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Lord Cultural Resources is a global professional practice dedicated to creating cultural capital 
worldwide.  
 
We assist people, communities and organizations to realize and enhance cultural meaning and 
expression.  
 
We distinguish ourselves through a comprehensive and integrated full-service offering built on a 
foundation of key competencies: visioning, planning and implementation.  
 
We value and believe in cultural expression as essential for all people. We conduct ourselves with 
respect for collaboration, local adaptation and cultural diversity, embodying the highest standards of 
integrity, ethics and professional practice. 
 
We help clients clarify their goals; we provide them with the tools to achieve those goals; and we leave 
a legacy as a result of training and collaboration.  
 
 



 

 

TABLE OF CONTENTS  
 
President’s Letter ......................................................................................................................................... i 
 
Destination | Art Gallery of Mississauga ............................................................................................... iii 
 
Executive Summary .................................................................................................................................... v 
 
1. Introduction ......................................................................................................................................... 1 

1.1 Background to and Purpose of this Study ................................................................................................. 1 
1.2 Scope of Work and Methodology .............................................................................................................. 2 
1.3 Community Consultation ............................................................................................................................. 3 
1.4 Immediate and Short-Term Actions .......................................................................................................... 4 

 
2. Contextual, Comparables and Market Analysis ........................................................................... 12 

2.1 Planning Context ........................................................................................................................................... 12 
2.2 The Art Gallery/Museum Marketplace .................................................................................................. 14 
2.3 Benchmarks from Selected Canadian Art Galleries in “Edge Cities” .............................................. 18 
2.4 Detailed Experience of Three Selected Comparable Art Galleries................................................. 23 
2.5 Experience of Other Main Visual Arts Institutions in Mississauga ................................................ 28 
2.6 Recent Market, Operational and Financial Data for Existing Art Gallery of Mississauga ........ 30 
2.7 Potential Markets ......................................................................................................................................... 31 
2.8 Strategic Directions Emerging From Contextual, Comparables  and Market Analyses ........... 40 

 
3. Facility Needs, Planning Principles and Assumptions ................................................................ 42 

3.1 Needs Assessment ...................................................................................................................................... 42 
3.2 Planning Goals and Objectives ................................................................................................................ 55 
3.3 Planning Principles ...................................................................................................................................... 55 
3.4 Planning Assumptions ................................................................................................................................ 56 
3.5 Design Year ................................................................................................................................................... 56 
3.6 Design Day .................................................................................................................................................... 57 
3.7 Design Object ............................................................................................................................................... 57 

 
4. Space Recommendations ............................................................................................................... 58 

4.1 Collection Storage Space Recommendations ...................................................................................... 59 
4.2 Staff Work Space and Requirements ...................................................................................................... 61 
4.3 Program Zones and Grossing Factor ....................................................................................................... 61 
4.4 Functional Area Descriptions ................................................................................................................... 63 
4.5 Zoned Space List .......................................................................................................................................... 67 
4.6 Access, Adjacency and Circulation Diagram ....................................................................................... 75 

 
5. Site Options and Evaluation Criteria ............................................................................................. 76 

5.1 Initial List of Sites Considered .................................................................................................................. 76 
5.2 Evaluation Criteria ....................................................................................................................................... 77 

 
6. Capital Cost Estimates ..................................................................................................................... 81 

6.1 Introduction .................................................................................................................................................... 81 
6.2 Capital Cost Assumptions......................................................................................................................... 83 
6.3 Capital Cost Summary ............................................................................................................................... 83 

 
 



 

 

7. Key Assumptions and Attendance, Operating Revenue and Expense Projections ................. 85 
7.1 Key Assumptions ......................................................................................................................................... 85 
7.2 Attendance, Operating Revenue and Expense Projections .............................................................. 92 

 
8.  Summary of Recommendations  and Next Steps .......................................................................108 
 
Appendix A: Systems and Standards ................................................................................................... A-1 
Appendix B: Detailed Cost Estimates ................................................................................................... B-1 
Appendix C: Acknowledgements ......................................................................................................... C-1 
Appendix D: Bibliography ...................................................................................................................... D-1 
Appendix E: AGM 2013|Vision .............................................................................................................. E-1 

 



ART GALLERY OF MISSISSAUGA 
Facility and Business Planning Study - Final Report 

 Lord Cultural Resources   i 

 

PRESIDENT’S LETTER 

Engage. Think. Inspire.  
 
More than a slogan or logo, these are crucial words for the Art Gallery of Mississauga, 
summarizing as they do responsibilities which capture the stimulating goals the AGM is 
committed to delivering to the residents of Mississauga. However the messages in the brand 
line – “Engage. Think. Inspire.” are communicated with the hope that the organization behind 
these terms, the Art Gallery of Mississauga, has the means of delivering on them.  
 
The Board of Directors of the AGM believes that as Mississauga enters its 40th year of 
existence in 2014, the time has come to further complete this young city and commit to the 
need for construction of an art gallery with a capacity level commensurate with the size and 
circumstances of Mississauga, Ontario.  
 
In order to best understand the facts underlying this need, the AGM engaged the services of 
Lord Cultural Resources, a leading international consultancy firm. The Lord team was tasked 
with conducting a detailed study providing the factual foundation for informed decision making 
by the City and all stakeholders in the Art Gallery of Mississauga.  
 
This Facility and Business Planning Study thoroughly reports on the details of current 
operations and facilities and notes relevant practices underway in other galleries which serve 
to illuminate opportunities and options for a new gallery. They confirm what most people 
know, that the current AGM is much too small for the task. In fact there were no comparable 
sized galleries to measure against the AGM, as all other leading cities in Canada support art 
galleries at least ten times the size of our gallery.  
 
The Lord study also provides a useful guide in the pursuit of best practices for a new business 
plan that the new and exhilarating, right-sized art gallery for Mississauga will need.    
 
The City of Mississauga can illustrate its support for a right sized gallery with a commitment to 
develop an exciting new home for exhibiting the very best in local and international art works.  
The timing is impeccable. Mississauga’s downtown is as yet incomplete. The strategic plan 
vision for Mississauga is as yet unrealized. The well regarded Mississauga Culture Plan would 
be accelerated with a contemporary focal point for the best regional artists to strive for.  
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In keeping with the emerging task of finding the way to build a new gallery that is world class, 
unique and a point of civic pride, the AGM Board is undertaking a transformational recruiting 
process and will first need the solidarity of City Council support in order to enter into a 
Financial Planning and Design Stage for a new and dynamic Art Gallery. This endeavour will 
further enrich the emerging brand identity of Mississauga and its residents.   
 
We will need your support.  Welcome to the movement!  
 
 
 
Michael Douglas 
President, Board of Directors 
Art Gallery of Mississauga 
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DESTINATION | ART GALLERY OF MISSISSAUGA 

ART GALLERY OF MISSISSAUGA | LOCAL PERSPECTIVES, A GLOBAL DESTINATION 

How does a public art gallery effectively represent a city of almost a million residents? How 
can a public art gallery in the sixth most populous municipality in Canada fulfill its mandate to 
engage the community with visual art?  
 
With the objective of furthering its ability to “bring art to the community and the community to 
art,” the AGM recognizes the need to represent the incredible vitality of Mississauga with a 
public gallery that reflects the city’s diversity, progressiveness and commitment to 
accessibility. 
 
Imagine this: A digitally enhanced gallery experience in a state-of-the-art cultural destination. 
Gallery spaces with flexible, double-height walls that can accommodate multiple types of 
exhibitions. A spacious visitor services/reception area that welcomes open conversation and 
new forms of connecting art to people of all ages and backgrounds. A multi-platform Resource 
Centre that offers a series of ongoing digitally based learning labs and visual arts experiences 
that captivate youth and students with relevant and relatable concepts and education modules 
developed by staff and cultural producers. Imagine an art gallery with the facilities to truly 
represent the multiple experiences and barely-tapped potential of a city the size and scale of 
Mississauga. Imagine this, and help us make it happen. 
 
Experience | Gallery  
The New | AGM will be a gallery transformed, with a series of gallery spaces that better serve 
the imagination and needs of the residents of Mississauga.  
 
The City of Mississauga has changed since the gallery was instituted in 1987; the art world has 
changed as well, and so has the way in which people engage with art. The AGM needs to 
respond to this change, particularly with regard to the physical facilities.  
 
The Main Gallery, Robert Freeman Gallery and Artist Project spaces will all have integrated 
technology that conforms to museum industry standards. An exhibition space will be 
dedicated to rotating the permanent collection exhibitions, and will also enable access to the 
works with learning labs. A community gallery space will encourage groups and artists in the 
city to present works in a professional setting, and an outdoor projection screen will inspire a 
sense of connection at the street level.  
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Community meeting spaces will have smart room capabilities, establishing the AGM as the 
community hub of arts and culture with a strong emphasis on collaboration. Visiting artists 
and cultural producers will present emerging materials, unconventional processes and new 
methods of integration with other technologies and fields of practice.  
 
The Permanent Collection will have a new emphasis, with a landmark collection highlighting 
iconic regional and Canadian photographers and lens-based artworks. There will also be space 
to host events as a revenue generator, as well as to serve as a source of community pride. The 
AGM of the future will truly be a gallery for the future. 
 
Experience | Art 
The AGM recognizes that experiencing art has gone far beyond mere passive looking. The 
AGM believes that the seeds of new creative behaviours are hidden within the very complexity 
and instability of modern technological systems, waiting to be released and shared to create 
new communities and engage viewers with visual art in deeper and more diverse ways. 
 
Through innovative presentation, artwork will overlap with moving images, sound, text, music, 
voice and movement to further viewers’ relationships with the art on exhibit. “Talking 
paintings” and sculptural invention will bring the viewers to experience art with a heightened 
personal connection. AGM staff will create new aesthetic experiences, and the tools and 
processes will be realized through collaboration with artists and the community. The AGM will 
thereby continue to position itself as a leader within the art world and beyond the regional 
environment. 
 
Experience | Digital Futures 
As artists are relentlessly appropriating, repurposing and subverting digital systems in order to 
critique and reveal hidden potential, the AGM of the future will unlock experiential possibilities 
and connect the social frameworks of the city.  
 
The AGM will collect and display works by established, emerging and iconic artists, and will 
highlight them through technology and learning experiences. Digital systems now comprise 
much of the support and communications facilities we rely on in daily life, and as visitors to 
cultural spaces, we expect our gallery experiences to include these same interfaces.  
 
The AGM is currently laying the framework for a future gallery in which digital technologies – 
from audio guides to multimedia tours, from web-based application to personal devices – will 
enhance and expand the impact of an on-site visit, with a focus on community-based 
storytelling, collaboration and personal interpretive engagement. 
 
 In 2014 and 2015, the AGM will use its programming to prototype various digital strategies for 
exploring and sharing art. The AGM will continue taking small steps to provide digital tools and 
experiences that bring the permanent art collection to life as well as deliver innovative ways to 
connect the communities of Mississauga with contemporary visual art exhibitions.  
 
Just as Mississauga has grown since 1987, so too should the gallery evolve, as the city’s 
cultural leader and therefore a key component in the city’s brand identity. Digital engagement 
initiatives are the future of every cultural space, and the AGM must and will be part of this 
future. 
 
Stuart Keeler 
Director | Curator 
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EXECUTIVE SUMMARY 

AGM MISSION AND MANDATE 

Engage. Think. Inspire.  …..bring art to the community and the community to 
art….. 
 

     AGM Mission      AGM Mandate 
 

VISION FOR THE FUTURE 

The Art Gallery of Mississauga (AGM) 
was established in 1987 and celebrated 
its 25th Anniversary in 2012. This report 
sets out a Facility and Business Plan for 
the AGM to meet the Gallery’s current 
needs and future vision – looking ahead 
to the next 25 years. The AGM’s 
Strategic Plan sets a goal to “Grow space 
to accommodate the long-term needs of 
the Gallery”. 
 
The future vision for the Gallery is a 
location in the City Centre in close 
proximity to the City Centre and 
Celebration Square, the Living Arts 
Center, Central Library, YMCA, Square One shopping and entertainment district – 
contributing to the development of a Cultural District in the downtown core. 
 
The concept for the AGM is to focus on developing a hub for visual arts and new media with 
professional facilities that will provide a centre for community engagement, and a platform 
for delivering programs and activities throughout the community through the existing 
network of libraries, community centre as and other community spaces. 
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This concept will be achieved through: 

• Working with the City and engaging the community to select a site that meet the planning 
objectives for Mississauga, including the Cultural Master Plan 

• Programs developed in partnership and collaboration with other cultural groups and 
academic organizations and private enterprise  

• Support from the municipal and government sources and the private sector  

• Community engagement 
 
 

CONTEXT 

The AGM suffers from limited visibility and identity within the Civic Centre building and is 
severely constrained for space. These physical constraints limit the AGM’s ability to achieve 
audience potential and fully serve the Mississauga community and meet its mission and 
mandate and accepted professional standards in all aspects of its operation. 
 
Mississauga is the sixth largest community in Canada and has smallest public art gallery 
among the top ten cities in Canada. It also ranks lowest in size compared to other “Edge Cities” 
in the region. 

 
Art Galleries in Major Canadian Cities 

 
 

Art Galleries in Other “Edge Cities”  

 
 

City Municipal 
Population 

(2011)

Exhibition Space
Net Floor Area (sq ft)

Exhibition Space
Net Floor Area (sq m)

1 Toronto 2,615,060 129,000 11,989
2 Montreal 1,649,519 109,038 10,130
3 Calgary 1,096,833 93,000 8,640
4 Ottawa 883,391 32,808 3,048
5 Edmonton 812,201 30,000 2,788
6 MISSISSAUGA 713,443 2,894 269
7 Winnipeg 663,617 29,400 2,732
8 Vancouver 603,502 41,400 3,846
9 Hamilton 519,949 29,568 2,747
# Québec City 516,622 37,146 3,451

Population Source: Statistics Canada, 2011 Census CSD – Municipalities (Census Subdivisions)

Facility Location
Population 

(2011) Existing Gross Floor Area Planned Expansion GFA 

Art Gallery of Mississauga Mississauga 713,443 585  sq m (6,317 sq ft)

Oakville Galleries Oakville 190,000 1,100 sq m (11,845 sq ft) 2,415 sq m (26,000 sq ft)

Art Gallery of Hamilton Hamilton 519,949 8,100 sq m (87,000 sq ft)

Varley Art Gallery Markham 310,000 1,672 sq m (18,000 sq ft)

Robert McLaughlin Gallery Oshawa 152,000 3,344 sq m (36,000 sq ft)

MacLaren Art Centre Barrie 135,711 2,229 sq m (24,000 sq ft)
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FACILITY PLAN 

Recommended Space List 
The recommended space list for the AGM has been developed to provide a fully functional 
public art gallery that will meet the needs of the community over the next 25 years and is 
achievable and sustainable in the long-term. 

 
Total Area of 3,300 gross sq m (35,475 gross sq ft) includes: 
 
    net sq m net sq ft 
Public Areas   511  5,495 
Exhibition Galleries  790  8,500 
Collection Support  446  4,800 
Staff and Building support 451  4,855 

 
Space List Features 
Public Areas – New types of public areas will provide an enhanced visitor experience with 
support for social interaction and life-long learning programs and activities for all ages. The 
café, shop, multi-purpose and learning spaces provide new ways to engage the community in 
cultural activities. 
Exhibition Galleries – With multiple exhibition spaces the AGM will present simultaneous 
exhibitions on an ongoing basis. This will support a range of exhibition programming that can 
appeal to a wider audience and will mean there will always be “something to see”.  The gallery 
spaces will have a high level of flexibility to accommodate works of art and installations, as 
well as interactivity and infrastructure for multimedia and advanced communications 
technology, images and graphics.  
Collection Support – Back-of house collection storage and support facilities will enable the 
AGM to care for and develop the permanent collection entrusted to  
Staff & Building Support – Behind the scenes work areas will enable staff and volunteers with 
the resources to provide enhanced programming and facilities to operate as a professional 
public art gallery  

 
Public Areas Exhibition Galleries 
Entrance Lobby and Reception Permanent Collection Gallery 
Visitor Amenities – Washrooms, Lockers, Changing Feature Gallery #1 
Café and Shop Changing Feature Gallery #2 
Orientation/Film Screening Room Focus Gallery 
Multi-Purpose Events/Education/Activity 
Space 

Digital Practice /Lens Based Gallery 

Learning/Resource Centre & Media Lounge Artist  in Residence Space/Studio 
  
Collection Support Staff & Building Support 
Enclosed Collections Loading Dock Offices and Administrative Support 
Collections Shipping and Receiving Collection Support 
Temporary Exhibition Storage IT Support 
Permanent Collection Storage Operations Support 
Freight Elevator (as req’d) Non-Collection Storage 
 Non-Collections Loading Dock 
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CAPITAL COST ESTIMATE 

The Cost Estimate has been prepared by C. B Ross to a Class D level of estimate1

• Estimate for the Recommended Space List:   $19.8 million at $610/sf  

, based on the 
Recommended Space List and assuming that Permanent Collection Storage is accommodated 
off-site in a centralized Collection Storage Facility. Rates are based on the current Canadian 
dollar. 

• Estimate for Collection Storage :    $1.15 million at $383/sf   
Total Cost Estimate:    $20.95 million 

 
The Cost Estimate is for hard construction only and does not represent the total project cost. 
Total capital/project costs are likely to be in the range of 35 to 40 million. 

 
 

SITE EVALUATION CRITERIA AND SITE OPTIONS 

Site Evaluation Criteria 
Primary Criteria 

• Public Ownership or Development Partnership – Reflects the reality that museum 
related institutions have difficulty in being operationally viable if ongoing rent payments 
are added to their operating costs. 

• City Centre Location – Is key to serving the entire City and is consistent with the City’s 
planning policies, including the Downtown 21 Plan and the Economic Development 
Strategy. Projected population growth, enhanced transportation plus proximity to and 
synergy with the City Centre and other cultural, academic and commercial development 
are also factors. 

 
Secondary Criteria 

• Ability to Achieve AGM’s Space Needs 

• Implications for Capital Costs 

• Meeting Wider Community Needs 

• Implications to Operating Costs 

• Synergy with Neighbouring Land Uses 

• Implications for Attendance 

• Implications for Earned Income 

• Timelines 
 

Site Options 
A Long List of sites was developed with input from the City and they have been evaluated 
according to the Site Evaluation Criteria. This included consideration of expansion on the 
existing site.  At this point the following three site options were considered. 

                                                           
1 A Class D Cost Estimate is based on a statement of requirements and potential solutions.  
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• Living Arts Centre: New construction on green area to the southeast previously 
considered for hotel or office development or as part of future expansion to the north of 
the Centre.  

• Downtown 21 Plan: Site in the City Centre where the AGM can contribute to realizing the 
development objectives of the Official Plan, Culture Master Plan and Downtown 21 Plan.  

• Mixed Use Opportunities on the Lower Floors of Private Development in City Centre. 
Assumes new construction possible at lower cost as a result of a development agreement 
or due to shared capital costs. 

 

KEY ASSUMPTIONS AND PROJECTIONS 

Attendance Projections 
Attendance Projections: were developed for the first 3 years of operation using 4 different 
sources for benchmarking and considering 6 factors that would suggest higher or lower 
attendance projections for the AGM.   

• Base Level 19,000 on-site visitors assumed 

• Year 1 69,000 visitors – opening year 

• Year 2 59,000 visitors – typical drop in second year 

• Year 3 60,000 visitors – stabilized attendance representative of subsequent years 
 

Operating Revenue and Expenses 
Analysis and projections confirm that the new AGM will lead to substantially higher 
attendance and earned income and a far better ability to serve the residents of and visitors to 
Mississauga.  

 
However, it will also mean the need for a higher operating budget and additional financial 
support on an annual basis from government and private sources, including from the City of 
Mississauga. 

• The total annual operating budget, in 2013 dollars, is estimated to be in the range of $1.5 to 
$1.6 million compared to a base level operating budget of about $450,000.  

• The projected $1.5 to $1.6 million is in a range similar to the comparable art galleries.  

• Earned income levels for the future AGM are projected to be in the range of 29-30% of 
operating revenues. This is also within a common range.  

• Assuming reasonable additional private support and non-City government support, the 
annual City funding requirement would need to increase by about $500,000 per year over 
the current base support.  
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RECOMMENDATIONS AND NEXT STEPS 

Mississauga Culture Plan 
The Plan for the AGM is consistent with the six Guiding Principles of the Mississauga Culture 
Plan:  

• Create cities where people want to live: The recommended site is in the City Centre 
whose population growth over the next 20 years is estimated to be 4 times larger than the 
average for Mississauga. The new AGM will further contribute to the quality of life in the 
City Centre and throughout Mississauga.  

• Celebrate multiculturalism and interculturalism: The AGM exhibitions programming is 
representative of the cultural diversity of Mississauga.  

• Attract and retain talent: The new AGM will support and foster the exploration of 
creativity and innovation through its exhibitions, public programs and collaboration. The 
AGM will contribute to the vision in the Mississauga Culture Plan of “transforming 
Mississauga into a culturally significant city”.  

• Foster entrepreneurship and innovative businesses: The AGM will foster interest and 
engagement in the creativity and knowledge economy that are at the core of this objective.  

• Collaborate and build partnerships:  The AGM plan is for a very substantial level of 
collaboration and partnership with other cultural and educational organizations, 
particularly those in the City Centre, at a far more substantial level than possible with 
existing facilities.  

• Create an authentic and shared identity: It is envisioned that the new facility will enable 
the AGM to have its own distinct identity, with the objective to authentically represent 
Mississauga to its residents and visitors. 

 
Summary of Recommendations 
The Main Recommendations emerging from the analysis of the study are.  

• Locate the Art Gallery of Mississauga in the City Centre. 

• Recognize the contribution the AGM can make to the quality of life in the community and 
the development of the downtown core - and the reciprocal benefit to the profile and 
identity of the AGM and the development of the AGM brand. 

• Collaborate with the City and Downtown 21 Plan team to explore development options and 
site locations for the AGM in the City Centre, with the opportunity to partner and share 
existing facilities and infrastructure. 

• Confirm facility requirements in the space program to meet community needs and enable 
the AGM to achieve its vision and fulfill its mandate as a fully functional contemporary art 
museum and collecting institution. 

• Recognize the need to “right-size” the enhanced AGM facility to ensure its implementation 
and ongoing functional and operational sustainability, through: 

o Pursuing partnerships  

o Exploring the possibility of sharing facilities to reduce size 

o Controlling capital cost requirements 
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o Setting an achievable capital campaign goal 

o Exploring strategies to boost attendance and earned income 

o Positioning the AGM to complement rather than compete with other visual arts 
organizations in Mississauga 

• Pursue the strategy to develop the AGM as the central core of a “hub and spoke” concept 
approach, and deliver programs through the existing network of libraries and community 
centres. 

 
Next Steps 
The next steps following completion of this AGM Facility and Business Plan include: 

• City Staff Review and Presentation to Council  

• Establish a Building Committee 

• Collaborate with the Downtown 21 Plan to identify a specific site that meets the AGM and 
City objectives  

• Explore synergistic Partnerships and Collaborations to further the AGM’s development 
objectives 

• Establish a Campaign Planning Committee and undertake a Fundraising Feasibility Study 

• Secure the selected site 

• Select an architect 

• Undertake Schematic Design 

• Update the Capital Cost Estimate and Business Plan 

• Launch the Capital Campaign 

• Continue to engage  the community in the planning process 
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1. INTRODUCTION 

This chapter summarizes the background to, and purpose of, this facility and business planning 
study for the Art Gallery of Mississauga (AGM) and the methodology that was employed.  
 
Bold italics are used throughout the document to highlight key findings, conclusions and 
recommendations. 
 
 

1.1 BACKGROUND TO AND PURPOSE OF THIS STUDY 

The Art Gallery of Mississauga (AGM) was established in 1987 and celebrated twenty-five 
years of operation in 2012.  
 
The AGM mission is to Engage. Think. Inspire. This phrase opens the dialogue at the AGM. 
The Gallery connects with the people of Mississauga through the collection and presentation 
of relevant works from a range of periods and movements in Canadian art. Expressing multiple 
ideas and concepts, this visual art translates into meaningful cultural and social experiences 
for all audiences. The AGM employs innovative education, artist projects and other forms of 
dialogue to advance critical enquiry and community connection to the visual arts. 
 
The Gallery carries out its Mandate to bring art to the community and the community to art in 
accordance with professional museum practices set to North American standards. 
 
Through the efforts of its Board, staff and volunteers, the Gallery achieves this mission through: 

• the operation and development of a public, not-for-profit art gallery 

• providing leadership and expertise in matters related to the visual arts;  

• exhibiting historical and contemporary works of art from local to international sources;  

• encouraging the development of artists with special emphasis on those residing in the City 
of Mississauga;  

• organizing educational programmes to stimulate knowledge and interest in the visual arts;  

• acquiring, managing and caring for a Permanent Collection. 
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The updated 2013/Vision for the AGM is provided in Appendix E.As stated on the AGM web site, 
the “artistic goal of the Gallery is continually evolving with increased clarity and focus. This action is 
essential for the Art Gallery of Mississauga in order to distinguish itself within the arts community, 
regionally, nationally and internationally. The evolution of our curatorial vision is ongoing, however 
the anticipated results, over the next five years, aims to establish the Gallery as a cultural leader 
branded by innovation and original programming.” 
 
It has long been recognized that the AGM is impeded in meeting its mission, mandate and 
goals by a very small space of about 6,320 gross sq ft. (587 gross sm). The area consists 
largely of changing exhibition galleries and there is little space allocated to collections storage, 
programming, office and other functions required in a fully operational contemporary public art 
gallery. With respect to the permanent collection it features about 500 works of Canadian 
contemporary art, with a particular focus on Mississauga.  The moratorium that was placed on 
additional collecting in 2008 due to lack of space and facilities has just recently been lifted. 
 
The AGM benefits from being located in Mississauga’s City Centre, offering proximity to 
Celebration Square, the Living Arts Center, Central Library, YMCA, Square One shopping and 
entertainment and to the Civic Centre government functions, but suffers from limited visibility 
and identity within the Civic Centre building.  
 
To help secure a larger space and to thus better serve residents, school groups and tourists as 
well as regional artists and donors who would like to see more works on display, the AGM 
issued an RFP for a facility planning study. Lord Cultural Resources, a professional museum 
planning practice dedicated to creating cultural capital worldwide, was selected. The Gallery 
then requested that the scope of the work conducted by Lord Cultural Resources be widened 
to encompass business planning, including market, site and financial analyses and projections. 
 
The purpose of this report is to provide a working document to guide the Art Gallery of 
Mississauga in developing professional facilities for the visual arts as an inclusive place of 
creative collaboration, to meet the needs of the Mississauga community, and support 
participating artists and staff, for the next twenty-five years.  
 
 

1.2 SCOPE OF WORK AND METHODOLOGY 

Lord Cultural Resources undertook the following work elements in this study: 

• Reviewed and analyzed background material provided to us.  

• Facilitated two Visioning/Assumptions Workshops. The first was with Gallery staff and 
the second with Board members. The main objective of the workshops was to better 
understand the vision for the new facility and to identify assumptions that were fixed and 
others that were variable and thus subject to testing in an internal and external interview 
process. Please see Appendix C for a list of the persons interviewed. 

• Analyzed contextual and comparables data regarding the overall museums marketplace in 
Canada and the United States, art museums in relation to other museum types, and 
selected other art galleries in suburban communities. We also analyzed data and interview 
feedback regarding the market for the existing AGM operation, as well as potential 
resident, school and tourist markets for Mississauga, all set out in Chapter 2. 

• Toured the existing facility and surrounding area at the City Centre. 
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• Identified a range of sites in discussion with the client and toured several potential new 
sites for the AGM, which led to an evaluation process as set out in Chapter 3.  

• Prepared a Phase 1 report that was discussed with Board members on July 30, 2012 to 
provide direction for the remainder of the study.  

• Analyzed facility needs, principles and assumptions in Chapter 4, space requirements in 
Chapter 5 along with other recommendations that serve as the basis for the capital cost 
estimates in Chapter. 6 and the attendance and financial projections in the Chapter 7.  

• Modified the Phase 1 chapters and prepared capital cost estimates for two specific site 
options based on two agreed development options and prepared an Interim Phase 2 report. 

• Presented and discussed the Interim Phase 2 report with Board members on November 19, 
2012.  The Board directed that the attendance, operating revenue and expense projections 
should be based on assuming a generic self-standing and purpose-built structure in the 
City Centre area of Mississauga. 

• Modified earlier chapters, prepared attendance, operating revenue and expense 
projections based on agreed assumptions, and a Draft Final Report. 

• Took into account AGM and City feedback to prepare this Final Report. 

 

1.3 COMMUNITY CONSULTATION 

AGM | Open and Engaged 
 
As the AGM embarked on the Facility Planning Study, the goal was to expand the conversation 
about the Gallery’s strategic direction to engage with the public. In particular, the AGM 
wanted to involve the public in discussions about the Gallery’s future. Opening the process to 
the public required courage and commitment – a willingness from the Staff and Board to hear 
perceptions that may be uncomfortable, as well as a commitment to listen and respectfully 
respond to varying visions for the AGM.  
 
In 2011, the AGM sought a new form of engagement with the arts community centred on three 
basic questions: What is the role of the AGM? How can the Gallery serve the arts community 
better? How do you see a “public gallery” in Mississauga being involved in civic and arts 
leadership? The AGM held two sessions on these subjects, and a total of 63 residents 
participated. 
 
The AGM also held another, by-invitation-only session for Mississauga-based artists, as well 
as an open forum discussion through a national advertised call to all interested in the AGM 
and then targeted email to members and individuals involved in the gallery in the past. The 
AGM as well hosted an artist-directed session with the subject "Should I stay or should I go?" 
focusing on cultural producers who chose to stay in Mississauga rather than moving to 
Toronto. Questions included: What can the AGM do to assist with artists and build an 
identifiable culture in the 905? What is the role of the arts and culture institutions in the City? 
45 people attended the three hour moderated discussion. 
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In 2012, the Curator | Director of Programmes provided the final catalyst for applying the ethos 
of the participatory gallery and community relevancy to the AGM. The goal was to establish a 
new AGM identity, in particular a new artistic vision and strategic direction. The process began 
with a series of small group forums composed of staff and external participants, in which 
conversations were often deliberately uncomfortable, in order to challenge staff perceptions 
and lay the foundations for a deeper conversation about the AGM’s future directions. From 
these forums emerged the concept - Engage. Think. Inspire. - which formed the cornerstone 
of the new AGM’s Mission.  
 
The AGM interprets this directive with the following points: 

• Being open to new ideas. Listening. 

• Encouraging community engagement with a tone of disruption and informed discourse. 
Thoughtful. 

• Creating an impact with youth and the visual arts with progressive projects. Smart. 

• Inspiring digital engagement to create new conversations about the exhibitions. 
Connecting. 

• Exhibiting the permanent collection and creating accessibility. Inclusion. 

• Overlay a critical yet accessible transparency in how the staff at the AGM work and make 
decisions. Participatory. 

• Engage with the plurality of the City. Involve. 
 
This renewed sense of identity has enabled a newly energized staff team, as well as a new 
mission, collecting mandate, collaboration statement, and education philosophy, all focusing 
on exhibitions and programming. 
 

 

1.4 IMMEDIATE AND SHORT-TERM ACTIONS 

The AGM is taking actions to develop its profile, exhibitions, public programs and visibility and 
grow and develop increased connections with the community and increased attendance. 
Immediate results show an increase in attendance. Examples include: 

PUBLIC PROGRAMMES 

Exhibition and Gallery Attendance 
 

 
 

  

Location 2011 2012 2013*

Gallery Exhibitions 12,862            19,108             18,501            

Satellite Exhibitions 4,535              9,338               20,100            

Total 17,397            28,446             38,601            
*  As of October 2013
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Roots & Branches | AGM Engagement 
Concept / Philosophy / Goal  
 
The Roots and Branches Education Programme is driven by the AGM’s mandate to 
ENGAGE.THINK.INSPIRE. This programme mobilizes art experiences by reaching Mississauga 
residents where they are. An interdisciplinary educational model funded by the Ontario 
Trillium Foundation, Roots and Branches contains two components where, first, art is brought 
into the classroom, and then students are brought to experience art at the Gallery to create a 
lifetime pluralistic relationship with visual art. 
 
As of December 2013, nearly 1,650 students have benefitted directly from the program. These 
students, besides learning artistic techniques from practicing professionals, become 
acquainted with critical research informing contemporary art, thus building their visual literacy 
and capacity to appreciate art.  
 
 

WEBSITE | AGM SOCIAL MEDIA STRATEGY 

Web Site Philosophy, Approach and Goal 
The AGM website presents the first impression of the gallery to the public on an international 
level. Therefore, as the primary point of contact with the AGM, the purpose of the website is to 
communicate the gallery’s vision and branding, as well as present exhibitions and 
programming, in a clear, accessible format that adheres to international industry standards. 
The website is the online representation of the AGM, and should consistently reflect the look 
and feel of the ever-changing physical space. 
 
Web Site Statistics 

2011 – 12,345 views 
2012 – 23,340 views 
2013 – 26,420 views* 
 

*As of December 2, 2013 
 
Social Media Philosophy, Approach and Goal 
AGM social media channels aim to create a dynamic online community that engages in 
thought-provoking conversations based upon contemporary issues relevant to the arts 
community. As the AGM presents high calibre exhibitions and innovative programming, it 
simultaneously aims to engage with an audience beyond its geographical reach, and employs 
digital channels to do so. The goal of AGM social media is to create a digital extension of the 
gallery’s physical community, and to inspire patrons and visitors to extend their gallery 
experience into their everyday lives. 
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Social Media Audience Numbers 

 
 
*Facebook: Mid-2011 to early 2012 saw a transition in the AGM from using a Facebook profile 
to a Facebook page. The AGM closed down its Facebook profile early 2012 in order to focus on 
the Page, which allows for metrics and statistics. The 2011 figure includes participants who are 
both friends and fans of the gallery on Facebook. 
 
**YouTube: This includes a video by comedian Jus Reign to promote an AGM event, which 
garnered 16,052 views. Not counting this video, total views for 2013 equal 2,454 or an average 
of 129 views/video. 
 
 

THE PERMANENT COLLECTION | REANIMATION  

Since 1998 the Art Gallery of Mississauga has had a moratorium on its Permanent Collection 
practice. 
 
2013 has signified a new direction to reactivate the Collection which supports the emphasis of 
photography and contemporary digital practices.  Historically, photography as an art medium 
was a way to record events; at this time photography has become ubiquitous in our 
increasingly image-driven culture since its invention in the early 19th century. The 
contemporary image is often presented categorically with portrait, landscape, object focused 
or by marking daily life and its experiences.  What continues to fascinate is the vision of the 
artist.  The revised collection policy will create a stronger cohesive collection that addresses 
AGM’s new vision of works, artists and thinking to create a destination collection for the 
residents of Mississauga. 

  

Year Twitter 
Followers

Facebook Blog YouTube E-mail 
Marketing

2011 800                          295 fans
928 friends* 

10,538                   Inactive 2,130                      

2012 1,700                      819 fans 26,985                    2858
(51 videos - 

average of 56 
views per video) 

2,890                      

2013 2,724                      1,319 fans 22,104                    18,506**
(51 videos - 

average of 56 
views per video) 

 E-mail list of 
3,449 people 
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In 2013 the AGM received a grant from the Canadian Heritage and the Museum Technology 
Fund to digitize and present the Permanent Collection online to the residents of Mississauga.  
The PAC has long been hidden in the vault storage of the AGM, or rotated through exhibitions 
and key public access sites in Civic Centre. The AGM presented Allegory of the Cave, revealing 
the collection to the public in a Salon style hanging for all to see! The Allegory of the Cave is an 
extended metaphor, conceived of by the philosopher Plato, for how our understanding of the 
world is enriched by education. It tells of a group of people who have lived their lives 
imprisoned in a cave, facing a blank wall. For them, reality is merely the images on the wall; the 
shadows of the true world behind them, cast by a fire. Philosophers like Plato are prisoners 
who, through the enlightenment of education, have escaped the cave and experienced true 
reality, not just its shadows.  

In the context of an art gallery, visitors are often only able to see the metaphorical ‘shadows’ - 
the limited selection of work on display. They remain unaware of the scope of the collections 
hidden in vaults, dependent on the curator as ‘philosopher’ to exhibit and interpret the true 
meaning of the artwork. With Allegory of the Cave, the Art Gallery of Mississauga’s first major 
exhibition of its permanent collection, all that changes. The permanent collection, normally the 
realm of curators, collection managers, and conservators, is yours to explore. A classical salon 
hanging showcases an unprecedented number of significant pieces, juxtaposed with works 
that represent the AGM’s new collecting focus on lens-based art. As the collection is archived 
for digital access, the main gallery becomes a photography studio, completely open to the 
public! Just as Plato’s Allegory of the Cave suggests a greater truth behind the shadows, this 
exhibition will result in an online digital archive of the AGM’s collection, accessible to 
everyone. 
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ADDITION TO THE AGM | CELEBRATION SQUARE | 2009 

The AGM was part of a larger plan in conjunction with Celebration Square planning and civic 
centre improvements. Presented to Council and the Mayor, as well as major stakeholders. 
CS+P Architects developed a plan for use of the current Skateboard Park to augment the 
existing footprint of the AGM.  It was thought at the time that the sq footage of a 3 floor gallery 
addition would not give the proper amount needed – however, the location and concept could 
be reconsidered in 2014. 
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INTERIM PLAN | AGM 2014 | PORTAL ON ARTS AND CULTURE 

The AGM has embarked upon an interim solution for wayfinding and visibility as well as to 
create a formal entry and reception.  The “front door” will address Celebration Square.  
 
The AGM, long touted the “best kept secret in Mississauga” has commissioned architectural 
consultant CS+P Architects to draft a plan, concept and assist with preliminary budget.  This 
plan would shift the current main entry from within the interior of Civic Centre to face and 
address the now vital public space of Celebration Square.  The timeline of construction is 
under consideration and tied to grants with a possible AGM fundraising campaign. For 26 
years the AGM has suffered from lack of visibility which has impeded its connection to the 
communities of Mississauga.  The Front Door on Arts & Culture will connect the visual arts to 
the residents of the City with accessibility and an identifiable entry point to the Gallery. 
 

 
Interior View 

 
Exterior View 
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2. CONTEXTUAL, COMPARABLES AND 
MARKET ANALYSIS 

This chapter offers data and analyses that help to guide recommendations for the Art Gallery 
of Mississauga (AGM) associated with facility, site and business planning considerations and 
the projections of attendance, operating revenues and expenses. It begins with an overview of 
available data regarding the overall museums marketplace in Canada and the United States, 
including comparisons of art galleries/museums to other museum types. This is followed by a 
review of data for art galleries located in “Edge Cities”, and seven art galleries located in 
municipalities outside but near larger metropolitan centres are reviewed and a more detailed 
analysis of three of them is undertaken. Then the analysis of existing markets for the AGM and 
potential resident, school and tourist markets for an expanded art gallery in Mississauga is 
presented. The chapter concludes with a summary of some of the main strategic directions 
that emerge from these analyses to help inform subsequent site, facility and business planning 
recommendations.  
 
 

2.1 PLANNING CONTEXT 

Mississauga’s key planning documents recognize the role that cultural plays in developing a 
livable city. The Art Gallery of Mississauga is positioned to be a key element in achieving the 
City’s objectives for the future and the AGM is committed to collaborating with the City and 
developing other partnerships to build an enhanced art gallery that contributes to the cultural 
identity and cultural life of Mississauga.  
 
 

2.1.1 STRATEGIC PLAN – OUR FUTURE MISSISSAUGA 

 The Strategic Plan is Mississauga's highest level policy 
document, launched in 2009 to shape and direct strategic 
decision-making for the City for the next forty years. It was 
initiated with a broad-based community conversation on 
Our Future Mississauga that identified a number of Drivers 
for Change. The Vision Statement is supported by five 
Strategic Pillars for Change. 

  

http://www.google.ca/imgres?sa=X&biw=1278&bih=665&tbm=isch&tbnid=7nRdYxx22V13PM:&imgrefurl=http://miranet.ca/&docid=Cts4U3qODVxEWM&imgurl=http://miranet.ca/images/Mississauga_Strategic_Plan_logo.jpg&w=254&h=129&ei=nZuLUuykKOWwygG94ICgCQ&zoom=1&ved=1t:3588,r:7,s:0,i:100&iact=rc&page=1&tbnh=98&tbnw=181&start=0&ndsp=15&tx=74&ty=39�
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Our Vision for the Future 
Mississauga will inspire the world as a dynamic and beautiful global city for creativity and 
innovation, with vibrant, safe and connected communities; where we celebrate the rich 
diversity of our cultures, our historic villages, Lake Ontario and the Credit River valley. 
A place where people choose to be. 
 
Five Strategic Pillars for Change 
Move: developing a transit oriented city 
Belong:  ensuring youth, older adults and new immigrants thrive 
Connect: completing our neighbourhoods 
Prosper: cultivating creative and innovative businesses 
Green: living green 
 
The Action Plan is a separate working document that describes strategic interventions to 
achieve the City’s vision. Results are reviewed annually and some actions may be modified. 
The City recognizes that some actions will require partnering in new and innovative ways, with 
other organizations, levels of government and institutions. The City encourages the community 
to be part of the process, take on actions they feel passionate about and work in partnership to 
make it happen – to turn strategy into reality.  
 
 

2.1.2 MISSISSAUGA OFFICIAL PLAN 

The Mississauga Official Plan was adopted by Council in 2010 
and will guide the city's growth and development to the year 
2031. Its land use policy framework will help to build the 
Mississauga envisioned in the City's Strategic Plan.  
Key features include:  
• A new Urban System comprised of three distinct, yet 

interconnected components – the green System, City Structure and corridors; 
• A City Structure based on a growth management strategy that identifies functional areas 

for density, height and appropriate growth: Downtown, Major Nodes, Corporate Centres, 
Neighbourhoods, Employment Areas and Special Purpose Ares.  

• These functional areas are further organized into a series of Character Areas and  
Intensification Areas where growth will be directed 

 
The Mississauga Official Plan supports the development of Cultural Infrastructure and Public 
Art. The MOP also supports the development of the City Centre through the Downtown Core 
Local Area Plan.  
 
 

2.1.3 DOWNTOWN 21 MASTTER PLAN 

 
The vision of the Downtown 21 Plan is to create an urban place in the 
heart of Mississauga, building on the City’s Strategic Plan and the five 
Strategic Pillars for Change and the Transportation Plan.  The 
Downtown 21 Plan provides a positive planning framework for the AGM.  
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2.1.4 MISSISSAUIGA CULTURE MASTER PLAN 

The vision of the Mississauga Culture Master Plan is 
“transforming Mississauga into a culturally significant 
city”. The AGM is well positioned to make a significant 
contribution to this objective, where culture and 
creativity combine to develop a City “with an authentic 

sense of place, identity and belonging.” 
 
The Culture Master Plan notes that “Mississauga does not have a public art gallery of the size 
or profile one would expect in a city of its size.”  
 
 

2.2 THE ART GALLERY/MUSEUM MARKETPLACE 

An expanded Art Gallery of Mississauga (AGM) should undoubtedly result in higher 
attendance and earned income as well as increased staffing and other operating costs. 
However, it is important to understand attendance and financial data for art galleries and other 
museum types to help establish realistic operational expectations for the new AGM. Both 
Canadian and US data follow.  
 
 

2.2.1 ART GALLERIES WITHIN THE CANADIAN MUSEUM MARKETPLACE 

Data and implications to the AGM are considered from the Statistics Canada Heritage Survey 
and the latest survey of the Council for Business and the Arts in Canada (CBAC). 
 
2.2.1.1 Heritage Survey 
Statistics Canada conducts periodic “Heritage Surveys” which include all types of museum-
related institutions, including art galleries. The latest available survey, released in March 2011, 
is from 2009 and is compared below to pre-recession data for 2007 and to AGM figures for 
2010 from the CBAC survey in order to be most comparable with the Heritage Canada data. 
More recent data for the AGM are set out later in this chapter and as part of the attendance 
and financial projections in Chapter 7. 
 
The data here are focused on sources of operating income and indicate an average of about 
37% from earned sources, 11% from contributed/private and 53% from government sources. 
Although there is substantial room for growth in earned income at a larger facility it should be 
assumed that the AGM will continue to require substantial levels of operating support from 
government sources, primarily from the City of Mississauga.  
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Sources of Operating Income Heritage Survey 
2009 Data 

Heritage Survey 
2007 Data 

AGM 2010 
Data 

Earned 36.7% 36.2% 4.7% 

Private/Contributed 10.8% 11.8% 13.5% 

Government 52.5% 52.0% 81.8% 

Total 100% 100% 100% 

 
 
2.2.1.2 Aggregated Results for Public Art Galleries from CBAC Survey  
The following table is from the 2009/10 Survey of Public Museums and Art Galleries conducted 
by the Council for Business and the Arts in Canada (CBAC), including data in that survey 
reported by the Art Gallery of Mississauga. More recent data from the AGM are set out later in 
this chapter as well as data from seven galleries in suburban locations. The CBAC data here 
are for a sample of 39 Canadian public art galleries and reflect several very large ones. The 
data indicate that the size of the exhibition space and the staffing level in the existing AGM are 
both about 10 times smaller than the average art gallery surveyed. However, to its credit the 
visitors per square foot exhibition space ratio for the AGM is higher than average.  It must be 
noted that the operating budget for the AGM would be much higher if not in a City owned 
facility, or with another supporting collaborator, to cover the need to pay for building 
occupancy and other costs. 
 

 
 
 

Public Art 
Galleries

Art Gallery of 
Mississauga

Sample Size 39 N/A
Average Size of Exhibition Space (net sq. ft.) 22,025 2,294
Average On-Site Attendance 90,948 12,905
Average Visitors per Sq. Ft. Exhibition Space 4.13 5.63
Average Number of Memberships 1,917 238
Average Revenue from Admission Fees $386,069 $0
Admissions Revenue per Visitor $4.24 $0.00
Average Operating Revenue $2,317,135 $385,605
Average % Earned 37.5% 4.7%
Average % Private/ Endowment 14.7% 13.5%
Average % Government 47.8% 81.8%
FTE staff (assumes pt at 0.33) 32.6 3.3
Avg. Volunteers 160 45
Source: Canadian Business for the Arts Annual Survey of Public Museums & Art Galleries 2009-2010. 
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2.2.2 ART MUSEUMS WITHIN THE US MUSEUM MARKETPLACE 

The table that follows is an overview of the US museum marketplace based on 2009 survey 
data from the American Association of Museums (AAM). Highlighted are data for art 
museums in comparison to other museum types, and consideration of some of the market, 
operational and financial issues facing the Art Gallery of Mississauga (AGM).  

• Attendance: The average US museum reported about 26,500 visitors, compared to about 
33,400 in the 2006 survey. The decline reflects the opening of many new small museums 
even though total museum attendance increased. Art museums tend to draw larger 
numbers of visitors than history museums and some other museum types but less than 
science/natural history museums, children’s museums and living collections.  

• Admission Charges: Some 41% of all US museums and 53% of art museums do not 
charge admission. Further, there are many other art museums that charge adults but offer 
free admission to children. There are also a substantial number of art galleries in Canada 
that offer free admission, including the AGM and the majority in other suburban 
communities near larger cities as discussed below.   

• Sources of Operating Income: The average US museum generates about 28% of its 
operating income from earned sources, 37% from private sources, 12% from endowments 
and 24% from government sources. Art museums in the US are more successful in 
generating support from private/contributed sources than other types of museums. In 
Canada all museums face more substantial difficulty generating private funds for 
operations because of different tax laws and a traditional reliance on government funding 
support.  

• Staff Salaries as a Percentage of Total Operating Costs: Salaries and wages account for 
an average of 50% of the operating budgets of museums in general, and about 49% for art 
museums. If museum-paid taxes and benefits are included, the average is closer to 60% 
for all staffing costs. The challenge in the context of a larger AGM facility is the need to 
increase staff levels and funding balanced against the reality that the “feasibility” will 
depend as much on the ability to limit staffing costs as it will on boosting revenue.  

• Marketing Costs per Visitor: The average art museum allocated about 4% of its 
operating budget to marketing, or $2.15 per visitor compared to the $1.29 average for all 
museums combined. 
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2009 AAM Profile 
Art 

Museum

Children's 
or Youth 
Museum

General 
Museum

Historic 
Home or 

Site

History 
Museum or 
Historical 

Society

Living 
Collections

Natural 
History or 

Anthro- 
pology

Science or 
Tech

Specialized 
Museum

Overall 
2009 Survey

Overall 
2006 

Survey

Sample Size 156 18 71 89 190 17 32 25 73 671 809
Median Attendance 44,878 130,870 58,500 11,700 10,000 208,574 58,176 357,103 22,000 26,500 33,446
% Charging Admission 
Fees

47.6% 94.1% 63.2% 77.4% 49.2% 64.3% 63.3% 96.0% 57.1% 59.0% 60.7%

Median Adult Admission 
Charge

$8.00 $7.50 $7.00 $6.00 $5.00 $8.00 $8.00 $10.00 $7.00 $7.00 $6.00

Median Operating 
Income

$2,379,176 $1,729,532 $1,930,895 $350,000 $260,000 $3,072,452 $3,256,810 $7,857,138 $602,080 $1,168,559 $850,000

Average Earned 
Revenues

21.5% 48.3% 24.8% 31.7% 24.0% 30.0% 31.1% 48.8% 33.2% 27.6% 31.0%

Average Revenues from 
Private Donors

46.6% 27.8% 33.7% 34.6% 31.0% 20.3% 38.3% 28.9% 37.7% 36.5% 35.2%

Average Revenues from 
Investment Sources

18.6% 12.1% 8.8% 10.7% 8.5% 14.3% 6.4% 3.0% 9.3% 11.5% 9.6%

Average Revenues from 
Government Sources

13.3% 11.7% 32.6% 23.0% 36.4% 35.4% 24.2% 19.3% 19.9% 24.4% 24.1%

Median Value of 
Endowment

$9,744,500 $414,875 $2,539,870 $1,202,817 $526,500 $14,253,806 $5,078,964 $1,829,599 $2,526,508 $2,825,075 $1,580,537

Median Earned Income 
per Visitor

$8.21 $6.31 $7.16 $9.44 $4.39 $4.87 $6.76 $11.14 $10.00 $7.22 $5.91

Median Operating 
Expenses

$2,317,675 $2,522,615 $1,798,754 $298,200 $262,206 $3,630,530 $3,237,600 $6,827,362 $778,859 $1,166,000 $829,037

Operating Cost per 
Visitor

$49.94 $15.07 $30.21 $28.33 $26.73 $15.10 $29.74 $20.95 $32.25 $31.40 $23.35

Staff salaries as a % of 
total expenses [Median]

48.6% 54.5% 53.5% 56.0% 50.8% 63.9% 60.8% 45.8% 39.9% 49.9% 50.9%

Collections care as a % 
of total expenses 
[Median]

6.4% 4.1% 9.9% 4.9% 8.5% 26.7% 17.3% 1.2% 10.0% 8.0% 9.4%

Marketing Budget as a % 
of total expenses

4.4% 8.4% 5.4% 3.8% 2.2% 4.1% 4.5% 7.5% 4.0% 4.1% 4.4%

Marketing Expenses Per 
Visitor [Median]

$2.15 $0.93 $1.61 $1.14 $0.50 $0.85 $1.22 $1.32 $1.00 $1.29 $1.05

Source: 2009 Museum Financial Information,  American Association of Museums, 2009
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2.3 BENCHMARKS FROM SELECTED CANADIAN ART GALLERIES IN “EDGE CITIES” 

The following table offers available benchmark data from selected art galleries in Canada that 
are in communities outside but close to major population centres, as is the case with the Art 
Gallery of Mississauga. These art galleries, also located in “edge cities” reflect the significance 
of Mississauga’s proximity to and relationship with Toronto, the GTA and the Golden 
Horseshoe. The data are as reported in the 2009-2010 Business for the Arts Annual Survey of 
Public Museums and Art Galleries. Among the highlights of the data and potential implications to 
the AGM are the following points: 

• The Challenge of Proximity to Large City Art Galleries: The selected examples range in 
distance from 14 km to 97 km from the large metropolitan cities of Toronto, Montreal and 
Vancouver. Each of these large cities has world-class art galleries that offer relatively easy 
access for residents of nearby suburban communities. In general, the closer the 
community to a major city art gallery the greater the challenge for smaller community art 
galleries in those suburban or nearby cities. In that context, at only 28 km from the Art 
Gallery of Ontario, the Art Gallery of Mississauga is the closest of any of the selected art 
galleries to Toronto. The data suggests the need to strategize ways and means for the 
AGM to be perceived as different in the regional art gallery marketplace if it is to 
encourage more art enthusiasts in Mississauga to attend and to attract visitors from 
outside Mississauga, thus creating tourism and economic development benefits.  

• Size of Exhibition Space and Attendance: A key issue in this planning study is how much 
exhibition space the new AGM should include. The larger the space the more works of art 
that may be shown and hence the more visitors likely to be attracted. At the same time the 
larger the space the higher the capital and operating costs. At present the AGM reports 
about 2,894 square feet of exhibition space2

• Most of the Art Galleries Offer Free Admission: Including the AGM, five of the eight 
offer free admission or suggested donations. Free admission appears to be a way to 
overcome the issue of proximity to large city art galleries and also to increase public 
access in general. The Musée d’Art de Joliette has a fixed adult admission charge of $10, 
with a $6 charge for children and despite a relatively large exhibition space of 13,656 nsf 
attracted only 12,156 visitors. At only $29,350 in admissions revenue this indicates 
average per person admissions revenue of only $2.15, indicating many persons are 
attending for free. The data appears to confirm that admission should remain one of 
suggested donations (free admission) even in a larger facility for the AGM. 

, the smallest space of any of the Galleries 
compared, despite being in the largest city by far. In considering the size of exhibition 
space in other suburban galleries it would appear that an appropriate size would be 
somewhat larger than the Varley Art Gallery in Markham (5,500 nsf) and the Maclaren 
Art Centre in Barrie (6,354 nsf) but less than the Musée d’Art de Joliette outside Montreal 
and the McLaughlin Art Gallery in Oshawa (10,439 nsf). This would appear to suggest in 
the range of 7,000 to 9,000 net square feet of exhibition space for the future Art Gallery 
of Mississauga. This study has recommended a floor area of 8,500 nsf as set out in Chapter 
5, Section 5.5, Zone Space List. Other factors are explored in Chapter 5 and have been 
considered in making this recommendation. This includes the AGM‘s vision and needs for 
the future and its mandate to present contemporary art which typically requires larger 
volume space  

                                                           
2 The 2,894 sf gallery space includes the Robert Freeman Gallery, Mail Gallery, XIT-RM Project Space 
and at Resource Centre of 302 sf. 
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• Attendance Levels at these Galleries are Not Particularly Substantial: Attendance 
levels at art galleries/museums vary substantially from year to year based on the nature of 
special exhibitions that are offered. Galleries with the ability to mount such exhibitions and 
market them as originating from outside the community tend to attract more visitors. This 
of course requires adequate space to do so as well as sponsorship support. Most of the 
examples set out here do not have the space or financial resources to do so and thus 
mount exhibitions primarily by rotating permanent collections. The highest attended is the 
McMichael Canadian Collection, at about 98,000 visitors. The median figure is 39,000, 
despite free admission in five of eight cases. The data here confirm that art galleries in 
general tend not to be mass market attractions, that there are challenges being in 
proximity to large city galleries, and that attendance levels at the future AGM will depend 
very much on the nature and uniqueness of the specific exhibitions and programs offered.  

• Membership Levels Generally Reflect Attendance:  Not surprisingly, the highest 
membership is reported at the McMichael Canadian Collection. In general, museums 
offering free admission find it difficult to have a substantial membership program but art 
museums/galleries are among the most successful, as seen here. Only one of the five 
offering free admission does not offer membership. This is largely because the motivation 
for membership at art museums/galleries is often as much about love of the institution 
and its mission as it is about value for money received. The AGM reported 238 
memberships to the CBAC, higher than figures reported by four of the other institutions 
compared.  

• Total Operating Budgets Increase with the Size of the Facility and the Size of the 
Staff: The operating budget of the AGM at under $400,000 in 2010 was the lowest of any 
of those compared as was the size of its staffing level. Both will need to increase 
substantially in the context of a larger space. However, planning for the future Gallery will 
need to be conscious of identifying ways and means to limit not only capital but also 
operating costs if a new facility is to be more likely implementable and sustainable. 

• Sources of Operating Revenue Vary Widely: The limited space and lack of facilities 
capable of generating revenue contributes to the AGM having the second lowest level of 
earned income at 4.7% of the total, compared to an average of 19.9% and median of 13.3% 
among the art galleries compared. While the dollar amount of governmental support for 
the new AGM is likely to increase substantially, the percentage from government sources 
should decline as more income is generated from retail, rentals, memberships and other 
potential earned sources. Similarly, there may be opportunities to boost contributed 
income in the context of a larger, new facility that is seen to be meeting community needs.   
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CBAC Data for Art Galleries Near 
but Outside Larger Cities

Art Gallery 
of 

Mississauga

Burnaby 
Art Gallery, 

BC

MacLaren 
Art Centre, 

Barrie

McLaughlin 
Gallery, 
Oshawa

McMichael 
Collection, 
Kleinburg

Musee d'art 
de Joliette, 

QC

Richmond 
Art Gallery, 

BC

Varley 
Gallery, 

Markham
Average Median

Size of Exhibition Space (net sq. 
ft.) 2,294 5,579 6,354 10,439 28,013 13,656 3,500 5,500 10,434 6,354
Driving Distance from Center of 
Major Nearby City (kilometers) 28 14 97 62 40 70 14 36 48 40
Fixed Adult Admission Charge, 
June 2012 $0.00 $0.00 $0.00 $0.00 $15.00 $10.00 $0.00 $5.00 $4.29 $0.00
Fixed Youth/Child Admission 
Charge, June 2012 $0.00 $0.00 $0.00 $0.00 $12.00 $6.00 $0.00 $3.00 $3.00 $0.00
On-Site Attendance 12,905 40,100 39,000 29,325 97,990 12,156 40,643 36,219 42,205 39,000
Visitors per Sq. Ft. Exhibition 
Space 5.63 7.19 6.14 2.81 3.50 0.89 11.61 6.59 5.53 6.14
City Population, 2011 713,443 213,228 135,711 149,607 288,301 46,930 190,473 301,709 189,423 190,473
Visitors per 1,000 City 
Population 18.09 188.06 287.38 196.01 339.89 259.02 213.38 120.05 229.11 213.38
Memberships 238 No Program 210 241 2,705 329 75 196 626 226
Memberships per 1,000 City 
Population 0.3 N/A 1.5 1.6 9.4 7.0 0.4 0.6 3.4 1.6
Revenue from Admission Fees $0.00 $0.00 $4,563 $0.00 $539,470 $29,350 $0 $33,433 $86,688 $4,563
Admissions Revenue per Visitor $0.00 $0.00 $0.12 $0.00 $5.51 $2.41 $0.00 $0.92 $1.28 $0.12
Admissions Revenue as a % of 
Total Operating Revenue 0.0% 0.0% 0.3% 0.0% 6.8% 2.4% 0.0% 3.7% 1.9% 0.3%
Operating Revenue $385,605 $619,000 $1,715,867 $1,129,125 $7,972,616 $1,237,623 $580,884 $915,049 $2,024,309 $1,129,125

% Earned 4.7% 8.9% 32.4% 13.3% 28.1% 11.5% 4.0% 41.4% 19.9% 13.3%
 % Private/Endowment 13.5% 0.0% 43.0% 8.9% 5.9% 11.5% 3.8% 3.4% 10.9% 5.9%

% Government 81.8% 91.1% 24.6% 77.8% 66.0% 77.0% 92.2% 55.2% 69.1% 77.0%

FTE Staff (assumes pt at 0.33) 3.3 4.3 16.7 11.6 60.0 23.7 10.0 14.0 20.0 14.0
Volunteers 45 61 230 55 38 70 200 300 136 70
Source: Canadian Business for the Arts Annual Survey of Public Museums & Art Galleries 2009-2010 and the files of Lord Cultural Resources. Varley exhibition space figure for two sites combined. 
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Noteworthy is that Mississauga is the 6th largest municipality in Canada based on 2011 
population statistics, yet the Art Gallery of Mississauga has the smallest exhibition space 
by far, as shown in the chart and diagram below. 
 

 
 

 

City Municipal 
Population 

(2011)

Exhibition Space
Net Floor Area 

(sq ft)

Exhibition Space
Net Floor Area 

(sq m)

1 Toronto 2,615,060 129,000 11,989
2 Montreal 1,649,519 109,038 10,130
3 Calgary 1,096,833 93,000 8,640
4 Ottawa 883,391 32,808 3,048
5 Edmonton 812,201 30,000 2,788
6 MISSISSAUGA 713,443 2,894 269
7 Winnipeg 663,617 29,400 2,732
8 Vancouver 603,502 41,400 3,846
9 Hamilton 519,949 29,568 2,747
10 Québec City 516,622 37,146 3,451

Population Source: Statistics Canada, 2011 Census CSD – Municipalities

(Census Subdivisions)
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Peel Art Gallery, Museum and Archives 
It is also interesting to note for comparison that The Peel Art Gallery, Museum and Archives 
(PAMA) re-opened their renovated Art Gallery, its first phase in Fall 2012.The Art Gallery is 
home to a permanent collection of over 4,500 pieces of art and provides a range of exhibition 
spaces on several levels including 2,070 sq ft (192 sq m) of permanent collection exhibition 
space; 2,580 sq ft (240 sq m) of temporary or changing exhibition space; a community gallery 
of 2,000 sq ft (186 sq m); art storage of 2,500 sq ft (232 sq m) and a 542 sq ft (50 sq m) 
studio space. 
 
In total the new Peel Art Gallery now programs 6,650 sq ft (618 sq m) of exhibition space, over 
twice as much as the current exhibition area at the AGM. 
 
Relevant to the AGM situation, PAMA staff noted that before the PMA renovation “The (art) 
gallery was very small and we didn’t have any room to grow the collection. In the new building, 
we actually have proper museum-standard permanent collection storage as well as expanded 
exhibition space.”3

 
 

 
Permanent collection exhibition at the Peel Art Gallery Museum and Archives / photo Azure Blue Photographs 

 
  

                                                           
3 Canadian Art News 2012/10/30 
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2.4 DETAILED EXPERIENCE OF THREE SELECTED COMPARABLE ART GALLERIES  

Among the seven Galleries compared above to the Art Gallery of Mississauga, three were 
selected in discussion with the AGM Steering Committee for Lord to conduct more in-depth 
analysis to include facilities, operations, and more detailed available market and financial data. 
The three were selected on the basis of their relevance to the AGM situation and include: 

• Robert McLaughlin Art Gallery in Oshawa 

• Frederick Varley Art Gallery in Markham 

• Cambridge Galleries in Cambridge 
 
 

2.4.1 ROBERT MCLAUGHLIN ART GALLERY, OSHAWA 

 
 
 
The Robert McLaughlin Gallery was originally opened in 1969 and was expanded in 1987 by 
renowned architect Arthur Erickson. The four-floor building is located in downtown Oshawa 
next to City Hall and the Central Library, and thus very similar to the existing AGM in 
Mississauga. At 36,000 gross square feet it is the largest public gallery in Durham Region. The 
Gallery features a permanent exhibition gallery of about 2,926 net sq ft and two temporary 
exhibition spaces at 2,754 net sq ft and 2,904 net sq ft, combining for total gallery space of 
8,584 net sq ft. Education space totals 1,850 sq ft.  
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The Gallery has a collection of over 4,000 works of art, of which about 65 are currently on 
display. The collections storage is all on-site. About 94% of the collection is 2-dimensional and 
the remaining 6% is 3-dimensional. The Gallery offers substantial public and educational 
programs, a gift shop and café both operated by Museum staff, along with a library, and two 
art & education studios.  
 
The Robert McLaughlin Gallery opens daily on a year-round basis. Hours are 10 a.m. to 5 p.m. 
except on Thursdays to 9 p.m. and on weekends from noon to 4 p.m. Limited weekend hours 
reflect perceived demand and result in weekends accounting for only about 25% of all visitors. 
Admission is free but there is a suggested donation of $5, but with very limited income 
generated. Attendance data in 2011 were skewed by being closed for renovation, which led to a 
total attendance of 26,124 visitors. Attendance levels in 2010 and 2009 were 29,325 and 
33,388, respectively. These are not substantial figures in the context of free admission and 
help to suggest caution with respect to potential attendance and thus the size and capital 
investment of the new AGM. On the other hand, population levels as well as income and 
education indicators are more favourable for Mississauga than Oshawa. In 2010, school 
groups accounted for 25% of all visitors to the Robert McLaughlin Gallery, with rentals visitors 
at 17% and the general public at 58% of the total. About 65% of visitors are estimated to be 
from within a 100 km radius of Oshawa. Average length of stay in the Gallery is about 90 
minutes. 
 
Some 75% of non-school visitors are female, which is even higher than the 60-65% female 
ratio typically found for art galleries. Very few visitors attend with children (2%). The market is 
primarily in the 40-59 age range (75%) and only 3.5% are seniors. The Gallery has a 
membership program and its 500 members are estimated to account for 75% of all non-
school visitors. The family membership charge is $45.   
 
The Gallery operates with a full time staff of 12 and a part-time staff of one, which is 
substantially higher than the current staff of the AGM. Supporting the staff are 45 regular and 
15 special events staff.  
 
With respect to financial benchmarks the Robert McLaughlin Gallery had an operating budget 
in 2011 of about $1,422,000. The City of Oshawa provided about 47% of the operating 
revenues, with other government sources at 19%, and a combination of donations, 
sponsorships and endowment at 24%. Earned income, including membership and fundraising 
events, is a relatively low 10%. Staffing costs are the main expense item at 43% of the total 
with building occupancy at 25% and exhibition costs at 13%. The data will be helpful as 
benchmarks for the attendance and financial projections for the AGM in Chapter 7. 
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2.4.2 FREDERICK VARLEY ART GALLERY, MARKHAM  

 
 
 
The Varley Art Gallery of Markham focuses very much on one of the Group of Seven painters 
and derives notoriety on that basis. Of particular importance is its geographic location in a 
suburban community of Toronto similar to Mississauga, but its location in the historic Main 
Street Unionville area of Markham sets it apart. Main Street Unionville is known for its antique 
and craft stores and is a tourist attraction that exposes more leisure-oriented people to the 
Varley Gallery than found at most other art galleries in suburban municipalities. It offers the 
type of street level retail and related development being contemplated for the new Main Street 
in Mississauga.   
 
The Varley features frequently changing exhibitions from the permanent collection as well as 
historical and contemporary exhibitions drawn from local, national and international sources. It 
emphasizes new ways of seeing and appreciating art through a broad range of dynamic hands-
on art-related activities, including group tours, school programs, studio art classes, workshops 
and lectures, as well as family activities, designed to appeal to audiences of all ages and 
interests. The Gallery was opened in 1997 along with restoration of the former Eckardt-McKay 
House, which was the last studio of Fred Varley. It is known as the McKay Art Centre and is 
about a two minute walk away from the Gallery and, featuring not only the studio but also 
exhibitions and works of art for sale from community artists. 
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The two spaces combined have about 4,750 sq ft of exhibition space. Total attendance was 
reported at close to 42,200 annual visitors (2010) based on a modest admission charge of 
$5.00 for adults and $4.00 for seniors and students. Children receive free admission. The 
gallery offers the appeal of the Varley name and a site offering easy access to large number of 
residents, school groups and tourists, along with admission charges that make attending 
affordable for larger numbers of persons.  
 
The Varley operated with 5 full time year round staff, 6 full-time seasonal, and 7 part-time 
staff and an operating budget of close to $1.1 million, more than three times the current budget 
of the AGM. Some 39% of operating income was earned, 6% private and 55% from 
government sources, largely the Town of Markham.  
 
 

2.4.3 CAMBRIDGE GALLERIES, CAMBRIDGE 
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Cambridge Galleries operates within the Cambridge Public Library with exhibition spaces at 
Queen’s Square (Galt), Preston and Design at Riverside (Galt) within the University of 
Waterloo School of Architecture. This relationship allows the Galleries opportunity to utilize 
spaces within the shared facilities, a concept that the AGM may find advantageous and is 
already exploring with its “Roots and Branches” program.    
 
Cambridge Galleries present regional, provincial, national and internationally recognized artists 
and developments in contemporary visual art. Since 1986, Cambridge Galleries has also had a 
policy of collecting contemporary Canadian fibre art, which provides a particular focus for its 
acquisitions program. Cambridge Galleries hosts over 20 exhibitions per year. 
 
Cambridge Galleries’ locations and hours are as follows: 
 

Location Days Open and Hours 
Queen's Square Monday to Thursday: 9:30 am - 8:30 pm; Friday & Saturday: 9:30 

am - 5:30 pm; Sunday*: 1 pm - 5 pm 
Design at Riverside Tuesday to Thursday: 12 - 8 pm; Friday: 12 - 5 pm; Saturday: 10 am 

- 5 pm; Sunday*: 1:30 pm - 4:30 pm 
Preston Monday to Thursday: 12 noon - 8:30 pm; Friday & Saturday: 12 

noon - 5:30 pm; Sunday*: 1 pm - 5 pm 
Hespeler Library Monday to Thursday: 12 noon - 8:30 pm, Friday: 12 noon - 5:30 

pm, Saturday: 9:30 am - 5:30 pm, Sunday 1 pm - 5 pm* 
Clemens Mill Library Monday to Thursday: 12 noon - 8:30 pm, Friday: 12 noon - 5:30 

pm, Saturday: 9:30 am - 5:30 pm, Sunday: 1 pm - 5:00 pm* 
*Closed Sundays during the summer 
 
Admission is free. Annual membership provides benefits such as discount on courses, 
invitations for exhibition opening receptions, lecture series, the Cineseries films, subscriptions 
and free admission to over 70 selected OAAG art galleries in Ontario.  Cambridge Galleries are 
supported by membership, the City of Cambridge, the Canada Council for the Arts and the 
Ontario Arts Council. 
 
Art education programs and courses for all ages are offered at four Cambridge Library 
Locations. Their Queen’s Square location hosts concerts. School Programmes with current 
curricular links are offered in collaboration with Cambridge Libraries & Galleries. Cambridge 
Galleries are one of over 190 groups from across Canada on the Film Circuit of the Toronto 
International Film Festival Group. They organize and present screenings of exceptional 
Canadian, foreign, and independent films. Cambridge Galleries also offers two day trips each 
year. 
 
Cambridge Galleries operates with 10 staff. 
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2.5 EXPERIENCE OF OTHER MAIN VISUAL ARTS INSTITUTIONS IN MISSISSAUGA 

Among the other main institutions offering visual arts exhibition and programming space are 
Visual Arts Mississauga and the Living Arts Centre.  These are discussed briefly below, with 
the main recommendation that the AGM develop programs that complement rather than 
replicate the studio programs and classes that are at the core of what these two institutions do 
now. This will help to avoid duplication and also reduce the space and capital cost 
requirements for the AGM, which would focus primarily on exhibitions of art and related 
programs. 
 
 

2.5.1 VISUAL ARTS MISSISSAUGA 

 
 
 
Visual Arts Mississauga (VAM) offers arts programming for the community at its location in 
Riverwood Park. The recently completed Art Centre features five studio classrooms, an 
exhibition gallery and an administrative area. 
 
The VAM mission is to “to enrich community life by fostering an appreciation in the arts 
through active involvement in a variety of creative experiences” including classes, exhibitions 
and workshops for adults, teens, children and school groups, in a variety of media for all ages 
and proficiency levels. VAM also offers curriculum-based “artreach” programs for school 
groups, day care centres and adult social groups. Whereas the primary focus of the AGM is on 
the exhibition of professional artists, Visual Arts Mississauga presents the exhibition and sale 
of original works of fine art made by members of VAM. The primary focus of VAM is on studio 
classes and workshops. This study recommends that this distinction be maintained to avoid 
duplication and to facilitate additional collaborations in the future.  
 
As an example of the collaborative relationship between VAM and the AGM – the AGM hosts 
the Visual Arts Mississauga’s Annual Juried Show of Fine Arts in an ongoing basis, now in its 
36th year. 
 
There are five full-time administrative staff and over 40 instructors make up the faculty who 
deliver the wide range of programs. Visual Arts Mississauga is a not-for-profit charitable 
organization, and receives funding support from the City of Mississauga, members, area 
businesses and individuals. 
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2.5.2 LIVING ARTS CENTRE 

 
 
 
The mission of the Living Arts Centre is to enrich the quality of life within Mississauga and 
neighbouring communities through arts and culture. The Centre opened in October of 1997 to 
become the primary cultural focus of Mississauga’s City Centre, along with the Central Library 
and the Art Gallery of Mississauga.  Total attendance in its first 13 years was over 1.5 million, 
indicating an average of about 115,000 persons per year to various performing arts, studio 
programming, exhibition and other opportunities in about 225,000 square feet of multiple 
performance venues, studio spaces and exhibition display areas. Of particular interest for 
consideration of the future of the Art Gallery of Mississauga are the visual arts opportunities. 
These include: 

• Seven craft/arts studios, which are the home of professional resident artists and where 
numerous recreational classes for all ages take place. In 2010 some 33 different resident 
artists worked within the Centre’s studio spaces. Studio arts participation has increased 
from 7,700 in 2000 to 35,600 in 2010. As discussed, it is recommended that the plan for 
the new AGM not include studio space to avoid competing with the Living Arts Centre and 
Visual Arts Mississauga. 

• Eight art exhibitions were held in 2010/11 featuring local and student works and attracted 
7,600 visitors based on free admission. The space is small at about 1,500 sq ft. There are 
no plans to increase the space or to widen the art focus in recognition of avoiding 
competition with the AGM.  
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• School workshops engaged 25,748 students and their teachers in hands-on curriculum 
related workshops in 2010-2011. There were over 1,000 workshops. The student audience 
was made up of 39% primary, 31% junior, 25% intermediate and 5% secondary students 
from 199 schools representing 11 different school Boards, half from Peel. Some of the 
workshops were visual arts related. There will be opportunities for students in the future to 
attend studio opportunities at the LAC and to view exhibitions at the AGM. 

• Summer and March Break Camps are 98% sold out, some of which are visual arts 
related.  

• Some 209 Community Courses were delivered to 2,453 children, youth, adults and 
families, some of which were visual arts related.  

 
The market is 60% from within Mississauga, with 20% from elsewhere in Peel, 10% from 
Toronto and 10% from Halton or elsewhere. The most popular performing arts shows are 
Broadway, music and comedy. Experimental shows in any genre do not work well at the Living 
Arts Centre.  
 
The Living Arts Centre has a full-time staff of 35 supported by 230 volunteers. Excluding 
amortization costs its operating budget in 2011 was close to $6.2 million, of which arts 
programs contributed 61% with catering, room rentals, and customer and facility services 
contributing the rest. The City of Mississauga pays for all building occupancy costs, which are 
valued at about one million dollars per year. The total operating budget would thus be about 
$7.2 million without this City support. The Center is operated by a not-for-profit Board and 
leases the Centre from the owner of the facility, the City of Mississauga, without charge. 
 
 

2.6 RECENT MARKET, OPERATIONAL AND FINANCIAL DATA FOR EXISTING ART GALLERY OF 
MISSISSAUGA 

The existing AGM is very small at slightly over 6,320 gross sq ft of total space, of which 
exhibition space accounts for 2,894 net square feet (nsf) of useable space. There is no gift 
shop, food service, auditorium or space for rentals. The Gallery has no separate identity and 
exterior signage is very small. 
 
Data regarding the Art Gallery of Mississauga (AGM) set out earlier were from the 2009-10 
survey conducted by the Council for Business and the Arts in Canada in order to offer the most 
accurate comparisons to survey data for other selected art galleries. The data reflected here 
are more recent, including 2011 and 2012 actuals.  
 
The AGM opens year-round on Monday, Tuesday, and Wednesday and Friday from 10 - 5, on 
Thursday from 10-8 and on Friday and Saturday from noon to 4 pm. Admission is free to all 
visitors on the basis of suggested donations. In 2011 the AGM reported 12,315 on-site visitors 
plus those served through outreach while on-site attendance in 2012 grew to about 19,100. 
Peak prior attendance took place in 2009 due to the popularity of a South Asian Miniatures 
exhibition and the placement of the Mayor’s levee that year. Total attendance that year was 
18,656.  
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School groups accounted for 736 visitors in 2011, or close to 6% of visitors, but declined in 
2012 due to the teacher labour action. Other groups accounted for 2,639 visitors in 2012 while 
816 attended as rentals visitors, a decline from the 1,428 rentals visitors the previous year. The 
data indicate the opportunity for more rentals income if larger space is available. The general 
public accounted for the majority of visitors, at 9,139 in 2011 or about 74% of the total. In 2012, 
the general public accounted for 79% of on-site visitors. An additional 7,070 persons were 
reached through outreach programs.  
 
The AGM estimates that 60% of its visitors are from within the City of Mississauga, with 20% 
from elsewhere in the GTA, 10% elsewhere in Canada and 10% US or other international. 
Larger gallery space, a focus on unique exhibitions and better marketing should help the AGM 
to attract more visitors to Mississauga. Among non-school visitors, some 60% are female, 
80% of visitor parties arrive without children, and 10% are aged 12 and under with 15% aged 
60 and older. Repeat visitors are estimated to account for about 60% of annual visitors. A 
larger Gallery with the facilities to show exhibitions on a continuous basis should attract more 
first time visitors as well as increased repeat visitation.  
 
Despite free admission the AGM had a membership of 218, who account for about 35% of all 
visitors. Member rates begin at $50 for individuals and $75 for families and grow to $250 for 
Curator’s Club. Total membership revenue earned was $13,420 in 2011 and grew to $19,594 in 
2012.   
 
The Gallery operates with a small staff of three full-time, year-round, two full-time seasonal 
and two part time seasonal staff. Additional staff is to be hired in 2013 as discussed in Chapter 
7. The Gallery is supported by 40 regular volunteers and 20 special events volunteers.  
 
The 2011 operating budget was about $409,000 with a growth, excluding the cost of this 
planning study, to about $444,000 in 2012. The largest single source of operating revenue 
was the City of Mississauga, at $316,000, or about 65% of total operating revenues in 2012. 
Other government sources totalled $64,000 or 13% of the total. Combined government 
sources thus account for 78% of total operating revenue.   
 
Regarding operating expenses staffing costs accounted for about 56% of expenditures in 2012, 
which is within a common range.  
 
 

2.7 POTENTIAL MARKETS  

In this section we consider the implications of the available data and the interview process to 
potential resident, school and tourist markets for Mississauga and the Art Gallery of 
Mississauga (AGM) in particular.  
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2.6.1 RESIDENT MARKETS 

The resident market is important to all museums and related institutions for the following main 
reasons: 

• The resident market is readily accessible and available on a year-round basis. 

• Residents can be made aware of the AGM and its exhibitions and programs more easily 
and cost-effectively than may tourists.  

• Residents are most likely to be repeat visitors.  

• Residents are more likely to become volunteers, members and donors.  

• Residents often advise, and accompany, visiting friends and relatives to area attractions, 
potentially including the new AGM.  

 
The analysis is based on available census data, a trade area analysis prepared by Environics 
Analytics, the interview process and the judgment and experience of the consultants. The 
Environics analysis is of an area within a 5-mile radius of the AGM. This radius might be 
appropriate to a retail store but not to a museum or art gallery, which generally draws from a 
much larger area. In this case the primary resident market area for the AGM should be 
considered the City of Mississauga.   
 
Census data have been released for population, age and sex categories and are analyzed 
below. Other categories will not be released until later in 2012 and so 2006 data are used in 
those cases. 
 
 
2.6.1.1 Population Size and Projections 
The following table offers an overview of population totals and growth trends for the City of 
Mississauga, compared to Peel Region, the City of Toronto, the Toronto Census Metropolitan 
Area (CMA) and provincial and national averages. The data are from the 2011 Census and 
indicate a growth rate for Mississauga from 2006 that exceeds the City of Toronto, provincial 
and national averages but that is less than the growth of Peel Region and the Toronto CMA as 
a whole. The 713,450 population for Mississauga is very substantial, ranking it as the sixth 
largest city in Canada. This notion of being the sixth largest city in Canada is part of the 
rationale of why Mississauga needs a larger, self-standing art gallery.  
 
Population growth projections for Mississauga are for a less rapid rate of growth than in the 
past given the substantial reduction in developable land. Whereas the population grew by an 
average of 1.4% per year from 2006-11 it is projected to slow to 0.5% per year from 2011 to 
2031, leading to a population in the range of 800,000 by then. 
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The population within a 5-mile radius of the AGM was estimated at about 330,000 in 2006, 
accounting for about 49% of the population of the City of Mississauga. The population of the 
City Centre area itself is about 30,000 and is projected to grow to about 71,000. Additional 
major condominium development is planned that will contribute to a projected 95% rate of 
growth in the City Centre from 2008-2031, which is one of the factors set out in the following 
chapter suggesting that the future AGM should remain in the City Centre area.   
 
 
2.6.1.2 Age  
It is the objective of all museum-related institutions to appeal to a wide range of visitors 
segmented by age. However, the market for art museums/galleries skews older and there is 
also a tendency for art galleries that do charge admission to offer free admission to children for 
purposes of audience development.  
 
The table that follows compares age data from the 2011 census for Mississauga, the overall 
Toronto Census Metropolitan Area (CMA) and the province as a whole. The median age data 
confirm a trend to an aging population given the size and likely longevity of the large baby 
boom generation but also that the median age of Mississauga residents is substantially 
younger than the provincial average and slightly younger than the median for the Toronto 
CMA as a whole. The data indicate the need for the future AGM to seek to meet the needs of 
all age categories but especially those of a growing seniors market and also children, including 
teenagers. With respect to seniors, population projections indicate they will account for 23% 
of the population by 2031 compared to 9% in 2006. And although the child population will 
decline, encouraging parents and school groups to bring children will help to increase the 
likelihood of their attendance later in life.  
 

Resident Population % Change
2006 2011 2006-2011

Mississauga 668,605          713,450          6.29%
Peel 1,159,455      1,296,814      10.59%
Toronto 2,503,281      2,615,060      4.27%
Toronto CMA 5,113,150      5,583,065      8.42%
Ontario 12,160,282    12,851,820    5.38%
Canada 31,612,897    33,476,688    5.57%
Source: Statis tics  Canada, 2011 Census
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2.6.1.3 Education and Income  
Level of education is the variable with the closest correlation to cultural attendance and 
participation, as supported by numerous studies. The higher the level of educational 
attainment the more likely that he or she will attend or participate. Like education, household 
income is an important indicator of potential cultural attendance, but is not as significant an 
indicator as education. That is, high education, low-income persons are more likely to attend 
than are persons of high income and low education. 
 
Education and income data from the 2011 census will be released in August 2013. As seen on 
the table below, the 2006 educational attainment levels are the same for Mississauga as for 
the overall Toronto CMA and both are substantially higher than the provincial average. The 
2006 figures for a 5-mile radius of the AGM indicated a slightly lower percentage of persons 
with post-secondary education. It is likely that the 2011 census will indicate a further growth in 
the number of persons with post-secondary education who are more likely to attend the AGM.  
 

 
 
 

  

# % # % # %
0-9 years 81,545        11.4% 638,555     11.4% 1,417,015    11.0%
10-19 years 101,030      14.2% 708,500     12.7% 1,627,390    12.7%
20-29 years 94,615        13.3% 769,600     13.8% 1,668,025    13.0%
30-39 years 92,680        13.0% 790,050     14.2% 1,644,695    12.8%
40-49 years 118,560      16.6% 901,600     16.1% 1,979,955    15.4%
50-59 years 103,885      14.6% 770,505     13.8% 1,870,760    14.6%
60-69 years 64,360        9.0% 508,205     9.1% 1,004,265    7.8%
70-79 years 35,530        5.0% 303,165     5.4% 796,930       6.2%
80 years and older 19,140        2.7% 192,890     3.5% 842,785       6.6%
Total 713,450      100% 5,583,065 100% 12,851,820 100%
Median Age 2011 38.5 38.6            40.4              
Median Age 2006 36.7 37.5            39.3              
Source: Statistics Canada, 2011 Census

OntarioAge Group
Mississauga Toronto CMA

Educational attainment (Population 15 +) Mississauga Toronto CMA Ontario
Less than high school 18.3% 19.7% 22.2%
High school 25.7% 25.5% 26.8%
Trade certificate 6.4% 6.4% 8.0%
College diploma or some university 22.9% 21.7% 22.5%
University diploma or degree 26.7% 26.7% 20.5%
Source: Statistics Canada, 2006 Census
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Median family and per capita income figures for Mississauga residents were both higher than 
averages for the Toronto CMA and the province as a whole. Income levels in the 5-mile radius 
were slightly below the overall figure for Mississauga. However, income figures are not as 
important when an art gallery or museum offers free admission. 
 

 
 
 
Interviews with Economic Development officials indicated that quality of life issues were 
important to attracting companies and the employees who wish to work for them and that an 
art gallery was an important part of the cultural infrastructure that is expected.  
 
 
2.6.1.4 Gender 
Women account for a slightly larger percentage of the population but are generally a more 
important market for culture than are men for the following main reasons:  

• Women tend to make the decisions in a household regarding educational experiences for 
their children. Therefore, the greater the perceived educational benefits of cultural 
opportunities the more likely they will be selected; 

• Women account for a large majority of teachers who usually make the decisions regarding 
school field trip destinations; 

• Women tend to make the decisions regarding attractions to visit while on family vacations 
and account for a large majority of bus tour passengers and trip planners.  

 
Key issues of particular importance to women are ease of access and nearby, reasonably priced 
parking, the perceived security of the site and ideally opportunities to combine other things to 
do on a single trip. This is another factor confirming the appropriateness of the AGM remaining 
in the City Centre. 
 
 

  

Income, 2006 Census Mississauga Toronto CMA Ontario

Median Family Income- 
all private households 71,393$          64,128$          60,455$          
Per Capita Income 27,788$          26,754$          27,258$          
Source: Statistics Canada, 2006 Census
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2.6.1.5 Immigrant, Ethnicity and Related Data  
Based on information from Statistics Canada, and as shown in the following table, over half the 
population of the City of Mississauga were immigrants in 2006, nearly half are visible 
minorities and over 20% of South Asian origin. These figures are substantially higher than for 
the Toronto Census Metropolitan Area and province as a whole. South Asian and other visible 
minority representation were found to be higher within a 5-mile radius than for Mississauga as 
a whole. Noteworthy as well is that about 32% of the population of nearby Brampton in 2006 
was of South Asian descent. As per the Mississauga Cultural Plan, “Mississauga is competitive 
in the Greater Toronto Area (GTA) in the celebration of South Asian history and culture. Major 
growth in the Mosaic Festival (18,000 in 2007 to 30,000 in 2008) points to the potential to 
grow visibility and attendance for events that celebrate this significant and expanding part of 
the population in Mississauga and the Greater Toronto Area (GTA).”  Interviews indicated that 
these figures are likely to have increased in 2011.  

 
The data from Statistics Canada indicate the importance of the social fabric of Mississauga, 
particularly the large South Asian community, and the need for exhibitions, programming and 
staffing to take the social fabric of Mississauga and neighbouring communities into account. 
This is already recognized by the board and senior management of the AGM but larger 
facilities will be required to better achieve this objective. 
 

 
 
The AGM emphasizes it is committed to integrating inclusion and equity into its institutional 
policies and organizational culture by developing its constituents, including staff, volunteers, 
community partners, artists and the general public, with critical awareness of race, gender, 
sexuality and ability. Through its development a layered consciousness of and critically-
informed sensitivity to Peel’s varied social fabric, the AGM continually assesses its exhibitions, 
programming and frontline services against anti-oppressive frameworks to evaluate their 
effectiveness to engage and serve diversity in its community.  
 
While current census data indicates higher percentages of certain populations, the AGM is 
working towards a mature model of inclusion and equity in its exhibition and programming, 
gradually shifting away from purely culturally specific directions that target particular groups 
to a research-based and locally cognisant approach, robust enough to be reflective of and 
accountable to the lived experiences of Peel’s diverse demographics while being  adequately 
versatile to adapt to fluctuations within its social fabric.  
 
 

2.6.2 SCHOOL MARKETS  

It is important for the AGM to offer programming of particular interest to the school market for 
the following main reasons: 

• Education is part of the mission and mandate of all museum-related attractions. There 
needs to be opportunities to broaden and deepen participation from school groups; 

Mississauga Toronto CMA Ontario
Immigrants 51.6% 45.7% 28.3%
South Asian Origin 20.2% 13.5% 6.6%
Visible Minorities 49.0% 42.9% 22.8%
Source: Statistics Canada, 2006 Census
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• Children brought to museums/galleries as part of school field trips often convince their 
parents to take them again. 

 
School groups generally represent 15% to 25% of total attendance for science and history 
museums and about 5-10% of art museum/gallery attendance because science and history are 
core subjects while art as an elective, particularly as children get older. The key determinants 
for schools to attend the AGM on field trips are the size of the student population within a 
convenient distance, relationship to curriculum, student enjoyment, proximity and cost. The 
AGM welcomed 24 school groups in 2011. Noteworthy is that the AGM is already seeking to 
enhance school visits. For example a grant was submitted and recently approved by the OTF to 
fund an Engagement Officer and an Artist in Residence to work with the AGM and to connect 
to the schools. 
 
 
2.6.2.1 Enrolment Levels  
The Peel District School Board includes Mississauga, Brampton and Caledon. Total enrollment 
as of September 2011 was 152,755, of which 71% were in elementary level schools and 29% 
secondary. Some 54% are from families for whom English is not the first language at home. 
The Dufferin-Peel Catholic District School Board covers the same municipalities plus Dufferin 
County. Enrollment is of which about 60% are at elementary schools and 40% secondary. 
 
The Sheridan College Hazel McCallion Campus opened in September 2011 in downtown 
Mississauga with an enrollment of 1,760 students, of which some 1,200 are business students. 
Enrollment is expected to grow as a second phase development is implemented that will add 
some 3,500 students, bringing the total to 4,700 students. Plans include adding a Gallery to 
exhibit the works of Sheridan students, faculty and alumni. There may be opportunities for 
periodic exhibitions of student works in the AGM or the Living Arts Center. 
 
Also in Mississauga is a campus of the University of Toronto. Established in 1967 on 225 acres 
of protected greenbelt along the Credit River, the University of Toronto Mississauga has about 
11,700 undergraduate and 500 graduate students. 
 
Among 15 departments is the Department of Visual Studies, which includes art and art history 
(specialist, major), art history (specialist, major, minor), visual culture and communication 
(specialist), and cinema studies (minor).  
 
The Department also features the Blackwood Gallery, a public not-for-profit contemporary art 
gallery located on the University of Toronto Mississauga (UTM) campus. The Gallery presents 
curated exhibitions in diverse media such as painting, sculpture, video, installation and multi-
media works, featuring the work of local, national, and international professional artists as well 
as artwork of UTM students, faculty and alumni. 
 
The Blackwood Gallery programs space in three different locations on the UTM campus:  

• the Blackwood Gallery, an exhibition space of approximately 850 sq ft, located in the 
Kaneff Center. 

• the e|gallery, a rectangular media gallery roughly 500 sq ft, with over 16 ff high ceilings 
located in the atrium of the Communication, Culture, and Information Technology Building 
(CCT)  

• the Bernie Miller Billboard/Lightbox, in an outside location on the South Building 
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The Blackwood Gallery presents approximately five exhibitions each year, including off-site 
exhibitions and graduating students shows. In addition to its exhibition schedule, the 
Blackwood presents a number of special projects, including publications, public lectures, 
symposia, and conferences. During the summer months, the Gallery operates Running.  With 
Scissors, a contemporary art day camp for children aged 5-12. The Blackwood Gallery also 
cares for a collection of over 450 artworks by prominent Canadian artists with over 200 works 
installed on campus. 
 
Originally opened in 1969 as the Erindale College Art Gallery, it was the first public art gallery 
in the Peel region. The Gallery was renamed the Blackwood Gallery in 1992 in honour of 
Canadian artist David Blackwood who was artist-in-residence at UTM from 1967-1971.  
 
These academic institutions represent potential markets and collaborations for an expanded 
AGM.  
 
 
2.6.2.2 Curriculum Links  
The allocation of instructional time for the visual arts in the Peel District School Board is not 
centrally mandated but rather decided upon by the school Administrator.  For grades 7 - 8 this 
could be between 70 - 110 minutes in a 5, 6 or 7 day schedule. 
 
For grades 1 - 6, some schools have a teacher allocated to provide instruction of visual art but 
in most cases the curriculum is covered by the Core teacher and would often be integrated into 
instruction of other subject areas. 
  
At the secondary level, students are required to have one arts credit to attain the secondary 
diploma.  In addition to the one required art credit, students must have one additional credit on 
one of the following subject areas: Health & Physical Education, The Arts, Business Studies, or 
Co-operative Education. 
 
At the secondary level visual artists are brought into the schools to focus on studio work. 
Other studio work that is not practical within the schools takes place at the Mississauga Living 
Arts Center and Visual Arts Mississauga at Riverwood. Field trips to view works of art include 
the Art Gallery of Ontario, McMichael Canadian Collection, the Albright-Knox Museum in 
Buffalo and the AGM. More opportunities to view high quality art exhibitions at the AGM will 
mean less need to travel outside Mississauga, which was welcomed given the high cost of 
transportation and issues associated with time away from school. 
 
 
2.6.2.3 Interactivity and Student Enjoyment  
Field trips have often been selected according to the extent to which they provide hands-on, 
interactive participation. There is a growing emphasis on selecting field trip destinations that 
are learning-based and age-appropriate in relation to both content and activities, but also “fun” 
and interactive, thus offering students higher levels of learning enjoyment. This is rooted in the 
knowledge that children are more likely to learn if their experience is interesting and enjoyable. 
And it is one of the reasons that science centres/museums are priority field trip destinations. 
Other reasons are discussed in the following section. Interviews suggested that the AGM must 
overcome a perception held by some teachers that one may view art and understand historical 
context on line or that periodic artist in residence visits to the school are adequate without the 
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need to physically visit a public gallery. Suggestions included use of the screens on Celebration 
Square. 
 
 
2.6.2.4 Field Trip Policies and Cost  
In general field trips are selected by the teachers on the basis of curriculum-based benefits for 
approval by the Principal. Although secondary level field trips take place throughout the school 
year, it is preferred that they be completed by early May to allow for a focus on final exams. 
Elementary level field trips are more likely to extend into June. 
 
Field trips are generally paid for by the students or their parents. There are very limited funds 
available from the schools to pay for field trips, and this is usually when parents do not provide 
funds. A factor that serves to limit field trips in general is the window of opportunity when 
school buses are available. This is typically between when students arrive in the morning and 
depart from the schools in the afternoon and generally between 9:30 a.m. and 2:00 p.m. It is 
thus for both scheduling and cost reasons that public transportation is preferred if possible. A 
City Centre site offers the best public transportation and is one of many reasons why a City 
Centre site has been recommended for the future AGM. Cost of admission is also an important 
factor in field trip selection and the free admission offered by the AGM is viewed very 
positively by teachers.  
 
With limited funds, time and other impediments to field trips in general art galleries face 
substantial competition from science centres/museums that are usually the most selected 
field trip destinations. This is because science centres/museums are often believed to help 
result in better academic achievement, offer more interactivity, and because they are preferred 
by many parents who wish to encourage their children to pursue careers in the sciences. More 
art-science links, interactivity and opportunities to experience a variety of art forms are all 
important for to boost the likelihood of school field trips to the new AGM.  
 
 

2.6.3 TOURIST MARKETS  

Mississauga is where the Lester Pearson International Airport is located and thus large 
numbers of domestic and international tourists pass through but do not attend attractions or 
events in substantial numbers. The tourists most likely to attend an expanded Art Gallery of 
Mississauga are most likely to be from elsewhere in the GTA. The main attraction is Playdium, 
featuring over 200 arcade games, a large outdoor area with batting cages and mini-golf. 
Among Mississauga seasonal events and festivals are: 

• South Side Shuffle - An annual blues and jazz festival that takes place in Port Credit every 
September.  

• Carassauga- A festival celebrating the diverse cultural and ethnic background of 
Mississauga over three days in May. 

• Mississauga International Children's Festival - an annual event spanning three days with a 
focus on arts and education. 

• Mississauga Waterfront Festival - Drawing around 65 000 people, the waterfront festival 
is a weekend of fun, food, music, carnival rides and so much more. 

http://www.playdium.com/�
http://www.southsideshuffle.com/�
http://carassauga.mantis.biz/�
http://www.kidsfestival.org/�
http://www.mississaugawaterfrontfestival.com/�
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• Bread and Honey Festival - Held annually in Streetsville, this festival features a parade, 
music, carnival rides and fun for the whole family. Features free bread and honey for 
everyone. 

• Mosaic - South Asian Heritage Festival - is North America's largest free multi-disciplinary 
arts festival featuring South Asian culture. It was founded in 2005 and is organized by 
Canadian Community Arts Initiative (CCAI). Mosaic attendance grew to over 60,0000 in 
2011 and was scheduled over 4 days in 2012 - August 16th to 19th - with activities focused 
on Celebration Square at the City Centre. 

• The Living Arts Center, as reported earlier, sells about 40% of its tickets to people from 
outside Mississauga.  

 
Tourism markets most likely to attend the new AGM would be categorized as cultural tourists. 
A 2009 study by the US Cultural and Heritage Marketing Council reported that:  
• 78% of adult US travelers attended a cultural activity or event while on a trip.  
• 24% of those interviewed planned to take a trip whose primary purpose was to attend 

cultural or heritage destination. This suggest about one quarter of Americans may be 
categorized as a cultural tourism market. 

• Cultural tourists are more likely to attend museums or galleries (54%) historic sites 
(66%), or an arts or crafts fair or festival (45%). 

• Cultural tourists spend one-third more than non-cultural tourists. 
• Cultural tourists take 20% more trips than non-culture tourists. 
 
The data indicate the importance of cultural tourism and the role an expanded and relocated AGM 
might play in enhancing the cultural tourism infrastructure of Mississauga. Other opportunities to 
attract tourists from outside Mississauga would appear to be art exhibitions from South Asian and 
other international countries that reflect the ethnic diversity of Mississauga. 
 
 

2.8 STRATEGIC DIRECTIONS EMERGING FROM CONTEXTUAL, COMPARABLES  
AND MARKET ANALYSES  

The foregoing analyses help to suggest a number of strategic directions to help increase the 
likelihood for the implementation and sustainability of a new Art Gallery of Mississauga and to 
guide the facility, site and business planning.   

• Seek to control capital cost requirements in uncertain economic times by identifying 
ways and means to limit the size requirements of the new AGM, pursuit of partnership 
opportunities and other methods to control costs while still meeting the objectives 
associated with larger facilities.  

• Limiting the size of a capital campaign for the AGM will increase the likelihood of its 
success given other major fundraising campaigns, including for hospitals and the 
Mississauga campus of the University of Toronto. 

• The data emphasize the difficulty of a community art gallery near a large urban centre to 
attract substantial numbers of visitors and as a consequence the need for strategies to 
both boost attendance and earned income. With respect to attendance, seeking a strong 
site that offers good visibility, access, synergy and other strengths will be very important 
as will opportunities to increase the permanent collection and to reflect the cultural 
diversity of the area. Opportunities for income from Revenue Generators such as 
admissions, retail, rentals and other sources will be important.  

http://www.breadandhoney.com/�
http://en.wikipedia.org/wiki/South_Asia�
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• This study has recommended a site located in the Downtown Core of Mississauga as 
discussed in Chapter 3.  

• The need to pursue opportunities for a modestly costed and sized new AGM to be the central 
core in a “hub and spoke” approach that recognizes the efficiency of a single AGM facility, as 
opposed to satellites, but also opportunities to have temporary exhibitions in the existing 
network of library branches and community centres in communities throughout Mississauga. 
The AGM has already developed what is termed its Roots and Branches Program in 
collaboration with the Mississauga Central Library. This is intended to connect the visual arts 
to literature. In particular, artists will use the site of the library branches “as a source for 
conversation, dialogue and new media to engage citizens about the city, life and ideas.”   

• Recognition of the importance of minority markets in Mississauga, particularly the large 
South Asian community, and the need for exhibitions, programming and staffing to take 
the diversity of Mississauga and neighbouring communities into account. Of particular 
importance are temporary exhibitions that better reflect the cultural diversity of 
Mississauga and neighbouring communities. Moreover, culturally specific exhibitions may 
help to widen the tourism appeal of Mississauga. We recommend that this be done in 
large part on the basis of a temporary exhibition gallery focused very much on the cultural 
diversity of the region. 

• An end to the collections moratorium and encouragement of donation of Canadian 
contemporary art consistent with its mission and mandate has already been approved by 
the AGM Board. 

• No studio space in order to avoid duplication, real or perceived, with the Living Arts 
Centre and Visual Arts Mississauga. 

• No art rental space given the findings of an earlier study that the major impediment to its 
viability is not space but rather that surveys indicated that companies in the city are 
unlikely to rent art, despite the fact that Mississauga is the home to over 60 Fortune 500 
companies. This may change in the future and could be considered in a future expansion or 
reallocation of space. 

• Pursue the opportunity to participate in the proposed centralized collections storage 
facility, to be shared with Museums of Mississauga. 

• The data regarding other art galleries in suburban locations suggest that a larger AGM 
retain free admission for the permanent collections exhibitions but may introduce 
periodic charged admission for some temporary exhibitions. The projections in Chapter 7 
assume all exhibitions will offer free admission during the three years projected. 

• Develop a unique focus that will differentiate the Art Gallery of Mississauga as a 
potential destination while complementing the activities and programs of existing arts 
organizations in Mississauga. 

 
The following chapter builds on the analysis here, the interview process and other analyses to 
lead to an evaluation of potential sites and selection of a preferred site area for the future Art 
Gallery of Mississauga. 
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3. FACILITY NEEDS, PLANNING PRINCIPLES  
AND ASSUMPTIONS 

This chapter first summarizes in Section 4.1 the consultant’s analysis of the current AGM 
facility; its spatial quality including building systems, layout efficiency, access provisions and 
quantity of spaces. Section 4.2 then goes into the AGM’s physical planning goals and 
objectives, followed by Principles and Assumptions in sections 4.3 and 4.4 respectively.  
 
A Planning Principle is a guideline for design that is not expected to change through the course 
of the planning, design and construction project. A Planning Assumption is a guideline for design 
that may change according to future information. It is nonetheless necessary to make 
assumptions so that planning can proceed based on the information available. There are 
certain assumptions that need to be made at this stage, to enable planning to proceed. These 
include the Design Year, Design Day and Design Object which are defined in Sections 4.5, 4.6 and 
4.7 respectively.  
 
 

3.1 NEEDS ASSESSMENT 

The consultant interviewed the AGM staff and board members, representatives from the City 
of Mississauga and Mississauga Arts Organizations, as well as other individuals as noted in 
Appendix C. The selection of interviewees was agreed upon in consultation with Robert 
Freeman, Executive Director of the AGM in 2011.  The discussions focused on the interviewees’ 
perceptions of the current and future role and facility needs for the Mississauga Art Gallery 
and potential site locations. 
 
The current Art Gallery of Mississauga is situated in Mississauga’s Civic Centre, on the ground 
floor of the southeast quadrant.  While it is located within the Mississauga City Centre and at a 
corner of this prominent building, the AGM goes unnoticed to the general public due to its 
limited street signage and lack of street presence. Upon entry into the building, whether via 
street level access or via the shared underground parking, no prominent way-finding signage 
exists to direct visitors to the AGM. The reason behind this is that the AGM is required to 
adhere to the City of Mississauga signage guidelines as a tenant within the Civic Centre 
building. 
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Public Space 
Upon arrival to the AGM, there is an entrance lobby which contains a reception area and 
washrooms before accessing the exhibiting areas. This space is adequately sized for the 
number of visitors that currently visit the gallery on a daily basis; however it does present 
significant issues and deficiencies in size for the increasing amount of school groups and 
special events. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Fig. 4.1  Zoned Plan of Current AGM facility  
 
Exhibition Space 
The current gallery has four exhibition spaces, totalling 2,894 nsf and 300 linear feet. The 
Robert Freeman Gallery and the Main Gallery also contain movable partitions which provide an 
additional 40 linear feet. The partitions in the Main Gallery however cannot be removed from 
that space as they are taller than the door openings to adjacent spaces. The XIT RM is more 
intimate in scale, which complements the long and narrow Community Gallery and more 
rectilinear Main Gallery.  The Members’ Gallery doubles as a resource centre. Its multi-
functional use, shelving units, workstations, and curved wall limit the exhibition use of this 
space and distract from the viewing experience. The galleries have an average floor to clear 
ceiling height of 14’-6” which is acceptable for an art gallery of this scale. 
 
Other activities also take place in the galleries themselves, at the discretion of the curator. 
These include meetings, lectures or receptions. While there is no gallery shop, there are 
publication racks at the reception which an attendant oversees.   
 

Access from 
Celebration Square 

Access  
from  
Parking 
Elevators 

Access from North 
Civic Centre 
Entrance 
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View of the Main Gallery (L) and Community Gallery (R): Con Spirito | Lila Lewis Irving  
Exhibition March 1 – April 29 

 

 

 

Opening Reception: Contemporary Jamaican Art, circa1962-circa2012, July 12, 2012: Community Gallery (top) and 
 Main Gallery (bottom) 
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Mark Filipiuk: Szkoła | School, Featured Exhibition at the Scotiabank CONTACT Photography Festival, 2013. Photo by Janick Laurent. 
 
 
 

 
Warren Hoyano: Aggravated Surfaces, 2013. Photo by Janick Laurent. 
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View of XIT RM Project Room 

 

 
View of the Robert Freeman Gallery 
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View of the Resource Centre (image Janick Laurent) 

 
Due to the exhibition halls overall configuration and relationship with back of house collection 
spaces, the AGM cannot have more than one exhibition on at a time. As per the 2008 Facility 
Report, two travelling exhibits are shown at the AGM per year, each approximately 6 weeks in 
length.  In the past the AGM has acquired exhibitions and loans from The McMichael, The Art 
Gallery of Ontario, National Gallery of Jamaica, The Smart Museum of Art at the University of 
Chicago, Canadian War Museum, Canadian Craft Museum, and Canadian Museum of 
Civilization. 
 
Collections Handling  
The largest crate dimension that can be brought into the gallery is 180” (length) x 60” (width) 
x 82” (height) due to door size limitations. There is no direct dedicated collection 
loading/unloading zone leading into the back of house collections area of the AGM.  All 
collection shipments come into the AGM via three routes which have back-in semi-trailer 
truck access: 

1. via the enclosed below grade multi-use west wing shipping dock shared by the Civic 
Centre and then up a shared elevator (limiting opening dimensions 55” (length) x 78” 
(width) x 140” (height) and a door height of 84”; there is no dedicated collections freight 
elevator. 

2. via a non-enclosed public ramp accessed from Duke of York Blvd leading to Celebration 
Square, where collection shipments are unloaded in a non-secure, non-environmentally 
controlled area exposed to the elements, before being brought into the AGM lobby, via a 
Civic Centre Celebration Square public entrance route.  
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3. via Sculpture Court | Skateboard Park accessed from Duke of York Blvd where collection 
shipments are unloaded  on the roadway in a non-secure, non-environmentally controlled 
area exposed to the elements, before being brought  eight steps  up to the Sculpture Court 
and then directly into the Main Gallery. 

 
None of these solutions are ideal, and larger items than what is limited by the elevator 
dimensions need to be transported via route 2 or 3 above.  
 
 

 
View of the public ramp collections access route to AGM 

 
 

 
View of the Sculpture Court collections access route to Main Gallery 
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Collections Storage 
Currently there are two collection storage spaces which pertain to the AGM.  If not on display, 
collection pieces are stored on lateral hanging racks, in drawers, in crates or in tubes. One 
collection storage room is located on-site while the other is a temporary space located in the 
basement of the Living Arts Centre (LAC). The on-site collection storage space is 466 sq ft in 
area. It is also used as a multipurpose space for collection storage and houses ten 10 ft x 10 ft 
double-sided hanging storage racks which are currently filled to capacity.  
 
In the Canadian Conservation of Institute Site Visit to the AGM report by Siegfried Rempel 
dated January 16, 2009, it was stated that the on-site storage space could meet the required 
environmental control conditions required by art gallery operations. However the space was 
too small to provide the collection storage space required for the permanent collections and 
that sufficient and proper storage equipment was lacking. 
 
 

 
View of the Multi-use On-Site Collections Storage Room 
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View of the storage racks in the On-Site Collection Storage Room (photo Laura Carusi) 

 
The existing LAC Collection Storage space is tucked away on a lower level of LAC. It is access 
from the shared loading dock via a shared freight elevator that is 135“ (length) x 78” (width) x 
120”(height), and is located at the end of a long corridor.  It consists of a 16 ft x 15 ft wide area 
with three mobile hanging storage racks, 8 ft in height. This storage area is provided within a 
larger room and is not in a secured zone. It is shared with other city employees. The 
environmental conditions do not meet the requirements for art gallery operations; it is not a 
dust free area as it is shared storage for other goods that are not consistent with the 
preservation needs of art works, including supplies for the LAC studios. Accessibility into this 
space is a concern as other items impede the route of travel within this storage room.  
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View of the LAC Collection Storage Room 

 
The previous Collection Policy and emphasis of the PAC was developed to represent Canadian 
art primarily in painting, drawing, sculpture, print and other 2-D expressions. The AGM began 
collecting art in 1994, and the collection currently numbers 500 works. However, a temporary 
moratorium was placed on acquiring works in 2007 due to a lack of storage space. This means 
that the AGM is not fulfilling a core function of its mandate and this also limits its exhibition, 
programming, and educational activities. A number of collection items are on display in the 
City of Mississauga offices and public spaces, which means that the art is on display and helps 
to alleviate the crowded storage conditions, as well as serve as an activation of the AGM 
Mission and Mandate. 
 
Non-Collection Storage Space 
There are two non-collection storage rooms associated with the AGM. One is located north of 
the on-site collection storage room and houses some exhibition non-collection supplies such 
as ladders. The other is located across the hall from the Director’s office and provides storage 
for display cases and props. 
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View of two non-collection Storage Rooms 

 
 
Work and Meeting Areas 
Currently the AGM’s administrative offices are adjacent to the galleries. Work and meeting 
areas are constrained. The two offices are occupied by three full time employees.  The rooms 
are approximately 355 sq ft (33 sm) in net floor area. Part time staff and volunteers work in the 
Member’s Gallery or at the front reception area.  
 
Environmental Conditions 
Based on the Facility Report, the temperature and relative humidity appear to be maintained in 
the acceptable range for museum operations. There are a few glazed areas along the gallery 
walls which limit the linear surface for mounting exhibits; and they have recently been covered 
with solar shades to help reduce direct sunlight and UV from reaching the displays.  
 
Security 
The AGM’s overseen by 24 hour building surveillance by Civic Centre security and there is 
guarded gallery security during open hours. 
 
Outdoor Areas 
An outdoor sculpture court is located north of the Main Gallery. The 6,000 sq ft area has 
recently been outfitted as a skateboard park and is regularly used by skateboarders.  
 
While one side of the AGM borders the newly developed Celebration Square there is currently 
no direct connection between the AGM to the Square. 
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View of outdoor Sculpture Court | Skateboard Park 

 
Summary 
The AGM has been in its current location for twenty-six years – since the opening of the 
Gallery in the Civic Centre. It is currently severely constrained in meeting its mandate and 
future objectives and potential contribution to the Mississauga community due to lack of 
space and facilities.  While the location within City Centre seems ideal, it is out of the 
circulation flow and out of sight, and the lack of visibility means that few people are aware of 
its presence. 
 
Existing Space List 
The defining characteristics of museum space are whether the space is open to the public or 
not, and whether the space is intended to hold collections or not. The space list for the current 
areas is therefore organized into four zones and colour-coded, as noted below. A detailed 
diagram is provided in Chapter 5, Section 5.4 Program Zones: 

 Zone A: Public Non-Collection Zone 

 Zone B: Public Collection Zone 

 Zone C: Non-Public Collection Zone 

 Zone D: Non-Public Non-Collection Zone 
 
 Public Non-Public 

Non-Collections A. Public Non-Collections D. Non-Public Non Collections 

Collections B. Public Collections C. Non-Public Collections 
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Existing AGM Space Programme
AGM net sqft net sm
Zone A: Public Non-Collection Areas
Entrance Lobby 190           18              
Reception 119           11              
Washrooms - Male 175           16              
Washrooms - Female 229           21              
Total Zone A 713           66              

Zone B: Public Collection Areas
Community Gallery 870           81              
Main Gallery 1,570        146           
Members' Gallery/Resource Centre 302           28              
XIT RM 152           14              
Total Zone B 2,894        269           

Zone C: Non-Public Collection Areas
 Art Collection Storage + Photo Studio/Crate 
Storage/ Publications Storage/Workroom 471           44              
Total Zone C 471           44              

Zone D: Non-Public Non-Collection Areas

Executive Director’s Office 179           17              
Outreach/Curatorial Assistant Office 175           16              
Kitchen 98              9                
Additional Exhibition Non-Collection Supplies 
and Storage 98              9                
Total Zone D 550           51              

Total Zoned Net Area 4,628        430           
Approx. Grossing Factor 36%*
Gross Floor Area 6,317        587           

Ancillary Storage - external to AGM
Zone C
LAC Collection Storage Room 240           22              
Zone D
Prop Storage Room across hall from AGM 120           11              
Total Ancillary Storage 360           33              

Note:
* does  not include centra l ly provided services , such as  mechanica l  and 
electrica l  rooms 
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3.2 PLANNING GOALS AND OBJECTIVES 

The facility planning is intended to achieve the goals and objectives summarized in Chapter 1. 
Many of these also line up with the AGM’s Strategic Plan and strengthen its mission and 
mandate. The AGM’s priorities include: 

• the artistic goal to continually evolve with increased clarity and focus, so as to be a cultural 
leader, “branded by innovation and original programming”4

• “distinguish[ing] itself within the arts community, regionally, nationally and 
internationally.”

 .  

5

• spatial growth to accommodate the long term objectives of the gallery including having 
space to accommodate large scale art and public programs and activities.(AGM Strategic 
Goal #4) 

 

• strengthen affiliations with post-secondary educational institutions such as OCAD 
University, Sheridan, and U of T Mississauga. 

 
Many of the AGM’s goals and objectives also line up with the Mississauga Cultural Master 
Plan’s Strategic Pillars, such as: 

• being linked to Cultivating Creative and Innovative Businesses by strengthening arts and 
culture to attract talent.( Strategic Pillar: Completing our Neighbourhoods’ strategic goal to 
build vibrant communities) 

• the AGM can be effective in helping to create a vibrant downtown as part of an arts, 
culture and entertainment district. (Strategic Pillar 3:Connect, Action 27) 

• to strengthen Arts and Culture infrastructure to attract talent and provide quality of life 
(Cultural Master Plan Strategic Direction #1) 

• to establish Partnership Building and Collaboration in the Cultural Division. (Cultural 
Master Plan Strategic Direction #3) 

 
 

3.3 PLANNING PRINCIPLES 

A Planning Principle is a guideline for design that is not expected to change through the course 
of the planning, design and construction project.  The key planning principles are as follows: 

• A new facility plan has been created for this study, taking into consideration the current 
and longer term facility space needs and requirements for the AGM in the next twenty-five 
years.  

• The AGM will have a primary lobby entrance accessible from a main street for visibility 
and to make it an urban and pedestrian friendly building. 

• Visitors should be able to see the visitor amenities upon entry to the building. 

• There will always be an exhibition on view and therefore sufficient exhibition spaces are 
provided in the space program to allow for this and support a continuous exhibition 
program. 

                                                           
4 http://www.artgalleryofmississauga.com/about.html 
5 Ibid. 
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• A new Collection Policy has been accepted by the Board in 2013. The collection 
moratorium will be lifted in January 2014. 

• The current collection will not be deaccessioned in 2012 but selected works will be 
deaccessioned in 2013 

• As per good museum practice, sufficient collections storage space will be provided to 
accommodate all collections, including those on display in the galleries and within the City 
and Library facilities. 

• Since the AGM is likely to be in the Central Downtown Core it is foreseen that the AGM 
will share facilities with other venues such as auditorium usage. These items are identified 
at the bottom of the recommended space program as shared spaces. 

• Year round full time, and seasonal full time staff and volunteers will be increased to 
provide enhanced exhibitions and related public programs, and sustain a larger facility. 
 
 

3.4 PLANNING ASSUMPTIONS 

A Planning Assumption is a guideline for design that may change according to future 
information. The key planning assumptions are as follows: 

• While it is assumed that the AGM’s collection storage needs will be accommodated in the 
proposed centralized off-site collection storage facility, that assumption has not been 
confirmed at this stage.  In the meantime the recommended space list will include the 
requirements for collections storage and collection care facilities, such as crate storage, 
isolation room, clean workshop, frame workshop, mount-making, curatorial examination 
room, documentation centre, photography studio and conservation workroom.  

• Exhibition galleries and collection storage will be sized and designed to accommodate 
larger scale contemporary works in a range of media, including digital art and lens-based 
work. 

• A workshop for minor touch ups and exhibition preparation will be provided in the new 
AGM facility 

• Floor level assumptions are provided in the space program to inform the concept design. 

• The AGM will consider taking on the responsibility of caring for the Library’s art 
collections. 

• Two separate shipping/receiving docks will be provided, one for collections and the other 
for non-collection deliveries and shipments. 

• Parking is not identified in the program as it is assumed the AGM visitors will access and 
use the existing parking facilities, with the assumption of a City Centre location.  

 
 

3.5 DESIGN YEAR 

The Design Year is the last year for which the facility will be designed for. The planning horizon 
has been identified by the AGM at 25 years which is acceptable since it is on average with the 
life-span of construction materials. 
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3.6 DESIGN DAY 

The Design Day is the attendance (and therefore occupancy) expected on a busy weekend day, 
the attendance level for which facilities should be designed. This is to be determined when 
attendance is established in next phase. This information will be provided in detail in the next 
phase. For space planning purposes of lobby spaces and to estimate food services and 
washroom requirements, we are assuming that more visitors will attend a new AGM facility 
that has more programming, exhibiting spaces and revenue generating capabilities. 
 
The recommended floor loading in collection back of house and exhibition areas is 200 lb/sq 
ft. 
 
 

3.7 DESIGN OBJECT 

The 3D Design Object is the largest crated work of art that will have safe access into the new 
AGM. All back of house route of travel for this object should be designed to allow for this; 
these include the dedicated collections freight elevator, doorways and collection transfer 
corridors including turning radii, leading to the collection care and storage areas as well as 
areas where it is to be exhibited. 
 
As mentioned earlier, the current largest crated object that can be brought into the existing 
AGM is defined by the existing door openings en route to the exhibition halls.  After the 
moratorium is lifted, the AGM should consider collecting larger works of art. For this reason, 
we recommend that the 3D Design Object for the new AGM be: 180” long x 96” wide x 120” 
high. (4.57 m long x 2.44 m wide x 3.0 m high). It is assumed that items larger than this will be 
assembled in-situ. 
 
The findings and assumptions mentioned in this chapter will be incorporated into a 
recommended space program in the following chapter that will address the Art Gallery of 
Mississauga’s facility and needs. 
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4. SPACE RECOMMENDATIONS 

Building on the analysis, planning principles and assumptions outlined in the preceding 
chapter, this chapter provides a recommended facility plan to meet the current needs and 
future vision for the Art Gallery of Mississauga. The facility plan includes: 

• the zoned space list that specifies the Art Gallery’s space needs, 

• the recommended area for each of the spaces, and  

• a diagram illustrating the recommended adjacencies and accessibility of each space.   
 
In addition to providing social spaces and visitor amenities to provide a welcoming and 
inclusive visitor experience, the space program identifies expanded exhibition space that 
includes flexible galleries and new types of exhibition space for digital media. Key program 
objectives include meeting professional standards to ensure a functional operation from a 
physical point of view, over a twenty-five year planning horizon. 
 
The recommended program sets out the base space needs and functional requirements for the 
AGM, which should be met on whatever site is ultimately selected. For example, the same 
recommended space program requirements apply, whether the site scenario is a new building 
on a new site, or the renovation and expansion of an existing building, or a situation where 
there are shared facilities in a mixed use development. The site opportunities and constraints 
may affect the ways in which these requirements are met. 
 
Meeting the space program and building standards can affect the ability of the AGM to meet 
the requirements of lending institutions to host travelling exhibitions, meet funding 
requirements, and affect the ability of the AGM to care for its permanent collections.  
 
Within the chapter, the AGM’s Collection Storage Space Requirements are provided in Section 
5.1 while section 5.2 focuses on offices or other staff workplaces. Section 5.3 then outlines the 
Lord Cultural Resources basis for zoning of museum spaces, and describes the rationale for the 
grossing factor that affects total requirements for gross square feet or meters(gsf or gsm) 
applied to the total net square feet or meters (nsf or nsm) of the individual spaces. The zoned 
space program based on this analysis is then provided in section 5.4. Section 5.5 provides an 
access, adjacency and circulation diagram. In addition, a “Systems and Standards” document 
which sets out the building requirements for the care of collections as well as compliance with 
international museum standards is provided as Appendix A to this report. 
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4.1 COLLECTION STORAGE SPACE RECOMMENDATIONS 

Based on the review of the collections database, there are 532 works of art in the AGM’s 
collection. That includes works of art that are currently on exhibit in the Gallery and on display 
within City of Mississauga facilities and offices. It appears that most of the current collections 
are small to medium in size. 
 
It is anticipated that the AGM collection will begin to grow in number and size because it is the 
goal of the AGM to end its collection moratorium in 2012. AGM staff is currently in the 
process of reviewing the collections policies to develop a systemic approach to collecting and 
it is recommended that the AGM consider collecting larger scale works and include the 
collection of digital works of art. To achieve these objectives, the Gallery will need to consider 
the desired yearly growth of acquisitions and format and scale of works of art so as to better 
inform the size of collection storage space required. 
 
In the Canadian Conservation of Institute (CCI) report dated February 16, 2009, it was advised 
that the inclusion of the storage needs for the AGM be considered in the proposed Collection 
Service Centre. In addition to the AGM, three sites were visited or reviewed for that report. 
They included the Benares Museum site, the Bradley Museum site, and the relocated Leslie 
Log House. All the facilities visited were in dire need of a new purpose built collection storage 
and support space. The provision of a centralized Collection Service Centre was 
recommended, to be shared among these four institutions. 
 
The site for a shared Collection Service Centre considered in the CCI report is the Pinchin 
Property Site. The design concept takes into consideration plus 20 years of acquisition growth 
for collections, furniture, objects, farm equipment and the associated artifacts used for the 
interpretation of the house museums currently part of the Museums of Mississauga’s 
collections, as well as the Art Gallery of Mississauga and its collections. The facility would 
include loading dock, staging and isolation spaces, collection preparation and service spaces 
such as registration, preservation and collections management; secure collection storage and 
staff offices and traveling exhibit space. As these spaces are being considered to alleviate the 
current AGM limitations, our space programming takes this long-term plan into consideration 
and provides limited spaces collections care spaces for on-site exhibit installation support and 
on-site storage for traveling exhibits. 
 
A report on the Feasibility Study for an Artifact Preservation Centre, Museums of Mississauga 
was prepared by Lundholm Associates in August 2010. The recommended net facility size is 
32,940sf (3,060sm) and the gross building size is 44,430sf (4,128sm). The identified site in 
that report was a 4.7 acres (1.9 hectares) greenfield city site for the collection facility and a 
possible future public museum.  The Artifact Preservation Centre was envisioned to have one 
and a half levels and be 29,762 sq ft (2,765 sm), excluding public spaces. The Executive 
Summary for this report states that certain steps need to be fulfilled by the Museums of 
Mississauga and Partnering Organizations to implement this project. These included updating 
the collections management policy, maintaining communications with partnering 
organizations, and developing their collection expansion strategy. An area of 279sqm or  
3000 sqft for dedicated AGM collection storage was provided in the Feasibility Study.  
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Ideally the off-site shared collections facility would be built prior to the new AGM, to properly 
accommodate the existing collections before hand and to enable the acquisition of new works 
of art. If so, sufficient space will be provided in the collections storage rooms to accommodate 
all collections including those that are on display and future growth.  Collections should be 
stored by medium. In addition, storage spaces should have adequate storage equipment 
including pull out hanging rack systems which in general are safer for storing hung works of art 
than the current lateral hanging racks systems, other collection storage equipment, such as 
shelving and drawing drawers should also be provided, to meet best practice standards and 
ensure the long term preservation of the collection.  
 
For estimation purposes, a collection storage capacity comparison was prepared and is 
illustrated below.  The new Peel Art Gallery, Museum, and Archives facility, which will open 
later this year, and the Oakville Galleries Facility Plan Audit conducted by Reich + Petch in 
November 2009 were reviewed for comparison.  
 
The resulting projected collection storage requirement for the Art Gallery of Mississauga is 
2,000 sq ft (186 sm), shown below.  This puts its collection storage size below the other two 
art gallery facilities. Once the AGM has updated its collection policy, this figure should be 
revisited. This figure is identified in the Independent Building Scenario space list since it is 
assumed that on-site collection storage space can be provided in a new construction option. 
 

 
 
 
Temporary storage space is required on site for loaned exhibits.  This space is sized to 
accommodate two semi-trailer truck loads therefore 800 sq ft (74 sm) is being allocated to 
this space. 
 
It is assumed that the current off-site AGM Collection Storage space at LAC will no longer be 
required once the off-site Collection Service Centre facility is up and running or on-site 
collection facilities. 
 
 

  

Facility Collections 
Quantitative

(2012)

Collection Storage 
Space 
(sq ft)

Collection Storage 
Space 
(sm)

Collections 
Qualitative

Art Gallery of Mississauga 532 2,000                            186                               

Peel Art Gallery, 
Museum and Archives*

4500 2,500                            232                               The art collection includes: historic and 
contemporary works of art, including paintings, 
drawings and sculpture.  

Oakville Galleries* 1100 2,900                            269                               Its archives include electronic 
records,manuscripts, photographs, sound 
recordings, textual records.Its fine art holdings 
include contemporary art in all media,both 
Canadian and international origin.

* These faci l i ties  a lso s tore arti facts  and archiva l  documents .  Oakvi l leGal leries '  archives  a lso include electronic records ,manuscripts , photographs , sound 
recordings , textual  records
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4.2 STAFF WORK SPACE AND REQUIREMENTS 

In the space program for a new AGM, more gallery space and event space is provided. Along 
with the ability to provide more, and enhanced, programming there will be a need for more full 
time and part time employees and volunteers.  It is assumed that full time staff will increase to 
8 full-time.  The part time staff will increase to include 4 part time staff to assist with on-site 
installations/preparations and include custodial staff as well. Based on the assumption that 
there will be an off-site storage facility, some staff would need to split their time between both 
facilities but administration spaces should be maintained in the AGM proper. All other part-
time staff will be situated in the off-site facility. 

 
Approximately 1,060nsf of office space, private and open offices are provided in the new space 
program to accommodate the existing and projected new staff as well as some hotelling desks 
for temporary assistants, interns, volunteers and summer students. In addition, related storage 
facilities, a meeting room to accommodate 8-12 persons, kitchen, and staff washrooms will be 
provided for support. A multi-purpose event space can be used for larger meetings such as 
annual general meetings. 
 
 

4.3 PROGRAM ZONES AND GROSSING FACTOR 

The space program is organized and colour-coded into four zones as noted and described in 
the following diagram: 
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Zone A is typically the visitor’s first experience of the building. The public spaces help to orient 
the visitors to food services, education and exhibition activities.    
 
Zone B is the zone where visitors encounter the Museum’s permanent collections, as well as 
works of art borrowed from other museums or collectors. In general all the galleries need good 
floor and ceiling loading, movable panel walls as well as perimeter walls, 
power/communications grids in floor and ceiling, and state-of-the-art lighting with no (or very 
tightly controlled and filtered) natural light.  
 
Zone C Non-Public Collections spaces are those where collections are present, but where 
there is normally no public access. It includes the essential “behind the scenes” space where 
collections are stored or worked on but it is assumed that most collection care and storage 
areas will be provided off-site, specifically in the Library Scenario, thereby limiting the Zone C 
areas in the new AGM.   However, the support areas for any temporary exhibition programs – 
from the shipping-receiving area inward will be provided as part of this zone in the new AGM. 
Doorway, corridor and room size, ceiling height and floor loading must meet the requirements 
of the Design Object, but finishes need only be adequate for staff and for protection of the 
collections, since it is a non-public area.  
 
Zone D Non-Public Non-Collection spaces include work areas where neither the public nor 
collections are present, but all back-of-house administrative and operations workspaces are 
located. Support areas in this Zone are often located adjacent to the spaces they serve in other 
Zones: for example, the retail office and stock storage space may be physically located next to 
the shop. This zone is identified in the program in two sub-zones:  

 Zone D1 Administrative Areas such as offices, administrative support and  
meeting rooms, where staff are expected to be present for prolonged periods of time;  

 Zone D2 representing other support areas, service delivery, non-collection storage areas, 
maintenance areas, and other facilities where staff will be present only intermittently.  

 
Organizing the program into zones assists with engineering and cost control. For example, 
public space (Zones A and B) requires a higher level of architectural finish than the non-public 
areas of the building, which significantly affects capital costs. Space intended to hold 
collections (Zone B and C) requires environmental controls, security and lighting controls to 
museum collection standard, which are the largest single factor affecting capital costs and 
mechanical and electrical engineering.  Therefore Zone B is the most costly part of the building, 
since this zone requires both high levels of finish to meet public expectations, and high levels 
of environmental control for the care of the collections and the comfort of the visitor, and 
technical fire and security systems for the protection of the collections (which will also be 
supported by human security). 
 
 
Net to Gross Area 
The program identifies the usable Net Square Area of space required to accommodate all the 
determinable functions of the Museum. Once established, a grossing factor must be applied to 
determine the overall Gross Area of the building. The grossing factor is necessary in order to 
account for three factors that are indeterminate at this stage of planning, but will become 
determinable in the course of the design process: 

 Vertical and horizontal circulation space (corridors, stairwells, elevators, escalators) 
between net usable areas  
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 the thickness of walls between and around usable spaces  

 mechanical and electrical equipment spaces  
All three of these factors can be determined precisely only when the architectural concept and 
the engineering specifications have been approved, and the design process continues through 
to completion of Detailed Design. For this reason these three components are projected at this 
stage of planning as a percentage increment or multiplier of the Net Square Area usable space. 
This percentage increment or multiplier is called the Grossing Factor.  
 
The grossing factor required for planning purposes at this stage of the project is:  
 
• 50% (a multiplier of 1.5) for new build which constitutes 100% of the space program for the 

Independent Building Scenario and 37% of the space program for the Library Scenario. New 
construction consists of the Permanent Collection and Temporary Exhibition Galleries in the 
Library Scenario.  

• 70%  (a multiplier of 1.7) for renovation in the Library Scenario to account for additional 
circulation, structural, mechanical and electrical upgrades and other factors that need to be 
refurbished to ensure functionality. This accounts for 63% of the gross floor area of the Library 
Scenario. 

 
The following shows a generalized breakdown of what this gross square area represents within 
the total building package: 
 

FUNCTION 
% TO BE ADDED  

TO NET AREA 
NEW BUILD 

% TO BE ADDED  
TO NET AREA 
RENOVATED 

Wall thickness & Structural 10% 15% 

Horizontal and Vertical Circulation: 
Corridors, Elevator Shafts & Fire 
Exits/Stairwells 

20% 25% 

Mechanical Rooms/ Electrical & 
Mechanical Runs 

20% 25% 

Grossing Factor: 50% (1.5) 70% (1.7) 

 
 

4.4 FUNCTIONAL AREA DESCRIPTIONS 

4.4.1 INTRODUCTION 

Each Zone consists of a number of functional areas, groups of spaces that work together to 
house and facilitate specific museum activities or functions.  Some functional areas consist of 
dedicated space mainly used by a single department while others such as exhibition galleries 
require the efforts of personnel from a number of departments for their functioning. Some 
museum activities such as retail require both public and non-public space, both a public 
dedicated “shop” space and non-public retail storage and non-collection loading docks. Each 
space is described only once, in relation to its principle function. 
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4.4.2 EXTERIOR SPACES AND ACCESS POINTS 

One of the primary factors in the success of a cultural institution is its location, and the ease 
with which its audience can find the facility.  The approach to any cultural facility is key, 
because it sets up the experience even before the visitor arrives.  The exterior façade and 
entrances should be friendly and inviting to community that the AGM is welcoming to 
everyone.  The entry needs to be clearly marked and easily visible from the primary approach 
to the art gallery by car or foot. It should work with existing hardscape and be complemented 
by the surrounding structures and landscape.  Sufficient clear way-finding signage shall 
communicate how visitors and VIP’s or special guests are to reach their related entry points to 
the art gallery.  There should be drop off areas for cars, taxis, and buses in proximity to the 
related entrances. This would also provide mobility-challenged people easier access to the 
building.  Since underground parking may be a consideration, clear way-finding would be 
required en-route towards the parking lot, within the parking lot, along corridors and in 
elevators leading to the Gallery. 
 
Visitor comfort and safety need to be addressed when designing all outdoor features. Seating 
areas, sun and rain shelters, trash receptacles and other amenities should be considered in the 
design as well as outdoor power, lighting and water services required to serve events and 
support maintenance activities. 
 
 

4.4.3 ENTRIES, LOBBY AND VISITOR AMENITIES 

The Entrance Hall will be the main entry point for all general visitors and groups. It should 
provide direct access to information and amenities. A successful lobby generally has services 
strategically located to draw visitors back into the space, away from the entrance. The 
Entrance Hall will contain the Reception Counter, Coatroom, and security control points. It will 
serve as a meeting and queuing space and it may function as an event space with direct 
connection to the Multi-purpose Room.  As an individual space, the Entrance Hall would be 
able to hold 120 persons in a reception arrangement, but in an open concept with adjoining 
Multi-purpose Event Events/Education/Activity Space, it would be able to hold twice as many 
persons. An Orientation Space/Film Screening Room located off of the Entrance Hall will be 
used for orientation and gathering of groups including school groups of up to 30 persons at 
one time. This will be designed complete with audio-visual capability, and have a light and 
sound buffer zone. 
 
For comfort, seating should be planned as part of the Entrance Hall design and any other rest 
areas.  Public washrooms, water fountains, and a public phone should be discretely located off 
the Entrance Hall and be easily located with good way-finding signage. Public washrooms 
should also be distributed on all other public floors. They should be situated in proximity to the 
Café and Learning Centre. The AGM Shop will be adjacent to the Entrance Hall, and located to 
provide open visibility and access. 
 
Chair/Event Storage and Operations Storage are required to support lobby activities. Printed 
material for front-of-house operations such as public program catalogues should be easily 
accessible by front-line staff.  
 
The Entrance Hall is the entry point to the AGM for all visitors and should be a welcoming 
gathering and meeting space in keeping with the Downtown 21 principle of creating a more 
pedestrian friendly urban centre by providing a prominent street front lobby. It is important 
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that the character of the AGM is conveyed in this space. Exhibition orientation will begin in the 
Entrance Hall and continue in the circulation spaces. The Entrance Hall will be open during all 
gallery operating hours, plus during extended hours to host events in this space outside the art 
gallery opening hours. 
 
 

4.4.4 RETAIL SERVICES AND SUPPORT 

A shop would display and cell all types of goods relating to the permanent and travelling 
exhibits. For the shop to be viable, it would be located at grade level with street frontage 
visibility and accessibility. It should be strategically placed so that it is visible upon entry and 
egress from the AGM. The AGM Shop will be situated adjacent to Entrance Hall since the 
person running the Reception Counter should also oversee the retail area. Shop storage will 
also be required with access to the shop and non-collection loading dock, garbage area and 
staff/service elevator. 
 
 

4.4.5 FOOD SERVICES AND SUPPORT 

Cafes are key components for the museum’s visitor experience. Visitors are more likely to visit 
more often and for longer if there is an enjoyable place to eat, rest, socialize and absorb what 
they have seen in galleries.  A bistro style of café should be provided in the AGM to provide 
refreshments and snacks. It would have a self-service counter and sitting area to 
accommodate 15 persons.  This could be complemented by an outdoor food service area. 
There should be a café office and a café/catering kitchen with storage. This would support the 
café but also be located in proximity to the Entrance Hall and Multi-purpose Event Room for 
event support. 
 
 

4.4.6 LEARNING SPACES  

Providing functional and effective education spaces in the new AGM is vital in keeping with its 
priority of providing educational and stimulating visual arts programmes. As mentioned in 
section 5.4.2, group and school assembly and check-in will take place in the Orientation 
Centre.  Groups will also share the general coatroom. There will be a Multi-purpose 
Events/Education/Activity Space that may be used daily for educational programmes, 
workshops, large meetings and events. It should be designed to be divisible into two classes of 
30 seated persons or, as mentioned, it can be combined with the Entrance Hall for larger 
events. It will have a flat floor for flexibility and ease of activity configuration and a projection 
room. A Resource Centre/Media Lounge will contain computer workstations, group work 
tables, a sound-booth and reference material with proximity to offices for support. Chair/Event 
storage should be located in proximity to this room. 
 
Given the intention to locate the AGM within the City Centre area, there are existing assembly 
spaces available to rent, such as the previously mentioned Central Library auditorium and the 
three theatres ranging from 110 seats to 1,315 seats in the Living Arts Centre, should the need 
arise. The Central Library building has a 244 seat auditorium which is already used by the 
AGM for various events, from time to time. It is anticipated that the Art Gallery will continue to 
use these existing theatre and auditorium facilities, and an auditorium is not part of the base 
recommended space program.  
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4.4.7 EXHIBITION GALLERIES AND SUPPORT SPACES 

Exhibition spaces are typically the focal point the public areas in an art gallery.  The new AGM 
will feature two types of galleries: 

• A Permanent Collections Gallery 
• Various Temporary Galleries 
 
Having multiple exhibition spaces will allow the AGM to present simultaneous exhibitions on 
an ongoing basis. This will support a range of exhibition programming that can appeal to a 
wider audience and will mean there will always be “something to see”. At present the AGM 
has one connected exhibition space, which means the gallery is “dark” when there is an 
exhibition change-over. 
 
The Permanent Collections Gallery will provide space dedicated to the changing display of the 
Permanent Collection which would allow a greater percentage of displays of the AGM’s own 
collection than is currently being showed.  
 
The Temporary galleries will meet one of the AGM’s missions by exhibiting historical and 
contemporary works of art from local to international sources. It will consist of two main 
feature galleries which can be joined together for larger exhibitions, a focus gallery which will 
be a temporary exhibition gallery focused on the cultural diversity of the region, and a Digital 
Practice/Lens Base Gallery for related art work.  The digital media gallery would be a unique 
feature of the AGM and this technical focus could attract more youth to the Gallery as well as 
the interest and support of partners and collaborators. This space would be independent with 
sound/light locks, so as not to disturb other gallery activities.  

 
All the gallery spaces will require a high level of flexibility to accommodate works of art and 
installations, as well as interactivity and use of multimedia and advanced communications 
technology, images and graphics.  They must meet the requirements of lending institutions for 
lighting, finishes, communications systems, environmental conditions and security for works of 
art. Ease of access by visitors must be considered in the design, as well as the ability to close 
the Temporary Galleries separately from other exhibition and public spaces.  It should be 
possible to by-pass the Permanent Collection Gallery to reach the Temporary Galleries and 
vice-versa. 
 
A workshop for on-site exhibition installation support will be provided for final touch ups. It will 
contain a lighting/ electrical/technical work area. The workshop should have good access for 
delivery of raw materials and supplies from the non-collections loading bay/dock and service 
elevator, and access to the garbage/recycling areas.  A prop storage room will provide storage 
space for exhibition equipment when they are not being used in the galleries, such as 
exhibition panels.  
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4.4.8 COLLECTION SUPPORT, PROCESSING AND STORAGE 

The collections back-of-house spaces should be provided in the following sequence:  an 
enclosed dedicated Collections Loading Dock/Bay, connected to a Collections 
Shipping/Receiving, connected to a Packing/Unpacking space, followed by Temporary 
Exhibition Storage.  The Shipping/Receiving zone will be used for processing the incoming 
collections.  The Temporary Exhibition storage space will hold collections on loan from other 
institutions which will be displayed or are awaiting onward shipment. 
 
Ideally these should be all on the same floor or easily accessed via a Dedicated Art Freight 
Elevator.  The final space in this sequence is the Galleries themselves. 
 
 

4.4.9 OFFICES, STAFF SUPPORT SPACES, AND AMENITIES 

Office space will be provided, including some private offices for senior staff and landscape 
offices with cubicles allowing staff to work in an open office concept while providing sufficient 
privacy. Natural lighting is desired for these spaces. Support spaces will be located in proximity 
to the work areas such as a photocopy/mail room, file storage, office supply stockroom zone.  
A meeting room designed to accommodate 8-12 persons will also be provided. A kitchen and 
discretely located washrooms will also be provided. 
 
 

4.5 ZONED SPACE LIST 

The zoned space list on the following pages provides the base recommended space program 
to meet the AGM’s needs.  
 
The total net floor area is 23,650 net sf (2,198 net sm), including 2,000 net sf (186net sm) for 
the AGM’s on-site Permanent Collection Storage. Allowing for interior and exterior walls, 
mechanical spaces and circulation, the actual built area or gross floor area (GFA), is 
35,475gross sf (3,297 gross sm).  
 
Below is the summary space list showing the percentage distribution by museum zone area. 
The percentage distribution by zone for a typical art museum is provided in the last column for 
comparison. 
 

 
Summary Zone Distribution Chart 

Zone

Recommended 
% Allocation

 Typical % 
Allocation

sq ft sq m
Zone A Public Areas 5,495     511           23% 20%
Zone B Exhibitoin Galleries 8,500    790        36% 40%
Zone C Collection Support 4,800    446        20% 20%
Zone D BOH and Support 4,855     451          21% 20%
Total Net Area 23,650  2,198      100% 100%
Grossing Factor 50% 11,825    1,099     
Total GFA 35,475  3,297    

 Recommended 
Space List 
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Abbreviations Legend
Ground Floor G Zone A: Public Non-Collection Space
Upper Floor U Zone B: Public Collections Space
Lower Level L Zone C: Non-Public Collections Space

Zone D: Non-Public Non-Collections Space

Space

 Recommended 
Floor 
Level Functional Comments Technical Comments Critical Adjacencies

net sqft net sqm
Zone A: Public Non-Collection Space
A1 Public Spaces
Vestibules G 50               5             At all regular entrances, including the Staff entrance.   Provide 

barrier free access from the exterior.
Airlock entrances providing at least 10ft (3m) between outer 
and inner sets of doors, which provide a transition between the 
outside environment and the controlled environment inside, 
and a mud or snow floor grille between the doors.   

Entrance Hall; taxi/private vehicle/public transit/school or tour 
bus  drop off/pick up area; staff entrance/VIP entrance;  Shop

Entrance Hall G 1,200         111        The lobby serves as the main entry point for all visitors and the 
main assembly point and reception for groups/families and 
individual visitors.  The lobby may also function in the evenings 
as an event space with direct connection to the Multipurpose 
Room. This space is sized to accommodate 120 persons @ 10sf 
per person. 

Lobby walls should be repeatedly nailable and finished as 
Gallery walls. Contains seating. Public pay telephone desirable. 
An optional feature could be a folding wall between Lobby and 
Multipurpose Room. Such a wall could be folded away, to 
provide a larger space for receptions, etc.  Video monitoring to 
be provided.

Adjacent to main entrance, Reception Area, Multipurpose 
Events/Education Space, Orientation Space, shop, café, 
washrooms.

Orientation Space/
Film Screening Room

G 600            56          Used for orientation and gathering of groups including school 
groups. Able to hold 1  class at a time .To accommodate 30 
persons @ 20sf/person

Audio-visual capability is needed.  Walls to be finished as per 
galleries. 

 Entrance Hall, Reception Counter,coatroom, Shop, Galleries.

 Minimum 
Recommended 

Space List 
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Space

 Recommended 
Floor 
Level Functional Comments Technical Comments Critical Adjacencies

net sqft net sqm

 Minimum 
Recommended 

Space List 

A2 Visitor Amenities
Reception Counter G 50               5             Reception Desk should be positioned so that assigned staff can 

sell tickets to temporary shows, and also operate cash for Shop 
area without moving. One staff member must be able to 
operate the entire front of house of the Gallery. 

Cash drawer and concealed security alarm also required. Orientation Space, Entrance Hall, coatroom, Shop, Galleries.

Coatroom G 50               5             Self-serve option for visitors  and tour/school groups to check 
personal belongings. To accommodate 60 coats at 20 coats per 3 
linear ft.  If there is a counter it should be congruent with 
Reception Desk, so that one staff can operate entire front-of-
house. Include space for stroller storage and wheel chairs. 
Include storage to accommodate school group lunches.

Part of entrance lobby, near or associated with Reception 
Counter.

Washrooms, Male All 100            9             Should be located on each main floor near elevators/escalators.  
Diaper changing facilities and urinals should be included.  At a 
minimum must meet barrier free code requirements.

Located at lobbies on all floors, café

Washrooms, Female All 175            16          Should be located on each main floor near elevators/escalators.  
Diaper changing facilities should be included.   At a minimum 
must meet barrier free code requirements.

Located at lobbies on all floors, café

Family Washroom All 120            11          Must meet or exceed code for disabled access.  Must include 
diaper changing facilities, and chair for nursing mothers. One 
should be located on each public floor.

Located at lobbies, café/restaurant.  

Sick Bay G 150            14          Requires access from emergency response team. Requires sink, examination table, storage. Adjacent to public washroom.

Public/Staff Elevator
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Space

 Recommended 
Floor 
Level Functional Comments Technical Comments Critical Adjacencies

net sqft net sqm

 Minimum 
Recommended 

Space List 

A3 Food Services and Retail
Café G 600            56          To provide light snacks and beverages to visitors. To 

accommodate 15 persons at 20sf/person plus self- serve 
counter.The existing Library cafe will be shared in the Library 
Scenario. It will be renovated.

Shop G 600            56          Cash must be able to be operated by person at Lobby Reception 
Desk, who should also be able to oversee this area as well. 
Concealed security alarm needed. Publications will be sold here 
as well as other AGM retail items.

A4 Learning Centre
Group Check-in/Schools Assembly See Orientation Space above

Group Coatroom Shared with general coatroom
Multi-purpose Events/Education/A  G 1,200         111        This serves educational

programmes, workshops, large meetings and events. This space 
will accommodate two classes of 30 persons @ 20sf per person.  

Folding doors dividing the Entrance Hall and this space to 
accommodate larger events; This space itself can be  It could be 
divided into two spaces; Projection Booth

Entrance Hall so that it can open up to that space for larger 
events.

Resource Centre/ Media Lounge G 600            56          This space serves will provide computers and reference 
documents similar to the  existing Resource Centre.

Offices

Total Zone A 5,495         511        
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Space

 Recommended 
Floor 
Level Functional Comments Technical Comments Critical Adjacencies

net sqft net sqm

 Minimum 
Recommended 

Space List 

Zone B: Public Collections Space
Permanent Collections Galleries
Permanent Collections Gallery G/U 1,000         93          Dedicated space for display of Permanent Collections on a 

rotating basis.
Video monitoring will be provided.

Temporary Galleries
Main Feature Gallery #1 G 2,000         186        Dedicated for Traveling Exhibitions from other Institutions, to 

curated shows from the AGM collection. 
 Provide a shared folding wall with Main Feature Gallery #2 for 
larger exhibitions/events.Video monitoring will be provided.

Main Feature Gallery #2

Main Feature Gallery #2 G 2,000         186        Dedicated for Traveling Exhibitions from other Institutions, to 
curated shows from the AGM collection. 

Provide a folding wall with Main Feature Gallery #1  for larger 
exhibitions/events.Video monitoring will be provided.

Main Feature Gallery #1

Focus Gallery G/U 1,500         139        A temporary exhibition gallery focused on the cultural diversity 
of the region. 

Main Feature Galleries.

Digital Practice/Lens Base Gallery G/U 1,500         139        Space to exhibit digital art and photography related art work. Wired for digital practice; provide acoustic separation from 
other galleries.

Artist in Residence Space/studio G               500 46          This space can open up to other gallery spaces
Total Zone B 8,500         790        

Zone C: Non-Public Collections Space
Enclosed Collections Loading Dock/ G 1,200         111        Direct back-in loading dock is recommended. Secured space. Designed to accommodate one 15m long semi-

trailer truck at a time. Personnel door required beside overhead 
door. Video monitoring will be provided.

Near dedicated art freight elevator

Collections Shipping/Receiving G 400            37          Will need to be duplicated in an off-site collections storage 
facility.

Enclosed Collections Loading Dock/Bay, Packing/unpacking

Packing/unpacking G 400            37          Designed to accommodate content from one 15m long semi-
trailer truck. Will need to be duplicated in an off-site collections 
storage facility.

Dust free uncrating/crating area. Collections Shipping/Receiving, Temporary Exhibition Storage.

Temporary Exhibition Storage G 800            74          To accommodate two semi-trailer truck loads for temporary 
exhibitions

Video monitoring to be provided. Collections Shipping/Receiving, Galleries

Dedicated Art Freight Elevator Interior cab size to accommodate design object Collections Shipping/Receiving, Galleries

Total Zone C 2,800         260        
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Space

 Recommended 
Floor 
Level Functional Comments Technical Comments Critical Adjacencies

net sqft net sqm

 Minimum 
Recommended 

Space List 

Zone D: Non-Public Non-Collections Space
Zone D1 Offices and Admin Support
Executive Director/Curator’s 
Office

U 130            12          1 position senior FTE x 130sf

Curator and Director of 
Programmes Office

U 110            10          1 FTE position x 110sf

Education Director Office U 110            10          1 FTE position x 110sf
Operations Manager's Office U 110            10          1 FTE position x 110sf
Open Office U 710            66          5 FTE positions x 90sf each open concept; 4 at 75 sf

Meeting Room U 175            16          Small Conference Room for 8-12 persons. Staff Offices
Photocopy/File Storage 
Room/Office Supplies

U 120            11          One centralized room

Kitchen U 100            9             to service Meeting Room and staff offices.
Staff Washroom - Female U 65               6             
Staff Washroom - Male U 65               6             
Zone D2 Non-Collection Support Areas
Collection Support Spaces
Workshop L 500            46          On-site exhibit installation support and final touch ups; 

contains a Lighting/Electrical work area

Prop Storage Room L 120            11          Exhibition panels, plinths and panel system can be stored here 
when not in the galleries.  It is assumed that this will need to be 
stored in the off-site facility for the Library Scenario due to 
limited space.

Access to Exhibition Preparation Workshop and galleries 
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Space

 Recommended 
Floor 
Level Functional Comments Technical Comments Critical Adjacencies

net sqft net sqm

 Minimum 
Recommended 

Space List 

IT Support Spaces
Information Services Server Room L               150 14          

I.S. Telephone Server Room L               100 9             
I.S. Communications Closets L               100 9             
I.S. Tech Shop Facility and 
Equipment Storage

L               150 14          

Security Support Spaces
Security Control Room L               200 19          
Non Collections Support Spaces
Loading Dock - 
Non-Collections Support

G               300 28          

Shipping/Receiving G               200 19          
Shop Storage L               200 19          Includes retail,catalogues and publications. Rack storage system required.
Café Office G 100            9             Same as below.
Café/Catering Kitchen G 300            28          To support the operation of the café and catered events and 

functions.
Adjacent to lobby, multi-purpose and event room

Café/Catering Kitchen Storage G 175            16          Same as above. Shelving and cold storage required.
Chair/Event Storage L 175            16          Support furnishings and movable fixtures for Events including 

stairs, tables, stanchions.
Adjacent to Multi-Purpose Room  and Entrance Hall but also 
galleries.

Operations Storage L               150 14          Includes moving equipment such as forklift, dollies and ladders.

Garbage + Recycling Bins Storage G               120 11          Bins storage. Access to additional exterior garbage storage and 
recycling will be required. 

Custodial/Janitorial All               120 11          Located on each floor. Janitor's closets TBD from grossing. Each room 60sf (5.5sm) per 
floor

Total Zone D 4,855         451        
Total Net Area 21,650      2,011    
Grossing Factor 50% & 70% as applicable 10,825      1,006    
Gross Floor Area 32,475      3,017    
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Recommended AGM % -
Independent Bldg

Typical Museum 
% Breakdown 

net sqft net sqm
Total Zone A 5,495         511        25% 20%
Total Zone B 8,500         790        39% 40%
Total Zone C 2,800         260        13% 20%
Total Zone D 4,855         451        22% 20%

21,650      2,011    100% 100%
10,825      1,006    
32,475      3,017    

Space
 Recommended 

Floor 
Level 

Functional Comments Technical Comments

net sqft net sqm

AGM  Permanent Collection 
Storage

L 2,000         186        Assumed to be accommodated on-site - but potentially located 
off site in shared Collection Storage Facility.

This space needs to be designed for ceiling suspended rolling 
picture racks either 8 ft, 10 ft or 12 ft. wide and 10 ft. high and 
drawers. An efficient layout provides for racks to either side of 
a central void into which they may roll. Video monitoring to be 
provided.

1,000         93          

3,000         279        

Grossing Factor 50%

Total GFA 

Zone Breakdown

Total NOFA 
Grossing Factor
Total GFA 

 Minimum 
Recommended 

Space List 

 Minimum 
Recommended 

Space List 
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4.6 ACCESS, ADJACENCY AND CIRCULATION DIAGRAM 
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5. SITE OPTIONS AND EVALUATION CRITERIA  

This chapter sets out an evaluation process of potential site options for the future Art Gallery 
of Mississauga (AGM) with the objective of meeting the need for larger space and also to 
increase the likelihood for implementation and sustainability. This same evaluation process 
could be applied to other sites that may be identified for consideration in the future. 
 
 

5.1 INITIAL LIST OF SITES CONSIDERED  

Based on client direction and input from the City of Mississauga, a number of sites were 
considered to explore the range of potential locations for the future AGM. These example sites 
represent a variety of development options ranging from new construction to adaptive reuse of 
existing facilities to a hybrid of the two. In alphabetical order the initial sites agreed for 
consideration were: 

• Expansion of Existing AGM Facilities: New construction into the north Sculpture 
Courtyard which is currently used for skateboarding, to add to the existing facilities; 

• Lakeview Site: The former coal burning power generation plant that was demolished to 
become a major long-term redevelopment site that would entail new construction for the 
AGM;  

• Living Arts Centre: New construction on green area to the southeast previously 
considered for hotel or office development or as part of future expansion to the north of 
the Center;  

• Mississauga Central Library: The Central Library has been undertaking an examination of 
the optimum amount and use of space at the Civic Centre location, to identify future needs 
and efficiencies. An expansion to the east of the Library along Burnhamthorpe was 
suggested, in combination with sharing some existing Library facilities and space, as a way 
to meet the AGM’s needs.  

• Mixed Use Opportunities as part of New Development in the City Centre: This 
approach is consistent with the Downtown 21 Plan and assumes new construction is 
possible at lower cost than a stand-alone facility due to a development agreement and 
shared capital costs;  

• Riverwood: New construction in park area owned by Toronto Conservation Authority in 
potential collaboration with Visual Arts Mississauga;  



ART GALLERY OF MISSISSAUGA 
Facility and Business Planning Study - Final Report 

 

Lord Cultural Resources   77 

• Small Arms Building: Adaptive reuse of very large building owned by Toronto 
Conservation Authority; 

• Southeast Corner of Celebration Square: The site at the corner of Burnhamthorpe and 
Duke of York assumed for AGM long ago would involve entirely new construction. 

• Stonebrook Sales Office: This is a solitary one story building situated on park property, 
located near the intersection of Southdown Road and Lakeshore Road West.  

 
 

5.2 EVALUATION CRITERIA 

In comparing sites there were initially compelling reasons to eliminate some of these 
representative locations because they did not meet the essential criteria. These criteria relate 
to core issues of availability, timelines, public ownership, and whether the sites are located 
within or outside Mississauga’s Central Downtown Core:  

• Availability: At the outset it was understood that all the sites originally identified were 
potentially available. However, it has subsequently been determined that the Central 
Library location and the site at the Southeast Corner of Celebration Square are not 
available.  

In the course of the Central Library’s review, it has been determined that the Central 
Library will need to play a key role in the life of the City Centre, including the expanded 
Sheridan College and the activity of Celebration Square, so that it can no longer be 
considered as a potential partner site for the AGM. The AGM and the Library have an 
excellent programming partnership and will continue to pursue synergies in this area. 

The site identified at the Southeast corner of Celebration Square is to be retained as part of 
the Square. 

• Timelines: The AGM initially proposed that larger facilities should be opened to the public 
within the next three to five years. However, this no longer appears to be a reasonable 
assumption based on direction from the City of Mississauga that the preferred time frame 
of the AGM is not likely to be implementable. Therefore sites that were previously 
eliminated, including the Living Arts Centre lands, may be considered in the future. 

• Public Ownership: A preference for a publically owned site reflects the reality that 
museum-related institutions have substantial difficulty in being operationally viable if 
ongoing rent payments are added to their operating costs. In other cities privately owned 
sites have been developed in mixed use sites to combine condominiums or hotels with art 
gallery/museum or other cultural uses. Section 37 of the Ontario Planning Act permits a 
City to authorize increases in permitted height and/or density through the zoning bylaw in 
return for community benefits. Mississauga, however, has no height or density restrictions 
in the City Centre and thus no Section 37 incentives are possible in this location. With a 
longer term timeframe there may be opportunities in the future for integrating the AGM 
into a commercial development but that has not been assumed for the purposes of this 
study. 
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• City Centre Location: Mississauga is a city that combines a variety of distinct 
communities. Locating the AGM in any community outside the City Centre would make it 
more difficult to be the Art Gallery of Mississauga as a whole. Equally as important, 
population projection data set out in Chapter 2 indicate that the City Centre will 
experience far more substantial population growth than anywhere else in Mississauga and 
that its population density will be four times higher than average by 2031 creating a market 
that is nearby and also more culturally oriented on the basis of age, educational attainment 
and income. A City Centre location offers proximity to the Civic Centre, Living Arts Centre, 
Central Library, YMCA, Square One and other commercial developments to increase the 
likelihood of crossover visits – achieving the synergies of a Creative District. And planned 
developments include the expansion of Sheridan College, a new urban main street and 
public market. A City Centre location is also consistent with the Economic Development 
Strategy of Mississauga. The three primary areas of focus are to become a Global Business 
Magnet, to inspire a Culture of Innovation, and a Knowledge Economy. Within these, one 
of the objectives is to “position downtown as a unique creative employment and cultural 
hub for the City.” Sites that are not in Mississauga’s City Centre that were eliminated on 
this basis were Lakeview, the former Small Arms building and Riverwood. This assumption 
has not changed and a City Centre site location is recommended and preferred. 

• Ability to Achieve the Most Important Space Needs of AGM: The recommended space 
list for the AGM is set out in Chapter 4 as a minimum requirement. Although the specific 
amount of space for the new AGM may vary depending on the circumstances (such as the 
ability to share facilities for example) there are minimum level requirements for both 
exhibition and support spaces that are essential to the future AGM. These include 
increased exhibition space to allow multiple and continuous exhibitions, including hosting 
larger temporary exhibitions, presenting more of the permanent collection, support a 
curatorial focus on photography and digital media and to enable additional collections 
acquisitions to be made, the addition of a “community” temporary exhibitions gallery to 
enable the AGM to better reflect the ethnic diversity of the city and region, with more 
program space and public amenities as well as essential back of house support spaces for 
collections and staff. Based on these criteria, the option for expansion of the existing Art 
Gallery location was eliminated as being too constrained to meet the AGM’s space needs. 

 
Based on this evaluation and assuming a City Centre site location for the AGM, two of the 
original sample site options remain: 
 
• Living Arts Centre 
• Mixed Use Opportunities as part of New Development in the City Centre: 
 
These are clearly not “apples to apples” comparisons of specific pieces of land. Rather, they 
are comparisons of alternative models of development. The latter two fall under two 
alternative types of development options which favour the needs of the AGM and its Board’s 
objectives:  
 
• a shared facility, assumed to include a combination of an  expansion and renovation of 

existing space, or 
• an independent building, assumed to be new construction, and which does not necessarily 

refer to a stand–alone building but one that would have significant presence and profile. 
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The Independent Building Option B, immediately north of the existing Central Library, has 
arisen as a potential option since the site assessment work was done and may be considered in 
the future along with other specific City Centre site options that might emerge in the next 
phase of work. 
 
We have identified the seven key criteria to consider in evaluating future site options. These 
are as follows, in order of perceived importance related to implementation and sustainability of 
a larger AGM. For purposes of differentiating the relative importance of each of the criteria we 
have used judgment to assign a weight from 1 to 3, with 3 as the most important from the 
perspective of implementability and sustainability: 

• Implications to Capital Costs: This includes the ability to meet the needs of an expanded 
AGM at capital cost levels perceived to be affordable. In general the lower these costs the 
more likely the implementability of the project. However, also considered are the benefits 
associated with those capital expenditures. (Weight: 3) 

• Meeting Wider Community Needs: There are opportunities for the expansion of the 
AGM to meet not only its own needs but wider community needs as well. These include 
better reflecting the cultural diversity of Mississauga as well as potential tourism and 
economic development benefits. (Weight: 2) 

• Implications to Operating Costs:  A site that will help to limit operating costs will score 
higher, taking into account the benefits achieved from those expenditures. (Weight: 2) 

• Synergy with neighbouring land uses for mutual benefit. (Weight: 2) 

• Identity of AGM: Consideration of whether a site helps to contribute to development of 
the AGM brand by means of a clearly independent identity. This includes issues of visibility 
and image. (Weight: 2) 

• Implications to Attendance. Factors likely to increase attendance from among resident, 
school and tourist market segments. (Weight: 1) 

• Implications to Earned Income: Consideration of whether a site contributes to rentals, 
retail, admissions, programming and other earned income. (Weight: 1) 

• Parking availability and cost: Parking availability and cost can be a deterrent to visitors if 
parking is not available or is comparatively expensive. (Weight: 1) 

• Access by both public transportation and automobiles: May help to increase school 
group attendance, and general visitation. (Weight: 1) 

 
Since it is assumed that the site will be in the City Centre, the sites will have essentially the 
same access by automobile and public transportation and the same requirements for parking, 
and the scores would be the same. The focus here is on criteria in which there are differences 
among the options.  However, these criteria have been included in the list, in case there are 
differences between the sites in these areas. 
 
From discussion with City staff, it is understood that the Zoning By-law parking rate for an Art 
Gallery, Museum is 3.6 spaces/100m2 gross floor area.  Based on the recommended space 
program in Chapter 4, the non-residential parking requirement for an art gallery at this 
preliminary planning stage would be in the range of 325 spaces. Staff advised that the actual 
location will determine whether a parking variance (or payment in lieu) is required.   
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The contextual, comparables and market analysis in chapter 2 and the space needs for the new 
AGM in chapter 4 have informed the site evaluation criteria and provide part of the basis for 
facility-related recommendations in this report. The site evaluation criteria that have been 
identified can be applied to assess additional sites for the AGM. The following chapters set out 
a facility strategy for implementation of the AGM, assuming a City Centre location. 
 
It is recommended that the AGM consult further with the Downtown 21 Plan team to identify a 
specific site in the downtown core that will meet the objectives of the Downtown 21 Plan and 
of the AGM, and include the Living Arts Centre and other potential collaborators in the 
consideration.   
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6. CAPITAL COST ESTIMATES 

The preliminary capital cost estimate for the AGM Recommended Space List is presented in 
this chapter. CB Ross Cost Consulting provided the cost estimate services for this study. 
 
 

6.1 INTRODUCTION 

The Cost Plan is based on the recommended space list provided in the Section 4.4 Zoned 
Space List. The Cost Plan is provided at a Class D level of estimate. Rates are based on the 
current Canadian dollar. 
 
 

6.1.1 ESTIMATE CLASSIFICATION 

It should be noted that at this stage, and with the information and documentation available, the 
Estimate Classification is at a Class D stage. As the concept and design progress and 
additional details are available, we strongly recommend that the Cost Plans be updated to 
properly reflect the proposed schemes. Below is a general definition of each estimate 
classification from Class D to C, B and A. 
 
A Class D estimate is based upon a statement of requirements and potential solutions.  It is 
strictly an indication of the final construction cost and should be sufficient to provide an 
indication of cost and allow for a ranking of the options being considered. A Class C estimate 
is based on a full description of the preferred option along with construction/design guidelines. 
A Class B estimate is based on preliminary drawings and outline specifications and will include 
the concept for all the major systems, Structural, Mechanical and Electrical.  A Class A 
estimate is based on complete working drawings and specifications and can be used for 
contract tender review/negotiation. 
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6.1.2 CAPITAL COST EXCLUSIONS 

The Cost Plan is for the capital cost (construction) of the building only, and does not represent 
the total project cost. The following items are excluded from the Capital Cost Estimate: 

• Escalation Contingency, but should be considered;  

• Post Contract Contingency for onsite Construction changes;  

• Demolition (in either option); 

• Environmental / contamination remediation; 

• Groundwater and existing ground condition issues;  

• The following cost items: 
 

- all soft costs - statutory fees & permits 
- all design fees - financing costs 
- all project contingencies - bonding and insurance 
- fittings, fixtures and equipment - testing & inspections 
- maintenance & operating costs - land & building acquisition costs 
- all permit & municipal charges - signage and graphics 
- public art - exhibition design  
- special/abnormal soil/subsurface conditions/ hazardous waste removal 
- HST 

 
 

6.1.3 METHODOLOGY 

C. B. Ross Cost Consulting has developed the Cost Estimates based on the zoned space list 
provided in Section 4.4. A construction value has been assigned to each net area or line item 
on the space list. These values represent the total proportional cost of construction for each 
item, so that all elements of the building construction are accounted for – from foundations, to 
exterior and interior wall to roof and including structure, building systems and finishes. 
 
For the purposes of this estimate, it is assumed the building will be all new construction. 
 
The line-by-line Class D Cost Estimate worksheet is provided in Appendix B and the Summary 
Cost Estimate is presented at the end of this chapter. 
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6.2 CAPITAL COST ASSUMPTIONS 

6.2.1 NEW BUILDING 

The building is assumed to be all new construction on a new site, and the Cost Plan has been 
developed on a Class D basis with $/sf for the major functional areas. This cost includes all 
construction work from foundations through to roof including structure, exterior envelope, 
finishes, mechanical and electrical.  At this time a site has not been identified and for the 
purposes of this estimate the building is assumed to be developed on a Green Field Site. The 
cost estimate should be considered as part of the site selection process. The determination of 
the foundation system will be further defined as the site is confirmed and design progresses 
and additional details are made available. 

 
The Permanent Collection Storage is costed as a separate item, from the overall space list, 
since there has been discussion of a possible shared off-site collection storage facility being 
developed. However, at this stage it is assumed that the Permanent Collection Storage will be 
provided on-site. 
 
It is noted that an auditorium is not included in the space list, since the assumption is that the 
new AGM will be developed in a downtown location and that the AGM will arrange to use 
existing lecture theatre and performance spaces available in the central core for programming 
that requires this type of facility, as it does now.  
 
 

6.2.2 GROSSING FACTOR 

A cost of $150/sf is assigned to the 50% grossing factor, which accounts for the interior and 
exterior walls, mechanical spaces and circulation. 
 
 

6.3 CAPITAL COST SUMMARY 

The Class D capital cost estimate for the recommended space list for the AGM is$19.8 million 
at $610/sf. 
 
The estimate for collection storage facilities is provided as a separate figure, so that if an off 
off-site facility is a possibility, this information is available. The collection storage facility is 
estimated at $1.15 million (average of $383/sf for 3,000 gross sf). It is assumed that the new 
building option would have the capacity to provide collections storage on-site if desired,  
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Class D Cost Estimate Summary 
 
Refer to Appendix B for the CB Ross detailed Cost Estimates.  
 

Zone Breakdown 

Minimum 
Recommended 

Space List = 

Class D Cost Estimate – 
Recommended Space 

List 
net 
sqft 

net 
sqm $/sf $ 

Total Zone A 5,495 511 $627 $3,445,500 

Total Zone B 8,500 790 $1,429 $12,150,000 

Total Zone C 2,800 260 $346 $970,000 

Total Zone D 4,855 451 $334 $1,622,525 

Total NOFA 21,650 2,011 $840 $18,188,025 

Grossing Factor 10,825 1,006 $150 $1,623,750 

Total GFA 32,475 3,017 $610 $19,811,775 

 
 

Permanent Collection 
Storage for Independent 
Building Scenario 

Minimum 
Recommended 

Space List 

Class D Cost 
Estimate – 

Independent Bldg 
net 
sqft 

net 
sqm $/sf $ 

AGM Permanent Collection 
Storage 

2,000 186 $500 $1,000,000 

Grossing Factor 50% 1,000 93 $150 $150,000 

Total GFA 3,000 279 $383 $1,150,000 

 
 
The Total Cost Estimate is: $21,000 rounded. 
 
Recommended Space List:  $19,811,775 
Collection Storage:    $1,150,000 
Total:   $20,961,775 
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7. KEY ASSUMPTIONS AND ATTENDANCE, 
OPERATING REVENUE AND EXPENSE 
PROJECTIONS

This chapter sets out a series of approved assumptions associated with the future Art Gallery 
of Mississauga (AGM) that emerge from consultant recommendations and client direction. 
The assumptions and the analyses in the previous chapters help to guide our projections of 
attendance, operating revenues and expenses also set out in this chapter.  
 
 

7.1 KEY ASSUMPTIONS 

The key assumptions are as follows. 
 
 

7.1.1 SITE AND SPACE  

1. Although it is possible for an alternative self-standing site for the AGM to emerge in the 
future, this study assumes the site will be in the City Centre area. This general City Centre 
location enables a purpose-built new facility specific to the needs of the AGM and offers 
excellent visibility and access to and from Celebration Square, the Central Library, Civic 
centre, Living Arts Centre, Square One and other commercial and residential opportunities 
nearby.  

2. No additional parking is assumed to be specifically for the AGM. Rather visitors will have 
access from the underground parking that is already in the City Centre area.  

3. The building size is assumed to be 23,660 net square feet (nsf), translating to 32,475 
gross square feet (gsf), a figure that is used to help calculate building occupancy cost 
projections. The exhibition gallery space is assumed at 8,500 nsf. This figure is helpful for 
estimating attendance levels.  
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4. Among spaces important to revenue generation is the 1,200 nsf lobby, which may be linked 
to a 1,200 nsf multipurpose space for larger rentals of up to 120 persons seated at round 
tables and 240 persons for receptions. Also available for rental is a 600 nsf 
orientation/film screening room. The other major revenue centre is a small café integrated 
with a retail store each assumed at 600 nsf but which combine for a 1,200 nsf space.  

5. Both on-site and off-site collection storage has been assumed. The on-site collection 
storage is assumed at 800 nsf for temporary exhibitions while off-site collection storage is 
assumed at 3,000 nsf in a lower cost off-site facility to be constructed and owned by the 
Museum/City of Mississauga.  There will thus be no rental costs associated with either the 
Gallery or the collections storage facility. 

 
 

7.1.2 COLLECTIONS AND VISITOR EXPERIENCE  

Specific recommendations/assumptions are as follows: 

6. It is assumed that the moratorium on collecting is lifted, whether through purchase or 
donations, and that the collections storage facility will be in place in advance of the 
opening of the new AGM facility.  

7. More of the permanent collection will be on display. This boosts the likelihood of donated 
income from collections donors appreciative their collections are on public view. 

8. The largest space allocation is for temporary galleries that will include traveling exhibitions 
from other institutions, curated shows from the AGM collection, a temporary gallery 
focused on the cultural diversity of the region and a digital practice/lens base gallery in 
which digital art and photography will be displayed. Larger spaces with much more on view 
will enhance the visitor experience and the likelihood of repeat visits and memberships.    

9. An increased variety of art classes and workshops will be available for all age and skill 
levels. This reflects introduction of a multi-purpose classroom. Flexible space will 
accommodate classes and workshops in a range of artistic disciplines. Classes will take 
place all day and potentially in the evenings depending on market demand. Studio 
opportunities will continue to be avoided to avoid competition with the Living Arts Centre 
and Visual Arts Mississauga. 

10. Periodic requirements for lectures, films and performance art will be met through further 
collaboration with the Central Library regarding the use of its auditorium and with Visual 
Arts Mississauga.  

11. In 2012 the AGM began to shift direction to better represent the social fabric of 
Mississauga. This will continue to include a greater degree of emphasis on exhibitions and 
programs to offer strong appeal to communities that reflect the social fabric of 
Mississauga and should help to boost attendance and membership levels. 

 
 

7.1.4 CAPITAL COSTS, ENDOWMENT AND FUNDING SOURCES 

12. At this pre-design stage, the all-in total capital/project cost for the new Art Gallery of 
Mississauga is estimated at about $19.8 million. The 3,000 gsf off-site collection storage 
facility is assumed at $1.15 million. The combined capital cost is therefore a rounded $21 
million. 
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13. No endowment has been assumed as part of the capital campaign for the new AGM.  

14. The funding sources for the new AGM are assumed to be a combination of funding from 
government and private sources. The City contribution of City Centre land will be part of 
the government contribution. The key assumption for the purposes of the operating 
projections in this chapter is that the capital campaign will be successful and the building 
opened. 

 
 

7.1.5 GOVERNANCE AND STAFFING  

15. The Art Gallery of Mississauga will continue to operate as a public, not-for-profit, 
sponsored primarily by the City of Mississauga but also by the Ontario Arts Council, the 
Canada Council for the Arts, the Ontario Trillium Foundation, private citizens and its 
members. The governance and name of the Gallery are not assumed to change.  

16. The following table indicates the 2012 staff of the AGM, expected positions later in 2013 
and the assumed staffing levels at the opening of the new facility. The table indicates an 
assumed staffing growth from the current 4.6 full-time equivalent (FTE) positions to an 
expected 7.5 FTE in 2013 growing to 14.1 FTE positions at the opening of the new facility. 
As seen in Chapter 2, the FTE totals for other comparable art galleries are 16.7 for the 
McLaren Art Gallery in Barrie, 11.6 for the McLaughlin Gallery in Oshawa, and 14.0 FTE for 
the Varley Gallery in Markham. 

17. One of the important new positions will be a Business Manager responsible for retail, café, 
rentals and other revenue generation as well as for the marketing of the AGM. 

18. It is assumed that in advance of the new facility the volunteer, docent and intern programs 
will all be reanimated, which will be part of the responsibilities for an Assistant 
Engagement Officer. The Engagement Officer title is from a program in 2012 and reflects 
responsibilities for educational and public programs, including initiatives to better reflect 
the social fabric of the city. 

19. An emphasis on Social Media – Communications has helped to boost attendance levels, 
and the time allocation to it has been increased and the job description also includes the 
membership program.   

20. Janitorial and maintenance are assumed to continue to be in-kind services provided by the 
City of Mississauga. 

21. With a focus on rentals business during evening hours an allocation of additional staff time 
is required to provide security and janitorial services for evening rentals and other non-
AGM events. This has led to an estimated FTE allocation for weekends and evenings. 
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Position FTE 
 Actual Positions in 2012
Executive Director 1.00
Curator/Education Manager 1.00
Operations Manager 1.00
Accountant 0.20
Social Media/Reception 0.20
Reception 1.20
2012 Staffing Levels 4.60
 Expected Positions in 2013
Director/Curator 1.00
Marketing/Development Officer 1.00
Assistant Curator 1.00
Engagement Officer 1.00
Operations Manager 1.00
Accountant 0.30
Social Media/Web Designer 0.20
Reception 2.00
2013 Staffing Levels 7.50
Assumed Positions in New Facility
Executive Director (includes development responsibility) 1.00
Creative Director/Curator 1.00
Assistant Curator (includes registrar, preparator responsibilities) 0.50
Engagement Officer (public and education programs) 1.00
Assistant Engagement Officer (also includes bookings, 
volunteer coordination, docent and intern program)

0.50

Business Manager (includes retail, café, rentals, other revenue 
generation and marketing)

1.00

Social Media/Web Designer/Membership 0.60
Operations Manager (facilities, security, finance, HR) 1.00
Accountant 0.50
Janitorial/Maintenance (provided by City) 0.00
Security 3.00
Reception/Retail + Café Sales (supported by volunteers) 2.00
Weekend/Evening Allocation (supported by volunteers) 2.00
Total Assumed FTE in New Facility 14.10
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7.1.6 OPERATIONS/MARKETING  

Recommendations/assumptions are presented here regarding the AGM operating schedule, 
admission charges, revenue centres and other operational and marketing opportunities.  
 
 
7.1.6.1 Operating Schedule 
22. At present the AGM public operating hours are 10 am to 5 pm hours daily during the week, 

but with an extension to an 8 pm closing on Thursday evenings. Current weekend hours 
are from noon to 4 pm. We recommend/assume no changes to weekday hours but an 
increase in Saturday hours from 10 a.m. to 5 p.m. to be more consistent with the hours of 
the Central Library nearby. Also assumed are hours from noon to 5 p.m. on Sundays to 
offer a consistent daily closing time with the exception of Thursday openings to 8 p.m.  

23. Closing at 5 p.m. is assumed to offer adequate time to transition the space for evening 
rentals beginning as early as 6 p.m. 

24. As discussed in Chapter 3, art galleries/museums have greater challenges in attracting 
children and school groups. To help the AGM attract larger numbers of school groups we 
recommend/ assume the opportunity for a period of “exclusive school use” before 10 a.m. 
on weekdays if booked in advance.  

25. Existing and recommended/assumed hours are summarized in the following table. 

 
 Existing Open Hours Assumed Open Hours 
Monday, Tuesday, 
Wednesday, Friday 

10 - 5 10-5 

Thursday 10-8 10-8 
Saturday  12-4 10-5 
Sunday 12-4 12-5 

 
 
7.1.6.2 Admissions 
26. The AGM is assumed to continue to offer free admission. Sponsorship will be sought to 

help offset costs associated with the free admission.   

27. The Museum will have at least two interactive admission donation boxes in which visitors 
will be encouraged by the “suggested admission” of $5.00 per person to donate. The 
boxes will emphasize that donations help the AGM to offer free admission to those who 
cannot afford it. Interactivity can be created if an artist is able to volunteer to create 
donation boxes that respond mechanically or electronically to donations.  
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7.1.6.3 Revenue Centres 
Recommendations/assumptions associated with various revenue centres are set out here.  
 

7.1.6.3.1 Retail and Cafe 

28. The existing AGM has no retail or food opportunity of its own but nearby is the C-Café 
owned by the City of Mississauga, which provides catering services to the AGM. The 
assumption for the future AGM is for a 600 nsf retail store to be operated by staff and 
volunteers and integrated with the 600 nsf café and reception to allow for staffing 
efficiencies and the type of atmosphere found in commercial bookstores that integrate 
coffee shops. 

29. The store will feature a retail product line of collection-related and other books and 
journals, reprints, as well as lower cost souvenir type items that reflect the AGM brand.  

30. The café will have a limited food and beverage menu involving pre-packaged sandwiches, 
salads and desserts as well as soft drinks, juices, tea and coffee.  

 

7.1.6.3.2 Rentals/Fundraising 
 
Rental of spaces for functions and other events is the fastest growing revenue centre for 
museums/galleries and most new facilities are being designed to maximize income from this 
source. Among the various types of museums art galleries are the most successful in 
generating income from rentals because they offer the “class” and prestige often sought by 
corporate and other renters. Rental opportunities using lobbies during evening hours when 
museums are usually closed creates a very efficient use of the space. Some art galleries have 
developed other spaces to enable rentals to take place during museum open hours but this has 
not been recommended or assumed for the new AGM because such spaces tend to be unused 
for long periods of time and add to the capital and operating cost burden of a project.  

31. Evening facility rentals will be a primary objective to help generate revenue for the new 
AGM. As discussed earlier the entrance hall and multi-purpose space may be combined for 
a round table seated rental of up to 120 persons or 240 reception style. Using only the 
lobby would lead to a capacity half those numbers. Also available is the orientation/film 
theatre, which can accommodate up to 60 persons seated in rows.  

32. The AGM will designate a short-list of preferred caterers to have near exclusive rights to 
events, with opportunities for other caterers for special circumstances like kosher or other 
specialty foods. It is assumed the caterer will have access to kitchen facilities and pay a 
commission to the AGM.  

33. It is assumed the AGM will continue to have annual fundraising events such as the current 
Annual Auction and the Fall Artist Fundraiser.    

 

7.1.6.3.3 Membership 
 
There are essentially two main motivations for membership. The most common, particularly 
for the lower level membership categories such as family, individual and student, is value for 
money spent in unlimited free admission, discounts on retail purchases, programs and rentals. 
However, when admission is free, there is a greater need for discounts for those motivated by 
value for money spent.   
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A second motivation is a love of the institution and what it represents or else civic pride. These 
persons tend to become upper level members, in categories with names like patron, sustainer, 
benefactor, etc. and are easier to transition to donor categories. Upper level members receive 
tax receipts and often guest passes, discounts on space rentals and other benefits that vary by 
level.  At the AGM the upper level categories are Friends ($150) and the Curator’s Club 
($250). These categories account for 30 of the current 218 memberships and are assumed to 
continue to grow.  

34. Taking into account continued free admission, but other benefits of membership in a larger 
facility, as well as the additional staff resources allocated to membership, the membership 
charges in all categories will be increased. 

 
 
7.1.6.4 Marketing 
The best form of marketing is the product or visitor experience itself as it leads to favourable 
word of mouth. Larger and improved facilities in the new building featuring high quality 
exhibition space and enhanced public and educational programs and continued free admission 
should all help to boost attendance at the new AGM and thus exposure to revenue centres. 
Nonetheless additional marketing expenditures and other initiatives will also be required. For 
example, it is recommended/assumed that:  

35. The AGM marketing budget will increase to help boost awareness and attendance levels 
and exposure to revenue centres, but free admission will help to control costs. 

36. The AGM will continue its successful focus on social media to communicate the 
opportunities available to visitors. This will continue to be in addition to specific direct mail 
for members and special events. 

37. A weekday afternoon strategy to target seniors and bus tours will be introduced. A 
weekday afternoon strategy recognizes that weekend days are peak periods for family 
visits, while weekday mornings are when school groups are most likely to attend. Weekday 
afternoons are commonly slower attendance periods. The market segments for which 
weekday afternoons are particularly convenient are seniors and bus tours, which include 
more women than men.  

 
7.1.6.5 Other Assumptions 
38. For the purposes of these projections it is assumed that the new AGM facility will open to 

the public in the year 2020. 

39. The AGM currently pays for internal repairs and maintenance and insurance but no other 
building occupancy costs. At present, costs associated with heat, light and water are 
provided without charge by the City, which also pays for security systems. It is assumed 
that in a separate building the AGM will be responsible for payment of all building 
occupancy costs.  

40. Collections acquisitions are assumed to be by donation of works of art of restricted funds 
allocated to collections acquisition. The operating budget does not include an allocation for 
this item. 

41. The AGM will not be responsible for payment of any property taxes.  

42. The project will be free of debt and there would consequently be no annual outlay for debt 
service payable by the AGM.  
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43. The new AGM will be a LEED Gold or equivalent building and the higher than average 
energy efficiency will help to control utilities costs. 

44. All revenue and expense projections will be stated in year 2013 constant dollars, thus a 
specific inflation factor is not included in our estimates. However, some revenues and 
expenses tend to increase at a higher rate than the rate of inflation. For example, staff 
compensation levels (salaries, wages, benefits and taxes) will be projected to grow on an 
annual basis by 0.5% above whatever the inflation rate is each year.  

 
It must be noted that financial projections are subject to the inherent uncertainties of the 
future. There is no representation that the projections will be realized in whole or in part. 
However, taking the assumptions into account and based on the scope of our work, we believe 
the projections set out below are reasonable. 
 
 

7.2 ATTENDANCE, OPERATING REVENUE AND EXPENSE PROJECTIONS  

This section sets out projections of attendance, operating revenues and expenses for an 
expanded and relocated Art Gallery of Mississauga (AGM) in its first three years of operation. 
The projections are based on the Contextual, Comparables and Market Analyses in Chapter 2, 
the assumptions emerging from the other chapters summarized above as well as the judgment 
and experience of the consultants.   
 
All revenue and expense figures are in constant 2013 dollars. However, some revenues and 
expenses, including staffing costs, are estimated to increase at a rate above whatever the 
prevailing rate of inflation is. These are indicated where applicable. The projections build upon 
a base level that combines actual figures for 2011 and 2012. In most cases the mid-point figure 
of 2011 and 2012 has been used as the base level but in some cases the 2012 figure was judged 
to be more indicative of future performance. 
 
 

7.2.1 ATTENDANCE PROJECTIONS 

Attendance levels at art galleries will vary in large part on the basis of the specific exhibitions 
to be offered, which of course cannot be known at this time. To help project attendance we 
have used various benchmarks and applied judgment. It must be emphasized that in order to 
estimate the number of visitors likely to attend the future Art Gallery of Mississauga (AGM) 
the first step is a reasonable definition of who would or would not be defined as a visitor. For 
the purposes of this analysis a visitor is someone who will attend an exhibition or program 
within the AGM, including those who attend evening rentals. This definition excludes persons 
who only use the gift shop/café or who are served on outreach programs. It also excludes staff 
and volunteers, service and delivery people and those who access the Gallery through the 
internet.  
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7.2.1.1 Benchmarks Used for On-Site Attendance Projections 
The benchmarking data detailed in Chapter 2 help to establish parameters for the attendance 
projections. These lead to a variety of ratios, and while each has its weaknesses, all have been 
used to either help create attendance benchmarks or to help guide our judgment. It must be 
noted that comparing attendance levels is inherently risky since there are a variety of 
definitions of what constitutes a visitor.  
 

7.2.1.1.1 Extrapolation from Base Level Figures of the AGM  
 
The attendance figures for the existing AGM cannot be comparable to what is being planned 
for the expanded and relocated new AGM facility but it is nonetheless useful to consider an 
extrapolation based on existing attendance per net sq. ft. (nsf) of exhibition space.  
 
The AGM reported 19,108 annual on-site6

 

 visitors in 2012, which is substantially higher than 
the 12,315 reported the previous year in large part due to the success of social media in 
reaching potential visitors. Using the 2012 figure as the base level as more indicative of future 
performance and 2,894 square feet of exhibition space translates to about 6.60 visitors per nsf 
of exhibition space. The assumption for the future AGM is for a total of 8,500 nsf of exhibition 
space. Applying the 6.60 visitors per nsf ratio to the new AGM it suggests a rounded 56,100 
on-site visitors in a stabilized attendance year, assumed to be Year 3.     

7.2.1.1.2 Extrapolation from Visual Arts Experience of Living Arts Centre 
 
The Living Arts Centre is known for its performing arts but also offers art exhibitions. It 
attracted 7,600 visitors based on free admission in 1,500 nsf space devoted to largely local 
and student works which tend to be most popular with friends and relatives. The ratio of 
visitors per nsf of exhibition space is 5.07. Applied to the assumed 8,500 nsf of exhibition 
space at the future AGM suggests an annual attendance total of about 43,100. 
 

7.2.1.1.3 Benchmarks from Art Galleries Surveyed by CBAC  
 
The survey of 39 Canadian art galleries by the Council for Business and the Arts (CBAC) 
summarized in Chapter 2.1.1.2 leads to a ratio of 4.13 visitors per square foot of exhibition 
space. Applying this figure to the 8,500 net sq. ft. of exhibition space for the new AGM 
suggests a rounded attendance total of about 35,100 visitors. 
 

7.2.1.1.4 Benchmarks from Seven Selected Canadian Art Galleries   
 
As discussed in Chapter 2.2, among the 39 art galleries surveyed by CBAC are seven selected 
for a greater level of comparability to the AGM and Mississauga on the basis of their suburban 
or small city locations near large cities. These are:   

• Burnaby Art Gallery, British Columbia 

• MacLaren Art Centre, Barrie, Ontario 

• McLaughlin Gallery, Oshawa, Ontario 

                                                           
6 The AGM reported 7,070 off-site visitors in 2012. 
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• McMichael Canadian Collection, Kleinburg, Ontario  

• Musee d’art de Joliette, Quebec 

• Richmond Art Gallery, British Columbia 

• Varley Gallery, Markham, Ontario 

 
Among attendance ratios emerging from these examples are the following points: 

• Visitors per Net Sq. Ft. Exhibition Space Applied to the AGM: The average and median 
figures of visitors per net square foot of exhibition space are 5.53 and 6.14, respectively, 
with the mid-point at 5.84. Applying this figure to the assumed 8,500 net sq. ft. of 
exhibition space for the AGM indicates a rounded attendance of about 49,600.  

• Visitors per Thousand City Population Applied to AGM: The data here indicate average 
and median figures of 229.11 and 213.38, respectively with the mid-point at 221.25. 
Applying this figure to the 2011 population of Mississauga (713,450) leads to an 
attendance estimate of about 157,800, reflective of the substantially larger population of 
Mississauga relative to the other communities compared. However this figure is clearly too 
high relative to, for example, the McMichael Canadian Collection, which reported about 
98,000 visitors, although based on charged admission. 

 
It is clear that in considering the other ratios the population ratio above is less reliable than the 
exhibition space ratio. We have therefore used judgment to give the exhibition space ratio 
double the weight of the population ratio to result in an attendance estimate emerging from 
the seven selected comparables of about 85,700 visitors to the AGM in a stabilized year of 
operation.  
 

7.2.1.1.5 Averaging of Figures from the Benchmarks  
 
There is clearly no single simple formula that leads to accurate attendance projections and so 
the figures that emerge from the various ratios vary widely. The table below indicates that 
once all the estimates are averaged, attendance at the Art Gallery of Mississauga would be in 
the range of 55,500 visitors in a stabilized year of operation, including persons attending on-
site exhibitions, programs, events and evening rentals. This appears to be within a reasonable 
range. 
 

Benchmarking Method Attendance 

Extrapolation from Existing Data for AGM 56,100 
Extrapolation from Visual Arts Experience of Living Arts Centre 43,100 
Benchmarks from 39 Art Galleries Surveyed by CBAC 35,100 
Benchmarks from Seven Selected Canadian Art Galleries  85,700 
Average from Benchmarks (rounded) 55,500 
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7.2.1.2 Factors Suggesting Higher or Lower Attendance Projections for AGM 
The ratios above suggest an attendance range in a stabilized year of operation (Year 3) at 
about 55,500 visitors to the Art Gallery of Mississauga. However, as previously referenced, 
each of the methods above has its limitations and weaknesses. The following points represent 
factors that suggest actual attendance levels will be either higher or lower than indicated in the 
various ratios and thus help to guide our judgment:  

• Free/Suggested Admission: Free/suggested admission despite a larger, better quality 
facility should help to boost attendance levels above ratios above that emerge from the 
experience of museums offering both charged and free admission.  

• Wider Access: Increased weekend operating hours, exclusive school group access before 
10 a.m., a weekday afternoon strategy, and especially an even greater degree of emphasis 
on exhibitions and programs to offer strong appeal to specific ethnocultural communities 
should help to boost attendance levels.  

• Larger and Better Quality Rentals Spaces will Boost Evening Rentals 
Attendance/Business: Art galleries/museums tend to be the most successful museum 
type in generating evening rentals business. This should increase substantially for the 
AGM in a new facility. 

• Substantial Population Growth in City Centre Area: The AGM is already in the City 
Centre but a growth in the population in the City Centre area from 30,000 to 71,000 by 
2031 is positive.  

• Educational and Income Market Indicators: The demographic data in Chapter 2 indicate 
higher levels of educational attainment and income for Mississauga residents. It is persons 
with higher levels of educational attainment and income who are more likely to attend 
museums in general and art galleries in particular. 

• Larger Staff and More Substantial Marketing Expenditures: An assumption of an 
increased staffing level in line with similar galleries and a larger marketing budget should 
combine to increase attendance levels, recognizing that there is a need to limit the size of 
the operating budget, including staffing marketing expenditures to lead to a sustainable 
operation.  

All of these factors are positive and suggest an attendance level in a stabilized year of 
operation that will be higher than indicated in the various ratios. We estimate attendance 
levels in Year 3 at a rounded 60,000 visitors.  
 
 
7.2.1.3 Projected Attendance Patterns and Levels 
We have estimated stabilized Year 3 attendance of 60,000. Virtually all new and 
relocated/expanded museums or galleries experience their highest attendance level in the first 
year. This is because of the novelty factor and the media attention paid to a newly opened or 
reopened attraction, which causes area residents to be more likely to attend. Opening year 
attendance is estimated to be 15% higher because of this phenomenon, or 69,000 annual 
visitors. We have assumed that Year 2 attendance will be slightly lower than Year 3 at 59,000 
given the effect of the higher opening year attendance. 
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The attendance projections are segmented as follows: 

• Attendance by Weekday/Weekend and Design Day Attendance: Most museum-
related institutions report about equal attendance between weekdays and weekends as 
people tend to have more time to visit on weekend days. The AGM reports 70% current 
weekday attendance, largely because of limited weekend hours. We have assumed a shift 
closer to the norm given assumed additional weekend hours, estimating future weekday 
attendance at 60% of the total. This estimate helps to calculate “design day” attendance. 
A design day represents a higher than average day in a higher attendance month that is 
useful in subsequent architectural design because it leads to an estimate of the number of 
people in the building at one time. Since attendance levels at art galleries vary less on the 
basis of season than on the specific exhibitions in place we have assumed only 10% as a 
higher than average attendance month. We also estimate that 30% of daily visitors will be 
in the building at one time. 

• Attendance by Main Market Segment: Chapter 2 sets out our analysis of potential 
markets. Resident market attendance is likely to be highest in the opening year, while 
school and tourist attendance should grow gradually over time.  

 

 
 
 

7.2.2 PROJECTED OPERATING REVENUES  

The projections of operating revenues during the first three years of operation of the new Art 
Gallery of Mississauga (AGM) are set out in the following categories:  

• Admissions (suggested); 

• Membership; 

• Retail/Cafe Sales; 

• Facility Rentals; 

Projected Attendance (rounded) Year 1 Year 2 Year 3 Base Level Year 1 Year 2 Year 3
Projected Total On-Site Attendance 19,108 69,000 59,000 60,000

Attendance by Weekday/Weekend
Weekdays 60% 60% 60% 70% 41,400 35,400 36,000
Weekend Days 40% 40% 40% 30% 27,600 23,600 24,000
Total 69,000 59,000 60,000

 Design Day Calculation
Total Projected Attendance 69,000 59,000 60,000
Total Weekend Attendance 27,600 23,600 24,000
Average Weekend Day Attendance 265 227 231
Weekend Day Attendance in Higher Attendance 
Month (10% above average) 292 250 254
Maximum Number of People in Building at 
One Time (30% of daily total) 88 75 76

Attendance by Main Segment
Residents (Mississauga/Peel) 72% 66% 65% 65% 49,680 38,940 39,000
School Groups 4% 5% 5% 5% 2,760 2,950 3,000
Tourists 24% 29% 30% 30% 16,560 17,110 18,000
Total 100% 100% 100% 100% 69,000 59,000 60,000
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• Public and Educational Programs; 

• Fundraising Events (net); 

• Other Earned Income. 

 
Although a larger facility and operation will require larger financial support from the City and 
other government and private sources it would not be credible to project what those funding 
levels would be. Instead, for the purposes of these projections we have assumed that current 
levels of grant and private support will be maintained for each year projected. This will allow 
the bottom line of the projections to be the annual amount of projected expenses minus 
projected earned income to indicate the amount required from additional government and 
private sources (donations and sponsorships) to break even on operations. We have used 
museum sector averages to indicate a scenario of how much of the additional amount 
required will need to be from the City of Mississauga. 

 
 
7.2.2.1 Admissions (Suggested) 
It has been assumed that the policy of admission by suggested donation will be continued in 
the future new facility. Free/suggested admission will help to attract more visitors and expose 
them to other revenue centres.  
 
In 2012 the AGM reported $1,096 in admissions revenue with a $5.00 suggested admission. 
At 19,108 on-site visitors this translated to 5.7 cents per visitor. This amount should increase 
on the basis of two recommended interactive donation boxes that will also make clear why 
donations are being requested. The larger size and better quality facilities of the AGM will also 
be important motivators to visitors. For the purposes of these projections we estimate 25 
cents per visitor in Year 1, 22 cents in Year 2 and 20 cents in Year 3. Visitors are more likely to 
donate on their first visit. These estimates and assumptions lead to the following projections. 
 

 
 
 
7.2.2.2  Retail/Cafe Sales 
The existing AGM has no retail or food opportunity of its own but nearby is the C-Café owned 
by the City of Mississauga, which provides catering services to the AGM. It has been assumed 
the future AGM will feature an integrated retail store and café totalling 1,200 nsf. Café 
products will be pre-packaged sandwiches, salads and desserts along with various beverages 
that can be handled by the same person(s) selling retail items. The retail/café operation will 
also be integrated with reception.  
 

  

Admission Revenue (suggested)
Base Level Year 1  Year 2 Year 3  

On-Site Attendance 19,108      69,000 59,000 60,000
Admissions Revenue Per Visitor 0.057$      0.250$  0.220$     0.200$    
Total Admissions Revenue $1,096 $17,250 $12,980 $12,000
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As context for the projections the 2009 Museum Store Association Retail Industry Report 
indicated the median for art museums/galleries was $3.00 per visitor and $273 per sq. ft. of 
public retail space. Since the average prices for café items will be lower than the prices for 
retail products the figures for the future AGM will be somewhat lower for this reason. This 
would be especially the case for per square foot figures because part of the space will be used 
for café seating. 
 
Our estimates for retail/café sales are based on $2.00 in Year 1, growing by 2% per year to 
reflect better product and market knowledge over time. These figures take into account sales 
to non-visitors as well as discounts to members.  
 
The assumptions and estimates above lead to the following retail sales projections. (Costs of 
goods sold are included with the expense projections while staffing and other overhead costs 
are included with those expense projections later in this chapter.  
 

 
 
 
7.2.2.3 Membership 
The AGM had 218 memberships in 2012, which generated revenues of $19,595, or $89.89 per 
membership. This relatively high average is because 30 of the memberships are in the upper 
level Friends and Curator’s Club categories. The current annual charge for an individual 
membership is $50 with a family charge of $75. The introduction of the new facility should 
allow the AGM to increase these charges to $60 and $90, respectively. Although relative to 
current membership charges it might be possible to have higher rates, we recommend a more 
modest increase to help avoid elitist perceptions sometimes associated with art galleries. 
 
Continued free/suggested admission will be a limiting factor on membership motivated by 
value for money, although there will be opportunities for members to receive discounts on 
retail/café sales, public programs and facility rentals. On the other hand, the free/suggested 
admission will also motivate more persons and companies to become upper level members in 
support of a policy that avoids denying access on the basis of ability to pay fixed admission 
charges. 
 
Data from other Canadian art galleries in suburban locations or smaller cities near large 
population centres shown in Chapter 2 indicate median and average membership levels of 226 
and 626, respectively. The average is skewed higher by the 2,705 memberships of the larger 
and well-funded McMichael Collection in Kleinburg. As shown in the associated table in 
Chapter 2 median and average memberships per thousand city population range from 1.6 to 
3.4. Taking into account the large size of the Mississauga city population we have used the 
median figure of 1.6 and applied it to the 713,443 population of Mississauga. This suggests 
1,142 memberships. However, we believe this figure is above the high end of a reasonable 
range.   
 

Retail/Café Sales Base Level Year 1 Year 2 Year 3
Total Size of Retail /Café Space 1,200 1,200 1,200
Total On-Site Attendance 69,000 59,000 60,000
Sales per Visitor $2.00 $2.04 $2.08
Total Sales $0 $138,000 $120,360 $124,848
Sales Per Sq. Ft. $0.00 $115.00 $100.30 $104.04
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Based on the foregoing and our judgment and experience we estimate 800 memberships in 
Year 1, declining to 700 in Year 2 and 710 in Year 3 to follow projected attendance patterns. 
We estimate membership revenue per membership of $75 in Year 1, with a growth of about 
2% per year during the other years projected to reflect success in shifting lower level members 
to upper level membership categories. These estimates lead to the following projections.  
 

 
 
 
7.2.2.4 Facility Rentals  
Art galleries/museums are the most successful type of cultural institution in being selected for 
corporate and other functions. And often because of their “classy” nature they are able to 
charge more than similar sized venues. The existing AGM has very little space to be able to 
offer rental opportunities but nonetheless generated $1,330 in 2012 and $1,990 the previous 
year. We have used the mid-point of $1,660 as the base level. 
 
Rental opportunities will be available in the entrance hall/lobby and multi-purpose space, 
which may be combined for 2,400 nsf and allow for a seated rental of up to 120 persons or 
240 reception style. Using only the lobby would lead to a capacity half those numbers. Also 
available is the orientation/film theatre, which can accommodate up to 60 persons seated in 
rows. 
 
Based on the interviews conducted and the experience of other art galleries/ museums we 
have estimated revenues based on 60 major rentals in the opening year, growing to 65 in Year 
3. We estimate net average income of $1,800 per major rental in Year 1, including a 
commission on catering, with income increasing by 1% above inflation per year. We also 
estimate smaller rentals at 30% of the income from major rentals. These estimates lead to the 
following projections.  
 

 
 
 
7.2.2.5 Public and Educational Programs 
Public and educational programs generated about $1,820 for the AGM in 2012 compared to 
$2,897 the previous year. We have established the base level at the mid-point or a rounded 
$2,360. The revenue is primarily from outreach as the existing Gallery has inadequate space to 
offer on-site programming opportunities. 
 

  

Membership Base Level Year 1 Year 2 Year 3
Total Memberships 218 800 700 710
Average Revenue per Membership $90 $75 $77 $78
Total Revenue $19,595 $60,000 $53,550 $55,401

Rentals Base Level Year 1 Year 2 Year 3
Major Rentals per Year 60 62 65
Average Net Income per Major Rental $1,800 $1,818 $1,836
Total Revenue from Major Rentals $108,000 $112,716 $119,352
Income from Smaller Rentals $32,400 $33,815 $35,806
Total Combined Revenues $1,660 $140,400 $146,531 $155,157
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It has been assumed that in addition to outreach there will be an increased variety of art 
classes and workshops for all age and skill levels. However, studio programs have not been 
assumed to avoid competition with the Living Arts Centre. The AGM is also assumed to 
increase its focus on generating income from registered and other potential programs like 
summer art camps but other program opportunities will be free. As is common and shown 
later in this chapter, the direct costs of offering public and educational programming will 
continue to exceed the revenues generated.  
 
Our estimates of revenues from public and educational programs are that they will increase on 
the basis of the approximate percentage increase in attendance over the base level figure 
starting in Year 2. Year 1 figures are estimated to be lower to reflect the time required to 
develop and promote the various programs. This leads to the following estimates.  
 

 
 
 
7.2.2.6 Fundraising Events (net) 
The AGM has had successful fundraising events for several years. In 2012, the AGM generated 
net fundraising revenue of $35,377 compared to $29,485 in 2011. For the purposes of 
establishing a base level upon which the projections are based we have used the mid-point or 
$32,431.  
 
It is assumed that in the context of a larger new facility the emphasis on raising funds will 
increase. However, it is assumed that donor fatigue after the capital campaign will limit the 
funds raised in the opening year of the new AGM but that this effect will last only one year. 
Our estimates are as follows.  
 

 
 
 
7.2.2.7 Other Earned Revenue  

There may be opportunities for other earned income in the context of the new facility. The 
main existing source is income shared with Visual Arts Mississauga from the juried show. 
Total revenues categorized by the AGM as Other Earned totalled $6,471 in 2011 and was 
$10,113 in 2012. The mid-point is $8,292. Other earned income sources to be developed by 
management at the time should lead to modest increases in revenue as estimated below. 
 

 
 
 

  

Educational/Public Programming Base Level Year 1 Year 2 Year 3
Total Revenue $2,360 $30,000 $35,000 $40,000

Fundraising Events (net) Base Level Year 1 Year 2 Year 3
Total Revenue $32,431 $50,000 $65,000 $70,000

Other Earned Income Base Level Year 1 Year 2 Year 3
Total Revenue $8,292 $13,000 $14,000 $15,000
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7.2.2.8 Existing Donations and Sponsorships  
In 2012 the AGM received $32,500 from sponsorships and $5,984 from donations for a total 
of $38,484, a substantial increase from the $11,845 generated the previous year. For the 
purposes of these projections we have used the 2012 figures as more indicative of future 
performance. For the purposes of these projections we have assumed that the base level 
amount will continue for each year projected in order to allow the bottom line to be the 
additional amount required from government and private sources to break even. Therefore, 
$38,484 in existing donations and sponsorships has been assumed each year. 
 
 
7.2.2.9 Existing Governmental Support 
In 2012 the AGM received a combined $379,474 from a combination of municipal, provincial 
and federal sources, of which about 83% or $316,000 was from the City of Mississauga. In 
2011 the combined total from all government sources was $335,884. We have used the 2012 
figure as indicative and therefore used as the base level. Assuming $379,474 allows the 
bottom line to be the additional amount required from grant and private sources to break even.  
 
 

7.2.3 PROJECTED EXPENSES  

There are eight categories of projected operating expenses for the planned Art Gallery of 
Mississauga (AGM). These are: 

• Salaries, Wages and Benefits; 

• Building Occupancy Costs; 

• Exhibitions; 

• Educational and Public Programming; 

• Conservation/Curatorial; 

• General and Administrative; 

• Marketing; 

• Retail/Cafe Cost of Goods Sold. 

 
Analyses, key assumptions and projections for each follow. The figure for the total operating 
budget in 2012 excludes the cost of this planning study as not representative of operating 
costs for each year projected. 
 
 

  



ART GALLERY OF MISSISSAUGA 
Facility and Business Planning Study - Final Report 

 

Lord Cultural Resources   102 

7.2.3.1 Salaries, Wages and Benefits  
The largest operating cost of any museum-related institution is staffing, generally accounting 
for 40-60% of the total operating budget. In 2012 staffing costs of $248,860 accounted for 
about 56% of the total $441,273 operating budget, excluding the cost of this planning study. 
Projected staff levels are expected to increase in 2013, as assumed above but the 2012 figure 
has been used as the base level upon which the projections are built because salaries and 
wages do not tend to decline. Gallery paid benefits and taxes were about 19% of salaries and 
benefits and this percentage is assumed to continue in the new facility. 
 
The following table starts with a base level of 4.6 FTE positions and then adds the positions 
assumed at opening of the expanded and relocated AGM to total 14.1 FTE. Some existing 
positions have been expanded and others re-titled. Although all revenues and costs are in 2013 
constant dollars we have estimated that staffing costs will exceed the prevailing rate of 
inflation by an average of 0.5% per year during the three-year period projected. For the 
purposes of these projections we have assumed the new AGM will open in 2020 and have 
thus added a 3.5% increment to account for the time until then. And taking into account that 
confidential salaries for existing AGM staff are much lower than common for a larger city art 
gallery we have added a 5% increment to the base level to take into account increased 
responsibilities in the new facility. 
 
These estimates and assumptions lead to the following staffing costs.  
 

 
 
 
  

Position FTE 

Base Level 
Salary per FTE 

(2013$ rounded) Year 1 Year 2 Year 3
Existing Staffing and Salaries and Wages 4.60 $219,000 $226,665 $227,798 $228,937
5% Increment for Higher Salaries for Existing Staff in New Facility $229,950 $237,998 $239,188 $240,384
Additional Positions
Assistant Curator 0.50 $35,000 $18,113 $18,203 $18,294
Engagement Officer 1.00 $60,000 $62,100 $62,411 $62,723
Assistant Engagement Officer 0.50 $35,000 $18,113 $18,203 $18,294
Business Manager 1.00 $70,000 $72,450 $72,812 $73,176
Social Media/Web Designer/Membership (existing 0.2 FTE) 0.40 $35,000 $14,490 $14,562 $14,635
Accountant (existing 0.2 FTE) 0.30 $60,000 $18,630 $18,723 $18,817
Security 3.00 $30,000 $93,150 $93,616 $94,084
Reception/Retail/Café Sales 2.00 $20,000 $41,400 $41,607 $41,815
Evening/Weekend Allocation (existing 1.2 FTE) 0.80 $20,000 $16,560 $16,643 $16,726
Total Additional Salaries and Wages 9.50 $355,005 $356,780 $358,564
Benefits for Existing and Additional Staff (@ average of 19% ) $67,451 $67,788 $68,127

TOTAL STAFF COSTS 14.10 $248,860 $660,454 $663,756 $667,075
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7.2.3.2 Occupancy Costs 
Occupancy costs are defined to include all costs, excluding salaries, associated with building 
repairs and maintenance, utilities (gas, electricity, and water), security systems and building 
insurance. The Art Gallery of Mississauga within the City Hall building did not pay for utilities 
and security costs. All AGM occupancy costs were for internal repairs and maintenance and 
insurance. These costs totalled $28,977 in 2011 and were $23,974 in 2012 to reflect lower 
repair costs that year. For the purposes of these projections we have used the mid-point of 
$26,476 as the base level.  
 
Generally occupancy costs for museums/galleries range between $6.00 and $8.00 per gross 
sq. ft (gsf). The existing AGM is 4,628 nsf or 6,317 gsf. The base level occupancy cost figure 
applied to the 6,317 gsf space translated to $4.19 per gsf. In a separate building the new AGM 
will be responsible for all of its occupancy costs. However, as a new, purpose-built and energy 
efficient facility there should be less than average utilities and repairs and maintenance costs, 
especially during its initial year of operation.  
 
We estimate in the new 32,475 gsf Art Gallery of Mississauga that occupancy costs will be a 
stabilized $6.75 per gross sq. ft. of space in Year 3, with lower costs in the opening year at 
$6.00 due to warranties and fewer repairs and an increase to $6.50 per gsf in Year 2.  
 
It has been assumed that the Art Gallery of Mississauga will own and operate a 3,500 gsf off-
site collection storage facility that will be opened at the same time or before the new AGM 
facility is opened. Since it will not be open to the general public and repairs and maintenance 
costs will be limited we have estimated annual operating costs at $5.00 per gross square foot. 
These estimates and assumptions lead to the following projections. 
 

 
 
 
7.2.3.3 Exhibitions  
Non-staff exhibitions expenses associated with permanent and temporary exhibitions include 
such items as exhibition design and construction, graphic design and production, loan fees, 
contract registrars, framing and exhibition furniture. These costs vary by specific exhibition. 
Moreover, since every exhibition has its own challenges, there will be instances where an 
exhibition budget is expected to cover additional insurance, security, conservation or another 
requirement.  Exhibitions costs totalled $125,518 in 2011 and were $83,891 in 2012. For the 
purposes of these projections we have assumed the mid-point of $104,705. At 2,894 nsf of 
exhibition space this translated to $36.18 per square foot. Assuming the same exhibitions 
expenditure per square foot the growth in exhibitions space to 8,500 nsf suggests an 
exhibition cost of about $308,000. However, costs per square foot tend to decline in larger 
spaces, particularly with more opportunities to display from the permanent collection.  

Occupancy Costs Base Level Year 1 Year 2 Year 3
Size of Main Building (gross sq. ft.) 6,317 32,475 32,475 32,475
Costs per Sq. Ft. $6.00 $6.50 $6.75
Occupancy Costs for Main Building $194,850 $211,088 $219,206
Size of Collections Storage Facility (gsf) 3,500 3,500 3,500
Costs per Sq. Ft. $5.00 $5.00 $5.00
Occupancy Costs for Storage Building $17,500 $17,500 $17,500

Total Occupancy Costs $26,476 $212,350 $228,588 $236,706
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On the other hand there may be expectations in a new facility for higher cost temporary 
exhibitions. For the purposes of these projections we have estimated exhibition costs at $35 
per square foot in Year 1, increasing to $36 in Year 2 and $37 per square foot in Year 3.   
 
Our estimates for non-staff costs associated with permanent and temporary exhibitions are as 
follows:  
 

 
 
 
7.2.3.4 Educational and Public Programming  
These costs include non-staff expenses associated with educational and public programs. 
Expenses cover a wide range of items specific to the nature of each program. These may 
include honoraria, talent, refreshments, special equipment and furniture rental, contract 
personnel, rights clearance for films/music and audio-visual services. It is not expected that 
every program will incur all of these expense types.  Noteworthy is that costs for offering 
public and educational programs exceed the revenues that may be generated from them 
because offering such programs is consistent with the mission of the institution. 
 
In 2011 the AGM incurred $6,397 in direct, non-staff expenses associated with educational 
and public programming. Costs grew to $14,888 in 2012. We have used the mid-point as the 
base level figure, or $10, 625. This is about 4.5 times the base level programming revenues and 
is somewhat higher than common 2-3 times range because the existing AGM facility does not 
offer the studio, auditorium, classroom and other spaces needed to generate more income 
from various programs. Plans for the new facility do not include studios to avoid competition 
with the Living Arts Centre but will have classroom, artist in residence and multi-purpose 
spaces to allow for more revenue generation from registered programs, summer camp, etc.  
 
We have estimated that, exclusive of staff salaries, the direct operating costs associated with 
public and educational programs will be twice the projected revenues earned from public and 
educational programs starting in Year 2. Higher costs for purchase of supplies will increase 
costs to three times revenue in the opening year. These estimates and assumptions lead to the 
following projections. 
 

 
 
 
7.2.3.5 Conservation/Collections Care  
Collections care expenses include such items as conservation, storage, collection handling 
supplies and equipment, and photography. The AGM showed no allocation in this category in 
2011 or 2012 but an allocation of $10,000 per year is assumed in the context of the new 
facility.   
 
 

Exhibition Costs Base Level Year 1 Year 2 Year 3
Size of Exhibition Space 2,894 8,500 8,500 8,500
Exhibitions Cost per Sq. Ft. $36.18 $35.00 $36.00 $37.00
Total Costs $104,705 $297,500 $306,000 $314,500

Programming Costs Base Level Year 1 Year 2 Year 3
Total Costs $10,625 $90,000 $70,000 $80,000
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7.2.3.6 General and Administrative 
General and administrative costs generally include office and related supplies, equipment, 
mailing, printing, telephone, travel, conferences, volunteer perquisites, professional services, 
dues and subscriptions, credit card fees, entertainment, and items that do not fit into the other 
expense categories. Based on allocations used by the AGM general and administrative costs 
totalled about $35,814 in 2011 and $36,941 in 2012. Since general and administrative costs are 
very closely related to staffing levels we have used the 2012 figure of $36,941 as the base level. 
These costs were 14.8% of staffing costs, which is in a common range.  
 
For the purposes of these projections we have estimated that opening year general and 
administrative costs will be higher than in subsequent years at 18% of staffing costs to reflect 
initial purchases of supplies. In subsequent years these costs have been estimated at 16% of 
staffing costs. These assumptions and estimates result in the following projections. 
 

 
 
 
7.2.3.7 Marketing 
Assumed marketing staff has been accounted for in the staffing projections. The focus here is 
on non-staff marketing costs, including various types of advertising and promotion. The AGM 
allocated about $11,221 to these costs in 2011 with a growth to $16,830 in 2012, which has 
been used as the base level figure because social media and other marketing initiatives were 
introduced in 2012. At 19,108 on-site visitors in 2012 this translated to $1.14 per visitor and 
3.8% of operating expenses. However, this percentage is of a very low operating budget 
relative to other art galleries referenced in Chapter 2. The norm is a minimum of 5% allocated 
to marketing. As seen in Chapter 2, the average US art museum allocates $2.15 per visitor.  
Taking the marketing power of free admission into account as well as an increased emphasis 
on social media our estimate of needed marketing costs is based on non-staff marketing 
expenditures of $1.50 per visitor in Year 1 and $1.55 in subsequent years. Higher dollar 
expenditures in Year 1 reflect a grand opening celebration. These assumptions and estimates 
lead to the following projections. 
 

 
 
 
7.2.3.8 Retail Cost of Goods Sold 
The cost of retail goods sold is generally in the range of 50-60% of retail sales. The cost of 
goods sold for café items is generally lower, and since the AGM is assumed to have an 
integrated retail/café operation the projections assume cost of goods sold will be at 45% each 
year, leading to the following projections. 
 

 
 
 

General & Administrative Base Level Year 1 Year 2 Year 3
17/15/15% of Staffing $36,941 $112,277 $99,563 $100,061

Marketing Base Level Year 1 Year 2 Year 3
Total Costs ($1.50/$1.55/$1.55 per visitor) $16,830 $103,500 $91,450 $93,000

Retail Cost of Goods Sold Base Level Year 1 Year 2 Year 3
Total Costs (@ 45%) $0 $62,100 $54,162 $56,182
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7.2.4 SUMMARY OF ATTENDANCE AND FINANCIAL PROJECTIONS 

The following table summarizes our projections of attendance, operating revenue and 
expenses for the Art Gallery of Mississauga (AGM) in its opening three years of operation 
assuming a new facility in the City Centre area. Annual attendance levels are projected to be 
about 60,000 visitors in the stabilized Year 3.  
 
The total annual operating budget, in 2013 dollars, is estimated to be in the range of $1.5 to 
$1.6 million compared to a base level operating budget of about $450,000. The projected $1.5 
to $1.6 million is in a range similar to the comparable suburban galleries shown in Chapter 2. 
Earned income levels for the future AGM, which are defined to include fundraising events and 
all memberships, are projected to be in the range of 29-30% of operating revenues. This is also 
within a common range. 
 
Assuming continuation of base levels of government and private income this leaves an amount 
required to break even from additional grant and private sources estimated to be in the range of 
$650,000 to $700,000. If the Art Gallery of Mississauga were to receive no additional funds 
from non-City government or private sources then the City of Mississauga would need to 
allocate in the range of this additional amount annually to support the operating costs of the 
new AGM. The table below indicates two scenarios associated with what the actual level of 
increased City support might be. One scenario emerges from data shown in Chapter 2 that the 
average heritage institution in Canada generates 10.8% of operating income from private 
sources. The table regarding the sources of operating revenue for the seven suburban 
comparable art galleries averaged 10.9% from private/endowment sources. Since few 
Canadian museums or galleries operate with an endowment, a scenario indicating 10% from 
private sources, minus the approximate existing $38,500 in private support, appears 
reasonable. This suggests a rounded additional $110,000 annually in private support. The 
second scenario is that non-City government support will increase by an additional $50,000 
per year over the $63,484 received in 2012 to reflect a larger operating budget. Assuming both 
scenarios, the annual City funding requirement would need to increase by about $500,000 per 
year, bringing the annual City operating support requirement to about $800,000 per year.  
 
The analyses and projections thus confirm that the assumed new Art Gallery of Mississauga 
will lead to substantially higher attendance and earned income and a far better ability to serve 
the residents of and visitors to Mississauga. But it will also mean the need for a higher 
operating budget and additional financial support on an annual basis from government and 
private sources, primarily from the City of Mississauga. 
 



ART GALLERY OF MISSISSAUGA 
Facility and Business Planning Study - Final Report 

 

Lord Cultural Resources   107 

 
 
 

 
 
 
 

 
 

  

Summary of Projections (rounded) Base Level Year 1 Year 2 Year 3 
Base 
Level Year 1 % Year 2 % Year 3 %

Total Attendance 19,108 69,000 59,000 60,000

Revenues
Admissions (suggested) $1,096 $17,250 $12,980 $12,000 0.2% 1.1% 0.9% 0.8%
Retail /CafeSales $0 $138,000 $120,360 $124,848 0.0% 8.9% 7.9% 8.0%
Membership $19,595 $60,000 $53,550 $55,401 4.4% 3.9% 3.5% 3.6%
Rentals $1,660 $140,400 $146,531 $155,157 0.4% 9.1% 9.6% 10.0%
Programs $2,360 $30,000 $35,000 $40,000 0.5% 1.9% 2.3% 2.6%
Fundraising Events $32,431 $50,000 $65,000 $70,000 7.3% 3.2% 4.3% 4.5%
Other Earned $8,292 $13,000 $14,000 $15,000 1.9% 0.8% 0.9% 1.0%
Existing Sponsorships and Donations $38,484 $38,484 $38,484 $38,484 8.7% 2.5% 2.5% 2.5%
Existing Governmental Support $379,474 $379,474 $379,474 $379,474 85.4% 24.5% 24.9% 24.4%
Total Revenue $483,392 $866,608 $865,379 $890,365 108.8% 56.0% 56.8% 57.2%

Expenses (excluding depreciation/amortization)
Salaries, Wages, Benefits $248,860 $660,454 $663,756 $667,075 56.0% 42.7% 43.6% 42.8%
Occupancy $26,476 $212,350 $228,588 $236,706 6.0% 13.7% 15.0% 15.2%
Exhibitions $104,705 $297,500 $306,000 $314,500 23.6% 19.2% 20.1% 20.2%
Programs $10,625 $90,000 $70,000 $80,000 2.4% 5.8% 4.6% 5.1%
Conservation/Collections Care $0 $10,000 $10,000 $10,000 0.0% 0.6% 0.7% 0.6%
General & Administrative $36,941 $112,277 $99,563 $100,061 8.3% 7.3% 6.5% 6.4%
Marketing $16,830 $103,500 $91,450 $93,000 3.8% 6.7% 6.0% 6.0%
Retail/Cafe Cost of Goods Sold $0 $62,100 $54,162 $56,182 0.0% 4.0% 3.6% 3.6%
Total Expenses $444,437 $1,548,181 $1,523,519 $1,557,524 100.0% 100.0% 100.0% 100.0%

Additional Amount Required from  
Government and Private Sources to Break 
Even $38,955 ($681,573) ($658,141) ($667,160) 8.8% -44.0% -43.2% -42.8%

Earned Income Totals/Percentages of Total Expenses $65,434 $448,650 $447,421 $472,407 14.7% 29.0% 29.4% 30.3%
Note: Surplus shown in base level reflects deduction of 2012 allocation to cost of this facility and business planning study.
Scenario With Additional Private Funds $110,000 $110,000 $110,000
Scenario With Additional Non-City Government Funds $50,000 $50,000 $50,000
Additional City Funds Assuming Scenarios ($521,573) ($498,141) ($507,160)
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8.  SUMMARY OF RECOMMENDATIONS  
AND NEXT STEPS 

This is the Draft Final Report of a two phase planning process associated with the expansion of 
the Art Gallery of Mississauga. The main recommendations emerging from the study are as 
follows: 

• Recognize the potential contribution the AGM can make to the quality of life in the 
community and the development of the downtown core and the reciprocal benefit to the 
profile and identity of the Art Gallery of Mississauga and the development of the AGM 
brand. 

• Explore development options and site locations for the AGM in the Central Downtown 
Core, with the opportunity to partner and share existing facilities and infrastructure. 

•  Recognize the need to “right-size” the enhanced AGM facility to ensure its 
implementation and ongoing functional and operational sustainability, through: 

o Pursuing partnerships  
o Possibility of sharing facilities to reduce size 
o Controlling capital cost requirements 
o Setting an achievable capital campaign goal 
o Implementing strategies to boost attendance and earned income 
o Positioning the AGM to complement rather than compete with other visual arts 

organizations in Mississauga 
 
The plan for the AGM set out in this report is consistent with the six “Guiding Principles of the 
Mississauga Culture Plan” developed in 2009. These are as follows:  

• Create cities where people want to live: The recommended site is in the Central 
Downtown Core whose population growth over the next 20 years is estimated to be four 
times larger than the average for Mississauga as a whole. The new AGM will further 
contribute to the quality of life of the City Centre and Mississauga as a whole. 

• Celebrate multiculturalism and interculturalism: The AGM temporary exhibitions 
gallery will focus very much on the cultural diversity of Mississauga. 
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• Attract and retain talent: The new AGM will support and foster the exploration of 
creativity and innovation through its exhibitions and public programs that will contribute to 
the quality of life in Mississauga. With its new positioning, the AGM should be able to 
attract new Board members and staff who will help to elevate its stature and contribute to 
the vision in the Mississauga Culture Plan of “transforming Mississauga into a culturally 
significant city”.  

• Foster entrepreneurship and innovative businesses: While the AGM is not a business it 
can help to foster the creativity and knowledge economy that are seen to be at the core of 
this objective. 

• Collaborate and build partnerships:  The plan is for a significant level of collaboration and 
partnership with the municipal and other cultural and educational institutions, particularly 
those in the Downtown Core, at a far more substantial level than possible with existing 
facilities. 

• Create an authentic and shared identity: The new facility will provide the AGM to 
develop its own distinct identity for the very first time whose objective will be to 
authentically represent Mississauga to its residents and visitors. 
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APPENDIX A: SYSTEMS AND STANDARDS 

INTRODUCTION 

This section identifies technical performance standards for building systems, to meet best 
practices for art galleries.  
 
These systems and standards identify the functional requirements for the Art Gallery of 
Mississauga. They are intended to provide direction to architects and engineers so that they 
may develop specifications to which the building will be constructed. Note that the figures 
presented may evolve over the course of the planning and design process, as greater 
understanding of the building and its functions is developed.  
 
 

SYSTEMS AND STANDARDS 

The following systems and standards topics are arranged alphabetically for easy reference. 
 
 
Access, Adjacency, and Circulation .. A2 
Acoustics .................................................. A3 
Air Circulation ......................................... A3 
Air-Conditioning ..................................... A4 
Air Filtration ............................................. A6 
Air and Vapour Permeability............... A8 
Alarms ....................................................... A9 
Approach .................................................. A9 
Audio ....................................................... A10 
Building Automation ........................... A10 
Ceilings ................................................... A10 
Doors and Openings............................. A11 
Electrical Systems ................................ A12 
Elevators ................................................. A12 
Exhaust Systems .................................. A13 
Exterior Lighting ................................... A14 
Fenestration ........................................... A14 
Fire Suppression ................................... A14 
Flooding .................................................. A16 

Floors .......................................................A16 
Food Services ......................................... A17 
Housekeeping ........................................ A17 
Humidification/Dehumidification .... A17 
Insulation ................................................A18 
IT Technology ........................................A19 
Kitchens ...................................................A19 
Lighting—Gallery Spaces ....................A19 
Lighting—Non-Public Collections AreasA22 
Lighting—Security ............................... A22 
Lighting—Loading Areas.................... A22 
Lighting—Retail .................................... A22 
Lightning Protection ............................ A22 
Loading Bay/Dock ............................... A23 
Materials and Finishes ....................... A24 
Pest Control ........................................... A24 
Plumbing ................................................ A25 
Public Address System ....................... A25 
Ramps ..................................................... A26 
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Security .................................................. A26 
Shipping/Receiving ............................ A27 
Sprinklers ............................................... A28 
Surveillance ........................................... A29 

Telephones ............................................ A29 
Universal Design .................................. A29 
Vestibules ..............................................A30 
Walls .......................................................A30 

 
 
Access, Adjacency, and Circulation 

Access and circulation are critical to maintaining proper collections care, security, and safety.  
 
All public non-collections areas should be accessible, while all collections areas are closed. 
Non-public areas must be capable of being closed off to visitors. Office and work areas must 
be accessible to staff without opening galleries or public areas. Mechanical, electrical, elevator, 
and telecommunications rooms should be accessible by service personnel without requiring 
them to pass through any public exhibitions and collections or non-public collections spaces to 
maintain security integrity. 
 
Collections access doorways and corridors should easily accommodate movement of the 
largest collections object and exhibition materials (sometimes in crates) from the collections 
loading bay/dock to collections storage and exhibition areas. A direct linear route is ideal, as 
routes with turns require large turning radii and therefore larger corridors.  
 
Incoming collections routes should be without steps, and preferably without ramps or turns, 
from the collections dock area through all collections processing, workshop, storage, and 
gallery spaces. The circulation route should not overlap with public spaces or with non-art 
supplies and garbage. 
 
Food and garbage service between the service loading dock, garbage and recycling bin storage, 
café/catering food prep and storage areas must not follow or cross collections circulation 
routes or cross collections spaces, and should be separated as much as possible from public 
circulation so as to allow service activities to take place throughout the day without disrupting 
visitors.  
 
Collections areas should not be adjacent to mechanical rooms or have any overhead pipes with 
fluids, with the exception of sprinklers. This is detailed further in both the Fire Suppression and 
Flooding sections.  
 
Staff washrooms are to be readily accessible from the administrative offices, staff meeting 
rooms and staff work areas. Public washrooms are to be provided on all public floors, in the 
same location on each floor when possible. They are to be easily accessible from the Entrance 
Hall, Café, Multi-purpose Events/Education/ Activity Space, and visitor circulation corridors 
on each floor. Sufficient washrooms shall be provided in the lobby near the Orientation Space, 
for groups, accessible when they begin and end their gallery experience.  
 
Specific room access, critical adjacencies, and circulation requirements are provided in the 
Space Program section and illustrated in the Access, Adjacency, & Circulation Diagrams in 
Chapter 5.  
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Acoustics 
In general, noise levels should neither be so low that visitors feel inhibited, nor so high as to be 
disturbing.  
 
Noise criteria (NC) ratings can be used to specify levels of ambient noise in each space. In 
general, noise levels should be: NC 25 in flexible spaces for event spaces where performances 
and lectures take place; NC 30 in galleries, meeting rooms, education stations, designer’s 
studio, and executive areas; NC 35 in the Entrance Hall and visitor amenities spaces, shop and 
cafe, and offices; and NC 40 in non-public workroom areas. Articulation loss of consonants 
should not exceed 15% for amplified speech in audiovisual presentations or other 
presentations anywhere in the building, including a public address system throughout public 
areas. 
 
Noise transmission from facilities such as elevators, toilets, workshops, and mechanical rooms 
will necessitate sound attenuation. Acoustic buffering and control materials may be required. 
The appropriate STC (Sound Transmission Class) for adjacent spaces must be determined by 
the architects based on adjacent occupancies to meet NC ratings. 
 
 
Air Circulation 

Air circulation is critical to both human comfort and the preservation of collections. Air 
circulation is central to maintaining stable environmental conditions for the collections, and 
the air change rate will have a major impact on energy consumption; therefore, the optimum 
rates should receive detailed study as the building is designed and be determined in 
conjunction with the building design team, building users, art gallery experts, and 
environmental health and safety professionals. An air lock system that includes vestibules at 
building entrances will also contribute to efficiency and stable conditions. 
 
Carbon dioxide (CO2) sensor-controlled outside air dampers are recommended in all air-
conditioning units. Where necessary, the dampers must also respond to a static pressure 
sensor to take account of varying exhaust loads (for example, the paint booth and kitchen 
exhaust), so as to maintain a neutral to positive air pressure in the building (1mm [0.004 
inches] of water) during the spring, summer, and fall. During the winter, the building should be 
under neutral to slightly negative pressure.  
 
Exhaust cupboards/hoods/arms are to be located in areas requiring fume extraction (see 
Exhaust Systems), but the exhaust fans are to be remotely mounted so that the exhaust ducts 
are under negative pressure within the building and noise is minimized. Back-draft dampers, 
preferably motorized, are needed in all exhaust ducts to prevent infiltration by unfiltered 
outdoor air and to minimize condensation in and on the ducts. The ducts are to be insulated 
near where they penetrate the building fabric. Duct silencers will ensure that exhaust fan noise 
is not objectionable to staff. 
 
Air changes and the minimum ventilation rate should be studied carefully. Key considerations 
when establishing criteria include: 
 
• Ensuring enough air circulation to maintain tight temperature and humidity standards 
• Allowing proper air circulation to prevent mould or other biological growth on walls or 

other cavities 
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• Providing the minimum quantity of fresh air required so as to increase the efficiency and 
lifespan of mechanical equipment  

• Flexibility for adjustment over time as space uses evolve and users can optimize systems 
to improve performance and reduce operational costs 

 
In all collections spaces, air circulation is vital to both achieve a stable level of relative humidity 
(RH) and suppress mould growth. For this reason, it is recommended that fans be capable of 
operation during power outages via emergency power outlets in galleries and collections areas. 
At the same time, reduced air changes in collections storage rooms, when unoccupied, may be 
beneficial to the reduction of energy consumption. Variable air flow rates may be useful for 
optimizing the air flow in both collections areas and non-collections areas, such as office 
spaces. If such a strategy is adopted, carbon dioxide sensors may be useful to gauge system 
requirements. 
 
Installing a permanent monitoring system for CO2 levels is one strategy to both improve 
occupant well-being and achieve a higher level of energy efficiency. CO2 sensors may provide 
the added benefit of qualifying for LEED points (Indoor Environmental Quality: Air Delivery 
Monitoring). 
 
The air circulation system should be designed to provide consistent temperatures throughout 
spaces, avoiding pockets of cold or warm air as well as preventing supply air from blowing 
directly onto collections. A neutral to positive air pressure is desirable anywhere in the building 
where collections are present, as this will reduce the amount of non-treated air from entering 
the space and posing a threat to collections. 
 
In Chapter 23, “Museums, Galleries, and Libraries,” the ASHRAE Handbook—HVAC Applications 
(2011) recommends strategies for achieving stable environmental conditions.  
 
 
Air-Conditioning 
Maintaining a stable level of relative humidity (RH) is a critical component of reducing damage 
to collections. The specific temperature and relative humidity control set points, fluctuation 
ranges, and permissible seasonal variations should be established in consultation with gallery 
staff, conservators, architects, and the building engineer. 
 
Chapter 23, “Museums, Galleries, Archives, and Libraries,” of the ASHRAE Handbook—HVAC 
Applications (2011) provides a framework for specifying classes of control for temperature and 
relative humidity for collections. Temperature also affects the chemical and physical stability 
of collections.  The rate of many chemical reactions will double with each 10°C (18°F) increase 
in temperature. However, most museum type collections are relatively stable, so chemical 
reactions take place over a very long time. Therefore the impact of controlling temperature 
beyond the level required for human comfort will provide very little benefit; however 
controlling temperature is important in controlling humidity as air can hold varying amounts of 
moisture based on its temperature.  
 
Photographic collections and some plastics which degrade rapidly at room temperature will 
require cool or cold storage. Temperature can also affect the moisture content of some organic 
materials altering their dimensional stability. 
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Below, centralized humidity and temperature control systems are organized into three zones 
according to room function; zones are primarily determined by the presence or absence of 
collections. 
 
1. Fresh Air/Heat Only 
 
Service spaces in the non-public non-collections zone and the public/non-collections zone, 
such as the restrooms, general storage areas, and some unmanned equipment rooms. 
 
2. Normal Air-Conditioning (to Human Comfort Levels) 
 
This includes non-collections corridors and passenger elevators, most public non-collections 
spaces, and staff workspaces in the non-public non-collections zone. Conditioned to normal 
office standards (human comfort typically in the range of 21-24°C [70-75°F], allowing for 
season setbacks to realize energy savings) during public/staff opening hours only. Night 
temperature setback can be used if it does not negatively impact climate stability in collections 
areas or allow condensation to occur on glazed surfaces. 
 
Climate control in the non-collections zones is to be provided by a ducted air handling system 
that incorporates heating, cooling, and humidification. Humidity is to be provided during the 
heating season to maintain a minimum of 25 ± 5% RH so as to avoid issues such as 
condensation on walls separating collections and non-collections spaces.  
 
3. Collections Control Standard 
 
Includes all Zone B (public collections) and C (non-public collections) spaces and all 
collections corridors and elevators. Full climate control is to be provided by a ducted air 
handling system that incorporates heating, cooling, controlled dehumidification with reheat, 
and humidification. 
 
The temperature set point and fluctuation shall be 22 ± 0.5°C (72ºF± 2°F), possibly raised to 
24ºC (75ºF) during the summer and lowered to 20ºC (68ºF) during the winter. The 
temperature operating range at the room temperature sensor is limited, to prevent people 
from feeling too hot or too cool as the heating/cooling equipment cycles and to facilitate the 
maintenance of stable/controlled RH conditions if the temperature is stable and there are no 
other variable in the control strategy. Temperature fluctuation throughout the space will be 
greater than ± 0.5°C (± 2°F) because of temperature stratification and localized climate 
influences. Most HVAC equipment in collections areas should be operated utilizing 
proportional control rather than an on/off control sequence, since proportional control 
provides more stable climate conditions. 
 
Full redundancy would entail two pieces of each type of critical mechanical room equipment, 
each having the capacity to meet the peak load conditions, the January 1% design conditions, 
and the July 2.5% design conditions combined with a maximum visitor load. Only one piece of 
each type of equipment would need to operate to meet these peak load conditions. Since each 
of the two pieces of equipment can handle 100% of the load, the redundancy factor is 200%. 
Instead of providing 200% redundancy, an equipment redundancy capacity of 60–75% is 
required per piece (for example, boilers, chillers, pumps, humidifiers, and cooling towers), for a 
total capacity of 120–150%. Critical equipment should be identified through discussions with 
staff, cultural facility experts, and engineers with a keen understanding of local conditions and 
maintenance and emergency issues likely to arise.  
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Smaller-capacity equipment will run more efficiently more of the time, since it will more 
closely match the average load. At least two of each type of critical equipment will be required, 
and on the worst climatic and peak load days, both pieces of equipment will need to operate in 
order to attain sufficient capacity, along with some reserve capacity. The average load should 
be determined and the equipment sized to exceed it somewhat so that one unit can handle the 
average load on its own. For example, on a daily basis during the summer, one chiller should 
handle the load for 16–20 hours per day, with both units operating 4–8 hours per day. 
 
The fans are to operate 24 hours per day to provide air circulation (see also Air Circulation) 
within the collections spaces. Return air should be taken from low-level (baseboard-level) slots 
within collections spaces, combined with high-level supply. Control sensors are to be wall 
mounted at collection height within collections areas, in spots likely to best represent the 
typical conditions found throughout the space—not, for example, where the incoming air may 
influence readings. Climate conditions must be monitored by space-mounted sensors and be 
adjustable for each room via the building management system (BMS). Also, flexibility for 
relocating sensors should be considered in collections areas, as exhibits and storage layouts 
change over time, and sensors may need to be reconfigured from time to time. 
 
The mechanical engineers will need to run energy use computer simulations to determine the 
most economical but environmentally stable and acceptable combination of temperature and 
RH set points to be used during the year. For long collection life, the lower the temperature, the 
better; but low temperatures will be difficult and expensive to attain and maintain during the 
summer due to the quantity of moisture that will need to be removed from the high-humidity, 
high-temperature exterior air. The lower the interior temperature and RH during the summer, 
the greater the stress that will be applied to the building fabric as moisture tries to infiltrate the 
inside. Furthermore, the lower the interior temperature during the summer, the greater the 
chance that condensation will occur on uninsulated, conductive materials such as exhaust 
ducts. The condensate can lead to building fabric deterioration and the growth of mould. 
 
A constant-volume reheat air handling unit (AHU) should be provided in collections spaces. If 
an AHU serves more than one space, individual reheat coils and humidifier distributors should 
be fitted to each supply duct so that the spaces can be individually controlled. The reheat coils 
and humidifier distributors are to be located in a mechanical room. Each AHU should be 
equipped with variable speed drives (VSD) so that actual space loads can be closely matched 
and so that the unoccupied air circulation rate can be lowered to save energy, as long as 
climate stability is not adversely affected. 
 
The outside (makeup) air should be preconditioned prior to being distributed to the various 
collections zones’ AHUs to remove excess humidity, cold, heat, and particulate and gaseous 
pollutants. To lower operating costs, the makeup air and the exhaust air should be cycled 
through a heat recovery unit prior to preconditioning the AHUs in order to preheat or pre-cool 
the makeup air at little cost. 
 
 
Air Filtration 
For long-term collections care, it is important to remove as much dust as possible from 
objects, as dust and other particulates can lead to damage-causing chemical reactions. Air 
filtration is necessary to reduce dust, particulates, and pollutants that may be damaging to 
collections.  
 



ART GALLERY OF MISSISSAUGA 
Facility and Business Planning Study - Final Report 

 

 Lord Cultural Resources   A-7 

All building materials should have volatile organic compound (VOC) levels that are as low as 
possible to meet human safety requirements and indoor pollutant standards for collections. In 
general, the levels set for collections are more stringent; however, the indoor air quality 
metrics set by sustainable design guidelines, such as LEED (Leadership in Environmental and 
Energy Design) requirements, may additionally be considered. 
 
The most common solution to the problem of dust and other particulates is the inclusion of 
particulate filters in the air handling unit (AHU) of the climate control system. The 
effectiveness of a filter is based on its ability to collect particulates at or over a certain size on 
its surface. Since the filter is located in the path of the air that is circulated by the air handler, it 
creates a static pressure within the system, requiring the fan to work harder to move air. It is 
critical to determine the level of filtration required early in the planning stages, since the size of the 
fan unit has to match the static load of the filter. It is not possible to add a high-efficiency fan or filter 
that is beyond the capacity of the system after the system is installed. 
 
A relatively high-efficiency filter is best. A dust-spot efficiency rating of 90–95%, capable of 
stopping particles as fine as tobacco smoke, is preferred; certainly, efficiency should be no less 
than 80–90%. The American and European ratings for these levels of filtration are MERV 
13/EU 7 at 80–85% and MERV 14/EU 8 at 90–95%, where MERV stands for minimum 
efficiency reporting value for air-conditioning and heating filters. In comparison, the MERV 
rating for normal air-conditioned areas is 8.  
 
The removal of gaseous pollutants requires special filters containing a medium that absorbs or 
chemically breaks down targeted gases. In order to ensure good protection and infrequent 
maintenance, a large amount of a substance such as activated carbon or an oxidizing agent 
such as potassium or sodium permanganate impregnated on alumina needs to be incorporated 
into the filter bank of the air handling system. These gas-phase filters take up a lot of space 
and impose a high static pressure load on the system. As a consequence, these types of filters 
must be designed into the system and cannot be retrofitted after the fact. Because of the initial 
costs involved in installing such systems and the relatively high cost of maintaining them when 
the medium’s effectiveness is depleted, the use of gas-phase filtration is not widespread within 
museums.  
 
The decision to install such a system should be made through discussion with staff, 
professional conservators, and engineers and must take into account the quality of outside air, 
since the need to protect against a highly polluted environment could justify this level of 
investment in air treatment. Important in making this decision is evaluating how local 
conditions compare to professional standards for acceptable levels of gaseous pollutants.  
 
ASHRAE Standard 52.2-2007, Methods of Testing General Ventilation Air Cleaning Devices 
for Removal Efficiency by Particle Size, provides guidelines on testing the efficiency of gaseous 
air filtration systems. As a guideline, ASHRAE Handbook—HVAC Applications (2011), Chapter 
23, “Museums, Galleries, Archives, and Libraries,” Subsection 15, provides the following 
pollutant limits in ppb (parts per billion) for collections: 
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 Sensitive Materials General Collections 
Nitrogen Dioxide (NO2) <0.05 to 2.6 2 to 10 
Ozone (O3) <0.05 0.5 to 5 
Sulfur Dioxide (SO2) <0.04 to 0.4 0.4 to 2 
Hydrogen Sulfide (H2S) <0.010 <0.100 
Acetic Acid (CH3COOH) <5 40 to 280 
Formic acid (HCOOH) <5 42 to 78 
Formaldehyde (HCHO) <0.1 to 5 10 to 20 
Total VOCs (as hexane)  <100 

 
The use of high-voltage electronic (electrostatic)-type air filters is to be avoided because of 
the danger of ozone generation, which can damage collections. The mixed air stream should be 
filtered by a 30% efficient pre-filter, followed by an activated carbon filter, followed by a 90% 
efficient final filter. 
 
Particularly sensitive collections items may require additional air filtration exceeding the 
performance requirements for general collections. Whether these and collections storage 
areas are to maintain the limits for sensitive materials or general collections will be determined 
through consultation with the cultural facilities conservation staff and/or a professional 
conservator. 
 
External air intake and exhaust grilles are to be physically separated by a distance sufficient to 
prevent the recirculation of exhaust air from the HVAC system. The external air intake grilles 
are also to be physically separated from boiler flues, paint booth exhausts, fume exhaust 
systems, kitchen exhausts, washroom exhausts, and other elements that may contribute to the 
introduction of fumes or poor-quality air into the mechanical system and building. Tall exhaust 
stacks should be utilized to ensure that fumes are effectively diluted and carried away from the 
building. Intake and exhaust locations are to take into consideration prevailing winds and site 
conditions. In particular, air intakes are to be situated away from locations where vehicle 
exhaust, especially from vehicles at the loading docks, will be drawn into the building, and 
away from any location where outdoor cooking occurs. 
 
 
Air and Vapour Permeability 

Air and vapour permeability is an important consideration to reduce pollutants, to increase 
thermal comfort, and to decrease building envelope deterioration and energy consumption. 
Restricting the entry of foreign contaminants into collections areas is especially important. 
Contaminants include gaseous vapours and particulates, as well as biological hazards such as 
pests, vermin, insects, plant and fungoid spores, and other organisms that may promote 
conditions that could cause deterioration of collections. 
 
The spray, sheet, and panel-type materials intended to provide the principal resistance to air 
leakage should have an air leakage characteristic not greater than 0.02 L/s·m2 measured at an 
air pressure difference of 75 Pa. The total assembly should have an air leakage characteristic of 
not greater than 0.1 L/s·m2 measured at an air pressure difference of 75 Pa. The air barrier 
system shall be continuous across construction, control, and expansion joints; across junctions 
between different building assemblies; and around penetrations through the building 
assembly. The water vapour permeance of the building assembly should be a maximum of 15 
ng/Pa·s·m2.  
 
See also Insulation. 
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Alarms 
Alarms are critical in alerting staff and authorities of potential incidents. Several different types 
of alarms are recommended: 
 
Fire Alarms and Detection: Both heat and smoke detectors should be present in the building. 
Heat detectors should only be used in areas where smoke detectors may be subject to false 
alarms, such as kitchens or labs. Smoke detectors should be used in all non-collections spaces 
as well as in collections spaces. The fire alarm and detection system must be monitored 24 
hours a day, 365 days a year, with appropriate links to responding agencies. 
 
Panic Alarms: Panic alarms, both portable and hardwired, are to be provided at specific 
locations, such as the retail sales counters, the ticket counters, and the security desk, as well 
as carried by security personnel on their rounds and monitored on and off site. 
 
Security Alarms: Security alarms are to be placed in consultation with the security consultant. 
Frequently, the building design will influence where and how many security alarms are 
necessary. Verified (dual technology) passive infrared motion detectors or DAVID (digitally 
analyzed video intrusion detection) or a similar system is beneficial in most spaces, with 
magnetic switches and glass breakage detectors on perimeter openings and specific internal 
doors, all connected to an emergency power supply and monitored on site, with direct (not 
through switchboard) telephone connections to a policing service with a maximum five-minute 
response time. 
 
Temperature Alarms: Temperature sensors are to be provided in cool or cold rooms containing 
collections and/or each refrigerator, with each sensor monitored by the building management 
system (BMS). 
 
Water Alarms: As per code, water flow in a sprinkler system will annunciate at the fire alarm 
panel. In addition, water detectors (sensor tape, stand type, and sump attachment) monitored 
by the BMS are to be provided in sensitive collections areas or other areas at risk of flooding. 
 
Emergency Power to Alarms: All alarms should be connected to an emergency power supply 
(UPS plus emergency generator) with the capacity to provide monitoring for 72 hours in 
addition to operating the alarms for five minutes. 
 
Alarm Monitoring: All fire, panic, and security alarm systems are to be monitored 24 hours a 
day, 365 days a year. Alarm systems should have direct (not through switchboard) telephone 
connections to off-site police and fire services, with a maximum five-minute police and fire 
service response time. These systems should be connected to an emergency power supply 
with the capacity to provide monitoring for 72 hours and still have power to operate the alarms 
for five minutes.  
 
 
Approach 
Non-dusting surface should lead to slush collectors and walk-off mats at all entry points, in 
order to limit the amount of dirt and water brought into the building by staff and visitors. 
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Audio 
A programmable audio system is desirable for public and most non-public areas of the art 
gallery. This centralized system should be programmable by zone, to provide distribution of 
audio (for example, music plus voice-over or special effects) to gallery or event areas 
separated from the public address system. Override control of the audio system should be tied 
into the public address system in the security booth. 
 
 
Building Automation 
Building automation contributes to a “smart” system that improves overall efficiency, 
performance, and stability. Such a system for the control and monitoring of building 
environmental systems could include electronic sensors with indoor and outdoor lighting, 
temperature control, humidity control, air circulation, air filtration, and flood monitoring.  
 
Building automation typically includes the heating, ventilation, and air-conditioning (HVAC) 
systems and utilizes a computer-based direct digital control (DDC) building management 
system (BMS). The BMS computer would be set up to control, monitor, alert, and report on 
status, conditions, preventive maintenance, and temperature and humidity in each collections 
area. 
 
Climate control equipment can use a variety of controllers. On/off control is discouraged, as 
this tends to promote small but frequent environmental fluctuations. A preferred system 
would use proportional control or proportional-integral-derivative (PID) control, which helps 
the system automatically compensate for changes. 
 
Control sensors should be wall mounted within the galleries with care to ensure accurate 
readings. The electronic humidistats will need to be of a low drift factor, high repeatability, and 
high-accuracy design. There will likely be a terminal for the BMS in the security control room, 
as well as the capability to monitor the BMS via the Internet on regular computers or handheld 
devices. The fire and security systems should be centralized on separate control computers in 
the security control room. 
 
 
Ceilings 
Collections items and related exhibition support equipment can be suspended from ceilings. 
Therefore, ceiling specifications should be taken into consideration during the facility design 
phase. 
 
Skylights pose risks to collections and are generally discouraged over collections areas. Most 
collections materials can deteriorate with direct or indirect exposure to natural light. 
Furthermore, skylights present the potential—indeed, the high likelihood—for leakage and 
failure. 
 
Gallery ceiling beams should permit the hanging of three-dimensional objects and/or 
information displays. Their suspension capability is TBD by structural engineers based on the 
weight of the object to be suspended. Hanging points should be well distributed throughout 
galleries and other areas likely to feature collections items or artwork. As with the display of 
any object, a specialist in hanging collections items should be consulted. 
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The color of the ceiling can affect the visitor experience. Generally, it is recommended that 
ceilings be white or a light-toned neutral color. White will reflect light throughout the space, 
making the space seem more brightly lit, and it will not influence the color of the reflected light 
and therefore the color of the art in the room. White paint also absorbs ultraviolet (UV) 
radiation, an advantage if the ceiling is used to provide indirect fluorescent light or if daylight 
will be present.  
 
In gallery spaces, floor-to-ceiling heights may vary to provide “intimate” spaces or, 
alternatively, double-height spaces; heights typically range from 4.25 to 6.7m (14 to 22 ft).  
 
Floor-to-ceiling height in collections work and closed storage areas and movement corridors 
should be a minimum of 3.65m (12 ft) clear. This provides 0.6m (2 ft) of air circulation space 
and 0.6m (2 ft) of space for ducting and services above a 2.4m (8 ft) high storage unit. 
 
 
Doors and Openings 
Doors should be selected carefully both to ensure a positive visitor experience and to mitigate 
risks to collections, such as burglary or fire. All regularly used public and staff entrances should 
be of a vestibule design.  
 
All doors must be fire-rated to code, with the exception of collections and transit storage 
areas, which require additional fire protection for a minimum two-hour fire rating. The doors 
should match the fire rating of the fire dampers, walls, roof, and floor to mitigate the risk of fire. 
 
All exterior doorframes are to be well insulated to lessen the quantity of unfiltered air entering 
the building and designed to help protect against pest infestations. Exterior doors are also to 
be insulated. They should be made of thermally broken, reinforced hollow metal; secured with 
either 6-pin biaxial deadbolt locks with a minimum 1-inch throw or with electrically interlocked, 
concealed, vertically firing panic hardware; and monitored by recessed magnetic switches as 
well as glass breakage detectors if appropriate. All outward-opening doors require non-
removable pin (NRP) hinges. This includes all emergency stairways and building exits.  
 
Viewing windows should be installed in all doors through which collections move. They should 
be approximately 7.5 cm (3 inches) wide by 45cm (18 inches) tall, with the bottom of the 
window located approximately 1.37 m (4.5 ft) above the floor. 
 
The largest truck opening is 2.4m (8 ft) wide by 3.5 (11.5 ft) high; therefore, collections 
movement doors and corridors should ideally have a minimum opening size of 3.65m (12 ft) 
wide by 3.65m (12 ft) high, with wider openings for ease of movement at turns. The existing 
ceiling heights will limit the height of collections doors to a maximum of 3.0m (10 ft) on the 
lower two levels. Collections areas should have overhead or rolling (coiling) doors. CCTV 
cameras should be installed both inside and outside the collections loading bay/dock to enable 
viewing of the overhead and personnel doors. 
 
Smoking should not occur within the facility for many reasons. In addition to the human health 
concerns, smoking carries a risk of fire and emits pollutants that damage collections items. 
Smoking should be prohibited within 7.6m (25 ft) of any doors, windows, or air intakes. A 
smoking area should be designated. 
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Electrical Systems 
General Power Requirements: Readily adaptable power, computer, and communications systems 
are to be provided in the collections work areas, all public assembly spaces, and the general 
office. There should be control over power fluctuations or dedicated lines, with all 120-volt 
circuits controlled to prevent brownouts and power surges. A sound system with separate 
distribution to each gallery and to other selected public spaces, such as the atrium or 
education stations, will be required.  
 
Gallery Power Requirements: Recessed power outlets are useful in exhibition areas to provide 
flexibility in changing exhibit functions. It is recommended that recessed power outlets and 
data ports be provided in the gallery walls at baseboard level. A 3.65 by 3.65m (12-by-12 ft) 
power grid should also be provided inset into the floor, and in the ceiling. No location should be 
more than 1.8m (6 ft) from a power or data connection. Readily adaptable power, computer, 
and communications systems are to be provided in collections storage, workshops, all public 
assembly spaces, and offices. 
 
Emergency Power Requirements: Emergency power provides necessary support to building 
operations during power outages and other interruptions in service. Sustained or rolling 
blackouts can last for days, and the institution must be prepared to maintain continuity of 
operations for key building and security support systems. An emergency battery, 
uninterruptible power supply (UPS), or emergency generator will be required to provide up to 
72 hours of emergency lighting, fire detection and alarm, and security and surveillance 
systems; the PA system; sprinkler and hose reel pumps; and elevators for use by firemen, plus 
any other services required by code or to protect the collections. In collections storage areas, 
standby generator–powered lighting and power outlets are required to allow monitoring of the 
collections, the use of portable climate control equipment, the safe removal of art, the 
wrapping of art, and other procedures during an emergency. Potentially, a portable generator 
(possibly a guaranteed access rental) could be used to power these circuits if a standby 
generator is not provided for the building. An assessment of the historical frequency and 
duration of power outages (average and longest) should be undertaken in order to make an 
informed decision on the emergency power generation requirement. Detailed emergency 
power loads will need to be determined during future design stages. 
 
 
Elevators  
Elevators will be required to access public, staff, and service areas as well as collections and 
exhibits on all building levels (existing elevators may be retained and/or replaced or modified). 
At least one elevator will need to provide access to any mechanical penthouse areas for the 
movement of supplies such as air filters and chemicals and replacement parts such as fan 
motors.  
 
Freight Elevator: Doors may need to open on both ends or sides. 
 
• Collections control zone RH and temperature 
• Lift shaft dimensions: up to 4m x 8.6m (13 ft x 28 1/4 ft) 
• Motor room: 10 feet x 13 feet 
• Internal car size: up to 3m x 7.7m (10 ft x 25 1/4 ft), open top  
• Door opening: minimum 3m x 3m (10 ft wide x 10 ft high) potentially providing taller doors 

on some floors 
• Pit depth: 1.5m (5 ft) 
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• Overhead clearance: 4.9m (16 ft) 
• Capacity: minimum 3630kg  (8,000 lbs) 
• Lockable doors 
• A smooth floor so as to avoid inducing vibrations in carts 
• Power-operated doors 
• Key or card interlocks to prevent unauthorized use 
 
Passenger Elevators: Doors may need to open on both sides or ends. A prototype specification 
for a passenger elevator follows: 
 
• Normal heating and air-conditioning during open hours 
• Lift shaft dimensions:3m x 3.65m (10 ft x 12 ft) 
• Motor room: 3m x 4m (10 ft x 13 ft) 
• Internal car size: 2m x 3m x 2.4m (6.5 ft x 10 ft x 8 ft) high 
• Door opening:1.5m x 2.1m (5 ft x 7 ft) 
• Pit depth: 1.5m (5 ft) 
• Overhead clearance: 4.8m (16 ft) 
• Capacity (loading) for15 persons: 1,000 kg (2,200 pounds)  
• Doors: lockable 
 
 
Exhaust Systems  
Special exhaust systems may required in at least the following spaces: 
 
• Kitchens 
• Workshop 
• Paint booth 
• Security Booth—low noise level necessary; therefore, roof-mounted remote fans are 

required. Same requirement for any room where the fans run for extended periods of time 
in an occupied space. 

 
In addition, there will generally be a code requirement for air to be exhausted from spaces such 
as the washrooms, kitchens, and elevator mechanical rooms. 
 
Preferably, exhaust systems will have low-leakage back-draft dampers and/or variable speed 
drives so that small amounts of air can be exhausted continuously to prevent condensation 
within or on the ducts. The ducts should be well insulated in the vicinity of exterior 
penetrations to reduce the possibility of condensation. Remote fans mounted external to the 
building are best, as they ensure that the exhaust ducts are under negative pressure within the 
building and remove a source of noise from occupied spaces. The exhaust systems are to be 
equipped with duct silencers so that noise levels within exhausted spaces are not 
objectionable to staff that work in the vicinity. Explosion-proof fans and motors are to be used 
where necessary, as are chemical-resistant fans and ducts. In rooms with large and varying 
exhaust loads, variable supply volumes are to be interlocked with the exhaust systems. Tall 
exhaust stacks are best, as they work to ensure fumes are effectively diluted and carried away 
from the building. 
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Exterior Lighting 
Exterior lighting brings attention and aesthetic value to the art gallery at night and impacts the 
safety and security of the property. Lighting not only has a psychological effect by instilling a 
sense that activities are monitored, but also provides support for some electronic security 
systems. For example, landscaping and facade lighting is to be provided and coordinated with 
outdoor CCTV camera locations and fields of view. Automatic day/night off/on illumination 
with high-intensity discharge (HID) lamps shall also be provided over all back and side 
entrances/exits. In some cases, “exterior light artwork” or building projections can be 
commissioned to further the institution’s message or to enhance the atmosphere of a special 
event.  
 
Principles identified in CPTED (Crime Prevention through Environmental Design), in general, 
encourage greater use of exterior lighting to improve public safety and natural surveillance. 
The services of a professional lighting consultant and designer should be utilized to allow for 
the security lighting requirements to be met in a way that does not negatively impact the 
architecture or design concept and philosophy and sustainable strategies such as LEED 
(Leadership in Environmental and Energy Design).  
 
 
Fenestration 

The use of fenestration is strongly discouraged in galleries and collections areas, as daylight 
poses myriad risks to collections. These include water leaks, reduced insulation, criminal 
intrusion, and damaging light levels. Should fenestration be used in collections areas, it is 
strongly recommended that all windows:  
 
• Have control and/or blackout capability to meet low-level indoor lighting levels 
• Limit UV levels to a maximum of 10 µW/lumen and are fritted to limit maximum light 

levels 
• Are triple-glazed with high thermal value  
• Have frames that are thermally broken and insulated for both energy efficiency and 

extreme weather  
• Be resistant to risks that include criminal intrusion and flying debris from natural disasters  
• Be carefully designed and inspected during construction to ensure that standards are 

carefully adhered to  
 
Office areas, education suite, meeting rooms, front-of-house food service areas, and lobby 
spaces should have natural lighting when possible, with coverings to control for glare. 
Depending on the design of the building, operable windows may be acceptable in these areas, 
provided that air filtration and temperature control standards in all collections areas are met, 
along with all other provisions, such as security/intrusion requirements. 
 
It is good practice to perform a daylight study in the design development stages to review 
seasonal extremes of natural daylight and sunlight conditions. 
 
 
Fire Suppression 
Fire presents a potentially catastrophic threat to people, collections, and buildings. Even a 
small fire can quickly pose a risk to human health and spread to collections areas. Large 
collections storage areas are particularly vulnerable to the risk of fire. 
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Fire Extinguishers: Portable carbon dioxide (CO2) extinguishers with a minimum charge of 7 
pounds of extinguishant for Class B (flammable liquids and grease) and Class C (electrical) 
fires are recommended. Pressurized water extinguishers with a minimum of 9.5L (2.5 gallons) 
of water for Class A (wood, paper, textiles, ordinary combustibles) fires are recommended. 
Mobile mist units may be investigated for use in collections areas. 
 
Fire Rating: All finishes are to be fire resistant, with low smoke and flame spread numbers. 
Code fire rating for life safety for structures is required throughout. In addition, the collections 
storage and transit storage areas should have a minimum two-hour fire rating. A two-hour fire 
rating should provide the time necessary to prevent the spread of fire from non-collections to 
collections areas. 
 
Sprinkler System: must be provided. There are many options when selecting sprinkler 
systems—wet or dry pipe; pre-action or regular systems; sprinkler, mist, deluge, or waterless 
suppression. 
 
A water-based fire suppression system is typically the preferred system to be installed 
throughout the art gallery. Wet-pipe sprinklers are typically preferred to dry pipe. This means 
that water will be present in the pipes of a suppression system during normal conditions. The 
vast majority of systems are wet pipe, as it is the cheapest and easiest to install and maintain 
and is quickest to respond in case of a fire. Dry-pipe systems can be utilized when the risk of 
freezing pipes is significant; since they are not filled with water, there is less risk of overhead 
leakage in collections areas. Policies against placing collections under water have led some 
museums to resist wet-pipe sprinklers or to refuse to lend their objects to museums with such 
equipment. Dry-pipe systems are more complex to design, install, and maintain; are 
significantly more expensive than wet pipe; have delayed response times to fire (thus limiting 
their effectiveness); and are susceptible to corrosion within the pipe once it has been tested 
with water, so that they discharge rust particles when in action. If not properly maintained, 
there is a risk that the water control valve on a dry-pipe system will not open and will prevent 
water from filling the pipes when activated by the fire detection system. For all these reasons, 
wet-pipe sprinklers are usually recommended by fire departments as well as considered to be 
best practice for cultural facilities. 
 
Some sprinkler systems, called “pre-action” systems, require a preceding event, such as an 
alarm from a smoke or heat detector, before the system is triggered. This prevents accidental 
activation—which is a risk in and of itself in museums with high-value or irreplaceable 
collections. A pre-action wet-pipe sprinkler system is very frequently the recommended 
choice. 
 
Throughout the art gallery, a variety of outputs may be used to provide the appropriate 
response to fire and limit its spread. Each type of space should be considered and the most 
appropriate system selected, based on the activities in and contents of the room. For example, 
an atrium may warrant a deluge system (a steady stream of water) due to the risk of fire 
spread and its role in egress; a server room, vault, or works-on-paper storage area may require 
a waterless solution (such as FM-200 or another gas) due to the value of its contents and 
relatively small space. Mist systems are increasingly being used in museums and heritage 
buildings due to their ability to direct water to the source of the fire; as water molecules are 
carried in the air, these systems quickly extinguish fires with less water than traditional 
sprinkler systems (meaning less water on collections), preventing the potentially harmful force 
of a sprinkler deluge.  
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See section on Sprinklers for details, including type of pipe to use.  
 
 
Flooding 
Flooding presents a potentially catastrophic threat to the collections. Great care is required for 
the placement of collections, including attention to collections storage areas and their 
relationship to the building’s plumbing system and other aspects related to flooding. 
 
A plumbing failure of any scale can cause water to leak throughout the facility. Because of this, 
collections spaces should not have water tanks, water-cooled chiller plants or toilets, boilers, 
or workrooms that contain water above or beside them. Pipes containing liquid—such as 
heating supply and return, chilled or condenser water supply and return, domestic hot, cold, or 
re-circulating water, drain/waste/vent piping, or rainwater leaders—cannot be run through 
collections spaces. Only those pipes essential for fire suppression and sprinklers should be 
present in collections areas. Pipes in rooms or corridors above or beside collections spaces 
should be avoided if possible. 
 
To prevent flooding in collections spaces, mechanical rooms should be at a lower floor level 
than collections. In the event of a mechanical or plumbing failure, this will prevent water from 
flooding into and damaging collections areas. It is recommended that mechanical rooms be 0.3 
– 0.9m (1–3 ft) lower than the floor level of the lowest collections space, even if these two 
types of space share the same general level. The lower floor level will depend upon the 
estimated volume of fluid that might be released in the event of pipe or equipment failure. 
 
External flooding poses a less frequent but potentially catastrophic threat to a collection. The 
risk of external flooding should be carefully considered for the long-term preservation of the 
collections. Basement walls and floors must be treated to prevent water migration; floor drains 
must be fitted with backwater valves; and the elevator shaft pits must be fitted with a sump pit 
and pump. 
 
Cultural facilities with significant risk of flooding and/or vast collections of works on paper 
may consider providing some freezers in the building, as freezing is one of the common 
techniques for beginning treatment of wet paper or other materials. 
 
 
Floors 
Live load capacity may be to code in non-collections zones, but should be at least 9.5 kN/m2 
(200 psf) in collections areas. In general, the point load capacity for collections areas should 
be at least 10 kN (1 short ton). (All of these numbers may vary depending on the weight of 
objects and storage systems. The exact number will need to be confirmed by the structural 
engineer and will need to take into consideration the pre-existing condition of the building and 
the weight of objects and storage systems. 
 
Besides meeting the floor loading requirement, the floors must mitigate vibrations that would 
cause objects to vibrate and/or move, due to either internal sources, such as people walking, 
equipment being rolled, or operating equipment, or external sources, such as traffic, rail 
networks, or construction. 
 
See Materials and Finishes for floor finishes. 
 



ART GALLERY OF MISSISSAUGA 
Facility and Business Planning Study - Final Report 

 

 Lord Cultural Resources   A-17 

Food Services 
Food services are required in cultural facilities and enhance the visitor experience. However, 
food and beverages represent hazards for collections and visitors if not treated properly. Pests 
can spread from food into collections, and the migration of smells from food areas can make 
the visitor experience unpleasant. For these reasons, food and food waste should have 
separate travel paths from collections and should not cross collections zones, including 
corridors, or be transported via freight elevators dedicated for collections. It is also 
recommended that organic disposal areas be refrigerated. 
 
More often than not, food service at a cultural facility is contracted to a third-party vendor. It is 
best to work with the vendor directly, or with a museum food services consultant, to ensure 
that the full range of needs can be met. 
 
See Kitchens for more information on planning design requirements and Pest Control for ways of 
mitigating pest infestation. 
 
 
Housekeeping 
Cleanliness, the control of dust and waste, and the prevention of the arrival and proliferation of 
harmful vermin, insects, and microorganisms are important to providing a good environment 
for people and collections. Consideration should be given during building design to ease of 
cleaning hard-to-reach spaces such as upper areas of high-ceilinged rooms. 
 
For exhibit prep and/or conservation functions that create large quantities of dust, provide a 
dust capture system, preferably located outside the building. The more efficient the dust and 
fume capture system, the less stress will be placed on the air handling system. Therefore, the 
specific types and sizes of dust and fume capture systems should be selected carefully. 
 
Another important measure is to avoid the use of poor-quality carpets, especially in highly 
trafficked public areas. As carpets wear, they generate a large amount of dust. Refer to 
Materials and Finishes for recommended floor finishes. 
 
 
Humidification/Dehumidification 
Humidity may be the most significant environmental factor when it comes to preventing 
damage to collections items. Too high a relative humidity (RH) level will encourage biological 
attack such as mould growth and chemical or physical instability; and too great a fluctuation 
will create a high risk of dimensional instability such as mechanical damage to collections 
objects, particularly vulnerable objects.  
 
Unlike most other applications, HVAC design for collections buildings is more concerned with 
humidity control than temperature control. Maintaining widely different conditions in zones 
using the same air handler can be difficult to achieve. 
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Temperature and relative humidity set points need to be balanced. In a warm, humid 
environment, it requires a great deal of energy to maintain a temperature at the moderate to 
slightly cool range of human comfort at a low- to mid-RH range of 35–50% RH. Conversely, in 
a cold climate, it requires a great deal of energy to maintain a temperature at the mid to high 
range of human comfort at a mid-RH range of 50% RH. Seasonal adjustments are therefore a 
useful tool for finding a set-point range that meets the needs of people, collections, and 
budget. Set points may be varied slightly each month in the spring, and varied in comparable 
stages in the opposite direction in the fall. The class of control for collections areas should be 
determined in consultation with the art gallery staff, conservator, preservation architect, and 
building engineer.  If the institution would like to be able to accept international loan and high 
level traveling exhibitions, the set point would likely be 45-50% RH with a short fluctuation of 
+ 5%. Such a range may pose a small risk of mechanical damage to high-vulnerability objects, 
with no mechanical risk to most paintings, photographs, and books.  While systems would be 
designed to these tight standards, the building would have the flexibility to be operated with 
greater variation to realize operational efficiency yet allow for tight controls when called on. 
 
To achieve the RH set points, steam-to-steam humidifiers, electric element stainless steel 
humidifiers, or standard humidifiers fed steam from a steam-to-steam heat exchanger or from 
a clean steam generator should be used. Consideration could be given to using reverse 
osmosis–treated water in the steam humidifiers to ensure no carryover of chemicals with the 
steam. 
 
Chapter 24 of the 2008 ASHRAE Handbook—HVAC Systems and Equipment and Chapter 23 of 
the 2011 ASHRAE Handbook—HVAC Applications provide further information on humidification 
and dehumidification systems and offer engineering guidelines for achieving controlled 
humidification/dehumidification. 
 
 
Insulation 
It is recommended that higher insulation for walls, roof, and floors be pursued to reduce 
energy consumption, maintain stable environmental conditions, and protect the collections 
against severe swings in temperature and humidity in the event of mechanical failure. 
 
In general, insulation should provide climate stability in collections areas for at least 72 hours 
in the event of a loss of mechanical climate control systems. Ideally, non-collections rooms will 
be used as a buffer, placed around the perimeter of the building, with collections rooms 
located on the interior, such that they do not have direct contact with any exterior walls, floors, 
or ceilings. If a collections space has an exterior wall, a stand-off secondary interior wall should 
be provided to buffer the space from infiltration of cold, moisture, and pests. The stand-off 
secondary wall will need to be ventilated top and bottom so that both faces are at room 
conditions (and not cooler/more humid or hotter/drier than room conditions). 
 
Recommended insulation values are to be determined in consultation with engineers during 
the design process. Insulation values are typically at least R-23 (RSI 4.1/U 0.043), basement 
walls R-13 (RSI 2.2/U 0.077), roof R-36 (RSI 6.4/U 0.028), and floors over unconditioned 
space R-27 (RSI 4.7/U 0.037). 
 
An integral vapour barrier that allows internal areas to be suitably climate controlled is also 
necessary. See Air and Vapour Permeability for more information on vapour barriers. 
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It is essential that engineers have experience with the building type and local seasonal 
conditions and understand the importance of providing environmental stability for the 
collections. 
 
 
IT Technology 
The following IT systems are typically required for cultural facilities: 
 
• Administration, membership, and bookkeeping 
• Tickets, bookings, and retail sales system 
• Fire systems (phone access to police and fire departments—requires 24-hour monitoring)  
• Security systems (phone access to police and fire departments—requires 24-hour 

monitoring) 
• BMS computer (requires 24-hour monitoring) 
• Collections cataloguing and management system 
• Library/archival database 
• Gallery control systems with multimedia capabilities 
• Exhibit lighting control 
• “Smart” meeting, and education spaces with videoconferencing capabilities 
 
 
Kitchens 
Due to the risk of fire kitchens present and the fact that kitchens are often under the control of 
contracted operators, it is recommended that specialized design services be consulted 
regarding the requirements and layout of kitchen areas. A rough in of the space will need to 
take into consideration the water supply and disposal requirements; electrical requirements for 
equipment such as freezers and refrigerators, dishwashers, exhaust fans, and countertop 
equipment such as microwaves; lighting; gas for cooking and hot water; and exhaust ducts and 
associated fire suppression systems. Local codes may require special features such as a grease 
disposal system or a dedicated staff washroom in the kitchen area. 
 
Refer to Food Services for food circulation information. 
 
 
Lighting—Gallery Spaces 
Museum light level specifications are based on the lowest amount of light necessary for a 
viewer to appreciate an object on display. Anything above this level is considered to cause 
unjustifiable damage. Gallery lighting must balance visible-accessibility objectives (which 
favour brighter conditions for visitors with weaker eyesight) with the need to minimize 
collections damage (which favours lower lighting conditions). Specific gallery lighting 
requirements will need to be determined during the detailed gallery design process.  
 
The unit used for collections light level recommendations measures the amount of illuminance 
falling on the surface of an object. This value, referred to metrically as lux, is the amount of 
visible radiation based on the human eye’s relative sensitivity to the wavelengths of the visible 
spectrum. The nonmetric visible light unit is the foot-candle (fc); 1 fc is approximately 10 lux. 
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The acceptable level of illumination is based on the relative risk of light damage to an object. 
Although cultural institutions have strict specifications regarding the maximum level of 
illumination, actual damage is not based on the intensity of light at any given moment in time. 
It is based, rather, on the total amount of exposure over time. Cumulative exposure is 
determined by multiplying the time of exposure by the level of illumination. This means that 
the same amount of damage will occur if an object is exposed to 50 lux (5 fc) for 10 hours 
(500 lux-hours) or to 200 lux (20 fc) for 2.5 hours (500 lux-hours). Two problems with 
illumination exposure are (1) what to do if the yearly exposure limit is exceeded and (2) what 
range of illuminance is acceptable. Concerning the first point, it would be necessary to have an 
ongoing monitoring procedure, with objects replaced on a regular basis as they reach their 
annual exposure limit. The cumulative exposure would then be used to determine how long the 
object would have to stay in storage before going on exhibit again. The cumulative exposure 
would have to become part of the object’s record. Light damage is cumulative; therefore, the 
lower the exposure, the longer the work will take to show deterioration. It is strongly 
recommended that the maximum annual illumination exposure be as low as is feasible. 
 
Collections are organized generally into four groups: 
 
• High Sensitivity: 50 lux (5 fc) with exposure limited to 120,000 lux-hours per annum 

(11,150 foot-candle-hours per annum). Formerly, all paper, photographic materials, and 
textiles, many organic natural history specimens, and some unstable plastics and modern 
paints were placed in this category. Many museums still use this light level as a categorical 
condition for loans of these materials. 

• Moderate Sensitivity: 100 lux (10 fc). Since not all paper, textile, and photographic 
materials are extremely sensitive, some museums have been able to reclassify select 
materials into this category. Dyed wood is generally in this category, although some wood 
dyes can be highly sensitive. Professional advice is essential in determining the 
appropriateness of this category. 

• Low Sensitivity: 200 lux (20 fc) with exposure limited to 500,000 lux-hours per annum 
(46,470 foot-candle-hours per annum). Oil and acrylic paintings are usually placed in this 
category, along with undyed organic materials such as leather, wood, and ivory. 

• Insensitive: 300 lux (30 fc) or more. Objects not subject to damage from light do not 
require limits. The 300-lux value is based on the importance of balancing the relative 
intensity of illumination of all surfaces within the field of vision at no more than a 6:1 ratio. 
If some objects are at 50 lux, brightly lighted objects well in excess of 300 lux will make 
the objects at 50 lux look under-illuminated. 

 
In addition, 5 lux (0.5 fc) should be provided at 0.9m (3 ft) above the finished floor for security 
lighting in CCTV-monitored areas. 
 
The following criteria should be followed for selecting light sources: 
 
• Correlated color temperature (CCT) of fluorescent and other discharge lamps is to be 

appropriate to other light sources in the space and for the light levels being provided. The 
color temperature of the source describes the warmth or coolness of a white light. 

• Color rendering index (CRI) of fluorescent and other discharge lamps is to be a minimum 
RA (rendering average) of 85 and RW (rendering worst) of 75. By definition, a full-
spectrum source has a CRI of 100.  

• For infrared heating, avoid direct sunlight exposure and maintain daylight and electric light 
readings at the lux levels proposed above. 

 



ART GALLERY OF MISSISSAUGA 
Facility and Business Planning Study - Final Report 

 

 Lord Cultural Resources   A-21 

UV light is to be eliminated in all collections areas. Lighting should be designed in a manner 
that does not expose collections objects to damaging light levels, while at the same time 
improving the lighting of collections spaces. Maintain a maximum of 10 µWatts/lumen of UV 
light at the lux levels proposed above.  
 
Light distribution and directionality: Generally, a focused source is preferred for lighting 
specific objects, especially objects with some three-dimensionality, because directionality 
provides a greater awareness of surface relief due to the emphasis on shadows and highlights. 
Diffuse sources provide a more uniform distribution of intensity but lack the “punch” of a 
directional source. These considerations are important when selecting a light source for 
ambient lighting of rooms versus task lighting for objects on display. A typical gallery lighting 
configuration is a three-circuit track, with two circuits on dimmers for direct lighting and one 
circuit undimmed as a power source.  
 
Typically, the optimum lighting setup is 30 degrees from vertical at approximately 1.5m (5 ft) 
above the floor, controllable to any level from 50 lux (5 fc) up. If the lighting is too close to the 
walls, the objects will display raking light, showing distortion and casting shadows from the 
frames onto the objects. If the lighting is too far from the walls, the viewers will cast their own 
shadows on the object they are trying to study. (See illustration below). 
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Lighting—Non-Public Collections Areas 
Lighting in storage areas should minimize exposure to collections over the long term. 
Generally, a two-tiered system is acceptable, with suspended indirect fluorescent lighting with 
UV filters (to reduce UV light to less than 10 μWatts/lumen) for ambient lighting and 
individual task lighting for work areas. Natural lighting is strongly discouraged, as it poses risks 
for increased exposure, leaks, and theft.  
 
In general, collections storage areas can have an ambient lighting level of 200 lux AFF (above 
finished floor). It is recommended, in order to both conserve energy costs and reduce the risk 
of damage from accidental light exposure, that programmable controls be installed to turn 
lights off after a certain period of inactivity. Lighting in storage areas should also be 
coordinated with the layout of storage units in each space to provide light where it is most 
needed and to avoid over-lighting. There should be no lighting above pull-out picture racking—
the lighting should be in the aisle area, where individual racks can be viewed. Above 
compacted sliding picture racks or high-density mobile shelving, lighting should run 
perpendicular to the racks so that they can be viewed at any open position.  
 
 
Lighting—Security 
Adequate security lighting should be implemented for the safety of visitors and collections. 
Security lighting must be on emergency power, providing well-lit pathways during 
emergencies. Surveillance/alarm assessment security lighting will be closely integrated with 
the CCTV surveillance systems.  
 
Technologies such as motion-detection and infrared CCTV systems may fulfill security 
objectives without the need for 24-hour security lighting. Such approaches may contribute to 
reduced energy expenditures and reduced light exposure for collections objects. 
 
A lighting level of 5 lux (0.5 fc) at 0.9m (3 ft) AFF (above finished floor) is required for security 
lighting in CCTV-monitored areas. 
 
 
Lighting—Loading Areas 
The loading areas should be equipped with sufficient work lighting. The minimum light output 
should be approximately 500 lux (50 fc) at 0.9m (3 ft) above the ground.  
 
 
Lighting—Retail 
Retail lighting is frequently the brightest in a building due to the desire to make product look its 
best. As a result the gift shop may require additional air circulation and cooling to maintain the 
human comfort set point.  
 
 
Lightning Protection 

A lightning protection system is an important consideration to protect the structure from high-
voltage currents and associated damage to both the building and collections. The design of the 
lightning protection system should consider code and the advice of the electrical engineer. 
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Loading Bay/Dock 
The loading bay and dock represent the point at which all goods and collections enter and exit 
the building. An important consideration is the physical separation between collections and 
non-collections functions. Many of the non-collections goods, such as food supplies or waste, 
pose risks to collections and must be restricted from collections paths. Separated loading 
bays/docks are strongly recommended. A back-in loading dock is preferable, since most 
trucks have their opening on the back rather than the side. A fully enclosed loading bay also 
provides better security and shelter from the elements and allows for better environmental 
controls. 
 
The collections loading bay/dock should accommodate: 
 
• A clear separation from the non-collections loading bay/dock 
• Grading that allows the trailer box floors of parked trucks to be level 
• A security booth with staff restroom 
• A truckers restroom 
• A hydraulic platform lift for collections in every unloading zone 
 
The collections hydraulic platform lift should accommodate: 
 
• A smooth, slip-resistant floor to prevent vibration in carts—not a checker-plate steel floor 
• Removable handrails 
• A loading flap to bridge truck and lift 
• Key or card interlocks to prevent unauthorized use 
• Controls on a flexible power cord that will reach the end of the elevating dock furthest 

from the shipping/receiving door 
• A hydraulic pump and piping located so as to be protected from accidental damage and to 

protect collections material from an oil leak, whether the oil is under pressure and 
therefore spraying out, or simply dripping out 

• A thermostatically controlled oil heater to ensure reliable cold-weather operation 
• The immediate movement of collections and goods between the truck and 

shipping/receiving and vice versa—they are not to be left sitting on the dock due to 
security concerns, even when the dock is enclosed 

 
Other design features that should be incorporated into the collections loading bay/dock 
include a personnel door in close proximity to the shipping/receiving loading door. The 
personnel door provides access to the cab when a truck is at the dock; it allows small packages 
to be delivered without opening the main door; and it allows security screening of the delivery 
people and the shipment prior to opening the main door. The personnel door should be 
secured with adequate locking mechanisms, vertically firing panic hardware, a security light, a 
buzzer, a magnetic switch, an electric strike, and a closed-circuit television camera for 
surveillance purposes. Since it is very likely that the personnel doors will open out, the hinge 
pins will need to be of a non-removable design, for security purposes. These metal-skinned 
doors should be insulated, weather stripped, and internally reinforced. The metal doorframes 
should also be reinforced. A security booth with windows viewing the 
loading/shipping/receiving areas provides surveillance of this zone, monitors arrivals, and 
allows screening and receipt of packages.  
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In most loading bay/dock designs, overhead doors are preferred for their efficiency, as 
opposed to outward-swinging doors that may pose operational problems, such as having 
trucks back into them when in the open position or swinging into collections items. Each side 
of the overhead door should be secured with slide bolts that can be padlocked. An insulated 
door should be used, and the door should be reinforced. Weather stripping should be provided 
on the head, sill, and jambs of the overhead door, as well as between the sections, so as to 
lessen air infiltration/exfiltration and thereby the quantity of pests and pollutants entering. 
 
Bollards should be placed in a manner that protects the building in locations where a truck 
could contact it—either in the front or back of house. Bollards should be capable of stopping a 
2.5-ton truck traveling 56 km (35miles) per hour at a 90-degree angle. Bollard designs can 
creatively incorporate other features, such as built-in lighting or ash receptacles, provided that 
they meet the core functional requirement of protection from vehicular impact. 
 
HID lighting should be provided in the loading bay/dock, with a minimum light output of 
approximately 500 lux at 0.9m (3 ft) above the ground. 
 
It will be necessary to provide an exhaust system to remove vehicle contaminants from the 
enclosed loading bay/dock. Exhaust fans may be needed to “depressurize” this space to 
prevent exhaust fumes and vehicle odours from entering the remainder of the building. The 
exhaust/relief air from designated areas of the building could be dumped into the collections 
loading bay/dock to purge it via exterior wall or roof louvers when appropriate, thereby 
reducing the exhaust fan operating requirements for this space. 
 
 
Materials and Finishes 
A wide range of building and finishing materials is available today, and new products 
continually come on the market. Some may have damaging effects on collections. A materials 
list must be generated by the design team and presented for vetting to ensure that all 
materials to be used on this project meet preventive conservation criteria for safe use in 
conjunction with art gallery collections. 
 
Floor finishes must be durable and long lasting, requiring minimal ongoing upkeep. High-
quality finishes are preferred in atrium and public collections areas. Carpet tile may be the 
preferred finish in some public and staff areas, preferable to traditional carpeting for its 
efficiencies for spot replacement, as well as its ability to form decorative patterns. Non-public 
collections areas, such as collections storage, should be sealed concrete. 
 
In general, gallery walls should be painted drywall, composed of painted 16mm to 19mm (5/8- 
to 3/4-inch) fire-rated gypsum wallboard over 19mm (3/4-inch) fire-retardant treated 
plywood on studs, separated from the exterior structural wall, and capable of supporting 90 kg 
(200 lb) per hanger. 
 
 
Pest Control 
A pest infestation represents a significant risk to collections, in particular those with great 
amounts of organic materials that can provide a source of food for bugs. Building systems will 
complement collections treatment and operational processes.  
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During construction, all construction materials are to be checked for pest infestations and 
fumigated if necessary. Best construction practice is to be used in the design, construction, and 
treatment of the foundations to aid in long-term termite control, especially where services 
(pipes and cable ducts) enter and leave the building. Landscaping may need to be coordinated 
with the building design to ensure that the landscaping prevents pest infestations of the 
building. 
 
The placement of vestibules at frequently used entrances will make the movement of pests 
into the building more difficult, especially if the interior doors are also weather stripped and 
equipped with sweeps. In addition, the slight positive air pressure to be maintained within the 
building will help to hinder the ingress of pests through doors. An ongoing program of pest 
monitoring is recommended as part of an integrated pest management (IPM) strategy.  
 
The HVAC air filters are to be tightly fitted so that all air brought into the building passes 
through and cannot leak past or between the filters. In this way, all pests entering the building 
via the fresh air duct will also be stopped by the tightly fitting filters. Exhaust ducts will need to 
be screened and fitted with tightly sealing back-draft dampers to restrict the entrance of pests 
into the building via these openings.  
 
Collections areas and movement routes throughout the building are to be physically separate 
from non-collections areas and movement routes—routes for items such as food and food 
garbage, office supplies, carpentry supplies, and so on—since it is likely that pests could be 
associated with the non-collections materials.  
 
 
Plumbing 
One of the damaging and most frequent hazards to collections comes through flooding or 
spills of water, sewage, or chemicals in areas where artworks are present. Art gallery 
construction requires that no piping—whether for domestic hot, cold, or recirculating water, 
space heating or cooling water, drain/waste/vent piping, rainwater leaders, and so on—is 
allowed in, above, or beside collections spaces, with the exception of sprinkler piping and 
plumbing serving specific fixtures associated with a specific collections space (such as 
plumbing serving a conservation lab). All piping serving collections areas should be located in 
corridors, maintaining the required clear height of the corridor. Pipes should be labelled for 
ease of maintenance. 
 
 
Public Address System 
A zoneable public address system throughout public and non-public areas is useful for normal, 
such as closing, and emergency announcements. Such a system would override and be 
separate from the audio (music) systems in public areas. It would be controlled from the 
security area and interfaced with the telephone system. The building telephone exchange 
would connect offices and other workstations. 
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Ramps 
In order to reduce risk and be able to move heavy objects, the slope of any areas for collection 
and exhibit components should be very gradual. Ramp gradients should be no more than 1:30 
and preferably 1:50 wherever collections are to be moved. Maximum ramp slope for 
wheelchairs is 1:12. 
 
 
Security  
Security considerations are important for deterring intrusion and other criminal activity. 
Furthermore, a good security system will provide crossover with similar museum functions, 
such as emergency management or fire response. To achieve this, the following security 
procedures are recommended: 
 
• CCTV cameras are to be installed, at a minimum, at all entrances, loading docks, corridors, 

galleries, and collections storage areas. CCTV cameras should maintain flexibility in gallery 
areas to accommodate changing gallery configurations. 

• Security systems are to be monitored 24 hours per day, 365 days per year, with 
emergency power backup (UPS plus emergency generator), on and off site. Exterior CCTV 
cameras will be monitored, as will cameras at the collections storage areas, throughout the 
galleries, and elsewhere throughout the institution. Continuous digital recording of all 
camera outputs will be undertaken for later review. 

• All openings in structures that allow entry, such as vents, ducts, trapdoors, and roof 
hatches, must be securable and electronically monitored. Manhole entrances for site 
utilities, such as gas, water, sewage, electricity, telephone lines, and drainage outlets, that 
provide access to ductwork or pipes that lead into the building and that are large enough to 
accommodate people should be secured and monitored. All utilities should be protected 
and not accessible to the public. 

• All lifts are to be controllable and able to be keyed off at night. 
• All exterior overhead doors are to be provided with a slide bolt and each side equipped 

with a padlock. 
• A door lock system with a card reader should be provided and should require a two-step 

process for opening high-value or security areas. 
• A security intercom/doorbell system should be installed. 
• Locks should be high quality and high security. This typically includes deadbolt locks, 

combined with electric strikes or magnetic locks. Doorframes and doors should be pre-
drilled for magnetic contacts. Supervisory personnel should be in direct control of all keys 
issued. A key press should be provided, as well as a secure storage location for the 
recorders and the security storage media. 

• The ongoing upgrading of security equipment will be necessary to maintain adequate 
protection. An external security assessment of procedures, equipment, and ongoing 
operations should occur on a regular basis. Equipment should be assessed at least every 
few years, in addition to external procedural assessments. 

 
These are all essential for every cultural facility repository that continuously faces threats to 
the security of valuable collections. During planning and design, a security consultant 
experienced in cultural property protection should be engaged to comment on specific 
strategies and approaches based on the threats unique to the institution based on its location, 
its collections, and its symbolic value. In the interim, it is important to think about security for 
spaces on an escalating scale, from Screening to Very Tight.  
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Screening: Site level of security, intended to monitor approach and access to the site and the 
building. 24-hour grounds monitoring would integrate with building perimeter monitoring to 
provide complete coverage of building approaches, facades, roofs, and entrances.  
 
Active: Outer level of building security, intended for the protection of public spaces. During 
open hours, this will consist of CCTV or DAVID scanning of exits and galleries; monitoring and 
ticketing in the lobby; and the presence of volunteers, docents, staff, and security personnel in 
the galleries, retail, and cafe areas. Low-security areas include supplies storage, housekeeping 
closets, and some staff areas. Security includes complete perimeter protection during closed 
hours and partial perimeter protection at all times (e.g., emergency exit monitoring, rooftop 
monitoring, and loading dock monitoring), supplemented by specialized alarm systems for 
vulnerable and/or valuable exhibits or objects. 
 
Moderate: Middle level of security, applied to areas where vulnerable materials should not be 
left unattended. This level would control public access to non-public areas. Active motion 
detectors and alarms would be provided throughout spaces that would generally also be CCTV 
monitored and equipped with high-security locks combined with card access on internal doors. 
 
High: Second-highest level of security, reserved for the collections spaces where vulnerable 
materials are stored or otherwise left unsupervised. This level provides 24-hour protection that 
can only be deactivated remotely by a second person on the instruction of an authorized 
person. The card reader would be used to inform the security person that access to a 
collections storage area is required. The security person would determine via the CCTV 
system that the person and the card match and that any other persons going in at the same 
time (tailgaters) are recorded prior to releasing the electric door strike. The security person 
should be able to speak with the cardholder via an intercom system. The card would be 
required to exit the area without setting off an alarm. After working hours, the man doors 
would be secured with a 6-pin biaxial 1-inch throw deadbolt. 
 
Very High: Highest level of security, reserved for the vault areas where vulnerable materials are 
stored or otherwise left unsupervised. This includes the same requirements as the high level of 
security, plus enhanced physical construction—reinforced walls, floor, ceiling, and door to 
meet fire and security vault specifications.  
 
 
Shipping/Receiving 
As described in Loading Bay/Dock, collections and non-collections areas should be separated. 
 
Dedicated Collections Shipping/Receiving Area: Adjacent to the collections loading bay/dock, 
this area is complete with hydraulic platform lifts at dock level and insulated and weather-
stripped overhead door and personnel door. The collections shipping/receiving area will ideally 
have direct linear access to the packing/unpacking area. To maximize efficiency, these areas 
should be immediately adjacent to one another with the temporary exhibition storage area as 
close as possible (ideally interconnecting). The collections shipping/receiving area needs to be 
large enough to accept all the crates from two semi-trailer trucks without having to open any 
of the doors to other areas of the facility. The packing/unpacking area shall also be designed to 
accommodate similar capacities and provide an area for incoming shipment documentation to 
take place. 
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Non-Collections Shipping/Receiving Area: This space is required for receiving food, exhibit 
supplies, office supplies, and other non-collections deliveries, as well as for garbage disposal, 
recycling storage, and chemical disposal storage. This area and its loading bay/dock must be 
completely separate from the collections shipping/receiving area. Ideally, there will be an 
enclosed service delivery area, supervised by the same security area that supervises the staff 
entrance and/or by a guard post. Inside the service delivery area, there should be an enclosed 
bin center for Dumpsters, recycling bins, and so on, and two truck bays for deliveries to the 
service delivery dock. The receiving area, supervised from the security area, should have 
lockable cages for temporary storage of goods, and may require refrigerated storage for 
perishable food deliveries. 
 
 
Sprinklers 
The requirements for sprinkler systems for cultural facilities housing collections are more 
specific than local fire and building code requirements, since they are directed toward 
preserving and preventing further damage to collections in addition to preserving human life.  
 
It is far better to have a wet collection than a burned one. At a minimum, a wet-pipe sprinkler 
system should be installed throughout the building, including the galleries and collections 
storage, and should be monitored by the fire alarm annunciator panel.  
 
Consideration could be given to installing a high-pressure pumped mist/fog sprinkler system 
in appropriate locations and utilizing stainless steel small diameter pipe. These systems 
introduce less water into a space, put out fires faster than conventional systems, mitigate 
smoke damage through water absorption, and reduce heat damage through cooling the fire. 
 
All fire detection and suppression systems need to be monitored and supervised by the fire 
alarm panel—i.e., water flow in the sprinkler system would be reported at the fire alarm 
annunciator panel, where the fire detection system is monitored to inform the authorities 
where in a building a fire is located. For areas of the building where hidden sprinkler heads may 
be located, such as above false ceilings, “annunciating” sprinkler heads, or flow detection 
devices in the branch piping serving these areas, should be provided to make it easier to 
identify the location of a leak. 
 
Copper, thermoplastic, or galvanized steel pipe is preferable to black steel pipe since the water 
emitted by a black steel pipe system is usually very dirty due to the corrosion that occurs 
within the system, leading to object conservation and cleaning problems. The sprinkler system 
should be cleaned to potable-water or boiler-water specifications in order to remove rust, 
cutting oils, protection oils, flux materials, and so on, so that the water emitted by the system 
in a fire situation will be as clean as possible. An effort should be made to use upright sprinkler 
heads wherever possible, and dry-pendant heads wherever upright heads cannot be used, so 
that when the regular flushing of the sprinkler system occurs, the fewest pockets of 
“unflushed” water will remain. All sections of the wet-pipe sprinkler system should be capable 
of being flushed directly into a drain. 
 
Sprinkler heads should also receive consideration, and efforts should be made to reduce the 
lag time as much as possible. Quick-response sprinkler heads are frequently specified for this 
purpose.  
 
See also Fire Suppression for details on waterless systems for specific types of areas. 
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Surveillance 
It is important to consider surveillance as part of the design process. The design of the building 
can promote natural surveillance, which generally follows the principles of Crime Prevention 
through Environmental Design (CPTED). A slight change in the design of the building can 
reduce the cost of security. 
 
Active surveillance measures should also be considered. Closed-circuit televisions (CCTV) 
should be included at all points of entry into the building, as well as the surrounding outdoors, 
the gallery spaces, collections and transit storage, and selected other locations. Infrared 
capability would be desirable, as this may reduce lighting levels further during off hours. Some 
screens should be visible to visitors at the staff entrance. All video signals should be 
continuously recorded and stored on a separate security server. 
 
 
Telephones 
A telecommunications computer will control all staff phones. A separate security telephone 
should be provided. Switchboard control transfer to the security booth after hours should be 
made available. The ability to call long distance from telephones should be controlled. 
 
 
Universal Design 
The Center for Universal Design (CUD) defines its subject as the “design of products, 
environments and services to be usable by all people, to the greatest extent possible, without 
the need for adaptation or specialized design” (2002). Therefore, a main objective of any 
cultural facility is to have all-inclusive accessibility to a wide range of people with different 
cultural, social, educational, economic, and national backgrounds, interests, and capabilities. 
Universal design shares the same goal, and its principles should be incorporated throughout 
the art gallery planning process. Principles include: 
 
• Spatial layout and physical configuration of spaces 
• Orientation and wayfinding 
• Perceptibility and legibility of graphics 
• Intellectual accessibility—ensuring adequate access to learning in the art gallery 

environment and outreach programs 
• Exhibition presentation and interpretive content 
• Visual accessibility  
• Sensory accessibility 
• Information and communication technology (web design) 
• Proactive management and operational systems to address nonstandard user 

requirements 
 
The American Disabilities Act of 1990 (revised in 2010) defines disability as “a physical or 
mental impairment that substantially limits a major life activity.” The ADA provides 
regulations for eliminating discrimination based on disabilities, with a particular focus on 
physical barriers.  
 
Universal design can be achieved by either direct access or indirect access.  
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• Direct access includes adaptations, redesign, and design of products, environments, 
services, or systems to improve their accessibility.  

• Indirect access includes assistive technology such as wheelchairs or screen-readers and 
refers to product, environment, service, or system interfaces that enable an add-on to 
provide the user with full access.  

 
Universal accessibility is about integrating the philosophy and conceptual framework of 
universal design into a creative, functional, and aesthetic solution that allows an equal 
experience for all patrons of cultural facilities. 
 
 
Vestibules 
To provide greater control over the internal environment in the building, to lower operating 
costs, and to limit infiltration of particulate and gaseous pollutants and insect and animal 
pests, airlock vestibules are needed at all entrances in regular use. The vestibules should be 
designed to allow the exterior door to close before visitors or staff enter the interior door, 
reducing energy costs. Vestibules should also be fitted with a floor grate to capture some of 
the dirt entering the building.  
 
Revolving doors could be considered if handicapped access is provided separately. 
 
 
Walls 
It is essential that in all collections areas, walls be designed to contain the specified museum 
environment, to be easily cleaned, and to resist pest infestations. Walls in collections spaces 
including collections and transit storage, shipping/receiving, crating/uncrating, and freight 
elevator shaft and corridors should be concrete or plaster; surfaces shall be sealed or painted 
to prevent dusting, even in concealed locations, for example, above suspended ceilings if 
installed. 
 
Public collection walls are to be repeatedly nailable, painted 16mm (5/8-inch) fire-rated 
gypsum wallboard over 16mm -19mm (5/8- to 3/4-inch) plywood on studs, separate from the 
exterior structural wall and capable of supporting 200kg (440 lb). The stud space could be 
enlarged to provide room for such components such as HVAC ducts, electrical wiring, 
sprinkler risers, circuit breaker panels, and electrical outlets. The return air openings for the 
HVAC system should be located at the bottom of the nailable wall in the toe space. Some 
nailable walls may be located at least 3 feet from the structural wall to allow the installation of 
video monitors and so on. Public collection walls are to be seamless, with no trim, and with 
devices such as security sensors, CCTV cameras, exit signs, fire alarm strobes and sounders, 
grouped together over doorways and in the corners of the room as appropriate. 
 
If a public collection space contains an exterior wall, and if the stand-off secondary wall is not 
used as a low-level air return system, then it will need to be ventilated top and bottom so that 
both sides of the hanging face of the stand-off wall are at room conditions and not cooler (and 
therefore more humid) or hotter (and therefore drier) than room conditions. 
 
Offices and public non-collections spaces may be painted drywall, as is typically specified for 
office finishes. Service areas should be finished for utility and ease of cleaning. 
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Sources: 
 
Gail Dexter Lord, Barry Lord, and Lindsay Martin, eds., The Manual of Museum Planning, 3rd 
Edition (Toronto: Altamira Press, 2012), Chapter 7, 8,10 and 15. 
 
ASHRAE 2007, Method of testing general ventilation air cleaning devices for removal efficiency by 
particle size. ANSI/ASHRAE Standard 52.2-2007. 
 
ASHRAE Handbook, 2011, HVAC Applications. Chapter 23 Museums, Galleries, Archives, and 
Libraries. 
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APPENDIX B: DETAILED COST ESTIMATES 

Recommended AGM Space List and Cost Analysis on a $/sf basis 
 

  

Space

 Recommended 
Floor 
Level Functional Comments Technical Comments Critical Adjacencies

net sqft net sqm $/sf $
Zone A: Public Non-Collection Space
A1 Public Spaces
Vestibules G 50               5             $900 $45,000 At all regular entrances, including the Staff 

entrance.   Provide barrier free access from the 
exterior.

Airlock entrances providing at least 10ft (3m) 
between outer and inner sets of doors, which 
provide a transition between the outside 
environment and the controlled environment 
inside, and a mud or snow floor grille between the 
doors.   

Entrance Hall; taxi/private vehicle/public 
transit/school or tour bus  drop off/pick up area; 
staff entrance/VIP entrance;  Shop

Entrance Hall G 1,200         111        $1,000 $1,200,000 The lobby serves as the main entry point for all 
visitors and the main assembly point and 
reception for groups/families and individual 
visitors.  The lobby may also function in the 
evenings as an event space with direct 
connection to the Multipurpose Room. This 
space is sized to accommodate 120 persons @ 
10sf per person. 

Lobby walls should be repeatedly nailable and 
finished as Gallery walls. Contains seating. Public 
pay telephone desirable. An optional feature could 
be a folding wall between Lobby and Multipurpose 
Room. Such a wall could be folded away, to provide 
a larger space for receptions, etc.  Video monitoring 
will be provided.

Adjacent to main entrance, Reception Area, 
Multipurpose Events/Education Space, 
Orientation Space, shop, café, washrooms.

Orientation Space/Film Screening Room G 600            56          $850 $510,000 Used for orientation and gathering of groups 
including school groups. Able to hold 1  class at a 
time .To accommodate 30 persons @ 
20sf/person

Audio-visual capability is needed.  Walls to be 
finished as per galleries. 

 Entrance Hall, Reception Counter,coatroom, 
Shop, Galleries.

 Minimum 
Recommended 

Space List 

Class D Cost Estimate -
Recommended Space 

List
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Space

 Recommended 
Floor 
Level Functional Comments Technical Comments Critical Adjacencies

net sqft net sqm $/sf $

 Minimum 
Recommended 

Space List 

Class D Cost Estimate -
Recommended Space 

List

A2 Visitor Amenities
Reception Counter G 50               5             $350 $17,500 Reception Desk should be positioned so that 

assigned staff can sell tickets to temporary 
shows, and also operate cash for Shop area 
without moving. One staff member must be 
able to operate the entire front of house of the 
Gallery. 

Cash drawer and concealed security alarm also 
required. 

Orientation Space, Entrance Hall, coatroom, 
Shop, Galleries.

Coatroom G 50               5             $280 $14,000 Self-serve option for visitors  and tour/school 
groups to check personal belongings. To 
accommodate 60 coats at 20 coats per 3 linear ft.  
If there is a counter it should be congruent with 
Reception Desk, so that one staff can operate 
entire front-of-house. Include space for stroller 
storage and wheel chairs. Include storage to 
accommodate school group lunches.

Part of entrance lobby, near or associated with 
Reception Counter.

Washrooms, Male All 100            9             $600 $60,000 Should be located on each main floor near 
elevators/escalators.  Diaper changing facilities 
and urinals should be included.  At a minimum 
must meet barrier free code requirements.

Located at lobbies on all floors, café

Washrooms, Female All 175            16          $600 $105,000 Should be located on each main floor near 
elevators/escalators.  Diaper changing facilities 
should be included.   At a minimum must meet 
barrier free code requirements.

Located at lobbies on all floors, café

Family Washroom All 120            11          $600 $72,000 Must meet or exceed code for disabled access.  
Must include diaper changing facilities, and 
chair for nursing mothers. One should be 
located on each public floor.

Located at lobbies, café/restaurant.  

Sick Bay G 150            14          $280 $42,000 Requires access from emergency response 
team.

Requires sink, examination table, storage. Adjacent to public washroom.

Public/Staff Elevator incl
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Space

 Recommended 
Floor 
Level Functional Comments Technical Comments Critical Adjacencies

net sqft net sqm $/sf $

 Minimum 
Recommended 

Space List 

Class D Cost Estimate -
Recommended Space 

List

A3 Food Services and Retail
Café G 600            56          $500 $300,000 To provide light snacks and beverages to 

visitors. To accommodate 15 persons at 
20sf/person plus self- serve counter.

Shop G 600            56          $500 $300,000 Cash must be able to be operated by person at 
Lobby Reception Desk, who should also be able 
to oversee this area as well. Concealed security 
alarm needed. Publications will be sold here as 
well as other AGM retail items.

A4 Learning Centre
Group Check-in/Schools Assembly See Orientation Space above
Group Coatroom Shared with general Coatroom
Multi-purpose Events/Education/Activity Space G 1,200         111        $450 $540,000 This serves educational

programmes, workshops, large meetings and 
events. This space will accommodate two 
classes of 30 persons @ 20sf per person.  

Folding doors dividing the Entrance Hall and this 
space to accommodate larger events; This space 
itself can be  It could be divided into two spaces; 
Projection Booth

Entrance Hall so that it can open up to that space 
for larger events.

Resource Centre/ Media Lounge G 600            56          $400 $240,000 This space serves will provide computers and 
reference documents similar to the  existing 
Resource Centre.

Offices

Total Zone A 5,495         511        $627 $3,445,500
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Space

 Recommended 
Floor 
Level Functional Comments Technical Comments Critical Adjacencies

net sqft net sqm $/sf $

 Minimum 
Recommended 

Space List 

Class D Cost Estimate -
Recommended Space 

List

Zone B: Public Collections Space
Permanent Collections Galleries
Permanent Collections Gallery G/U 1,000         93          $1,500 $1,500,000 Dedicated space for display of Permanent 

Collections on a rotating basis.
Video monitoring will be provided.

Temporary Galleries
Main Feature Gallery #1 G 2,000         186        $1,500 $3,000,000 Dedicated for Traveling Exhibitions from other 

Institutions, to curated shows from the AGM 
collection. 

 Provide a shared folding wall with Main Feature 
Gallery #2 for larger exhibitions/events.Video 
monitoring will be provided.

Main Feature Gallery #2

Main Feature Gallery #2 G 2,000         186        $1,500 $3,000,000 Dedicated for Traveling Exhibitions from other 
Institutions, to curated shows from the AGM 
collection. 

Provide a folding wall with Main Feature Gallery #1  
for larger exhibitions/events.Video monitoring will 
be provided.

Main Feature Gallery #1

Focus Gallery G/U 1,500         139        $1,500 $2,250,000 A temporary exhibition gallery focused on the 
cultural diversity of the region. 

Main Feature Galleries.

Digital Practice/Lens Base Gallery G/U 1,500         139        $1,500 $2,250,000 Space to exhibit digital art and photography 
related art work. 

Wired for digital practice; provide acoustic 
separation from other galleries.

Artist in Residence Space/studio G               500 46          $300 $150,000 This space can open up to other gallery spaces
Total Zone B 8,500         790        $1,429 $12,150,000

Zone C: Non-Public Collections Space
Enclosed Collections Loading Dock/Bay G 1,200         111        $285 $342,000 Direct back-in loading dock is recommended.  Secured space. Designed to accommodate one 15m 

long semi-trailer truck at a time. Personnel door 
required beside overhead door. Video monitoring 
will be provided.

Near dedicated art freight elevator

Collections Shipping/Receiving G 400            37          $285 $114,000 Will need to be duplicated in an off-site 
collections storage facility.

Enclosed Collections Loading Dock/Bay, 
Packing/unpacking

Packing/unpacking G 400            37          $285 $114,000 Designed to accommodate content from one 
15m long semi-trailer truck. Will need to be 
duplicated in an off-site collections storage 
facility.

Dust free uncrating/crating area. Collections Shipping/Receiving, Temporary 
Exhibition Storage.

Temporary Exhibition Storage G 800            74          $500 $400,000 To accommodate two semi-trailer truck loads for 
temporary exhibitions

Video monitoring will be provided. Collections Shipping/Receiving, Galleries

Dedicated Art Freight Elevator incl Interior cab size to accommodate design object Collections Shipping/Receiving, Galleries

Total Zone C 2,800         260        $346 $970,000
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Space

 Recommended 
Floor 
Level Functional Comments Technical Comments Critical Adjacencies

net sqft net sqm $/sf $

 Minimum 
Recommended 

Space List 

Class D Cost Estimate -
Recommended Space 

List

Zone D: Non-Public Non-Collections Space
Zone D1 Offices and Admin Support
Executive Director/Curator’s Office U 130            12          $350 $45,500 1 position senior FTE x 130sf
Curator and Director of Programmes Office U 110            10          $350 $38,500 1 FTE position x 110sf
Education Director Office U 110            10          $350 $38,500 1 FTE position x 110sf
Operations Manager's Office U 110            10          $350 $38,500 1 FTE position x 110sf
Open Office U 710            66          $300 $213,000 5 FTE positions x 90sf each open concept; 4 at 75 

sf
Meeting Room U 175            16          $375 $65,625 Small Conference Room for 8-12 persons. Staff Offices
Photocopy/File Storage Room/Office Supplies U 120            11          $300 $36,000 One centralized room
Staff Kitchen U 100            9             $285 $28,500 to service Meeting Room and staff offices.
Staff Washroom - Female U 65               6             $600 $39,000
Staff Washroom - Male U 65               6             $600 $39,000
Zone D2 Non-Collection Support Areas
Collection Support Spaces
Workshop L 500            46          $450 $225,000 On-site exhibit installation support and final 

touch ups; contains a Lighting/Electrical work 
area

Prop Storage Room L 120            11          $250 $30,000 Exhibition panels, plinths and panel system can 
be stored here when not in the galleries. 

Access to Exhibition Preparation Workshop and 
galleries 

IT Support Spaces
Information Services Server Room L               150 14          $325 $48,750

I.S. Telephone Server Room L               100 9             $325 $32,500
I.S. Communications Closets L               100 9             $325 $32,500
I.S. Tech Shop Facility and Equipment Storage L               150 14          $325 $48,750
Security Support Spaces
Security Control Room L               200 19          $250 $50,000
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Space

 Recommended 
Floor 
Level Functional Comments Technical Comments Critical Adjacencies

net sqft net sqm $/sf $

 Minimum 
Recommended 

Space List 

Class D Cost Estimate -
Recommended Space 

List

Non Collections Support Spaces
Loading Dock - Non-Collections G               300 28          $285 $85,500 Covered dedicated secure loading dock.  Ideal if 

can be  enclosed. 
Shipping/Receiving G               200 19          $285 $57,000
Shop Storage L               200 19          $285 $57,000 Includes retail,catalogues and publications. Rack storage system required.

Café Office G 100            9             $300 $30,000 Same as below.
Café/Catering Kitchen G 300            28          $500 $150,000 To support the operation of the café and catered 

events and functions.
Adjacent to lobby, multi-purpose and event 
room

Café/Catering Kitchen Storage G 175            16          $250 $43,750 Same as above. Shelving and cold storage required.
Chair/Event Storage L 175            16          $250 $43,750 Support furnishings and movable fixtures for 

Events including stairs, tables, stanchions.
Adjacent to Multi-Purpose Room  and Entrance 
Hall but also galleries.

Operations Storage L               150 14          $250 $37,500 Includes moving equipment such as forklift, 
dollies and ladders.

Garbage + Recycling Bins Storage G               120 11          $285 $34,200 Bins storage. Access to additional exterior 
garbage storage and recycling will be required. 

Custodial/Janitorial All               120 11          $285 $34,200 Located on each floor. Janitor's closets TBD from grossing. Each room 60sf 
(5.5sm) per floor, assuming a 2 level building. 

Total Zone D 4,855         451        $334 $1,622,525
Total Net Area 21,650      2,011    $840 $18,188,025
Grossing Factor 50% & 70% as applicable 10,825      1,006    $150 $1,623,750
Gross Floor Area 32,475      3,017    $610 $19,811,775
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ASSUMPTION & EXCLUSIONS     
- Cost Plan is based on the space list provided and represents a Concept Class D level (see definition for Estimate Classification) 
- Rates based on current dollar   
- Escalation Contingency is excluded, but should be considered   
- Post Contract Contingency for onsite Construction changes excluded  
- Demolition is excluded from both options   
- Environmental / contamination excluded   
- It is assumed that the Library Scenario is in a Shell & Core condition prior to the start of construction  
- Groundwater and existing ground condition issues excluded   
- The following items are specifically excluded   
 - all soft costs - statutory fees & permits  
 - all design fees - financing costs  
 - all project contingencies - bonding and insurance  
 - fittings, fixtures and equipment - testing & inspections  
 - maintenance & operating costs - land & building acquisition costs  
 - all permit & municipal charges - signage and graphics  
 - public art - HST  
 - special/abnormal soil/subsurface conditions/ hazardous waste removal  
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APPENDIX C: ACKNOWLEDGEMENTS 

We acknowledge here all of those who took part in the Visioning/Assumptions Workshop or 
who were interviewed as part of this study. Special remembrance to Robert Freeman, for his 
dedication to realizing enhanced facilities for the AGM. Special thanks to Stuart Keeler for his 
ongoing involvement in the study process and vision for the future and to the Board members 
for their guidance. The consultants working on the project are acknowledged at the end. All 
names are in alphabetical order. 
 
Staff and Board Members  
AGM Staff 
• Kendra Ainsworth, Assistant Curator 
• Laura Carusi, Animateur | Volunteer-Docent Coordinator 
• Tina Chu, Engagement Officer 
• Gail Farndon, Operations | Development 
• Robert Freeman, former Executive Director and Curator (deceased) 
• Aaron Guravich, Registrar | Consultant 
• Sarbjit Kaur, Marketing | Development (Consultant) 
• Stuart Keeler, Director | Curator 
• Jacqueline Qua-Hiansen, Communications 
• Sana Saleem, Special Projects | Docent 
• Joe Vinski, Weekend Attendant 
• Sadaf Zuberi, Animateur | Membership Coordinator 
 
AGM Current Board Members  
• Gabriella Bank, Board Member 
• Michael Douglas, President 
• Giovanni Facciponte, Past Board Member 
• Michael Hiley, Treasuer 
• Dan Hlavacek, Past Vice President, Past Treasurer 
• Anne Kennedy, Secretary, Past President 
• Vikas Kohli, Board Member 
• Dev Ramacharan, Board Member 
• Robert Tattersall, Board Member 
• Andrew Whitmore, Ex-Officio (City Liason) 
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AGM Past Board Members  
• Alfonsius Ariawan, Past Board Member 
• Giovanni Facciponte, Past Board Member 
• Arshad Mahmood, Past President 
 
Additional Interviews  
City of Mississauga 
• Susan Amring, Manager, Economic Development, City of Mississauga 
• Marilyn Ball, Director, Development and Design Division, Planning and Development 

Department, City of Mississauga 
• Steven Bell, Urban Designer, Development and Design Division, Planning and Building 

Department, City of Mississauga 
• Susan Burt, Director Arts & Culture, Culture Division, City of Mississauga 
• Paul Damaso, Manager Celebration Square (City Department under the Culture Division) 
• Annemarie Hagan, Manager, Museums Mississauga (City Department under Culture 

Division) 
• Gary Kent, Director of City Strategy and Innovations, City of Mississauga 
• Andrew McNeill, Strategic Leader, City of Mississauga Strategy and Innovations 
• Don Mills, Director, Library Services, Missisauga Library System (now retired) 
• Paul Mitcham, Commissioner, Community Services, City of Mississauga 
• Raj Sheth, Planning, City of Mississauga 
• Rose Vespa, Director, Library Services, Missisauga Library System 
• Mark Warrack, Cultural Planner, Culture Division, Community Services, City of 

Mississauga 
• Andrew Whittmore, Manager, Cultural Operations, Culture Division, Community Services, 

City of Mississauga 
 
Other 
• Don Ball, Head of Secondary Visual Arts and Technology, Peel School Board 
• Kelly Dever, Arts Instructional Coordinator, Peel District School Board 
• Jayme Gaspar, Executive Director, Heritage Mississauga 
• Ron Lenyk, Chief Executive Officer, Mississauga Living Arts Centre 
• Christof Migone, Director/Curator, Blackwood Gallery, University of Toronto, Mississauga 
• Steven Parfeniuk, Vice President Fianance and Administration, Sheridan College 
• Margo Sheppard-Hébert, Executive Director, Visual Arts Mississauga 
• Cole Swamson, Coordinator, Exhibitions & Residency Programs, Mississauga Living Arts 

Centre 
• Linda Thomas, Executive Director, Mississauga Arts Council 
• Jerry Townsend, Vice President, Business Affairs, Mississauga Living Arts Center 
 
Consultants 
• Marina Ramirez, Senior Consultant, Facility Planning, Lord Cultural Resources 
• Ted Silberberg, Senior Principal, Market and Financial Planning, Lord Cultural Resources  
• Catharine Tanner, Vice President, Facility Planning, Lord Cultural Resources (study leader) 
• Kirk Mawhinney, Partner, CB Ross Partners, Cost Consultants 
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