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ABSTRACT

The Mississauga City Centre is a suburban downtown
west of Metropolitan Toronto that is being actively planned to
become an urban centre within the City of Mississauga. The
City Centre is in competition with other suburban centres
surrounding Toronto and the City of Toronto itself. In order
to compete, Mississauga must promote itself as an ideal
investment opportunity. Although it currently displays many
of the qualities of suburban areas such as a dispersed,
automobile-oriented pattern of development, plans for the
Mississauga City Centre show it as becoming a dense, mixed-use
urban core that is capable of supporting its own public
transit system and is conducive to pedestrian activity.

Insight on the planning and development process is
important as attempts are made to create environments that are
functional and pleasing and which do not exhibit any of the
negative qualities associated with old city centres (ie.
congestion). Further, as competition between centres
increases, it is important that these new centres offer
amenities and infrastructure that will make them marketable.

This thesis examines and evaluates the issues that
have been raised during the planning and development of the

Mississauga City Centre. These include the challenge of
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creating a mixed-use urban centre in a typically suburban
environment, the role of the community in the planning
process, the inclusion of affordable housing and the location
of various land uses within the City Centre. The ideas on
which the plans for the future of the City Centre have been
based are also explored. Possibilities for future research
include conducting comparative studies with other suburban
downtowns and researching the success or failure of the City
Centre Secondary Plan based on how precisely development that
occurs meets with the current goals and objectives of the

Plan.
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CHAPTER 1
INTRODUCTION

1.1 STUDY SITE

The City of Mississauga is located west of
Metropolitan Toronto. It originally developed as a bedroom
community for Toronto, but it is now being actively planned to
leave behind its suburban image and become a city in its own
right. A city which focuses on its own downtown core. It is
this core, the Mississauga City Centre, that is the area of
study for this thesis.
1.2 THE RESEARCH QUESTION

This thesis explores how the goal of creating an urban
centre in a typically suburban area may be achieved. It
considers not only who has a role in the planning and
development process, but also what is intended for the future.
In the Mississauga City Centre there is still much development
to take place. The relationship that exists between planners
and developers will be explored since this affects how and
when development occurs.

The possibility for local residents to participate in
the planning and development process is another area that is
examined. After all, it is the local community that will

benefit or suffer as a result of decisions made by those
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directly involved in the planning process. In the case of the
Mississauga City Centre, the Ward Councillor has been
responsible for informing the area residents about planned
developments so that they have the opportunity to voice their
opinions about any future developments if they so choose.

The nature of the design of the physical landscape is
also examined. The impact of documents used to control and
guide development is assessed and evaluated. In the
Mississauga City Centre, the City Centre Secondary Plan sets
out the land uses and densities that are allowed and
streetscape guidelines provide design criteria within which
developers must plan their developments. Further, developers
must provide plans for the whole of a development parcel even
if they are only intending to develop a portion of it in the
immediate future.

The Mississauga City Centre is being planned as a
mixed-use environment that includes housing, employment
opportunities, cultural and recreational amenities and retail
facilities. Through the provision of these amenities and the
use of design guidelines, it is intended that an environment
conducive to pedestrian activity will be created. Distinctive
architecture is also encouraged in order to produce an
interesting and visually stimulating environment.

How plans for future development maintain the
marketability of the City Centre will also be considered. The

reasons for creating an environment that offers many amenities
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as well as an atmosphere conducive to pedestrian movement
include the desire to make the area attractive to potential
investors. In the Mississauga City Centre, much development
needs to take place to create the intended environment which
is at once functional and a pleasing place to be.

1.3 CHAPTER OUTLINE

In the following chapter a variety of literature that
relates to this thesis is reviewed. The history of the
development of suburbs and suburban downtowns is discussed so
that the context within which suburbs evolved is established.
Literature is also examined that relates to the planning
process in general as well as the current trends in urban
planning. This brings to light many of the challenges that
cities, planners and developers face and how they cope with
them.

In Chapter 3 the value of using the Community Planning
and Development Meeting Minutes and personal interviews as
research methods are outlined and evaluated. Chapter 4
examines the planning ideas affecting the Mississauga City
Centre and what issues have been the cause of discussion or
debate during the planning and development process. In
Chapter 5, examples will be used to illustrate how the ideas
and issues discussed in Chapter 4 have directly affected the
development of the City Centre such as how design standards
influence proposed developments and how pedestrianisation is

to be encouraged. Finally, in Chapter 6 the conclusions that
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can be drawn from this thesis will be summarized and prospects

for future research will recommended.



CHAPTER 2
SUBURBAN DOWNTOWNS: LITERATURE REVIEW
2.1 INTRODUCTION

The purpose of this chapter is to examine literature
relevant to the development of suburban downtowns. Although
much of the literature reviewed does not deal specifically
with suburban downtowns, it is important because it concerns
urban development in general as well as trends in planning and
urban design. This chapter includes an examination of the
forces affecting suburban downtown development over time. The
challenges currently facing suburban downtowns are discussed
as are the factors influencing their physical landscape.

As suburban downtowns continue to develop they are
faced with many challenges. Examples of past developments are
a useful tool for determining which types of developments are
desirable and which are not. Creating an environment that is
at once aesthetically pleasing and functional is not an easy
task. The desires to keep suburban areas accessible and to
produce space conducive to public interaction seem to be
contradictory objectives as the typically dispersed pattern of
settlement of suburban areas does not provide the human scale
required to encourage pedestrian movement.

Nevertheless, suburban downtowns are evolving and are
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increasingly able to compete with old city centres. As this
occurs, it becomes exceedingly important for planners and
developers to take an active role in the development of these
areas as well as in their marketing and promotion. Current
trends seem to imply a return to human and not automobile
oriented patterns of development. The attainment of this goal
relies partly on a general shift away from modern architecture
and towards post-modern architecture.

2.2 PHYSICAL DESIGN OF SUBURBAN DOWNTOWNS
ORIGINS

When considering, in general, the shape suburbs have
taken, the greatest influence is Ebenezer Howard's Garden
City. The Garden City concept included both the physical
design of the proposed community as well as a social agenda.
The idea was to create an environment that would combine the
positive aspects of urban and rural areas. The intent was to
build autonomous communities within the countryside that would
be of a predetermined size and that would avoid the congestion
and other ills associated with the industrial city. The lay-
out for these cities would include wide, tree-lined boulevards
leading to a central park of several acres and to public
buildings. Surrounding the park would be a glass arcade or
‘crystal palace' containing shops. Residential streets would
be lined with trees and the houses would have varying
setbacks. It was intended that land uses be segregated. The
social agenda included the incorporation of communal gardens

and kitchens and public facilities owned by the community.
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Emphasis was placed on planning the town as a whole and on
incorporating elements of unity, symmetry and completeness
(Relph, 1987: 56 - 57; see also Hodge, 1986: 56 - 57).

Also an important influence on the planning and
development of communities today is the City Beautiful
Movement. This movement advocated wide, tree-lined avenues
that focused on civic facilities, City Halls, government
buildings, theatres, libraries, and museums. These buildings
would reflect their status in their built forms in classical
revival styles (Relph, 1987: 53; see also Hodge, 1986: 58 -
59).

Elements of the Garden City and City Beautiful
concepts can be found in some Canadian residential communities
such as Shaughnessy Heights in Vancouver and Forest Hill in
Toronto. These communities, known as garden suburbs, were
located outside of the built-up urban area. They were
characteristic of curving streets and generous design
features, and they served as an example for many later
developments of resource towns and metropolitan suburbs
(Hodge, 1986: 62 - 63).

There were also efforts made in Canadian suburbs to
build entirely new communities. One example is Don Mills
outside Toronto. It was made up of several residential
neighbourhoods, district retail facilities and space for
industry to develop. The community was surrounded by a

greenbelt that was to distinguish it from the growing



metropolis around it (Hodge, 1986: 69).

Planners and developers continue in their attempt to
produce environments that are at once functional and
aesthetically pleasing. They do this by drawing on past
developments and making use of comprehensive planning
techniques that specify how quality city form can be achieved.

The social agenda that Howard included in his plan for
Garden Cities, while attempted in a few isolated instances,
has never been widely accepted or practised (Relph, 1987: 57).
In fact, development still takes place that favours private
investment and private ownership and seeks to avoid public or
socially oriented developments. This is especially true when
considering residential developments. Also, there is a
growing emphasis on mixed-use environments.

In the case of the planning and development of the
Mississauga City Centre, Milton Keynes, a British New Town,
was influential. 1In 1974 a plan for the Mississauga City
Centre was commissioned from the British firm Llewelyn-Davies,
Weeks who were also planners for the new town of Milton
Keynes:

The original planners, in accordance with the

fashion of the time, concentrated their

thoughts on unimpeded vehicular mobility at

one extreme and segregated pedestrian routes

at the other, and forgot the familiar

multipurpose ‘estate road', with footways

alongside as in any old-fashioned American
suburb, is really the safest for all
concerned provided cars are physically
constrained from going too fast. If this

intermediate network had been seen as a
totality and sensibly interwoven with the



kilometre-square highways, the whole town

would have been more intelligible to the

visitor and easier to live in (Esher, 1981:

263).

The result for the Mississauga City Centre was a plan
that comprised a grid of roadways serving low-density
developments with a second grid of elevated, mid-block
pedestrian routes. The plan also called for new public
buildings and open space as well as more commercial and
housing developments. While the road pattern still exists
today one major change has been implemented which replaced the
above grade pedestrian system with a street level pedestrian
system (Sliwka and Lefebvre, 1989: 107).

One of the major differences between Milton Keynes and
Mississauga City Centre is that Milton Keynes was to provide
a setting for learning, development of the imagination and an
interchange of information with an emphasis on educating young
people (Esher, 1981: 253). The Mississauga City Centre has no
such agenda. éﬁhile cultural services are available, no major
educational facilities currently exist and the emphasis is on
commercial development.)

2.3 SUBURBAN DOWNTOWNS DEFINED

The term suburban downtown, while perhaps less
glamorous than some of the other terms used to refer to these
developments, is perhaps the most accurate since it implies
both their location - in the suburbs - and their function as

centres of activity - downtowns (Baerwald, 1989: 45). Other

terms used to describe suburban downtowns are Edge Cities,
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Urbs, Semi-Cities and Urban Villages. The difficulty in
defining these areas is not only due to different titles they
have been given but also to the fact that they are different
in form and function. Since no universal definition has been
established most researchers are left to formulate a
definition for themselves.

Garreau, for example, believes that edge cities should
be compared with old downtowns, not only in terms of
population density, but also in terms of land uses. Given
this, he defines edge cities as having five million square
feet or more of leasable office space, 600,000 square feet or
more of leasable retail space, and more jobs than bedrooms.
He also states that edge cities should be perceived by the
population as being one place - a place of mixed-uses where
all amenities are available, and that it was not anything like
a "city" as recently as thirty years ago (Garreau, 1991: 6 -
7).

Hartshorn and Muller use similar criteria to define
suburban downtowns. Suburban downtowns should have at least
one regional shopping centre of more than one million square
feet of selling space, three or more high-rise office
buildings housing at least one Fortune-1000 firm headquarters,
an office complex of at least five million square feet, at
least two major hotels of more than 400 rooms each and an
employment level in excess of 50,000 persons (Hartshorn and

Muller, 1989: 376).
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When referring to suburban downtowns, Baerwald
acknowledges that the number of names given to these areas
results largely because they differ from place to place in
land use and form. For his study, suburban downtowns included
the largest suburban office concentrations and the major
retail centres with the largest trade volumes in each of the
metropoli considered. While the suburban downtowns examined
met loosely defined density and activity criteria, they varied
considerably in their overall range of land uses (Baerwald,
1989: 46).

Urbs are defined simply as suburban areas that have
become urban places in their own right. "Urbs will relate to
and be affected by a national and sometimes international
network of urban places" (Birch, 1975: 26). These areas have
complete economic bases and include functions previously only
available in central cities (Birch, 1975: 26).

Semi-Cities have been described as having many
differences but also many commonalities:

Some of the development consists of clumps of

towers; some of low-rise buildings in parks;

some of high-rise corridors. But most have

several denominators. They are adjacent to

or near a highway interchange; there is a

shopping mall in the complex or nearby;

transportation is by car, not only to and

from but within; there are acres of parking,

both at-grade and multilevel; there is a

hotel with an atrium, a health club, and a

conference facility;...there is meticulous

landscaping; connections to airports are

provided... (Whyte, 1988: 299).

The term urban villages is used by Leinberger and
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Lockwood to mean:

business, retail, housing, and entertainment

focal points amid a low-density cityscape.

Each urban village has its core - a kind of

new downtown- where the buildings are

tallest, the day-time population largest, and

the traffic congestion most severe. And each

urban village has its outlying districts,

which may stretch as far as ten miles from

the core (Leinberger and Lockwood, 1986: 43).

While there may be a number of titles given to
suburban downtowns and while many of them differ in function
or physical shape, certain common traits distinguish them from
older city centres and from the suburban development that
surrounds them. Even though they are referred to by many
different names, the definitions above illustrate that the
same type of developments are being referred to. One term to
describe these developments may never be agreed upon, but
regardless of their title the typically urban development that
is occurring in the suburbs is becoming more and more
pronounced.

2.4 DEVELOPMENT OF SUBURBAN DOWNTOWNS

Suburban downtowns are a new phenomenon that exist as
an extension of the development of suburban areas. From the
definitions we can deduce that they are areas of concentration
that have developed in the suburbs and cater to the needs of
the resident population in terms of amenities provided and of
employment opportunities. These new downtowns, as they

evolve, are increasingly able to compete with older city

centres in office space, retail activities and cultural and
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social amenities.

Hartshorn and Muller characterize the economic and
spatial development of American suburbs in terms of four
stages of growth: bedroom community (pre-1960), independence
(1960 - 1970), catalytic growth (1970 - 1980) and high-
rise/high-technology (1980 - present) (Hartshorn and Muller,
1989: 379).

The first stage refers to the development of
residential communities in the suburbs. The role of the
suburbs during this stage of development was to provide homes
for the employees of the Central Business District and their
families. Highway construction increased as the population of
bedroom communities increased and commercial activity in these
areas consisted of low-order convenience goods and community
shopping centres (Hartshorn and Muller, 1989: 378 - 379).

In the second stage of development, the success of
regional shopping centres meant that it was not necessary to
shop in the CBD, and companies began taking advantage of the
lower costs associated with locating in the suburbs near
highways and freeways. As a result, industrial and office
parks increasingly located in these areas. The suburbs soon
became home to ‘back offices' and small sales offices where
functions emphasized paper-processing or clerical intensive
tasks. Soon, regional sales offices became attracted to the
suburbs because of their easy expressway accessibility and

lower rental rates. Employees also benefited from privacy
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derived from the lower-density work environment (Hartshorn and
Muller, 1989: 378 - 379).

Stage three of the evolutionary process occurred
during the 1970s. During this period the suburbs pulled ahead
of the central cities in total employment, high-income housing
communities expanded, and the tendency for more specialized
office functions to migrate to emerging suburban business
centres with expressway exposure also grew. The most
prominent of these centres included regional and national
headquarters, and retail, hotel and cultural facilities. They
were increasingly able to compete with old central business
districts for specialized functions previously only found in
older downtowns (Hartshorn and Muller, 1989: 381, 383).

During the third stage of the development, five major
types of suburban downtown development are distinguishable and
they can be described as follows:

1. freeway corridors - linear

belts of high-rise office
structures and hotels, retail
strip corridors, or research

and development/high
technology corridors.

2 rings of office buildings
encircling large shopping
centres

3 large-scale, mixed-use

centres that provide retail,
office and hotel facilities,
usually within an integrated
"new town centre" complex

4. old town centre - new growth
is grafted onto a pre-
existing suburban town and
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creates a new role for the
local area economy

5 suburban specialty centre -
developed around a
specialized land-use mode
(ie. airport, medical centre,
sports complex, university)
(Hartshorn and Muller, 1989:
381).

These groupings remain distinguishable in current
suburban downtowns forms. It is important to recognize that
all suburban downtowns may not fit neatly into one category
and that as a suburban downtown develops it may take on
characteristics of different groupings. While it can be
argued that the Mississauga City Centre at the current time
largely reflects the second type, its current plan emphasizes
the third:

Typically, this [third] type of development

is master-planned under the aegis of a single

developer and attempts not only to integrate

various land uses but also to offer design
solutions simultaneously meeting the needs of

the automobile and the pedestrian user

(Hartshorn and Muller, 1989: 381).

Mississauga was originally the viéion of one major
landowner who constructed Square One Shopping Centre in the
centre of what is now the Mississauga City Centre. Even
though there are a greater number of landowners within the
City Centre today, the vision still remains and the Plan for
the area reflects the desire to create a mixed-use environment
accessible by private and public transportation.

High rise and high technology characterize stage four

of the development of suburban downtowns. New design
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techniques and ideas are evident as post-modern architecture
becomes increasingly used. More colour is added, decked
parking structures are used and office lessees demand greater
blocks of space. Also, housing densities increase in suburban
centres during this stage of development. High-technology
industries may locate in lavish, one and two storey facilities
in the suburbs and make use of the amenities offered in
suburban centres (Hartshorn and Muller, 1989: 383 - 385, see
also Stanback Jr. 1991: 60 - 61l). Plans for the Mississauga
City Centre call for the use of decked parking structures and
increased housing densities as occur in this fourth stage of
development. Also, the design of new developments in the
Mississauga City Centre is typically post-modern. These
elements will be discussed further in chapters 4 and 5.

2.5 WHY SUBURBAN DOWNTOWNS HAVE DEVELOPED

There are many reasons for the development of suburban
downtowns. The shift to a service and knowledge based economy
means that there is a requirement for more office space than
can be accommodated in older CBDs. Also, people are willing
to live near offices as opposed to factories of the industrial
era. The change in transportation patterns from rail to
trucks is another reason for the growth of suburban downtowns
since major roadways allow for increased accessibility to the
area. Communication technology advances have also played a
role in the development of suburban downtowns. Long distance

rates have decreased and mail can be delivered overnight or
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faxed. Communication can also occur via computer modems. One
of the most important factors in the development of suburban
downtowns is that it is less expensive to locate there than in
older downtown cores. Rents are lower and land is less
expensive as is parking (Leinberger and Lockwood, 1986: 45).

Even though suburban locations may offer many
advantages above those of older downtown cores, higher density
development is still favourable because of the amenities and
services that can be supported.

Most Americans like cities and the

concentration of services that they provide.

A critical mass of employment and housing is

necessary to support desirable everyday

services such as a good selection of shops,
restaurants and hotels (Leinberger and

Lockwood, 1986: 45).

One example of how increased density and suburban
features can be combined is seen in the suburbs surrounding
Atlanta. Perimeter Centre and Cumberland/Galleria are two
areas outside of Atlanta that are now the location of many
corporate headquarters and business services. These two areas
are characteristic of dispersed high-rise buildings surrounded
by landscaped open space and parking lots. The automobile has
been given such priority that sidewalks have been left out and
the large number of workers and their automobiles that enter
and exit these suburban centres each day have had an impact on
the once tranquil residential neighbourhoods close by

(Leinberger and Lockwood, 1986: 46).

The shape of suburban areas are changing as we witness
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a change in the overall geographic structure of the
metropolis:

This transformation is embodied in the shift
from the tightly focused single-core urban
region of the past to the widely dispersed
multicentred metropolis of the 1980's. Most
prominent are the new multipurpose centres or
suburban downtowns that have emerged in the
outer metropolitan ring since 1970. These
major concentrations of retailing, office-
based businesses, light industry,
entertainment and other activities formerly
found in the central city downtown,
increasingly rival the CBD today...(Muller,
1989: 40).

Suburban landscapes are being transformed. This is
reflected in the creation of a new physical environment the
success of which can be attributed to the factors that have
encouraged their development and witnessed in the intensity of
their use:

The real centres of urban life have moved to
what were once fashionable suburbs. What had
been small suburban downtowns are now office
centres; the regional shopping malls often
have more and better stores than downtown,
restaurants and theatres have sprung up along
shopping strips that used to offer only
filling stations and supermarkets. Corporate
offices nestle in old estates or are grouped
in office parks (Barnett, 1986: 187).

Serving as primary activity nodes for urban
living in the suburbs, these burgeoning
complexes have given the outer suburban city
an identity and character heretofore lacking
in what was a relatively formless landscape.
Thus, in place of the sprawl and dependency
associated with the postwar automobile
suburb, we now £find independence,
specialization, and high-order economic and
cultural institutions commensurate with the
sophisticated lifestyles that now
characterize the outer city (Hartshorn and
Muller, 1989: 393).
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2.6 CHALLENGES FACING SUBURBAN DOWNTOWNS
Although there are many advantages for suburban
downtown locations, they do face some challenges in their
development. Difficulties arise as an attempt is made to turn
a dispersed, automobile-oriented area into a community where
public interaction is facilitated and encouraged. In order
for the new downtown to work effectively, it is important to
produce a landscape that is characteristic of mixed land uses
with various amenities within walking distance of one another.

The greatest challenge in realizing this new
potential is finding appropriate ways to
fundamentally alter physical environments
characterized by high-speed, multi-lane
arterial roadways with infrequent crossings,
large open parking lots and low buildings
dispersed in the landscape. These elements
are mutually consistent parts of an auto-
oriented pattern that is resistant to
change...The transition to an urban form is
not automatic. It will require a consensus
on the part of politicians at various levels
of government, the market and local residents
...there is a change from highly dispersed
objects in open spaces (mostly parking lots)
to buildings that give form and shape to open
space that fill in the voids, albeit in
isolated pockets within the overall suburban
pattern (Greenberg and Maguire, 1989: 194).

To create this environment, it is believed that
middle-scale densities should be used to configure public
spaces and that there should be less surface parking and more
below grade and structured parking as well as an increased
focus on transit (Greenberg and Maguire, 1989: 194). Though
this may not be cost efficient during the development stages

of the suburban downtown, it is considered preferable in
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anticipation of future increased land costs that will make
both decked parking structures and improved transit
economically feasible.

Problems associated with transit are related to the
fact that residences and workplaces in the suburb areas tend
to be dispersed. This means that enough traffic to warrant
public transit may not be generated along one route. Often,
when public transit does exist, it provides inadequate service
and is not economically feasible (Stanback Jr., 1991: 111;
Leinberger and Lockwood, 1986: 50).

...the availability to most workers of a

personal car as a means of getting to work

reduces the general demand for alternative
transport. On the other hand, the dispersion

of both housing and work places further

reduces the possibility of generating any

considerable volume of traffic along any

given route. The result has been that public

transportation systems provide inadequate

service - frequently offering no connection

at all between home and workplace - and tend

to operate at uneconomically low levels of

traffic...(Stanback Jr., 1991: 111)

Another problem associated with the separation and
dispersal of the functions of the suburban areas is that
social spaces are constrained. One way that this can be
alleviated is to encourage street life through the use of
public transit and an increase in the density and mix of uses.
There is also a need to include more streets, smaller blocks
and public edges.

In the municipalities surrounding Toronto...a

strong pattern of new city centre building is

evident...they involve a significant
broadening of the land-use base in suburbia
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and a greater degree of self-sufficiency

.. .there appears to be an attempt to create

diversity, intensity, transit access or

pedestrian environment and cultural amenity

in a concentrated urban form that is

increasingly city-like...

There are...a number of examples of
suburban "city centres" or "downtowns" that

aspire to an urbanity that may now exist in

nascent form. The decisions and policies

that are now being formulated and applied are

particularly important as they will shape the

next significant stage of growth in the

suburbs (Greenberg and Maguire, 1989: 200).

This is occurring in Bellevue, Washington a suburb of
Seattle. In an attempt to change Bellevue from a typical
automobile-oriented suburb consisting of dispersed office
towers in parking lots to an urban centre, aesthetics became
an important issue as did the role of the pedestrian.
Developers may receive bonuses by providing particular
amenities or public spaces. Also, a central pedestrian
corridor bisects the CBD and a large central park is being
created. Less parking is being mandated in order to encourage
car pools and transit use. Urban design guidelines favour a
strong and attractive street wall, with frontages out to the
building line, and street level retailing has been mandated.
Blank walls are not permitted and residential building is
encouraged. Large scale complexes that are to be constructed
in phases are planned all at once so that homogeneity of
design is ensured and the design will be beyond change. The
planning process does not seek to avoid urbanity, instead

urban qualities are favoured (Whyte, 1988: 307 - 309).

The attempt to create a perfect downtown, free from
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all that is socially undesirable can result in the neglect of
various socio-economic groups. Many developing suburban
downtowns are planned to cater only to the upper and middle
classes: .

One thing is certain about the new
configuration and the public policies that
support them. There is no focus on housing,
on the poor, or on the young (Wood, 1989:
227) .

Plans for these areas focus on high technology and service
related industries and they resist housing for low and middle
income groups. They also increase the intensity of traffic
gridlocks and are responsible for increased pressure on the
natural environment (Wood, 1989: 226).

There is, however, some evidence to show that positive
changes are taking place.

Affluent families do not want low-income
housing in their one-acre-lot neighbourhoods.
Nor do they need to allow it. Our urban
villages now encompass areas the size of many
pre-Second World War cities. They have more
than enough land for all kinds of housing -
and socio-economic groups - if zoning boards
permit affordable housing...

Of course, upper-middle-class
suburbanites fight almost any kind of high
density housing. But attached housing
complexes don't have to be built in affluent
neighbourhoods. They have been successful
near commercial districts, where they create
a buffer between single-family-home
neighbourhoods and an office-and-retail
district. Another logical place for
apartments is next to an urban village's
commercial core (Leinberger and Lockwood,
1986: 49).

This more optimistic view recognizes the possibility of

including housing for all socio-economic classes in close
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proximity to suburban downtowns. This means that more people
will be able to live close to their place of employment and
take of advantage of the amenities offered (Leinberger and
Lockwood, 1986: 50).

Characteristics considered to be desirable in order to
create a ‘good city' have been summarized by Linden. The
ideal urban environment would be one that contains a variety
of activities and experiences, including living, working,
shopping and playing facilities which gain from being linked
together. These areas should provide access to different
activities, resources, information and places for all sectors
of the population. Also, they should provide protection and
security together with shelter and comfort. The ‘good city'
should offer the opportunity for people to personalize their
surroundings as well as clarity of perception and stimulation
to its users (Linden, 1988: 25).

It has also been suggested that some ‘green spaces' be
provided in urban areas to contrast with "the aggressive
dominance of people over nature" that typifies cities (Nohl,
1985: 39). One argument recommends that this open space not
be planned in every aspect:

If users of open spaces are to develop

esthetic images, their activities should not

be prescribed or predetermined. Instead,

activities should be independent, creative,

educational, and cooperative and should

involve the environment...

...They require an incomplete landscape, that

is, an open space that has not been designed

in every detail and that is not perfectly
maintained (Nohl, 1985: 39)
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Further, one of the characteristics considered desirable for

a city that was referred to above states that it should have:
the opportunity for people to personalize

their own surroundings. An environment should

provide private spaces offering the

opportunity for personal expression and

public spaces robust enough to accommodate

changes by their users (Linden, 1988: 25).

This having been said, planners and developers need to
recognize that flexibility and spontaneity by the users should
be preserved. At a time when planning appears to be crucial
to the urban fabric being created in suburban downtowns, it is
also important for planners and developers to recognize that
within the planning framework, it is possible to incorporate
areas that are less planned where the user can determine how
the space will be used. A public park for example does not
need to be planned down to the last detail.

2.7 THE INFLUENCE OF POST-MODERNISM ON URBAN DESIGN

It is difficult to say that the physical shape of
suburban downtowns is the result of one or even a few planning
ideas. It is perhaps more accurate to say that it draws on
many planning ideas and many architectural periods (See
earlier discussion on the Garden City and City Beautiful
movements) .

...modern architecture includes such a

diversity of building types and construction

methods and western society permits such
latitude of individual expression that it is
unlikely that a single new architectural

style will emerge comparable to the uniform

architectural expression observable in

preindustrial societies, with strong social
hierarchies, and little knowledge of how
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things were done in other places (Barnett,
1986: 192 - 193).

Post-modernism is important because it is a dominant
form of urban design today as planners and developers attempt
to create places that are aesthetically pleasing and recognize
vernacular traditions, local histories and particular wants,
needs and desires of the users. Post-modernism can be
generally defined as:

a break with the modernist idea that planning

and development should focus on large-scale,

metropolitan-wide, technologically rational

and efficient urban plans, backed by

absolutely no-frills architecture... (Harvey,

1989: 66).

Post-modernism is a vague term which embraces an
extreme heterogeneity of interpretations: A post-modern
building is double coded - part modern and part something else
- vernacular revivalist, local, commercial, metaphorical or
contextual. Even though many post-modern buildings may not be
situated close to historically significant buildings, they
often contain elements of these past architectural periods
(Freeman, 1988: 142).

The influence of post-modernism can be seen in most
cities today be it in architectural design or in the physical
landscape of the area. Evidence of post-modern architecture
may be most prevalent in suburban downtowns where much new
development is taking place. Hartshorn and Muller state that

an increase in the use of post-modern architecture and colour

are characteristics of suburban downtowns in Stage four of
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their development. The Post-Modern Movement, it should be
noted, does not deal exclusively with the shape or appearance
of the built form. Instead, a political and economic agenda
for change is included:

The indications are that post-modernism is

not just an architectural style, but an

attitude which has infused almost every

aspect of urban landscape making (Relph,

1987: 213).

The early 1980s saw the widespread acceptance

of Jane Jacobs' critique of Modern planning

and the great sense of her primary message:

mixed uses, mixed ages of building, mixed

social groups. Mixture and pluralism - two

central tenets of Post-Modernism in all

fields - replaced functional zoning and the

tabula rasa approach to the city (Jencks,

1991: 177).

Post-modernism may thus result in unigque urban
environments reflecting the range of current and historical
needs of the community. The problem is that urban design is
usually market-oriented and the needs of minorities and the
underprivileged are often over-looked (Harvey, 1989: 66, 76 -
7Y -

The degree to which urban areas have been affected by
the post-modern Movement is most evident in architectural
design which is visible on the landscape. Adherence to the
social agenda and to the underlying meaning of post-modernism
are less obvious:

Conceived as a wide language which cuts

across high and low taste cultures with a

double coding that still holds the integrity

of each voice, it can result in a crude

compromise...Post-Modernists may be
constantly tempted to simplify their message,



27
edit out is irony and double coding, and

appeal to the largest group with the falsely

consoling idea of an integrated culture.

This over simplification betrays the

basic goal of the movement, which is to

enhance pluralism and cultural difference.

Totalisation,...was often the goal of

traditional culture and Modernism (Jencks,

1991: 165).

While unique and diverse landscapes may still be
produced, post-modern architectural style has been simplified
and adopted by the private sector as its commercialization
continues (Jencks, 1991: 163 - 165). It may be argued that in
an attempt to create a diversified landscape, post-modern
architecture actually acts to produce an environment of
‘contrived depthlessness' where elements of styles reflecting
different places and eras of development are lumped together
and have no deeper meaning (Harvey, 1989: 88). The
environment produced may still be aesthetically pleasing but
has become commodified as producers continue in their quest to

create unique structures that are marketable.

2.8 THE ROLES OF PLANNERS AND DEVELOPERS IN THE CITY
DEVELOPMENT PROCESS

Throughout the twentieth century the role of planning
has become more and more significant as an attempt is made to
control how urban areas get built. While the planning process
is important, so too is the role of developers for ultimately
they decide when development will take place and in what form.
It is not uncommon for planners and developers to have an
adversarial relationship as planners attempt to establish

boundaries and rules for development, and as developers seek
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more and more freedom.

Currently, there is a trend towards cooperation
between planners and developers. While it may be argued that
a partnership between the two parties will result in the most
desirable urban landscapes, there are some sceptics:

...'partnership' has become the word to be

found on every politician's lips, from the

left and right alike. To date, this has been

little more than a marriage of convenience

between the State and the market, born out of

desperation rather than belief (Thompson,

1991: 37).

This opinion arises from the belief that both groups
are considering only their best interests and that developers
are only seeking to profit financially from any project.
There is a contrasting opinion that seeks to refute this idea:

Building cities and regions, however, has

rewards far above those associated with

making a quick buck in the pork bellies

market. There is a lasting satisfaction with

good developments, which, coupled with

reasonable returns, is sufficient for

interest (Catanese, 1984: 157).

So, while developers are seeking a return on their investment
they are also interested in producing quality developments.
These developments will be praised for the attention given to
superior design and will enhance the image of the development
corporation involved. The challenge, for the developer, lies
in working within the framework established by the planners.
The question is then raised as to what function each group

will play. Generally, the role of the planning department

should be to establish a framework within which development
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can take place. The developers must then work within these
guidelines to plan their particular projects:

...the private sector must accept its role as

the implementor of public planning...this

requires the private developer to be an

active participant in the planning process.

It also requires that private developers

improve upon the planning that they do for

sites and projects. With this kind of

planning betterment, the private role is well

defined and compelling (Catanese, 1984: 157).

How rigid or well defined can or should this framework
be? Adversarial relationships between planners and developers
often arise when the planners exert what the developers feel
is too much control over the development process. Such was
the case in San Francisco when the Official Plan in 1983 went
so far as to specify the type of design that buildings in new
developments should take. Critics of the plan argued that the
government was attempting to legislate architectural tastes.
Advocates, on the other hand, felt that the plan reflected
current preferences in design tastes and that incorporating
these into the plan showed that the planners were responding
to public concerns and showing developers how serious they
were about improving the appearance of the city (Catanese,
1984: 190 - 191).

Certainly, there will be some problems associated with
establishing the precise role of the planners and the
developers in the development process. In order to avoid

this, a sense of trust must be established and they must

recognize each other's goals. While the planners seek to
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produce a specific type of environment, they must do this
without repelling developers and they must come to the
realization that:

...it is primarily developers who determine

what actually gets built, when it gets built,

and what it looks like...It is developers,

workingwithin existing political and

economic institutions, who plan America - at

least its built environment (Peiser, 1990:

496) .

Governments have been known to offer incentives in
order to attract investment, but as we see an increasing
interest in producing landscapes which are more than a
collection of functional, money-making buildings it becomes
increasingly more important to include developers in the
planning process so that the desired landscape can be
achieved.

...developers and planners serve the public

interest more effectively working together

than in conflict...they both can accomplish

their goals more quickly (Peiser, 1990: 501).

An example of positive action of a business community
occurred in downtown Calgary. In this case the business
community worked together to ensure that Downtown Calgary
would remain a vital, attractive and safe community. They did
this by initiating projects that would promote or enhance the
downtown area. The business community also worked with all
levels of government to ensure wise and effective policies
regarding the downtown were formulated (Lyons and Bundgaard,

1991: 11).

Although the concern of the business community may
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have primarily been to promote Downtown Calgary so as to
ensure continued investment, the means used had a positive
effect on the downtown as a whole. Workers and residents were
pleased with the environment and could make use of the new
amenities offered:

The programs initiated by the Calgary

Downtown Business Revitalization Zone in its

short history, e.g., active participation in

urban planning, public safety, and marketing

processes, demonstrate the progressive role

that the business community can play in

creating livable downtown environments. When

these efforts are combined with public sector

initiatives, significant results can be

achieved (Lyons and Bundgaard, 1991: 16).

While making a profit may be the major concern of developers,
they are aware that this can be achieved by ensuring that the
standards of quality for the urban environment as a whole are
high. In so doing, their project remains profitable and a
positive image of the company is maintained.

One further aspect of the planning process to be
discussed is community involvement. The role of the local
residents is becoming more and more pronounced as it is
recognized that the best way to meet their needs is to allow
them to participate in the development process. Still, as in
the examples above, most attention is placed on the roles of
the private and public sector.

The last ten years have witnessed the wildest

excesses of the market-led approach, with

self-interest elevated to a philosophy, and

with profit, not value, as the goal. The

pendulum's previous extreme position, to the

far left of the spectrum, witnessed the worst
excesses of the paternalistic, centralist
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approach, in which attempts to do things
better on behalf of others so often came to
grief because the ‘others' were left out of
the process.

...I believe we must now create the
presumption, through legislative change, for
development to be locally led, based on true
and meaningful partnerships between the
State, the market and the community
(Thompson, 1991: 37).

This type of community involvement would be difficult to
implement since it would not be easy to include a large number
of people in the planning process:

Government and business have not shown an

inclination since the 1960s to undertake such

commitments. This has meant that government

has shown less willingness to make such

participation mandatory, and business and

community leaders have shown less willingness

to donate their time and services. It is

quite clear that citizen participation in the

planning process will have to be less

expensive, more timely, and less demanding

upon its supporters. Even that will be less

meaningful without a political environment of

acceptance (Catanese, 1984: 129).

Community interest groups are also able to affect
planning policy. They have, however, often been criticized
since they are usually concerned only with ‘protecting' a
particular community or neighbourhood within the city and not
the city as a whole. This means that even if planning is
based on rational and equitable thinking that will benefit the
city as a whole, community interest groups often gain what
they desire and the city loses out (Catanese, 1984: 128;

Peiser, 1990: 499).
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2.9 CITY MARKETING

City marketing is becoming increasingly important as
more and more suburban downtowns compete for investment:

Many local governments in their desire to

expand their tax bases, generate employment

and welcome "progress" try to entice

developers with liberal zoning, temporary tax

abatements, and improvements to such things

as roads and sewers at little or no cost

(Leinberger and Lockwood, 1986: 51).

Aside from these ways of attracting investment some cities are
looking to city marketing as a way of promotion to potential
investors. The term ‘city marketing' refers to:

a process whereby urban activities are as

closely as possible related to the demand of

targeted customers so as to maximize the

efficient social and economic functioning of

the area concerned in accordance with

whatever goals have been established

(Ashworth and Voogd, 1988: 68).

This may be an effective way to attract development,
but problems could arise if the campaign is designed to cater
only to new investors while ignoring the needs of existing
development. For example, even though a particular city may
be interested in attracting commercial capital investment, the
housing, recreation and other services markets that exist
within the city should not be neglected as they will enhance
the overall appearance of the city (Ashworth and Voogd, 1988:
66) .

For emerging suburban downtowns the type of city

marketing that would likely be used would be targeted at new

services where the local governments and developers attempt to
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attract further investment. City Marketing has encouraged
planning to become more demand oriented. That is to say that
the effect of changes to the urban structure are considered in
terms of how they would affect both existing and potential
consumers (Ashworth and Voogd, 1988: 68).

Again, as with the increased use of post-modern
architecture it appears that the driving force behind city
marketing is the desire to obtain a greater investment in the
area. It is possible however, for this technique to be used
in such a way as to improve the quality of the area as a
whole. For example, by ensuring that the urban markets for
housing, recreation and many other services are functioning
effectively the area becomes a more attractive investment
opportunity. These amenities may be as important to an area
as commercial capital investment market and can be used as a
marketing tool to promote the city (Ashworth and Voogd, 1988:
66) .

2.10 FUTURE PROSPECTS

Suburban downtowns will no doubt continue to emerge
and evolve. As they do, they will be confronted by many
issues and subjected to changing planning and design ideas.
It is probable that many suburban downtowns will be successful
in accomplishing their development goals while in others
development will stagnate and an environment that is more
suburban than urban in character will exist. It is also

possible that as suburban downtowns continue to develop they
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will be plagued with many of the social ills that exist in
older city centres today e.g crime, poverty, homelessness. Of
course, planners and developers do not see this as possibility
for their developments in suburban locations. After all, it
is these social ills that they are planning to avoid.

Hartshorn and Muller summarize what they feel will be
the outcome of suburban downtowns in Stage five of their
growth:

We envision the unfolding of a fifth stage in
the evolutionary process, that of the Mature
Town Centre. Whereas the economic function
of this future centre will not change
significantly from its role today, it will be
much different politically and socially. Nor
will it differ significantly physically.
True, interior design problems will be worked
out and considerable infilling will occur,
and secondary transportation systems -
automated light-rail systems and the like -
will develop to assist access. But the most
significant changes will come in the cultural
opportunities associated with these centres
and in their governance. These areas will
become centres for the arts, boast important
entertainment and sporting facilities, and
become true town centres (Hartshorn and
Muller, 1989: 393).

Speculation exists as to the future of the Mississauga
City Centre in particular. In the event of economic
stagnation it is believed that the momentum of development
could be lost. This would result in an environment of
dispersed buildings that would function in a typically
suburban fashion. In the event that the market is strong and
development continues, it is likely that the mixed-use urban

centre that is envisaged in the Official Plan will come to be.
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If this is the case the Mississauga City Centre:

will be unlike any existing urban fabric. It

will have to serve a far-flung suburban

municipality. Its scale will be larger in

accommodation of vehicular traffic standards,

and it will still include a dominant

retailing centre with its imperatives of

internalization (Sliwka and Lefebvre, 1989:

108).

2.11 CONCLUSIONS

The form and function of suburban downtowns is the
result of a variety of forces at work typifying the most
recent planning and development trends. It is likely that
defining suburban downtowns will remain a difficult task as
the varying functions that influenced their initial
development will continue to characterize them and many
different types of suburban downtowns will exist. The
physical landscape will be characterized by architectural
forms that draw on various design periods. Planning and
marketing will continue to be important in the development of
suburban downtowns as their promotion as ideal investment
opportunities continues.

Given the literature reviewed, it is interesting to
question how the factors influencing the planning and
development of suburban downtowns have affected the
Mississauga City Centre in particular. 1In this thesis the
question of how development is regulated and directed given

the current trends in planning and design is addressed. Also,

the impact that the relationship between the planners and
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developers has had on the development and promotion of the

City Centre is explored.



CHAPTER 3

METHODS
3.1 INTRODUCTION

The methods for this research project consisted of two

major components. The first involved examining the City
Council Minutes of the Community Planning and Development
(CP&D) Committee Meetings and the other consisted of in-depth
interviews with many of the developers/landowners located in
the Mississauga City Centre as well as with various employees
of the City of Mississauga. The Ward Councillor for the City
Centre area was also interviewed. City employees included
staff of the Planning Department and the Economic Development
Department. Some problems did arise during the research
process. In this section, these will be discussed along with
the advantages and disadvantages of the adopted research
methods.

3.2 COMMUNITY PLANNING AND DEVELOPMENT COMMITTEE MEETING
MINUTES

Documents compiled for government purposes can be a
good source for research. Often, they have limitations since
most documentary information is not compiled for the same
reasons as the research for which they are being used (Kane,
1983: 115). For this particular research project, the CP&D
Minutes were a useful source since they dealt specifically

38
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with topics of a planning nature. These minutes were examined
from 1975, the year Mississauga was incorporated as a city, to
June 1992, and they provided a historical perspective of the
issues surrounding the planning and development of the
Mississauga City Centre.

The value of using a documentary source such as
minutes is that they provide data that may link up to that
gathered during other stages of research (Burgess, 1984: 140).
The CP&D Minutes were examined prior to conducting interviews
because they were informative in so far as detailing how
meetings proceeded and how the City and developers related to
each other. They also provided background information on the
significant issues affecting the City Centre.

Further, the CP&D Minutes were a valuable source
because they made reference to documents that were useful to
this research. Such documents included Streetscape, City
Centre Area and an urban design study undertaken for the City
Centre. These resources provided information necessary to a
clear understanding of the plans for the Mississauga City
Centre and the ideas on which they are based.

The CP&D Minutes provided accounts of what occurred at
a given meeting. They also revealed the opinions of all
parties concerned with respect to the issues that arose.
Although the CP&D Minutes only date back to 1975, they were
still a useful and comprehensive source because prior to that

date little development existed in the area (See aerial
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photograph, Figure 1). The minutes were also useful because
they brought to light past issues that affected the City
Centre, but were not raised during the interview process.
3.3 PROBLEMS ASSOCIATED WITH USING THE CP&D MINUTES

The problems associated with using the CP&D minutes
included the fact that although planning issues were raised,
they provided limited insight. That is, they described what
happened during the meeting, but not what took place in its
preparation or about the events leading up to the raising of
particular issues. It is important to remember that the
minutes were not compiled for the purpose of research. When
examining such documents the context within which they were
compiled needs to be considered. The CP&D Minutes were
compiled by the City of Mississauga to reflect the events of
the meetings. They are not a verbatim account of what took
place and thus, it must be recognized that the accuracy of
these documents could be distorted. Nevertheless, they are
important as they do bring issues to light (Hammersley and
Atkinson, 1983: 139; Burgess, 1984: 215).

To obtain a more detailed account of the planning and
development process, it would have been useful to examine
files referred to by the City as 0Z Files or rezoning files.
These are located in the City Clerk's department and consist
of rezoning applications (more commonly known as planning
applications), site plans, character area plans and the

minutes of meetings pertaining to each development. It is
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clear that the detail provided in these files would have been
far greater than that provided in the CP&D Minutes.
Unfortunately, I was not able to gain access to these files
for various reasons.

Firstly, it was unlikely that any files prior to 1984
were in existence due to records destruction in accordance
with the retention schedule of the City Clerk's Department.
The remaining files that were required would have to be purged
to ensure that no information was contained in them that could
not be disclosed to the researcher under the Freedom of
Information and Protection of Privacy Act. I was informed by
the Manager of Administration and Records of the Office of the
City Clerk that they did not have the resources to conduct
such a large purge. As such, I was unable to access these
documents.

Building applications were not examined because, as a
matter of procedure, they are submitted after rezoning
applications and site applications are approved. Therefore,
they would not provide much insight as to the issues raised in
the development process and the form/shape of the development
was decided prior to its approval.

The CP&D Minutes were important to this thesis because
they provided examples of planned development and insight on
the theories and issues related to the planning and
development process. The Minutes provided detailed

descriptions of proposed developments including situational
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maps and character area plans. They also provided accounts of
issues that were raised with respect to specific developments.
Regarding the theories of planning that characterize the
Mississauga City Centre, the CP&D Minutes provided much
information on design criteria. Urban design gquidelines, the
writing of the new City Centre Secondary Plan and the
preparation for such civic and cultural amenities as the
Central Library and the Living Arts Centre were discussed.
3.4 INTERVIEWS

The style of interview conducted for this research is
most accurately defined by Patton as the Interview Guide
approach:

An interview guide is a list of questions or

issues that are to be explored in the course

of an interview. An interview guide is

prepared in order to make sure that basically

the same information is obtained from a

number of people by covering the same
material. The interview guide provides

topics or subject areas within which the

interviewer is free to explore, probe, and

ask questions that will elucidate and

illuminate that particular subject (Patton,

1982, 163).
The advantages of this method include its flexible nature and
the ability to keep the focus on predetermined issues through
the use of a guide. It also allows those being interviewed to
express themselves outside of a structured format (Patton,
1982: 163; Burgess, 1984: 102).

This type of interview is also referred to as an

unstructured interview. As suggested by its name, it has no

definitive structure and the interviewer is free to ask
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various types of questions based on the type of information
that is sought:

There is no blueprint for research using

unstructured interviewing because a good deal

depends on the research topic, and the
development in the process of gathering field
materials. But there are different types of
questions an interviewer should be aware of.

Each type of question tends to accomplish

different functions, and produce different

kinds of responses. At times an interviewer

may want to ask a leading question to direct

the respondent, especially when the

respondent seems to miss the general topic.

At other times, an interviewer may want to

use a general question to encourage the

respondent to develop as freely as possible.

When the interviewer has a specific piece of

information in mind, he may ask a poignant

question (Li, 1981: 46).

The flexibility offered by this type of interview was
extremely important for this research project since it allowed
for various types of information to be obtained from each
interviewee. Not only was it necessary to obtain factual
information about the development process and potential
development, but it was also important to gain some insight as
to how different parties pérceived various issues and how they
reacted to them. For example, factual questions considered
specifics such as how each developer became involved in the
Mississauga City Centre and when they expected to undertake
any new developments. More general or open-ended questions
were asked to determine what opinion the developers or
planners had about a particular topic (ie. how developers felt

about their working relationship with the Planning Department

and vice versa). In some instances these questions could help
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determine if all parties perceived the situation similarly
(ie. if both developers and planners felt that they had a
cooperative relationship with one another) (Burgess, 1984:
154). Examples of interview schedules are included in
Appendix A.

The first interview conducted was with the Director of
Policy of the Mississauga Planning Department and it was the
most general in nature. The purpose of this interview was to
gain a sense of how the planning process worked in the City
and where the best sources of information could be found. It
was through this interview that an initial 1list of
developers/landowners and the City of Mississauga staff that
should be interviewed was established.

Aside from a follow-up, in-depth interview with the
Director of Policy, the other Planning Department employees
who were interviewed included the two planners who deal
specifically with the City Centre, a manager of Development
Control for the City Centre area, and the Design Consultant.
The Manager of Business Development from the Economic
Development Department was also interviewed as was the Ward
Councillor for the City Centre area. These people were
chosen because they were directly involved with the planning
process of the Mississauga City Centre.

With reference to the interview guide, the topics to
be discussed varied according to the position that each

individual held. The number of potential interviewees was
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finite, so it was fortunate that many of the developers and
the City staff as well as the Ward Councillor were willing to
cooperate. It would have been helpful to have interviewed the
Mayor of the City of Mississauga. However, she declined
several requests to be interviewed.

The developers/landowners that were interviewed
represent 41 of 69 development parcels within the City Centre.
That is 116.38ha of 148.34ha (78.5%) of developable land.
This area includes existing developments as well as land with
development potential. It does not include the Cooksville
Creek Greenbelt since no development is to take place in that
area. Those developers/landowners who were interviewed were
extremely cooperative and represent a large portion of
Mississauga City Centre's current and potential development.
In the case of the developers, it was necessary to alter the
interview guide according to their particular landholdings and
land use designations since different developers faced
different challenges according to their particular development
parcels and the planning legislation relating to them.

There were several reasons for not interviewing all of
the developers/landowners within the City Centre. The largest
landowners had the greatest interest in the City Centre and
played a large role in the planning and development process.
As such, much attention was placed on them. Some of the
landowners who owned small amounts of land had not submitted

any rezoning applications and therefore have very little
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contact at the present time with the planning department and
the planning and development process. Also, it was suggested
by some City employees that certain landowners were holding
their land until economic conditions improved at which time
they would sell it. In some instances, landowners declined
the opportunity to be interviewed.

In residential buildings or commercial complexes where
units were sold to individual owners and the developers were
no longer involved in the development of the City Centre, the
developers were not interviewed. No attempt was made to
interview the owners of individual units in these apartment or
commercial complexes since they were not involved in the
development process. Those who were interviewed were those
who were very active in the planning and development process,
those who had the largest landholdings in the City Centre, and
those who were willing to be interviewed.

The interviews were particularly important because
they provided insight regarding the intentions for the future
of the Mississauga City Centre. Through them, it was possible
to gain an understanding of the theories behind the design
guidelines and the plans for the City Centre. It this way, an
appreciation for how the Mississauga City Centre was to work
as a whole unit was achieved.

3.5 PROBLEMS ASSOCIATED WITH THE INTERVIEWS
As stated earlier, the number of people to be

interviewed was finite so that if one person declined, it was
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not possible to replace them (ie. there is only one Mayor of
Mississauga). I was fortunate that this did not occur often.
A more significant problem encountered was that of people
refusing to be tape recorded. A representative of a
development corporation did not feel comfortable with the tape
recorder even after it was explained to her that it would be
very helpful for the sake of accuracy and that no one but the
interviewer would have access to the tape. Several, but not
all, of the Planning Department Employees also refused to be
taped and stated that the department recommended that they do
so.

Although notes were taken during these interviews and
edited or clarified immediately afterwards there are some
problems associated with using note taking instead of tape
recording.

Tape recorders do not tune out of

conversations, change what has been said

because of interpretation (either conscious

or unconscious), or record more slowly than

what is being said...In addition to

increasing the accuracy of data collection,

the use of a tape recorder permits the

interviewer to be more attentive to the

interviewee. The interviewer who is trying

to write down everything that is said as it

is said will have a difficult time responding

appropriately to interviewee needs and cues.

The pace of the interview can become

decidedly nonconversational. 1In brief, the

interactive nature of in-depth interviewing

is seriously affected by the attempt to take

verbatim notes during the interview (Patton,

1982: 179).

The interviews conducted without the aid of a tape recorder

did provide some factual information and some insight on the
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planning process, but they were not as useful as those that
were tape recorded. Much data was lost as it was not possible
to obtain the same amount of detail from these interviews as
it was from those that were tape recorded (Burgess, 1984:
120) . Also, it was more difficult to ask probing questions
during the interview since attention was placed on taking
accurate notes and on covering all the issues outlined in the
interview guide (Patton, 1982: 179).

3.6 ADVANTAGES OF COMBINING RESEARCH METHODS

Combining two research methods was useful for this
project since a historical as well as a current perspective on
the planning processes and issues were sought out. Since the
CP&D Minutes were examined prior to the interviews, it was
possible to determine which developers should definitely be
interviewed and which planning issues were most important and
required further investigation.

Oon the other hand, the interviews shed light on many
issues not discussed in the meetings. For example,
negotiations between the developers and the Province about the
inclusion of affordable housing in the City Centre were not
focused on in the CP&D Meetings, but they were very important
with respect to the development of the City Centre and both
the City and developers discussed them extensively during the
interviews.

For this project then, the use of only one research

method would have meant that some very important topics
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pertaining to the development of the Mississauga City Centre
would have been missed. Using more than one research method
provides a more complete picture of the processes at work and
can be a means to validate data or broaden the understanding
of a given topic, where one method does not suffice.

3.7 CONCLUSIONS

Given the problems encountered during both components
of the research process, it was still possible to gather the
required data to provide an accurate account of the agents
that influence the planning and development process in the
Mississauga City Centre. The CP&D Minutes provided a
historical perspective of development and the evolution of the
planning process and planning ideas. The interviews, on the
other hand, were used to gain insight on current planning
issues that are being dealt with in the Mississauga City
Centre and on any future plans for development.

The use of both unstructured interviews and the CP&D
Minutes was helpful because each provided important data.
Also, in some cases, combining the research methods allowed
for the validity of facts to be checked. Issues that arose in
the minutes could be followed up in the interviews, and issues
not discussed in meetings could be examined during interviews
with all of the participants (Burgess, 1984: 153, 163). The
use of a combination of research methods allowed for a
comprehensive examination of the planning and development

processes associated with the Mississauga City Centre.
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The research methods used for this thesis allowed the
research questions to be explored effectively. Through the
examination of the CP&D Minutes and the interviews conducted,
a clear understanding of who the actors were in the
development process was gained. It was also possible to
explore the factors influencing the development of the City
Centre and the form it is expected to take as it continues to

evolve.



CHAPTER 4
PLANNING IDEAS AND ISSUES
4.1 INTRODUCTION

This chapter will examine the planning theories and
issues that have affected the development of the Mississauga
City Centre. To begin, the context in which the City Centre
developed will be established. This will provide insight as
to why the City Centre is located where it is and what the
original vision was for the area. The history of planning and
the development of new planning and development strategies as
they pertain to the City of Mississauga will also be examined.
4.2 THE CITY CENTRE SECONDARY PLAN (CCSP)

The first CCSP was included in the City of Mississauga
Official Plan in 1979 and it was the product of a four year
study launched after Mississauga City Council passed a
resolution calling for the development of a plan for the City
Core Area (Arnell and Bickford, 1984: 17). This plan, known
as Amendment 281, was designed "to develop a strong mixed-use
centre that would establish an identity for Mississauga
appropriate to its role as a regional centre" (Mokrzycki,
October 5, 1992: 1). The plan included a system of above
grade pedestrian walkways and mid-block routes that were, for

the most part, eliminated when Amendment 90, the current CCSP,
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was written (Director of Policy, Planning Department).

The location of the Mississauga City Centre around
Square One Shopping Centre was partly of the vision of S.B.
McLaughlin who developed the shopping centre in the early
1970s. He also owned much of the land surrounding it. 1In
1979, land for a new Civic Centre was purchased by the City
from him (CP&D Minutes, September 4, 1979: 14-4). It was the
acquisition of this land that set the stage for the
development of the Mississauga City Centre. This development
was to include a new City Hall located west of Square One as
opposed to the location of the existing City Hall at 1 City
Centre Drive, east of Square One.

To choose an architect for the project, a Canada-wide
design competition was held. In the end, the design of the
firm of Jones and Kirkland was chosen for the new City Hall
(Baird, 1984: 30). The site plan for the Civic Centre was
submitted on May 17, 1984 and construction began soon after
(CP&D Minutes, May 17, 1984: 14-8).

Although S.B. McLaughlin may have envisioned the area
surrounding the shopping centre to be substantially developed,
at that time, there was a very different idea of how it should
look:

Bruce McLaughlin owned Square One, and his

notion of the way it would go was Square One

in the middle and office buildings dotted all

around (Design Consultant, Planning
Department) .
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I would say that Bruce McLaughlin,
conceptually, had that original vision of the
downtown core and the council of the day
could see that. They were sold on the idea
that the core should be in that area. So, as
a result of that, the land surrounding the
Square One area was put aside or is
designated as being our city core for
Mississauga. It's unique, extremely unique,
in so far as I can't think of another
municipality in this country where you built
the outside of a city first and then you're
working in. Whereas, the norm is that you
built the core first. So, we've been a
bedroom community for years but the vision
was there, it's just a matter of putting all
the tools in place and getting the support of
and working together with the landowners and
council and developing the actual plan (Ward
Councillor) .

By 1984, existing development in the City Centre
consisted of a regional shopping centre surrounded by office
towers, including the existing City Hall. The goal of the
CCSP remained as:

...the transformation of the existing campus-

like complex of buildings around the regional

shopping centre into a mixed-use high density

urban core. This strategy recognizes the

imperatives of the development industry while

asserting the public interest; it seeks to
rationalize the construction of public
infrastructure and to create a high density
mixed-use centre as the focus of community
identity and services (Arnell and Bickford,
1984: 21).
4.3 VISION

There is still the potential for much development to
take place in the Mississauga City Centre. Amendment 90 to
the CCSP is specific in terms of its goals and objectives for

the City Centre. The goal of the plan remains similar to the

previous plan to "develop a strong, mixed-use centre that will
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be a regional focal point and give a distinct identity to
Mississauga" (City of Mississauga, 1990: 12). The objectives
of this plan are as follows:

To provide an area of appropriate size and
location for the principal focal point of
retail, office, cultural, and civic
facilities.

To provide opportunities for closer live/work
relationships and accessibility to amenities
and services in the City Centre.

To design a centre which will facilitate and
attract a high level of social activity both
day and night, have an attractive visual
quality, and a strong sense of identity.

To create a visual identity for the City
Centre by encouraging distinctive
architectural themes for the built
environment.

To provide transportation facilities which
accommodate trips to the City Centre from
other areas of Mississauga and the
surrounding region.

To ensure the best use of existing and
planned infrastructure.

To encourage a range of housing types and

sizes, including assisted housing, to meet

the needs of the various socio-economic

groups (City of Mississauga, 1990: 12)

The vision of the City Centre with respect to land use
and density is made clear in the plan, but the architectural
design of the buildings that will make up the Mississauga City
Centre cannot be determined for certain. Even so, both the
City and the developers remain optimistic that once it is

built up, the City Centre, because of careful planning and the

incorporation of design guidelines, will reflect the current
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ideology of what makes up an strong, mixed-use city centre.
Developments that took place prior to the writing of Amendment
90 will be incorporated into this new framework.

Within the planning department, there is a commonly
held opinion of how the City Centre should function in the
future. Two planners gave similar accounts when asked what
their vision was. They described the City Centre as being
characteristic of mixed-uses that allow the area to be a
vibrant 24-hour community. It would be a vital downtown core
where all uses would be compatible. There would be excitement
on the street, accessible transit and the city would be clean
and efficient (Planners, Planning Department).

The Planning Department is hoping to achieve a
balanced environment that is suitable for living and working
in:

...you've got to have a retail component,

you've got to have an office component,

you've got to have a major residential

component for the City Centre to work. You

can't have it closing up at five o'clock when

all the office workers go home. You've got

to have residential in it to keep people

there and to keep activity going on 24 hours

a day. You've got to have people living

downtown (Director of Policy, Planning

Department) .

Although this does not paint a clear picture of what the City
Centre will look like, it does relay the ideals on which the
Plan and the design guidelines for the area have been based.

The Ward Councillor for the area reiterates the above opinion

in the following statement:
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I think the vision for the future hasn't
changed. 1It's that we'll have an active and
alive city centre. Where we've got a good
mix of commercial, retail and office
commercial together with residential...It'll
be a place where people can work and live
within the same community (Ward Councillor).

The Mississauga City Centre has also been described as
ultimately becoming an ‘urban' landscape. The term ‘urban',
while its definition is not precise, can be taken broadly here
to mean that the Mississauga City Centre will not have any
qualities usually attributed to rural or suburban areas. The
following is an attempt to define it:

We're trying to build an urban landscape.
There will be green areas and open space.
There's also a 1ot of hard open space -
plazas, court yards. It's still open space.
It's not grass. It'll be hard landscaping
but with lots of trees and things. It'll be
an ‘urban' landscape and that's what we want
to build in the City Centre (Director of
Policy, Planning Department).

The developers are not able to provide details on the
future shape of the Mississauga City Centre either. They are
however able to tell us under what conditions they will create
developments in the area:

In terms of our plans with our remaining
lands, we're going to develop in accordance
with the newly approved City Centre Secondary
Plan. Amendment 90 of the City Centre
Secondary Plan was approved by the Ministry
last week. It's a plan which is, again, a
mixed-use plan. It has a range of densities
throughout it. All urban densities, in terms
of being two times or greater for most of the
sites...What we intend to do is rezone those
properties in accordance to the plan which
requires us to develop a character area plan
which will dictate the basic physical design
for it, and then, to develop it as the market
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demands and correlates to what we have to
offer on the sites.

At the present time, our perception
of the market is that it is very restrictive
in terms of office and commercial
markets...The only office or commercial
development that we can see building in the
next few years would be as the result of
securing a tenant to a proposal call. 1In
terms of residential market, there is a
market now for affordable housing (Vice-
President of Development Planning,
developer) .

Another developer stated that it is difficult to
determine what the city will look like since all developments
reflect the era in which they are built. Also, in some cases,
the design of the building may be influenced by the user. For
example, a tenant using a large amount of floor space may have
some input as to the physical design of the building
(Assistant Vice-President of Planning, developer).

Catering to the needs of the user is an important
aspect of development from the point of view of the landowners
in the City Centre. By achieving this, they produce something
that satisfies market demands, and also represents the quality
of the developments of that company.

From a business standpoint, we are hoping to

make a profit on the product that we produce.

What we would want to do here is to produce

development which would be successful because

of its quality of design, the offering of

amenities, the services that it offers. We

see ourselves as participants in the creation

of a special downtown. One that will be

developed in the next 10 to 30 years (Vice-

President of Development Planning,

developer).

Although it could take decades for the City Centre to
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function as a downtown core, it is possible to speculate on
its future state by examining the land use designations and
density specifications allowed in the plan.

...we're recognizing Square One. We're
allowing it to expand. There's over a
million square feet now, but we're going to
allow it to double. This plan will allow it
to double in size upward and outward. All
that surface parking will become structured
parking and built in and around. And, there
will be a major St. Lawrence type of
market...The parking will be structured
because land is too valuable. It can go to
about 2.8 million square feet when it's all
built out--the entire shopping centre. There
will be office, retail and other uses all
brought in, but Square One becomes the major
retail focus for the city. So, that was an
objective of the plan.

We wanted to make it also a major
office centre in the city. There are other
office centres, but none we wanted as
attractive as the City Centre. Now, the
office market is dead right now. This strip
here along the north side of Rathburn, I made
this the core [See Map 1]. The highest
density of office space. I wanted it to be
like our University Avenue. A wall of office
space here. As well, a new bus way is coming
along here, coming along Rathburn and coming
along out, so its right on the transit way.
It will have exposure from the 403 when they
get rid of that berm...There are offices
permitted elsewhere throughout the City
Centre. The Shipp Buildings ...they're over
here and that's fine, but this is the main
office centre within the City Centre [See Map
1] (Director of Policy, Planning Department).

While the above statement provides an idea about land-
use and densities the following gives some insight as to the
importance of creating a mixed-use centre:

To make the City Centre work, it's always got

to be the focal point of the city. Secondly,

it's got to have all the right components to
make it work. You can't have just offices or
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just retail or just civic and cultural or
just residential. You have to have them all,
and hopefully in the right mix. Bramalea
City Centre was just a shopping centre, but

it's primarily residential. It's never quite
worked. Another component that we have
proposed for in here are hotels and
convention facilities. We need those as
well. They'll come after, but we've made
provisions for those (Director of Policy,
Planning Department).

Currently, the design consultant for the planning
department is working on a model of the City Centre that will
provide a comprehensive view of what the possibilities are for
the area. The developers will be consulted in order to
determine if they have any plans for their future developments
that may be included in the model:

...I'm elaborating on the concept, in design
terms, for the City Centre area. I'm taking
it a stage further than it is. You saw the
model out there [in the Planning Department
lobby] which shows existing buildings and
approved ones in red. All the white ones are
simply diagrammatic representations of the
density that's allowed in that plan. There's
no notion of the buildings. Well, not what
we would like. So, it really gives a false
impression and it doesn't give any guidance
to developers.

What I'm heading towards, is getting
a much more refined concept where those
diagrammatic buildings, if you like, are
designed more the way we would like to see
them, so that it's a more refined concept and
something of a guide to developers, not in a
rigid way. We're not saying, "This is the
way we want it", but saying, "This is the way
we'd like to see it go, unless you've got a
better idea", rather than, "We don't know how
it should be". Because, that's really what
we've said now. That model doesn't really
tell you anything much (Design Consultant,
Planning Department).

The importance of providing guidance while maintaining
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flexibility in design standards is important since the shape
a development is to take can change according to design trends
and to the tastes of the users. While some developers have an
idea of what their future developments may look like, it is
not always a sure thing. Still, sketches and drawings are an
essential tool that provide insight on what could be and on
what changes may be necessary:

These are some sketches on it [the Market
Square on Square One lands] that Hammerson
had produced. The Centre Market is to go
here [See Map 1]. With what they've called a
Town Square just there - an open square
oriented to shopping...I hope it will look
something like that. I'm afraid it's going
to go higher, but this is their proposal so I
hope they'll save it. The high part is the
hotel (Design Consultant, Planning
Department) .

The City Centre, it should be noted, is not planned as
a separate entity from the rest of the Mississauga. It is
instead considered to be an important and unifying element of
the City's structure. It has its own place within the entire
City of Mississauga according to a hierarchy of densities
incorporated into the Official Plan:

There's a certain urban structure that [the]
Official Plan wants for the city in terms of
distribution of uses, distribution of
densities. They have the City Centre as the
major focal point, but then there are a
series of nodes around the city - major
office centre and major commercial centres
throughout he city. Those are all either in
place or planned already. The new Official
Plan that we're working on reinforces
that...I think the urban structure that we're
proposing in the existing official plan will
be developed with some modifications
(Director of Policy, Planning Department).
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But, beyond the existing CCSP, the overall landscape
of the City Centre cannot be ascertained. We are left only
with possible densities and land uses and the knowledge that
design will be a reflection, not only of the time, but also of
what the prospective users want. The City employees and the
developers remain optimistic that they will succeed in
accomplishing the goals set out in the current secondary plan.
That is, that they will produce an active, mixed-use urban
environment.

4.4 TOOLS FOR DEVELOPMENT

There are various tools that the City has developed to
guide development towards the objectives set out in the Plan.
Important influences on development in the City Centre include
development controls and streetscape guidelines. The rezoning
application approval process is structured so that undesirable
developments can be avoided in the near future and in the long
term. The City Centre has been planned in such a way as to
ensure that a clearly ‘urban' environment will be created.
The City maintains that guidelines for development are a
necessity while the developers suggest that in some instances
some of the required procedures can be restrictive.

Within the Planning Department, development is
monitored through the Development Control Division. The role
of this division is to review the official plan, site plans,
subdivision applications, variance applications and zoning by-

laws and comment on them. Essentially, they interpret the
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plan as it applies to applications submitted. In so doing,
they guide development in accordance with the Plan.
Development controls regulate the type and amounts of
development that can take place on particular sites to ensure
that goodness of fit exists between sites in terms of land use
and density (Manager of Development Control, Planning
Department) .

Flexibility in terms of development controls really
only exists from a design standpoint. Zoning by-laws are
legal instruments and, therefore, there is little latitude in
interpreting them. For example, the designated amount of
floor space included in a development must adhere to that
which is specified in the zoning by-laws, but the design of
the building is left largely to the developer. The manager of
development control interviewed concedes that development
controls could be too controlling and hamper creativity, but
he maintains that the advantages associated with having
developments in the City Centre that are compatible with one
another far outweigh the disadvantages (Manager of Development
Control, Planning Department).

While the developers work within the framework of the
development controls, they do express some concern over the
process for approving rezoning applications. The prime area
of contention has been the character area plan which must
accompany site plans for each rezoning application. The

character area plan is a detailed scheme for the future
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development of a development parcel. Although a developer may
only wish to build on a portion of the development parcel at
the current time, the site plan must be submitted for the
entire parcel regardless of when development will take place.
Developers feel that the degree of detail required in the
character area plans is restrictive in some ways:

The concern that I would have in terms of the
design is the fact that we have to produce a
character area plan in support of the
rezoning which is appropriate. The question
that I have is the degree of detail that you
have to go into--the level of commitment that
you have to go to to achieve a zoning by-law
for parts of the plan...This character area
plan, that we are now required to prepare
before getting a zoning for a site is closer
to being a site plan and, in some cases, we
are designing for a market which may be five
years away or which we may not know exactly
what the market demands may be or what
specific tenant demands may be (Vice-
President of Development Planning,
developer) .

Another developer echoes these sentiments:

My personal view is that requiring a
character area plan that sets the envelope of
the building at the time of rezoning is
prohibitive. For example, right now we have
a rezoning application with the City...and we
have to submit a character area plan that
sets the exact positioning of the building
and the envelope. The exact envelope of it.
My view is that we don't know what the buyer
is going to want. We don't know what the
market is going to be in six months to a
year, especially when it's in flux like it is
and has been for the last couple of years.
So, I don't see why we should rezone it.
That means we don't have a site zoned, ready
to go.

We have to sell it before hand or we
can go and put a character area plan using
our best judgement as to the market and then
the guy will probably have to rezone it
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anyway because he might not agree with us by
the time he buys it. So, there are pluses
and minuses. You do know exactly what
development will go on the site. At least
that's what the city feels, I guess and
you'll know that they meet the design
guidelines, but I think it causes a
constraint (Vice-President of Corporate
Management, developer).

This reaction to the requirement for character area
plans is reiterated by yet another developer who also feels
that they are restrictive, but maintains that there are
similar requirements to contend with in all municipalities.
She goes on to say that the City of Mississauga on the whole
is highly planned, perhaps too planned and that the plans
reflect only one view of how the city should be developed.
She suggested that there should be more recognition for
different ways of developing the City Centre (Assistant Vice-
President of planning, developer).

The view of the planning department is that a
character area plan is necessary to ensure that the City
Centre is developed in accordance with the land uses and
densities specified in the Secondary Plan:

The character area plan...will show all the

land uses on that parcel. So, it prevents

the first use coming in and jeopardizing the

rest of the land. If this was a mixed-use

parcel [he refers to a development parcel on

a map], and there were five uses on here and

the residential was one of them and they came

in first, they couldn't use up all the land.

They have their share and the remaining uses

will be built eventually on it. So, it

preserves uses...(Director of Policy,
Planning Department).
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Normally, there would be the rezoning process
accompanied by a site plan approval, but
things are bit different in the City
Centre...We're being more careful, more
design sensitive. We want to make sure the
whole thing sort of fits together ultimately.
So, it's a different process. So, the
character area plan we ask for is a concept
for the whole lot, and in addition we want a
detailed site plan for the bit he actually
wants to build (Design Consultant, Planning
Department) .

To guide the shape that development takes the Planning
Department has adopted a set of streetscape guidelines for the
City Centre. These are not by-laws, but they are intended to
illustrate to developers what types of streetscapes are
considered to produce an environment that is conducive to
pedestrian use. The design consultant for the City Centre
area stated that there is a definite need for these
guidelines:

...I think it's dangerous not to have any.
These lands are in rather fragmented
ownership, and I can see them coming in
and...not having any sense of building a city
centre and just wanting to get a building up
and make some money on it...You can't really
say, "No, we don't want you to do that", if
you can't say, "This is what we want you to
do"...If they can achieve it in a different
way that's fine. We're always open to
discussing better ways of doing it (Design
Consultant, Planning Department).

The developers seem to have responded favourably to
the streetscape guidelines:

...I think having some design guidelines is a
good idea, first of all. I think having to
create a real downtown, we have to start
creating streets with buildings up to the
sidewalks and start having an environment
where people are going to feel comfortable
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walking around (Vice-President of Corporate
Management, developer).

In terms of flexibility of the streetscape guidelines,
there is some leeway since these guidelines are not legally
binding. The development controls and the requirement that
character area plans be submitted with rezoning applications
are not flexible, but each developer can still determine the
design of the building:

...there's still flexibility. We require, on
certain parcels, a minimum and maximum amount
of units. So, there is a range you can build
in. If the market immediately returned to
more low-rise, townhouse and walk-up
apartments, and they wanted to build some of
those - we still want high-rise. Let's say
they wanted a portion of it as walk-ups, they
could do that. It's still within the by-law
and within the plan without amending the
plan...If the parcel calls for two or three
different types of uses, you have to build
all of those uses. But, within that, you've
got flexibility as to location, height and
the things like that. So, the plan has some
flexibility. I tried to put as much in as
possible, but again, you can't be too
flexible because we want to ensure that
certain things are going to happen (Director
of Policy, Planning Department).

While it is generally agreed upon that some
development tools are required to guide development, it may be
argued that in the Mississauga City Centre the planning
department is attempting to control every facet of
development. The streetscape guidelines may not be legally
binding, but the City prefers that developers adhere to them.
The character area plans require the developers to prepare

detailed plans well in advance of development so the City will
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know now what will take place in the future. This may be
restrictive for developers because it is difficult to account
for future tastes and to rezone sites each time tastes change.

Strictly guided development may be the key to
producing a quality urban environment since designs that have
proved to be less conducive to human interaction in the past
are avoided when plans and guidelines for development are
produced. On the other hand, rigid gquidelines may only prove
to be restrictive for developers who would prefer to work in
an environment where there are less controls and where they
are able to use more creativity in their developments.

4.5 PLANNING IDEALS: AMENDMENT 90 TO THE CCSP

In 1986, the review process for the CCSP began as part
of program of reviewing and revising all of the secondary
plans in the City of Mississauga. Input from the City, the
developers, various departments within the city (ie Parks and
Recreation), and local residents was considered. Various
design guidelines were also developed during the review
process to aid in the development of the City Centre. Some
important issues arose during this process.

A debate over the location of affordable housing in
the City Centre was so significant that it resulted in the
delayed approval of the Plan to October 1992. Other issues
that arose were related to the need to be sensitive to
outlying neighbourhoods and to those who would be using the

City Centre. Consideration was also given to the location of
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future transportation and public transit facilities. The City
of Mississauga has recognized the importance of the developers
in the building of the City Centre and as such has developed
a public-private union to promote the development of thé City
Centre. The most visible change regarding the physical
structure of the City Centre involved the pedestrian/open
space systemn.

4.5.1 THE PEDESTRIANISATION OF THE CITY CENTRE

Integral to making the City Centre the liveable urban
environment often referred to by planners and developers alike
is the notion of encouraging pedestrian use of the core area.
In order to produce an environment conducive to pedestrian
activity careful planning and design techniques are required.
The CCSP of 1980 included 36 grade-separated pedestrian
crossings consisting of open and closed bridges and decks. It
also included mid-block pedestrian routes.

Studies showed that, in other cities where above grade
routes existed, pedestrians still preferred to use routes that
were at grade. As such, the City decided not to include them
in the Plan since they were expensive to build and probably
would not be extensively used. Plans for most of the above
grade crossings were eliminated except for a few possibilities
where it was considered appropriate, for example over Sussex
Gate between the Sussex Towers and Hotel Novotel (See Map 1)
(CP&D Minutes, January 14, 1986: 13-7, City of Mississauga,

1990: Schedule 2).
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Since at grade pedestrian routes would mean that
pedestrians would have to go up to street corners to use the
crosswalks, it made sense to also eliminate mid block routes
as well and encourage pedestrian movement on the street edge.

The public street system, as much as public
open space, is essential to the urban design
and architectural quality of the City Centre.
Consequently, it is necessary that the Plan
address the design of the entire street right
of way, not only to accommodate vehicular
traffic but also pedestrian movement,
particularly where the pedestrian/open space
network proposed in the Plan is coincident
with the public street system (CP&D Minutes,
January 14, 1986: 13-7).

In addition to this it was decided that all the streets within
the City Centre should be public roads in order to ensure that
the Plan was implemented effectively. Furthermore, private
open spaces that could be closed at any point in time would
not be depended upon for the pedestrian network, and privately
owned open space would not be accepted in fulfilment of open
space requirements as specified in the Plan (CP&D Minutes,
January 14, 1986, 13-1 - 13-10). The pedestrian/open space
system is a comprehensive plan unifying land use and design
guidelines within the City Centre.

We had two emphasis - bring the people down

to the street level and at grade. The most

important element becomes the street to make

it work. We don't want people at grade, and

we don't want other people walking 15 feet

above. We want them all at grade, we want

them at the edge of the development parcel

rather than the middle. That is, on public

open space, so we can make these streets very

attractive. We will require shops to open

onto the streets, so there's cafes and
activity happening on the street as



72

development occurs.

We'll make the sidewalks and the
streets very wide. We can augment them with
street furniture and lighting and all the
appropriate design amenities to make a very
attractive street to walk on...So the focus
becomes the pedestrian. There will be
canyons in a sense. But, the design people
will ensure that they're not caves - that
there's variety. We don't want the buildings
set back in different shapes and different
locations. We want them all up at the
street, but they can have different frontages
and things like that. Some buildings could
overhang. The street becomes the important
element (Director of Policy, Planning
Department) .

Pedestrians are now being considered as an integral
part of this urban streetscape. They will bring vitality to
the area. The attitude is no longer to keep them away from
the street, but to encourage them to use it. The way the
streetscape is designed will help bring this about.

...I think it's the pedestrian activity that
really makes it a city centre that people
want to come to as opposed to just a bit of
Bay Street, just business buildings with
underground parking and you enter by the
underground parking and you don't go out on
the sidewalk necessarily...I think we have to
try and create conditions where things can
happen spontaneously. Where the boulevards
are so pleasant and sunny and protected from
the wind and the shops are ideal and people
want to be there.

When people are there looking at
shops, other people are there looking at the
people looking at the shops. It snowballs
and just becomes a great place to be. People
come and we want them to linger and to see
other people chat, just be there. Then,
you've got something, some real sense of a
place which we just don't have yet (Design
Consultant, City of Mississauga).

Amendment 90 refers to the spine of the pedestrian
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network as being the Central Pedestrian Zone (CPZ). This area
is located in an East-West direction connecting Square One and
a park west of the proposed Confederation Park extension (See
Map 1) . The CPZ would be a mixed-use area including three
civic parks. It would be surrounded on the east by civic and
cultural buildings as well as by the City Centre Market
Square. Two of the parks would be designed to accommodate
programmed events while the third would have seating and
little programming so as to function as a refuge from the
activity of the rest of the area. The westerly park would be
adjacent to high density residential and commercial parcels
that would encourage the use of the park during the day, the
evenings and on week-ends. Street-related retail uses
adjacent to the park would also contribute to its vitality.
In these areas the emphasis will be on making the surroundings
comfortable for the pedestrian.

Given that the Mississauga City Centre is planned as a
mixed-use development, it is important to encourage pedestrian
use so that the people that live in the area feel as though
they are part of an active community. Also, encouraging the
use of the streets provides for a safer environment since
pedestrians are less likely to be isolated when walking along
the streets. Since it is those who will be living and working
the area who will be using the amenities the City Centre has
to offer, it is a responsible act for the City and the

developers to make a concerted effort to create a comfortable
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and safe environment for them.
4.5.2 FIT/DESIGN

The Mississauga City Centre has been planned and
developed within an already existing fabric of residential
areas. There are some design issues that have arisen as an
attempt is made to ensure that the densities and land uses
proposed in the Plan are compatible with the surrounding
areas. The City of Mississauga has attempted to incorporate
planning features that will facilitate this transition but, in
the past, developments have not always provided an adequate
buffer between the City Centre and outlying residential areas.

One example of poor urban design can be found near
Webb Drive where high density residential buildings tower over
substantially lower buildings on the opposite side of the
street. At Elm and Kariya Drives, high rise apartment
buildings are situated next to townhouses (See Map 1 and
Figures 2 and 3). In an attempt to avoid this same situation
on the north side of Rathburn Road at Elora Drive, the Ward
Councillor, the community residents, the developer and the
City have agreed to a ‘stepping up' of densities away from the
single-family dwelling developments. This will be discussed
in detail in the following chapter.

Since developers are responsible for the planning and
design of their particular developments, they have an effect
on how each development ‘fits' in with those that surround it.

When questioned about their designs and how their developments
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Figures 2 and 3. South boundary of City Centre at Webb
Drive (above) and at Elm Drive (below). Taller buildings
tower over lower buildings and townhouses.
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were going to ‘fit' in the whole of the City Centre area the
developers had different views on the issue:

...I would say that I think a complex where
the buildings have a good relationship to
each other and they are designed in a way
that each building enhances the other and no
building is too close or too far from the
other, I think that the end result is that
the value of the whole is greater than the
sum of the parts. We spent an incredibly
long time developing the size and
relationship between the buildings...and I
think we achieved a certain balance. Then,
at that point, we go to our users...and see
what their requirements are...The most
important thing was the requirement, but you
have to start somewhere and get some kind of
basis and then work from there (President,
developer).

We think design is very important. We're
trying to upgrade or increase the standard of
design wherever possible. It has to be
reflective of the budget and market demands,
restrictions placed on us...I think the sum
of the buildings is greater than the
individual buildings. The buildings
themselves are very strong, in terms of their
design, but I think that the real success is
the combination of uses in this area (Vice-
President of Development Planning,
developer) .

It depends on if what's there is good -
appropriate for the market. I would say that
people try to be sensitive to their
surroundings, certainly. But, if you were
beside a development that you didn't think
was very functional or very good design I
hope you wouldn't copy it just because you're
next to it.

...the Secondary Plan has been in the works
for I don't know how long, and you really
still have to be sensitive to the market. It
doesn't matter what it says on paper, if a
user doesn't want it, there's no point in
building it. It's up to your users and
whether that's office, residential or retail,
it doesn't matter, you still have to find out
what the user wants (Vice-President of
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Corporate Management, developer).

Thus, while quality in terms of design is very
important, the determinants of that design are dependent on
various factors. It could be market demands, requirements of
the user or what existing development(s) the developer is
trying to work with. It is not a simple question of
developing in accordance with the CCSP, but of being sensitive
to outside factors that will be determinants of how and when
the city will take shape.

To promote goodness of fit, there are tools available
in the City Centre that can facilitate the creation of a
quality of urban environment in keeping with the objectives of
Amendment 90. Over the years there have been various studies
that have dealt with urban form and how a quality urban
environment can be achieved. These studies have shown, for
example, that city blocks should be enveloped by buildings so
as to produce a street edge of uniform set backs that creates
a continuous edge along adjoining streets. This will not only
help give the City Centre an ‘urban' appearance vis-a-vis the
‘campus' style developments typical of suburban developments,
but will also relay a sense of coherence and order considered
important to an urban environment where pedestrian movement is
encouraged (Planning and Building Department, 1989: 3;
Baird/Sampson Architects, 1986: 11).

The pedestrian/open space system discussed earlier is

another example of a change aimed at improving the quality of
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the urban environment. The overall idea was that "greater
attention to be given to the function and related design of
the streets from the pedestrian viewpoint" (CP&D Minutes,
January 14, 1986: 13-7).

This goal was furthered by the recognition that
streetscape guidelines were needed to provide some direction
as to how the City's physical shape should be. 1In 1987, a
study was conducted by Baird/Sampson Architects. Their Final
Report, Urban Design Study was approved by City Council as
design guidelines for development in the City Centre (Planning
and Building Department, 1989: 1).

The aim of the streetscape guidelines is to

set the context for development along the

major streets, and to influence that

development towards an overall harmony and

coherence while encouraging variety, visual
relationships and architectural interest
balanced with well-considered landscaping and

natural features (CP&D Minutes, August 17,

1987: 9a).

Consideration was given as to how landscape design, street
furniture, pavings and textures affect the physical image of
the city. Also evaluated were the relationships between
buildings and spaces, the visual interest of vistas,
enclosures, street edge variations and signage (CP&D Minutes,
August 17, 1987: 9a). These design guidelines addressed the
broad parameters of streetscapes such as street widths,
building setbacks and sidewalk components (Planning and

Building Department, 1989: 1).

The City's interest in providing a landscape that
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would be conducive to voluntary and pleasurable pedestrian use
resulted in the drafting, by the Design Division of the
Planning Department, of another set of guidelines that would
be complementary to those in the Baird/Sampson Report. The

ideas presented in Streetscape, City Centre Area, attempt to

outline how the streetscape can be constructed to encourage
social interaction and to make the streets a lively and
exciting place to be (Planning and Building Department, 1989:
1).

In terms of landscape or streetscape, that is
the treatment of the roads and boulevards and
sidewalks, we did some streetscape
guidelines. All this stuff sets out the
pavings and the trees, where they go and how
wide they are and all those things. It
touches on landscaping and forecourts and so
on and the treatment of the edges and things
we don't want to happen next to the sidewalk
and the way we prefer vehicular access to be
done and how we don't like it being done.
That kind of stuff which is helpful, I think
(Design Consultant, City of Mississauga).

To clarify the difference in subject matter of the two
documents, consider the following example regarding street-
related retail uses. With respect to the location of retail
uses at the ground floor of buildings the Baird/Sampson Report
states:

Issue:

Following on from the intentions of the City
of Mississauga for pedestrian vitality within
the City Centre...it is important to note
that the continuity of relationships of
retail uses at ground level to street
sidewalks, requires a simple sectional
relationship between the two.
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Proposed Guideline:

Where possible, locate ground floor retail
uses within new building complexes within the
City Centre so as to maximize frequent and
easy movement between retail floor areas and
adjacent street sidewalks (Baird/Sampson,
1986: 15)

The report goes on to provide a map of areas within the City
Centre where street-related retail uses are especially
encouraged by the City.

With respect to street-related retail uses,

Streetscape, City Centre Area is much more specific in

describing how street-related retail can be constructed to
provide for easy and convenient access by the pedestrian:

One objective of the Secondary Plan is the
generation of pedestrian activity within the
City Centre: various provisions have been
made to encourage a high percentage of ground
floor retail or personal service uses. This
effect is diminished when the building face
does not allow direct access from street to
building...A "split-level treatment" whereby
a pedestrian moves up or down to a store, but
not directly into it, creates both visual and
physical obstacles...

Guidelines:

-Pedestrians should be able to move directly
from the public sidewalk into the buildings
with a minimum number of steps...In no
instance should the grade change be more than
1.0m (3 ft.) above or below the elevation of
the adjacent right-of-way. Steps must have a
maximum rise of 150mm (6 in.) and a minimum
tread of 300mm (12 in.)

-Visual access into buildings is to be
maximized at street level (Planning and
Building Department, 1989: 4)

This document includes photographs of preferred street-related

retail and discouraged street-related retail.
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The importance of these documents is reflected in the
following section that was added to the CCSP:

To assist implementation of the following

policies [in the CCSP], the City will provide

streetscape and design guidelines for the

City Centre under separate documents (City of

Mississauga, 1990: 46)

This demonstrates that the City is committed to using these
documents to achieve an urban environment that is not only
functional but liveable as well.

We can see that fit and design are both important to
the development of the City Centre. While individual
developers may have their own ideas on how the finished
product should be, the City has developed sufficient
guidelines to keep out what is considered to be undesirable:

...I'm not proud of some of the architects

who work in other parts of the city where

they seem to have blinkers on as far as

what's going on next door. They're concerned

with their clients' building and highlighting

it and making it a monument. I'm concerned

with relating the buildings to one another,

not competing (Design Consultant, Planning

Department) .

4.6 CHANGING THE IMAGE OF MISSISSAUGA

Mississauga initially grew as a bedroom community of
the City of Toronto. Because of this, the task of developing
a city centre with the look and feel of a traditional downtown
has been somewhat difficult. This is partially due to what is
perceived by others to be the function of Mississauga. It is

fortunate that much of the City Centre remains to be developed

and that the CCSP reflects the desire to change the image of
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Mississauga from a suburb of Toronto to an independent city
with its own city centre.

Changing the image of Mississauga does not only lie in
changing the way it is perceived or the way it is planned, but
also in altering the developments that already exist so that
they reflect the new planning ideas. Square One Shopping
Centre and the Shipp Towers, four buildings constructed in a
campus-style setting, are two examples where changes are being
planned to make these developments an integral part of the new
city centre.

When considering Square One and how changing planning
ideas affect it, it is important to examine its function in
the past and how it is expected to change in the future. When
it was developed it

...was a traditional, regional, suburban
shopping centre. It was geared to a
marketing principle of shopping. When it was
built, it was designed from a marketing
standpoint to keep people in there to
shop...Now, to transform Square One into part
of a city centre we have to open up Square
One to be part of the City Centre. It can't
close its back onto it, it's got to open it
up. So, we force internal streets, that's a
start. So, we're going to create activity
along these streets. We're forcing stores
like Eaton's to, instead of having a blank
wall, to at least have some merchandising or
something along the wall and ideally,
there'll be more entrance points there. On
the other side, Canada Trust--you can now get
into Canada Trust from the outside of Square
One as well as the inside. Burger King--you
can get in from the street as well as
internally, and that's a start...(Director of
Policy, Planning Department).
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Today, the Mississauga City Centre is being
established as an urban core and the evolution of Square One
is an integral part of this transformation. The current
owners of Square One, Hammerson Canada Inc., are eager to
undertake this task and are actively exploring the
possibilities for the transformation of Square One:

We have a plan for [Square One]...Whether or

not we'll do it in the long run I don't know,

but it's called the City Markets. There is a

big farmer's market already on the parking

lot during the season. We would give them a

permanent home and put year round food to

take away here [on the west portion of the

Square One lands]. The idea is to put a

hotel over here as well and link them all to

Square One and to each other. We've talked

to IMAX about putting in a theatre there, we

would also do some more specialty retailing

to connect it to the shopping centre,

probably leisure oriented (Vice-President of

Corporate Management, developer).

Another example of a development that will be altered
to conform to the evolving urban image of Mississauga are the
Shipp Towers located East of Hurontario Street and North of
Burnhamthorpe Road (See Map 1). These four towers were
originally designed in a campus style setting with each
building surrounded by parking and green space. Over the
years, elements of the design for the towers have been altered
to reflect changing trends.

The Assistant Vice-President of Planning for the Shipp
Corporation Limited was able to put into perspective what

Shipp has done in the Mississauga City Centre and what their

plans are for the future. The first Shipp Tower was
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constructed in 1979 and it took twelve years to build all four
towers that make up 1.2 million square feet of office space.
The newer buildings have more of an ‘urban look' to them. The
first building constructed (2 Robert Speck Parkway: 1979) was
surrounded by green landscaped grounds. The second and third
towers (4 and 3 Robert Speck Parkway: 1983 and 1987
respectively) are surrounded by parking and progressively less
green landscaping. Finally, the fourth tower (1 Robert Speck
Parkway: 1992) is characterized by underground parking and
concrete ‘streetscaping' including a fountain that acts as a
landmark for the prestigious Mississauga Executive Centre that
stands behind it (See figures 4 and 5) (Economic Development
Office, January 1992: 11 - 12).

Shipp Corporation will not build this type of tower
again as design trends have changed since their conception.
They do, however, have one model illustrating how these lands
could be developed:

Shipp did his part. Shipp's model...has

additional buildings sort of fitted in so

that it sort of creates spaces and relates

these buildings together in a neat way, I

thought. It's no longer buildings in a

landscaped setting, it's tight groupings

which form spaces. Really, it's the outdoor

spaces that become more important than the

buildings themselves in urban design and in

this kind of City Centre Area (Design

Consultant, Planning Department).

These four sleek, unornamented, glass-towers were

designed in the modernist tradition and Shipp, as reflected in

their model for the potential development of their lands, is
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now attempting to leave behind the suburban image of these
towers and create a development that is reflective of current
trends and the existing design guidelines. Although they do
have a comprehensive plan of how their lands could be
developed it is not certain that this plan will be undertaken.
The reason for this is partly because it is difficult to
predict what market demands will be in the future and what the
user will want when the land is developed (Assistant Vice-
President of Planning, developer).

In order to change how Mississauga is perceived by
potential investors, the City has implemented a marketing tool
to promote the City Centre as a mixed-use centre that will one
day be a built up downtown core. This is possible through
marketing strategies prepared by the Economic Development
Department with the cooperation of most of the
developers/landowners in the area:

.. .Economic Development is usually set up to

expand job opportunities for the resident

labour force as well as expand the non-

residential tax assessment base for the city.

So, we function here in Mississauga in three

general areas. One would be with our

existing business community. We try to help

them grow...Two would be to attract quality

business--new business...and thirdly, city

building. It's the last two goals where we

are trying to attract certain business

sectors and city building within the City

Centre which is an important focus for

building the City (Manager of Business

Development, Economic Development

Department) .

Another way that the City Centre is promoted is

through a City Centre display model located in the lobby
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outside the Planning and Development Department of
Mississauga. The idea for this model was developed during the
review process of the CCSP. It is part of the City Centre
Promotion campaign which began in May of 1989 (CP&D Minutes,
May 22, 1990: 5a). The model shows existing and approved
developments as they are or will be. The remainder of the
model is made up of blocks that show massing or the density
that is allowed on that particular development parcel.

Amendment 90 to the CCSP states that each developer
must provide for a model of the proposed development to be
included in the City Centre display model:

Wherever possible, developers will be

encouraged to develop massing alternatives in
conjunction with the city centre display

model. A final condition of site plan will

be the provision of funds, to the

satisfaction of the City, to include the
approval scheme within the City Centre
display model, to a comparable level of

detail (City of Mississauga, 1990: 47)

This model will demonstrate what the City will look like when
approved developments are completed and it is considered by
the City to be an excellent tool in promoting the City Centre.

The Mississauga City Centre is evolving. It is
fortunate that there is still much development to be done
because this means that much development can be realized
according to the current plan, and that there is not a great
amount of development that will need to be modified. Of

course, it is necessary to recognize that there is no way of

foreseeing what the future holds and it is impossible to say
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that the current planning ideas reflected in the CCSP
Amendment 90 will be considered appropriate in the future.
Still, the Plan is important because it avoids uncontrolled
haphazard development and ensures that new developments will
reflect planning and design standards that have been reviewed
and researched prior to their implementation. In the case of
the Mississauga City Centre, it is evident that a concerted
effort is being made to change the image of a suburban area
dominated by a regional shopping mall, to one of a mixed-use
urban centre.

4.7 PUBLIC-PRIVATE PARTNERSHIP

In the Mississauga City Centre a partnership between
the City and the landowners/developers has been established in
an attempt to produce a cooperative environment conducive to
development. The private sector has been active throughout
the development of Amendment 90 to the CCSP. They were
consulted during the writing of the plan and it was they who
worked together to get the plan approved by the Ministry of
Municipal Affairs. Many of the landowners in the area are
also a part of a marketing board whose task it is to promote
the City Centre area as an ideal investment opportunity. The
cooperation that exists between the public and private sectors
illustrates that it is possible for them to work together to
achieve common goals. In this way, both parties are aware of

what the other wants and they can consult with one another.
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It's been what we call a very consultative
process. Neither one does something without
dealing with or discussing it with the other
before we move on (Director of Policy,
Planning Department).

From the onset of the writing of Amendment 90, the
landowners within the area were given the opportunity to have
some input:

There were two levels of involvement. I set
up a committee of all the major landowners in
the City Centre--all the major developers:
Hammerson, Shipp, Matthews--all the big quys.
I met with them on a regular basis. I would
prepare a portion of the plan, send it out
for comment, they would send it back. All
the big companies hired their own planning
consultants and building designers. We
worked very closely as a working group
(Director of Policy, Planning Department).

The local developers perceive their relationship with
the City as a good one and they stress the importance of this
for creating a quality urban landscape:

...we have a very good relationship with the
City. All the way down from the Mayor down
to the staff level...We have so many dealings
with them that we know them very well...and
we own a big part of the downtown. It has to
be a joint relationship, and even the
development of the master plan [for our
lands]...We developed it, but the principles
are the same as the desired principles for
the City. We couldn't have different
principles or we wouldn't be able to go
forward and we're quite keen on going forward
and so is the City (Vice-President of
Corporate Management, developer).

The staff of the planning department generally agree
that the City and the private sector are dependent on one
another to reach their goal of developing the City Centre as

specified in the plan. They believe that the CCSP provides a
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framework for development and that the developers, being aware
of that framework, will work within the confines of the plan
(Planners, Planning Department).

One example where the cooperative relationship between
the developers and the City has resulted in a positive
reflection of the City Centre as a whole, is the marketing
board set up by the Economic Development Department:

We have an excellent relationship with thenm.

It is a really cooperative one. I think when

this marketing board was first set up, it was

very unique in that competitors came together

to focus on the City Centre in Mississauga

and to actually cooperate with the City in

promoting it. It was to everyone's

advantage. It was a true strategic
alliance...Everyone is of the feeling, the
understanding, that we have to sell the City

Centre before they can sell their individual

products. We have a video that was produced

as a result of it and brochures. 1It's really

about the City Centre (Manager of Business

Development, Economic Development

Department) .

For the developers/landowners in the City Centre, this allows
them to be an integral part in the promotion of this emerging
downtown and their involvement in the marketing board reflects
their commitment to the area.

Another example of cooperation between the two sectors
was evident in the effort, on the part of the developers, to
work with the province on the approval of Amendment 90. The
problem stemmed from the fact that when the Liberal government
was in power, there was a verbal agreement made with the City

that would allow for a deviation from the provincial policy

that stipulates that 25% of new housing built be affordable.
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The City would be required to adhere to the percentage of
affordable housing stipulated, but they would not be required
to build it within the boundaries of the City Centre.

When the NDP government came into power, they did not
agree with this policy and they argued that the Mississauga
City Centre should have 25% of its housing built as affordable
housing as in any other area in the province. The
unwillingness of the City to agree to this led to the delay of
the approval of Amendment 90. Finally, the
developers/landowners became involved and were able to work
out an agreement with the province. This issue will be
discussed in more detail in the following section.

In the future, the developers will once again be asked
to contribute to a project that is being undertaken by the
planning department. As mentioned above, a model is being
designed that not only illustrates existing development and
densities allowed on development parcels according to the
CCSP, but also gives some indication of what the actual design
of the building may be:

...the concept will be on drawings to begin

with. Plans which will be discussed with the

owners and their architects, probably...I

would expect to be consulting with them and I

would expect them to have ideas...When I've

got something on paper that can be discussed,

then I expect to get quite a lot of input.

When we've got some sort of agreement, some

kind of consensus, it would go to the City

Council. If they approved it as the City's

preferred concept, that's when the model

would be changed. So, we would have plans, I

imagine, drawn up in this office to be
approved by the City Council and those plans
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will then become the basis for the model

maker to update that model (Design

Consultant, Planning Department).

It is clear that in the future there will be continued
efforts between the City and the developers to work together
in the planning process. Before closing, it is important to
note one negative comment made by a developer in the City
Centre. When asked about the cooperative spirit between the
planning department and the developers, the response was that
the Mississauga Planning Department was bureaucratic and that
the approval process for an application was complicated and
time consuming. Also, it was argued that since there was not
any development occurring in the City Centre at that time, the
application approval process should be faster. Dealing with
the Planning Department was compared to dealing with the
provincial or federal levels of government in the sense that
it required much time and that they were not cooperative
(Vice-President of Development, developer). So, while there

.may be a general feeling that the Planning Department in
Mississauga is helpful and cooperative, there may be instances
where a sense of displeasure with the planning process can be
noted.

4.8 AFFORDABLE HOUSING

The most significant issue that arose during the
drafting of Amendment 90 to the CCSP was that of affordable

housing. A letter from The Social Planning Council of Peel

regarding the revised CCSP reflected their concerns over the
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inclusion of affordable housing in the City Centre:

We find that the Plan is fuzzy on the

question of its commitment to ensuring that

adequate provisions are made for affordable
housing in the implementation of the Plan.

Specifically, the Plan on the one hand

suggests that it is committed to the

inclusion of significant numbers of dwelling

units within the core area of the Plan; on

the other hand it states that the number of

dwelling units it quotes in the plan is not a

goal of the Plan itself (CP&D Minutes, May

22, 1990: 5c)

This is just one of the many concerns expressed by the
Social Planning Council of Peel. The main thrust of their
concerns was that the inclusion of affordable housing was not
addressed properly in Amendment 90 to the CCSP. Also, there
was concern that social amenities such as affordable housing,
public parks, and public recreational facilities were not
emphasized enough while commercial undertakings were over-
emphasized.

As previously stated, the City was not willing to
adhere to provincial affordable housing policy based on their
agreement with the previous provincial government:

We're not opposed to provincial policies.

What we're opposed to is the Province telling

us where to build it (Director of Policy,

Planning Department).

This issue continued to delay the approval of
Amendment 90 as the City and the Province were not able to
reach an agreement. The landowners within the City Centre

felt that it was in their best interest to have the plan

approved. Although all rezoning applications were being
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processed in accordance with Amendment 90, the fact that the
plan was not approved by the province meant that there was
still a degree of uncertainly as to what development would
ultimately be approved in the City Centre. The local
landowners decided to form a team to negotiate an acceptable
agreement with the province:

The resolution was that there may or may not
be assisted housing in the city Centre, but
there would be 25% affordable housing.
Affordable housing used to be defined by
dollars, and in this deal, it still is
defined by dollars but the dollars can go up
and down...It's much like a moving target.
What we thought was a better way to do it was
to define it by size. Traditionally, the
government, the provincial Ministry of
Housing, had defined it by size but the sizes
were little, bitty apartments that weren't so
marketable in Mississauga. The breakthrough
came in sociologically looking at what
worked.

What we were able to show the
province, and it's quite legitimate, was that
if you build a dual master, a dual master
apartment is one where the living room and
dining room are in the middle and there is a
bedroom on each side...these apartments can
be designed and built at about 1050 square
feet. That's bigger than the old number for
two bedroom apartments, which is like the old
kind where you have your living room and
dining room in one place and you have a wing
or a flank where there are two bedrooms and
then there's a bathroom at the end...That
type of apartment...wasn't suitable for
single non-related adults, whereas the dual
master was...We were able to demonstrate that
to the Ministry of Housing, and the Ministry
of Housing understood that that worked well
and that was the reason why they increased
the sizes of the affordable housing component
(President, developer).

The sizes for affordable housing that were decided upon are as

follows. A one bedroom unit must not exceed 76.6 m? (825
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sq.ft.). A two bedroom unit must not exceed 98.2 m? (1,057
sg.ft.), and the size for a three bedroom unit must not exceed
104.9 m® (1,130 sq.ft.) (Mokrzycki, October 5, 1992: 3). When
considering the price for these units, it is interesting to
note the reference to the price going up and down:

.. .the developer could...pave it in gold and
sell it for twomillion dollars. The
province would still consider that affordable
(Director of Policy, Planning Department).

The size of the units that have been assigned
to the City Centre as being affordable is
quite substantial actually. Really, we
probably could build within the framework
that is set almost for market. The reason
for that is that the determinant for
guidelines that have been set for the
province in terms of the either sale price or
the rental price, almost every unit in
Mississauga qualifies. So, all of the units
in the City Centre right now qualify. Now,
if the market turns around the prices of
units go up, perhaps a fewer percentage of
those will qualify (Vice-President of
Development Planning, developer).

From the standpoint of the City, this is most
desirable. In essence, having affordable, low-cost housing in
the City Centre can be avoided. The larger unit size that has
been allowed in the City Centre means that the price will be
higher than affordable housing elsewhere in the province and
that indeed, it will not be affordable for everyone.

Changes in the Plan that reflect the agreement reached
about affordable housing include such statements as:

The onus will be placed on the applicant to

address Provincial Housing policies in that

evaluation of development applications will

consider, among other matters, adherence to
Provincial housing policies (CP&D Minutes,
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May 22, 1990: 5b).

As a result of the concern over the inclusion of
affordable housing the entire section on Residential
Development policies in the Plan was rewritten. After years
of debate over the inclusion of affordable housing an
agreement was finally made. The new section was very specific
in what the City Centre should be aiming for in terms of
residential units. Among other things, it states that the
residential development policies should

Ensure that the opportunities are created for

a broad mix and range of housing types which

are suitable for different income and age

levels and household structures of the future

residents of this secondary plan area. This

would include a varied selection of

residential units in terms of unit size,

bedroom count, built form, and affordability

to reflect the private/public sector housing

needs identified in the Municipal Housing

Statement (Mokrzycki, October 5, 1992: 3).

Related to the issue of affordable housing is that of
assisted housing. Neither the City nor the Province can
control the development of assisted. or social housing. If a
developer is granted the funds by the province to build
assisted housing, then they may do so in any location. The
City of Mississauga is attempting to discourage it in the City
Centre Area.

The Mayor asked each developer this morning

to give it consideration not to build it

[social housing] and to think of the long

term advantages for Mississauga. Council is

not against social housing. They don't want

it concentrated in one area (Director of
Policy, Planning Department).
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It is not clear why it is assumed that all assisted
housing will be concentrated in the City Centre. It is as
though the City assumes that the developers will use all their
residential land for this type of development. There are a
few reasons why assisted housing is being discouraged. One is
that there is still some fear associated with it, based on
misconceptions about what social housing is.

The assisted housing caused a concern with
the politicians because it still has the
flavour or reputation of what you see
down...at Regent Park. There's always a
spectre of Regent Park when you hear about
assisted housing (President, Developer).

This fear is reflected in the following statement made
by the Ward Councillor for the area. He is very active in the
neighbourhoods in and surrounding the City Centre:

I think it's going to have an effect on our
services. It's going to put a greater demand
on our schools. It's going to have a higher
impact on transportation. Another area that
it will affect is policing. So, especially
on our social services I think it will have
an effect on our plan. Then, what we have to
look at, we're going through it now - an
education process of explaining to the public
number one, what affordable housing is, and
the difference between it and social housing,
what social housing is and how it can work.

There's a lot of fear out there and a
lot of people using bad examples...Will that
take away from the type of development that
we want to occur in our downtown core? We're
trying to bring in business and employment
and by encouraging more social housing to be
built in the core, will that take away from
that? I don't know. There are questions
that we can't have the answer to (Ward
Councillor).

The other main reason for opposing the development of
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both affordable and assisted housing refers to the high price
of land in the City Centre.

There is another reason for opposing
[affordable and assisted housing] in the City
Centre. That is that the land is very
expensive. Land for housing, whether it is
assisted or affordable or whatever, is often
priced per unit. If you were to take the
same housing out to suburban Mississauga as
opposed to City Centre Mississauga, land
would be cheaper. You could put up, instead
of a high-rise which is quite
expensive...stacked townhouses which is the
least expensive form of housing (President,
developer).

I believe the argument against having
affordable housing in the City Centre is that
the council has expressed some concern over
having expensive land given over to
affordable housing...they felt that they can
get a greater return, a greater value for
their money spent, if land was expensive
enough, was bought outside of the City Centre
for that type of housing (Vice-President of
Development Planning, developer).

There is no question that affordable housing will have
to be constructed in conjunction with the provincial policy
that was negotiated by the developers of the Mississauga City
Centre. The question still remains, however, as to whether or
not social housing will be constructed within the boundaries
of the City Centre. True, there is a stigma attached to
social housing, but at this time it appears that it is the
only thing for which there is a market.

Peel Non-Profit [Housing Authority]...have a

waiting list, I believe of over 1000 people

within Mississauga. By building those
buildings, we'd be answering a need that

exists in the City now. I think that is

perhaps...responsible...for those people to
be answered (Vice-President of Development
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Planning, developer).
This developer furthers this argument by offering
justification for building low-income housing in the core
afea:

...we have office workers. We have
commercial employees, who don't have a
significant income, who perhaps need
affordable accommodation and, by being
located in the City Centre, they can have the
advantage of being able to walk to work in a
high concentration of development. 1In
addition, there is public transit here. We
have the GO system, the rapid transit system
is going to come into the City Centre. You
have all of the other city transportation
systems coming to the City Centre. You have
all of the things which probably should be
readily available to people who have low
income (Vice President of Development
Planning, developer).

The City is still concerned that much social housing
could be concentrated in one area and that this will result in
an undesirable environment and take away from the
professional, commercial atmosphere they are trying to
establish. They believe that developers who are considering
their long term interests will understand their point of view:

They might be able to wait it out and say,

"We won't build. The only housing now is

social housing that could be built. We won't

build it now. We'll wait until the market

returns and we'll build, ultimately the

condos and the luxury condos that the plan

calls for" (Director of Policy, Planning

Department) .

There is no reference made to producing social housing that

will also provide a quality environment for residents.

Instead, the attention is placed on avoiding the possible
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problems by putting assisted housing elsewhere.

The resistance to having assisted housing in the area
is not shocking since there are many bad precedents and the
Mississauga City Centre is not the first community to
demonstrate NIMBY tendencies in this respect. What is
important to recognize is the negotiating power of the
developers. It was their combining that resulted in an
agreement on a definition of affordable housing that they
could accept. It is also important to note that the type of
union they created is not at all common. One developer
commented that it is unusual for all the landowners to work
together in this fashion and that it would not happen in other
areas. In this case, it was probably made easier because
there are so few landowners in the City Centre (Assistant Vice
President of Planning, developer). The developers were trying
to reach an agreement on behalf of the City. They did not
simply want to have the plan approved. They wanted to reach
an agreement that would be acceptable to the City, the
Province and themselves.

4.9 SHAPING THE MISSISSAUGA CITY CENTRE

The issues discussed above have all played a role in
determining how the City Centre looks today and how future
developments will look as it evolves. It is clear that the
City and the landowners had the greatest input into Amendment
90 of CCSP and they<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>