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DATE: May 20, 2008

TO: Chair and Members of Planning and Development Committee
Meeting Date: June 9, 2008

FROM: Edward R. Sajecki
Commissioner of Planning and Building

SUBJECT: Mississauga Office Strategy Study-
Mississauga Plan Review

RECOMMENDATION: That the report titled “Mississauga Office Strategy Study- Mississauga
Plan Review,” dated May 20, 2008, be circulated for comment.

BACKGROUND: The Mississauga Olffice Strategy Study 1s part of the work undertaken

as part of Mississauga Plan Review (Appendix 1).
WHY UNDERTAKE THE OFFICE STRATEGY?

In the mid 1980s, Mississauga’s office sector emerged as one of the
most prominent in the Greater Golden Horseshoe (GGH), an
indicator of the City’s economic success and its transition from the
predominantly residential community of decades earlier. During this
time, the goals of the City were aligned with the marketplace and the
City was able to direct office development in accordance with its
vision for the urban structure and the goal of creating a vibrant
mixed-use downtown. This allowed a critical mass of office to be
concentrated in City Centre.

With the recession of the early 1990s, the market for office space
changed. Since this time, steady office development has proceeded in
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the City’s employment areas but development in City Centre has
been limited. A different office market emerged after the recession
and it is only in the last year that some of the characteristics of the
pre-recession market have re-emerged.

The past few years have also seen a number of initiatives from senior
levels of government in response to the sprawling land use patterns in
the Province. The Provincial Policy Statement which came into effect
March 1, 2005, focuses growth in settlement areas, and promotes
land use patterns that include a mix of housing, employment, parks
and open spaces, and transportation choices.

The Province’s Growth Plan, in effect as of June 16, 2006, identifies
an Urban Growth Centre (UGC) in central Mississauga. UGC’s are
planned as focal areas for commercial, recreational, cultural and
entertainment uses, as well as infrastructure investments. They are to
serve as high density centres where both employment and population
growth are accommodated. The Mississauga UGC' is required to
achieve a density of 200 persons plus jobs per hectare (80 per acre).
Office development is a principal source of the employment
component of the density target.

Mississauga Plan aligns with the objectives in the Provincial Policy
Statement and Growth Plan which promote City Centre as an area
with office employment, a variety of housing types as well as other
uses such as cultural, commercial and institutional. City Centre is
intended to be the focal point of the City in terms of intensity of uses.

Mississauga is investing in City Centre with projects such as the
higher-order transit initiatives, the Parking Strategy and the
Downtown21 Master Plan.

Office development in City Centre is stalled and thus, Mississauga
faces a significant challenge in achieving the vision of a vibrant
mixed-use core which has a strong employment base.

1. The boundaries of the Mississauga UGC have not been finalized. It is proposed that they
include City Centre and lands along Hurontario Street, southerly to the Queen Elizabeth
Way.
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COMMENTS:

In the early 1990s, City Centre was one of most successful office
locations in the City. While significant office development has gone
to Meadowvale Business Park, Gateway and Airport Corporate
Centre, no new major office buildings have been in built in City
Centre for over 10 years. This needs to be addressed.

The Mississauga Office Strategy Study reviewed and provided
recommendations regarding attracting office development to City
Centre. It also considered how to maintain the City’s strong
performance in the office market in employment areas across the
City.

Given this landscape, the study was undertaken to develop a strategy
to attract and retain office development, maintain the City’s
competitive position in relation to office employment, achieve its
goals for a vibrant mixed-use City Centre and realize its vision for
City-building.

In addition, other studies such as the Downtown21 Master Plan, the
Hurontario Higher-Order Transit, Land Use and Urban Design
Feasibility/Master Plan Study (Hurontario Corridor Study) and the
Strategic Plan are significant studies underway which are part of
Mississauga’s City-building initiatives.

This report summarizes the findings and recommendations of the
Mississauga Office Strategy Study as conducted by the Canadian
Urban Institute. Also included is a “Who’s Doing What?” section
which discusses the implementation of the study’s recommendations.

WHAT IS INCLUDED IN THE MISSISSAUGA OFFICE
STRATEGY STUDY?

The research and findings for the Mississauga Office Strategy Study
were divided into four components:

e the market context;

e the financial review;

e the policy framework; and,

e strategies.
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The first component focused on the current dynamics of the office
market, locational patterns, emerging trends, influences on decision-
making and the City’s competitive position.”

The objective of the financial review was to understand the finances
affecting office development in different locations across the City
and in relation to different development types, such as residential
development in the City Centre.

Flowing out of the work on the market context and the financial
review, the study recommends official plan policies for office
development and identifies strategies that the City could employ to
retain and attract office development.

WHAT WE LEARNED?

The City of Mississauga is a Dominant Player in the Office Market
Mississauga is the dominant office player in the 905 area. It has
added over 92 900m” (one million square feet) of office space a year
over the last 25 years, despite two severe recessions and economic
restructuring following the introduction of free trade.

Mississauga is Highly Regarded as a Place to Invest
Developers regard Mississauga as a mature and significant office

market and, in interviews conducted for the study, spoke positively
about Mississauga as a place to invest.

The Office Market is Changing
Over the last year, there are indications that the drivers for office
development are starting to change. For the first time since the

recession of the early 1990s, developers are risking capital to build
multi-tenant office buildings rather than restricting new office
development to design-build projects.

2. A number of interviews were conducted to document issues from developers and tenants.
Developers and tenants from different industry sectors, of different size firms from across
the City participated in interviews and itemized the issues from their perspective. Interviews
were conducted with firms moving into the City, to understand their rationale for coming to
Mississauga and firms moving out of the City, to document their reasons for leaving.
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Mississauga’s Current Office Space Forecast is Conservative

Current projections forecast another .9 million m? (10 million sq.ft.)
of office floor space by 2031. The study suggests that this is low and
that the City could attract as much as 2.3 million m? (25 million sq.
ft.).

The Supply of Prime Office Sites is Limited
Decreasing land availability and increasing competition from other

municipalities will place some constraints on office development in
Mississauga. Although Mississauga has over 1 000 ha (2,600 acres)
of vacant employment land, only some of the remaining sites are
attractive to the office market.

Congestion and Parking Issues at the Forefront

Consultation with office developers and tenants identified traffic
congestion and parking as significant issues. These issues were
identified for areas across the City as well as for City Centre. Related
to this issue was strong support for the Bus Rapid Transit (BRT) and
higher-order transit along Hurontario Street.

Business Functionality, Human Resource Issues, Costs and

Amenities Feature Prominently in Business Location Decisions

The number one locational driver for business tenants was
maintaining a high degree of business functionality. Business
functionality refers to how well a company is able to deliver its
service, which may be influenced by matters such as travelling to
attend business meetings or proximity to Lester B. Pearson
International Airport. Human resources issues and cost issues also
ranked high. Mississauga is viewed as a strategic hub that employees
can access. Total occupancy costs, operating costs and rental rates are
among the cost concerns. Finally, the availability of amenities such
as parking, public transit, restaurants, the pedestrian environment,
business services and exercise facilities were prominent in business
location decisions.

Building Stock in the City Centre Has Its Challenges
The majority of office buildings in City Centre were built over 20
years ago. The age of the inventory results in higher operating costs

and energy inefficiencies. The characteristic smaller floor plates in
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the older buildings run counter to the demands of larger businesses
looking to set up operations on one floor. This has resulted in
declining tenant size. As well, the average size of tenant is declining
because larger floor blocks are being broken up to meet the needs of
smaller tenants The emerging perception in the marketplace is that
City Centre is no longer “Centre Ice” as a location for office
development.

Office Development in the City Centre Faces Significant Financial
Challenges

Financial returns on residential development in the City Centre are 10
times higher than an office building with underground parking. The
return for office development is also more favourable in the
employment districts, in part, due to the costs of structured versus
surface parking.’

Mississauga is in Danger of Losing its Competitive Position

Without intervention, Mississauga’s competitive position may begin
to erode. City Centre could see some of the existing aging office
inventory replaced with non-office uses (e.g., more lucrative
residential development). Congestion and parking issues identified by

developers and tenants could intensify across the City.
WHERE DO WE GO FROM HERE?

Mississauga has a window of opportunity to address the challenges
identified in the Mississauga Office Strategy Study and secure its
position in the marketplace. A combination of policies, strategies and
investments are proposed to realize this piece of Mississauga’s City-
building initiatives. Mississauga should:

1. establish a new office hierarchy and designate land for office
development to a send clear message to the marketplace about the
City’s priority for office development and the desired locations
for office concentrations;

3. This conclusion resulted from a comparison between office development in City Centre
and the Airport Corporate Centre Employment District.
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2. invest in a series of financial strategies to support office
development in the City Centre; and,

3. align priority locations for office development with infrastructure
investments and other supportive initiatives.

1. Establish an Office Hierarchy

In order to clearly articulate Mississauga’s objectives for office
development, the introduction of an office hierarchy is proposed. The
proposed designations are intended to enhance the City’s ability to
direct office development to key locations, nodes and corridors.

City Centre and the Hurontario Corridor are proposed to have the
densest concentrations of office uses. These will be followed by the
major office in select employment districts (Airport Corporate
Centre, Meadowvale Business Park and Sheridan Park). Office in
remaining employment districts and office in residential communities
are also included.

The hierarchy is proposed to reflect the different types and locational
contexts of office development and consists of the following
designations:

e Downtown Office;

e Major Office;

e Business Employment; and,
e Local Office.

Downtown Office is a new designation to be applied to selected
locations within the City Centre and elsewhere in the UGC. It is
intended to provide the highest intensity of office development in

Mississauga and be supported by higher-order transit. This
designation will allow for a mix of uses but require office
development to be the predominant use on the site. The designation
would include temporary caps on residential development to allow
for some of the selected strategies identified in this study to come
into effect. Identification of specific parcels to be designated
“Downtown Office” will occur as part of the Downtown21 Master



-8- CA. 01.OFF
Planning and Development Committee May 20, 2008

Plan initiative and the Hurontario Corridor Study.

Major Office is also a new designation and is intended to facilitate
the creation of a transit-oriented office environment along Hurontario
Street to compliment plans to introduce higher-order transit. This
designation would permit office as well as a mix of uses that are
compatible with office. Uses incompatible with high density, transit-
oriented office development such as large format retail and
automobile-oriented commercial uses, would not be allowed.
Locations and density parameters for this designation are to be
determined by the Hurontario Corridor Study and district plan
reviews.

The Business Employment designation currently in place in many of

the City’s Employment Districts represents the next level of the
proposed hierarchy. Retention of this designation acknowledges the
success of the City’s employment districts and provides opportunity
for the intensification of employment lands. This designation permits
office uses but limits development to a floor space index (FSI) of 1.0
outside of nodes. Industrial allows for office development to a FSI of
0.5.

Local Office is a new designation that would replace the existing
Office designation.” This designation provides for office space that
primarily serves the residential community such as medical buildings
and professional offices (e.g., accountants, architects). Office uses
would be allowed in nodes where policies encourage “complete
communities”, along arterial roads and in commercial developments.
In order to support the concentration of major office building in
strategic locations, stand-alone office buildings in residential areas
will be limited. Height and density for the Local Office designation
will be determined through district policy reviews.

Urban Structure
The office hierarchy has implications for the City’s urban structure.
The most significant urban structure elements are:

4. The existing office designation currently only applies to minor office sites in residential
districts. In addition, it is a permitted use within the Mainstreet Commercial, General
Commercial, Convenience Commercial, and Motor Vehicle Commercial designations.



-9- CA. 01.OFF
Planning and Development Committee May 20, 2008

e the role of City Centre — the densest concentration of office uses
will be encouraged at this location;

e the nodal development pattern along Hurontario Street — a nodal
development pattern is proposed along Hurontario Street. The
pattern is intended to correspond with the location of higher-order
transit sites as determined through the Hurontario Corridor Study
and nodes as proposed by the Growth Management Strategy.
Combining transit with office-supporting land use designations
will expand office sites with access to higher-order transit
infrastructure beyond City Centre and serve the next generation
of growth; and,

e select employment districts for office uses — Meadowvale
Business Park, Sheridan Park and Airport Corporate Centre are
areas that have historically attracted office development and are
attractive to future office investments.’ The urban structure needs
to recognize the unique role of these prestige employment areas.
A boundary adjustment for Airport Corporate Centre is
recommended in order to include an area perceived by the market
to be within the district.

2. Invest in a Series of Financial Strategies

The Mississauga Office Strategy Study reviewed a host of financial
incentives intended to help offset the additional cost of development
within the City Centre. The investment strategies focused primarily
on the City Centre, as this is the area with the highest priority for
office development, and is also where office development has been
the most limited in recent years.

The investment/strategies are as follows:

e (Create a Community Improvement Plan (CIP) for the City
Centre;

5. Sheridan Park has seen less growth than the other Employment Districts. It is governed by
restrictive covenants but it has good highway access and prestige users.
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e Tax Increment Financing (TIF);

e Tax Increment Equivalent Grant (TIEG);

e Municipal investment in underground parking;

e Relief from Development Charges and other fees;

e Exemption from Peel Region and school board taxes;

e Elimination of property tax payable on newly constructed
vacant office space; and,

e Creation of a new property tax class for office development in
City Centre.

TIFs and TIEGs have only been used for pilot projects (West Don
Lands and Toronto-York Subway Extension). There are no general
guidelines in place regarding how to establish these in Ontario and it
is unclear at this point how they would be administered by the
Province. Provincial approval would be required and the City would
need to bring forward a proposal for approval. It should be noted that
the last three proposed incentives are not currently permitted under
the legislative framework. Discussions with the Province and the
Region would be required, if the decision was made to pursue some
of these options.

At this time, no commitment has been made to implement any of the
financial incentives proposed and these are presented, as potential
options that could be explored. A full cost benefit analysis would
need to be undertaken before any particular incentive proposal could
be brought forward for City Council’s consideration.

3. Infrastructure Investments and Other Supportive Initiatives
In addition to a new policy hierarchy and financial incentives, the
following additional initiatives can be undertaken to support the

environment for office development.

Invest in Municipal Parking —One of the most effective ways to

stimulate office development is for the City to invest in municipal
parking facilities in conjunction with an office developer. Over the
long term this would result in a revenue-producing asset, help re-
establish a market for office space in City Centre. As well, it has the
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potential to improve the pedestrian realm in Mississauga’s downtown
area.

Transit Initiatives — Transit initiatives are a critical element in the
City’s office strategy. The Bus Rapid Transit (BRT) and proposed

future higher-order transit along Hurontario Street will play an
important role in future office development. Transit investments are
needed to address key issues in office development, support
intensification, service the next generation of growth and facilitate
LEED certification of office buildings.

District Energy — City Centre has sufficient energy demand to
warrant the consideration of a district energy program. Benefits of
district energy include reduced greenhouse gas emissions, reduced
reliance on the electricity grid and ensuring reliable long-term price
stability. Hydro One has indicated that southern Mississauga is close
to capacity. The introduction of a district energy program could
address the capacity concern and distinguish City Centre as a place to

nvest.

Green Policies — The market has indicated an appetite for green
policies. LEED certification is now sought by many tenants and will
place the office inventory with these standards in greater demand.
The City can assist the market to achieve this certification.
Investment in higher-order transit and other initiatives, such as
district energy, could result in some of the base work needed to
demonstrate that new development has fulfilled some LEED
requirements.

Retrofitting older buildings to improve air quality, lower energy
consumption and reduce greenhouse gas emissions would also
increase the competitiveness of the City Centre. The City could
coordinate an upgrade to the existing building stock. The Canada
Green Building Council does not presently certify retrofits, however,
it is working on a program called “LEED Complete” that is
anticipated to have provisions and a ranking system for the
retrofitting of existing buildings.
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Pedestrian Amenities — Interviews with City Centre landlords found
that the lack of a pedestrian environment is a significant drawback.

The development of pedestrian amenities will be one of the keys to
success for a vibrant and dynamic City Centre. The Downtown21
Master Plan will provide direction for this initiative.

Office Space for City Staff — The City of Mississauga is in need of
additional office space and could fulfill its space requirements by

serving as an anchor tenant in at least one new office building. In
addition to adding to the office inventory in the City Centre, this
might kick start the perception of the City Centre as a place in which
to invest.

Multi-Disciplinary Team — The City should create a multi-
disciplinary team dedicated to promoting the City Centre and
expediting applications for office development. This team should
include representation from across the City and provide leadership on
some of the recommendations in the Mississauga Office Strategy
Study.

Transportation Demand Management Program - Support a

transportation demand management program for City Centre and
selected employment districts. Phase 1 of the Parking Strategy
examines parking management strategies for the Official Plan
Review and develops a parking strategy for the City Centre Planning
District. Phase II will address additional city-wide parking initiatives
and identify specific areas where a detailed parking strategy would be
appropriate.

WHO’S DOING WHAT?

Recognizing the cross-departmental nature of the Mississauga Office
Strategy Study, staff from Planning and Building (Policy Planning,
Development and Design, BC21), Transportation and Works
(Transportation and Infrastructure Planning), Community Services
(Planning and Heritage), Corporate Services (Realty Services,
Facilities and Property Management, Finance) and the City Manger’s
Office (Economic Development) have all provided input to the work
undertaken for this study.
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Implementation responsibilities for the recommendations from this
study are summarized in Appendix 2. These will need to be further
considered and prioritized by staff through the corporate business
planning and budget processes subject to the public consultation
process and City Council’s approval.

The office hierarchy designations and the recommendations relating
to the urban structure will be incorporated into the Mississauga
Official Plan Review process. This falls under the mandate of the
Planning and Building Department.

The financial recommendations in the study will require a detailed
review and assessment by Corporate Services including input from
Finance and Facilities and Property Management. As noted earlier,
discussion with the Region and Province will also be required if the
City were to pursue some of the financial strategies presented by the
consultant.

Infrastructure and investments and other supportive initiatives fall
under the mandate of a number of City Departments. They will need
to be assessed in conjunction with the other strategies and priorities.

PROVINCIAL CONFORMITY

The Mississauga Plan Review is, in part, being undertaken to
conform with the Provincial Policy Statement and Growth Plan, both
of which have employment objectives. In May 2008, the Province
released Planning for Employment in the Greater Golden Horseshoe
which is a background paper to generate discussion on planning for
employment areas. Office uses are among the employment uses that
are addressed in the paper.

The paper notes that office development is anticipated to
accommodate much employment growth and would benefit and
support transit service and could be used to revitalize downtown
areas. The paper also discusses giving priority to transit investments
that support large employment nodes of major office and
employment activities such as in urban growth centres, major transit
station areas and along intensification corridors.
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FINANCIAL IMPACT:

CONCLUSION:

ATTACHMENTS:

The recommendations from the Mississauga Office Strategy Study,
including the proposed office hierarchy, are consistent with the
strategies proposed by the Planning for Employment in the Greater
Golden Horseshoe discussion paper.

A detailed cost assessment of the recommendations has not been
completed at this time. The Finance Division will play an important
role in determining which of the financial incentives should be
pursued.

Mississauga can consolidate its position in the marketplace and
realize its own City-building initiatives by implementing a series of
strategies and policies to direct future office development in the City.
It is unlikely, however, that its vision will be realized without a new
policy framework, financial incentives and supportive initiatives. The
Mississauga Office Strategy Study is one piece of the City-building
initiatives that are underway. The policies and initiatives discussed
in the Mississauga Office Strategy Study are consistent with the
strategies presented in the Planning for Employment in the Greater
Golden Horseshoe discussion paper.

Attached under separate cover: Mississauga Office Strategy Study
APPENDIX 1:  Mississauga Plan Review-Overview

APPENDIX 2:  Mississauga Office Strategy Study
Recommendations,
Division & Department & Implementation
Responsibility

Original Signed By:

Edward R. Sajecki
Commissioner of Planning and Building

Prepared By: Emily Irvine, Planner, Policy Planning Division

K:APLAN\POLICY\GROUP\2008 Special Projects\Office Study\Corporate Report\Office - Corporate Report - Final.doc



Appendix 1:

Mississauga Plan Review - Overview

Corporate Studies®

Corporate Initiatives

e Building a City for the 21* Century
e Development Charges Review
Strategic Plan Review
Sustainability Plan

Master Plan for the Arts

Community Services

o Cycling Strategy

Transportation and Works

o Transportation Background Study

o Update to the Mississauga Storm
Water Quality Control Strategy

*Community consultation to be undertaken
for each project, if required

Planning Studies*

o Community Impact/Bonusing
e Community Uses Study

e Employment Lands Study

e Growth Forecasts

e Growth Management Strategy
o Office Strategy

o Parking Strategy

e Urban Design Policies Review

*Community consultation to be undertaken
for each project, if required

Department Policy Reviews

e Community Improvement Plans
e Energy Strategy

o Environmental Policies

e Financial

# Green Development Standards
o Implementation Policies

o Institutional Policies

o Interpretation Policies

e [egal

e Physical Services and Utilities
e Public Art

e Public Health and Urban Form
e Residential Policies

e Retail Commercial Policies

Local Area Policies
Reviews*

City Centre Development
Scenarios

Cooksville
Lakeview

Port Credit
Southdown

Nodes and Corridors (o be
determined)

Draft New Official Plan

A

Statutory Public Consultation

Adopt New Official Plan

Other Agencies Studies
(e.g., Region, Conservation
Authorities)

A 4

Zoning Conformity Study




Appendix 2:

Mississauga Office Strategy Study Recommendations
Division & Department Implementation Responsibility

Recommendation

Department/Division
Responsibility

Studies Underway/ Action to be Taken

6.1 Proposed Office Designations

Policy Planning

6.1.1 (a) Downtown Office

Policy Planning

Downtown21 Master Plan, Growth Management Strategy,
Mississauga Plan Review

6.1.1 (b) Major Office

Policy Planning

Downtown21 Master Plan, Growth Management Strategy,
Mississauga Plan Review

6.1.1 (c) Local Office

Policy Planning

Downtown21 Master Plan, Growth Management Strategy,
Mississauga Plan Review

6.1.2 Re-Examine Mississauga's Node Structure

Policy Planning

Downtown21 Master Plan, Growth Management Strategy,
Mississauga Plan Review

6.2 Policies and Strategies to Kick Start Office in City Centre

6.2.1 Invest in Underground Parking in Partnership with Office Developers
in at Least One Building to Accommodate City staff

Policy Planning, Facilities and
Property Management,
Transportation and Works

Parking Strategy, Downtown21 Master Plan

6.2.2 Take Advantage of Other Financial Tools to Urbanize City Centre

Finance/Revenue

6.2.3 Downtown and Major Office Development Team

Economic Development Office

6.3 Pedestrian Environment in City Centre Must Be Improved

6.3.1 Improve Pedestrian Environment

Development and Design,
Community Services - Planning
Development and Business
Services, Transportation and Works

Downtown21 Master Plan, Design of Park 471 (Working Title:
Community Common), Civic Centre and Library Square
Redevelopment, Downtown Wayfinding Strategy, Cycling Strategic
Plan

6.4 Go Green in City Centre

6.4.1 Energy Conservation and Green Building

Development and Design, Policy
Planning, Facilities and Property
Management

Green Development Design Guidelines & Strategy

6.4.2 Energy and Community Improvement Plan

Strategic Planning, Facilities and
Property Management, Policy
Planning

To be initiated.

6.5 Establish Additional Land for Office: Nodal Development on
Hurontario

6.5.1 Designate Six Nodes for New Category Within the Proposed Office
Development Hierarchy

Transportation and Works, Policy
Planning

Hurontario Higher-Order Transit Land Use and Urban Design
Feasibility/Master Plan Study, Growth Management Strategy
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Mississauga Office Strategy Study Recommendations
Division & Department Implementation Responsibility

6.6 Linking Policies and Strategies to a Revised Urban Structure

6.6.1 Review the Urban Structure

Policy Planning

Growth Management Strategy, Mississauga Plan Review

6.7 Support Continued Success of the City's Key Employment
Districts

6.7.1 Airport Corporate Extension

Policy Planning

Mississauga Plan Review, Employment Lands Study

6.7.2 Limit Industrial Uses on Lands Best Suited for Office

Policy Planning

Mississauga Plan Review, Employment Lands Study

6.8 Meadowvale and Airport Corporate - Attracting New Office But
Have Low Transit Modal Share

6.8.1 Intensification Strategies for Meadowvale and Airport Corporate That
Include Requirements to Construct Parking Structures

Policy Planning, Transportation and
Works

Mobility Hubs Green Paper. Airport Corporate/Renforth Master
Transportation Plan — to be initiated. Airport Corporate Centre
Community Plan - to be initiated. Meadowvale Business Park
Community Plan - to be initiated.

6.8.2 Intensification Strategies for Meadowvale and Airport Corporate

Should Recognize Future Potential of Two-Way All-Day Service for Transit.

Higher Intensities Can Make These More Transit Supportive

Policy Planning

Higher-Order Transit Station Community Plans - to be initiated

6.9 Sheridan Park Maintains Unique Campus-Like Environment but is
the Only Employment District with Visibility from the QEW

6.9.1 Secondary Plan Review

Policy Planning, Economic
Development Office

Sheridan Park Community Plan - to be initiated




Appendix 2:
Master Project List
Studies Underway Pertinent to the Implementation of the Mississauga Office Strategy Study Recommendations

Project Name

Lead Department/Division

Description

Airport Corporate/Renforth Master
Transportation Plan

Transportation and Works

Review of higher-order transit network in the vicinity of Lester B. Pearson International
Airport. In partnership with the City of Toronto, York Region, the Province of Ontario and
Metrolinx.

City Centre Public Realm Plan/Handbook

Development and Design

A review will be undertaken of the public realm requirements within the City Centre
precinct cumulating in a plan that will be used in the review of development applications

Civic Centre and Library Square
Redevelopment

Community Services

Produce detailed design to improve functionality for increasing number and intensity of
public uses resulting in a lively downtown destination. CS&P Architects are retained.

Cycling Strategic Plan

Community Services, Transportation and Works

Long term master plan for cycling on road ROW and multi-use trails to address key
routes, safety, education, maintenance and amenities. Itrans Consulting are retained.

Design of Park 471 (Working Title: Community
Common)

Community Services

Design and construction administration of unique urban park to support vision of
downtown and provide park space for increased number of local residents. Janet
Rosenberg & Assoc. are retained.

Downtown21 Master Plan

Development and Design

The Downtown21 Master Plan will build upon past and present initiatives for the
downtown as well as stakeholder and community input to create a co-ordinated and
comprehensive master plan and accompanying policies and actions to position
Downtown Mississauga for success in the 21st Century. Consultant required.

Downtown Wayfinding Strategy

Community Services

A wayfinding specialist will be retained to develop a strategy for directional and
interpretive signage and a palette of materials for the downtown.

Employment Lands Study

Policy Planning

The Employment Lands Study will review the existing official plan policies and amount of
land designated for employment uses. Prior to any conversions of employment land a
municipally-initiated comprehensive review is required that considers matters such as
the need for the conversion, implications for the achievement of the intensification and
density targets, meeting the allocated employment forecast, and ensuring that lands are
not required for long term employment purposes. Hemson Consulting Ltd. has been
retained.

Green Development Design Guidelines &
Strategy

Planning and Building

The City of Mississauga Planning and Building Department will undertake a
comprehensive "Made in Mississauga" Green Development Strategy to ensure that
development maintains the principles of sustainability. The intent is to implement the
policies and practices to ensure that new building development (site design, buildings
and building elements that influence the environment) remain consistent with this
sustainable initiative.

Growth Management Strategy

Policy Planning

As part of the Mississauga Plan Review, an internal study is underway to examine and
assess key nodes and corridors within the City and recommend an urban structure for
the City.
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Studies Underway Pertinent to the Implementation of the Mississauga Office Strategy Study Recommendations

Hurontario Higher-Order Transit Land Use and
Urban Design Feasibility/Master Plan Study

Transportation and Works

In partnership with the City of Brampton, development of a comprehensive
transportation, land use/urban design plan for the implementation of rapid transit along
the Hurontario Street Corridor extending from Lakeshore Road to Queen Street in
Brampton. Marshall Macklin Monaghan are retained.

Mississauga Plan Review

Policy Planning

A review of Mississauga Plan has been initiated to comply with requirements to be in
conformity with The Place to Grow Plan by June 2009. The review will also consider
other legislative requirements and opportunities (Provincial Policy Statement 2005 and
Bill 51 revisions to the Planning Act). In addition, the review will address the vision for
the City as it moves from greenfield development to its next generation of development
and redevelopment. Public participation will be required in early 2009. Consultation
selection is now in process.

Mobility Hubs Green Paper

Transportation and Works

Prepared by Metrolinx as part of the Regional Transportation Plan initiative. Identifies
potential sites for Mobility Hubs for the GTA and Hamilton. Identified sites in
Mississauga include Renforth, UTM, Mississauga City Centre and the Airport.
Mississauga City Staff is working with Metrolinx for further analyze these sites and other
potential mobility hubs.

Parking Strategy

Policy Planning

A consultant has been retained to examine parking management policies for the Official
Plan Review and to develop a parking strategy for the City Centre Planning District with
recommendations to be brought back in spring 2008. The scope of a Second Phase is
now being prepared to address additional City-wide parking initiatives and identify
specific areas where a detailed parking strategy would be appropriate. BA Consulting
are retained.

Strategic Transit Network Opportunities Study

Transportation and Works

The study has three goals: to prepare an updated, long-term network plan for transit
within the City of Mississauga, to position the City's transit network for full cross-
boundary integration with neighbouring municipalities, and to respond to the transit
component of the Metrolinx Regional Transportation Plan process which seeks
provincial funding for future transit initiatives




Using Multiple Incentives:

Table 5.6 and 5.7 demonstrate the impacts on the internal rate of return (IRR) and surplus per square foot that,
using our development scenario, could be achieved by combining two incentives. For example, eliminating the
property tax payable on newly constructed vacant office space and using a TIF/TIEF to develop parking
infrastructure would generate a 12% rate of return and a $31.61/sq. ft. surplus:
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Compare Returns Per Square Foot (“Surplus™)

City Centre Office

Exemption from Peel

Tax Increment

Municipal Investment

Eliminating of Property|

SeTEs & School Board Fmancmgﬂfax in Underground Tax Payable on Newly| Granting Relief From
¥ Increment Equivalent : Constructed Vacant |Development Charges!
(no financial tool used)| Property Taxes Parking )
Grant Office Space
City Centre Office
Scenario -$0.58 $52.26 $27.69 $12.06 $6.60 $4.48
(no financial tool used)
Exemption from Peel
& School Board $52.26 $56.58 $53.80 $53.36 $56.51
Property Taxes
Tax Increment
Financing/Tax
Increment Equivalent $27.69 $56.58 $34.39 $31.61 $36.17
Grant
Municipal Investment
in Underground $12.06 $53.80 $34.39 $17.73 $17.12
Parking
Elimination of Propertyj
Tax Payable on Newly|
Constructed Vacant $6.60 $53.36 $31.61 $17.73 $11.53
Office Space
Granting Relief From $4.48 $56.51 $36.17 $17.12 $11.53

Development Charges|

TABLES 5.6 (above) & 5.7 (below):

Comparing Returns by Combining Incentives (surplus per square foot and internal rate of return)

Use these tables by selecting a financial tool on the left that you want to examine. The first column displays the surplus/return based on
the pro forma scenario plus the incentive you have selected. To determine the surplus/return for the selected incentive plus another
potential incentive, move to the right and compare the sum of the two returns. Combining all incentives would produce a return on
investment of 31.1% or $61.85/sq. ft.

Compare Returns On Investment (ROI)

Tax Increment

Eliminating of Property|

City Centre folce Exemption from Peel Financing/T ax Mu_n|cnpa| Investment Tax Payable on Newly| Granting Relief From
Scenario & School Board . in Underground
5 Increment Equivalent b Constructed Vacant |Development Charges
(no financial tool used) Property Taxes Parking )
Grant Office Space
City Centre Office
Scenario -0.2% 21.5% 4.8% 2.3% 2.3% 1.6%
(no financial tool used)
Exemption from Peel
& School Board 21.5% 25.7% 22.0% 22.0% 23.9%
Property Taxes
Tax Increment
AR 10.3% 23.7% 12.0% 12.0% 14.1%
Increment Equivalent
Grant
Municipal Investment
in Underground 4.8% 25.7% 15.1% 7.2% 7.0%
Parking
Elimination of Propertyj
TR (RN @ (= 2.3% 22.0% 7.2% 7.2% 4.1%
Constructed Vacant e R en en e
Office Space
Sl (RIS 1.6% 23.9% 7.0% 7.0% 4.1%

Development Charges|

CITY OF MISSISSAUGA — OFFICE STRATEGY STUDY

63



5.4 Potential municipal revenues from future office development

Figure 5.8 illustrates the shifting distribution of future office development over time, relying on the minimum
and maximum growth scenarios. A key assumption is that the expected growth will be spread out evenly across
the 25-year horizon. Also, the share of the growth will change over time, as vacant land inventories decline.
Over time, this is likely to shift the focus of new growth from Airport Corporate and Meadowvale (60% of growth
early on), towards TOD in Hurontario Corridor (incorporating portions of Gateway adjacent to Hurontario), with
45% of the City’s annual office growth projected for that area by 2031 (see table 5.8).

Estimated Share of Growth Allocated to Employment Areas - 2007 - 2031
100% -
90%
80% |
70% -
60% |
50% -
40% -

30% A
20% A
10%

0% -

2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031

‘ WACC O Meadowvale O Hurontario O City Centre lRestofCity‘

TABLE 5.8: Estimated Share of Growth Allocated to Employment Areas — 2007 to 2031

Note: ‘Hurontario’ refers to the Hurontario Corridor and not the Hurontario Planning District. As vacant land inventories decrease in Airport
Corporate and Meadowvale, the share of new growth directed to those two areas should decrease, while the Hurontario Corridor can expect to see
an increasing share over time. These numbers represent an estimate based on existing development and land inventories..

The City can expect annual property tax revenue increases ranging between $300,000 and $700,000, depending
on the level of development. The City receives 15% of the total tax paid by office development. Total property
tax revenues will range from $1.9 million to $4.8 million of new tax revenue per year to the City, Region and
School Boards combined (see table 5.9).

Share ot
Growth Annual Municipal Property Tax Revenues
Allocated to 10 million sq. ft. (400,000 per year) 25 million sg. ft. (1,000,000 per year)
Area (2007) Square Feet | City TaxShare [ Al Taxes Square Feet | City TaxShare | Al Taxes
Airport Corporate 40% 160,000 $129,041 $860,276 400,000 $322,603 $2,150,689
Meadowvale 20% 80,000 $53,398 $355,984 200,000 $133,494 $889,961
Hurontario 15% 60,000 $38,341 $255,603 150,000 $95,851 $639,009
City Centre 10% 40,000 $24,929 $166,194 100,000 $62,323 $415,485
Rest of City 15% 60,000 $41,043 $273,621 150,000 $102,608 $684,054
Total 100% 400,000 $286,752 $1,911,679 1,000,000 $716,879 $4,779,196

TABLE 5.9: Estimated Annual Estimated Property Tax Revenues — Future Office Development Scenarios
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Taking into account the time-cost of money, (using a 7% annual discount rate), depending on the level of
development, the City can expect between $3.2 million and $8.0 million (present values) of new property tax
revenue over a 25-year period, with between $21 million and $53 million going to the City, Region and School
Boards combined (see table 5.10)

Share of Share of
Growth Growth 25-year Municipal Property Tax Revenues (Present Value)
Allocated to | Allocated to 10 million sq. ft. 25 million sg. ft.
Area (2007) | Area (2031) Square Feet | City TaxShare [ All Taxes Square Feet | City TaxShare | Al Taxes
Airport Corporate 40% 20% 2,890,000 $1,161,795 $7,745,297 7,225,000 $2,904,486 $19,363,242
Meadowvale 20% 10% 1,564,000 $512,236 $3,414,909 3,910,000 $1,280,591 $8,537,273
Hurontario 15% 45% 2,826,000 $717,468 $4,783,121 7,065,000 $1,793,670 $11,957,802
City Centre 10% 10% 1,220,000 $354,515 $2,363,431 3,050,000 $886,287 $5,908,579
Rest of City 15% 15% 1,500,000 $470,738 $3,138,256 3,750,000 $1,176,846 $7,845,639
Total 100% 100% 10,000,000 $3,216,752 $21,445,014 25,000,000 $8,041,880 $53,612,534

TABLE 5.10: 25-year Estimated Property Tax Revenues — Future Office Development Scenarios

5.5 Development costs related to future office development

Although this section has provided an estimate of potential property tax revenues from office development,
intensification clearly comes at a cost.

The Region of Peel and the City are engaged in on-going discussions with the province related to meeting the
City’s commitments in connection with Places to Grow. In this regard, the region has just nearly doubled its
development charges from approximately $44.43 per m® to $81.66 per m? in anticipation of general
intensification demands related to water, wastewater, regional roads, and various soft costs. This increase does
not take into account plans to introduce higher order transit on Hurontario and associated new development in
either Brampton or Mississauga. This recent increase in development charges was incorporated into the
economic modelling used within this Chapter.

As well, Mississauga City Council recently (April 23, 2008) adopted a 1% special infrastructure levy in anticipation
of the need to keep infrastructure in good repair. Originally it was determined that the levy would not be
imposed if funding became available from the federal government. The City Manager estimates that the City’s
infrastructure deficit will reach $1.5 billion over the next 20 years. Annual revenues of $75 million would be
required to avoid this. Furthermore, tax reserves are projected to be exhausted by 2012.
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CHAPTER SIX | STRATEGIES AND POLICY RECOMMENDATIONS

This chapter contains our recommendations for policies and strategies designed to help Mississauga consolidate
its position in the marketplace, gained in an era of rapid greenfield expansion, and help the City prepare for a
transition to a future focused on reurbanization and intensification. We have concluded that the City needs to
direct growth towards sustainable, transit supportive design and away from the current dependence on cars for
the following two reasons. First, with a growing population and a declining proportion of residents using transit
in Mississauga, *® trends suggest that the office locations which currently provide the City with its principal
growth will become increasingly congested; unchecked, this can only be detrimental to the City’s competitive
position, particularly because these areas represent important assets of immense value to both the private and
public sectors. Second, as the GTA matures as a city-region, other jurisdictions in the GTA will undoubtedly be
seeking to improve their own transit networks in order to improve mobility in their municipalities and improve
their competitive position in the office market.

These recommendations address concerns about the lack of office growth in the City Centre; high levels of
congestion in the City’s most successful office locations by promoting a strategy of transit-oriented office
development on Hurontario Street while at the same time creating more land dedicated to office development;
taking advantage of a burgeoning interest in green development; and proposing a revised set of office policies
intended to help the City achieve its goals for city building.

Because these proposals form the policy basis for other initiatives directed at strengthening and re-directing the
focus of the City’s urban structure, the proposed new office hierarchy is dealt with first.

6.1 The proposed revised office designations are intended to enhance the City’s
ability to direct office development to transit-supportive locations such as
City Centre and the Hurontario corridor.

The challenge:
Existing official plan designations and zoning permissions convey to property owners certain expectations that

translate into value. When there are no policy limits in place, it is a challenge to introduce new policies that
convey different messages in terms of the City’s expectations for use, scale and built form. As well, office uses
are currently permitted in nine different official plan designations and when the Nodal designations of the
current plan are taken into account an additional set of expectations is created. This range of designations is
cumbersome to administer and unnecessarily complicated for developers, investors and potential tenants. At
the same time, the City’s desire to direct office development to priority locations such as the City Centre is

% Transportation Tomorrow Survey, 2001 Data.
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undermined because office development is permitted in so many other locations. For office concentrations in
employment districts such as Meadowvale and Airport Corporate Centre, the ‘Business Employment’ designation
has worked well but has also created an

environment heavily dependent on car access (see ACHIEVING THE FUTURE IDEAL:

] A FOCUSED POLICY DIRECTION
lower left quadrant, flgure 61) TRANSIT - ORIENTED

The opportunity:
It is nevertheless incumbent on the City to attempt

to reshape its policies regarding office development LOCAL
in order to prepare the City for the next wave of

growth and, in particular, make it irresistibly
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attractive for new companies to re-locate to

-------------------------------

A 4

SNOILYD0T TYNOILINMA

Mississauga. The time is right for this transformation

PRESTIGE LOCATIONS

because Mississauga is in the process of shifting to a
focus on reurbanization rather than greenfield
development. The provincial Growth Plan provides
strong additional support for this move. As
discussed in Chapter Four, the current emphasis is

on auto-oriented development. Figure 6.1 depicts a ¥
preferred future that introduces a new set of office j

FIGURE 6.1: AFocused Policy Direction

p0|ICIeS focused on locations  that require and The City of Mississauga should focus its attention on the

benefit from higher levels of transit service (the downtown (City Centre) and its major potential transit
. . Lo corridor (Hurontario), as well as other areas that serve local
upper segments of the figure). The policy priority office needs (e.g. professional, medical).

from the City’s perspective should now begin to shift

to the top left portion of the figure in order to

promote renewed interest in the City Centre as an office location and to lay the foundation for transit-oriented
development on Hurontario. In order to create a critical mass of major office buildings in the desired and
appropriate locations, large new office buildings should be discouraged from locating on other arterial roadways
that better accommodate local office and other commercial needs.

As already acknowledged in Chapter Four, the Business Employment designation has proven to be an effective
tool to attract significant amounts of office development to the City’s employment districts. The opportunity for
locations like Meadowvale and Airport Corporate Centre is to find ways to encourage efficient use of remaining
land resources and, in the case of Airport Corporate, to take advantage of the future east-west bus rapid transit
service. No general recommendations are made regarding the development of office under the Business
Employment designation.
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We therefore envision a new ‘office hierarchy’ whereby the City Centre remains the number one priority for

office location, followed by a strategic refocusing of policy and capital spending priorities on Hurontario

(schematically the top left quadrant, Figure 6.1). Office development in what is termed the ‘Business

Employment’ designation would continue to accommodate business park uses (bottom left, Figure 6.1). The

demand for stand alone office buildings in industrial district environments are not large and do not require

intervention.

At the outset, we propose that the current definition of office uses (“business, professional and administrative

offices”) continue to apply.

The Recommendations:

6.1.1 The following new designations focused on office uses are proposed:

a) Downtown Office:

This designation is intended to provide for the
highest intensity of development in Mississauga,
supported by higher order transit. Underground

parking will be required for new office buildings in

the downtown core (see figure 6.2). The intention is L T cone v §
to create a fine grain, pedestrian-oriented { 23
environment capable of attracting firms of | J
international, national and regional status seeking a = ¥ ; ]

z
2

45 Ented P 2

downtown setting. Recognizing that no policy limits
FIGURE 6.2: Mississauga Downtown Core

currently apply (FSI or building height), the emphasis = The biue outline defines the edge of the proposed

. . . . . downtown core area within which the proposed
will be on creating high quality design through the . - C0 o designation would apply.
application of design guidelines. Minimum densities
will be prescribed, but should only be implemented after a strategy to reduce the size of development
blocks has been agreed upon. The minimum density should reflect the importance of protecting the

City’s investment in City Centre infrastructure.

Because current designations already permit a wide variety of uses, including residential, the
Downtown Office designation will incorporate these uses but make it clear that office is a preferred use
for this location. This designation is intended to work in conjunction with specific financial strategies
designed to favour commercial office development over residential development until such time as the
economic health of the City Centre office market has been regained.

It is also recommended that zoning in the core of the City Centre (see Figure 6.2) be amended to
institute a temporary cap on residential development that limits the permitted floor space index (FSI)
to 0.5. This restriction should be reviewed five years after it comes into effect in order to provide a
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window of opportunity for proposed office strategies to take effect. This reflects a concern that
continued strong demand for residential development is steadily reducing the supply of potential office
development sites. In this regard, office uses and residential uses have different impacts on local land
use patterns and are not interchangeable; for this reason, it should be made clear that applications to
convert office development permissions to residential will not be considered during the period that the
cap isin place.

b) Major Office

e This designation is intended to facilitate the creation of a transit-oriented office environment on
Hurontario Street to complement plans to introduce higher order transit. Uses other than office will be
permitted in this designation in recognition that there are sites on Hurontario where uses compatible
with a high density, transit-oriented environment are already designated or built. Certain priority sites
with the best transit access will be zoned “office-focused,” where office uses will be the predominant
use.

e Uses incompatible with a higher density, place-focused setting such as big box and highway commercial
development should be actively discouraged.

e The City is about to begin a major land use/transportation study on Hurontario to determine the
feasibility of accommodating higher order transit. This study should recommend a process for
undertaking a secondary plan or plans for the corridor that will include:

o0 ldentification of appropriate locations for the implementation of the Major Office designation
where office development can be effectively integrated with higher order transit stations
(illustrated for schematic purposes only on Figure 6.3)

A basis for establishing minimum and maximum densities at these locations;
Design guidelines that set out a vision for development of a high quality, pedestrian-oriented
public realm within a 600-metre radius of each designated office location/transit station.

e In order to provide additional incentive to launch transit-oriented development, the City should identify
a time period within which a residential development cap will be applied to lands within the ‘downtown’
and ‘major office’ in order to allow time for the incentive strategies proposed in this study to be
reviewed and implemented.

c) Local Office:
e The Local Office designation will be applied primarily to arterial roads in a variety of neighbourhood and
commercial settings in locations other than employment districts. This designation will incorporate
professional offices, medical offices and other office uses serving a local market and could include
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provisions for retailing. In order to support the concentration of major office buildings in specific
locations such as the City Centre and on Hurontario, stand-alone office buildings in Local Office areas will
be limited in size to 40,000 sq. ft. (3,700m?). Local Office will also encourage the development of offices
as accessory uses in plazas.

6.1.2 Re-examine Mississauga’s Present Structure of Nodes:

Nodes identified in employment districts should remain in place until the revised office policies have been
integrated into the revised plan. The revised plan should distinguish between the intention of concentrating
mixed use development at appropriate locations throughout the City to provide a focus for the provision of
local services and the desire to concentrate high quality commercial office development at specific locations
such as the City Centre and at specified office nodes along Hurontario Street.

6.2 Policies and strategies designed to kick start office development in the
City Centre.

The challenge:
A major barrier to new office development in the City Centre is the high cost of underground parking. At the

same time, the core area has no room to accommodate new office development with surface parking. Existing
surface parking detracts from the quality and character of built form in the City Centre, preventing Mississauga
from achieving its goal of creating a fine-grained, pedestrian-oriented, transit-friendly downtown and fails to
attract new anchor tenants. Even parking decks and parking structures, although less expensive to construct,
present problems from an urban design perspective, although there are precedents elsewhere for attractive
ways to mitigate the visual impacts. Underground parking for office buildings must be seen as a prerequisite for
positioning the City Centre as a true downtown. The goal, after all, is to increase the critical mass of people
working downtown, not to use valuable air rights to store vehicles.

A second barrier to new office development in the City Centre is that the area has lost momentum in the market
place. With no new office buildings in 15 years, landlords are seeing a decline in the average size of tenancies as
large blocks of space are leased to numerous smaller firms. The City Centre is no longer the obvious choice for
major companies seeking large blocks of prestige office space.

The opportunity:
The City is currently developing a parking strategy for the City Centre, including consideration of creation of a
parking authority of some kind. As detailed in Chapter Five, if the City were to partner with a developer to build

and own the underground parking component of a new office building, this would overcome a major obstacle to
kick-starting the office market in the City Centre. In our view, this would represent a practical investment in the
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future built form of the City Centre. It would positively reinforce the desire of the City to improve the quality of
the pedestrian realm by making possible a built form that creates a more vital streetscape and which brings large
numbers of additional workers to the core area. By increasing parking rates at a steady pace over time, the
parking garage would also initiate the long-overdue process in the 905, of acknowledging the true cost of
parking. Our estimates suggest that even with municipal investment in underground parking, one or more
financial incentives would be necessary to interest a developer in proceeding with a new office building

More than anything, the City Centre, which represents the pinnacle of a proposed new office development
hierarchy, needs new office buildings in order to re-establish demand and awareness among potential larger
tenants. The City of Mississauga has outgrown the civic centre, and needs between 80,000 and 100,000 sq. ft.
(7,400-9,200 m?) of new space to accommodate city staff. This presents a unique opportunity to use the City’s
own space needs to ensure the development of at least one new City Centre office building by becoming an
anchor tenant in a new building. All or any of the financial incentives discussed in Chapter Five could be used to
make an office building with underground parking financially attractive — particularly if the City is able to provide
itself as a ‘blue chip’ anchor tenant. Some of the proposals are already being experimented with by other
jurisdictions; others, such as the proposal to seek exception from Regional and school taxes are untried as of yet
and would involve negotiation with both the upper-tier municipality and the province. In our view, a
combination of less aggressive incentives together with a decision to proceed with underground parking may
prove to be the easiest and most effective way to kick-start office development in the City Centre.

The recommendations:

6.2.1 Invest in Underground Parking in Partnership with Office Developers:

As indicated in Chapter Five, one of the most effective ways to stimulate office development in the City Centre is
for the City to invest in underground parking in partnership with an office developer. The City should finance
underground parking as a partner in at least one new office development to accommodate City staff. The capital
cost of the parking (estimated at $14 million for a 400-stall garage — 80% of the overall parking requirement)
would be reduced by a developer contribution of $6 million ($15,000 per stall). Over time, the relatively small
area devoted to surface parking would be redeveloped as transit service improves and the demand for parking is
reduced. Tenants would pay a nominal parking fee at the outset, which would increase annually until a
municipal contribution is no longer needed (this would take 19 to 27 years, depending on parking rate
escalation). The value of this partnership to the developer at the outset would be slightly more than $2/sq. ft.
per year. The value to the City over the long term would be a revenue-producing asset, as well as more
immediate benefits in terms of helping to re-establish the market for office space in the City Centre in a way
that improves the quality of the pedestrian realm.
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6.2.2 Take Advantage of Other Financial Tools and Incentives to Effectively Urbanize City Centre:

In order to make the office building with underground parking financially viable, the City of Mississauga should
stimulate the City Centre office market by utilizing one or more of the financial incentives listed in Chapter 5 of
this report. Doing so will help the City to achieve the desired urban environment and business climate required
by tenants and office building developers over the long term, while also creating a new assessment base for the
City, an improved public realm, and new employment opportunities for Mississauga residents. Where
negotiation, partnership, or co-operation with other levels of government is required to implement one or more
of the financial tools that are recommended, the City should initiate a dialogue as soon as possible. These
incentives should be timed to work in conjunction with the proposed residential cap (6.1.1a).

6.2.3 Downtown and Major Office Development Team

We recommend the creation of a multi-disciplinary team at the City of Mississauga exclusively dedicated to
promoting the City Centre and expediting development applications for office and other employment-oriented
development in the core and at future office-focused nodes in the Hurontario Corridor.

6.3 The pedestrian environment in City Centre must be improved

The challenge:
As suggested in interviews with City Centre landlords, the lack of an attractive pedestrian environment illustrates

how failure to meet expectations can work against the City’s goals. At present, the large size of development
blocks makes it difficult to develop the desired street patterns. Dependence on surface parking ensures that
office buildings are separated by parking lots, resulting in large areas covered in asphalt. Although the
introduction of residential development is helping to change “the look” of City Centre in some sections, the
perception among office tenants is that the City Centre is not yet pedestrian-friendly.

The opportunity:
The City is already engaged in a process to improve this situation by working out ways to reduce block size and

introduce a finer grain level of development.

The recommendations:

6.3.1 Improve Pedestrian Environment:

The City should continue to work with landowners to significantly improve the pedestrian environment in the
City Centre core by reducing block size, rights of way and improving the permeability of the area overall. This
process can be facilitated through Community Improvement Plan policies for the core of the City Centre.
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6.4 Go green in City Centre.

The challenge:
Aging buildings in the City Centre have higher operating costs, requiring landlords to absorb up to $2/sg. ft.

($21.53/m?) to remain competitive.

The opportunity:
Landlords in other markets are taking advantage of growing public interest in sustainability by retrofitting older

buildings to improve air quality, lower energy consumption (and costs), and reduce greenhouse gas emissions. A
recent industry survey found that 90% of tenants want a green office environment and 65% would pay a
premium to lease such space. The Building Owners and Managers Association (BOMA) is working with local
landlords and developers to help them upgrade building performance (Go Green Plus). A BOMA partnership with
the Ontario Power Authority involving 40 Toronto buildings is expected to reduce electricity consumption by 30
million kilowatt-hours, for annual savings of at least $2 million. LEED® (Leadership in Energy Efficient Design), a
rating system developed by the Canada Green Building Council (CaGBC), is the industry standard for new green
construction in the commercial sector. By embracing these industry-wide trends, Mississauga can reposition the
City Centre as a green leader while addressing issues that affect the area’s competitiveness.

A recent report prepared by the Canadian Urban Institute for Infrastructure Canada identified the City Centre as
having sufficient energy demand to warrant the consideration of a district energy system. The report cites the
benefits of district energy including reduced greenhouse gas emissions, reduced reliance on the electricity grid,
and district energy’s role in ensuring reliable long-term price stability. Hydro One has indicated that southern
Mississauga is close to capacity in terms of introducing new transmission lines to supply electricity. The
introduction of district energy would help address this concern. A detailed discussion of district energy is
available in Appendix H.

The recommendations:

6.4.1 Energy Conservation and Green Building:

The City should work with landlords in the City Centre, BOMA, and the Ontario Power Authority to make the
OPA’s conservation demand management grants program available to City Centre landlords, and adopt the
LEED® standard for new office development.

6.4.2 Energy and the Community Improvement Plan (CIP)

City Centre falls within a Community Improvement Area. Incorporate into a Community Improvement Plan the
objective of promoting the rehabilitation of energy retrofits and conservation practices. The CIP should identify
a variety of energy-related initiatives as allowable costs. The City should also consider conducting a City Centre
district energy system feasibility study, which would be an eligible cost under the new provisions of the planning

Act (resulting from Bill 51) with respect to Community Improvement Areas.
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Hurontario Developmint Corridor
/
oA 6.5 Establish additional dedicated land for

office: adopt a nodal development pattern on
Hurontario to create attractive office sites that
can be served by higher-order transit

Extended UGC

The challenge:
Although Mississauga still has plenty of vacant employment land,

only half of the sites are in places that are attractive to the office
market. Meadowvale and Airport Corporate Centre need to be
developed more intensively and the Hurontario Corridor — including
the City Centre - needs to be made more attractive to investors.
Having proven its ability to attract prestige office development and

§ thousands of jobs over the past 25 years, Mississauga must now
-.§ invest (in partnership with other levels of government) in essential
. transit and related infrastructure to service the next generation of
growth.
\J, The opportunity:
Figure 6.3: Hurontario Corridor Case studies (Appendix F) from other jurisdictions show that
The Hurontario Development Corridor contains ; ; ; ; ; ; i
the Urban Growth Centre along with a series of constructing light rail transit and implementing the principles of
key nodes north of Eglinton Avenue within a transit-oriented development can attract high-quality, higher-
newly defined corridor. Conceptual Nodes are . .
shown for illustrative purposes only. density development; generate jobs; add to the tax base; persuade

SOURCE: Canadian Urban Institute . . .
car-dependent commuters to switch to transit; and achieve levels of

ridership high enough to reduce the time needed to make operation
of LRT service viable. Hurontario could support higher-order transit: the City’s Urban Growth Centre already has
80% of the provincial target of 200 jobs and residents per hectare. Hurontario also has many vacant sites close to
key intersections that could support high-quality transit-oriented development. With firm planning controls,
innovative urban design guidelines, and appropriate incentives, Hurontario could be transformed into an
attractive environment for new investment in the next generation of office development. Should the upcoming
study of Hurontario conclude that LRT is the appropriate way to implement higher order transit, there are also
precedents for building base infrastructure such as stations and LRT track beds before funds are available to
supply rolling stock, to send appropriate signals to developers and other investors early on.

Any selected policies should indicate that it is Council’s intention not to impose an FSI for a specified period
following adoption of the policies to provide “a window of opportunity” for developers to proceed with
proposals for office development. The timing should be linked to the timing of the availability of the higher order
rapid transit to be constructed. Since we have proposed that certain sites closest to any transit stations be
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designated for office uses only, we feel that this two-pronged approach sends a very positive message to the

development community.

The recommendations:

d)

€)

9)

6.5.1

Designate six nodes on Hurontario for a new category of transit-oriented development within the
proposed office development hierarchy. This action consists of the following steps :

Complete the higher order transit feasibility study on Hurontario as quickly as possible, then fast-
track the environmental assessment.

Establish urban design guidelines for the corridor to support the expected alignment of future
transit and station locations.

Develop a secondary plan, or plans, for each node, covering a normal walking radius of 500-600m,
specifying office-focused sites, appropriate densities, and development requirements (including
setbacks, build-to lines, pedestrian routes, and direct transit connections) to give developers and
investors a clear sense of development potential and to ensure that office development initiated
before the provision of higher-order transit remains compatible with overall design objectives.

By designating sites closest to transit stops located at key intersections as “office-focused”, the City
seeks to encourage the highest intensity employment uses possible within walking distance of these
stops. These locations will be linked with high quality, fully accessible pedestrian routes both to
transit stations and adjacent development.

To ensure that these locations maintain a high quality business environment, the City encourages
compatible uses and amenities that support such an environment.

Site planning for large blocks adjacent to stations should consider the potential to develop future
phases to intensify over time. To facilitate this, the City should be prepared to negotiate density
bonuses for residential uses where the developer is prepared to construct underground parking in
excess of the amount of parking required for adjacent residential uses. The goal is to be able to
maintain parking at the minimum level necessary to support the office market but to be able to
adjust parking supply at the node as transit modal split improves over time.

Articulate a vision and principles for a high-quality public realm in each node, showing how
developers can contribute to making it happen.
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6.6 Linking policies and strategies to a revised urban structure

The opportunity:
For the purposes of this report, we argue that concentrations of office represent the key building blocks for a

revised urban structure. In that regard, the purpose of the proposed Urban Structure Map (next page) is to assist
in defining the Office component of the Structure (or Urban Form Concept) that the City has the opportunity to

revise in the forthcoming Official Plan review. The proposed office component of the urban structure emphasizes
transit-oriented development nodes and corridors but seeks to emphasize that, in future, the focal point of the
urban structure is to be transit-oriented development centred on intensification in the City Centre and the
Hurontario corridor. Acknowledging the role of the 400-series highways in the successful development of
Meadowvale and Airport Corporate Centre as prestigious, business park environments is important. As well,
together with the revised policies and strategies recommended in this chapter, the revised Urban Structure will
confirm the City’s intention to fully implement intensification policies contained in the Provincial Growth Plan.

The challenge:
The office component (which is also significantly affected by transit provision) is a key component of future

urban structure of Mississauga. Balancing it with other municipal needs, and the needs of other land uses and
users while also maintaining the intent of the proposal will be important. Investors and other stakeholders with a
vested interest in maintaining and strengthening the office market in Mississauga must continue to be reassured
that the City intends to continue strengthening its office market, and that it will remain a competitive office
location.

The recommendation:

6.6.1 Review the Urban Structure:
The City should review and adopt the proposed revised urban structure map (next page).
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@ Proposed Urban Structure For Office Uses
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6.7 Support the continued success of the City’s key employment districts

FIGURE 6.4: Proposed Extension to Ai rportCorporate Planning District
The market already regards the lands west of Airport Corporate to be part of the same office district. Mississauga should consider

adjusting its planning area and policies to match demand for office land in this area.
SOURCE: CANADIAN URBAN INSTITUTE & MICROSOFT LIVE EARTH, 2007

The challenge:
Airport Corporate Centre is the City’s most successful office node but much of the recent development has taken

place on lands west of Etobicoke Creek. In discussions with landlords, developers and tenants, it is clear that
these lands, although officially part of Northeast district, are viewed as being part of Airport Corporate Centre.
Presently the City does not recognize this market trend in its planning documents.

The opportunity:
In Airport Corporate Centre/Northeast, expanding the boundaries of Airport Corporate Centre into Northeast
would create one cohesive planning district that better matches market demands. Across those employment

districts most suited for Office uses, the city can continue to support their growth and ongoing success by limiting
industrial uses.
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The recommendations:

6.7.1 Airport Corporate Extension:
The City should adjust the boundaries of Airport Corporate Centre to include lands west of Etobicoke
Creek as illustrated in figure 6.4.

6.7.2 Limit Industrial Uses on Lands Best Suited for Office:
Delete the current permission for the expansion of existing industries with outside storage in Airport
Corporate and Meadowvale.

6.8 Meadowvale and Airport Corporate Centre are attracting the majority of
Mississauga’s new office development but currently have low transit modal share
and limited amounts of prime vacant land.

The challenge:
Our analysis suggests that both these areas have been developed at relatively low densities. The Toronto

Transportation Survey (TTS) data indicate low modal splits — i.e. low levels of transit use — and concerns have
been voiced about growing congestion. Projects developed with surface parking lots will continue to use up
valuable space. In Meadowvale the employment density is a modest 31 workers per hectare.

The opportunity:
Meadowvale has recently gained additional access to GO Transit, and Airport Corporate will soon benefit from an

east-west BRT service. In the long-term it is expected that the Milton GO Line will provide all-day two-way
service and, therefore, space around the station area should to be intensified as much as possible. The goal, in
selected areas of the district where transit service can be further enhanced, would be to increase the number of
workers per hectare to between 50 and 75 in order to support better transit service.

Office intensification strategies for both districts would help the City achieve the maximum utility from these
locations in ways that support transit use and improved pedestrian connectivity over the long term. Without
affecting the campus-like environment that has served these areas well in the past. Encouraging structured
parking for all new development in this district would facilitate the development of larger buildings, thereby
extending the marketability of the districts over time, while also generating higher employment densities more
capable of supporting transit.
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The recommendations:

6.8.1 Undertake intensification strategies for Meadowvale and Airport Corporate Centre that include
requirements or incentives to construct parking structures.

6.8.2 Intensification strategies for Meadowvale and Airport Corporate Centre should recognize the future
potential of two-way all-day service on the Milton Iline and the future east-
west BRT route along Eastgate Pkwy. and Eglinton Ave. Higher intensities created by structured parking
for new development can help make these districts more transit supportive while not affecting the type
of office development taking place in these Business Employment areas.

6.9 Sheridan Park developed as a science and technology park and maintains a
unique campus-like environment, but is the City’s only employment district
with visibility from the Queen Elizabeth Way.

The challenge:
Most of the buildings in this district are classified as office industrial (according to data provided by Real Estate

Search Corporation). Although there is considerable turn over among tenants, the area continues to be attractive
for its tenant base.

The opportunity:
Given its strategic location as the only office area in southern Mississauga with partial visibility from the Queen

Elizabeth Way, Sheridan Park still has untapped development potential; over the very long term it may warrant a
reinvestment initiative.

The recommendation:

6.9.1 Secondary Plan Review:
The City should acknowledge the longer-term development potential of Sheridan Park by incorporating
the district into the revised urban structure and by undertaking a secondary plan review in conjunction

with development of the new official plan.

6.10 Conclusions

The sum of the above recommendations is intended to provide the City with a basis for retaining and expanding
its office development potential in ways that support city building and which are consistent with reurbanization
and intensification.
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CLOSING COMMENTS | THE MisSISSAUGA OFFICE STRATEGY STUDY:

This report provides the City with a comprehensive analysis of the office market in Mississauga, as well as advice
on recommended changes to the City’s Official Plan. These are accompanied by a number of strategies designed
to compliment the policies.

As identified at the outset, in order to ensure the City staff and Council have an opportunity to discuss our
findings in some detail, we suggest holding a workshop at a mutually convenient time. We can then incorporate
any modifications in a final report.
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GLOSSARY

General:

Spec Build

Competitive
Space

Non-
competitive
buildings

Net Present
Value

NPV

Speculative buildings: The construction of a building with less than 50% pre-leased.
The speculative builder anticipates that a demand exists or will develop by the time
the leasing is completed.

Multi-tenant buildings with space offered for lease on the open market.

Buildings which are purpose built and or often occupied by one tenant in either the
corporate or public sectors.

Net Present Value (NPV) compares the value of a dollar today to the value of that
same dollar in the future, taking inflation and returns into account.

See Net Present Value

Types of buildings in which office space is researched by RESC:

Office

Flex space/
Office Flex

Office
Industrial

Multi-Unit
Office Facility
(MOF)

A building which is principally (80% or more) used for office space by one or more
tenants. All other uses: retail, storage, shipping and limited industrial use (i.e.
printing facilities) are normally complementary to the office space and are not
counted as office area.

Also referred to as ‘stand-alone’ offices.

A *flex’ building maybe used for office space or industrial space with very little capital
investment to convert from one use to the other. The building is classified as office
when occupied as office and visa versa for industrial classification.

An office building which is principally (80% or more) used for office space by one or
more tenants and is located in a predominantly industrial area. The differentiating
factor from an industrial building is that the building can be used by a tenant not
related to the industrial component of the site. The building is normally detached
from the industrial facility.

An office building(s) whose principal use is office (80% or more) and is low rise,
suitable for smaller tenants (less than 5,000 sg. ft). Units or suites may be sold or
leased and often have street identity for tenants.

MOFs can be stand alone structures with multiple entrances to separate units or
many structures with common parking and access. MOFs often have one common
name but may have multiple municipal addresses or one address with multiple unit
identity. They often have common management.
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Conversion | A building, which is principally (80% or more) used for office space by one or more

Office | tenants but was originally, used for another purpose, i.e. warehousing,
manufacturing, residential, retail etc. The building was emptied and fully converted.
Itis recorded as an ‘office conversion’ when the construction is completed and ready
for office occupancy. Unlike “flex’ buildings, the building has undergone a complete
renovation converting it to office use and would require extensive renovation to
convert it to another use.

Medical Office | An ‘Office Building’ in which over 50% of the office space is occupied by medical
service providers. The building is not included in researched office space if it is
attached or on the same property as medical facilities such as hospitals.

Types of buildings in which office space is not researched by RESC:

Minor office | Office space located above retail outlets or part of an industrial building.

Purpose built/ | A building built for specific use purposes i.e. churches, schools, courts, entertainment
Design build | facilities. These building may have office space in them but is not included as office
space for research purposes.

Industrial | A building whose principal use is industrial (80% or more). There may be office space
related to the industrial space. Typically, industrial buildings are known as 90%
industrial with 10% office. This office is not included as office space for research
purposes.
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