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DATE: April 1, 2010 

TO: Chairman and Members of the Planning and Development Committee  

Meeting Date:  April 19, 2010 

FROM: Edward R. Sajecki 

Commissioner of Planning and Building Department 

SUBJECT: Downtown21 Master Plan, April 2010 

 
 
RECOMMENDATION: That the “Downtown21 Master Plan – Creating an Urban Place in the 

Heart of Mississauga”, attached under separate cover to the report titled 

“Downtown21 Master Plan, April 2010”, dated April 1, 2010 from the 

Commissioner of Planning and Building, be received for information, and 

that staff be directed as follows:  

 

1. Continue working with downtown landowners on the 

implementation of the Downtown21 Master Plan; and 

 

2. Report back to Planning and Development Committee on a 

quarterly basis with progress updates. 

 

 

BACKGROUND: The Downtown21 Master Plan process (Downtown21) commenced in 

January 2009 with an aggressive outreach process to collaboratively 

build a new vision for Downtown Mississauga with the public, 

downtown landowners, relevant stakeholders and City staff.  On July 

8, 2009, City Council passed Resolution No. 0139-2009 

recommending the following: 

 

1. That the report titled, “Downtown21 – Conceptual Master Plan 

and Directions Report”, be received for information. 
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2. That staff be directed to proceed with the Implementation 

phase of the Downtown21 Master Plan which will test and 

evolve the Plan to a point where it reflects market reality and is 

actionable. 

 

The Master Plan was presented to the public at an evening Open 

House in the Council Chambers on January 19, 2010.  Approximately 

300 residents attended the Public Open House.  Opportunity was 

provided for the public to ask questions and offer their feedback to the 

plan.  We are pleased to report that there appeared to be strong support 

for the plan.  The focus of many of the comments was related to 

access to transit, cycling, walking and ensuring a healthy public realm 

as well as questions pertaining to how we will ensure that Main Street 

gets built. 

 

 

STRATEGIC PLAN: Alignment with the Strategic Plan 

Over the course of the “Our Future Mississauga – be part of the 

conversation” community engagement process, numerous ideas were 

collected from the public expressing a desire to see a more vibrant 

downtown.  To respond to the wishes of the community, a Strategic 

Goal – “Creating a Vibrant Downtown” was created in the new 

Strategic Plan, under the Strategic Pillar for Change, Completing our 

Neighbourhoods.  The Downtown21 initiative is in direct response to 

the public’s request for the creation of a vibrant downtown.  

Furthermore, Downtown21 has taken a comprehensive and strategic 

approach to direct City and landowner actions for building a vibrant 

core.  As a result, it crosses all five Strategic Pillars for Change of the 

Strategic Plan and will impact a total of 15 Strategic Actions and 10 

actions listed for “future consideration” in the Action Plan.   

 

 

COMMENTS: Introduction 

As a result of the collaborative input from members of Council, the 

public, downtown landowners, relevant stakeholders and City staff, an 

overarching Downtown vision has now emerged.  There is a 

continuing and important need for ongoing discussions about the 

Master Plan and individual projects to make the plan become reality 

on the ground; however, the seeds for change have been identified.  
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The next major step will be to reach consensus on implementation.  

Building capacity, ensuring inter-agency involvement, establishing a 

working relationship for a public/private partnership, adopting 

supporting public policy, raising financial resources and maintaining 

community involvement will be among the challenges and next steps. 

 

More than just a plan, Downtown21 represents an ongoing endeavour 

in which virtually the entire community can become involved.  

Downtown Mississauga is a proven and successful market with over 

30,000 residents and 20,000 jobs within walking distance of the major 

centre of civic government, cultural amenities and an established 

regional retail facility.  Expanding on this substantial base, 

Downtown21 is designed to promote the continued evolution of a 

liveable, compact, sustainable downtown centre which will enhance 

Mississauga’s competitive advantage and reputation as a forward 

looking community. 

 

Downtown21 has been developed in the context of larger city and 

provincial objectives.  The Master Plan is aligned with the Province’s 

Places to Grow Act by setting out to manage growth by creating a 

predictable framework for development in a way that supports 

economic prosperity, sustainability, efficiency, complete communities 

and achieving a high quality of life for the residents of Mississauga.  It 

also is a critical piece of the Hurontario Higher Order Transit work.  

Rapid transit along the corridor will provide a key city-building 

catalyst to the downtown and the downtown in turn will provide the 

greatest concentration of riders for the system.  As such, Downtown21 

becomes a critical piece of the business case for rapid transit along the 

Hurontario corridor and through the downtown.      

 

Downtown21 is an economic strategy.  Implementation of the Master 

Plan will position Downtown Mississauga as a place that embraces 

rich civic life, unique urban experiences and social diversity.   The 

Plan provides the Downtown with a platform for long-term economic 

prosperity, fostering arts and culture, sustainability, tourism and will 

serve as a catalyst for future office development.   
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This report provides an overview and summary of the various 

components that make up the Master Plan, summarizes City, 

stakeholder and public comments on the Master Plan and recommends 

next steps to turn a plan into reality. 

 

1. Downtown21 Master Plan -  Creating and Urban Place in the 

Heart of Mississauga 

Attached as Appendix 2 to this report is the completed Downtown21 

Master Plan Report, titled, “Downtown21 Master Plan - Creating an 

Urban Place in the Heart of Mississauga”,  prepared by Glatting, 

Jackson, Kercher, Anglin in association with the Canadian Urban 

Institute; Iain Dobson (Real Estate Search Corp); N Barry Lyon 

Consultants and Ken Greenberg Consultants.  The report outlines the 

results of the extensive public engagement that took place over the last 

year and provides a clear strategic vision for the future including: a 

finer-grained network of streets, principles for integrating higher order 

transit into the downtown, a connected system of parks and open 

spaces, a framework for unique and exciting character districts and 

draft urban design guidelines that will form the basis for further 

discussions with downtown landowners to create a more predictable 

planning regime. 

 

2. Downtown21 Guiding Principles 

The Downtown21 Master Plan identifies six guiding principles that 

drive the plan and will inform future policy decisions and 

implementation strategies (see page 5 of the Master Plan).  They are 

as follows: 

 

a) Catalyze Employment 

 The future of downtown has to strengthen existing office uses 

 and attract new major employment to ensure long-term  economic 

 success and urban vitality. 

 

 Recommended Strategy:  

 

• Make downtown the premier “urban” destination for future 

office, employment and creative economic growth in 

Mississauga; 



 

Planning and Development Committee - 5 - File:  CD.21.DOW

April 1, 2010

 

• Build Main Street as an urban demonstration and catalyst for 

office development; 

• Increase access to higher order transit; and 

• New solutions and partnerships for parking will be required. 

 

b) Build Multi Modal 

 A successful, vibrant and active downtown will have to support 

 and rely on a range of transportation modes including walking, 

 cycling, transit and the car. 

 

 Recommended Strategy:  

 

• Design streets to encourage walking and cycling; 

• Require future development on small block sizes (400m 

perimeter) to maximize access and walking; 

• Implement higher order transit in a five minute walk of 

anywhere in the downtown; 

• Adopt parking strategies that support urban design 

excellence, foster economic growth and implement 

transportation demand management; and 

• Promote development patterns that put jobs, housing, and 

services within walking distance of each other. 

 

c) Create an Urban Place 

 A downtown cannot be derived from a suburban built form.  

 Developing a walkable, urban downtown is critical to re- branding 

 the downtown as a unique “GTA” location with a high quality of 

 place. The multi-cultural diversity of Mississauga demands a 

 downtown that is unique, authentic and memorable. 

 

 Recommended Strategy:  

 

• Organize the downtown into unique districts with a specific 

focus and character; 

• Celebrate and provide opportunities to showcase the city’s 

cultural diversity and cultural arts initiatives; 

• Continue to invest in new and existing public spaces 

(squares, parks and streets); 
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• Support a wide range of uses, scales and housing choices; 

• Establish “urban” design standards, tools and controls for 

streets, buildings and site design; and 

• Leverage opportunities with colleges and universities to 

locate in downtown. 

 

d) Living Green 

 Downtown should showcase Mississauga’s commitment to 

 sustainability as both an economic development and resource 

 consumption strategy. 

 

 Recommended Strategy:  

 

• Develop an area-wide energy approach such as District 

Energy and a sustainable waste handling and management 

system; 

• Employ LEED building practices for new development and 

neighbourhood design; 

• Enhance and protect the existing tree canopy; 

• Establish low impact development standards including new 

storm water management practices such as “green streets” 

and new storm water treatment areas; and 

• Support a focused intensity of jobs and housing that is transit 

supportive and multi-modal. 

 

e) Establish a Focus 

 The geography of downtown is too large to start just anywhere or 

 everywhere. The limited resources of the City and participation of 

 private stakeholders should be initially focused in a small, intense 

 location. 

 

 Recommended Strategy:  

 

• Create a new “main street” as a vibrant example of what 

downtown could be; 

• Establish an urban main street district with a mix of jobs, 

housing, retail, educational and civic uses; 

• Link this district to existing public and private investment & 
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surrounding neighbourhoods; 

• “Pre-wire” to support higher order transit; and Focus (timing 

and geography) incentives, public investment and private 

development in this district to leverage economic 

development sooner rather than later. 

 

f) Create a Development Framework with Predictability 

 The current development policy framework lacks necessary 

 guidance, is an unpredictable planning regime, and does not 

 encourage or direct the kind of coordinated urban development 

 necessary to create a vibrant and walkable Downtown. 

 

 Recommended Strategy:  

 

• Establish a Framework Plan that defines future streets and 

connections that can be incrementally built over time; 

• Identify locations for future parks and open spaces; 

• Define specific street design standards to guide public and 

private investment; 

• Create investment strategies to direct desired land uses 

(office/employment) in key locations and districts; and 

• Define new building frontage and urban design standards 

that strengthen the pedestrian and public realm and which 

nurture a true urban character. 

 

3.  The Framework Plan 

The overall Framework Plan establishes a clear foundational structure 

for Downtown made up of a network of streets and blocks, the 

integration of new transit, an expanded public realm of parks, squares 

and trails (including city-wide and regional linkages) and elements of 

community infrastructure needed to support an expanded Downtown 

population. It provides a key focus on place-making with quality 

public spaces and lays the framework within which individual 

building projects will contribute to a greater downtown as a whole 

(see page 10 of the Master Plan). 
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4.  Street Framework 

Downtown Mississauga has a relatively limited street network with 

few continuous north-south or east-west streets that extend beyond the 

major corridors of Burnhamthorpe Road, Hurontario Street, Centre 

View Drive and Confederation Parkway.  Many of the resulting streets 

are dominated by automobiles and are hostile to pedestrians.  If 

development continues to occur in this pattern, without new streets 

forming a network, the result will be an ever-growing traffic burden 

on a limited number of streets (see page 12 of the Master Plan).  New 

streets proposed are: 

 

• A Northern Distribution Road, north of Highway 403, that 

connects from Hurontario Street to Mavis Road; 

• The extension of Centre View Drive to Hurontario Street, 

creating an east-west connection from Rathburn Road east of 

Hurontario Street to Mavis Road; 

• Extension of Square One Drive (from Rathburn Road west of 

Confederation Parkway to Rathburn Road east of Hurontario 

Street); 

• Extension of Princess Royal Drive, creating a connection 

from Hurontario Street to Confederation Parkway; and 

• The extension of Webb Drive, east to Kariya Drive and west 

to Mavis Road. 

• The extension of Living Arts Drive to Centre View Drive; 

• Extension of Duke of York over Highway 403 to the 

Northern Distribution Road; 

• Extension of Kariya Drive to Centre View Drive; and 

• The extension of City Centre Drive over Highway 403 to the 

Northern Distribution Road. 

 

The resulting new street network creates an urban pattern of 

development blocks that are well-connected and walkable in scale.  

Some of these new streets may be built as public projects, such as the 

Northern Distribution Road; while the remainder will be built as 

private development occurs.  This robust future street network allows 

these roads to be small in scale while maximizing accessibility for 

pedestrians, cyclists and the automobile.  
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As the Downtown and suburban areas around Highway 403 continue 

to intensify and mix their land uses, the number of trips occurring 

along, over, onto and off of Highway 403 will increase.  However, the 

average length of the trips will be shorter and trips will originate or 

end in the Downtown. The Downtown21 Plan proposes a number of 

network changes to improve access to Highway 403.   The resulting 

new network increases the Downtown’s overall north-south and east-

west connectivity and maximizes accessibility to Highway 403.  

 

5. Higher Order Transit 

The long-term urban intensification and economic success of 

Downtown Mississauga is tied to the ability to serve it with higher 

order transit.  Downtown Mississauga is already a hub for transit. The 

addition of the Mississauga Bus Rapid Transit line and Hurontario 

Street, through and within the downtown, will provide east-west and 

north-south higher order transit connections between the region and 

the Downtown. 

 

Important to the success of Downtown Mississauga and how we meet 

the policy objectives as set out in Places to Grow, is the strategic 

location of any proposed Light Rail Transit (LRT) system route (and 

station locations) in order to catalyze significant development in the 

Downtown, particularly office development.  Downtown Mississauga 

could ultimately include over 70,000 residents and 70,000 jobs.  To 

best serve these populations and create a truly transit-oriented 

downtown, the Downtown21 Master Plan considered a number of 

transit alignments through and within the Downtown. The Hurontario 

Higher Order Transit Study (HHOT) is currently studying corridor 

alignments and station locations for the overall corridor between Port 

Credit and Brampton.  The final alignment will be determined through 

the Environmental Assessment for the HHOT Study.  The 

Downtown21 Plan recommends the following alignment within the 

downtown (see page 17 - ‘Option 8’ of the Master Plan). 

   

• Approaching from the north, the transit route utilizes a new 

bridge over Highway 403 that aligns with the north-south 

portion of City Centre Drive.  This bridge also provides a 
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valuable pedestrian and bicycle connection across Highway 

403;   

• The route then travels west along Rathburn Road to Living 

Arts Drive, south to Burnhamthorpe Road and then east back 

to Hurontario Street. 

• A secondary connection travels south along City Centre 

Drive via Absolute Avenue to Hurontario Street.    

 

The alignment and station locations are integrated into the streets and 

blocks, supporting transit-oriented development in five station areas 

that place 90% of the Downtown (60,000 -70,000 people) within a 

five minute walk of transit.   The resulting downtown system creates 

routing and operational flexibility and the transit system is envisioned 

as a seamless component of the urban environment, incorporated as an 

integrated feature of the street design of Burnhamthorpe Road, Living 

Arts Drive, Rathburn Road and Hurontario Street.  Successfully 

integrating transit into the urban pattern of Downtown requires a 

“complete street” approach that views transit as just one component of 

a multi-modal and walkable street design.  

 

6. Parks and Open Space 

The Downtown21 Plan envisions a grand and extensive system of 

parks and open spaces that builds upon existing parks and open 

spaces, adds new urban parks and plazas and connects the downtown 

to adjacent greenways, natural systems and neighbourhoods.   The 

open space system is interconnected by a network of pedestrian and 

bicycle-friendly streets that are tree-lined and traffic calmed as well as 

creek corridors and trails.  Four new parks are proposed as part of the 

Downtown21 Master Plan (see page 22 of the Master Plan): 

 

• Storm-water pond; 

• Station Gate park/square; 

• Rathburn Park, and 

• Cleary Park. 

 

7.   Trails & Cycling Plan 

Parks and open spaces are a large part of the public realm. The only 

larger component is the street network, which also connects many of 
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the parks and open spaces together and to other land uses. The design 

of streets is important to the success of the overall open space system, 

ensuring that they extend accessibility to the parks and provide safe 

and attractive connections for pedestrians and cyclists. The 

Downtown21 Plan proposes an extensive and connected system of 

sidewalks, dedicated bike lanes, protected bicycle paths, shared right 

lanes and multi-use trails (see page 21 of the Master Plan).  It should 

be noted that cycling routes through the Downtown, particularly along 

Burnhamthorpe Road, have been designed and configured to respond 

to the dynamics and character of a true urban environment with 

respect to traffic, access, sense of experience and navigation through 

the Downtown.  Staff of Planning and Building and Community 

Services will continue to work collaboratively to resolve design 

strategies and the approach to cycling routes, particularly along 

Burnhamthorpe Road. 

 

8. Districts 

The Downtown21 Plan envisions a collection of districts that together 

comprise Downtown.  Each district will develop with its own 

character, mix of uses, function and scale.  The Downtown21 Master 

Plan presents “illustrations” of one way they might develop based on 

the proposed street framework, parks system, transit system and urban 

design guidelines (see page 27 of the Master Plan).  Nine Districts are 

proposed as follows: 

 

a)  Main Street 

 Envisioned as a catalytic example of Downtown’s potential to 

 create a vibrant, walkable, mixed-use place. It will include active 

 street-level retail and outdoor cafes with a mix of residential and 

 office uses above; 

 

b)  Civic Centre 

 A “Civic Campus” that includes the Central Library, City Hall, 

 Living Arts Centre, Sheridan College and important public spaces 

 which collectively make up a five-block “civic park”; 
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c)  Confederation  

 A rapidly growing urban residential neighbourhood that will be 

 home to over 20,000 people, centred along Confederation Parkway. 

 New park spaces will connect Zonta Meadows Park to the Civic 

 District; 

 

d)  Cleary Park  

 Future urban neighbourhood will extend west to Grand Park Drive 

 and forms the western gateway to Downtown. The extension of 

 Bud Cleary Park north to Burnhamthorpe Road completes the 

 Mary Fix greenway connection and links this neighbourhood to the 

 Downtown; 

 

e)  Square One  

 Square One Mall will evolve and adapt over time, continuing to  

 strengthen its retail base while seeking ways to better connect itself 

 to the surrounding Downtown street network; 

 

f)   Rathburn  

 Will intensify over the long-term with an emphasis on office and 

 employment uses;   

 

g)  Hurontario 

 Includes the highest concentration of existing office uses, forming 

 the foundation for new office development; 

 

h)  Sussex  

 The densest mixed-use district in the downtown;  

 

i)  Mississauga Valley  

 Home to over 10,000 people.  Greenway connections provide a 

 link to  the future transit station on Hurontario and Matthews Gate 

 and may provide the catalyst for intensification with compatible 

 land uses. 

 

9.  Growth Forecasts & Potential Development 

For the purpose of forecasting needed community services, public 

education facilities, planning for transit and ensuring a jobs and 
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housing balance in the Downtown that is consistent with regional 

policy, the potential development represented by the physical form of 

Downtown21 has been estimated. These numbers represent only one 

potential physical build out of the Downtown and do not relate to 

current or future market demands or adopted population and 

employment forecasts.  For comparison purposes the Hemson Growth 

Forecasts for population and employment are provided for 2009 and 

2031.  The following are projected growth assumptions of the 

Downtown21 Master Plan: 

 

a)  Hemson Growth Forecast  

 2009 Population – 39,000 

 2009 Employment – 25,000 

 PPJ/Ha - 220 

 

 2031 Population – 61,000 

 2031 Employment – 35,000 

 PPJ/Ha – 325 

 

b)  Downtown21 Build-out Potential 

 Population – 73,000 

 Employment – 72,000 

 PPJ/Ha - 490 

 

10.  Urban Design Guidelines 

Urban Design Guidelines have been developed to provide general 

guidance and direction for proposed development (see page 41-54 of 

the Master Plan).  The goal is to create a vibrant and walkable urban 

environment that supports the key transit and economic development 

objectives of the Downtown21 vision.  These guidelines apply across 

the Downtown and offer a general approach to design and built form 

issues while allowing flexibility in their application.  It should be 

noted that these guidelines are interim in nature and are intended to 

serve as the basis for further testing and evaluation, and updating of 

the Official Plan and Zoning By-law. 
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The Guidelines address the following: 

 

• An Urban Design Framework which summarizes and 

highlights the critical Downtown-wide design and urban 

form issues such as block structure, street network, transit, 

trails and cycling, and land use; 

• Built Form which cover general building massing, design 

and point tower standards; and 

• Street and Building Design which describe street specific 

design and building frontage/massing standards for all streets 

in the Downtown. 

 

The Guidelines also define a simple classification structure for streets 

in the downtown.  Through the introduction of ‘A’ and ‘B’ Streets, 

guidance is provided to help site buildings and define where front 

doors and uninterrupted pedestrian streets should occur.  Motor 

vehicle and service driveways would be restricted to ‘B’-Streets, so 

that ‘A’-Streets’ sidewalks and building frontages are uninterrupted 

with their main pedestrian entrances and windows facing the ‘A’-

Street.  This will create a framework of streets that create great 

addresses, provide pleasant walking environments and organize access 

for motorists and servicing needs.  The framework plan envisions a 

balanced approach to mobility with improved pedestrian, cycling, 

transit and automobile connectivity as well as a new system of parks 

and open spaces. 

 

11.  Office is Fundamental 

A fundamental mission of Downtown21 is to attract new office 

employment. A vibrant and expanding employment base is a critical 

component of a thriving and sustainable Downtown.  While some 

office growth has occurred in the past, it has been stalled.  Downtown 

Mississauga cannot compete with lower cost suburban locations and, 

currently, Downtown locations do not offer the office tenant amenities 

to offset the cost differential or to make a choice location.  The best 

strategy to encourage office employers to locate in the Downtown is to 

create a “downtown” - a true urban environment that is an urban 

alternative to suburban locations but with the advantages of 

competitive suburban rental rates.  This urban environment cannot 
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wait another decade to occur – office will go elsewhere – it has to be 

built now.   

 

12.  Strategy for Change: Main Street District 

Downtown Mississauga encompasses an immense geographic territory 

lacking focussed growth, synergy and a high quality public realm.  To 

rectify the situation and plant the seed for change we need to begin 

with a focused plan that builds upon existing assets.   

 

A key strategy is to identify an initial focus area (six city blocks) 

concentrated around a Main Street.  The focus area will build upon 

existing and planned investments – the Civic precinct (Civic Square 

investments), residential areas to the south, east and west, existing 

office buildings and Square One Mall.  The role of Main Street is to 

provide the beating heart of the downtown or, in other words, to 

maximize social and economic exchange.  The street will provide 

pedestrian-oriented, smaller scale, retail and entertainment 

opportunities; maximize access and walkability; have engaging, 

inviting and aesthetically-pleasing buildings; and be supported by 

higher order transit, public spaces, residences, and nearby educational, 

office and mall uses.  It will provide a vibrant and safe pedestrian-

oriented place that attracts a diversity of people.  The Main Street 

focus area can be achieved in a short time frame (10+ years) and upon 

completion will serve as a model for new downtown development (see 

page 29 of the Master Plan). 

 

a)  A Cultural Opportunity 

 The Strategic Plan and the Arts and Culture Master Plan both 

 speak to the need to create a vibrant and authentic cultural node 

 reflective of Mississauga.  In the Strategic Plan, there is discussion 

 about the need to foreground our cultural identity in our urban 

 form.  The Arts and Culture Master Plan identifies two strategic 

 initiatives that are of specific relevance to the main street focus 

 area: 

 

13.1 a) Identify Cultural Nodes and Create an Artful Public 

Realm; and 

13.1 b) Attract and Support Creative Individuals - examine 
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potential ways for the City to secure affordable 

live/work/performance space for artists and cultural 

organizations.  

 

The Main Street can be a place for local artists, small scale 

entrepreneurs, restaurants, pubs etc.  This will complement but not 

compete with Square One and will fill a cultural void that currently 

exists within our Downtown and city as a whole.  Over the course of 

the Downtown21 Implementation Phase, we will explore the 

feasibility of making space available within the Main Street district 

that is desirable and affordable to artists, small-scale entrepreneurs and 

cultural organizations.   

 

13.  Sustainability 

“Living Green” is one of the five “Strategic Pillars for Change” in the 

City’s new Strategic Plan and Downtown 21 anticipates a greener, 

more sustainable future for Downtown with a reduced carbon footprint 

and forms of development that are inherently more environmentally 

sustainable.  Innovative design approaches to individual buildings and 

landscapes will be applied.  This will allow for lower energy 

consumption and alternative energy sources, improved waste 

management and treatment and new approaches to storm and 

wastewater management.   

 

As Downtown makes the shift to more sustainable land use patterns 

and achieves a greater mix and proximity of daily life activities—

living, working, shopping, culture, recreation, entertainment, food, 

theatres and leisure, it will become more self-sufficient through the 

overlap of different populations and uses – residents, employees, 

students, shoppers, visitors, library users, etc.   

 

A critical component of the new downtown will be the provision of 

affordable housing as part of an expanded mix serving the entire 

population.  With substantial new investment in Light Rail Transit 

(LRT) and Bus Rapid Transit (BRT), Downtown will play a major 

role in balancing travel patterns and reducing auto dependency as well 

as creating an environment that makes walking and cycling viable 

options for daily trips between home and work and for local shopping.  



 

Planning and Development Committee - 17 - File:  CD.21.DOW

April 1, 2010

 

Making the transition will require careful management of traffic and 

incremental steps to rationalize the supply and use of parking. 

 

a)  Affordable Housing and Community Uses 

 The growth and development of Downtown will necessitate the 

 provision of certain community services in order to provide for the 

 range of needs of future residents.  A more detailed plan and 

 assessment of needs is necessary and will at a minimum include 

 affordable housing, education, emergency services, medical 

 services, day care facilities and religious institutions.  To this end, 

 discussions are underway with the Region of Peel in an attempt to 

 define requirements for the provision of affordable housing and a 

 network of community uses to support the downtown.  Setting 

 targets and defining mechanisms to implement affordable housing 

 and an infrastructure of community support is not a simple 

 exercise, nor is it an exact science.  We will work closely with the 

 Region of Peel to identify potential targets for the downtown as a 

 whole and build a strong social component into future downtown 

 development. 

 

DEPARTMENT, AGENCY AND STAKEHOLDER 

COMMENTS 

 

The Downtown21 Master Plan has had considerable public input; the 

meetings and sequence of events are outlined in Appendix 1 -

“Consultation and Key Events”.  A total of 4 public meetings were 

held.  Various City Departments and outside agencies participated in 

the development of the Downtown21 Master Plan. A Strategic 

Advisory Committee was established for Downtown21 with 

representation from downtown landowners as well as Ward 4 City 

Councillor, Frank Dale and Ward 7 City Councillor, Nando Iannicca.  

The following is a summary of comments received: 

 

Transportation and Works Department 

The Transportation and Works Department (T&W) in comments dated 

March 24, 2010, indicate support for the Plan as a framework for the 

potential development of the City's Downtown. Recognizing that an 

integrated transit, pedestrian, and cycling network as envisioned by 
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the Plan is a critical element there are some areas that require further 

study and analysis. Areas identified  by T&W staff that are subject to 

further study include: 

 

• Further review and feasibility of multiple roundabouts along 

Duke of York; 

•  Accessibility to the Downtown through the proposed 

reconfiguration of the Hurontario Corridor and Highway 403 

Interchange and North Distribution Road. These studies will 

require involvement and approval from the Ministry of 

Transportation prior to the Official Plan Amendment process; 

• The proposed road configuration that connects Living Arts 

Drive to Rathburn Road; 

• A feasibility study and preliminary design for the Cooksville 

Creek Storm Water Management Facility north of Rathburn 

Road and West of Hurontario; 

• Review and testing of the proposed street design standards; 

and, 

• Development of a transportation infrastructure phasing strategy 

to ensure that transportation improvements in the Downtown 

are aligned with future growth.  

 

 Analysis on some of these issues has already begun through 

 initiatives such as the Environmental Assessments for transit 

 lanes on Rathburn Road and the extension of Square One 

 Drive through the Sheridan College site. T&W staff will 

 continue to work with the Planning and Building Department 

 on advancing the analysis necessary to implement the Plan's 

 transportation network.  

 

Community Services Department 

The Community Services Department in comments dated January 13, 

2010, has identified areas that are subject to further study which 

include: 

 

• The design and programming of the Living Arts Centre park, 

including the proposal for a new street through the park, and 

the need for and design of an Artist Village will be considered 
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as part of the Living Arts Centre / Meadowvale Theatre Study; 

• All park blocks are subject to review during the development 

approval process and detailed park concept plans will be 

developed in conjunction with all stakeholders, to identify 

programming, use, facilities and detailed design; 

• The recommendations of the Downtown21 Master Plan and the 

Cycling Network Master Plan should be reconciled; 

• Names affixed to future park sites are for purposes of reference 

within the Master Plan only; names for City parks are subject 

to the naming of corporate facilities policies and procedures;  

• The economic viability of an indoor market in the Main Street 

District will need to be further examined and tested through a 

business case; 

• The appropriateness of new parks in the Rathburn District 

should be explored if residential development is not permitted,  

and, 

• Detailed streetscape standards will be subject to further review. 

 

Region of Peel 

The Region of Peel in comments dated April 7, 2010, support the Plan 

as a framework for the potential development of the City's Downtown.  

The Region has confirmed that there will be adequate infrastructure 

investment and capacity (water and sewer) to service growth and the 

projected populations of the Downtown21 Master Plan.  Work is 

ongoing with the Region to identify social and human needs for the 

downtown. 

 

Credit Valley Conservation   

The Credit Valley Conservation Authority (CVC) in comments dated 

January 4, 2010, supports the Plan as a framework for the potential 

development of the City's Downtown.  The CVC is particularly 

interested to work with the City on implementing innovative storm 

water solutions for the downtown. 

 

School Boards 

Both School Boards were consulted during the development of the 

Downtown21 Master Plan and subsequently provided written 

comments dated January 6, 2010 (Dufferin-Peel Catholic District 
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School Board) and January 11, 2010 (Peel District School Board) 

respectfully.  Work will be ongoing with both Boards to monitor the 

need for additional  educational facilities – particularly if more 

families can be attracted to the downtown.  In addition, the Peel 

District School Board will be a key player in the evolution of the Main 

Street District as Fairview Public School forms the southern Terminus 

of Main Street.   

 

Stakeholder Comments 

Downtown21 has engaged the landowners and broader public.  While 

there is support for the principles of the Master Plan, concern has been 

expressed that the Master Plan conveys an image of certainty about 

the future that does not yet exist and more dialogue has been requested 

to understand the detailed elements of the plan.  Outlined in Appendix 

3 are a detailed listing of the comments received and responses 

provided.  Most concerns relate to the following areas:  

 

• Office Development – developing a strategic investment 

package to attract the key office location decision makers; 

• Parking – understanding the impacts of Downtown21 on 

parking and developing a strategy for replacement parking; 

• Transportation Impacts – understanding the impacts of the 

Downtown21 vision on transportation capacity and how 

changes will be phased; 

• Urban Design Guidelines – requesting further discussion on 

the details of the proposed guidelines; 

• Official Plan and Zoning By-law amendments – 

understanding how amendments will occur; 

• Parks and Open Space – understanding implications of 

proposed parks and open space, and 

• Main Street – understanding the details of what it will take to 

make it happen.   

 

NEXT STEPS – TAKING ACTION 

 

The transformation of Downtown Mississauga from a suburban to 

urban place is no small task. It will require a holistic perspective on 

every physical, social and economic decision the City will make 



 

Planning and Development Committee - 21 - File:  CD.21.DOW

April 1, 2010

 

regarding Downtown.  The next critical steps in the evolution toward a 

more sustainable and prosperous future for Downtown involves 

strategic re-developments leveraging existing assets and resources.  

This requires looking at the next generation of change in the 

Downtown with fresh eyes, seeking new ways to re-position and 

adaptively reuse the elements of the previous largely auto-oriented 

pattern.  Among them is the physical opportunity to use the large area 

of existing surface parking lots to create a more sustainable pattern of 

transit oriented growth within a new urban structure.  Partnerships will 

be essential - there are limited number of institutional landowners and 

major developers that collectively have significant investment and 

control in what happens in the Downtown.  The City must work in 

partnership with downtown landowners, major developers, public 

agencies and other levels of government to implement the 

Downtown21 Master Plan.   

 

It is recommended that the City establish working committees with 

downtown landowners to examine the detailed impacts of 

Downtown21 and establish recommendations to be brought forward to 

City Council on the following: 

 

1. Office Investment Package – Building upon the City of 

Mississauga Office Strategy, identify what investments are 

required to attract the key office location decision makers to 

downtown Mississauga. 

2. Parking – Building upon the City of Mississauga Parking 

Strategy, identify what actions and investments are required to 

implement the Downtown21 vision. 

3. Transportation – identify transportation impacts of the 

Downtown21 Plan. 

4. Urban Design Guidelines – develop an interim set of Urban 

Design Guidelines. 

5. Official Plan and Zoning By-law Amendments – bring 

forward recommendations on a District by District basis 

following detailed discussion of the impacts of Downtown21 

with landowners, including proposed new streets and parks and 

open space. 
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Delivering the Main Street District   

The short-term creation of the Main Street District is a critical first 

step in the development of the larger Downtown area. It is seen as a 

vital new mixed-use precinct, close to office development sites, which 

will incubate the transformation of the massive parking lots 

surrounding one of North America’s pre-eminent shopping centres 

into the nucleus of a walkable, attractive Downtown community (see 

page 5 – 3 of the Master Plan).  When successfully developed through 

a partnership that includes strategic public investment, Main Street 

will create an environment that enables Downtown workers to enjoy a 

higher quality of office life before, during and after working hours and 

all without being dependent on their cars.  With the additional future 

advantage of a Light Rail Line circling the Downtown and travelling 

from Port Credit to Brampton, employers will be able to provide their 

employees with a realistic and practical alternative to driving to work 

every day.  The short-term creation of a Main Street, and the long-

term development of the overall area, will position Downtown 

Mississauga for a leadership role in providing a distinct and highly 

competitive alternative for office employers within the 905 

marketplace.  Already, the decision to consolidate Sheridan College’s 

business programs in a Downtown location, made after the 

announcement of the new Main Street District, is a clear indication of 

its attraction as an urban destination and location for one of a number 

of significant educational facilities. 

 

The delivery of an “authentic” Main Street is an important strategic 

move that will act as a catalyst to the transformation of the downtown.  

Main Street will not happen by simply creating a concept plan.  It 

requires proactive leadership and a public/private partnership.  The 

next steps to implement the Main Street District require the City to 

work with downtown landowners to develop the following: 

 

1. A full business case for the Main Street District; 

2. Identify proposed public and private contributions within the 

Main Street District; and 

3. Develop a working relationship model with clear mandates and 

responsibilities for the City of Mississauga and landowners. 
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FINANCIAL IMPACT: Priority infrastructure projects to implement the Downtown21 Master 

Plan will be identified in the 2011 capital and operating budget.   

 

CONCLUSION: Reflective of a new set of priorities, Downtown21 builds strategically 

on existing assets and key investments which have been made to date.  

Downtown21 provides a long range proactive vision and a Strategic 

Framework to guide future growth.  The Plan identifies the key forces 

and elements that are already in play in shaping a more urban future. 

Transformation on such a large scale will of necessity be implemented 

incrementally beginning with some immediate actions and catalytic 

projects like the introduction of Sheridan College.  Successful 

redevelopment will require ongoing public and private collaboration in 

a number of critical areas. The Downtown21 Master Plan provides a 

way to structure that collaboration and to integrate the first critical 

steps with medium and longer term thinking.  A key theme is 

flexibility, articulating a clear vision that conveys broad themes and 

outcomes but remains flexible in interpretation to allow for the market 

dynamic and for inevitable changes to occur over time.   

 

Through extensive engagement of the public and key stakeholders, 

Downtown21 has developed a framework for development to help 

order future investments in the downtown.  It has identified the need 

to focus over the next decade to achieve a vibrant pedestrian-oriented 

Main Street district which could align nicely with projected 

completion of rapid transit within the downtown.  The combination of 

rapid transit, great quality of place – with the creation of a Main Street 

district and green initiatives, will help position Downtown 

Mississauga to be economically competitive in Southern Ontario.  The 

Downtown21 Master Plan provides an exciting vision for the future 

and the City must now work to incubate the partnerships required to 

deliver the vision. 
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CONSULTATION & KEY EVENTS     APPENDIX 1 

 

January 30, 2008 City Council approved 2007 budget including the funding to 

undertake a Downtown21 Master Plan through Resolution BC-

0047-2007. 

 

June 18, 2008 Council Adopts General Committee Resolution No. GC 0485-

2008 respecting the document entitled Our Future Mississauga 

– Be Part of the Conversation: Community Engagement & 

Directions Report which identifies “creating a vibrant 

downtown” as one of the eighteen Drivers’ for Change under 

the Strategic Pillar for Change – “Completing our 

Neighbourhoods".  

 

December 15, 2008 Downtown21 Master Plan Team Retained 

Glatting Jackson Anglin Kercher awarded contract with Ken 

Greenberg Consultants, Canadian Urban Institute, N. Barry 

Lyon Consultants and Ian Dobson (Real Estate Search Corp.) 

to undertake Downtown21 Master Plan.   Staff and 

Downtown21 Team prepare work program for Master Plan 

process. 

 

January 12, 2009 Work on Downtown21 Master Plan Begins. 

Study commences by Consultant Team with the collection of  

information, review of data and debriefs on ongoing initiatives. 

 

February 26, 2009 Strategic Advisory Committee - Meeting # 1 

Purpose:  Introduction to Master Plan study and process;  

discussion of city building principles; brainstorming of  

preliminary ideas shaping the framework plan. 

 

February 26, 2009 Public Meeting # 1  

 Master Plan Launch & Idea Exchange 

Purpose:  To introduce the Downtown21 Team, key speakers 

and provide an overview on the process and scope of the 

Master Plan.  Attendance:  500 persons. 

 

March 11, 2009 Strategic Advisory Committee - Meeting # 2 

Purpose:  Presentation of starter ideas and master plan concepts 

and general discussion. 

 

March 11, 2009 Presentation to Council (Deputation Item) 

Downtown21 - Starter Ideas Plan 

Purpose:  To provide a presentation on the Starter Ideas Plan 

for Council’s information (continued next page). 
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Overview: The importance of having a downtown vision; 3 

levels of focus; study area; existing downtown context; 

foundations for a great downtown; new block structure and 

street framework; open space system; downtown option for 

higher order transit; initial focus area (Main Street District); 

and concept for Burnamthorpe Road.    

 

March 12, 2009 Public Meeting # 2 

 Downtown21 - Starter Ideas Plan 

Purpose:  to provide an overview of starter ideas for the  

Master Plan and seek public input on opportunities for the  

Downtown.  Attendance: 220 persons.    

   

May 6, 2009 Strategic Advisory Committee - Meeting # 3 

Purpose:  Status update on the Master Plan process;  

presentation of the Conceptual Master Plan; general  

discussion and next steps to be undertaken in the Master  

Plan. 

 

May 7, 2009 Public Meeting # 3 

Downtown21 - Conceptual Master Plan  

Purpose:  to provide an overview of the conceptual Master  

Plan and seek public input.  Attendance:  125 persons. 

 

June 29, 2009 Report entitled: Downtown21 – Conceptual Master Plan and 

Directions Report from the Commissioner of Planning and 

Building to the Planning and Development Committee. 

Purpose:  To present the Downtown21 Conceptual Master  

Plan and Directions Report for information and to receive  

direction to proceed with the Implementation phase of the  

Downtown21 Master Plan (Report Received). 

 

July 8, 2009 Council Meeting 

To adopt the recommendations of the Planning and 

Development Committee concerning receipt of the 

Downtown21 – Conceptual Master Plan and Directions Report 

(Re: PDC Report June 29, 2009, Resolution No. PDC 0139-

2009). 

 

August 18, 2009 Downtown21 Main Street Workshop 

Purpose:  To explore issues and opportunities concerning  

the proposed Main Street District with key landowners  

including a process for overall coordination and next steps. 
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December 4 – 8, 2009 Consultation with Downtown Landowners 

Purpose:  To provide an overview of the draft Downtown21  

Master Plan to landowners individually and obtain  

preliminary feedback.  

 

January 14, 2010 Strategic Advisory Committee - Meeting # 4 

Purpose:  Status update on the Master Plan process; discussion 

and feedback on the Master Plan; role of landowners moving 

forward; next steps; and special presentation on Civic Square 

Improvements. 

 

January 19, 2010 Public Meeting # 4 

 Presentation on the Downtown21 Master Plan 

Purpose:  to present refinements to the Master Plan, seek public  

input and provide an overview of next steps and  

implementation.  Attendance: 300 persons.     

 

March 12, 2010 Strategic Advisory Committee - Meeting #5 

Purpose: To provide an overview of next steps; discussion on 

corporate report and presentation to Planning and Development 

Committee (re: April 19, 2010); review of implementation for 

Downtown and Main Street District; issues identified by 

landowners and establishment of work plan, priorities and next 

steps to address comments.  

 

 

 

 

 

 

 

 

 




