
 

BA Consulting Group Ltd.     300 – 45 St. Clair Ave. W     Toronto, ON     M4V 1K9     416 961 7110   BAGROUP.COM 

P:\74\06\04\Report\4. Update Addendum\10 West - July 2023 Addendum - Final.docx 

 

MEMORANDUM 

TO: 

Anthony Di Santo, Development Manager  
10 West GO GP Inc. 
141 Lakeshore Rd East,  
Mississauga, Ontario L5G 1E8 
Phone: 416-747-9661 (ext. 241) 
 

FROM:   PROJECT:  DATE: 
George J. Poulos, P. Eng 7406-04  July 26, 2023 
Mark D. Jamieson, P. Eng., MBA 10 West 

RE:  17 AND 19 ANN STREET, 84 HIGH STREET AND 90 HIGH STREET LANDS – TRANSPORTATION CONSDERATIONS 
ADDENDUM 

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 3,273.96 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 development block 
consists of two residential detached dwelling units on the northwestern portion of the site, 2,449.5 square metres of 
vacated City-owned lands on the northeastern portion of the block, and two heritage buildings (84 and 90 High Street) 
along the southern portion of the site.  The site location is illustrated in Figure 1.  
 
The proposed development includes a 26-storey tower which will be situated within the northwest corner of the site 
(municipal address of 17 and 19 Ann Street) and will contain 410 residential units and approximately 312 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 area also contains two existing structures, both of which will be retained at full build-out. These 
consist of six (6) residential units at 84 High Street and approximately 340 square metres of commercial GFA at 90 High 
Stret. Reduced scale architectural plans are attached in Appendix A.  
 
In December of 2021, BA Group submitted an Urban Transportation Considerations Study in support of a development 
proposal which at that time supported the provision of 283 parking spaces; including 233 resident spaces and 36 
residential visitor spaces for the 10 West development, and 7 spaces reserved for each of the existing 84 and 90 High 
Street heritage buildings. Considering a proposal of [then] 359 residential units, resulting effective parking requirements 
of 0.64 spaces per unit and 0.10 spaces per unit were proposed for residential and visitor components, respectively.  
  



FIGURE 1  SITE LOCATION
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Subsequently, in November 2022, BA Group submitted a Technical Memorandum which addressed agency comments, 
including those pertaining to the proposed parking requirements supported in our December 2021 Study. Most recently, 
through further discussions with City Staff pertaining to the parking supply, BA Group submitted an April 2023 Parking 
Letter in support of a 23-storey tower containing 365 residential units and approximately 312 square metres of 
commercial space at grade. 
 
Considering the changes made to the proposed development (as reflected in our April 2023 Letter), this Memorandum 
has been prepared to update the full range of transportation details previously considered in our November 2022 
Transportation Memorandum; namely, pertaining to parking and loading requirements, as well as discussion of capacity 
impacts at relevant study area intersections on Wilson Avenue. 

1.1 The Proposed Development 

As previously mentioned, the proposed consists of a 26-storey tower which will be situated within the northwest corner of 
the site (municipal address of 17 and 19 Ann Street) and will contain 410 residential units and approximately 312 square 
metres of commercial space at grade. Key elements of the development proposal are summarized in Table 1.  

Table 1 Development Proposal Summary 

10 West 
(Parcel A) 

 Use Development Proposal 

 
Proposed Residential Units 

One-bedroom 291 units 

Two-bedroom 119 units 

Total 410 units 

 
Proposed Retail 312 m2 GFA 

 Vehicular, Bicycle and Loading Supply  

 
370 parking spaces 

 

Resident 296 spaces 

Non-Residential 74 spaces 

 

269 bicycle parking spaces 
 

Long Term 246 spaces 

Short Term 23 spaces 

 
1 loading space 1 Formal and 1 Informal Loading Space 

 

84 High 
Street 

(Parcel D) 

 Existing Residential Building 6 units (to be retained) 

 

Resident 5 

Non-Residential 1 

 
90 High 
Street 

(Parcel E) 

 Existing Residential Building To be converted to commercial / office uses (~340 m2 GFA) 

 
Commercial 7 

 

Compared to the development programme considered in our April 2023 Letter, the current proposal will add an additional 
three storeys to the tower located at 17 and 19 Ann Street, comprising of 45 more residential units. An additional 51 bicycle 
spaces and 41 vehicular parking spaces are also provided therein, including 33 more residential spaces and 8 more visitor 
spaces to be contained within an additional underground parking level. The vehicular parking supply has been revised to 
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reflect a 10% reduction relative to By-law requirements as was proposed in our April 2023 Letter. All remaining site 
elements have remained unchanged. 

1.2 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. 

1.3 Parking 

A 7-level below-grade parking garage is proposed within the 10 West residential development. A total of 385 parking spaces 
are proposed including 296 resident spaces and 74 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, and 2 spaces for car-share. 
As mentioned above, the aforementioned includes an additional parking level and 41 more vehicular parking spaces, 
including 33 more residential spaces and 8 more visitor spaces. 

1.4 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. 

1.5 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. 

2.0 VEHICULAR PARKING ASSESSMENT  

2.1 Proposed Parking Requirements 

As previously mentioned, BA Group submitted an April 2023 Parking Letter in order to demonstrate the appropriateness of 
a proposed 10% reduction in By-Law parking requirements per the City of Mississauga’s Parking Utilization Studies for Site 
Specific Applications Terms of Reference (attached in Appendix B). The following site-specific rates were proposed: 

• Residents: 

o 1 Bedroom: 0.72 spaces / unit 

o 2 Bedroom: 0.72 spaces / unit 

• Non-Residential (Residential Visitors + Ground Floor Commercial/Retail): 

o 0.18 spaces / unit 
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• Ancillary Uses (Includes: Retail Store, Service Establishment, Take-out Restaurant, Convenience Restaurant and 
Restaurant <220 m2): 

o None 

• Office (90 High Street): 

o 2 spaces / 100 m2 GF 

• Residential (84 High Street): 

o 1 Bedroom: 0.8 spaces / unit 

Based on the foregoing, these parking rates have been applied to an updated development programme as summarized in 
Table 2. On this basis, the proposed parking requirement would therefore recommend the provision of 382 parking spaces, 
including 295 resident spaces and 74 residential visitor spaces for the 10 West development, 6 spaces reserved for the 
existing 84 High Street property (five resident and one visitor spaces), and 7 spaces for the 90 High Street property.   

Table 2 Calculation of Proposed Parking Requirement 

 
Use Units / GFA 

(m2)1 Rate (Proposed Minimum)2 
Proposed 

Minimum Parking 
Requirement3  

10 West 

Resident 

Studio 0 units 

0.72 spaces / unit 

0 spaces 

1-Bedroom 291 units 209 spaces 

2-Bedroom 119 units 86 spaces 

3-Bedroom 0 units 0 spaces 

Resident Subtotal 410 units  
295 spaces 

(0.72 spaces per 
unit) 

Non-Resident 

Visitor 410 units 0.18 spaces / unit 74 spaces 

Retail 312 m2 - 0 spaces 

Non-Resident Subtotal 74 spaces 

Total 369 spaces 

84 High 
Street 

Resident  
6 units 

0.8 spaces / unit 5 spaces 

Visitor 0.2 spaces / unit 1 space 

 

90 High 
Street Office 340 m2 2.0 spaces / 100 m2 GFA4 7 spaces 

Total Site Requirement 382 spaces 
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2.2 Proposed Parking Supply  
The current concept plan illustrates the provision of 386 parking spaces including 296 resident spaces and 74 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.  In addition, 2 car-share spaces will be provided in the P1 parking level. This proposed supply 
meets and slightly exceeds the minimum parking requirements of the proposed rates. It is noteworthy to mention that 
the proposed parking supply will be supported by a range of transportation demand management (TDM) measures, as 
were specified in our April 2023 Letter. These include:  

• Provisioning of two (2) car share spaces located in the visitor section of the garage (in addition to the visitor spaces 
provided);  

• Providing Presto Cards pre-loaded with a value of $75.00 for each residential unit; 

• Applicant’s committal to selling parking spaces unbundled from the purchase price of each residential unit; and,  

• Provisioning of a Bike Repair Station on-site.  

The above suite of TDM measures proposed for the project will support non-auto use and will accommodate the proposed 
10% reduction in the resident parking supply requirement. 

3.0 BICYCLE PARKING CONSIDERATIONS  

3.1 Bicycle Parking Requirements  

3.1.1 Transportation Demand Management Strategy and Implementation Plan Recommended 
Rates 

As discussed in Section 1.0, BA Group submitted a Transportation Study in December of 2021 in support of the original 
proposal. At the time of that writing, there were no bicycle parking requirements in Zoning By-law 225-2007.  However, the 
City of Mississauga’s Transportation Demand Management Strategy and Implementation Plan did recommend bicycle 
parking standards to be included in the city’s Zoning By-Law for new developments. Application of these rates to the current 
proposal of the 10 West development is summarized in Table 3 and result in a bicycle parking requirement of 321 spaces 
(287 long-term and 34 short-term spaces). 

Table 3 City of Mississauga Recommended Bicycle Parking Rates (10 West Development)  

Land Use Unit Type  Number of Units / 
GFA 

Minimum Bicycle Parking 
Standard Spaces Required 

Residential 
Short-term  

410 units 
0.08 spaces / unit 33 spaces 

Long-term 0.70 spaces / unit 287 spaces 

Retail 
Short-term  

312 m2 
0.25 spaces / 100 sm GFA 1 space 

Long-term 0.10 spaces / 100 sm GFA 0 spaces 

 Total 321 spaces 
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3.1.2 By-Law Requirements  
Bicycle parking requirements are now specified in the City’s Zoning By-law 225-2007.  Application of by-law rates are 
summarized in Table 4. 

Table 4 City of Mississauga By-law 225-007 Bicycle Parking Rates 

Land Use Class Type1 Number of 
Units / GFA Minimum Bicycle Parking Standard Spaces 

Required 

Residential 
Class A 

410 units 
0.60 spaces / unit 246 

Class B The greater of 0.05 spaces per unit or 6.0 spaces 21 

Retail2 
Class A 

312 m2 
0.15 spaces / 100 sm GFA 1 

Class B 0.20 spaces / 100 sm GFA 1 

 
84 High Street – 
Residential3  

Class A 
6 units 

N/A - 

Class B N/A - 

 
90 High Street – 
Office3 

Class A 
340 m2 

N/A - 

Class B N/A - 

 Total 269 spaces 
Notes: 
1. Class A means a bicycle parking space designed to provide long-term parking for employees or residents of the building. Bicycle Parking Space, 

Class B means a bicycle parking space designed to provide short-term transient parking for persons who are not residents or employees of the 
building. 

2. GFA’s do not include vestibule areas.  
3. Bicycle parking requirements are not applicable for residential uses under 20 units and non-residential units under 1,000 m2 of GFA 
 
Application of these rates to the proposed development results in a bicycle parking requirement of 269 spaces, of which 
246 are long-term spaces (called “Class A” in the By-law) and 23 are short-term spaces (called “Class B” in the By-law). As 
noted, the exemptions in the By-law for residencies under 20 units and non-residential units under 1,000 m2 of GFA means 
that there is no bicycle parking requirement for the 84 High Street and 90 High Street heritage properties.  

3.2 Proposed Bicycle Parking Supply 

The current concept plan for 10 West development illustrates the provision of 269 parking spaces including 246 long-term 
(resident) spaces and 23 short-term (visitor) spaces for the 10 West development.  This proposed bicycle parking supply 
meets the Zoning By-law 225-2007 requirements.   It is proposed to provide visitor bicycle parking spaces at-grade while 
long-term occupant spaces will be located in secure and weather-protected facilities within the P1 level of the parking 
garage. No bicycle parking is provided for the existing 84 High Street and 90 High Street heritage buildings.  

4.0 LOADING CONSIDERATIONS 

4.1 Zoning By-Law Loading Requirement  

The City of Mississauga Zoning By-law 0225-2007 loading standards apply to the proposed development. Table 5 
summarizes the minimum loading requirements for the proposed development under the Zoning By-law. The application 
of the minimum Zoning By-law loading requirements requires a total of two (2) loading spaces to be provided to service 
the proposed 10 West development. 
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Table 5 City of Mississauga Zoning By-Law 0225-2007 Loading Requirements 

Site 
Address Use Units / GFA (sq. m.) Minimum Zoning By-Law Requirement Number of Loading 

Spaces Required1 

10 West 

Residential 410 units 1 loading space for apartment dwelling 
containing > 30 units 1 

Retail 312 m2 1 loading space for GFA greater than 
250 sq. m. and less than 2350 sq. m.  1 

 10 West - Required Loading Spaces2 2 

 

84 High 
Street Residential 6 units None Required (curbside pickup) - 

 

90 High 
Street Office 340 m2 None Required (curbside pickup) - 

Notes: 
1. The City of Mississauga Zoning By-law requires loading spaces to have an “unobstructed rectangular area with a minimum width of 3.5 m and a 

minimum length of 9.0 m”. A clear height of 7.5m for a loading area is specified within the Region of Peel Waste Collection Design Standards 
Manual” (2007) 

2.  The City of Mississauga Zoning By-law does not including any provisions for shared loading arrangements.  

 

4.2 Loading Supply & Facilities  

Loading supply and facilities were discussed in detail in our December 2021 Transportation Study. As discussed, the site 
constraints make it unfeasible to accommodate the two (2) formal loading zones. It should be noted that if the retail floor 
area within the proposed 10 West development was less than 250 m2 (current proposal is 62 m2 above this threshold) no 
loading space would be required. Furthermore, the City of Mississauga Zoning By-law does not including any provisions for 
shared loading arrangements in mixed-use developments. 

Nevertheless, two (2) loading spaces are proposed within a central, consolidated loading facility for the proposed 10 West 
development with vehicular access provided off of Ann Street. While the proposed loading supply meets the Zoning By-law 
requirement (2 spaces), one of the proposed spaces is deficient in length by 1 metre. The proposed loading facilities for the 
10 West development are as follows: 

• One (1) formal loading space, consistent with the requirements set out in the Mississauga Zoning By-law (3.5 m 
width and 9.0 m length); and  

• One (1) proposed smaller loading space (3.5 m width and 8.0 m length), that can accommodate a range of smaller 
delivery vehicles (i.e. step vans and cube vans).  

Given that the pick-up of refuse and recycling for the residential and retail uses would not occur at the same time, and that 
building maintenance workers would shuffle the bins on the day of collection, the proposed bin staging arrangement 
discussed in our December 2021 Transportation Study is acceptable given the site constraints. Moreover, the increase in 
residential units (51 in relation to said Study) will not change the loading requirements, or instigate a need to reconsider 
the loading arrangements previous determined.  

Vehicle maneuvering Diagrams are attached in Appendix C.  
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5.0 TRAFFIC VOUMES  

5.1 Existing Traffic Volumes  

Existing traffic volumes were last considered in Section 6.2 of our November 2022 Memorandum. For the purposes of this 
addendum, the same existing traffic volumes have been adopted as illustrated in Figure 2. It should be noted that existing 
traffic volumes used in our November 2022 Memorandum were based on modifications to, and/or difference counts used 
in our December 2021 Study. This was discussed in detail in Section 6.2 of our November 2022 Memorandum.  

5.2 Background Traffic Volumes  

Background traffic volumes were last considered in Section 6.3 of our November 2022 Memorandum. These consisted of 
both corridor volumes (following direction from the City of Mississauga) and background developments. For the purposes 
of this addendum, the same background traffic volumes have been adopted. Future background traffic volumes are 
reproduced in Figure 3.  

5.3 Site Traffic Volumes  

5.3.1 Site Trip Generation 
Site-derived vehicle trip generation and assignment were last discussed in Section 8.3 of our December 2021 Transportation 
Study. Following this methodology, and considering the current development programme, site vehicle trips are summarized 
in Table 6. 

Table 6 Site Trip Generation  

Rate / Mode of Transport 
AM Peak Hour PM Peak Hour 

In Out 2-Way In Out 2-Way 

Pr
op

os
ed

 S
ite

 
Tr

af
fic

 

LUC 222 (Multi-Family 
Housing – High Rise)1 410 units1 0.09 0.19 0.27 0.19 0.14 0.33 

Number of Trips 410 units 35 75 110 75 55 130 

15% Volume Shift to Transit -5 -10 -15 -15 -5 -20 

Net-New Site Vehicular Trip Generation 30 65 95 60 50 110 
Notes: 

1. Rounded to the nearest 5 vehicles / persons.  
2. 15% of Driver mode share shifted to transit mode share.  
3. Fitted Curve Equation Effective Rates - AM Peak: T = 0.22(X)+18.85, PM Peak: T = 0.26(x)+23.12 
 

 
As can be seen in the Table, the site will generate on the order of approximately 95 and 110 two-way vehicle trips during 
the morning and afternoon peak hours, respectively.  

5.3.2 Site Traffic Distribution  
Site traffic distribution assumptions were last considered in Section 8.3.2 of our November 2022 Memorandum. For the 
purposes of this addendum, the same distribution assumptions have been adopted. Site traffic volumes are illustrated in 
Figure 4.  
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FIGURE 3   FUTURE BACKGROUND TRAFFIC VOLUMES
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5.4 Future Total Traffic Volumes  

The future background traffic volumes in the weekday morning and afternoon peak hours were combined with the site 
traffic volumes to develop the future total traffic forecasts. The future total traffic volumes for the weekday morning and 
afternoon peak hours are illustrated in Figure 5.  

6.0 CAPACITY ANALYSIS  
Capacity analysis assumptions were discussed in Section 6.7.1 of our November 2022 Memorandum. Following this same 
approach, Synchro worksheets, including detailed input parameters and output results, are attached in Appendix D. 

6.1 Analysis Parameters  

Analysis parameters were discussed in Section 6.7 of our November 2022 Memorandum. As mentioned, during 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. 

6.2 Signalized Intersections  

6.2.1 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 7. Under existing traffic conditions, the intersection operates at an 
acceptable level of service during the weekday morning peak hour (overall v/c of 0.62), and under busy conditions during 
the afternoon peak hour period (overall v/c of 0.95). 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 0.98). 

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 0.70 and 0.98. Site related impacts on the intersection are negligible. Although the 
signal timing plan was optimized per the future per future total condition, no physical improvements are required or 
recommended to accommodate the proposed development. 
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Table 7 Signalized Intersection Capacity Results – Hurontario Street / Lakeshore Road 

Movement 
Existing (2023) Future Background (2028) Future Total (2026) 

V/C LOS V/C LOS V/C LOS 

EBL 0.54 (0.94) A (D) 0.64 (0.95) B (D) 0.64 (0.95) B (D) 

EBT 0.37 (0.48) A (B) 0.39 (0.50) B (B) 0.40 (0.51) B (B) 

EBR 0.01 (0.01) A (B) 0.01 (0.01) A (B) 0.01 (0.01) A (B) 

WBL 0.06 (0.18) B (C) 0.07 (0.23) B (C) 0.07 (0.23) B (C) 

WBT 0.29 (0.78) B (D) 0.33 (0.89) B (D) 0.34 (0.90) B (D) 

WBR 0.16 (0.26) B (C) 0.16 (0.33) B (C) 0.16 (0.33) B (C) 

NBL 0.04 (0.02) D (C) 0.04 (0.02) D (C) 0.04 (0.02) D (C) 

NBT 0.21 (0.25) D (C) 0.22 (0.26) D (C) 0.22 (0.26) D (C) 

SBL 0.81 (0.91) E (E) 0.81 (0.97) D (E) 0.81 (0.97) D (E) 

SBT 0.23 (0.17) D (C) 0.31 (0.22) C (C) 0.31 (0.22) C (C) 

SBR 0.21 (0.57) F (C) 0.23 (0.48) F (C) 0.23 (0.48) F (C) 

Overall 0.62 (0.95) D (C) 0.70 (0.98) C (D) 0.70 (0.98) C (D) 
Notes: 
1. XX (XX): Weekday a.m. peak hour (Weekday p.m. peak hour).  

 

6.2.2 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 8. 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 0.40.  

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 0.42. 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 0.42. Site related impacts on the intersection 
are negligible. No improvements of any kind are required or recommended to accommodate the proposed development. 

Table 8 Signalized Intersection Capacity Results – Hurontario Street / High Street East 

Movement 
Existing (2023) Future Background (2028) Future Total (2028) 

V/C LOS V/C LOS V/C LOS 

EBTLR 0.59 (0.62) E (D) 0.59 (0.62) E (D) 0.59 (0.62) E (D) 

WBTLR 0.09 (0.09) E (D) 0.09 (0.09) E (D) 0.09 (0.09) 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 (0.30) A (A) 0.26 (0.30) 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 (0.38) A (B) 0.27 (0.38) A (B) 

Overall 0.28 (0.40) A (B) 0.31 (0.42) A (B) 0.31 (0.42) A (B) 
Notes: 
1. XX (XX): Weekday a.m. peak hour (Weekday p.m. peak hour).  
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6.2.3 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 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 0.51 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 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 0.90. 
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 0.79 and 0.95. Site related impacts on the intersection are minimal. Under 
future total conditions, the signal timing plan was optimized given the addition of a protected phase for the eastbound left 
turn movement during the morning peak hour.  

Table 9 Signalized Intersection Capacity Results – Hurontario Street / Park Street East 

Movement 
Existing (2021) Future Background (2026)2 Future Total (2026)2 

V/C LOS V/C LOS V/C LOS 

EBL 0.56 (0.60) D (D) 0.72 (0.97) C (E) 0.80 (1.07) D (F) 

EBTR 0.07 (0.07) D (C) 0.07 (0.09) C (C) 0.07 (0.09) C (C) 

WBL 0.04 (0.01) C (C) 0.04 (0.01) D (C) 0.05 (0.01) D (C) 

WBTR 0.18 (0.19) D (C) 0.18 (0.19) D (C) 0.18 (0.19) D (C) 

NBL 0.03 (0.09) B (C) 0.19 (0.54) D (D) 0.20 (0.60) D (E) 

NBTR 0.44 (0.59) C (C) 0.74 (0.61) D (C) 0.74 (0.61) D (C) 

SBL 0.48 (0.45) B (B) 0.70 (0.47) D (B) 0.70 (0.47) D (B) 

SBT 0.31 (0.50) B (B) -- (--) -- (--) -- (--) -- (--) 

SBR 0.11 (0.24) B (B) -- (--) -- (--) -- (--) -- (--) 

SBTR -- (--) -- (--) 0.64 (0.80) C (C) 0.65 (0.82) C (C) 

Overall 0.51 (0.58) C (C) 0.75 (0.90) D (C) 0.79 (0.95) D (C) 
Notes: 
1. XX (XX): Weekday a.m. peak hour (Weekday p.m. peak hour).  
2. Protected-permissive left turn added to eastbound left movements.  

 

6.2.4 Overall Assessment of Signalized Intersections 
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.   

6.2.5 Unsignalized Intersections 
The summarized results of the intersection traffic operations analyses undertaken the unsignalized intersections are 
summarized in Table 10.  
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Table 10 Unsignalized Intersection Capacity Results 

Movement 
Existing (2021) Future Background (2026) Future Total (2026) 

Delay V/C Delay V/C Delay V/C 

Anne Street / Lakeshore Road1 

EBL 10.1 (14.1) B (C) 10.5 (16.1) B (C) 10.6 (16.4) B (C) 

SBLR 16.6 (10.2) B (B) 14.4 (10.8) B (B) 21.2 (27.1) C (D) 

Ann Street / High Street East3 

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) 9.5 (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 East3 

EBLTR 9.2 (10.2) B (B) 13.0 (15.9) B (C) 13.7 (17.2) B (C) 

WBLT 7.6 (9.9) A (A) 9.3 (15.7) A (B) 10.0 (19.8) A (C) 

WBR 6.7 (6.8) A (A) 9.4 (11.2) A (A) 9.7 (11.8) A (A) 

NBLTR 9.2 (9.1) A (A) 11.5 (12.4) B (B) 12.2 (13.4) B (B) 

SBLTR 8.2 (9.0) A (A) 12.1 (14.7) B (B) 12.6 (15.6) B (C) 

Ann Street / Proposed Site Driveway2 

WBLR -- (--) -- (--) -- (--) -- (--) 9.6 (9.7) A (A) 

SBLT -- (--) -- (--) -- (--) -- (--) 2.0 (2.2) 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).  

 

Based on the unsignalized analysis, all unsignalized intersections will operate at acceptable levels of service (LOS C or better) 
under all scenario conditions. Traffic associated with the proposed development can therefore be appropriately 
accommodated. 

6.2.6 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 11. As can be seen in the Table, average queue lengths are well tolerated during both peak hours. 
An exception occurs at the westbound right turn movement at the Hurontario Street – St. Lawrence Drive / Lakeshore Road 
East intersection and southbound left turn at the Hurontario Street / Park Street intersection. In both instances, queue 
lengths will exceed the storage capacity by no more than 1-2 vehicles, and will not interfere with the operation of upstream 
intersections. Notwithstanding the instances in which the 95th percentile queue is forecast to exceed available storage 
capacity, queueing at these movements is not impacted by the proposed development, and queue growth is a function of 
development in the surrounding area. 
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Table 11 Queueing Analysis Summary  

Lane 
Group 

Existing (2021) Future Background (2026) Future Total (2026) 
Storage Length 50th Percentile 

Queue  
95th Percentile 

Queue  
50th Percentile 

Queue  
95th Percentile 

Queue  
50th Percentile 

Queue  95th Percentile Queue  

Hurontario Street / Lakeshore Road East 

EBL 39.2 (43.1) 44.5 (44.4) 41.1 (43.3) 44.4 (44.4) 41.3 (43.5) 44.4 (44.3) 130 

EBT 50.4 (65.4) 60.2 (65.2) 53.3 (56.8) 64.9 (66.6) 55.2 (53.6) 65.6 (61.1) - 
EBR 2.9 (15.8) 16.6 (15.8) 2.2 (1.1) 15.9 (4.9) 1.2 (0.2) 6.0 (2.2) 90 

WBL 6.1 (54) 13.8 (54) 2.9 (23.5) 9.7 (78.6) 6.3 (51.8) 15.4 (137.4) 130 
WBT 49.9 (129.5) 78.1 (129.5) 60.5 (136) 90.9 (214.4) 64.3 (247.8) 99.3 (272.3) - 

WBR 22.6 (88.4) 50.4 (67.5) 19.7 (52.3) 42.8 (67.5) 26.8 (62.8) 62.4 (67.5) 60 

NBL 3.7 (6.5) 15.4 (6.5) 2.6 (1.1) 8.9 (5.1) 0.7 (3.4) 4.3 (15.3) 30 
NBTR 13.8 (41.8) 28.6 (41.8) 16.4 (26.3) 32.6 (53.7) 14.6 (28.4) 33.7 (50.4) - 

SBL 33.2 (43.7) 38.4 (38.4) 28.7 (35) 37.3 (37.3) 28.1 (31.8) 37.2 (37.3) 35 

SBT 67.4 (102.6) 101.5 (102.6) 55.1 (99.6) 101 (102.3) 64 (81.3) 102.9 (102.3) - 
SBR 28.8 (46.4) 37.5 (37.5) 22.5 (33.7) 37.5 (37.5) 24.5 (30.9) 37.5 (37.5) 90 

Hurontario Street / High Street East 
EBLTR 22.4 (30.7) 22.4 (30.7) 20.6 (26.8) 46.1 (52.8) 24.3 (27.4) 49.4 (54.9) - 

WBLTR 7.1 (8.2) 7.1 (8.2) 10.8 (14.1) 19.2 (27) 9.8 (10.1) 21.1 (22.1) - 

NBL 0.9 (3.1) 0.9 (3.1) 0.8 (3) 4.8 (15) 0.7 (2.9) 4.0 (10.7) 30 
NBT 14.8 (18.7) 14.8 (18.7) 20.7 (20.3) 48.3 (42.7) 24.9 (21.6) 52.5 (38.7) - 

NBTR 17.4 (24.1) 17.4 (24.1) 17.5 (23.1) 39.5 (42.8) 25.7 (25.3) 53.1 (43.1) 30 

SBL 15.1 (12.7) 15.1 (12.7) 12.1 (7.1) 32.5 (28) 12.5 (13.6) 35.7 (37.3) - 
Hurontario Street / Park Street 

EBL 24.7 (26.8) 32.3 (32.3) 30.3 (30.4) 32.3 (32.3) 27 (31.5) 32.4 (32.4) 55 
EBTR 16.9 (24.7) 49.2 (62) 53.4 (54) 77.6 (77.7) 44.7 (66.3) 79 (77.6) - 

WBL 2.0 (0.7) 8.4 (4.4) 2.4 (1.2) 9.7 (5.6) 4.6 (1.6) 18.5 (6.7) 60 

WBTR 29.1 (24.6) 61.9 (42.1) 26. 9(23.5) 56.9 (45.9) 39.2 (54.6) 78.4 (89.2) - 
NBL 1.1 (2.1) 6.3 (8) 16.1 (12.2) 37.3 (29.6) 17.6 (18.8) 37.3 (37.4) 35 

NBT 44.9 (33.5) 68.8 (59.5) 72.7 (41.7) 97.5 (63.3) 70 (46.1) 100.3 (85.8) 0 

NBTR 49.3 (35.1) 79.2 (63.4) 76.1 (46) 99.4 (71.8) 72.8 (48.9) 100.9 (86.1) - 
SBL 29. 1(29.7) 37.3 (37.4) 49.3 (47.5) 67.5 (67.5) 50.4 (45.2) 67.3 (67.5) 30 

SBT 65.5 (215.1) 100.4 (220.4) 127.2 (217.3) 198.3 (224.1) 160 (216.2) 228.9 (223.8) - 
Notes: 
1. All values are in meters
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7.0 SUMMARY OF FINDINGS  
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 proposed development has bee updated 
to include a 26-storey tower which situated within the northwest corner of the site (municipal address of 17 and 19 Ann 
Street) and will contain 410 residential units and approximately 312 square metres of commercial space at grade. The site 
area also contains two existing structures, both of which will be retained at full build-out. These consist of six (6) residential 
units at 84 High Street and approximately 340 square metres of commercial GFA at 90 High Stret.  

 
Vehicular Parking 

1. The proposed parking supply for the site reflects a 10% reduction relative to By-law requirements, consistent with 
our April 2023 proposal (Letter) to the City of Mississauga.  

2. The current concept plan illustrates the provision of 386 parking spaces including 296 resident spaces and 74 
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.  In addition, 2 car-share spaces will be provided in the P1 parking 
level. 

3. The proposed parking supply meets the proposed requirements, and will be supported by a range of transportation 
demand management (TDM) measures. These included: 

a. Provisioning of two (2) car share spaces located in the visitor section of the garage (in addition to the 
visitor spaces provided);  

b. Providing Presto Cards pre-loaded with a value of $75.00 for each residential unit; 
c. Applicant’s committal to selling parking spaces unbundled from the purchase price of each residential unit; 

and,  
d. Provisioning of a Bike Repair Station on-site. 

Bicycle Parking 

4. Bicycle parking requirements are specified in the City’s Zoning By-law 225-2007. Application of these rates to the 
proposed development results in a bicycle parking requirement of 269 spaces, of which 246 are long-term spaces 
(called “Class A” in the By-law) and 23 are short-term spaces (called “Class B” in the By-law). 

5. The current concept plan for 10 West development illustrates the provision of 269 parking spaces including 246 
long-term (resident) spaces and 23 short-term (visitor) spaces for the 10 West development.  This proposed bicycle 
parking supply meets the Zoning By-law 225-2007 requirements.  

6. It is proposed to provide visitor bicycle parking spaces at-grade while long-term occupant spaces will be located in 
secure and weather-protected facilities within the P1 level of the parking garage. 

7. No bicycle parking is provided for the existing 84 High Street and 90 High Street heritage buildings. 

Loading Considerations  

8. The application of the minimum City of Mississauga Zoning By-law 0225-2007 loading requirements requires a total 
of two (2) loading spaces to be provided to service the proposed 10 West development. It should be noted that if 
the retail floor area within the proposed 10 West development was less than 250 m2 (current proposal is 62 m2 
above this threshold) no loading space would be required. 
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9. Site constraints make it unfeasible to accommodate the two (2) formal loading zones. Furthermore, the City of 
Mississauga Zoning By-law does not including any provisions for shared loading arrangements in mixed-use 
developments. 

10. Two (2) loading spaces are proposed within a central, consolidated loading facility for the proposed 10 West 
development with vehicular access provided off of Ann Street. While the proposed loading supply meets the Zoning 
By-law requirement, one of the proposed spaces is deficient in length by 1 metre. The proposed loading facilities 
for the 10 West development are as follows: 

a. One (1) formal loading space, consistent with the requirements set out in the Mississauga Zoning By-law 
(3.5 m width and 9.0 m length); and  

b. One (1) proposed smaller loading space (3.5 m width and 8.0 m length), that can accommodate a range of 
smaller delivery vehicles (i.e. step vans and cube vans).  

11. Given that the pick-up of refuse and recycling for the residential and retail uses would not occur at the same time, 
and that building maintenance workers would shuffle the bins on the day of collection, the proposed bin staging 
arrangement is acceptable given the site constraints. 

Capacity Analysis  
 

12. Under existing conditions, all study area intersections operate within capacity, although the Hurontario Street – St. 
Lawrence Drive / Lakeshore Road East intersection will operate under busy conditions during the afternoon peak 
hour. 

13. Under future conditions (future background and future total), study area intersections will continue to operate 
under the same conditions. 

14. Site traffic impacts are noted to be negligible, and no physical improvements are required or recommended to 
accommodate the proposed development. However, signal timing modifications are proposed as follows:  

a. At the Hurontario Street / Park Street East intersection, a protected phase was added for the eastbound 
left turn movement during the morning peak hour. 

b. At the Hurontario Street – St. Lawrence Drive / Lakeshore Road East intersection, the signal timing plan 
was optimized per the future per future total conditions.  

Queueing Study  
 

15. Average queue lengths at all study intersections are well tolerated during both peak hours. An exception occurs at 
the westbound right turn movement at the Hurontario Street – St. Lawrence Drive / Lakeshore Road East 
intersection and southbound left turn at the Hurontario Street / Park Street intersection. In both instances, queue 
lengths will exceed the storage capacity by no more than 1-2 vehicles, and will not interfere with the operation of 
upstream intersections. Notwithstanding the instances in which the 95th percentile queue is forecast to exceed 
available storage capacity, queueing at these movements is not impacted by the proposed development, and 
queue growth is a function of development in the surrounding area. 

In conclusion, the revised proposal can be accommodated from a transportation perspective. 
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Appendix A Reduced Architectural Plans 
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Appendix B Parking Justification Letter 
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Appendix C Vehicle Meneuvering Diagrams 
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Appendix D Detailed Synchro Calculation Sheets  
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