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EXECUTIVE SUMMARY

Background

This Heritage Impact Assessment ("HIA") has been
prepared by ERA Architects Inc. (“ERA”) for the
proposed redevelopment of the properties known
municipally as 91-93 and 99 Lakeshore Road East
and 42 Port Street East (the“Site”).

The Site comprises the western two-thirds of the
block bounded by Lakeshore Road East to the
northwest, Helene Street South to the northeast,
PortStreetEasttothesoutheast,and Elizabeth Street
to the southwest. The Site is located in downtown
Port Credit, on the south side of Lakeshore Road
East, two blocks north from Lake Ontario and two
blocks east of the Credit River.

Heritage Status

The Site contains thefollowing recognized municipal
heritage resource:

o 91-93 Lakeshore Road East (Listed): James
Building, c.1892-1909.

The Site is considered adjacent to the following
municipally recognized heritage resources:

« 88 Lakeshore Road East (Listed): Toronto-
Dominion Realty Company Ltd, c.1948.
Designed by Douglas Kertland.

+ 94 Lakeshore Road East (Listed): Higher
Grounds Coffee Building, ¢.1900s.

Cultural Heritage Value

An evaluation of 91-93 Lakeshore Road East finds
that it does not meet the O. Reg. 9/06 Criteria for
Determining Cultural Heritage Value or Interest and
is not a candidate for designation under Part IV of
the Ontario Heritage Act (the"OHA").

Although 91-93 Lakeshore Road East is not
considered a candidate for designation, the
proposed developmentinvolvestheinsituretention

and conservation of the building, with the longer-
term intention to retain the original house-form
structure and possibly remove orreplace the post-
1952 rear addition. This is considered to be an
appropriate development strategy for this listed
heritage resource, as directed by Section 2.8 of the
Port Credit Local Area Plan, which encourages the
retention and enhancement of listed properties.

Proposed Development

The proposed development consists of the
redevelopment of 99 Lakeshore Road East and 42
Port Street with the construction of an 11-storey
structure, and the retention of the original house-
form building at 91-93 Lakeshore Road East (built
between 1892-1909).

The proposed 11-storey structure will feature an
0.5-metre setback from the property line along
LakeshoreRoad East. A9.7-metre-wide publicrealm
spaceis proposed between the new buildingandthe
existing house-form building, which narrows to 5.1
metrestoward the rear of the house-form building.
The proposed structure will feature a 10-meter
stepback at the third storey along Lakeshore Road
East.

The proposed two-storey (10.2 metre) building height
along Lakeshore Road East will match theroof ridge-
line of the existing house-form building. Irregularly-
shaped balconies will project into the third storey
stepback and at-grade setbacks.

The proposed development will feature at-grade
commercialalonglLakeshoreRoad Eastand at-grade
two-storey live-work/townhouses along Elizabeth
Street South and Port Street East.

Conservation Strategy

The 1892-1909 portion of the building at 91-93
Lakeshore Road East will be maintained for its
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continued commercial use as a neighbourhood
coffeeshop and real estate office. It will beintegrated
into the proposed development but physically
separate from the new building. Its one-storey
rear addition (built ¢.1952-1960) is proposed for
possible removal or replacement at a later date,
but that alteration is not within the scope of this
development.

Assessment of Impact

The proposed development is not anticipated to
have adverseimpactsonany culturalheritagevalue
of the Site or adjacent heritage resources.

The following design strategies have been
incorporated to mitigate the impact on 91-93
Lakeshore Road East and adjacent heritage
resources:

« Full retention of the existing house-form
building within the proposed development;

«  Stepping back of the residential tower at the
third storey, so that its height does not over-
power the retained house-form building;

« A +/- 9.7-metre-wide public realm space to
the east of the existing house-form building
to provide buffer space and separation from
the new development;

« The use of materials that are distinct from,
and sympathetic to the adjacent heritage
resources;

+  Ground-floor activation consistent with the
existing pedestrian-oriented urban context,
and intended to foster ongoing activation of
the existing building, including through the
provision of eastern patio space within the
proposed +/- 9.7-metre wide public space;
and

« A streetwall condition that is pedestrian-
oriented.

Conclusion

The proposed developmentinvolves the retention
of 91-93 Lakeshore Road East in-situ, and the
construction ofanew 11-storey residential building
with at-grade commercial uses.

This report finds that the proposed development
has no adverse impacts on any cultural heritage
value of on-site and adjacent heritage resources.

Theproposalisconsistentwith the policies outlined
in Section 5 ofthisreportand contributes a building
that responds to the evolving context of the area.

End
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10.1

INTRODUCTION

1.1 Report Scope

This Heritage Impact Assessment ("HIA") has been prepared by
ERA Architects Inc. (“ERA”) for the proposed redevelopment of the
properties known municipally as 91-93,99 Lakeshore Road East and
42 Port Street East (the “Site”) in Port Credit, Mississauga, Ontario.
This report considers the impact of the proposed development on
prospective and recognized on-site and adjacent heritage resources.

This report was prepared with reference to the following:

«  City of Mississauga Official Plan (2020);

« City of Mississauga Heritage Impact Assessment Terms of
Reference (2017);

«  Port Credit Local Area Plan (2016);

«  Parks Canada Standards and Guidelines (2010);

«  Provincial Policy Statement (2020);

«  Ontario Regulation 9/06 Criteria for Determining Cultural Heri-
tage Value; and

«  Ontario Heritage Toolkit.
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1.2 Site Description and Context

The Siteis composed of three adjacent properties, known municipally
91-93,99 Lakeshore Road East and 42 Port Street East in Mississauga.
The Site comprises the western two-thirds of the block bounded by
Lakeshore Road East to the northwest, Helene Street South to the
northeast, Port Street East to the southeast, and Elizabeth Street
to the southwest. The Site is located in downtown Port Credit, on
the south side of Lakeshore Road East, two blocks north from Lake
Ontario and two blocks east of the Credit River.

The Site contains three buildings and a surface parking lot:

« 91-93 Lakeshore Road East: A ¢.1892-1909 brick one-and-a-  91-93Lakeshore Road East (ERA, 2022).
half storey single-detached residential structure with ¢.1952-
1960 one-storey rear addition. It is currently occupied with two
commercial tenants.

". T

e

+ 99 Lakeshore Road East: A large two-storey commercial struc-
ture constructed in the early 1950s for Loblaws as a grocery
store, which operated until 2016. It is currently vacant.

« 42 Port Street East: A brick two-and-a-half storey single
detached residential structure with heavily altered south and
west facades. Itis currently vacant.

99 Lakeshore Road East (ERA, 2022).

42 Port Street East (Google, 2021).

Aerial image with the Site shaded blue (Bing Maps, 2022).
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1.3 Land Use and Zoning Map
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1.4 Site Photographs

et

Looking southeast across Lakeshore Road East at the Site (ERA, 2022).

Looking northeast from Lakeshore Road East and Elizabeth Street South at the Site (ERA, 2022).
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Looking northwest at the Site from Port Street East (ERA, 2022).

‘\ i Looking west at 42 Port Street East
' 46 (Google, 2021).
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91-93 Lakeshore Road Elevations

Southeast elevation (ERA, 2022).

Northeast elevation (ERA, 2022).
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Southwest elevation (ERA, 2022).
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1.5 Context Photographs

Looking northeast from the corner of Elizabeth Street South and Lakeshore Road East towards the Site (ERA, 2022).
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Looking southwest along Lakeshore Road from Elizabeth Street South (ERA, 2022).
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Looking north from the Site at 88 Lakeshore Road East on the northwest corner of Lakeshore Road East and Elizabeth Street
(ERA, 2022).

Looking northeast towards the north side of Lakeshore Road East and Elizabeth Street South across from the Site (ERA, 2022).
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Looking north from the Site across Lakeshore Road East (Google, 2022).
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Looking south towards Lakeshore Road East immediately east the Site (ERA, 2022).

IS

Looking north towards Port Street East at properties adjacent to 42 Port Street East (Google, 2021).
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10.1

Looking south from the Site across Port Street East (Google, 2021).

Looking west from the Site across Elizabeth Street East (Google, 2022).
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1.6 Heritage Resources

The following information is sourced from the City
of Mississauga Property Information portal and is
attached to this HIA as Appendices | through III.

On-Site Heritage Resources

One propertyon the Siteisrecognized asa municipal
heritage resource:

91-93 Lakeshore Road East (Listed):

« Inventory No. 553.

+  Property Name: James Building.
«  Decade 1880.

+  Reason: Architectural.

This late nineteenth century structure at the
intersection of Lakeshore Road East and Helene Street
South has served as a commercial centre for many
years. Thisis a one-and-a-halfstorey structure of brick,
inan 'L'shape with additions to the rear. Though the
building has many alterations the overall structure
remains as a link to the past of Port Credit's core.

91-93 Lakeshore Road East (ERA, 2022).
Adjacent Heritage Resources

The Site is considered adjacent to the following
municipally recognized heritage resources:

88 Lakeshore Road East (Listed):

« Inventory No. 217.

+  Property Name: Toronto-Dominion
Realty Co. Ltd.

«  Constructed: 1948.
« Reason: Architectural.

This building was designed by Douglas Kertland,
who is noted for designing the Automotive Building
at the CNE. The bank opened in 1948 as the first
of two local Dominion Bank of Canada branches,
before a 1955 merger with the Bank of Toronto. This
building, on a prominent corneris one of the strongest
architectural elements in Port Credit. It is typical of

88 Lakeshore Road East (ERA, 2022).
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many banks built at the time, in a Moderne style,
stressing a strong presence on the streetscape. The
building is one storey, but matches the consistent 25
footheight along the streetscape. The building has a
rounded facade which addresses both facades. The
building is built of sandstone with a black granite
base and a banded frieze. There is a flat roof and
an asymmetrical three bay facade. The windows
are plate glass, and appear to be original. There is
brickonthe west facade that does notface the street.

94 Lakeshore Road East (Listed):

+ Inventory No. 554.

«  Property Name: Higher Grounds Coffee
Building.

«  Decade: 1900.

+ Reason: Architectural.

This structure is a red brick two-and-a-half storey
commercial building with a gable end to the street
with cornice returns. The street level is divided into two
distinct stores butthe uniformity has been maintained
on the upper levels.

94 Lakeshore Road East (ERA, 2022).

End
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(Bing Maps, 2022; annotated by ERA).
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Building at 42 Port Street East

Site survey (J.D. Barnes, 2022; annotated by ERA).

Building at 91-93 Lakeshore Road East
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SITE HISTORY

2.1 Historical Context

Indigenous Territory & Colonial Context

This site history was prepared from a non-Indigenous perspective,
based on written and archaeological records. It does not reflect or
represent the full rich history of Indigenous peoples in this region.

The Site forms part of the traditional territory of diverse Indigenous
Nations including the Mississaugas of the Credit, Wendat,
Haudenosaunee, and Anishinaabe. Beginning in the early 1700s, the
area around the Etobicoke Creek, Credit River, and Burlington Bay
was settled by the Mississaugas of the Credit, who until the late 1600s
had inhabited territory north of Lake Huron. The name Mississauga
is an Ojibway (Anishinaabe) word meaning “River of the North of
Many Mouths”.

Following the establishment of a French colonial trading post at the
western end of Lake Ontario in the 1720s, the Mississaugas regularly
engaged in the regional fur trade.

“A practice soon developed by which French, and later
English fur traders would extend credit to the Mississaugas
ata particular river location. As a result, this river became
known as the Credit River. By extension, the Mississaugas
established in the region became known to Europeans as
the Mississaugas of the Credit.” (Mississaugas of the New
Credit First Nation)

The Mississauga Purchase Treaties

OnAugust?2,1805, nearthe mouth of the Credit River, the Mississaugas
signed Provisional Treaty 13A, surrendering 70,784 acres of land to
the British Crown. Encompassing the area from Etobicoke Creek to
Burlington Bay to 6 miles from the shoreline, the treaty became known
as the “Mississauga Purchase” or the “First Purchase”. As part of the
negotiations, Treaty 13A set aside a one-mile strip of land on either
side of the Credit River, from Lake Ontario to the base line (Eglinton
Avenue), for the Mississaugas which would come to be known as the
Credit Indian Reserve (CIR).

In 1806, provisional Treaty 13A was ratified with the signing of Treaty
14, known as the “Head of the Lake Purchase”. These newly ceded
lands were surveyed as Toronto Township. On October 28th, 1818, the
Mississaugas signed Treaty 19. Referred to asthe Second Purchase, a

10.1

s v> |
Section of 1688 map of lake Ontario

showing the location of the Site (Uni-
versity of Toronto, annotated by ERA).

1806 map section of Treaty 14, show-
ing the boundaries of the Credit Indian
Reserve along the Credit River. The lo-
cation of the Site is indicated in blue
(Chamberlain, 1891; annotated by ERA).
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1806 Doodems of the Mississauga chiefs
who signed Treaty 14 (Chamberlain,
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further 600,000 acres of land were surrendered to the British Crown,
including much of the current Region of Peel. These lands would
form the townships of Toronto, Chinguacousy, Caledon, Albion and
Toronto Gore. The signing of Treaties 22 and 23 (the Credit Treaties)
in 1820, saw the Mississaugas surrender all of the CIR lands, save for
200 acres to the east of the Credit River and north of the Site

1849 Plan of the Credit Indian Reserve showing Port Credit Village shaded red.
The 200 acre CIR is indicated with a red arrow and the Site is indicated with a blue
arrow (Peel Gallery, Museum and Archives).

Port Credit

In 1834, the colonial administration in Upper Canada chartered the
Credit Harbour Company to construct a harbour at the mouth of
the Credit River. In 1835, the administration followed the harbour
construction with the survey of anew village, Port Credit, on the west
bank of the mouth of the Credit River. In 1846, the lands on the east
bank of the Credit River were surveyed as the Plan of the Extension of
the Town Plot of Port Credit. This extension was bounded by Queen
Street to the north, Huron Street (today's Hurontario Street) to the
east, Lake Ontario to the south, and the Credit River to the West.

r I} “ ISSUED/REVISED: 6 DECEMBER 2022
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2.2 91-93 Lakeshore Road East

A Chain of Ownership and full site history is provided below for the listed heritage resource
at 91-93 Lakeshore Road East. The properties at 99 Lakeshore Road East and 42 Port Street
East have not been identified as prospective heritage resources, and are not addressed in
this section.

Chain of Ownership

€.1850-November 1875: Thomas Montgomery.

November 1875-May 1892: Catherine Connors.

May 1892-May 1914: Matilda Robinson.

May 1914-February 1943: Margaret (Robinson) Young.

February 1943- December 1945: Howard E. Thompson and William N. Hillis
December 1945-March 1971: Howard E. Thompson.

March 1971-July 1971: Howard E. Thompson and Richard C. Thompson.
July 1971-September 1972: Thompson Sheet Metal Limited.

September 1972-April 1978: Howard E. Thompson and Richard C. Thompson.
April 1978-June 1986: Lepage Limited.

June 1986-December 1993: Royal LePage Real Estate Services Ltd.

December 1993-Unknown: William G. James.

1850 Port Credit plan with the Site outlined in blue. Note that several blocks are owned by Thomas Montgomery,
a prominent businessman and land owner. (Archives of Ontario, annotated by ERA).

20
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History

Based on the historical research outlined below, it is
estimated thatthe existing structure at 91-93 Lakeshore
Road (the "existing structure") was built between 1892
and 1909 for Matilda Robinson, whose family were local
farmers. Research shows that by 1909, the existing
structurewasdividedinto a residence and commercial
storefront, however it is unlikely that this was the
original configuration of the structure; it is estimated
to be a later alteration and commercial conversion.
Thefollowingsectionincludes adetailed chronological
summary of the Site's history of ownership and
development.

The existing structure is situated on the northwest
corner of Lot 11, Toronto Street South Side, Plan 300
East of Credit River. Lot 11 was surveyed as part of the
1846 Plan of Extension in the Town Plot of Port Credit.

By 1850, Lot 11 was owned by Thomas Montgomery.
While Land Registry records do not contain the original
Crown Patent, an 1850 Plan of Port Credit shows that
Montgomery owned 31 Lots, including Lot 11, within
Port Credit, east of the Credit River.

In 1875, Thomas Montgomery sold the property to
Catherine Connorsfor 100 dollars. Catherine Connors
sold Lot 11 to Samuel Jennings for 75 dollars on May
30th, 1892, who on the same day sold the property to
Matilda Robinson for300dollars. Matilda Robinsonwas
the wife of Alexander Robinson, a farmer who owned
Lot 7, Concession 2, South of Dundas. Following his
death in 1883, the farm was divided between his sons
Robert and George.

Itisunlikely thattheexistingstructure was constructed
prior to 1892, as 300 dollars would not reflect the
value of a masonry residential structure. The 1915 Tax
AssessmentRollforPort Credit, thefirst taxassessment
record available in the historical archive, lists the total
value of Lot 11 as 2,850 dollars, 650 of which is for the
value oftheland, 1,600 dollarsforthestructuresonthe
west half of the lot, and 600 dollars for the structures
on the east half.

Thomas Montgomery

Ithasbeensuggested thatthe ThomasMontgomery
who owned Lot 11 in 1850, along with many other
Port Credit properties, was Thomas Montgomery
of Etobicoke (1790-1877), who owned extensive
landholdings and the c. 1832 Montgomery Inn
(currently a City of Toronto Museum at Dundas St W
andlslington Ave). Described by the Archives of Ontario
asaprominentbusinessman, Montgomery owned 20
farmsand other propertiesin southern Ontario. The
1871 Census lists no Thomas Montgomery living in
Peel,and onlythree Thomas Montgomerysin Ontario
that were of an age to own extensive landholdings
in 1850. Of those three, Montgomery of Etobicoke
appearsto beonly one with extensive landholdings,
thus he s likely the first recorded owner of the Site.
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1880 Map of the County of Peel with the Robinson family's
farmoutlined in blue (McGill University, annotated by ERA).
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Whilethe Lot 11 wasowned by Matilda Robinsonitis not
knownifsheorherfamilyresidedthere. The 1891 Census
lists her, asthe head of household, with her children, as
living on the family farm at Lot 7, Concession 2, South
of Dundas. No member ofthe family is recorded in the
1901 Census for Peel. The 1911 Census lists Matilda and
her daughter Margaret as living with her son Robert,
whoislisted asthe head of the household, onthe family
farm at Lot 7 Concession 2 South of Dundas Street.

The 1910 Fire Insurance Plan for Port Credit shows Lot
11 as having three structures: the existing structure,
and two one-storey structures fronting onto Elizabeth
Street South. The existing structure is shown as being
two-storeys tall with a verandah across the front and
one-storey structure across the back. It is shown as
beingdivided into two units, with the westerly unit (91
Lakeshore Road East) being occupied by the Sterling
Bank of Canada, while the easterly unit is identified
as being residential. This aligns with the 1915 Tax
Assessment Roll which provides separate assessments
for the east and west halves of Lot 11.

Following Matilda Robinson's death, on September
26, 1913, her daughter Margaret Robinson inherited
Lot 11.0n December 1,1915,she married John Young,.

In 1929, the Village of Port Credit expropriated the front
of Lot 11 for the widening of Lakeshore Road East. Itis
likely atthistime thatthe frontverandah was removed
asitencroached on the new right-of-way.

In February 1939, Margaret Young entered into an
agreement of sale for the westerly 45-foot frontage
on Lakeshore Road East with Howard E. Thompson
and William N. Hillisfor4,000dollars. In February 1943,
Thompson and Hillis took possession.

On December 27,1945, the property was partitioned,
with Thompsonreceivingthe northerly 59-foot frontage
on Elizabeth Street, comprising the current property
at 91-93 Lakeshore Road East, and Hillis receiving the
southerly 31-foot frontage. While an address is not
provided, an advertisement in the Port Credit Weekly
newspaper for Thompson & Thompson Electrical and

10.1

1910 Fire insurance plan for Port Credit with Lot 11 out-
lined in blue (Peel Archives, annotated by ERA).

oR3E

1952 Fire insurance plan for Port Credit showing the
existing structure at 91-93 Lakeshore Road East (Peel
Archives, annotated by ERA).
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Sheet Metal Contractors, dated September7,1944, notes theirlocation
as being on Lakeshore Road.

The 1952 Fire Insurance Plan shows the existing structure with
the addresses of 91, 93 and 95 Lake Shore Road East. The existing
structure is identified as being a solid masonry structure, while the
rear additions are wooden. Compared to the 1910 Fire Insurance Plan,
the rear addition has been modified and expanded, while the front
verandah has been removed. The section of the existing structure at
91 Lakeshore Road East is listed as a store, while former residential
portion of the structure at 93 Lakeshore Road East is listed as an
office. Therearadditionisidentified as being occupied by atin smith.

It has not been possible to determine the date of construction of the
current one-storey addition. A 1960 aerial photograph in the City of
Toronto Archives shows the outline of the current addition, which
would place the date of construction between 1952 and 1960.

The Mississauga Property Directory notes building permits were
issued in 1964, for a second storey addition, and 1968, for exterior
reconstruction. The 1964 addition was to the front of the east half
of the structure, which can be seen in archival photographs. The
1964 date is confirmed by a comparison of aerial photos from the
City of Toronto Archives for 1964-1965, which indicates a change in
the roof structure.

Thompson Sheet Metal Limited operated on site until 1977, and was
passed through various owners within the Thompson family during
this period, includingHoward E. Thompson and his wife, Howard and
his brother Richard, and the company itself.

On November 22, 1977 the property was leased to A.E. LePage
Limited, which purchased the property on April 26, 1978. In 1984,
A.E LePage Limited and Royal Trust merged to create Royal LePage
Real Estate Services Ltd, which assumed ownership on June 3,1986.
On December 20, 1993 the property was transferred to William G.
James for 281,000 dollars.

While building permits for alterations to the structure were issued
in 1989 and 1999, a definitive date has not been determined for the
removal of the 1964 addition and its replacement with the current
side verandah. Due to the quality of aerial images available on the
City of Mississauga's interactive map, it can only be determined that
this occurred prior to 2002.

Electrical and Sheet Metal |
Contractors

REPAIR WORK

Night Calls—Electrical Work Phone 508
Night Calls—Sheet Metal Work Phone 502

Thompson & Thompson

TORONTO STREET Phohe 457
i

1944 advertisement for Thompson &
Thompson (Port Credit Weekly, Thursday
September7, p.4).

1960 aerial photograph showing the
existing structure with rear addition (City
of Toronto Archives).

1980 image of existing building with
€.1964 addition (since removed) shaded
blue (Mississauga Public Library, anno-
tated by ERA).
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Historic Images

1925 image of Lakeshore Road East with 91-93 Lakeshore Road East indicated with a blue arrow (Toronto Star, an-
notated by ERA).

1929 image of Lakeshore Road East with 91-93 Lakeshore Road East indicated with a blue arrow (Toronto Archives,
annotated by ERA).
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Undated image looking west along Toronto (Lakeshore Road East) Street with 91-93 Lakeshore Road East indicated
with a blue arrow (Mississauga Public Library, annotated by ERA).

Undated aerial of Port Credit with 91-93 Lakeshore Road East indicated with a blue arrow (Mississauga Public Library,
annotated by ERA).
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1959-62 aerial image of Port Credit with the Site outlined in blue arrow (Peel Regional Archive, annotated by ERA)
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Undated image looking east towards the Site. Note that the existing house-form building has not been painted white (Mis
sissauga Public Library).
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1978 image of 91-93 Lakeshore Road East (Growing up in Port Credit, 2021).
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1980 image looking southwest at 91-93 Lakeshore Road East from Lakeshore Road East (Mississauga Public Library).

28 HERITAGE IMPACT ASSESSMENT | 91-93, 99 LAKESHORE ROAD EAST & 42 r |
PORT STREET EAST r l |
- {



10.1

CULTURAL HERITAGE VALUE ASSESSMENT

91-93 Lakeshore Road East has been evaluated against the Ontario
Regulation ("O. Reg.") 9/06 Criteria for Determining Cultural Heritage
Value or Interest under the OHA.

0.Reg.9/06 was developedforthe purpose of identifyingand evaluating
the cultural heritage value or interest of a property proposed for
protection under section 29 of the OHA. The purpose of the criteria
is to provide a consistent approach in the evaluation of heritage
properties.

0.Reg.9/06 statesthata property may be designated under section 29
oftheActifitmeets one ormore of the following criteria for determining
whether it is of cultural heritage value or interest.
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Value (quoted from Ontario Reg. 9/06)

Assessment of 91-93 Lakeshore Road East

The property has design value or physical value
because it,

i. is a rare, unique, representative or early example
of a style, type, expression, material or construction
method,

ii. displays a high degree of craftsmanship or artistic

merit, or

iii. demonstrates a high degree of technical or scien-
tific achievement.

i. The building at 91-93 Lakeshore Road East is a modest
example of a vernacular late Victorian one-and-a-half storey
residential structure that was converted to commercial uses
by the early 20th century. It is neither a rare, unique, repre-
sentative nor early example of a type, expression, material or
construction method.

ii. The remaining interior and exterior features do not display a
high degree of craftsmanship of artistic merit.

iii. As a modest vernacular 19th-century structure, it does not
demonstrate a high degree of technical or scientific achieve-
ment.

The property has historical value or associative
value because it,

i. has direct associations with a theme, event, belief,
person, activity, organization or institution that is

significant to a community,

ii. yields, or has the potential to yield, information
that contributes to an understanding of a commu-
nity or culture, or

iii. demonstrates or reflects the work or ideas of an
architect, artist, builder, designer or theorist who is

significant to a community.

i. Based on the research conducted to date, the property is
not associated with a theme, event, belief, person, activity,
organization orinstitution that is significant to a community.

ii. The property does not yield, nor does it have the potential
to yield, information that contributes to an understanding of
community or culture.

iii. The architect and builder of the property is unknown.

The property has contextual value because it,

i.is important in defining, maintaining or supporting
the character of an area,

ii. is physically, functionally, visually or historically
linked to its surroundings, or

iii. is a landmark.

i. As a stand-alone modified vernacular residential structure,
the building is not important in defining, maintaining or sup-
porting the main street character along Lakeshore Road East.

ii. Although the builidng was constructed between 1892 and
1909, it does not demonstrate a physical, functional, visual
or historical relationship to its surroundings, which is defined
by one and two-storey commercial structures constructed
primarily after 1931.

ii. The building at 91-93 Lakeshore Road East is not consid-
ered a landmark.
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Recommendation

Itis ERA’s opinion that 91-93 Lakeshore Road East does not meet the
0.Reg.9/06 Criteria for Determining Cultural Heritage Value or Interest
and is not a candidate for designation under Part IV of the OHA.

The property containsamodestc.1892-1909 vernacular brick residential
structurethathas been converted to commercial uses. Itisnotan early,
rare, unique orrepresentative example of this style. While constructed
between 1892 and 1909, ourresearch has notyielded any information
tosuggest the property possesses historicaland associative value that
isimportantto, or contributes to an understanding of, a community.
The property does not contribute significant contextual value as it
is located within a main street commercial district that is defined by
one- and two-storey commercial buildings constructed after 1931.

While 91-93 Lakeshore Road East is not considered a candidate for
designation, the proposed development involves the retention and
conservation of the building on Site, with the longer-term intention
to retain the original house-form structure and remove or replace
the post-1952 rear addition. This is considered to be an appropriate
development strategy for this listed heritage resource, as directed
by Section 2.8 of the Port Credit Local Area Plan, which encourages
the retention and enhancement of listed properties.
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Ll

2

1

10.1



HERITAGE POLICY REVIEW

This report was prepared with reference to the following:

«  Provincial Policy Statement, 2020;

«  APlace to Grow: Growth Plan for the Greater Golden Horse-
shoe, 2019;

« The Ontario Heritage Act, R.S.0. 1990;

«  City of Mississauga Official Plan, 2021;

« Port Credit Local Area Plan;

«  Parks Canada Standards and Guidelines, 2010; and

«  Ontario Heritage Tool Kit.

Provincial Policy Statement, 2020

The Provincial Policy Statement (the “PPS”) directs land use planning
in Ontario and identifies theimportance of balancing growth demands
with the conservation of significant built heritage resources and
cultural heritage landscapes:

2.6.1 Significant built heritage resources and significant
cultural heritage landscapes shall be conserved.

2.6.3 Planning authorities shall not permit development
and site alteration on adjacent lands to protected heritage
property except where the proposed development and site
alteration has been evaluated and it has been demonstrated
thatthe heritage attributes of the protected heritage property
will be conserved.

APlaceto Grow: Growth Planforthe Greater Golden Horseshoe, 2019

A Place to Grow: Growth Plan for the Greater Golden Horseshoe
(the “Growth Plan”) supports the development of prosperous and
complete communities across the Greater Golden Horseshoe Region.
This approach includes the recognition and conservation of cultural
heritage resources and identifies the importance of built heritage
and cultural landscapes to local identity, the tourist sector and the
investment potential of communities.

Section 4.2.7 of the Growth Plan directs the following:

1. Cultural heritage resources will be conserved in order to
foster asense of place and benefit communities, particularly
in strategic growth areas.

Built heritage resource: a building,
structure, monument, installation or
any manufactured or constructed part
or remnant that contributes to a prop-
erty’s cultural heritage value or interest
as identified by a community, including
an Indigenous community. Built heritage
resources are located on property desig-
nated under Parts IV or V of the Ontario
Heritage Act, or that may be included on
local, provincial, federal and/or interna-
tional registers (PPS, 2020).

Significant: e) in regard to cultural herit-
age and archaeology, resources that have
been determined to have cultural heritage
value or interest. Processes and criteria
for determining cultural heritage value
orinterest are established by the Province
under the authority of the Ontario Herit-
age Act (PPS, 2020)

Conserved: the identification, protection,
management and use of built heritage
resources, cultural heritage landscapes
and archaeological resources in a man-
ner that ensures their cultural heritage
value or interest is retained. This may be
achieved by the implementation of rec-
ommendations set out in a conservation
plan, archaeological assessment, and/
or heritage impact assessment that has
been approved, accepted or adopted by
the relevant planning authority and/or
decision- maker. Mitigative measures and/
or alternative development approaches
can be included in these plans and as-
sessments (PPS, 2020).

Adjacent lands: d) for the purposes of
policy 2.6.3, those lands contiguous to
a protected heritage property or as oth-
erwise defined in the municipal official
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The Ontario Heritage Act, R.S.0. 1990

TheOntario Heritage Act (the “OHA”) isthe statutory legal foundation
for heritage conservation in Ontario. Part IV, Section 27 of the OHA
enables the clerk of a municipality to keep a register of properties
within the municipality that are of cultural heritage value or interest.

PartlV, Section 29 of the OHA enables municipalitiesto enact by-laws
todesignate propertiesto protectand conservetheircultural heritage
value.

Ontario Regulation 9/06 was introduced as part of the 2005 revisions
to the OHA and provides Criteria for Determining Cultural Heritage
Value orInterestwhich consists of nine criteria underthree categories:
(1) design/physical value; (2) historical/associative value, and; (3)
contextual value.

City of Mississauga Official Plan, Consolidated 2021
Section 7.4.1 of the Official Plan directs the following:

7.4.1.2 Mississauga will discourage the demolition, destruction
or inappropriate alteration or reuse of cultural heritage
resources.

7.4.1.3 Mississauga will require development to maintain
locations and settings for cultural heritage resources thatare
compatible with and enhance the character of the cultural
heritage resource.

74.1.10 Applications for development involving cultural
heritage resources will be required to include a Heritage
ImpactAssessment prepared to the satisfaction of the City
and other appropriate authorities having jurisdiction.

74.1.11 Cultural heritage resources designated under
the Ontario Heritage Act, will be required to preserve the
heritage attributes and not detract or destroy any of the
heritage attributes in keeping with the Ontario Heritage
Tool Kit, the Ontario Ministry of Culture, and the Standards
and Guidelines for the Conservation of Historic Places in
Canada, Parks Canada.

Cultural Heritage Resources: Built herit-
age resources, cultural heritage land-
scapes and archaeological resources that
have been determined to have cultural
heritage value or interest for the important
contribution they make to our understand-
ing of the history of a place, an event, or
a people. While some cultural heritage
resources may already be identified and
inventoried by official sources, the signifi-
cance of others can only be determined
after evaluation. (Growth Plan, 2019)
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7.4.1.12 The proponent of any construction, development,
or property alteration that might adversely affect alisted or
designated cultural heritage resource or which is proposed
adjacent to a cultural heritage resource will be required
to submit a Heritage Impact Assessment, prepared to the
satisfaction of the City and other appropriate authorities
having jurisdiction.

7.4.1.13 Cultural heritage resources must be maintained
in situ and in a manner that prevents deterioration and
protects the heritage qualities of the resource.

74.1.14 Cultural heritage resources will be integrated with
development proposals.

7.4.2 of the Official Plan directs the following:

7.4.2.2 Prior to the demolition or alteration of a cultural
heritage resource, documentation will be required of the
propertytothesatisfaction of the City, and any appropriate
advisory committee. This documentation may be in the form
of a Heritage Impact Assessment.

7.4.2.3Development adjacentto a cultural heritage property
will be encouraged to be compatible with the cultural
heritage property.

Port Credit Local Area Plan

2.8 Port Credit Community Node

The retention and enhancementof heritage listed properties
is strongly encouraged. Properties listed on the Heritage
Register will be preserved in their existing location. Any
development will incorporate these structures in the
design of the proposal. Any changes to these structures
or developments adjacent to these structures will require
a Heritage Impact Statement and may have additional
requirements. Additional requirements may include, but
are notlimitedto, a review and approval from the Heritage
Advisory Committee and Council.
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10.1

Tall buildings will not visually impede the setting of listed/
designated heritage buildings. Where heritage buildings
are low-scale, the podium of the tall building will respect
and reflectthe unique urban character, visual relationships,
topography and materials of the surrounding historic
building. The tall buildings will preserve and enhance the
character and appearance of the setting of the adjacent
listed/designated building(s).

Where heritage buildings are low-scale, the podium or ground
facade of tall buildings will respect and reflect the unique
urban grain and scale, visual relationship, topography and
materials of the surrounding historic buildings.
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DESCRIPTION OF PROPOSED DEVELOPMENT

The proposed development consists of the
redevelopmentof 99 Lakeshore Road Eastand 42 Port
Streetwith the construction of an 11-storey structure,
and the retention of the house-form building at 91-93
Lakeshore Road East.

The listed resource at 91-93 Lakeshore Road East is
proposed to be retained in situ, with the continued
operation of its current commercial retail coffee shop
and real estate office uses. Potential rehabilitation is
anticipated in the future to support this coffee shop
use, including the possible removal or replacement of
the existing non-original single-storey rear addition.
This alteration does not form part of the scope of the
current development proposal.

The proposed 11-storey structure will feature an
0.5-metre setback from the property line along
Lakeshore Road East. A 9.7-metre-wide public realm
space is proposed between the new building and the
existing house-form building, which narrows to 5.1
metres toward the rear of the house-form building.
The public realm space is proposed to accommodate
patio seating for the adjacent commercial retail. The
proposed structure will feature an 10-meter stepback
at the third storey along Lakeshore Road East.

The proposed two-storey (10.2 metre) building height
along Lakeshore Road Eastwill match theroof ridge-line
oftheexisting house-form building. Irregularly-shaped
balconies will project into the third storey stepback
and at-grade setbacks.

The proposed development will feature at-grade
commercial along Lakeshore Road East and at-grade
two-storey live-work/ townhouses along Elizabeth
Street South and Port Street East.

Existin
it

New building]
L ground floor’

by ERA).

Existin
L st

New buildin
- ground ﬂoorg

Cantilevered
upper storeys

Site plan (B+H Architects, 2022; annotated by ERA).

PORT STREET EAST
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Rendering of proposed development from Port Street East at Elizabeth Street South (B+H Architects, 2022).
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Rendering of proposed development from Lakeshore Road East (B+H Architects, 2022).
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North elevation (B+H Architects, 2022).
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West elevation (B+H Architects, 2022).
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CONSERVATION APPROACH

Although the property at 91-93 Lakeshore Road East has not been
identified in this report as a candidate for designation, the building
on Site is proposed to be retained and conserved in the context of
the proposed development.

The conservation approach involves the retention of the existing
use and operators on Site, so that the listed heritage resource can
continue to serve as a active community retail hub in downtown
Port Credit. The proposal anticipates the long-term retention of the
original house-form building, with potential for the future removal
or replacement of the single-storey rear addition. This is consistent
in approach with the historical replacement of the building's earlier
single-storey extensions with the current mid-century version, which
in itself was reflective of its own time.

As part of its incorporation into the proposed development, the
existing building will be subject to a baseline scope of conservation
work,includingtherepairorreplacementof any elements of building
fabric found to be in poor or defective condition.

Restoration: the action or process of
accurately revealing, recovering or rep-
resenting the state of an historic place,
or of an individual component, as it ap-
peared at a particular period in its history,
while protecting its heritage value.

Preservation: the action or process of
protecting, maintaining, and/or stabi-
lizing the existing materials, form, and
integrity of a historic place or of an indi-
vidual component, while protecting its
heritage value.

Rehabilitation: the action or process of
making possible a continuing or com-
patible contemporary use of an historic
place, or an individual component, while
protecting its heritage value.

Source: Standards and Guidelines for the
Conservation of Historic Places in Canada
(2010).

44 HERITAGE IMPACT ASSESSMENT | 91-93, 99 LAKESHORE ROAD EAST & 42

PORT STREET EAST

End

10.1



IMPACT ASSESSMENT

7.1 Impact Summary

The proposed developmentis not anticipated to have any significant
adverseimpacton any cultural heritagevalue at 91-93 Lakeshore Road
East. The building is proposed to be conserved and not altered in
the context of the proposed development, and will be appropriately
protected during construction. Further, the proposalis not anticipated
to present adverse impact to the two adjacent heritage properties
at 88 and 94 Lakeshore Road East.

New Construction

The proposed development meets all applicable provincial and
municipal heritage policies, including those in the Mississauga Official
Plan and the Port Credit Local Area Plan.

The proposal conservesthelisted heritage resource at 91-93 Lakeshore
Road East by retaining it in-situ as part of a development that will
provide appropriatedensificationinanurban growth area. Thefacade
along LakeshoreRoad Eastisdesigned toreflectthescaleand character
ofthe surroundingstreetscape while at-grade stepbacks willenhance
the existing structure'svisual prominence at the corner of Lakeshore
Road East and Elizabeth Street South.

While the proposed development features an appropriate scale and
massing for the evolving context of the area, its scale may present
some impact on 91-93 Lakeshore Road East.

An11-storey buildingis proposed to be constructed in close proximity
to 91-93 Lakeshore Road East with a proposed+/- 9.7-metre wide
at-grade public space to the east of the existing structure.

The massing, form, materiality and articulation of the proposed new
buildingare allintended to mitigate for potentialimpact on the existing
house-form building. The new building's Lakeshore-fronting streetwall
height is designed to match the roofline of the existing house-form
building, and its stepbacks are intended to ensure that it does not
overpower or dominate the existing building. Design strategies to
mitigate the impact of the proposed development are outlined in
Section 7.2 below.

The Ontario Heritage Toolkit is a series of
guides designed to help understand the
heritage conservation process in Ontario.
The Toolkit identifies potential negative
impacts on a cultural heritage resource
from new development. Negative impacts
include, but are not limited to:

Destruction of any, or part of any, sig-
nificant heritage attributes or features;

Alteration that is not sympathetic, or is
incompatible, with the historic fabric and
appearance;

Shadows created that alter the appear-
ance of a heritage attribute or change the
viability of a natural feature or plantings,
such as a garden;

Isolation of a heritage attribute from its
surrounding environment, context or a
significant relationship;

Direct or indirect obstruction of signifi-
cant views or vistas within, from, or of built
and natural features;

Achangein land use such as rezoning a
battlefield from open space to residential
use, allowing new development or site al-

teration tofill in the formerly open spaces;

Land disturbances such as a change
in grade that alters soils, and drainage
patterns that adversely affect an archaeo-
logical resource.

(Ontario Heritage Toolkit).

End

ISSUED/REVISED: 6 DECEMBER 2022 45

10.1



7.2 Impact Mitigation Measures

The following design strategies have been incorporated to mitigate
the impact on 91-93 Lakeshore Road East and adjacent heritage
resources:

Full retention of the existing house-form building within the
proposed development;

Stepping back of the residential tower at the third storey, so
that its height does not overpower the retained house-form
building;;

A+/-9.7-metre-wide public realm space to the east of the exist-
ing house-form building to provide buffer space and separa-
tion from the new development;

The use of materials that are distinct from, and sympathetic to
the adjacent heritage resources;

Ground-floor activation consistent with the existing pedes-
trian-oriented urban context, and intended to foster ongoing
activation of the existing building, including through the provi-
sion of eastern patio space within the proposed +/- 9.7-metre
wide public space; and

A streetwall condition that is pedestrian-oriented.

7.3 Considered Alternatives

Itis ERA's opinion that the mitigation measures outlinedin section 7.2
ofthisreport effectively address the potentialimpactofthe scale of the
proposed development on the heritage resource at 91-93 Lakeshore
Road East.Assuch, no considered alternatives were deemed necessary.
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10.1

CONCLUSION

The proposed development involves the rehabilitation of 91-93
Lakeshore Road Eastin-situ,and the construction of anew 11-storey
residential building with at-grade commercial uses.

This report finds that the proposed development has no adverse
impactson any culturalheritage value of on-site and adjacent heritage
resources.

The proposal is consistent with the policies outlined in Section 4 of
this report and contributes a building that responds to the evolving
context of the area.
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APPENDIX |

LISTING INFORMATION 91-93 LAKESHORE ROAD EAST

& Print page

Heritage

Heritage properties can include historic houses or bridges, heritage conservation districts, cultural
heritage landscapes and archaeclogical resources.

If this property has heritage status, the details will be listed below.

Learn more about Mississauga's heritage properties.

Heritage status

Status LISTED ON THE HERITAGE REGISTER BUT NOT DESIGNATED
Conservation district =
ByLaw =

ByLaw date -

Designation statement

| There is no designation statement related to the selected property.

Inventory item

Inventory No. Property name Decade Constructed Demolished/Year

553 JAMES BUILDING 1880 N

91 LAKESHORERD E Close X
Type: COMMERCIAL

Style: VERNACULAR

Area: PORT CREDIT

Reason: ARCHITECTURAL/HISTORICAL

History

This late nineteenth century structure at the intersection of Lakeshore Road East and Helene Street South has served as a commercial
centre for many years. This is a one-and-a-half storey structure of brick, in an 'L’ shape with additions to the rear. Though the building
has many alterations the overall structure remains as a link to the past of Port Credit's core.
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APPENDIX I

LISTING INFORMATION 88 LAKESHORE ROAD EAST

oy e pegs

Heritage

Heritage properties can include historic houses or bridges, heritage conservation districts, cultural
heritage landscapes and archaeological resources.

If this property has heritage status. the details will be listed below.

Learn more about Mississauga's heritage properties.

Heritage status

Status LISTED ON THE HERITAGE REGISTER BUT NOT DESIGNATED
Conservation district =
ByLaw -

ByLaw date -

Designation statement

] There is no designation statement related to the selected property.

Inventory item
Inventory No. Property name Decade Constructed Demolished/Year
TORONTO-DOMINION REALTY CO. LTD. 1940 1948 N
@ 88 LAKESHORE RD E Close X
Type: COMMERCIAL

Style: ART MODERNE
Area: PORT CREDIT
Reason: ARCHITECTURAL

Photos

History

This building was designed by Douglas Kertland, who is noted for designing the Automotive Building at the CNE. The bank opened in
1948 as the first of two local Dominion Bank of Canada branches, before a 1955 merger with the Bank of Toronto, This building, on a
prominent corner is one of the strongest architectural elements in Port Credit. It is typical of many banks built at the time, ina
Moderne style, stressing a strong presence on the streetscape. The building is one storey, but matches the consistent 25 foot height
along the streetscape. The building has a rounded facade which addresses both facades. The building is built of sandstone with a
black granite base and a banded frieze. There is a flat roof and an asymmetrical three bay facade. The windows are plate glass, and
appear to be original. There is brick on the west facade that does not face the street.
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LISTING INFORMATION 94 LAKESHORE ROAD EAST

Heritage

Heritage properties can include historic houses or bridges, heritage conservation districts, cultural
heritage landscapes and archaeological resources.

If this property has heritage status, the details will be listed below.

Learn more about Mississauga's heritage properties.

Heritage status

Status LISTED ON THE HERITAGE REGISTER BUT NOT DESIGNATED
Conservation district &
ByLaw S

ByLaw date -

Designation statement

| There is no designation statement related to the selected property.

Inventory item

Inventory No. Property name Decade Constructed Demolished/Year

§§ﬂ HIGHER GROUNDS COFFEE BUILDING 1900 N

@ 98 LAKESHORERD E Close X
Type: COMMERCIAL
Style: VERNACULAR
Area: PORT CREDIT
Reason: ARCHITECTURAL

Photos

History

This structure is a red brick two-and-a-half storey commercial building with a gable end to the street with cornice returns. The street
level is divided into two distinct stores but the uniformity has been maintained on the upper levels.
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CONTRACTOR SHALL CHECK ALL DIMENSIONS ON THE WORK
AND REPORT ANY DISCREPANCY TO THE CONSULTANT
BEFORE PROCEEDING. THIS DRAWING IS NOT TO BE USED
FOR CONSTRUCTION UNTIL AUTHORIZED IN WRITING BY

CONSULTANT.
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4  12022.10.01 ISSUED FOR MUDAP
- 5 |2022.10.14 |ISSUED FOR COORDINATION
S 6 |2022.11.03 |ISSUED FOR COORDINATION
7  12022.11.22  |ISSUED FOR COMMUNITY
% ENGAGEMENT
8 |2022.12.07 |ISSUED FOR OPA/ZBA
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VIEW FROM LAKESHORE ROAD EAST LOOKING SOUTH

VIEW FROM LAKESHORE ROAD EAST LOOKING AT POPS PLAZA
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CONTRACTOR SHALL CHECK ALL DIMENSIONS ON THE WORK
AND REPORT ANY DISCREPANCY TO THE CONSULTANT
BEFORE PROCEEDING. THIS DRAWING IS NOT TO BE USED
FOR CONSTRUCTION UNTIL AUTHORIZED IN WRITING BY
CONSULTANT.
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3 2022.08.29 ISSUED FOR OPA/ ZBLA (DRAFT)

4 12022.10.01 ISSUED FOR MUDAP

5 ]2022.10.14 ISSUED FOR COORDINATION

6 |2022.11.03 ISSUED FOR COORDINATION

7 12022.11.22 ISSUED FOR COMMUNITY

ENGAGEMENT

8 2022.12.07 ISSUED FOR OPA/ZBA
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Heritage Home

Heritage Home

Level FT: j:(tig'}ﬂ)a;r Retail Floorto| Gross Construction Gross Construction | Residential Zoning | Residential Zoning Retail Use (91 Retail Use (91 Retail Proposed | Retail Proposed
Height m * floor Height m| Area (GCA) sgm ** Area (GCA) sq.ft. ** GFA sq.m. GFA sq.ft. Lakeshore Rd) Lakeshore Rd) GFA sq. m. GFA sq. ft.
9 GFA sq. m. GFA sq. ft.
P3 Parking 2.90 2,373 25,543 30 323 0 0
P2 Parking 2.90 5,034 54,185 30 323 0 0
P1 Parking 4.18 4,938 53,152 30 323 33 355
Ground Floor 3.30 5.40 3,458 37,222 1,193 12,840 300 3,226 874 9,408
Mezzanine 3.30 1,620 17,438 1,155 12,437
Level 3 (includes 2nd level retail) 3.60 4.30 2,878 30,979 1,740 18,729 812 8,740
Level 4 3.00 2,414 25,984 2,261 24,333
Level 5 3.00 2,414 25,984 2,261 24,333
Level 6 3.00 2,414 25,984 2,261 24,333
Level 7 3.00 2,414 25,984 2,261 24,333
Level 8 3.35 2170 23,358 2,042 21,984
Level 9 3.35 1,928 20,753 1,791 19,278
Level 10 3.35 1,451 15,618 1,345 14,474
Level 11 3.90 1,200 12,917 1,096 11,801
LMPH 5.00 400 4,306 0 0
TOTAL 36.15 37,106 439,743 19,495 209,845 300 3,226 1,719 18,503
*TOTAL HEIGHT ABOVE GROUND FLOOR
FFL, EXCLUDING LMPH
TOTAL RETAIL GFA (PROPOSED AND RETAINED) 2,019 sq. m. 21,729 sq. ft.
TOTAL GFA INCL. RETAIL 21,514 sq. m. 231,574 sq. ft.
SUMMARY
SITE AREA sq. ft. 62,423
SITE AREA sq. m. 5,799
F.A.R. 3.71
AMENITIES
TOTAL REQUIRED (5.6 sq.m. per unit) 1,238
Required - sqm (min. 50% contiguous area) 619
Level 1 (Indoor) 185
Level 1 (outdoor) 122
Level 1 (outdoor and indoor) contiguous amenity area 307
Level 3 (Indoor) 170
Level 3 (Outdoor) 415
Level 3 (outdoor and indoor) contiguous amenity area 585
TOTAL PROVIDED (4.09 sq.m. per unit) 892
LANDSCAPE AREA
Required - sqft (Approx. 30% Site Area) 18,727
TOTAL PROVIDED - sqft (approx. 24% site area) 15,554

UNIT MIX
LEVEL STUDIO URBAN1BED 1B 28 HVE 1y TOTAL
WORK
1 0 0 0 0 4 8 12
2 2 2 11 7 0 0 22
3 4 2 15 9 0 0 30
4 4 2 15 9 0 0 30
5 4 2 15 9 0 0 30
6 4 2 15 9 0 0 30
7 4 2 7 11 0 0 24
8 0 1 6 12 0 0 19
9 0 1 2 10 0 0 13
10 0 1 2 8 0 0 11
Total 22 15 88 84 4 8 221
LIVE
STUDIO URBAN1BED | 1B | 2B o0& | TH TOTAL
TOTAL UNIT
TVPE AREA 865 667 5060 | 9558 = 509 | 1,208 | 17,876
'8;:;? UNIT SIZE 423 479 620 | 1225 | 1370 | 1,625 871
AVG UNIT SIZE
(m2) 39 44 58 | 114 | 127 151 81
10.0% 6.8% 39.8% | 38.0% | 1.8% | 3.6% .
Percentage 56.6% 41.6% 100%
PARKING RATE
UNIT TYPE UNIT COUNT
STUDIO 2
URBAN 1-BED 15
1BR 88
2BR 84
LIVE WORK 4
TH 8
TOTAL UNIT COUNT 221
PARKING RATE  PARKING REQD PARKING PROV'D
RESIDENTIAL 0.8 177 177
RETAIL & VISITOR PARKING* 0.15 57 57
ALLOCATION FOR OFFSITE 15
PARKING THE WATERSIDE INN
(15 Stavebank Rd)
TOTAL REQ'D PARKING 234 249

*BASED ON RETAIL AND RESIDENTIAL VISITOR USE TO SHARE PARKING

SPACES. REFER TO BA GROUP'S TRAFFIC REPORT

LEVEL PARKING PROV'D
P1 91

P2 121

P3 37
TOTAL PARKING PROVIDED 249

BIKE PARKING RATE

BIKE PARKING RATE BIKE PARKING REQ'D

LONG TERM
RESIDENTAL 0.6 133
RETAIL 0.1 1
OFFICE 0.1 1
TOTAL REQ'D LONG TERM BIKE PARKING 134
SHORT TERM
RESIDENTAL (VISITOR) 0.05 11
RETAIL 0.2 2
OFFICE 0.1 1
TOTAL REQ'D SHORT TERM BIKE PARKING 14
TOTAL REQ'D BIKE PARKING 148

LEVEL

BIKE PARKING PROV'D

LONG TERM PARKING 164
SHORT TERM PARKING 14
TOTAL BIKE PARKING PROVIDED 178

CONTRACTOR SHALL CHECK ALL DIMENSIONS ON THE WORK
AND REPORT ANY DISCREPANCY TO THE CONSULTANT
BEFORE PROCEEDING. THIS DRAWING IS NOT TO BE USED
FOR CONSTRUCTION UNTIL AUTHORIZED IN WRITING BY
CONSULTANT.
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3 2022.08.29 ISSUED FOR OPA/ ZBLA (DRAFT)
4 2022.10.01 ISSUED FOR MUDAP
5 2022.10.14 ISSUED FOR COORDINATION
6 2022.11.03 ISSUED FOR COORDINATION
7 2022.11.22 ISSUED FOR COMMUNITY
ENGAGEMENT
8 2022.12.07 ISSUED FOR OPA/ZBA
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CONTRACTOR SHALL CHECK ALL DIMENSIONS ON THE WORK
EXISTING PLANTERS AND REPORT ANY DISCREPANCY TO THE CONSULTANT
HERITAGE AND LANSCAPE TO BEFORE PROCEEDING. THIS DRAWING IS NOT TO BE USED
REMAIN RETAIL UNIT — FOR CONSTRUCTION UNTIL AUTHORIZED IN WRITING BY
REALE CONSULTANT.
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APPENDIX V

LANDSCAPE PLAN PREPARED BY BAKER TURNER INC.
DATED SEPTEMBER, 2022
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| Note: All Drawings by Baker Turner inc. to be Printed in Colour.
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02 Oct, 22 Issued for Client Review
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NOTE: Contractor is to check and verify all dimensions and conditions on
the project, and is to immediately report any discrepancies to the
landscape architect before proceeding with the work.
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