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PLANNING & DEVELOPMENT COMMITTEE – JUNE 10, 2013 

 
 
CALL TO ORDER 
 
 
DECLARATIONS OF (DIRECT OR INDIRECT) PECUNIARY INTEREST 
 
 
MATTERS TO BE CONSIDERED 
 
1. Sign Variance Applications – Sign By-law 0054-2002, as amended 

File: BL.03-SIG (2011) 
 

2. Information Status and Removal of "H" Holding Symbol Report  
To permit the northwest addition to Square One Mall and the future extension of 
Square One Drive, 100 City Centre Drive, Southwest of Hammerson Drive and 
Square One Drive 
Owner/Applicant:  OMERS Realty Management Corp and 156 Square One 
Limited, Bill 51, (Ward 4) 
File: H-OZ 12/005 W4 

 
3. Meadowvale Village Heritage Conservation District Plan Review 
 
4. PUBLIC MEETING 
 Proposed Amendments to Mississauga Official Plan and Zoning By-law 0225-

2007 for the Meadowvale Village Neighbourhood Character Area, (Ward 11) 
 File: CD.03.MEA 
 
5. International Design Competitions Task Force – Report on Recommendations 

File: PR.05.INT 
 
6. SUPPLEMENTARY REPORT 
 Official Plan Amendment and Rezoning Applications  

To permit a new grocery store and modified development standards for the 
existing plaza, 1077 and 1145 North Service Road and 2045 Insley Road 
North side of North Service Road between Insley Road and Stanfield Road 
Owner:  Applewood Shopping Plaza Limited c/o The Effort Trust Company  
Applicant:  Salmona Tregunno Inc., Bill 51, (Ward 1) 
File: OZ 10/003 W1 
 

7. SUPPLEMENTARY REPORT 
 Proposed Zoning By-law Amendments – Port Credit Infill Housing Study – 

Hiawatha Neighbourhood, (Ward 1) 
 File: CD.06.POR 
 

 
ADJOURNMENT 

 



 

Corporate 

Report 

Clerk’s Files  

Originator’s 

Files 
 
BL.03-SIG (2011) 

 

 

 
 

DATE: May 21, 2013 

TO: Chair and Members of Planning and Development Committee 

Meeting Date:  June 10, 2013 

FROM: Edward R. Sajecki 

Commissioner of Planning and Building 

SUBJECT: Sign By-law 0054-2002, as amended 

Sign Variance Applications 

 
 
RECOMMENDATION: That the report dated May 21, 2013 from the Commissioner of 

Planning and Building regarding Sign By-law 0054-2002, as amended, 

and the requested four (4) Sign Variance Applications described in the 

Appendices of the report, be adopted in accordance with the 

following: 
 

1. That the following Sign Variances be granted: 

 

 (a) Sign Variance Application 12-01303 

  Ward 5 

  TownePlace Suites Marriott 

  5050 Orbitor Drive 
 

  To permit the following: 
 

  (i) A second ground sign fronting Eglinton Ave. E. 

 

  (ii) Two (2) proposed fascia signs located between 

   the limits of the top floor and parapet on a hotel 

   building 3 storeys in height. 
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 (b) Sign Variance Application 13-03889 

  Ward 9 

  Booster Juice 

  3160 Argentia Rd. 

 

  To permit the following: 

 

  (i) One (1) fascia sign not located on the exterior 

   wall forming part of the unit occupied by the 

   business. 

 

 (c) Sign Variance Application 13-04033 

  Ward 9 

  Atrens-Counsel Insurance Brokers 

  7111 Syntex Drive 

 

  To permit the following: 

 

  (i) One (1) fascia sign erected on the third storey  

   of the building. 

 

2. That the following Sign Variances not be granted: 

  

 (a) Sign Variance Application 11-6728 

  Ward 5 

  RE/MAX Gold 

  2980 Drew Rd. 

 

  (i) Two (2) fascia signs not located on the unit  

   occupied by the business. 

 

  (ii) Two (2) fascia signs located on the second  

   storey of the building. 

     

 

  

BACKGROUND: The Municipal Act states that Council may, upon the application of 

any person, authorize minor variances from the Sign By-law if in the 

opinion of Council the general intent and purpose of the By-law is 

maintained. 

 



Planning and Development Committee - 3 - May 21, 2013

 
 

COMMENTS: The Planning and Building Department has received four (4) Sign 

Variance Applications (see Appendices 1 to 4) for approval by 

Council.  The applications are each accompanied by a summary page 

prepared by the Planning and Building Department which includes 

information pertaining to the site location; the applicant’s proposal; 

the variance required; an assessment of the merits (or otherwise) of the 

application; and a recommendation on whether the variance should or 

should not be granted.  

 

 

FINANCIAL IMPACT: Not applicable. 

 

 

CONCLUSION: Council may authorize minor variances from Sign By-law 0054-2002, 

as amended, if in the opinion of Council, the general intent and 

purpose of the By-law is maintained.  Sign By-law 0054-2002, as 

amended, was passed pursuant to the Municipal Act.  In this respect, 

there is no process to appeal the decision of Council to the Ontario 

Municipal Board, as in a development application under the Planning 

Act. 

 

 

ATTACHMENTS: APPENDIX 1: 

 

APPENDIX 2: 

 

APPENDIX 3: 

 

APPENDIX 4: 

 

 TownePlace Suites Marriott 

 Appendix 1-1 to 1-10 

 Booster Juice 

 Appendix 2-1 to 2-6 

 Atrens-Counsel Insurance Brokers 

 Appendix 3-1 to 3-6 

 RE/MAX Gold 

 Appendix 4-1 to 4-7 

 

 

 

 

Edward R. Sajecki 

Commissioner of Planning and Building 

 

Prepared By:   Darren Bryan, Supervisor, Sign Unit 
 

 

K:\pbdivision\WPDATA\June10_13signvariance.docx 



May 21,2013 

FILE: 

RE: 

MISSISSAUGA 

".~ 
Iiiiiii 

SIGN VARIANCE APPLICATION REPORT 
Planning and Building Department 

12-01303 

TownePlace Suites Marriott 
5050 Orbitor Drive - Ward 5 

APPENDIX 1-1 

The applicant requests the following variances to sections 1 and 13 of Sign By-law 0054-
2002, as amended. 

Section 1 Proposed 
One (1) ground sign is permitted for each A second ground sign fronting Eglinton Ave. 
street line. E. 

Section 13 Proposed 

Two (2) fascia signs located between the Two (2) proposed fascia signs located between 
limits of the top floor and parapet on hotel the limits of the top floor and parapet on a 
building over 3 storeys in height. hotel building 3 storeys in height. 

COMMENTS: 

Ground Sign 

The proposed ground sign replaces an existing ground sign which was removed to accommodate 
utility relocations around the bus rapid transit line. The Planning and Building Department finds 

the variance acceptable from a design perspective. 

Fascia Signs 

The proposed fascia signs are to be located between the top floor and parapet level of the three 

storey hotel. The Planning and Building Department finds the proposed location for the fascia 
signs is in character with the· design of the building and has design merit, and therefore have no 

objections. 

The fascia sign on the south elevation faces a parking area, the adjacent bus rapid transit line and 

Eglinton Avenue East. The south elevation has a guest entrance. The variance is to provide 

identification on all building elevations facing the public. The Planning and Building Department 

therefore find the variance acceptable from a design perspective. 

K: \pbdivision I WPDATA IPDC-SignsI20J3 PDC SignsI12-0J303101-report.doc 
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Planning and Building 
Sign Unit 

5050 Orbitor Drive 
#12-01303 

TownePlace Suite MarrioH 
SCALE FOR REDUCED DRAWINGS 
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Permit W~rldirM:. 
57 Wi1liam St. W., Waterloo, ON N2L 116 519-585-1201 519-208-7008 (fax) 

June 13, 2012 

City Hall 
Planning & Building Department, Sign Unit 
300 City Centre Drive 
Mississauga, ON 
L5B 3C1 

Attn: Darren Bryan 

APPENDIX 1-3 

Rc: Sign Variance Application for To\vncPlacc Suites (iVlarriott), 5050 Orbitol" Dr. 

Dear Sir: 

Please accept this letter as a fonnal request for a sign variance to allow 2 new illuminated 
fascia signs to be installed on the building fa9ade (one on the north elevation and one on 
the south elevation), and one new replacement pylon sign at the above-mentioned 
location. 

A variance is required for the two fascia signs proposed to be installed on the upper 
storey of a 3 storey building, whereas the by-law permits them on buildings over 3 
storey's in height. The proposed signs will comply with the sign area restriction of 2 % 
of the building fa9ade (Section 13. Tablel. Note 1). In addition, the fascia sign on the 
south elevation requires a variance for a sign installed above the first storey on a side 
elevation which does have a main entrance for the public and faces a parking lot but does 
not face a residential use within 100 m of this building fa9ade. 

A variance is required for the pylon sign proposed to replace the existing sign on the 
property line fronting Eglinton Avenue East (Sec. 1 Definitions). This sign is deemed not 
to be on a street line due to the expropriation of the land by the City for their transit. The 
pylon sign is a second sign along this property line where the by-law permits one ground 
sign per frontage. The existing location of the pylon sign is within a hydro easement. As 
part of the new sign program for this property the pylon sign will be relocated 3.0 m 
outside the hydro easement. 

All of the ground signs located on this property are existing and are being replaced by 
new signs, with no additional ground signs proposed. The changes are required due to 
the City's expropriation of the land, which was covered by the Offer of Settlement 
between the City and the property owner. 

This is an existing hotel which has undergone major renovations and has been changed to 
Marriott TownePlace Suites. 

The proposed fascia signs and pylon sign have been designed to complement the building and 
surrounding landscaped property and to reflect the corporate image of the hotel chain. 



APPENDIX 1-4 

This property is set back from Eglinton Avenue East and has heavy landscaping around 
it. The proposed fascia and ground signs will offer better identification to the hotel and 
help the public locate the hotel in the more efficient manner. 

The proposed signage will not alter the character of the area and will not negatively 
impact the existing conditions as this hotel has been in operation for over 30 years. It is 
located in a commercial/industrial area and is surrounded by office buildings. 

We are respectfully requesting your support in this matter. If you require additional 
infonnation or have any questions, feel free to contact the undersigned. 

Thank you, 

Svetlana Levant 
permits@pennitworId.ca 



APPENDIX 1-5 

L SaE~nson&· 
jS+a inc. 

#25 Earl St Toronto On M4Y lM4, jimsorenson@hotmail.com, 647-347-3178 (d) 647-991-8493 (e) 

rIo City of Mississauga 

I 
~im Sorenson & Associates as agent for SiIverBirch Hotels and Resorts and SilverBirch No.23 
Holdings Ltd owner, for the property located at 5050 Orbitor Dlive, hereby authorizes my agent, 
lPermit World Inc., to act on my behalf in regards to obtaining necessary municipal 
~pprovals for the proposed sign package and/or drawings from the city's archivt:s. 
i 

If you have any questions or require additional infonnation, do not hesitate to contact the 
dersigned. 

jim sorenson 25 Earl St Toronto On M4Y IM4, jimsorenson@hotmail.com, 416.972-0445 (h) 407.301.8493 (e) 
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May 21,2013 

FILE: 

RE: 

MISSISSAUG\ 

• 
SIGN VARIANCE APPLICATION REPORT 

Planning and Building Department 

13-03889 

Booster Juice 

3160 Argentia Rd. - Ward 9 

APPENDIX 2-1 

The applicant requests the following variance to section 4 of Sign By-law 0054-2002, as 

amended. 

Section 4(10) Proposed 

A fascia sign must be located on an exterior One (1) fascia sign not located on the exterior 
wall forming part of the unit. wall forming part of the unit occupied by the 

business. 

COMMENTS: 

The proposed fascia sign is positioned on the rear of the building fronting 10th Line. However, it 
extends onto the garbage room which is not considered part of their unit. The proposed sign is 

consistent in scale and character to other signage on the building. The Planning and Building 
Department therefore finds the variance acceptable from a design perspective. 

k\pbdivision\wpdata\pdc-signs\2013 pdc signs\13-03889\Ol-report.doc 
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APPENDIX 2-3 

• . ~ 
r FORWARD S I Ii N S , IV C • 

Always One Step Forward. 

To whom it may concern: 

On behalf of our client, Booster Juice, Forward Signs Inc. will be applying for a sign 
variance to the City of Mississauga for their exterior signage at 3160 Argentia Rd Unit 1 
L5N3W7. 

The proposed signage is to fill in the empty space in facing 10th Lane. The proposed 
signage is in the shape of Booster Juice's signature sign, which will be illuminated by simple 
LEDs mounted on top of the existing structure. 

The nature of the variance of this sign permit is that this sign will be located on a third 
party property which is a part of a mechanical room. 

The primary impetus for the proposed signage is to attract clients from a distance for 
people coming along 10th Lane to know where Booster Juice is located. For people entering the 
mall from the west side, it is very hard to locate Booster Juice without the sign; the proposed 
signage will greatly assist in building identification during the day and night. 

We will look forward to answering your questions and providing any clarification 
required by your office should you require further details regarding our proposal. Please feel 
free to contact the account holder of this project; Helen Liang at 416-291-4477 ext.: 292 to 
address any further concerns that you may have. 

Best Regards, 

Helen Lian. 
Project Coordinator 

r-FORWARO 

60 Emblem Ct. Toronto, ON M1S lBl 
t: 416-291-4477 *292; 1-888-291-4477 I f: 416-291-4678 I 
e: helenl@forwardsign.com I w: www.forwardsign.com 

T.416.2:91.4477 I F.416.291.4678 I.-mall. InfoOforwardllgn,com I www.torwardllgn.com 

60 Emblem Court. Scarborough. Ontario. M 18 1 g, Canada 
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May 21,2013 

FILE: 

RE: 

MIS5ISSAU~ 

". 
IiiiiiJiii 

SIGN VARIANCE APPLICATION REPORT 

Planning and Building Department 

13-04033 

Atrens-Counsel Insurance Brokers 
7111 Syntex Drive - Ward 9 

APPENDIX 3-1 

The applicant requests the following variance to section 13 of Sign By-law 0054-2002, as 
amended. 

Section 13 Proposed 

A fascia sign shall not be erected above the One (1) fascia sign erected on the third storey 
upper limit of the first storey. of the building. 

COMMENTS: 

The sign is proposed to be located between the limits of the upper floor and parapet on a three 
storey office building. On an office building over three storeys in height, two fascia signs would 
be permitted between the limits of the upper floor and the parapet. 
The proposed signs would be in compliance with the Sign By-law requirements for size and 
location if proposed on top floor of an office 1Juilding exceeding three storeys in height. The 

Planning and Building Department finds the proposed location for the fascia sign to be in 
character with the design of the building and to have design merit, and therefore have no 

objections. 

k:\pbdivisionlwpdata\pdc-signsI2012 pdc signsl12-03094101-report.doc Kelwin Hui ext. 4499 
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255 PINEBUSH ROAD, CAMBRIDGE ONTARIO CANADA N1T 189 

City of Mississauga 

300 City Centre Drive 

Mississauga ON 

L5B 3Cl 

Attn: Kelwin Hui 

APPENDIX 3-3 

y~c-",c. __ . -

~~ 

P RID . I G N S. TEL,51'.622.4040 FAX,51'.622".31 WWW.PRIDESIGNS.COM 

Re: Atrens-Counsellnsurance Brokers - 7111 Syntex Drive - Sign Variance 

Dear Kelwin, 

Please accept this letter as part of the variance package for the site listed above. We have been required 

to apply for a variance due to the fact that we are proposing a sign on the top storey of a 3 storey office 

building. The by-law only permits signs on the upper level of o~'fice buildings which exceed 3 storey's in 

height. The sign we have proposed has an area o'f 6.3m2, and is proposed to be located on the upper 

right corner of the East elevation. 

The proposed sign is an essential aspect to identifying Atrens-Counsellnsurance Brokers from the street. 

The sign does not appear out of context in relation to the building, and has been designed in a way 

which does not detract from the architectural features which currently exist on site. It is not overbearing 

on the fa~ade~ and has been P.Eng certified as a safe and sound structure. 

There is currently one other sign on the top storey of an identical style building for Re/Max which 

appears to be 2 storey's and is closer to Syntex Dr than the Atrens-Counsel building is. The Atrens

Counsel sign is intended to be displayed for identification only, and is in line with the existing signage at 

the Re/Max building, but has a design which harmonizes better with the architecture than what 

currently exists for the Re/Max building. The addition of this sign does not pose a significant change to 

the streetscape, nor does it detract from the quality of the surrounding area. 

Based on the above I would ask for your consideration and approval of this application. The sign is a key 

identifier for a major tenant in this building. The signage on this building blends in well with the 

surrounding buildings which also have signage on the top storey, and the sign does not detract from the 

fa~ade in a negative manner. Should you have any questions regarding this proposal please contact the 

undersigned. 

ThanJs;y.ou~ '---

./f t {/kLL//~JL/~ 
Nathan Dart - Permit Coordinator 

T: 519-622-4040 x274 

F: 519-622-4031 

E: ndart@pridesigns.com 
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Illuminated Channel Letters & Stringer - 1 set required 
Scale: N.T.S. 

I 
" Material Specifications 

Channel Letter Detail 
Scale:nts 

'-~. letter return 

/ .\ c~- -- acrylic face 

/ I 

/ ~~. 
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white trimcap 

l \, .. :- . translucent gold vinyl 

'\ /./lr-{~\, 
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SIGN AREA = 6.3m 2 

DrawtngNo 

ACIB-Gl007111.120Al 
i RelerloNo: ._. 

I • Aluminum prefinished white formed letter coil returns 
• 3/16" white LD 2447 acrylic faces with translucent vinyl applied to 1st surface Sign Location 
• 1" White trimcap (*White F trim required for logo) 
• White LED illumination 

Graphics Colours: 
• Gold Nugget 3m #3630-141 

*Note: Letter backs to be pre-finished white sheet 
(visible through existing glass) 
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May 21,2013 

FILE: 

RE: 

MISSISSAUGA 

". 
IiiiJiii Q 

SIGN VARIANCE APPLICATION REPORT 
Planning and Building Department 

11-6728 

REIMAXGold 
2980 Drew Rd. - Ward 5 

APPENDIX 4-1 

The applicant requests the following variance to sections 13 and 17 of Sign By-law 0054-
2002, as amended. 

Section 13 Proposed 

Fascia signs shall be located on the exterior Two (2) fascia signs not located on the unit 
wall of the unit occupied by the business. occupied by the business. 

Section 17(3) Proposed 

A fascia sign shall be erected no higher than Two (2) fascia signs located on the second 

the upper limit of the first storey of a storey of the building. 

building. 

COMMENTS: 

The Planning and Building Department and the Ward Councillor's office worked with the 
condominium corporation to allow businesses to have second floor signage on units that they 

occupied. 

The requested variances are for the placement of fascia signs located on the second storey above 
a main entrance to the building. RE/MAX Gold does not occupy the units on which the proposed 
signs are located (Appendix 4-5). Installing the signs above the common entrance to the building 

may imply that this is a RE/MAX building creating confusion to the public (Appendix 4-7). The 

signs have been illegally installed without permits and have generated complaints from other 
tenants of the building. The Planning and Building Department therefore cannot support the 
requested variances. 

K:\pbdivisionIWPDATAIPDC-SignsI2013 PDC Signslll-06728\ol-ReportV3.doc 



II 

ERRY 

10 

CITY 

~Cs ~ Cl 

OF 

l
ll) 

CANADIAN 

BATH ROAD 

SLOUGH 

BRAMPTON 

CD 
» 
--l 
I 

a 

THAMESGATE 

DRIVE 

STREET 

APPENDIX 4-2 

NATIONAL 

CRESCENT 

Planning & Building, Sign Unit 

2980 Drew Road 
11-06728 

REtMAX 
~~------------------------------~~~~~~~~---------------------------~ -----------------------------------0: 



Date: 29th Oct 2012 

To: City Of Mississa.uga 

Planning & Building Department 

300 City Centre Drive 

Mississauga, ON. 

Subject: Letter Of Rational 

• Residentictl ' Industricti • Commercial • Investment 

The Signage is very important and mandatory to us I it is a requirement from RE/MAX Head Office to 

have outside signage. It will be very difficult for our company to operate without this signage· . Our 

Company RE/MAX Gold Realty Inc. has generated employment for staff of 6 Administrators and Plus 50 

Sales Representatives. The Importance of the signage is not only for company but for all 'of the company 

Sales Representatives and the public body locating us in the plaza. We have a large office with approx 

5000 plus sq ft. 

We request from RE/MAX Gold Realty Inc. that the signage permission be granted and all necessary 

applications with fees have been submitted. 

RE/MAX Gold Realty Inc. 

Off: 90~.673.8500 Fax: 905.673.8900 
2980 Drew Rd., Suite # 231 Mississauga, ON. L4T OA7 



THIS AGREEMENT made F~bruary -01-2012 

Between: 

Mr. Vick Bains 

Bains & Associates 

2980 Drew Rd Suite 234· 

Mississauga, On L4TOA7 

(416) 407~5683 

And 

Gordy Khuman 

RE/MAX Gold Realty Inc. 

2980 Drew Rd Suite 231 

Mississauga., On. l4T OA7 

905-673-8500 

APPENDIX 4-4 

WHEREAS Vic Bains, Bains & Associates at Unit #234,2980 Drew Rd Agrees to grant and allow Mr. Gordy 

Khumanto erect a Cut Channel Signage for his company RE/MAX Gold Realty Inc. on the outer side of 

Unit #234. Sign age rights will always remain in effect in the Event Mr. Vic Bains sells ot Assigns or Sub -

leases this Unitto Anyone. Please find Final Prooffrom Kingprinting & Signs attached. 

Wit~if{l. 
,1' \~ . 

.J /.I 
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KING PRINTING & SIGNS INC. 
Tel,: (905) 673-9229 • Fax,: (905) 672-8338 
www.kingprlntslgn.com·lnfo@kingprintsign.com 

7150 Torbram Rd., Unit # 6, Mississauga, ON L4T 3Z8 

Client: Remax Gold 

Address: 2980 Drew Rd, Unit # 229, 231,233 

Mississauga, ON, 

Name: 

Signature: 

40'-0" 

Approved By: Date: Nov. 8th 2011 

Designed By: Karamjit Jhass 
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KING PRINTING & SIGNS INC. 
Tel.: (905) 673-9229 • Fax.: (905) 672-8338 
www.kingprintslgn.com • Into@kingprintsign.com 

7150 Torbram Rd., Unit # 6, Mississauga, ON L4T 328 

~R& \'liAr.- C,OLI) 
Address: 2980 Drew Rd. Unit # 238 
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DATE: 

 

May 21, 2013 

TO: Chair and Members of Planning and Development Committee 

Meeting Date:  June 10, 2013 

 

FROM: 

 

 

Edward R. Sajecki 

Commissioner of Planning and Building 

 

SUBJECT: Information Status and Removal of "H" Holding 

Symbol Report 

To permit the northwest addition to Square One Mall and the 

future extension of Square One Drive 

100 City Centre Drive 

Southwest of Hammerson Drive and Square One Drive 

Owner/Applicant:  OMERS Realty Management Corp and 156 

Square One Limited 

Bill 51 

 

 Ward 4 

 

 

RECOMMENDATION: That the Report dated May 21, 2013, from the Commissioner of 

Planning and Building outlining the details of the proposed 

development and recommending approval of the removal of the 

"H" holding symbol application, to permit the northwest addition 

to Square One Mall and the future extension of Square One Drive 

under file H-OZ 12/005 W4, OMERS Realty Management Corp 

and156 Square One Limited, 100 City Centre Drive, be received 

for information, and that the Planning and Building Department be 

authorized to prepare the necessary by-law for Council’s passage. 
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REPORT 

HIGHLIGHTS: 

• The "H" holding symbol is proposed to be removed from the 

northwest side of Square One mall and future Square One 

Drive lands from Hammerson Drive to Duke of York 

Boulevard in order to permit an addition to the mall and allow 

for the extension of Square One Drive upon execution of a 

Development Agreement; 

 

• A Site Plan application (SP 12/112 W4) has been received and 

is currently under review for a 2 storey addition to the 

northwest portion of the mall, between Target and Sears, to 

include a restaurant, café, police station, retail shops, a private 

open space plaza, and a grand entrance to the mall; 

 

• This report is provided as information for Planning and 

Development Committee and Council to outline the details of 

the proposal and to seek Council’s permission to prepare the 

by-law to lift the "H" holding symbol to allow for development 

of the subject lands. 

 

BACKGROUND: On July 2, 2008, City Council adopted PDC Recommendation  

PDC-0053-2008 which requires that prior to approval of an 

application to remove the "H" holding symbol for all lands located 

within the downtown, the Planning and Building Department 

prepare an Information Status Report for consideration by Planning 

and Development Committee and Council, outlining the details of 

the development proposal.  

 

The proposal is for a two (2) storey addition to the northwest 

portion of Square One mall (between Target and Sears) which 

includes a restaurant, café, police station, retail shops, a private 

open space plaza, a grand entrance to the mall.  Also part of this 

application is the extension of Square One Drive (from 

Hammerson Drive to Duke of York Boulevard), which is being 

gratuitously dedicated to the City, where currently only a private 

access road exists (See Appendices I-1 to I-3). 

 

The Site Plan (SP 12/112 W4) for the proposed northwest mall 

addition, is shown in Appendix I-4, with the rendering and 

elevation shown in Appendix I-5. 
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The Removal of the "H" Holding Provision application 

(H-OZ 12/005 W4) was submitted concurrently with the Site Plan 

application (SP 12/112 W4) on May 14, 2012.  This application 

has been circulated for technical comments and once the 

Development Agreement has been approved and executed, the 

requirements for lifting of the "H" holding symbol will have 

been met. 

 

 Typically the Information Status Report is prepared in advance of 

the report to seek permission to prepare the by-law to lift the "H" 

holding symbol, however, due to the summer PDC and Council 

meeting schedule, the two reports have been combined herein.  

 

COMMENTS: Details of the proposal are as follows: 

 

Development Proposal 

Application 

submitted: 
May 14, 2012 

Height: 2 storeys  

Landscaped 

Area: 

4 700 m
2 
 (50,590 sq. ft.) 

Gross Floor 

Area: 

Existing Mall 

159 599 m
2 
 (1,717,905 sq. ft.) 

 

Northwest Addition 

5 952 m
2 
 (64,067 sq. ft.)  

 

Total mall area after northwest addition 

165 551 m
2
 (1,781,976 sq. ft.) 
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Development Proposal 

Parking 

Required: 

Existing Mall = 7,294 spaces 

Northwest Addition = 363 spaces 

Total = 7,657 

Parking 

Provided: 

Existing = 8,028 spaces 

Northwest Addition = -253 spaces  

Total = 7,775 spaces 

 

Site Characteristics 

Frontage:  387 m
 
(1,270 ft.) 

Depth: irregular 

Net Area: 2.12 ha (5.23 ac.) 

Existing Use: surface parking lot 

 

 Neighbourhood Context 

 

The subject property is currently comprised of a surface parking lot 

and private access road for Square One mall. 

   

 The surrounding land uses are described as follows: 

 

   North: surface parking lots, Mississauga Transit Terminal, 

Rathburn Road West 

East:  Sears store (Square One mall), Square One Drive, 

Hammerson Drive, Whole Foods supermarket, surface 

parking lots 

South: Square One mall 

West:  Target store (Square One mall), surface parking lots, Duke 

of York Boulevard 

 

Current Mississauga Plan Designation and Policies for City 

Centre (May 5, 2003) 

 

"Retail Core Commercial" which permits retail commercial uses 

(except for those with a drive-through facility, motor vehicle sales, 

motor vehicle repair, motor vehicle wrecking and truck washes), 

restaurants, offices, residential apartments, hotel and conference 

facilities, entertainment, community and recreational facilities, 

park and open spaces, and civic and cultural facilities.   
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"Minor Collector" for the future extension of Square One Drive 

which contemplates a 26 m (85 ft.) right-of-way.  

 

The application is in conformity with the land use designation and 

no official plan amendments are proposed.   

 

Mississauga Official Plan (2012) (under appeal) 

 

"Downtown Core Commercial" which permits retail commercial 

uses (except for those with a drive-through facility, motor vehicle 

sales, motor vehicle repair, motor vehicle wrecking and truck 

washes), restaurants, major and secondary offices, residential 

apartments, hotel and conference facilities, entertainment facilities, 

recreational facilities, parkland, and civic and cultural facilities.   

 

"Minor Collector" for the future extension of Square One Drive. 

 

As Mississauga Official Plan (2012) is under appeal, Missisauga 

Plan (2003) remains in effect. 

 

     Existing Zoning (By-law 0225-2007) 

 

"H-CC1" (City Centre – Retail Core Commercial), which 

permits a wide variety and mix of uses including retail and service 

commercial uses, offices, restaurants, entertainment 

establishments, apartment dwellings, hotels and conference centres 

subject to specified development requirements. 

 

On March 6, 2013 an amending by-law, By-law 0050-2013, was 

passed to zone the subject lands "H-CC1" (Downtown Core – 

Core Commercial), which permits a wide variety and mix of uses 

including retail and service commercial uses, offices, restaurants, 

entertainment establishments, apartment dwellings, hotels and 

conference centres subject to specified development requirements 

including design requirements and a minimum building height of 3 

storeys.  This By-law is currently under appeal. 

 

A minor variance was granted on January 10, 2013 under file 

'A' 020/13  to permit the construction of a two storey addition 
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adjacent to the existing Target and Sears stores on the subject 

property; whereas Interim Control By-law 0046-2011, as 

amended, did not permit an expansion to the uses and structures 

that existed on the property on March 9, 2011.  The Interim 

Control By-law has now expired and the amendments were 

approved by Council on March 6, 2013. 

 

A minor variance was approved by the Committee of Adjustment 

on May 16, 2013 under file 'A' 185/13 to permit the following 

variances which are not permitted by By-law 0225-2007, as 

amended: 

 

(1) 51% of the first storey streetwall to be glazing; whereas a 

minimum of 75% of the first storey streetwall is required to be 

glazing;  

 

(2) the addition to have a height of one and two storeys; whereas a 

minimum building height of three storeys is required; and  

 

(3) an at-grade driveway aisle, parking area or loading area 

between the proposed addition and future Square One Drive; 

whereas this is not permitted in this location. 

 

The approved variances accommodate the proposed development. 

 

Site Plan 

 

The site plan for the northwest expansion of Square One mall 

(SP 12/112 W4) proposes an addition between Target and Sears on 

the north side of the mall within 2 storeys.  The addition will 

contain retail stores, a restaurant, café, police station, and grand 

entrance to the mall, with a private open space plaza south of the 

proposed extension of Square One Drive from Hammerson Drive 

in the east to Duke of York Boulevard in the west (see Appendices 

I-4 and I-5). 
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The "H" holding symbol must be removed prior to the issuance of 

site plan approval for any building permit. 

 

Removal of Holding Symbol 

 

Section 36 of the Planning Act provides the legislative framework 

for the removal of the "H" holding symbol and allows 

municipalities to amend a by-law to remove the "H" holding 

symbol.  A formal public meeting is not required; however notice 

of Council's intention to pass the amending by-law must be given 

to all land owners within 120 m (400 ft.) to which the proposed 

amending by-law would apply.  Notice was given to all affected 

land owners by pre-paid first class mail. 

 

The conditions for removing the "H" holding provision will be 

fulfilled as follows: 

 

1. The owner will execute and enter into a Development 

Agreement, satisfactory to The Corporation of the City of 

Mississauga, addressing and agreeing to, amongst other things, 

the installation or placement of all required municipal works, 

municipal walkways, land dedications and the provision of 

required securities.  This agreement must be complete and 

approved by Council prior to Council’s approval of the By-law 

to remove the "H" holding symbol. 

 

2. The lands for the future extension of Square One Drive will be 

gratuitously dedicated to the City of Mississauga at this time 

with a license back to OMERS Realty Management Corp and 

156 Square One Limited until such time as the road is 

constructed to municipal standards and assumed as 

Public Highway. 

 

3. The design of Square One Drive will be determined through an 

Environmental Assessment process, and must await the 

determination of the alignment for the Hurontario/Main Street 

Corridor Light Rail Transit (LRT). 
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FINANCIAL IMPACT: Not applicable. 

 

CONCLUSION: The conditions to remove the "H" holding symbol are anticipated 

to be fulfilled through the dedication of Square One Drive to the 

City, and the approval of the Development Agreement at a future 

Council meeting.  These items must be completed prior to 

enactment of the By-law to lift the "H" holding symbol, and the 

by-law will not be scheduled until the Development Agreement is 

approved. 

 

ATTACHMENTS:  Appendix I-1:   Aerial Photograph 

 Appendix I-2: Excerpt of City Centre District Land Use Map 

 Appendix I-3: Excerpt of Existing Land Use Map 

 Appendix I-4: Proposed Site Plan 

 Appendix I-5: Rendering and Elevation 

 Appendix I-6: General Context Map 

 

 

 

 

 

 

                                                                              

Edward R. Sajecki 

Commissioner of Planning and Building 

 

Prepared By:  Jonathan Famme, Development Planner 
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DATE: 

TO: 

FROM: 

SUBJECT: 

May 1,2013 

Chair and Members of Planning and Development Committee 

Meeting Date: June 10,2013 

Paul A. Mitcham, P. Eng, MBA 

Commissioner of Community Services 

Meadowvale Village Heritage Conservation District Plan Review 

RECOMMENDATION: That the report dated May 1,2013, from the Commissioner of 

Community Services, with reference to the draft Meadowvale Village 

Heritage Conservation District Plan be received for information. 

REPORT 
HIGHLIGHTS: 

• The Meadowvale Village HCD Plan Review has been in process 

since March 2012. 

• Three background studies have been produced: Property Inventory, 

Cultural Heritage Assessment of Meadowvale Village and Area 

and Stage 1 Archaeological Report. 

• Staffhave considered a request from the Meadowvale Village 
Community Association to expand the heritage conservation 

district boundary. 

• Five community consultation meetings have taken place to inform 
and engage the local Meadowvale Village community. 

• A draft Meadowvale Village Heritage Conservation District Plan 
has been reviewed and endorsed by the Meadowvale Village HCD 

Review Committee and in accordance with the Ontario Heritage 

Act is presented with this corporate report as part of the statutory 
meeting for public awareness and comment. 
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BACKGROUND: 

• Minor draft amendments to the City's Official Plan and Zoning By

law are being proposed at the same Planning and Development 

Committee meeting in order to support the heritage conservation 

principles in the draft HCD Plan 

In 1980 the Meadowvale Village Heritage Conservation District was 

the first Ontario Municipal Board approved heritage conservation 

district (HCD) in Ontario. The Meadowvale Village HCD Plan is now 

over 30 years old and is in need of amendment in keeping with the 

regulations ofthe Ontario Heritage Act, current heritage conservation 

principles and ongoing ,changes as the community develops. 

The City's Heritage Advisory Committee recommended at its meeting 

of January 24,2012, "That the corporate report dated November 21, 

2011 from the Commissioner of Community Services with respect to 

the updating ofthe Meadowvale Village Heritage Conservation District 

Plan be approved." The recommendation and report, with the terms of 

reference for the study, was adopted by Council at its meeting of 

February 8, 2012. 

Detailed research on the properties within the current Heritage 

Conservation District (HCD) boundary and their immediate area has 

resulted in the compilation of three significant reports, two of which 

will form part ofthe final HCD Plan as appendices. The Meadowvale 

Village HCD: Property Inventory is a comprehensive review of each 

property in the Village, with a statement of significance and description 

of cultural heritage attributes for each property. This document will be 

the basis to assess the cultural heritage value of all property within the 

HCD. The Cultural Heritage Assessment of Meadowvale Village and 

Area is a report on the evolution of the Village. The report provides an 

overview of development within the Village and provides a context for 

understanding how the Village became what it is today. Both of the 

above mentioned reports form part ofthe final HCD Plan and have been 

distributed to property owners within the HCD and are available on the 

City's Heritage Planning web page: 

http://www.mississauga.ca/portal/residents/heritageconservationdistricts 
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The third report is a Stage 1 Archaeological Assessment of the 

Meadowvale Village HCD Study Area. The report concluded the entire 

Village has a high potential for archaeological resources. In particular, 

the early commercial and industrial history of the Village has a high 

potential for archaeological resources that may be further explored 

should development threaten these potential resources. The area in and 

around the mill ruins has been registered with the Ministry of Culture, 

Tourism and Sport's archaeological data base giving it an additional 

layer of protection from development. 

On November 28,2012, Council adopted By-law 2038-2012, a by-law 

to define the HCD study area related to the proposed expansion of the 

Meadowvale Village HCD and to set limitations on development within 

the study area for one year. (Appendix 1) There are two appeals to the 

by-law which have been referred to the Ontario Municipal Board. 

In February, 2q13, the Meadowvale Village Community Association 

contacted Heritage Planning staff in writing to ask for an amended 

expansion of the study area to include properties both north and south 

ofthe current HCD boundary. The effected property owners were 

contacted and informed that the study area had been altered to include 

their property. It is acknowledged these properties are late amendments 

to the study area and therefore are not subject to the limitations of Study 

Area By-law 0238-2012. These additional properties, which relate to 

the HCD study area, have been researched and analyzed for their 

cultural heritage value and contribution to the HCD. 

Staff concur with the addition of properties situated along Second Line 

West, into the heritage conservation district, thereby expanding the 

Study Area boundary as illustrated in Appendix 1 (Proposed Study 

Area) and Appendix 2 (Recommended HCD Boundary). The properties 

at 6940 and 6985 Second Line West are immediately adjacent to the 

origimil HCD boundary and share the characteristics of the HCD and 

therefore are entry points into the heritage conservation district and help 

define the southern HCD boundary of Second Line West. 

From 7079 Second Line West, north to the termination of Second Line 

West, the new proposed HCD boundary will include the east side of the 

road right of way. This roadside area has retained its rural character 

with a soft shoulder and naturalized areas. 
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PRESENT STATUS: 

COMMENTS: 

To further correct the HCD boundary, it is recommended that the 

properties on Gaslamp Walk which currently border the HCD have their 

borders altered. Several years ago the property known as the 

Gooderham Estate, when developed by the Monarch Corporation, 

created a lane way to the rear of these properties. Once the barn was 

removed from the end of the lane, this parcel of land was no longer 

needed by the former estate lot. This long narrow piece ofland was 

subdivided and offered to the property owners on Gaslamp Walk, which 

effectively provided them with deeper lots. This additional parcel to 

each lot remained within the HCD boundary. It is now proposed that 

the HCD boundary be shifted to the west so that the rear portion of 

. these lots is no longer within the HCD, but will follow the current 

property line, adjacent to the HCD. This minor adjustment will tidy the 

eastern boundary to the Village and correct the situation whereby the 

few property owners on Gaslamp Walk will no longer be considered 

within the HCD. 

The Draft Meadowvale Village Heritage Conservation District Plan has 

undergone 15 months of study and preparation. The June 10, 2013 

Planning and Development Committee meeting is an official public 

meeting to introduce the draft H CD Plan. Public consultation will 

continue through the summer months with a final Draft HCD Plan 

coming forward in September, with a period of review, and a final 

recommendation for adoption of the HCD Plan to Council in 

November, 2013. 

Since May 2012, there have been five community consultation meetings 

to review the three documents outlined above and discuss this process. 

Four of the meetings have been held at the Meadowvale Village Hall to 

allow for easy access by the Village residents and the fifth meeting, on 

May 23,2013, was held at a local high school in order to accommodate 

an expected larger attendance. 

At the meeting held on March 7,2013, the proposed draft Design 

Guidelines and Policies, along with amendments to the Official Plan 

and Zoning By-law were presented to the Village residents. Prior to the 

meeting, the draft Design Guidelines and Policies were reviewed by the 

local Meadowvale Village Heritage Conservation District Review 

Committee and 35 members of the Project Team, comprised of City 
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staff and related stakeholders. Both the Review Committee and Project 

Team endorsed the draft Design Guidelines and Policies portion of the 

HCD Plan. The draft Design Guidelines and Policies document was 

available to the public on the City's Heritage Planning web page as of 

March 8, 2013. 

As residents reviewed the draft Design Guidelines and Policies, 

comments were submitted. Heritage Planning staff met with three 

residents to answer questions and clarify elements of the document. 

On March 15, 2013, the.draft Meadowvale Village Heritage 

Conservation District P~an (2013) was provided to the Meadowvale 

Village HCD Review Committee. A follow-up meeting with the 

Review Committee was held on April 29, 2013, to discuss comments 

and clarify any poin,ts within the proposed draft HCD Plan. 

The Ontario Heritage Act was amended in 2005 with updated 

requirements and regulations for heritage conservation districts. The 

revised Meadowvale Village HCD Plan will have the following 

elements, as required by the Act: 

• A statement of the objectives to be achieved in designating 
the area as a heritage conservation district; 

• A statement explaining the cultural heritage value or 
interest of the heritage conservation district; 

• A description of the heritage attributes of the heritage 
conservation district and of properties in the district; 

• Policy statements, guidelines and procedures for achieving 
the stated objectives and managing change in the heritage 
conservation district; and 

• A description of the alterations or classes of alterations that 
are minor in nature and that the owner of property in the 
heritage conservation district may carry out or permit to be 
carried out on any part of the property, other than the 
interior of any structure or building on the property, 

without obtaining a permit under section 42. 
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The draft HCD Plan, as proposed in Appendix 3, has been compiled to 

meet the requirements of the Ontario Heritage Act (OHA). As well the 

OHA requires the City hold a statutory meeting in order to inform the 

relevant property owners and stakeholders of the Plan. The June 10, 

2013 meeting of the Planning and Development Committee addresses 

this requirement. In addition, it is recomrhended that minor amendments 

to the Official Plan and Zoning By-law, in order to support the 

conservation of the HCD, are required as part of the same statutory 

meeting. 

Following the statutory meeting, staffwill monitor feedback and 

present the final draft HCD Plan, and proposed amendments to the 

Official Plan and Zoning By-law at a September Meadowvale Village 

HCD community meeting, Heritage Advisory Committee meeting and a 

following Planning and Development Committee. 

The current Study Area by-law expires on November 28,2013. It is 

anticipated that the HCD Plan and supporting Official Plan and Zoning 

By-law amendments will be adopted by Council prior to the end of 

November, 2013. 

FINANCIAL IMPACT: There is no financial impact. 

CONCLUSION: The outdated 1980 Meadowvale Village Heritage Conservation District 

Plan is under comprehensive review. A revised and updated HCD Plan 

is required to conserve the cultural heritag,e resources of the 

Meadowvale Village HCD and maintain its HCD Plan in accordance 

with the Ontario Heritage Act. 

To date, a great deal of research has been completed which has 

provided the identification and understanding of the heritage character 

of the area and specific cultural heritage attributes of each property 

within the HCD and proposed additional properties. The draft HCD 

Plan provides the context for understanding the municipal 

administrative process, related policies, cultural heritage conservation 

and design guidelines and policies to protect the area's cultural heritage 

value. To support the policies and direction of the draft HCD Plan 

proposed, amendments to the Official Plan and Zoning By-law are also 

being presented at the June 10,2013 statutory meeting of the Planning 

and Development Committee. 
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ATTACHMENTS: Appendix 1: 

Appendix 2: 

Appendix 3: 

Appendix 3a: 

Proposed Study Area By-law 0238-2012 

Recommended Heritage Conservation District 

Boundary 

Draft Meadowvale Village Heritage Conservation 

District Plan 

Draft Meadowvale Village Heritage Conservation 

District Plan: Property Inventory 

Appendix 3b: Draft Meadowvale Village Heritage Conservation 

District Plan: Cultural Heritage Assessment of 

Meadowvale Village and Area 

Paul A. Mitcham, P. Eng, MBA 

Commissioner of Community Services 

Prepared By: Mark Warrack, Senior Heritage Coordinator, Special 

Projects, Culture Division 



THE CORPORATION OF THE CITY OF MISSISSAUGA 

BY-LAW NUMBER 02&~:.2p..!.2 

A by-law Designating an area as a Heritage Conservation Study Area 

WHEREAS the Meadowvale Village Heritage District Plan was adopted in 1980 and has 
not been updated since its inception; 

AND WHEREAS an update of the Meadowvale Village Heritage District Plan is 
currently underway; 

AND WHEREAS in-depth research, policy review, planning context review, and clearly 
defined design guidelines for future use and development of both natural and cultural heritage 
properties within and adjacent to the existing Heritage Conservation District are needed for the 
proper protection and conservation ofthat district; 

AND WHEREAS research indicates that the village of Meadowvale was planned in the 
mid nineteenth century to be larger than it is today and that the boundaries of the Meadowvale 
Heritage Conservation District may have been short sighted and need to be reconsidered; 

AND WHEREAS the Ontario Heritage Act enables municipalities to pass a by-law 
designating an area as a heritage conservation study area and such by-law may prohibit or set 
limitations with respect to the alteration of property and the erection, demolition or removal of 
buildings or structures within the study area; 

AND WHEREAS the Council of the Corporation of The City of Mississauga wishes to 
undertake a heritage conservation study of the lands shown in bold outline, on Schedule "A" to 
this by-law; 

NOW THEREFORE the Council of The Corporation of the City of Mississauga 
ENACTS as follows: 

1. That the area shown in bold outline, attached hereto as Schedule "A" is hereby designated 
as a heritage conservation district study area for a period of one year. 

2. That the City shall undertake a heritage conservation district study In the heritage 
conservation district study area in accordance with the requirements of the Ontario 
Heritage Act for the purpose of revising and updating the Meadowvale Village Heritage 
Conservation District Plan and detennining whether the boundary of the current 
Meadowvale Village Heritage Conservation District should be enlarged. 

3. During a period of one year, no person shall: 

(a) alter or pennit the alteration of any property situated in the heritage conservation 
district study area; or 

(b) erect, demolish or remove or pennit the erection, demolition or removal of any 
buildings or structures in the heritage conservation district study area 

mumtaz
APPENDIX 1
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without the prior consent of the City Council, save and except for minimal alterations and 

restoration works, not materially affecting the property's heritage attributes. 

4. For greater clarity, the limitations as outlined in section 3 above do not apply to 

development applications already in process at the time of the passing of this by-law. 

5. This by-law shall come into force and effect upon its passing. 

ENACTED and PASSED this 2'8 day of November, 2012. 

. APPROVED 
AS TO FORM 

~ City Solicitor 
I MISSISSAUGA 

K.cf\ 

MAYOR 

CLERK 
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DATE: May 21, 2013 

TO: Chair and Members of Planning and Development Committee 

Meeting Date:  June 10, 2013 

FROM: Edward R. Sajecki 

Commissioner of Planning and Building 

SUBJECT: Proposed Amendments to Mississauga Official Plan and Zoning 

By-law 0225-2007 for the Meadowvale Village Neighbourhood 

Character Area 

PUBLIC MEETING 

Ward 11 

 
 
RECOMMENDATION: 1.  That the report titled “Proposed Amendments to Mississauga 

Official Plan and Zoning By-law 0225-2007 for the Meadowvale 

Village Neighbourhood Character Area”, dated May 21, 2013 

from the Commissioner of Planning and Building, be received. 

 

2. That the submissions made at the public meeting be received. 

 

3. That staff report back to Planning and Development Committee 

on the submissions. 

 

 

REPORT 

HIGHTLIGHTS: 

• The proposed amendments are an update to the Meadowvale 

Village Neighbourhood Character Area policies of Mississauga 

Official Plan and Zoning By-law 0225-2007 to reflect changes to 

the Meadowvale Village Heritage Conservation District Plan; 
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• A statutory public meeting is required under the Planning Act and 

is being held concurrently with the review of the Meadowvale 

Village Heritage Conservation District Plan review. 

 

BACKGROUND: On April 24, 2013, City Council adopted resolution 0062-2013 as 

follows: 

 

“That a public meeting be held to consider proposed official plan and 

zoning by-law amendments as recommended in the report titled 

“Proposed Amendments to Mississauga Official Plan and Zoning By-

law 0225-2007 for the Meadowvale Village Neighbourhood Character 

Area” dated March 26, 2013 from the Commissioner of Planning and 

Building”. 

 

The purpose of the public meeting to be held on June 10, 2013, is to 

receive stakeholder comments on the proposed amendments to 

Mississauga Official Plan and Zoning By-law 0225-2007. 

 

Subsequent to the public meeting, a report on comments will be 

prepared for consideration by Planning and Development Committee, 

which will address comments received from the public and, where 

necessary, recommend changes to the proposed amendments to both 

documents. 

 

  

COMMENTS: Official Plan 

 

The proposed Mississauga Official Plan amendments are detailed in 

Appendix 1 which is the corporate report presented at the April 15, 

2013 Planning and Development Committee (PDC) meeting. 

 

As noted in the report from the Commissioner of Community Services 

dated May 21, 2013 titled “Meadowvale Village Heritage 

Conservation District Plan Review” (see PDC agenda), the proposed 

boundaries have been adjusted and are shown in Appendix 2 to this 

report. 
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Zoning 

 

Although the previous report from the Commissioner of Planning and 

Building dated March 26, 2013, proposed zoning that would restrict 

development to existing dwellings, upon further review, it is proposed 

that additional regulations be added to the exception zone to provide 

the opportunity for owners to renovate or rebuild on their properties 

within the permission of the zoning by-law, subject to Heritage 

Advisory Committee approval. 

 

The intent of the proposed zoning provisions is to regulate the size of 

dwellings within the Heritage Conservation District to ensure 

compatibility with the existing character of the area.  While the 

existing zoning regulates some elements of a dwelling such as height, 

the proposed zoning incorporates other provisions that have similarly 

been implemented elsewhere in the city to address protection of 

neighbourhood character.  Proposed zoning provisions are attached as 

Appendix 3. 

 

 

FINANCIAL IMPACT: Not applicable. 

 

 

CONCLUSION: The amendments being proposed for the Meadowvale Village 

Neighbourhood Character Area policies of Mississauga Official Plan 

and Zoning By-law 0225-2007, are necessary to reflect: 

 

• changes being made to the Meadowvale Village Heritage 

Conservation District Plan; 

• updated policies to recognize existing conditions and as built 

developments surrounding the Meadowvale Village Heritage 

Conservation District; and 

• proposed changes to the boundary of the Meadowvale Village 

Heritage Conservation District. 
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Following the statutory public meeting, a report on comments will be 

prepared for consideration by Planning and Development Committee, 

which will address comments received from the public and other 

stakeholders. 

 

 

ATTACHMENTS: Appendix 1: Report titled “Proposed Amendments to Mississauga 

Official Plan and Zoning By-law 0225-2007 for the 

Meadowvale Village Neighbourhood Character Area” 

dated March 26, 2013, from the Commissioner of 

Planning and Building 

 Appendix 2: Proposed Meadowvale Village Heritage Conservation 

District Boundary 

 Appendix 3: Meadowvale Village Proposed Zoning Provisions 

 

 

 

 

 

Edward R. Sajecki 

Commissioner of Planning and Building 

 

Prepared By:   Karen Crouse, Policy Planner 

 
K:\PLAN\POLICY\GROUP\2013 Districts\Meadowvale Village\PDC_Public_Meeting_Report_June 10.doc 
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By-law 0225-2007 for the Meadowvale Village Neighbourhood 

Character Area 

WARD 11 

RECOMMENDATION: That a public meeting be held to consider proposed official plan and 
zoning by-law amendments as recommended in the report titled 

"Proposed Amendments to Mississauga Official Plan and Zoning 

By-law 0225-2007 for the Meadowvale Village Neighbourhood 

Character Area" dated March 26, 2013 from the Commissioner of 

Planning and Building. 

REPORT 

HIGHTLIGHTS: 
• Updating of the Meadowvale Village Neighbourhood Character 

. Area policies of Mississauga Official Plan to reflect the Draft 

Meadowvale Village Heritage Conservation District Plan; 

• Revised policy framework to reflect existing conditions and as built 

developments surrounding the Meadowvale Village Heritage 

Conservation District; 

• Updated mapping to reflect the expanded Meadowvale Village 

Heritage Conservation District boundaries; and 
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BACKGROUND: 

• Amending provisions of Zoning By-law 0225-2007 to reflect the 

proposed regulations contained in the Draft Meadowvale Village 

Heritage Conservation District Plan. 

The Meadowvale Village Heritage Conservation District was 

established as Ontario's fITst Heritage Conservation District in 1980. 

The Heritage Conservation District Plan has not been reviewed in 

. detail since 1980 and it is time to reflect current heritage conservation 

principles and practices in the ongoing effort to protect and conserve 

the heritage character and attributes of the area. 

The Ontario Heritage Act was amended in 2005 to allow for better 

protection of heritage conservation districts throughout the province. 

Staff in the Culture Division began working with area residents in 

2012 to update the Meadowvale Village Conservation District Plan to 

current provincial heritage legislation. 

On November 28, 2012, City Council adopted By-law 0238-2012, 

which established the Meadowvale Village Study Area and placed 

limitations on development in the area for a period of not more than 

one year. This By-law was passed under the provisions of the Ontario 

Heritage Act and has been appealed to the Ontario Municipal Board 

(OMB) which presides over matters under the Ontario Heritage Act. 

As part of revisiting the Heritage Conservation District Plan, 

Mississauga Official Plan and Zoning By-law 0225-2007 need to be 

updated to reflect changes proposed through the Heritage 

Conservation District Plan. This is also an opportnnity to update the 

policies that apply to the greenfield subdivisions that were built in the 

1990's and early 2000's surrounding the"\Tillage. 

This report outlines the general nature of the proposed changes to 

Mississauga Official Plan and Zoning By-law 0225-2007. The 

proposed amendments to the Official Plan and Zoning By-law will be 

brought forward at the same time as the proposed Meadowvale 

Heritage Conservation District Plan so that the community and other 

stakeholders can consider the changes to these documents 

comprehensively. 
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COMMENTS: Mississauga Official Plan 

Meadowvale Village is identified as a Neighbourhood in Mississauga 

Official Plan. Neighbourhoods are intended to accommodate the 

lowest densities and building heights and will focus on residential uses 

and associated services and facilities. Policy 5.1.7 states that 

"Mississauga will protect and conserve the character of stable 

residential Neighbourhoods." 

"Section 7.4.3 of Miss iss aug a Official Plan outlines policies for 

Heritage Conservation Districts defined as areas of "unique character 

to be conserved through a designation by-law pursuant to the Ontario 

Heritage Act." 

Policy 7.4.3.2 outlines the contents of Heritage Conservation District 

Plans and states that they will contain the following: 

a. a statement of the objectives to be achieved in designating the 

area as a heritage conservation district; 

b. a statement explaining the cultural heritage value or interest of 

the heritage conservation district; 

c. a description of the heritage attributes of the heritage 

conservation district and of properties in the district; 

d. policy statements, guidelines and procedures for achieving the 

stated objectives and managing change in the heritage 

conservation district; and 

e. a description of the alterations or classes of alterations that are 

minor in nature thal the owner of a property in the heritage . 

conservation district may carry out or permit to be carried out 

on any part of the property, other than the interior of any 

structure or building on the property, without obtaining a 

Heritage Permit. 
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Appendix 1 is the proposed Meadowvale Village Neighbourhood 

Character Area Policies (Final Version) of Mississauga Official Plan. 

These policies reflect changes resulting from the heritage district 

review and have also been reformatted to distinguish between those 

policies that are applicable to the entire Character Area and those 

specifically related to the Village Precinct which includes the Heritage 

Conservation District. The appendix also indicates that Special Site 7 

is proposed to be removed. This site has been built and its site 

specific exception zone regulations control site development. 

Appendix 2 is a comparison of the proposed and existing policies, 

indicating what is new, what has been deleted and what has moved. 

Appendix 3 is the Meadowvale Village Precincts Map showing the 

proposed expanded boundaries of the Meadowvale Village Heritage 

Conservation Area. The Extended Village Precinct area is proposed to 

be removed as these lands have been developed as residential 

subdivisions since the 1990's and are not immediately proximate to 

the Village. 

No land use designations are changing as part of this exercise. 

Appendix 4 is Part of Schedule 10, Land Use Designations of 

Mississauga Official Plan, showing the Meadowvale Village 

Neighbourhood Character Area and is being provided for infonnation 

purposes only. 

Zoning By-law 0225-2007 

The majority of residential lots within the current Heritage 

Conservation Distric;t boundruy are zoned "RI-32", which controls 

height and garage provisions beyond the "R! " base zone. It is 

proposed that lots within the revised Heritage Conservation District 

boundaries be rezoned to an "Exception" zone to only permit the 

existing buildings as of the date of passing of the by-law. Any hew 

development is required to obtain a Heritage Permit and may be 

subject to a rezoning application. Small exterior alterations or 

additions may require a minor variance to the zoning by-Jaw. 
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STRATEGIC PLAN The Meadowvale Village Neighbourhood Character Area Policies 

responds to two of the pillars of the Strategic Plan: 

Connect - Completing our Neighbourhoods - MeadowvaleVillage 

contains many of the elements of a complete neighbourhood. It is 

pedestrian friendly, offers recreational opportunities, public spaces 

and parks. Meadowvale Village celebrates and promotes our past and 

Meadowvale Village is one of Mississauga' s two designated Heritage 

Conservation Districts. 

Living Green - An integral part of the Meadowvale Village Heritage 

Conservation District is its integration with the surrounding natural 

environment. Its proximity to the Credit River, Meadowvale 

Conservation Area and various green spaces within the Village 

including Old Ridge Park, have been critical to its historic 

development and will continue to be critical to its future. 

The City'scommitrnent to protecting and conserving Meadowvale 

Village as a Heritage Conservation District is an illustration of how 

the objectives of the Strategic Plan are being met. 

FINANCIAL IMPACT: Not applicable. 

CONCLUSION: The Meadowvale Village Heritage Conservation District Plan is being 

updated and amendments to reflect these changes in Mississauga 

Official·Plan and Zoning By-law 0225-2007 are reqnired. The next 

step is to initiate a public engagement process regarding the proposed 

policy and zoning changes. 
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ATTACHMENTS: 

"-;" . 

APPENDIX 1: Proposed Meadowvale Village Neighbourhood 

Character Area Policies (Final Version) 

APPENDIX 2: Proposed Meadowvale Village Neighbourhood 

Character Area Policies (Compare Version) 

APPENDIX 3: Meadowvale Village Precincts Map 

APPENDIX 4: Part of Schedule 10 Land Use Designations Map 

\ . 

Edward R. Sajecki 

Commissioner of Planning and Building 

Prepared by: Karen Crouse, Policy Planner 
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APPEl\TDIX 1 

Proposed Meadowvale Village Neighbourhood 
Character Area Policies (Final Version) 

16.17 Meadowvale Village 

16:17.1 Context 

16.17.1.1 The Meadowvale Village Neighbourhood 

Character Area policies apply to both the 

Meadowvale Village Heritage Conservation District 

including the lands immediately surrounding the 

Village, and the majority of lands more removed 

from the Village that have been developed through 
residential plans of subdivision throughout the 

1990's and 2000's. 

HIGHWAY 407 

Map 16·17: Meadowvale Village Neighbourhood Character Area 

Mississauga Official Plan - Part 3 

Meadowvale Village was first established as a 

European settlement circa 1819. Its location, 

adjacent the Credit River, with a natural and open 

meadow and shallow valley or vale, was a prime 

location for starting a saw mill and grist mill. 

Throughout the nineteenth century the mill, 

supported by local agrarian farming, built a strong 

economic community and social life for its 

inhabitants. In the late nineteenth century the rail 

lines were routed around the Village which lead to 

its decline. The Village became the modest, small 

village that survived into the twentieth century. By 
the late 1960's, Meadowvale Village was still a rural 

Nelghbourhoods·Meadowvale Village 16·1 



community with much of its nineteenth century 
character intact. 

The Ontario Heritage Act was introduced in 1974 to 
provide municipalities with the means to protect and 
conserve their rural village communities. 

Meadowvale Village was Ontario's first Heritage 
Conservation District as approved by the Ontario 
Municipal Board in 1980. The establishment of the 
Meadowvale Village Heritage Conservation District 
officially recognized its historical associations and 
existing built form that makes it unique in 
Mississauga. 

The Heritage Conservation District remains distinct 
within the City of Mississauga. It has retained its 

cultural heritage landscape and attributes due to 
concerned residents and its early designation as a 
Heritage Conservation District which has managed 
change over the past 30 years. 

16,17.2 Urban Design Policies 

The Urban Design Policies apply to all lands within 
the Meadowvale Village Neighbourhood Character 
Area. Urban design policies specific to the Heritage 

Conservation District and lands immediately 
surrounding the Village, are detailed in the Village 
Precinct policies. 

16.17.2.1 New development will comply with the 
Heritage Conservation District Plan and integrate 
individual developments into a cohesive whole. 

16.17.2.2 An interconnected open space network 
including the valleys of the Credit River, Levi Creek 
and Fletcher's Creek is a key feature in the identity 

of the Character Area which should be recognized in 
any development or redevelopment by enhancing 

visual and, where appropriate, physical public access 
to these open spaces. 

16.17.2.3 A highly interconnected street pattern, 
such as a grid or modified grid, is encouraged. 

16.17.2.4 A concept plan may be required as part of 

the processing of any development application to 
illustrate the location of existing trees, the road and 

lotting pattern and connections to adjacent 
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developments. Appropriate land assembly may be 
encouraged to achieve the objectives of this Plan. 

16.17.2.5 Subdivisions which provide a mixture of 

lot sizes which vary in a highly intermixed, 
seemingly random fashion to echo the lotting fabric 
of the Village are encouraged. 

16.17.2.6 The development of these lands may 
include rolled curbs and gutters, fewer municipal 
sidewalks, and decorative street lighting - all of 

which differ from existing City standards. 

16.17.2.7 Standards for street layout, parking and 
loading spaces, landscaping, commons, building 
height and location, site and dwelling unit design, 
including dwelling unit composition, form, massing, 
setbacks, and spatial relationship with adjacent 
buildings, site access, lighting, signage, and 
screening shall meet the requirements of the 
Zoning-By-Iaw. 

16.17.2.8 The design of the street right-of-way and 
the design of the lands along the street affect the 
streetscape and should have regarc{ for the 

following: 

a. vistas and views of the Heritage Conservation 
District, and into and along the valleys of the 

Credit River, Levi Creek, and Fletcher's Creek 
should be created, maintained and enha nced; 

b. the creation of individual entry features to 
subdivisions is discouraged to avoid the creation 
of enclaves within the community; 

c. adjacent to Provincial Highways and elsewhere 

where 'reverse frontages' are unavoidable and 
acoustic protection is required, such acoustic 
protection should be provided through berming 

to the greatest extent possible, minimizing the 

use of noise attenuation walls; and 

d. reverse frontage development will be prohibited 
along the existing alignment of Old Derry Road. 

16.17.2.9 In applying the following policies, the 
effect of buildings and spaces on the surrounding 

environment should be considered equally with the 

function and aesthetic appeal of the site itself: 
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a. the presence of garages should be minimized to 

create an attractive streetscape. Garages 

should not project substantially beyond the front 

face of any house. Garages that project beyond 

the front of any house will be discouraged; 

small, recessed or detached garages are 

preferred. Additional measures may be required 

through the processing of development 

applications to ensure an acceptable 

streetscape is developed. Garages will not 

project beyond the face of any house located in 

areas designated Residential Low Density I; and 

b. reversed frontage lots may be permitted, 

providing the lots have a minimum depth of 

45m. 

The Village Precinct 

16.17.2.10 The Village Precinct represents the lands 

in and around the Heritage Conservation District as 

shown on Map 16-17.1 : Meadowvale Village 

Precincts. 

16.17.2.11 The development of properties within 

Map 16-17.1: Meadowvale Village Precincts 
.. -; 
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the Heritage Conservation District and the Village 

Precinct will be subject to site plan control. In the 

case of the Heritage Conservation District, 

development of properties will require the 

recommendation of the local Meadowvale Village 

Heritage Conservation District Review Committee 

and the Heritage Advisory Committee (HAC) in 

accordance with the Meadowvale Village Heritage 

Conservation District Plan. 

16.17.2.12 The rural village character of the Heritage 

Conservation District must be maintained; for 

example, the small houses with complex massing, 

the generous front, rear and side setbacks, the 

many mature trees and the irregular topography. 

These provisions should also guide new 

development in close proximity to the Heritage 

Conservation District. 

16.17.2.13 The horizontal and vertical road 

alignments of existing roads within the Heritage 

Conservation District should be preserved with no 

widenings or significant changes to existing grades 

to ensure the preservation of existing hedgerow 

trees and Village character. 

16.17.2.14 The ditched cross-sections 

of existing roads within the Heritage 

Conservation District should be 

maintained to retain character and to 

avoid disrupting the existing drainage 

pattern and thus affecting the health of 

existing trees; reconstruction of these 

roads to a curb and gutter 

cross-section will require an 

amendment to this Plan. 

16.17.2.15 Outside the Heritage 

Conservation District, the street 

pattern should. be highly 

interconnected to extend the street 

fabric of the Village, such as through a 

grid or modified grid street pattern with 

small blocks. 

16.17.2.16 The existing grades should 

be maintained. Where acceptable 
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drainage cannot be achieved through revised road 

layouts, lot sizes, lotting patterns or innovative 

drainage techniques, regrading maybe permitted, 

providing that the effect on topography and 

vegetation is minimized. 

16.17.2.17 Development will comply with and 

ensure the protection of the Village elements stated 

in the Heritage Character Statement and Heritage 

Attributes as stated in the Heritage Conservation 

District Plan. 

16.17.2.18 The design of subdivisions will provide 

for the appropriate development of the rear yards of 

the existing lots fronting on both sides of Second 

Line West, south of Old Derry Road. 

16.17.2.19 A concept plan will be required as part of 

the processing of any development application to 
illustrate the location of existing trees, the road and 

lotting pattern, connections to adjacent 

developments, existing and proposed grading, 

building envelopes, and garage locations. 

16.17.2.20 The Precinct includes a progression of 

spaces and landscape features to define the edge of 

the Village; development near these gateways 

should enhance them and be in harmony with the 

character of the Village. The procession of spaces 

leading to the Village starts with a streetscape 
which is loosely enclosed by buildings or tree 

planting, followed by a streetscape which is 

enclosed by a canopy of trees which marks the 

entrance to the village. 

16.17.2.21 Lots should vary in size from street bl()ck 

to street block to create a varied and interesting 

streetscape sympathetic to the varied lot fabric of 

the Heritage Conservation District. 

16.17.2.22 Land severances within the Heritage 

Conservation District will not be permitted in order 

to protect the historic patterning of open space and 

their relationship to properties, structures and 

elements. 

16.17.2.23 Building heights should be limited to two 

and a half storeys, lot coverage should be 

addressed, and provision made for generous 
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setbacks to ensure a sense of spaciousness around 

the Village, with larger setbacks closer to the Village. 

16.17.2.24 Any person undertaking to develop a 

building proposed to contain less than 25 residential 

dwelling units on lands within the Village Precinct 

will be required to provide such plans and drawings 

as set out in the Planning Act, as amended. 

16.17.2.25 Pedestrian access will be provided from 

the Community Centre through abutting land to the 

west to the existing park. 

16.17.3 Land Use 

16.17.3.1 The Residential Low Density I designation 

permits detached dwellings on lots with minimum 

frontages of 22.5 m except in the following area: 

a. land which does not immediately abut the 

Heritage Conservation District may be 

developed for detached dwellings on lots with a 

minimum frontage of 18 metres. 

16.17.3.2 Notwithstanding the Residential Medium 

Density policies of this Plan, the Residential Medium 

Density designation permits only townhouses and 
semi-detached dwellings in localized circumstances 

where flexibility in lotting patterns will achieve urban 

design policies. 

16.17.3.3 Notwithstanding the Greenbelt policies of 

this Plan: 

a. agricultural operations will be permitted; and 

.b. it is recognized that a golf club is located on 

lands north of Derry Road West and west of 

Fletcher's Creek. A golf club is a permitted use 

within the boundaries of the Derrydale Golf 

Club, as those boundaries exist on the date 

these Policies come into effect. 

16.17.3.4 Notwithstanding the Business 

Employment policies of this Plan, only the following 

uses will be permitted: 

a. banquet hall; 

b. conference centre; 
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c. financial institution; 

d. funeral establishment; 

e. manufacturing; 

f. restaurants; 

g. secondarY office; 

h. self storage facility; and 

i. warehousing, distributing and wholesaling. 

16.17.4 Transportation 

16.17.4.1 Public Lanes are considered part of the 
local road system and serve the rear of the 
properties that abut them. These Public Lanes, 
normally have rights-of-way less than 17 m, which 
will be determined during the development review 

process. 

16.17.4.2 Second Line West may be terminated 

north and south of Provincial Highway 401 as part of 
the future widening of Provincial Highway 401. The 
precise timing' and location of these points of 
termination north and south of Provincial Highway 

401 will be determined by the City in conjunction 

with the appropriate authorities. 
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16.17.5 Special Site Policies 

There are sites within the Character Area that merit 
special attention. Any application for development 
of lands affected by a. Special Site Policy will be 
subject to the provisions of this section and where 

applicable, the additional approvals of the 
Mississauga Heritage Advisory Committee and the 

Meadowvale Village Heritage Conservation District 
Review Committee, notwithstanding other policies 
of this Plan. 

16.17.5.1 Site 1 

16.17.5.1.1 Within the area identified as Special Site 
1, it is the intent of these· Character Area Policies to 
establish a special site within the village. This site is 

located on the Gooderham Estate, located at the 
northeast corner of Old Derry Road and Second Line 
West. 

16.17.5.1.2 Notwithstanding the provisions of the 

Residential Low Density I and Public Open Space 
designations, Special Site 1 may also include the 
integration of open space with existing buildings and 

structures to be used for public and/or private uses. 

Permitted uses within the existing building 
designated Residential Low Density may include but 

are not limited to, overnight accommodation, 

including bed and breakfast, restaurants, public and 
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private community uses, an art gallery, and multiple 
unit housing. 

16.17.5.1.3 The design and development of the 

community park lands will be done in consultation 
with the Meadowvale Village Heritage Conservation 
District Review Committee and the owners of the 
remaining component of the Gooderham Estate. 

16.17.5.1.4 The lands designated Public Open 

Space will not be used to calculate the density of 
any development that should occur in the future on 
the balance of the site. 

16.17.5.2 Site 2 

16.17.5.2.1 The lands identified as Special Site 2 are 
located on the east side of Old Creditview Road and 
the east side of Creditview Road, north of Provincial 

Highway 401 . 

16.17.5.2.2 Notwithstanding the provisions of the 
Residential Low Density II designation, the lands 

may also be used for cluster townhouses, and 

offices having a residential scale and character at a 
maximum density of 0.5 floor space index (FSI). 

Hospitality and recreational uses will be permitted, 

provided such uses are accessory to the 
establishment of a golf course on the lands 

designated Special Site 3. 
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16.17.5.3 Site 3 

16.17.5.3.1 The lands identified as Special Site 3 are 
located south of Old Derry Road and straddle the 
Credit River. 

16.17.5.3.2 The lands are portions of the property 

known in 1995 as Sanford Farm and are designated 
Greenbelt. Notwithstanding the Greenbelt 
designation, these lands may be used for a golf 
course. 

16.17.5.3.3 Development of Special Site 3 as a golf 
course will be subject to a comprehensive 
development concept for the site and any portion of 

Special Site 2 which would be used in connection 
with Special Site 3, will among other matters, 
satisfactorily address the following issues: 

a. compliance with Credit Valley Conservation's 
Policies for Floodplain Management to address 
concerns related to flooding hazards, flood 

conveyance, floodplain storage and ice jamming 
along the Credit River; 

b. compliance with Credit Valley Conservation's 

Watercourse and Valleyland Protection Policies 

to address environmental concerns, including 
the protection and preservation of native fish 

habitat; 
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c. compliance with Credit Valley Conservation's 
Guidelines for the Review of . Golf Course 
Development Proposals Within the Credit River 

Watershed; and 

d. the widening of Provincial Highway 401. 

16.17.5.4 Site 4 

16.17.5.4.1 The lands identified as Special Site 4 are 
located at the southeast corner of Old Creditview 

Road and Old Derry Road. 

16.17.5.4.2 Notwithstanding the provisions of the 
Public Open Space designation, the lands may be 
used on an interim basis, for the sale of fresh 

produce, vegetables, and fruit, until such time as 
they are acquired for park purposes by the City of 

Mississauga. 
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16.17.5.5 Site 5 

.'--. 
rt '--. 
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s 

DERRY ROAD WEST 
---...J,... Y-l.000 

16.17.5.5.1 The lands identified as Special Site 5 are 

located east of McLaughlin Road and north of Derry 
Road West. 

16.17.5.5.2 Notwithstanding the provisions of the 

Residential Low Density II and Greenbelt 

designations, the lands may be used as a place of 

religious assembly. Subject to the Greenbelt policies 

of this Plan and Credit Valley Conservation policies 

for valleyland protection and floodplain 

management, the lands may be used for place of 

religious assembly, related and passive recreational 

uses, the exact nature and extent of which will be 

determined during the processing of development 

applications. 
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16.17.5.S SiteS 

16.17.5.6.1 The lands identified as Special Site 6, 

comprise the Brown-Vooro House, located on the 

south side of Derry Road West, west of McLaughlin 

Road. 

16.17.5.6.2 Notwithstanding the provisions of the 

Residential Low Density II designation, the existing 

house may be converted to a restaurant and/or 

offices subject to the provision of access to the 

satisfaction of the Region of Peel. 
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16.17.5.7 Site 7 

16.17.5.7.1 The lands identified as Special Site 7 are 

located at the northeast corner of Courtneypark 

Drive and Mavis Road. 

16.17.5.7.2 Notwithstanding the provisions of the 

Motor Vehicle Commercial designation, the lands 

may be developed for Convenience Commercial 

uses. 
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16.17.5.8 Site 8 

DERRY 

OAK TREE 

Y·l,OOO 

16.17.5.8.1 The lands identified as Special Site 8 are 

located north of Derry Road West, east of 

McLaughlin Road. 

16.17.5.8.2 Notwithstanding the provisions of the 

Business Employment designation, all community 

infrastructure will not be permitted. 
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16.17.5.9 Site 9 

16.17.5.9.1 The lands identified as Special Site 9 are 

located on the west side of McLaughlin Road, south 

of Derry Road West. 

16.17.5.9.2 Notwithstanding the provisions of the 

Residential Medium Density designation, apartment 

dwellings will be permitted. 
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16.17.6 Exempt Site Policies 

16.17.6.1 Site 1 

WALDORF WAY 

UPPER 
RIVER i7I 

-< 
CT. ~ 

V·l.000 

16.17.6.1.1 The lands identified as Exempt Site 1 

are located on the north side of Willow Lane, and 

are subject to flooding from the Credit River. 

16.17.6.1.2 Notwithstanding the provisions of the 
Greenbelt designation, detached dwellings will also 
be permitted in accordance with the Residential 

Low Density I policies of this plan. 

Development of the subject lands will also be 
subject to the following: 

a. compliance with Credit Valley 
Conservation's Policies for Floodplain Management 

to address concerns related to flooding hazards, 
flood conveyance, floodplain storage and ice 

jamming along the Credit River; and 

b. compliance with Credit Valley 
Conservation's Watercourse and Valleyland 

Protection Policies to address environmental 
concerns, including the protection and preservation 
of native fish habitat. 
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16.17.6.2 Site 2 

WALDORF WAY 

lOW \.~ 

V ·1.000 

16.17.6.2.1 The lands identified as Exempt Site 2 
are located on the south side of Old Derry Road, 

west of Second Line West. 

16.17.6.2.2 Notwithstanding the provisions of the 
Convenience Retail Commercial designation, the 

existing motor vehicle service station, existing 
detached dwelling and the dwelling unit above a 
retail store in an existing detached dwelling will only 

be permitted, provided that it is in keeping with the 
historic character of the Meadowvale Village 
Heritage Conservation District Plan. 
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APPENDIX 2 

Proposed Meadowvale Village Neighbourhood 
Character Area Policies (Compare Version) 
New Text -Red Deleted Text - Blacll Stffileollt Moved Text - Blue 

16.17 Meadowvale Village 

16.17.1 Urban Design Pelieies 
Context 

Communit',' Design 

16.17.1.1 IA additiaA te §eAsral I"slieies direetiA§ 

desi§A eleR'leAts wAieh afleet eSR'lR'lliAity ideAlity 

aAd tSSliS, M's PreeiAets, as shawA SA Mal" 16.17 1: 

Meaaowtale Villa§e PreeiAets. reEjlolire iAaivislolal 

atteAtisA: 

a. the Villa§e PreeiAst reF>reseAts the laAds iA aAd 

aroliAd the igerita§e COAservatioA District; 

B. tAe E){toAded Village P;eeiAst F>ro'tides a slolffer 

setweeA ather dC'IeloF>R'leFit aAd the 'Jilla§e. 

16.17.1.2 !"aeh PreeiAet iAelloldes laRds with a variety 

at desi§AatiaAs. The UrBaA Desi§A Polisies R'lIolSt l3e 

read to§etAer with the LaAd Use Palieies at this 

PlaA; to§ether they are iAteAaea Ie OASaloJra§e aA 

HIGHWAY 407 

-

Exempt Site 

Map 16-17: Meadowvale Village Neighbourhood Character Area 
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urban terfA ami eAarasler wAieA SUJ3J30rls tAe . 

8El'/eleJ3fAent eenseJ3t. 

Community Identity and Faeus 

16.1 7.1 The Meadowvale Village Neighbourhood 

Character Area policies apply to both the 

Meadowvale Village Heritage Conservation District 

including the lands immediately surrounding the 

Village, and the majority of lands more removed 

from the Village that have been developed through 

residential plans of subdivision throughout the 

1990's and 2000's. 

Meadowvale Village was first established as a 

European settlement circa 1B19. Its location, 

adjacent the Credit River, with a natural and open 

meadow and shallow valley or vale, was a prime 

location for starting a saw mill and grist mill. 

Throughout the nineteenth century the mill, 

supported by local agrarian farming, built a strong 

economic community and social life for its 

inhabitants. In the late nineteenth century the rail 

lines were routed around the Village which lead to 

its decline. The Village became the modest, small 

village that survived into the twentieth century. By 

the late 1960's, Meadowvale Village was still a rural 

community with much of its nineteenth century 

character intact. 

The Ontario Heritage Act was introduced in 1974 to 

provide municipalities with the means to protect and 

conserve their rural village communities. 

Meadowvale Village was Ontario's first Heritage 

Conservation District as approved by the Ontario 

MuniCipal Board in 1980. The establishment of the 

Meadowvale Village Heritage Conservation District 

officially recognized its historical associations and 

existing built form that makes it unique in 

Mississauga. 

The Heritage Conservation District remains distinct 

within the City of Mississauga. It has retained its 

cultural heritage landscape and attributes due to 

concerned residents and its early designation as a 

Heritage Conservation District which has managed 

change over the past 30 years. 

16,17.2 Urban Design Policies 

The Urban Design Policies apply to all lands within 

the Meadowvale Village Neighbourhood Character 

Area. Urban design policies specific to the Heritage 

Conservation District and lands immediately 

surrounding the Village, are detailed in the Village 

Precinct policies. 

16.17.+.3.2.1 New Development will comply with 

sAould ereate an identity fer tAe Meadewva Ie Villa§e 

CAaraeter Area 'NAieA effiJ3Aasizes tAe ifAJ30rlanee ef 

the Heritage Conservation District Plan and 

integrates individual developments into a cohesive 

whole. 

16.17.+.42.2 An interconnected open space network 

including the valleys of the Credit River, Levi Creek 

and Fletcher's Creek is a key feature in the identity 

of the Character Area which should be recognized in 

any develOpment or redevelopment by enhancing 

visual and, where appropriate, physical public access 

to these open spaces. 

16.17.-8;2.3 A highly interconnected street pattern, 

such as a grid or modified grid, is encouraged. 

16.17.-'H>2.4 A concept plan may be required as part 

of the processing of any development application to 

illustrate the location of existing trees, the road and 

lotting pattern and connections to adjacent 

developments. Appropriate land assembly may bo 

encouraged to achieve the objoctives of this Plan. 

16.17.+.-72.5 Subdivisions which provide a mixture 

of lot sizes which vary in a highly intermixed, 

seemingly random fashion to echo the lotting fabric 

of the Village are encouraged. 

16.17.1.21/2t2.6 The development of these lands 

may include rolled curbs and gutters. tewer 

municipal sidewalks, and decorative street lighting -

all of which differ from existing City standards. ffi 
additien, side yard fenein§, street trees, si§na§e, 

eJ3en SJ3aee linlca§es, bus sRelters, fAail delivery 

Idosles, and etAer street furnillolre sAould §enerall',' 

eonferfA te tAe Meade'.wale Villa§e UrbaA gesi§n 

Guidelines. 
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16.17.~.2.7 WitAin IAe Villa€}e Preeinels ans 

eJElensee Village PreeiAets Standards for street 

layout. parking and loading spaces. landscaping. 

commons. building height and location. site and 

dwelling unit design. including dWelling unit 

composition. form. massing. setbacks. and spatial 
relationship with adjacent buildings. site access. 

lighting. signage. and screening sAffi!kI shall 

geneFally meet the requirements of the Zoning By

Law. GeRse{'{atieR PriF19i",Ies aRe DesifjA Gui£leliRes 

fsr tAe Meaool· .... a.'e 'liNage .'ieritafje GeFlse."latisR . 

Distriet. 

16.17.447.2.8 Streelseape Pelieies apply Ie all lanes 

"'AtRiA tRe Meaae·,wale Village CRaraeter Area. The 

design of the street right-of-way and the design of 

the lands along the street affect the streetscape 
and should have regard for the following: 

a. vistas and views of the Heritage Conservation 

District. and into and along the valleys of the 

Credit River. Levi Creek. and Fletcher's Creek 

should be created. maintained and enhanced; 

b. the creation of individual entry features to 

subdivisions is discouraged to avoid the 

creation of enclaves within the community; 

c. adjacent to Provincial Highways and elsewhere 

where 'reverse frontages" are unavoidable and 

acoustic protection is required. such acoustic 

protection should be provided through berming 

to the greatest extent possible. minimizing the 

use of noise attenuation walls; and 

d. reverse frontage development will be 

prohibited along the existing alignment of Old 

Derry Road. 

BuilEiinganEi Sllaees 

16.17~.2.9 B>Jilain€}s ana Spaees Pelieies appl'" 

te alilane!s witRin tRe Meaae"',<vale Village CAaraeler 

Are!r. In applying the following policies. the effect of 

buildings and spaces on the surrounding 

environment should be considered equally with the 

function and aesthetic appeal of the site itself: 

a. siles witRin IRe f lerila€}e CenseJvalien Distriel 

will l3e s>Jejeet Ie IRe pelieies ef IRe Meeae.wale 

Village Herista€}e Censervalien Distriel plan ane 

Censervalien Prineiples aREI Design g>Jiclelines fer 

IRe Meacle'N\fale Village' Herilage Censervalien 

Dislriet; 

&. a. the presence of garages should be 

minimized to create an attractive streetscape. 
Garages should not project substantially beyond 

the front face of any house. Garages that project 

beyond the front of any house will be discouraged; 

small. recessed or detached garages are preferred. 

Additional measures may be required through the 

processing of development applications to ensure 

an acceptable streetscape is developed. Garages 

.. will not project beyond the face of any house 

located. in areas designated Residential Low 

Density I; and 

So b. reversed frontage lots may be permitted. 

providing the lots have a minimum depth of 45 m. 
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The Village Precinct 

16.17.1.8 TAis2.10 The Village Precinct isrepresents 

the lands' in and around the Heritage Conservation 

District as shown on ~ Map 16-17.1: 

Meadowvale Village Precincts. 

11>.17.1.21>.2.11 The development of properties 

within the Heritage Conservation District and the 

Village Precincts will be subject to the site plan 

control. In case of the Heritage Conservation 

District, development of properties will require the 

appm"al ef tAe Leeal AreAiteetlolral GeAservatieA 

Aavisery Gefflfflittee {LAC/\C) recommendation of 

the local Meadowvale Village Heritage Conservation 

District Review Committee and the Heritage 

Advisory Committee (HAC) in accordance with the 

Meadowvale Village Heritage Conservation District 

Plan. 

16.17 .i·.,9~2.12 The rural village character of the 

Heritage Conservation District must be maintained; 

for example, ~ the small houses with complex 

massing, the generous front, rear and side setbacks, 

I'i@t!re Map 16-17.1: Meadowvale Village Precincts 

the many mature trees and the irregular topography. 

These provisions should also guide new 

development eloltsiae tAe in close proximity to the 

Heritage Conservation District., But ' .... itAiA tAis 

PreeiAet. 

16.17.+.4{l2.13 The horizontal and vertical road 

alignments of existing roads within the Heritage 

Conservation District should be preserved with no 

widenings or significant changes to existing grades 

to ensure the preservation of existing hedgerow 

trees and Village character. 

16.17.-h1+2.14 The ditched cross-sections of 

existing roads within the Heritage Conservation 

District should be maintained to retain character and 

to avoid disrupting the existing drainage pattern and 

thus affecting the health of existing trees; 

reconstruction of these roads to a curb and gutter 

cross-section will require an amendment to this 

Plan. 

16.17.+42.2.15 :tOO Outside the Heritage 

Conservation District, the street pattern should be 

highly interconnected to extend the 

street fabric of the Village, such as 

through a grid or modified grid street 

pattern with small blocks. 

16.17.+.-1-32.16 The existing grades 

should be maintained. Where 

acceptable drainage cannot be achieved 

through revised road layouts, lot sizes, 

lotting patterns or innovative drainage 

techniques, regrading may be permitted, 

providing that the effect on topography 

and vegetation is minimized. 

16.17.2.17 Development will comply 

with and ensure the protection of the 

Village elements as stated in the 

Heritage Character Statement and 

Heritage Attributes as contained in the 

Heritage Conservation District Plan. 

16.17.+.44.2.18 The design of 

subdivisions will provide for the 

appropriate development of the rear 
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yards of the existing lots fronting on both sides of 

Second Line West, south of Old Derry Road. 

16.17.~2.19 A concept plan will be required as 

part of the processing of any development 

application to illustrate the location of existing trees, 

the road and lotting pattern, connections to adjacent 

developments, existing and proposed grading, 

building envelopes, and garage locations. 

16.17 . .:J-,.W2.20 The Precinct includes a progression 

of spaces and landscape features to define the edge 

of the Village; development near these gateways 

should enhance them and be in harmony with the 

character of the Village. The procession of spaces 

leading to the Village starts with a streetscape 
which is loosely enclosed by buildings or tree 

planting, followed by a streetscape which is 

enclosed by a canopy of trees which marks the 

entrance to the village. 

16.17.+.+72.21 Lots should vary in size from street 

block to street block to create a varied and 

interesting streetscape sympathetic to the varied 

lot fabric of the Heritage Conservation District. 

16.17.2.22 Land severances within the Heritage 

Conservation District will not be permitted in order 

to protect the historic patterning of open space and 

their relationship to properties, structures and 
elements. 

Site De'/elepmeRt StaRdards 

16.17.+.-1-13.2.23 Building heights should be limited 

to two and a half storeys, lot coverage should be 

addressed, and provision made for generous 

setbacks to ensure a sense of spaciousness around 

the Village, with larger setbacks closer to the Village. 

16.17.+.4B.2.24 Any person undertaking to develop 

a building proposed to contain less than 25 
residential dwelling units on lands within the Village 

Precinct will be required to provide such plans and 

drawings as set out in the Planning Act, as 

amended. 

16.17.~.2.25 Pedestrian access will be provided 

from the Community Centre through abutting land 

to the west to the existing park. 

The EJlteRded Village PreeiRet 

16.17.1.22 TAis PreeiRel is sAewA eR Map 1e.17 1: 
Meaeev .. vale Village PreeiRels. 

16.17.1.23 TAe street patteFR sAeHls be AigAly 

iRlereeRReelee Ie e)(teRe IAe street fasrie ef tAe 

Village, sHeA as IAreHgA a (Jrie er A'leeifies (Jrie 

slmel patteFR. 

16.17.1.2Q TAe eevelepA'leRI el tAese laRss may 

iRolHee mllee eHrbs aRe (JHtters, fewer A'lHRieil3al 

siEiewalks, aRe Eieeerali .. 'e street Ii(JAliRg all ef 

wAieR Eiiffer freA'l eleisliR(J City staREiares. IR 

aEle!ilieR, side yare! leReiR(J, slmel Irees, si(JRa(Je, 

epeR spaee lifllcages, SHS sAellers, A'lail e!eli'lery 

kieslcs, afiEi elRer streel IHfAiWre sAeHls geflerally 

eefiferA'l Ie IAe MeaElelwaie 'liNage !J.<I3aA Desi§A 

GfiiEleiifles. 

16.17.3 Land Use 

1e.17.2.3.1 The Residential Low Density 

designation permits detached dwellings on lots with 

minimum frontages of 22.5 m except in the 

following area: 

a. land which does not immediately abut the 

Heritage Conservation District may be 

developed for detached dwellings on lots with a 

minimum frontage of 18 metres. 

16.17.~3.2 Notwithstanding the Residential Medium 

Density policies of this Plan, the Residential Medium 

Density designation permits only townhouses and 

semi-detached dwellings in localized circumstances 

where flexibility in lotting patterns will achieve urban 

design policies. 

16.17.~3.3 Notwithstanding the Greenbelt policies 

of this Plan: 
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a. agricultural operations will be permitted; and 

b. it is recognized that a golf club is located on 
lands north of Derry Road West and west of 
Fletcher's Creek. A golf club is a permitted use 

within the boundaries of the Derrydale Golf 
Club, as those boundaries exist on the date 
these Policies come into effect. 

16.17 .~3.4 Notwithstanding the Business 
Employment policies of this Plan, only the following 
uses will be permitted: 

a. banquet hall; 

b. conference centre; 

c. financial institution; 

d. funeral establishment; 

e. manufacturing; 

f. restaurants; 

g. secondary office; 

h. self storage facility; and 

i. warehousing, distributing and wholesaling. 

16.17.34 Transportation 

16.17.34.1 Public Lanes are considered part of the 
local road system and serve the rear of the 
properties that abut them. These Public Lanes, 
normally have rights-of-way less than .17 m, which 

will be determined during the development review 
process. 

16.17.34.2 Second Line West may be terminated 
north and south of Provincial Highway 401 as part of 
the future widening of Provincial Highway 401. The 

precise timing and location of these points of 
termination north and south of Provincial Highway 

401 will be determined by the City in conjunction 
with the appropriate authorities. 
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16.17.45 Special Site Policies 

There are sites within the Character Area that merit 

special attention. Any application for development 
of lands affected by a Special Site Policy will be 
subject to the provisions of this section and where 
applicable, the additional approvals of the 
Mississauga Heritage Advisory Committee and the 

Meadowvale Village Heritage Conservation District 
Review Committee, notwithstanding other policies 
of this Plan. 

16.17.45.1 

""'"'" VEll 

CI. I 

Site 1 

AP IRE 

w r 

16.17.45.1.1 Within the area identified as Special 
Site 1, it is the intent of these Character Area 

Policies to establish a special site within the village. 
This site is located on the Gooderham Estate. 

located at the northeast corner of Old Derry Road 
and Second Line West. 

16.17.45.1.2 Notwithstanding the provisions of the 
Residential Low Density I and Public Open Space 

designations, Special Site 1 may also include the 
integration of open space with existing buildings and 

structures to be used for public and/or private uses. 

Permitted uses within the existing building 
designated Residential Low Density may include but 

are not limited to, overnight accommodation, 

including bed and breakfast, restaurants, public and' 
private community uses, an art gallery, and multiple 

unit housing. 

16.17.45.1.3 The design and development of the 
community park lands will be done in consultation 

with the Meadowvale Village Heritage Conservation 
District Review Committee and the owners of the 
remaining component of the Gooderham Estate. 

16.17.45.1.4 The lands deSignated Public Open 
Space will not be used to calculate the density of 
any development that should occur in the future on 

the balance of the site. 

16.17.45.2 Site 2 

16.17.45.2.1 The lands identified as Special Site 2 
are located on the east side of Old Creditview Road 
and the east side of Creditview Road, north of 

Provincial Highway 401. 

16.17.45.2.2 Notwithstanding the provisions of the 
Residential Low Density II designation, the lands 
may also be used for cluster· townhouses, and 

offices having a residential scale and character at a 

maximum density of 0.5 floor space index (FSI). 

Hospitality and recreational uses will be permitted, 
provided such uses are accessory to the 

establishment of a golf course on the lands 

designated Special Site 3. 
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16.17.45.3 Site 3 

16.17.45.3.1 The lands identified as Special Site 3 
are located south of Old Derry Road and straddle the 
Credit River. 

16.17.45.3.2 The lands are portions of the property 
known in 1995 as Sanford Farm and are designated 
Greenbelt. Notwithstanding the Greenbelt 
designation, these lands may be used for a golf 
course. 

16.17.45.3.3 Development of Special. Site 3 as a golf 
course will be subject to a comprehensive 

development concept for the site and any portion of 
Special Site 2 which would be used in connection 
with Special Site 3, will among other matters, 
satisfactorily address the following issues: 

a. compliance with Credit Valley Conservation's 
Policies for Floodplain Management to address 
concerns related to flooding hazards, flood 

conveyance, floodplain storage and ice jamming 
along the Credit River; 

b. compliance with Credit Valley Conservation's 

Watercourse and Valley land Protection Policies 

to address environmental concerns, including 
the protection and preservation of native fish 
habitat; 

c. compliance with Credit Valley Conservation's 

Guidelines for the Review of Golf Course 
Development Proposals Within the Credit River 
Watershed; and 

d. the widening of Provincial Highway 401. 

16.17.45.4 Site 4 

16.17.45.4.1 The lands identified as Special Site 4 
are located at the southeast corner of Old 

Creditview Road and Old Derry Road. 

16.17.45.4.2 Notwithstanding the provisions of the 
Public Open Space deSignation, the lands may be 
used on an interim basis, for the sale of fresh 
produce, vegetables, and fruit, until such time as 

they are acquired for park purposes by the City of 
Mississauga. 
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16.17.45.5 Site 5 

.. 

DERRY ROAD WEST 
0......+ v- 1.000 

16.17.45.5.1 The lands identified as Special Site 5 

are located east of McLaughlin Road and north of 
Derry Road West. 

16.17.45.5.2 Notwithstanding the provisions of the 

Residential Low Density II and Greenbelt 
designations, the lands may be used as a place of 
religious assembly. Subject to the Greenbelt policies 
of this Plan and Credit Valley Conservation policies 
for valleyland protection and floodplain 

management, the lands may be used for place of 
religious assembly, related and passive recreational 
uses, the exact nature and extent of which will be 

. determined during the processing of development 

applications. 

16.17.45.6 Site 6 

16.17.45.6.1 The lands identified as Special Site 6, 
comprise the Brown-Vooro House, located on the 
south side of Derry Road West, west of McLaughlin 

Road. 

16.17.45.6.2 Notwithstanding the provisions of the 
Residential Low Density II designation, the existing 
house may be converted to a restaurant and/or 
offices subject to the provision of access to the 
satisfaction of the Region of Peel. 
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16.17.4.7 Site 7 

1 e.17A.7.1 T"'e laREls iEleRtifieEl as Stleeial Site 7 are 

laeateEl at tAe RartAwest earner af daAR 'Platt 
Baulevare aRe Derry Raae VVest. 

1 e.17 A. 7.2 Naty,'itAstaReiR~ tAe tlravisiaRs al tRe 

ResiElential Law DeRsity II ElesillRatiaR, a 140 l3eEl 

laAIl term ea.'O 1a6i1ity '""itA a maJ<imum CFass FlaaF 

Area !C".'''} ef 8340 FA' aRa a FAaJ<iFAuFA AeillAt ef 

twa stareys will alse l3e permittee ane liFAitee 

eeFAA'leFeial uses A'lal' l3e eansiEleFOe. 

16.17.4.85.7 Site 87 

16.17.4.8.5.7.1 The lands idantified as Special Site 

87 are located north of Derry Road West, east of 

McLaughlin Road. 

16.17.4.8.5.7.2 Notwithstanding 

the Business Employmant 

the provisions of 

designation. all 

community infrastructure will not be permitted. 
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16.17.4.95.8 Site 98 

OAK TREE 

~RC~ ~ 
'" ~nn ..... _ Y-I.OOO 

16.17.4.95.8.1 The lands identified as Special Site 
98 are located north of Derry Road West. east of 
McLaughlin Road. 

16.17.4.95.8.2 Notwithstanding the provisions of the 

Business Employment designation, all community 
infrastructure will not be permitted. 

16.17.401Q5.9 Site 4G9 

16.17.4.-W5.9.1 The lands identified as Special Site 
4-Q9 are located on the west side of McLaughlin 
Road, south of Derry Road West. 

16.17.4.-W5.9.2 Notwithstanding the provisions of 
the Residential Medium Density designation, 
apartment dwellings will be permitted. 
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16.17.66 

16.17.66.1 

WALDORF WAY 

V-I.OOO 

Exempt Site Policies 

Site 1 

w z .. 
--' 

16.17.56.1.1 The lands identified as Exempt Site 1 
are located on the north side of Willow Lane, and 

are subject to flooding from the Credit River. 

16.17.56.1.2 Notwithstanding the provisions of the 
Greenbelt designation, detached dwellings will also 
be permitted in accordance with the Residential 

Low Density I policies of this plan. 

Development of the subject lands will also be 
subject to the following: 

a. compliance with Credit Valley 
Conservation's Policies for Floodplain Management 

to address concerns related to flooding hazards, 

flood conveyance, flo9dplain storage and ice 
jamming along the Credit River; and 

b. compliance with Credit Valley 
Conservation's Watercourse and Valleyland 

Protection Policies to address environmental 

concerns, including the protection and preservation 
of native fish habitat. 

16,17.66.2 Site 2 

WALDORF WAY 

lOll' \.t.N"-

V -1.000 

16.17.56.2.1 The lands identified as Exempt Site 2 
are located on the south side of Old Derry Road, 

west of Second Line West. 

16.17.56.2.2 Notwithstanding the provisions of the 
Convenience Retail Commercial designation, the 
existing motor vehicle service station, existing 

detached dwelling and the dwelling unit above a 
retail store in an existing detached dwelling will only 
be permitted, provided that it is in keeping with the 
historic character of the Meadowvale Village 

Heritage Conservation District Plan. 
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 Meadowvale Village Proposed Zoning Provisions APPENDIX 3 

 

Provision R1 Base Zone R1 – 32  Existing 

(Meadowvale Village) 

R1 – 32  Proposed 

(Meadowvale Village) 

Min. Lot Area 750 m
2  

(8,072 ft
2
) 

750 m
2  

(8,072 ft
2
) 

1200 m
2  

(12,917 ft
2
) 

Min. Lot Frontage 22.5 m (73.8 ft.) 22.5 m (73.8 ft.) 22.5 m (73.8 ft.) 

Max. Lot Coverage 25% 25% 25% 

Min. Front Yard 9.0 m (29.5 ft) 9.0 m (29.5 ft) 9.0 m (29.5 ft.) 

Min. Ext. Side Yard 7.5 m (24.6 ft.) 7.5 m (24.6 ft.) 7.5 m (24.6 ft.) 

Min. Int. Side Yard 1.8/4.2 m (5.9/13.8 

ft.) 

1.8/4.2 m (5.9/13.8 ft.) 1.8/4.2 m (5.9/13.8 ft.) 

Min. Rear Yard 7.5 m (24.6 ft.) 7.5 m (24.6 ft.) 7.5 m (24.6 ft.) 

Minimum Combined 

Width of Side Yards 

One storey dwelling 

Two storey dwelling 

 

n/a 

 

n/a 

 

 

20% of the lot frontage 

27% of the lot frontage 

Maximum Height 10.7 m (35.1 ft.) 7.0 m (23 ft.) highest ridge 

-sloped roof 

Flat roof not permitted 

7.0 m (23 ft.) for 

sloped roof 

flat roof not permitted 

Maximum GFA n/a n/a 150 m
2 

(1,615 ft
2
) plus 

0.10 times the lot area 

Maximum Floor Area 

Garage 

n/a 75 m
 2 

(807 ft.
2)

 50 m
2 

(538 ft.
 2

) 

Max. Garage Projection n/a 0.0  

Attached garage not 

permitted 

0.0  

No attached garage 

Max. Dwelling Depth n/a n/a 17.0 m (55.6 ft.) 

Max. Driveway Width n/a Lesser of 8.5 m or 50% of 

lot frontage 

3.0 m (9.8 ft.)
(1)

  

 

NOTE: (1) For lots having a lot frontage of 18.0 m or greater, the maximum driveway width may be increased to 6.0 m 

(19.7 ft.) for that portion of the driveway that is within 6.0 m (19.7 ft.) of the front garage face and which is providing 

direct vehicular access to the garage, provided that the driveway does not cover more than 50% of the area of the front 

yard and/or exterior side yard. 

K:\pbdivision\ZBR\4 Special Studies\Meadowvale Village zoning provisions\Meadowvale Village comparison document revised May 

16.docx 
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DATE: 

 

May 21, 2013 

TO: Chair and Members of Planning and Development Committee 

Meeting Date:  June 10, 2013 

 

FROM: 

 

 

Edward R. Sajecki 

Commissioner of Planning and Building Department 

 

SUBJECT: International Design Competitions Task Force - 

Report on Recommendations 

 

 RECOMMENDATION: That the report dated May 21, 2013, from the Commissioner of 

Planning and Building entitled "International Design Competitions 

Task Force – Report on Recommendations", be adopted in 

accordance with the following: 

 

1. That the Criteria for Evaluation and Identification of 

Landmark Sites, shown in Appendix 4, be approved as the 

guideline to evaluate and identify future properties. 

 

2. That the Inventory of Landmark Sites in Appendices 5, 6 and 

7 be approved for the purpose of recognizing key properties 

across the City and their potential to be enhanced and/or 

developed through a lens of design excellence and city 

building.   

 

3. That City staff initiate contact with landowners of the 

selected sites, to express the City’s aspirations for design 

excellence and to assess landowner interest in undertaking 

design competitions. 

 

4. That the Commissioner of Planning and Building report back 

to the Planning and Development Committee with respect to 

the following: 
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a. the expansion of the Inventory of Landmark Sites as 

additional properties are identified for future inclusion;  

b. additional information pertaining to design 

competitions including potential incentives;  

c. guidelines to assist private landowners with design 

competitions based on the process outlined by the 

Royal Architectural Institute of Canada (RAIC) and the 

Ontario Association of Architects (OAA); and  

d. implications for staff resources to support design 

competitions including administering the Inventory of 

Landmark Sites. 

REPORT 

HIGHLIGHTS: 

This report outlines key steps related to design competitions: 

 

• a set of criteria for evaluating and identifying potential sites for 

design competitions; 

• an Inventory of Landmark Sites, to be expanded as additional 

properties are identified throughout the City; 

• defining an approach to engage landowner interest in design 

competitions and communicating the City’s design objectives; 

and 

• highlights from the framework outlined by the Royal 

Architectural Institute of Canada (RAIC) and the Ontario 

Association of Architects (OAA) concerning architectural 

design competitions, serving as the basis for City initiated 

guidelines. 

 

BACKGROUND:  At its meeting of November 14, 2011, the Planning and 

Development Committee considered a report entitled "International 

Design Competitions" that was received for information.  The 

Commissioner of Planning and Building was requested to report 

back to the Planning and Development Committee on the 

recommendations of the International Design Competition Task 

Force identifying:  
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1. Sites to be considered for international design 

competitions;  

 

2. Criteria used to determine the selection of the sites; and  

 

3. Processes to be followed by landowners for engaging in 

an international design competition. 

 

 

COMMENTS: Proceedings and accomplishments of the International Design 

Competitions Task Force 

 

With the support of the Planning and Building Department, the 

International Design Competitions Task Force (see Task Force 

Members - Appendix 1) met on a number of occasions to discuss 

points of view related to international design competitions as a 

mechanism for achieving design excellence in the City.  Highlights 

from the proceedings of the Task Force are cited in Appendix 2 of 

this report. 

 

Design Competitions vs. Collaborative Approaches 

 

The Task Force has carefully considered the opportunities and 

practical challenges of mandating competitions on private lands, 

given precedents set by other North American cities and the 

authority provided to Ontario municipalities under the 

Planning Act, R.S.O. 1990, c.P. 13, as amended, as outlined in 

Appendix 9 of this report.  Alternatively, the Task Force is 

recommending a consultative and collaborative approach in 

engaging landowners, with a focus on promoting the City’s 

objectives with respect to design excellence; understanding the 

future plans of the landowner; and assessing any potential interest 

of the landowner in undertaking a design competition.  

 

First Steps to Promoting Design Excellence 

 

To promote design excellence across the City, the Task Force has 

identified some key steps in moving forward that include:  
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1. Establishing an Inventory of Landmark Sites as a compilation 

that documents and recognizes key sites to be considered for 

a design competition in the City;  

 

2. Formulating criteria in which to consider, evaluate and 

identify sites; and  

 

3. Identifying a small number of properties as the basis for 

launching the Inventory. 

 

Establishing an Inventory of Landmark Sites 

 

The Task Force has given consideration to establishing an 

Inventory of Landmark Sites.  Their endorsement of the list of 

properties is an important first step towards recognizing these key 

sites for their potential for design excellence and city building. 

 

The proposed Inventory of Landmark Sites, explained in 

Appendix 5, is intended to be a 'living' record that will be expanded 

as additional properties are identified and evaluated against the 

proposed criteria (shown in Appendix 4).    

 

As a communications and planning tool, the Inventory will be 

particularly instrumental for engaging landowners in discussions 

around future plans, their interest in undertaking design 

competitions and/or ways in which design excellence can be met 

through other approaches outlined in Appendix 3.   

 

Criteria for Evaluating and Identifying Landmark Sites 

 

A set of criteria, entitled 'Criteria for Evaluating and Identifying 

Landmark Sites' is shown in Appendix 4 for the purpose of 

identifying potential sites. The criteria not only provide a 

framework within which properties are considered, but also provide 

assurance of a reasoned, well-considered process for the evaluation 

and identification of sites in the City.  The proposed criteria are 

founded on themes related to:  
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1. Civic and Community Contribution;  

2. City Building;  

3. Location and Prominence;  

4. Potential Catalyst; and  

5. Site Character and Qualities. 

 

Properties Proposed for Inclusion in Inventory of Landmark 

Sites 

 

The Task Force considered a number of sites throughout the City, 

identifying six (6) properties (shown in Appendices 6 and 7) as the 

basis to create the proposed Inventory of Landmark Sites.  Each 

site has been vetted through the 'Criteria for Evaluating and 

Identifying Landmark Sites' (shown in Appendix 4) and qualify for 

inclusion in the Inventory. 

 

Further Work to Be Investigated 

 

The Task Force has highlighted other matters to be considered as 

part of further exploratory work and investigation into sites in 

preparation for design competitions.  The purpose of this is to 

ensure that a site can reasonably accommodate the intended 

program and process.  Considerations include a full understanding 

of site constraints; economic viability of the site/development 

program; ascertaining clarity around site ownership and status; 

in-place regulatory provisions; and, ensuring ample support from 

landowners, the public and elected officials for the property in 

question.   

 

In addition to the collaborative approach that is recommended to 

engage landowners, the Task Force has also identified the need to 

explore potential incentives that could encourage interest in design 

competitions on private lands as part of further research work.  

Generally, these may include a focus on regulatory and planning 

aspects, such as pre-approved zoning; Community Improvement 

Plans and Section 37; and partnerships for communications, media, 

research and marketing programs between a developer and the 

City.  Given the breadth of scope and complexity of these topics, 

staff will continue to assess and explore the feasibility of these 
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incentives, providing updates to the Planning and Development 

Committee as information becomes available. 

 

Process for Landowners to follow concerning Design 

Competitions 

 

A comprehensive framework for design competitions is provided 

by the Royal Architectural Institute of Canada and the Ontario 

Association of Architects on their respective corporate websites.    

The framework provides the basis in which guidelines can be 

developed by the City and followed by landowners to structure 

design competitions.  This includes clarifying roles and 

responsibilities; articulating clear objectives; transparency and 

fairness; participation and engagement; communication strategies 

and timelines; and, the expected deliverables and outcomes related 

to design competitions.  This process is further elaborated upon in 

Appendix 8. 

 

STRATEGIC PLAN: Achieving design excellence through design competitions or 

alternative approaches is consistent with the City’s Strategic Plan, 

supporting the Strategic Pillars of Change and actions related to: 

Move, Belong, Connect, Prosper and Green. 

 

FINANCIAL IMPACT: There are implications for existing resources in order to continue 

with design competitions, including engaging landowners, research 

on potential incentives and administering the Inventory of 

Landmark Sites.  As such, staff will report back to Planning and 

Development Committee with information on specific resource 

needs to support these undertakings. 

 

CONCLUSION: The International Design Competitions Task Force has 

recommended key steps to promote the City’s objectives 

concerning design excellence and city building.  The proposed set 

of criteria are reasonable for the purpose of identifying potential 

sites, and recommends establishing an Inventory of Landmark 

Sites, which can be expanded as additional properties are 

researched and identified.   An approach to engage landowner 

interest in design competitions is also outlined, with information 

made available from the RAIC and OAA concerning guidelines for 
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structuring design competitions.   This framework is 

comprehensively set out and can be used by the City in developing 

guidelines that serve both public and private competitions.  

 

ATTACHMENTS: Appendix 1: Members of the International Design Competitions 

                        Task Force 

Appendix 2: Highlights of Proceedings – International Design 

Competitions Task Force 

 Appendix 3: Collaborative Tools for Design Excellence 

Appendix 4: Criteria for the Evaluation and Identification of 

 Landmark Sites 

Appendix 5: Inventory of Landmark Sites (Explanation)  

Appendix 6: Map of Properties Proposed for Inclusion – 

Inventory of Landmark Sites 

Appendix 7: Properties Proposed for Inclusion (by Ward) 

Appendix 8: Framework for Design Competitions – Highlights on 

Guidelines from the Royal Architectural Institute of 

Canada and Ontario Association of Architects 

Appendix 9: Report dated October 25, 2011, to Planning and 

Development Committee 

 

 

 

 

  

    

                                                                              

Edward R. Sajecki 

Commissioner of Planning and Building 

 

Prepared By:  Steven Bell, Urban Designer 
 

 

 

 

K:\PLAN\DEVCONTL\GROUP\WPDATA\PDC\PR_05_INT - International Design Competitions Task Force May 2013.sb.doc.wn.fw
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MEMBERS OF THE INTERNATIONAL DESIGN COMPETITIONS TASK FORCE 

 

 

City of Mississauga Council 

Jim Tovey, Councillor, Ward 1 

Pat Mullin, Councillor, Ward 2 

Frank Dale, Councillor, Ward 4 

Ron Starr, Councillor, Ward 6 

 

Private Sector Architects and Practitioners 

Antonio Gomez-Palacio, DIALOG 

Mansoor Kazerouni, IBI Group/Page and Steele 

Ian Chodikoff, Farrow Partnership Architects 

Peter Berton, +VG Architects 

 

Planning and Building Department 

Marilyn Ball, Director, Development and Design 

Wayne Nishihama, Manager, Urban Design 

Steven Bell, Urban Designer 

Edward Nicolucci, Urban Designer 
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HIGHLIGHTS OF PROCEEDINGS 

INTERNATIONAL DESIGN COMPETITIONS TASK FORCE 

 

The International Design Competitions Task Force met on several occasions to consider matters 

related to design competitions and design excellence in the City.  A number of topics and 

viewpoints were considered and discussed by the Task Force and are cited as follows:   

 

• design excellence is an important goal, priority and outcome to be realized for the City; 

• the importance of good architecture, its contribution to place making, and the image of the 

City;  

• iconic buildings versus buildings that integrate well with adjacent neighbourhoods and 

communities to create seamless relationships; 

• the practical considerations of design competitions on either public or privately held lands; 

• alternative approaches to achieve design excellence;  

• how buildings relate to the public realm, i.e. streetscapes and open space;  

• competition types and formats, including planning tools to support, encourage and facilitate 

competitions; 

• regulatory considerations and approvals to support competitions;  

• practical and due diligence matters associated with sites and competitions; and 

• ways to identify, assess and recognize potential landmark sites in light of design excellence 

objectives, such as site inventories and criteria to assess sites.  
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Collaborative Tools for Design Excellence 

 

Although highly effective, design competitions represent one avenue to achieve design 

excellence in projects where architectural merit is commensurate with aspirational civic values 

that achieve sustainability, economic development and the sense of community and place.  Other 

tools which can assist in achieving design objectives include: 

 

• Design charettes and workshops 

• Visioning exercises 

• Master planning initiatives 

• Urban design control documents 

• Official Plan – the City’s new Official Plan also contains a number of innovative urban 

design policies in the section entitled "Build a Desirable Urban Form".  These policies set out 

to significantly raise the bar on urban design objectives with a view to articulating the City’s 

aspirations for a quality built and open space environment.   

• Form Based Designed Standards are another mechanism which can clearly communicate 

design expectations related to the execution and quality of buildings and the public realm.  

As an approach to delivering design excellence, this tool was recently deployed in 

conjunction with the recently approved Local Area Plan and Zoning Amendments for the 

Downtown Core by Council.   

• Recognition through Mississauga Urban Design Awards - the City of Mississauga has also 

enjoyed tremendous success in witnessing a number of well executed projects by the private 

sector, without having to necessarily rely on design competitions. Many of these projects 

have been celebrated as important examples through the City’s annual Urban Design Awards 

Program, which recognizes their important contribution to Mississauga. 

• Building upon recognized practices and current directions in urban design, architecture and 

landscape architecture  

• Education and awareness on design excellence  
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CRITERIA FOR THE EVALUATION AND IDENTIFICATION 

OF LANDMARK SITES 

 

1. Civic and Community Contribution 

Ability to significantly improve the quality of life for Mississauga citizens 

 

2. City Building 

Capacity to contribute toward City Building efforts 

 

3. Location and Prominence 

A strong presence or visibility in the City’s landscape 

 

4. Potential Catalyst 

Able to catalyze improvements beyond the site at the community and city wide scale 

 

5. Site Character and Qualities 

Attributes or characteristics of the site that are distinct and significant, setting it apart 

from others 
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INVENTORY OF LANDMARK SITES 

Purpose: 

 

The proposed Inventory of Landmark Sites recognizes properties across the City for their 

potential to be developed or enhanced through a lens of design excellence and city building.  The 

Inventory is intended to be a 'living' record that will be expanded as properties are identified and 

evaluated.  The Inventory serves a number of important purposes:   

 

• As a communications and planning tool, the Inventory can be particularly instrumental in 

engaging landowners in discussions around future plans, their interest in undertaking design 

competitions and/or ways in which design excellence can be met through other approaches.    

 

• As a research tool, it can inform how sites should be considered and understood in terms of 

their physical location, and how they contribute to the organization, layout and form of the 

City.  This includes buildings and sites which have been developed and completed, 

contributing as landmarks in the City. 

 

• As a messaging tool, the Inventory of Landmark Sites can serve as a platform to articulate 

the City’s aspirations related to City building and its vision for the future through the 

Strategic Plan and Official Plan.    

 

It should be noted that inclusion on the Inventory of Sites places no legal restriction on a 

property, nor does it impose obligations on a property owner or affect property rights. It does not 

affect legal title or sale, restrict the legal use of a property, prohibit development, including 

modifications to existing structures and buildings.  In light of this, it is this Department’s 

understanding that the City is not obligated to obtain the consent of a property owner for 

including their property on the Inventory of Landmark Sites. 

 

 

 



~ 

~ 
~ 

i!> 

~ 

TOlIN OF HALTON HILLS 
CITY OF BRAMPTON 

-----------i I t "WQ<MJ ,~ I~ "-

~ 

~ 
'-' 

o 
v 

il 

DUNDAS 

>-

l 
t: 

~ 

~ 

~ 

CITY OF 

~ 

" ~ 
;J 

DUNDAS 

QUEENSWAY 

BRAMPTON 

ROAD 

<> gil 
." 

"I 15, 
01 

EAST 

· ~/Zt:t.AY 

EAST 

~ 

_'---_+ ______ +--"a"'uO!EE:.!N_..:E!O.lIZA""'-BETH=~W!!!A~Y __ "____ ~ ~ QUEEN J ELIZABETH WAY r I .} 

~ / I ~ 
",G 

~ 

f +.;,-- -1------____ 0,0,_" 
~~;~SOR DR. ... LAKESHORE ROAD 

iSl I 
~ 

~ 
'-' 

~) 
"".~ .. 

LA K E 

-MISSISSAUGA 
JiiijiiPlanning and Building Produced by T&~ GEOMATICS 

!i
f! 

iii 
1<;0 & 

~~. 
c~ 

& 

EAST 

~~ 
& 
~ 
" 

1000 

g 
2000 3000 

INVENTORY OF LANDMARK SITES 

• Properties Proposed for Inclusion 

Lakeview 

2 Canada Lands 

3 Downtown Core 

4 North Hurontario Gateway 

5 Rogers Lands 

6 Cooksville Mobility Hub 

e 2001 THE CORPORAnON OF THE CITY OF MrssrSSAUGA 
NOT TO BE REPRODUCED IN ANY FORM OR FASHION 
WITHOUT THE EXPRESS WRITIEN PERMISSION OF THE 
CORPORATION 

4000 

2013 

r:\cadd\Projects\ 133544 Intemational Design Competition_CP\Vector\Landmark.dgn 

> 
'"C 
'"C 
~ 
Z 
~ 

~ 
0'1 



Appendix 7, Page 1 

 

International Design Competitions Task Force PR.05.INT 

 

 

INVENTORY OF LANDMARK SITES 

PROPERTIES PROPOSED FOR INCLUSION 

 

 SITE AERIAL / PHOTO 

 

1 

 

LAKEVIEW  

(FORMER OPG 

/INSPIRATION LAKEVIEW) 

WARD:  1 

 

 

2 

 

CANADA LANDS 

Port Street,  Port Credit 

WARD:   1 

 

 

 

3 

 

DOWNTOWN CORE 

1. CENTREVIEW DRIVE   

2. FUTURE TRANSIT 

TERMINAL 

3. LRT BRIDGE CROSSING 

403 

 

WARD:  4 

 

 

 

 

 

 

 

 

1 
2 

3 
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4 

 

NORTH HURONTARIO 

GATEWAY 

Hurontario Street-

Mississauga Brampton 

Border 

WARD:  55 

 

 

5 

 

ROGERS LANDS 

 

Burnamthorpe Road and 

Confederation Parkway 

 

WARD:  7 

 

 

 

6 

 

COOKSVILLE MOBILITY 

HUB 

WARD:  7 
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HIGHLIGHTS on FRAMEWORK for DESIGN COMPETITIONS 

GUIDELINES FROM the ROYAL ARCHITECTURAL INSTITUTE of CANADA and 

ONTARIO ASSOCIATION of ARCHITECTS 

 

As a national organization, the Royal Architectural Institute of Canada (RAIC) has been a major 

contributor to the development of guidelines concerning the conduct of design competitions for 

the professional practise of architecture in Canada.  The RAIC’s guidelines also define the roles 

and responsibilities of a number of players, including its relationship with territorial/provincial 

associations, such as the Ontario Association of Architects (OAA).  The key players in a 

competition include the sponsor, professional advisor, jury, technical committee, competitors, 

stakeholders, participants, the public and the municipality. 

 

The OAA has endorsed the RAIC’s competition documents as a guideline to conducting 

architectural competitions in Ontario, subject to providing further explanation on  competition 

types and the conditions that enable Ontario architects to participate in either open or limited 

competitions for a given site.  

 

The 'Marilyn' Tower ('Absolute No. 4' constructed by the Cityzen Development Group) is 

considered to be a very unique example where a landowner initiated a competition on private 

lands acting as a 'sponsor'.  Sponsors have a significant role in terms of funding, ensuring 

fairness to all parties, setting clear objectives and requirements, and identifying/adhering to the 

criteria for selecting a winner.   In general, sponsors should ensure a well-run competition with 

the backing of Council and City staff.  They should also ensure a high level of participation and 

public engagement in the competition process, with a view to achieving an outcome that meets 

the intended design objectives. 

 

Depending upon the type and form competitions (see Appendix 4), the guidelines, which outline 

the role and responsibilities of competition sponsors, are clearly articulated and set out by the 

RAIC and the OAA on their respective corporate websites.    The framework provides the basis 

in which guidelines can be developed by the City and followed by landowners to structure design 

competitions with a view to articulating clear objectives, transparency and fairness, participation 

and engagement, communication strategies, timelines, and the expected deliverables and 

outcomes respecting design competitions. 
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Chair and Members of PI arming and Development Committee 
Meeting Date: November 14,2011 

EdwardR. Sajecki 
Commissioner of Plarming and Bu,ilding Department 

International Design Competitions 

RECOMMENDATIQN: 1. That the Report df,!ted Octobet25,2011, from the 

BACKGROUND: 

Commissioner ofPlatmingand Building titled "International 
Design Competitions II be received for infol'm,ation. 

2. ThatPlanningand Development Comrnittee appoint two (2) 
members Qf CQuncil to participate in th(;l International Def)igp. 
Competition Committee and they, withPlanmng and Building 
Department staff, select representatives from the, building 
industry to pa1iicipatein the Committee. 

3; That the CQmmissioner of PI am ring ang Building report back 
to the Planning and Development Committee on the 
l'ecOlmnendatioI1s ofthe Intel'national Desisn Competition 
Committee for: 

(a) the sites to be considered for internatiQllal design 
competitions; 

(b) the criteria used to determine the selection of the site&; 
(c) and the processes to be followed by landowners for 

engaging in an international design competition. 

Resolution 0049-2011 adopted by Council on February 23,2011 

(see Appendix 1) resolved that the International Design. 
Competition Conunitte€,l of Council be fanned to identify key sites 
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COMMENTS: 

in the City that are appropriate locations fQdconicbuiIdings, and 
that those sites be I'designated for architectural excellence by 
means of international design cOl11petitions tt

• FurtherPlanning 
staff were directed to report back toPla:nning and])evelopl11ent 
COr:runittee on the parameters of the Planning Act, the Downtown 
21 team (see Appendix 1) and to inchlde landowners .in the 
process. 

PllratnetersQf thePlannillg Act 

Although the Planning Act ("Actll
) has UIldergone amendments to 

give a municipality additional power with respect to matten; 
concenring the design of buildings, it neither gives a municipality 
authority to designate sites for iconic btlildings nor ;;ltlthority to 
mandate that private landowners undeliake a destgn competition, 

Authority is given to City Council under SectionAl of the Act to 
designate areas under Site Plan ControL The Act specifies what 
infonnation can be requested, such as the site and building 
attributes, and the conditions for site plan approval. The $itePlaJl 
ControlBY' .. law may be an appropriate mechanism to identifY 
properties Jor urban design competitions .. Without the authority of 
the Plannil1gActto require urban design competitions, a 
collaborative approach is reCOIl1Il1ended. including engagillg 
repn:sentatives from the bu.ildingindustry and landowners whose 
propeltiesare being considel'edin a discussion about the City's 
objectives for iconic buildings. 

New Mississauga OffiCial Plan PQlicies 

There are no specific policies in the CUlTent Official Plan which 
relate to design competitjons.However~ the new Mississaugll 
Official Plan adopted by City Council on September 29, 2010 and 
granted partial. approval by the Peel Regional Council on 
September?2, 2011, containsprovisiollsin the Implementation 
section under Design Ex.cellence, 19 .16.1 b) "encouraging design 
competitions fol' sustainable practices; architecture; landscape and 
ilrban design". .In addition, under the Site Plan section, 19.13.4 
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new provisions give the City autholity to influence the exterior 
design of a building. 

Downtowrt21 Master Plan 

The Downtown21 MasterPlan is intended to promote the 
cbIlthiued evolution of a livable, compact, accessible,sn&taimi.ble 
downtown centre. The goal is to create a new comprehensive plan 
and strategy for Mississauga's Downtown involving landowners, 
the developmentcoll1l11unity find the Pllblic. The Master Plan 
takes the fonn of a long-term plan of action designed to achieve a 
particular set of place-making goals and urban obj e¢tives for 
Downtown Missi&sauga. 

Although the 1)owntown21 MasterPlan does not specifically 
identifY sites for architectural competitions, it does indicate 
locations for Signa1:l.lreArc1rltectural }!eEl1:l)res, in both civic
instihltional and plivate built foml, 

In Seption 6: Urban Design Guidelilles, the document contains an 
illustration, "View Sheds and Key SitesH which identifies a number 
of sUes designated for "Signature Architectural Features and 
Landmarks II. The Master Plan defines the al:love as follows, IITht;l 
envisioned urban form of streets and blocks is intentionally setup 
to frame special corners and terminating views to thefutul'e 
development sites. The arcllitecruraiexpl'ession at these locations 
should consider articulation of built fonnthat visually establishes 
these sitestnrough tQwers; gElteways, and special massing." This 
illustration identifies a number of potentiaLsites throughout the 
City Centre for signattrre architectural feawf)s and landmarks (see 
Appendix ;3). 

The International Design Competition. Conunittee shou1l1 c()nsult 
with the Downtown21Landowners Group in the selection of 
potential sites for international design competitions. 
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Given the recent success of the fnternational design competition of 
the Cityzen Development Group and Fernbrook Homes - Absolute 
WQt'ldNo. 4 development, cOmmonly known as the 'iMarilynlt 
building, the developer was consulted to gain their perspective. 
CityzenDevelopment Group indicated that there were a few 
impqrtant factors t'hat led them to undertake the international 
design competition for the "Marilyn!! building. One important 
reason given was the strong support and encollragement they 
received from the Mayor and the CommissIoner of PlannIng and 
Building to undertake such an endeavor. To administer such a 
large international coJt1petitioll,jt is vital tqh.ave the backing of 
Council and City staff 

Another important factor for the develoPer was the City Centre's 
zoning (Le. unlimited height~nld density). Therefote, the building 
designWOl.lld not be lhnitedby regulatory restrictions. To 
undertake a competition, a developer must be cofumltted to 
excellence in design. Cityzen and Fernbrook acknowledged that 
the site was at a prominent location in the City and that warranted 
an iconic building. They believed that the extra cost of 
ttndertakhlg the international competition and the higher 
construction cost would be absorbed/offset by thepurchasel's 
willingto liVe ill an iCOl1ic building. The developers also belitwed 
that there is asegn1,ent of the resjdentialrnarket that would pay 
more to live in an iconic building. 

Notwithstanding the benefits, there are risks associated with 
undertaking a design competition. Will the submissions be 
inlaginative and meet technical and blldgetary constraints? Can 
the building be constructed in an economical manner? Will the 
willJ1ing scheme be appreciated by the pUblic and will individuals 
be interested in purchasing units in the building? 

Appendix 2, Background Information i11.cl'udes important aspects to 
consider prior to undertaking a design competition. In the end, the 
competition was very successful &s both Absolute World buildings 
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the "Marityn" and "Absolute No. Sit were sold out very quickly and 
received international acclaim and recognition for the City. 

ClllllpetitiOll Types aD<1 Processes 

There are basically two (2) types of COll1petitiollS - idea 
competitions and project cOlI\petitions~ The type of a competition 
is often determined by the final product or objective. Jdea 
competitions are developed to elicit visionaryand·conceptual 
initiatives which mayor may not be built. Project competitions are 

typically used to construct abuilding, park, structure or art 
installation. T\lere are also competitions that arehybrld in nature; 
thatis, theycolllbine the two basic types. 

Within the two (2)basio competitions types. competitions can be 
fonnatted to be open or invited: 

• an open competition refers to all oPen call for all individuals 
within a discipline (i.e. all archltects) to submit for the. 
competition; 

• an invited. competition refers to the selection of a, few within a 
discipline (i.e. the selection of five (5) renown landscape 
architects) to submit. 

The Mississauga Civic Centre, the Living Atts Centre Park and the 
"M&rilyn"builditlg cOll1petitionsutilized the project type 
competition process and used a,n open-call forma,tto construct the 
respective building and park. The Civic Centre cOlnpetitiOil was a 
one.,stagepr()cess with the witmer selected to consfru9t the 
building and square. As this wa,s a natiollalcompetition, all 
entrants were requireqto be Cana,dial1 architects. The LivingAlts 
Centre Park competition was a one-'stage competition and used,all 
open-can to a111andsca,pe architects in Canada. 

The "Marilyn"buildirig competition wa,s internatlona,Un scope and 
had a two-stage process. Stage One Was to establish a short list of' 
fin~Iists from all the valid entrants. Stage Two was to select a 
winner from the short list. The winner ofthe IfMarilynll building 
cQmpetition WaS Yansong Ma, an architect from Beijing. The 
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international firm is then reqltired to wOl'k in partnership with a 
local architectural fum to prepare construction drawings and to 
oversee const111ot10n of the building. 

l)evelopUlent Issues 

Prioi'to undertaking a design competition it is important to infortn 
thy comnlll11ityofthe objectives and goals of the competition. 
Gathering background information will assist the competition 
entrants in understanding community ami City-wide a$pirations. 
The location of iconic buildings should be carefully considered and 
must have regard for many factors. Factors to consider could 
include: 

• what is envisioned for the area orspecific location; 
• will thepl'oject confonn to the offtcialplal1, zorring and design 

guidelines; 

• hientification of specific needs ordesires .£i·om the community; 
• heritage andlor environmental concems; 
• sustainable green technology, accessibility or crimepl'evention 

issues; 
• studies, rePQli and analysis by o~her City d(,!partments, agencies 

and other authorities for the development ofthe site. 

These dev¥lopment objectives ~pd parameters should be 
considered for the Competition's Bdef or Telms of Refererice. 

Succes~ful Competitions 

For a,successful c:;ompetition, His critical to .ensure there is a clear 

mandate, a thorough and comprehensive Competition Brief (Tenns 
of Reference) andto consider all aspects orthe project-The 
importanHask ofproduoing a Competition Brief can either be 
prepared by aconsuItant team hired by the developer or by having 

a dedicated team within the organization that has expertise in 
running competitions. The consultant or dedicated team would 
typically be required to undelt&ke filefollowmg work: 

• establish clear and concise objectives for the competition; 
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• prepare a Competition Brief (Terms of Reference); 
• produce backgl'Ound information; 
• establish the competition and project budget; 
• hire a technical review and a cost consultant; 
• employ a jury chair and $everal jury members; 
• establish media releases and Create a web portal to gather 

questions and disseminate information;: issue addendums as 
necessary; 

• establish timelines and dates fat submissions andrevieWE;; 
• organize public exhibits offinalists and winning sllbmissiQJ:l; 
• nm the ]ogisticsofthecompetition tlu'ough the various stages; 
• establish prizes for the finalists and for the competition winner; 
• negotiate the final terms ofthewinning team; and 
• ensure that the project can be constructed as envisioned. 

Th~ aj:)ove noted tasks, including other possible tasKs, should be 
considered fora successful competition. 

:Benchmarking with other Cities 

North Arnerican cities such as, Toronto, Vancouver, Hamilton) 
Montreal, San Francisco, Boston, etc. werebenchmarked to 
determine what their policies were all undertaking design 
c()mpetitions. Many ofthe· North American cities have policies or 
have initiatives in place that require selected projects to undertake 
designcol11petition for public facilities. The City of Mcmtreal 
requires aU significant public institutions to undertake design 
competitiotls (see Appendix 3). However. 110 cities were fOllnd to 
require private landowners to undertake a design competition. 

Other international cities werebenchmarked. Cities in the 
European nations have a European Union regulation that requires 
major public institutions under a prOcureh1ent proce;ss to undertake 
design competitions. This process has been understood and 
accepted. The results are ath'active and superior buildings. 
However, simila.r to NOlih American cities, European cities 
generally, do not mandate design competitions on private lands. 
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FINANCIAL IMPACT: The formation of the International Design CompetitionCol1lmittee 
and the support needed from. Planning and Building staff to address 
International Design Competitions will be handled thrOllgh the 
2012 opei'ating budget. There will be no further financial impact 
to the City. 

CONCLUSION: Design competitions can bea method to promoteexGelIence in 
qesign; local and national interest; and social and economic 
stimulus through the creation of ico111o buildings .. Rather than 
mandate i1).temati011al design oOl11petitions,a collaborative 
approach is being recommended by Plamung an4Building 
Department. Engaging representatives from the building industry 
in a discussion abO\lt the qty'E\objective}s for iconic buildings is 
the preferred approach that should be taken. 

ATTACHMENTS: 

The next steps in the process is to appoint the membyrs of the 
International Design Competition Committee, establish a criteria 
for designating sites for internatiollal design competitions, 
consultation with selected groups or individuals. identify the sites, 
the recommended processes and then report back to the Planning 
and Development Committee. 

Appendix 1: ResQlution 0049~2011 
Appendix 2: Background Information 
Appendix 3: DowntoWn21 Master Plan, View.sheds and 

Key.sites 

Edward R. Sajecki IP 
Commissioner of Planning and BuUding 

Prepared By: Edward NiGQlucci, Urban Designer 

K:IPLAN\DEVCONTLIGROUI'IWPDATAIPDC\lntemat!(}nal Design COnll'etitloIlS 20 II pdcl,doolwn,fw 
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Resolution 0049-2011 

Councillor Dale spoke to Resolution 0049~201l and requested that the location be changed to 
through6utthe Cityinsteadofjtlst the City Centre. He also req1.1ested thatthe matter be referred 
to Planning and DeVelopment staff to report back on the parameters of tlIePlanning Act, the 
Downtown 21 team/and include land owners in the process. C9uncillor ToveY agreed with the 
revision and spoke to the matter. Mayor McCaHionand CO\lllcillorMullin spoke to the matter. 

0049~20n Moved by: Jirn Tovey Seconded by: Clu'isFonseca 

WHEREAS Mississauga citycentrelms three internationally recognized, iconic buildings 
designed through interriationalarchitecture competitions (tndthe City of Mississauga is maturing 
fi'Olll a suburban city to an exciting urban city of the future; and 

AND WHEREAS every great city in the world has a cluster of unique architecture tl1atdefine& 
and celebrates the culture and society ofthe citizens that reside within its boundaries; and 

AND WHEREAS Mississauga will soon complete another iconic landmatk, our Ulilgnificent city 
square; where citizensniaygather and view the surrounding skyline; and 

AND WHEREAS the City of Miss Iss aug a now has a narrow window of opportunity in the city 
ceptre to create .a renaissance in built formhy encouraging architectural excellence that earns the 
sky·· .' . . , 

AND WHEREAS the Council oftM City of 1v1ississang!} is cOIl1mitted to creating a world 
renownedeity centre for thebellefiJ andprQspeirity of future generations. 

THEREFORE BE IT RESOLVED THAT thedty ofMississa.uga form au ad hoc corrunittee of 
Council to idel1tify additional key sites withitl the city that are in tb.e appropriate location Jar the 
placement oficonic bllildings and further he it l'esolved, that the id¢ntifl.edsites be designated for 
architectural excellence by means of international design competitions. 

Carried 
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Background Inform1}tion 

The fQllowing backgrou.nd infQrmation provides iIl1portantonMississa\lg4'S SlJccessful design 
competitions, including Mississauga City Hall and Civic Square, the Living Arts Centre Park and 
the "Marilyn," building; A review of other cities in Canada indicatesthat.no juris4iction 
mandates design competitions on privately owned lands. The City of Montreal is a leader in 
deS!$IlM a cultural and economic driver, and in tmsregard forms various partnerslllps to 
encoUrage excellence in design. Mississauga also encoliragesdesign excellence in utban design 
through the Mississa1Jga Design Awards program and through theestabUshmept of the 
Mississauga Urban Desi$ll Panel. 

!YIisslssauga.'s ])esign Competitions 

The City of Miss iss aug a has had three design competitions, National design competitions were 
held for the City Hall and Civic Square and the Living Arts Centre Park and an internatiollal 
competition \',l<lSheldfor the Absol\lteI)evelopment Tower No, 4 (all3O known as the M4rilyn 
building), 

Mississauga City Hall and Civic Square 

In Apri11982, the City of Miss iss aug a sponsored allational one~stage architectural competition 
to select a scheme and atchitect to design the new City Hall building and Civic Square. The 
competition resulted in 627 registrants with 246 entrants from various regions of the country. 
the process inc1Udeci a cQmpe6tiollbrief, urban design criteria. a b\li!ding program, construction 
budget; selecdoll ofa professionaljldvisor and jury chair and a 5 member jury, a tecllllicall'eview· 
co:rrunittee and a well attended public exhibitioh. The jury concluded that given the number mid 
quality oftlw entries; and the unanimous decision on the winning sl}bmission, the competitioll 
was a success. !tis important to note that the Mississauga City Hall and theCivicSqua.re 
competition. comes from a tradition of city hall competitions inc hiding Toronto CitYilall (1958). 
Edmonton City Hall (1980) and Kitchener City Hall (1989). 

Living Arts Centre (LAC) Park 

In 1994, the City 6flvfississauga sponsored a natioD;al onccstage competition for the LivingAl'ts 
Centre Park design. The competition had 26 entrants and was administen~d by City staff. 
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Landscape architects in Canada were invited to give their ideas for the la:nds surrounding the 
LACpuilding~ The competitiqn concluded with theselectioll of 3 finalists;· Prizes for the fmalists 
were $1())OOO for third, $15,OOOfo]' second and $25,000 prize for the winner. Due to 
complications with the winning hid, the entrant for the second place finalist was used for the 
final park design. 

The Absolute "Marilyn" Building 

In DecemPtlr 2004;.¢ityzen Development Group and Fernl.,rook HOl1le$ sponsored an 
intemational two.,phase ideas competition for a building to be located at the corner ofHurontario 
Street and Burrihamthorpe Road East The sponsol: oft11e competition l'etained the services ofa 
cons1.l1tant tomanagtl the ·competitionptocess. The process included a competitionbdef; tenus of 
reference; consultation and involvement of City staff; selection of the jury members; extensive 
media releases and public e4hibitions.Phase 1, Design Idea Competition Wilsto!;).ttract 
international talent, and foous on new and innovative ideas, This phase concluded with a shortlist 
of 5 participants,a $15,000 honorarium for each finalist to refine their designs and to CQmpete in 
Phase 2. phase 2, aLimited ArchitecturalDesignCompetition included a well attended public 
ex11ibit of the 5 finalists ill the Great Hall Of the Civic Centre and the Ah'ittm on Bay in Toronto. 
'eh~se 2 was a morerigotous process with the submission requirements asking the architects and 
design teams for more detailed infortnation. The wilmer was announced at a celebration in the 
eN Tower and the winning designer received $125,000 and an oppo1tunity to design a landmark 
building. 

The City of Montreal: UNESCO City of Design 

OftIle cities btmchmarked, no city has requirements for design competitions on private lands; 
Many qities have pqlicies or have initiatives in place thatrequire selectedprojectfj to undertake a 
design competition on their dwn city facilities. The City o:tMontreal has the most advanced 
program to promote design competitions. 

On May 12, 2006, the City of Montreal WaS appointed a UNESCO (United Nations Education, 
Sc~ence and Cultural Organization) City of Design. The City of Monh'eal believes that design is 
not simply for show. but important for the city's well-being. Design can be apowerful tool in 
promoting; the inclusion and plurality ofvalues. The city also involves its citizens, bllsinesses, 
local, nationaltmd inte1.'l1atioMl design community to playa critical role in promoting design to 
inspire il1novative thinking that enhances the qlJa.lity of life. Tbroughsupport and involvement 
from the general public, private and govenunelltsectofSj the city displaysecQnomic and social 
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development potential through the promotion of design. The office that administers city design 
competitions has five ftlll.;time staff. The office prepares the background infonnation, the terms 
of reference, all media releases and other aqministrative duties to rup a number of sucgessful 
competitions. The City also partners with private industry, the design community and cultural 
and edncationl,ll institutions in design competitions to foster excellence in de$i~ . 

. Mississauga Pl'omoting Excellence in Urban Design 

The Planning and BuildrngDepartment established the MississaugaUrban Design Program 30 
ye<:tTs fl,go. The very sl1ccessful program aims toprombte and acknowledge excellence in ilrban 
design. The Pl'Ogrqtl1llasencouraged the building industry and the design community to design 
attt'active buildings and livable spaces that contribute to and enhance the quality of citylife. 

The Mississauga Urban Design Panel was established in 2007. The role ofthe Urban Design 
Pailelis toptovideprofessional and objective advice on matters of desI~ that affect the public 
realm, architecture, context sensitivity and sustainability. The P(ltlel iscqmprised of 
international recognized architects, planners, landscape architects and other design professionals 
who provide an independent peer review of prominent projects. In just a few years, the Panel has 
provided comments on key projects in City Centre and prominentlocatiolls. 



Intcfllational Design Competitions 

Dowlltown21 MIl~ter plan, 111ustration: View Sheds and Key Sites 

Legend 
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View Sheds & Kev Site~ 
The Evolving Lirbar! form of Downtown need.s to prolect andenhilnce Import"nt 
viewund urban "rooms" (key stre~ts andpatks that are framed bybullt form). 

Signature Architectural Facades-.Thespaces around Important parks and 
streets should have the highest level of design ex(ellenci! and materials; 
These facadesshollld feature Innovative use of matErials,artfculiltlon, and 
increased transparency at strei'!t level; 
VieW Shetls -There. are important view sheds that shQuld he considered 
and evaluatetl as d\lvelopment ot;curs. rhese Include gateway views along 
Burnhamthorpe ROad and Hutontarlo Street, eMe views to City Hall,living 
Arts 'centre, and Sheridan College; .and urban views down key streets 
termlnatedbVsIgnaiure architectural features. In addition there are fQog!!r 
vlstastQ the City Half Clock TOWer frQmthe bridges over Highway 403 and 
from ConfederatlQn Parkway that should be protect",d as development 
occurs. 
Signature Archlte¢toral feahlres 8. landmarks - The envisioned' urllan 
form of street. and blocksls IntentionaliV setup to frame special corners 
andlerminating views to futUre development sites. The.rchlteCI4r~1 
expression 1)1 these I(>cation~ should consider articul~tionof b.vlll farm 
tltat; vls~atly ~stablishes these slt.es through towers, gateways, and special 
massing. 
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DATE: 

 

May 21, 2013 

TO: Chair and Members of Planning and Development Committee 

Meeting Date: June 10, 2013 

 

FROM: 

 

 

Edward R. Sajecki 

Commissioner of Planning and Building 

 

SUBJECT: Official Plan Amendment and Rezoning Applications  

To permit a new grocery store and modified development 

standards for the existing plaza 

1077 and 1145 North Service Road and 2045 Insley Road 

North side of North Service Road between Insley Road and 

Stanfield Road 

Owner:  Applewood Shopping Plaza Limited c/o The Effort 

Trust Company  

Applicant:  Salmona Tregunno Inc.  

Bill 51  

 

Supplementary Report Ward 1 

 

 

RECOMMENDATION: That the Report dated May 21, 2013, from the Commissioner of 

Planning and Building recommending approval of the applications 

under File OZ 10/003 W1, Applewood Shopping Plaza Limited c/o 

The Effort Trust Company, 1077 and 1145 North Service Road 

and 2045 Insley Road, north side of North Service Road between 

Insley Road and Stanfield Road, be adopted in accordance with the 

following: 

 

1. That notwithstanding that subsequent to the public meeting, 

changes to the applications have been proposed, Council 

considers that the changes do not require further notice and, 

therefore, pursuant to the provisions of subsection 34(17) of 

the Planning Act, R.S.O. 1990, c.P.13, as amended, any 
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further notice regarding the proposed amendment is hereby 

waived. 

 

2. That the application to amend Mississauga Official Plan from 

"Motor Vehicle Commercial" to "Mixed Use" to permit a new 

grocery store, be approved.  Should the appeal to Mississauga 

Official Plan not be resolved that an amendment to 

Mississauga Plan (2003), be approved. 

 

3. That the application to change the Zoning from "C2-1" 

(Neighbourhood Commercial) and "C5-3" (Motor Vehicle 

Commercial) to "C2 - Exception" (Neighbourhood 

Commercial) to permit a new grocery store and modified 

development standards for the existing plaza in accordance 

with the proposed zoning standards described in Appendix 

S-7 of this report, be approved subject to the following 

condition: 

 

(a) That the applicant agree to satisfy all the requirements of 

the City and any other official agency concerned with the 

development. 

 

4. That the decision of Council for approval of the rezoning 

application be considered null and void, and a new 

development application be required unless a zoning by-law is 

passed within 18 months of the Council decision. 

 

REPORT 

HIGHLIGHTS: 

• A Public Meeting was held on May 28, 2012 and various 

comments were received relating to truck traffic, aesthetics of 

the plaza, and parking lot improvements; 

• Since the Public Meeting, additional information and materials 

have been submitted and minor revisions have been proposed, 

namely: the deletion of the two proposed free standing 

buildings; an increase in gross floor area for the existing plaza 

and proposed grocery store; increased landscaped buffers; site 

modifications in order to address pedestrian and vehicular 

safety, including changes to on-site pedestrian movement; and, 

a modified loading area for the grocery store with restricted 

truck access; 
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• Concerns identified by the community have been addressed; 

• Staff is satisfied with the revisions and additional information 

provided, and recommends that the applications be approved to 

permit a new grocery store and modified development 

standards for the existing plaza subject to certain conditions. 

 

BACKGROUND:  A public meeting was held by the Planning and Development 

Committee on May 28, 2012, at which time a Planning and 

Building Department Information Report (Appendix S-1) was 

presented and received for information. 

 

At the public meeting, the Planning and Development Committee 

passed Recommendation PDC-0036-2012 which was subsequently 

adopted by Council and is attached as Appendix S-2. 

 

Subsequent to the Public Meeting, a community meeting was held 

by Ward 1 Councillor, Jim Tovey on June 7, 2012. A further 

Steering Committee Meeting was held on July 4, 2012.  Planning 

staff also attended the Annual General Meeting of the Applewood 

Acres Homeowner’s Association on October 17, 2012 to provide 

an update on the applications. 

 

The applicant has made some minor modifications to the proposal 

including: 

 

• Deletion of two proposed  free standing buildings; 

• An increase of 538.8 m² (5,799.7 sq. ft.) in the Gross Floor 

Area non-residential (GFA) of the proposed grocery store 

(storage mezzanine and compressor room); 

• An increase in the number of parking spaces from 649 to 758 

due to parking lot reconfiguration and restriping;  

• Site modifications in order to restrict truck access to Stanfield 

Road and egress to North Service Road (see Appendices S-5); 

• Redesign of the loading area for the proposed grocery store in 

order to help mitigate noise and direct truck traffic; and 

• Improvements to the north side of the plaza, including an 

increased landscape area, garbage enclosures and pedestrian 

walkways. 
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On August 23, 2012 the Committee of Adjustment approved a 

minor variance application for the subject lands under File 

'A' 393/12 to allow for the construction of the proposed grocery 

store in advance of the subject Official Plan Amendment and 

Rezoning applications, with reduced parking and landscape buffer.  

The Committee approved the requested variances for a temporary 

period of 1 year  (expiring September 30, 2013), subject to a 

maximum gross floor area (GFA) for the plaza of 14 076.0 m² 

(151,517.76 sq. ft.) and that no new additional buildings besides 

the  grocery store be constructed.  As the applicant is now 

requesting an increase in the GFA for the grocery store, the 

Committee of Adjustment decision is no longer valid.  

 

At the time of writing this report, Metro’s presence at the plaza 

remains uncertain. The land owner continues to pursue all options 

to retain a grocery store in the plaza.   

 

On March 19, 2013 the Heritage Advisory Committee passed 

recommendation HAC-0023-2013 which removed 3 previous 

conditions adopted by Council associated with the property being 

removed from the City’s Heritage Register; namely that the 

rezoning application be approved, that the applicant retain a 

grocery store on the property and that through the site plan process, 

the applicant be encouraged to incorporate the existing façade into 

the new development.  This recommendation was adopted by 

Council on April 10, 2013 and consequently the subject site has 

been removed from the Register.  

 

COMMENTS: See Appendix S-1 - Information Report prepared by the Planning 

and Building Department. 

 

   COMMUNITY ISSUES 

 

A number of issues were raised by area residents at the 

May 28, 2012 public meeting, and the June 7, 2012 and July 4, 

2012 community meetings and through written comments sent to 

the City.  These issues are listed below along with responses: 
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Comment 

Concerns were raised regarding additional GFA resulting in a loss 

of parking and the shortage of accessible parking. 

 

Response 

Two proposed free standing buildings totaling 795.7 m² 

(8,565.1 sq. ft.) have been removed from the applicant’s concept 

plan.  The GFA of the proposed grocery store has been increased 

by 538.8 m² (5,799.7 sq. ft.) from 3 251.6 m² (35,001.1 sq. ft.) to 

3 790.4 m² (40,800.8 sq. ft.).  Parking requirements are addressed 

in the Planning Comments section of this report.  

 

Comment 

Concerns were raised regarding the deteriorating condition of the 

plaza given its age as well as the  absence of appropriate garbage 

enclosures. 

 

Response 

The owner of the plaza has agreed to improvements including 

increased landscaping along the north property boundary and 

garbage bin enclosures.  Overhead hydro wires are proposed to be 

relocated underground and the entire parking lot will be restriped, 

including the rear of plaza.   

 

Comment 

Concerns were raised regarding the lack of pedestrian connections 

throughout the plaza and near the pedestrian overpass.  

 

Response 

Existing pedestrian walkways will remain and additional walkways 

are proposed at both the south and east sides of the plaza. A new 

pedestrian walkway is proposed that will connect the new grocery 

store to the existing bus stop on North Service Road. Two 

additional pedestrian walkways are proposed from both accesses 

on North Service Road leading up to the front of the plaza.  

Parking islands are also proposed throughout the site in order to 

prevent vehicles from cutting through the parking area thereby 

increasing pedestrian safety on site. 
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Comment 

Concerns were raised regarding speeding along Stanfield Road. 

 

Response 

The City acknowledges the community's concerns raised regarding 

speeding along Stanfield Road.  Transportation and Works has 

been made aware of the concerns and will continue to monitor the 

situation. 

 

Comment 

Concerns were raised regarding truck traffic along the north side of 

the plaza and noise during loading times. 

 

Response 

Comments regarding the truck traffic and loading are included in 

the Planning Comments section of this report. 

 

Comment 

Concerns were raised regarding the clean-up of the contamination 

on site identified in the Phase I and Phase II Environmental Site 

Assessment. 

 

Response 

Comments regarding the on-site contamination are included in the 

Updated Agency and City Department Comments section of this 

report from the City’s Transportation and Works Department. 

 

UPDATED AGENCY AND CITY DEPARTMENT 

COMMENTS 

 

Ministry of Transportation (MTO) 

 

Comments updated May 7, 2013, state that in principle the 

Ministry has no objections to the subject applications, however, the 

owner should be aware that in the future should the Ministry 

acquire any land within the 14 m (46 ft.) setback limit for any 

highway improvements, the Ministry will not compensate the 

property owner for removal or relocation costs.   
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Specific and detailed comments related to the Site Plan application 

will be provided at a later date.  

 

City Community Services Department – Culture Division 

 

Comments updated May 1, 2013, state that Council on 

April 10, 2013, adopted HAC Recommendation 0023-2013 by the 

Heritage Advisory Committee  which removed the subject property 

from the Heritage Register.  

 

City Transportation and Works Department (T&W) 

 

Comments updated May 7, 2013, state that a Noise Report has 

been received which concludes that with the use of appropriate 

attenuation measures and warning clauses, the proposed 

development can be adequately attenuated from the surrounding 

noise sources in accordance with City, Regional and Ministry of 

Environment (MOE) guidelines. 

 

T&W is in receipt of a satisfactory Traffic Impact Study which 

indicated that the existing road network can adequately 

accommodate the traffic generated by the proposed development. 

 

A functional servicing report has been updated to address certain 

aspects related to the proposed storm drainage design.  The owner 

will be required to implement stormwater management techniques 

into the design and construction of the site works and services in 

accordance with the applicable criteria, to the satisfaction of T&W.   

 

Site specific details will be addressed as part of the review and 

approval process for the associated Site Plan application under file 

SP 12/109 W1, including final MTO approval as the site is 

adjacent to the Q.E.W. 

 

In the event these applications are approved by Council, the lands 

are to be remediated in accordance with the applicable Ministry of 

the Environment standards and the applicant is to provide a clean-

up report along with a letter of reliance for all environmental site 

assessments and reports. Upon remediation of the lands, and prior 

to By-law enactment, the owner will be required to dedicate the 
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required road widening across the frontage of North Service Road 

and enter into a Development Agreement with the City in support 

of these applications. 

 

PLANNING COMMENTS 

 

Official Plan 

 

Mississauga Official Plan was adopted by City Council on 

September 29, 2010 and partially approved by the Region of Peel 

on September 22, 2011.  The Plan was appealed in its entirety; 

however, on November 14, 2012 the Ontario Municipal Board 

(OMB) issued a Notice of Decision approving Mississauga Official 

Plan, as modified, save and except for certain appeals.  As the 

"Mixed Use" policies are currently under appeal, a "General Retail 

Commercial" designation  under Mississauga Plan (2003) may be 

required.  When the appeal is resolved, the OMB will be requested 

to incorporate the amendment into Mississauga Official Plan.  The 

applicant has consented to the applications being converted to 

amend Mississauga Official Plan. 

 

The subject site is located within the Lakeview Local Area Plan 

and is on a Major Collector (North Service Road).  The majority of 

the site is designated "Mixed Use" and a portion of the southeast 

corner of the site is designated "Motor Vehicle Commercial". 

The "Mixed Use" designation permits a variety of uses including 

retail stores, offices, residential uses, restaurants, financial 

institutions, personal service establishments etc.  The "Motor 

Vehicle Commercial" designation permits a gas bar, motor vehicle 

repair, motor vehicle service station and motor vehicle wash.   

 

The proposal requires an amendment to Mississauga Official Plan 

to change the designation at the southeast corner of the property 

from "Motor Vehicle Commercial" to "Mixed Use" to permit a 

new grocery store. 

 

Section 19.5 of Mississauga Official Plan provides criteria for 

evaluating site specific Official Plan Amendments.  Each criterion 

is summarized below along with a discussion of how the proposal 

addresses the intent of the criteria. 
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Will the proposal adversely impact or destabilize the overall 

intent, goals and objectives of the Official Plan; and the 

development or functioning of the remaining lands which have 

the same designation, or neighbouring lands?  

 

The majority of the site is currently designated "Mixed Use".  The 

proposal to bring the remainder of the site into conformity with the 

existing designation will allow for the site to accommodate the 

new grocery store in addition to other commercial uses permitted 

under the "Mixed Use" designation. 

 

The Official Plan encourages that lands designated "Mixed Use" 

contain a mixture of permitted uses, as is presently occurring on 

site.  Retail uses may be permitted in Neighbourhood areas in order 

to provide local residents with convenient retail uses. The proposed 

new grocery store will replace the existing Metro currently on-site, 

and will continue to serve the local area residents.  As the proposed 

GFA of the new grocery store is greater than the existing Metro 

store, the building foot print is proposed to expand to the east on 

the portion of the site currently designated "Motor Vehicle 

Commercial" towards the residential lands.  The site design has 

considered the potential impact on the surrounding residential area, 

and has responded by restricting truck access to the site and 

introducing noise mitigation measures.   

 

A Supplementary Phase II Environmental Site Assessment dated 

March 28, 2013, was submitted by the applicant on April 2, 2013.   

The report outlines that remedial action is required on lands that 

are to be dedicated to the City.  Further details regarding the 

contamination and remediation are outlined in the updated 

comments from the City’s Transportation and Works Department. 

 

As a grocery store use and the "Mixed Use" designation currently 

exist on site, it is not anticipated that the proposal will adversely 

impact the neighbouring lands.  

 

 



  File:  OZ 10/003 W1 

Planning and Development Committee           - 10 - May 21, 2013 

 

 

Are the lands suitable for the proposed uses, and are the 

proposed land uses compatible with existing and future uses of 

the surrounding lands? 

 

Given the context of the site as noted above, the proposed new 

grocery store is not expected to have any significant land use 

impacts on the surrounding properties within the Applewood Acres 

neighbourhood.  The existing plaza, in combination with the 

existing designation and zoning of the majority of the subject site, 

demonstrates that the intent of the site is to accommodate 

commercial uses.  

 

In order to address the suitability of the new grocery store, the 

following modifications are proposed in order to improve the 

buffering to the neighbouring homes: 

 

• Truck access will be restricted to Stanfield Road, with trucks 

exiting onto North Service Road; 

•  A height limiting bar will be constructed at the north access 

off of Stanfield Road (at the back of the plaza), in order to 

discourage trucks from travelling along and idling near the 

existing residential homes; 

• A noise remediation wall is proposed in order to deflect noise 

and screen the truck loading area from the view of the 

residential area to the east.  The owner will be required to 

provide a screen door that will need to be closed at all times to 

ensure visibility of loading is minimized; and 

• Increased landscaping is proposed along the north property line 

adjacent to the residential homes fronting onto Henley Road.  

 

Based on the above, the lands are considered suitable for the 

proposed development and the proposed uses will be compatible 

with the surrounding residential and commercial uses.  
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Is there adequate infrastructure and community services to 

support the proposed development? 

 

Based on the comments received from the applicable City 

departments and agencies, the existing infrastructure is adequate to 

support the proposed development. 

 

Has a planning rationale with reference to Mississauga Official 

Plan policies, other relevant policies, good planning principles 

and the merits of the proposed amendment in comparison with 

the existing designation been provided by the applicant? 

 

Staff have viewed the applicant’s Planning Justification Report, 

which spoke to various relevant policies and merits of the 

proposal, including reference to the policies contained within 

Mississauga Plan which were applicable at the time of original 

submission.  The report was found to be acceptable. 

 

Zoning 

 

The proposed "C2 – Exception" (Neighbourhood Commercial) 

zone is appropriate to accommodate the proposed new grocery 

store and the modified development standards for the existing 

plaza.  Appendix S-7 contains the revised site specific zoning 

provisions for the proposed development. 

 

Parking 

 

Parking on site is proposed to be provided at a rate of 4.4 parking 

spaces per 100 m² (1,076.4 sq. ft.) Gross Floor Area 

(GFA) - Non-Residential or 758 parking spaces.  A revised 

Parking Justification report was prepared by Cole Engineering on 

April 12, 2013.  Parking surveys were undertaken at the plaza to 

determine the peak parking demand rate, which was found to be 

2.14 spaces per 100 m² (1,076.4 sq. ft.) or 367 parking spaces. 

Based on the parking justification, Planning staff is satisfied that 

there will be more than sufficient on-site parking.  

 

 



  File:  OZ 10/003 W1 

Planning and Development Committee           - 12 - May 21, 2013 

 

 

Gross Floor Area 

 

Subsequent to the May 8, 2012 Information Report, new 

information has been provided by the applicant indicating that 

additional GFA was omitted in error from the original calculations. 

The second floor office space existing above both Building B and 

C has now been included, resulting in a total existing GFA of 

16 118.96 m² (173,508.71 sq. ft.).  A total GFA of 2 754.49 m² 

(29,650.05 sq. ft.) will be removed with the demolition of the 

existing Metro building and the automotive repair garage. 

 

Changes have also been made to the GFA of the proposed grocery 

store in order to accommodate a storage mezzanine and 

compressor room, resulting in a GFA of 3 790.4 m² 

(40,800.9 sq. ft.).  The total proposed GFA for the entire plaza is 

now 17 155.0 m² (184,660.9 sq. ft.), which remains under the 

current maximum GFA (non-residential) of 18 905 m² 

(203,498.4 sq. ft.).  

 

Landscape Buffer and Restaurant Setback  

 

A minimum landscape buffer of 1.7 m (5.5 ft.) along North Service 

Road will be recognized in the implementing Zoning By-law 

amendment, due to the 6.7 m (22.0 ft.) road widening land 

dedication required by the City. 

 

The minimum landscape buffer abutting a residential zone will be 

3.2 m (10.5 ft.), however it is noted that on the site plan along the 

north property boundary, a landscape buffer of up to 6.4 m 

(21.0 ft.) is proposed in order to provide sufficient landscaping and 

mitigate any potential headlight glare into neighbouring rear yards.  

 

Restaurants, convenience restaurants and take-out restaurants 

currently require a minimum 60 m (196.9 ft.) setback from a 

residential zone.  The subject site will be exempt from this 

requirement as restaurant uses currently exist and will continue to 

exist on site.  
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For the reasons stated within the Planning Comments section of 

this report, it is recommended that the Rezoning be approved 

consistent with the proposed Official Plan Amendment.  

 

Site Plan 

 

On April 30, 2012, an application for Site Plan approval was 

received under file SP 12/109 W1for the proposed development.  

While the applicant has worked with City departments and 

agencies to address many site plan related issues, through the 

review of the Rezoning concept plan, further details will be 

required regarding architectural elements, landscaping and 

pedestrian connections. 

 

Green Development Initiatives 

 

The applicant has identified that the following green development 

initiatives will be incorporated into the development: 

 

• Carbon dioxide refrigeration (which means reduced carbon 

footprint and very little chlorofluorocarbon (CFC) in the 

building); 

• High efficiency LED and Fluorescent lighting; and 

• Heat reclaim and hot water heating.  

 

FINANCIAL IMPACT: Development charges will be payable in keeping with the 

requirements of the applicable Development Charges By-law of 

the City as well as financial requirements of any other official 

agency concerned with the development of the lands. 

 

CONCLUSION:  In accordance with subsection 34(17) of the Planning Act, R.S.O. 

1990, c.P. 13, as amended, Council is given authority to determine 

if further public notice is required.  The proposed revisions to the 

applications, which are detailed in the Background section of this 

report, consist of the deletion of the two proposed free standing 

buildings; an increase in GFA for the existing plaza and proposed 

grocery store; increased landscaped buffers; site modifications in 

order to address pedestrian and vehicular safety, including changes 

to on-site pedestrian movement; and a modified loading area for 
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the grocery store with restricted truck access.  These revisions are 

considered minor.  Therefore, it is recommended that no further 

public notice be required regarding the proposed changes. 

 

The proposed Official Plan Amendment and Rezoning are 

acceptable from a planning standpoint and should be approved for 

the following reasons: 

 

1. The proposed Official Plan amendment is compatible with the 

surrounding land uses, based on the surrounding context, the 

"Mixed Use" designation currently on the majority of the 

property and the existing grocery store use on site. 

 

2. The proposed Official Plan amendment and zoning standards 

are appropriate to accommodate the new grocery store and 

modified development standards based on the increased 

landscaping proposed, site modifications to re-direct truck 

traffic, and the revised loading area design for the new 

grocery store. 

 

ATTACHMENTS:  Appendix S-1: Information Report 

 Appendix S-2: Recommendation PDC-0036-2012 

 Appendix S-3: Existing Mississauga Official Plan and Lakeview 

  Local Area Plan Land Use Designation Map 

 Appendix S-4: Revised Except of Existing Land Use Map  

 Appendix S-5: Revised Concept Plan 

 Appendix S-6: Revised Concept Elevations 

 Appendix S-7: Proposed Zoning Standards 

 

 

 

 

                                                                                       

Edward R. Sajecki 

Commissioner of Planning and Building 

 

Prepared By:  Sheena Harrington, Development Planner 
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Commissioner ofPlancing and Building 

Information Report 
Official Plan Amendment and Rezoning Applications 
To permit a new grocery store; two new free standing buildings, 
and modified development standards for the plaza; 
1077 and 1145 North Service Road and 2045 Insley Road 
North side of North Service Road; between Insley Road and 
Stanfield Road 
Owner: Applewood Shopping Plaza Limited c/o The Effort 
Trust Company 
Applicant: Salmona Tregunno Inc. 
Bill 51 

Public Meeting Ward 1 

RECOMMENDATION: That the Report dated May 8,2012, from the Commissioner of 
Planning and Building regarding the applications to amend the 

Official Plan from "Motor Vehicle Commercial" to "General Retail' 
Commercial" and to change the Zoning from "C2-1" 
(Neighbourhood Commercial) and "C5-3" (Motor Vehicle 

Commercial) to If C2-Exception" (Neighbourhood Commercial), to 

permit a new grocery store, two new free standing buildings and 
modified development standards for the plaza under file 

OZ 10/003 WI, Applewood Shopping Plaza Limited c/o The 

Effort Trust Company, 1077 and 1145 North Service Road and 

r'. 
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May 8, 2012 

BACKGROUND: 

COMMENTS: 

2045 Insley Road, north side of North Service Road, between 

Insley Road and Stanfield Road, be received for infOrIhation. 

The above-noted applications have been circulated for technical 

comments and a community meeting has not been held. 

The purpose of this report is to provide preliminary information on 

the applications and to seek comments from the community. 

Details of the proposal are as follows: 

Development Proposal 

Applications March 3, 2010 (Received) 

submitted: April 1, 2010 (Deemed Complete) 

Existing Gross Retail plaza 

Floor Area: = 10 894.8 m2 (117,274.4 sq. ft.) 
LCBO building 

= 847.0 m2 (9,117.0 sq. ft.) 
Metro Grocery Store* 

= 2522.1 m2 (27,147.7 sq. ft.) 
TD Bank building 

= 475.8 m2 (5,121.6 sq. ft.) 
Automotive repair garage* ,-

= 242.0 m2 (2,604.9 sq. ft.) 
* buildings to be demolished 

Total = 14981.7 m2 (161,266.9 sq. ft.) 

Proposed Gross New Metro Grocery Store 

Floor Area: = 3 251.6 m2 (35,000.0 sq. ft.) 
-

New Retail Bldg 1 

= 352.8 m2 (3,798.0 sq. ft.) 

New Retail Bldg 2 

= 442.9 m2 (4,768.0 sq. ft.) 

Total New GF A 

= 4047.3 m2 (43,566.2 sq. ft.) 
Total New & Existing GFA * 

=16264.9 m2 (175,079.6 sq. ft.) 
* less gfa of buildings to be demolished 
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Development Proposal 
Height: 1 storey 

Parking 878 spaces @ 5.4 spacesll 00 mL. 

Required: (1,076.42 sq. ft.) 

Parking 694 spaces @ proposed rate of 4.26 

Provided: spaces/1 00 m2 (1,076.42 sq. ft.) 

Supporting - Planning Justification Report 

Documents: - Heritage Impact Statement 

- Traffic Impact and Access Study 

- Phase I Environmental Site Assessment 

- Phase II Environmental Site 

Assessment 

- Functional Servicing Report 

- Environmental Noise Feasibility Study 

- Stormwater Management Report 

- Arborist Report and Tree Preservation 

Plans 

- Parking Justification and Loading 

Operation Review 

Site Characteristics 
Frontages: Approx. 435:m(1,427 ft.) - North 

Service Road 

Approx. 136 m (446 ft.) - Insley Road 

Depth: Approx. 106 m (347.7 ft.) 

Gross Lot Area 5.76 ha (14.23 ac.) 

Net Lot Area: 5.47 ha (13.51 ac.) 

Existing Use: Applewood Village Plaza, including a 

freestanding LCBO, Metro grocery store 

and new TD Bank and an automotive 

repair garage (Autotex Service Centre) at 

comer of North Service Road and 

Stanfield Road. 

Additional information is provided in Appendices I-I to 1-8. 
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The subject property, known as Applewood Village Plaza, is 

located on the north side of North Service Road between Insley 

Road to the west and Stanfield Road to the east. The plaza was 

originally constructed in 1955 by GS Shipp & Son and was 

expanded to the east in i960. This plaza and Dixie Outlet Mall 

located on the South Service Road, just to the east, are the two 

largest shopping plazas that serve the Lakeview District. 

Applewood Village Plaza currently contains an existing one-storey 

multi-unit building along with a stand alone LCBO, Metro Grocery 

Store and a recently built TD bank. On the southeast comer of the 

site there exists a motor vehicle repair garage (Autotex Service 

Centre) which is proposed to be demolished as part of the Metro 

Grocery store redevelopment. The site is surrounded by a 

residential neighbourhood consisting primarily of detached 

dwellings with the exception of a Sunoco service station on the 

west side of Insley Road. Information regarding the history of the 

site is found in Appendix I-I. 

The surrounding land uses are described as follows: 

North: Detached dwellings backing onto the rear of plaza 

East: Detached dwellings east of Stanfield Road 

South: North Service Road and Queen Elizabeth Way CQ.E.W.) 

beyond 
West: Detached dwellings and aSunoco gas station west of 

Insley Road 

Current Mississauga Plan Designation and Policies for 

Lakeview District (May 5, 2003) 

"Motor Vehicle Commercial" which permits only gas bars and 

motor vehicle service stations; motor vehicle washes; 

establishments for minor motor vehicle repairs; and retail 

commercial uses of a convenience nature, including an accessory 

take-out restaurant which may include a drive-through facility, in 

conjunction with other Motor Vehicle Commercial uses. 
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"General Retail Commercial" which permits retail commercial 

development located primarily on major roads. 

The applications are not in conformity with the land use 

designations as the proposed Metro grocery store will occupy lands 

currently designated "Motor Vehicle Commercial". 

There are other policies in the Official Plan which also are 

applicable in the review of these applications including: 

Urban Design Policies 

Section 3.18.2.4 - Building and site design will be compatible with 

site conditions, the surrounding context, features and surrounding 

landscape and intended character of the area. 

Section 3.18.2.6 - Building, landscaping and site design will 

minimize the effects of noise, unattractive views, other negative 

impacts and will buffer adjacent land uses. 

Criteria for Site Specific Official Plan Amendments 

Section 5.3.2 of Mississauga Plan contains criteria which requires 

an applicant to submit satisfactory planning reports to demonstrate 

the rationale for the proposed amendment as follows: 

• the proposal would not adversely impact or destabilize the 

following: the overall intent, goals and objectives of the 

Official Plan; and the development and functioning of the 

remaining lands which have the same designation, or 

neighbouring lands; 

II the lands are suitable for the proposed uses, and compatible 

with existing and future uses of surrounding lands; 

.. there is adequate infrastructure and community services to 

support the proposed development. 
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Mississauga Official Plan (2011) 

File: OZ 10/003 WI 
May 8,2012 

Mississauga Official Plan (2011) was adopted by City Council on 

September 29, 2010 and partially approved by the Region on 

September 22, 2011. Mississauga Official Plan (2011) has been 

appealed in its entirety and, as such, the existip.g Mississauga Plan 

(2003) remains in effect. The applications were originally 

submitted under Mississauga Plan (2003), which is the current plan 

in effect, but regard should be given to the new Mississauga 

Official Plan (2011). The applicant is aware of the status of the 

new Mississauga Official Plan which designates the subject lands 

as "Mixed Use" and "Motor Vehicle Commercial" within the 

Lakeview Local Area Plan. Should Mississauga Official Plan 

come into effect before these applications are approved, an 

amendment will be required to the new Plan. 

In addition, a review of the Lakeview District policies is currently 

under way. Policy recommendations resulting from the review 

will be incorporated into the new Lakeview Local Area Plan which 

will ultimately form part of the new Mississauga Official Plan. 

Proposed Official Plan Designation and Policies 

"General Retail Commercial" which permits retail commercial 
development located primarily on major roads. 

Existing Zoning 

"C2-1" (Neighbourhood Commercial) which permits a wide 

range of commercial uses. 

"C5-3" (Motor Vehicle Commercial), which permits gas bars, 

motor vehicle service stations and motor vehicle repair facilities 

with restricted uses. 

Proposed Zoning By-law Amendment 

"C2-Exception" (Neighbourhood Commercial) to permit 

modified development standards for the plaza. 
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As part of the rezoning, the applicant is proposing that the 

following standards be applied: 

Required Zoning Proposed Standard 
By-law Standard 

Parking 5.4 spaces/l 00 m2 4.26 spaces/l 00 m2 

(1,076.42 sq. ft.) (1,076.42 sq. ft.) 

Restaurant uses 60.0 m (197 ft.) 24.0 m (79 ft.) 
adjacent to 

residential uses 

Minimum Front 4.5 m (14.8 ft.) 2.38 m (7.9 ft.) 
Yard Setback 

COMMUNITY ISSUES 

No community meeting was held and no written correspondence 

has been received. 

DEVELOP:MENT ISSUES 

Agency comments are summarized in Appendix 1-7. Based on the 
comments received and the applicable Mississauga Plan policies 

the following matters will have to be addressed: 

Fa~ade of Existing Metro grocery store 

Consistent with the recent recommendation from the Heritage 
Advisory Committee adopted by Council on April 25, 2012 (See 
Appendix I-I, Site History), through the site plan approval process 
for the new Metro grocery store, the applicant is encouraged to 
incofporate the fa9ade of the existing grocery store into the 
replacement store. 

On-site Truck Circulation and Access Routes 

The location of loading bays and large trucks which will service 

the new Metro grocery store are of concern given the proximity of 

residential properties. The applic~t1i~;indicated that truck access 

for the Metro grocery store will be limited to Stanfield Road and 
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FINANCIAL IMPACT: 

CONCLUSION: 

that circulation through the back of the site will be restricted by 

way of a raised walkway and a height limit bar. Any noise 

generated by refrigerated trucks will need to be appropriately 

mitigated through appropriate design of the loading area. The 

applicant will be required to demonstrate that these concerns can 

be appropriately addressed. Additionally, the applicant will need 

to demonstrate that safe pedestrian circulation can be achieved 

through appropriately located and sized walk:ways. 

Parking 

The applicant is proposing a reduction in the parking standard by 

approximately 20%. A Parking Justification Report has been 

submitted which is currently being reviewed. Additional 

comments will be provided in regard to the report and proposed . 

zone standards prior to the preparation of a Supplementary Report. 

OTHER INFORMATION 

Development Requirements 

In conjunction with the proposed development, there are certain 

other engineering and conservation matters with respect to site 

remediation, noise attenuation and storm water management which 

will require the applicant to enter into appropriate agreements with 

the City. 

Development charges will be payable in keeping with the 

requirements of the applicable Development Charges By-law of 

the City as well as financial requirements of any other official 

agency concerned with the development of the lands. 

All agency and City department comments have been received and 

after the public meeting has been held and all issues are resolved, 

the Planning and Building Department will be in a position to 

make a recommendation regarding these applications. 
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ATTACHMENTS: Appendix I-I : Site History 
Appendix 1-2: Aerial Photograph 

Appendix 1-3: Excerpt of Lakeview District Land Use Map 
Appendix 1-4: Excerpt of Existing Land Use Map 

Appendix 1-5: Concept Plan 
Appendix 1-6: Elevations 
Appendix 1-7: Agency Comments 
Appendix 1-8: General Context Map 

Edward R. Saj ecki 
Commissioner of Planning and Building 

Prepared By: David Breveglieri, Development Planner 
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Appendix I-I 

Applewood Shopping Plaza Limited File: OZ 10/0,03 W1 

Site History 

III 1986 to 2010 - The Committee of Adjustment approved several temporary minor 

variances over a 14 year period, including to permit a place of religious assembly and a 

garden centre as well as allowing restaurant uses, including outdoor patios in 

conjunction with existing restaurant uses to locate within 60 m (197 ft.) of a 

Residential zone, with no additional parking in certain instances. 

III June 20, 2007 - Zoning By-law 0225-2007 came into force except for those sites 

which have been appealed. As no appeals have been filed the provisions of the new 

By-law apply. The subject lands are zoned IC2-1" (Neighbourhood Commercial) and 

IC5-3" (Motor Vehicle Commercial). 

• January 11,2012 - Site plan application under file SP 10/072 WI was approved to 

permit the construction of a free-standing TD Bank on the site. 

G February 17,2012 - Heritage permit application HP A 12/008 WI to permit the 

demolition of the existing Metro grocery store received. 

CD April 25, 2012 - Council adopted recommendation HAC -0041-2012 by the Heritage 

Advisory Committee recommending that the property at 1077 North Service Road be 

removed from the Heritage Register provided that the subject applications be 

approved, the applicant retain a grocery store on the property, and that through the Site 

Plan process the applicant be encouraged to incorporate the fayade of the existing 

grocery store into the replacement store. 
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Appendix I-7, Page 1 

Applewood Shopping Plaza Limited File: OZ 10/003 WI 

Agency Comments 

The following is a summary of comments from agencies and departments regarding the 

applications. 

".} / Comment Date Comment 

Ministry of Transportation The Ministry has had the opportunity to review the revised 
(February 17,2012) submission and confIrmed that in principle that it has no 

objections to the proposed applications. 

The Ministry Drainage Office has accepted the latest 
submission of the Storm Water Management (SWM) proposal 
for the site. During the Site Plan application process, the 
Ministry will still require the proponent to submit the SWM 
Report signed and stamped by a P. Eng licensed in Ontario. 

Ministry Building and Land Use Permits are required prior to 
site grading/site servicing and for individual building lots 
within 45 m (147.6 ft.) of all MTO property limits and within 
395 m (1,295.9 ft.) radius from a Ministry intersection. Sign 
permits are required for signing within 400 m (1,312.3 ft.) of 
the Q.E.W. 

Region of Peel The Region has no objections to the continued processing of 
(April 27, 2012) these applications. 

An existing 200 mm (8 in.) diameter water main is located on 
Insley Road, an existing 250 mm (10 in.) diameter water main 
is located on North Service Road and an existing 150 mm 
(6 in.) diameter water main is located on StanfIeld Road. 

An existing 375 mm (15 in.) diameter sanitary sewer is located 
on StanfIeld Road and an existing 375 mm (15 in.) diameter 
sanitary sewer is located on Insley Road. 

The applicant is advised any forthcoming si~e plan applications 
associated with these Official Plan Amendment and Rezoning 
applications must clearly show and label all registered 
easements on the site plan. If there are easements in favour of 
the Region, this will be a condition of site plan approval. 
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Applewood Shopping Plaza Limited File: OZ 10/003 WI 

City Community Services 
Department -
Planning, Development and 
Business Services 
DivisionlPark Planning 
Section 
(January 23,2012) 

City Community Services 
Department - Culture 
Division 
(April 27, 2012) 

City Community Services 
Department - Fire and 
Emergency Services 
Division 
(April 20, 2012) 

Comment 

The applicant is required to submit two (2) sets of site 
servicing drawings to the Region's Development Engineering 
Division for review (all connections must conform to Regional 
standards and specifications and design criteria). Tms is not a 
condition of site plan approval. 

The Functional Servicing Report was received on April 5, 
2010 and the Region has no objections to the report. 

The subject property is not witbin a landfill site. 

The applicant is advised that on-site waste collection is 
required through a private hauler. 

In the event that the applications are approved by Council, 
prior to by-law enactment, a cash contribution for street tree 
planting and trail signage will be required. Further, prior to the 
issuance of building permits, cash-in-lieu for park or other 
public recreational purposes is required pursuant to Section 42 
of the Planning Act (R.S.O. 1990, c.P. 13, as amended) and in 
accordance with City's Policies and By-laws. 

Research into the site revealed that the existing Metro grocery 
store was originally a Steinberg's supermarket wmch opened 
in 1962. The arcmtectural firm of Deacon, Arnett & Murray 
designed tms iconic local landmark. Staff have had 
discussions with the applicant in order to encourage them to 
incorporate the fayade of the existing building into any new 
store that is constructed; however, as of yet no confirmation 
has been provided as to the applicant's intentions. 

Also see Appendix I-I, Site History, with respect to 
recommendation from the Heritage Advisory Committee 
adopted by Council on April 25, 2012. 

Fire has reviewed the applications from an emergency 
response perspective and has no concerns; emergency response 
time to the site and watersupply availability is acceptable. 
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Applewood Shopping Plaza Limited File: OZ 10/003 WI 

II A.gellcy / Comment Date • = • 

City Transportation and 
Works Department 
(March 9, 2012) 

Comment 

A satisfactory noise report and the Traffic Impact Study dated 
June 2010 has been submitted and is currently under review. 
Notwithstanding the findings of the traffic report, MTO 
approval is required as the site is adjacent to the Q.E.W. 

In addition, prior to a Supplementary Report proceeding to 
Council, the applicant has been requested to provide a [mal 
remediation report and plan along with a letter of reliance for 
all environmental site assessments and reports. 

The functional servicing report is to be updated to address 
certain aspects related to the storm drainage design. 

Further detailed comments/conditions will be provided prior to 
the Supplementary Report proceeding pending the review of 
the revised material. 

Other City Departments and The following City Departments and external agencies offered 
External Agencies no objection to these applications provided that all technical 

matters are addressed in a satisfactory manner: 

- Bell Canada 
- Canada Post 
- City Development Services 
- Enersource Hydro Mississauga Inc. 
- Hydro One Networks Inc. 
- Rogers Cable 

The following City Departments and external agencies were 
circulated the applications but provided no comments: 

- City Economic Development Office 
- City Realty Services 
- Enbridge Gas Distribution Inc. 
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Appendix S-2 

 

 

Applewood Shopping Plaza Ltd.   File:  OZ 10/003 W1 

 

 

 

Recommendation PDC-0036-2012 

 

 

 

PDC-0036-2012  

 

"1. That the Report dated May 8, 2012, from the Commissioner of Planning and Building 

regarding the applications to amend the Official Plan from "Motor Vehicle Commercial" 

to "General Retail Commercial" and to change the Zoning from "C2-1" (Neighbourhood 

Commercial) and "C5-3" (Motor Vehicle Commercial) to "C2-Exception" 

(Neighbourhood Commercial), to permit a new grocery store, two new free standing 

building and modified development standards for the plaza under file OZ 10/003 W1, 

Applewood Shopping Plaza Limited c/o The Effort Trust Company, 1077 and 1145 

North Service Road and 2045 Insley Road north side of North Service Road, between 

Insley Road and Stanfield Road, be received for information.  

 

 2. That the following correspondence be received: 

 

a) Email dated April 26, 2010 from Murray Moore, Resident 

b) Email dated May 22, 2012 from Irene Wojcik Gabon, Resident 

c) Email dated May 25, 2012 from Andre Lill, President of Applewood Acres 

Homeowner’s Association 

d) Email dated May 26, 2012 from Bruce Reid, Resident 

e) Email dated May 26, 2012 from Donald G. Weatherbe, Resident 

f) Email dated May 27, 2012 from Dave Fagin, President of Pollution Control 

Installations Inc.  

g) Email dated May 27, 2012 from Jo Anne Boni, Resident 

h) Email dated May 27, 2012 from Lisa MacCumber, P.Eng Resident" 
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Applewood Shopping Plaza Ltd.   File:  OZ 10/003 W1 

  

 

 

 

Proposed Zoning Standards 

 

Item 

 

Required Zoning By-law Standard  

Proposed "C2-Exception" By-

law Standard 

Maximum gross floor 

area – non- residential  
18 905 m² (203,498.38 sq. ft.) 18 905 m² (203,498.38 sq. ft.) 

Restaurant uses 

adjacent to residential 

uses 

60.0 m (197 ft.) 0 m (0 ft.) 

Minimum depth of 

landscaped buffer 

from any lot line 

4.5 m (14.8 ft.)  

 

 

Minimum landscaped buffer 

abutting a residential zone 3.2 m 

(10.4 ft.) 

 

Minimum landscaped buffer 

abutting North Service Road 1.7 m 

(5.5 ft.) 

 

Parking Standard 5.4 spaces/ 100 m² (1,076.42 sq. ft.) 

 

 

4.4 spaces/ 100 m² (1,076.42 sq. ft.) 

 

 

 



   

 

 

Corporate 

Report 

Clerk’s Files 

 

 
Originator’s  

Files CD.06.POR 

 

 

 

 

DATE: 

 

May 21, 2013 

TO: Chair and Members of Planning and Development Committee 

Meeting Date:  June 10, 2013 

 

FROM: 

 

 

Edward R. Sajecki 

Commissioner of Planning and Building 

 

SUBJECT: Proposed Zoning By-law Amendments  

Port Credit Infill Housing Study- Hiawatha Neighbourhood 

 

Supplementary Report Ward 1 

 

 

RECOMMENDATION: That the report dated May 21, 2013, from the Commissioner of 

Planning and Building, titled "Proposed Zoning By-law 

Amendments, Port Credit Infill Housing Study - Hiawatha 

Neighbourhood", recommending amendments to the existing 

"R15" (Detached Dwellings – Port Credit) zone standards within 

the Port Credit Infill Housing Study area, in order to retain the 

neighbourhood character and improve compatibility between 

existing housing and replacement housing and detached dwelling 

additions, be adopted in accordance with the following:  

 

1. That notwithstanding that subsequent to the public meeting, 

revisions to the proposed Zoning By-law Amendments are 

being recommended, Council considers that changes do not 

require further notice and, therefore, pursuant to the provisions 

of subsection 34(17) of the Planning Act, R.S.O. 1990, c.P.13, 

as amended, any further notice regarding the proposed 

amendments is hereby waived. 

 

2. That the existing "R15" (Detached Dwellings - Port Credit), 

zone within the Port Credit Infill Housing Study Area be 

changed to "R15-Exception" (Detached Dwellings - Port 
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Credit), in accordance with the proposed zoning standards 

outlined in the Zoning section of this report and that an 

implementing Zoning By-law be brought to a future City 

Council meeting. 

 

REPORT 

HIGHLIGHTS: 

• Proposed Zoning By-law amendments are being recommended  

for the Port Credit Infill Housing Study Area which includes: 

eliminating projecting garages; a reduction in maximum 

dwelling height; a maximum dwelling depth for all standard 

lots; a reduction in maximum lot coverage for waterfront lots; 

and an increase in minimum front yard setback  for waterfront 

lots (see Appendix S-3). 

• Community concerns received throughout the Study process 

have been assessed and appropriate changes made. 

 

BACKGROUND: A public meeting was held by the Planning and Development 

Committee on February 25, 2013 at which time a Planning and 

Building Department Report (Appendix S-1) was presented and 

received for information. 

 

 At that public meeting, the Planning and Development Committee 

passed Recommendation PDC-0012-2013 which was subsequently 

adopted by Council on March 6, 2013 and is attached as 

Appendix S-2. 

 

COMMENTS: COMMUNITY ISSUES 

 

As noted in the Public Meeting Report, (Appendix S-1), two 

community meetings were held on March 3, 2012 and 

November 22, 2012 as well as 3 focus group meetings on April 3, 

2012, May 23, 2012 and October 3, 2012.  The City also distributed 

a survey at the second community meeting to gage the interest of 

the community in revising the existing Zoning By-law regulations. 

 

From the feedback received on the survey, 88% (88% of individual 

households) indicated they would like to see changes to the existing 

Zoning By-law regulations.  In addition to comments received in 

response to the survey, twenty three (23) written submissions were 

received and 10 residents verbally expressed their position in 
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regards to the proposed Zoning By-law amendments at the public 

meeting held on February 25, 2013.  The following is a summary of 

comments and responses to issues identified:  

 

Comment: 

Some residents are concerned with the effect of the more restrictive 

zoning standards on their property values and, therefore want to 

maintain the current development potential under the existing zone 

regulations.  Also some residents felt that smaller standard lots (see 

Appendix S-3) should be treated differently from the rest of the 

standard lots in the area since they do not have the same 

development opportunity as they have less frontage.  It was 

suggested that no maximum dwelling depth and height restriction 

be placed on these lots. 

 

Response: 

The proposed Zoning By-law amendments represent a balanced 

approach, allowing homes to be enlarged, while preserving the 

area’s character.  The proposed amendments would generally 

permit significantly larger dwellings, while respecting the massing 

and height characteristics of existing abutting dwellings.  For 

proposals that are not able to meet either the existing or proposed 

zone requirements, the option to apply to the Committee of 

Adjustment for minor variance exists that would allow public input 

and review by City staff to assess the appropriateness of any 

requested variances, including compatibility with neighbourhood 

character. 

 

Comment: 

Concerns were raised about the potential of the proposed Zoning 

By-law amendments on property taxes. 

 

Response: 

Municipal taxes are not directly affected by property zoning.  The 

assessed value of a property and the mill rate form the basis of 

municipal taxes.  According to information posted on their website, 

the assessed value, as determined by the Municipal Property 

Assessment Corporation (MPAC), is based primarily on the 
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location and area of the property and the value of existing 

construction, not the potential through zoning. 

 

Comment: 

Some residents suggested limiting the dwelling height to a 

maximum of two (2) storeys to reduce the opportunity for new 

higher dwellings. 

 

Response: 

To address issues of excessive building heights and compatibility, 

the proposed restrictions, which include a reduction in maximum 

dwelling height, will adequately address concerns related to the 

potential for new higher dwellings.   

 

Comment: 

Some residents suggested the inclusion of a maximum Gross Floor 

Area (GFA) provision while others requested a maximum dwelling 

size restriction of 465 m
2 
(5,000 sq. ft.)  for the entire 

neighbourhood as they felt dwellings larger than this are not 

characteristic of the neighbourhood. 

 

Response: 

With respect to restricting the amount of Gross Floor Area (GFA), 

adding a maximum dwelling depth provision for all standard lots 

and reducing the maximum lot coverage from 40% to 30% for most 

of the waterfront lots in combination with the existing and 

proposed zone regulations, should be sufficient to adequately 

protect the character of the area while providing flexibility in 

design for replacement dwellings and for additions. 

 

Comment: 

Some residents suggested further increasing the side yard setbacks, 

which are used elsewhere in the City. 

 

Response: 

Planning staff feel that the existing side yard setback regulations 

adequately address the character of the neighbourhood given the 

current lot widths. 
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Comment: 

Comments received from the survey noted that there currently are 

no projecting garages on the standard lots within the area and 

therefore, new restrictions should not allow for any garage 

projections.  At the public meeting, area residents also expressed an 

interest in eliminating the opportunity for a projecting garage. 

 

Response: 

Comments regarding the need to regulate projecting garages are 

included in the Zoning section of this Report. 

 

Comment: 

Some residents felt that waterfront lots should not be treated any 

different than standard lots in the study area (see Appendix S-3), as 

the housing stock was similar to the rest of the neighbourhood at 

one time. 

 

Response: 

While it is noted that the housing stock on the south side of 

Cumberland Drive was at one time similar to the rest of the 

neighbourhood, the front yard setbacks of the waterfront lots are 

larger than the rest of the neighbourhood.  Therefore, there is merit 

in treating the waterfront lots differently than the other lots in the 

neighbourhood. 

 

Comment: 

There were concerns expressed that some lots on the south side of 

Cumberland Drive are not as deep as others and more restrictive 

Zoning By-law standards would be too onerous given the Credit 

Valley Conservation (CVC) restrictions.  This would limit the 

development potential on these properties and therefore, need to be 

looked at individually. 

 

Response: 

Comments regarding the proposed regulations for the smaller 

waterfront lots are included in the Zoning section of this Report. 
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Comment: 

One resident felt that one by-law does not fit all properties and that 

one set of zoning rules is unfair to certain properties.  In addition, 

this resident felt that the City had poor communication with the 

community. 

 

Response: 

The study area is currently governed by one zone category, namely 

the "R15" (Detached Dwellings - Port Credit) zone, however, as  

previously noted above, through the review of the existing Zoning 

By-law standards for the neighbourhood, and the public 

engagement process that ensued, the need for some further 

refinements to the originally proposed standards has been 

recognized. 

 

In terms of communicating with the community, Ward 1 Councillor 

Jim Tovey held 2 community meetings regarding the Port Credit 

Infill Housing Study, which were well attended, and 3 focus group 

meetings between March and November 2012.  In addition, the 

City conducted a survey to gage community interest and 

involvement and Ward 1 Councillor, Jim Tovey’s web site 

contained information and updates about the Study.  Planning staff 

also have met with approximately 15 area residents who requested 

appointments and staff has responded to over 100 emails.  

 

Comment: 

Some residents felt the proposed maximum height regulation for 

eaves was too restrictive and could not be met. 

 

Response: 

The eaves height that is being proposed is the same eaves height 

that is being used for the infill residential areas of Mineola, 

Clarkson/Lorne Park and Streetsville.  These areas have been able 

to adequately accommodate new dwellings, replacement housing 

and additions with this reduced height restriction.  For proposals 

that are not able to meet either the existing or proposed zone 

requirements, the option to apply to the Committee of Adjustment 

for minor variance exists that would allow public input and review 

by staff to assess compatibility with neighbourhood character. 
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PLANNING COMMENTS 

 

Official Plan 

 

As noted in Appendix S-1, the lands within the Port Credit Infill 

Housing Study Area are designated "Residential – Low Density I" 

within the Port Credit Local Area Plan.  The proposed Zoning 

By-law Amendments conform to Mississauga Official Plan policies 

and no amendments are proposed. 

 

Zoning 

 

The existing "R15" (Detached Dwellings - Port Credit) zone within 

the Port Credit Infill Study Area – Hiawatha Neighbourhood is 

proposed to be amended to "R15- Exception" (Detached Dwellings 

- Port Credit) in accordance with the following: 

 

For all standard "R15" zoned lots and smaller waterfront lots (see 

Appendix S-3): 

 

• Adding a regulation that garages not project beyond the main 

front face of the dwelling; 

• Reducing the maximum dwelling height from 9.2 m (30.2 ft.) 

to the midpoint of the roof to 9.5 m (31.2 ft.) to the highest 

ridge of the roof (maximum height of the eaves 6.4 m (21 ft.) 

and 7.5 m (24.6 ft.) for a flat roof); and 

• Adding a maximum dwelling depth of 20 m (65.6 ft.). 

 

For most of the waterfront lots along Lake Ontario (see  

Appendix S-3): 

 

• Adding a regulation that garages not project beyond the main 

front face of the dwelling; 

• Reducing the maximum dwelling height from 9.2 m (30.2 ft.) 

to the midpoint of the roof to 9.5 m (31.2 ft.) to the highest 

ridge of the roof (maximum height of the eaves 6.4 m (21 ft.) 

and 7.5 m (24.6 ft.) for a flat roof); 

• Reducing the maximum permitted lot coverage from 40% to 

30%; and 
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• Increasing the minimum front yard setback from 6.0 m 

(19.7 ft.) to 9.0 m (29.5 ft.) or where a lot abuts a lot with an 

existing front yard of 12 m (39.3 ft.) or more, increasing the 

minimum front yard setback to 12 m (39.3 ft.). 

 

As noted above and in response to the issues raised through the 

public consultation process, it is recommended that the original 

proposed regulations which included a maximum 3.0 m (9.8 ft.) 

garage projection beyond the front face of a dwelling be eliminated 

and reduced to 0.0 m (0.0 ft.).  Additionally, some of the smaller 

waterfront lots have been re-evaluated and Planning staff 

recommends that the proposed regulations for the standard "R15" 

zoned lots be applied to these selected lots.  Both issues are further 

elaborated on below: 

 

Garage Projection 

 

A review of the dwellings within the study area indicates that few 

dwellings within the study area have attached garages that project 

beyond the main face of the dwelling.  The original intent of 

allowing a partial garage projection was to provide some limited 

flexibility in the design for replacement dwellings and additions, 

while protecting the general character of the area.  Given the 

opposition expressed to this particular proposed amendment, 

Planning staff have no concern with eliminating the opportunity for 

a garage to project completely and, therefore, recommend that 

garages not project beyond the main front face of the dwelling.  

This regulation is consistent with other infill residential areas, 

namely the Clarkson-Lorne Park/Mineola. 

 

Proposed Regulations for Smaller Waterfront Lots 

 

Staff acknowledges that due to Credit Valley Conservation (CVC) 

restrictions, the potential for redevelopment on some of the smaller 

waterfront lots will be constrained.  These lots have a depth of 

65 m (213 ft.) or smaller and include lots on the south side of 

Cumberland Drive at the eastern and western ends of the Study 

Area (see Appendix S-3).  On these lots, applying a greater setback 

would further reduce the potential for redevelopment.  In addition, 
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the existing homes built on these lots are situated closer to the 

street than the rest of Cumberland Drive.  Since these lots are more 

proportional to the non-waterfront lots and given the CVC 

restrictions, it is recommended that the provisions for the standard 

"R15" zoned lots apply.  Therefore, these lots would have to adhere 

to the proposed maximum 20 m (65.6 ft.) dwelling depth restriction 

but could maintain the current minimum front yard setback of 

6.0 m (19.7 ft.). 

 

FINANCIAL IMPACT: Not applicable 

 

CONCLUSION: In accordance with subsection 34 (17) of the Planning Act, 

R.S.O. 1991, c.P.13, as amended, Council is given the authority to 

determine if further public notice is required.  Since the proposed 

revisions concerning the elimination of projecting garages on all 

lots and the revised regulations for smaller waterfront lots were 

discussed at the public meeting and are considered to be minor, it is 

recommended that no further public notice be required regarding 

these proposed changes. 

 

 The proposed Zoning By-law Amendments, as revised, should be 

approved for the following reasons: 

 

1. The proposed amendments for the Study Area are in conformity 

with the Port Credit Local Area Policies of Mississauga 

Official Plan. 

 

2. The proposed "R15 - Exception" (Detached Dwellings - Port 

Credit) zones for the identified standard and waterfront lots are 

appropriate and compatible with the surrounding land uses. 

 

3. The proposed Zoning By-law Amendments represent a balance 

between maintaining the neighbourhood character within the 

study area and addressing compatibility and massing issues 

associated with replacement housing and additions to existing 

detached dwellings. 
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ATTACHMENTS:  Appendix S-1: Public Meeting Report 

 Appendix S-2: Recommendation PDC-0012-2013 

 Appendix S-3: Study Area Map –Revised  

 

 

 

 

 

 

                                                                              

 Edward R. Sajecki 

 Commissioner of Planning and Building 

 

 Prepared By:  Sharon Mittmann, Urban Designer 
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DATE: 

TO: 

FROM: 

SUBJECT: 

RECOMMENDATION: 

REPORT 

IDGBLIGHTS: 

PDe FEB Z 5 2013 

. February 5,2013 

Cha~ and Members of Planning and Development Committee 

Meeting Date: February 25,2013 

Edward R. Sajecki 
Commissioner of Planning and Building 

Proposed Zoning By-law Amendments . 
Port Credit Infill Housing Study - Hiawatha Neighbourhood 

Public Meeting Wardl 

1. 

, , 

That the report dated February 5, 2013, from the 

Commissioner of Planning and Building, titled "Proposed . 

Zoning By-law Amendments, Port Credit Infill Housing 

Study - Hiawatha Neighbourhood", south of Lakeshore . 

Road East, east of Elmwood Avenue South, be received 

for information. 

2. That the Planning and Building Department report back on 
any public submissions received and make specific 

recommendations to amend the existing "RI5" (Detached 

Dwellings - Port Credit) zone standards in the Port Credit 

Infill Housing Study.area in order tp retain neighbourhood 

character and improve compatibility between existing 

housing and replacement housing and detached dwelling 

additions. 

III Background information is provided on a review of existing 

zoning standards in the Port Credit Infill Housing Study area; 

• Proposed solutions are discussed for retaining the 

neighbourhood character within the study area and addressing 

compatibility and massing issues associated with replacement 
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BACKGROUND: 

COMMENTS: 

housing and additions to existing detached dwellings; 

• Comments received to date from neighbourhood residents 

through the public engagement process are summarized. 

In February 2012, as a consequence of a new detached dwelling 

being constructed at 90 Cumberland Drive and resulting public 

expressions of concerns, Ward 1 Councillor, Jim Tovey requested 

the Planning and Building Department to review the matter. This 

resulted in staff conducting a review of the existing Zoning By-law 

standards for the area, a public engagement process with area 

residents and suggesting various alternatives. The issue is 

replacement housing and large additions that are significantly 

larger than existing houses, thereby changing the character of this 
established neighbourhood. 

Port Credit Infill Housing Study 

The concept of regulating replacement housing and new additions 

through Zoning By-law standards is not new in Mississauga. The 

infill housing areas in Clarkson-Lome Park, Mineola, the Port 

Credit and Meadowvale Village Heritage Conservation Districts 

and most recently in Streetsville are subject to specific Zoning 

By-law regulations that are designed to retain the character ofthese 

areas and reduce the incompatibility between existing houses and 

new houses and additions. In these areas, the Zoning By-law was 

modified from the base zone standards to include regulations that 

reduced lot coverage and dwelling heights, increased side yard 

setbacks, restricted garage projections, imposed a maximum 

dwelling unit depth and restricted the amount of gross floor area 

permitted to be built. 

The Port Credit Infill Housing Study area comprises the residential .. 

neighbourhood located south of Lakeshore Road East, east of 

Elmwood Avenue South, as delineated on Appendix 1-1. 
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Mississauga Official Plan Designation and Policies for the Port 

Credit Local Area Plan (November 14, 2012) 

Mississauga Official Plan (2011}was adopted by City Council on 

September 29, 2010 and partially approved by the Region of Peel 

on September 22, 2011. The Plan was appealed m its entirety, 

however, on November 14, 2012, the Ontario Municipal Board 

issued a Notice of Decision approvmg Mississauga Official Plan, 

as modified, save and except for certam appeals which have no 

effect on the Port Credit Infill Housmg Study area. 

The study area is located within a Neighbourhood Area (Port 

Credit Local Area Plan) and withffi the portion of the South 

Residential Precinct east of Elmwood Avenue South. The lands 

within the study area are designated "Residential Low Density I" 

which permits detached dwellmgs. 

Mississauga Official Plan (port Credit Local Area Plan) contains 

the followmg applicable policies with respect to the South 

Residential Precinct: 

2.1.2.2 South Residential 

These stable residential areas should be mamtamed while allowmg 

for infill which is compatible with and enhances the character of 

the area. 

a. The predommant characteristics of these areas should be 

preserved mc1udillg: the one to two storey buildillg heights; 

the combination of small buildillg masses on small lots 

(i.e. the scale of the neighbourhood is of modest detached 

dwellmgs); the physical and visual access to Lake Ontario; 

the well landscaped streetscapes; and the irregular street 

grid. 

b. Any development betWeen the lake and the continuous 

lakefront trail should provide ample side yards to ensure 

visual access to the lake between buildings. 
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At the September 17, 2012 Planning and Development Committee 

meeting, the Planning and Building Department presented a report 

titled "Draft Port Credit Local Area Plan", dated August 28,2012. 

The meeting constituted the statutory Public Meeting under the 

Planning Act for the revised Plan. The draft Plan carries forvvard 
many existing policies and land use designations found in the 

existing Plan. The land use designation for the study area, which 

continues to fall within the South Residential Precinct, remains 

unaffected. It is expected that a report on comments to the Local 

Area Plan will be considered at a Planning and Development 

Committee meeting early in the new year. 

Existing Zoning 

"RI5" (Detached Dwellings - Port Credit), which permits detached 

dwellings on lots with a minimum frontage of 12.0 m (39.4 ft.) and . 
a minimum lot area of 460 m2 (4,951 sq. ft.). Appendix I-4 

outlines the existing "RI5" zone regulations. 

Credit Valley Conservation (CVC) Restrictions 

In addition to the zone regulations, the lands immediately abutting 

Lake Ontario are regulated by CVC. Generally they require that 

dwelling units not be placed closer than 30 m (100 ft.) to the shore 

line. In addition, a 6.0 m (19.7 ft.) buffer setback will be required. 

Each individual property will be assessed on its own merits as it 

goes through the development process, however these general rules 

apply until further information is obtained. 

Proposed Zoning By-law Amendments 

At this point the Planning and Building Department are considering 

the following combination of Zoning By-law amendments, subject 

to further community input: 
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For all standard "RI5" zoned lots (see Appendix I~I): 

til Maximum garage projection beyond the front face of a 

dwelling of3.0 m (9.8 ft.); 

til Maximum height from 9.2 m (30.2 ft.) to the midpoint of the 

roofto 9.5 m (31.2 ft.) to the peak of the roof (maximum height 

of the eaves 6.4 m (21 ft.) and a maximum height of7.5 m 

(24.6 ft.) for a flat roof); and 

til Maximum dwelling depth of20 m (65.6 ft.) for all lots. 

For most of the waterfront lots along Lake Ontario (see 

Appendix I-I): 

til Maximum garage projection beyond the front face of a 

dwelling of3.0 m (9.8 ft.); 

til Maximum height from 9.2 m (30.2 ft.) to the midpoint of the 

roof to 9.5 m (31.2 ft.) to the peak of the roof (maximum height 

of the eaves 6.4 m (21 ft.) and a maximum height of7.5 m 

(24.6 ft.) for a flat roof); 

til Maximum permitted lot coverage from 40% to 30%; and 

til Minimum front yard setback from 6.0 m (19.7 ft:) to 9.0 m 

(29.5 ft.) or where a lot abuts a lot with an existing front yard 

of 12 m (39.3 ft.) or more, the minimum front yard shall be 

12 m (39.3 ft.). 

Projecting Garages 

A review of dwellings within the study area indicates that few 

dwellings have attached garages that project beyond the main face 

of the dwelling. In order to maintain this design characteristic, it is 

proposed that a regulation which prohibits the face of an attached 

garage from projecting beyond the main face of the dwelling more 

than 3.0 m (9.8 ft.) be included, thereby reducing the prominence of 

garages. Allowing a partial garage projection.will adequately 

protect the general character of the area while providing sufficient 

flexibility in design for replacement dwellings and additions. 
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The existing "RI5" zone permits a maximum height of9.2 m 

(30.2 ft.) to the midpoint of the roof which is measured from 

. average grade of the lot to the mid-point of the roof of a sloped 

roof. This means that the highest point of a roof can be 

significantly higher depending upon the pitch of the roof. For the 

infill housing areas in Clarkson-Lome Park, Mineola and 

Streetsville, the maximum dwelling height is measured as the 

distance between the average grade of the lot and the highest ridge 

of a sloped roof. The maximum height in these areas has also been 

reduced to 9.0 m (29.5 ft.) and 9.5 m (31.2 ft.) depending upon lot 

frontage. There is another zoning regulation that requires a 

maximum height to the underside of the roof eaves of 6.4 m 

(21 ft.). This regulation simply brings the edge of the roof closer to 

the ground, which significantly lessens the visual massing of a 

dwelling. 

The existing "RIS" zone permits a flat roof of 9.2 m (30.2 ft.) 

measured between the average grade of a lot to the highest point of 

a flat roof. This existing height regulation would permit a 3 storey 

dwelling which would be out of character with the dwellings in this 

neighbourhood. In addition to the above-noted reduced heights for 

dwellings with sloped roofs, the infill residential areas of Clarkson

Lome Park, Mineola and Streetsville are also subject to a reduced 

maximum height provision of7.5 in (24.6 ft.) for a flat roof. 

Maximum Dwelling Depth 

The majority oflot depths within the study area are 46 m (150 ft.). 

The existing "RI5" zone permits a detached dwelling to have 

continuous dwelling depth as long as the proposed dwelling 

complies with the minimum front yard setback of 6.0 m (19.6 ft.) 

and the minimum rear yard setback of7.5 m (24.6 ft.). A new 

dwelling was constructed on Oakwood Avenue South which is 

over 30 m (100 ft.) in length and is out of character with the 

adjacent dwellings. 
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The illfill residential areas ofClarkson-Lorne Park, Mineola, and 

Streetsville include a maximum dwelling depth standard of 20 m 

(65.5 ft.). This provision effectively regulates the overall mass of 

dwellings and encourages attached garages to be incorporated into 

the mass of the dwelling, rather than proj ecting beyonq or behind 

the dwellings. 

Increased Front Yard Setback 

The existing "RI5" zone requires a minimum 6.0 m (19.6 ft.) front 

yard setback. Front yard setback means a yard extending across the 

full width of a lot between the front lot line and the nearest part of 

any building or structure on the lot. The majority of standard lot 

dwellings in the study area are at or close to this setback. However, 

the waterfront lot dwellings on the south side of Cumberland Drive 

have a significantly larger setback. While some new dwellings 

have been constructed to the minimum 6.0 m (19.6 ft.) setback, the 

majority of the dwellings are within a range of 10 m (32.8 ft.) to 

28 m (91.8 ft.) with the average being approximately 22 m 

(72.2 ft.). A new dwelling having a setback of 6.0 m (19.6 ft.) was 

recently constructed on the south side of Cumberland Drive which 

is much closer to the street than the adjacent neighbour that is 

setback approximately 25 m (82 ft.) and not in keeping with the 

existing character of the neighbourhood. 

The "Rl" (Detached Dwellings) zone category includes a 

requirement for a minimum front yard setback of 9.0 m (29.5 ft.) or 

where a lot abuts a lot with an existing front yard of 12 m (39.3 ft.) 

or more, the minimum front yard shall be 12 m (39.3 ft.). This 

provision will better protect the character of the existing waterfront 

lots. 

Reduced Lot Coverage 

Maximum lot coverage is the percentage of the lot area that is 

covered by all buildings and structures. The existing "RI5" zone 

permits a maximum lot coverage of 40%. Although lot coverage 

does reduce the permitted size of the dwelling, it does not address 

height incompatibilities and, if reduced significantly, may not allow. 
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the construction of a one storey addition if the existing dwelling 

and any accessory structures are at or close to the maximum lot 

coverage permitted. 

Reducing the lot coverage from 40% to 30% for most ofthe 

waterfront lots in combination with the various proposed zone 

regulations for these lots, as noted above, could be a very effective 

method for addressing compatibility and character concerns. A 

reduction in the size and height of replacement dwellings and 

additions would better respect the scale of the existing dwellings on 

abutting lots, thereby maintaining the character of the 

neighbourhood. A new dwelling having a lot coverage of 36% 

was recently constructed at 90 Cumberland Drive which is 

excessively larger than other dwellings in the neighbourhood. 

COM::MUNITY ISSUES: Ward 1 Councillor, Jim Tovey held two community meetings on 

March 3, 2012 and November 22,2012. Approximately 200 

residents attended the first community meeting and approximately 

150 attended the second community meeting. In addition, the 

Ward 1 Councillor arranged 3 focus group meetings which were 

held on April 3, 2012, May 23,2012 and October 3,2012. The 

focus group consisted of approximately 30 interested residents 

. from the immediate neighbourhood who signed up' at the first 

community meeting or contacted the Councillor's office following 

the meeting. Everyone who expressed an interest in the Port Credit 

Infill Housing Study was permitted to be on the focus group. The 

focus group identified several issues related to built form. These 

included: 

• Some residents felt that the waterfront lots along the south side 

of Cumberland Drive were different than the lots iIi the rest of 

the neighbourhood and should, therefore, be separated out and 

have different restrictions; 

• Consistency of minimum frmit yard setback in particular to 90 

Cumberland Drive; 

• Overall massing of the dwellings; 

• Maximum dwelling height; 

• Maximum lot coverage; 

• Minimum side yard setbacks; 



Planning and Development Committee - 9 -

., Maximum dwelling depth; 

• Overall dwelling size; 

• Character; and 

., Two storey projecting garages. 

File: CD.06.POR 
February 5,2013 

At the November 22,2012 community meeting, City staff 

distributed a survey (see Appendix I-5) that was intended to gauge 

the interest of the community in revising the existing Zoning 

By-law regulations. Surveys were distributed by the Councillor's 

office to every home within the Port Credit Infill Housing Study 

area. A total of 147 surveys were returned from 106 households. 

Of the surveys submitted, 88% (88% of individual households) 

indicated they would like to see changes to the existing Zoning By

law regulations. 

The following additional information was obtained from the 

surveys . 

., 74% (74% of households) felt that a change in minimum front 
yard setback was required; 

• 65% (63% of households) felt a change in minimum side yard 
setbacks was required; 

., 81% (81 % of households) felt a change in maximum dwelling 
height was required; 

- - ~'k7 
• 80% (79% of households) felt a change in overall siie of the 

dwelling was required; 

• 77% (75% of households) felt a change in maximum lot 
coverage was required; 

• 76% (74% of households) felt a change in maximum dwelling 
depth was required; 

• 75% (75% of households) felt a change'in maximum garage 
projection beyond the front wall of the dwelling was required. 

In addition, the community was surveyed to determine if they felt 

the waterfront lots along the south side of Cumberland Drive 

should have different zoning restrictions than the rest of the 

neighbourhood. 57% (50% of households) felt these lots should be 

treated differently. 
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Additional comnients received from the survey are summarized 

below and will be taken into consideration when preparing the 

. Supplementary Report: 

, 

• Some lots on the south side of Cumberland Drive are not as 
, 

deep as others and more restrictive Zoning By-law standards 

would be too onerous and deem most of the properties 

undevelopable, and therefore need to be looked at individually; 

• Lots that are narrower than the required minimum frontage of 

12 m (39.4 ft.) would have a difficult time constructing a 

reasonably sized house with the proposed new maximum 

dwelling depth restriction; 

• At the focus group meeting, residents made a presentation 
showing that dwelling height was not an issue but rather the 

design and overall massing of the dwelling was the issue and, 

therefore some residents felt a height restriction was not 

required; 

• Site Plan Control was not something the residents wanted; 

• A maximum dwelling depth restriction on the waterfront lots is 

. required to ensure that a long and linear dwelling such as 90 

Cumberland Drive does not happen again; 

• The waterfront lots should not be treated any different than the 
other lots in the neighbourhood and should also have a 

dwelling depth restriction; and 

• There are currently no projecting garages on the standard lots 
and therefore, new restrictions should not allow for any garage 

projection. 

FINANCIAL IMPACT: Not applicable. 

CONCLUSION: Once public input has been received, and all issues are identified 

the Planning and Building Department will be in a position to make 

recommendations regarding the proposed amendments to the 

Zoning By-law for the "RI5" (Detached Dwellings - Port Credit) 

zone within the Port Credit Infill Housing Study area. 



( 

Planning and Development Committee - 11 -
File: CD.06.POR 
February 5,2013 

ATTACHMENTS: Appendix 1-1: 

Appendix 1-2: 

Appendix 1-3: 

Appendix 1-4: 

Appendix I-5: 

Location of Study Area 

Excerpt of Port Credit Local Area Plan 

Land Use Map 

Excerpt of Existing Zoning Map 

Existing "RI5" Zone Regulations 

Neighbourhood Survey 

Edward R. Sajecki 

Commissioner of Planning and Building 

Prepared By: Sharon Mittmann, Urban Designer 

~lan\deVCOntI\grOUP\WPdata\Pdc1 \Port Credit Infill Housing Study Pupblic Meeting report.sm .. doc\rp.fw 



LEGEND: 

Location of Study Area 

Standard Lots 

Waterfront Lots 

Date of Aerial Photo: May 2012 

# 
PORT CREDIT INFILL HOUSING STUDY

HIAWATHA NEIGHBOURHOOD 

FILE NO: 

CD-06-POR 
t;i 

DWG.NO: 

_~N.R. ___ ~ __ ._._ HIAWATHA_H 

SCALE: 

• 1:7000 

PDC DATE: ?; 
2013 02 25 '"d 

DRAWN BY: ~ 
N. BISKARIS >< 

LA K E 

Produced by ....... 
T&W, Geomatics ..L. '-MISS'SSAUGA IiiiiIi Planning and Building 

1:\cadd\Prujecu\ W.!H7 IWlwaw InJiDStudy_CP'\VedM\HlJ.wa1IaAH.dgn 



LAKE ONTARIO 

Part of Schedule 10 Land Use Designations of 
Mississauga Official Plan 

LAND USE DESIGNATIONS 

[==:J Realdentlallow Denalty I 

c:=J Residential Low DensIty II 

III Residential Medium DensIty 

~ Resldantlal High DensIty 

l1li Downtown Mixed Us. 

c=J Downtown Core Commercial 

III Mixed Usa 

I11III Convenience Commercial 

III Motor VehIcle Commercial 

c=::J Off/c. 

LAND USE LEGEND 

I I I Heritage Conservation District 

.r;~~ ~:!:a;::~2~~~eN~~ntour. 

I2ZI -
LBPtA Operetlng Area Boundary 
Se8 Aircraft Noise Policies 

Area Exempt from 
LBPIA Operating Area 

Natural Hazards 

CITY STRUCTURE 

Elements 

~ BuslnollS Employment 

.. Induatrlal 

o Airport 

c::::J InstItutional 

.. Public Open Space 

.. Private Opan Spaca 

c:J Gr •• nb.lt 

~ Parkway BaIt Wast 

~ Utility 

~ To ee Determined 

If Civic Centre {City HaUl 

~ City Cenu.Translt Tarmlnal 

e: GO Rell Transit Station 

• • .. 
Ii! 

Public School 

Catholic School 

Ho,pltal 

Community Facilities 

~ Downtown 

~ MsiorNode 

~ Community Nods 

c:J Neighbourhood 

~ Corporate Centre 

~ Employment Area 

~ Spacial Purpose Area 

CI Location of Study Area # 
SUBJECT: PORT CREDIT INFILL HOUSING STUDY

HIAWATHA NEIGHBOURHOOD 

FILE NO: 

CD-06-POR 

DWG.NO: 

HIAWATHA_L 

LAKESHORE ROAD/ EAST II SCALE: 

• 1:7000 

PDC DATE: gg 
2013 02 25 

LA K E ON TA R fO ,- II DRAWN BY: ~ N. BISKARIS ;>;;1 
I1!MISSISSAUGA Produced by 

'I' ___ Planning and Building T& IN, Geomafics 1:0 



R3-1 DETACHED DWELLINGS 

E2 58' , CANADIAN NATIONAL RAILWAY LEGEND: I , EMPLOYMENT-{'~--~~~~~~~------------------------~Q~U~EE~N~ST~R~E~ET~~~S~T~----~--------------~----
E2-58 : E2-58 

EMPLOYMENT ! ~~ __ -\ E2-57 
i 1'." 

RM7 RM7 RM7 =.. .. • .. i 

QJ;J RM1 

~Ur-IIr::J Location of Study Area 

DETACHED DETACHED DETACHED RM7 RM7:--4 i 
~ DWELLINGS DWELLINGS DWELLINGS DETACHED SCHOOL : 15 DWELLINGS ! 
~ i 
o : 
8 "' FOREST AVENUE FOREST AVENUE 

§ ~ ~ ~ ~ 
~ ~ ~ ~ ffi ~ ~ 

RM7 "' RM7 z RM7 w RM7 '< RM7 ~ RM7 ~ 
DETACHED ~ DETACHED 3:: DETACHED ~ DETACHED Co DETACHED ~ DETACHED < 
DWELLINGS g! DWELLINGS;;i DWELLINGS g! DWEWNGS g DWELLINGS lZ DWELLINGS S 

I "" 0 <:: ~ ~ ~ 
)rI"!II~I.1I g 1-11_".". ~ ,.......... ~ )-......... to :!- 6 
~... \.,.;4 0 C e-~~ ffi .. _It-II. :E 

r!! MIXED ~ 4 . ~·t!'4!-~T C4 C4 
t ... U J"J MIXED USE MIXED USE MIXED USE MIXED USE 

)-MIXED 
--:::-:-J=- USE~PARK 
I C4-=51 OS1 C4 C4 MIXED USE 

..... " .. 1 1I111'(~.~:'IIILJ~~~f:1llfT.IIt::1e.;,~~~ h R15 DETACHED 

C4 MIXED USE \C4--14~ C4 ' •• IIIIll::::."'.~~." .. MIXED ! .. ':0 USE ! MiXED USE 
R15 ••• Ar .. _I. i' ..... 

C4 MIYl="n II~I= 

IIIIIIl:: 

= DWELLINGS 

> NI 

R 
ii: <.!l; MINNEWAWA ROAD 

19 ~: R15 fil R15 ~ M4- \0 'i. ~ co , 

CONDO' DO O! DETACHED gj DETACHED MIl R15 
TOWNHOUSE ~ «Ii! DWELLINGS Z DWELLINGS :; DETACHED 

~ ~ a DWELLINGS 

t; ~ ~ L-______ ..../ 

0::1 WANITA ROAD 0 

... ~ . . 11'--' ---~ 

PARK 
R15 

WANITA ROAD 

R15 
DETACHED 
DWELLINGS 

~ i 
;.Urll.II.II.II.~ R3 

R15 i g.;r~:~s 
DET. : 

DWELLS. ! 
~ 

R15 DETACHED 
DWELLINGS 

~\--~in5 ~ DETACHED 
i'E DWELLINGS 

"" ~ WANITA ROAD 

R15 
~ 

'" R15 ~ 
o 

DETACHED 
~ DWELUNGS z 

DETACHED 
DWELLINGS 

o OS2. 
~ ... 
~~! ... #. DETACHED; 

. DWEWNGS R15 

L-_________________ )15~ ____ ~~~~--1D 
ONAWAY ROAD ;: ONAWAY ROAD OS2-10 

--------'="'-"=--., 
DETACHED 
DWELLINGS 

', ....... 
R15 R15 R15 PARK 

DETACHED 
DWELLINGS 

4 CeQ ••• 

LAKE ONTARIO 

II Greenbelt Overlay 

NOTE: EXISTING ZONING DELINEATED ON THE PLAN ;;;f 
SUBJECT: PORT CREDIT INFILL HOUSING STUDY

HIAWATHA NEIGHBOURHOOD 

LA K E 

~MISSISSAUGA 
Jiijiii Planning and Building 

1:\o:add\l'rujecb\ 1!!3',," Hiamtha (nlill Swdr-CP\ Veaor\llli.mlthaR,dgn 

FILE NO: 

CD-06-POR 

DWG.NO: 

HIAWATHA_R 

SCALE: 
1:7000 

PDe DATE: 

2013 02 25 

DRAWN BY: 
N. BISKARIS 

Produced by 
T& IN, Geomafics 

I 
!Xl 
>r< 
~ 



Appendix 1-4 

Part 4 - Residential Zones 

4.6.1 R15 Permitted Uses and Zone Regulations 

All buildings and structures shall comply with the provisions contained in Parts 1 to 3 
and Section 4.1 of this By-law, and the uses and zone regulations specified within the 
applicable zone column contained in Table. 4:6.1 - R15 Permitted Uses and Zone 
RegulationS. 

Table 4.6.1- R15Permitted Uses and Zone. Regulations 

PERMITTED tJSES 

2.0 

2.l 

ZONE REGULATIONs 

3.0 1vJINlMUMLOT AREA 

4.0 1vJINlMUM LOT FRONTAGE 

5.0 MAXINillM LOT COVERAGE 

6.0 1v.1INItvillM.FRONT YARD 

7.0 

8.0 1vfINIlVillM INTERIOR SIDE YARD 

8J DetacheddweIfing with an attached garage 

8.2 DetacheddwelIirig withQut an a~ched garage 

9.0 lvITNIMUJ'..:I REAR YARD 

10.0 MAXIMUMHEIGRT 

11.0 ATTACHED GARAGE, PARKING AND DRIVEWAY 

Ll.1 Attached garage 

11.2 K1inimum parking spaces 

11.3 Maximum driveway width 

12.0 ACCESSORY.BUIIDINGS AND STRUCTURES 

NOTES: (1) See SubsedioriSA.l.1, 4.1.16 and 401.17 of this By-law. 
(2) See also Subsections 4.1.7 andA.1.8 of this By-law. 
(3) Se.e a1soSubsection 4.1.12 of this .By-law. 
(4) Se.e a1so.Subsection 4'.1.9 of this By-law. 
(5) See also Part 3 of this By-law; 
(6) Se.e Subsection 4.1.2 of this Byelaw: 

,/ (1) 

12.0m 

40% 

6.Om (2) 

4.5 m (2) 

Um (2) 

3.0 m on one side oftlie lot and 
L2m on theother·side (:1.) 

7.5 m (2) 

9.2m 

Permitted~) 

,/(4) (5) 

Lesserof8:5 mar 
50% oflotfrontage (4) 



Port Credit Infill Housing 
Hiawatha Neighbourhood Survey 

Do you want changes to the Zoning By-law in your neighbourhood? 

How important are these issues to you? (1 - not important 3 - very important) - -
Issue 

The water lots along the south side of Cumberland Drive 
should have different restrictions than the rest of the neiglibourhood; 
Character ofthe Neighbourhood 

Overall size of the dwelling 

Front yard setback 

Lot coverage 

Side yard setbacks 

Maximum depth of a dwelling 

Dwelling height 

Garages that project beyond the front wall of the dwelling 

Additional Comments: 

Name: 

Appendix 1-5, Page 1 

1 2 3 

Address: __ -----------------------------------------------------------
Phonelemail: -------------------------------------------------------

Please submit survey only, by maillemail to the City by December 06, 2012 

Sharon Mittmann 
City of Mississauga 
Planning and Building Department 
Development and Design Division 
300 City Centre Drive 
Mississauga, Ontario LSB 3C1 

Or email tosharon.mittmann@mississauga.ca 



Appendix 1-5, Page 2 

Existing R15 Zone Provisions 

Typical lot in the area is approximately 
15.2 m x 46 m (SO ft. x 151 ft.) 

(700 m2 (7 ,536 f~)) 

Average Water lot is approximately 
15.2 x 75 m (50 ft. x 246 ft.) 
1140 m2 (12, 271 f~) 

F 

A = Minimum Lot Area 460 m2 (4,952 fP.) 

B = Minimum Lot Frontage: 12m (39 ft.) 

C = Minimum Front Yard Setback: 6.0 m (19.6 ft.) 

D = Minimum Rear Yard Setback: 7.5m (24.6 ft.) 

E = Maximum Lot Coverage: 40% 

F = Minimum Side Yards: 1.2 m (4.0 ft.) 

G = Maximum Height: 9.2 m (30 ft.) - mid-point of roof 

I = Maximum Driveway Width: Lesser of 8.5 m (27.88 ft.) 
or 50% of lot 

c 



Appendix S-2 

Proposed Zoning By-law Amendments 
Port Credit Infill Housing Study - Hiawatha Neighbourhood File: CD.06.POR 

Recommendation PDC-0012-2013 

PDC-0012-2013 

"I That the report dated February 5,2013, from the Commissioner of Planning and 
Building, titled "Proposed Zoning By-law Amendments, Port Credit Infill Housing 
Study - Hiawatha Neighbourhood", south of Lakeshore Road East, east of Elmwood 
Avenue South, be received for information. 

2. That the Planning and Building Department report back on any public submissions 
received and make specific recommendations to amend the existing "RI5" (Detached 
Dwellings - Port Credit) zone standards in the Port Credit Infill Housing Study area in 
order to retain neighbourhood character and improve compatibility between existing 
housing and replacement housing and detached dwelling additions. 

3. That the following correspondence be received: 

a) Email dated February 14, 2013 from Mr. Giuseppe Simeone, Resident. 
b) Email dated February 20,2013 from Mr. Peter Lo, Resident. 
c) Email dated February 22,2013 from Mr. Leo Norgard, Resident. 
d) Email dated February 24,2013 from Mr. Afzal Ahmad, Resident. 
e) Email dated February 25,2013 from Mr. Tim Ader, Resident. 
f) Email dated February 25,2013 from Ms. Kareen Colbert, Resident. 
g) Email dated February 25, 2013 from Mr. John Holland, Resident. 
h) Email dated February 25,2013 from Mr. Paul Krush, Resident. 
i) Email dated February 25,2013 from Mrs. Jodi and Dominic Rosso, Residents. 
j) Email datedFebruary25.2013fromMr.IanL.Smith. Resident. 
k) Email dated February 25,2013 from Mr. Evan and Mrs. Shelley Steed, Residents. 
1) Letter dated February 20,2013 from Lisa and Paul Reed, Residents. 
m) Email dated February 25,2013 from Cathy Mann, Resident. 
n) Letter dated February 25,2013 from Andrew Beattie and Michelle Becker, 

Residents." 
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Preamble 


In 1968, the residents of Meadowvale Village began actively seeking ways to protect the Village’s 


cultural heritage values from increasing urban development. By 1977, the City of Mississauga took the 


initiative to collaborate with the Meadowvale Village community to conserve and protect the Village.  As 


a result of this collaboration, in 1980 the Meadowvale Village Heritage Conservation District (HCD) was 


the first Ontario Municipal Board approved heritage district of its type in Ontario.  For over thirty years, 


the residents of Meadowvale Village have continued to support the protection and conservation of the 


Village character and all of its cultural heritage value. As provincial legislation concerning heritage 


conservation has evolved along with an increased public awareness of conservation principles, the 


original HCD Plan is being updated in 2013 to reflect these changes.   


This new document was compiled in a collaborative process with the residents of Meadowvale Village to 


produce an updated and amended Heritage Conservation District Plan that will serve the community in 


its goal to conserve its heritage character and attributes. 


 


Old Derry Road, Meadowvale, c. 1900 (PAMA) 
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1. Introduction 


A heritage conservation district is a cultural landscape with a defined geographical area, cohesive 


character comprising historic associations, road and lotting pattern, natural features, building types and 


styles, setting, open spaces and spatial relationships.  A community may recognize the distinct heritage 


value of a heritage conservation district (HCD) by seeking its protection and conservation through the 


Ontario Heritage Act.  Once a heritage conservation district has been established under by-law, all 


properties within an HCD are under the same heritage designation. 


1.1 Meadowvale Village Heritage Conservation District Plan, By-Law 453-80 


In the late 1960s the residents of Meadowvale, a small community located in the north end of the Town 


of Mississauga, recognized the heritage value of their village and sought ways to protect it from 


unsympathetic urban development.  The residents formed a Residents’ Association and began the 


process of seeking methods of heritage conservation.  They began to refer to their community as 


Meadowvale Village, to distinguish it from the new and emerging 1970s development of Meadowvale 


further to the west.   


In March 1975, the Ontario Heritage Act was adopted as the first province wide legislation to protect 


and preserve cultural heritage property.    The Act provided municipalities with the authority to create 


heritage conservation districts.  Meadowvale Village became Ontario’s first Ontario Municipal Board 


(OMB) approved heritage conservation district under City of Mississauga municipal By-law 453-80. 


The Meadowvale Village Heritage Conservation District Plan was created without the benefit of models 


or examples to build upon.  Heritage conservation districts were new to Ontario, but existed in other 


regions of Canada since the early 1970s1. For a number of years the Meadowvale Village HCD Plan 


                                                           
1
 The Gastown/Chinatown Heritage Conservation Area, located in the City of Vancouver’s Downtown East side, 


was designated by the Province of British Columbia in 1971.  
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became a model for other Ontario municipalities to follow.  Since that time the number of heritage 


conservation districts in Ontario has grown to 107 at the time of this report.   


1.2 Design Guidelines of 1980 and 2003 


The 1980 HCD Plan had very limited heritage conservation principles and guidelines for development 


within the HCD.  Since this time, heritage conservation principles have developed and expanded in 


Canada thanks to a number of international charters which address the field of heritage conservation. In 


2002, the Village residents called upon the City of Mississauga to improve and update the Design 


Guidelines that existed within the 1980 HCD Plan.  A consultant was hired to amend the Design 


Guidelines.  As part of this process, residents of the HCD were consulted through two community 


meetings. As a result of these meetings, the Conservation Principles and Design Guidelines for the 


Meadowvale Village Heritage Conservation District, was adopted by Mississauga City Council in 2003.  


This 22 page document provided the Village residents, and perspective buyers into the Village, with an 


understanding of heritage conservation principles to guide change within the HCD.  


1.3 Changes to the Ontario Heritage Act, 2005 


In 2005, Amendments were made to the Ontario Heritage Act which allowed for better protection of 


heritage conservation districts throughout the province. In part, these changes outlined required 


statements which must be incorporated into an HCD Plan. The Act states:  


 A statement of the objectives to be achieved in designating the area as a heritage 


conservation district; 


 A statement explaining the cultural heritage value or interest of the heritage conservation 


district; 


 A description of the heritage attributes of the heritage conservation district and of properties 


in the district; 


 Policy statements, guidelines and procedures for achieving the stated objectives and 


managing change in the heritage conservation district; and 


 A description of the alterations or classes of alterations that are minor in nature and that the 


owner of property in the heritage conservation district may carry out or permit to be carried 
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out on any part of the property, other than the interior of any structure or building on the 


property, without obtaining a permit under section 42. 


    1.4 Statement of Objectives 


Based on the changes to the Act in 2005, and because the Meadowvale Village HCD Plan is over 30 years 


old, a revision is required to bring the Plan up to current provincial heritage legislation. There are several 


objectives to be achieved in revising the HCD Plan and in extending the designation boundary. The 


objectives are: 


a) To ascertain the existing cultural heritage attributes of the HCD in terms of cultural, built, 


natural and archaeological features; 


b) To identify the cultural heritage attributes and determine whether the HCD boundary 


should be expanded to incorporate all the lands included in the Bristow Survey of 1856, 


which have always been intricately linked to the social and economic development of 


Meadowvale Village; 


c) To strengthen the current Design Guidelines and Policies. These Guidelines and Policies 


reflect the current national standards of heritage conservation best practices and will allow 


the HCD to retain and preserve its identified heritage attributes. Policies, as opposed to 


guidelines, provide a regulatory framework for managing change; 


 


d) To provide a means for managing change in the District for generations to come. 
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1.5 Revised Heritage Conservation District Plan  


The comprehensive review of the Meadowvale Village Heritage Conservation District Plan has several 


enhanced objectives to bring it in line with current heritage 


legislation and to reflect modern Canadian and international 


heritage conservation principles.  


An in-depth study of the prehistory and history of 


Meadowvale Village was not included in the 1980 HCD Plan.  


The revised Plan includes a Cultural Heritage Assessment of 


Meadowvale Village and Area. This is a comprehensive study 


of the prehistory, history, natural heritage and the cultural 


and commercial development of Meadowvale Village.   


The HCD Plan also outlines the legislative role of the Ontario 


Heritage Act, and municipal policies, which manage heritage 


conservation decisions.  The amendments to the Act in 2005 


were significant to heritage conservation districts.  The 


effects of the amendments have been addressed in the HCD 


Plan. 


The current review amends the 2003 Design Guidelines into 


a more comprehensive cultural heritage conservation tool 


by taking a holistic approach to include natural heritage and 


cultural heritage landscape attributes.  An HCD is not meant 


to be static or represent a specific period in time but allow 


for complementary managed change to the district’s 


heritage character. 


1.6  Study Area Boundary 


At the time the 1980 Plan was completed, Meadowvale Village was a small, rural community of several 


nineteenth and early twentieth century dwellings surrounded by agricultural lands.  It was difficult then 


Objectives of the enhanced 


HCD Plan: 


• Cultural Heritage Assessment of 


Meadowvale Village and Area  


•Legislation and Policy 


•Heritage Character Statement and 


Heritage Attributes 


•Implementation 


•Design Guidelines 


•Property Inventory (Statement of 


Significance and Heritage Attributes 


for each property) 
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to predict how those agricultural lands may develop over time, so the boundary for the HCD was placed 


close to the village core.  Thirty years later, the context of the HCD has changed dramatically.  


Residential subdivision development has encroached on the Village, yet left the remnants of a 


nineteenth century community highly visible. 


Early research into the HCD review determined that the boundary of the HCD should be considered for 


possible expansion to the northwest and south of the current boundary. The area to the northwest of 


the Village, known as the Meadowvale Conservation Area, is a culturally significant area to the 


development of the Village.  This area was included in the Bristow Survey of 1856. The area was 


surveyed into twenty-two separate lots, likely to be used as small farm lots due to their proximity to the 


Credit River and because they were larger than the town lots.  It was on these lands that the mills and 


workers’ houses once stood and later development saw the creation of Willow Lake, minor wheat 


farming and the associated recreational area.  All of these activities have been lost.  Due to an economic 


downturn, partly because the Credit Valley Railway chose Streetsville instead of Meadowvale as a major 


stop along the railway, the sale and development of these lots did not happen as planned. The lands are 


now in the ownership of Credit Valley Conservation.   The transition of these lands to what is now a 


natural heritage area contributes a rich and diverse history to the Village and therefore worthy of 


protection within the boundary of the heritage conservation district.  


To the south of the Village is Old Ridge Park.  The history of these lands relates to the earlier agricultural 


background of the Village.  As recent as the 1970s, agricultural buildings stood on this site which is now 


a public park.  Because of the history associated with these lands, and the significance of the ridge 


topographical feature as a local landmark, it was proposed that the HCD boundary be expanded to 


include Old Ridge Park. 


In 1980 when the boundary was established for the Meadowvale Village Heritage Conservation District, 


the property to the east side of the Village, at 929 Old Derry Road, known locally as the Gooderham 


Mansion, was of a different configuration than exists today.  The property had an extended arm to the 


north leading to a barn, which also had direct access from Second Line West.  As a result of the planning 


and development of the Monarch subdivision, the barn was removed and the lane leading from the 


former Gooderham Mansion was closed. The unusual landlocked property was then divided and sold to 


the property owners fronting onto Gaslamp Walk.  As a result, the properties at 7050, 7056, 7062, 7068, 







 
 


16 


 


7074 and 7080 Gaslamp Walk, each have a small portion of their rear property, acquired from the 


former Gooderham estate, within the Meadowvale Village HCD boundary.  It is proposed that this 


boundary be moved to the rear of these lots, thereby removing the HCD designation from these specific 


lots on Gaslamp Walk. 


Through the HCD Plan review process, the Meadowvale Community Association requested that the 


study area be amended to include seven properties along Second Line West, south from Old Derry Road 


and the former Gooderham property at the north end of Second Line West.  These property owners 


were notified of the study in March 2013.  Research was conducted on each of the proposed properties 


to determine whether the recommendation to add these properties to the HCD was justified. 


It has been determined that two of these properties merit inclusion into the expanded HCD boundary, 


based on their small dwellings on a large lot pattern, which is reflective of most of the properties within 


Meadowvale Village. These two properties located at 6940 Second Line West and 6985 Second Line 


West support the overall heritage character statement of the HCD and are, therefore, entry points into 


the HCD and help define the southern boundary along Second Line West. These two properties are. 


From 7079 Second Line West north to the termination of this road, the new proposed HCD boundary 


will include the east side of the roadway. This roadside area has retained its rural character with a soft 


shoulder and naturalised areas. 


The following map details the proposed new HCD boundary: 
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Fig 1: Meadowvale Village Heritage Conservation District Study Area map 


 as per By-law 0238-2012. 
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Fig: 2 Bristow Survey of 1856, Region of Peel Archives 
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1.7 Background Studies 


Three background studies were completed as part of the comprehensive review for a revised HCD Plan.  


Appendix A, “Meadowvale Village HCD: Property Inventory”, is part of this Plan and integral to 


identifying and describing the heritage attributes of the HCD and each of its properties.  Appendix B, 


“Cultural Heritage Assessment of Meadowvale Village and Area”, is also part of this Plan providing the 


background and understanding of the prehistory and development of Meadowvale over time. The third 


study was a Stage I Archaeological Assessment of the study area boundary.  


1.7.1 Meadowvale Village HCD: Property Inventory 


 Appendix A, the Property Inventory is a significant document which identifies the background, history, 


current description, statement of significance and heritage attributes for each property within the HCD.  


The document provides the property owner with an overview of the cultural  


heritage significance of the property and specific heritage attributes that are to be conserved.  This 


information is essential in the preparation and planning for alterations throughout the HCD and is 


therefore incorporated into the HCD Plan.  You will notice in Section 6, Design Guidelines and Policies, a 


property’s heritage attributes are frequently referenced.  A property’s heritage attributes may change or 


alter and, therefore, the Property Inventory may be updated from time to time.  The Property Inventory 


can be reviewed in Appendix A.  
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1.7.2 Cultural 


Heritage Assessment of 


Meadowvale Village and 


Area 


In order to protect and 


conserve character 


elements of a heritage 


conservation district it is 


essential to identify and 


understand the character 


defining elements and 


how they developed over 


time.  The background 


research into the 


prehistoric and historic development of the Village was completed through a rigorous research process 


that did not take place prior to the 1980 HCD Plan.  As a result, new information and data was 


discovered that provides a deeper understanding of the Village and its cultural heritage complexities.  


This assessment has exposed the many stories, facts and personalities that have shaped the community 


for the past 200 years.  This improved understanding of the heritage conservation district has informed 


the policies and guidelines to conserve these cultural heritage resources.  For this reason the Cultural 


Heritage Assessment of Meadowvale Village and Area has been adopted as a component of the HCD 


Plan.  Please see Appendix B to view the document. 


1.7.3 Stage 1 Archaeological Report 


The original 1980 HCD Plan did not take into consideration archaeological resources within the 


designated HCD or immediate area.  The presence of the Credit River allows for the probability there 


was human occupation of the area for thousands of years and therefore an influence on the prehistoric 


to historic cultural heritage development of the area.  The Stage 1 archaeological assessment of the 


study area concluded that the entire study area has a high potential for archaeological resources.  There 


are registered, pre-contact Aboriginal archaeological sites within a close proximity to the HCD, but not 


19th century 
homes 


50% 
20th century 


homes 
36% 


21st century 
homes 


11% 


Other 
3% 


Residential Built  
Heritage Inventory 
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within the study area.  The Euro-Canadian 


occupation of the area was consistent for over 


200 years and has above ground evidence of a 


past industrial and commercial context which has 


disappeared.  As a result of this study the location 


of the extant mill ruins has been registered as an 


archaeological site with the Ministry of Tourism, 


Culture and Sport. 


The archaeological report, combined with the 


background research into the Village’s industrial 


and commercial history indicate that many 


former businesses and therefore structures once 


were prevalent throughout the Village.  There is 


very little remaining of these once thriving 


businesses and structures.  For this reason it is 


recommended that an archaeological survey be 


conducted for any development within the HCD 


that proposes major ground disturbance.  The 


archaeological report is not a component of the 


HCD Plan. 


1.8 Community Engagement 


The Meadowvale Village community had been 


asking for a review of the HCD Plan for several 


years as a result of several alterations and 


development pressures in the area.  When the 


funding became available for the City to 


undertake the review, it became important to 


adjacent neighbours as well as the overall 


community.” 
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engage the community from the beginning of the process.  As Meadowvale Village HCD has been in 


place for over thirty years, property owners have a high awareness of the area as an HCD and therefore 


take an interest in its long term conservation. 


Five community meetings; four were held at the local Meadowvale Village Hall, and the fifth at a local 


school to accommodate a larger attendance. These took place between May 2012 and May, 2013. 


Beginning in January 2013, the local Meadowvale Village HCD Review Committee commented on the 


early and conceptual draft Design Guidelines and Policies.  On March 7, 2013 this Design Guidelines and 


Policies extract of the HCD Plan, along with potential revisions to the City’s Official Plan and zoning by-


law, were presented to Village residents. 


As of the writing of this draft HCD Plan (May, 2013), the statutory meeting regarding this HCD Plan is 


tentatively scheduled for June 10, 2013. Throughout the consultation process, Heritage Planning staff 


has encouraged residents to provide their written feedback and comments on the draft HCD Plan. 


1.9 Study Area By-Law and Limitations to Development 


The Ontario Heritage Act provides the authority for a municipality to adopt a by-law defining the 


boundary of a heritage conservation district study area and set limitations on development within that 


area for the period of one year.  The purpose of the by-law was to define the study area, expanded from 


the 1980 HCD Plan and to prevent inappropriate development while the HCD Plan was being studied 


and put forward for acceptance. By-law 0238-2012 was enacted by Council on November 28, 2012. 


At the time of the writing of this draft HCD Plan, this By-law has been appealed to the Ontario Municipal 


Board. 


1.10 The Meadowvale Village Heritage Conservation District Plan 


The Meadowvale Village Heritage Conservation District Plan is to be read and interpreted in its entirety, 


including Appendix A, “Meadowvale Village HCD: Property Inventory”, and Appendix B, “Cultural 


Heritage Assessment of Meadowvale Village and Area”. Both appendices provide a background and 


understanding of the HCD which lead to the heritage conservation policies of this HCD Plan to preserve 


and protect the identified cultural heritage attributes within the Village.   
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The HCD Plan contains an overview of heritage conservation principles, municipal planning context 


within the City’s Official Plan and Strategic Plan, reference material, heritage character statement, 


description of heritage attributes, design guidelines and policies and the administrative process for 


applications to alter a heritage property.  
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2. Heritage Legislation and Conservation Principles 


Municipalities in Ontario have the legislated authority to identify, protect and interpret cultural heritage 


property.  The following is a summary of the principal legislation and heritage conservation documents 


available to the City of Mississauga. Please note that the following links in Section 2 are current to the 


date of this HCD Plan’s release and may change, or cease to exist, in the future. For updated web links, 


as required, please contact Heritage Planning. 


  2.1 Ontario Heritage Act 


The Ontario Heritage Act (OHA) came into force on March 5, 1975.  The Act provides: 


 Municipalities with the authority to protect cultural heritage property 


 Provincial government the authority to oversee and regulate archaeological licencing and 


activities 


 A mandate for the Ontario Heritage Trust, a crown agency, and the Conservation Review Board 


The OHA received comprehensive amendments, after extensive consultation with the public, in 2005 to: 


 Define the role and mandate of the Ontario Heritage Trust 


 Outline standards and guidelines for provincial heritage property 


 Administer the conservation of property of cultural heritage value or interest with respect to:  


o Definitions 


o Municipal Registers and municipal heritage advisory committees 


o Heritage designation procedures 


o Designation of property of cultural heritage value by the Minister 


o Delegation of authority 


o Building standards by-law specific to heritage property 


o Designation of a study area related to heritage conservation districts 


o Requirement of a District Plan for newly formed or revised HCDs, minimum contents 


of the Plan, public consultation and requirement of a Heritage Permit 


o Regulations related to archaeological licencing 
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The amended Act has provided a clearer 


direction and authority to municipalities so they 


may conserve and protect property of cultural 


heritage value.  Part V of the Act, “Heritage 


Conservation Districts” gives direction and 


legislative authority to Council to create and 


administer heritage conservation districts. 


 


A copy of the Ontario Heritage Act can be read 


on-line by following the link below: 


http://www.e-


laws.gov.on.ca/html/statutes/english/elaws_sta


tutes_90o18_e.htm#BK68 


2.2 Provincial Policy Statement 


The Provincial Policy Statement (PPS) was 


enacted in March 2005 under Section 3 of the 


Ontario Planning Act.  The purpose is to set the 


direction for matters of provincial interest and 


regulate the development and use of land.  Its 


policies are to be used in conjunction with local 


municipal matters of interest. 


The Provincial Policy Statement has been under 


review and is expected to be revised in 2013. 


The status of the PPS and its review can be 


followed by visiting the following web link: 


The PPS states: 


“2.6 Cultural Heritage and Archaeology  


   2.6.1 Significant built heritage resources and significant 


cultural heritage landscapes shall be conserved.  


  2.6.2 Development and site alteration shall only be 


permitted on lands containing archaeological resources or 


areas of archaeological potential if the significant 


archaeological resources have been conserved by removal 


and documentation, or by preservation on site. Where 


significant archaeological resources must be preserved on 


site, only development and site alteration which maintain 


the heritage integrity of the site may be permitted. 


  2.6.3 Development and site alteration may be permitted on 


adjacent lands to protected heritage property where the 


proposed development and site alteration has been 


evaluated and it has been demonstrated that the heritage 


attributes of the protected heritage property will be 


conserved.  


Mitigative measures and/or alternative development 


approaches may be required in order to conserve the 


heritage attributes of the protected heritage property 


affected by the adjacent development or site alteration.” 



http://www.e-laws.gov.on.ca/html/statutes/english/elaws_statutes_90o18_e.htm#BK68

http://www.e-laws.gov.on.ca/html/statutes/english/elaws_statutes_90o18_e.htm#BK68

http://www.e-laws.gov.on.ca/html/statutes/english/elaws_statutes_90o18_e.htm#BK68
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http://www.mah.gov.on.ca/Page1485.aspx 


2.3 Standards and Guidelines for the Conservation of Historic Places in Canada (Parks 


Canada) 


This document was initially published in 2003 and recently updated as a second version in 2011. The 


Standards and Guidelines were written to provide good conservation practices with input from across 


Canada.   The City of Mississauga adopted the Standards and Guidelines in 2009. Mississauga, and many 


other municipalities, use this document as a guide to decision-making related to heritage conservation.  


When the document was revised in 2011, a section on historic districts and cultural landscapes was 


added to support this specific topic.  The Standards and Guidelines provides a foundation for general 


heritage conservation principles, integrating all aspects of cultural heritage from cultural heritage 


landscapes, buildings, engineering works and archaeology. 


The following is a link to the current version of the Standards and Guidelines document: 


http://www.pc.gc.ca/eng/progs/rclp-crhp/standards.aspx 


2.4 Ministry of Culture, Tourism and Sport – Ontario Heritage Tool Kit 


The Province published in 2006 a series of heritage related guides to assist in understanding the heritage 


conservation process in Ontario.  The Heritage Conservation Districts: A Guide to District Designation 


Under the Ontario Heritage Act, is meant to be a guide to establishing an HCD, contents of a HCD Plan 


and HCD management.  The Ontario Heritage Tool Kit can be read on-line: 


http://www.mtc.gov.on.ca/en/heritage/heritage_toolkit.shtml 


 



http://www.mah.gov.on.ca/Page1485.aspx

http://www.pc.gc.ca/eng/progs/rclp-crhp/standards.aspx

http://www.mtc.gov.on.ca/en/heritage/heritage_toolkit.shtml
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2.5 Ontario Heritage Trust – Resources 


The Ontario Heritage Trust is an agency of the Ministry of Culture, Tourism and Sport, mandated 


through the Ontario Heritage Act to conserve and interpret natural and cultural heritage of provincial 


interest and to maintain a Register of all designated properties (both HCDs and individual property 


designations) within Ontario.   The Ontario Heritage Act Register contains a great deal of information 


related to heritage designations.  From this data base the Trust has compiled statistics and examples of 


best practice related to heritage conservation districts from across Ontario.  For further information 


please visit the Trust’s web site: http://www.heritagetrust.on.ca/Conservation/Ontario-Heritage-


Conservation-Districts/Resources.aspx 


 


 


 


 


 


 


 


 


 


 



http://www.heritagetrust.on.ca/Conservation/Ontario-Heritage-Conservation-Districts/Resources.aspx

http://www.heritagetrust.on.ca/Conservation/Ontario-Heritage-Conservation-Districts/Resources.aspx
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3. City of Mississauga Planning Policy and Context 


The conservation of cultural heritage resources is a responsibility of the municipality within a planning 


and policy development context.  There are a number of administrative regulations and guidelines that 


provide direction in the decision making process to ensure the conservation of our cultural heritage 


resources.  These include: 


3.1 Official Plan 


The City of Mississauga Official Plan provides the basis for detailed land use, best use of land, services, 


community improvement, and sets the context for the review and approval of development applications 


for future land use and growth. In addition to a city wide policy 


framework it addresses specific topics such as policies related to the 


conservation and planning of cultural heritage resources.  Policies in the 


Official Plan will be complementary to and support the policies of the 


Meadowvale Village HCD Plan. 


Section 7, Complete Communities, under sub-section 7.4 is entitled, 


“Heritage Planning”.  This section of the Official Plan is specific to the 


identification and conservation of heritage resources under the 


following headings: 


 Cultural Heritage Resources 


 Cultural Heritage Properties 


 Heritage Conservation Districts 


 Archaeological Resources 


 Archaeological Protection Areas 


 


Section 16, Neighbourhoods, has policies specific to Meadowvale Village.  These policies are to be read 


and integrated with other general policies and heritage related policies found throughout the Official 


Plan, including those related to urban design, direct growth and value of the environment. 
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Recommendations to amend the Official Plan policies related to cultural heritage have been made 


through the HCD review process.  The recommended amendments were: 


 Change the term Heritage Impact Statement to Heritage Impact Assessment 


 Add the requirement for the City to request a letter from the Province with regard to clearance 


of archaeological assessment 


 Add an introduction to Section 16.17, Meadowvale Village 


 
The following is a link to the City’s Official Plan: 
 
http://www.mississauga.ca/portal/residents/mississaugaofficialplan 
 


 
3.2 Zoning 


 
The City’s Official Plan sets out general land use policies 


for the city.  The zoning of an area is specific to its 


geographical location.  In the case of Meadowvale 


Village, the zoning reflects the historical development of 


the Village and its land use has changed very little over 


time. 


 


The zoning by-law provides a series of detailed maps 


and indicates permitted uses (e.g. residential or 


commercial) for each zone.  A zoning by-law implements 


the policies found in the city’s Official Plan.  Land use 


must be consistent with the policies of the Official Plan 


and considerations for rezoning, or the request to 


change a zoning requirement, will only be made if the request conforms to the Official Plan, Provincial 


Policy Statement and the Planning Act. 


 


 


A citizens’ guide to zoning by-laws 


can be found at the Ontario Ministry 


of Municipal Affairs and Housing: 


http://www.mah.gov.on.ca/Page17


58.aspx 


The following is a link to the City’s 


Zoning By-law: 


http://www.mississauga.ca/portal/r


esidents/paperless 



http://www.mississauga.ca/portal/residents/mississaugaofficialplan
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The Meadowvale Village HCD Plan Review considered the existing zoning requirements and has made a 


recommendation to amend the zoning to be compatible with the heritage conservation policies and 


support the HCD Plan.  The HCD area would be rezoned to allow for only the existing buildings.  


Alterations to a building may require a minor variance to the zoning.   


 


3.3   Culture Master Plan 2009 


 


The City of Mississauga adopted its first Culture Master Plan in June, 2009.  The Plan was a result of a 


comprehensive consultation process with the citizens of Mississauga to acknowledge the role of culture 


in the City’s past and provide a planned future to see Mississauga as a culturally significant city. 


 


The Culture Master Plan had several goals, one of which was to develop arts, culture and heritage 


resources by making them accessible and relevant to neighbourhoods and communities.  A need was 


identified to build awareness of our cultural heritage resources by strengthening policies, promotion 


and digital technologies.  Heritage planning became part of the Culture Division as a result of the Culture 


Master Plan, whereby the conservation of our cultural heritage resources could be delivered within a 


wider cultural lens. 


 


The Culture Master Plan can be viewed in its entirety: 


 


http://www.mississauga.ca/portal/discover/artsmasterplan 


 


3.4 Strategic Plan 


  


Two of the five principles of the City’s Strategic Plan are found within a heritage conservation district, 


such as Meadowvale Village.  The “Completing Our Neighbourhoods” pillar contains many of the 


elements of a valued neighbourhood: pedestrian friendly, offers recreational opportunities, public 


spaces and parks and sustain a village atmosphere.  The “Living Green” pillar is addressed by the HCD’s 


integration with the natural environment being associated with the Credit River, Meadowvale 


Conservation Area, green space within the Village, and Old Ridge Park.  The City’s commitment to 



http://www.mississauga.ca/portal/discover/artsmasterplan
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protecting and conserving Meadowvale Village as an HCD illustrates how the Strategic Plan continues to 


meet its objectives. 


 


The Strategic Plan can be viewed in its entirety: 


 


http://www.mississauga.ca/file/COM/StrategicPlan_Web_04_22_2009.pdf 


 


 


3.5 Private Tree Protection By-law  


 


The removal and replacement of trees on private property is subject to the Private Tree Protection By-


law 0254-2012.  The retention of trees within the Village HCD is essential to its heritage character and 


sense of place. Please review the by-law to be familiar with its rules and regulations: 


 


http://www5.mississauga.ca/rec&parks/websites/parks/pdfs/TreeBylaw_overview.pdf 


 


3.6 Conflict with Regulations and Authority 


 


If a conflict arises between one or more policies or regulations, the policies of an HCD Plan prevail over 


other legislation and municipal by-law. 


 


 


  
The Ontario Heritage Act, Section 4.(2) ,  states: 


 


Consistency with heritage conservation district plan 


41.2  (1)  Despite any other general or special Act, if a heritage conservation district plan is in effect in a 


municipality, the council of the municipality shall not, 


(a) carry out any public work in the district that is contrary to the objectives set out in the plan; or 


(b) pass a by-law for any purpose that is contrary to the objectives set out in the plan. 2005, c. 6, s. 31. 


(2)  In the event of a conflict between a heritage conservation district plan and a municipal by-law that 


affects the designated district, the plan prevails to the extent of the conflict, but in all other 


respects the by-law remains in full force. 2005, c. 6, s. 31 


 



http://www.mississauga.ca/file/COM/StrategicPlan_Web_04_22_2009.pdf

http://www5.mississauga.ca/rec&parks/websites/parks/pdfs/TreeBylaw_overview.pdf
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4. Heritage Character Statement and Heritage Attributes 


4.1  Statement of Cultural Heritage Value or Interest 


The Meadowvale Village Heritage Conservation District is characterized and defined by its inherent 


heritage value, size, shape, and form adjacent to the Credit River at the intersection of two roadways, 


Old Derry Road and Second Line West.  The relationship of the historic village to the Credit River has not 


altered since its founding in the early nineteenth century. The 


village plan with lotting and road pattern has been retained since 


the 1856 Bristow Survey.  The grid road pattern, aligning with 


the early established concession road and the inter-relationship 


of the lotting pattern as it relates to the topography, the river 


valley and ridge, is distinct within Mississauga. The village is 


situated in the low river valley, bordered to the south and east 


by a shallow ridge that establishes the table lands above the 


floodplain.  The location of the Village, adjacent to the Credit 


River, illustrates the dependency of the early settlers on the river 


for its resources of water, travel and natural open space of a 


meadow and vale.  These same conditions are not found 


elsewhere in Mississauga.  Native populations, prior to pre-


contact with European settlement, inhabited the area for over 


10,000 years.  The village’s property plan, street pattern and 


physical layout have changed very little, although the once rural 


village is now within an urban context of the larger City of 


Mississauga.   


The original Meadowvale Village Heritage Conservation District 


Plan from 1980 was reviewed from 2012-2013.  This 


comprehensive review proposed an enlarged boundary study 


area from the original 1980 HCD Plan to include the Meadowvale 


Conservation Park to the west and Old Ridge Park to the south, 


 


Highlights of the 


Meadowvale 


Village HCD 


character 


 


 Rural 


community with 


lane-like streets 


 Mature trees 


 Large lots 


 Soft shoulders 


 Varied property 


set-backs 


 Large number of 


19th century 


buildings 
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both of which are significant to the development of the village.  Entry points to the Village from all 


directions were also considered in the review to ensure that the transition to the historic village is 


conserved. 


The Meadowvale Village HCD has maintained a pedestrian friendly scale, with the exception of Old Derry 


Road, whereby streets have a rural community lane-like appearance with soft shoulders, mature street 


trees, varied building set-backs and consistency of building size. What was once a commercial core, 


along Old Derry Road supporting a mill-based village has now become mostly residential with a few 


reminiscent commercial buildings, creating a quieter version of an earlier era. The narrow side streets 


retain an open character with views and vistas both to and from residential properties, void of privacy 


fencing, united by large open yards of green space and large diameter trees.  In general, there are 


modest design and scale homes set on larger lots with soft naturalized vegetation. Historic photographs 


indicate that much of the vegetation in the area was cleared in the mid to late nineteenth century. The 


Village and immediate area were farmed for both wood products (sawmill production) and mixed 


agrarian farming.  Today’s public lands have become naturalized with a good deal of random mature 


tree growth of both native and non-native species. Private, residential lots also retain many large 


diameter trees and open vegetated areas that provide a generous spacing around buildings and frame 


residential lots.  The character of the Village is defined by the narrow roads, large diameter trees, open 


vegetation areas and lack of density in building form. Some of the traditional late nineteenth century 


landscaping, including simple picket fences have begun to be reintroduced. The variety of lot size, 


changed very little since the mid nineteenth century, and generally smaller structures on large lots has 


been protected and conserved by the Village’s heritage conservation district status since 1980.  Low 


volume lot coverage and retention of large diameter trees are significant characteristics to be 


conserved. The positioning of varied modest size structures on the lot, which vary throughout the 


Village, is a characteristic of this rural community development over time as opposed to a more urban, 


standardized and conventional setback.  The varied setbacks, providing wide-ranging open vegetation 


areas and streetscapes, are an important aspect of the Village character.  


Archaeological resources are a significant element of the cultural heritage resources within and around 


the village.  There is a high potential for pre-contact archaeological resources and known historical 
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resources within the village.  The extant mill ruins, mill race and tail race, remnant mill pond, and other 


archaeological references, are to be conserved. 


Entry points into the village from the west and north have maintained a rural character.  To the west 


there are farmlands on the south side of Old Derry Road, open green space to the north, the metal c. 


1948 Pratt (Parker, “camelback”) truss design bridge over the Credit River, all contributing to the 


agricultural past that surrounded the village for over a century.  To the north, along Second Line West, 


the west side of the road retains a natural environment, reminiscent of the rural past, conserved within 


the Meadowvale Conservation Area.  The late subdivision homes, of differing scale and form on the east 


side of Second Line West are mostly positioned high on the table lands above, retaining a naturalized 


road right-of-way at the street level, enhancing the former rural character. 


4.2  Description of heritage attributes 


The key heritage attributes of the HCD are summarized below: 


 a significant location,  adjacent to the Credit River, in a cultural heritage landscape of  integrated  


natural and cultural heritage elements within the river’s low floodplain to the gentle sloping 


ridge; 


 an ecological feature and tradition of a floodplain meadow on the Credit River that has existed 


for hundreds of years; 


 a land pattern that retains the layout and plan of generous  lots and pedestrian oriented narrow  


roadways of the 1856 Bristow Survey,  spatial organization of narrow streets with soft 


vegetation and no shoulders, large diameter trees and a visual relationship which blends from 


public to private space among front and side yards void of privacy fencing 


 long term tradition of rural village-like streetscapes without curbs, with no formalized parking, 


sidewalks (except on Old Derry Road), modest  signage and limited modest lighting; 


 a consistency of building types, modest in architectural detail, vernacular style and size, 


reflecting the nineteenth century development of a milling village; 


 later twentieth century residential styles that are compatible with the district character from a 


scale, materiality and massing perspective; 
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 a common use of stacked plank construction with exterior stucco finish or wood siding, one-and-


a-half storeys and limited use of brick; 


 structures of compatible size, shape, form and style, many of which are modest historical 


residences, contribute to the overall character of the village; 


 visual identity of rural character roadway entry points to the village from the west on Old Derry 


Road and from the north along Second Line West, and the open green space of Old Ridge Park 


to the south; 


 individual properties of particular character and significance are identified in “The Meadowvale 


Village Heritage Conservation District Plan Review Property Inventory”, and 


 archaeological resources, including, but not limited to, the extant mill ruins, mill race and tail 


race at Willow Lane and Old Derry Road and remnant mill pond. 


Statements of significance and heritage attributes for each property in the HCD have been provided in 


Appendix A, Meadowvale Village HCD: Property Inventory. Please refer to this section of the HCD Plan 


for information on a particular property within the HCD. 
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5. Implementation of the HCD Plan 


The success of a heritage conservation district may be measured by the amount of original property 


conserved, sympathetic alterations and monitored limits to development.  These successes come with a 


municipal level of administration and review to ensure the heritage conservation principles and policies 


are consistent with the HCD Plan.  In order to administer a heritage conservation district, each property 


owner must follow an administrative process to seek permission for property alterations.  It is the 


owners’ responsibility to comply with the regulations under the Ontario Heritage Act and as 


implemented in this HCD Plan. 


A heritage permit is assessed with the goal to conserve the cultural heritage attributes of a property and 


the general character of the heritage conservation district.  The heritage attributes, as described in the 


Ontario Heritage Act are “…the attributes of the property, buildings and structures that contribute to 


their cultural heritage value or interest.” (Ontario Heritage Act, Definitions 1.)  A full list of the general 


HCD heritage attributes, and those of each individual property, are outlined in Appendix A, Meadowvale 


Village HCD: Property Inventory. 


The policies of this HCD Plan, the City’s Official Plan, zoning requirements and 


other related by-laws, as well as other directives related to heritage 


conservation, such as the Parks Canada Standards and Guidelines for the 


Conservation of Historic Places in Canada, will be used in the assessment, review 


and recommendations related to all applications for property alterations. 


The Ontario Heritage Act requires municipalities to incorporate policies and 


guidelines into their HCD Plans. Policies provide a regulatory framework and 


structure toward the conservation of cultural heritage resources whereas 


guidelines are neither binding nor enforceable.  


5.1   Heritage Property Permits 


Under the Ontario Heritage Act, a permit is required for any alteration of a property within a heritage 


conservation district in accordance with Section 42 of the Ontario Heritage Act:  
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42.  (1)  No owner of property situated in a heritage conservation district that has been 
designated by a municipality under this Part shall do any of the following, unless the owner 
obtains a permit from the municipality to do so: 


1. Alter, or permit the alteration of, any part of the 
property, other than the interior of any structure or 
building on the property. 


2. Erect, demolish or remove any building or structure on 
the property or permit the erection, demolition or 
removal of such a building or structure. 2005, c. 6, 
s. 32 (1). 


Exception 
(2)  Despite subsection (1), the owner of a property 
situated in a designated heritage conservation district 
may, without obtaining a permit from the municipality, 
carry out such minor alterations or classes of alterations 
as are described in the heritage conservation district plan 
in accordance with clause 41.1 (5) (e) to any part of the 
property in respect of which a permit would otherwise be 
required under subsection (1). 2005, c. 6, s. 32 (1). 


 


In the City of Mississauga, a permit to alter a property within a 


heritage conservation district is called a Heritage Property 


Permit. Please contact Heritage Planning staff for any alteration 


inquiries to your property, as well as Planning and Building 


Department staff to determine if any other permits or 


applications are required. In specific cases related to public 


safety and/or accessibility, special considerations will be 


considered. 


Council, or its designate, may, upon receipt of a Heritage 


Property Permit application, request additional information as 


Regardless of whether 


you require any other 


municipal permit such as 


a Building Permit, 


swimming pool permit, 


Site Plan Approval, or 


meet zoning 


requirements, you will 


always require a 


Heritage Property 


Permit for any property 


alterations within the 


HCD. 



http://www.e-laws.gov.on.ca/html/statutes/french/elaws_statutes_90o18_f.htm#s42s1

http://www.e-laws.gov.on.ca/html/statutes/french/elaws_statutes_90o18_f.htm#s42s1

http://www.e-laws.gov.on.ca/html/statutes/french/elaws_statutes_90o18_f.htm#s42s2
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required in accordance with the Ontario Heritage Act and the City’s Official Plan policies.  It is not 


unusual for the City to request a heritage impact assessment, or other studies, on alterations that may 


have an impact on the subject property or adjacent properties.  Please review Section 6, Design 


Guidelines and Policies, of this HCD Plan for details related to property alterations which require a 


Heritage Property Permit.  A heritage impact assessment is an essential first step on larger projects to 


determine how a project may develop.  The requirements for a heritage impact assessment may be 


found on the City’s Heritage Planning web page: 


www.mississauga.ca/heritageplanning 


The following are examples of property alterations requiring a Heritage Property Permit. As the 


following is not an exhaustive list, please contact Heritage Planning staff for more information: 


 Alteration to the exterior of the built form of a structure or feature 


 The change of roofing materials 


 The repair, replacement, removal or addition of a chimney 


 Alteration, including repairs to the exterior finish or cladding of a structure 


 The repair or replacement of windows 


 The replacement or addition of skylights 


 The repair, replacement or addition of storm doors and windows 


 The removal and replacement of an exterior front façade door 


 The reconstruction, or addition of architectural details such as porches, exterior wood trim or 


canopies 


 The removal, reconstruction or addition of a dormer 


 The repair or replacement of a building foundation 


 The repair, removal, replacement or addition of an outbuilding 


 The alteration of property, including the full landscape of both the public and private open 


spaces 


 The resurfacing, alteration  or addition of a driveway 


 The addition of a swimming pool or similar water feature 


 Proposal for an addition or new construction of any kind 



http://www.mississauga.ca/heritageplanning
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For a list of exemptions not requiring a Heritage Property Permit please see Section 6, “Design 


Guidelines and Policies”, of this HCD Plan.  


5.2 Heritage Property Permit Process 


Heritage Planning staff are always available to assist property owners through the Heritage Property 


Permit process. When considering an alteration, the property owner should be familiar with the policies 


provided in this HCD Plan.  An applicant is encouraged to discuss an alteration with City staff long before 


making an application.  The applicant must keep City staff informed and revise an application as 


required while they work through the process. Heritage Planning staff require a completed application, 


including a recommendation from the Meadowvale Village Heritage Conservation District Review 


Committee, approximately six weeks in advance of the desired Heritage Advisory Committee meeting to 


get the application onto that agenda. This allows Heritage Planning staff the required time, as mandated 


by the City Clerk’s Office, to write a report and seek administrative approvals before the application can 


proceed to the Heritage Advisory Committee and Council for review and final approval. Alteration work 


is not permitted to begin on a property within the HCD until Council, or its delegated authority, has 


given approval with or without specified conditions. 


5.2.1    Application Process: 


The following is a step-by-step guide to the Heritage Property Permit process: 


 


1. Applicant should review the heritage attributes of the subject property (Appendix A) to ensure 


the heritage attributes are conserved and unaffected by the proposal. 


2. Applicant discusses proposal with both Heritage Planning and Planning & Building staff to 
determine what permits are required and what information or reports, such as a Heritage 
Impact Assessment, Conservation Plan, or, in certain circumstances, an Archaeological 
Assessment, is required to support the application. 


3. If a Heritage Impact Assessment, or other reports, is required, a qualified and accredited 
professional with demonstrated experience in the field of heritage conservation must be 
secured. This report has to be be accepted as being complete by Heritage Planning staff before 
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proceeding with the application, which may influence the design and direction of the 
application. 


4. Consult with an architect and/or contractors, with demonstrated experience in the field of 
heritage conservation, to determine the preliminary proposal. 


5. Meet with the Meadowvale Village Heritage Conservation District Review Committee to discuss 
the proposal. A meeting to discuss a preliminary proposal is recommended, however not 
required, to keep design costs down. 


6. Finalise the proposal and consult with the Meadowvale Village Heritage Conservation District 
Review Committee. This process may take several meetings to reach an agreement. 


7. Meadowvale Village Heritage Conservation District Review Committee issues correspondence to 
Heritage Planning staff and the Heritage Advisory Committee with a recommendation. 


8. Once plans are finalised and supporting documentation is complete, submit these plans with a 
completed Heritage Property Permit application to City Heritage Planning staff. 


9. Once the application is considered complete and accepted, Heritage Planning staff makes a 
recommendation to the Heritage Advisory Committee for either full approval, approval with 
conditions, or a refusal. 


10. Heritage Advisory Committee considers the application and makes a recommendation to 
Council. 


11. Council, or its designate, has 90 days to reply from the time the application is considered 
complete, or the request is deemed approved, in accordance with Ontario Heritage Act. 
 


          5.2.2   Delegated Authority 


In order to assist with the Heritage Property Permit process, City Council has provided delegated 


authority for By-law 215-07, to the Director, Culture Division, Community Services, to grant consent and 


approval for alterations within the HCD.  Applications to alter are reviewed by the Director, Culture 


Division, once they have been recommended for approval by the City’s Heritage Advisory Committee.  It 


is a requirement under the terms of the Ontario Heritage Act that the City’s Heritage Advisory 


Committee be consulted on all applications to alter a property.  Should the Heritage Advisory 


Committee not agree with a recommendation to approve an application, the matter will be referred to 


Council for a decision.  At each stage the property owner is encouraged to attend meetings of the 


Meadowvale Village Heritage Conservation District Review Committee and Heritage Advisory 


Committee.  The opportunity to speak to an issue or application may also be possible at General 


Committee and Council. 
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The By-law also provides that the Director or his/her delegate may request additional information as 


may be deemed necessary to complete the application to alter.  The Director does not have the 


authority to refuse an application, but must refer a refusal to Council for a decision.  Requests for 


demolition must go through the full review and report process to the Heritage Advisory Committee, 


including a recommendation to Council. 


5.2.3 Building Permits 


A property owner is responsible for applying to and securing a building permit for certain types of 


projects as outlined in the Ontario Building Code and policies of the City.  It is essential that the property 


owner speak directly to the Planning and Building Department as to the requirements and building 


permit process.  Acquiring a Heritage Property Permit does not exempt a property owner from seeking 


all other required levels of approval. It is the responsibility of the property owner to investigate all 


permit requirements. 


5.2.4 Site Plan Process 


Some projects may require a property owner to apply through the Site Plan Application process in 


seeking permission for alterations.  These types of projects are usually larger in scale. These projects 


include new construction such as garages, additions to existing dwellings or, in rare cases, a new 


dwelling.  It is the property owner’s responsibility to discuss the project with the Planning and Building 


Department to determine if a Site Plan Application is necessary and to follow the process as outlined.  A 


Heritage Property Permit will be required as a condition of Site Plan Application approval. 


5.2.5      Appeal Process 


Should Council refuse an application for a Heritage Property Permit or set conditions to which the 


property owner does not agree, the owner may appeal to the Ontario Municipal Board as stated in the 


Ontario Heritage Act.  A decision by the Ontario Municipal Board is final. 
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5.3 Meadowvale Village Heritage Conservation District Review Committee 


The local Review Committee is a sub-committee of the City’s Heritage Advisory Committee.  


Appointments to the Review Committee, like the Heritage Advisory Committee, are approved by Council 


for the length of its term, with appointments every four years.  The purpose of the Review Committee is 


to have local Village residents who are familiar with the application to alter process and relevance of the 


HCD Plan, guide applicants through the Heritage Property Permit 


process.  The Review Committee acts as a service and resource to 


local residents to advise in the early planning stage. They work with 


Heritage Planning staff to assist residents in the application process.  


The Review Committee is not a decision making body, but presents 


recommendations to the City’s Heritage Advisory Committee. 


5.4   Enforcement, Ontario Heritage Act and Building 


Standards By-law 


The Ontario Heritage Act provides a municipality, where a Building 


Standards By-law, commonly known in most municipalities as a 


Property Standards By-law, has been adopted by Council, the 


authority to: 


 (a) prescribe minimum standards for the maintenance 
of the heritage attributes of property situated in a 
heritage conservation district designated under this 
Part; and 


(b) require property that is situated in a heritage 
conservation district designated under this Part and 
that does not comply with the standards to be repaired and maintained to conform with the 
standards. 2005, c. 6, s. 34.   (OHA, Section 45.1) 


The City of Mississauga has adopted minimum heritage property requirements within its Property 
Standards By-law.  Please visit the following web link for further information: 


http://www.mississauga.ca/file/COM/propertystandardsheritage.pdf 


 
Meetings of the Review 


Committee with an applicant 


are encouraged to take place 


in the Village. It is helpful for 


the applicant to provide 


access to the subject property 


whereby the on-site 


conditions can be discussed 


for a full understanding of the 


property’s heritage attributes 


and the owner’s intentions to 


alter. 


 
 



http://www.mississauga.ca/file/COM/propertystandardsheritage.pdf
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 5.5 HCD Incentives 


In recognition of the care and management of a heritage property, the City of Mississauga provides 


incentives.  The City may, from time to time, offer educational seminars and/or workshops for property 


owners to learn and understand how to care for cultural heritage property.  Heritage Planning staff 


maintain a database of useful information which is available upon request. 


A property owner may request an individual plaque for their property to recognize its particular historic 


value. Please consult with Heritage Planning staff to determine the availability, naming, text, design and 


installation of a plaque. 


The City of Mississauga offers matching grants for the conservation, repair and/or restoration of 
property designated under the Ontario Heritage Act. Grants from $500 to $5000 are available to eligible 
work pertaining to general conservation. Grants from $500 to $10,000 are available for the 
repair/conservation of structural work. Funding is limited and allotted once per calendar year usually in 
the spring. Projects will commence after the application has been reviewed by Heritage Planning staff 
and be complete by early fall of the same year. 


Please refer to the City’s web page for updated information on Heritage Grants: 


http://www.mississauga.ca/portal/residents/heritagegrants 


 


 


 


 


 


 



http://www.mississauga.ca/portal/residents/heritagegrants
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6. Design Guidelines and Policies    


            6.1  Introduction 


All properties, regardless of age of the structure on that property, within the Meadowvale Village HCD 


contribute to the character and cultural landscape attributes as described in the HCD statement of 


cultural heritage value or interest and description of heritage attributes. (Refer to Section 4, Heritage 


Character and Heritage Statements, of this HCD Plan.) 


Although some properties were developed in the late 20th century, they blend in their size, set-back, 


shape, form and materials with those of an earlier time.  There are no properties that would be deemed 


incompatible.  In this regard, every property contributes to the overall character of the HCD. It is worthy 


to note that “character” is not limited to the structure on the property. It is the composition of the 


structures as they integrate with the physical and natural landscape of each individual property, as listed 


below.  


In order to meet the objectives of this Plan in the heritage conservation of the HCD, the following 


characteristics, not restricted to the list below, must be conserved: 


 Narrow rural-like roads 


 Few sidewalks or curbs 


 Minimal street signage 


 Varied set-back of built form 


 Varied lot size reflecting the retention of an established mid nineteenth century 


lotting pattern  


 Small buildings of a modest scale and design on large lots 


 Retention of all heritage attributes within the HCD and those listed for each 


individual property 


 Varied, open relationship from one property to another 
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 Transparent, or open views, while retaining large diameter trees, from the 


streetscape to buildings 


 Retention of the original topography 


 Mill remnants (foundations, earthworks, former water-ways) 


 Modest residential landscaping of a rural character 


The policies and guidelines found in this Plan are to be applied to all new applications for property 


alterations within the HCD as of the date of passing of the By-law adopting this HCD Plan. There is no 


implied priority in the order in which the policies appear. 


The Meadowvale Village HCD is an important cultural heritage resource within the City of Mississauga. 


AVillage HCD resident has stated that their role within the HCD is one of “responsibility to be custodians 


of a home/district that will outlive us.” Understanding the cultural heritage values of the Village is 


essential in order to protect and conserve its heritage attributes.  The role of the municipality is to 


facilitate future change and alterations to a property which are in the best interests of the long term 


heritage conservation of the Village. 


Spatial relationships of one property to the next define the heritage value of a place. A change or 


alteration to one property may have an effect on one or more properties. Context becomes extremely 


important within a heritage conservation district whereby a holistic approach and appreciation for the 


community is necessary for its future planning and development. 


One of the most important aspects of heritage conservation, and to uphold property values, is regular 


maintenance.  All properties, regardless of its age, require regular maintenance to conserve its heritage 


attributes.  Proper maintenance of a property includes seasonal review and updating when required in a 


manner that is in keeping with the context of the property’s heritage attributes and values.  Taking 


action early in the maintenance process may conserve more of the original fabric of a structure or 


property and hopefully reduce the need for larger and expensive rehabilitation costs at a later date.  “No 


or low maintenance” materials, such as vinyl siding and aluminum siding, soffits, windows, etc. have a 


limited life span and when that time is finished, it must be removed and replaced.  The use of original 


materials can be life-long with routine maintenance. 
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For the purpose of seeking a Heritage Property Permit and appropriate approvals it is important to 


distinguish between maintenance and repair.  Regular maintenance, which is minor in nature and is 


done to prevent deterioration, removal or replacement, will not require a heritage permit.  For example 


maintenance includes the cleaning of gutters and eaves troughs, keeping vegetation away from a 


building to allow air circulation, or painting of wood surfaces.  Repairs are more invasive and usually 


involve an alteration of some kind. Such alteration might include replacement of a window which has 


not been maintained and, therefore, has failed. This kind of replacement, if it alters the aperture, 


materials and design, would require a Heritage Property Permit.  It is recommended that you consult 


Heritage Planning staff to clarify and seek direction whether or not a Heritage Property Permit may be 


required.  


Although most property owners maintain their properties on a regular basis, owners should be aware 


that there are provisions in the City’s Property Standards By-law which reference the specific 


requirements for designated heritage properties. This By-law may be reviewed on the City’s web site: 


http://www.mississauga.ca/file/COM/propertystandardsheritage.pdf 


 


The intent to create an element, which did not previously exist as a heritage attribute, is not heritage 


conservation. Fabricating historic elements, for purely aesthetic purposes and as a romanticised vision 


of the past, devalues the true cultural heritage fabric and sense of place. 


 


 


 


 



http://www.mississauga.ca/file/COM/propertystandardsheritage.pdf
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Parks Canada’s Standards and Guidelines for the Conservation of Historic Places in Canada, 


defines three levels of heritage conservation as quoted below.  It is important to define, before 


a project has begun, which level of conservation is most appropriate: 


“Preservation involves protecting, maintaining and stabilizing the existing form, material 


and integrity of an historic place or individual component, while protecting its heritage value. 


Rehabilitation involves the sensitive adaptation of an historic place or individual 


component for a continuing or compatible contemporary use, while protecting its heritage 


value. 


Restoration involves accurately revealing, recovering or representing the state of an 


historic place or individual component as it appeared at a particular period in its history, while 


protecting its heritage value. ” 
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6.2 Architecture and Built form 


The more obvious and common heritage attributes within a heritage conservation district are the built 


forms.  In addition, the setting of a structure, how it relates to its location and to neighbouring 


properties, is integral to the principle of heritage conservation.  The existing built form may include, but 


is not limited to, buildings, structures, bridges, and built landscape features. 


Meadowvale developed in the nineteenth century as a small milling community with an industrial and 


commercial base, displaying a distinct rural village character and using local building materials.  For the 


most part, the architectural style found in the Village was of a modest construction known as local 


vernacular architecture.  


Stacked plank on plank construction is prevalent in the Village and has a significant cultural heritage 


value as a material resource and its direct link to the history of the Village as a lumber and milling 


centre. Due to the abundance of lumber found in Meadowvale in the nineteenth century, and because 


of the modest milling incomes, brick structures were not prevalent in the area. In addition, there may 


not have been an abundance of local clay to fabricate bricks locally. As a result, the majority of 


traditional building forms in the Village were wood frame structures or stacked plank on plank 


construction. Because of the limited presence of brick structures in the Village, new residential and 


commercial brick construction would not be compatible with its heritage character and will not be 


supported. On public lands it may be documented to comply with health and safety issues, such as a 


washroom facility in the CVC lands within the HCD boundary area, so long as the style, shape and form is 


compatible with the Village’s cultural heritage attributes. 


The prevalence of wood construction meant exterior finishes were traditionally wood siding or rough 


cast stucco. The most common roofing material would have been wood shingles.   


Building foundations were often shallow and constructed of local fieldstone.  It is observed that the 


entry level of many structures within the Village is at grade.  It is understood that existing foundations 


may require future maintenance and/or replacement. However the relationship of the first floor living 


space to the ground level must be maintained to retain the structure’s historical context to its location. 


Therefore, the raising of a building will not be allowed because doing so places that building out of its 
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historical context in terms of its elevation and relationship to the topography/streetscape of adjacent 


properties.  


The interior of buildings within an HCD do not fall under heritage designation and, thus, will not require 


a Heritage Property Permit. 


Because of the retention of these structures, the conservation of the built forms within the HCD will 


include the following policies: 


 Willful demolition, or removal of structures, within the HCD will not be allowed 


unless it is proven by the property owner, through an accredited structural 


engineer’s report, that the building is deemed structurally unsafe  


 Willful demolition, or removal of structures, will be considered if the structure is not 


deemed a heritage attribute on the subject property 


 Structures of stacked plank on plank construction are a distinct resource that will be 


conserved 


 The introduction of new brick structures will not be supported 


 The historic relationship to a building’s original ground level living space to its 


ground level grade will be conserved  


 The moving of structures, which are described as heritage attributes in The 


Meadowvale Village HCD: Property Inventory (Appendix A of this HCD Plan), will not 


be supported 


 The request to alter a property’s heritage attributes will be assessed on their own 


merit, history, location and immediate context in order to conserve those property’s 


heritage attributes 


 A Heritage Property Permit will be required for any exterior alterations to the built 


form (please see list of exemptions, Section 6.6 of this Plan) 
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6.3 Alterations to Property and Extant Structures 


An alteration or change to a property’s exterior may not require a building permit, but a Heritage 


Property Permit will be required for any alterations in order to conserve the heritage attributes of the 


property.  It is recommended that property owners consult with Heritage Planning staff before 


beginning a project.  It is important to refer to the Property Inventory (Appendix A of this HCD Plan), for 


the Statement of Significance and listed heritage attributes for each property.  Some alterations, such as 


the addition of a swimming pool or a detached garage, will cause a major ground disturbance. In the 


archaeological study of the HCD, it was deemed that the entire HCD has a high potential for 


archaeological resources. Some properties in the Village have more archaeological potential than others 


based on their former land use knowledge. Areas where there were known activities, such as a former 


business or industry, would have a higher archaeological potential than other properties within the HCD. 


For example, properties located on Old Derry Road and Willow Lane, where the majority of nineteenth 


and early twentieth century commercial and industrial businesses were located, may have the highest 


archaeological potential. If a property owner is considering alterations, which include a ground 


disturbance, it is recommended that the property owner contact Heritage Planning staff who can assist 


in determining if their property has high archaeological potential. Consulting with Heritage Planning 


staff may prevent the need for a Stage I Archaeological Report. 


Although every property contributes to the Village character, some do have distinct heritage value due 


to their age, type of construction, materials, or associated historic value.  The goal of the “Design 


Guidelines and Policies” will be to ensure these properties, and the structures thereon, are protected 


and conserved. 


The following policies will apply:  


 The heritage attributes of each property within the HCD will be conserved 


 Previous work, or alterations, that have become over time a heritage attribute will be conserved 


 Buildings and structures are not to be moved and must remain in-situ in order to protect the 


heritage attributes of the property 
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 Willful demolition, or removal of structures, within the HCD will not be allowed unless it is 


proven by the property owner, through an accredited structural engineer’s report, that the 


building is deemed structurally unsafe  


 Willful demolition, or removal of structures, will be considered if the structure is not deemed a 


heritage attribute on the subject property 


 Studies such as, but not exclusive to, a heritage impact assessment, arborists report or structural 


engineering report, may be required for approval to alter a property in order to conserve the 


heritage attributes of the property 


 The restoration, rehabilitation or renovation of a property will require a conservation plan in 


order to conserve the heritage attributes of the property 


 Alterations of a property, which may include a disturbance below grade, may require a Stage 1 


archaeological assessment if the property yields a high archaeological potential 


 An approved Heritage Property Permit will be required prior to starting exterior alterations to a 


property within the HCD 


If considering an alteration to your property, the following questions should be considered. This is not 


an exhaustive list, so please contact Heritage Planning staff for more information and consultation. 


Does it affect the heritage attributes? 


Does it restore a lost feature? 


Are the heritage professionals and/or materials available to carry-out the proposed alteration? 


Have you considered more than one option to accomplish your alteration goals? 


Is the timeline reasonable? For example, have you taken into consideration weather and time to 


complete the project? 


 Does the alteration affect the streetscape and therefore character of this property and others? 


 Are there any restrictions on your property which may prohibit development, such as floodplain 


control, set-backs, height, tree removal, or compromise of a heritage attribute? 


 Does the alteration potentially alter the topography, such as adding a pool or landscaping? 


These alterations require a Heritage Property Permit. 
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 Have you contacted all required authorities and departments for appropriate approvals? For 


example, these may include Planning and Building, Parks and Forestry, Transportation and 


Works or the Credit Valley Conservation and Region of Peel, etc. 


 Is there a distinct transition from original building to the proposed addition? 


 Does the project adversely affect any large diameter tree over 15 centimetres, or vegetation 


growth?  If so, a tree permit/permission and associated securities to ensure the replacement of 


the tree may be required 


 


 


 


 


 


 


 


             6.3.1 Roofing 


Roofing materials must be replaced from time to time as they do weather and fail. All Village buildings in 


the nineteenth century would traditionally have had wood shingles.  Wood ‘shakes’, compared to 


shingles, are a heavier and rough cut material used traditionally for outbuildings, barns, etc. Most wood 


shingles and shakes have been replaced over time with more modern asphalt shingles. There is no 


current evidence or historical documentation that roofing materials, other than wood shingles, were 


used in the Village. 


The following polices will apply: 


 The retention of original roof form, pitch, shape and angle must be maintained 


 Asphalt shingles, where existing, will be permitted.  Colours should be dark grey, variegated 


black or dark brown  


 Light colours or unusual coloured shingles will not be encouraged, unless these colours existed, 


through documentation, on the structure previously 


A Heritage Property Permit must be approved prior to starting 


the alteration of a property or structure within the HCD. 
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 Roofing materials such as metal, synthetic wood shingle, synthetic slate, clay tile or any other 


form, which are not considered traditional roofing materials, will not be supported 


 Wood shingles on nineteenth century or early twentieth century structures will be encouraged  


 Roof vents must conform to a compatible size, shape and form to minimise their appearance 


and be of a complementary colour to the roof materials 


 A change from one roofing material to a different roofing material, will require a Heritage 


Property Permit 


 


6.3.2   Solar Panels: 


Heritage conservation, moving forward into the twenty-first century and beyond, will be looking for 


ways to increase environmental sustainability while trying to reduce a built structure’s carbon footprint 


on the environment. One way homeowners may seek to reduce this carbon foot print and increase 


sustainability is by installing solar panels to their home’s roof structure. 


Solar panels help promote sustainability. However, adding solar panels to historic properties can have a 


significant impact on the character and visual qualities that convey a property’s cultural heritage 


significance. Solar panel installations should not become prominent new elements that detract from the 


character-defining features of a building, topography or vegetation. 


Wherever possible, solar panels must be installed in such a way that the roof structure can support the 


weight of several panels and they should not be visible from either the streetscape or public realm. 


Please refer to the documents below in the footnote2 for further information about the use of solar 


panels on heritage properties. 


 


                                                           
2
 US. Department of Energy, Installing Solar Panels on Historic Buildings: A Survey of the Regulatory 


Environment, August 2012. http://ncsc.ncsu.edu/wp-content/uploads/Installing-Solar-Panels-on-Historic-


Buildings_FINAL_2012.pdf  or The City of Hobart (Tasmania) Design Guidelines for Installing Solar Panels: 


http://www.hobartcity.com.au/Environment/Energy_Efficiency_Guidelines_and_Incentives/Heritage_and_Solar_Te


chnology_Guidelines  



http://ncsc.ncsu.edu/wp-content/uploads/Installing-Solar-Panels-on-Historic-Buildings_FINAL_2012.pdf

http://ncsc.ncsu.edu/wp-content/uploads/Installing-Solar-Panels-on-Historic-Buildings_FINAL_2012.pdf

http://www.hobartcity.com.au/Environment/Energy_Efficiency_Guidelines_and_Incentives/Heritage_and_Solar_Technology_Guidelines

http://www.hobartcity.com.au/Environment/Energy_Efficiency_Guidelines_and_Incentives/Heritage_and_Solar_Technology_Guidelines
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The following policies will apply: 


 Solar panels will be approved if they do not adversely affect the heritage attributes of the 


property 


 A Heritage Property Permit will be required for installing solar panels on a property 


6.3.3 Chimneys 


All nineteenth century and early twentieth century residential properties had a chimney which was 


essential for interior heating and as well as most cooking systems. Although modern heating and 


cooking systems do not require the need for a chimney, the presence of chimneys throughout the HCD 


adds greatly to the overall heritage character of the Village. 


The following policies will apply: 


 Original chimneys are to be retained and conserved in situ 


 New chimneys will be designed in a traditional manner which respects the scale, design and 


materials of the building 


 The introduction of a metal chimney may be acceptable if it is out of view from the streetscape 


 New heating vents will, where possible, be located away from the front façade of a structure, or 


from the street view, and coloured to be as inconspicuous as possible 


 The repair, replacement, removal or addition of a chimney will require a Heritage Property 


Permit 


6.3.4 Exterior Cladding 


The majority of nineteenth century buildings in the village were modest in nature and used local 


materials from the saw mills.  Many residential buildings tended to be stacked plank on plank 


construction with a stucco finish, or wood frame clad in wood siding.  Exterior painting of wood 


structures and details on a regular basis (eight to ten years) will conserve the wood and provide a longer 


life to the materials. 
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There were very few brick structures built in the Village. Brick structures may not be painted. The only 


exceptions to this policy are for the former Gooderham Estate located at 929 Old Derry Road and the 


former Commercial Hotel at 1051 Old Derry Road, which were both painted many years ago. The 


painting of a brick building can contribute to the deterioration, over time, of the bricks’ strength and 


integrity. 


The commercial garage (the former gas station) located at 1050 Old Derry Road is a unique structure to 


the HCD for it is the only building in the Village where the front and side facades are finished with 


enamelled panels. This type of siding was very typical of garages from the 1940s and 1950s and this 


structure is believed to be one of only two remaining structures to retain its enamelled panels in 


Mississauga. The enamelled panels on this structure are to be retained in their original size, shape and 


form in situ. 


The repointing of brick, stone, or stucco must be compatible with the original material in its 


composition, colour, texture and method.  Repointing, brick replacement or any other masonry project, 


must meet the current standards of masonry conservation. 


Rough cast stucco is considered the most acceptable form of nineteenth century stucco because of its 


material and application principle. 
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The following is a good example of rough cast stucco:  


                         


The following policies will apply: 


 Houses of stacked plank on plank construction, with a rough cast stucco exterior, will be 


retained to reflect its original character, style and texture 


 Wood siding must be replaced with like materials and retain the original board dimensions in 


order to conserve the heritage attributes 


 Structures with existing enamelled panels will retain them in situ 


 The removal of vinyl and/or aluminum siding to restore original wood siding is encouraged.  If 


the underlying wood siding cannot be restored, like materials matching the original dimensions 


must be used 


 Brick and enamelled structures will not be painted in order to conserve the property’s heritage 


attrributes 
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 Structures built of concrete block, which have not been previously painted, will remain 


unpainted 


 A Heritage Property Permit will be required for any alteration, including repairs, to any exterior 


materials within the HCD 


 


6.3.5 Windows 


Windows are an integral part of a building’s design and an expression of the original style and character 


of a building.  There are many original nineteenth century buildings within the Village, many of which 


retain their original windows.  Windows of the early to mid-nineteenth century were of a multi-paned 


design as glass was both expensive and too difficult to ship in larger sheets.  It was not until the late 


nineteenth century that sheets of window glass were made larger and could be shipped without 


breaking.  


A change to the size and proportion of a window is not acceptable as it alters the appearance and design 


of the structure. Generally, window apertures should be greater in height than width. 


Although vinyl windows may appear to be similar in appearance and style to traditional wood windows 


from a distance, they do not have the design detail and structural integrity of wood windows. The 


attention to traditional details, regardless of the age of the structure, contributes greatly to 


conservation of the character defining elements of the HCD. Such attention to detail helps to make this 


HCD distinct in Mississauga. Vinyl windows are not a compatible material with wood structures. 


Traditional wood windows will expand and contract with the building whereas vinyl windows will not. 


The result will be a failed window seal, which will permit mould to grow and potentially damage the 


structural integrity of the building. A window constructed of wood, with an exterior metal or vinyl facing 


may be acceptable.  


The most traditional windows found on nineteenth century residential structures throughout Ontario 


are the double hung windows in configurations of either one over one, two over two or six over six 


patterns. The most common example of original windows still found in Meadowvale Village is the two 


over two double-hung configuration. Therefore, the following windows are considered appropriate in 


design: 
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In the twentieth century, different window styles began to be introduced such as arched top windows, 


double sided windows and shaped windows such as the octagonal style. These styles tend to be 


indicative of mid to late twentieth century house designs of which there are very few examples found in 


the Village. These types of windows do not reflect the heritage attributes of the nineteenth century 


building stock which dominates the Village’s cultural heritage character.  


The following window styles are considered inappropriate in design:  
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The following policies will apply: 


 The aperture or window opening must remain as per the original   


 Original windows should be maintained and repaired wherever possible  


 Original wood windows, with any multi-paned divisions, if in need of replacement, should be 


exactly the same in style, dimension, materials and design 


 Windows on a new structure, including additions, must be in keeping with the design and style 


of that structure 


 Tinted glass, or any processed glass treatment which alters a colourless appearance, will not be 


permitted 


 New wood sash windows, including double glazing, are acceptable if they copy the design and 


detail of the original windows with bonded muntins inside and out   


 Artificial muntins such as, but not exclusive to, snap-in or tape simulations are not acceptable 


 Wood constructed windows, faced in metal or vinyl may be considered 


 Window awnings must be compatible with style, design and materials appropriate to the era of 


the structure 


 Bay windows that can be documented will be supported for approval 


 A Heritage Property Permit will be required to replace or repair windows 


           6.3.7   Storm Windows 


Storm windows were traditionally used in the Village and are encouraged to be retained or restored 


where possible and appropriate. Exterior storm windows are an option to be considered in order to 


preserve and protect existing original windows. Although vinyl storm windows may appear to be similar 


in appearance and style to traditional wood storm windows from a distance, they do not have the 


design detail and structural integrity of wood storm windows. The attention to traditional details, 


regardless of the age of the structure, contributes greatly to conservation of the character defining 


elements of the HCD. Heritage Planning staff should be consulted for assistance in having the correct 


design and materials for storm windows. 


The following policies will apply: 
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 Storm windows must be made of wood, and the appropriate size, shape, form and profile 


compatible to the window 


 A Heritage Property Permit will be required to repair, replace or restore storm windows  


 


       6.3.6 Skylights 


Skylights are not compatible with historic building styles and will not be allowed in the front and/or side 


elevations of buildings within the HCD.  


The following policies will apply: 


 The addition of flat skylights will only be supported if the skylight is not visible from the 


streetscape 


 Bubble type skylights will not be permitted  


 A Heritage Property Permit will be required for the repair, replacement or addition of a skylight 


 


6.3.7 Shutters 


Window shutters were common throughout the Village in the nineteenth and early twentieth century.  


Shutters have a function to keep out wind, rain or light.  They were designed to fully close over a 


window, thus each shutter was one half the size of the window. Shutters add character and design 


details to a residential structure and are very much a part of the design vernacular throughout the 


village. The restoration of shutters, based on historic documentation, should ensure they are of the 


correct materials, size, shape, form and materials to properly fit the window and attached at the 


window frame. 


The following policies will apply: 


 Original wood shutters should be maintained and conserved in situ 


 All window shutters must be of wood construction and be of appropriate size, shape and form 


to the structure 
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 The addition of shutters, whether new or the restoration of previous shutters based on 


historical documentation, should be functional in their design and will require a Heritage 


Property Permit 


 


6.3.8 Doors 


Doors, like windows, contribute to the design and style of a building.  There is considerable variety in 


door styles within the Village.  In order to maintain the original character and design of the building, the 


door opening or its proportions will not be altered. Historical photographs of earlier structures may 


display door styles for reference. 


Solid wood doors or wood doors with half crescent windows at the top were the most common 


nineteenth century design for dwellings in Ontario. 


Therefore, the following examples are considered appropriate in design:  


 


                                                                                                        


Vinyl doors with a full glass front panel are a late twentieth century concept found in modern 


subdivision homes. This design is not in keeping with the overall heritage attributes of the Village.  
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Therefore, the following example is considered inappropriate in design: 


                                                        


 


The following policies will apply: 


 The retention and maintenance of original doors will be encouraged 


 A door’s opening, or its aperture, must be retained 


 The replacement of an original door must be compatible in design and material to the 


structure’s design 


 Sliding glass doors which are visible to the street view will not be supported 


 Storms doors visible from the street must be of wood construction 


 A Heritage Property Permit will be required to remove an original door and approve its 


replacement 


 


6.3.10 Architectural detail  


Buildings within the HCD were generally of a simple, modest vernacular design with very little 


architectural detail.  As with most communities there were variations, often related to the socio-


economic status of a property and owner.  An architectural detail can be a small porch over a stoop, 
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railings along stairs, bargeboard or window trims, or any other similar decorative feature. For questions 


about what can be considered a decorative trim, please contact heritage staff.  


When an alteration or restoration of a property involves the removal of an original architectural detail, 


such as exterior window trims, it is important that those details also be restored. The loss of these 


details can detract from the property’s heritage attributes and the overall heritage character of the 


Village. 


Few examples of bargeboard, or what is commonly known as ‘gingerbread’ trim, were used in the 


Village.  Historical documentation must be consulted to support a request to restore a lost architectural 


detail. The addition of an architectural detail, based on a feature thought to have existed is not 


appropriate.  


Lighting on a property should be discrete and not spill onto neighbouring property. Lighting should be 


used for safety reasons only and not for aesthetics. Aesthetic, or accent lighting, is not a traditional 


lighting characteristic. An example of appropriate safety lighting would include motion sensor lights 


which provide temporary lighting for safety and security 


The following polices will apply: 


 Historical documentation must be provided for an application to restore a lost architectural 


detail 


 Lighting in the eaves, such as recessed pot lights will not be supported 


 Aesthetic, or accent flood lights, used to accentuate architectural details, will not be supported 


 All property alterations or restorations which require the removal of an original architectural 


detail, during the restoration process, must be fully restored 


 A Heritage Property Permit will be required for the reconstruction, or addition, of architectural 


features such as a porch, bargeboard or door canopies 


 


 


 







 
 


65 


 


6.3.11 Porches and Verandahs 


Historic photos of the Village indicate that the existence of some porches and verandahs occurred in the 


Village. A porch is a small covering over a doorway while a verandah usually covers an entire wall, 


particularly along the front facade of the main house.  Front façade porches and/or verandahs provided 


an outdoor living space in better weather and an opportunity for social interaction toward the street.  


Traditionally, porches and verandahs were just above grade, supported by wood pillars or columns from 


the floor level to the eaves. The addition of a porch, or a porch restoration, must be based upon 


historical photos or physical evidence of a previous porch on that specific property.  Not all buildings had 


a porch or verandah, nor is it always in keeping with the style and dimensions of a building.  The 


retention and maintenance of original porches is encouraged.   


Wrap around verandahs were not found on traditional mid to late nineteenth century Ontario 


vernacular dwellings. These wrap around verandahs were introduced with the Queen Anne and 


Edwardian styles of which there are very few examples in the Village. Verandah designs of the mid to 


late nineteenth century were placed on the front façade of the dwelling.  


Therefore, the following historic photo from the Village is an example of appropriate verandah design: 


     Lambe Residence, c. 1900 (PAMA) 
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The following polices will apply: 


 The restoration, or proposed addition, of a porch or verandah must be a true restoration of that 


feature based on historic documentation of the subject property and not be a historical 


interpretation 


 The enclosing of existing or new open porches and verandahs will not be permitted 


 The opening of previously closed porches and verandahs will be encouraged 


 Porches, or verandahs, that are incorporated into the structure, as a recessed area covered by 


an overhang, or arcade, will not be supported 


 Supports on raised brick pillars will not be allowed unless appropriate to the age and style of the 


structure 


 Porch or verandah rails and balusters must be of wood construction and finish  


 A Heritage Property Permit will be required for the reconstruction or addition of a porch or 


verandah 


 


6.3.12 Dormers 


Dormers constructed in the nineteenth century were designed to provide more useable space, light and 


air beneath an often shallow roofline.  Historically, the size, shape and form of dormers were relative to 


the window or door aperture they were highlighting. This provides a symmetry and simple cohesiveness 


to the structure’s overall design as found in the Village. Dormers should be proportioned to match the 


size of the windows to minimise an oversized appearance. Within the Village, dormers were traditionally 


small and did not extend above or below the roofline. Therefore, dormers became part of the roof 


profile. 


A gable is different from a dormer in that it is an extension of the wall into the roof structure. Gables are 


usually found on the front or side facades of a structure and are often referred to as gabled ends. 


Appropriate dormers should have a gable end and be built into the roof structure and not break the 


roofline.  
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The following is considered appropriate in style: 


                               


Dormers that break the roof line and shed dormers, like the examples below are not consistent with the 


architectural detailing of mid to late nineteenth century dwellings in Ontario. Shed dormers are typically 


found in the Arts and Crafts time period, of which there are no examples in the Village.  


Therefore, the following are considered inappropriate in style: 


                  


 


The following policies will apply: 


 The introduction of a new dormer must be consistent with the design, style, proportion and 


materials of the structure 







 
 


68 


 


 The introduction of a dormer must be within the existing roof profile so as not to break the 


existing roofline, unless historic photo documentation indicates otherwise  


 In keeping with traditional style, dormers should be placed above existing window or door 


apertures 


 Oversized and large shed dormers are not appropriate and will not be supported  


 A Heritage Property Permit is required to add, remove or reconstruct a dormer or gable 


 


 


6.3.13   Foundations 


Traditional foundations of nineteenth century structures in the Village were of field stone. They were 


usually quite shallow, approximately three feet in depth, which would allow for a small cold cellar, but 


not a full basement.  By the turn of the century, concrete foundations were common and may still be 


found on some older structures in the Village. The maintenance and preserving of a foundation is 


necessary to the structure’s integrity. Original foundations should be retained and maintained where 


possible.  


                     


 These original houses have the ground floor at grade, (photo 2013) 
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The following policies will apply: 


 The parging above ground level of original exterior stone foundations will not be supported 


 The facing of a new or reconstructed foundation with stone must be in keeping with stone 


styles, scale, texture and dimensions traditionally used in the Village 


 The waterproofing of a foundation below grade will require a Heritage Property Permit 


 A Heritage Property Permit is required to replace or repair a foundation 


 


6.3.14 Outbuildings (Garages and Garden Sheds) 


Historically there were a number of outbuildings within the Village and surrounding area.  Outbuildings 


help provide a visual link to the past as do the smaller barn-like structures which have survived in the 


Village from a time when outbuildings served a different purpose than they do today.  These buildings 


were utilitarian in their design and were not built to become a separate living space. Outbuildings today 


function as garages and garden sheds. The replacement of a previous outbuilding to a property must be 


based on historic examples from within the Village and be of a utilitarian design.  


The following policies will apply: 


 Extant, original outbuildings, identified as a heritage attribute in the Property Inventory 


(Appendix A of this HCD Plan) will be maintained in order to conserve the heritage 


attributes of the property 


 The restoration of a lost outbuilding must be based upon historic documentation or 


physical evidence of a previous outbuilding foundation 


 The construction of a new outbuilding will be based on historic examples from within 


the Village 


 Size, scale, height and massing must be smaller than the main structure and in keeping 


with the scale and setting of the property 


 The size, shape and form must resemble a utilitarian building and not look like an 


extension of the main house 


 Outbuildings will be of wood construction with wood siding finish, wood board and 


batten finish, or rough cast stucco finish 
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 Windows to outbuildings will be in character with traditional styles, placement, shapes 


and forms with the framing and sashes constructed of wood 


 Doors to outbuildings, whether pedestrian, sliding or retractable, will be of a traditional 


style 


 A Heritage Property Permit will be required for the repair, removal, replacement or 


addition of an outbuilding if that structure is identified as a heritage attribute in the 


Property Inventory (Appendix A of this HCD Plan) 


6.3.15 Mechanical and Utilities 


Modern day electrical and heating conveniences are common and expected.   


The following policies will apply: 


 Mechanical equipment and related services such as air conditioning units or vents for gas 


fireplaces and furnaces should be kept out of sight from the street view 


 Additional services such as satellite telecommunication devices and the like should be at the 


rear or out of sight from the street view 


6.4 Spatial Relationships – Public Realm 


In terms of spatial relationships, the public realm is defined by the space between the property lines 


from one side of the street to the other side. These include the roadway and boulevards, sidewalks and 


publicly owned lands such as the mailbox gazebo, parks and CVC lands.  


The layout and design of the Village, both from a built and spatial perspective, was a planned concept 


dating back to before the Bristow Survey of 1856. The Village continued to develop around this planned 


low-density concept which took into consideration the natural topography, streams, vegetation and tree 


plantings which pre-existed. This tradition has changed little since 1856 and is perhaps the Village’s most 


significant heritage attribute. It is therefore important to maintain this low density characteristic as 


reflected in the Mississauga Official Plan. Section 9.1.11 states that: “A distinct character for each 


community will be created or enhanced through the road pattern, building massing and height, 







 
 


71 


 


streetscape elements, preservation and incorporation of heritage resources and prominent placement of 


institutions and open spaces.”  


The following policies will apply: 


 The spatial characteristic of small building forms on large lots with generous spacing between 


buildings and the street will be conserved 


 The retention and protection of public open space throughout the HCD will be conserved 


 Large diameter trees on public lands throughout the Village, which provide a consistent green 


canopy by framing the public properties, will be protected 


 Land severances of public lands should not be permitted 


There are three significant public realms in the HCD to be conserved: the public roadway and street 


trees; the CVC lands [including the mill ruin area, mill race and tail race, Meadowvale Conservation Area 


(P-398)]; and Old Ridge Park (P-391), along the south edge of the Village.  Each of these public spaces 


has historical value as well as natural heritage elements and contributes significantly to the cultural 


landscape of the Village and its surroundings.  Municipally owned parkland within the HCD also includes 


Meadowvale Hall (P-042), located on Second Line West and Meadowvale Village Green (P-449), located 


at the intersection of Old Mill Lane and Old Derry Road. The CVC lands and Old Ridge Park (P-391) are 


proposed for addition into the HCD boundary and are, therefore, described in subsections below. 


6.4.1  CVC Lands and Meadowvale Conservation Area 


The Credit Valley Conservation has a mandate to oversee the protection of these lands to ensure the 


natural heritage elements will thrive for generations to come.  The Credit River is the most significant 


natural heritage feature of this area, but it also represents an extensive cultural heritage significance as 


explained in Appendix 1 of this Plan. The Bristow Survey of 1856 included the CVC lands north of the 


Village in the survey. However, these lands were never developed for a number of economic reasons. 


The CVC lands, where the mill ruins and associated extant features exist, are all that remain of the 


Village’s industrial past. These mill ruins remain under the authority of the CVC and will be protected by 


their policies and direction in cooperation with the City’s open space policies and this Plan. 
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Pedestrian trails throughout the CVC lands are encouraged as they provide connecting links to 


Meadowvale Village which hold cultural heritage significance. The existing informal dirt pathways are 


preferred and any additional new pedestrian trails should be constructed in a similar manner of 


appropriate size, scale, form and natural materials.  The need for formalized future trails may be 


required to meet community needs and accessibility. 


It is acknowledged that the CVC facility structure, currently located at 7060 Old Mill Lane, may in the 


future change its use to a residential lot. This would be supported by Heritage Planning staff with the 


understanding that the dwelling be of a size, shape, form and lot set-backs consistent with the 


neighbouring extant building structures reflective of the 1856 Bristow Survey. Retaining and formalising 


the pedestrian walkway into the Conservation Area on this property should also be developed at that 


time.  This lot is not currently zoned or designated in the City’s Official Plan for residential use. 


The following are suggestions for continued use of these lands: 


 These lands must remain publicly accessible, such as pedestrian trails, subject to appropriate 


recreational uses which conserve the natural and cultural heritage resources 


 Pedestrian trails with linkages to the Village will be encouraged and enhanced where possible 


 The addition of new pedestrian trails should reflect the natural pathways already in existence, or 


be constructed in a similar manner of appropriate size, scale, form, alignment and natural 


materials such as stone or wood chip found in conservation areas. 


 A Heritage Property Permit will be required for the addition of new pedestrian trails or for any 


other entry points into the Meadowvale Conservation Area 


 6.4.2 Old Ridge Park 


This nearly eight acre City Park (P-391) was created as a result of the developing plan of subdivision to 


the south of the Village.  Through the development process an open green buffer adjacent to the 


historic village of Meadowvale and protection of the ridge was achieved. 


The significant heritage attribute of the park is its retention of the open green space which has always 


been directly on the south edge of the Village.  This open area, once rural farm land, links the current 
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park with its former agricultural use and its direct relationship to the Village.  Historically the area was 


known as the local tobogganing hill which may continue today under the park use. 


The park consists of an open playing field, an area of asphalt paved parking off Historic Trail and 


children’s play area and structure. The natural ridge to the east is a significant land feature which runs 


continuous through the centre of Meadowvale Village and north along Second Line West. The park also 


contains several plantings of deciduous trees and other vegetation. The natural appearance 


sympathetically retains the rural appearance which has changed little on this site since the land was first 


farmed in 1824. 


The use and amenities of Old Ridge Park will evolve in the future to meet the needs of the community. 


6.4.3 Streetscapes 


A streetscape, as defined by the Mississauga Official Plan states: “means the character of the street, 


including the street right-of-way, adjacent properties between the street right-of-way and building 


faces. Thus, the creation of a streetscape is achieved by the development of both public and private 


lands and may include vegetation, street furniture, street paving, etc.” These elements are a major 


component in what defines the overall heritage character of an HCD. It is, therefore, important to 


maintain the historic pattern of street, lot, and building development in the Village.   


                  


Corner of Old Derry Road and Pond Street, c. 1910 (PAMA)    Same corner in 2012 
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6.4.3.1  Views and Vistas 


The HCD is located within a shallow valley east of the Credit River, with a gentle rise to a ridge on the 


east side of the HCD.  There are views and vistas both to and from the HCD that are valued as part of the 


Village character. 


The pedestrian and vehicle use of roads and pathways within the HCD provide an experience of the 


views and vistas enjoyed by many for the past 200 years.  These views and vistas are to be conserved for 


the enjoyment and historical association they provide. 


The Old Derry Road Bridge over the Credit River provides some of the more spectacular natural 


landscape views and vistas leading into the HCD area. These views help to provide a strong cultural 


heritage link to how Meadowvale Village got its name over 150 years ago. The gentle rolling meadows 


and vales along the Credit River basin are an important cultural heritage attribute to be retained. Future 


riparian plantings along the Credit River should support the natural heritage restoration and be 


complimentary to the cultural heritage attributes of the area. 


         


Old Derry Road at the Credit River Bridge, 2012 The Credit River view from the Old Derry Road Bridge, 


2012 
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The following policies will apply: 


 Views from the bridge over the Credit River must be protected to allow views in all directions of 


the open valley and river 


 Views from Second Line West and Old Derry Road into the former Gooderham Estate property 


(929 Old Derry Road) must be maintained through the open space to the structures 


 Views from the crest of the ridge on Second Line West, north of Barberry Lane, to the north end 


of Second Line West must be conserved to maintain the rural character along the edge of the 


road on both sides 


 Views from the street to the front facades of all buildings in the Village, including the two street 


fronts of all corner lots, must be clear of privacy fencing or hedges which would obstruct the 


significant open views. Providing an integrated and seamless interface between the public to 


private realms is paramount 


                


Second Line west looking north, 2012      View from the Gooderham Estate looking west, 2012 


 


6.4.3.2  Roads  


Roads within the Village (with the exception of Old Derry Road) are narrow with no curbs or sidewalks.  


This is a significant attribute and heritage character element that Village residents wish to see 
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conserved.  It is possible that the completion of sidewalks on Old Derry Road may be considered in the 


future to meet transit accessibility needs where appropriate. 


The following policies will apply: 


 The narrow roadway profiles, with no curbs, are to be conserved 


 The conservation of large diameter trees in the public realm, which provide a canopy over much 


of the Village’s roads, will be encouraged 


 If street trees need to be removed due to damage or poor health, a replacement tree of an 


appropriate native species should be replanted 


               


   Barberry Lane looking east from Old Mill Lane, 2012. 


6.4.3.3  Topography  


The topography of Meadowvale Village has changed very little over the years making it an important 


heritage characteristic that shapes the community. The natural topography on public lands reflects the 


remnant 19th century character of the Village where the roads, buildings and infrastructure was adapted 


to fit the topography rather than being imposed upon it. 


Maintenance and improvement of drainage conditions will be an opportunity where redevelopment 


takes place in the context of heritage conservation.  Opportunities may be explored to implement 


sustainable technologies (e.g. rain gardens, enhanced grass swales, etc.) to assist in managing 


stormwater runoff on public lands in consultation with City staff. 
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In some cases, the restoration of natural heritage features, such as the removal of a paved parking lot 


surface and replaced by naturalised green space, may involve a slight change in topography. This would 


be supported if the change reflects the restoration of a lost natural heritage feature or characteristic. 


The following policy will apply: 


 The natural topography of the public lands within the HCD will be maintained and conserved 


6.4.3.4  Signage  


Signage is a necessary public service to provide guidance, way finding, instruction and to inform. 


Traditionally signage has been used minimally throughout the Village and it is important to retain this 


appearance of minimal signage in order to preserve the heritage character of the area.  Second Line 


West is designated as a signed bike route and Old Derry Road is proposed for a signed bike route in the 


City’s Cycling Master Plan. When required, City staff will prune trees and vegetation to ensure that 


proper and safe sightlines are provided. 


The following policies will apply: 


 Signage within the public realm should be kept to the identification of street names  


 Any future signage regarding city bike routes in the Village, as per the City’s Cycling Master Plan, 


will be appropriate in its design to suit the heritage character of the HCD 


 The number of directional signage and traffic safety signs will be minimal and used where 


appropriate 


 Signage will be appropriately designed to be compatible with the Village character 


 Electronic signage, including digital and LCD panel signage, will not be supported 


 Neighbourhood identification signs indicating that the area is an HCD may be placed at the 


entrances to the Village and be simplistic in its design, form and installation 


 Back-lit signs and third party signs will not be supported 


 A Heritage Property Permit is required for the addition or alteration of all public realm signage 
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6.4.3.5   Street Lighting 


There were no streetlights in the Village until December 31, 1963.  Therefore, there was no publically 


funded lighting within the public realm prior to 1963. The first street lights introduced in the Village 


were a simple cobra design. There is historic photographic documentation indicating the existence of 


private lighting which may have illuminated the public realm on occasion. The evidence of this private 


lighting was found primarily along the commercial core of Old Derry Road.  


To be consistent with the Village’s heritage character, there were improvements made in 2012 to the 


local infrastructure with relation to an upgrade of the electrical/hydro services.  New and improved 


hydro service was completed throughout the Village along with new wooden service poles that were 


sized to complement the Village as well as being placed to avoid the removal of large diameter tree 


growth.  The upgrade included the replacement of the original cobra street lights with a modern 


equivalent. The cobra lamp style is a widely used and accepted usage of lighting. Because of its 


simplicity, this style blends well into the streetscape.  


In 2014, the City will be upgrading the street lighting with a LED light.  This style of fixture is about one 


third the size of a cobra lamp and will provide a more directional light. It produces the same colour 


temperature as natural moon light.  The new lighting fixture will be energy efficient and cost effective. 


The introduction of a style of street lighting thought to be of a heritage character is inappropriate and 


will only draw attention to itself and should be avoided.  


The following policies will apply:  


 Street light illumination should not be excessive by spilling beyond the public right of way 


 The introduction of street lighting in a heritage character style that is not documented from 


historical records will be prohibited 


 A Heritage Property Permit will be required to add or alter street lighting in the public realm 


 


 







 
 


79 


 


6.4.3.6   Parking 


The Village road pattern was conceived and established long before the use of modern transportation 


and therefore did not allow for street parking of vehicles. Street parking detracts from the village 


character and conflicts with the traditional spatial relationships of the streetscape. Therefore, street 


parking should be kept to a minimum. 


Public safety is a concern for all neighbourhoods regardless of heritage character. It is important that 


emergency vehicles responding to calls be provided with ample access down streets and laneways at all 


times. Therefore, it is important that parking of vehicles be restricted to driveways and residents must 


be mindful of the three hour street parking limit which is a current By-law throughout the City of 


Mississauga.  


6.4.4  Structures within the Public Realm 


There are few structures in the public realm which hold significant cultural heritage value to the Village. 


Structures located within the public realm include, but are not restricted to, bridges, utility buildings, the 


Canada Post mailbox gazebo and community facilities such as the Meadowvale Village Hall (P-042). The 


structures listed below in the policies section reflect the public realm structures which hold the most 


cultural heritage significance to the Village. The following policies will apply:  


 The bridge over the Credit River on Old Derry Road is a heritage attribute to the HCD and 


will be conserved in its size, shape, form, materials and design 


 The ruins between Willow Lane and Old Mill Lane will be conserved and interpreted 


 The Canada Post mailbox gazebo should remain in situ and be conserved 


 The Meadowvale Village Hall property will be conserved with the building being retained in 


situ, and the property subject to the policies of this HCD Plan 


 A Heritage Property Permit will be required for any alterations to structures within the 


public realm 
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6.4.5 Trees within the Public Realm 


Trees have been identified as a significant heritage attribute within the Village. The responsibility and 


decisions regarding removal, maintenance and removal of trees is a responsibility of the City.  The 


following policies will apply:  


 


 Should trees need to be removed, due to damage or poor health, a replacement tree of an 


appropriate native species should be replanted 


 Large diameter trees, which provide a canopy over much of the Village’s roads, are to be 
conserved 


 
6.5  Private Realm 


The lotting pattern, created by the Bristow Survey of 1856, has changed very little over the decades. The 


relationship between small buildings on large lots has retained its spatial openness creating a 


neighbourhood that does not conform to the regular lot patterns seen in modern subdivisions 


throughout Mississauga. This combination of the variety of lot sizes with generally smaller structures has 


created a distinct heritage character of open spatial relationships throughout the HCD and must be 


conserved. Land severances of private lands should not be supported. 


The topography of the private realm in Meadowvale Village has changed very little over the years 


making it an important heritage characteristic which has shaped the community. Topography is a 


naturally occurring environmental element which has preceded any development within the Village. It 


crosses properties and by changing the topography on one property, this will affect the special 


relationship of the topography to neighbouring properties. 


Large diameter trees are very much part of the Village character. Over the years, large diameter trees 


have grown throughout the Village. In much of the Village these trees were not a result of organised 


patterned plantings. New landscaping efforts that create organised hedgerows are not appropriate to 


the heritage character of the HCD.  
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The following policies will apply:  


 The spatial relationships within a property and its structures, plus its relationship to 


neighbouring properties, reflects the heritage value of the Village and must be retained  


 The development of a private open landscaped area, which has a history and tradition of 


being undeveloped, will not be supported 


 The topography of a private property must be maintained in order to conserve the heritage 


character of the HCD 


 Large diameter trees and groupings of trees should be conserved 


 The scale and design of landscaping features will be appropriate to the size and scale of the 


property 


 The varied set-backs of properties, which are characteristic to the Village, will be maintained  


 Land severance of private land should not be permitted 


 The alteration of each property’s open areas, as defined by its heritage attributes, will 


require a Heritage Property Permit 


6.5.1 Landscaping 


Meadowvale Village HCD has been fortunate to retain much of its rural character.  Both private property 


and public lands are characterised by minimal landscaping, typical of a small rural village.  


Understanding the evolution of the open, green character of the Village is necessary to conserve its 


heritage attributes.  This character will be maintained.  The open views also promote a safe environment 


at a pedestrian scale where neighbours are more aware of daily activities and appropriate land use.  


The City of Mississauga encourages the use of the Crime Prevention Through Environmental Design’s 


(CPTED) principles and guidelines to promote safe neighbourhoods. Any application going through the 


Site Plan Approval process in Mississauga is subject to a review by the City’s CPTED Committee. 


Please refer to the following website for information about the principles of CPTED: 


http://www.cptedontario.ca/ 



http://www.cptedontario.ca/
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Stone features and elements, such as decorative retaining walls, were not historically found within the 


Village. The Village is located in a river valley made up of silt deposits. Any stone, or other products such 


as concrete, brick, stone veneer, used for landscaping features would have to be introduced. Therefore, 


the introduction of these landscaping materials is not appropriate. 


Arbours, trellises and pergolas may be acceptable if they are at the size, shape, form and materials 


according to the property’s size and heritage characteristics. 


It is the setting of a place that defines its character and how an area is experienced and used.  The 


development of a more urban or formalized topography and vegetation, with undocumented ground 


and built features, will be discouraged.   


The following policies will apply: 


 Lands with a known tradition of being an open area will be retained 


 The spatial relationships on a property and its structures, plus its relationship to 


neighbouring properties, reflects the heritage value of the Village and must be retained 


 Organised plantings designed to create privacy fencing, or to obscure views between the 


public realm and the private realm, will be discouraged as they are not traditional HCD 


heritage characteristics and may cause safety concerns 


 Stone landscaping above grade using materials such as stone, flagstone, brick, concrete or 


veneer products will not be supported 


 Decorative wall features, or retaining walls, will not be supported 


 Arbours, trellises and pergolas must be of the size, shape, form and materials according to 


the property’s size and heritage attributes 


 Changing grade to accommodate landscaping features and elements will not be supported 


 A Heritage Property Permit will be required to alter a property’s topography  
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6.5.2 Planting 


Historically, the Village had modest and minimalist plantings featuring mostly native species. Typically in 


a rural setting, small front gardens lined the house with perennials and vegetable gardens were located 


in the rear yards.  


The planting and green nature of the HCD is one of its heritage characteristics.  Green spaces must be 


retained in their original, unaltered, open form which conserves the property’s original topography. 


Landscaping which is rural in its design and form is preserving the Village character. Therefore the use of 


native species plantings, including trees, will be encouraged.  


Creeping vines, which grow on the façade of a building, can have damaging effects to a structure. Vines 


can loosen mortar on a masonry structure, crack stucco material, lift roofing shingles and warp soffits. In 


addition, vines require water to continue growing and this moisture can lead to the eventual 


deterioration of the building’s structural elements. Therefore, creeping vines are only acceptable if they 


are trained to grow on a trellis and are not physically attached to the building structure. 


Planting beds which have utilised the natural, existing grade are in keeping with the heritage character 


of the Village and will be encouraged. The introduction of landscaping features, such as armour stone, 


decorative retaining walls, and other materials that would alter the grade of the existing planting beds, 


are not appropriate. 


The following policies will apply: 


 Views and vistas from the street are to be kept open and transparent in keeping with the HCD 


character 


 Planting to provide privacy screening, such as a hedge or tree row, on front or side yards visible 


from the public realm is not in keeping with the HCD character and will not be supported 


 Creeping vines are only acceptable if they are trained to grow on a trellis and are not physically 


attached to a building 


 Plantings, which negatively affect a structure’s foundation, will be discouraged 


 If a property has a pre-existing hedge, it must be maintained to a level of no higher than 1.25 


metres as per the existing Bylaw 







 
 


84 


 


 A property owner should maintain, through routine trimming and pruning, any large diameter 


trees which are encroaching upon structures 


6.5.3   Driveways  


Driveways, as we know them today, began to appear in the Village in the 1920s when many residents 


began purchasing motor vehicles. At the time of designation of the HCD in 1980, driveways were a very 


minimalist, gravel-based feature of each individual property. They would have blended into the overall 


property and did not draw attention to itself. Environmentally, permeable surfaces allows rain and snow 


run-off to dissipate away from the property foundations. The prevalence of hard surface driveways and 


parking areas prevents this dissipation, and can allow water to enter the property’s foundation, causing 


structural damage. Therefore, permeable driveways and walks are encouraged as they prevent run-off 


and have a more traditional appearance. Gravel has long been the traditional ground cover for a 


driveway and is in keeping with the heritage characteristics of the HCD. 


The following policies will apply: 


 The use and installation of permeable paving methods will be encouraged 


 Hard surfaces areas should be minimalized in order to reduce run-off. Asphalt pavement or 


poured concrete will be discouraged 


 The style, design, shape and form of pavers will be reviewed by Heritage Planning staff to ensure 


they are compatible with the property and neighbouring properties 


 Driveways should be single car width to minimalized hard surface areas 


 Parking areas should not be extended off the driveway  


 The redesign or introduction of a new driveway will have no impact on existing topography and 


vegetation 


 Driveway entrances will not be gated 


 Circular driveways will not be permitted with the exception of those which exist at the time of 


the passing of these HCD guidelines and by-law 


 A Heritage Property Permit will be required to alter or add a driveway to a property 
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6.5.4   Fences  


Historic documentation indicates that most properties had picket-style fencing.  This type of fence was 


employed for practical purposes to both keep livestock in a defined space and to keep animals from 


entering a space.  Over the years most fences have been removed to create what today is an open and 


transparent view from the street to the front facades of buildings. Privacy fences on the front and side 


yards are not in keeping with the Village character as they have the potential to block views and create a 


loss of visual transparency between the public and private realms. 


         


Pond Street c. 1910 (PAMA)          Old Derry Road c. 1910 (PAMA) 


The following policies will apply: 


 Privacy fencing which is hidden from the street view, and does not interfere with the views of 


the property from the public realm, will be supported  


 Traditional wood fencing, based on historical documentation which validates the traditional 


materials and style used, will be supported 


 Materials other than wood fencing will not be approved 


 A Heritage Property Permit will be required to erect a fence  
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6.5.5   Pools and Water Features 


Swimming pools and other water features, such as ponds and water fountains, have grown in popularity 


since the mid twentieth century. The placement of a swimming pool should be placed so that it has no 


impact on the topography, large diameter trees and any other natural feature on the property.  The 


installation of a swimming pool, or any other water feature, should be reversible. Prior to altering the 


property the owner must consult with Heritage Planning staff. 


The following policies will apply: 


 The surround of a swimming pool, pond, or fountain with associated landscaping features, must 


be at grade level 


 If the topography of the existing landscape can accommodate the addition of a below ground 


swimming pool, or other water feature, the application will be supported 


 Re-grading, or changes to the existing topography to accommodate the installation of a 


swimming pool, or other water feature as noted above, will not be supported 


 A Heritage Property Permit will be required to add a swimming pool, or any other water feature, 


prior to ground disturbance or alteration of the property 


6.5.6  Topography 


The Village developed from the early nineteenth century by adapting to and using the natural 


topography.  Today’s development is often imposed on a topography which makes the Village setting 


distinct in Mississauga. The existing topography of the Village is a significant heritage attribute. These 


include natural slopes, varied grading and water courses. These are all part of the Village character that 


are to be conserved on private property.  


Maintenance and improvement of drainage conditions will be an opportunity where redevelopment 


takes place in the context of heritage conservation. Opportunities may be explored to implement 


sustainable technologies (e.g. rain gardens, enhanced grass swales, etc.) to assist in managing storm 


water runoff on private lands. 
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The following policies will apply: 


 The natural topography on private property within the HCD will be maintained and conserved  


 The alteration of a private property’s topography will not be supported 


6.6 Activities/Alterations Exempt from Review 


A property may from time to time require basic maintenance and repair that may or may not require 


either a heritage permit or building permit.  


Section 41.1 (5e) of The Ontario Heritage Act requires that a municipality list items not requiring a 


permit as referenced below: 


“a description of the alterations or classes of alterations that are minor in nature and that the owner of 
property in the heritage conservation district may carry out or permit to be carried out on any part of the 
property, other than the interior of any structure or building on the property, without obtaining a permit 
under section 42. 2005, c. 6, s. 31.” 


  


Therefore, the following minor alterations will not require a Heritage Property Permit: 


 Alterations or changes to the interior of a building or structure 


 Minor maintenance or repair of property with like materials and same dimensions 


o Example: Replacing wood facia board with same 


 Painting of wood surfaces or previously painted brick/masonry  


 Re-roofing with same materials 


 Repair or replacement with like materials of eaves troughs and downspouts  


 Changes to a heating or cooling system if the alteration cannot be seen from the street 


 Erection of a small accessory building ten square metres or less 


 Replacement of steps or sidewalks in the same style and materials 


 


It is highly recommended that a property owner contact the City’s Heritage Planning staff prior to any 


alterations to clarify whether a Heritage Property Permit may, or may not, be required. 
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6.7 Additions and New Construction 


Newly developed properties, like all other properties in the Village, will be compatible and contribute to 


the overall Village character. 


There are few opportunities for new development as the Village has reached its maximum built form 


number of lots, respecting the 1856 survey and lotting pattern.  To maintain the Village character, all 


existing structures which have specific and documented heritage attributes relating to the structure are 


to be retained.  An HCD is not meant to freeze an area in time, but allows for appropriate and 


manageable change to maintain its character and heritage attributes.  


6.7.1   Additions 


Additions are usually to the side or rear facades of a building, which is especially important in a heritage 


conservation district where the goal is to conserve the streetscape and sense of place from the public 


realm.  Additions to the front façade will not be supported. Additions can have an impact not only on 


the subject property but also to adjacent properties and therefore must be respectful of existing and 


historic spatial relationships between properties. An addition must also be of the right size, shape and 


form specific to the character of the original structure ensuring that it is smaller in size and is not the 


focal point of the property. An addition must show a distinct transition from the original structure yet be 


sympathetic is its design and materials. Any restoration of lost features and additions will be supported 


provided it is based on historic documentation (for example a porch or verandah). 


A secondary addition onto a first addition will follow the same principles and policies as outlined below. 


The following policies will apply: 


 The restoration of lost features and additions must be based on historic documentation 


 Additions must be in scale and kept to areas away from the main facades 


 Additions must be complementary in design, scale, mass and form, but distinguishable from the 


original building 


 Additions must be equal to or less than the height of the original structure 


 Rooflines on the original structure will not be altered 
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 The redesign of a dormer to a gable will not be supported 


 Additions should allow for the retention of as much of the original structure as possible   


 The design of an addition will not alter the original orientation and must maintain the main 


entrance and all original doors and windows on the front and side facades 


 Additions must be done in a manner that does not destroy original building fabric or is 


irreversible such as the removal of original walls and building materials 


 Corner properties should have an equal proportion of architectural details, such as traditional 


windows and doors, on both street fronting facades 


 A Heritage Property Permit will be required for the construction of an addition 


6.7.2  New Construction 


Developable land in and adjacent to the HCD, has reached its maximum capacity. Therefore, there are 


few opportunities within the Meadowvale Village HCD for brand new construction.  There are currently 


only two vacant lots; 1066 Old Derry Road due to the loss of the structure in a fire in November 2011, 


and a registered building lot located 7061 Pond Street.   Land severances will not be supported through 


the Meadowvale Village HCD Plan as the Village has reached its maximum number of lots if it is to retain 


its heritage character.  There can be exceptions, such as the loss of a structure due to fire or other 


environmental damage, or when a structure is not deemed to be a heritage attribute.   


In general throughout the history of the Village residential styles were modest in size, scale and design.  


The majority of residences were one to one-and-a-half storeys.  As two storey residences were 


uncommon, only the few historic two storey structures will be allowed.  The general character of smaller 


structures on larger lots will be upheld.  New construction must respect the architectural character 


within the Village through modern interpretation. However, new construction must not mimic any 


historic architectural style as to make it undistinguishable from older structures in the HCD.   


In terms of building materials, brick was not common in Meadowvale and stone was not used as building 


materials except in foundations. Therefore, wood siding or rough cast stucco finishes, utilising 


traditional methods of application, will be supported. 
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Verandahs and porches were common in the Village. Historical evidence from the Village shows that 


most verandahs did not extend past the front façade. Therefore, verandahs extending past the front 


façade, or wrap-arounds, will not be supported. 


Context and regard for neighbouring properties will be important considerations with a goal to retain 


spatial relationships and a sense of open space between structures and neighbouring property. 


Maintenance and improvement of drainage conditions will be an opportunity where redevelopment 


takes place in the context of heritage conservation. Opportunities may be explored to implement 


sustainable technologies (e.g. rain gardens, enhanced grass swales, etc.) to assist in managing storm 


water runoff on private lands. 


Windows will be kept to no more than 20% of a wall to reflect the historic ratio of window to wall. 


Windows must also be constructed of wood in keeping with the heritage attributes of the Village. The 


windows must be consistent with the design and style of the structure. 


A flat roof is not a traditional style or design found in the Village. Therefore, flat roofs will not be 


supported. A roof angle of 15 degrees or less is considered flat in accordance with the City of 


Mississauga’s Zoning By-law. Building heights in Meadowvale Village have also been established in the 


Zoning By-law. 


The following policies will apply to new construction: 


 A maximum height of 7 metres, and must be no more than 1 ½ storeys  


 A maximum square footage for a residential structure –NOTE: the square footage is to be 


determined before the HCD Plan is finalized 


 Subject to all zoning regulations for the HCD 


 Style, massing, form, and materials will be subject to the historic pattern of construction 


throughout the Village  


 Exterior cladding will be rough cast stucco or wood siding, utilising traditional methods of 


application, will be supported  
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 New construction will be sited on the lot to retain spatial relationships and a sense of open 


space between structures and neighbouring property 


 Residential structures must be oriented to the street in a traditional manner 


 Existing topography, natural drainage, mature vegetation and large diameter trees will be 


conserved 


 Windows will be consistent with the design and style of the structure 


 Windows will be constructed of wood 


 Windows may be double pane with muntin dividers  


 Shutters will be of wood construction and be functional in their design 


 The set back from the street will be a median of neighbouring properties 


 New construction will be reflective of the Village’s simplicity of style, yet will not be a 


reproduction of an earlier architectural style  


 Existing natural heritage elements and vegetation should be minimally impacted with a goal 


towards conservation 


 The topography should not be altered 


 New built garages, or garage replacements, must be fully detached and set-back from the front 


façade 


 Garages will be built in a style that reflects the simplicity and utilitarian use of a secondary 


outbuilding 


 Wrap around verandahs will not be supported 


 Flat roofs will not be permitted, as per the Zoning By-law 


 In keeping with Village tradition, foundations should not extend above grade level as much as 


possible 


 All policies in section 6.3Alterations to property and extant structures of this HCD Plan will apply 


 A Heritage Property Permit will be required for all new construction  


6.8    Adjacent Property to the HCD 


Property immediately adjacent to the HCD will be subject to careful review to ensure its compatibility 


with the HCD and avoid any possible negative impacts from development. 
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The Provincial Policy Statement provides: 


Policy 2.6.3 states that “Development and site alteration may be permitted on adjacent lands to 


protected heritage property where the proposed development and site alteration has been evaluated 


and it has been demonstrated that the heritage attributes of the protected heritage property will be 


conserved”. 


A heritage impact assessment, heritage conservation management plan and/or an archaeological 


assessment may be required. 
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7.     Recommendations 


The following items are not policies or guidelines but may add to the future development and 


appreciation of Meadowvale Village as a heritage conservation district. 


7.1  Conservation of the Mill Ruins 


The history and development of Meadowvale is largely defined by the saw and grist mills that once 


existed in this small rural village.  The mill ruins which exist today have been researched and identified.  


In order to maintain the ruins it is necessary to conserve and stabilize these important cultural heritage 


resources.  A plan is required to conserve the mill ruins and ensure the long term stabilization of the 


features, along with a term of reference to record, plan and implement this conservation plan, plus 


monitor the site.  This conservation and stabilization project is an opportunity for the CVC, Parks and 


Forestry and Heritage Planning to partner in order to maintain and preserve this important cultural 


heritage resource. 


  7.2 Interpretive Opportunities 


A program to introduce interpretive signage and other methods of historic interpretation throughout 


the Village is recommended in order to convey the rich history of the HCD area.  Interpretive materials 


will be in keeping with the character of the Village in their design, scale and materials.  A maintenance 


and review program will be established to care for the interpretive resources. 


The mill ruins located on the CVC lands are an excellent example of a remnant from the past which could 


tell a significant story about the history and development of the Village.  There are many interpretive 


opportunities associated with the mill ruins including stabilization of the ruins, interpretive panels with a 


history of the site and historical photos and relevant public art.  Other areas of the Village may also be 


appropriate for interpretation and therefore these opportunities should be explored. 


Preliminary research has found that the number of stacked plank constructed buildings within 


Meadowvale Village HCD may be the highest concentration of this construction type in Ontario. There 


may be provincial significance to this possible fact in that it not only provides a distinct building type but 
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also reflects the industrial development of the Village.  Further research will be required as to the truly 


distinct nature of the stacked plank construction frequency and typology. 


Limited research has been done on the artist that lived and worked in Meadowvale at the turn of the 


twentieth century. (See Appendix B)  Further research and interpretive opportunities that would explore 


this interesting time in the Village’s history could provide another cultural layer of history. 


It is recommended that the painting entitled, “Indians on the Credit”, by former Meadowvale Village 


resident Frederick Haines, which currently hangs in the Mississauga Civic Centre, be copied and placed 


above the blackboard in the Meadowvale Village Hall where it originated.  The return of this art piece 


would be a reminder and acknowledgment of Haines’ life in the Village and his extensive career as an 


artist and educator. 


    7.3   Meadowvale Village HCD Review Committee 


Through several discussions with other municipalities, as well as with some residents of Meadowvale 


Village, there a number of recommendations which address the streamlining of the heritage permit 


application process for the Meadowvale Village HCD Review Committee. These recommendations will 


address the issues of transparency of the Committee as well as give guidance for documenting their 


review process and scheduling meetings on a regular and consistent basis. These include: 


 Hold scheduled, monthly meetings on the same day per month at the Meadowvale Community 


Hall, coordinated with the meeting schedule of the Heritage Advisory Committee 


 Appoint a minute taker, through the City of Mississauga’s Clerk Office, to record the meeting’s 


proceedings 


 


7.4  Old Derry Road Study 


At a community meeting held on March 7, 2013, there was an expression of interest from the residents 


in attendance for the City to undertake a community revitalization review of Old Derry Road.  The once 


thriving commercial core of the Village has been lost for many years.  A study to revitalize the 


commercial core with the potential to attract small businesses, a pedestrian friendly scale, and 


improved parking and landscaping features is recommended. 
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7.5 Street Parking 


HCD residents have expressed street parking as an ongoing concern and long term need. Consideration 


should be given to street parking being restricted to the side of the street which contains the least 


number of driveways in order to maximise parking availability. Maintaining parking on one side also 


alleviates the concern about access for emergency vehicles throughout the HCD 


7.6  HCD Plan Review 


The Ministry of Culture, Tourism and Sport recommends that a heritage conservation district plan be 


reviewed and revised every five years in order to keep the document current and relevant to the 


community’s needs.  The review may also consider the potential to revisit additions to the boundary of 


the HCD, such as to include neighbouring heritage resources such as the Humphries lands located at 


1200 and 1220 Old Derry Road. 
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Glossary of Terms  


The definition of terms used in this document correspond and share the same meaning as those in the 


original source. 


A) The following terms are defined in the Ontario Heritage Act: 


Alter: means to change in any manner and includes to restore, renovate, repair or disturb and 


“alteration” has a corresponding meaning; (“transformer”, “transformation”) 


Building Permit: means a building permit issued under section 8 of the Building Code Act, 1992; 


Heritage Attributes: means, in relation to real property, and to the buildings and structures on the real 


property, the attributes of the property, buildings and structures that contribute to their cultural 


heritage value or interest 


Owner:  means the person registered on title in the proper land registry office as owner 


Property: means real property and includes all buildings and structures thereon.  


B) The following are defined in the City of Mississauga Official Plan: 


Heritage Impact Statement:  means a statement that will identify all heritage resources of a property; 
describe and evaluate their heritage significance; and, evaluate their sensitivity to a proposed 
development, use or re-use, including, where possible, measures to mitigate deleterious consequences. 


Heritage Easement:  means a legal agreement between the property owner and the City or the property 
owner and the Ontario Heritage Trust whereby a set of regulations regarding the heritage conservation 
of the property are established in perpetuity. 


Streetscape:  means the character of the street, including the street right-of-way, adjacent properties 
between the street right-of-way and building faces. Thus, the creation of a streetscape is achieved by 
the development of both public and private lands and may include planting, furniture, paving, etc. 
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Watercourse:  means an identifiable depression in the ground in which water flows regularly or 
continuously. 


Floor Space Index (FSI):  means the ratio of the gross floor area of all buildings on a site to the net 


developable area of that site. The gross floor area calculated for purposes of Floor Space Index (FSI) is 


generally measured from the exterior of outside walls, but does not generally include mechanical areas, 


stairwells, washrooms, elevators, storage, and parking or other items as defined in specific Zoning By-


laws. 


C) The following terms are defined in the  Parks Canada: Standards and Guidelines for the 


Conservation of Historic Places in Canada   


Conservation:  All actions or processes that are aimed at safeguarding the character defining elements 
of a cultural resource so as to retain its heritage value and extend its physical life. This may involve 
“Preservation,” “Rehabilitation,” “Restoration,” or a combination of these actions or processes. 
 
Cultural Heritage Value: An area or place that is of historic, architectural, archaeological, spiritual or 
other cultural significance. 
 
Cultural Heritage Landscape:  Any geographical area that has been modified, influenced, or given 
special cultural meaning by people. Designed cultural landscapes were intentionally created by human 
beings; Organically evolved cultural landscapes developed in response to social, economic, 
administrative or religious forces interacting with the natural environment. They fall into two sub-
categories: Relict landscapes in which an evolutionary process came to an end. Its significant 
distinguishing features are, however, still visible in material form. Continuing landscapes in which the 
evolutionary process is still in progress. 
They exhibit significant material evidence of their evolution over time. Associative cultural landscapes 
are distinguished by the power of their spiritual, artistic or cultural associations, rather than their 
surviving material evidence. 
 
In situ:  This term means ‘in place’ and as used in this document, it refers to the action of protecting, 
maintaining and/or stabilizing the existing materials in the location where they were found. 
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Heritage value:  The aesthetic, historic, scientific, cultural, social or spiritual importance or significance 
for past, present or future generations. The heritage value of an historic place is embodied in its 
character-defining materials, forms, location, spatial configurations, uses and cultural associations or 
meanings. 
 
Maintenance:  Routine, cyclical, non-destructive actions necessary to slow the 
deterioration of an historic place. It entails periodic inspection; routine, cyclical, non-destructive 
cleaning; minor repair and refinishing operations; replacement of damaged or deteriorated materials 
that are impractical to save. 
 
Rehabilitation:  The action or process of making possible a continuing or compatible contemporary use 
of a historic place or an individual component, while protecting its heritage value. 
 
Restoration:  The action or process of accurately revealing, recovering or representing the state of a 
historic place or of an individual component, as it appeared at a particular period in its history, while 
protecting its heritage value.   
 
Preservation:  The action or process of protecting, maintaining, and/or stabilizing 
the existing materials, form, and integrity of a historic place or of an individual component, 
while protecting its heritage value. 


Pergola:  An arbor or a passageway of columns supporting a roof of trelliswork on which climbing plants 
are trained to grow. 
 
Sustainability:  A group of objectives (economic, social and environmental) that must be coordinated 
and addressed to ensure the long term viability of communities and the planet. 
 
Vegetation: Refers to trees, shrubs, herbaceous plants, grasses, vines, aquatic and wetland plants, and 
other living plant material 
 
Vernacular:  Indigenous, made locally by inhabitants; made using local materials and traditional 
methods of construction and ornament; specific to a region or location. 
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Ontario Ministry of Culture, Tourism and Sport 
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Appendix A – Meadowvale Village HCD: Property Inventory 


 


Please visit the Heritage Conservation Districts section of the Heritage Planning website at 


www.mississauga.ca/heritageplanning to access the Property Inventory 
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Appendix B – Cultural Heritage Assessment of Meadowvale Village and Area 


Please visit the Heritage Conservation Districts section of the Heritage Planning website at 


www.mississauga.ca/heritageplanning to access the Cultural Heritage Assessment of Meadowvale 


Village and Area 



http://www.mississauga.ca/heritageplanning
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INTRODUCTION 


The Meadowvale Village Heritage Conservation District (HCD) Plan Review List of Properties 
has been compiled as a background document for fifty seven residential properties and four 
properties under public ownership within the Meadowvale HCD.  The historical background and 
related research was not completed prior to the 1980 heritage designation and is therefore 
provided here under the comprehensive review of the HCD Plan. 


For each property within the HCD the following information has been provided: 


 Municipal address – number and name of street 


 Date of construction – date the building was constructed if known 


 Historical background – history of the property and building 


 Description – current description of the property, including buildings and context 


 Heritage attributes – the heritage elements of the property 


 Statement of significance – statement as to how the property contributes to the HCD 


The photographs at the top of the first page of each listing were taken by City Heritage staff in 
May, 2012.  All photos are attributed to their source. If a source is not given, it is the property of 
the City of Mississauga. 


The photograph credit “PAMA” is the abbreviation for: Peel Art Gallery Museums & Archives. 


In addition to information provided in this report, the City has compiled and filed the Land 
Registry documentation for each property.  These records can be access at the Peel Land 
Registry Office in Brampton, Ontario. 


There are references to the Bristow Survey of 1856.  An image of the survey has been provided 
in this introduction, along with a map of the current HCD providing street names and municipal 
addresses. 


A LIVING HISTORY DOCUMENT 


As with any other document based on historical research and analysis, this report should not be 
considered a “completed heritage” document. Rather, it should be considered as a “living 
heritage” document which will continue to grow and expand into a deeper understanding of the 
Village as new stories and information are uncovered in the future.  


According to the UNESCO 2003 Convention for the Safeguarding of the Intangible Cultural 
Heritage, the intangible cultural heritage, or living heritage, is the mainspring of humanity's 
cultural heritage and diversity. It is defined by the following statement: 
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“Intangible Cultural Heritage means the practices, representations, expressions, knowledge, 
skills – as well as the instruments, objects, artifacts and cultural spaces associated therewith – 
that communities, groups and, in some cases, individuals recognize as part of their cultural 
heritage. This intangible cultural heritage, transmitted from generation to generation, is 
constantly recreated by communities and groups in response to their environment, their 
interaction with nature and their history, and provides them with a sense of identity and 
continuity, thus promoting respect for cultural diversity and human creativity.” 


Continued research will provide new trends in understanding how the development of 
Meadowvale contributed to the development of the City of Mississauga as a whole. Future 
insights, which may be uncovered in the future, will also permit the development of new 
planning initiatives that will drive forward the protection and conservation of identified cultural 
heritage attributes that have gone previously unnoticed or are at risk throughout the City of 
Mississauga. By doing so, Mississauga will be able to manage its cultural heritage features and 
heritage conservation districts well into the twenty-first century and beyond. 
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STATEMENT OF CULTURAL HERITAGE VALUE OR INTEREST 


The Meadowvale Village Heritage Conservation District is characterized and defined by its 
inherent heritage value, size, shape, and form adjacent to the Credit River at the intersection of 
two roadways, Old Derry Road and Second Line West.  The relationship of the historic village to 
the Credit River has not altered since its founding in the early nineteenth century. The village 
plan with lotting and road pattern has been retained since the 1856 Bristow Survey.  The grid 
road pattern, aligning with the early established concession road and the inter-relationship of the 
lotting pattern as it relates to the topography, the river valley and ridge, is distinct within 
Mississauga. The village is situated in the low river valley, bordered to the south and east by a 
shallow ridge that establishes the table lands above the floodplain.  The location of the Village, 
adjacent to the Credit River, illustrates the dependency of the early settlers on the river for its 
resources of water, travel and natural open space of a meadow and vale.  These same 
conditions are not found elsewhere in Mississauga.  Native populations, prior to pre-contact with 
European settlement, inhabited the area for over 10,000 years.  The village’s property plan, 
street pattern and physical layout have changed very little, although the once rural village is now 
within an urban context of the larger City of Mississauga.   


The original Meadowvale Village Heritage Conservation District Plan from 1980 is under review.  
This comprehensive review proposes a boundary study area enlarged from the original 1980 
HCD Plan to include the Meadowvale Conservation Park to the west and Old Ridge Park to the 
south, both of which are significant to the development of the village.  Entry points to the Village 
from all directions will also be considered in this review to ensure that the transition to the 
historic village is conserved. 


The Meadowvale Village HCD has maintained a pedestrian friendly scale, with the exception of 
Old Derry Road, whereby streets have a rural community lane-like appearance with soft 
shoulders, mature street trees, varied building set-backs and consistency of building size. What 
was once a commercial core, along Old Derry Road supporting a mill-based village has now 
become mostly residential with a few reminiscent commercial buildings, creating a quieter 
version of an earlier era. The narrow side streets retain an open character with views and vistas 
both to and from residential properties, void of privacy fencing, united by large open yards of 
green space and mature trees.  In general, there are modest design and scale homes set on 
larger lots within a soft naturalized landscape.  Historic photographs indicate that much of the 
vegetation in the area was cleared in the mid to late nineteenth century. The Village and 
immediate area were farmed for both wood products (sawmill production) and mixed agrarian 
farming.  Today’s public lands have become naturalized with a good deal of random mature tree 
growth of both native and invasive species. Private, residential lots also retain many mature 
trees and open space that provide a generous spacing around buildings and frame residential 
lots.  The character of the Village is defined by the narrow roads, mature trees, open space and 
lack of density in building form. Some of the traditional late nineteenth century landscaping, 
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including simple picket fences have begun to be reintroduced. The variety of lot size, changed 
very little since the mid nineteenth century, and generally smaller structures on large lots has 
been protected and conserved by the Village’s heritage conservation district status since 1980.  
Low volume lot coverage and retention of mature trees are significant characteristics to be 
conserved. The positioning of varied modest size structures on the lot, which vary throughout 
the Village, is a characteristic of this rural community development over time as opposed to a 
more urban, standardized and conventional setback.  The varied setbacks, providing wide-
ranging open space and streetscapes, are an important aspect of the Village character.  


 


Archaeological resources are a significant element of the cultural heritage resources within and 
around the village.  There is a high potential for pre-contact archaeological resources and 
known historical resources within the village.  The extant mill ruins, mill race and tail race, 
remnant mill pond, and other archaeological references, are to be conserved. 


Entry points into the village from the west and north have maintained a rural character.  To the 
west there are farmlands on the south side of Old Derry Road, open green space to the north, 
the metal c. 1948 Pratt (Parker, “camelback”) truss design bridge over the Credit River, all 
contributing to the agricultural past that surrounded the village for over a century.  To the north, 
along Second Line West, the west side of the road retains a natural environment, reminiscent of 
the rural past, conserved within the Meadowvale Conservation Area.  The late subdivision 
homes, of differing scale and form on the east side of Second Line West are mostly positioned 
high on the table lands above, retaining a naturalized road right-of-way at the street level, 
enhancing the former rural character. 
 
DESCRIPTION OF HERITAGE ATTRIBUTES 


 a significant location,  adjacent to the Credit River, in a cultural heritage landscape of  
integrated  natural and cultural heritage elements within the river’s low floodplain to the 
gentle sloping ridge 


 an ecological feature and tradition of a floodplain meadow on the Credit River that has 
existed for hundreds of years 


 a land pattern that retains the layout and plan of generous  lots and pedestrian oriented 
and narrow  roadways since the 1856 Bristow Survey spatial organization of narrow soft 
landscaped streets with no shoulder, mature trees in a random pattern and a visual 
relationship that blends from public to private space among front and side yards void of 
privacy fencing 


 long term tradition of rural village-like streetscapes, without curbs  with no formalized 
parking, sidewalks (except on Old Derry Road), modest  signage and limited modest 
lighting 
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 a consistency of building types, modest in architectural detail, vernacular style and size, 
reflecting the nineteenth century development of a milling village 


 later 20th residential styles that are compatible with the district character from a scale, 
materiality and massing perspective; 


 a common use of stacked plank construction with exterior stucco finish or wood siding, 
one-and-a-half storeys and limited use of brick 


 structures of compatible size, shape, form and style, many of which are modest historical 
residences, contribute to the overall character of the village 


 visual identity of rural character roadway entry points to the village from the west on Old 
Derry Road and from the north along Second Line West, and the open green space of 
Old Ridge Park to the south 


 individual properties of particular character and significance are identified in “The 
Meadowvale Village Heritage Conservation District Plan Review List of Properties”. 


 archaeological resources, including, but not limited to, the extant mill ruins, mill race and 
tail race at Willow Lane and Old Derry Road and remnant mill pond 
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Bristow Survey, 1856  
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Address:    1032 Barberry Lane 
 


Date of Construction:  c. 1945 
 


Historical Background: This property sits on land once owned by Francis Silverthorn, 
which was passed down to Matthew Laidlaw, the builder of the 
Commercial Hotel on Old Derry Road. The 1856 Bristow Survey 
shows a structure existed on this property in the same location as 
the present house. Perhaps this current house was built upon the 
original footprint of the previous structure. However, it is possible 
that this is the original house which, at some time in its past, has 
been raised up on cement blocks to create a full basement/cellar 
and then clad in aluminum siding. The size, shape and form of this 
dwelling is consistent with dwellings of the mid to late 19th century. 


 The present owner has resided here since 1961. 


Description: A very modest one storey structure with a shallow set-back from 
Barberry Lane on a very large lot.  The small scale of this house is 
enhanced by the generous open space on three sides, with an 
extensive east side yard over to Pond Street.  The large open 
yard, with no fencing, along Pond Street provides an historic open 
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space and green area within the centre of the Village.  Although 
this is private property this open space has a long tradition within 
the Village and greatly contributes to its character. The house is 
raised about one metre above grade on a concrete block 
foundation.  The house has aluminum siding and simple one-over-
one windows and a hip roof. 


Heritage Attributes: 


 The modest size, shape, form and style of the house  


 The location of the structure on the lot in relation to the setbacks in all directions  


 The large open yard creating a green open space in the centre of the Village at the 
intersection of Pond Street and Barberry Lane 


Statement of Significance: 


The property at 1032 Barberry Lane is significant for its scale, size, shape and form, traditional 
to the character of the Village in the mid to late 19th century.  The context of this property is 
significant with the building having a shallow setback to Barberry Lane and significant open 
green space to the west, rear and from the house to Pond Street. 
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Address:    1033 Barberry Lane   
 


Date of Construction:  1832 (Richmond Hill, ON 


 


Historical Background: This is the most well-travelled house in Meadowvale Village and is 
one of the oldest. In 1832, this farmhouse, known as the Atkinson-
Nelson House, was constructed by pioneer farmer Edward 
Atkinson in Markham Township, which is now in the municipality 
of Richmond Hill. Atkinson was born in England in 1800 and came 
to Canada in approximately 1829. He bought 200 acres from 
Christopher Steckley for £187.10 in February 1832. The house 
could have been built as early as the summer of 1832. In 1833, 
Atkinson married Ann (maiden name unknown) who also was born 
in England in 1812. It is quite feasible that the house was ready by 
1833 for them to take up residence. 


 The Atkinsons did not have heirs. However, the 1851 census for 
Canada West showed that a widow and young male also lived at 
the residence. It is possible that these residents may have been 
farm hands or relatives of Edward Atkinson. Edward passed away 
in 1867 and Ann Atkinson sold off parcels of the farmland for $1 in 
1884 to Matthew Teesley in trust for Joseph and John Atkinson. It 
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is commonly believed that John Atkinson was Edward’s younger 
brother. John had a daughter Sarah, who married Simon Nelson. 
Upon Ann Atkinson’s death, the Nelsons took over the farm. The 
property was sold in 1986 for future development of the land. The 
house had not been lived in for over a decade and had fallen into 
severe disrepair.  


In 1995, 1033 Barberry Lane changed ownership. The property at 
that time included a 1950s wood frame bungalow. This bungalow 
was demolished to make way for the relocation of the Atkinson 
house from Richmond Hill in 1998.  The Atkinson farmhouse was 
dismantled with every single piece being numbered then moved 
by Tradition Incorporated, a company specialising in historic 
house relocations. The dismantling took a total of six weeks and 
the reassembly took eight weeks. The interior detailing includes 
the original flooring, doors, crown moulding and door trims, 
including all the hardware. There is also evidence in the basement 
of an open cooking hearth.  


Description: A post and beam timber framed one-and-a-half storey 
Neoclassical farmhouse structure with a stucco exterior and gable 
ends.  The house is placed on a solid concrete foundation with a 
stone facing at grade level.  The roofline has gable ends with 
cornice returns. The front open porch, supported by four simple 
chamfered posts and has a gentle bell cast curve.  The front 
entrance, with detailed wood framing, (has sidelights of four panes 
each, on either side of the doorway), and a transom above.  The 
porch and house roof are wood shingle.  The wood windows are 
twelve over eight divided panes.  There are Rumford fireplaces at 
either end of the house with internal red brick chimneys. 


Heritage Attributes: 


 The property is associated with the Silverthorn family and its history as an open green 
space throughout the 19th century to the mid twentieth century 


 The form, shape, size and style of the structure typical of the 1830 period. 


 The exterior stucco finish and wood shingles 


 The window pattern and detailing of features on the home 
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Statement of Significance: 


The property at 1033 Barberry Lane does not have an historic association with Meadowvale 
Village as it was relocated in 1998 from Richmond Hill, Ontario, but its size, shape, form, 
materials and detailed features are compatible with the character of the Village HCD.  The 
context of this property with its shallow setback from Barberry Lane and generous yard of open 
green space contribute to the Village character. 
 
 
 


 


 


 


 


 


 


 


 


 


 


 


 


 


1033 Barberry Lane – this mid-20th century bungalow was demolished n 1998 to allow for the 
existing Atkinson-Nelson House which was relocated from Richmond Hill to this site. 
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Address:  1045 Barberry Lane    
 


Date of Construction:  1992 


 


Historical Background: The house was built in 1992 replacing a small one storey structure 
believed to have been built circa 1950. 


 This property formed part of the original “three corners” open 
green space which included the properties of 1033 Barberry Lane 
and 7067 Old Mill Lane. This triangle of land had been set aside, it 
is believed, by Francis Silverthorn to be a village green where 
children could play and families enjoy Sunday picnics and other 
social get-togethers. This piece of land had remained green space 
until the 1940s, when development happened for the first time. 


Description: A one-and-a-half storey frame residential structure finished in 
vertical wood siding.  The house has a steep pitched roof with 
three dormers on the front façade.  A double garage is 
incorporated into the building with entrance off to the north façade.  
This is a corner lot, but heavily treed so that the house is only 
partially visible from the either Old Mill Lane or Barberry Lane. 







 
 


 
16 


 


City of Mississauga – Culture Division, Community Services  
 


Heritage Attributes: 


 The property is associated with the Silverthorn family and its history as an open green 
space throughout the 19th century to the mid twentieth century 


 The vertical wood siding and wood shingles are compatible to the HCD character 


Statement of Significance: 


The structure at 1045 Barberry Lane does not have an historic association with the Village HCD 
but is compatible in its overall size and location within the lot and open green space. 
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Address:   Old Ridge Park, 6965 Historic Trail     


Date of Creation:  1997 


Historical Background: The history of this land dates back to the 1824 Crown Grant 


awarded to Evan Richards for the lands on the south side of 


Old Derry Road. Evans farmed some of this land nearest to 


the Credit River until 1837 when John Simpson acquired it. It 


was Simpson who developed the full 200 acres into farm 


land and operated Meadowvale’s first commercially 


successful saw mill further to the west of the park. 


 In 1888, James Jackson acquired this land from Mary 


Graham, who was John Simpson’s daughter. Jackson 


continued to farm the existing land and lived at the property’s 
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main house located at present day 1200 Old Derry Road 


known as the Simpson-Humphries Residence, which is 


designated under Part IV of the Ontario Heritage Act. This 


property is located outside the Meadowvale Village HCD 


boundary. Village legend suggests that it was James 


Jackson who constructed, on this site, the large wood frame 


barn with a rubble stone foundation in about 1890. This barn 


stood in Old Ridge Park along the west side until the late 


1960s. 


 In 1912, James Jackson’s son, Francis, acquired the land 


after his father passed away. Francis Jackson was a 


prominent businessman, local politician and farmer in the 


Meadowvale area.  


 By 1915, Jackson had bought up an additional 150 acres of 


land, which had once been owned by John Simpson, into 


one continuous parcel. This included all lands along Old 


Derry Road from the Simpson-Humphries property up to and 


including lands severed by the Pearsons at 1020 Old Derry 


Road. Francis is also believed to have constructed the 


house at present day 1100 Old Derry Road for his son, 


William, who lived here while farming the land while Francis 


was away tending to his various political activities. Francis 


was also the Land Registry Officer for Meadowvale Village 


from about 1915 until 1930. William became postmaster for 


the Village from 1918-1920 and relocated his residence to 


the Jackson Store and Post Office at 1060 Old Derry Road. 


 In 1927 Florence Jackson, Francis’ daughter, who had 


married local farmer Doug Hunter a few years before, took 


up residence at 1100 Old Derry Road. The Hunters severed 


the property by selling off some of the farm land to the west 
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and keeping the property at 1100 Old Derry Road as their 


main residence. 


 The Hunter’s lived here until 1968 when Ernest Reed 


acquired the property. By 1968, the Hunters had severed off 


much of their lands, but retained the farm land that makes up 


present day Old Ridge Park. An aerial photo, taken in 1963, 


shows the Jackson Farm Barn still in use. However, by 


1976, the aerial photo shows the barn has been removed. It 


is believed in the Village that Ernest Reed had the barn 


removed in about 1970 as he did not farm the land. However 


Reed retained the land and allowed it to become naturalised 


over time. 


 This current City Park (P-391) was created through the 


development of a plan of subdivision in 1993. The residents 


of Meadowvale Village petitioned the City to create a park-


like buffer zone to protect the historic village from urban 


development encroachments. This park was the result of this 


petition. Because of this park’s long historic association with 


the Village, residents wanted to retain some open, green 


public space. However, the residents felt the most important 


feature to be retained was the ridge because it symbolised 


the natural topography which influenced how and where the 


survey lots and nineteenth century dwellings were 


developed. The naturalised park was acquired by the City of 


Mississauga in 1997. This nearly eight acre park is all that 


remains of Meadowvale Village’s meadow to the south, 


nestled below the ridge. 


 Along the ridge on the east side of the park, there are some 


visible foundations and remnant structures. It is quite 


possible that these structures may have a direct connection 
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to the nineteenth century businesses that existed along Old 


Derry Road. The remnants are immediately to the south of 


the property at 1056 Old Derry Road, located within the park 


property. A careful archaeological study should be 


undertaken should any development work, including the 


planting of trees, be required in the future at this particular 


location within the park. 


Description: This current City Park (P-391) was created through the 


development of a plan of subdivision which commenced in 


1993. The park consists of an open playing field, asphalt 


paved parking lot off Historic Trail and a children’s play area 


with structure. The natural ridge to the east is a significant 


land feature which runs through the centre of Meadowvale 


Village and north along Second Line West. The park also 


contains several plantings of deciduous trees and other 


vegetation. The natural appearance sympathetically retains 


the rural appearance which has changed little on this site 


since the land was first farmed in 1824. 


 Old Ridge Park is characterised by its openness which 


references the once rural character by allowing for views and 


vistas of the ridge from any location within the park. This is 


an active park, which serves the recreational needs of the 


residents of Meadowvale Village and surrounding area. This 


park area has always been an open space, whether as 


agricultural land or as an active park, and is important to the 


heritage character and identity of Meadowvale Village. As 


the community grows and evolves over time, the recreational 


uses of the park may also change and evolve to meet the 


community needs.  


Heritage Attributes:  
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 The historic associations with the Simpson and Jackson families   


 The historic association and tradition of the ridge being as a natural heritage 


feature 


 It’s contextual and cultural heritage attributes as the last remaining parcel of open 


space immediately adjacent to the Meadowvale HCD with a link to an agricultural 


past       


 Its open green park space and natural landscape 


 The visual relationship between the Village core and the open park space to the 


south, including the ridge, which creates a sense of openness and transparent 


views and vistas 


 Its high ridge topography created by the changing course over time of the Credit 


River Valley basin 


 The remnant concrete foundations of two separate structures located at the 


bottom of the ridge behind the property located at 1056 Old Derry Road 


Statement of Significance:  


This open, green park space reflects the development of Meadowvale Village from its 


early 19th century settlement through its development as a milling centre into the quieter 


20th century community of today. The context is significant as it marks the geographical 


formation of the Credit River with the ridge to the east side of the park. Old Ridge Park 


provides views and vistas of the Credit River floodplain retaining its rural character 


which has changed little since the region was first settled by the Loyalists in 1824. The 


visibility of Old Ridge Park from the corner of Old Derry Road and Historic Trail provides 


a transparent view of Meadowvale Village’s main street built form by framing the private 


realm with open views and vistas of the properties along the south side of Old Derry 


Road to the public realm of open views and vistas of the ridge and park lands. The 


context of Old Ridge Park, within the context of the Village, is significant to how the 


Village developed and is a key factor in the unaltered existence of these properties 


along the south side of Old Derry Road. The park provides a continuance of green open 


space and a sense of the rural character which makes Meadowvale Village distinct 


within Mississauga. 
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Old Ridge Park, c.  2003. The ridge remains the most significant heritage attribute and most 


prominent geological feature of the park. 
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Jackson Farmhouse at 1100 Old Derry Road  c. 1925. Note the Jackson barn is visible to the 


left of the photograph. (PAMA) 
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Remnants along the ridge of a concrete foundation (within the red box) 
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This aerial photo shows the Village area as it appeared in 1963. The red square indicates the 


Jackson Farm property barn constructed c. 1890. It was removed c.1970 
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Address:  929 Old Derry Road  
 


Date of Construction:  1870 


 


Historical Background: Charles Horace (Holly) Gooderham commissioned the 
construction of this twenty-one room Italianate red brick mansion 
in 1870 for a cost of $30,000. The architect is unknown. Charles 
was the son of William Gooderham who founded in 1832 the 
Gooderham and Worts distillery dynasty in York (later Toronto) 
with his brother-in-law James Worts. In order to supply the 
necessary grains for the distillery business, William Gooderham 
purchased large plots of land in Peel, Halton and York Regions 
which were farmed. A number of these farms were operated by 
relatives of the Gooderham and Worts families or hired farm 
managers. William Gooderham came to Meadowvale Village in 
about 1860 to farm much of the land in the surrounding area and 
to operate the grist mill, once owned by Francis Silverthorn. 
Gooderham also opened a mercantile store which, at its peak, had 
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twenty employees.  Gooderham was also a major shareholder in 
the Bank of Upper Canada and, as a result, he sponsored several 
mortgages including those owned by Francis Silverthorn, the grist 
mill owner. When Silverthorn went bankrupt in 1860, Gooderham 
foreclosed on the lands Silverthorn still held mortgages on, 
including the grist mill. Gooderham thus found himself a major 
stakeholder in the land ownership of the Meadowvale Village area. 


 William Gooderham needed someone in Meadowvale Village full 
time to look after his newly acquired business interests. He sent 
both his sons James and Holly to Meadowvale in 1865. James 
was the Village postmaster in 1867 before moving on to 
Streetsville to mind his father’s interests there. Holly managed the 
grist mill, hired Joseph Sutcliffe to manage the Gooderham Store 
and oversaw his father’s farming operations around the Village.  


 Holly built the Gooderham Mansion as his home while in 
Meadowvale Village. When William Gooderham died in 1881, 
Holly decided to leave Meadowvale Village to focus on the family’s 
business interest on the Toronto Waterfront. The mansion was 
then sold to Angelique Douglas in 1884 for $4,500.00, a 
substantial loss compared to the cost of construction. When 
Thomas and Mary Graham decided that their home at 1020 Old 
Derry Road no longer fitted their needs, they purchased the 
Gooderham Mansion for $3,600 from Angelique Douglas in 1888. 
The Grahams lived here until they sold it to entrepreneur John 
Watt in 1895 for $2,000. This was the lowest price the Mansion 
had ever sold for. The depreciation of many home values, 
including the former Gooderham Mansion, is a testament to the 
bust years experienced in Meadowvale after the Gooderhams left. 
The boom times were over. However, in terms of the Mansion 
itself, Watt tried to change its appeal and bring it to life again. 


 Soon after purchasing the Mansion in 1895, Watt converted the 
residence into a tourist resort aimed at wealthy Torontonians 
looking for a journey into the country for a weekend respite. Watt 
named his resort Rose Villa and he only had a few successful 
years before business began to wane by 1902. He sold the 
property in 1904 to famed Quebec-born artist Georges 
Chavingnaud who was looking for a quiet, pastoral setting to 
produce his paintings. Chavingnaud only stayed in Meadowvale 
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for ten months before selling the Mansion to MP Walter Curry in 
1905. 


 The Mansion saw a succession of owners from 1905 onward, 
including Major-General Francois Lessard, Canada’s most 
decorated veteran of the Boer War, from 1920 until his death in 
1927. The Mansion was also home to a Ukranian Orthodox 
Seminary in the 1950s. The Mansion was abandoned for about a 
decade in the early 1990s before a development firm purchased 
the property in 1998 and put substantial funding into restoration 
costs to turn the Mansion into its sales office. These restorations 
brought the mansion back to its former glory by repairing the 
interior plaster, paneling, staircases, floors, ceiling trims and 
windows. 


 Since 2000, the Gooderham Mansion has been home to the 
Rotherglen Montessori School, which services the Peel and 
Halton Regions. 


Description: The Gooderham Mansion is a large, full two-storey red brick 
residential structure that, for many years now, has been painted 
white.  Historically the house had an Italianate style with a full 
open porch across the front façade.  This porch was removed 
circa the late 1970s and replaced with a two storey high canopy 
supported by large fluted columns. 


 The building has a hip roof with a gentle slope and bracketed 
eaves.  The historic windows are two-over-two design with carved 
stone headers.  Most windows have working shutters.  The rear of 
the house has a series of tail sections, the first two storeys and 
the remainder one storey.  The rear of the house has had many 
alterations and is quite different in its shape and form today than it 
was historically.  A red brick addition was added on the north west 
façade in 2004.  A small barn directly northeast of the house was 
removed and replaced in 2009.  This structure now functions as 
the gymnasium to the current Montessori school. 


 The house has a significant set-back from both Old Derry Road 
and Second Line West.  The front area onto Old Derry Road is 
treed and has a long standing tradition of being an open green 
space within the Village setting. This open space has become 
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more significant as the area became more densely populated and 
homes were built on Gaslamp Walk and on the south side of Old 
Derry Road. 


 Circa 2001 a narrow strip of land, which ran north parallel to 
Second Line West to a large barn, was severed from the property.  
The barn was demolished and the lands sold off to the lots which 
front onto Gaslamp Walk. 


Heritage Attributes: 


 The historical significance of the property under the ownership and development by the 
Gooderham family 


 The style, shape, form and materials of the original house structure 


 The open green space and trees on the front (south) and west facades of the property that 
allow for views into and from the property 


 The retention of the topography on the property that reflects the 19th century creek and 
drainage on the lands  


Statement of Significance: 


The Gooderham Mansion, 929 Old Derry Road, is significant for its historic association with the 
Gooderham family, known for their controlling interest in the firm of Gooderham & Worts, and 
their land holdings and business within Meadowvale Village from circa 1860 to 1881.  The 
structure has architectural significance for its size, shape, form and materials distinct within 
Meadowvale Village, and its context as a landmark estate property, open green space and 
natural topographic features. 
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929 Old Derry Road – West Façade, Including red brick 2009 addition 


 


 


 


View of the trees and open space with 
natural ridge in front of the Gooderham 
Mansion. 


 


 


 


 


 


The Gooderham House c. 1900, under the 
ownership of the Watt family. 
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Rear or north façade when it was owned by the Watt family, c. 1900. 


 


 


 


 


 


 


  


 


Streetscape from Old Derry Road highlighting the open green space and trees on the 
Gooderham Estate grounds. Photo, 2012. 
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Gooderham barn/drive shed (left) removed c. 2009 and replaced with a similar size and shaped 
building now used as the school’s gymnasium (right).  
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Address:  1009 Old Derry Road  
 


Date of Construction:  1989 


 


Historical Background: The two properties at 1009 and 1011 Old Derry Road were one lot 
until they were severed c. 1988.  The mid-20th century one storey 
single family home was removed and believed to have been 
relocated  to another municipality in 1988.  The two current homes 
were built at the same time with a shared drive and garage 
structure to the rear.  Brick veneer, not usually permitted in new 
infill construction in the HCD, was allowed in this instance due to 
the proximity of both the Graham-Pearson house and the 
Meadowvale United Church across the street. 


 The current house was built in 1989. This property once belonged 
to Gideon Silverthorn at the turn of the 20th century. Gideon, the 
grandson of Francis Silverthorn, was a prominent doctor in 
Toronto. He purchased the land presumably as a future 
investment. However, he never developed any of these lands and 
eventually sold the property to John Dugan in 1918. 
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Description: Frame construction with dichromatic brick veneer (red with yellow 
accents) with a wraparound porch on the west façade.  The style 
of this house was not based on historical relevance to the Village 
but on a general Victorian era Gothic style.   


Heritage Attributes: 


 Contributing elements: wood shingle roofing, shared drive and garage, mixed brick and 
wood exterior materials 


Statement of Significance: 


The property at 1009 Old Derry Road does not have historic association within the Village HCD 
but the structure is compatible in its overall size, shape and form, detached garage and open 
space within the lot. 
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Address:  1010 Old Derry Road  
 


Date of Construction:  1862 


 


Historical Background: The Methodist religion was the most popular in the area before the 
construction of a local church.  John Simpson gave the land, one 
fifth of an acre, in exchange for $1.00, in order for the church to be 
built.  Before the Church was constructed, the closest Methodist 
congregation would have been found in Streetsville. Although 
Simpson was born a Quaker, he joined and supported the 
Methodist Church as a young man upon his arrival to Canada. 


 Prior to the construction of the Church in 1862, there were three 
known locations for Methodist worship. They were: John Beatty’s 
residence at 1125 Willow Lane, the outbuildings on the Francis 
Silverthorn House property at 7050 Old Mill Lane and at Hill 
House at 7015 Pond Street. The Congregation by 1858 decided it 
was time to build a church and the fundraising efforts were 
spearheaded by Luther Cheyne, the Village’s first postmaster and 
builder of the Appletree Inn. Cheyne would go around every 
Saturday to collect weekly donations from residents to raise the 
funds the funds needed. Finally, in 1861, their goal had been 
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realised and construction began in earnest with all residents 
pitching it to help where they could by contributing labour or 
providing meals for the workers. 


 Although constructed in 1862, the Church was not dedicated until 
January 17, 1864. The United Church was inaugurated on June 
10, 1925 in Toronto, Ontario, when the Methodist Church of 
Canada, the Congregational Union of Canada, and 70 per cent of 
the Presbyterian Church of Canada merged. In 1929 the church 
became part of the Cooksville circuit and changed to the 
Huttonville circuit in 1949.  


 There has never been a cemetery associated with this property.  
The Churchville Cemetery was historically most often the 
cemetery of choice for those living in the Village. 


 Since 2000, the church has been operating as the Korean United 
Church. 


Description: A modest red brick church with yellow brick pilasters at the 
corners and arches over the windows.  A table leg yellow brick 
frieze can be seen on the front façade above the entryway.  The 
front façade has an added red brick vestibule, built 1890, with a 
gothic shaped doorway, side round arched windows and, above 
the main door, a round window in four sections.  The rear of the 
church has a one storey brick tail, and an addition that was rebuilt 
circa 1998 with a stucco veneer.  Over the years Old Derry Road 
has been elevated so that the original relationship of the church to 
the road has changed whereas the church originally sat elevated 
from the road. 


Heritage Attributes: 


 Only church in Meadowvale Village, both historically and through time 


 Much of the structure is original in its shape, form and materials 


 Its high visibility at the intersection of Second  Line West and Old Derry Road 


Statement of Significance: 


The Meadowvale United Church, 1010 Old Derry Road, is significant for its historic association 
with the development and social history of the Village of Meadowvale since its construction in 
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1862, its architectural style and materials and context with high visibility at the intersection of 
Old Derry Road and Second Line West. 


 


Front façade and entry 


 


 


 


 


 


 


Meadowvale United Church, rear and east 
façades 


 


 


 


 


 
 
Meadowvale Methodist (United) Church, c. 1910.  
The metal barrier in the lower, right foreground is 
attached to a concrete drainage channel that 
directed water under the intersection of Second 
Line West and Old Derry Road. 
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Address:  1011 Old Derry Road  
 


Date of Construction:  1990 


 


Historical Background: The two properties at 1009 and 1011 Old Derry Road were one lot 
until they were severed circa 1988.  The 20th century one storey 
single family home was removed and relocated to another 
municipality.  The two current homes were built at the same time 
with a shared drive and garage structure to the rear.  Brick veneer, 
not usually permitted in new infill construction, was allowed in this 
instance due to the proximity of the Graham-Pearson house 
across the street. 


 This house was built in 1990. The property belonged to Gideon 
Silverthorn at the turn of the 20th century. Gideon, the grandson of 
Francis Silverthorn, was a prominent doctor in Toronto. He 
purchased the land presumably as a future investment, however, 
he never developed any of these lands and eventually sold the 
property to John Dugan in 1918. 


Description: Frame construction with dichromatic brick (red with yellow 
accents) with a large central gable, flanked by two smaller gables.  
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There is a large open porch across the front façade. The style of 
this house was not based on historical relevance to the Village but 
on a general Victorian era Gothic style.   


Heritage Attributes: 


 Contributing elements: wood shingle roofing, shared drive and garage, mixed brick and 
wood exterior materials 


Statement of Significance: 


The property at 1011 Old Derry Road does not have historic association within the Village HCD 
but the structure is compatible in its overall size, shape and form, detached garage and open 
space within the lot. 
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Address:  1020 Old Derry Road 
 


Date of Construction:  1862 


 


Historical Background: Receiving a brand new 3,000 square foot brick home as a 
wedding gift was a rare occurrence in 19th century rural Ontario. 
The Graham-Pearson House is perhaps the best example of one 
of those rare occurrences in the Peel Region! 


 John Simpson came to Meadowvale Village in 1837 and 
purchased 200 acres of land on the south side of Old Derry Road. 
Simpson built the first saw mill in the area in 1838 on land that is 
now occupied by 1200 Old Derry Road. Simpson was also the first 
person to dam the Credit River in an attempt to create a water 
supply for his saw mill.  


 Starting in the 1860s, Simpson began selling off his lands east of 
the present Credit River bridge in Meadowvale Village. This land 
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included a two acre parcel located at 1020 Old Derry Road which 
Simpson donated to James Graham to build a house. The 
house was built in about 1862 for James Graham’s son, Thomas, 
and his new bride, Mary Simpson, daughter of John Simpson. 


In 1888, the Grahams decided that they needed a larger home to 
accommodate their growing family. When the Gooderham 
Mansion came onto the market, they purchased it for $3,600. 
Before they moved, the Graham’s severed parts of their land and 
sold them to several purchasers. Part of that severed land was 
acquired by James Rowcliffe of Alton, Ontario in 1894. He was 
looking for land to build a blacksmith shop. His son, Albert 
Rowcliffe, also a blacksmith, took over the blacksmith business in 
1897 and lived in the house at 1043 Old Derry Road. 


 The Pearson family, connected to the first Pearson settlers who 
came to the area in the 1820s, bought the house in 1912 and it 
stayed in the family until 1961. Emily Pearson married William 
Brett, the grist mill owner from 1911 until 1943. Emily was also a 
very active member of the Women’s Institute in Meadowvale. 
Emily and William Brett lived her for a short time before the house 
passed to her brother and sister-in-law, Thomas and Jessie 
Pearson. 


Throughout the first half of the 20th century, the Graham-Pearson 
House became a popular social and festivity location for the 
Women’s Institute of Meadowvale. Often, the Institute would 
celebrate anniversaries or appointments to the Executive by 
having tea parties on the grounds of the property in the summer 
months. 


The property has changed hands a few times in the twentieth 
century. However, the current owners have resided here since 
1984, making them one of the longest serving owners in the 
house’s history. They have worked diligently to maintain the 
outstanding heritage attributes of the home.  


Description: A full two-storey red brick structure with ornate yellow brick 
detailing, window surrounds and quoining.  The only residential 
structure of its kind in the Village, this house has an elaborate 
front entrance enclosed vestibule, front projecting bays on the 
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ground level with bracketed eaves on the front bays. On the upper 
eaves there are decorative double brackets.  The brick work and 
woodwork are of fine craftsmanship, all very well maintained by 
the present owners.  A single hooded dormer is on the front 
façade. Functional shutters are on all but the front bays, with 
original two-over-two wood windows.  On the west façade is an 
addition built in 1994.  This one storey addition replaced what was 
originally an open porch, which had been enclosed at a later date.  
The addition was carefully designed to be sympathetic to the 
overall design and scale of the house. 


The house illustrates the social and economic standing of those 
who built it as being quite separate from the more modest homes 
in the Village. The house sits elevated above Old Derry Road, with 
a good deal of open green space on all four sides.  Mature trees 
and gardens provide a suitable setting for the home.  To the rear 
of the property is an outbuilding which serves as a workshop. 


Heritage Attributes: 


 Two-storey structure of dichromatic (red with yellow) brick 


 Its historic association with the Simpson, Graham and Switzer families who were all 
significant contributors to the development of Meadowvale 


 Original fine exterior detailing in the brick patterning and woodwork 


 Its location on a rise set back from Old Derry Road with generous open space and views 
to and from the property from the front, side and rear elevations. 


Statement of Significance: 
 
The Graham-Pearson House, 1020 Old Derry Road, has an historic association with both the 
Graham and Pearson families, as well as the Simpson and Switzer families, all founding families 
of Meadowvale Village with social, property ownership and business significance.  The house 
has architectural significance in its size, shape, materials and form distinct within the Village 
HCD and its context on Old Derry Road, highly visible with generous open green space on all 
facades.  The house and property are a local landmark and therefore maintain a significant 
context for the Village. 
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Graham-Pearson House, front, north elevation. 


 


 


 


 


 


 


Graham-Pearson House in c. 1915. (PAMA) 


 


 


 


  


 


 
Thirty-fifth anniversary of the Women’s Institute 
of Meadowvale, 1945, on the front lawn of 1020 
Old Derry Road. (PAMA) 
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Address:  1036 Old Derry Road  
 


Date of Construction:  c. 1945 


 


Historical Background: Much of the 200 acres south of Derry Road was once owned by 
saw mill owner John Simpson. Prior to this current structure being 
built, this site was known to be the location of the Merchants’ 
Bank, constructed in the late 19th century. (Ref. Rosemary & Terry 
Wilson, September, 2012) 


The textured concrete blocks used to construct this dwelling were 
considered very stylish and modern during the 1940s. Textured 
concrete and aggregate blocks were first used by the Boyd 
Brothers of Osgoode, Ontario. The Boyd brothers were pioneers 
in the use of concrete blocks at the turn of the 20th century for 
building materials and their usage of various aggregates 
influenced builders well into the 1960s. 
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Description: A one-and-a-half storey residential structure built of textured 
concrete block with gable ends.  Front windows are segmented 
into three sections, made of wood in a two-over-one pattern.  This 
is a modest structure which sits on a rise above the south side of 
Old Derry Road. The rear yard has a generous setback which 
provides for an open space to the rear. 


Heritage Attributes: 


 The concrete block building material and façade 


 Its location overlooking Old Derry Road 


 Its modest size, shape and form 


Statement of Significance: 


The property at 1036 Old Derry Road has an historic association with the Simpson family as this 
property was divided from the Simpson farm.  The residential structure is compatible with 
Village character in its modest shape, form, size and style.  It relates to the post WWII 
development within the Village.  The context of the property, overlooking Old Derry Road has 
setbacks from the front and side facades which allow views to all three facades and retains an 
open green space. 


 


1036 Old Derry Road in 1990. 
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Address:  1043 Old Derry Road  
 


Date of Construction:  c. 1850 


 


Historical Background: This house may date back to the time of the original 1856 Bristow 
Survey for the Village, as the current structure is similar in shape, 
size, form and location with the structure listed on the Survey 
map. The three bay façade, Neo-Classical design and building 
materials consisting of stacked plank-on-plank, suggest that this 
structure is from the mid nineteenth century. 


 This land was once owned by the Gooderhams and one of the 
better known owners was Alfred Rowcliffe, the Village blacksmith. 
Rowcliffe’s father, James, purchased this property in 1894 and the 
blacksmith shop was directly across the street from the house on 
land severed off the Graham-Pearson property. Rowcliffe 
originally came from Alton and remained in the village for a 
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number of years. He was especially well known for his high quality 
tool making skills.  


 Sometime in the latter half of the twentieth century, the entire 
façade of the building had been covered in grey insulbrick. There 
was a fire on the property that gutted the interior in 2004 and, 
through careful, sympathetic reconstruction, the structure has 
reverted back to a more historically accurate appearance in 
keeping with the heritage character of the Village. 


Description: A one-and-a-half storey residence of stacked plank construction. 
A simple three bay façade, front dormer, gable ends with a cat 
slide rear addition. There is an open porch on the front façade and 
one-over-one windows. This building was refinished and 
refurbished circa 2009 with wood siding.  


Heritage Attributes: 


 Stacked plank construction with original proportions, door and window openings. 


 Believed to be one of the original mid nineteenth century buildings indicated in the 1856 
survey 


 Modest size, shape and form reflecting the mid nineteenth century character of the 
Village, including the well-proportioned front porch, dormer, and cat slide addition 


 On its original location, a highly visible structure on a corner lot at the intersection of 
Pond Street and Old Derry Road 


Statement of Significance: 


The property at 1043 Old Derry Road has historic significance as the structure dates to the mid 
nineteenth century and has changed little in its size, shape, form and stacked plank 
construction. The context and location of the structure on the site with generous open green 
space allows for views of the building from all directions. 
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1043 Old Derry Road as it 
appeared in 1978. 


 


 


 


 


 


 


 


 


 


View of Pond Street with 1043 
Old Derry Road, c.1900. 
(PAMA) 
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Address:  1045 Old Derry Road  
 


Date of Construction:  1893 


 


Historical Background: This structure was built by Albert S. Lambe in 1893 on the lot 
where it is believed Jonathan Robinson built the first store in the 
Village in 1848. Lambe acquired this property from James Ward’s 
estate in 1893, a couple months after the store burned down. 
Albert Lambe was born Dennis Lambe in Chinguacousy in 1854. 
When his parents died in 1860, Lambe, at the age of six, was 
adopted by John and Mary Simpson and renamed Albert Simpson 
Lambe. 


 Lambe probably learned many of his business skills form John 
Simpson. Lambe operated a saw mill, general store and 
purchased the Bell Hotel in 1890.  Although the grist mill was 
beginning to wane in the later years of the 19th century, Albert 
Lambe was doing quite well with his saw mill. One of his major 
contracts was to the T. Eaton Company, supplying thousands of 
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board feet of lumber per month, presumably for Eaton’s furniture 
business and kit home construction. 


 Lambe’s other claim to fame is that he was the Village’s first car 
owner in 1905. He received the car in lieu of payment for lumber 
at his sawmill. He never drove the car and it sat in the shed until 
his death when his son William acquired it. Despite never driving, 
he did survive a car crash in which his son was driving. The car 
was struck by a train on the tracks at the Meadowvale station in 
1918. The only injury to Albert was a scratch on the face. 


Lambe died on November 5, 1925, and had been blind for the last 
12 years of his life. 


 Lambe lived in a number of properties in Meadowvale including 
the original cottage located at 1066 Old Derry Road and the Bell 
Hotel at 1090 Old Derry Road. The Tweedsmuir account of 
Meadowvale Village states, however, that Albert Lambe’s 
favourite residence was the one he built here at 1045 Old Derry 
Road. 


 At some point in the 1940s or 1950s, the house was covered with 
red insulbrick and then was covered in white vinyl siding in the 
1980s. 


Description: A one-and-a-half storey frame structure, almost a full two storeys 
in height.  There is a deep open porch across the front façade only 
one step above grade.  The front door is off to the right side with a 
single picture window to the left.  On the second floor of the front 
façade are two symmetrical original windows.  To the rear and 
side is an attached garage.  The house is currently finished in 
vinyl siding.  The house has generous side and rear yards that 
maintain a visibility from three sides. 


Heritage Attributes: 


 The size, shape, massing and form of the original historical structure 


 The historical association of this property with Albert Lambe and his importance to the 
community 


 Location of the house in relation to Old Derry Road and the open views to the front and 
side facades 
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 Large lot with open green space to the west and rear of the house 


 


Statement of Significance: 


The property at 1045 Old Derry Road has an historic association with Meadowvale Village as 
there has been development on this property since the mid nineteenth century.  The Lambe 
House has an historic association with the Lambe family and their numerous contributions to the 
development and business history of Meadowvale.  The structure has architectural significance 
in its size, shape, form, massing and style, as well as contextual placement within the lot 
allowing for generous side and rear yards of open green space. 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


1045 Old Derry Road as it appeared in 1978 with insulbrick sheathing.  
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Address:  1050 Old Derry Road  
 


Date of Construction:  c. 1930 


 


Historical Background: This property sits on land once owned by John Simpson. Little is 
known about this current property except for the fact that this was 
believed to have been the site of a wagon wheel shop. Land 
Registry abstracts indicate that William Lambe acquired this 
property in 1921. He sold the lot to his son James Albert Lambe in 
1938 and it is believed that William built the house for James and 
his family. James lived here until 1942. Renovations conducted 
inside the house in about 2005 produced newspapers dating to 
1927 used in the walls for insulation. Although this is not definitive 
proof of the house’s construction, as paper was kept and used for 
future use such as insulation, it is generally believed the house 
was built close to 1930. 


Description: A modest one storey red brick veneer structure with a projecting 
bay entrance at the front façade.  The wood windows are original 
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three-over-one pattern.  The house has a modest scale, shape 
and form on a large lot. 


Heritage Attributes: 


 The modest scale, shape, massing and form of a one storey structure of original brick 
veneer 


 Original wood windows in a three-over-one pattern 


 Its location in relation to Old Derry Road and open views to the front and side facades 
within generous side and rear yards of open green space 


Statement of Significance: 


The property at 1050 Old Derry Road has historical association with the early development of 
Meadowvale Village, and the current structure with the mid-20th century Village development. 
The building contributes to the Village character with its modest scale, size, shape, massing, 
form and materials within a context of generous side and rear yards of open green space. 


 


 


 


 


 


 


 


 


 


 


 


 







 
 


 
54 


 


City of Mississauga – Culture Division, Community Services  
 


 


 


 


 


 


 


 


 


 


 


 


Address:  1051 Old Derry Road 
 


Date of Construction:  1852 


 


Historical Background: The Commercial Hotel was built by Matthew Laidlaw in 1852.  
This is the oldest brick structure in the Village. Laidlaw was one of 
Meadowvale Village’s most prominent early citizens. He took over 
ownership of Ward’s General Store next door at what is now 1045 
Old Derry Road. There is evidence to believe that perhaps the 
Commercial Hotel was the first hotel to be built in Meadowvale 
Village. 


 Matthew Laidlaw was born in Driffield, England. His father’s family 
were multigenerational coal miners who were looking to improve 
their situation in life. The family decided to try their luck in Canada 
West. Matthew came to York first and decided to settle in 
Meadowvale a few months later. The rest of his family arrived in 
Meadowvale during the height of the 1837 Mackenzie Rebellion. 
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 Matthew Laidlaw married Ann Farnell shortly after his arrival to 
Meadowvale. His brothers, Aaron and John, became active in 
rousing community support for the eventual construction of the 
Methodist Church in Meadowvale in 1862. Laidlaw apparently died 
suddenly in his sleep while Aaron and John worked together to 
sell off his interests in the store. 


 Another well-known figure in the history of the Commercial Hotel 
was Ephraim Hopkins, who managed the Hotel in 1885 for owner 
for Francis Sibbald. However, Hopkins was not highly regarded in 
the Village, especially by mill workers boarding at the hotel, who 
saw him nothing more than a lazy and unkempt host. His bed 
sheets were known to have fleas, floors kept unswept for weeks 
and his currant breakfast scones were known to hold more dead 
flies than currants. 


 Fortunately, Sibbald fired Hopkins and decided to sell the hotel to 
William Lambe, son of Albert Simpson Lambe. William was the 
postmaster for Meadowvale, Justice of the Peace and storekeeper 
as well. William is credited as being the owner to have converted 
the Hotel to a boarding house by creating a number of separate 
apartments. 


 Sometime in the 20th century, the front porches had been 
removed. The current owners reconstructed the front porches, 
circa 2008, as they would have looked at the turn of the 20th 
century. 


Description: A two-and-a-half storey brick structure, built as a hotel, converted 
to residential use.  A five-bay symmetrical façade, with a stacked 
front porch was reconstructed circa 2008 from historical 
documentation.  The roofline has gable ends with cornice returns.  
The shed dormers were added at a later date when the structure 
was converted to a private residence/apartment complex.  The 
original structure is made of red brick.  It is not known when the 
structure was painted white but it has remained this way for 
several decades. 
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Heritage Attributes: 


 One of few two storey brick structures in the Village 


 Its historic association with the commercial development of Meadowvale in the nineteenth 
century 


 Brick construction and finish 


 Stacked front porch and wood detailing 


 Symmetrical fenestration 


 Shallow set-back from Old Derry Road 


 East side yard and rear yard of open green space 


Statement of Significance: 


The Brick, or Commercial Hotel, 1051 Old Derry Road, has an historic association within the 
Village HCD as one of the earliest hotels and the first brick one dating from the mid nineteenth 
century.  The architectural style of the structure is distinct within the Village with its brick 
masonry and stacked front porch.  The context of the building, fronting Old Derry Road, makes it 
highly visible and a significant element to the streetscape and reminder of the former business 
core of the Village. 


 


 


 


 


 


 


 


 


 


 


 


The Commercial Hotel as it appeared in 1900. (PAMA) 
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The Commercial Hotel as it appeared in 1989. 
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Address:  1056 Old Derry Road  
 


Date of Construction:  c. 1945 


 


Historical Background: This is the last commercial property left in Meadowvale Village. 
Over the years this site has been home to sawmills, blacksmith 
shops a tennis court and finally a gas station and garage. This 
property once formed the lands owned by John Simpson, who 
arrived in 1837. Simpson slowly sold off portions of this land to 
various owners who started businesses along this stretch of road 
which would later become Old Derry Road. 


 This site has always been home to commercial activity in 
Meadowvale Village since the mid nineteenth century. The West 
side of the property was home to a wagon wheel maker’s shop 
and the site of the present garage was the location of William 
Gardner’s store in the late 1860s. Eventually, Albert Simpson 
Lambe bought the Gardner Store and ran his family store here 
until his son William moved the store to a larger location at 1060 
Old Derry Road in 1921. When the store was removed, a tennis 
court and skating rink were installed until the garage and gas 
station were constructed in about 1947. 
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The person to start the Texaco gas station was Albert (Abe) 
Golden who then sold the property to Sydney (Sid) Buttle. It was 
Buttle who made the garage not only a profitable venture, but also 
a community gathering place. Residents would come to the 
garage to chat and catch up with other residents on a sunny 
afternoon. Buttle was remembered as being a gregarious fellow 
who enjoyed bringing people together almost more than he did 
operating a business. When Syd Buttle ran the garage from 1954 
to 1973, it was the last business, besides the post office, left in 
Meadowvale.  While operating the business, Buttle resided in the 
concrete block house on the same property. 


Description: A one storey frame structure built as a commercial garage with 
baked enamel panels on the front exterior. The garage was once 
a Texaco station as evidenced by a single red star fixed to the 
west façade. Although this type of garage may have been 
common throughout Ontario, there are now only two remaining in 
Mississauga.  The structure and its history speaks to the car 
culture of the 1940s and 50s when car travel and roadways 
expanded greatly after WW2. 


 The front façade has had vinyl siding applied over the enamel 
panels from grade to the top of the large garage bays. 


 To the immediate east of the garage is a small patterned concrete 
block residential building.  The structure is one storey, with a 
single front door and window divided into three sections.  The 
house is very modest in size and scale, making it secondary to the 
more prominent commercial garage on the same property. 


Heritage Attributes: 


 The historic context of a continuously operating commercial property on Old Derry Road 
in the core of the Village since the mid nineteenth century 


 The original size, shape and form of the commercial garage and its building materials of 
enamelled metal panels 


 The location of the structure on the property, allowing for an open space to Old Derry 
Road 


 The modest residential structure built of patterned concrete block, including its size, 
shape, form, style and materials 
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Statement of Significance: 


The property at 1056 Old Derry Road has an historic association with the business and 
industrial development of the Village in the nineteenth and early twentieth century.  The current 
structure has an historic association with the development of the common use of the automobile 
and its relationship to the twentieth century development of the Village.  The location of the 
structure on the lot and its open space are significant to the streetscape of the Village core.  The 
modest residential structure has historical significance in that it was built to house the 
commercial garage owner and has architectural significance in its style, shape, form, materials 
and contextual location within the property. 


   


Concrete block residence at 1056 Old Derry Road 
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Address:  1059 Old Derry Road  
 


Date of Construction:  c. 1950 


 


Historical Background: This property is believed to have been the site of the Mill Store, a 
tiny general store run by Henry Brown when he was mill owner 
from 1895 to 1911. The store was not as well stocked as the 
Gooderham or Lambe Stores had been, but did sell general items 
for residents. The store was removed sometime after William Brett 
acquired the mill in 1911, and the space reverted back to a 
general village green. In 1929, the skate shack was towed from 
the garage property to the back of this property to serve as the 
Village Library, run by the Women’s Institute well into the 1960s.  


Description: A one storey frame structure of modest proportions, gable ends 
and finished in vertical wood siding.  
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Heritage Attributes: 


 The modest scale, set-back and location of the structure on the lot.  


 The wood siding finish, size shape and form of the one storey structure 


Statement of Significance: 


The property at 1059 Old Derry Road has an historic association with the business development 
within the core of Village in the nineteenth century.  The current structure does not have historic 
relevance.  The modest size, shape, form and materials of the structure are compatible with the 
Village character. 


 


Small white structure to the west of the 
Commercial Hotel is the Mill Store in c. 1900. This 
is the current location of 1059 Old Derry Road. 
(PAMA) 
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Address:  1060 Old Derry Road  
 


Date of Construction:  c. 1915 


 


Historical Background: This building was constructed in two phases. The first phase was 
built in 1872 likely as a cottage. This is the white (aluminum) clad 
section to the west side of the brick building. The brick portion was 
constructed in approximately 1915 by Frank Jackson, a 
Meadowvale Village farmer who had served first as Reeve, then 
Deputy Reeve and, eventually, Toronto Township Councillor. 
Jackson built this structure to be the Village’s newest General 
Store. In 1918, Francis’ son William Jackson, became the Village 
postmaster and ran the post office from this building along with the 
General Store. In 1921, William Lambe, son of Albert, wanted to 
expand his own store, which was next door to the east so he 
purchased the Jackson building. This building remained in the 
Lambe family until 1945, when Albert Lambe, son of William, was 
the last store owner and postmaster in the Lambe family. 
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 Since the Lambes’ sold in 1945, the building has seen many 
owners and poster masters from James Van Allen (1945-54), 
James Ogle (1957-59) and Arthur Mongeau (1960-70). In 1983, 
the current owner, purchased the property and became the last 
person to run the Village post office from here until retiring in 
1989. It was at this time that Canada Post decided to install 
community post boxes. The post boxes were placed on the 
grounds where the mill had once stood and was given the address 
of 1081Old Derry Road. In keeping with tradition, a gazebo 
covering the mail boxes was constructed based on historic images 
of the gazebo that had existed near the mill at the turn of the 
century. 


Description: A two storey brick commercial structure with a flat roof and 
shallow red brick cornice and corner corbelled features on the 
front façade.  Between the first and second floor on the front 
façade is a wood decorative cornice above what would have been 
the sign board area.  A one storey feature is on the east façade.  
The building had a commercial function at grade which related 
directly to the main street business core of the Village in the 19th 
and early twentieth century. The building is currently residential 
and has not been used for commercial purposes since circa 1990.  
This is the only commercial building of its architectural style in the 
Village.  


Heritage Attributes: 


 The shape, form, massing and style and decorative brick work at the front cornice of a 
commercial building in its original location on Old Derry Road 


 The historical commercial function of the red brick building as a ‘main street’ structure, 
highly visible to the streetscape 


 Original building materials of brick and wood two-over-one windows on the upper floors 
and storefront windows on the front façade 


Statement of Significance:  


The property at 1060 Old Derry Road has an historic association with the development of 
business and industry within the Village core.  The structure has an historic association with the 
Lambe family who used it as a general store and Post Office for many years.  The structure has 
architectural significance as it is the only commercial building of its type within the Village HCD 
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and has contextual significance as it contributes to the streetscape within the commercial core 
of the Village. 


 


 


Photo showing 1060 Old Derry Road on the left in the background, c. 1925.  Note there are gas 
pumps in front of the store at the street.  The house on the right was the former Albert Lambe 
house. The wedding couple are unknown. (PAMA) 
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Address:  1066 Old Derry Road  
 


Date of Construction:  c. 1850 


 


Historical Background: The original structure formerly located on this property had a long 
and varied history which ended in unfortunate tragedy in the Fall 
of 2011. Part of his original 200 acre grant, John Simpson built a 
sawmill close to this location which his adopted son, Albert 
Lambe, eventually took over and made a profitable business. The 
plank on plank construction of the original cottage suggests that 
this structure was built sometime in the mid-19th century, so it is 
unlikely that Lambe constructed it. It may, however, have been 
built by John Simpson. 


 Historical photos show the changes that occurred to the structure 
over time. During the latter half of the 19th century, the original 
modest cottage is evident. It had been slightly changed by 1974 
with modified door and window openings. By 1979, the three 
gables, faux Tudor timber trim and massive side addition had 
been added, completely absorbing the original cottage into the 
new façade. While undergoing renovations in 2011, the structure 
caught fire and was completely destroyed. However, evidence 
remained of the original stacked plank on plank construction. 
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Description: The property is currently vacant.  The demolition of the residential 
structure that was on this property was due to its destruction from 
fire in November, 2011. 


Heritage Attributes: 


 There is historical significance with its direct association with the Albert Lambe family and 
the former stacked plank constructed residence which was on this site 


 The lot is in the main commercial core of the Village and future built structure must respect 
the streetscape with respect to building setbacks, style, size, shape, massing, form and 
materials 


Statement of Significance: 


The property at 1066 Old Derry Road has historical significance in its direct association with the 
Albert Lambe family who owned and built a residential property on this land in the nineteenth 
century.  The lot is currently vacant with no structures.  The context of this property is significant 
in that it is located in the core of the Village commercial area, highly visible, and should 
contribute in a traditional manner with respect to massing, style, relation to the streetscape and 
neighbouring properties. 


 
A.S. Lambe residence c. 1890 (PAMA) 


 


 


 


  


 
 
Lambe residence in 1974 prior to the renovations 
and addition. 
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The property in 2010 


 


 


 


 


 


Evidence of the stacked plank on plank construction 
within the original cottage after the fire, November 
2011. 
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Address:  1074 Old Derry Road 
 


Date of Construction:  c. 1884 


 


Historical Background: This land dates back to the 1824 Crown Grant awarded to Evan 
Richards for the lands on the south side of Old Derry Road. In 
1837, John Simpson acquired most of this land and began to 
develop these 200 acres into farm land as well as commercial 
ventures such as his saw mill. Francis Silverthorn has been noted 
in the Perkins-Bull Collection that he built a small general store 
“close to the hotel” in about 1850. This may have been the site as 
the 1856 Bristow Survey does identify a small building here, 
beside the Bell hotel. 


In 1881, William Campbell sold 1/10 of an acre to Jonadab Hardy, 
the Village Cooper. Three years later in 1884, Hardy acquired a 
mortgage from Francis Sibbald for an unspecified amount. It is 
speculated that this mortgage was used to build the current 
house. In March of 1888, there is a court order of Hardy vs. 
Campbell where Francis Sibbald was awarded the property. The 
Land Registry record is incomplete, so we do not know the true 
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nature of the court order. However, it appears clear that Hardy 
somehow defaulted on the mortgage and Sibbald foreclosed. 


Albert S. Lambe also owned this property from 1903 until his 
death in 1925. There have been a few owners since including the 
current owner, who has been lived here since 1991. 


Description: This is a frame one-and-a-half storey structure with wood siding 
exterior and shuttered windows on the second floor. The windows 
are the original two-over-two wood windows. The open front porch 
wraps around to the west façade and a second entry.  There is 
some wood work detail in the porch supports and frieze.  The 
house is a modest scale, size, shape and form, typical of what 
may be expected in a small village at the turn of the century.  The 
lot is large is with a very generous east side yard. A white picket 
fence borders along the front property line near the public 
sidewalk. 


Heritage Attributes: 


 The historic size, shape, form, massing and materials with few alterations 


 A very generous side and rear yard of open green space which provides clear views of 
the house from the street and through to the parkland beyond the rear property line 


Statement of Significance: 


The property at 1074 Old Derry Road has an historic association with the nineteenth century 
development of the Village, contributing in its architectural significance as a vernacular style, 
with wrap-around open porch, scale, size, shape, massing, form and materials.  The location of 
the house on the lot has a significant context contributing to the streetscape and open green 
yards to the east and rear of the property. 


 
1074 Old Derry Road to the left of the Bell Hotel 
c. 1900. (PAMA) 
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1074 Old Derry Road as it appeared in 1976 


 


 


 


 


 


 
1074 Old Derry Road in context with the Bell 
Hotel, c. 2008 
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Address:  1090 Old Derry Road  
 


Date of Construction:  Between 1837 and 1856 


 


Historical Background: Over the last few decades, it is believed that this structure was 
built by George Bell, who was a blacksmith in the Village. This 
assumption came from a Brampton Conservator article written on 
August 19, 1915, stating that the hotel was a frame structure built 
by Bell in 1844. 


 The common belief is that George Bell purchased this land from 
John Simpson to build the hotel. However, the Lot and 
Concession abstract shows that Bell did not purchase this 
property until 1856. And, in addition, a William Bellas leased the 
land from Simpson for $650 starting in 1837. The Land Registry 
Title for this lease is listed as LR, which means Leasable 
Resource. This is a term that was not used much in the nineteenth 
century and tended only to be used in special circumstances 
where land, and its resources, were considered to be highly 
valuable. It seems unlikely that a simple cluster of barns would 
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fetch such a high lease price in 1837. And Simpson, being a 
shrewd businessman, was never known to have leased out his 
saw mill operation to anyone, not even his son.  


As Simpson was developing his sawmill, and Francis Silverthorn 
who had arrived in 1838 to build his own saw mill before building 
the grist mill a few years later, Simpson was a man who did not 
miss an opportunity to make money. So, it is quite possible that he 
was the one who built the hotel to cater to all the new workers who 
would be coming to the Village. Therefore, he leased the land to 
William Bellas for a large sum and George Bell eventually 
acquired the property in 1856. Further investigation through land 
registry indenture searches might be able to shed more light on 
when the Bell Hotel was constructed and by whom. 


The current owner has lived here since 1976 and has diligently 
and carefully maintained the heritage qualities of this property 
since that time. 


Description: A two storey structure, frame construction with rough cast stucco 
exterior.  There is a shallow hip roof. The windows have functional 
shutters.  The symmetrical 5 bay façade has 5 windows on the 
second floor.  Original windows are a six-over-six pattern with 
custom storm windows.  There have been some alterations to the 
rear of the house, but the main portion of the home remains 
original in its size, shape and form.  The early hotel has been used 
as a single family home for many years.   


Heritage Attributes: 


 Original site overlooking Derry Road West, highly visible on its front and side facades 


 The original materials, size, shape, massing and form of the structure and original 
windows 


 Traditional black and white colour scheme 


Statement of Significance: 


The Bell Hotel, 1090 Old Derry Road, has historical significance as the first hotel established in 
the Village in the nineteenth century.  It has architectural significance in its symmetric design, 
size, shape, massing, form and materials.  There is contextual significance as the structure is 
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highly visible located close to Old Derry Road and contributes to what was the mid nineteenth 
century streetscape. 


1090 Old Derry Road West, front and west 


façade  


 


 


 


 


 


Bell Hotel – date unknown.  


 


 


 


 


 


In the centre of the photo is the Bell Hotel, c. 
1910, when it had an open porch across the 
front façade. 
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Address:  1092 Old Derry Road  
 


Date of Construction:  Vacant lot (as of 2013) 


 


Historical Background: The lot at 1092 Old Derry Road was severed from #1090 in 1996. 
The lot therefore has historic association with 1090 Old Derry 
Road and its history prior to severance. 


Description: This is a vacant lot.  There may have been an earlier structure on 
this lot, but it has remained vacant for many years. 


Heritage Attributes: 


 The historic association of this property to 1090 Old Derry Road prior to its severance in 
1996 


 The open views and green space of the property to Old Derry Road 


 







 
 


 
76 


 


City of Mississauga – Culture Division, Community Services  
 


Statement of Significance 


The property at 1092 Old Derry Road is a vacant lot created by the severance of this parcel 
from 1090 Old Derry Road in 1996 and therefore retains the history related to #1090. 
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Address:  1095 Old Derry Road  
 


Date of Construction:  c. 1990 


 


Historical Background: Francis Silverthorn came to Meadowvale Village in about 1837. 
He purchased several parcels of land from James Crawford, 
including the Grist Mill location. Silverthorn came from a family of 
entrepreneurs. His father Aaron was a mill owner in the Niagara 
region around the time of the War of 1812. The family decided to 
move to the York Region just before the 1837 Rebellion to help 
further their business interests. 


With James Crawford already having tried to dam the Credit River 
in the 1830s for his saw mills, Francis Silverthorn saw bigger and 
better opportunities to make use of the Credit. He chose the land 
located at what is now 1095 Old Derry Road as the site for a flour 
grist mill.   


The first mill on this site was constructed in 1845. It continued for 
about four years when it accidentally caught fire. Silverthorn was 
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not deterred by this set back and went about constructing a new 
mill, which was completed in the spring of 1850. Silverthorn had 
three mortgages on the mill and associated lands; two from the 
Bank of Upper Canada and one private mortgage through John 
Wilmot Silverthorn needed these funds to be able to construct the 
new mill. The earliest known photograph taken in Meadowvale 
was a silver nitrate coated tin plate of the second Silverthorn Mill 
in about 1850, just after its construction. 


When the prices of wheat and flour bottomed out after the end of 
the Crimean War, Silverthorn had stockpiled too much flour and 
went bankrupt trying to sell it off at lower prices. In a desperate bid 
to raise the cash needed to keep paying his mortgages, 
Silverthorn began trying to sell of Village lots he owned. However, 
it was too little too late. Because the Bank of Upper Canada held 
Silverthorn’s mortgages, he lost nearly everything to the bank. At 
the time, the major shareholders and trustees of the Bank were 
the Gooderham and Worts families of Toronto. As a result, the 
Gooderhams ended up acquiring all of Silverthorn’s lost 
properties, including the mill. 


William Gooderham, the family patriarch, had enough to deal with 
in his distillery business on the Toronto waterfront so he sent his 
sons, Charles Horace “Holly” and James to Meadowvale to look 
after his business interests in 1861. When William Gooderham 
died 20 years later in 1881, Holly began to close out his business 
interests in Meadowvale Village and left the Village by 1882 to 
focus on the Toronto distillery operation. He sold the mill, and its 
60 acre property, in 1882 to Edward Wheeler of the Wheeler 
Brothers milling company from Stouffville, Ontario. 


After the Gooderhams left, it would be several years before the 
mill experienced prosperity again. When Henry Albert Brown 
bought the mill for $2,000 in August 1895, he took the mill, which 
had been closed for almost 4 years, and turned it into a 
functioning and profitable business once again. Brown also 
expanded the mill pond by creating another dam further up the 
Credit River to create Willow Lake in a bid to attract visitors to the 
region in the summer for boating and picnic excursions. Brown 
was drowned in the spring of 1911 when he and an assistant 
opened the floodgates after the spring thaw to let the water back 
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into the mill pond. The quick thaw that spring resulted in a surge of 
water that swept the two men into the mill pond, drowning them 
both. 


The next mill owner was William Brett who owned the mill until he 
sold it to Stanley Gorman in 1943. Gorman could not make the 
operation profitable so he sold the mill to Luther and Grace 
Emerson in 1946. Grace Brown was the only daughter of Henry 
and Lillie Brown. The mill ceased to operate as a grist mill in 1950, 
but was used as a storage facility until Emerson were forced by 
Toronto Township to dismantle the mill because it was deemed a 
derelict fire hazard. Emerson was so disgruntled with the decision 
to force him to take down the mill that he left the ruins in a pile to 
essentially rot away to nothing. Residents and citizens from other 
parts of the town would come and salvage wood from the mill, 
while the rest just naturally filled in over time. The turbines are still 
in what was the cellar area and are now covered with several feet 
of earth. In 1963, the Credit Valley Conservation Authority 
acquired the lands owned by the Emersons, including the mill 
ruins site.  


The gazebo has been a fixture on the mill site lands since the 
1860s. It was originally located on the opposite side of the street 
to its current location and served a number of functions including 
concerts by the Meadowvale Band, community announcements, a 
gathering place during public holidays and it was the scene of a 
few weddings over time. The presence of the current mail box 
gazebo is a direct link to the importance of community spirit, 
gathering and celebration. 


Description: The wooden gazebo structure houses the mail boxes for the 
property owners in the Village as there is no direct mail delivery. 
Eight wooden posts support a conical shape roof of wood shingles 
resting on a concrete pad.  The postal gazebo received 
refurbishment and repair in 2011 for the 175th Village anniversary 
celebrations.  The gazebo not only provides a protected area over 
the postal boxes but also allows for a Village gathering space and 
area to post community notices.  The subject land is owned by 
Credit Valley Conservation. 
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 The mill ruins are directly behind (west) of the gazebo.  The stone 
and concrete ruins are only partial but do provide a sense of the 
location and mill race that led to the mill. 


Heritage Attributes: 


 The gazebo structure reflects a tradition of a gazebo in the Village core related to open 
public space at what is now Old Derry Road and Old Mill Lane 


 The stone and concrete ruins relate and inform about the former grist mill which was 
located on this property 


 The open space around the ruins and postal gazebo, which allow for views into and from 
the site. 


Statement of Significance: 


The mill ruins are a significant reminder of the history and development of Meadowvale Village 
from its early settlement.  The ruins have architectural significance in that they are the only 
remaining features of the mill complex and related landscape features, including the mill race 
and mill tail race.  The context of the ruins within the Village is significant to how the village 
developed, their visibility from Old Derry Road and Old Mill Lane and its relationship to the 
Credit River. 


. 


 


 


 


 


 


 


Silverthorn Grist Mill, c. 
1850 located on the site 
of today’s postal gazebo. 
This is believed to be the 
first photo ever taken of 
the Silverthorn grist mill. 
(PAMA). 
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Mill stone - on site of former grist mill, now 
public open space. (Stone was donated and is 
not the stone from this mill site.) 


 


 


 
 
 
 
 
 
Tom Stone, The Old Mill, oil – 1935 (PAMA) 


 


 


 


 


 


 


 


Mill complex c. 1910.  The original gazebo is 
located on the left side behind the tree where it 
stood at the intersection of Old Mill Lane and 
Old Derry Road. (PAMA) 
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Photo of the mill from a similar perspective as Tom Stone’s painting. The bridge leads to Willow 
Lane. (Ontario Archives). c. 1931. 
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Address:  1100 Old Derry Road West 
 


Date of Construction:  c. 1910 


 


Historical Background: Francis Jackson was a prominent businessman, local politician 
and farmer in the Meadowvale area. His main property was the 
farmhouse known as the Simpson-Humphries Residence, which is 
designated under Part IV of the Ontario Heritage Act and is 
located outside the Meadowvale Village HCD boundary at 1200 
Old Derry Road. 


 By 1915, Jackson had bought up over 150 acres of land that had 
once been owned by John Simpson. This included all lands along 
Old Derry Road from the Simpson-Humphries property up to and 
including lands severed by the Pearsons at 1020 Old Derry Road. 
Jackson’s son, William, lived here and farmed the land while 
Francis was away tending to his various political activities. William 
became postmaster for the Village from 1918-1920 and relocated 
his residence to the Jackson Store and Post Office at 1060 Old 
Derry Road. 
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 In 1927 Florence Jackson, Francis’ daughter, who had married 
local farmer Doug Hunter a few years before, took up residence in 
the house. The Hunters severed the property by selling off some 
of the farm land to the west and keeping the property at 1100 Old 
Derry Road as their main residence. 


 In 1976, the former Meadowvale Rail Building, which had been 
located at the corner of Old Derry Road and Creditview Road, was 
disassembled and relocated to the rear of this property. The board 
and batton exterior, which had been painted with white wash, was 
reversed to show the weathered wood that had been exposed on 
the interior of the building.  


Description: This two storey residential structure is believed to have been built 
in two sections, the rear portion being first (mid nineteenth 
century), which was oriented east, and the current front façade 
being added later, about 1910.  (Ursala Karalus, in her history of 
the Simpson Farm, states that in 1895 Francis Jackson bought 
this land with a house and outbuildings.  He is said to have built a 
large bank barn behind the house in the same year.)  


There is an open porch the length of the front façade.  The 
structure is finished in stucco and has gable ends.  The windows 
may be their original aperture, but the windows have been 
replaced with single casement windows and some larger pane 
windows. 


 To the rear of the property is an outbuilding constructed of 
material from the Meadowvale Credit Valley Railway station, 
formerly on Creditview Road, which was dismantled and moved to 
this site in the 1970s. 


Heritage Attributes: 


 The location of the residential structure in relation to Old Derry Road with its yards of 
open green space on all four sides, highly visible from all directions 


 The historical association with the Jackson and Hunter families 


 The size, shape and form of the building reflecting the historic nature of the house  as it 
was constructed in the nineteenth century 


 The outbuildings contribute to the character of the Village and reminder of its agricultural 
past 
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Statement of Significance: 


The property at 1100 Old Derry Road has an historic association with the Jackson family and 
their contribution to the development of 19th and early 20th century Meadowvale Village. The 
house has architectural significance in its size, shape, form, materials and vernacular design. 
There is contextual significance in its location within the lot providing for generous yards of open 
green space on all sides and contribution to the streetscape. 


1100 Old Derry Road, north and east elevations 


 


 


 


 


 


c.1912 (PAMA) 


 


 


 


 


 


1100 Old Derry Road West, west elevation 
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Meadowvale Rail Building c. 1910. The original 
location of the building was on the west side of 
Credit View Road and Old Derry Road. (PAMA)  


 


 


 


 


 
Meadowvale Train Station located at the rear of 
property. 


 


 


 


 


 


 


1100 Old Derry Road as it appeared in 1990. 
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Address:  1101 Old Derry Road 
 


Date of Construction:  c. 1850 


 


Historical Background: For many years it has been speculated that this cottage was built 
to house the day manager of the grist mill. However, the land 
registry title abstracts have not been able to verify this 
assumption. This structure does appear on the 1856 Bristow 
Survey for Meadowvale Village. The most significant historical 
association with this structure is its connection to Isobel Hardy. 
Isobel Hardy was the grandmother of A. J. Casson, the youngest 
member of Canada’s Group of Seven artists. Although land 
records do not show a direct ownership linkage with Hardy to this 
house, it is very likely that she rented this cottage after her 
husband James passed away and the family farm was sold. The 
Hardys had one child, Henrietta, who was married to John Edwin 
Casson. 


A.J. Casson came to Meadowvale for summer vacations to visit 
Grandmother Hardy from about 1902 until her death in 1909. A. J. 
Casson recalled in an interview with CBC in 1989, a few years 
before his death, that he remembered being fascinated with 
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watching Fred Haines painting along the Credit River the summer 
of 1907. Casson said he “peppered Haines with questions” about 
being an artist and remembered those conversations with him as 
being some of his favourite experiences of coming to Meadowvale 
in the summers. 


The house itself has undergone a few changes over the years. It 
was once completely covered in stucco and sometime in the mid 
twentieth century, the stucco was removed from the lower portion 
to reveal the stacked plank on plank construction. While it is not 
fully understood how exposing the plank on plank walls may 
impact the structure in the future, it is an interesting visual 
confirmation of how the building was constructed. 


Description: A one-and-a-half storey structure built with stacked plank 
construction.  Evidence of the plank-on-plank technique can be 
seen on the west elevation which has the planks exposed.  The 
planks were normally covered in stucco or wood siding. 


 There have been alterations to the east and north facades, as well 
as raising the roofline from the original cottage.  This is the only 
residential structure built off Old Derry Road with the former mill 
tail-race behind. 


Heritage Attributes: 


 Original stacked plank construction and its current modest size, shape, form, massing 
and style  


 Original location on Old Derry Road, with the rear opening onto the former mill tail-race. 


 Historic association with the Hardy family, grandmother to artist A.J. Casson 


 The location of the structure within the property providing for open green space on all 
four sides 


 
Mill Cottage – view from the former mill tail-race, 
c.1890. Photo probably taken from the bridge on 
Willow Lane looking west. (PAMA) 
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Statement of Significance: 


The property at 1101 Old Derry Road has historical significance in its age as one of the original 
cottages related to the mill operation and the association with Canadian artist A.J. Casson who 
used to visit the house when his grandmother Hardy lived here.  The property known as “Mill 
Cottage” has been the subject of many artist’s paintings, drawings, and sketches for many 
years.  The property has architectural significance in its modest size, shape, form, massing and 
style and for its stacked plank construction original to the mid nineteenth century.  The property 
has contextual significance for its location off of Old Derry Road and proximity to the former mill 
tail race and open green space in all directions making it highly visible. 


 


 


 


 


 


 


 


 


 


 


 


 


View of Old Mill Cottage from Old Derry Road looking west c.1890. (PAMA) 
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Harry Spiers – Cottage on the mill race, c. 1904. (PAMA) 


 


 


 


 


 


 


 


 


 


 


 


Mill Cottage, c.1911 (Ontario Archives) 
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Address:    7005 Old Mill Lane   
 


Date of Construction:  1986 


 


Historical Background: The first village Library stood at this location from 1929 to 1965.  
The Meadowvale Women’s Institute owned this land and started 
the library, with Miss Minerva Castle installed as the librarian from 
1929 to 1952. The library was open only on Friday evenings. The 
building itself was formerly the local skating shed and was moved 
to this site. In 1944 the Meadowvale Women’s Institute Library 
joined the Peel County Library Association and joined the Toronto 
Township Public Library in 1957.  In 1966 the library closed and 
the collection moved into the local public school.  The former 
library building was removed from the site in 1973 when the 
property was acquired by Credit Valley Conservation. 


 The grounds in and around the small library structure were for 
many years an important part of the Village green, centrally 
located on the main street. 


 In 1986, the sewage pumping station was constructed by the 
Region of Peel to service the Village and surrounding area. In 
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1986 a time capsule, in a sealed Plexiglas box, was buried on the 
site.  In 2006 the time capsule was removed. 


Description: A frame structure with red brick finish and yellow brick accents.  
The structure houses the Region of Peel sewage pumping station 
built in 1986.  The Region worked with the City to design a 
structure that would be compatible to the village character in its 
size, shape, form and materials. 


 On this same site is a cast aluminum plaque commemorating the 
heritage designation of the Village as a heritage conservation 
district.   


Heritage Attributes:  


 Historic association of the property with the former Meadowvale Women’s Institute 
Library, established 1929 


 Historic association of the site as a gathering place and open green space 


 
The village Library, which stood at this location from 
1929 to 1965.  Minerva Castle, was the librarian for 23 
years between 1929 and 1952. ( L-R: PAMA and City of 
Mississauga) 
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Community fundraising at library, c. 1940-1950. (PAMA) 


 


 


 


 


 


 
The time capsule being removed in 2006.  It was initially 
buried in 1986. 


 


 


 


 


 


 


Time capsule (1986-2006) exposed in its 
concrete vault.  
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Unveiling of HCD plaque, c. 1980 (from left) Thomas McIlwraith, Jim Holmes, Mayor Hazel 


McCallion. 
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Address:  7017 Old Mill Lane   
 


Date of Construction:  c. 1870, Moved to current location c. 1915- 1920 


 


Historical Background: The structure used to stand on the opposite side of Old Mill Lane 
behind the Silverthorn Grist Mill along the end of the mill race. 
This was used as the Mill Office since it was constructed in 
approximately 1870. 


 When William Gooderham acquired the mill property after 
Silverthorn couldn’t repay his mortgage, Gooderham sent his sons 
Charles and James to Meadowvale to look after his business 
interests. James Gooderham ended up increasing operations in 
the Village by expanding the general store, increasing production 
at the mill and by adding a new office space for the mill. Although 
we do not know when Gooderham built the office, we can guess 
that it occurred at the same time as the other expansions, which 
took place between 1865 and 1870. 


 The structure was used as the Mill Office until Henry Brown’s 
tenure as mill owner. The Mill Office was not being used as an 
office but for storage. When Lillie Brown sold the mill in October 
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1911 after her husband’s death in March of that year, the new mill 
owner, William Brett, had the structure moved sometime before 
1920. Photos of the mill, taken by photographer John Boyd in 
1920, show the office had been moved by that time. 


 It is not clear if the structure was moved to be rehabilitated as a 
private residence for someone specific, or if it was relocated just 
to get it off the mill site property. Either way, it did become a 
private residence and has remained so since shortly after its 
move. 


 The mansard roof was added sometime in the 1970s to help 
increase floor space by adding a low ceiling upper floor. This 
mansard roof is not a sympathetic contribution to the structure’s 
overall heritage character. 


Description: This building is two storeys with a Mansard roof.  It is finished in 
horizontal wood siding.  The second floor was a late addition 
mansard roof with wood shingles.  The roofline extends over the 
front façade to create a front porch supported by wood posts. On 
the south façade is a one storey addition that serves as an 
enclosed porch and entryway. 


 A detached double garage, built about 1990, is located directly 
north of the house.  The garage is clad in board and batten made 
from rough cut planks sawn from discarded telephone poles.  The 
mill that cut the wood was located at the Ian Davidson property, 
just north of the current Derry Road by-pass north of the Village 
on Second Line West. 


Heritage Attributes: 


 The historic association of this building as the original mill office having been moved 
from directly across the street and converted to a private residence 


 The remaining original materials including the round arch windows on the front façade 


 The size, shape and form of the original structure within the context of the current 
building 


 Its location on the lot which provides for a clear and open view of the front and side 
facades. 
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Statement of significance: 


The residential structure at 7017 Old Mill Lane has historical significance in its relationship to 
the original location of this structure across the street as one of the original mill buildings.  It has 
architectural significance related to the ground floor portion of the current building in its modest 
style, shape, form and materials original to the nineteenth century.  The context is significant for 
its high visibility and contribution to the streetscape. 


 
View of the mill and mill office opposite 7017 Old 
Mill Lane, c. 1900.  Note the mill office in its 
original location, the centre one storey structure 
with centre door and two round arched windows. 
(PAMA) 


 


 


 


7017 Old Mill Lane pictured on the left with an 
open front porch, centre chimney and gable 
roof, c. 1920. (PAMA) 
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Address:    7035 Old Mill Lane  
 


Date of Construction: c. 1956 


 


Historical Background: This is a typical example of a modest mid twentieth century 
bungalow that was the preferred building style at the time in 
Meadowvale Village. 


 This section of land, which included the triangle parcel between 
Barberry Lane, Old Mill Lane and Pond Street, had been part of a 
green space set aside by Francis Silverthorn for the usage of all 
Meadowvale Village residents as a recreational area.  An earlier 
structure of unknown age, a residential building converted from a 
farm outbuilding with insulbrick finish, stood on this site. (Ref. 
Rosemary & Terry Wilson, September 2012) 


This property has remained under the same ownership since 
1956. This is a rare example of an unaltered mid-20th century 
bungalow remaining in Meadowvale Village and holds heritage 
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significance because of its link to mid-20th century urban 
development. 


Description: This is a modest one storey frame structure of a projecting ‘L’ form 
from the front façade.  The building is clad in aluminum siding, has 
a hip roof on the main portion of the structure and a gable end at 
the front façade.  The structure has a concrete block foundation. 


 The building is located to the south side of the property and a 
generous setback from Old Mill Lane.  The siting of the building on 
the property allows for a very large, green open space at the 
intersection of Old Mill Lane and Barberry Lane that greatly 
contributes to the historic open character of the Village. 


 To the rear of the house and set in the corner of the property is a 
small gable end outbuilding.  The property is outlined with black 
chain link fencing. 


Heritage Attributes: 


 The size, shape, massing and form of the structure contribute to the historic character of 
the Village. 


 The location of the house on the property which allows for a generous side yard at the 
intersection of Barberry Lane and Old Mill Lane provides an historic green open space 
important to the Village character and streetscape 


Statement of Significance: 


There is no historical significance to the structure on this property.  The residential structure 
contributes to the Village character in its style, shape, massing and form as a modest one-
storey home. The context is significant in that the home is situated on the lot in a manner that 
allows open space to the road and a large green side yard providing views through the 
intersection of Barberry Lane and Old Mill Lane. 
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7035 Old Mill Lane, north and west facades. 
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Address:  7050 Old Mill Lane  
 


Date of Construction:  c. 1844 


 


Historical Background: Both the Tweedsmuir History of Meadowvale Village and the 
Perkins-Bull Collection claim this is one of the oldest frame 
houses built in the Village. 


 It is generally believed to have been built by pioneer farmer James 
Crawford in 1844 and was purchased by Francis Silverthorn in 
1845 to be his residence as it was perfectly situated up the road 
from his newly constructed grist mill. At the time Crawford built the 
house, the front faced Old Mill Lane and the 1856 Bristow Survey 
indicates that there was an irregular “L” shaped extension out the 
back of the property. Silverthorn also owned Lots 38 and 39 and 
on these sat the barns, drive shed and piggery belonging to the 
house. It was in this barn and piggery that the first Methodist camp 
meeting was held in 1848. Silverthorn, a strong Methodist himself, 
gladly put up his property for large scale meetings. During the 
Christmas season of 1849, Silverthorn hosted the eminent 
American temperance lecturer Andrew Jackson Davis, who gave 
an “enthusiastic and jubilant speech” (Tweedsmuir Histories) 
regarding the benefits of the Temperance Movement. Silverthorn 
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himself said later in life that he never smoked and never drank 
and this helped him reach old age with ease compared to some of 
his contemporaries. 


 When Silverthorn left the Village in 1861, the house came under 
ownership of several people, particularly those associated with the 
mill as either owners or managers. It is believed that James 
Gooderham lived here between 1862 and 1868 while he 
embarked on a number of operational expansions for the mill 
property. Charles Horace (Holly) Gooderham took over the mill 
ownership after James relocated to Streetsville, and may likely 
have lived here while he was constructing his brick home located 
at 929 Old Derry Road. When Henry Brown purchased the mill in 
1895, he settled his family in at the Silverthorn House and made a 
number of significant changes to the property. 


 One of the first things Brown did was to remove the barns and 
piggery, located on Lots 38 and 39, and turned it into a grassy 
park space which still exists behind the current mail box gazebo. 
Once these buildings were removed, Brown reseeded the space 
to turn it into lawns and gardens and he put up a wooden post, 
wired farm fence around the perimeter. Each of these wooden 
posts along the fence had a polished metal maple leaf which 
remained on the property until the mill was dismantled in 1954. 
The next significant changes to the property occurred in about 
1907 when Brown’s wife Lillie had a special request.  


According to the Tweedsmuir Histories for Meadowvale Village, 
Lillie Brown was displeased with the aesthetics of the Silverthorn 
House.  She wanted the house to be turned so that the front door 
faced the long grassy space along the mill race. She had 
reportedly grown tired of looking out at the streetscape along Old 
Mill Lane and wanted to face the newly redesigned lawn and 
garden space toward the mill. It was also believed that Brown 
could have a better view of the mill in case he was needed after 
hours. According to Allan Emerson, grandson of the Brown’s, his 
grandfather did move the house by turning and placing it onto a 
newly dug foundation and built an addition onto the back of the 
house. Although this story has been passed down as hearsay 
over the years, the best way to corroborate this legend is to 
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conduct a structural analysis of the house’s foundations to validate 
original footings locations and dates of possible construction. 


When Henry Brown died in March 1911 by drowning in the mill 
pond, a distraught Lillie Brown and her daughter Grace left 
Meadowvale and took up residence at the Brown family 
homestead now located at 6970 Vicar Gate Drive in Mississauga. 
She sold the mill and all properties to William Brett in October 
1911. William Brett lived at the Silverthorn House for a time until 
he married Emily Pearson, whose parents owned the Graham 
Pearson House at 1020 Old Derry Road. After the House passed 
to Emily’s brother, she and William chose to relocate to a smaller, 
quieter property at what is now 7143 Pond Street. 


The last mill owners, Luther and Grace Emerson (Grace was 
Henry and Lillie Brown’s only daughter) lived in the Silverthorn 
House until their lands were acquired by the Credit Valley 
Conservation Authority in 1963. For a little more than a decade, 
the Silverthorn House was the CVC office until they built their new 
facility across the Credit River. The house then became a private 
residence again. In 1999, the addition out back was demolished 
and a newer addition added in its place, including a separate two 
bay detached garage. 


Description: The front half of this house is one-and-a-half storeys on a stone 
foundation. To the rear is an extensive one storey addition.  The 
building is clad in traditional wood horizontal siding.  The original 
front portion of the building has gable ends and a small gable on 
the front façade directly above the main entrance. Within this 
gable is a lancet shaped window of a two-over-two pattern.  All 
other windows on the original portion of the house are wood, two-
over-two windows.  The front door is balanced with half sidelights.  
Over the doorway is a narrow triangular pediment to frame the 
entryway. 


 On the east façade of the original portion of the house there are 
three symmetrical windows with rounded arches on the ground 
floor with three squared off windows of a slightly smaller 
proportion on the second floor.  All the windows have appropriate 
shutters.  The gable ends have cornice returns. 
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 The house is oriented toward Old Derry Road and is therefore 
parallel to Old Mill Lane.  The house has a shallow setback to Old 
Mill Lane making it highly visible from the street.  There are 
mature trees which shade the house and provide for an 
established setting. On the west side of the house there is a small 
setback to the remnant mill race. 


 The location of this house on the property is very significant to its 
history.  The house was built and owned by the mill owner, 
Francis Silverthorn.  It was later reoriented so that the mill and its 
operation were highly visible from the house.  Views were also 
opened from Old Mill Lane and to the mill pond to the west.  The 
mill pond has gone and is now a heavily forested area.  The open 
area from the house to Old Derry Road is significant as this has 
traditionally been open and highly visible. 


 There is a detached garage to the rear of the house. 


Heritage Attributes: 


 The historic association with Francis Silverthorn who built this house and established the 
grist and saw mills that provided an industry for Meadowvale Village 


 The historic association with Henry Brown who owned this property and was responsible 
for creating Willow Lake and transforming Meadowvale into a tourism centre 


 The original portion of the house and its original materials, style, shape, windows and 
form, with low profile additions 


 The location of the house on the property and the open, green views and vistas of the 
house from both Old Derry Road and Old Mill Lane 


Statement of Significance: 


The residence at 7050 Old Mill Lane has a significant historical association with Francis 
Silverthorn, who owned and built this residence while he owned much of the lands within the 
Village and operated the grist and saw mills.  The house has architectural significance in that 
the structure is distinct within the Village and represents an early nineteenth century building 
style, shape and form within the Village HCD retaining much of its original characteristics.  The 
property and structure have contextual significance as Francis Silverthorn established the mills 
and located his home at this location to oversee the industrial complex within the core of the 
Village that grew from this site.  The house is highly visible from Old Mill Lane and Barberry 
Lane with open green space to the south, shallow setback to the east and open space to the 
north. 
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Francis Silverthorn shortly before his death in 


1893 (PAMA) 


 


 


 


 


 


 


 


 


 


 


 


 


 


  
 


 


  
East façade of 7050 Old Mill Lane with road in foreground.  Detail of east façade window 
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Silverthorn House as it appeared in 1976. 


 


 


 


 


 


 


View from Old Mill Lane near the house toward 


Old Derry Road, c. 1900. On the right is the mill 


begun by Francis Silverthorn and across the 


street the former Bell Hotel.  


 


 
 
 
 
 


View of the house on the left, along Old Mill 
Lane, c. 1910. 
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Lucinda Brown, c. 1895, sister of Henry Brown (PAMA) 
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Address:  7060   Old Mill Lane  
 


Date of Construction:  c. 1970 


 


Historical Background: This is a very practical and utilitarian structure which was built to 
house equipment, tools and supplies for Credit Valley 
Conservation. The CVC acquired their current lands surrounding 
Meadowvale Village in 1963 from the last mill owners, Luther and 
Grace Emerson.  The structure was erected in the early 1970s. Its 
simplicity and practicality allows the building to retain its 
usefulness while not drawing attention to itself or being out of 
place within the current building stock of the Village. The structure 
is well removed from the road edge and is surrounded by mature 
trees and an old pathway that leads into the CVC lands. 


Description: This frame structure, one storey in height, is a garage, storage 
and work area owned and utilized by Credit Valley Conservation. 
It is a utility building finished in manufactured siding. 


 The building is recessed deep onto the lot which provides for a 
large gravel area to the front of the building for CVC service 
vehicles.  This open space contributes to the nineteenth century 
character of the Village with large open spaces.  To the south of 
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the property is a small watercourse that drains away from the 
road. 


Heritage Attributes: 


 The location of the building to the rear of the lot provides for a large open space which is 
representative of the historic open spaces within the nineteenth century character of the 
Village 


Statement of Significance: 


The historical association of this property is with the former mill operation and property owner 
Francis Silverthorn.  The property has significant context in that the setback of the structure 
provides for a large open space true to the nineteenth century character of the property and 
Village development contributing to the streetscape. 


 


 


7060 Pond Street rear façade. 
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Address:  7067 Old Mill Lane  
 


Date of Construction:  c. 1950 


 


Historical Background: This property formed part of the original “three corners” open 
green space which included the properties of 1033 Barberry Lane 
and 1045 Barberry Lane. This triangle of land had been set aside, 
it is believed, by Francis Silverthorn to be a village green where 
children could play and families enjoy Sunday picnics and other 
social get-togethers. This piece of land had remained green space 
until the 1940s, when development happened for the first time. 
Although the property address is on Old Mill Lane, the house 
fronts toward Pond Street, at the top of the triangle. 


 This is the first residence to have been constructed on this site 
and the property has changed very little since it was constructed 
in the 1950s. 


Description: The residential structure is a one storey frame building, with a hip 
roof, clad in aluminum siding.  It is of modest size, scale, massing 
and form which make it compatible with the older homes within the 
Village HCD.  To the south of the residence is a one storey 
outbuilding equivalent in size to a double car garage.  The building 
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has gable ends and is very simplistic in its design, shape and 
form. 


 The house is located centrally within the lot which forms the apex 
of the triangular shaped property.  This location provides for an 
open green space to the north, east and west facades of the 
residential structure. 


Heritage Attributes: 


 The modest one storey scale of the residence in its size, shape, massing and form 


 The location of the house on the lot which provides for open green space to the east, west 
and north yards 


Statement of Significance: 


The property at 7067 Old Mill Lane has historical significance in its association with early 
ownership by Francis Silverthorn and the retention of this property as open green space until its 
development in the 1950s.  The modest one storey scale, size, shape and form of the structure 
is compatible with the Village character.  The location of the residence on the lot provides for an 
open green space on the east, west, and north facades which contributes to the streetscape. 


 
7067 Old Mill Lane, the west façade 
and outbuilding. 
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Intersection of Pond St. and Old 
Mill Lane 
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Address:    7070 Old Mill Lane  
 


Date of Construction:  c. 1860 


 


Historical Background: Known to the current residents of Meadowvale Village as “The 
Boathouse”, this property is believed to have been Francis 
Silverthorn’s last building he constructed in Meadowvale before 
leaving the Village in 1861. It was likely built as a double worker’s 
cottage to house grist mill workers and their families and had a 
quiet, non-descript life for its first forty years. However, it was 
Henry Brown, who owned the mill from 1895 to 1911, who created 
the legend and mystique around the house that exists today.  
Brown created Willow Lake by flooding and enlarging the mill 
pond and it is has been said that Brown converted the house to a 
boat rental facility where visitors could rent small boats and 
canoes to take out onto the lake immediately to the west of the 
property. 


 Although Henry Brown had taken the almost defunct and derelict 
mill back to prosperity by 1897, it still was not as productive as 
other mills that existed in Toronto Township at the time. Brown 
wanted to entice people to move to and visit Meadowvale, so if the 
mill wasn’t going to do that, he decided to promote the Village as a 
vacationing spot. Picnic areas with tables, playfields and 
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horseshoe pitches were set up across the street from the 
properties now located at 7135, 7143 and 7155 Pond Streets. 
Small walking trails were also placed around the lake for visitors to 
stroll and enjoy the view of the water. Willow trees and other 
native plant species were also planted along the lake to add to the 
aesthetic beauty of the area.  


 Brown also arranged for transportation to pick people up from the 
train station at Creditview Road and transport them back to the 
Village, where they would spend their days by the lake boating 
and picnicking, then stay at either the Commercial or Bell Hotel in 
the evenings. 


 After Brown’s untimely death in 1911, the Willow Lake Resort area 
immediately ceased to be a tourist attraction. 


Description: The front portion of this structure is one of the original stacked 
plank buildings from the mid nineteenth century.  In 2001, the 
original structure was removed from its stone foundation, a new 
concrete foundation built on the same site, and the stacked plank 
structure replaced and finished in stucco.  At this same time a 
former addition to the rear of the structure was removed and 
rebuilt at one-and-a-half storeys.  The wood windows are not 
original but have retained a traditional six-over-six pattern.  A 
small open porch covers the front entrance supported by two 
wood pillars.  There are two symmetrical dormers on the front 
façade. On the south façade of the front, original portion of the 
house is an exterior brick chimney. 


 To the north of the house is a detached garage constructed after 
2001. 


 This structure has a shallow set-back from Old Mill Lane and is 
highly visible from the front façade and south façade which opens 
onto CVC lands that provide a walkway into the neighbouring 
parkland.  The structure contributes to the historic streetscape 
with open landscaping at the front and side yards.  A picket fence 
defines the front yard which is typical of the 19th century roadside. 
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Heritage Attributes: 


 The original one storey front portion of the structure, its size, shape, massing and form, 
built in stacked plank construction. 


 Its historic association with the mill operation, providing modest housing for mill workers 
and its later conversion as a boat rental facility 


 The location of the property slightly setback from the roadway with open views of the 
green yard and house on the front and side facades 


 Its location in relation to the former mill race and Willow Lake directly to the west of the 
property 


Statement of Significance: 


The structure at 7070 Old Mill Lane has historical significance as it was originally a semi-
detached structure built for housing to support the local mill workers and converted in the early 
twentieth century to a boat house for Willow Lake in support of tourism in the Village.  The 
residence has architectural significance in that the building is constructed in the stacked plank 
method and that the original front portion of the house retains much of the character of the mid 
nineteenth century structure.  Its context is significant as it is highly visible from Pond Street with 
open green space to the south, east and north facades, contributing to the streetscape. 
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Front and north façade of 7070 Old Mill Lane 
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7070 Old Mill Lane south façade with native plantings in the foreground by Credit Valley 
Conservation. 


 


 


 


 


 


 


 


 


 


7070 Old Mill Lane as it appeared in 1976. 
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Flier advertising Willow Lake Summer Resort, 1910. (PAMA) 
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   Winter Carnival on Willow Lake, 1910 (PAMA) 
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Address:  7076 Old Mill Lane 
 


Date of construction:  c. 1880 


 


Historical Background: This property is another example of a late nineteenth century 
structure that has changed little over the years. It is, perhaps, best 
known as the location for the Village Post Office between 1977 
and 1981. It also may be the home of Robert Golden, whose 
home was sketched by the artist Harry Spiers when he lived in 
Meadowvale and wrote the Village’s first documentary account of 
who lived and worked in the Village in 1904. The front façade in 
terms of shape, size and form, plus street orientation and front 
walkway placement is very similar to the Golden residence sketch. 
The current enclosed front porch may be obscuring a bay window 
that is drawn on the Spiers sketch. 


 This property sits on land once owned by Francis Silverthorn, 
William Gooderham and Henry Brown as part of the mill owner’s 
lands along the mill pond. This property would have had a perfect 
lakefront view from the back yard.  


Description: This is a frame structure, one-and-a-half storeys, with a vertical 
aluminum panel finish.  The house has gable ends on the front 
and rear façade and a large dormer on the south with a round 
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arched widow.  There are two upper windows on the front façade, 
believed to be original, two-over-two pattern and a decorative 
wood window surround.  An enclosed veranda with horizontal 
wood siding on the lower half and two-over-two windows on the 
upper half, on all three sides, encases the front entrance. 


 The house is situated close to the roadway and off to the south 
side of the lot.  This orientation allows for an open view of the 
house from the south, east and north elevations and provides for a 
consistent open space around the building which is an important 
character of the streetscapes and lotting pattern within the Village. 


Heritage Attributes: 


 The size, shape, form, massing, and materials of this original building which contributes 
to the nineteenth century character of the Village HCD 


 The location of the house on the property which allows for open space to the north of the 
house and clear views to the front and side facades 


 
Statement of Significance: 
 
The property at 7076 Old Mill Lane has historical significance in that it believed to have been 
one of the residences drawn by artist Henry Spiers who illustrated and wrote the 1904 “Souvenir 
of Meadowvale”.  The structure has architectural significance as it is representative of the 
vernacular frame structures of the area, in its size, shape, form, and massing, although few in 
number within the Village.  The property has contextual significance as it is situated on Old Mill 
Lane and once would have backed onto Willow Lake.  The house has setbacks that allow for a 
high visibility on its south, east and north facades. 


 
7076 Old Mill Lane as it appeared in 1990. 
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Address:  7005 Pond Street  
 


Date of Construction:  c. 1855 


 


Historical Background: This structure is indicated on the 1856 Bristow Survey of 
Meadowvale commissioned by Francis Silverthorn. This was the 
home of William McKee at the turn of the 20th century. McKee was 
the village carpenter who was best known for his window sashes, 
baseboards, crown mouldings and wainscoting. It was in 1904 that 
McKee installed the right equipment to make these items and his 
business exploded after that point. Prior to 1904, if anyone 
needed a window sash or wanted to install wainscoting inside their 
homes, they had to go to Brampton, which was the closest 
carpenter shop that supplied these items.  


 McKee’s carpentry shop was directly across the street in a 
wooden structure with a high front and steep saltbox roofline. He 
remained the Village carpenter until the 1920s whereby he had 
customers come from as far away as Brampton and Streetsville to 
purchase his products. His lumber was supplied by the A.S. 
Lambe sawmill located where the commercial garage now stands 
on Old Derry Road.  This same structure was later used by Ernie 
and Bill Martin as a blacksmith shop for a short time until they built 
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their own shop on Second Line West. (Ref. Rosemary & Terry 
Wilson, September 2012) 


 In 2009, the front porch was added and is a reproduction of the 
original porch that was on the property during McKee’s time, as is 
evident in the photo below. 


Description: The original portion of this house is built of stacked plank 
construction on a stone foundation.  It is modest in scale, with a 
gable roof and cornice returns on the side gables.  There have 
been additions and alterations to the rear, as well as window 
replacement.  The building is finished in stucco as it would have 
been when built. In 2009 the front porch, which had been removed 
for many years, was reconstructed based upon historical 
photographs. 


 The house is situated at the corner of Old Derry Road and Pond 
Street.  The house is highly visible on its south, west and north 
facades. 


Heritage Attributes: 


 The historic fabric of the building as one of the stacked plank construction on its original 
foundation 


 The scale, shape, massing and form of the modest structure 


 The location on a corner lot being highly visible and open on three sides 


 The generous set-back from the property line to the east, south and north support the 
Village characteristic of a modest, smaller structure on a large lot and a generous 
distance between neighbouring structures 


Statement of Significance: 


The residence at 7005 Pond Street has historical significance in that it is representative of the 
mid nineteenth century modest housing built of stacked plank construction.  The building has 
architectural significance in its style, size, shape, form, massing and materials typical of 
residential structures within the Village HCD from the nineteenth century.  The context of the 
structure on the lot is significant in that the building is on its original location, set on the west 
property line, with green open space to the south, east and west, highly visible and contributes 
to the streetscape.  The open space and distance from neighbouring structures is a valued 
characteristic in the Village and significant to this corner lot. 
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7005 Pond Street in 2012 


  
  
  
  
  
 


 


 


 


7005 Pond Street, c. 1980 
 


 


 


 


William McKee’s residence at 7005 
Pond Street is on the extreme right of 
this c. 1900 photo. The carpenter’s 
shop is the wood framed building 
across the street, directly behind 1043 
Old Derry Road. (PAMA) 
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Address:  7015 Pond Street 
 


Date of Construction:  c. 1840 


 


Historical Background: This is one of the oldest structures in Meadowvale Village and 
appears on the 1856 Bristow Survey commissioned by Francis 
Silverthorn. This land once belonged to Silverthorn and it is 
possible that, since this is one of the oldest structures in the 
Village, that Silverthorn may have constructed it. In addition to its 
age, this property has had relatively few owners over the years. 


 After John Beatty, the founder of Meadowvale, left the Village 
permanently in 1836, a new place was needed for Methodists to 
gather. Shortly after its construction, this house did become a 
gathering place for Methodists to worship in the years before the 
permanent Methodist Church could be constructed on Old Derry 
Road. 


 In 1896, farmer Richard Hill and his wife Grace purchased this 
home. The property would remain in the Hill family until the mid 
1980s. The Hills had three sons, two of whom, Arthur and 
Frederick, fought in the Great War of 1914 – 1918: Youngest son 
Thomas served in Europe with the Y.M.C.A. during the Second 
World War. Both Arthur and Frederick were injured in France and 
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were sent to a military hospital in southern England to recuperate 
before being discharged and sent home to Meadowvale. 


 Arthur worked in Toronto, but when he retired in 1957, he moved 
back to Meadowvale Village and lived at the Pond Street family 
home until his death in 1986 at the age of 87. He wrote an 
account of his time in the Great War which is an interesting look 
into the world of regimental recruitment, training and fighting in 
one of the bloodiest wars in global history. 


 The current owners have been here since 1987. They are only the 
sixth registered owners of this property which stretches back 
through the Hills, Gooderhams and Silverthorns. 


Description: The one-and-a-half storey structure is made of stacked plank 
construction in the front, original portion of the building.  The 
original windows are a twelve-over-twelve pattern.  The original 
portion is finished in rough cast stucco and the later additions in 
board and batten. 


 The original house is very modest in its scale and design, with 
only three bays at the front, gable ends, and a reasonable setback 
from Pond Street.  The additions have been kept to the rear of the 
original portion of the home and do not detract from its historic 
character. 


Heritage Attributes: 


 Historic structure of original stacked plank construction and, rough cast stucco finish, in 
a modest style, shape, form, massing, materials and size 


 The original wood window pattern and design on the original portion of the house 


 Three sides of the home are highly visible and open to the streetscape maintaining the 
Village character of modest structures on a open lot 


Statement of Significance: 


The residential structure has an historic association with the mid nineteenth century 
development of the Village and the Hill family.  There is architectural significance in the modest 
style, shape, form, massing and materials of the stacked plank construction with a rough cast 
stucco finish.  The context of the house, with open space to the south, west and north facades 
make it highly visible and contribute significantly to the streetscape. 
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The Hill House prior to its additions, c. 
1985. 


 


 


 
 


 


 


 


 


 


 


 


 


 


Arthur and Fred Hill in WWI military uniform (PAMA). 
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Address:    7025 Pond Street   
 


Date of Construction:  c. 1870 


 


Historical Background: Little is known of this specific structure other than it stands on 
lands once owned by Francis Silverthorn. It is another of the many 
stacked plank on plank examples left in the Village. Its modest 
construction suggests it would have been a farmer’s or mill 
worker’s residence. 


 This property had once been owned by the Trevorrow sisters, 
daughters of William Trevorrow, the owner of the stave and 
chopping mills behind the grist mill. During the period that the 
Apple Tree Inn operated across the street, the Trevorrow sisters 
would take in guests that the Inn could not accommodate. (Ref. 
Rosemary & Terry Wilson, September 2012) 


Description: The one-and-a-half storey residential building is constructed in the 
stacked plank method.  It has a three bay façade with a small 
dormer over the front entrance.  There are gable ends and an 
addition to the rear.  The porch has been recreated and there 
have been other extensive renovations, but in a manner that is 
very much in keeping with the style, form and scale of the house.  
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The exterior is clad in horizontal wood siding.  A detached garage 
is to the rear of the house off of Barberry Lane. 


 The house is situated on a corner lot and is therefore highly visible 
with open space on all sides. 


Heritage Attributes: 


 The original style, shape, form, massing and materials of this stacked plank construction 
house 


 The location of the building on the lot which allows for open space and high visibility from 
all directions 


 
Statement of Significance: 


 
The property at 7025 Pond Street has an historic association with the land once belonging to 
Meadowvale entrepreneur Francis Silverthorn.  There is architectural significance to the simple 
form, massing, style and materials of the residence and its construction as an original mid 
nineteenth century stacked plank building. The property has contextual significance as it resides 
at the intersection of Barberry Lane and Pond Street, highly visible from both streets and a 
generous set back allowing for open green space to each road. 


 


 
7025 Pond Street is in the right of the photo, c.1900. (PAMA) 
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Address:  7053 Pond Street   
 


Date of Construction:  1858 


 


Historical Background: This property has a long and colourful history. It was once part of 
the lands owned by the Gooderham family. The property was 
briefly sold to Francis Silverthorn by Luther Cheyne in 1858, likely 
as an asset to help Silverthorn secure mortgage funding on the 
mill property. After a few short months, the property reverted back 
to Luther Cheyne. There is a family connection between the 
Silverthorns and Cheynes. Silverthorn’s second wife was Mary 
Cheyne, a relative of Christopher Cheyne, Luther’s father. It is 
unknown if Mary was a sister or widowed sister-in-law to 
Christopher, as her full name was Mary Hamilton Cheyne. 


 George Gooderham sold the land to Luther Cheyne in May 1858. 
Cheyne built the current house and also constructed the drive 
shed that remained on the property until it was demolished in the 
late 1990s. The Cheynes were one of Meadowvale’s oldest 
pioneering families. Luther’s father Christopher and uncle Andrew 
Cheyne were part of the United Empire Loyalist settlers who 
arrived shortly after John Beatty. Luther worked as a teenager in 
Silverthorn’s grist mill and went on to become an influential 
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businessman in the area. Cheyne became the Village’s first post 
master in 1857 and this first post office was located in the 
Silverthorn General Store on Old Derry Road. Luther Cheyne was 
also a staunch Methodist, like Silverthorn, and he would be 
frequently seen going door to door about the Village by horse 
drawn carriage to collect money to build the Village’s first church. 
Thanks to these fund raising efforts, Meadowvale did get its 
Methodist Church in 1862. 


 Although the property remained in the Cheyne family until 1891, 
Luther Cheyne left Meadowvale in 1884 after he purchased a grist 
mill in Brampton. He was also a prominent member of the Peel 
Farmer’s Mutual Fire Insurance Company. Cheyne died in 
Brampton in 1912 at the age of 81. 


 John and Mary Farnell bought the property from Luther’s son 
Christopher in 1891. Mary Switzer Farnell was the biological sister 
of Albert Simpson Lambe. (Albert and Mary were orphaned, with 
Albert being raised by the Simpsons and Mary by the Switzers.) 


 Mary Farnell was a widow in 1920 when she sold the property to 
Mary Yates and Helen Beardmore.  They turned the property into 
a respectful and popular rooming house and Tea Gardens named 
the Apple Tree Inn because of the large apple tree that stood 
outside the front door. This apple tree had to be removed in 1976 
because of old age, disease and decay. It was a popular Village 
legend at the time that this apple tree was more than a century old 
and was likely planted by Luther’s wife Mary who was known by 
residents for making the best apple pies in the Village for the 
Methodist Church socials. 


 The Apple Tree Inn operated from 1922 until 1944. In the days of 
prohibition and temperance, the Apple Tree Inn was the only place 
in the Village where residents could go for tea and a light meal. 
Patrons were served their tea lunches in the garden where they 
could enjoy Mary Yates’ wall of tea roses that grew up the side of 
the natural ridge at the back of the property. In addition to the tea 
service, the Apple Tree Inn was a boarding house for 20 years 
that catered to summer or Christmas visitors to the area and, most 
famously, to student artists from the Ontario College of Arts from 
1921 to 1925. Every summer, students from the OCA, led by 
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instructor and well known Canadian artist John William Beatty, 
came to Meadowvale to paint the landscape, houses, Rowencroft 
Gardens and the many Credit River vistas. While in Meadowvale, 
the students and Beatty stayed at the Apple Tree Inn. Villagers’ 
memories of the 1920s, as described in the Perkins-Bull 
Collection, recall how residents would see the students setting up 
their easels on the lawns of the property at the corner of Pond 
Street and Barberry Lane early every morning. Prominent 
Meadowvale  resident and artist Fred Haines was an active 
member of the OCA and likely played a major role in arranging J. 
W. Beatty’s excursions to the area. Mary Yates sold the property 
in 1945 to Aemilius Jarvis for $3,000. 


 There have been a number of changes to the property in recent 
years including an extensive addition to the side and rear in 2003 
and the land was subdivided into three lots in about 2000. The 
original drive shed was also demolished, plus a pool has been 
added and extensive landscaping work conducted. 


Description: The residential structure is a one-and-a-half storey, stacked plank 
construction with a rough cast stucco finish.  The house has gable 
ends and a wide central gable over the front entrance.  The front 
gable is the only remaining 19th century home in the Village that 
has a simple decorative bargeboard.  The basic profile of the 
house has changed very little since it was built.  In 2003 a small 
addition to the side was removed and a larger addition replaced it, 
along with the front open porch, supported by simple wood posts 
fully reconstructed.  The windows have been replaced in wood 
with multi panes and working shutters.  To the rear there is a two 
level addition, once enclosed porches have been converted to 
year round living space. 


 An outbuilding, to the north of the house, served as a coach 
house/drive shed and was removed prior to 2000.  About that time 
the property was divided into three lots, the Apple Tree remaining 
on a large lot and two lots to the north were created (#7067, 
#7061). In 2009, a fence was reconstructed in a traditional style 
based upon historical photographs. 


 The Apple Tree Inn is located on the northeast corner of Pond 
Street and Barberry Lane.  The house is set back some distance 
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from Barberry Lane and provides for an open green space on the 
corner which has historically always been open.  The house is 
highly visible from the west and south facades.  There is a shallow 
rear yard at the base of a ridge that rises behind the house and 
provides a nestled character to the house. 


Heritage Attributes: 


 Its shape, form, style, materials and original stacked plank construction. 


 Its location on a corner lot highly visible from both Pond Street and Barberry Lane with 
open green space to the south. 


 The historic associations with the Cheyne family and a later time period when the 
building was known as the Apple Tree Inn. 


Statement of Significance: 


The residence at 7053 Pond Street has historical significance in its nineteenth century 
association with the Cheyne family and a time period in the twentieth century when it was 
known as the Apple Tree Inn.  The house has architectural significance in that the original 
portion of the house, constructed in the stacked plank method, has retained much of its original 
characteristics distinct to the Village HCD, in its style, shape, form and materials.  The context of 
the house and property is significant as it is located centrally in the Village, highly visible, 
contributing to the streetscape at the intersection of Barberry Lane and Pond Street with open 
green space to the south, west and north. 


 


Historic photo of Apple Tree Inn, c. 1920 
(PAMA) 
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Part of the Apple Tree Inn Tea Gardens. Date 
unknown. (PAMA) 


 


 


 


 


 
 


 


 


 


 
Luther Cheyne, c. 1910. (PAMA) 


 


 


 


 


 


 
Helen Beardmore (left) and Mary Yates – 
established the Apple Tree Inn in 1922. (PAMA) 
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Former coach house/drive shed removed from 
the property circa 1998. (north façade). Photo 
taken about 1990. 


 


 


 


 


 
Original coach house/drive shed showing the 
south and east facades, c. 1990. 


 


 
 
 
 
 
 
 


 
What was left of the ancient apple tree after it 
was removed in 1976. 
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Address:  7057 Pond Street  
 


Date of Construction:  2003 


 


Historical Background:  In 2001 the property at 7053 Pond Street, known as the Apple 
Tree Inn, was subdivided into three lots.  The Inn was retained on 
one lot and two additional residential lots, #7057 and #7061 were 
created.  The property at 7057 Pond Street is approximately 
where the former coach house to the Inn was located. 


 The lot was sold in 2002 and the extant house built in 2003.  A 
detached garage was added in 2005. 


Description: This one-and-a-half storey frame structure is built on a concrete 
foundation with a full cellar.  The house has wood vertical siding 
and stone finish on the foundation.  The house has an “L” shape 
with a projecting front bay and a wrap-around porch from the front 
façade to the south elevation.  The detached garage is a storey-
and-a- half, with some loft storage space. 


 The house is set back from the roadway providing an open space 
to the roadway.  Mature trees add to the streetscape and 
presence of this property. 
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Heritage Attributes: 


 The residential structure is compatible in its scale, form, and materials. 


 Its setback from the roadway and open space maintain the Village character. 


 The property has an historical association with #7053 Pond Street, formerly known as 
the Apple Tree Inn. 


Statement of Significance: 


The property at 7057 Pond Street has an historical association with the Gooderham, Silverthorn 
and Cheyne families.  Although the structure is of the recent past, built 2003, it is compatible in 
its size, form and materials with the Village. 


 


Former coach house for the Apple Tree Inn, demolished c. 1990 
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Address:  7061 Pond Street   
 


Date of Construction:  Vacant building lot 


 


Historical Background:  In 2001 the property at 7053 Pond Street, known as the Apple 
Tree Inn, was subdivided into three lots.  The Inn was retained on 
one lot and two additional residential lots, #7057 and #7061 were 
created.  The property at 7061 Pond Street, at the northern end of 
the former lot, has remained vacant as it always has been 
throughout the history of the Village.  The property is not known to 
have ever had a structure at this location. 


Description: The lot at #7061 is retained by the same owner of #7057.  
Although this is a vacant lot, the owners have extended the 
garden of #7057 into this lot which provides for a seamless green 
open space well maintained as a picturesque garden. 


Heritage Attributes: 


 The property has an historical association with 7053 Pond Street, formerly known as the 
Apple Tree Inn 
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 The property has remained vacant since the early settlement of the Village and remains 
a green open space 
 


Statement of Significance: 


The property at 7057 Pond Street has an historical association with the Gooderham, Silverthorn 
and Cheyne families.  The vacant lot remains without a structure as a maintained green open 
space. 
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Address:  7067 Pond Street  
 


Date of Construction:  c.1860 


 


Historical Background: It was generally believed in 1980, when Meadowvale Village was 
first designated as a Heritage Conservation District, that this 
double workers cottage was constructed by Francis Silverthorn in 
1840. However, with the recent discovery of the 1856 Bristow 
Survey Plan of Subdivision found at the Land Registry Office in 
Brampton, it is clear from the map the structure did not exist in 
1856. It is now believed that the building was constructed in the 
1860s and likely by Gooderham and Worts as they owned the mill 
from 1861 to 1884. Another curiosity of this structure is that it was 
constructed directly on the road allowance that was surveyed 
between Lots 11 and 22 on the north side and Lots 12 and 21 on 
the south side in 1856. If the structure existed in 1856, it would 
have been clearly indicated and a road allowance not included in 
the survey. This probably suggests that, at the time of the 
construction, the surveyed road allowance was abandoned and 
never intended to be utilised, therefore allowing the double 
workers’ houses to be constructed where it stands today. 


 The purpose of the double workers cottage was to house mill 
workers and their families. One familiar story still told in the Village 







 
 


 
140 


 


City of Mississauga – Culture Division, Community Services  
 


today is that both, at one time, each side housed up to eight single 
men. The early years of the Gooderham and Worts ownership of 
the mill was the biggest boom period the Village had ever 
witnessed. As the Commercial and Bell hotels were not sufficient 
to house all the new workers coming to the Village, housing 
needed to be built quickly. Double worker’s cottages were the 
common and preferred method of quick construction used at the 
time. It is quite possible this structure was built by James 
Gooderham for the benefit of workers who were employed at his 
grist mill. 


 For a number of years between the 1880 and 1906, the Sibbald 
family owned both this double workers cottage and the double 
workers’ cottage next door, located at what is now 7079 Pond 
Street. This double workers’ cottage at 7067 Pond Street used to 
extend all the way back up to Second Line West. This was 
severed in about 1980 to allow the first infill in the HCD in 1981 at 
7068 Second Line West.  


The Sibbalds owned an extensive amount of land in this part of 
the Village. They owned Lots 12-21 and 48-53. The Sibbalds were 
a local business family who ran the store for a time and Francis 
Sibbald was responsible for building the first wooden bridge 
across the Credit River along Old Derry Road. This bridge was 
washed out by ice flows and replaced with an iron bridge in 1893. 


 The semi-detached structure remained two residential units until 
the 1980s when it was converted into a one family residence. In 
1989, the roofline was raised by three feet and extensive 
alterations took place, including an addition built at the rear of the 
property. The dormers on the front façade were also altered in 
appearance and it was revealed during this extensive work that 
the structure was of stacked plank on plank construction.   


Description: This one-and-a-half storey residential building was constructed in 
the stacked plank manner, built as a semi-detached structure for 
two separate families.  The exterior has traditional rough cast 
stucco.  Circa 1989 the house was fully renovated by raising the 
roofline about three feet higher and adding a significant addition to 
the rear.  The house was converted during the renovation to a 
single family home. The reconstructed house retained the 
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appearance of two dormers on the front façade and small covered 
porches over each of the two front entrances based upon 
historical documentation. 


 The location of the house close to the street makes it highly visible 
on the front and south facades, significantly contributing to the 
streetscape. 


Heritage Attributes: 


 Its shape, form and style, and materials, although altered from the original, with stacked 
plank construction and stucco finish. 


 Its historic association with the mill operation as it provided modest housing for the mill 
workers 


 Its location on the lot being highly visible to the front, south and north facades 


Statement of Significance: 


The property and structure at 7067 Pond Street has historical significance in its association with 
the local mill operations whereby the structure was built in the mid nineteenth century as a semi-
detached modest residence for the mill workers.  The structure has architectural significance in 
that the original front portion of the structure is built of stacked plank construction and has 
retained its nineteenth century character.  The context is significant in its location with a shallow 
setback to Pond Street, high visible and contributing to the streetscape with open green space 
to the south, north and west of the building. 


 
7067 Pond Street, c. 1900. 
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7067 Pond Street prior to the renovation/rebuild, c. 1980.  Note the plank construction on the 
exposed corner. 
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Address:  7079 Pond Street  
 


Date of Construction:  c. 1860 


 


Historical Background: This double workers’ cottage was constructed at about the same 
time as the double worker’s cottages next door at 7067 Pond 
Street. This structure at 7079 Pond Street may have been 
constructed first, as it does not sit on the planned road allowance 
as #7067 does. 


 Like 7067 Pond Street, this structure was likely built by 
Gooderham and Worts as they owned the mill from 1861 to 1884. 
The purpose of the double workers cottage was to house mill 
workers and their families. It was quite common for mill owners to 
construct these residences to entice workers to come to the area 
without having the added task of building a home once they 
arrived. This land had been owned by the Gooderham family once 
Francis Silverthorn left Meadowvale Village. So, it is quite possible 
this structure was built by James Gooderham for the benefit of 
workers who were employed at his grist mill. 


 For a number of years between the 1880 and 1906, the Sibbald 
family owned both this double workers cottage and the double 
worker’s cottage next door. This property at 7079 Pond Street 
used to extend back to Second Line West. The rear portion was 
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severed in about 2005 to create a new lot and allow the infill at 
7080 Second Line West where the Village’s last working 
blacksmith shop remained.  


The Sibbalds owned an extensive amount of land in this part of 
the Village. They owned Lots 12-21 and 48-53. The Sibbalds were 
a local business family who ran the store for a time and Francis 
Sibbald was responsible for building the last wooden bridge 
across the Credit River along Old Derry Road. This bridge was 
washed out by ice flows and replaced with an iron bridge in 1893. 


In the 1990s the semi-detached residence was converted into a 
single family house.  The building underwent more alterations in 
2003 when the roofline was raised and an extensive addition built 
at the rear of the property. The original garage/drive shed was 
also replaced in about 2008. 


Description: This house was built as a semi-detached home for two families. It 
has been converted to a single family residence.  The original 
front portion of the existing home is a one-and-a-half storey 
building of stacked plank construction with a rough cast stucco 
exterior.  Circa 2003 the house was fully renovated, the wall 
height below the roofline raised about one foot, and a significant 
addition placed to the rear.  A few years later a former garage was 
removed and a new garage built. 


 The original portion of the home has retained the semi-detached 
elements of two entrances, each flanked by a single window.  
Historically this home did not have dormers or porches.  This 
simplicity was repeated in the renovation of 2003. 


Heritage Attributes: 


 The traditional shape, form and style of the house from the street in its simplicity, 
stacked plank construction and stucco finish 


 Its historic association with the mill operation, providing modest housing to mill workers 
and association to the Gooderham and Sibbald families 


 Its original location on the lot, close to the road and highly visible to the streetscape 
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Statement of Significance: 


The structure at 7079 Pond Street has historical significance in its association with the local 
mills whereby the semi-detached residential structure was built in the mid nineteenth century to 
provide housing to the local mill workers.  Its 20th century historical association is with the village 
blacksmith who lived here from the 1940s to the 1980s.  The original front portion of the 
structure has architectural significance as it is built of stacked plank construction in a modest 
style, shape and form, with a stucco finish.  The context is significant to its original location on 
the lot and high visibility from Pond Street, contributing to the streetscape. 


 


 


 


 


 


 


 


 


 


The second house from the left is 7067 Pond Street, c.1900. 
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Address:  7085 Pond Street 
 


Date of Construction:  c. 1860-1880 


 


Historical Background: This property sits on land once owned by Francis Silverthorn and 
William Gooderham. It is a very modest worker’s style cottage that 
has seen very few changes in the last 50-70 years. 


Description: A modest one-and-a-half storey structure of stacked plank 
construction.  Originally the house was finished in stucco but now 
has a combination of wood siding and Insulbrick (fibre board 
panels with tar shingle finish in a brick pattern).  The once open 
front porch has been enclosed.  There is small rear addition.  To 
the rear of the house and set by the north boundary is a detached 
garage built circa 2005.  The house has had little alteration and 
therefore is one of the better examples of traditional housing 
within the Village from the mid nineteenth century. 


 The house is located near the street at the front of the lot, which 
continues through to Second Line West.  The location of the 
building on the original lot size is traditional in its setback and 
highly visible from the streetscape. 
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Heritage Attributes: 


 Its original style, shape, form, height, massing and size, built of stacked plank 
construction representing one of the few remaining traditional nineteenth century homes 
within the Village 


 Its original location at the front of the property being highly visible and contributing to the 
streetscape. 


 The context of the residential structure at the front of the property with open green space 
through to Second Line West 


Statement of Significance: 


The property and residential structure at 7085 Pond Street has historical significance as it 
represents one of the original properties and residential buildings from the mid nineteenth 
century Village development.  It has architectural significance in its stacked plank construction, 
size, shape, height, massing and form, representative of the modest residential buildings within 
the historic Village.  The context is significant as it remains on its original foundation, close to 
the roadway and highly visible to the streetscape. 


 
 


 


 


 


 


 
 
 
 
 


 


 


7085 Pond Street, c.1900. Note the shallow open porch supported by simple bracketed wood 
posts. 
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7085 Pond Street as it appeared in 1990. 
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Address:  7091 Pond Street 
 


Date of Construction:  1939 


 


Historical Background: A previous structure, described as “barn-like” once stood on this 
property approximately where the garage sits today. (Ref. 
Rosemary & Terry Wilson, September 2012)  The extant structure 
was built in 1939 by the current owner’s grandfather. 


 Shortly after the Village was designated, the current owner 
acquired this property and began to construct a series of 
outbuildings that he calls “Miniature Meadowvale Village”. Each 
building, on a much smaller scale, represents key buildings from 
Meadowvale Village’s past which include the blacksmith, 
Silverthorn Mill, Church and the train station. 


 The Miniature Meadowvale Village was the 2011 Doors Open 
winner as favourite site for all of Ontario. Hundreds of people from 
school classes to professional groups are given tours every year.  


Description: This is a residential L-shaped one-and-a-half storey frame 
structure finished in board and batten.  The roof is a gambrel 
shape with a wide dormer over the three bay façade.  On the front 
façade is a deep porch supported by wood posts with decorative 
brackets.  The raised foundation is made of concrete block. 
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 The house has a slight setback from Pond Street and the lot 
continues through to Second Line West.  The mature trees and 
open space at the front of the lot add to the Village character 
streetscape. 


 The current property owner has built to the rear of the house 
numerous outbuildings which replicate, at a reduced scale, lost or 
demolished buildings that once stood in the Village.  The 
‘Miniature Village’ is made available to the public on special 
occasions at the permission and invitation of the property owner. 


Heritage Attributes: 


 The style, shape, form, massing, materials and size of the structure which is compatible 
with traditional building styles and residential building sizes from the 19th century 


 The location of the house on the lot, open front landscaping with mature trees  


 The retention of the traditional lot from Pond Street through to Second Line West 


 The ‘Miniature Village’ as a commemoration and memory of the lost buildings from within 
the Village 


Statement of Significance: 


The residential structure at 7091 Pond Street has an historical association with Henry  
Brown and has been under the current family ownership for many years.  It has architectural 
relevance in that it is compatible with the size, scale, form and materials of the historic 
residential structures within the Village HCD.  The created “Miniature Village” has  significant 
interpretive value as it expresses the history, context and materials of the Village as it was in the 
nineteenth century through its expression of building design, use and materials.  The context 
has significance in its contribution to the streetscape, location on the lot and retention of the 
original lot size from Pond Street through to Second Line West. 
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Address:  7099 Pond Street  
 


Date of Construction:  1978 


 


Historical Background: During the 1940s to the 1970s this site was the location of 
greenhouses which were sold chrysanthemums to the Dale Estate 
in Brampton.  The lot was later sold to build the extant structure. 


This is good example of a 1970s ranch style residence that was 
quite common in subdivisions built in this period. This property has 
a good form in terms of its shape and size that is complimentary to 
the older structures around it. The property has changed little since 
its construction and sits on land once owned by Francis 
Silverthorn and William Gooderham. 


Description: A one storey frame structure of late twentieth century construction 
with a brick finished exterior.  The house has a five bay façade 
with a central recessed entry.  There is a small uncovered porch 
at the front entrance.  The house, although contemporary in its 
modest design, is in scale with traditional housing within the 
historic context of the Village. 


 The house is located with a slight set-back from Pond Street.  The 
front yard is open and allows views of the house from the 
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streetscape.  The lot retains its original configuration which 
continues through to Second Line West. 


Heritage Attributes: 


 Its scale, size, shape, massing and form are compatible with the historic and traditional 
residential buildings within the HCD 


 The location of the building on the lot provides for an open green space to the front and 
rear yards 


 The lot size is traditional in its configuration of extending from Pond Street through to 
Second Line West 


Statement of Significance: 


The property at 7099 Pond Street does not have historical significance.  The residential 
structure is compatible in its one-storey size, shape, massing and form to the Village character.  
The context is significant in the location of the building on the lot which provides for open green 
space to the front and rear yards. 
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Address:  7105 Pond Street  
 


Date of Construction:  1940 


 


Historical Background: This home was constructed in 1940 and remains in the same 
family today.   


 The rear of the property also contains some small outbuildings 
which represent several of Meadowvale Village historic 
landmarks, including a replica of the Women’s Institute Library. 
For many years, the current owner has loaned books from this 
small red library at the back of the property, once a week, to 
Village residents. 


Description: A one-and-half storey frame house with a brick finish on a 
concrete block foundation.  A deep open porch covers the ground 
floor of the front façade supported by wooden posts with 
decorative brackets.  The roof cladding is metal.  There are three 
small dormers on the front façade, each with decorative trim on 
the bargeboard.  To the rear of the house there is a detached 
garage. The size, shape and form of the house are traditional and 
compatible with the older 19th century residential buildings within 
the Village. 
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 The house is oriented to Pond Street with a generous setback 
from the road.  The open front yard is separated from the street 
with a traditional picket fence and arbour/gate. 


 To the rear of the house are a number of outbuildings which have 
been constructed at a reduced scale to resemble lost historic 
buildings from within the Village.  The owner does allow viewing 
and visitation to the miniature buildings on special occasions or by 
appointment. 


Heritage Attributes: 


 Its scale, size, shape, form, massing and materials which are compatible with the 19th 
century residential buildings within the HCD. 


 Its location on the lot providing views to and from the house both onto Pond Street and 
Second Line West and open green space at both the front and rear yards 


 The retention of the traditional lot size from Pond Street through to Second Line West 


 
Statement of Significance: 


The structure and property at 7105 Pond Street has historical significance as it has had 
continuous ownership within the current family ownership since 1940.  The residential structure 
in its size, shape, form, massing and materials is compatible to the Village character.  The 
outbuildings which commemorate some of the earlier Village structures of the nineteenth and 
early twentieth century have significant interpretive value.  The context of the location of the 
house on the property is significant as it provides for open green space to both the front and 
rear yards and retains the traditional lot from Pond Street through to Second Line West. 
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Address:  7135 Pond Street   
 


Date of Construction:  1998 


 


Historical Background: The original house that stood at this location was constructed in 
approximately 1900 and had a long association with the owners of 
the grist mill in Meadowvale. 


 The first person of interest to show up in this property’s land title 
abstract was Edwin Thurston who was an artist based in 
Meadowvale. He was born in the United States in 1867 and came 
to Canada with his wife Gertrude in 1895 to settle in Meadowvale. 
Thurston did not reach the heights of fame like A. J. Casson or 
Fred Haines, but was still known in the Village as a local portrait 
artist. 


 Thurston lived in the house from 1907 and sold the property in 
1917 to William Brett, the owner of the grist mill. Brett lived here 
until 1940 and rented the house out for another nine years before 
selling in 1949. 


 This property was considered particularly rural as it was the most 
northerly property located in the Village. Unfortunately the original 
house was lost to fire in 1994 which burned so hot the sparks 
threatened other houses around it. This property became 
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available for new construction within the Village circa 1995 when a 
single large lot at the end of Pond Street was divided into three 
properties.  #7135 Pond Street was the first of the three lots to be 
developed.  The stone entrance gates are the only feature that 
remains of the original 19th century use of the property. 


Description: This is a frame structure, one-and-a-half storeys, with board and 
batten wood siding.  A covered porch supported by wooden posts 
with decorative brackets covers the ground floor of the front 
façade.  The rectangular shaped dwelling has a hip roof, with 
three small dormers on the front façade. 


 The house has a generous setback from Pond Street with a gravel 
drive between the original stone entranceway.  The property is 
open to the road with high visibility from Pond Street and visibility 
through a heavily treed rear yard onto Second Line West. 


 


Heritage Attributes:  


 The size, scale and materials of this residence are in keeping with the Village HCD 
character 


 The location of the residence on the lot with open views of a green yard to Pond Street 
and open green space to the rear through to Second Line West 


 The original stone gates/entry feature  located at the front of the property define the front 
of the property and retains an original 19th century streetscape 


Statement of Significance: 


The property at 7135 Pond Street has historical significance as it was once part of a larger 
property at this location at the end of Pond Street.  The structure is compatible with the Village 
character in its size, shape and materials.  The context is significant in that it provides for a 
green open space to the front and rear yards and retains the original stone gate/entry features 
which contribute to the streetscape. 
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Stone entry feature and original house on the property.  The historic house was destroyed in a 
fire in 1994. (Historic Images Gallery) 


 


 


 


 


 


 


 


 


 


 


The house as it appeared in approximately 1990. 
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Address:  7143 Pond Street  
 


Date of Construction:  2000 


 


Historical Background: This property became available for new construction within the 
Village circa 1995 when a single large lot at the end of Pond 
Street was divided into three properties.  #7143 Pond Street was 
the second of the three lots to be developed.  Prior to the lot being 
severed there had been a late 19th century home on the property, 
once owned by artist Edwin Thurston, was destroyed in a fire. 


 Thurston lived in the house from 1907 and sold the property in 
1917 to William Brett, the owner of the grist mill. Brett lived here 
until 1940 and rented the house out for another nine years before 
selling in 1949.  


 This was the second residence to have been developed after the 
original lot was subdivided into three lots in 1995.   


Description: This is a two storey frame structure, rectangular in shape with a 
hip roof and two dormers over the front façade.  The residence is 
finished in board and batten.  A porch covers the ground floor 
entrance supported by wood posts with decorative brackets.  
There is a double garage attached by a covered breezeway. 
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Heritage Attributes: 


 The overall size and scale of the residence with board and batten finish and open front 
porch 


 The location of the building on the lot with an open green yard to Pond Street and rear 
yard open to Second Line West 


Statement of Significance: 


The property has historical significance in that this lot was once part of a larger parcel at the end 
of Pond Street.  The structure is compatible in its materials and open front porch.  The context 
has significance in that the location of the structure provides for open green space at the front 
and rear yards. 


 


A photograph of the original house which stood approximately in the same location as 7143 
Pond Street. The historic home was destroyed in a fire in 1994. (Historic Images Gallery) 
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Address:    7155 Pond Street  
 


Date of Construction:  2000 


 


Historical Background: This property became available for new construction within the 
Village circa 1995 when a single large lot at the end of Pond 
Street was divided into three properties.  #7155 Pond Street was 
the third of the three lots to be developed.  Prior to the lot being 
severed there had been a late 19th century home on the property 
once owned by artist Edwin Thurston and which was destroyed in 
a fire in 1994. 


 Thurston lived in the house from 1907 and sold the property in 
1917 to William Brett, the owner of the grist mill. Brett lived here 
until 1940 and rented the house out for another nine years before 
selling in 1949.  


 This was the third and last residence to be developed after the 
original lot was subdivided into three lots in 1995. 


Description: This is a single storey frame structure with a gable over the front 
entrance.  The building has a stucco finish. The roofline extends 
on the front façade to cover a porch area supported by four 
wooden posts. 
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 The house is set back from Pond Street with an open area that 
allows views from the street to the house.  Views to the house are 
also available from the rear as it opens onto Second Line West.  
Directly north of the house is a channelized waterway lined on 
both sides by three levels of armour stone and a bottom layer of 
river rock that runs from Pond Street to Second Line West. 


 There is a single car detached garage to the north of the 
channelled waterway. 


Heritage Attributes: 


 The size, materials, massing and one storey level of this structure are compatible with 
the Village HCD character 


 The location of the structure on the lot with open views to Pond Street and Second Line 
West 
 


Statement of Significance: 


The property at 7155 Pond Street has historical significance as it was created by a severed from 
a former large lot at the end of Pond Street.  The one storey residential structure is compatible 
in its size, massing and scale to the Village HCD.  The context of the house on the lot with open 
rear, side and front yards is significant. 


 


Armour stone channelled waterway from Pond 
Street through to Second Line West 
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Address:   1081 Second Line West   (East side entrance)    


Date of Creation:  1964  


Historical Background: When the Mississaugas lived along the Credit River thousands of 


years ago, the Credit Valley Conservation Area may have been 


one encampment location. At that time, the land was covered by 


dense white pine forests and lush green meadows along the 


banks of the Credit River where wild salmon were once plentiful. It 


was these forests and meadows which convinced John Beatty and 


his group of 14 United Empire Loyalist families to settle here in 


1819 and name the area Meadowvale. Beatty settled on the 


property currently located at 1125 Willow Lane, which backs onto 







 
 


 
163 


 


City of Mississauga – Culture Division, Community Services  
 


the Credit River. This is believed to be the oldest structure within 


the Meadowvale Village HCD boundary. 


  


 The first known land settlement in the CVC lands occurred when 


James Crawford arrived in 1833 when he bought John Beatty’s 


original 200 acre land grant. Crawford tried unsuccessfully to dam 


the Credit River just north of the present site of the mailbox 


gazebo and mill remnants on Old Derry Road. This site was the 


location of the Village’s first sawmill. However, Crawford could not 


damn enough water to make this saw mill a successful venture. 


He turned his attentions back to farming and left the Village by the 


late 1840s for greener pastures elsewhere. During his time in 


Meadowvale, it is generally believed that Crawford built the small 


addition on the east side of 1125 Willow Lane and later 


constructed the house at 7050 Old Mill Lane in 1844. This 


structure, known to Village residents as the “Silverthorn House”, 


became the head office of the Credit Valley Conservation 


Authority when they acquired the land in 1963. This dwelling 


remained the CVCA office until the new facility was constructed in 


about 1989. 


 


 Francis Silverthorn came to the Meadowvale area in the late 


1830s and founded the grist mill which stood on the CVC lands 


located at 1091 Old Derry Road where the present mailbox 


gazebo structure stands. The mill operated here, through various 


owners, from 1845 until it was dismantled for safety reasons in 


1954.  


 


When Silverthorn ran into financial difficulty with operating his grist 


mill, he decided to have the area surveyed into town and farm lots 


to sell them off in the hope of injecting cash flow to keep him from 


going bankrupt. One can see from the 1856 survey that the lands 


known today as the Meadowvale Conservation Area were 


surveyed for development.  The surveyed lands included the CVC 


lands to the north and west along the Credit River. Here, there 
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were twenty lots laid out which were significantly larger than the 


town lots surveyed for the existing Village. It is believed that these 


lots would be sold off as small farm lots due to their proximity to 


the Credit. Land registry abstracts show that some of these lots 


were grouped and sold as large parcels to a number of well know 


Meadowvale area residents including Matthew Laidlow, the builder 


of the Commercial Hotel, as well as steam sawmill owners 


Jonadab Hardy and Thomas O’Shaunessey. However, there 


currently is no evidence of development or farming to have taken 


place here in the nineteenth century. Current residents of 


Meadowvale Village have indicated that Grace and Luther 


Emerson, the last owners of the grist mill, attempted to cultivate 


wheat on the site of the former Willow Lake. This venture, 


however, was unsuccessful, and was abandoned after about two 


seasons. 


 


Willow Lane was proposed to continue north from Old Derry Road 


up past the mill pond to what today would be the north end of the 


park.  This development in the northern half of today’s park was 


never realized which left the lands north of the mill and west of the 


mill pond undeveloped.  However the survey clearly defines the 


saw mill owned and operated by Silverthorn as well as additional 


workers cottages, roadways and other commercial properties on 


the Conservation lands.  Today the mill pond has disappeared, the 


saw mill removed, and a few remnants of the grist mill remain 


close to Old Derry Road.  Although industry no longer exists in the 


Village, this industrial era of the Village’s past is extremely 


significant to its cultural heritage and identity.  For this reason it is 


proposed that the heritage conservation district be extended from 


its current geographical boundary to include the lands owned by 


CVC, known as Meadowvale Conservation Area. 


 


The Meadowvale Conservation Area land has been integrated into 


the Village for many years.  Once the mill operations slowed at the 


end of the nineteenth century, Henry Brown, acquiring the vast 
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property in 1895, enlarged the mill pond creating Willow Lake. It 


was his vision and goal to re-invent Meadowvale as a tourism 


destination.  He installed a picnic area, boats on the lake, walking 


trails and cottages to rent.  What is known today as the CVC lands 


were once the tourism draw to Meadowvale.  At the time of 


Brown’s occupation and management of the lands, the area would 


have been very open and park-like, offering views from Pond 


Street across Willow Lake to the Credit River.  After Brown 


drowned in 1911, the tourism side of Meadowvale dwindled.  


Willow Lake was drained and Luther and Grace Emerson (Grace 


was the daughter of Henry Brown) farmed the lands up until 1963 


when the CVC bought the lands to be protected for their natural 


heritage value.  It would have been around this time that the lands 


began to take on a more natural vegetation appearance with the 


growth of trees and shrubs that have developed into the roughly 


14% of the wooded areas of today. 


 


Development of the Meadowvale Conservation Area for 


recreational purposed began in earnest in the mid 1960’s and 


continued in the 1970s. CVC completed works to create a large 


parking lot, washroom facilities, trails, and a pedestrian bridge 


over the river, as wells a Tree Nursery operation on site. This 


initial development remains to this day is the primary recreational 


development on the lands. In 1989, after CVC’s office move, the 


lands were subsequently leased to the City of Mississauga for 


conservation and recreation purposes and to manage the lands as 


a free public park. This management regime continues to the 


present day with cooperative action on issues of joint concern. 


CVC maintains use of the Meadowvale Shop building at 7060 Old 


Mill Lane for its operations and storage. 


 


An archaeological assessment completed in 2013 for the 


proposed Study Area Boundary of the Meadowvale Village HCD 


Plan review concluded the area has high archaeological potential. 


As a result, the mill ruins located at 1095 Old Derry Road on CVC 
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owned land has been registered as an archaeological site with the 


provincial Ministry of Culture, Tourism and Sport 


 


Description: To the west and north of the Meadowvale Village HCD is 


Meadowvale Conservation Area, parkland owned by Credit Valley 


Conservation, managed and operated by the City of Mississauga 


as a passive park.  This area of river flats, although outside the 


current HCD, has an interesting history very much tied to the 


development of Meadowvale as a village. The area’s most 


important cultural heritage significance is the grassy meadows 


along the banks of the Credit River. These meadows are how 


Meadowvale Village earned its name when the first settlers arrived 


in 1819. The location of these grassy meadows along the banks of 


the Credit River with its generous green, open space, which 


allows for views and vistas of the CVC lands from all directions. 


 


Heritage Attributes:  


 Open, green space of gentle meadows along the Credit River to the north and west 


 Remnants of the Mill Pond and Willow Lake banks are still visible throughout the CVC 


lands to the north and west of the Village 


 The grist mill and meal mill remnants located along the three corners of Old Derry Road, 


Old Mill Lane and Willow Lane 


 The land’s association with the development and Meadowvale Village’s commercial, 


cultural and natural heritage 


 The open views and vistas of the grassy meadows along the Credit River which links 


back to how Meadowvale Village earned its name 


 The mill ruins at 1095 Old Derry Road as a registered archaeological site within the 


Village 
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Statement of Significance: 


The property at 1081 Second Line West has historical association with Meadowvale Village for 


being included in the 1856 Bristow Survey of the Village. The context and location of the grassy 


meadows along the banks of the Credit River with its generous green, open space allows for 


views and vistas of the CVC lands from all directions. The mill ruins  are now a provincially 


registered archaeological site and remain a significant cultural heritage attribute to the Village 


and surrounding area. 


 


 


1856 Bristow Survey (PAMA) 
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Credit River along Willow Lane, c. 1910 (PAMA) 
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Address:     6970 Second Line West  
 


Date of Construction:  1872 


 


Historical Background: The Schoolhouse is built on lands originally owned by John 
Simpson.  Prior to this school being built, a former one roomed 
public schoolhouse was located on Barberry Lane at Second Line 
West. In addition to this first public school, Charles H. (Holly) 
Gooderham had a private school exclusively for the use of his own 
children where the governesses were the teachers. The location 
of this school is currently unknown, but has been substantiated by 
the Tweedsmuir Histories at the Region of Peel Archives. The 
early schoolhouse on Barberry Lane was converted to a residence 
and was eventually destroyed in a fire in the 1970s and remained 
vacant land until the existing house was constructed in 1990. 


 In 1872 the original schoolhouse had become too small to 
accommodate the Village’s school children so a new location 
needed to be found to build a new school. The School Trustees, 
who included Holly Gooderham, Thomas Graham, Matthew 
Laidlaw and Thomas Elliott, went in search of appropriate land to 
construct a bigger school. It has been commonly believed that 
John Simpson donated the land to build the new school. However, 
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land registry titles for this property indicate the opposite is true. 
Simpson sold .2 hectares of property to the School Trustees for 
$200 to build the new school.  This was a sizeable amount of 
money for vacant land in 1872. 


 The new school was completed in time for the new school year to 
begin in the Fall of 1872. William True was the first teacher at this 
school on Second Line West. It remained the Village school until 
the early 1960s when a newer public school was built further east 
along Old Derry Road to accommodate the growing population 
boom in the area. 


 Since the early 1960’s the Old Schoolhouse has been the 
Meadowvale Village Community Hall, thus continuing its purpose 
as a community building. 


 One interesting item that had been housed in the Village Hall for 
over 60 years was the painting by Fred Haines “Indians on the 
Credit.” From about 1909 to the late 1960s the painting hung 
above the stage area at the front of the room. Haines had gifted 
the painting to the school and requested that it remain there so 
long as the building served a community purpose. The painting is 
now on display on the second floor outside Council Chambers at 
Mississauga’s City Hall. 


Description: This one room schoolhouse was built in 1872 to replace an earlier 
one room school located on Barberry Lane.  It is a frame structure 
with vertical board-and-batten siding, gable ends, cornice returns. 
The ends of the battens are finished in a scallop pattern under the 
eaves.  On the north and south elevation are large wood, 
multipaned windows, original in aperture, but not detail.  The north 
side has four windows and seven on the south façade. The school 
ceased to function as a school in the early 1960s and became a 
community facility which it continues today.  Its location within the 
Village and associated open space has always been a focal point 
in the Village. 


Heritage Attributes: 


 The location, size, shape, massing and form of the schoolhouse that reflects its public 
use 
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 The wood board and batten materials and wood windows  


 Its location within the lot with high visibility to Second Line West and the open green 
yards to the north and south 


Statement of Significance: 


The village Schoolhouse, located at 6970 Second Line West, also known as the Meadowvale 
Village Hall, has historical significance as it was the only local public school from 1872 to circa 
1959.  The historical significance continued as the schoolhouse was converted to the Village 
Hall, used by the community to the present.  The structure has architectural significance as it is 
distinct within the Village HCD and is representative of a one room schoolhouse of the late 
nineteenth century.  Its context is significant as the location has been host to community events 
for over 100 years with its open green space around the building and high visibility to the 
streetscape. 
 


Mural by Fred Haines painted on canvas and was originally installed (c.1909) on the wall above 
the front blackboard.  It is now installed in Mississauga City Hall. (PAMA) 


 


Meadowvale Village Hall 
when it functioned as the one 
room schoolhouse, c. 1910. 
Note the copula for the 
school bell at the top and twin 
chimneys for the woodstoves. 
(PAMA) 
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Class photo, c. 1900. This 
photo was taken at the rear 
(west side) of the building. 
(PAMA)  
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Address:   6985 Second Line West   


Date of Construction: c. 1955 


Historical Background: This property sits on land that was granted by the Crown to United 


Empire Loyalist settler Stewart Grafton on May 21, 1824. Grafton 


was awarded 200 acres of land on Lot 10 in Concession II. 


Grafton then sold all 200 acres to his son, James, on February 17, 


1825 for £100. Grafton farmed the land for the next twenty years 


before selling 100 acres of the east side of Lot 10 to another 


United Empire Loyalist settler, Samuel Brown in 1850 for £850. In 


1862, Brown purchased the remaining 100 acres of Lot 10 on the 


west side from John Hamilton for £1,500. In approximately 1865, 


Samuel Brown constructed a T-shaped, three bay façade brick 


farmhouse which still stands at 6970 Vicar Gate in north 


Mississauga along Derry Road. This home remained in the Brown 


family for the next several generations and was recognised for its 


heritage significance with as heritage designation in 1995. 
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Samuel Brown and his three sons, William Cyrus, John Wesley 


and Henry Albert, were active citizens who considered 


Meadowvale as their village. Samuel Brown was a Trustee of the 


Meadowvale Methodist Church who helped to raise funds to build 


the Methodist Church located at 1010 Old Derry Road in 1862. 


Cyrus and Wesley continued to farm the Brown lands well after 


Samuel passed away in 1899. Wesley raised cattle and farmed 


cash crops such as hay and barley on the east portion of the land. 


Cyrus raised prize-winning thoroughbred race horses on the 


western portion of the lot, closest to the Village, until his death in 


1937.  


Henry Brown was the youngest of Samuel Brown’s sons and 


worked between the two farms until a business opportunity 


presented itself which he could not refuse. When the Meadowvale 


grist mill was put up for sale in 1895, after being vacant for nearly 


a decade, Henry decided to purchase the mill and modernise it by 


converting the milling operations over to water powered turbines. 


Brown also increased the feed milling operations. Brown also 


attempted to revitilise the Village by expanding the mill pond to 


create Willow Lake where Toronto and area citizens were 


encouraged to come during the summer and relax by the lake. 


This revitilisation also aided in attracting a number of well-known 


artists, including many members of the Group of Seven, to visit 


the Village and paint or sketch the local landscape. When Brown 


tragically drowned in 1911, his widow Lillie and their daughter 


Grace, left Meadowvale to take up residence at the Brown family 


homestead at 6970 Vicar Gate. 


After Cyrus Brown died in 1937, the land left the Brown family and 


changed many hands over the years. Over the years, the 


properties were subdivided into smaller plots of land. It is not 


currently known when the first dwellings began to appear along 


the east side of Second Line West, south of Old Derry Road. 


However, dwellings that exist suggest that at least one dwelling 
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was here as early as 1950 on a large lot which extended from 


Second Line West over to Derry Road.  


On November 22, 1971 and August 14, 1973, two By-laws were 


passed by the Township of Mississauga to accept deeds of land 


from Old Derry Road south to upgrade Second Line West. A plan 


of subdivision was also created in 1983 which likely subdivided 


the remaining properties into town lots. However, the subject 


property’s architectural style would suggest it pre-dates the Plan 


of Subdivision. 


  


Description: This mid twentieth century, one storey, brick clad dwelling has a 


three bay façade and centre hallway design. There is a covered, 


recessed front entry way, which is approximately two feet above 


grade. The foundation is poured concrete with a basement 


window on the south side of the house. The front façade windows 


are elongated and rectangular in shape with two prominent 


mullions which create a three segmented appearance. Each 


segment is in a one over one configuration. Below the window is a 


stone (concrete?) lintel.  


 The house is situated to the south portion of the lot thereby 


creating a very generous set-back to the north property line. This 


set-back is significant as it provides for a large, open, green 


landscaped area which defines the cultural heritage character of 


lots already found within the current HCD boundary. This 


character of a large lot, with a modest home, adjacent to the HCD 


has high cultural heritage significance and contributes greatly to 


the Village character.  


 To the north of the structure is an asphalt, hammer-head driveway 


which leads to a one storey, single car garage. The property also 


has mature landscaping along the west, north and east property 


lines including mature trees and a large open, green space. In 
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1957, a portion of the north side of the property was severed to 


allow for a pedestrian walkway leading to the play yard of a public 


school located on Old Derry Road. 


Heritage Attributes: 


 Large, open lot with transparent views and vistas from the Second Line West into the 


property 


 Its single storey structure, with brick clad finish, sited on a large lot 


 Its generous front set-back from Second Line West and north side set-back  


 Its combined mature landscaping with open, green space on the north and west sides of 


the property 


Statement of Significance: 


The structure at 6985 Second Line West was built in the mid twentieth century. The cultural 


heritage significance of the property lies in its history and association with the Brown family and 


their ties and contributions to the development of Meadowvale Village. The property is in close 


proximity to the Meadowvale Village HCD and contributes to the entry into the HCD with its 


generous sized property, consistent set-back, one storey structure and open transparent 


transition from the private to the public realm. 
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Rear of property located at 6985 Second Line West 
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Address:   6940 Second Line West     


Date of Construction: 1928 


Historical Background: This property sits on land which was granted by the Crown to 


United Empire Loyalist Evan Richards on April 27, 1824. Richards 


received 200 acres from the Crown for having cleared 40 of those 


acres and building a log cabin, which was believed to have been 


located at present day 1220 Old Derry Road. In 1826, Richards 


granted the full 200 acres to Janet Heron, who was believed to 


have been Richards’ sister. 


 On December 1, 1837, John Simpson acquired the full 200 acres 


parcel of land stretching from Creditview Road to Second Line 


West. John Simpson came to Meadowvale Village in the summer 


of 1837 built the first saw mill in the area in 1838 on land that is 


now occupied by 1200 Old Derry Road. Simpson was also the first 
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person to dam the Credit River in an attempt to create a water 


supply for his saw mill.  


 Starting in the 1860s, Simpson began selling off his lands east of 


the present Credit River bridge in Meadowvale Village. Many of 


his lands went to his children, including daughters Hannah Reeve 


and Mary Jane Graham. In 1879, Hannah transferred the subject 


property as part of 50 acre package which ran south along 


Second Line West, to her sister Mary Jane Graham. Mary Jane 


lived at 1020 Old Derry Road in a house built for her by her father-


in-law Thomas Graham. The land had been donated by her father, 


John Simpson. Mary Jane acquired this land along Second Line 


West as an investment. 


 In 1888, Graham sold this parcel to Francis Jackson who 


subdivided the land into small farm lots.  6940 Second Line West 


was purchased by Roy and Susan Ferguson on May 28, 1928. 


That summer, the Fergusons constructed the first known house on 


this land. Susan Ferguson was very active in the community as a 


Church member and was one of the last members of the 


Meadowvale Village Women’s Institute. The Fergusons were 


famous for their prize winning chickens where many Villagers 


would come to the back door of the house to purchase a dozen 


eggs. 


  


Description: A full two storey, variegated red brick structure with many Arts and 


Crafts design elements including shed dormer, a rounded front 


porch stoop and high end gables. This structure is a good 


example of an early mid twentieth century farm house of which 


few examples survive in the city of Mississauga. The front portion 


of the lot is well landscaped with mature vegetation which reflects 


the Village’s overall heritage attributes of open views and vistas 


from the public to the private realm. 
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 This house sits near the centre of the property with generous set-


backs from the front and rear property lines. 


 The City of Mississauga recognises that this property may be 


subdivided in the future which would provide for a building lot 


accessed by Hush Lane. 


 


Heritage Attributes:  


 Its two storey structure of red brick 


 Its historic association with the Simpson, Graham and Ferguson families who 


contributed to the development and agricultural heritage of Meadowvale Village 


 Its generous front and rear set-backs 


 Its location on Second Line West as a natural entry point into the HCD with its generous 


open views and vistas to and from the front and side elevations 


 


Statement of Significance: 


The property at 6940 Second Line West, has historic associations with the Simpson/Graham 


families as well as the Ferguson family as contributors to the social, property ownership and 


business development of Meadowvale Village. The house has architectural significance in its 


style, size, shape, materials and form which is distinct within the Village HCD. The property is in 


keeping with the overall heritage attributes of the HCD with its open, generous green space on 


the front and side facades. The house and property are a significant landmark entering the HCD 


from the south on Second Line West and, therefore, maintains an important context for the 


Village. 
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Side view of 6940 Second Line West as seen from Hush Lane. 
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Address:  6995 Second Line West  
 


Date of Construction:  c. 1910 


 


Historical Background: This property, like the Gooderham Mansion, sits on the east side 
of Second Line West, placing the property in the 3rd Concession. 
These are the only two properties within the HCD boundary that 
are a part of Concession 3. This property had once formed the 
parcel of land owned by the Brown family, who settled in the area 
in 1822. They owned lands that now extend into the municipality 
of Brampton and the homestead for this land is the house 
standing at what is now 6970 Vicar Gate Drive in Mississauga. 
Henry Brown, the mill owner from 1895 to 1911, was a direct 
descendant of the Brown settlers. When Henry died in 1911, his 
widow Lillie and their daughter Grace, left Meadowvale to take up 
residence at the Brown family homestead. 


 Little is known about this specific property except that an 
application to add a southern addition was approved by the City in 
1984. Otherwise, this property has retained many of its original 
features. 


 The current owners have lived here since 1974. 







 
 


 
183 


 


City of Mississauga – Culture Division, Community Services  
 


Description: The building is a one-and-a-half storey frame structure with gable 
ends.  The front façade, fronting onto Old Derry Road, has 3 bays, 
with two small dormers in the roofline.  Over the front entrance is a 
small pediment supported by shallow brackets and pilasters 
providing a Neoclassical style element to the structure’s front 
façade. The finish is horizontal siding.  To the rear of the house is 
a detached garage accessed from Second Line West. 


 The house is situated with a generous setback from Old Derry 
Road and Second Line West thereby having a large front and side 
yards which make the house highly visible from the street at this 
corner location.  The scale, size, shape, form and style of the 
building is complementary to the earlier buildings within the Village 
and the historical context.  There are a number of mature trees 
which add to the aesthetic and green element of this property. 


Heritage Attributes: 


 The size, shape, form and style of the residential structure is compatible with the 
nineteenth century buildings of the Village 


 The property is the only property in the southeast quadrant of Old Derry Road and 
Second Line West included in the Meadowvale Village Heritage Conservation District 


 The location of the house on the lot with significant setbacks and open yards provide 
high visibility and open green space on this corner lot supporting the former rural 
character 


 The framing of the structure by mature trees on the front yard provide a landscape in 
keeping with the Village character 


Statement of Significance: 


The property at 6995 Second Line West is the only property in the southeast quadrant of 
Second Line West and Old Derry Road included in the Meadowvale Village Heritage 
Conservation District.  The shape, size, form and style of the residential structure is compatible 
with nineteenth century residential buildings of the HCD.  Its location on the lot with generous 
setbacks and open green space provide a landscape that reflects the once rural nature of the 
Village. 
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6995 Second Line West as it 
appeared in 1990 
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Address:  7004 Second Line West  
 


Date of Construction:  c.1850 


 


Historical Background: This structure is shown on the Bristow Survey of 1856 and is, 
therefore, one of the oldest properties in the Village. This property 
has changed little over the years, retaining its original shape, size 
and form and is an important link to the modest residences that 
defined Meadowvale Village during its industrial growth period of 
the mid nineteenth century. 


Description: The modest one-and-a-half storey structure is made of stacked 
plank construction, with horizontal narrow wood siding and gable 
ends and cornice returns.  The building rests on a field stone 
foundation. The original windows retain their aperture but the 
windows have been replaced.  The front façade onto Second Line 
West has three bays, with only two windows, one over the other, 
on the south façade.  The north façade has three windows, two on 
the upper floor and a single window to the right side on the lower 
level.  The roof is finished in wood shingles.  At the rear is a small 
one storey frame addition that provides and entryway into the rear 
of the structure. 
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 The house is situated on the corner of the lot with a shallow set-
back to Old Derry Road and Second Line West.  This allows for 
clear visibility of the house as it is serves as an entryway into the 
Village from the east approach. 


 On the northwest corner of the property is an original one-and-a-
half storey outbuilding with a gambrel roof.  The date is unknown 
but it remains as one of very few remaining outbuildings in the 
Village.  The building is clad on the ground level with board and 
batten. 


Heritage Attributes: 


 The size, shape, form, massing and materials of the modest stacked plank house. 


 Its original materials, size, shape, form and style 


 The location of the house on the property with shallow set-backs and clear visibility to 
the street on the south, east and north facades 


 The open green yard to the south, west and north of the building 


 The original one-and-a-half storey outbuilding and its location and relationship to the 
house finished in board and batten on the ground level. 


Statement of Significance: 


The property at 7004 Second Line West has historical significance as it is associated with the 
development of the Village from the mid nineteenth century.  The residential structure has 
architectural significance in that it is representative of the stacked plank construction technique, 
a modest structure in its shape, form, massing, size and materials. The outbuilding has 
significance in that it is one of the last remaining outbuildings in the Village and is representative 
of this type of architecture in its shape, form, size, materials and relationship to the residence 
and streetscape.  The house has contextual significance in that it is in its original location, highly 
visible from the intersection of Second Line West and Old Derry Road, an entry feature into the 
Village and significant contribution to the streetscape. 


 


7004 Second Line West, south façade. 
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7004 Second Line West, outbuilding. 
 
 
 
 
 
 
 


 


 


 


7004 Second Line West as it appeared 
in 1990 
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Address:    7020 Second Line West  
 


Date of Construction:  c. 1890 


 


Historical Background: This house was constructed at a time when First Street linked 
Second Line West through to Pond Street. As a result, the front of 
this property is oriented toward First Street and not Second Line 
West. First Street was closed in the 1970s after it had filled in with 
vegetation. There is little left now to indicate the existence of First 
Street. 


 This structure has undergone few alterations over the past 30 
years. The garage was added in 1990.  


Description:  This is a two storey frame structure with a stucco finish, gable 
ends with cornice returns, with a large one storey addition to the 
north façade and wrap-around porch on the east façade. 


 This house is oriented to the south, as it once fronted onto a 
roadway called First Street, which has been closed for many 
years. The house is set back some distance from Second Line 
West, due to its original orientation to First Street.  It now has a 
side view to Second Line West. 
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 In 1990, a detached garage, with a shallow set back to Second 
Line West, was added to the property. 


Heritage Attributes: 


 The location of this house on the property reflecting the orientation to a closed road 


 The shape, form, style and materials of the original house 


Statement of Significance: 


The house at 7020 Second Line West has historical significance as it relates to the nineteenth 
century development of the Village.  It has architectural significance in its modest style, shape, 
form and materials, representative of the local vernacular style.  The context is significant as the 
building is oriented to the south, rather than Second Line West, as there was once a roadway 
on the south edge of the property.  Its location on the lot and generous open green open space 
on the east contributes to the streetscape. 
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Address:   7030 Second Line West 


 


Date of Construction:  Front façade: c. 1840, rear addition: 2005 


 


Historical Background: The front portion of this structure dates to about 1840 and appears 
on the 1856 Bristow Survey commissioned by Francis Silverthorn. 
The addition to the back was added in 2005. 


 The original structure was part of a land parcel owned by Francis 
Silverthorn in the 1840s, then passed to the Gooderhams in the 
1860s. It remained in the Gooderham family for the next 50 years 
as Archibald Gooderham married Mary Sibbald and she passed 
the property on to Catherine Sibbald, in 1910. 


Description: The original one-and-a-half storey portion of this house, fronting 
onto Second Line West is made of stacked plank construction and 
finished in rough cast stucco.  In 2005, the small modest plank 
house was moved back from the roadway about 10 feet.  The 
porch had been almost entirely on the road right of way.  It was 
removed and fully rebuilt once the house was removed from its 
original stone foundation and put on a new concrete foundation 
with a large addition to the rear in an L-shape. The addition is 
made in a conventional frame method.  In addition to being moved 
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back from the road, the front, original portion of the building had its 
roofline raised about one foot.  


 The rear of the house appears on two levels due to the sloping 
grade of the property, which allows for an at grade level for a walk 
out from the new basement level. 


Heritage Attributes: 


 The original front portion of the building constructed in the stacked plank method with a 
rough cast exterior. 


 The historic association of the property with the Silverthorn and Gooderham families 


 The location of the building on the corner lot which provides for open views to the home 
from the east and north views along Second Line West and Barberry Lane. 


 
 
Statement of Significance 
 
The property at 7030 Second Line West, and the original structure on this lot, has an historical 
association with Francis Silverthorn and appears on the Bristow Survey of 1856.  The original 
structure, of stacked plank construction, has had some alteration, including moving the structure 
slightly back from the east property line, but does date to the mid nineteenth century or earlier. 
The context of this property at the intersection of Barberry Lane and Second Line West makes it 
highly visible with its front, north and rear yards of green open space. 


 


 


 
7030 Second Line West, north and west (rear) 
façade with the L-shape addition built in 2005. 
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7030 Second Line West in 1978 before the 2005 alterations. 
 
 
 
 


 
 
Former outbuilding located at 7030 Second Line 
West, 1990. 
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Address:    7040 Second Line West  
 


Date of Construction:  1990 


 


Historical Background: This property was once the location of the first public, one room 
schoolhouse in the Village constructed in 1851.  Francis 
Silverthorn once owned this property and gave the land to build 
the school. The school was used until a new school was built on 
Second Line West behind the church in 1871.  The second school 
is now known as the Meadowvale Village Hall. 


 When the 1851 school was abandoned, the building was used for 
some time as a meeting place for the Meadowvale Band.  Before 
the late nineteenth century it was converted to a residence and 
was used for residential purposes until destroyed in a fire circa 
1974.  The property remained vacant until the current house was 
built in 1990. 


 Although there is no documentation to substantiate, it is generally 
believed that the cobble stone pillars which stand on either side of 
both entrances into the property do not date to the time of the 
school, but were added much later when the property was a 
private residence. 
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Description: A storey-and-a-half frame structure, oriented to Second Line 
West, but with property entrances from Second Line and Barberry 
Lane.  The entrances on both roadways are flanked by original 
cobble stone pillars which predate the current structure.  The 
house is set back into a corner of the lot which provides for a good 
deal of naturalized open space at the corner of Second Line West 
and Barberry Road, as well as a generous open space to the 
north.  This open space provides for a good deal of property 
between this and the next property to the north.  The open space 
reinforces the character of the Village having modest buildings on 
large open lots. 


 Near the roadway is a small detached secondary building in a 
cottage style with a hip roof.  The building has a stucco finish and 
large windows on the east and north façade.  The small building is 
known as the Weaver’s Cottage. 


 


Heritage Attributes: 


 The location of the house in the corner of the lot, very much near the original 
location of the 19th century structure on the property (the first public school in the 
Village) 


 The cobble stone entrance gates on Second Line West and Barberry Lane 


 The open space to the east and north of the structure and trees on the property 
that significantly contribute to the streetscape 


Statement of Significance: 


The property at 7040 Second Line West has historical significance relative to this being the 
location of the first public school built in the Village in 1851.  The architectural style, form, shape 
and size is compatible with the Village character.  The context of the residential building with its 
location approximately on the footprint of the first schoolhouse provides for a significant green 
open space to the east and north of the house, including the numerous mature trees.  The 
building, known as the Weaver’s Cottage, contributes to the streetscape in its location, size, 
form and materials. 
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View of 7040 Second Line West from Second Line with the open space to the east and north of 
the house. 


 
 
 
 
 


7040 Second Line West in 2012 


 


 


 


 


 


 


7040 Second Line West – the “Weaver’s Cottage”, a 
secondary building by the side of the road. 
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Address:    7050 Second Line West  
 


Date of Construction:  c. 1860 


 


Historical Background: This property was constructed shortly before George Gooderham 
arrived in Meadowvale Village in 1869. George Gooderham came 
to work the Gooderham farm located at what is now 7235 Second 
Line West for his uncle William Gooderham. In 1909, George 
Gooderham sold the farm to George (Harold) South, then moved 
into 7050 Second Line West with his daughters Jennie and Jessie. 
George was 86 when he died here in 1910, but his daughters 
continued to live on the property for the next several years. 


 In 1920, George Gooderham Jr. took up residence in the house 
after returning to Meadowvale Village after living in Alberta for 
several years. He eventually sold the property to William Archer 
and the Archers sold to George and Irene McKee in 1946. The 
McKees were one of the longest owners of this property and they 
had relocated to Meadowvale Village from Malton. The house has 
changed hands since and extensive additions were made to the 
property in 2007. 


Description: A one-and-a-half storey residence with the original front portion of 
the house built of stacked plank construction on a stone 
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foundation. The front façade has a three bay façade. The building 
is finished in horizontal wood siding.  In 2003 the front porch was 
reconstructed and the front gable enlarged.  In 2007 a significant 
addition to the rear was added and the porch extended to 
wraparound the north façade.  The addition was designed to 
distinguish the original portion of the building from the addition in a 
sympathetic manner.  The exterior cladding is the same 
throughout the building which helps unify the overall look of the 
building. The wood windows are done in a traditional six-over-six 
pattern. 


 There is a detached garage built of concrete block on the 
northeast corner of the lot. 


Heritage Attributes: 


 The original shape, form, materials and style of the front portion of the house built of 
stacked plank construction 


 Its historical association with the Gooderham family  


 The location of the house on the property with a shallow setback to Second Line West 
making it highly visible with open green space to the south and north 


Statement of Significance: 


The residence at 7050 Second Line West has historical association with the Gooderham family 
and significance in that the original portion of the structure is one of the remaining stacked plank 
modest residences built in the mid nineteenth century.  The architecture has significance in that 
the original portion of the building is an example of the typical modest housing with late 
additions that are compatible with the Village character.  The original location of the building on 
the lot and green open space to the south, east and north of the structure contributes to the 
streetscape and significant context. 
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7050 Second Line West, view from the southeast.  
The indent in the wall between the “V” in the roofline 
indicates the distinction between the front original 
portion of the house and the rear addition. 


 


 


 


 


 


7050 Second Line West in 1990 before the extensive 


alterations done in 2007. 


 


 
 
 
 
 


 
Front façade of 7050 Second Line West in 1990. 
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George and Catherine Gooderham shortly after their marriage in 1851. George resided at 7050 
Second Line West from 1909 until his death in 1910 at the age of 86 with his daughters Jessie 
and Jennie. 


 


 


 


 


 


 


 


 


 


 


 


 







 
 


 
200 


 


City of Mississauga – Culture Division, Community Services  
 


 


 


 


 


 


 


  


 


Address:  7059 Second Line West  
 


Date of Construction:  1918 


 


Historical Background: This parcel of land was once part of the Gooderham farm which 
extended down the full length of Second Line West from Old Derry 
Road to past the Derry Road by-pass.  When the Gooderhams 
sold the property in 1909 it went to George (Harold) South who 
took over the Gooderham farmhouse at the end of Second Line 
West just south of the Derry Road by-pass.  South severed off a 
parcel of the land and built the two storey Edwardian style house 
for himself in 1918. In the 1960s, the land was subdivided where 
the South’s daughter and her husband built a one storey 
bungalow next to her parents. 


 The property is one of the largest lots remaining in the Village and 
the property, including the house, has changed little in the last few 
decades. Therefore, it is another fine example of a property that 
has retained its original cultural heritage attributes which can be 
directly linked back to both the practical and aesthetic design 
George South envisioned for his property. 


Description: The two storey red brick house is the only Edwardian style 
structure in the Village HCD.  The house has two bays on the front 
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façade with a deep open porch across the front supported by 
wood columns on brick piers.  The house remains fairly true to its 
original shape, form and design.  Some windows have been 
replaced but in a traditional pattern, form and materials. 


 The house is setback from Second Line West with a row of mature 
trees along the front property line and a very generous side yard 
on the south side and rear yard.  The house has maintained a 
country farmhouse appearance with its mature landscaping and 
open space. 


Heritage Attributes: 


 The original shape, form, massing, design and materials of the Edwardian style of 
architecture. 


 Its location and landscaping of mature trees and open green space on all sides 


 


Statement of Significance: 


The house and property at 7059 Second Line West has historical significance in its association 
with the South family and the early twentieth century development of the Village.  The house 
has architectural significance in that it is the only Edwardian style residence within the 
Meadowvale Village HCD and is a good example of this style in its style, shape, massing, form 
and materials.  The context is significant as the property and residence contribute to the 
streetscape and illustrate the Village pattern of building within a large lot creating open green 
space on all sides with the retention of mature trees. 


 


7059 Second Line West in 2010. 
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Address:    7068 Second Line West  
 


Date of Construction:  1981 


 


Historical Background: This house was built in 1981, shortly after the establishment of the 
Meadowvale Heritage Conservation District. This is the first infill to 
have been constructed in the Village after this designation status.  
The property was formerly the back half of the property located at 
7067 Pond Street until it was divided and given its own address on 
Second Line West.  Both 7068 Second Line West and 7067 Pond 
Street were not surveyed initially into residential lots. These two 
properties were finally realized once the road allowance for the 
Village, noted on the 1856 Bristow Survey, was never utilised. 


Description: A one-and-a-half storey frame structure with a shallow setback to 
Second Line West.  The front elevation of the house has two 
levels but, as it sits on the edge of a ridge, the rear has additional 
storeys below the front grade.  The house is finished in board and 
batten with an open porch on the front façade supported by 
bracketed wood columns.  The roof is finished in wood shingles.  
There is a detached garage connected by a narrow covered 
passageway. 
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Heritage Attributes: 


 The style, shape, form and materials of the house are compatible with the heritage 
character of the HCD 


 Its location and shallow set-back from the roadway make it highly visible with views to 
and from the building 


Statement of Significance: 


The house at 7068 Second Line West has historical significance as it was the first residence to 
be designed and built as in infill project after the establishment of the Village as a heritage 
conservation district (est. 1981). Architecturally the house was designed to be compatible with 
the Village character in its size, shape, form, materials and context. 
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Address:  7079 Second Line West  
 


Date of Construction:  c. 1960 


 


Historical Background: This property was severed from the property directly to the south 
at 7059 Second Line West, which belonged to the George South 
family (built 1918).  Prior to South owning this property, it was 
under Gooderham ownership.  Harold South’s daughter Francis, 
who had married Alex Copeland, led to the land severance and 
building of this mid twentieth century modern one level red brick 
structure. 


Description: A one storey frame structure finished in red brick and stone 
accents. The house has a generous setback from Second Line 
West which lessens the impact of this house on the streetscape.  
There is a large open space between the house and the road and 
a very large open yard to the north. 


Heritage Attributes: 


 The modest scale and generous setback providing a great deal of open space between 
the house and road and large side yard retain the open character of the Village 


 It historical association with the South and earlier Gooderham family 
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Statement of Significance: 


The property at 7079 Second Line West has an historic association with the Gooderham and 
South families.  The residential structure has a compatible architectural scale and form to the 
Village character.  The context is significant in that the house location on the lot has retained an 
open green space to the west and north facades of the building to the roadway in keeping with 
the Village nineteenth century character of small, modest structures on large lots. 
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Address:  7080 Second Line West  
 


Date of Construction:  House – built 2007 
Blacksmith Shop – 1937 


 


Historical Background: The Blacksmith Shop is associated with the property at 7067 Pond 
Street.  The shop was built about 1937 by Ernie Martin.  His 
property at 7079 Pond Street went through to Second Line West.  
Martin rented this property from the Sibbalds and eventually 
bought the property in 1946. Martin was the last blacksmith in the 
Village and he was able to serve the local population with a variety 
of blacksmithing skills.  Mr. Martin was followed by his son 
Howard who continued to use the shop, mostly for the repair and 
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restoration of carriage parts. In 2005, the property was severed so 
that the Blacksmith Shop became a separate property fronting 
onto Second Line West.  In 2007 the residential building was 
constructed and the Blacksmith Shop was retrofitted into a 
garage. 


 A cultural heritage easement between the property owner and the 
City was put in place to protect the conservation of the building. 


Description: The residential building is of new frame construction in 2007.  It 
has a five bay façade with a central gable over the front entrance. 
The house is finished in horizontal wood siding, and the lower 
exposed foundation finished in red brick.  An open front porch is 
across the front façade supported by simple wood posts. 


 The Blacksmith Shop is built of decorative cement block on a 
cement block foundation.  As the shop and residence are built on 
the edge of a ridge, the lower portions, or cellar are accessible at 
grade level at the rear.  The Blacksmith Shop was fully renovated 
in 2006 to convert it from a Blacksmith shop whereby the original 
hearth and work areas were removed and the building was 
converted to a garage. Wood shingles have been used on both 
the house and Blacksmith Shop. 


Heritage Attributes: 


 The Blacksmith Shop is on its original foundation and retains original exterior materials 
of patterned concrete block and a restored wood shingle roof. 


 The historical importance of the Blacksmith Shop as the last surviving Blacksmith Shop 
in the HCD and within the city of Mississauga 


 The residential structure has a style, scale and form compatible to the Village character 


Statement of Significance: 


The former Blacksmith Shop structure at 7080 Second Line West has an historical association 
as the only remaining building constructed as a blacksmith shop within the Village HCD.  The 
structure has architectural significance in its retention of the original style, shape, form and 
materials built of patterned concrete block.  The context is significant to the streetscape being 
highly visible from Second Line West, on its original foundation. 
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Blacksmith Shop – Showing City 
heritage plaque 
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Address:  1101 Willow Lane  
 


Date of Construction:  2000 


 


Historical Background: This structure has an interesting history that spans across two 
countries over two centuries. 


 The present large two storey frame house was designed and 
constructed in 2000. The interior had been salvaged from a home 
dating to 1890 from Winnsboro, South Carolina. The wainscoting, 
flooring, interior staircase, base boards and crown mouldings were 
carefully removed from the original Victorian home, labelled and 
numbered, packed carefully and shipped to Meadowvale Village to 
be installed in the new home. 


 Two master carpenters lived on site for two years while they 
painstakingly hand crafted every piece of detailing inside and 
outside the home. 


 Also included in this work was the full restoration of the 
Gooderham-Southern House, which is currently being used as a 
pool house on the property. 


 The original stacked plank on plank cottage was built in about 
1850 by William Gooderham for one of his sons who had been a 
farmer in the region. Over the years, many additions had been 
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added to the house, obscuring its original modest Neo-classical 
design. The restoration involved removing all the additions and 
stripping it back to its original design. The cottage was removed 
from its original location and set further back to accommodate the 
construction of the new house. Today the cottage has been re-
stuccoed and painted a medium Wedgewood blue. 


 The original barns belonging to the Gooderham family have also 
been retained and excellently maintained. 


 The five properties along Willow Lane were the area’s first Crown 
Grants in 1821 and deeded to John Beatty, the man responsible 
for leading 14 Irish United Empire Loyalist families from New York 
State to Meadowvale in 1819. These properties have the longest 
association with the history of Meadowvale Village. 


Description: There are several buildings on this property.  The original house 
built in the mid nineteenth century is a modest structure, one-and-
a-half storeys, three bays, with a small gable on the front façade 
and gable ends. The wood windows have a two-over-two pattern.  
The building is constructed of stacked planks with a stucco finish. 
This building, once moved a short distance of about 10 metres, is 
located just to the rear and east of the main house. 


 The main house is a large two storey frame structure in the 
Italiante style.  As stated above, the house is of new construction 
but with 19th century materials.  The house has an irregular plan, 
the front façade having a projected wing and covered porch that 
wraps around to the east façade.  The porch is supported by wood 
columns with decorative brackets.  There are double brackets 
under the eaves.  Directly over the front entrance there is a 
stacked porch with a walk-out on the second floor. The projected 
wing on the front façade has a bay window with double two-over-
two wood windows, with a similar double window directly above on 
the second floor, also two-over-two.   This house has horizontal 
wood siding and wood shingles.  There is a good deal of detailed 
decorative wood work on the house typical of the Italiante style. 


 There are two outbuildings on the property.  Both are located on 
their original foundations, just east of the house.  One is a single 
storey, probably used more as a drive shed.  It is finished in board 
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and batten with wood shingles.  There is a decorative bargeboard 
on the gable ends. 


 The second outbuilding, to the rear of the property, is larger than 
the first, with one-and-a-half storeys, having a small gable on the 
front façade with an arched two-over-two window in the gable.  
This barn-like structure is finished in board and batten and wood 
shingles.  The gable has decorative bargeboard in the same 
pattern as the drive shed. 


Heritage Attributes: 


 The original stacked plank house in its modest form, shape, size and materials 


 The original two outbuildings, located east of the house on their original foundations, 
finished in board and batten, decorative barge board on the gable ends 


 The open yard and mature trees that provide views to and from the house and 
outbuildings to Willow Lane 


 The tree lined walkway from Willow Lane aligned to the front door of the house 


 


Statement of Significance: 


The property at 1101 Willow Lane has an historic association with the early development of 
Meadowvale Village in the nineteenth century and association with the Gooderham family.  The 
small, modest structure of stacked plank construction, located to the rear of the large main 
house, has architectural significance as the original house on the property. It represents the 
architectural style, shape, form, size and materials of the mid nineteenth century.  The context 
has significance with the relationship of buildings from one to another within a large open green 
space and mature trees, highly visible from Willow Lane which contributes to the streetscape 
and Village character. 


 


 
1101 Willow Lane. The small blue house in the 
background is the original home on the property built 
of stacked plank construction. 
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1101 Willow Lane, out buildings (photo: Heritage 
Mississauga) 


 


 


 
The original house as it appeared in 1976  
(photo: Canadiana Room) 


Historically known as the Gooderham-Southern 
House, it stood on the site of the current residence.  
In 2000 this stacked plank construction building was 
fully restored back to the original 1850s cottage by 
having its various later additions removed. This photo 
dates to 1990. 
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Address:  1115 Willow Lane  
 


Date of Construction:  2003 


 


Historical Background: The five properties along Willow Lane were the area’s first Crown 
Grants awarded in 1821 to John Beatty, who led 14 Irish United 
Empire Loyalist families from New York State to Meadowvale in 
1819. These properties have the longest association with the 
history of Meadowvale Village. 


By the latter half of the nineteenth century, this property was part 
of a larger parcel, which was owned by the Trevorrow family. This 
property was severed in the 1940s and sometime within the 
following decade, a small, one storey bungalow was constructed 
on this property. There is no evidence or knowledge of a previous 
structure on this property. At the rear of the property, at the time 
the HCD designation was adopted, there were the remnants of a 
concrete block structure. Although there is no evidence now of this 
structure, as it was removed in the process of constructing the 
new residence, it is rumoured to have been the site of John Orr’s 
early twentieth century blacksmith shop. 


The current house and detached rear garage were constructed in 
2003. 
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Description: This is a one-and-a-half storey frame structure built on a concrete 
foundation.  The house is raised about one metre on a high 
foundation built to meet flood control regulations as directed by 
the Credit Valley Conservation.  The rear of this property does not 
abut the Credit River but it is close enough to be susceptible to 
flooding should the level of the river significantly rise. 


 The front elevation has five bays. The ground floor covered porch 
is the width of the house, supported by wooden posts with minimal 
decorative brackets. The base of the porch is supported by brick 
piers.  There is a central gable with a simple six-over-six window 
on the front façade.  The house has gable ends and is finished in 
horizontal wood siding. 


 To the rear of the house is a detached one-and-a-half storey 
double garage. 


 The house is located close to Willow Lane, which allows for a 
spacious open green rear yard. 


Heritage Attributes: 


 The size, shape, form, massing and materials of the house are compatible with historic 
pattern and character of the Village HCD 


Statement of Significance: 


The property at 1115 Willow Lane does not have an historical association but the structure does 
contribute to the Village character in its architectural style, size, shape, massing, form and 
materials.  The context of the building on the lot with a generous open green rear yard 
contributes to the streetscape. 


 


 


 


Former house at 1115 Willow Lane demolished 
circa 2001. Date of photo unknown 
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Address:  1125 Willow Lane  
 


Date of Construction:  c. 1819 


 


Historical Background: This is reputed to be the oldest structure in Meadowvale Village. 
The five properties along Willow Lane were the area’s first Crown 
Grants deeded in 1821 to John Beatty, who led 14 Irish United 
Empire Loyalist families from New York State to Meadowvale in 
1819. These properties have the longest association with the 
history of Meadowvale Village. It was on this site that John Beatty 
decided to begin clearing the virgin pine forests to construct his 
home and begin farming the land. 


 John Beatty was born in Ireland and arrived in Meadowvale in 
April 1819 with his wife Sarah Sproule and their six children: John 
Jr., James, Joseph, Elizabeth, Margaret and Mary plus 14 other 
United Empire Loyalist families. On April 22, 1819, Beatty 
petitioned the Crown Council for a land grant. He was awarded 
200 acres on Lot 11 of Concession 3 in 1821. By 1835, Beatty had 
amassed over 1550 acres in Toronto Township and a further 400 
acres in Albion. He became a fairly wealthy man by selling off 
portions of his lands over the years to enable him to live a 
comfortable life and pursue his true calling as a Methodist 
preacher. 







 
 


 
216 


 


City of Mississauga – Culture Division, Community Services  
 


 The oldest part of the house, dating to approximately 1819, is not 
the front facing facade but rather the back portion not visible from 
the main street. The Neoclassical, three bay, one and a half storey 
front façade dates to about 1840. 


 John Beatty was a staunch Wesleyan Methodist and his property 
became the centre of influence for religious ceremonies in the 
area as early as 1820. In 1821, the first recorded quarterly 
Methodist meeting was held in his home at what is now 1125 
Willow Lane. Over 100 people attended that meeting from as far 
away as the Streetsville area and Brampton. Beatty quickly 
became regarded as a competent orator and enthusiastic 
preacher. By 1827, his reputation had reached the town of York 
(now Toronto) to which he travelled once a month to give free 
sermons to Methodist citizens there. 


 In 1830, Beatty was appointed preacher to the Bay of Quinte 
District, but was removed from that post a year later because he 
canvassed outside the District. Also in 1830, Beatty was 
appointed by the Canada Conference of the Wesleyan Methodist 
Church to head a committee struck to find a new location for their 
proposed Upper Canada Academy in Cobourg, Ontario. This was 
the first British Charter to a Non-Conformist body of any 
educational institution anywhere in the British Empire. This was 
also the first time that the Church was legally recognised as the 
Wesleyan Methodist Church. 


 In 1832, Beatty decided to abandon farming as a full time 
occupation when he was offered the stewardship post of the 
Upper Canada Academy. Beatty left Meadowvale Village and 
settled permanently at Cobourg for the remainder of his life. 
Beatty died there in 1864 while his second wife, Rebecca Brooke, 
who was the Academy’s head mistress, died in 1887 at the age of 
105. 


 Other significant history of this property includes its being the 
location of the James and Hugh Johnston’s Mammoth Works 
Foundry operating in the mid nineteenth century. This foundry was 
quite unlike any foundry in Ontario as it made high quality farming 
implements for sale across the eastern half of North America. The 
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Stillman Cheese Factory also operated on this stie from 1896 until 
1908. 


 The early development of Meadowvale Village and, in particular, 
the Methodist Church is due in large part to the pioneering spirit 
and efforts of John Beatty. 


Description: This is a modest one-and-a-half storey house built in sections over 
a long period of time.  All portions of the house are completed in 
frame construction.  The rear of the property abuts the Credit 
River. 


 The front façade of the house is of Neoclassical design with three 
bays, the front entrance framed with wooden surround and a 
narrow cornice.  The wood windows are a six-over-six pattern.  
The house has gable ends with cornice returns and an extension 
to the rear east side of the house.  The current exterior finish is in 
board and batten.  It is most likely that the house was traditionally 
finished in horizontal clapboard.  The house rests on a shallow 
stone foundation.  There is an external chimney on the west 
façade that was added some time in the twentieth century. By 
adding the chimney, a ground floor and upper window were 
removed. 


 The house has had renovations over its long period, but retained a 
modest scale, size, shape and form.  The house is located a short 
set-back from Willow Lane and is therefore highly visible from the 
street, allowing views on both sides of the house through the open 
property to the Credit River behind.  On the south side of Willow 
Lane is the remnant tail race from the mill. 


 There is an outbuilding to the east of the house with a minimal 
setback to the east property line.  This storey-and-a-half frame 
structure is built on a concrete slab at grade and was built and 
used as an artist’s studio space by the last property owner. 


Heritage Attributes: 


 The significant historic association of the house and property with John Beatty, founder 
and first European settler of Meadowvale Village 
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 The shape, form, style, massing and materials of this modest house, the Village’s first 
dwelling 


 The size, shape and form of the lot as it has not been altered since the 1856 Bristow 
Survey and the importance of this lot being the first settled in Meadowvale 


 The original location of the house and its relationship to the road, Willow Lane, and the 
Credit River, to the rear of the property and to the former mill tail race directly to the 
south of the property 


 The open views from the road to the Credit River and open green space around the 
house forming an open yard to the river 
 


Statement of Significance: 


The property and structure at 1125 Willow Lane has significant historic association with 
Meadowvale Village as it was under the ownership of the founding first property owner and 
resident, John Beatty, in 1819, within the Village HCD.  The house structure has significance in 
its size, shape, form, massing, materials and style, as it contains the earliest European 
Settlement residence in Meadowvale Village.  The location of the residential structure on the lot 
has contextual significance as it has a shallow setback to Willow Lane, providing a significant 
streetscape to the structure’s south, east and west facades and a large open green space to the 
rear toward the Credit River. The lot has both historical and contextual significance which has 
not altered size shape and form since the 1856 Bristow Survey and therefore retains its 
character. Its historical significance and relationship to neighbouring properties, and the Village, 
throughout time. 


 
The Reverend Dr. John Beatty c. 1860. (PAMA) 
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1125 Willow Lane – detail of the upper east 
façade with cornice return and casement 
windows  
 
 
 
 
 


 


 
 


 
 
 
 
The Beatty House in 1990 – front and west 
façade.1125 Willow Lane – front and west 
facades of the white house in the centre, c. 
1910 (1147 Willow Lane on the left side)   The 
outbuildings to the right of the white house have 
long been removed.  The tail race from the mill 
is seen in the foreground. 
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Address:  1147 Willow Lane  
 


Date of Construction:  September 1899 


 


Historical Background:  On August 16, 1899, William Brigden purchased this vacant 
property for one dollar from Elizabeth Trevorrow, the daughter of 
William Trevorrow who purchased the Village cooperage plus the 
stave and chopping mills from Charles Horace (Holly) Gooderham 
in 1884. Shortly after purchase, Brigden apparently constructed 
the current two storey property with reclaimed wood siding that 
originated from the mill workers row houses called “Cooper’s Row” 
which stood between Lots 71 and 72 behind the present property 
on lands now owned by CVC. Brigden quickly sold the property in 
October 1899 for $300. 


 In April 1904, Bertha Moorhouse Haines purchased the property 
with her husband, renowned Canadian landscape artist, Frederick 
Stanley Haines. They lived in this house with their daughter 
Dorothy until they moved back to Toronto in 1930. 


 Fred Haines was the president of the Ontario Society of Artists, a 
founding member of Canadian Society of Painters of Watercolour, 
a founding member of Canadian Society of Etchers and Printers, 
the curator of the Art Gallery of Ontario and a well-loved and most 
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respected principal of the Ontario College of Art (OCA). He was a 
contemporary and close colleague to the Group of Seven and 
even convinced his cousin, Franklin Carmichael, to pursue a 
career as an artist. Carmichael, with Haines’ help, would become 
the youngest member of the Group of Seven in 1933. As a more 
established and successful colleague of the Group of Seven, 
Haines invited Carmichael, A.J. Casson, Arthur Lismer and A.Y. 
Jackson to teach at the OCA, much to the benefit of its 
students.  His relationship with artist John W. Beatty at the OCA in 
the 1920s may also have played a role in the student painting 
excursions to Meadowvale in the summers of 1920, 1921 and 
1922 which were organised by Beatty. Haines was instrumental in 
greatly increasing student enrolment at the OCA, introducing new 
courses of study, and establishing a much wider participation of 
artists in the community by promoting advertising and industrial 
design, something which had not been done prior to Haines. 


 While they lived in Meadowvale Village, the Haines’s were 
considered a quiet family. On sunny afternoons, Fred Haines 
could quite often be seen setting up his easel along Willow Lane 
or along the Credit River behind his property to sketch and paint. 
A hand written Meadowvale Village General Store receipt shows 
that someone in the Haines household purchased a window pane. 
A window was added on the second floor’s south side sometime 
after its construction and it may have been the Haines’s who 
added it. 


 In terms of ownership of this property, the Haines family were the 
second longest occupants at just over 26 years. However, the 
longest resident of the property is the current owner who has 
owned this property since 1968. 


Description: The structure is a full two storey frame structure with horizontal 
wood siding and a front gable end.  The original wood windows 
are of a two-over-two design with simple wood surrounds.  The 
front elevation has two bays, the front entrance having a covered 
porch with a gable end, supported by squared wood pillars.  The 
house is ‘L’ shaped, with an enclosed veranda filling in the ground 
floor of the ‘L’ on the front elevation.  There are four windows on 
the east elevation in a symmetrical pattern.  There is a small one 
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storey addition to the rear.  A detached garage is located just 
behind the house at the east property line. 


 The house is located very near the front property line, close to  
Willow Lane.  On the south side of Willow Lane is the remnant tail 
race from the mill that ran to the Credit River. There is a generous 
set back from the west property line which provides for a large 
open green space to the west of the property and views from 
Willow Lane to the Credit River behind.  There have been few 
alterations and changes to this property since it was built. 


Heritage Attributes: 


 The historic association of the property with Canadian artist Frederick Haines   


 The original size, shape, form, massing and materials of the structure  


 The location of the house on the property and its proximity to Willow Lane and the direct 
access to the Credit River at the rear of the property 


 The open green space of a yard to the west and rear of the house 


Statement of Significance: 


The property at 1147 Willow Lane has an historic association with Canadian artist Frederick 
Haines who owned and resided at the property in the early 20th century.  The house has 
architectural significance in that it is representative of a vernacular design, shape, form, 
massing and materials.  There is contextual significance in the shallow setback of the structure 
to Willow Lane, contributing to the streetscape and providing generous open green space in the 
yards to the west and rear of the building through to the Credit River. 


 
West and front façade of 1147 Willow Lane 
during a flood. Date unknown  
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1147 Willow Lane on the left, c.1910. In the 
foreground is the tail race from the mill which ran 
along Willow Lane out to the Credit River. 
(PAMA) 


 


 


 


 


Painting – oil on canvas, by Fred Haines, “Indians on the Credit”, c. 1909.   This painting, 
approximately 18 feet long, originally was hung over the blackboard, as a mural, at the front of 
the classroom in the Village school. It was removed when the school no longer functioned circa 
1960.  For many years it was located within the offices of the Credit Valley Conservation and is 
now located outside the second floor entry to the Council Chamber at the Mississauga Civic 
Centre. (PAMA) 
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Address:  1155  Willow Lane  
 


Date of Construction:  c. 1880 


 


Historical Background: The five properties along Willow Lane were the first Crown Grants 
awarded in the area and deeded to John Beatty in 1821, who led 
14 Irish United Empire Loyalist families from New York State to 
Meadowvale in 1819. These properties have the longest 
association with the history of Meadowvale Village. 


This land had once belonged to the Tevorrow family in the 1880s 
and was eventually severed to create this lot in the 1890s along 
with the property at 1147 Willow Lane.  


 The most well-known residents to have lived on this property were 
the Prebbles. George Prebble was known as a man of outstanding 
community spirit. He was a believer in maintaining the rural and 
modest appearance of the Village and advocated preserving the 
existing heritage of the Village in order to pass down to the 
following generations. 


 Prebble was most known for the pride he held in being a 
Meadowvale Village resident. On the land between the mill tail 
race and Willow Lane, he spelled out the name “Meadowvale 
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Village” in stones painted white which had been taken from the 
Credit River. This was visible to all people who entered or left the 
Village along the west side of Old Derry Road. However, his most 
remembered project was the foot bridge across from his property 
which went over the tail race to Old Derry Road. Twice this foot 
bridge had been washed out due to flooding, with the most severe 
flooding happening during Hurricane Hazel of 1954. The bridge 
had supposedly floated down the Credit and ended up on the 
Sanford Farm, where Bill Iverson recognised the bridge and 
brought it back to Prebble who fixed it up, replaced some 
necessary parts and reinstalled it in early 1955. Prebble 
reconfigured the foot bridge to be raised and lowered to endure 
future floodings of the tail race area. It is believed that the bridge 
was removed after the Prebbles left the property in the mid 1960s. 


 The west side and rear of the Prebble property contain the 
remnants of the Toronto-Guelph radial line, which operated 
between 1917 and 1932. The radial bridge and tracks were 
removed in 1936 and the elevated ridge left in place as well as the 
bridge abutments along the Credit River at the rear of the 
property. This was a popular, but short lived mode of 
transportation and was the means by which high school aged 
students from the Village went to Etobicoke, where the closest 
high school was situated. The rail line was eventually shut down 
due to having an extremely high accident record and it became 
expensive to run. 


Description: This is a full two storey residence with a stucco finish, believed to 
be of frame construction. The house has a three bay symmetrical 
façade, the front porch now enclosed.  The wood windows are a 
simple one-over-one design. 


 The house has gable ends, with half timbering in the gable and a 
dormer on the front façade with a single window. The house is ‘L’ 
shaped with an extension to the rear.  A single storey addition has 
been placed on the east façade. 


 This house is situated on the last property on Willow Lane.  On the 
south side of Willow Lane is the remnant mill tail race.  To the 
west of the property is the Credit River which curves around to the 
rear of the property.  There is a generous open space to the east 
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of the house.  There is a detached garage set back from the 
house close to the east boundary. 


Heritage Attributes: 


 The original size, shape, massing and form of the house on the property and its original 
materials 


 Historic association with the Prebble family 


 The location of the house relative to Willow Lane, the remnant mill tail race and the 
Credit River 


 The open green space and view of the house from Willow Lane 


 The existing railway bed and bridge abutments along the entire west side of the property 
down to, and including, the Credit River 


Statement of Significance: 


The property at 1155 Willow Lane has historic significance in its association with the Prebble 
family and long term relationship to Willow Lane and Meadowvale Village.  The house has 
architectural significance in that it is representative of the local vernacular style in its size, 
shape, massing, form and materials.  It has contextual significance in its location at the terminus 
of Willow Lane, contribution to the streetscape being highly visible from the roadway and views 
across an open green yard to the Credit River. 


 


 


 


 


 
1155 Willow Lane as it appeared in 1990. 
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1155 Willow Lane c.1925 – with the tail race 
from the mill in the foreground. 


 


 


 
 
 
 
Foot bridge over the mill tail race in front of 
1155 Willow Lane, c. 1950.  At the far left of 
the photo is the remnant abutment for the 
electric railway. (PAMA) 


 


 


 
 
 
 
The radial bridge immediately to the west of 
1155 Willow Lane, over the mill tail race to 
the Credit River, c. 1925. (PAMA) 
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Address:  Bridge - Old Derry Road at the Credit River 
 


Date of Construction:  1949 


 


Historical Background: A wooden bridge, 110 feet long, was built at this same location by 
Frank Sibbald in the 1870s.  Sibbald used lumber from his steam 
powered sawmill located on the south side of Old Derry Road 
approximately where the former gas station sits today.  In 1894 
the wooden bridge was destroyed by an ice jam and was replaced 
with an iron bridge. The current bridge was constructed in 1949 
and was dedicated by the Premier of Ontario, Thomas Laird 
Kennedy.   


 The bridge was refurbished in 2007, a project which included the 
refacing of the concrete support abutments being refaced. In this 
application, the original date stamp of the bridge’s construction 
was lost. 


Description: The iron structured bridge, spanning the east and west side of the 
Credit River, on Old Derry Road, was designed in the Pratt truss 
manner which provided a lighter, but strong bridge.  This bridge 
design was particularly useful in colder climates with heavy winter 
snow loads. This was the most prevalent bridge design used over 
short length water courses between 1870 and 1960 throughout 
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North America. The bridge proved its strength, having survived the 
power of Hurricane Hazel in 1954. 


Heritage Attributes: 


 Historic bridge, original materials and Parker Camelback (Pratt) Truss Bridge design 


 Original location of the  bridge over the Credit River as an entry point into the Village 
HCD 


 Views and vistas both to and from the bridge provide an opportunity to experience the 
landscape within the Credit River floodplain and the meadow-like conditions which retain 
a rural character 


Statement of Significance: 


The bridge at Old Derry Road and the Credit River has historical significance as it is one of a 
series of bridges that has provided access to Meadowvale Village at this site since the 1870s.  
The bridge has architectural significance in its original design, style, and materials.  The context 
is significant as it marks the entryway into the Meadowvale Village HCD from the west access 
on Old Derry Road and provides views and vistas of the Credit River floodplain and rural 
character. 


 


Second bridge over the Credit River 
constructed in 1894. Photo: c. 1900 (PAMA) 
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Third bridge constructed in 1949. Photo taken c. 1955. In the refurbishment project of 2007, the 


concrete support abutments were refaced and the date stamp removed. (PAMA) 
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Address:  Road right-of-way, Streetscape and Public Realm   
 


Date of Construction:  N/A 
 


Historical Background: Since the establishment of the earliest European settlement in 
Meadowvale Village in 1819, several roadways and public areas 
have been subject to construction and maintenance.  The roads 
and streetscapes connect the properties and provide for the 
overall character of a community.  The roadways have evolved 
and changed over time, which is evident when comparing what 
exists with photographs taken at the turn of the century. 


 Most of the industrial and commercial development of 
Meadowvale has disappeared.  However much of this former 
industrial past is the reason Meadowvale has grown through the 
nineteenth and into the twentieth century.  Elements of the 
industrial past, such as the mill, mill race and tail race, are now 
part of the public realm and environment. 


 In 1894, Albert Lambe coordinated and raised the funds 
necessary to put in the first concrete sidewalk on the south side of 
Old Derry Road.  All of the necessary labour and materials were 
donated and came from as far away as Streetsville.  At the same 
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time, the group responsible to putting in the sidewalk also planted 
trees to create a shaded streetscape. 


 


The first concrete sidewalk was installed on the 
south side of Old Derry Road in 1894. (PAMA) 


 


 


 


 


 


 


Old Derry Road most likely has experienced the greatest amount 
of change, as it was the centre of the Village’s nineteenth and 
early twentieth century commercial core. By 1920, Old Derry Road 
became the major axis for vehicular traffic in and out of the 
Village.  Even the name, “Old Derry Road”, is fairly recent.  This 
portion of Derry Road West within the Village became “Old Derry 
Road” to distinguish it from the Derry Road West by-pass, opened 
in the mid 1990s to re-direct traffic to the north of the Village.   


 There was no organized street lighting in Meadowvale Village until 
December 31, 1963, when standard ‘cobra’ style light fixtures 
were introduced.  Up to that date, there may have been individual 
property owners who had lighting by the street outside their 
residences of business. However, streetlights placed and 
managed by a public utility, or the City, is a more recent 
intervention. 
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Second Line West – the first house on the 
left is #7030, followed by #7050, c. 1905 
(PAMA) 


 


 


Description: The roadways and streetscape of Meadowvale Village vary from 
one street to another, yet there are general characteristics that 
apply to all streets.  With the exception of Old Derry Road, the 
paved streets are narrow in comparison to other residential areas 
of the city. For example there are no curbs or formalized 
shoulders to the roads on Meadowvale Village’s side streets.  In 
most areas of the Village the streets are also lined with mature 
trees, often forming a canopy from one side of the street to the 
other.  The transition from public to private property is usually 
blurred in that one does not find fencing or specific demarcation of 
private property.   


The public perception of space and streetscape is essential in 
maintaining the character of the Village where property owners 
have a common interest in the streetscape that binds them.  
These soft elements of the streetscape provide for a very 
pedestrian friendly environment, which encourages walking, 
biking, and the use of the roads as a common public space.  The 
overall character is very green with a park-like setting. 


 Street signage has been kept to a minimum.  There are required 
signs such as street names, speed posting and some directional 
signage.  Village residents have added locally made wooden signs 
dotted around the community to remind visitors they are in 
Meadowvale Village. 
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Set between Old Derry Road and Willow Lane is the former mill 
tail race.  Today this appears as a naturalized, wet lowland 
feature. In reality, however, they are the remnants of a 
constructed tail race which exited from the grist mill which had 
been situated on the corner of Old Mill Lane and Old Derry Road.  
The water originally flowed into the mill by way of the mill race that 
lay to the west side of Old Mill Lane. The mill race was fed by the 
mill pond further north of the Village which had been dammed on 
the Credit River close to where the current Derry Road By-pass is 
situated. Once the mill had utilised this water flow, the water 
exited the mill via the tail race which flowed under the bridge on 
Willow Lane and out to the Credit River beyond the properties on 
this street.   


Water still continues to flow down the tail race during the spring 
thaw or during times of heavy rains. Historically, there have been 
significant attempts to construct bridges across the tail race to 
reach Old Derry Road. The most memorable was the Prebble 
Bridge located on the south side of Willow Lane between the 
properties now known as 1147 and 1155 Willow Lane. For nearly 
50 years, a wooden foot bridge stood here to allow people to 
cross the tail race. It had been washed out twice in its history, 
including during Hurricane Hazel in 1954, where it washed up 12 
miles south along the Credit River onto farmland. George Prebble, 
the owner of 1155 Willow Lane, reconstructed the bridge in 1955, 
this time with a mechanism to allow the bridge to lift and lower in 
case of high water. This bridge was eventually removed in the 
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1960s. However, there are still likely some abutments still situated 
on either side of the tail race to indicate where the bridge stood. 


At the end of the tail race, along the west side of 1155 Willow 
Lane, are the remnants of the Toronto-Guelph Radial Line. This 
radial line operated between 1917 and 1932. The existing 
remnants are significant heritage features as they have changed 
little since the railway was in operation. The original raised rail bed 
is intact as are the abutments on either side of the Credit River 
and along the tail race. Even the original telegraph poles that 
serviced the rail line still stand in the fields on the south side of 
Old Derry Road. The only features missing are the steel bridge 
across the tail race and Credit River, plus the rail lines and some 
wooden ties, which were dug up in 1935 to be used along other 
rail lines as replacement materials in the region. Therefore, the 
existing heritage features are a culturally significant remnant of 
early 20th century railway transportation in Mississauga. 


The mill tail race is a very significant historic feature of 
Meadowvale Village and an important reminder of both the area’s 
history as a milling centre from 1845 to 1954 and as a location of 
early twentieth century rail transportation from 1917 to 1932.  


All these features, both natural and man-made, should be 
protected and conserved to maintain the cultural and natural 
heritage attributes of the Village. 


Heritage Attributes: 


 Narrow paved streets of a rough or macadamized surface appearance 


 Green open space uninterrupted from the paved edge of the road through to buildings 
and structures 


 Soft shoulder on the roadways with no curbs or siding (with the exception of Old Derry 
Road) with green, grassed edges often leading to a shallow ditch 


 Street trees on the public right-of-way, supplemented by mature trees and green space 
on private property 


 Wooden utility poles 


 Standard ‘cobra’ design street lighting which acknowledges modern lighting but does not 
draw attention to itself 


 The former mill tail race which runs between Willow Lane and Old Derry Road from the 
mill ruins out to the Credit River 
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 The concrete abutments, remnants of the former electric rail line, and its associated 
berm,  north of Old Derry Road, west of the termination of Willow Lane 


Statement of Significance: 


The public realm, which consists of roadways, creeks, park land and publicly owned lands 
reflect the development of Meadowvale Village from its early 19th century settlement through its 
development as a milling centre into the quieter 20th century community of today.  The road 
pattern and lotting has not changed since the survey of 1856, which is reflected in the layout 
and pattern of its streets and laneways today.  The narrow roadways and soft, often undefined 
shoulder, are a remnant of the Village in an earlier time and significant to its character as a 
pedestrian friendly environment. 


 


 


Old Mill Lane, 2012, looking north from 
Barberry Lane.  The narrow paved road 
surface and generous open green space 
makes for a pleasant pedestrian friendly 
environment. 


 


 
 
 
 
 
 


 


Old Derry Road looking west at the intersection 
of Second Line West. 
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Historic photo of the mill tail race. On the left 
is 1101 Old Derry Road historically known as 
Mill Cottage. On the right of the mill tail race is 
Willow Lane, c. 1900. (PAMA).  


 


  


 
 
 
 
 
The radial line bridge c. 1925 over the mill tail 
race.  Old Derry Road is to the left. (PAMA) 


 


 


 


 
 
 
Remaining telegraph poles from the  
Toronto-Guelph Radial Line. 
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The mill tail race as it appeared in 2012. 


 


 
 
 
 
 


 
 
 
 
1125 and 1147 Willow Lane with the mill tail 
race in the foreground, c. 1900. (PAMA) 


 


 
 
 
 
 


 
 


 
The Prebble bridge over the mill tail race in 
front of #1155 Willow Lane, c. 1950. (PAMA) 
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Introduction 


Meadowvale Village Heritage Conservation District (HCD) was established through the concern 


of its residents to protect the village’s historic character and rural-like quality of life.  Beginning 


in the late 1960s the local residents foresaw that urban development would one day threaten 


their small village which had endured for 150 years.  By the late 1970s, the City of Mississauga 


was on its way to becoming a major Canadian city and the residents of Meadowvale pursued 


protection of the village through the Ontario Heritage Act, 1974.  The village had always been 


known as Meadowvale, but after the development of the Meadowvale residential and 


corporate community of the 1970s, the residents adopted the name Meadowvale Village, to 


distinguish it from the modern Meadowvale community to the west. 


On November 27, 1980, Meadowvale Village became Ontario’s first adopted heritage 


conservation district under city By-law 453-80.  As this was the province’s first heritage 


conservation district, the HCD Plan was written without the benefit of having a precedent 


model to influence its development. However, the Meadowvale Village Heritage Conservation 


District Plan went on to become the model for other HCD Plans in the 1980s and has served the 


Village well for many years.  In 2005 there were significant amendments to the Ontario 


Heritage Act and, as a result, the 1980 HCD Plan no longer meets the standards of heritage 


conservation and lacks the necessary tools to be effective. 


The purpose of this report is to document the background research and data which was not 


completed prior to the 1980 HCD Plan.  This background report provides the prehistoric and 


historic research on the Village in general, its phases through time from early native 


occupation, the 1819 first settlement, through to the present.  This report provides a history 


and description of each property within the Village as well as the statement of cultural heritage 


value and consideration of its natural heritage.  The history and development of the HCD since 


1980 has been documented only in the recording of physical changes to property.  A history of 


development and social change within the Village since 1980 has not been included in this 


report. 


Most importantly this report provides insight into how and why the Village developed the way 


it did.  There are numerous heritage resources within the Village which have never been known 


until the completion of this report.  The Village has a definitive physical character and a rich 
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history documented by current research which reinforces why it should continue to be 


protected as a heritage conservation district.  


A Living History Document 


As with any other document based on historical research and analysis, this report should not be 


considered a “completed heritage” document. Rather, it should be considered as a “living 


heritage” document which will continue to grow and expand into a deeper understanding of 


the Village as new stories and information are uncovered in the future.  


According to the UNESCO 2003 Convention for the Safeguarding of the Intangible Cultural 


Heritage, the intangible cultural heritage, or living heritage, is the mainspring of humanity's 


cultural heritage and diversity. It is defined by the following statement: 


“Intangible Cultural Heritage means the practices, representations, expressions, knowledge, 


skills – as well as the instruments, objects, artifacts and cultural spaces associated therewith – 


that communities, groups and, in some cases, individuals recognize as part of their cultural 


heritage. This intangible cultural heritage, transmitted from generation to generation, is 


constantly recreated by communities and groups in response to their environment, their 


interaction with nature and their history, and provides them with a sense of identity and 


continuity, thus promoting respect for cultural diversity and human creativity.” 


Continued research will provide new trends in understanding how the development of 


Meadowvale contributed to the development of the City of Mississauga as a whole. Future 


insights, which may be uncovered in the future, will also permit the development of new 


planning initiatives that will drive forward the protection and conservation of identified cultural 


heritage attributes that have gone previously unnoticed or are at risk throughout the City of 


Mississauga. By doing so, Mississauga will be able to manage its cultural heritage features and 


heritage conservation districts well into the twenty-first century and beyond. 
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Statement of cultural heritage value or interest 


The Meadowvale Village Heritage Conservation District is characterized and defined by its 


inherent heritage value, size, shape, and form adjacent to the Credit River at the intersection of 


two roadways, Old Derry Road and Second Line West.  The relationship of the historic village to 


the Credit River has not altered since its founding in the early nineteenth century. The village 


plan with lotting and road pattern has been retained since the 1856 Bristow Survey.  The grid 


road pattern, aligning with the early established concession road and the inter-relationship of 


the lotting pattern as it relates to the topography, the river valley and ridge, is distinct within 


Mississauga. The village is situated in the low river valley, bordered to the south and east by a 


shallow ridge that establishes the table lands above the floodplain.  The location of the Village, 


adjacent to the Credit River, illustrates the dependency of the early settlers on the river for its 


resources of water, travel and natural open space of a meadow and vale.  These same 


conditions are not found elsewhere in Mississauga.  Native populations, prior to pre-contact 


with European settlement, inhabited the area for over 10,000 years.  The village’s property 


plan, street pattern and physical layout have changed very little, although the once rural village 


is now within an urban context of the larger City of Mississauga.   


The original Meadowvale Village Heritage Conservation District Plan from 1980 is under review.  


This comprehensive review proposes a boundary study area enlarged from the original 1980 


HCD Plan to include the Meadowvale Conservation Park to the west and Old Ridge Park to the 


south, both of which are significant to the development of the village.  Entry points to the 


Village from all directions will also be considered in this review to ensure that the transition to 


the historic village is conserved. 


The Meadowvale Village HCD has maintained a pedestrian friendly scale, with the exception of 


Old Derry Road, whereby streets have a rural community lane-like appearance with soft 


shoulders, mature street trees, varied building set-backs and consistency of building size. What 


was once a commercial core, along Old Derry Road supporting a mill-based village has now 


become mostly residential with a few reminiscent commercial buildings, creating a quieter 


version of an earlier era. The narrow side streets retain an open character with views and vistas 


both to and from residential properties, void of privacy fencing, united by large open yards of 


green space and mature trees.  In general, there are modest design and scale homes set on 


larger lots within a soft naturalized landscape.  Historic photographs indicate that much of the 


vegetation in the area was cleared in the mid to late nineteenth century. The Village and 
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immediate area were farmed for both wood products (sawmill production) and mixed agrarian 


farming.  Today’s public lands have become naturalized with a good deal of random mature 


tree growth of both native and invasive species. Private, residential lots also retain many 


mature trees and open space that provide a generous spacing around buildings and frame 


residential lots.  The character of the Village is defined by the narrow roads, mature trees, open 


space and lack of density in building form. Some of the traditional late nineteenth century 


landscaping, including simple picket fences have begun to be reintroduced. The variety of lot 


size, changed very little since the mid nineteenth century, and generally smaller structures on 


large lots has been protected and conserved by the Village’s heritage conservation district 


status since 1980.  Low volume lot coverage and retention of mature trees are significant 


characteristics to be conserved. The positioning of varied modest size structures on the lot, 


which vary throughout the Village, is a characteristic of this rural community development over 


time as opposed to a more urban, standardized and conventional setback.  The varied setbacks, 


providing wide-ranging open space and streetscapes, are an important aspect of the Village 


character.  


Archaeological resources are a significant element of the cultural heritage resources within and 


around the village.  There is a high potential for pre-contact archaeological resources and 


known historical resources within the village.  The extant mill ruins, mill race and tail race, 


remnant mill pond, and other archaeological references, are to be conserved. 


Entry points into the village from the west and north have maintained a rural character.  To the 


west there are farmlands on the south side of Old Derry Road, open green space to the north, 


the metal c. 1948 Pratt (Parker, “camelback”) truss design bridge over the Credit River, all 


contributing to the agricultural past that surrounded the village for over a century.  To the 


north, along Second Line West, the west side of the road retains a natural environment, 


reminiscent of the rural past, conserved within the Meadowvale Conservation Area.  The late 


subdivision homes, of differing scale and form on the east side of Second Line West are mostly 


positioned high on the table lands above, retaining a naturalized road right-of-way at the street 


level, enhancing the former rural character. 
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Description of heritage attributes 


 a significant location,  adjacent to the Credit River, in a cultural heritage landscape of  


integrated  natural and cultural heritage elements within the river’s low floodplain to 


the gentle sloping ridge 


 an ecological feature and tradition of a floodplain meadow on the Credit River that has 


existed for hundreds of years 


 a land pattern that retains the layout and plan of generous  lots and pedestrian oriented 


and narrow  roadways since the 1856 Bristow Survey spatial organization of narrow soft 


landscaped streets with no shoulder, mature trees in a random pattern and a visual 


relationship that blends from public to private space among front and side yards void of 


privacy fencing 


 long term tradition of rural village-like streetscapes, without curbs  with no formalized 


parking, sidewalks (except on Old Derry Road), modest  signage and limited modest 


lighting 


 a consistency of building types, modest in architectural detail, vernacular style and size, 


reflecting the nineteenth century development of a milling village 


 later 20th residential styles that are compatible with the district character from a scale, 


materiality and massing perspective; 


 a common use of stacked plank construction with exterior stucco finish or wood siding, 


one-and-a-half storeys and limited use of brick 


 structures of compatible size, shape, form and style, many of which are modest 


historical residences, contribute to the overall character of the village 


 visual identity of rural character roadway entry points to the village from the west on 


Old Derry Road and from the north along Second Line West, and the open green space 


of Old Ridge Park to the south 


 individual properties of particular character and significance are identified in “The 


Meadowvale Village Heritage Conservation District Plan Review List of Properties”. 


 archaeological resources, including, but not limited to, the extant mill ruins, mill race 


and tail race at Willow Lane and Old Derry Road and remnant mill pond 
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Archaeological Resources 


The City of Mississauga contracted the services of an archaeological consultant to complete a 


Stage 1 Archaeological Background Study in the summer of 2012.  A comprehensive 


archaeological review of the Meadowvale Village area has never been conducted before now 


on the Meadowvale Village HCD review study area.  It is suspected that the area has a high 


potential for archaeological resources based on the physiological nature of the Credit River 


valley, associated landforms and the knowledge of local history.  This assumption has been 


substantiated by the archaeological report. 


There are no registered archaeological sites within the current or proposed HCD boundary.  


However, within close proximity there are 36 registered archaeological sites that vary from 


early Aboriginal sites to much later Euro-Canadian sites.  This wide range of archaeological 


activity substantiates the assumption that people have lived in the area for thousands of years.   


The pre-contact period of Aboriginal occupation of the Meadowvale area dates back to what is 


known as the Archaic period, a wide range from the Early Archaic of 10,000 years ago, to the 


Late Archaic of 2,800 years ago.  There is little evidence of occupation during this time, but a 


few finds not far outside of Meadowvale do account for some presence by Aboriginals who lead 


a very mobile hunting and gathering subsistence.  The Woodland period which follows the 


Archaic saw more of a presence of Iroquoian tradition (c. 1000 AD to 1650 AD) in this area.  The 


Woodland period sees the introduction of pottery along with some agriculture and therefore a 


slightly more settled population.  The appearance of Late Woodland cultures utilized the river 


for fishing and floodplains for farming within a matrilineal society of densely populated 


longhouse villages. 


Following the Late Woodland is the beginning of the contact or historic period whereby 


European explorers and traders had initial contact and influence on the Aboriginals.  It is 


generally accepted that about 1650 A.D. begins the historic period for this area. It is also about 


this time that the Mississauga moved into this area from the north, after the land had been 


vacated by the Iroquoian tradition.  Trade among Aboriginal groups and European (mostly 


French) traders quickly spread the use of metals and new tool technologies. 


The British defeated the French in 1760 which resulted in the Royal Proclamation of 1763, 


which established a procedure for land acquisition for European settlement from the 
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Aboriginals.  By this date this area was established by the Mississauga nation.  Only the Crown, 


or British government, could acquire lands which were then redistributed to settlers. 


The first lands to be surrendered by the Mississauga were the Niagara Purchase of 1781.  This 


purchase was for lands west of the Niagara River. In 1805, another agreement was made known 


as the Mississauga Purchase, or Treaty 13a, which deeded land south of what today is Eglinton 


Avenue to the Crown and the Mississauga retained lands one mile on either side of the Credit 


River.  The land acquired by the Crown under this agreement was known as the Old Survey.  In 


1818, Treaty 19 was negotiated whereby the lands north of the Old Survey, or what became 


known as the New Survey, deeded land to the Crown and thereby opened the area for 


settlement. Lots and concessions were created in a traditional grid pattern.   The concessions 


were numbered from Hurontario Street as a centre line, and lots were numbered south to 


north.  James Beatty was one of the first to settle in the New Survey, arriving in what would 


become Meadowvale in 1819. 


The development of Meadowvale from the early 1800s to the present has been fairly well 


documented.  We know from research that many of the nineteenth century industrial and 


commercial developments have been removed.  Much of the residential character of 


Meadowvale has remained, but its businesses have disappeared and become below grade 


archaeological resources.  Very high potential for archaeological remains of the mill sites, which 


include the grist mill, saw mills, oat mill, stave mill, mill races and other features do exist due to 


the minor amount of disturbance on what are the CVC lands.  The conclusion from the Stage 1 


archaeological investigation was the Meadowvale Village HCD and proposed boundary area 


continues to hold high potential for both Aboriginal and Euro-Canadian archaeological 


resources.  It is, therefore, important to keep in mind that any future development within the 


study area be further investigated to ensure that archaeological resources are not destroyed. 
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The Early Loyalist Settlers of Meadowvale Village 


Meadowvale Village owes its existence to a few hearty souls who arrived in the spring of 1819 


to carve a new life for themselves out of the pine forests which once existed on either side of 


Old Derry Road. What makes the Village particularly exceptional historically is that it is one of 


the earliest pre-Confederation communities still retaining much of its cultural and natural 


heritage in Ontario. Because of this, Meadowvale Village has maintained a distinct historical 


character which makes it a significant cultural asset within the modern urban landscape. 


In terms of the early settlers, there are three pioneers in particular who have helped shape the 


history and development of Meadowvale Village. They are John Beatty, James Crawford and 


John Simpson. The first of these pioneers to arrive was John Beatty. 


In early 1819, a group of twenty-nine Irish families from New York City had grown disillusioned 


with the anti-British sentiment still prevalent in the United States after the 1776 War of 


Independence. The anti-British sentiment worsened still after the War of 1812. These early 


settlers also felt they were facing religious persecution for their Wesleyan Methodist beliefs, 


which were not popular under Republican Americanism. These twenty-nine families were like 


many other United Empire Loyalists who decided to leave the United States to come to Upper 


Canada where the British Crown Council offered these Loyalists free grants of land to relocate. 


Beatty’s group of Loyalists packed up everything they had into their wagons and headed north 


to remain under British rule.  


The twenty-nine families entered Upper Canada through the Niagara Peninsula and they 


followed the shoreline to York (later Toronto) where they investigated possible tracks of land to 


settle upon. While camping along the shores of Lake Ontario at what is 


now Port Credit, the group split into two parties. One group, led by 


Thomas Graham, decided to remain in the Port Credit area. The other 


half went northwest with John Beatty to settle in Meadowvale. John 


Beatty was born in Ireland and arrived in Meadowvale in April 1819 


with his wife Sarah Sproule and their six children: John Jr., James, 


Joseph, Elizabeth, Margaret and Mary. Also part of this group were 


Beatty’s brothers David and James, plus 14 other United Empire 


Loyalist families. Each settler was awarded between 


Photo of John Beatty c. 1860 (PAMA) 
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100 and 200 acres of land. However, they would not be deeded the grant by Crown Council 


until they had cleared at least twenty acres and built a house. On April 22, 1819, Beatty 


petitioned the Crown Council for a land grant. He was awarded 200 acres on Lot 11 of 


Concession 3 in 1821 after passing more than the minimum requirements for his land grant.  


Only John Beatty and his brothers James and David, plus William Wheeler and Joseph Carter 


were awarded 200 acres by the Crown as they cleared nearly forty acres of land. The rest of the 


settlers received their land grants for only 100 acres. 


When the settlers arrived, they found the landscape covered in densely thick forests of white 


pine with soft grass meadows near the vale along the Credit River. The settlers agreed that the 


soft meadows were what attracted them to the area. The settlers hoped that once the land 


could be cleared of the pine forests, the land along the river could be converted into fertile 


farm fields. The settlers decided upon the name of Meadowvale for their new settlement 


because of the grassy meadows near the river. 


By 1835, John Beatty had amassed over 1550 acres in Toronto Township and a further 400 


acres in Albion. He became a fairly wealthy man by selling off portions of his lands over the 


years to enable him to live a comfortable life and pursue his true calling as a Methodist 


preacher. This comfortable life led others to view him as a gentleman farmer and he was highly 


regarded as being both an intellectual and spiritual leader of the new community of 


Meadowvale. 


John Beatty was a staunch 


Wesleyan Methodist and his 


property, located at the present 


1125 Willow Lane, became the 


centre of influence for religious 


ceremonies in the area as early as 


1820. In 1821, the first recorded 


quarterly Methodist meeting was 


held in his home on Willow Lane.  


 


Location of Meadowvale’s first residence constructed in 1819. (May, 2012)  
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Over 100 people attended that meeting from as far away as the Streetsville area and Brampton. 


Beatty quickly became regarded as a competent orator and enthusiastic preacher. By 1827, his 


reputation had reached the town of York to which he travelled once a month to give free 


sermons to Methodists citizens there. 


In 1830, Beatty was appointed preacher to the Bay of Quinte District, but was removed from 


that post a year later because of canvassing outside the District. Also in 1830, Beatty was 


appointed by the Canada Conference of the Wesleyan Methodist Church to head a committee 


struck to find a new location for their proposed Upper Canada Academy in Cobourg, Ontario. 


This was the first British Charter to a Non-Conformist body of any educational institution 


anywhere in the British Empire. This was also the first time that the Church was legally 


recognised as the Wesleyan Methodist Church. 


In 1832, Beatty decided to abandon farming as a full time occupation when he was offered the 


stewardship post of the Upper Canada Academy. Beatty left Meadowvale Village and settled 


permanently at Cobourg for the remainder of his life. Beatty died there in 1864 while his 


second wife, Rebecca Brooke, who was the Academy’s head mistress, died in 1887 at the age of 


105. 


Before Beatty left Meadowvale permanently, he sold his original 200 acre land grant to James 


Crawford in 1833. Crawford is believed to have built the Neo-Classical addition on the front of 


the Willow Lane property. Crawford built the first sawmill in the Meadowvale area and 


attempted to dam the Credit River to build sufficient water reserves to run the mill. 


Unfortunately, the dam did not work and Crawford’s mill was a failure. In the meantime, it is 


generally believed that Crawford built the house which would later be known as the Silverthorn 


House located at what is now 7050 Old Mill Lane in 1844. It is generally described as the oldest 


frame house in Meadowvale. At the time, the house was oriented toward Old Mill Lane and 


Crawford built it as his permanent residence near to where his mill would have been located. 


There is no record of Crawford in Meadowvale after this, so it is believed that he left the area in 


about 1845 after he could not make his saw mill a success.  
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Location of house constructed by James 


Crawford in 1844 (May, 2012) 


 


The next pioneer in Meadowvale who made a significant impact on the development of 


Meadowvale was John Simpson. He is generally credited as being the first successful owner of 


an industry in the region and he became the catalyst for further industry, particularly milling, in 


Meadowvale. According to the Perkins-Bull Collection and the Tweedsmuir Histories, Simpson is 


considered the founding father of Meadowvale because he built the first successful saw mill 


and carding mill, which led to further milling in the region. 


Simpson was born in Kirkbymoorside, North Yorkshire in 1804 and immigrated with his wife, 


Mary Sigsworth, and young family to Upper Canada in 1836. They came by sailing ship, where 


Simpson’s daughter, Hannah Simpson Reeve, later recalled that Mary Simspon was ill the entire 


voyage. They brought with them three horses, four cattle, six sheep, several fowl, two dogs and 


several trunks full of possessions. They arrived in York (now Toronto) where Simpson’s brother 


George met the family. Although Simpson acquired 300 acres of land in Meadowvale in 1836, 


the Simpsons stayed the winter months in Whitchurch, Ontario where they provided food to 


soldiers fighting in the Rebellion of 1837, but did not participate in the fighting themselves. 


Later in 1837, the Simpsons took up residence on their 300 acres along the south side of the 


present day Old Derry Road from Second Line West down to Creditview Road. They settled on 


the Credit River at what is now 1200 Old Derry Road and called their farm “Credit Grange”. 


Here, John and Mary Simpson cleared forty acres of land and built a log cabin where they 


continued to reside until they built a grand brick house in 1860. This brick house, referred to by 


many now as the Simpson-Humphries House, was designated in 1983 under the Ontario 


Heritage Act as a property of cultural heritage significance in Mississauga.  


In 1838, Simpson built the first successful sawmill in Meadowvale as he was able to better 


utilise the Credit River over Crawford. Simpson began to cut down large amounts of pine forest 
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and sold the raw logs to the British Admiralty for ship masts. White pine was the preferred 


choice of wood for ships masts because of their lightness and durability especially for power 


ships such as frigates and schooners. Simpson’s sawmill also did a great business and many 


Meadowvale pioneers would have come to him between 1838 and 1840 to purchase lumber 


boards to construct the earliest 


stacked plank on plank houses in 


the area.  


 


 


 


 


 


 


The Bell Hotel constructed between 1837 and 1850 (May, 2012) 


Simpson also operated a carding mill where residents would drop off their wool bundles to be 


carded into wool threads. This venture, however, did not last long as sheep farming did not 


develop into a major industry in the Meadowvale area. Sheep farmers based in Caledon tended 


to take their wool to Georgetown, then to Streetsville’s Barbertown Mill in the 1840s so, 


presumably, Simpson couldn’t compete and found saw milling a much more profitable 


business.  


Because of Simpson’s success in starting up a thriving 


milling industry, seasonal mill workers in search of 


employment began to enter Meadowvale. These 


workers needed a place to stay while they worked at 


the sawmill and Simpson leased some of his land to 


William Bellas, including the parcel of land  at what is 


now 1090 Old Derry Road.  


Methodist Church built 1862 (May, 2012) 
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According to Land Registry records on this property, Simpson leased the land with a Leasable 


Resource, meaning there was something of high value on the property. It was leased for $650, a 


large sum of money in 1837. The building that sits on this property is the Bell Hotel, believed to 


have been constructed for George Bell in 1844. However, Land Registry records state that Bell 


did not acquire this property until 1856. Further in-depth research may conclude that it might 


have been Simpson who constructed this 


hotel to house the workers coming to his 


saw and carding mills as the house does 


display some 1830s Georgian 


characteristics. Simpson may have leased 


it to William Bellas in 1837 under the 


agreement that Bellas would operate the 


hotel, thus relieving Simpson to allow him 


to focus on his mill  


House built for Thomas and Mary Jane 


Graham in 1862 (May 2012) 


operations. Knowing that Simpson was a shrewd businessman who saught any opportunity to 


make money, it is quite feasible that Simpson built the hotel as another business venture. 


Unlike Beatty, John Simpson was born a Quaker. But he became a fervent Wesleyan Methodist 


as a young man and shared many of Beatty’s beliefs. Simpson donated land in 1860 to the local 


Methodist congregation to construct the current United Church located at 1010 Old Derry 


Road. Simpson, apparently, did not seem as keen on education as he was on religion. He sold 


the land behind the Church, located at what is now 6970 Second Line West, to the School 


Trustees in 1871 for $200, a staggering amount of money for a small piece of vacant land at 


that time. Simpson also gave land away to his daughter, Mary Jane, upon her engagement to 


Meadowvale resident Thomas Graham in 1861. Thomas Graham’s father, Joseph, then built 


them an impressive brick house for their wedding gift in 1862. This property still exists and is 


located at 1020 Old Derry Road. As for John Simpson, he tragically drowned in his mill pond at 


the age of 75 on December 14, 1878. His death marked the end of the pioneer link to 


Meadowvale’s humble beginnings. 







 


17 
 


City of Mississauga   - Culture Division, Community Services 


The development of Meadowvale Village as a thriving mill town in nineteenth century Toronto 


Township can be traced back to the hard-working, pioneering spirit of these three earliest 


families to the area. Without their hard work and dedication, subsequent Meadowvale families 


such as the Silverthorns, Gooderhams, Cheynes, Switzers, Trevorrows, Sibbalds and Lambes 


may have carved out their paths much differently. 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 







 


18 
 


City of Mississauga   - Culture Division, Community Services 


The Milling History of Meadowvale Village: 1833-1954 


 


Meadowvale Mill, c. 1910 (PAMA) 


The history of milling in Meadowvale Village is a long and varied one spanning over 120 years. 


Saw and grist mills were the dominant industries which sprung up along water courses all 


across Ontario in the nineteenth century. Meadowvale Village was no exception. 


The very first industry in Meadowvale was farming. Each pioneer family was given between 100 


and 200 acres by the Crown as a land grant, where they were required to clear at least twenty 


acres and build a homestead. Many of these earlier pioneers who arrived in 1819, with John 


Beatty, did not stay more than a decade before they uprooted and moved to more prosperous 


locations such as York or Durham counties. The few hearty souls who stayed and made a 


subsistence living at farming found other ways to work the land to their advantage. Some of 


those families who stayed still have descendants today in the regions outside the Village such 


as the Neelands, Whaleys and McCrackens. 


James Crawford bought out Beatty’s land claim in 1833 and was determined to find a way to 


sufficiently dam the Credit River to create a strong supply of water to run a sawmill. The dense 
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pine forests were in great demand for both ship and canal building across Ontario and Crawford 


wanted to take advantage of this profitable resource. It is believed he built his sawmill on the 


banks of the Credit River on the north side of the present Old Derry Road iron bridge. However, 


this location proved insufficient to provide the necessary water supply to make the sawmill 


function. Crawford abandoned his idea and went back to farming and cutting down the pine 


trees on his land by hand to sell these raw logs to regional lumber merchants. 


In 1836, John Simpson arrived in southern Ontario from Yorkshire, England and bought 300 


acres of land on what is now the south side of Old Derry Road from Second Line West to 


Creditview Road. In 1837, Simpson succeeded in damming the Credit River sufficiently to 


operate Meadowvale’s first commercial saw mill. Simpson built it on Lot 10, Concession 3, 


which Simpson owned all of. Therefore, we do not know the precise site of Simpson’s saw mill, 


but two locations have been speculated by various historical accounts over the last century. 


One site is believed to have been located approximately where the current property of Old 


Ridge Park is located behind the properties on the south side of Old Derry Road near the Credit 


River. The second site was on his homestead at what is now 1200 Old Derry Road. This is the 


more probable location as the 1877 Peel Atlas clearly indicates a mill just south of the main 


house location. It has been documented in Perkins-Bull that Simpson’s mill race was fourteen 


feet wide and crossed over 200 acres, all of which had been dug by hand by Simpson and 


several hired men. The Credit River was dammed to allow the water to flow into the mill race 


and mill pond on his property. 


Simpson also operated a carding mill on his property at about the same time. There is no 


mention of this carding mill in any source after 1840, so it appears he ceased operations to 


focus on the saw mill. Simpson won several contracts to supply raw logs to the British Admiralty 


for ships masts as well as lumber sold by the board foot. Simpson became a wealthy lumber 


producer but his mill burned down on November 19, 1874. According to the Perkins-Bull 


Collection, Simpson lost everything, including the building, equipment, lumber and shingles. 


The estimated loss then was about $5,000 or approximately $100,000 in today’s currency. 


Simpson was not insured for his loss. Simpson did rebuild as his son-in-law, Thomas Graham, 


took over the saw mill until about 1880. John Simpson tragically drowned in his own mill pond 


on December 14, 1878 at the age of 75. It is speculated that he was crossing the mill pond along 


a foot bridge where he accidently lost his footing and fell into the mill pond. 
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Lambe General Store, c.1900 (PAMA) 


He is buried, along with his wife and a couple of their children, at the Churchville cemetery. 


Simpson’s death marked the end of the pioneer phase of Meadowvale’s development. It is 


Simpson, and not John Beatty, who has been regarded by most historical sources as being the 


true founder of Meadowvale Village, for it was his efforts that brought new settlers to the area 


seeking work in his sawmill or as forestry workers to cut down the trees he processed. 


There is a sidebar, however, to the John Simpson story. His adopted son, Albert Lambe had 


great success himself as a saw mill owner in Meadowvale. Albert Lambe was born Dennis 


Lambe in Chinguacousy in 1854. When his own parents died in 1860, Lambe, at the age of six, 


was adopted by John and Mary Simpson and renamed Albert Simpson Lambe. 


Lambe probably learned many of his business skills from John Simpson and, because of this, 


became a multifaceted entrepreneur.  Among his business ventures in the later half of the 


nineteenth century, Lambe operated a saw mill, the Lambe General Store and he purchased the 


Bell Hotel in 1890 where he reconfigured the interior to turn it into a rooming house rather 


than a short stay hotel.  Although the grist mill was beginning to wane in the later years of the 


19th century, Albert Lambe was doing quite well with his saw mill. One of his major contracts 


was to the T. Eaton Company, supplying thousands of board feet of lumber per month, 


presumably for Eaton’s furniture business and kit home constructions. 


 Lambe’s other claim to fame is that he was the Village’s first car owner in 1905. He received the 


car in lieu of payment for lumber at his sawmill. He never drove the car and it mostly sat in the 


shed until his death when his son William acquired it. Despite never driving, he did survive a car 


crash in which his son was driving. The car, owned by William and the second car in the Village, 
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was struck by a train on the tracks at the Meadowvale station in 1918. The only injury to Albert 


was a scratch on the face. 


Lambe died on November 5, 1925, and had been blind for the last 12 years of his life. Upon his 


death, the sawmill was shut down as William was not interested in taking over and there were 


no immediate buyers for the mill. This brought an end to nearly a century of saw milling history 


in one Meadowvale family. 


As lucrative as sawmilling was for one family in Meadowvale, the true lifeblood of the Village 


was the grist mill. Even though John Simpson was the founder of both Meadowvale and its 


overall milling industry, it was Francis Silverthorn who would transform milling in the region 


into a newly profitable and booming economy. Francis Silverthorn came to Meadowvale in 


about 1836, where his father Aaron owned about 100 acres including some lots in the present 


village. Francis purchased several parcels of land from James Crawford who decided to leave 


the area to find prosperity elsewhere after the failure of his saw mill. Silverthorn came from a 


family of entrepreneurs. His father Aaron was a mill co-owner in the Niagara region around the 


time of the War of 1812.  


According to the Perkins-Bull Collection, the Silverthorns are 


counted as some of the very first United Empire Loyalists to 


arrive in Canada in 1786. Francis was born in Etobicoke in 


1815. He decided to come to Meadowvale to follow in his 


father’s footsteps as a mill owner. Silverthorn’s first venture 


was to create a saw mill in 1840 along the banks of the Credit 


River in what is now the Credit Valley Conservation lands, just 


north of the old mill ruins site on Old Derry Road. This saw mill 


location can be seen on the 1856 Bristow Survey of 


Meadowvale. It is reported in the Perkins-Bull Collection that 


Silverthorn produced 10,000 board feet a day, which were 


eighteen feet long by three inches thick, and sold for $4.50 a 


board. In some respects, Silverthorn gave John Simpson a run  


Francis Silverthorn, c. 1890 (PAMA)                         
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for his money as he landed the first contract to supply all the board lumber to create Peel 


County’s first corduroy road. It stretched from Meadowvale to Port Credit along Hurontario 


Street and took approximately two years to complete.  


Silverthorn, however, saw bigger and better opportunities to make use of the Credit River 


beyond the lumber business. As other towns and villages in the province were experiencing an 


up-surge in new grist mill constructions, Silverthorn felt there was enough previous success in 


damming the Credit River in Meadowvale to produce enough water power to support a grist 


mill. As part of the land he purchased from James Crawford in 1845, Silverthorn chose the 


present location of 1095 Old Derry Road (the current location of the post office box gazebo) as 


the site to build his grist mill the same year. James Crawford also sold part of his land grant that 


was left from the John Beatty era, to Aaron Silverthorn in 1847. 


This first mill did not survive long and, to date, no documents or log books have been found 


concerning this first grist mill built by Silverthorn. The Brampton Conservator reports that the 


mill burned down shortly before midnight on November 21, 1849. Not to be deterred or 


defeated, Silverthorn sought help in rebuilding the mill. There is no mortgage registered on title 


for the mill property before 1852, so it is unclear if Silverthorn rebuilt the mill without a 


mortgage or if he had to wait until 1852 to rebuild. Regardless, the mill he constructed was a 


two storey wood frame building. Although many mills in Ontario were constructed of stone, 


Silverthorn chose wood as he had access to his own saw mill as well as that of John Simpson to 


supply the materials. The earliest known photograph taken of the mill is the silver nitrate 


coated tin plate below of the second Silverthorn Mill in about 1852. This is also the earliest 


known photo ever taken in Meadowvale. 
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Second Silverthorn Mill, c. 1852 (PAMA) 


Silverthorn had success with this second mill in the early years following its construction. When 


Britain entered into the Crimean War in October 1853, Silverthorn saw his selling price for 


barrels of flour jump from $1.50 per barrel to $3.00 per barrel. Because of this rise in flour 


prices, Silverthorn began to stock pile his reserves in hopes that he’d continue to cash in even 


after the War would finally come to an end. However, the opposite of what Silverthorn had 


hoped for occurred.  


Something serious happened to Silverthorn’s financial situation in the mid 1850s that has not 


been made clear in the historical records left behind. Silverthorn’s first recorded mortgage on 


the mill property, and its associated land holdings, was a private mortgage held with John 


Wilmot on February 18, 1852. We do not know if this was to rebuild the mill or if Silverthorn 


was increasing his costs by adding more men and more shifts in order to produce as much flour 


as possible to stockpile to take advantage of a prolonged boom time during the Crimean War. 


On April 7, 1854, Silverthorn’s father Aaron signed over the remaining land he owned in 


Meadowvale to Francis, likely as a means to increase his net worth because fourteen days later 
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on April 21st, Francis got a private mortgage from William Gooderham. But the timing of this 


second mortgage could not have come at a worse time for Silverthorn. 


In the spring of 1856, Francis Silverthorn contacted Arthur Bristow, a land surveyor based in 


Streetsville to discuss his desire to get the Village surveyed into town lots. Bristow came to 


survey the Village on July 1, 1856 and the Plan was registered as Tor-5 on July 21, 1856. 


Because of the relatively quick succession of his two mortgages, the stockpiling of flour and a 


war dragging on, Silverthorn had the Village formerly surveyed likely to sell off his lands to raise 


the capital needed to keep his business viable. Unfortunately for Silverthorn, when the War 


ended in 1856, the price of flour plummeted from $2.50 a barrel to $1.00 a barrel. It is not 


known exactly how many barrels worth Silverthorn had stockpiled. However, it was enough for 


him to incur even more financial difficulty by trying to unload the stockpile. Adding to this 


dilemma was the financial recession which swept Upper and Lower Canada at the time. Work 


was scarce for many and prices of other commodities such as lumber to build homes and coal 


to fuel fires became almost unaffordable to some larger businesses, which had a trickle down 


effect to the common person. Feeling the financial crunch again, Silverthorn attempted to 


increase his cash flow by consolidating his debts again with another mortgage through the Bank 


of Upper Canada on October 26, 1857. William Gooderham was named as part of a group of 


Bank Trustees who owned this mortgage. In a desperate bid to keep his head above water, he 


starting to sell off some of his lands in 1859. However, it was too little too late for Silverthorn. 


William Gooderham, a Director of the Bank of Upper Canada, called in Silverthorn’s mortgage 


for the mill site in 1859, where the mill immediately transferred to James Gooderham on 


August 18 of that year. It has been generally believed  in the past that Silverthorn lost his 


property directly to William Gooderham as a result of his mortgage being recalled in 1859. 


However, land registry titles for property owned by Silverthorn show that most of his property 


did not pass to Gooderham until 1865 after a series of other transfers to other people, including 


John Wilmot, who held Silverthorn’s first mortgage. Further research should be conducted to 


determine why there was a succession of owners between Silverthorn and Gooderham.  


In the end, Silverthorn lost his mill to the Gooderham and Worts firm of Toronto and left the 


Village in 1860 for his family’s property, Cherry Hill, near Etobicoke where he farmed quietly 


until his death in 1894.  


William Gooderham was the family patriarch of one of the largest, most successful businesses 


in the history of Toronto. He co-founded with his brother-in-law, James Worts, Gooderham and 
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Worts in, 1832. Gooderham and Worts started out in the milling business along the Don River in 


York. Upon the suicide of James Worts in 1834, William Gooderham continued as the soul 


proprietor of the business until he brought on James’s son, James Gooderham Worts, as a 


partner in 1845. This was the time when Gooderham and Worts really expanded their efforts 


into the distilling business and began plans to build a massive distillery on Toronto’s waterfront. 


 


Construction on the distillery 


began in 1859 and was 


completed in 1861. Because of 


its location, the distillery was 


well connected to several rail 


lines. In the first year of 


production, in 1862, over 


700,000 litres of spirits were 


produced. The facility peaked 


to just over two million litres of 


spirits in the 1880s, making it 


one of the most productive  


Gooderham Distillery, 1950. (Ontario Archives) 


distilleries in the world. It was also considered to be 


one of the top five employers in late nineteenth 


century Toronto, employing roughly 3,000 people. 


This number does not include seasonal workers or 


those who were hired by the company to work on 


the various wheat farms the Gooderhams owned to 


supply the distillery. 


In 1859, when William Gooderham ended up 


acquiring the Silverthorn grist mill in  


William Gooderham c. 1875 (Ontario Archives) 
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Meadowvale, he already had his hands full with the start of his distillery in Toronto. Because he 


could not be in two places at once, William sent his two younger sons, James and Charles 


Horace “Holly” to Meadowvale to look after his business interests. Lands Registry records show 


that it was James Gooderham who owned the grist mill in the beginning of the Gooderham 


years in Meadowvale and it was James who put many improvements into both the mill and the 


community in general. It was during the 1860s, under the Gooderhams, that Meadowvale 


experienced the biggest boom in its history. 


It is believed that James Gooderham added the third storey to the mill as a ventilation floor and 


increased production to an output of 320 barrels of flour per day. James also built a couple of 


buildings associated with the mill. One was a mill office, located directly at the rear of the mill, 


between the building and the end of the mill pond as it entered the mill. This office was later 


relocated across the street approximately in the 1920s to what is now 7017 Old Mill Lane. The 


second building, originally 


constructed by Francis 


Silverthorn was a general store, 


believed to have been located on 


the land in between the current 


properties of 1051 and 1059 Old 


Derry Road. This store was 


expanded to directly compete 


with James Ward’s general store 


that was already in the Village. It 


was a very substantial business 


that employed twenty people 


who included local residents such 


Gooderham Store, c. 1885. (PAMA) 


as Elizabeth Trevorrow as the dressmaker. She alone had six assistants who worked as a men’s 


tailor, milliner, wedding dress maker, shoemaker, and two alteration experts. The other 


departments in this store included a grocery section that supplied a full range of fine products 


from imported pickles and condiments and canned goods; fresh produce supplied by local 


farmers; a cod fish display out on the veranda, a paints and hardware section; home 


decorations such as curtain materials and light furniture; salt and lantern oil sheds out back and 
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a general and varied supply of candles and oil lanterns. This store was so extensive in its 


products, it had customers from as far away as Streetsville and Brampton. Sadly, we do not 


have any historic photographs of the store except for the lithograph above, which was 


produced sometime in the 1880s for an unknown source.  


When the Gooderhams left Meadowvale, the store was sold to Charles Switzer who continued 


to run it for several years before selling it to J. H. Whitlam in 1890. The store eventually burned 


down in 1907, ending one of the last links to the Gooderham years in the Village.  


James also served as the village postmaster in 1862 until his father decided he needed another 


family assignment. When James Gooderham left Meadowvale in 1865 to go to Streetsville to 


look after his father’s milling and farm interests there, Charles 


Horace “Holly” took over from his brother. Holly was only eighteen 


when he and James arrived in 1860 and William decided that 


Meadowvale would be a good place for young Holly to learn about 


milling and farming operations. However, ownership of the mill and 


much of its associated properties, remained under the ownership of 


James and their father William until it was finally transferred to Holly 


in 1876. In many respects, it appears Holly was really a manager of 


the family’s business interests for most of his time in the Village. 


Charles Horace “Holly” Gooderham, c. 1880 (PAMA) 


It is not known if Holly made any changes to the mill in addition to those his brother James had 


made. One change Holly did make to the Village was the construction of a “country home” in 


1870 located at what is now a Montessori school 


at 929 Old Derry Road. 


Holly would remain in Meadowvale until the early 


1880s, so he wanted a home that would reflect 


his family’s wealth as well as accommodate his 


own growing family. This home, known then by 


residents as the “Gooderham Mansion”, was 


constructed in 1870 at a cost of $30,000. 


Gooderham Mansion c. 1900 (PAMA) 
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Nothing is known of this home during Holly Gooderham’s ownership. We do not know how 


many domestic staff served here, where in the house they may have lived, if there were 


vegetable gardens out back and no interior photos of the family or furnishings are known to 


exist. The Perkins-Bull Collection and the Tweedsmuir Histories are quite silent on Holly 


Gooderham, giving further suggestion that Holly simply was a manager in Meadowvale and, 


otherwise, lived a quiet life while living there.  


The Perkins-Bull collection Holly Gooderham overseeing a private school, separate from the 


Village school, for his own children. These children were tutored by their nannies and the 


building was said to have been “on Gooderham Property”. Whether this meant the school was 


on the Mansion property or elsewhere in the Village where the Gooderhams owned property, is 


not presently known. 


When William Gooderham died in 1881, Holly Gooderham went back to Toronto to work in the 


distillery business. His brother James had, unfortunately, been killed in a train accident in 1879 


on the Port Credit Railway, a railway he helped to financially back and was instrumental in 


getting a station built at Streetsville, not Meadowvale. Help was needed in Toronto to continue 


running the Gooderham and Worts business. Holly Gooderham sold off all his land holdings and 


left the village in 1882. The mill then transferred to Edward Wheeler of the Wheeler Brothers 


milling company from Stouffville, Ontario on March 1, 1882. 


Little is known about the Wheeler brothers who purchased the mill, and its surrounding sixty 


acres of land from the Gooderhams. They owned mills in Georgetown, Erin, Toronto and 


Cheltenham which specialised more in livestock grist and products, other than flour, such as 


oatmeal, cornmeal and ground flax seeds for linseed oil production. Although the Wheeler 


brothers owned the mill until 1895, they did not prosper in terms of efficiency or output like 


the Gooderhams. In fact, the mill only operated sporadically in 1892 and stood completely 


silent from the winter of early 1893 until the spring of 1897. It was one of the lowest points in 


the economic history of Meadowvale. 
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The mill found life again when Henry A. Brown bought it in 1895. He spent nearly eighteen 


months fixing up the mill by replacing worn boards, repairing the windows, refinishing the 


flooring, upgrading the existing small turbines and installing the first hydro powered turbine in 


the cellar. The mill started up operations again in 1897. By 1900, Brown had increased 


production to about 280 barrels of flour a day, as farmers came 


from all over the area to bring their grain. The Perkins-Bull 


Collection describes farmer’s wagons being lined up from the 


mill west along Old Derry Road to the other side of the 


Gooderham Mansion, waiting to unload their grain. Residents 


recalling those days in the Village said production and activity at 


the mill had not been at that level since the early days of the 


Gooderham ownership. 


 


 Henry Brown, c. 1893 (PAMA) 


 


Henry Brown was a direct descendant of the pioneer Brown family who came to Toronto 


Township in 1822 and farmed the land along the present day Derry Road in north Mississauga. 


The Brown Homestead farmhouse, constructed in 1866, still exists and is located at 6970 Vicar 


Gate Drive. Henry Brown grew up at this house and knew Meadowvale well. Much like Francis 


Silverthorn who preceded him, Henry Brown had big visions for Meadowvale’s future when he 


purchased the mill in 1895. However, Brown’s vision went far beyond just the milling 


operations. 


Brown envisioned a community that would become a tourist destination for hundreds of 


people each summer to what he would call Willow Lake Resort. It took Brown a few years of 


planning and in about 1906, he set his plan into motion.  


The first part of his plan was to widen the mill pond and turn it into a lake. In order to 


accomplish this, Brown removed a number of larger trees outlining the mill pond. He next built 


a larger dam further north along the Credit River to allow water to flow into the region where 


the trees had been cut.  
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Willow Lake c. 1910 (PAMA) 


He then planted a few replacement willow trees around the perimeter of this new lake he 


called Willow Lake. According to the Tweedsmuir Histories and the Perkins-Bull Collection, 


Brown supposedly built cabins along Pond Street which faced the lake. It is not known on which 


side of Pond Street these cabins stood. It would appear likely that they stood on the water side 


of the street on land now owned by the CVC. 


Brown also landscaped along the lake’s edge to created picnic grounds and playing fields. He 


also converted the residence located at 7070 Pond Street, into a boat rental facility for visitors. 


The back of the property was outfitted with two large, barn like doors which would swing open 


to reveal the boat rental facility inside. Visitors could rent canoes, small rowboats and even 


two-seater paddle boats. The dock to the lake was attached to the back of the property so it 


was a short distance. The building was given the name “The Boathouse”, a name which has 


survived to the present day. It is believed that this house, prior to 


1907, was a semi detached residence for workers at the mill site.  


In order to get visitors to Willow Lake and Meadowvale, Brown 


arranged for a horse and wagon to pick people up at the Meadowvale 


train station, located at the corner of Old Derry Road and Creditview 


Road. It is reported in the Brown Files at PAMA that several hundred 


people came out in the summers to take advantage of the lake resort. 


Willow Lake Resort Promotional Flier, 1910 (PAMA) 
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Brown also organised special events and posted fliers outlining events happening at the Willow 


Lake Resort throughout the year. Winter skating costume contests, special weekend picnics in 


the summer, craft bazaars, Church socials and children’s parties were among the events Brown 


planned for Willow Lake. These fliers were posted as far away as Caledon and Toronto to 


attract urban residents to come and enjoy the quiet, rural setting that Meadowvale offered. 


Although Brown made the grist mill prosperous again, it seemed that Willow Lake Resort was 


his passion in life as he put a lot of time and effort into promoting it and growing the resort’s 


popularity.  


Another significant change Brown is said 


to have made is to the Silverthorn house 


at 7050 Old Mill Lane. Sometime 


between 1900 and 1910, Brown is 


alleged to have lifted the house and 


turned it to face its present orientation. 


The story told in the Tweedsmuir History 


is that Henry Brown’s wife, Lillie, did not 


like the way the house was oriented to 


face Old Mill Lane. She thought a view toward the mill would be more “aesthetically pleasing”. 


Brown is said to have argued for the move in order to have a better view of the mill in case he 


was required to go down at any hour of the day or night. In preparation of this move, records 


survive showing that he removed three outbuildings that existed on the front lawns of the 


property dating back to Silverthorn’s ownership of the property. These outbuildings included 


the piggery where the first Methodist camp meeting was held in 1848. The other two buildings 


were barns which not been used in several years prior to Brown taking ownership. The Brown 


family lived at 7050 Old Mill Lane for most of the year, but would live at either the Boathouse 


or in the small property that existed at 7143 Pond Street in the summer months while using 


their main residence as a vacation home for visiting family members and friends. 


It would be interesting to see just how far Brown’s plans for Meadowvale would have gone. 


But, unfortunately, Brown died suddenly, and very tragically, in March 1911. He and a young 


mill apprentice had gone out one early March morning to the Willow Lake flood gates to 


release them. Spring came very early in 1911 and the ice flows from the Credit River melted 


much more quickly than in previous years. Brown had already released one gate to allow water 
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to drain slightly from Willow Lake through the mill’s tail race. The next step was to release the 


flood gates at the north end of Willow Lake, to allow the lake to fill back up. Unfortunately, the 


force of the water rushing into Willow Lake was too powerful for either man to contain. Both 


men were swept into the lake and the force of the rushing water created such a strong down 


current that they both were sucked to the bottom and could not swim back to the surface. 


Eyewitness accounts from Perkins-Bull remember seeing the water gushing into the lake from 


the flood gates. But no one knew of the tragedy that befell Brown or his assistant. When Brown 


did not show up at an afternoon meeting at his mill, his wife Lillie was alerted. She said she had 


not seen him since he left the house to go to the flood gates. 


A search party was rounded up and it was not long before both men’s bodies were found. 


Brown was found partially submerged near the end of the mill race. His body had been tangled 


up in an ancient pine tree root. The ironic part of this story is several years before, Brown made 


a concerted effort to remove all the pine tree root stumps that had been dumped into the mill 


race several decades before by John Beatty and James Crawford. Brown had missed removing a 


couple of those root stumps. Citizens believed, at the time, that it was one of these stumps that 


Brown got ensnarled in. Devastated and left on her own with a school aged daughter, Lillie 


Brown now had to decide what to do with the mill, the Willow Lake Resort, and the properties 


they owned in Meadowvale. The Peel Archives has a letter, written to Lillie Brown in October of 


1911 by Henry’s sister, Lucinda Brown, who was living in Los Angeles. It reads in part: 


“Received a letter from Grace yesterday. I’m so glad for all your sakes that Margaret and 


Elizabeth are back and Gracie will not feel so terribly alone. You will feel it a comfort to know 


they are near and see them around. 


 I presume you are still busy trying to get things straightened up. I hope things are 


coming out pretty good for you. I hope a good buyer will come along for the mill, for of course 


you can do nothing with a property like that and it may be slow in selling.  


 Poor Lillie, what trouble and confusion you have been plunged into, but I do hope 


everything will come out all right. Oh, I do feel so sorry for you and Gracie, both of you so young 


to be left alone and how lonely at times you must feel. Life holds a mighty lot of sadness in its 


grip! And it seems to me you have had considerable already in your life – still it is not for us to 


question the dealings of Providence…” 







 


33 
 


City of Mississauga   - Culture Division, Community Services 


It turns out that a buyer did come along for the mill. William Brett 


bought the mill, and its associated lands in October 1911. Lillie and 


Grace Brown left Meadowvale, once everything was sold, to take up 


residence in the Brown homestead on Derry Road (now Vicar Gate 


Drive). Willow Lake Resort ceased to exist and any dreams of further 


expansion of this enterprise, and others, died with Henry Brown on 


that March day in 1911. 


 


Lucinda Brown in Los Angeles, c. 1905 (PAMA) 


Little is presently known about William Brett’s tenure as mill owner even though he owned the 


mill for thirty-two years, which was the longest consecutive ownership of the mill throughout 


its history. He not reside long at 7050 Old Mill Lane which, since Francis Silverthorn’s time, had 


been the mill owner’s residence. Brett, instead, lived for a time in the Graham-Pearson House 


at 1020 Old Derry Road, because he was married Emily Pearson. Once Emily’s brother took over 


the house, she and William chose to reside at the quiet and rural modest home that once stood 


at 7143 Pond Street. Brett, unlike Brown, did not want to see the mill at all hours of the day and 


night, so chose to live in a residence which sported no view of the mill site at all. Brett was 


active with the local Church and Fortnightly Club in Meadowvale and lived an otherwise quiet 


life in the Village. Although it has not been proven, it is believed that the mill office, built by 


James Gooderham, was relocated from the back of the mill to a property across the street on 


Old Mill Lane during Brett’s ownership. The office structure is now the house located at 7017 


Old Mill Lane. 


Stanley Gorman was the next owner of the mill and did not have the mill long before it passed 


to Luther and Grace Emerson in the 1946. Grace Emerson, was Henry Brown’s daughter and 


when she married Luther Emerson, they relocated to Meadowvale to take up ownership of the 


mill. However, the heyday of the mill was long over and it was slowly sliding into a perpetual 


state of disrepair and irregular use. It was in 1950 that the last barrel of flour was produced. 


The Emersons continued to own the mill, where it was used as a storage facility. 


Although Willow Lake was eventually reduced down to a small mill pond size, and fell into 


disuse after the death of Henry Brown, the area which had once been the outer edges of the 


lake was now filled back in with meadows and small seedling trees. The Emersons decided to 
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try to make use of the lands and tried to farm it by growing wheat. Unfortunately, this was not 


an easy venture and they abandoned their attempts by the late 1950s. In terms of the mill, it 


too came to a sad end. 


In 1953, public concern began to arise over the safety of the mill buildings. The Women’s 


Institute, founded in 1910 and compilers of the Tweedsmuir Histories for the Village, argued 


that the building was a fire hazard as it was being neglected. Because of the immense size of 


the structure, they argued a fire could potentially threaten the rest of the community by 


sending embers high into the air and landing on nearby houses. The structure was over a 


century old and its timbers were likely very dry and would burn hot. Toronto Township 


councillors weighed in their support for both the removal of the mill and also for its protection, 


saying it was a local landmark and a historic link to Meadowvale’s development. Some argued 


for an adaptive reuse of the building such as a possible artists’ studio/display area. In the end, 


Luther and Grace Emerson were ordered to have the structure demolished. According to Alan 


Emerson, son of Luther and Grace, his father was so angered by Council’s decision that he 


demolished most of the structure by hand with a sledge-hammer and left all wood to rot in a 


pile where it fell. None of the equipment in the cellar was reportedly removed and is still 


believed to be there, including all the turbines. The only removals from the site were what 


people could physically carry away. Some residents came with trucks to load up the wood to 


use as either firewood or to construct outbuildings on their property. What was not removed 


eventually settled and was filled in over the years, creating the slight ridge that exists from the 


site of the gazebo down to the entrance to Willow Lane off Old Derry Road. 


In addition to the forced removal of the grist mill, the Emersons lost their lands to the Credit 


Valley Conservation Authority in 1963, ending the last ownership lineage between the mill and 


the mill lot parcels, which had its foundations in Francis Silverthorn’s time. 


The Meadowvale grist mill, rebuilt by Francis Silverthorn in 1850, lasted for well over a century, 


employing hundreds of people and producing tens of thousands of barrels of flour. When the 


mill ceased operations for the last time in 1950, the last commercial link to the early 


development of the Village was lost. Meadowvale had stopped being a mill town. Meadowvale 


transitioned from a working community to a residential community which would continue to 


honour its milling past. 
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Other Commercial History: 1840 – 1980 


 


Meadowvale’s Main Street, now Old Derry Road, c. 1890 (PAMA) 


Although saw and grist mills were the lifeblood of Meadowvale Village’s development, those 


industries created spin off businesses that became lucrative in their own right. From mercantile 


shops to coopers to blacksmiths, Meadowvale developed smaller commercial industries that 


grew with the community and serviced the needs of residents far and wide. 


Past historical accounts have focused on Old Derry Road as being the so called “commercial” 


core of nineteenth and early twentieth century Meadowvale. However, research indicates that 


this was not the case. A great number of small factories, mills and blacksmith type shops 


operated along present day Willow Lane, which was called Water Street in the nineteenth 


century, and in other various locations throughout the Village. These early industries were 


crucial in the early development of the Village as they served as a foundation for the growth of 


other businesses that arose later in the century, such as the grist mill and general stores. 
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Without these businesses, the ones that followed would not have developed in the way they 


had over time. Therefore, the extent of Meadowvale’s commercial properties has been 


expanded from what was previously believed to have been the main commercial core of the 


Village. 


The following is a full scale map of Meadowvale businesses from 1836 – 1960 that have been 


identified through a number of sources, including the Tweedsmuir Histories, Perkins-Bull 


Collection, various family histories that have been written, interviews with current and past 


residents, Census reports and various business directories dating back to the mid nineteenth 


century. 







 


37 
 


City of Mississauga   - Culture Division, Community Services 
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Some businesses were more prevalent than others because of the large volume of business 


conducted which everyone in the Village utilised. There would be the general stores, blacksmith 


and carpenter shops. There tended to be more than one of these establishments because of 


the volume of work conducted or services needed. Other businesses were specialised, like a 


wagon maker, and tended to be just one establishment for the Village. What follows is a 


general breakdown of common businesses, specialised businesses and their known or 


presumed locations in Meadowvale. 


General Stores 


During Meadowvale’s boom years from 1860 to 1870, there were three general stores 


operating in the Village and all were doing very good business. According to the Tweedsmuir 


Histories, the Perkins-Bill Collection and Harry’ Spiers’ “Souvenir of the Village of Meadowvale-


on-the-Credit”, the very first store was opened in 1847 by Jonathan Robinson. Although the 


location of this store is not precisely known, it is believed to have been located at 1045 Old 


Derry Road. This was not a true building but has been described more as a “stand” rather than a 


building one would enter. Robinson did not have this store long. James Ward built a proper 


store building on this same site after dismantling the previous stand. Ward’s store sold basic 


dry goods such as flour, sugar, coffee, tea, candles and other basic consumer goods. The store 


eventually passed to Matthew Laidlaw, who was the builder and first owner/operator of the 


Commercial Hotel located at 1051 Old Derry Road. Laidlaw’s store burned down in 


approximately 1892 and Albert Simpson Lambe then bought the land and constructed, in 1893, 


the house that still stands there today. His house was directly across from the general store he 


had owned. 


Perkins-Bull also notes that Silverthorn operated a 


grocery store directly across from the grist mill, but 


does not mention when that store began operation. 


It is generally thought that this is the store that 


James Gooderham expanded in 1861. Further 


research to determine where, and if, this Silverthorn 


grocery store existed would be of great benefit to 


understanding a portion of the early commercial 


history of the Village.                                     


Gooderham General Store, c. 1885 (PAMA) 
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By the time Gooderham and Worts assumed ownership of the grist 


mill after Francis Silverthorn’s bankruptcy, there was a definite 


economic shift that brought boom times to the Village. James 


Gooderham built a new general store to compete with Ward’s 


store directly to the east of him on Old Derry Road. This new store 


by Gooderham was the largest general store Meadowvale would 


ever experience. There were twenty employees including tailors, 


wedding dress makers, milliners, a post office clerk, fish mongers 


and grocery and produce clerks.  


Charles Switzer, c. 1870 (PAMA) 


The store was managed by Joseph Sutcliffe, who had worked for the Gooderhams for several 


years before as a clerk and book keeper in other locations. The only known photo of the 


Gooderham Store is the grainy lithograph above dating to about 1885.  


When William Gooderham died in 1881, his son Holly sold up his father’s interests in 


Meadowvale and left in 1882. The store continued on for a number of years with a succession 


of different owners, including Charles Switzer, who seems to have had the most success with 


the store. Unfortunately, the store burned down in 1907. The store’s location was believed to 


be just east of the driveway at the present property, 1059 Old Derry Road. Charles Switzer was 


a well-connected Meadowvale resident who also served as the Village post master from 1882 


to 1907, was a member of the Meadowvale Band and served for a time as a Justice of the 


Peace. Charles and his wife adopted Mary (Lambe) Switzer as an orphaned two year old in 


1860. She was the sister of Albert Simpson Lambe, who was raised by John and Mary Simpson. 


Albert Simpson Lambe also ran a store that was located on the opposite side of Old Derry Road. 


This was a small dry goods store which existed at the same time as Switzer’s store, but was 


much smaller. Albert’s son, William, continued on with the store, relocating it to 1060 Old Derry 


Road in 1921. The store closed at this location in the 1960s, ending over a century of general 


store businesses in the Village. 


Blacksmith Shops 


Regardless of the existence of saw and grist mills, every thriving community required at least 


one blacksmith shop. Blacksmiths provided basic farm equipment and supplies like horseshoes, 
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bridle clamps, foot stirrups, carpentry and other hand tools all the way up to more decorative 


features such as iron gates, door knockers and boot scrapes. 


There were a number of blacksmith shop locations throughout the Village. There were, 


however, at least three well know places that had large forges which could serve the entire 


community. The rest were small shops that would essentially do personal work or work for 


nearby neighbours. 


The first mention of a blacksmith in Meadowvale is from the Brampton Observer in 1909 and 


one note in the Perkins-Bull Collections was George Bell, the alleged builder of the Bell Hotel in 


1844. However, Land Registry abstracts show that Bell did not own property in the Village until 


1856. Beyond this, it is not known when exactly he arrived in Meadowvale or the location of his 


forge. 


The first known location of a blacksmith shop in Meadowvale was located at 1125 Willow Lane 


in 1848. James Johnston was the blacksmith here. In 1852, business was doing so well that 


James went into partnership with his brother, Hugh, to create an iron foundry called Mammoth 


Works Foundry. According to Perkins-Bull, there was no other iron works foundry like it in 


Ontario. Here, the Johnston brothers made top quality farm implements such as reapers and 


ploughs, which were sold all over Ontario and down into the farming communities along the 


eastern seaboard of the United States. It is not known when the foundry ceased operation 


here, but it is known that Harold Stillman operated the Stillman Cheese Factory on this site 


from 1896 until his death in 1908. 


The next location was along Old Derry Road, approximately where today’s residence at 1050 is 


located. It is not known who was the first blacksmith in this location, but one known blacksmith 


was John Orr, which is mentioned in Harry Spier’s “Souvenir of the Village of Meadowvale-on-


the-Credit” from 1904. Spiers also mentions that the blacksmith shop and foundry employed a 


number of people who lived in small, quickly built cottages along the north side of Old Derry 


Road and along both sides of Pond Street. 


The third known location of a blacksmith shop was the site of the last blacksmith shop in the 


Village. This was owned and operated by Ernie Martin from 1937 until the 1960s at 7080 


Second Line West. This is the only blacksmith shop that survives in the Village. Previous to this 


location, Ernie Martin is supposed to have rented out the cottage at 7005 Pond Street, where 
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he used the former McKee carpenter shop as his temporary blacksmith shop before relocating 


to Second Line West in 1937. 


Other Businesses on Old Derry Road 


There were a number of other small businesses on Old Derry Road from about 1850 to 1950. 


These included a carriage maker, wagon wheel maker, lumber 


merchants and in 1908, Meadowvale was reported to have 


received its first bank. The Brampton Conservator reported in 


1908 that the Merchants Bank of Canada had recently opened a 


branch in Meadowvale, Ontario which was open three half days a 


week, including Saturday mornings. However, there is no 


evidence in the land registry abstracts for the Village to 


substantiate this claim by the Conservator. The Merchants Bank 


merged with the Bank of Montreal in 1921.  


William Trevorrow, c. 1890 (PAMA) 


So records may exist in the Bank of Montreal archives to indicate whether the bank owned a 


property in Meadowvale. According to Village folk lore, the Merchant’s Bank was located on the 


property of present day 1036 Old Derry Road. As no land registry records for this property 


indicate that a bank was here, it is possible that the bank operated out of another 


establishment. Further research might conclude whether a bank existed along the south side of 


Old Derry Road.  


Other businesses in Meadowvale included the Gooderham and Worts cooperage shop, behind 


the main grist mill. James Gooderham had this shop built in 1862 to make barrels for the grist 


mill. This shop continued to operate after the Gooderhams left Meadowvale in the early 1180s. 


William Trevorrow took over the Gooderham cooperage, including the chopping mill and stave 


mill, in 1884. His daughter, Elizabeth, was a very active member of the Women’s Institute of 


Meadowvale, being President for many years. She was one of the key contacts for gathering 


oral histories from Meadowvale residents about the development of the Village and was the 


main organiser of the “Souvenir of Meadowvale Old Home Rally”, published in 1922. Thanks to 


her efforts, historians and current residents of Meadowvale Village have a snapshot of how the 


community developed from pioneer times to the early twentieth century. 
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Elizabeth Trevorrow, c. 1915 (PAMA) 


Factories 


There were a number of factory style industries as well which produced high volumes of 


products in Meadowvale. These included a stave factory, located behind the grist mill, which 


operated for nearly as long as the mill itself. There was also a shingle factory, which was run by 


Albert S. Lambe in conjunction with his saw mill operation at 1066 Old Derry Road. This factory 


produced roofing and siding shingles made from the scrap wood that could not be turned into 


longer lengths of lumber. Lambe sold his shingles to people roofing in Meadowvale as well as in 


Brampton, Streetsville and Toronto. Lambe’s contract to supply lumber to the T. Eaton 


Company also extended to his shingle factory. 


There were a number of smaller factory style productions in existence. However, their location 


is approximate and cannot be precisely pinpointed. For example, Francis Sibbald was rumoured 


to have a washing machine factory that made ringer washing machines in the late nineteenth 


century. He was believed to have been in association with Albert Lambe by running a 


coordinating steam powered saw mill as well. Where precisely this steam saw mill and washing 


machine factory were located is not precisely known. 


Willow Lane held a number of early businesses in the Village, particularly on the properties of 


1101, 1115 and 1125 respectfully. There were at least two blacksmith shops located here, one 


cooperage, a wagon maker, a cheese factory and perhaps one of the most substantial early 


businesses before the rise of the grist mill. 
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Located at 1125 Willow Lane, brothers Hugh and Horatio Johnston owned Mammoth Iron 


Works and Foundry. This foundry built quality farm implements such as reapers and ploughs. 


Their production was so complex, that it is said in Perkins-Bull that there was a separate 


cooperage and blacksmith shop to produce the secondary items needed, like horse bridles and 


barrels for shipping some parts to be assembled when the product reached its destination. This 


foundry sold their products as far away as the eastern seaboard of the US and all throughout 


Ontario. Further research might be able to conclude if any of these implements survive in 


private collections, or if a product stamp still exists displaying the company logo. 


Meadowvale has a rich history of businesses and recent research indicates that these 


establishments were not restricted to Old Derry Road as was previously thought. These 


businesses were located from Willow Lane to Old Derry Road to Pond Street and continued to 


thrive well into the twentieth century independently of the grist mill. 
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Transportation 


The history of organised transportation in Meadowvale is a relatively unexplored area. Prior to 


Loyalist settlement in Meadowvale, the Credit River was a major transportation route for the 


First Nation’s people who lived in the area. Although we do not know historically how the 


Credit was used or utilised, we do know that there is a high potential for First Nations 


archaeological resources in the Meadowvale area. Perhaps one day, through additional 


research and findings, we may be able to piece together a history of the human uses of the 


Credit River in Meadowvale prior to 1800. 


In terms of European settlement in the area, little is known about the early forms of 


transportation from the period of the First Survey (1806) up to about 1850. We do know that 


Samuel Street Wilmot surveyed the land south of Meadowvale in 1806. However, the region 


around Meadowvale was not surveyed until 1818. 


Roads in and Around Meadowvale 


The first constructed 


roads in Toronto 


Township would have 


been the corduroy road. 


These would have been 


found along the major 


routes that divided the 


concessions into defined 


sections. These major 


roads in Toronto 


Township would have 


included Hurontario 


Street, Dundas Street, 


Trafalgar Road and 


Burnhamthorpe Road.  


 


Corduroy Road in Northern Ontario, c. 1900 (Library and Archives Canada) 



http://www.canadianheritage.org/images/large/21934.jpg
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Corduroy roads date back to Roman times and were very popular in twelfth century Britain and 


Germany. These roads were constructed by stringing logs of near equal lengths, side by side, in 


perpendicular fashion to the direction of the road. Sometimes, but not in all cases, the logs 


were covered with sand to help smooth out the road surface. Corduroy roads were being built 


as late as the Second World War in Europe to move troops and war supplies to remote 


locations. These roads were preferred as they were relatively quick to construct compared to 


paved roads. Remote locations in northern Ontario still use corduroy roads, which were laid 


several decades ago to provide access to forestry and mining camps. 


The first corduroy road in Peel County was reportedly constructed by Francis Silverthorn in the 


early 1840s. Silverthorn arrived in Meadowvale in about 1840 to build a saw mill. His mill 


produced 10,000 board feet a day, which were eighteen feet long by three inches thick, and 


sold for $4.50 a board. Based on this success, Silverthorn was awarded the contract to build a 


corduroy road along Hurontario Street from east of Meadowvale down to the lakeshore in Port 


Credit. 


Beyond the contract Silverthorn was awarded to construct Peel’s first corduroy road, little is 


known about the early roads to and from Meadowvale in the early nineteenth century. When 


the Village was surveyed in 1856 by Arthur Bristow, four street allowances were added to the 


survey. All four road allowances were between Second Line West and Pond Street, allowing 


easy access to both streets. Of the four roads allowances, only two were realised. These two 


were First Street and Second Street. First Street was in use for over a century and eventually 


closed in the 1970s due to disuse. This is why the house located at 7020 Second Line West is 


oriented away from Second Line and toward First Street. 


Second Street was eventually renamed 


Barberry Lane. It is not known when this 


change happened, for it does not reflect in 


the land registry records for the road 


allowances. However, modern Village 


folklore indicates that Barberry Lane was 


used long before the street’s formal 


renaming. Barberry comes from the 


Barber family, who lived at the top of 


Barberry Lane in the old schoolhouse 
Barberry Lane Streetscape, May 2012 
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in the 1920s, long after it was converted into a private residence. Since the Bristow Survey of 


1856, Barberry Lane has changed little in terms of its width, elevation and alignment. It still runs 


parallel today to Old Derry Road and stretches from Second Line West in the east through to 


Old Mill Lane in the West. This retention of Barberry Lane’s original gently sloping grade, soft 


edges and mature tree lines streetscape is a significant heritage attribute for Meadowvale 


Village which is a direct link back to Meadowvale’s nineteenth century transportation roots. 


The third and fourth road allowances, further along Second Line West, were surveyed in 1856 


but never realised. The third road allowance lies between lots 12 and 21 on the north side and 


lots 11 and 22 in the south side. This road allowance was never named on the survey and the 


double workers’ cottage, located at 7067 Pond Street, lies directly in the middle of the road 


allowance. Prior to the discovery of the Survey’s existence at the Brampton Land Registry office 


in 2012, it had been believed that this double workers’ cottage was built in the 1840s. Research 


has now shown this is not possible as the Survey would have recorded the cottage. Because the 


cottage was built over the road allowance, it is now believed that William Gooderham never 


intended for the road allowance to be realised when he acquired Francis Silverthorn’s lands 


through bankruptcy in 1859. Gooderham’s intention was to expand the mill operations that he 


had acquired from Silverthorn and, to do this, he needed to build worker’s cottages to house 


the extra workers he would be hiring for the mill. 


The fourth road allowance is located at the north end of present day Pond Street between the 


addresses 7105 and 7091. This was intended to curve around to have access to Second Line 


West. However, sometime in the twentieth century, Pond Street continued north to Second 


Line through lots 48-53. This access was closed to vehicular traffic in the 1990s and now Pond 


Street ends at address 7155 at lots 50 and 51. The former road is now accessed only by 


pedestrians who can still make their way through to Second Line West. 


Meadowvale’s Railway History  


Although little is known at the present about the development of the road system in and 


around Meadowvale Village, more is known about train transportation. It was the anticipated 


coming of the railways which had citizens excited about further development of Meadowvale. 


However, it was the arrival of the railways and, specifically, where the stations were located, 


which had a direct impact on Meadowvale’s eventual economic decline in the later half of the 


nineteenth century. 
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Both Upper and Lower Canada, with southern Ontario in particular, were hotbeds for Canadian 


railway development in the mid nineteenth century. From the first operating public railway 


from St. Jean to Laprairie, Quebec in 1832 to Sir John A. Macdonald’s national dream of a coast 


to coast railway finally realised in 1886 at Gastown, British Columbia (renamed Vancouver in 


1887), the steady economic and population growth of Canada can be directly attributed to the 


development of these early railways. 


There were four major railways that passed through Toronto Township in the nineteenth 


century. Those railways were the Great Western Railway, the Grand Trunk Railway, the Credit 


Valley Railway and the Toronto-Guelph Radial Railway. Of these four railways, only the Toronto-


Guelph Radial Railway passed directly through the Meadowvale settlement. 


The railway which had an economic effect on the development of Meadowvale was the Credit 


Valley Railway. On February 15, 1871 the Credit Valley Railway was incorporated with George 


Laidlaw named as its first president. Laidlaw was the promoter of both the Toronto, Grey and 


Bruce Railway and the Toronto and Nipissing Railway. Laidlaw was considered the ideal choice 


to both promote and head the new Credit Valley Railway venture. The railway would stretch 


from Toronto’s Parkdale area to Orangeville with stops in between. No one knew at 


incorporation in 1871 just exactly where the stops through Toronto Township would be but a 


few places were suggested including Meadowvale and Streetsville. 


The land was surveyed in 1873 and in 1874, all rail stations were determined and Meadowvale 


lost out to Streetsville. Many residents in Meadowvale had hoped the train would stop in their 


village as this would bring much needed commerce and supplies to the area to help it expand 


and grow. However, the Gooderham family, particularly William and his son James, argued for a 


stop in Streetsville instead. Although they owned the grist mill in Meadowvale, they also owned 


a couple of mills and other businesses in the Streetsville area. James was one of the early 


partners of the railway and was able to persuade Laidlaw to make Streetsville a full station stop 


because of the larger commercial centre and milling business in the area over Streetsville. Full 


station stops consisted of a larger building where both passengers and cargo could be loaded 


and unloaded. A stop was simply just a platform or small rail building where passengers only 


could embark or disembark. Gooderham also drummed up financial support for the railway by 


encouraging Streetsville business owners and residents to purchase shares in the railway. The 


more shares that could be raised in a particular community, the more likely the railway would 


eventually come to that community. The Gooderham family had deeper roots financially and 
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socially in Streetsville and generally seemed to view Meadowvale as an “acquired investment” 


only by virtue of Silverthorn’s mortgage debt to them. Unfortunately for Meadowvale, this 


lobbying for Streetsville as a rail station along the Credit Valley Railway line would become a 


turning point in the village’s economic future. 


James Gooderham tragically died on September 19, 1879 on the railway he helped fund and 


bring to Streetsville. This was also the official opening day of the railway where the Governor 


General of Canada, the Marquis of Lorne, cut the ribbon at Parkdale where the first train bound 


for Orangeville departed. Gooderham attempted to board the train near his home in 


Streetsville, which was an unscheduled stop along its inaugural route. He was boarding to join a 


business partner, Frank Shanley, who was responsible for surveying the railway through the 


Streetsville area in 1873. Unfortunately, Gooderham lost his footing and fell under the train. 


Not knowing that Gooderham had fallen and was under the train, the engineer let go of the 


brake and Gooderham was crushed. Gooderham was fifty-three years old at the time of his 


death and left his father William devastated by his death. The Tweedsmuir history of 


Meadowvale states that William never recovered emotionally from the loss of his second and 


favoured son. 


Two years later, William Gooderham died and the Gooderham family now saw a reason to 


sever their business ties in Meadowvale. But it was the railway’s bypass of the area which hurt 


the growth of the village more than the loss of the Gooderhams. It meant that supplies to and 


from the village had to be transported further. The closest stop to Meadowvale along the Credit 


Valley Railway was located at the corner of present day junction of Old Derry Road and 


Creditview Road. 
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Credit Valley Railway’s Meadowvale rail stop building, c. 1925 and the second car in 


Meadowvale (PAMA) 


Today, the only visible sign of this stops existence is the early twentieth century telegraph pole 


which stands alone in a clearing beside where the station once stood. In 1976, it has been 


recorded by Heritage Mississauga that the original rail building, which stood at this corner, was 


relocated to the rear of the property at 1101 Old Derry Road. The white wash exterior was 


reputed to have been turned inward and the letters spelling “Meadowvale” can be seen from 


the interior of the present structure. This is a village legend which has not been proven and 


further research into this story’s validity would add another layer to the heritage character and 


attributes of Meadowvale’s contribution to Mississauga’s railway history. 


The next railway to have an impact on Meadowvale is the Toronto and Guelph Radial Line, 


which was part of the overall Toronto Suburban Railway system. This was a commuter train 


service which commenced at Lambton, situated on the east bank of the Humber River in 


Toronto, and ended at south Guelph on Dundas Street, which is now the present day Gordon 


Street. 
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With the population growth in Toronto Township, the Toronto Suburban Railway organisers felt 


that expansion to Guelph was a viable economic option. The line was surveyed in 1911 and 


construction commenced in July, 1912. It would take nearly five years to complete the rail line 


as engineers had difficulty in constructing structurally sound bridges for the trains to cross the 


Brill car from the Toronto and Guelph Radial Line, c. 1918 (Ontario Archives) 


Humber River portion of the track. Meadowvale was a scheduled stop along the railway and the 


tiny platform and shelter was located on the south side of Old Derry Road, right across from the 


end of the grist mill tail race along Willow Lane. The train crossed Old Derry Road and ran along 


the western property line of the 


house located at 1155 Willow Lane. 


From here, the train crossed the 


Credit River and proceeded on to its 


next stop located at Churchville. 


The railway officially opened in 1917 


and, in the first few years, 


experienced high ridership numbers. 


Memoires of former Meadowvale 


residents at the Region of Peel 


Archives describe how  


Radial bridge over the mill tail race along Willow Lane, c. 1920 (PAMA) 
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children from 


Meadowvale would 


take this train to attend 


high schools in 


Etobicoke, a journey 


which would take more 


than an hour in each 


direction every day. 


Unfortunately, the 


Toronto and Guelph 


Radial Line had the 


dubious reputation for 


being an unsafe, 


accident prone route.  


Telegraph poles from the Toronto and Guelph Radial Line through Meadowvale, 2012 


There had been at least sixty deaths recorded on this line alone between 1918 and 1929. It was 


also deemed to be more expensive to operate than originally calculated during the time of the 


1911 survey. At the time of the initial survey, an economic assessment of the potential rise of 


the automobile, and how that might affect ridership, was not considered as part of the study. 


The rise of the automobile did gradually increase throughout the 1910s and accelerated greatly 


in the post Great War years of the 1920s. In 1910, only two percent of Toronto residents owned 


an automobile. By 1930, that number had risen to thirty-three percent (Statistics Canada, 


Report of Automobile Ownership, 1931 Census). The combination of the accident rate and the 


gradual decrease in ridership meant that the Toronto and Guelph Radial Line was closed in 


1931. The tracks and ties were fully removed along the line by 1936 and reused in other 


Toronto Suburban Railway lines. 
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Meadowvale stop 47 shelter on display at the Milton Railway Museum (Flickr). 


Today, the only evidence of the existence of this rail line through Meadowvale is the raised rail 


bed beside 1155 Willow Lane as well as the cement rail bridge abutments on either side of the 


Credit River. Another remnant of the railway’s existence still in Meadowvale is the line of 


telegraph poles in the fields on the south side of Old Derry Road, west of the Credit River 


bridge. These telegraph poles would have helped to have supplied the power for the operation 


of the radial line as well as send messages from station to station.The original Meadowvale 


shelter was relocated to the Railway Museum in Milton where it has been refurbished and is on 


public display. 


Transportation, through roads and railways, helped to shape the development and economy of 


Meadowvale from its very early Loyalist beginnings through to the early twentieth century. But 


perhaps the most substantial impact on Meadowvale, as with most communities in Canada, has 


been the introduction of the automobile. 


The first car owned in Meadowvale belonged to Albert Lambe who didn’t actually purchase it 


himself. This car was a 1905 Ford Model T touring car, which Lambe acquired as trade for 


lumber and shingles from his saw mill. The car’s original owner, said to have been a Brampton 


resident, had acquired a newer model vehicle and was looking to sell. Lambe acquired the car 


but never learned to drive as his eyesight slowly began to decline throughout his life. Lambe 


eventually went blind and his son, William, ended up driving the car and acting as chauffeur to 


his father. 
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When the nineteenth century houses were constructed in Meadowvale, most property would 


have had an out building, called a driveshed, to house a horse drawn buggy and at least one 


horse if not two. Over the years, as horse power became phased out with the advent of engine 


power, these drivesheds were converted into car garages. Some of the most notable early 


period outbuildings which exist today in Meadowvale include the garages found at 7004 Second 


Line West, 1101 Willow Lane and 7067 Old Mill Lane. These outbuildings are important heritage 


attributes to the Village. With further research, evidence may be found in the future to 


substantiate whether these building held horses and a buggy or other additional uses. 


In the decades since the first car arrived in the village, Meadowvale has seen an influx of 


vehicular traffic. By the late 1970s, just before Meadowvale was designated as a heritage 


conservation district, over ninety percent of households owned at least one vehicle and traffic 


flow in and out of the village was greatly evident. Old Derry Road, then simply named Derry 


Road, was a major thoroughfare that led traffic as an alternative to Highway 401. The increase 


in vehicle traffic and ownership, which had a spin off effect of new subdivisions popping up 


around Meadowvale, was the catalyst for Meadowvale’s residents to pursue a heritage 


conservation district designation to protect and conserve the nineteenth century village 


character. Further efforts to decrease traffic flow and reduce the number of car accidents 


through the Village continued into the 1990s when the Derry Road Bypass was constructed to 


divert traffic away from the village core. The result of this Bypass included the dead end at the 


top of Second Line West near the Meadowvale Conservation Area, which put an end to traffic 


coming down from Brampton, and the renaming of Derry Road to Old Derry Road, to 


distinguish it from the newly constructed Derry Road Bypass. Yet, the ever increasing presence 


of the car and its effect on all Village residents’ daily lives has continued to increase. Many 


village properties, which did not have driveways in the nineteenth century, or little room to put 


one vehicle by the 1950s, now support two or more vehicles. Because of the siting of the 


residences, many property owners are forced to park on the street, which in 2013, is 


detrimental to the overall nineteenth century heritage character of the Village. 


Transportation, over time, will continue to evolve and have an impact on the heritage resources 


of Meadowvale Village as a heritage conservation district. Yet, creative solutions and careful 


stewardship of each property will ensure that the heritage attributes of the nineteenth century 


Village will be maintained for all to enjoy well into the future. 
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Meadowvale in the early 20th century and Canadian Fine Art 


At the turn of the twentieth century, Meadowvale had become a well-known location for its 


picturesque beauty.  Many well-known and celebrated Canadian artists visited Meadowvale 


from about 1900 to 1930 to take advantage of its natural and cultural beauty.  Fred Haines and 


J.W. Beatty both taught at the Ontario College of Art and brought students to the Village.  Their 


friendship and working relationship with many artists, including the Group of Seven, may have 


inspired many to capture the beauty of the Village and immediate area. 


 


J.W. Beatty with students from the Ontario College of Art, 1921 (PAMA) 


The following are some of the better known artists that captured Meadowvale’s early 20th 


century landscapes in their painting, sketches and drawings. 
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Frederick S. Haines, 1879-1960 (National Gallery of Canada) 


Fred Haines owned and occupied 1147 Willow Lane from 1904 to 


1930.  He was born in Meaford, Ontario, March 31st, 1879.  At the 


age of 21 he married Bertha Morehouse and the two of them 


moved to Meadowvale in 1904.  At this point in his early career 


he was already well established having graduated from the 


Ontario College of Art and supporting himself and his family as a 


full time artist.  His work varied from portraits, landscapes, 


engravings and prints.  He became President of the Ontario 


Society of Artists (1923-27), founding member of the Canadian 


Society of Painters of Watercolour, founding member of the 


Canadian Society of Etchers and Printers, the curator of the Art 


Gallery of Ontario (1928-1932) and Principal of the Ontario College of Art (appointed 1932).  


From 1920 to 1951 he was the Commissioner of Fine Arts for the Canadian National Exhibition 


whereby he travelled the world to bring the best in art to Toronto.  He was a contemporary to 


the Group of Seven and his cousin Franklin Carmichael, became the last member of the Group 


of Seven. 


Haines’ greatest contribution to the Village was his mural entitled, “Indians on the Credit”, 


which was painted in oils on three roller blinds, a total of 18 feet long, and hung above the 


blackboard in the Village School.  The original “Indians on the Credit” now hangs outside the 


Council Chamber in the Mississauga Civic Centre.  Haines was well known for his murals which 


included work at Parkwood, home of auto baron R. Samuel McLaughlin (founder of General 


Motors of Canada) in Oshawa, now a National Historic Site. 
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Ontario Society of Artists, 1925 (Ontario Archives).  Haines is third from the left seated in the 


front row. A.J. Casson is on the left standing in the back row. 


 


Close-up, one of three panels of “Indians on the Credit”, by Fred Haines. 


Haines was well known and connected to the artistic community.  As he lived in the Village for 


many years, it is very likely that he had visitors and guests who are well known Canadian artists 


who painted in Meadowvale.  Long term research may reveal many other noted artists and 


their works related to Meadowvale. 
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John William Beatty (1869-1941) 


J. W. Beatty, born in Toronto, did not live in Meadowvale Village, but as a teacher at the 


Ontario College of Art (1912-1941), he brought students to study and paint in the Village in the 


early 1920s. As a teenager, Beatty served in the military stationed at the Northwest Rebellion.  


After his military service he became a house painter, like his father, and studied fine art in his 


spare time.  He then became a firefighter in Toronto continuing his studies in the evenings and 


doing portraits of his colleagues.  In the late 1890s he and his wife went to Paris so Beatty could 


study at the Academie Julian. In 1901 he returned to Toronto where he opened a gallery and 


began teaching at the Ontario School of Art and Design.  He became a close friend of many 


within the Group of Seven living at their studio and apartments in Toronto, particularly with 


Tom Thomson whom he accompanied many times on northern canoe trips. Beatty carved the 


stonework memorial cairn at Canoe Lake.  He was an official war artist and member of the 


Royal Canadian Academy and the Ontario Society of Artists.  His works are known 


internationally. 


     


J.W. Beatty (National Gallery of Canada) 
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The “Old Mill”, J. W. Beatty (Private Collection) 


 


Photo of the mill taken about the same time as Beatty’s sketch above, c. 1910 (PAMA) 
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Georges Chavignaud (1865-1944) 


Georges Chavignaud was born in Finistère, France, his father being a musician, author and 


collector.  He studied in Paris and Antwerp where he became a follower of Impressionism.  He 


came to Toronto in 1884 and worked as an art director for a publishing firm.  In 1904 he spent 


most of the year painting in Belgium, France and much of Europe.  In 1909 he exhibited at the 


Ontario Society of Artists show and sold a painting to the Ontario Government, now at Queen’s 


Park. Chavignaud was traditional in his work and as a result did not agree with the direction of 


the Ontario Society of Artists and the Group of Seven, resigning from 


the Society. 


Georges Chavignaud in 1929. 


Land registry records indicate that Chavignaud purchased the 


Gooderham Mansion in December 1904 for $3,000 and sold it ten 


months later in October 1905 to MPP William S. Curry. Chavignaud 


relocated to Etobicoke, then Kleinburg, before returning to 


Meadowvale in 1929. It is unknown where Chavignaud lived when he 


returned to Meadowvale, as no known land registry abstracts 


indicate he owned property in 1929. It is, therefore, speculated that he rented a property 


instead. His obituary states that he died in Meadowvale at age 79, in 1944. 


Chavignaud used the Village as his inspiration for many works.  The following are some of his 


works clearly based upon the Village during his years living there. 


        
Chavignaud’s “Credit River”, c. 1905.  The photo on the right is from PAMA of the Credit River  


taken at about the same time period and same location as Chavignaud’s painting. 
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Chavignaud’s “Road into the Village” (Private Collection)   


 


Post card entitled “Pretty Residences, Meadowvale, Ont.” c. 1920 (PAMA) 
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There is a great deal of similarity to the post card “Pretty Residences” and Chavignaud’s “Road 


into the Village” as seen in comparing the two images.  The Siverthorn House (7050 Old Mill 


Lane) is clearly seen in each, the trees growing directly in front of the house, the curved 


roadway, and trees to the right of the road.  Chavignaud has taken ‘artistic licence’ in removing 


the houses on the east side of the road and replacing them with a more pastoral and rural 


setting. 


 


Cottage Near Meadowvale, by G. Chavignaud (Private Collection) 


 


Chavignaud’s “Village Street” (Private Collection)
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A.J. Casson (1898 – 1992) 


Alfred Joseph Casson was born in Toronto, grew up in Guelph and Hamilton, and moved back to 


Toronto in 1915.  In 1919 Casson became an assistant to Franklin Carmichael at the art firm of 


Rous and Mann.  Casson joined the Arts and Letters Club meeting many artists of the day 


whereby in 1925 he, Carmichael and F.H. Brigden founded the Canadian Society of Painters. In 


1926 Casson was invited to join the prestigious Group of Seven.  Unlike others within the 


Group, Casson remained a commercial artist working full time from 1927 to 1957 at the firm of 


Sampson-Matthews.   Perhaps due to his full time work, Casson travelled less than the others 


and became well known for his depiction of small town Ontario. 


 


Portrait of A.J. Casson by Hammond, a member of the Ontario Society of Artists. (Ontario 


Archives) 
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Wooded Landcape, oil on board, A.J. Casson, c. 1920 (Private Collection). Isabel Hardy, 


Casson’s cousin, has attributed this painting to Meadowvale Village. 


A.J. Casson had a few connections to Meadowvale.  Casson’s grandmother was Isobel Hardy, 


who lived at what is known as the Mill Cottage at 1101 Old Derry Road.  Casson was also on the 


Board of the Ontario Society of Artists at the same time as Fred Haines who was then living in 


the Village.  Casson also worked with Carmichael who was a cousin of Fred Haines.  In a 1989 


interview with the CBC, a few years before his death, Casson recalled his summer visits as a 


child to Meadowvale. He would be fascinated to watch Fred Haines set up his easel to paint 


along Willow Lane and would “pepper Haines” with questions about what it was like to be an 


artists. And Casson said that Haines gladly, and patiently, answered Casson’s questions. Casson 


died in Toronto in 1992 at the age of 93.   In his lifetime he was well recognized with numerous 


awards, degrees, including the Order of Canada and the Order of Ontario. 
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Thomas (Tom) Albert Stone (1894 – 1978) 


Tom Stone was born in Fownhope, Herefordshire, England.  He came to Canada in 1914, 


starting in Edmonton, then moving to southern Ontario in 1921 to study at the Ontario College 


of Art where he graduated in 1925.  He became known for his work in oils and lithography.  


Stone spent a few years in Europe studying, then returned to Ontario in 1929.  He became a 


member of the Ontario Society of Artists and associated with members of the Group of Seven.  


Stone was a close friend to A.J. Casson and as such probably visited the Village on many 


occasions.  His engraving, “Meadowvale”, is believed to be the Mill Cottage on Old Derry Road. 


 


Tom Stone, The Daily Times, 1971 


 


Tom Stone’s, ‘Meadowvale’, 1930 


Stone spent much of his life with his family in Caledon.  He moved to Cataract in 1951 where he 


died in 1978. 
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Henry (Harry) Spiers (1869-1947) 


Harry Spiers was born in England and trained at the Acadèmie Julian in Paris.  It is not known 


when he arrived in Canada, but he was known to have exhibited at the Art Institute of Chicago 


in 1917.  Spiers lived in the Village just after the turn of the 20th century.  In 1904 he produced a 


“Souvenir of Meadowvale Village”.  The booklet contained his drawings of various buildings and 


properties in the Village as well as a brief history of each.  It is believed that Spiers, in order to 


raise a bit of income, went door to door asking $1.00 to draw the property and include it in his 


booklet.  He became a member of the Ontario Society of Artists and therefore likely had 


numerous introductions to Meadowvale through many of its members.


“Springtime on the Credit River, Meadowvale, 


1902”  by Harry Spiers (Private Collection)   


(historic photo of approximately the same 


location) c. 1915 (PAMA) 
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Cottage on the Mill Race, by Harry Spiers, c. 1911 (Private Collection) 


 


Mill Cottage, c. 1911 (Ontario Archives) 
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Owen Staples (1866- 1949) 


Owen Staples was born in England and moved to Canada in 1870 at the age of four.  Staples 


was an illustrator and eventually art director for the Toronto Evening Telegram from 1885 to 


1908, then specializing in historical painting and etching of architectural views and landscapes.  


He became a full member of the Ontario Arts Society in 1889, President of the Canadian 


Painter-Etchers and member of the Canadian Society of Painters in Water Colour (1925) and the 


Arts and Letters Club.  His work, a six volume edition, Landmarks of Toronto, was a collection of 


historical buildings and landmarks of the old town of York, 1792-1833 and of Toronto from 


1834-1914.  Staples was also known for his murals installed in the old City Hall, the Royal 


Canadian Yacht Club and the Hydro-Electric Power Commission. 


 


Owen Staples painting in Rowancroft Gardens in June, 1923 (Photo by M.O. Hammond) 
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Tom Roberts (1908-1998) 


Tom Roberts, born in Toronto, came from a very artistic family, his mother,  


Frida, an artist and his father, Percy, the proprietor of the Roberts Art Gallery,  


which was established by his grandfather in 1842 and  has the distinction of being 


the oldest art gallery in Canada. Roberts studied at Central Technical School  


in Toronto and at the Ontario College of Art under J.W. Beatty and Fred Haines.   


His association with both of these artists probably brought him to Meadowvale in the late  


1920s and 30s. Roberts' works depicting the small village scene provided the inspiration  


and love of a subject for which he was so aptly recognized during his lifetime, Meadowvale being 


a fine example of such a village. Roberts was considered an established artist by 1928 and went on to 


have a very successful career as four-season Canadian artist whose works were painted in each 


province.  


 


He was a full member of the Royal Canadian Academy and  the O.S.A.  He lived in Port Credit where  


he died in 1998. 


 


 


Tom Roberts, Winter Mill Stream, 1949 (PAMA). This is the mill cottage on Old Derry Road 


looking West. 
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Tom Roberts, Late Winter – Meadowvale, 1950 (PAMA). The mill cottage with the grist mill to 


the East. 


 


Tom Roberts, Riverside Willows – location and date unknown. (PAMA) 







 


70 
 


City of Mississauga   - Culture Division, Community Services 


Carl Ahrens (1862-1936) 


Carl Ahrens was born in Winfield, Ontario, and began his career as a dentist in Nebraska City, 


Nebraska.  Ahrens took up painting as a hobby and decided in 1886 to move back to Toronto 


where he began painting full time in his own studio.  In only three years he had joined the 


Society of Artists and had his first show.  By 1891 he was an associate of the Royal Academy of 


Arts.  He had an entry and exhibited at the famous 1893 World’s Columbian Exhibition, Chicago.  


Shortly thereafter Ahrens, his wife and children, moved onto the Ojibway Indian Saugeen 


Reservation near Southampton, Ontario.  He and his family were adopted by the tribe and given 


native names. 


In 1899 Ahrens met Elbert Hubbard, founder of the Roycroft Campus, East Aurora, New York 


State.  Ahrens and his family moved to East Aurora and joined the Roycroft colony as a ceramic 


artist.  For a number of years Ahrens worked an adventurous career in the United States.  He 


was commissioned to go to California to document and paint the old Spanish Missions whereby 


Ahrens, his second wife and baby, travelled by horse and wagon through mountain trails from 


San Diego to San Francisco.  In 1907 they returned to Ontario settling in Meadowvale for about 


one year when an illness forced him to move back to Toronto. 


At a 1907 exhibit of Ahrens’ work in Toronto, he met a benefactor, Malcolm Smith Mercer who 


offered to buy all of Ahrens’ works for the next three years.  This included Ahrens’ Meadowvale 


paintings.  Mercer took Ahrens’ work of 31 paintings on an international tour where he had 


offers of up to $100,000, but Ahrens refused the payment and the exhibit was halted due to the 


start of WWI. 


Ahrens continued to work in both Canada and the United States until he finally settled in 


Toronto months before his death in 1936 at the age of 74. 


   


Carl Ahrens in his Toronto Studio (Roycroft Art Museum) 
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Carl Ahrens as a young man in Toronto, c.1895. ( www.carlahrens.com) 
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Woodland Ford, 1930 (unknown)              Plains Indian Camp with Tepee, 1905 (unknown) 


Both paintings are in private collections. 


 


Photographers 


Melvin Ormand Hammond (1876 – 1934) 


M. O. Hammond was born in Clarkson, Ontario, where he lived and worked on a farm until a 


teenager of 14 when he got a job as a journalist for the Oakville Star. By 1890 he had moved to 


Toronto where he was hired by the Toronto Globe.  His interest in history and photography was 


well supported by his work as a journalist.  He was well known and respected as a 


photographer, a founding member of the Arts and Letters Club and exhibited his work at the 


Canadian National Exhibition.  His research and photographic inventory has documented many 


historical sites and monuments that no longer survive.  Many of Hammond’s photos can be 


found at the Archives of Ontario. 
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Hammond knew many contemporary artists of his time and photographed many who had 


worked in Meadowvale including Staples, Beatty, and A.J. Casson among others from the Group 


of Seven. 


 


M.O. Hammond, Self-Portrait, c. 1910 (Ontario Archives) 


 


Owen Staples, by Hammond, 1916 (Ontario Archives) 
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J.W. Beatty, by Hammond, 1912 (Ontario Archives) 
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John Boyd (1865 – 1941) 


John Boyd was an amateur photographer who worked for the railway covering the rail lines 


from Toronto to Sarnia.  In his spare time he photographed much of Southern Ontario with a 


particular interest in historic sites and natural history.  The Archives of Ontario have many of 


Boyd’s photos in its collection. 


 


John Boyd, Self-Portrait, circa 1895 (Source unknown) 


 


Meadowvale Mill, Photo by John Boyd c. 1920 (Ontario Archives) 







 


76 
 


City of Mississauga   - Culture Division, Community Services 


Stacked Plank Construction 


Although it has its origins in Denmark as a construction style in the Renaissance and was 


common in Jacobean England, the use of stacked plank on plank construction was not very 


common in Canada despite the country’s lumbering history. However, it does have an early 


history within Canadian settlement, particularly in Ontario and Quebec.  Those locations in 


Ontario that do see a high number of buildings in this construction style, such as Meadowvale, 


needed to have certain factors available to support this construction style. Firstly, a community 


needed to have readily available access to a very productive saw mill with an abundance of 


quality lumber and inexpensive nails. Another factor that helped promote this style in the early 


years of Loyalist settlement in southern Ontario was home builders did not need to be 


carpenters or even be skilled woodworkers at all. This construction style could easily be done 


by anyone who could swing a hammer or cut boards to certain lengths and only a minimal 


understanding of dovetailing was required. 


The method seemed easy enough: build a box-like structure by stacking planks on top of each 


other, nailing them together, then cutting out entries for windows and doorways. There are a 


variety of plank construction methods depending upon how large the building would be. 


However, the one used in Meadowvale Village is referred to as stacked plank construction, or 


horizontal plank-on-plank.  In this method sawn planks, approximately one and a half to two 


inches thick and about eight inches wide, are horizontally stacked, nailed one atop the other, 


with a slight offset.  The offset allows for textured surface that was often stuccoed on the 


exterior and plastered on the interior.1  This was done to avoid the expense (and skill) of 


laithing, while creating that void in the offset to allow plaster to adhere to the planks. In other 


methods, different width planks would be ordered with some being six inches wide and others 


being eight inches wide. These planks were stacked in alternating widths and nailed into place 


this way. This would create a staggered wall on the outside, where plaster stucco was applied. 


The inside wall, therefore, would be smoother and would require larger amounts of plaster to 


create a finished interior wall.  


It is believed that the walls were constructed of stacked lumber and afterward the doorways 


and windows were cut out where required.  The houses were built on shallow stone 


                                                           
1
 Rempel, John I. Building with Wood; and other aspects of nineteenth-century building in central Canada (Toronto: 


University of Toronto Press, 1967) p. 174 
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foundations, usually without footings.  The stacked plank houses of Meadowvale Village were 


modest in scale, size, shape and form. 


Since a homeowner did not need to be a skilled carpenter to construct this type of dwelling, the 


plank on plank method seemed to be the preferred choice among the early builders in 


Meadowvale. Post and beam construction needed more skill and it has been argued that the 


structure could be lifted and turned into place by as little as two strong men.2 


Considering Meadowvale’s early saw mill and lumbering history, it makes sense that this 


construction style would have been prevalent. 


Communication with several southern Ontario municipalities has indicated that stacked plank 


construction is rare in most communities, where at most two or three noted plank houses were 


found within an entire municipality.  Meadowvale’s concentration of fourteen known 


properties, or 25%,  with stacked plank construction, in one small village (HCD), is exceptional 


within Ontario.  Very little is known about plank construction in Ontario.  There have been no 


studies or reports to date that could be found. 


 


Houses along Pond Street, c. 1900 (PAMA) 


                                                           
2
 Jordan, Stephen B. “Horizontal Plank” in Old House Journal May-June 1993, p.38. 
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All of the houses in this c. 1900 photo of Pond Street are stacked plank construction and remain 


in place today. The following properties within the Meadowvale Village HCD have been 


identified as being built with stacked plank construction: 


Property Retained Demolished 


1101 Willow Lane √  


7085 Pond Street √  


7079 Pond Street √  


7067 Pond Street √  


7053 Pond Street √  


7025 Pond Street √  


7015 Pond Street √  


7005 Pond Street √  


7070 Old Mill Lane √  


7050 Second Line West √  


7030 Second Line West √  


7004 Second Line West √  


1066 Old Derry Road  Yes (fire, 
2011) 


1101 Old Derry Road √  
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1101 Old Derry Road – Note the stacked plank construction on the lower half of the structure.  


The upper floor has been modified from the original structure. 







 


80 
 


City of Mississauga   - Culture Division, Community Services 


 


Detail of corner, stacked plank construction. 


Many of the properties have been altered in some fashion.  The plank house at 1101 Willow 


Lane has been restored to its original size, but is no longer the principal residence on the lot.  


Others have had additions to enlarge the living space, or a raised roof to allow for more room 


on the second floor.  Although just outside the HCD boundary, the former Gooderham house, 


7235 Second Line West, is also of stacked plank construction.  Other properties throughout 


Mississauga have been found to be of stacked plank construction.  Mississauga appears to have 


the highest concentration of stacked plank houses in Ontario. 
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Property Alterations within the HCD since 1980 


There have been many changes within the Village since its heritage designation in 1980.  Some 


have been very minor, such as subtle changes to structures, and others have been more 


significant such as land division and new construction.  It is evident from the list below that a 


heritage conservation district is not static but may change with guided property alterations. 


There have been eight demolition/removals within the Village since 1980.  They vary from loss 


due to fire, removal of outbuildings or removal of selected houses to be replaced with new 


construction.  Partial demolitions have taken place whereby a portion of a building, such as a 


porch, has been removed and replaced or an older addition removed to restore the building to 


its original character. 


Property alterations between 1980 and 2012: 


Address Demolition/removal Partial 


Demolition 


New Construction 


1033 Barberry 


Lane 


House removed  Restored heritage house relocated 


from Richmond Hill in 2000 


1045 Barberry 


Lane 


House removed  New house in 1992 


929 Old Derry 


Road 


Two barn structures  Additions built in 2004 


New barn (gymnasium) in 2009 


1009/11 Old 


Derry Road 


One house removed 


and the lot divided 


 New house, one residence per lot in 


1990, with shared garage 


1010 Old Derry 


Road 


 Rear wing 


removed 


Rear wing in 2000 


1020 Old Derry 


Road 


 Side porch 


removed 


West side addition built in 1994 







 


82 
 


City of Mississauga   - Culture Division, Community Services 


Address Demolition/removal Partial 


Demolition 


New Construction 


1066 Old Derry 


Road 


House lost to fire in 


2011 


  


1090 Old Derry 


Road 


Outbuilding 


removed 


  


7005 Old Mill 


Lane 


  Region of Peel pump house in 1986 


7010 Old Mill 


Lane 


  Canada Post gazebo 


7050 Old Mill 


Lane 


  Rear additions in 1999 


7070 Old Mill 


Lane 


 Rear portion 


removed 


House restored and new addition in 


2000 


7005 Pond 


Street 


  West porch added (based on 


historical photos) in 2007 


7025 Pond 


Street 


 Front porch 


removed 


Front porch replaced in 2009 


7053 Pond 


Street 


Outbuilding 


removed 


North wing 


removed 


New wing added in 2003 


7057 Pond 


Street 


  New house in 2003 


7067 Pond 


Street 


 Portion of 


building 


removed 


Reconstruction and addition in 1987 
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Address Demolition/removal Partial 


Demolition 


New Construction 


7079 Pond 


Street 


Garage removed Portion of 


building 


removed 


Reconstruction and addition in 2004, 


new garage in 2009 


7085 Pond 


Street 


Garage removed  New garage built 2005 


7135 Pond 


Street 


House lost to fire  New house in 1998 


7143 Pond 


Street 


House lost to fire 


(same as above) 


 New house in 2000 


7155 Pond 


Street 


  New house and garage in 2000 


7020 Second 


Line West 


  New garage built in 1990 


7030 Second 


Line West 


 Rear portion 


removed 


House set back and rebuilt with 


addition in 2007 


7040 Second 


Line West 


 Old foundation 


ruins removed 


New house in 1995 


7050 Second 


Line West 


 Rear portion of 


house removed 


House rebuilt and additions in 2009 


7068 Second 


Line West 


  New house in 1980 


7080 Second 


Line West 


  New house in 2007 
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Address Demolition/removal Partial 


Demolition 


New Construction 


1101 Willow 


Lane 


 Portions of 


house removed 


Original structure restored and new 


house added to property in 2000 


1115 Willow 


Lane 


House removed  New house in 2003 


1125 Willow 


Lane 


  New studio/outbuilding in 1988 


 


The chart above does not include the numerous permitted small additions and other alterations 


that have taken place within the Village since 1980.  The amount of new construction within the 


Village is approximately 30% of the total fifty-five properties.  There are 30, or 23% of the 


properties within the HCD which have had no alterations since the heritage designation.  The 


remainder, about 53% have had minor alterations, such as dormers, porches, window 


replacement, etc., at some time over the past 30 years. 


Over the past 30 years there have been numerous changes to individual properties.  However, 


all of these changes have not greatly altered the character and reasons why Meadowvale 


Village retains its heritage value as a heritage conservation district.  Guided changes and growth 


can be compatible with the goals of heritage conservation as proven over the history of 


Meadowvale Village as an HCD. 
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Natural Heritage 


Meadowvale Village HCD is privileged to have a balance and integration of both natural and 


cultural heritage elements.  The natural heritage resources within and around the Village 


contribute in a very significant way to its character and are the very reason why the Village, 


located adjacent to the Credit River, developed at this location. 


The Credit River 


The formation and flow of the Credit River in the immediate area known today as Meadowvale 


Village has had human occupation for thousands of years.  Human interaction and use of these 


lands over many years has had both natural and cultural influences. 


The Credit River is approximately 90 kilometres long, originating in the north at Orangeville 


flowing south to Lake Ontario.  Native populations relied on the river for basic subsistence, 


while the early settlers not only used the river for transportation, subsistence, but also 


industrialization.  Today the river is a recreational and natural heritage resource for all of 


Mississauga. 


The Meadowvale Village area of the Credit River provides a very distinctive circumstance 


whereby today’s natural areas adjacent to the river may closely resemble what the area would 


have been like during the contact period and early settlement in the late eighteenth century.  


This is due to the low valley conditions creating a perpetual floodplain of meadow-like 


conditions.  Annual ice flows would clear these lands of any trees and shrubs, keeping the area 


open to grasses and wildflowers.   


Just beyond the low floodplain there has always been a tradition of forested areas.  The timber 


was harvested in great amounts.  By 1858 there were 57 sawmills on the Credit, mostly in the 


southern portion.  By 1911 only 8.7 percent of the original forest covers remained.3  The 


removal of the forests brought increased farm land producing wheat and other grains which led 


to the development of gristmills.  The Credit River provided water for both sawmills and a 


significant grist mill in Meadowvale.  This industrial use caused concern as early as 1846 when 


the lack of fish and polluting of the waters with sawdust was noted.  Not only were the salmon 


                                                           
3
 Michael Puddister, “A River Runs Through It – The Life and Times of the Credit River”, 2002, “Mississauga; The 


First 10,000 Years” 
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eradicated from the river, but the ponding of water for mills also altered the natural flow of the 


river and had a great effect on the natural vegetation as well as wildlife. Atlantic salmon are 


believed to have left the Credit as early as 1842. 


The community and local government recognized the devastating effects that industry and 


suburban sprawl had on the river and therefore sought a method to promote natural heritage 


conservation.  On May 13, 1954 the Credit Valley Conservation Authority (CVCA) was 


established to protect the watershed. 


Credit Valley Conservation Lands 


In 1963, Credit Valley Conservation Authority began acquiring important conservation land 


along the Credit River in the old Meadowvale area. The establishment of a large multi-use 


conservation area stretching from Churchville in the north to Meadowvale in the south was a 


key recommendation of the landmark 1956 CVCA report, which identified the area as an 


important environmental and recreational resource for the watershed. The first major purchase 


was known as the Emerson Parcel in 1963, which took in a large portion of the lands on the east 


bank of the Credit and lots within Meadowvale Village itself. Features on the acquired lands 


included the Silverthorn house, remains of the Silverthorn Grist Mill and its related water 


features (including the location of the former Millpond and Mill race). After 1963, the Authority 


used the renovated and expanded Silverthorn house as its Administrative Office. This use 


continued up until 1988 with the creation of the new office on the west side of the river 


(Meadowvale Botanical Gardens Parcel).  


Development of the Meadowvale Conservation Area for recreational purposed began in 


earnest in the mid 1960’s and continued in the 1970s. CVC completed works to create a large 


parking lot, washroom facilities, trails, and a bridge over the river, as wells a Tree Nursery 


operation on site. This initial development remains to this day is the primary recreational 


development on the lands. In 1989, after CVC’s office move, the lands were subsequently 


leased to the City of Mississauga for conservation and recreation purposes and to manage the 


lands as a free public park. This management regime continues to present day with cooperative 


action on issues of joint concern. CVC maintains use of the Meadowvale Shop building at 7060 


Old Mill Lane for operations and storage. 


Recent planning and study activities for the area include the Credit River Parks Strategy, the 


Mississauga Landscape Scale Analysis and the forthcoming Natural Heritage Strategy. Key 
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recommendations of these documents focus on the restoration and protection of natural 


heritage features of the property and the continued investment in the popular and well-


managed Culham Trail connection. The lands are presently enjoyed by the local community as 


the main public park in the neighbourhood and also sees weekend visitation by regional users 


for larger group picnics.  


There are 337 floral species and 81 faunal species noted within the park and adjacent areas.   


There are 11 vegetation communities4: 


 dry-fresh sugar maple  deciduous forest type 


- dominated by sugar maple but includes bur oak, American beech, white pine 


and white ash 


 fresh-moist willow lowland deciduous forest type 


- dominated by willow, red ash, American elm, balsam poplar, eastern 


cottonwood, red maple and black maple – standing water in spring drying by 


mid summer 


 dry-fresh white ash deciduous forest type 


- an early stage of succession dominated by white ash, American elm, bur oak 


and sugar maple 


 


 fresh-moist poplar deciduous forest type 


- an early stage of succession dominated by trembling aspen, balsam poplar, 


Manitoba maple, green ash and black walnut 


 willow mineral deciduous swamp type 


- dominated by white willow, hybrid crack willow, balsam poplar, eastern 


cottonwood and trembling aspen 


 forb (broadleaf herb) mineral meadow marsh type 


- dominated by reed canary grass, giant manna grass, Jerusalem artichoke, 


elecampagne, cow parsnip, wild parsnip, purple loosestrife, jewelweed, and 


spotted Joe-pye weed 


 pondweed mixed shallow aquatic type coniferous plantation  


- located in shallow water with vegetation of lesser duckweed, water 


smartweed and common plantain 
                                                           
4
 City of Mississauga Natural Areas Survey (2011) 
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 dry-moist old field meadow type 


- consists of white pine, Manitoba maple, Siberian elm and sugar maple, with a 


meadow of bittersweet nightshade, teasel, tufted vetch and orchard grass 


 open aquatic  


- there is no vegetation within the open water of the Credit River 


 manicured open space 


- the open cultural portion of the park with picnic areas, gravel trails, parking 


and play grounds 


The City of Mississauga Natural Areas Survey was updated in 2011 and notes the following 


significant flora and fauna and related natural heritage observations: 


 Butternut (Juglans cinerea) is considered a species at risk , some in the area are infected 


with butternut canker and dead butternut has been found 


 Barn swallow (Hirundo rustica) is a species considered threatened 


 Snapping turtle (Chelydra serpentine) is considered a species at risk 


 Woodland satin grass (Muhlenbergia sylvatica var. sylvatica) is considered rare within 


the province 


 4 rare plant species: tall bur-marigold (Bidens vulgate), marsh seedbox (Ludwigia 


palustris), woodland satin grass, and dog skullcap (Scutellaria lateriflora) 


 This is a fish migration corridor with Coho salmon and Chinook salmon 


 Floodplain provides floodwater storage for the Credit River 


 The area is designated as an Environmentally Significant Area 


 The area is used for nesting, migrating and wintering bird species 


 Migration periods are significant with a good deal of diversity in bird species (63) 


 A white-tailed deer herd occurs through this area and immediate Credit River corridor 
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  Woodland Satin Grass             


        Dog skullcap 


 Butternut  


There are invasive species in the area; garlic mustard, purple loosestrife, common buckthorn, 


Tartarian honeysuckle, policemen’s helmet and Norway maple.  Although these plant species 


make it difficult for native species to survive, they do provide a green cover.  Hopefully over 


time these invasive species can be controlled allowing the native species to thrive.  Residents of 


the Village are encouraged to remove and control invasive species on their own lands thereby 


contributing to the eradication of invasive species in the area. 
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For further information and reference residents are encouraged to view the City of Mississauga 


link, “Neighbours of Mississauga’s Natural Areas”: 


http://www.mississauga.ca/file/COM/NMNA06.pdf 


and “Mississauga’s Natural Areas”, 


http://www5.mississauga.ca/rec&parks/pdfs/MississaugaNaturalAreas.pdf 


Natural Heritage within the Village 


Meadowvale Village lies within the Credit River valley, with the exception of the east valley wall 


which forms a ridge to the south and east of the village.  The ridge has been an important 


natural and cultural feature for many years.  In the 1990s when the Village was taking part in 


the Ontario Municipal Board hearing with respect to the future development around the 


Village, the ridge was a topic of interest which was protected by placing Old Ridge Park to the 


south of the Village.  This provided a natural buffer to the HCD from what later became the 


residential subdivision to the south. 


Other than the ridge which runs through the Village, the majority of the Village is characterized 


by a floodplain landscape.  The area was once heavily forested prior to European settlement at 


the turn of the nineteenth century.  Photographs and paintings from the late nineteenth 


century have provided some indication of how the Village respected old tree growth by 


maintaining natural elements throughout the Village. 


  


A.J. Casson – Meadowvale Village (Private Collection) Old Mill Lane c. 1910 (PAMA) 



http://www.mississauga.ca/file/COM/NMNA06.pdf

http://www5.mississauga.ca/rec&parks/pdfs/MississaugaNaturalAreas.pdf
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The study of historical photographs indicates large mature trees have always been appreciated 


and encouraged to grow throughout Meadowvale Village.  Late nineteenth century photos also 


indicate the planting of street trees along what is now Old Derry Road and Pond Street.  These 


trees were approximately ten feet apart which over time would have provided a street canopy 


and shade to the streetscape and a changing landscape with the seasons. 


 Old Derry Road c. 1910 (PAMA) 


Other observations from studying early photographs of the Village indicate that in addition to 


street trees there were an abundance of shrubs, ornamental trees and fruit trees on private 


property.  The residential yards were delineated and protected with picket fences.  The fences 


were necessary to keep out both domestic and wild animals.  


 


Pond Street with a wandering cow on the road, c.1900 (PAMA) 
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Fence lines were built close to the property line which provided a boulevard for grass and street 


trees on both sides with a much reduced single dirt lane compared to today’s paved roads.  The 


soft road shoulder and informal sidewalks have been a tradition in the Village that greatly 


enhance the pedestrian experience.  Pond Street appeared much more open in the early years 


because of the mill pond and development of Willow Lake in the early twentieth century.  Since 


the lake was drained the area to the west of Pond Street has naturally grown and filled in as a 


natural area (now owned by the CVC).  


Since the Village was established in the mid nineteenth century there has always been an open 


view from the street to private residences thereby connecting the homes to the street and 


resulting streetscape.  As a result the front and side yards have for many years been visually 


accessible and a significant part of the streetscape. 


   


Gooderham Mansion later known as “Rose Villa” c. 1890 (PAMA) 


Ornamental gardens were found at most residential properties much as they are today.  The 


Rowancroft Gardens immediately west of the Village, located south of Old Derry Road would 


have been an inspiration and supply of both annuals and perennials.  Rowancroft was started in 


1914 operating as a nursery featuring lilacs, peonies, iris and other prize winning species.  The 


owner, Ms. Blacklock, was well known in the Village and respected on an international level for 


her horticultural knowledge.  No doubt her influence was found throughout the Village and 


area.  Rowencroft closed operation in the late 1960s. 
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Lily pond at Rowancroft Gardens (date unknown)  


 


Peonies at Rowancroft Gardens (PAMA) 


From 1929 to 1966 a small public library stood at the northeast corner of Old Derry Road and 


Old Mill Lane.  The property was owned by the Meadowvale Women’s Institute and was known 


as the Village Green.  This small green space in the middle of the Village was a local community 


asset for public functions.  This property is owned and managed by the Region of Peel and 


retains the open public access. 
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Meadowvale Library, owned and operated by the Meadowvale Women’s Institute 1929 – 


1966 (PAMA) 


The natural heritage characteristics of the Village have a long tradition dating from the late 


nineteenth century.  Mature trees, informal gardens, open views to both private and public 


property, soft shoulder roadways, informal paths all contribute to a village character of a soft 


landscape that largely survives today. 
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Meadowvale Conservation Area - CVC Lands 


To the west and north of the Meadowvale Village HCD is Meadowvale Conservation Area, 


parkland owned by Credit Valley Conservation, managed and operated by the City of 


Mississauga as a passive park.  This area of river flats, although outside the current HCD, has an 


interesting history very much tied to the development of Meadowvale as a village. 


 


Bristow Survey, July 1, 1856 (Peel Land Registry Office, Brampton) 


Francis Silverthorn acquired all of the lands north of Old Derry Road and west of Second Line 


West in 1845.  By 1856 the village had grown along with Silverthorn’s businesses of the grist 
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mill, sawmill, stave factory, and numerous land holdings.  Silverthorn commissioned to have the 


lands surveyed and broken into lots for future development.  The plan was entitled “Plan of 


Building and Park Lots in Meadowvale”, registered July 1, 1856, by surveyor Arthur Bristow. 


 


 


Bristow Survey, 1856 – detail of the southern portion of the Plan, similar to the area covered 


by the HCD today. (Peel Land Registry Office, Brampton) 







 


97 
 


City of Mississauga   - Culture Division, Community Services 


One can see from the 1856 survey that the lands known today as the Meadowvale 


Conservation Area were surveyed for development.  Willow Lane was proposed to continue 


north from Old Derry Road up past the mill pond to what today would be the north end of the 


park.  This development in the northern half of today’s park was never realized which left the 


lands north of the mill and west of the mill pond undeveloped.  However the survey clearly 


defines the saw mill owned and operated by Silverthorn as well as additional workers cottages, 


roadways and other commercial properties on the Conservation lands.  Today the mill pond has 


disappeared, the saw mill removed, and a few remnants of the grist mill remain close to Old 


Derry Road.  Although these features, integral to the development of Meadowvale as a 


business community, are no longer in place, this industrial era in the village’s past is extremely 


significant.  For this reason it is proposed that the heritage conservation district be extended 


from its current geographical boundary to include the lands owned by CVC, known as 


Meadowvale Conservation Area. 


Meadowvale Conservation Area land has been integrated into the Village for many years.  Once 


the mill operations slowed at the end of the nineteenth century, Henry Brown, acquiring the 


vast property in 1895, enlarged the mill pond creating Willow Lake. It was his vision and goal to 


re-invent Meadowvale as a tourism destination.  He installed a picnic area, boats on the lake, 


walking trails and cottages to rent.  What is known today as the CVC lands were once the 


tourism draw to Meadowvale.  At the time of Brown’s occupation and management of the 


lands, the area would have been very open and park-like, offering views from Pond Street 


across Willow Lake to the Credit River.  After Brown drowned in 1911, the tourism side of 


Meadowvale dwindled.  Willow Lake was drained and Luther and Grace Emerson (Grace was 


the daughter of Henry Brown) farmed the lands up until 1963 when the CVC bought the lands 


to be protected for their natural heritage value.  It would have been around this time that the 


lands began to take on a more natural vegetation appearance with the growth of trees and 


shrubs that have developed into the roughly 14% wooded areas of today. 
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Willow Lake, c. 1910 (PAMA) 


The City of Mississauga has been meeting with the CVC to discuss the importance of the 


neighbouring Meadowvale Conservation Area and the proposal to include these lands into the 


heritage conservation district.  CVC has been supportive of the proposal and recognize both the 


cultural and natural heritage significance of the area.  A heritage conservation district is all 


inclusive; both the natural and cultural heritage elements are integrated into one cultural 


heritage landscape.  Local residents use the park, its trails and access to the river on a daily 


basis. 
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Willow Lake, c.1910 (PAMA) 


Below is an aerial photograph of water systems in and around Meadowvale Village, produced 


by Credit Valley Conservation.  The overlay indicates how the Credit River has changed course 


over the years and where the mill pond and Willow Lake were in comparison to the area today.  


The illustration, which follows, also indicates where the water, sourced by the Credit River, 


entered into the milling operation from the north and where it emptied by the tail race back 


into the river past the terminus of Willow Lane. 


Following is an illustration of the proposed boundary which indicates the inclusion of the 


Meadowvale Conservation Area into the expansion of the Meadowvale Village Heritage 


Conservation District. 
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Aerial photograph of Meadowvale Village with an overlay indicating water systems of the 


changes in the Credit River and the former mill pond. (Credit Valley Conservation) 
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Initial proposed extended boundary to the Meadowvale Village Heritage Conservation District 


as per By-law 0238-2012. 
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Areas for Further Research 


 


As with any kind of historical research, newly uncovered information can lead to further 


questions and need for analysis. There are a number of historical questions which would 


benefit from further research in the future. These sample questions will better help those in the 


future understand the nuances which shaped the history of Meadowvale’s early development. 


The following questions are not meant to be exhaustive for new questions and theories will 


arise in the future. These questions simply address some holes in the research as they exist in 


2013. 


1. Location of the Gooderham School. It is supposed to have been located on “Gooderham 


property” and was eventually demolished and the wood used to build the band stand 


(gazebo) in the centre of the Village. Did this mean the building was located at the 


Gooderham Mansion or elsewhere in the Village? 


2. Location of Jonadab Hardy steam mill and the reason for his court order with Francis 


Sibbald. 


3. Why did the Jacksons subdivide, sever and re-amalgamate their lands over time? 


4. Precise location of the Gooderham and Ward Stores? 


5. Did Silverthorn have a grocery store as is reported in Tweedsmuir? Where was it and was 


it the one James Gooderham expanded? 


6. Conduct an archaeological investigation through a ground penetrating survey of the mill 


site to determine if the turbines still are in place as has been reported in the past as well 


as the extent of all  underground ruins. 


7. What was the nature of Albert Lambe and Mary Lambe being adopted by the Simpsons 


and Switzers respectfully? Did the Lambes have a Quaker background like Simpson? 


There were eight children born in the Lambe family, so did they go to other residents in 


the Village? Did the Switzers/Simpsons/Lambes all know each other before the children 


were adopted? The connection, if any, to these pioneering families might fill in some 


gaps about the social history of religious development in the Meadowvale area. 


8. Continue further research into the use of stacked plank on plank construction in the early 


Loyalist history of Meadowvale and compare this to other municipalities. 
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