces comprising free, car-pool only and rented spaces.
Metrolinx has been engaged in a master planning exercise for redevelopment plans for the southeast station
area, through which the addition of residential and non-residential development is proposed.

FIGURE 6: METROLINX GO TRANSIT TRAIN SYSTEM MAP

3.3.1.2 MiWay

MiWay is the City of Mississauga’s municipal transit provider. The site is well served today by several
Mississauga Transit (MiWay) routes in the vicinity of the site, many of which connect to the Lakeshore West
GO train line. A transit stop is located adjacent to the site (Ann Street at Park Street) which is serviced by
multiple bus routes (2, 8, 14, and 23). Another transit stop, located on the eastern side of the development
block, at Hurontario Street and Park Street, is serviced by bus routes 2,8, and 335.

The existing area transit context is illustrated in Figure 8 and summarized in Table 4.
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TABLE 4 AREA TRANSIT ROUTES

Transit Route . Nearest Transit Stop ‘

Description

GO Transit

Lakeshore
West GO

Port Credit GO Station
(150 m from Subject
Site, 3 min. walk)

West Harbour GO Station and Hamilton GO Centre (Hamilton, Ontario)
are the western terminals, with an eastern terminal at Union Station.
Headways during weekday peak periods are 15 minutes, during off peak
periods they are 30 minutes.

MiWay

2 Hurontario

Ann Street / Park
Street (adjacent to
Subject Site)

This bus route primarily runs north-south along Hurontario Street,
between Port Credit GO Station and the City Centre Transit Terminal at
Square One. Headways during peak hours are 10 minutes.

Ann Street / Park

This bus route primarily runs north-south along Cawthra Road, between

Subject Site)

8 Cawthra Street (adjacent to Port Credit GO Station and the City Centre Transit Terminal at Square
Subject Site) One. Headways during peak hours are 15-20 minutes.

14 Lorne Ann Street / Park This bus route runs primarily east west between Clarkson GO Station

Park Street (adjacent to and Port Credit GO Station predominantly via Mississauga Road and

Indian Road with a peak period headway of 30-40 minutes.

23 Lakeshore

Ann Street / Park
Street (adjacent to
Subject Site)

This bus route runs primarily east-west extending between Clarkson GO
Transit station to the west and Long Branch GO Transit Station to the
east via Port Credit GO Transit Station with peak period headways of

11-17 minutes.

335
Glenforest
South

Hurontario Street /
Park Street (60 m from
Subject Site, 1 min.
walk)

This bus route operates on weekdays only during the school term time
between several high schools to the east and Clarkson GO Transit
station to the west. This service operates westbound only during the
afternoon school run.
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3.3.2 Planned Transit Improvements
3.3.21 MiWay Five-Year Transit Service Plan

The MiWay Five Year Transit Service Plan (2021-2025) is intended to help refine and guide the expansion
of the City’s transit network by improving connectivity and delivering services that are fast, efficient and easy
to use. While the MiWay Five Year Transit Service Plan is near completion, it was put on hold due to COVID-
19 business impacts. While specific improvements have not been confirmed, the plan is guided by four key
principles to build on the changes made over the previous 5 year service plan. The key principles are
described below:

1. Public Feedback: integrating stakeholder and public input to help shape future transit services.

2. Transportation Initiatives in the Community: Respond to upcoming changes such as:
0 Opening of the new Kipling Bus Terminal,
0 Construction of the Hurontario LRT with anticipated completion in the fall of 2024,
o0 GO Transit service improvements, and
0 The development of Pearson Airport as a major transit hub.

3. Examination of New Transportation Options: evaluating how new transportation services, such as
private rideshare companies, can be integrated and how they will impact future transit services.

4. Supporting Growth: ensuring that future transit services effectively plan for and respond to new
policy initiatives, such as the Housing Strategy, Dundas Connects Master Plan, Transportation
Master Plan, and Climate Change Project.

These improvements are anticipated to increase the transit mode share and provide an alternative mode of
transportation across the City of Mississauga as well as greater connectivity to neighbouring municipalities.
Within the site vicinity, the construction of the Hurontario LRT (which terminates at the Port Credit GO Station)
and GO Transit service improvements will significantly enhance the area’s transit accessibility.

3.3.2.2 Metrolinx Regional Transit Plan

As discussed in Section 2.1.1, Metrolinx’s RTP outlines several transit improvement programs within the site
vicinity which will further enhance the area’s transit access and will provide excellent and efficient access
between Port Credit and Downtown Mississauga and other areas in the GTHA. Key improvements include the
Hurontario-Main Light Rail Transit and higher-order transit along Lakeshore Road, discussed in detail below.

Hurontario-Main Light Rail Transit

The Hurontario-Main Light Rail Transit (The Hurontario LRT) will be the most significant transit improvement
to the proposed development site area. A new LRT line will be provided along the Hurontario Street corridor
connecting Brampton’s Gateway Terminal in the north and Port Credit GO Station in the south. The
Hurontario LRT will run generally at grade in a segregated lane, separate from other road traffic and will use
grade-separated crossings at rail lines and highways as required.

The Hurontario LRT is planned to open in 2024, and will add 18 kilometres of higher-order transit and 19

stops along the Hurontario corridor, starting from Brampton Gateway Terminal extending southwards to the
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Port Credit GO Station, with connections to the Milton GO Line at Cooksville GO Station and the Lakeshore
West GO Line at Port Credit GO Station. The Hurontario LRT Port Credit Alignment and Stop at Hurontario
Street and Park Street, as illustrated in Metrolinx’s 2014 Environmental Project Report (Appendix A.2), is
shown in Figure 7.

FIGURE7: PLANNED HURONTARIO LRT ALIGNMENT AND PORT CREDIT LRT STOP

As the Site is located approximately 100 metres from the planned Port Credit LRT Stop, the Site is afforded
rapid transit connections through Hurontario Street, connecting to a number of MiWay bus lines and providing
convenient access to employment, school, and retail options throughout the City.

The Hurontario LRT Benefits Case Analysis, prepared by Steer Davies Gleave (March 2016), considers the
impact of the LRT line from a travel mode share perspective. The forecast for future transit mode share along
the Hurontario — Main corridor anticipates a substantial shift in mode share from 24% to 49% with the
introduction of the LRT, approximately doubling the transit mode share along the corridor. Applying the same
percentage shift in mode split to the site’s existing transit mode split results in an increase from 14% to 29%.

Lakeshore Road Rapid Transit

Future rapid transit is being planned for Lakeshore Road between the Long Branch GO Station and
Mississauga Road with a planned stop at Hurontario Street approximately 200 metres or a 3 minute walk from
the Site. The planned rapid transit service along Lakeshore Road will provide frequent and reliable
connections to TTC lines at Long Branch GO Station, providing additional transit options to / from the City of
Toronto. While the redesign of Lakeshore road has not been finalized, the preferred ROW includes separated
cycle tracks on either side of Lakeshore Road East, providing safe cycling connections to the future rapid
transit route.
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3.4 CYCLING CONTEXT
3.41 Existing Cycling Context

Under existing conditions, there is limited dedicated cycling infrastructure in place within Port Credit.

Existing cycling facilities run along the Mississauga Waterfront Trail and along a limited portion of Hurontario
Street (north of the Port Credit GO Station), largely in the form of off-road multi-use paths. In the Port Credit
area, the multi-use path and connecting links also make up part of the Great Lakes Waterfront Trail that
(within its Mississauga section) runs along the north shore of Lake Ontario.

Cycling from the Site to Port Credit GO Station would take one minute or less, and approximately 2-3 minutes
to travel southbound and connect to the waterfront trail.

3.4.2 Future Cycling Context

There are plans, both at the municipal level and as part of the Port Credit Mobility Hub strategy, to
considerably improve and enhance the formal cycling facilities provided within Port Credit to provide safe and
convenient linkages for cyclists and encourage non-automobile travel.

The City of Mississauga’s Cycling Master Plan, supported by the City’s recently released Transportation
Master Plan and the Lakeshore Road Transportation Master Plan, includes a number of improvements to the

area’s cycling network including:

e A cycle track lane Lakeshore Road; and
e Acycle track / bike lane / multi-use trail along Hurontario Street.

These new north-south and east-west routes will substantially improve the area’s cycling context and provide
greater connections to the City’s wider cycling network.

The area’s existing and proposed cycling context is illustrated in Figure 9.
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3.5 PEDESTRIAN CONTEXT

The location of the site provides for a strong pedestrian-oriented environment that encourages the use of non-
automobile modes of travel. The site vicinity is served by a combination of road types (arterial, collector, and
local) where pedestrian sidewalks are provided.

Surrounding Area

The Site is located in Port Credit, a tourist destination in Mississauga, and as such the area is subject to high
pedestrian activity. This is true at all times of the day and week given the presence of a variety of land uses
including residential, office, retail, parks, entertainment venues, community centres, watersport clubs, and the
Port Credit GO Station.

Pedestrian Crossings

In the immediate area surrounding the Subject Site, there are two signalized intersections with marked
pedestrian crossings, adequately facilitating pedestrian movement in a safe manner. The other two
intersections surrounding the Site are unsignalized without pedestrian crossings, however each corner is
constructed with a depressed curb and tactile paving strips.

Sidewalks

All bordering streets — Park Street East, Hurontario Street, High Street East, and Ann Street — have continuous
sidewalks on both sides of the roadway. The sidewalks bordering the site are approximately 1.8 to 2 metres
wide.

Waterfront Trail
The Waterfront Trail provides a series of pedestrian connections along Lake Ontario. In the Mississauga
segment of the Waterfront Trail, the surrounding area is accompanied by gazebos, benches, parks, restaurants,
marinas, and even historic landmarks (such as the Port Credit Lighthouse). Overall, the trail offers a scenic
pedestrian environment that connects visitors and residents of the Site to a wide variety of amenities in the
surrounding area.
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4.0 TRANSPORTATION DEMAND MANAGEMENT

A central element of the transportation strategy for the Master Plan will be the adoption of a sustainable
transportation demand management (TDM) Plan for the project that will attempt to influence the way people
travel to and from the site through a comprehensive suite of TDM strategies.

These measures will include the application of various site design elements, alternative transportation
offerings, property management, and operational policies, each of which have the goal of redistributing and
reducing the travel demand of the project. Specifically, the primary goal is to reduce the overall reliance on
single-occupant vehicles (SOV) while promoting active and sustainable modes of transportation.

Generally, this TDM Plan has three primary objectives:

1. Reduce car dependence and the need for everyday SOV ftravel;
2. Improve pedestrian / cycling convenience to encourage non-automobile modes of transportation; and
Promote low-carbon modes of transportation, such as car-sharing and transit

4.1 TDM PLAN STRATEGIES AND IMPLEMENTATION

The TDM Plan will serve as an initial guide for the design, development and implementation of the site, as
well as the ultimate operation of the facilities over time to maximize the travel demand sustainability of the
project and allow the development to fully leverage its location relative to the growing range of employment,
retail, recreation and residential uses in the vicinity of the site. Strategies have been developed to support the
use of non-auto modes of travel, and to encourage a change in travel behaviour that reduces automobile
travel. The proposed TDM strategies are outlined in Table 5.

Some of the potential measures being considered as part of the TDM Plan can be classified as ‘hard’ TDM
measures; these are the physical infrastructure components and they include pedestrian connections, bicycle
parking, bicycle repair stations, transit information centres, and electric vehicle charging stations. The
implementation of a number of these elements and the costs associated with them are expected to be the
responsibility of the applicant / land developer, as the measures may be constructed as part of the
development.

Other measures can be classified as ‘soft’ measures, including travel mode information packages, unbundled
vehicular parking, and pre-loaded PRESTO cards. Efforts to implement these measures should be the shared
responsibility of property managers, City staff, and staff representing the relevant transit agencies. Developer
credits for assisting in implementing some of these measures should be explored to encourage their
realization.

The remainder of TDM initiatives involve connecting the site to other locations and are likely to be provided by
third parties (i.e. car-share program). Obtaining these services for the site will require negotiations with
service providers and in some cases, minor infrastructure additions may be required for implementation and it
is anticipated that the City would be involved in implementing such measures.
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TABLE 5 POTENTIAL AND RECOMMENDED SITE TDM MEASURES

TDM Measure ‘ Overview . Impact

Pedestrian and Cycling Related

Pedestrian Sidewalks are proposed to be widened to 2.0 m on 2. Improve pedestrian and cycling

Connections Park Street East and Ann Street, adjacent to the 10 convenience to encourage non-
West proposed development. automobile modes of transportation.

Provision of As outlined in Section 6.0, 287 bicycle parking 2. Improve pedestrian and cycling

Bicycle Parking | spaces will be provided including 252 long-term convenience to encourage non-
bicycling parking spaces for residents, and 35 short- automobile modes of transportation.
term bicycling parking spaces for visitors.

Bicycle Repair Consider a bicycle repair / maintenance station on 2. Improve pedestrian and cycling

Station the site and/or smaller public facilities located where convenience to encourage non-
there is bicycle parking. This allows residents to automobile modes of transportation.

change tires, inflate tires, adjust seat, etc.

Transit Related

Transit Screen An information screen, which is usually displayed in 3. Promote car-sharing and transit.
the building lobby. It provides real-time information on
transit schedules, walking and cycling routes
amongst other items.

Provision of Provide pre-loaded presto cards to each first-time unit | 3. Promote car-sharing and transit.
Transit Pass owner. A suitable card value is to be determined.

Travel Provide a travel information brochure to residents 1. Reduce car dependence and the
Information providing an overview of transportation (walk, cycle, need for everyday travel.
Brochures car-share, transit) in the area. 2. Improve pedestrian and cycling

convenience to encourage non-
automobile modes of transportation.
3. Promote car-sharing and transit.

Automobile Infrastructure

Lower Parking A reduced parking rate on-site is proposed. 1. Reduce car dependence and the
Rates need for everyday travel.

Electrical Provide electric vehicle charging stations within the 3. Promote low-carbon travel
Vehicle Spaces | proposed parking garage. options.

Unbundled Provide unbundled parking for all residential

1. Reduce car dependence and the

Vehicular apartments on the site, allowing home purchasers to need for evervday travel

Parking only pay for the amount of parking they require. yaay '

Car-Share Explore opportunities to offer car-share service on 1. Reduce car dependence and the
. need for everyday travel.

Program the site.

3. Promote car-sharing and transit.
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5.0 VEHICLE PARKING CONSIDERATIONS
5.1 VEHICULAR PARKING REQUIREMENTS

The proposed development is located within the City of Mississauga and is subject to Zoning By-Law 0225-
2007. The parking requirements for the proposed development are outlined in Table 6.

TABLE 6 CITY OF MISSISSAUGA ZONING BY-LAW 0225-2007 PARKING REQUIREMENTS
Units / GFA _ 2 Minimum Parking
(m2)! Rate (Minimum) Requirement®
Resident
Studio 0 units 1.00 spaces / unit 0 spaces
1-Bedroom 210 units 1.25 spaces / unit 263 spaces
2-Bedroom 149 units 1.40 spaces / unit 209 spaces
3-Bedroom 0 units 1.75 spaces / unit 0 spaces
472 spaces
10 West Resident Subtotal 359 units (1.31 spaces per
unit)
Non-Resident
Visitor 359 units 0.20 spaces / unit 72 spaces
Retail 309 m? 5.40 spaces / 100 m? GFA 17 spaces
Non-Resident Subtotal 89 spaces
Total 561 spaces
84 High Resident (1-Bedroom) 6 units 1.25 spaces / unit 8 spaces
Street Visitor 0.20 spaces / unit 1 space
90 High Office 340 m? 3.2 spaces / 100 m? GFA* 11 spaces
Street
Total Site Requirement 581 spaces
Notes:
1. Site stats provided by CORE Architects, dated December 17, 2021. The floor area for the existing 90 High Street heritage building is
approximate.
2. Resident