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FOREWORD

The project documented in this case study
received funding assistance under the
Affordability and Choice Today (A•C•T)
Program.  A•C•T is a joint initiative,
managed by the Federation of Canadian
Municipalities, the Canadian Home
Builders’ Association, and the Canadian
Housing and Renewal Association,
together with the funding agency Canada
Mortgage and Housing Corporation.  The
A•C•T Program is administered by the
Federation of Canadian Municipalities.

A•C•T, which was launched in January
1990, was designed to foster changes to
planning and building regulations and
residential development approval
procedures in order to improve housing
affordability, choice and quality.  

Through A•C•T, grants are awarded to
municipalities, private and non-profit
builders and developers, planners and
architects to undertake innovative
regulatory reform initiatives in
municipalities across Canada.  Three types
of projects are awarded grants under the
A•C•T Program: Demonstration Projects,
Streamlined Approval Process Projects,
and Case Studies (of existing initiatives).  

• Demonstration Projects involve the
construction of innovative housing
that demonstrates how modifications
to planning and construction
regulations can improve affordability,
choice and quality.

• Streamlined Approval Process Projects
involve the development of a method
or an approach that reduces the time
and effort needed to obtain approvals
for housing projects.

• Case Study grants are awarded for the
documentation of existing regulatory
reform initiatives.

Change and innovation require the
participation of all the players in the
housing sector.  A•C•T provides a unique
opportunity for groups at the local level
to work together to identify housing
concerns, reach consensus on potential
solutions, and implement action.
Consequently, a key component of
A•C•T-sponsored projects is the
participation and cooperation of various
players in the housing sector in all phases
of each project, from development to
realization.

All projects awarded a grant under the
A•C•T Program are documented as case
studies in order to share information on
the initiatives and the benefits of
regulatory reform with other Canadian
communities.  Each case study discusses
the regulatory reform initiative, its goals
and the lessons learned.  Where
appropriate, the cost savings resulting
from modifications in various planning,
development, and construction
regulations are calculated and reported.  
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In the late 1980s, many in the
construction industry in Mississauga,
Ontario, believed that parking standards
for condominium apartment buildings
were excessive and added unnecessarily to
housing cost.  In fact, the provision of
parking was one of the most expensive
components of condominium apartment
projects, adding approximately $5,000 to
$12,000 per space to the cost of a unit.  

In 1990, the Urban Development
Institute (UDI), Peel Chapter, in
cooperation with the City of Mississauga,
undertook an A•C•T project to review
Mississauga’s parking standards for
condominium apartments and to
recommend appropriate amendments to
the zoning by-law.  

UDI retained the consulting firm Proctor
& Redfern Limited to conduct the review
of condominium apartment parking
standards.  A Steering Committee,
comprising representatives of UDI, the
City of Mississauga’s Planning and
Building Department and Proctor &
Redfern Limited was formed in order to
direct the project.  The results of the
review were summarized in a report
entitled City of Mississauga Parking
Standards Review for Condominium
Apartment Buildings.  The report
presents information gathered from three
surveys:

• A survey of residents regarding
vehicle ownership, household
composition, and transit use

• A survey of visitor parking utilization
rates

• A survey of building managers

The study indicated that the residents of
condominium apartments had
household characteristics that differed
substantially from those of Mississauga’s
general population.  For example,
condominium apartments had an
average occupancy rate of 1.99 persons per
unit, which was much lower than the
city-wide average of 3.05 persons per
residential unit.  The study also predicted
that the occupancy rate for condominium
apartments would remain stable, as
would other household characteristics
such as a low percentage of children, a
high percentage of occupants over 65
years of age, and a lower-than-average
vehicle ownership rate.  

Despite the unique household
characteristics of condominium
apartments, the current City of
Mississauga zoning by-law specified a
parking standard of two spaces per unit.
The study found that, as a result of this
inappropriate standard, there were at least
35 percent more resident parking spaces
in condominium apartment buildings
city-wide than were actually required.
UDI believed that parking standards for
condominium apartments should reflect
the household and vehicle-use
characteristics of residents rather than
those of the general population
in Mississauga.
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As a result of the study, UDI
recommended a number of revisions to
Mississauga’s zoning by-law, including
the following:

• Parking standards for condominium
apartments should be reduced from
2.0 spaces to 1.5 for one-bedroom units
and 1.65 for two-bedroom units.

• Condominium apartment buildings
with fewer than 50 units should
provide a minimum of 20 visitor
parking spaces, with at least one
additional visitor parking space for
every 10 additional units up to
100 units.

• Aisle width should be reduced from
7.0 m to 6.0 m.

• A maximum of 20 percent of parking
spaces should be permitted as tandem
parking spaces, with a minimum
length for a tandem parking stall
of 7 m.  

On May 30, 1994, Mississauga City Council
amended its zoning by-laws and reduced
parking standards for condominium
apartments, incorporating a number of
UDI’s recommendations.

This A•C•T project demonstrates that
reduced condominium apartment
parking standards could adequately meet
resident and visitor parking requirements
in many municipalities.  If condominium
apartment parking standards more closely
reflected actual parking requirements,
construction costs for this type of housing
could be reduced considerably.  As a
result, condominium apartments, an
attractive housing option to groups such
as seniors, young families, and singles
entering the equity housing market,
could be made more affordable.
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1.1 Condominium Apartment Parking
Standards in Mississauga

In the late 1980s, in Mississauga, Ontario,
the parking standard for condominium
apartments was 2.0 spaces per unit, or 1.75
spaces for resident parking and 0.25 spaces
for visitor parking.  This standard had
been in effect since 1979 and was one of
the highest in the area.  Parking standards
had a direct impact on housing
affordability, since the provision of
parking was one of the most expensive
components of condominium apartment
projects, adding approximately $5,000 to
$12,000 per space to the cost of a unit,
depending on whether parking was above
or below ground.

Many people in the local construction
industry believed that Mississauga’s
parking standards for condominium
apartments were too high and inflexible,
and that they added unnecessarily to the
cost of this type of housing.  Some also
questioned the basis upon which
standards were established.  Parking
standards in many municipalities, for
example, were established on a per-unit
basis regardless of unit size or proximity
to public transit.  

In 1987, as a result of increasing pressure
from the residential construction industry
to revise condominium apartment
parking standards, City of Mississauga
planning staff conducted a parking
utilization survey of 38 condominium
apartment buildings in the municipality.
The survey findings and
recommendations were presented to the

City’s Community Planning and
Development Committee on February 29,
1988.  The study recommended that
overall parking standards for
condominium apartments should be
reduced and reflect unit size.  Figure 1
above contains the parking standards
proposed by the City’s study.  City Council
believed it could consider revising
parking standards in accordance with the
study’s recommendations only after
further research.

In November 1990, the Urban
Development Institute (UDI), Peel
Chapter, was awarded an A•C•T grant to
review the City of Mississauga’s parking
standards for condominium apartments
and to recommend appropriate changes to
the zoning by-law and the site plan
approval process.  

Figure 1. Proposed Condominium
Apartment Parking Standards
According to Unit Type

Unit Type Resident
Spaces

Visitor
Spaces

Total
Spaces

Studio 1.00 0.25 1.25

Bachelor 1.00 0.25 1.25

One bedroom 1.16 0.25 1.41

One bedroom
plus den 1.30 0.25 1.55

Two bedroom 1.50 0.25 1.75

Two bedroom
plus den 1.70 0.25 1.95

Three
bedroom 1.75 0.25 2.00
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1.2 Study Methodology

The review of the City of Mississauga’s
condominium apartment parking
standards was a cooperative effort
coordinated by UDI, with assistance from
the City of Mississauga’s Planning and
Building Department and support from
the Toronto Home Builders’ Association.
UDI hired Proctor & Redfern Limited, a
consulting firm of engineers, architects,
scientists and planners, to conduct the
study.  A Steering Committee comprising
representatives of UDI, the Planning and
Building Department and Proctor &
Redfern Limited, was formed to oversee
the work.

The study contained four parts:

• A literature review and review of
condominium apartment parking
standards in the City of Mississauga
and other municipalities

• A survey of resident vehicle
ownership, household composition
and transit usage

• A visitor parking utilization survey

• A building management survey

1.2.1 Literature Review

A review examined condominium
apartment parking standards in
Mississauga and nine other comparable
Southern Ontario municipalities.
Technical reports on parking standards
for housing types other than
condominium apartments were also
consulted.  The consultant found that
parking standards in most of the
municipalities examined did not vary
with the type of unit.  Similarly, standards
that provided for increased levels of
transit were recorded in only two of the
municipalities studied.  The review also
revealed that Mississauga had the second-
highest parking standards for
condominium apartments in the region.  

1.2.2 Conducting the Surveys

For the three surveys, the consultant
selected 34 condominium apartment
buildings in Mississauga, of which 17
were new.  The other 17 had also been
surveyed in the City’s 1987 study.  The
buildings were selected on the basis of
geographic distribution, proximity to
public transit, building age, occupancy rate
(more than 75 percent) and representative
distribution throughout the city.  Figure 2
shows the location and lists the addresses
of the condominium apartment buildings
that were surveyed.
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Figure 2.  Survey Site Locations
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A number of factors were considered in
developing survey questionnaires and
data collection parameters.  These factors
included the following:

• Type of parking available
(underground or surface)

• Number and size of units

• Proximity to transit

• Surrounding land uses (i.e. the
presence of available overflow parking
at adjacent land uses)

• Residents’ and managers’ concerns
about parking

• Building vacancy rate

In addition, a site appraisal was
undertaken for each individual site, in
order to record specific site characteristics
such as the layout of the resident and
visitor parking, fire routes, adjacent land
uses, availability of on-street parking
facilities, and proximity to transit.

Building Resident Survey

Questionnaires were mailed to every
resident in the selected buildings.  Of the
more than 5 600 resident questionnaires
that were distributed, approximately 800,
or 14 percent of the total, were completed
and returned.  The consultants found the
response rate to provide a satisfactory
sample size for the purposes of the study.
At the City of Mississauga’s request,

a 95 percent confidence test was used for
the statistical analysis of the data from the
resident survey.  Appendix A contains the
building resident survey questionnaire
and the summary of the resident survey.

Visitor Parking Survey

A visitor parking utilization survey was
conducted to determine the demand for
visitor parking at condominium
apartment buildings.  The survey was
carried out between 5:00 p.m. and
midnight on a Friday and a Saturday
evening, and between 11:00 a.m. and
5:00 p.m. on a Sunday, in order to capture
peak utilization time.  In addition to the
visitor parking provided on-site for each
condominium apartment building, any
use of parking on neighbouring streets or
in adjacent parking lots was recorded.

The visitor parking survey was designed
to be compatible for comparison with the
1987 study conducted by the City.
Appendix B contains the visitor parking
utilization summary.

Building Management Survey

Of the 50 building management
questionnaires issued, 16 responses were
received.  The questionnaire was sent
under a cover letter describing
components of all three surveys.
Appendix C contains the building
management survey questionnaire.
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The study findings and recommendations
were compiled in a document entitled
City of Mississauga Parking
Standards Review for Condominium
Apartment Buildings.1

2.1 Key Findings

Presented below are the key findings
of the three surveys conducted as part of
the review of condominium apartment
parking standards in Mississauga.

Condominium apartment residents
had a lower-than-average vehicle
ownership rate

Resident parking demand was in large
part determined by the rate of vehicle
ownership.  The condominium
apartment residents surveyed owned an
average of 1.28 vehicles per unit,
compared with the city-wide vehicle
ownership rate of 1.68.

The resident survey also indicated that
approximately 20 percent of
condominium apartment households
had two or more cars.  However,
24 percent of households owning two-
bedroom units had two or more vehicles.  

                                                
1 Proctor & Redfern Limited (Mississauga, 1992).

A copy of this document can be obtained by
writing to Mr. Tom Rae, Proctor & Redfern
Limited, 45 Green Belt Drive, Don Mills,
Ontario   M3C 3K3.

A copy may also be purchased or obtained
on loan from the Canadian Housing
Information Centre, 700 Montreal Road,
Ottawa, Ontario  K1A 0P7, Tel: (613) 748-2367,
Fax: (613) 748-6192, TTY (613) 748-2143.

Existing resident parking spaces were not
fully utilized

The resident survey revealed that
residents owned or leased, on average,
1.5 parking spaces per unit, compared
with a car ownership level of 1.28
vehicles per unit.  When the number of
spaces owned or leased by survey
respondents (1 227) was compared to the
number of vehicles owned or leased by
them (1 026), it became apparent that
20 percent of the owned or leased resident
parking spaces were not being used.
Furthermore, the current City standard of
1.75 parking spaces per unit for resident
parking resulted in a total oversupply of
approximately 35 percent.  Comments
from building managers confirmed that
current standards created more parking
spaces than residents required.

Condominium apartment residents were
older than the Mississauga average

Approximately 25 percent of the residents
surveyed were 65 or older, while
approximately 5 percent of all Mississauga
residents were in this age category.  In
contrast, while approximately 20 percent
of all Mississauga residents were under 16
years of age, only about 7 percent of the
condominium apartment residents
belonged to this group.2  The study
concluded that condominium apartment
residents had a different lifestyle than the
general public, and therefore, had a
different (lower) car utilization rate.

                                                
2 Proctor & Redfern Limited, p. 6.  Mississauga

population statistics were obtained from
Transportation Tomorrow Survey Report (1986)
and Statistics Canada Census (1991).
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Average condominium apartment
household size was lower than the
City average

The survey revealed that condominium
apartment residents had an average
household size of 1.99 persons per unit,
1.56 persons per unit for units with fewer
than two bedrooms and 2.11 for units
with two bedrooms or more, which was
much lower than the city-wide average
size of 3.05 persons per household.3   

Public transportation was accessible to,
and well used by, condominium
apartment residents

The condominium apartment buildings
surveyed were all within 400 m of a
transit stop, and approximately half of the
buildings were adjacent to GO Transit
stations.4  The survey indicated that
condominium apartment residents had
approximately double the per capita
transit ridership of other City of
Mississauga residents.  

The number of visitor parking spaces
required depended on the size of the
condominium apartment complex

The study found that the visitor parking
supply standard of 0.25 spaces per unit
was generally sufficient to accommodate
visitor parking needs.  For smaller
buildings, however, the study found that
a peak in visitor parking demand by one
or two units could leave too few spaces
for the remaining units.  A large
condominium apartment building, on

                                                
3 ibid.
4 See Section 3.2.

the other hand, with a greater overall
number of visitor parking spaces would
be less sensitive to peaks in demand.  

On-street parking was used by visitors
even in locations where parking spaces
were available in visitor parking areas

This was found to be particularly true if
the on-street parking was closer to the
building entrance than the designated
visitor parking.

For a variety of reasons, parking
restrictions were not properly enforced;
this could lead to visitor parking
supply problems

Findings from the building manager
survey indicated that visitor parking
supply problems were mainly due to the
abuse of visitor parking space privileges
by residents and visitors.  Enforcement
mechanisms were so cumbersome that
parking restrictions were not enforced.
Interviews with building managers
revealed that there was generally a high
turnover of the security and caretaker
personnel who were responsible for
parking enforcement.  In addition,
because of the long time required for
security and caretaker personnel to
receive authorization from the City to
issue parking tickets, they were not
effective in enforcing the regulations.  An
additional problem was that enforcement
personnel who were well established at
the condominium apartment building
could be reluctant to issue tickets to
residents they knew well.
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2.2 Study Recommendations

Based on the survey results, UDI
recommended that the City of
Mississauga revise its parking standards
for condominium apartments in the
following ways.

To reduce the number of resident parking
spaces required per unit as follows:

Unit Type Recommended
Parking Spaces/Unit

Less than 2 bedrooms 1.25

2 bedrooms or more 1.40

To permit an aisle width of 6.0 m instead
of the current 7.0 m

The characteristics of condominium
apartment resident parking facilities
differed from public parking in that
residents became accustomed to their
allocated parking space.  Therefore,
manoeuvrability requirements for
parking stalls and driving aisles could be
reduced.  Resident parking stall
dimensions of 2.6 m by 5.2 m would
remain unchanged.

To permit a maximum of 20 percent
of underground resident parking stalls
to be designated for small cars, with
a min imum stall dimension of 2.2 m
by 4.0 m

To apply the current standard for visitor
parking of 0.25 per unit only to
condominium apartment buildings with
more than 100 units

To require condominium apartment
buildings with fewer than 50 units to

provide a minimum of 20 visitor parking
spaces, with at least one additional visitor
parking space for every 10 additional
units, up to 100 units.  For example:

Number of Units Minimum Spaces

50 units or less 20

51-60 units 21

61-70 units 23

71-80 units 24

91-100 units 25

In addition, the report suggested that the
following guidelines be adopted in the
site plan approval process:

A maximum of 20 percent of resident
parking spaces may be tandem parking
spaces, with a m in imum length for a
tandem parking stall of 7.0 m

Tandem parking refers to parking two
cars, one behind the other, in an extra-
long space.  Allowing 20 percent of
condominium apartment parking for
residents to be tandem parking would
minimize the construction and
operational costs of parking, by permitting
greater flexibility in the design and layout
of underground parking.   Tandem
parking was permitted in Mississauga
only on an ad hoc basis for certain site-
specific rezonings.

The study made the following additional
recommendations pertaining to the
design and management of
condominium apartment parking
facilities.  These recommendations would
help maximize the use of, and minimize
the need for, parking spaces.
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• Condominium apartment manage-
ment (rather than security and
caretaker personnel) should be
responsible for enforcing parking
infractions.  In addition, City staff
could be more active in parking
enforcement at condominium
apartment developments.  The study
also recommended the simplification
of procedures for authorizing
designated individuals to issue
parking tickets on condominium
apartment building property.

• Condominium apartment residents
should be responsible for storing boats,
trailers, and other recreational and
oversize vehicles which require
special facilities at off-site locations.

• Transit ridership for condominium
apartments should be monitored once
full GO Transit service is operational.
At that time, a further reduction in
parking standards for condominium
apartment buildings located near GO
stations and major bus transit stations
may be considered.

• An average peak utilization rate of
85 percent should be used as a design
criterion for visitor parking.  

2.3 The Municipality’s Response

The study was circulated for comment to
UDI, the Toronto Home Builders’
Association, Canada Mortgage and
Housing Corporation, appropriate City of
Mississauga departments and agencies,
and all condominium apartment
corporations in Mississauga.  Before it
could consider adopting any of the
recommendations contained in the study,

Mississauga City Council believed that
additional information was required.  As
a result, Council requested that UDI try to
raise additional funds to assist with the
cost of meeting the added requirements.

Although UDI was unable to obtain
additional funding, Proctor & Redfern
and City planning staff were able to carry
out the activities recommended by
Council.  

Mississauga’s Planning and Building
Department successfully brought the issue
before Council again in May 1994.  At that
time, incorporating a number of UDI’s
recommendations, Council amended
Mississauga’s zoning by-laws in order to
reduce parking standards for
condominium apartments.  (Appendix D
contains the amending by-law.)  Council
also voted to add policy guidelines to the
Site Plan Manual that would give
building developers increased flexibility
in designing parking facilities, and that
would assist building managers in
operating parking facilities:

• Visitor parking should be provided in
conveniently accessible locations,
preferably at grade and close to the
main building entrance.

• Resident and visitor parking areas
should be clearly marked and signed.
Visitor parking to be clearly identified
as being reserved for the exclusive use
of visitors.

• A maximum of 10 percent of the
resident parking spaces be permitted as
tandem parking, where appropriate.

• A den is considered as a bedroom for
the purposes of calculating parking.
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3.1 Mississauga, Ontario

Incorporated in 1974, the City of
Mississauga is made up of towns, villages
and hamlets that were once independent
communities.  With a 1991 population of
approximately 465 000, the recent influx of
residents and industry has made
Mississauga one of the fastest-growing
cities in Canada.5   

In May 1991, the average price of a
detached, three-bedroom home in
Mississauga was about $210,000 and the
price of a condominium apartment
ranged from $140,000 to $340,000.  Rents
were as low as half the average cost of
rental accommodation in Toronto.6  

3.2 Public Transit Infrastructure in
Mississauga

Located about 20 minutes by car from
Toronto, Mississauga is well served by
roadways and public transportation.  
The existing bus system, operated by
Mississauga Transit, provides a
comprehensive service within the city.
Regional transit is provided by
GO Transit, including three commercial
rail lines that serve a total of eight
stations.  At present, the GO service
operates fully on one line and only at
peak hours on the other two.  The
upgrading of these routes to full service is
scheduled for 1997 or 1998.  

                                                
5 Moving Publications, Moving to and Around

Toronto and Area (Don Mills, 1991).
6 Ibid.

In the near future, the City proposes to
develop a more extensive network of
High Occupancy Vehicle (HOV) lanes to
supplement existing HOV lanes.  

3.3 Urban Development Institute,
Peel Chapter

For more than 30 years, UDI has
represented the land, building and
property management industries.  In
Ontario, there are five active chapters, of
which Peel Chapter is one, and several
committees, whose members meet
regularly with representatives of
government policy, planning and
regulatory agencies and departments.
One of these committees, the
Condominium Group, was established to
promote the knowledge and acceptance of
all aspects of the condominium concept,
including legal, planning, marketing and
ongoing management issues.

UDI’s goals include the following:

• To promote urban planning and
development which will best provide
for the present and future needs of
Ontarians

• To achieve a uniform and fair
legislative framework

• To foster responsible dialogue among
the development industry,
government and the public

• To upgrade development industry
standards through education,
experience and the exchange of
information
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Parking standards for condominium
apartments directly affect the cost of this
type of housing, since the provision of
parking is one of the most expensive
components of condominium apartment
projects, adding approximately $5,000 to
$12,000 per space to the cost of a unit.  

By revising standards to more closely
reflect actual parking requirements,
construction costs for condominium
apartments could be reduced.  For
example, if a standard of 1.5 rather than
2.0 parking spaces per unit were applied,
the cost of providing parking for a
one-bedroom condominium apartment
unit could be reduced by $4,500, based on a
cost per parking space of $9,000.  

Condominium apartments have been an
attractive option for groups such as
seniors, young families, and singles
entering the equity housing market.  If
they become more affordable, they will
also become more accessible to a broader
clientele.

Interest in the UDI-sponsored study has
been expressed by planning professionals
and others in the housing field elsewhere
in Ontario.  The study’s findings and
recommendations will be useful to other
Canadian municipalities considering a
review and revision of condominium
apartment parking standards to improve
the affordability of this housing choice.
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