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Introduction 
 
This Urban Design Brief has been prepared in support of an Official Plan Amendment and  Zoning Bylaw 
Amendment application by High-Benson Holdings Inc. The application seeks approval for a new 
development along Lakeshore Road West comprising 170 Retirement Residence Units, 142 Adult Rental 
Units and 17 townhouse units totaling 329 units on a site of 1.1 hectares or 2.73 acres. The project seeks to 
accommodate a range of housing options for seniors providing a continuum of care from independent multi 
level grade related townhouses through to professionally assisted memory care in a safe controlled 
environment. 101 memory care and assisted care units are included in the Retirement Residence. 
 
The ground floor consists of common amenity areas and retail commercial units animating the Lakeshore 
Road frontage. 
 
MSAi have been collaborating with the project architects, Global Architects Inc., to evolve an appropriate 
urban design response for the subject site. 
 
This brief comprises two distinct sections.  
 
Section 1 describes the physical and policy context of the subject site and includes; 
 
1a) Contextual Analysis 

1.1 Location and Site Attributes 
1.2 Site Edges and Neighbouring Conditions 
1.3 Urban Pattern in the District 
1.4 Transportation Systems 
1.5 Natural Heritage Systems 
1.6 Landmark Characteristics 

 
1b) Project Goals and Objectives 

1.7 Urban Design Principles 
 
1c) Response to City Policy Documents  

1.8 Mississauga Strategic Plan 
1.9 Official Plan  
1.10 Draft Port Credit Local Area Plan  
1.11 Zoning Bylaw 
1.12 Inspiration Port Credit 

 
Section 2 describes the proposal’s specific design responses and is structured as follows; 
 
2a) Conceptual Design Principles and Concept Plan 

2.1 Site Design 
2.2 Built Form Elements and Massing 
2.3 Building Articulation 
2.4 Character and Image 
2.5 Architectural Treatment 
2.6 Lighting  
2.7 Signage 
2.8 Servicing and Parking 

 
2b) Sustainability 

2.9 Energy Efficiency 
2.10 Carbon Emissions 
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2c)  Public Realm Principles and Features 

2.11 Public Spaces 
2.12 Pedestrian Circulation 
2.13 Design Concepts 
2.14 Linkages to Off-site Amenities 
2.15 Transit Integration 
2.16 Landscape Design/ Boulevards 
2.17 Public Art Opportunities 
2.18 Streetscape Elements 
2.19 Transition Spaces 
2.20 Midblock Connections 
2.21 Shadow Impacts on the Public Realm 

 

Section 1: Site Characteristics and Policy Framework 
 
Section 1 a)   Contextual Analysis  
 
The district is emerging as an area in transition from former obsolete, industrial or automobile oriented uses 
to new neighbourhood based development. The growth of this sector parallels the recent growth of the Port 
Credit Node focused on the intersection of Lakeshore Road and Hurontario and the potential growth focused 
on Port Credit Harbour and the Go station. The planned LRT line that terminates on Port St. also supports the 
future evolution of this district. 
 
Historically the following projects have been built or approved in the immediate and greater district; 

 
The site shown in the historic context of a refinery 
 

• Credit Landing Retail Plaza on a former refinery site; 

• Shoppers Drug Mart and Medical Centre on a former car dealership; 

• Godfrey's Lane Townhouses on a former apartment site; 
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• 10 storey Mid-rise Condominium Development on No Frills Grocery Site 

 
In the future the following projects are being considered and planned: 
 

• A new mixed use community and open space on the ESSO lands south of the subject 
site; 

• Port Credit Marina Lands Redevelopment 

• LRT line terminus in Port Credit 

• Saddington Park revitalization. 

 
The proposal for the subject site also seeks the conversion of automobile repair garages to more compatible 
neighbourhood uses consistent with the historic pattern of conversion. 
 

 
Aerial Photograph with  5 and 10 minute walk radii around subject site 
 
Today the subject site sits along a stretch of Lakeshore Road West that includes a number of health and 
fitness related uses which are transforming the character of the district. From west to east those uses include; 
 
Port Credit Medical Centre 
Shoppers Drug Mart 
Credit Landing Walk-in clinic 
Credit Landing Optical 
Health and Beauty Spa 
Gears Bicycle and Spinning  
Kim Gym 
Leewi Yoga 
Velocity Sports Medicine 
Clarke Memorial Hall 
2 Churches 
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These uses are all within a 5 minute walking or scooter radius of the subject site. Within a ten minute walk 
there are a series of other community amenities including Brueckner Rhododendron Park, Lake Ontario 
waterfront trail, Saddington Park, Memorial Park, Port Credit Arena, Port Credit Library and Port Credit 
Marina in the village.  
 
The proposed Retirement Community with its wellness focus fits well within this existing context of uses. In 
addition convenient access to retail shops, the waterfront trail and parks, further support the proposed use of 
the site as a retirement community, adding another element contributing to the completion of the 
community. 
 
 
1.2 Site Edges and Neighbouring Conditions 
 
North Edge- High Street  
 
To the north of the subject site lies a stable residential area known as Credit Grove. The lot pattern was 
developed in 1910 and comprises a range of lot sizes from 10 to 18m in width. Recently lots have been 
converted to larger modern detached houses, semi-detached houses, duplexes and triplexes as allowed 
under the current RM7 zoning.  
 

    
Stable detached house form on High St.              Harrison St. looking north from High St. 
 
 
West Edge - Benson St. Westward 
 
Benson Ave. runs from Lakeshore Rd. to Queen St. acting as a neighbourhood collector street. It currently 
has retail uses near Lakeshore Rd. with newer infill triplex developments recently completed. 
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Commercial uses on Benson near Lakeshore Rd.         New Triplex at Benson and High St. 
 
 
Further to the west of  the subject site there are mid-rise apartment forms ranging in height from 5 to 8 
storeys. These buildings date from the 1960's and are part of the fabric of the district having co-existed 
harmoniously for decades with neighbouring single detached houses. 

  
 
South Edge- Lakeshore Road West 
South of the subject site lies the vacant Imperial Oil/ Esso lands. Through Inspiration Port Credit these lands 
are being considered for a variety of development and open space options. It is understood that some 
degree of development intensification will occur in the future framing a significant portion of the Lakeshore 
Rd. frontage. 
 

   
Car sales lot on the south side of Lakeshore            Lakeshore Rd with vacant Esso lands on the right 
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Community Mid-rise example images from the Inspiration Port Credit/ Imperial Oil presentation 
 
 
East Edge- Credit Landing Retail Plaza 
 
To the east of the subject site lies the Credit Landing Plaza. As part of its development commitment a solid 
wood fence barrier was erected along the entire east and west boundary cutting off any access to the plaza, 
and terminating the path of High St. that exists on either side of the plaza. The subject proposal offers to 
provide a proper pedestrian connection to plaza rather than the one pictured below. 
 
 

   
A child attempting to breach the great wall of Credit Landing near the foot of High St. summer 2013 
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The current interface of the subject site with Credit Landing Plaza 
 
 
1.3 Urban Pattern in the District 
 
The district is formed by a trapezoidal street grid that meets Lakeshore Road at an oblique angle. The angle 
is derived from the original First Nations reservation line drawn parallel to the Credit River. The resulting lot 
pattern reflects this geometry creating trapezoidal shaped lots throughout the district. 
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Treaty 13A signed in 1805 setting out the native Mississauga band lands (Heritage Mississauga) 
 
 
1.4 Transportation Systems 
 
The site is served by the Lakeshore 23 MiWay bus. Lakeshore Rd. continues to function as a regional 
highway as the sole route south of the QEW that crosses the Credit River. The Port Credit GO station is 
approximately 1.5km away, about a 15 minute walk or a 5 minute bicycle ride. 
 
1.5 Natural Heritage Systems 
 
The Credit River valley is a designated Cultural Landscape and is within a 10 minute walk of the subject site. 
The Lake Ontario waterfront is also within a 10 minute walk. 
 
1.6 Landmark Characteristics 
 
The district acts as an entry passage to Port Credit. In transition from automobile orientation to a welcoming 
community avenue, the future role of this corridor does play an important role in marking the character of 
Port Credit. 
 
 

Section 1b)    Urban Design Goals and Objectives for the Project 
 

1.7 Urban Design Goals 
 
In reviewing the City's various Urban Design policies and in consideration of the existing and planned site 
context, several goals have been formulated as follows: 
 
-With respect to the height of buildings: create a building height regimen that is compatible with the 
intended low-rise character of the district at heights that minimizes impacts on adjacent stable low rise 
residences and the public street realm. 
 
-With respect to uses; provide housing options that accommodate the current and growing demand for an 
aging population, with some retail presence along Lakeshore Road.  
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- To enhance the quality and vibrancy of the pedestrian realm along Lakeshore Rd., with well landscaped 
boulevards with some commercial activities at grade with entrances fronting on the street.  
 
- To minimize the visual impact of the car on the streetscape by limiting the number of driveways and garage 
access points and to minimize the presence of truck movements and loading areas on the public realm. 
  
- To enhance pedestrian connections to the nearby retail, health and wellness,  and medical office uses. To 
ensure that a convenient and pleasant walkable environment is enhanced through greater connectivity and a 
high standard of urban design, thereby diminishing the use of the car. 
 
-To complete a district in transition from single detached lots to multi-unit mixed tenure development 
creating a more complete community with more housing choices. 
 
-To minimize impacts such as adverse shadows and blocked sky views for neighbours 
 
-To create a development that respects the scale and character of this emerging district while carefully 
incorporating opportunities for appropriately scaled intensification. 
 

1 c):  Response to City Documents 
 
The following extracts from the Town's current in-force Official Plan highlight the Urban Design principles 
that apply to the subject site. All text in italics is a direct excerpt from the noted document. The subject 
development complies with the directions of Council policy in all its forms, and is an excellent example of 
sensitive infill development in its context. 
 
1.8 Strategic Plan 
 
Mississauga has recently completed a new Strategic Plan that sets the tone for new development principles 
for the future. Generally there is a direction to create "complete communities" that offer a range of housing 
and work options for a wide range of people at different stages of their lives. The idea is to reduce reliance 
on the car for daily routines, in favour of walking, transit and cycling within one's neighbourhood.  
 
The proposed project achieves the goals of the Strategic plan by creating more housing options for a 
growing senior's population who prefer to stay and age in Port Credit where they currently live. The 
conversion of an automobile oriented stretch of Lakeshore to a more vibrant, well-defined main street 
achieves a high quality public realm in this district. 
 
The Plan identifies a few strategic drivers that that have pushed it to achieve new more complete 
neighbourhoods. Several very Strategic Plan Drivers speak directly to the needs of our aging population. The 
proposed plan helps to recognize and achieve the desired transformation outlined by each driver for 
change. They are as follows; 
 

Density and Pedestrian-oriented Places – Mississauga emerged as a city when the car dominated city 
planning. The isolation and homogeneity of land uses (vast areas with a single use) poses a 
challenge. Today, it’s time to evolve the urban form of the city. We need to be more heterogeneous, 
with a “critical mass” of density, and mixed-use, pedestrian-oriented places – healthy street 
environments where people can more easily walk, gather and cross paths. 
 
 Placemaking 
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The city is striving to create a sense of place – a strong, positive identity for each area and the city as 
a whole. Neighbourhoods need their own personality, a “heart.” Great places – unique, welcoming, 
livable, beautiful – contribute to an improved quality of life, engage the public realm, and reinforce a 
sense of community. 
 
 Affordability 
 
The proportion of older adults, recent immigrants and low income households is growing in 
Mississauga – all three cohorts are particularly sensitive to issues of affordability. We must focus on 
the ability to live affordably, especially with respect to the cost, availability and accessibility of 
housing and transportation. 
 
More Living Options – Shifting demographics will demand that we create new types of places and 
spaces, offering more options for aging in place (friendly environments for older adults), and for 
attracting a younger population (vibrant business, recreation and education opportunities). Both 
realities demand more and better options for moving around Mississauga. 

 
Direction Our Future  

 
Mississauga is a beautiful, sustainable city with safe neighbourhoods that support a strong, connected 
and vibrant community – a place where all can live, work and prosper. People can play as a child, 
walk to meet a friend, fall in love, raise a family and grow old. 
 
Mississauga is a city that nurtures a unique quality of life within each neighbourhood, where residents 
value the beauty and variety of the natural environment, engage in active transportation and support 
a rich, healthy and prosperous social and cultural mosaic through all stages of the life cycle. 
 
Strategic Goals 
 
Develop Walkable, Connected Neighbourhoods – to develop compact, mixed-use neighbourhoods 
that will give residents the ability to engage safely in all aspects of their everyday lives, within walking 
distance and easy access. Evaluate all development and infrastructure projects against a test of 
“pedestrian-first.” 
 
Build Vibrant Communities – to link urban areas and neighbourhoods that offer commercial, social, 
artistic, cultural, civic and recreational experiences accessible to all. 
 
Create Great Public Spaces – to provide opportunities for everyone to enjoy great parks, plazas and 
unique natural environments. 
 
Celebrate our Community – to promote our past, take pride in our diversity, get excited about the 
future, and celebrate our uniqueness and innovation through art and culture. 
 
Provide Mobility Choices – to provide all with the choice to walk, cycle and use transit or active modes 
of transportation in all seasons, because it is convenient, connected, desirable and healthy. 
 
Build and Maintain Infrastructure – to deliver infrastructure in a sustainable way. 
 
Nurture “Villages” – to promote “village” main streets as destinations, not simply places to pass 
through. 
 
Maintain a Safe City – to actively maintain Mississauga as the safest large city in Canada. 
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The subject proposed development responds directly to each of these drivers by providing high quality living 
options for an aging population with independent living options, assisted living care options and memory 
care options that respond to an increasing need in the senior's community. The project introduces a 
continuum of care through all life stages of an aging population within a walkable core. 
 
1.9 Official Plan 
 
Mississauga is guided by a new and older Official Plan. The new plan is not yet fully in force but provides the 
most current direction on urban design in the district.  
 
The OP includes the following general direction on new development: 
 

9.1.10 The city vision will be supported by site development that: 
a. respects the urban hierarchy; 
b. utilizes best sustainable practices; 
c. demonstrates context sensitivity, including the public realm; 
d. promotes universal accessibility and public safety; and 
e. employs design excellence. 
 
9.1.11 A distinct character for each community will be created or enhanced through the road pattern, 
building massing and height, streetscape elements, preservation and incorporation of heritage 
resources and prominent placement of institutions and open spaces. 

 
In this development context the OP relies on the creation of a Local Area Plan to better define the urban 
design expectations in this district. 
 
The proposed development strengthens the corridor role of Lakeshore while respecting the stable low rise 
character of the district to the north of High St. It demonstrates sustainable approaches while creating a 
strong and vibrant public realm. The design is an excellent example of sensitively scaled infill development 
respecting the character and scale of the corridor. 
 
 
1.10 Draft Port Credit Local Area Plan 
 
The Draft Local Area Plan is currently in circulation in Port Credit. It designates the subject property as 
Mainstreet Neighbourhood along Lakeshore Road and North Residential Neighbourhood along High St. The 
plan limits heights within the Mainstreet Neighbourhood to 4 storeys, and 3 storeys within the North 
Residential Neighbourhood.  
 
The proposed project carefully shapes the massing to appear as 4 storeys from the Lakeshore Road 
perspective while scaling to 3 storeys on the neighbourhood side. 
 
The plan offers this guidance regarding height and character for the subject site; 
 

a. The predominant characteristics of these areas should be preserved including: the existing low 
rise building heights; the combination of small building masses on small lots; the well landscaped 
streetscapes; and the regular street grid. 
b. New development is encouraged to reflect the predominant 1 to 2 storey heights; however, a 
third storey may be permitted subject to demonstrating compatibility. 
c. Properties fronting onto Lakeshore Road West will complement the adjacent mainstreet precinct by 
continuing the 4 storey height limit. 
 

It further defines the built form expectations for Mainstreet Neighbourhoods as follows; 
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a. Heights along the Lakeshore Road Corridor will be a minimum of 2 storeys and a maximum of 4 
storeys.  
b. Along Lakeshore Road East and West, mixed-use developments with street-related retail commercial 
uses and a rhythm of closely spaced storefronts lining the street will be required to foster an active 
pedestrian realm and to minimize the apparent width of Lakeshore Road East and West. 
c. Developments along Lakeshore Road will be close to the street and have a setback of 0.0 m to 3.0 
m. The appropriate setback will be determined through a detailed analysis of the public realm and 
streetscape requirements. Additional setbacks may be required to ensure an appropriate pedestrian 
realm. 
d. Main entrances of buildings will be located along the Lakeshore Road East and West frontage. 
e. Parking will be provided on street or in small, distributed parking lots or at the rear of the building 
through laneways. It is critical that parking facilities be located and designed to be compatible with 
the mainstreet character of the area by including measures such as landscape space, planters or other 
elements which activated the street wall and enhance public amenity. 
f. Parking, loading and service areas will be located behind the buildings fronting Lakeshore Road 
East and West and will be screened from view from residential properties to the north and south. 
g. New access points along Lakeshore Road East and West will be strongly discouraged. Where 
alternatives are not feasible, access will be consolidated between properties and preferably located 
where a traffic signal opportunity is feasible. 
h. Where development is proposed adjacent to residential neighbourhoods, attention should be given 
to ensuring appropriate transition.  
i. The assembling of stable residential properties to add to the mixed use properties along 
Lakeshore Road East and West is discouraged. However when this does occur, these additional lands 
should not be used to increase the building envelope. Generally, the primary purposes of combining 
these lands shall be for buffering to the adjacent residential uses and for amenity space if required 
through the development. 
j. Developments should maintain existing view corridors to the lake, such as along Oakwood Avenue 
South, and create new view corridors, such as, along the north/south public Road. 
k. Future development will recognize the character of adjacent land uses. 

 
The Draft Port Credit Local Area Plan only considers existing conditions and the policy planners have not had 
an opportunity to consider the planning merits of development proposals on assembled parcels of land. The 
plan for the subject site seeks to respect the Draft Plan principles while recognizing the potential of a larger 
assembled site, increasing the built form envelope within strict massing guidelines that minimize the visual 
impact of any height beyond 4 storeys.  
 
1.11 Zoning Bylaw 
 
The current zoning for the subject site is C4 and C4-17 along Lakeshore Road and RM7 along High St. 
 
RM7 allows detached dwellings up to triplexes at a height of 10.5m or 3 storeys. 
 
C4 allows a range of retail, commercial, institutional and residential uses. Built form is limited in height to 3 
storeys with a maximum front yard setback of 3m. Under C4-17 exceptions are in place to allow existing 
automotive uses to continue. These will be removed through this development. 
 
The current zoning implements Official Plan policies of the old OP and has yet to be updated to reflect the 
latest draft plan. 
 
The proposed development plan for the subject site balances the urban design goals and principles outlined 
in the current policy documents with development viability reflecting current standards for high quality 
retirement communities. 



Urban Design Brief           
The Shores of Port Credit, A Continuing Care Retirement Community (CCRC), Mississauga 

 

Page 14 

 

 
Zoning Map showing RM7, C4 and C4-17 allowable uses 
 
1.13 Inspiration Port Credit 

 
This is an ongoing community consultation process considering the future development direction of Port 
Credit. The plan has considered 3 options for the Imperial Oil lands immediately south of the subject site all 
of which have varying degrees of park and built form development. The proposed development will face 
these lands over the next decade as they build out. The urban design principles proposed for the subject site 
are consistent with some of the early thinking and direction for these lands which include mid-rise apartment 
forms as part of their initial options. 

 
Inspiration Port Credit Community Engagement March 2013, ongoing
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Section 2 - The Proposal 
 

2a) Conceptual Design Principles and Concept Plan 
 
2.1 Site Design 
 
The proposed site design has evolved through a series community consultation sessions where local concerns 
were clearly noted. In those sessions we heard; 
-Traffic on High St. and Benson are a major concern 
-Height and density could overwhelm the neighbourhood character. 
 
In response to these concerns all traffic has been removed from High St. There is a single driveway access off 
Benson midway between Lakeshore Rd. and High St. Also height has been reduced to comply with a 31 
degree angular plane when viewed from all public street sides. This has resulted in a highly stepped and 
modulated building profile that appears as a 4 storey development with higher floors minimized in area and 
visibility. Density has now been reduced to an FSI of about 2.3 from 3.5. 
 
The site plan has been configured to achieve the following general outcomes; 
 

 
Proposed pedestrian linkages reconnecting High St. across Credit Landing and to Lakeshore Rd. 
 
 

• Strongly define the Lakeshore Road edge with a highly modulated 3 to 4 storey 
streetwall with active uses at grade. 

• Limit access to a single service vehicle entry/ exit near Credit Landing  

• Consolidate all vehicular access to Benson Ave  
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• Collocate the parking ramp and receiving area to one location near the existing 
commercial blocks 

• Provide vehicular drop off functions within the site, away from public roads. 

• Locate mass higher than 4 storeys generally within a 45 degree angular plane from 
the centreline of roads or 25 to 31 degrees from the opposite side of the street in  
order to minimize its presence on the public realm and protect skyview. 

• Locate 3 storey built form along High St. to establish a compatible transitional edge to 
the stable low rise neighbourhood. 

• Eliminate all vehicular access on High St. 

• Provide a potential pedestrian extension of High St. through the site to the east 
through Credit Landing plaza. 

• Provide a permanent public walkway and cycle connection from the end of High St. to 
Lakeshore Road establishing an inter-block connection from Harrison through to 
Lakeshore Rd. 

• Provide at-grade amenity spaces adjacent to all ground floor uses 

 

 
Proposed Site Plan showing 5 building blocks 
 
Appropriate building setbacks have been considered for each of the principle street edges. 
On High Street a front yard setback of about 3m is recommended. When added to the existing boulevard, a 
total distance of 8.3m is provided from curb to nearest building wall. This dimension when coupled with a 
slight grade separation creates an appropriate semi-private zone that mediates between the public sidewalk 
and private residence.  
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Proposed Townhouse Front Yards on High St. with Raised Planters 
 
 
On Lakeshore Rd. the planned Right-of-Way width is 26m in the vicinity of the site.  Currently the width of 
the boulevard from curb to property line is 5.8m. By setting the buildings back about 3m, a total of about 
8.8m is available for the public realm. This width allows for encroachments for street animation elements 
like canopies, entrance features, bay windows and balcony projections without projecting over the property 
lines requiring complex agreements with the City. This dimension is also sufficient to allow on street lay-by 
parking for a portion of the site frontage. Based on the city's preferences there is room for a 1.2m bicycle 
lane if desired. If both a bicycle lane and parking are desired there would still be 4.8m of contiguous 
sidewalk available at the tightest locations. 
 

An appropriate setback on High St. 
allows for the creation of semi-private 
transition zone in front of each 
townhouse similar to this award 
winning project in Port Credit. A 
minor grade separation enhances the 
transition from public sidewalk to 
private residence. Ample space for 
landscape is provided. 
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Proposed boulevard dimensions along Building A at Lakeshore 

 
Photograph montage showing proposed development adjacent to existing buildings at Benson 
 
This extent of boulevard can accommodate a variety of conditions and treatments including planting, 
seating, special lighting and other amenities such as public art. The entry area is set further back which 
allows greater area that would suit public art. A small public garden has been created at the east end of the 
Lakeshore Frontage where the proposed public walkway connection to High St. is located. 
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Proposed boulevard dimensions along Building B at Lakeshore 

 
The Lakeshore Boulevard is sized to allow many amenities including trees, patios and benches 
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A boulevard of at least 6m width as proposed allows terraces, tree planting and generous walkways 
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An undersized sidewalk eliminates tree planting and amenities 
 

 
An appropriate 6m wide boulevard width allows amenities and planting 
 
2.2 Built Form Elements and Massing 
 
The proposed built form comprises 3 distinct elements- Building A is a midrise courtyard building; Building B 
is a second midrise courtyard building and Buildings C, D and E are 3 storey townhouse buildings. 
 
Buildings A and B are carefully massed to minimize the visual presence of their upper mass by imposing a 
31 degree angular plane drawn from the approximate eye height of a pedestrian at the far side of each 
adjacent street sidewalk.  Several examples of angular plane restrictions have been considered in arriving at 
a 31 degree regimen. The following areas and angular planes used in other locations have been 
considered. 
 
Streetsville DeZen Project Queen St. (Council Approved)  30 degree angle 
Clarkson Village Study       27 degree angle 
Port Credit/ Lakeview Policies Review     45 degree centreline angle 
Guelph Citywide standard      45 degree centreline angle 
Toronto Mid-rise Guidelines       39/ 45 degree angle 
Mississauga City Centre      43 degree angle 
 
The above review shows that more urban conditions tend toward 45 degree angular planes from the 
opposite side of the street right-of-way while more protected low-rise character areas such as the Port Credit, 
Streetsville, and Clarkson have recommended setback angles based on a 45 degree angular plane from the 
centreline of streets which are similar to angular planes in the 26 to 31 degree range when taken from the 
far side of the right-of-way. 
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Based on the above the following angles have been proposed for this site. For Lakeshore Road West and 
angular plane of 31 degrees is proposed as a general guideline. Based on sections taken at various typical 
built form conditions along Lakeshore there is  general compliance with the proposed angle with the 
exception  2 end wall locations of the 8th floor which encroach in a small measure shown in grey tone. 
These exceptions occupy about 20% of the entire Lakeshore frontage and comprise roof extensions that 
break the continuous horizontal line of the building. 
 
 

 
Comparison of angular planes used in height sensitive corridors. 31 degrees is proposed with minor exceptions 
allowed as shown in grey tone. 
 

 
Excerpt from the Clarkson Village Study showing 27 degree angular plane from the opposite side of Lakeshore Rd. 
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For High Street an angular plane of 25 degrees is proposed from the edge of the detached lots on the north 
side of High St. for the townhouse component. This is derived from the angle drawn from as-of-right triplex 
buildings at 10.5m height. For the apartment structures 31 degrees is proposed to limit the heights of those 
structures.  This compares favourably to the 45 degree prescription shown in the Port Credit Local Area Plan 
from rear yard property line adjacent to low rise lots.  
 

 
Excerpt from the Port Credit Policies Review Report showing 45 degree angular plane from the centreline of a major 
street and from the rear line to stable low rise residential 
 
 

 
Key plan showing where sections are taken 
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From Benson Ave an angular plane of 21 degrees is recommended with minor exceptions within 24 
degrees. 
 

 
Sections G and H show view planes from Benson Avenue 
 
 
 

 
Sections E and F showing view planes from High St. and Lakeshore Road West at 25 and 31 degrees 
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Sections C and D showing view planes from High St. and Lakeshore Road West at 25 and 31 degrees 
 
 

 
Sections A and B showing view planes from High St. and Lakeshore Road West at 25 and 31 degrees 
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2.3 Building Articulation 
 
With 137m of frontage on Lakeshore Rd. there is a need to create the image of several smaller incremental 
buildings in keeping with the evolved built form pattern of the district. To that end the proposed 4 storey 
streetwall is divided into several discrete units through the use of plan indentations and material changes.  
 

 
Lakeshore frontage with 6 to 7m discrete built form elements 
 
 

  
A view from the southeast side of Lakeshore Rd. with existing and proposed condition. Skyview is maintained 
 

  
A view from the southwest side of Lakeshore Rd. with existing and proposed condition.  
 
 
2.4 Character and Image 
 
The built form character is based on traditional three part definition of base, middle and crown but 
interpreted in a more contemporary design image. In this way a familiar scaling of built form is achieved 
with a contemporary look and appeal. 
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View down Harrison Ave. across High St. to 3 storey townhouses. 
 

  
View from the northwest corner of Benson and High St. showing existing trees to be preserved 
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View from the northwest corner of Benson and High St. with trees removed for clarity to see scale of townhouses. Trees 
will NOT be removed.  
 
 
2.5 Architectural Treatment 
 
The use of clay brick masonry is an important historical element in the built form of Port Credit. Given that 
the subject site sits across the street from the former Port Credit Brick Yard, the use of clay brick is an 
important expression of the community's history. The brick is used in the lower segments of the building 
visually anchoring them to the pedestrian experience. The brick is further limited in horizontal extent to 
around 6 or 7m to emulate the historic small lot frontage pattern of the older village.  
 
Lighter materials, glass and metal are used for the upper ranges of the building conveying a lighter less 
imposing mass. These lighter elements are significantly stepped back to remove them from the dominant 
visual field and foreground. 
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Brick is used to blend with existing adjacent built form and the historical context of the site and village 
 
2.6 Lighting 
 
Light standards will be used throughout the site that will match the scale and character of the design 
components of the site.  All lighting should be sympathetic in colour tone using dark sky cutoffs. Lighting 
should not spill onto adjacent properties. 
 
2.7 Signage 
 
Permanent signage will be limited to project/use identification and address. Should ground signs  be used to 
identify the project, sign bases should use materials found in the building bases and landscaped surfaces 
such as brick and stone.  
 
Retail tenant signage should be carefully integrated with the storefront design.  
 
2.8 Servicing and Parking 
 
All waste will be stored internally and placed out for pick up at designated locations only when required at 
pick up times. 
 
Underground parking is accessed by a concealed ramp entered off Benson driveway. The majority of 
vehicular movement is consolidated in this one location. This minimizes conflicts with pedestrian movement 
on Benson and Lakeshore. One additional concealed loading space is provided off Lakeshore Rd. to be 
used only for occasional moving and retail servicing in this location. 
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2b) Sustainability 
 
2.9 Energy Efficiency Standards 
 
At this time LEED certification is not planned, however basic green features such as low flush toilets and high 
efficiency HVAC systems will be incorporated at the detailed design stage. Given the long term ownership 
profile geo-thermal heat pump cooling and heating will be explored as a possible sustainable technology. 
 
2.10 Carbon Emissions 
 
The inclusion of apartment form residential densities within a walkable mixed use district core and regional 
transit system will promote pedestrian and bicycle activity and minimize the use of the automobile resulting in 
fewer carbon emissions. Retirement communities typically require less than half the parking needed in typical 
residential developments thereby producing less pollution. The retirement home also includes a shuttle bus to 
assist in getting residents to events and destinations further afield. 
 
 

2c)  Public Realm Principles and Features 
 
2.11 Public Spaces 
 
The primary public realm space provided is on the boulevards along High St. and Lakeshore Rd. West. These 
areas will be landscaped to the City's current urban design standards.  As noted above the Lakeshore Rd. 
boulevard is set at 8.8m of width which can suit a variety of amenities and planting strategies. 
 
Resident common amenity areas are provided at grade and on the 3rd floor terrace between buildings A 
and B. These terraces bring animation to the Lakeshore Road character with active overview by residents. 
Additional terraces are provided on the 7th floor providing views to Lake Ontario. 
 
The ground floor of Building B contains retail units facing Lakeshore Rd. One of these units is being 
designed as a Community Seniors' Centre available to the public for a variety of uses such as yoga, fitness, 
meetings, displays, gallery shows,  fundraising, bingo, and other community functions. 
 
 

 
The Benson Ave public realm is slightly modified with only a 7m wide driveway access with planting. 
 
 
2.12 Pedestrian Circulation 
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Pedestrian circulation interconnects the interior of the site with the adjacent public sidewalks. A new public 
sidewalk connection is provided between the end of High St. south to the Lakeshore sidewalk. A public 
connection to Credit Landing Plaza is being explored with the owners of that property. 
 
The on site connections will lead to the greater community network of trails, parks and bicycle paths 
 

  
 
 

 
 
 
2.13 Design Concepts 
 
Accessible walkways will be smooth to facilitate those with limited mobility.  
 
CEPTD principals will be considered to enhance safety and security throughout the site. 
 
2.14 Linkages to Off-site Amenities 
 
The site is edged by public sidewalks along its perimeter facilitating convenient access to the transit corridors, 
waterfront trails, parks, and local shops and services.  
 
2.15 Transit Integration 
 
The subject site is located adjacent to the #23 MiWay bus line on Lakeshore Rd. Weather protection in the 
form of store canopies should be provided to assist those waiting for the bus. 
 

Excerpts from Inspiration Port Credit 
showing new green links to the lake and 
the planned connected network  of paths 
and multi-trails 
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2.16 Landscape Design/ Boulevards 
 
Planting details for the boulevards will be determined in consultation with the City during site plan 
application. A detailed landscaped plan concept is shown below indicating the main entrance walkways and 
street tree planting along both streets. 
 
2.17 Public Art Opportunities 
 
None are suggested at this time. Should Section 37 benefits include public art the widened sidewalk between 
buildings A and B  or the public garden created at the east end of the site can be used for such a purpose. 
 
2.18 Streetscape Elements 
 
These elements will be determined through the detailed design stage. 
 
2.19 Transition Spaces 
 
All transition edges are dealt with through physical building setbacks, limited heights and landscaped areas 
along High and Lakeshore Rd. 
 
2.20 Midblock Connections 
 
The High St to Lakeshore Rd. walkway provides a missing connection in the district fabric. 
 
2.21 Shadow Impacts on the Public Realm 
 
Shadow studies are appended to this brief and have been completed according to city standards. They 
indicate that no increased shadow impacts on public space are created by the proposed design. At the times 
indicated none of the existing rear yard amenity spaces of existing detached homes in the area is adversely 
affected by shadow. 
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Conclusion 
 
The proposed urban design strategies for the site will ensure a compatible and sensitive development for the 
subject site. The project introduces a type of housing needed in the area allowing residents to age and stay 
in their community. 
 
The project design realizes the policy goals and principles set out in the Draft Port Credit Local Area Plan, the 
Official Plan for Mississauga and its newly created Strategic Plan.  It will further assist in creating a more 
complete and vibrant community experience within this neighbourhood as directed by the Strategic Plan. 
 
 


