
 

 

 

 
  

November 8, 2011 Project # 6331 / 149924 

 

  

Ingrid Beausoleil 

Director, Development 

Trinity Development Group Inc. 

2275 Lake Shore Boulevard West, Suite 400 

Toronto, ON Canada  M8V 3Y3 

 

  

Dear Ingrid:  

  

Re:  501 Lakeshore Road East 

Parking Supply Review 

 

HDR Corporation (“HDR”) was retained by Trinity Development Group Inc. (“Trinity”) to undertake a 

parking review for the proposed mixed use development at 501 Lakeshore Road East in the City of 

Mississauga. 

 

The development has been sized and designed as a neighbourhood centre to primarily serve the local area. 

Its connection to the adjacent street network will provide an urban environment that is very pedestrian 

friendly and will encourage non-auto modes of travel and discourage auto dependency. This type of urban 

design was requested by the City of Mississauga (the “City”). Therefore, a reduced parking demand is 

expected, which will result in less required parking. The neighborhood is currently well supported by 

local transit on Lakeshore Road East and a GO station in Port Credit (approximately 1.65 km away). 

Furthermore, the City’s Official Plan designates Lakeshore Road as a Higher Order Transit Corridor and 

the City’s Cycling Master Plan designates it as a primary cycling route. In addition, LRT is proposed 

along Lakeshore Road East. 

 

Based on the November 4
th
, 2011 conceptual site plan by Greenberg Farrow, shown in Exhibit 1, the 

subject development will include 166,354 SF (15,457 m
2
) of commercial and office uses for which 493 

parking spaces are being provided (3.19 spaces / 100 m
2
). The development will also include in the order 

of 290 residential units. Shown on the plan are 283 residential condominium units in two separate towers 

varying between 4 and 20 storeys and 7 townhouses. The proposed parking supply for the condominium 

units is 467 spaces (1.65 spaces / unit including visitor parking) to be located within a parking garage 

below each tower. The townhouses have been provided with 2 private garage spaces each, for a total of 14 

spaces (2.00 spaces / unit) for the units on the southwest side of the driveway.  

 

One hundred nine (109) visitor parking spaces will be accommodated within the two tower parking 

garages and on an internal private street / driveway between the buildings. The private on-street / 

driveway visitor parking will be shared between the condo towers and the townhouses. 



Exhibit 1

Conceptual Site Plan

November 8, 2011
Project #6331 / 149924

Not to Scale

HDR | iTRANS
HDR Corporation
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A total of 1,002 parking spaces are being proposed for the whole site of which, 400 spaces will be 

reserved for residents, 109 spaces for visitors to the residential and 493 spaces will be available for 

patrons to the commercial and office uses. Some reallocation of visitor spaces should be assigned to the 

residential units to meet the Zoning By-law; however, there is a sufficient number of overall spaces for 

the residential. 

 

The residential parking supply exceeds the City’s Zoning By-law requirements by 55 parking spaces. The 

commercial parking supply is short by 342 spaces. It is our opinion, though, that the proposed commercial 

parking supply will exceed the predicted demand based on industry data and observations at other 

developments with a greater dependency on the car. It appears that City commercial requirements are 

primarily based on the needs of a more car dependant development in a suburban environment. As 

previously noted, this development has been designed to encourage non-auto use and take advantage of 

local transit. Parking demand will be further reduced with the proximity of on-site residents being able to 

walk instead of drive and park. 

ZONING BY-LAW REQUIREMENTS 

A comparison of the City’s Zoning By-law requirements (excerpt attached) versus the proposed parking 

supply is summarised in Table 1. 

 

Table 1: City of Mississauga Zoning By-law Requirements 

Use 
Zoning By-law Requirements Parking Provided Surplus 

/ 

Deficit Rate Spaces Rate Spaces 

Condominium Apartment 

Dwelling* 

Bachelor units = 0 

One bedroom units = 170 

Two bedroom units = 85 

Three bedroom units 

(including 7 integrated 

townhomes) = 28   

Total units = 283 

1.00 / bachelor unit 0 

1.36 / unit 386 

+ 55 

1.25 / one-bedroom unit 213 

1.40 / two-bedroom unit 119 

1.75 / three-bedroom unit 49 

0.20 / unit for visitors 57 0.37 / unit 105** 

Total Condominium 1.54 / unit 438 1.73 / unit 491 

Separate Townhouse 

Dwelling Block 

Total units – 7 

2.00 / unit (residents) 14 2.00 / unit 14 

0.25 / unit (visitors) 2 0.25 / unit 4 plus** 

Total Townhouse 2.25 / unit 16 2.00 / unit 18 

Total Visitor 59 0.38 / unit 109** 

Total Residential 1.56 / unit 454 1.75 / unit 509 

Commercial Centre 

(greater than 2000 m
2
) 

Total GFA = 166,354 SF 

or 15,457 m
2 

5.4 / 100 m
2
 (GFA) 835 3.19 / 100 m

2
 493 - 342 

Table 1 notes: *The unit type breakdown on the November 4th, 2011 conceptual site plan provided by Greenberg Farrow is 

shown as 60% one bedroom, 30% two bedroom, and 10% three bedroom 

**Some visitor spaces are located in the condo garages and the balance is located on an internal driveway. Those 

located on the internal driveway will be shared between the condos and the townhomes 
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Based on the City’s parking requirements, the total parking supply for the residential part of the 

development will have a surplus of 55 spaces with an overall supply of 509 spaces or 1.75 spaces / unit. 

However, the allocation to residential parking is under and the visitor parking is over allocated when 

compared to the City’s Zoning By-law. 

 

The ratio between tenant and visitor parking spaces could be adjusted to match the Zoning By-law 

requirement since there is an overall surplus. 

 

The commercial / retail / office parking supply is deficient by 342 parking spaces, with a parking supply 

of 3.19 spaces / 100 m
2
. 

 

Since the residential complies with the City’s Zoning By-law (with some possible adjustments) the 

following discussion concerns the commercial part of the development only. 

OTHER DATA SOURCES 

Institute of Transportation Engineers (ITE) 

The Institute of Transportation Engineers publication Parking Generation Handbook, 4
th

 Edition 

(excerpt attached), was reviewed to determine industry accepted parking demand rates for land use 820 

(Shopping Center, which can include a small office component). Our findings are summarized in Table 2. 

 

Table 2: ITE Parking Generation 4
th

 Edition  

ITE Parking Generation Requirement 
Spaces Required 

(rate) 
Proposed Supply 

(rate) 
Difference 

Shopping Centre (15,457 m
2
) 

424 

(2.74 spaces / 100 m
2
) 

493 

(3.19 spaces / 100 m
2
) 

+ 69 

 

According to ITE, the proposed parking supply will exceed requirements by 69 spaces for the commercial 

part of the development. It should be noted that ITE parking rates are based upon studies of primarily 

suburban locations throughout North America. 

Other Municipal By-laws 

City of Toronto 

City of Toronto (“Toronto”) Zoning By-law requirements were reviewed. Zoning By-law 1156-2010 was 

passed by Toronto City Council in August 2010. It was subsequently repealed in May 2011. The parking 

requirements in this by-law were based upon extensive surveys conducted by Toronto throughout the city 

and research of other by-laws and practices. The repealed parking requirements were divided into several 

categories that were based upon the density of development and proximity to higher order transit such as 

streetcars and subways. The parking requirements for the least dense and farthest proximity to higher 

order transit were called “Rest of City” in the By-law. This area may be most comparable to the subject 

neighbourhood, except for the planned LRT on Lakeshore, which would suggest that it may fall in the 

more transit intensive parts of Toronto. The parking requirements for the category “Rest of City” are 

summarized in Table 3 (an excerpt from the by-law is attached). 
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Table 3: City of Toronto Zoning By-law 1156-2010 Requirements 

Use 
Zoning By-law Requirements Parking 

Provided 

(spaces) 

Surplus / 

Deficit Rate Spaces 

Retail Store 

Total GFA - 166,354 SF / 15,457 m
2 3.0 / 100 m

2
 (GFA) 464 493 + 29 

   

Based on Toronto’s Zoning By-law 1156-2010, the commercial parking supply will have a surplus of 29 

parking spaces. 

 

A review was conducted of an approved Zoning By-law amendment for a development located in the City 

of Toronto at Weston Road and St. Clair Avenue. The development proposes a large anchor retail store 

surrounded by medium and small box tenants. This development is over twice the size of the subject 

development, but the parking supply rate was approved at 3.20 spaces / 100 m
2
. This development is a 

regional centre, which attracts customers from a large geographical area and thus will have a larger modal 

split towards vehicle use. The proposed development, however, is a “neighbourhood centre” and will 

therefore attract customers from a smaller geographical area, reducing the modal split towards vehicles, 

and therefore also reducing the parking demand on site. Thus, a similar parking rate should sufficiently 

accommodate demands. 

Other Commercial Developments 

Within Southern Ontario 

We have reviewed our in-house database of peak parking demand for retail developments throughout 

southern Ontario. Developments selected for comparison contained multiple retail uses within a plaza and 

had similar gross floor areas compared to the overall retail size (15,457 m
2
). A summary of our findings is 

shown in Table 4 and graphically in Figure 1. 

Table 4: Development Peak Parking Demand 

Centre Name Location 
Size 

(m
2
) 

Peak Parking Rate 

(spaces / 100 m
2
) 

Within the Greater Toronto Area 

Proposed Supply Mississauga 15,457 3.19 

Gerrard Square Toronto 35,347 2.44
1
 

Laird Wicksteed East York 14,273 2.68 

Outside the Greater Toronto Area 

Yorkwood Village Keswick 10,812 3.13 

Smart!Centres Plaza Bolton 17,074 2.62 

Fairway Plaza Kitchener 15,938 2.64 
Note: GFA= Gross Floor Area 
1 2.44 spaces / 100 m2 is the parking supply of 863 parking spaces. Observations indicate 

that there was in the order of 200 parking spaces available, which results in a demand 

of approximately 1.87 spaces / 100 m2 
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3.1.2  Required Number of Parking Spaces 
 

3.1.2.1  Required Number of Parking Spaces for Residential Uses 
 

Off-street parking spaces for residential uses shall be provided in accordance with Table 

3.1.2.1 - Required Number of Parking Spaces for Residential Uses. 

 

Table 3.1.2.1 - Required Number of Parking Spaces for Residential Uses 
 

Column   A B 

Line 

1.0 

TYPE OF USE MINIMUM OFF-STREET PARKING 

REGULATIONS 

2.0 Condominium Apartment Dwelling 

 

1.00 resident space per bachelor unit 

1.25 resident spaces per one-bedroom unit 

1.40 resident spaces per two-bedroom unit 

1.75 resident spaces per three-bedroom unit 

0.20 visitor spaces per unit  (0207-2008) 

3.0 Rental Apartment Dwelling 

 

1.00 resident space per bachelor unit 

1.18 resident spaces per one-bedroom unit 

1.36 resident spaces per two-bedroom unit 

1.50 resident spaces per three-bedroom unit 

0.20 visitor spaces per unit  (0207-2008) 

4.0 Apartment Dwelling 
(within CC1 to CC4 zones) 

1.0 resident space per unit 

0.15 visitor spaces per unit (1) 

 

For the visitor component, a shared parking arrangement 

may be used for the calculation of required visitor/non-

residential parking in accordance with the following: 

the greater of  

0.15 visitor spaces per unit (1)(2) 

or 

Parking required for all non-residential uses, located in the 

same building or on the same lot as the residential use, 

except banquet hall/conference centre/convention centre, 

entertainment establishment, overnight accommodation, 

place of religious assembly, recreational establishment and 

restaurant. (1) (2)  

Parking for banquet hall/conference centre/convention 

centre, entertainment establishment, overnight 

accommodation, place of religious assembly, recreational 

establishment and restaurant shall not be included in the 

above shared parking arrangement and shall be provided in 

accordance with applicable regulations contained in 

Table 3.1.2.2 of this By-law.  (0207-2008) 

5.0 Detached Dwelling, 

Semi-Detached Dwelling, 

Street Townhouse Dwelling 

2.0 spaces per unit 

6.0 Condominium Detached Dwelling, 

Condominium Semi-Detached Dwelling, 

Condominium Townhouse Dwelling, 

Detached Dwelling CEC - Private Road, 

Semi-Detached Dwelling CEC - Private 

Road, Townhouse Dwelling on a CEC - 

Private Road 

2.0 resident spaces per unit 

0.25 visitor spaces per unit 

7.0 Duplex Dwelling, Triplex Dwelling 1.25 spaces per unit 

8.0 Dwelling units located above a commercial 

development with a maximum height of 

three (3) storeys 

1.25 spaces per unit 

9.0 Group Home 2.0 spaces 

Table 3.1.2.1 continued on next page 
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Column   A B 

Line 

1.0 

TYPE OF USE MINIMUM OFF-STREET PARKING REGULATIONS 

Table 3.1.2.2 continued from previous page 

33.0 Personal Service Establishment:  

33.1 Personal Service Establishment 5.4 spaces per 100 m
2
 GFA - non-residential 

33.2 Personal Service Establishment 

(in C4 zone) 

4.0 spaces per 100 m
2
 GFA - non-residential 

33.3 Personal Service Establishment 

(in CC2 to CC4 zones) 

(0207-2008) 

4.3 spaces per 100 m
2 
GFA - non-residential 

34.0 Pilot Plant, 

Prototype Production Facility 

(0325-2008) 

1.6 spaces per 100 m
2
 GFA - non-residential up to 

2 325 m
2
 GFA - non-residential; and 

1.1 spaces per 100 m
2
 GFA - non-residential between 

2 325 m
2
 and 9 300 m

2
 GFA - non-residential; and 

0.6 spaces per 100 m
2
 GFA - non-residential over 

9 300 m
2
 GFA - non-residential 

35.0 Place of Religious Assembly 1.0 space per 4.5 seats for permanent fixed seating 
(1)
; 

plus 

27.1 spaces for any non-fixed moveable seating per 100 m
2
 

GFA - non-residential, all in the worship area 

or 

27.1 spaces for all non-fixed moveable seating per 100 m
2
 

GFA - non-residential, in the worship area 

or 

10.0 spaces per 100 m
2
 GFA - non-residential, 

whichever is greater 

 

Where the worship area of a place of religious assembly 

includes permanent fixed seating or non-fixed moveable 

seating for clergy, leaders, choirs, or musicians, such seating 

or area shall be included in the calculation of seating for the 

purpose of calculating required parking. 

 

Where a community/multi use hall is equal to or less than the 

gross floor area of the worship area, no additional parking 

shall be required for that use. 

36.0 Power Generating Facility 1.0 space per staff on duty with a minimum of 2.0 spaces 

37.0 Private Club 4.5 spaces per 100 m
2
 GFA - non-residential 

38.0 Recreational Establishment 4.5 spaces per 100 m
2 
GFA - non-residential, except for an 

arena 

39.0 Repair:  

39.1 Repair Establishment 5.4 spaces per 100 m
2
 GFA - non-residential 

39.2 Repair Establishment (in a C4 zone) 4.0 spaces per 100 m
2
 GFA - non-residential 

40.0 Retail Centre:  

40.1 Retail Centre 

(Less than or equal to 2 000 m
2
 GFA - 

non-residential)  (0379-2009) 

4.3 spaces per 100 m
2
 GFA - non-residential 

Parking for restaurant, convenience restaurant, place of 

religious assembly, funeral establishment, overnight 

accommodation, banquet hall/conference 

centre/convention centre and entertainment 

establishment uses will be provided in accordance with the 

applicable regulations contained in Table 3.1.2.2 of this 

By-law  (0325-2008) 

40.2 Retail Centre 

(Greater than 2 000 m
2 
GFA - non-

residential)  (0379-2009) 

5.4 spaces per 100 m
2
 GFA - non-residential 

40.3 
 

CC1 - Retail Core Commercial 

(lands bounded by City Centre Drive, 

Duke of York Boulevard and Rathburn 

Road West) 

4.57 spaces per 100m
2 
GFA - non-residential 

Table 3.1.2.2 continued on next page 





__________________________________________________________________________________________________ 
August  2010 

Page   245 

Retail Store Parking spaces must be provided: 

  

(A) if the gross floor area is more than 200 square metres: 

(i) in Policy Area 1 (PA1) at a: 

(a) minimum of 1.0 for each 100 square metres of gross floor 

area; 

(b) maximum of 3.5 for each 100 square metres of gross floor 

area; 

(ii) in Policy Area 2 (PA2), Policy Area 3 (PA3) and Policy 

Area 4 (PA4) at: 

(a) minimum of 1.0 for each 100 square metres of gross floor 

area; 

(b) maximum of 4.0 for each 100 square metres of gross floor 

area; 

(iii) in all other areas of the City: 

(a) if the gross floor area used for a retail store in a building is 

more than 200 square metres and less than 10,000 square 

metres, at a minimum rate of 1.5 for each 100 square metres of 

gross floor area; 

(b) if the gross floor area used for a retail store in a building is 

10,000 square metres or more but less than 20,000 square 

metres, at a minimum rate of 3.0 for each 100 square metres of 

gross floor area; and 

(c) if the gross floor area used for a retail store in a building is 

20,000 square metres or more, at a minimum rate of 6.0 for each 

100 square metres of gross floor area; and 

(B) if the gross floor area is 200 square metres or less, no 

parking space is required. 

 

20% 100

% 

100

% 

Secondary Suite 1.0 per secondary suite. 100

% 

100

% 

100

% 

Service Shop 

 

Parking spaces must be provided: 

 

(A) if the gross floor area is more than 200 square metres: 

(i) in Policy Area 1 (PA1) at a: 

(a) minimum rate of 1.0 for each 100 square metres of gross 

floor area; and 

(b) maximum rate of 3.5 for each 100 square metres of gross 

floor area; and 

(ii) in Policy Area 2 (PA2), Policy Area 3 (PA3) and Policy 

Area 4 (PA4) at: 

(a) minimum rate of 1.0 for each 100 square metres of gross 

floor area; and 

(b) maximum rate of 4.0 for each 100 square metres of gross 

floor area; and 

(iii) in all other areas of the City a minimum rate of 1.5 for each 

100 square metres of gross floor area; and 

(B) if the gross floor area is 200 square metres or less, no 

parking space is required. 

 

100

% 

100

% 

100

% 

Vehicle Dealership, Vehicle Rental/Leasing Parking spaces must be provided: 

 

(A) in Policy Area 1 (PA1), Policy Area 2 (PA2), Policy Area 3 

(PA3) and Policy Area 4 (PA4): 

  (i) at a minimum rate of 1.0 for each 100 square metres of 

gross floor area; and 

  (ii) at a maximum rate of 1.5 for each 100 square metres of 

gross floor area; and 

(B) in all other areas of the City at a minimum rate of 3.5 for 

each 100 square metres of gross floor area. 

 

100

% 

100

% 

100

% 


