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2. APPROVAL OF AGENDA 

 
3. DECLARATION OF CONFLICT OF INTEREST 

 
4. MINUTES OF PREVIOUS MEETING 

 
4.1. Approval of Minutes of October 11, 2016 Meeting 

 
 

5. DEPUTATIONS - Nil 
  
6. PUBLIC QUESTION PERIOD - 15 Minute Limit (In accordance with Section 43 of the City 

of Mississauga Procedure By-law 0139-2013, persons who wish to address the Heritage 
Advisory Committee about a matter on the Agenda may ask their question limiting it to 5 
minutes, as the public question period total time limit is 15 minutes.) 
 

7. MATTERS TO BE CONSIDERED 
 

7.1. Proposed Heritage Designation Amendment: 5155 Mississauga Road (Ward 11) 
Corporate Report dated October 20, 2016 from the Commissioner of Community Services. 
 
RECOMMENDATION 
1. That Designation By-law 368-82, designating the property known as the William 

Barber House located at 5155 Mississauga Road be amended, per Section 30.1 (1) 
of the Ontario Heritage Act, for its physical and design; historical and associative; 
and contextual value as reflected in the proposed Schedule A included as Appendix 
4 of the Corporate Report dated October 20, 2016 from the Commissioner of 
Community Services, and that the appropriate City officials be authorized and 
directed to take the necessary action to give effect thereto. 

 
2. That, if there are objections to the amendment of Designation Bylaw 368-82, City 

Council direct the City Clerk to refer the matter to the Conservation Review Board. 
 

7.2. Request to Alter a Heritage Designated Property: 1620 Orr Road (Ward 2) 
Corporate Report dated October 20, 2016 from the Commissioner of Community Services. 
 
RECOMMENDATION 
That the proposal for new, wood, operable shutters as depicted in the appendix to the 
report from the Commissioner of Community Services, dated October 20, 2016, be 
approved for the Anchorage building at 1620 Orr Road, which is  designated under Part IV 
of the Ontario Heritage Act.   
 

7.3. Request to Demolish a Heritage Listed Property: 1251 Stavebank Road (Ward 1) 
Corporate Report dated October 14, 2016 from the Commissioner of Community Services. 
 
RECOMMENDATION 
That the property at 1251 Stavebank Road, which is listed on the City’s Heritage Register, 
is not worthy of heritage designation, and consequently, that the owner’s request to 
demolish proceed through the applicable process.   
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7.4. Request to Demolish a Heritage Listed Property: 1276 Woodland Avenue (Ward 1) 
Corporate Report dated October 17, 2016 from the Commissioner of Community Services. 
 
RECOMMENDATION 
That the property at 1276 Woodland Avenue, which is listed on the City’s Heritage 
Register, is not worthy of heritage designation, and consequently, that the owner’s request 
to demolish proceed through the applicable process.   
 

7.5. Request to Demolish an outbuilding at a Heritage Listed Property: 1548 Dundas Street 
West (Ward 7) 
Corporate Report dated October 17, 2016 from the Commissioner of Community Services. 
 
RECOMMENDATION 
That the outbuilding at the property at 1548 Dundas Street West, which is listed on the 
City’s Heritage Register, is not worthy of heritage designation, and consequently, that the 
owner’s request to demolish proceed through the applicable process. 
 

7.6. Removal or reduction of Cultural Landscape Properties from the City’s Heritage Register 
Corporate Report dated October 17, 2016 from the Commissioner of Community Services. 
 
RECOMMENDATION 
That the report regarding the Removal or reduction of Cultural Landscape Properties from 
the City’s Heritage Register, from the Commissioner of Community Services, dated 
October 24, 2016, be received. 
 

7.7. Vacancy on Heritage Advisory Committee - Resignation of Paul McGuigan  
 

7.8. Heritage Planning Work Plan 
 
 

8. SUBCOMMITTEE UPDATES 
 

8.1. Heritage Designation Sub-Committee 
 

8.2. Public Awareness Sub-Committee 
 
 

9. INFORMATION ITEMS 
 

9.1. 2017 Heritage Advisory Committee Meeting Dates 
 

9.2. Maintenance Priorities for City Owned Properties - Email dated 09/30/16 from Facilities 
and Property Management Division 
 
 

10. OTHER BUSINESS 
 

11. DATE OF NEXT MEETING – January 10, 2017 
 

12. ADJOURNMENT 
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1. 
 

CALL TO ORDER  
 
In the absence of Councillor Carlson, R. Mateljan, Vice Chair, called the meeting to order 
at 9:34 am. 
 
 

2. 
 

APPROVAL OF AGENDA  
 

APPROVED (C. McCuaig) 
 
 

3. 
 

DECLARATION OF CONFLICT OF INTEREST - Nil. 
 
 

4. 
 

MINUTES OF PREVIOUS MEETING 
 

4.1. 
 

Approval of Minutes of Heritage Advisory Committee Meeting held on September 13, 2016 
 
 APPROVED (Councillor C. Parrish) 
 
 

5. 
 

DEPUTATIONS - Nil 
 
 

6. 
 

PUBLIC QUESTION PERIOD - 15 Minute Limit (Persons who wish to address the 
Heritage Advisory Committee about a matter on the Agenda.  Persons addressing the 
Heritage Advisory Committee with a question should limit preamble to a maximum of two 
statements sufficient to establish the context for the question.  Leave must be granted by 
the Committee to deal with any matter not on the Agenda.) 
 
 None. 
 
 

7. 
 

MATTERS TO BE CONSIDERED 
 

7.1. 
 

Request to Demolish a Heritage Listed Property: 1216 Mississauga Road (Ward 8) 
 
Corporate Report dated September 19, 2016 from the Commissioner of Community 
Services. 
 
R. Cutmore, R. Mateljan and Councillor Parrish raised the following concerns with the staff 
recommendation: 

 There was a significant heritage reason that the property was placed on the 
Heritage Register and should not be removed; 

 The alterations that have been done compliments the house and gives it more 
character; 

 The report contradicts itself by recommending demolishing the property yet 
requiring a heritage recognition; 
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 Properties less worthy have been preserved and this one is an excellent example 
of a craftsman style house, which has been well kept with sensitive interventions; 

 The subject property has more architectural integrity than an average house. 
 
M. Wilkinson stated that staff faced a challenge in trying to determine the heritage value of 
the house based on William Elmer Wright’s contributions to the community with the 
information available.    
 
Cecilia Nin Hernandez, Heritage Coordinator, advised that Heritage staff conducted 
extensive research and had considered declaring the property as a rare example, but 
found the alterations had chipped away at the integrity of the property.  She stated that 
there is evidence either way, however there is also a wide range of interpretation of the 
Ontario Heritage Act Regulation 9/06 (Act), and in the end the Act gives the authority of 
the final decision to the Committee and Council.   
 
Councillor Parrish said that the fact that the property has been changed meant that it was 
well taken care of, and it will be a shame to tear down a unique building. She moved that 
the staff recommendation be refused. 

 
Nick Perrotta, Owner, addressed the Committee noting that his father purchased the 
property in 1973 and his family has more roots in Port Credit than Mr. Wright who was also 
not the original builder of the house.  He noted that as far as he was aware, despite the 
contributions made by Mr. Wright to the community, there is no plaque, park or a street 
dedicated to him either by the Credit Valley Conservation Authority or Toronto Hydro.   
Mr. Perrotta stated that the house was designed to be on a one acre lot, but it now sits on 
a quarter acre lot, and is not in keeping with the new construction occurring in the 
neighbourhood with more attractive features than the subject building. 
 
Mr. Mateljan said that heritage conservation is not about making a property look pretty or 
to believe newer or bigger is better.   
 
After further discussion, the Committee expressed support for the staff recommendation. 
 
RECOMMENDATION 
HAC-0051-2016 
1.  That the property at 1216 Mississauga Road, which is listed on the City’s Heritage 

Register, is not worthy of heritage designation, and consequently, that the owner’s 
request to demolish proceed through the applicable process.  

 
2. That prior to demolition, the owner provide measured drawings of the structure 

currently on the property as described in the corporate report. 
 
3. That the owner provides a demolition documentation report with information as 

described in the corporate report. 
 
APPROVED (C. McCuaig) 
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7.2. 
 

Request to Demolish a Heritage Listed Property: 243 Oakhill Road (Ward 1) 
 
Corporate Report dated September 15, 2016 from the Commissioner of Community 
Services. 
 
Councillor Parrish expressed objection to the proposed demolition citing that the subject 
property looks the same era and shape as the preserved “Harding House”. 
 
At this point, Councillor Parrish left the meeting at 10:07 am. 
 
RECOMMENDATION 
HAC-0052-2016 
That the property at 243 Oakhill Road, which is listed on the City’s Heritage Register, is 
not worthy of heritage designation, and consequently, that the owner’s request to demolish 
proceed through the applicable process.   
 
APPROVED (D. Dodaro) 
 

7.3. 
 

Request to Demolish a Heritage Listed Property: 1343 Milton Avenue (Ward 1) 
 
Corporate Report dated September 14, 2016 from the Commissioner of Community 
Services. 
 
RECOMMENDTION 
HAC-0053-2016 
That the property at 1343 Milton Avenue, which is listed on the City’s Heritage Register, is 
not worthy of heritage designation, and consequently, that the owner’s request to demolish 
proceed through the applicable process. 
 
APPROVED (B. Bjarnason) 
 

7.4. 
 

Request to Demolish a Heritage Listed Property: 1377 Milton Avenue (Ward 1) 
 
Corporate Report dated September 14, 2016 from the Commissioner of Community 
Services. 
 
RECOMMENDATION 
HAC-0054-2016 
That the property at 1377 Milton Avenue, which is listed on the City’s Heritage Register, is 
not worthy of heritage designation, and consequently, that the owner’s request to demolish 
proceed through the applicable process.   
 
APPROVED (M. Wilkinson) 
 
 

7.5. 
 

Request to Demolish a Heritage Listed Property: 99 Veronica Drive (Ward 1) 
 
Corporate Report dated September 15, 2016 from the Commissioner of Community 
Services. 
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RECOMMENDATION 
HAC-0055-2016 
That the property at 99 Veronica Drive, which is listed on the City’s Heritage Register, is 
not worthy of heritage designation, and consequently, that the owner’s request to demolish 
proceed through the applicable process 
 
APPROVED (M. Wilkinson) 
 
 

8. 
 

SUBCOMMITTEE UPDATES 
 

8.1. 
 

Heritage Designation Sub-Committee 
 
C. McCuaig advised there was no update this month largely due to the fact that there was 
a report expected to assess the viability of removing cultural landscapes.  Ms. Paula 
Wubbenhorst, Senior Heritage Coordinator, advised that a report on this matter will be on 
the next meeting agenda. 
 
Mr. McCuaig reminded staff that the Heritage Designation Sub–Committee is at their 
disposal to provide input and assist with controversial items prior to them being considered 
by the Heritage Advisory Committee. 
 

8.2. 
 

Public Awareness Sub-Committee – Nil. 
 
 

9. 
 

INFORMATION ITEMS – Nil. 
 
 

10. 
 

OTHER BUSINESS 
 
(a) Contentious Agenda Items 
 The Committee discussed items on the agenda such as Item 7.1 and requested 

staff to consider not making a recommendation if there is uncertainty with respect to 
a controversial application. Ms. Nin Hernandez advised that staff will look into the 
feasibility of this with Legal Services and the legislated 60 day timeline.  The 
Committee also suggested that site visits by its members would be prudent to 
provide guidance and feedback prior to a staff recommendation report. 

 
(b) M. Wilkinson asked about damage to the property located at 915 North Service 

Road.  R. Cutmore asked about a zoning by-law infringement at the property 
located on 42 Front Street South.  Ms. Wubbenhorst advised that she will bring this 
to the attention of the appropriate City staff.   

 
(c) C. McCuaig provided a brief update on the Lakeshore Connecting Communities 

Technical Advisory Committee meeting that he attended recently representing the 
Heritage Advisory Committee.   

 
(d) The Committee requested that the staff Work Plan become a standard item on 
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future agendas in order to provide a snapshot of what is coming up.  
 
(e) Ms. Wubbenhorst advised that members of the Committee are invited to attend a 

Speakeasy Cabaret at the Benares Visitor Centre on October 20, 2016 featuring 
the swinging 1920’s.  She also advised that the Culture Division is reviewing its 
Culture Master Plan and members of the Committee will be provided opportunities 
to engage in the exercise in the coming months.    

 
 

11. 
 

DATE OF NEXT MEETING – November 15, 2016 
 
 

12. 
 

ADJOURNMENT – 10:47am 
 
 
 
 
 
 
 
 

 

4.1 - 6



 

Date: 2016/10/20 
 
To: Chair and Members of Heritage Advisory Committee 
 
From: Paul Mitcham, P. Eng, MBA, Commissioner of 

Community Services  

Originator’s files: 
 

Meeting date: 
2016/11/15 
 

 

 
Subject 
Proposed Heritage Designation Amendment: 5155 Mississauga Road (Ward 11) 

 

Recommendation  

1. That Designation By-law 368-82, designating the property known as the William Barber 
House located at 5155 Mississauga Road be amended, per Section 30.1 (1) of the Ontario 

Heritage Act, for its physical and design; historical and associative; and contextual value as 
reflected in the proposed Schedule A included as Appendix 4 of the Corporate Report dated 
October 20, 2016 from the Commissioner of Community Services, and that the appropriate 
City officials be authorized and directed to take the necessary action to give effect thereto. 
 

2. That, if there are objections to the amendment of Designation Bylaw 368-82, City Council 
direct the City Clerk to refer the matter to the Conservation Review Board. 

 

Background 
The William Barber House property is significant as the home of one of the founders of the 
Toronto Woollen Mills, a thriving industry throughout much of the 19th century and one of the 
largest employers in the area, William Barber.  (A location map is attached as Appendix 1).  It 
was constructed in the Regular Villa style.  The property is located in close proximity to the 
Barber’s historic Toronto Woollen Mill, which supports the understanding of the area’s historic 

lot pattern and development.  
  
The current designation by-law dates to 1982, prior to the enactment of Regulation 9/06, which 
provides Criteria for Designation under the Ontario Heritage Act.  Section 30.1 (1) of the Ontario 

Heritage Act states that Council may amend a by-law designating property made under section 
29. 
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Comments 
To merit designation under the Ontario Heritage Act, a property must meet the criteria for 
determining cultural value or interest as per Regulation 9/06.  A property must have physical, 
design, historical, associative, and /or contextual value to merit designation.  The full regulation 
is included in Appendix 2.  After a full analysis of the property, FGMDA Architects, in their report 
dated September 2016, concludes that the property meets the criteria as follows, in summary: 
 
The property’s cultural value lies in its design, associative and contextual values.  The house is 

a representative example of the Regular Villa style of architecture, a popular style in the mid to 
late 19th century in the design of estate houses for the upper middle class.  The villa’s form and 

massing together with its applied architectural features with a variety of stylistic influences such 
as the veranda treillage, paired brackets and others are cultural heritage attributes, as referred 
to in the consultant’s report. (See Appendix 3). 
 
The property also has contextual cultural heritage value as one of the few remaining estates of 
one of Streetsville’s prominent families, the Barber family, as a landmark for the historic 

southern approach to town.  Its front and side setbacks, central placement on the lot and its 
raised ground floor reinforce its prominence.  It also provides a link between the extant Toronto 
Woollen Mills complex on the Credit River and the purpose-built worker’s house located on 

Barbertown Road.  Its placement on Mississauga Road as part of the Mississauga Scenic Route 
Cultural Landscape, has influenced the pattern of residential development along this historic 
road. 
 
For these summarized reasons, Heritage Planning staff recommends that the property’s 

heritage designation by law be amended under the Ontario Heritage Act per the Proposed 
Schedule A, attached as Appendix 4.  The proposed Schedule A was discussed with the 
property owner’s heritage consultant Owen Scott, at a meeting on October 14, 2016.  Schedule 
A incorporates minor changes in wording that capture Scott’s input. 
 

Financial Impact 
There is no financial impact. 
 

Conclusion 
The proposed amendment to the designation by-law, seeks to clarify the property’s cultural 

heritage value or interest, therefore it is recommended that it be approved.  
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Attachments 
Appendix 1: Location Map 
Appendix 2: Ontario Regulation 9/06 
Appendix 3: Cultural Heritage Resource Assessment and Identification 
Appendix 4: Proposed Schedule A 
 

 
 

Paul Mitcham, P. Eng, MBA, Commissioner of Community Services 
 
Prepared by:   Cecilia Nin Hernandez, Heritage Coordinator 
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  Appendix 2 

1 

Français 

Ontario Heritage Act 

ONTARIO REGULATION 9/06 

CRITERIA FOR DETERMINING CULTURAL HERITAGE VALUE OR INTEREST 

Consolidation Period:  From January 25, 2006 to the e-Laws currency date. 

No amendments. 

This is the English version of a bilingual regulation. 

Criteria 

 1.  (1)  The criteria set out in subsection (2) are prescribed for the purposes of clause 29 (1) (a) of the Act.  O. Reg. 9/06, 
s. 1 (1). 

 (2)  A property may be designated under section 29 of the Act if it meets one or more of the follo wing criteria for 
determining whether it is of cultural heritage value or interest: 

 1. The property has design value or physical value because it, 

 i. is a rare, unique, representative or early example of a style, type, expression, material or constructio n method, 

 ii. displays a high degree of craftsmanship or artistic merit, or 

 iii. demonstrates a high degree of technical or scientific achievement. 

 2. The property has historical value or associative value because it, 

 i. has direct associations with a theme, event, belief, person, activity, organization or institution that is significant to 
a community, 

 ii. yields, or has the potential to yield, information that contributes to an understanding of a community or culture, 
or 

 iii. demonstrates or reflects the work or ideas of an architect, artist, builder, designer or theorist who is significant to 
a community. 

 3. The property has contextual value because it, 

 i. is important in defining, maintaining or supporting the character of an area, 

 ii. is physically, functionally, visually or historically linked to its surroundings, or 

 iii. is a landmark.  O. Reg. 9/06, s. 1 (2). 

Transition 

 2.  This Regulation does not apply in respect of a property if notice of intention to designate it was given under subsection 
29 (1.1) of the Act on or before January 24, 2006.  O. Reg. 9/06, s. 2. 

 
Français 

 
Back to top 

7.1 - 5

http://www.e-laws.gov.on.ca/html/regs/french/elaws_regs_060009_f.htm
http://www.e-laws.gov.on.ca/navigation?file=currencyDates&lang=en
http://www.e-laws.gov.on.ca/html/regs/french/elaws_regs_060009_f.htm#s1s1
http://www.e-laws.gov.on.ca/html/regs/french/elaws_regs_060009_f.htm#s2
http://www.e-laws.gov.on.ca/html/regs/french/elaws_regs_060009_f.htm


CULTURAL HERITAGE RESOURCE ASSESSMENT AND IDENTIFICATION  
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September 2016 
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EXECUTIVE SUMMARY 

 
The subject of this Cultural Heritage Resource Assessment and Identification report is the property located at 
5155 Mississauga Road in the City of Mississauga, also known as the Barber House. The current building on the 
property and the secondary outbuilding were constructed in 1865 for William Barber, co-owner of Toronto 
Woollen Mills, Member of Provincial Parliament, and prominent citizen within the towns of Streetsville and 
Georgetown, as well as Halton and Peel Regions. The purpose of the report was to evaluate the property 
according to criteria established in the Ontario Heritage Act to determine if it contained cultural heritage value, 
and, if so, to recommend a Statement of Cultural Heritage Value and a list of Heritage Attributes in support of a 
by-law designating the property under Part IV of the Ontario Heritage Act. 

The property in question was designated under the Ontario Heritage Act in 1982; as a result, a significant 
amount of research existed on the property, primarily relating to its association with the Barber family. This 
research was re-examined, and additional research pursued, to more fully develop an understanding of the 
historical, associative, design, physical and contextual values of the property. This research uncovered 
associations with other prominent figures, such as the pioneering patent attorney Charles Riches and the 
contractor Robert Leslie. It also more fully developed an understanding of the design of the villa and estate, and 
its contribution to conveying the story of Ontario’s architectural and social history. 

Following an evaluation of existing research, the undertaking of additional research, a thorough visual analysis 
and review of applicable legislation, it was determined that the existing designation by-law does not fully 
recognize the cultural heritage value or interest of 5155 Mississauga Road as allowed under Criteria 9/06 of the 
Ontario Heritage Act. In particular, the existing by-law does not recognize the physical value of the building as it 
relates to its placement within the property, its associative value with prominent figures aside from William 
Barber, or its contextual value in regards to its location on the Mississauga Road Scenic Route, its relation to the 
former Toronto Woollen Mills complex, its proximity to the historic town of Streetsville, or its prominent corner 
location.  

This report concludes that 5155 Mississauga Road has sufficient cultural heritage value to be designated under 
Part IV of the Ontario Heritage Act. This report recommends the City of Mississauga prepare a new designation 
by-law that will recognize those heritage attributes of the property that have been determined to contribute to 
its cultural heritage value. 
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1. INTRODUCTION 

1.1 LOCATION 

5155 Mississauga Road is located on the northeast corner of Mississauga Road and Barbertown Road, 
approximately 200 metres north of Eglinton Avenue West. The property is located in the City of Mississauga, 
Ontario. 

The property’s legal description is Concession 4 WHS, Lot 1, Part 1.  

 

1.2 PURPOSE 

The City of Mississauga retained Fournier Gersovitz Moss Drolet et associés architectes (FGMDA) to conduct a 
cultural heritage value assessment and identification report, to review the existing designation by-law for 5155 
Mississauga Road, which was designated under Part IV of the Ontario Heritage Act in 1982, and to provide 
recommendations as may be required to reflect the 2005 extensive amendments to the Ontario Heritage Act 
and the adoption of the Parks Canada’s Standards and Guidelines for the Conservation of Historic Places in 
Canada as a guiding document in 2009 by the City of Mississauga.  FGMDA was asked to provide a third party 
unbiased professional opinion on the cultural value of the property, with supporting documentation and analysis 
reflecting best practices in research and heritage conservation.  Following this assessment and review, it was 
determined that the existing designation by-law requires revisions so as to fully recognize the cultural heritage 
value of the property.  
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2. METHODOLOGY 
 

2.1 PROVINCIAL POLICY FRAMEWORK 

2.1.1 PROVINCIAL POLICY STATEMENT 2014 

The Provincial Policy Statement provides policy direction relating to land use planning and development on 
issues of provincial concern. The statement establishes the policy foundation for the regulation of land and its 
development in the best interests of the residents of Ontario. Section 2.6 sets forth the provincial policy intent 
relating to cultural heritage and archaeology: 

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 not be permitted on lands containing archaeological 
resources or areas of archaeological potential unless significant archaeological resources have been 
conserved. 

2.6.3   Planning authorities shall not permit development and site alteration on adjacent lands to 
protected heritage property except 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. 

2.6.4   Planning authorities should consider and promote archaeological management plans and cultural 
plans in conserving cultural heritage and archaeological resources. 

2.6.5   Planning authorities shall consider the interests of Aboriginal communities in conserving cultural 
heritage and archaeological resources. 

 

2.1.2 ONTARIO HERITAGE ACT 

The Ontario Heritage Act (OHA) permits the designation of individual privately-owned properties by 
municipalities under Part IV, Section 29:  

Designation by municipal by-law 

29. (1) The council of a municipality may, by by-law, designate a property within the municipality to be of cultural 
heritage value or interest if, 

(a) where criteria for determining whether property is of cultural heritage value or interest have been 
prescribed by regulation, the property meets the prescribed criteria; and 

(b) the designation is made in accordance with the process set out in this section. 
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The OHA permits municipalities to amend existing designating by-laws under Section 30.1: 

Amendment of designating by-law 

30.1 (1) The council of a municipality may, by by-law, amend a by-law designating property made under section 29 
and section 29 applies with necessary modifications to an amending by-law as though it were a by-law to designate 
property under that section. 

The OHA extends protections to properties designated under Section 29 in the event of a proposed alteration, 
demolition or removal: 

Alteration of property 

33.(1) No owner of property designated under section 29 shall alter the property or permit the alteration of the 
property if the alteration is likely to aff3ect the property’s heritage attributes, as set out in the description of the 
property’s heritage attributes that was required to be served and registered under subsection 29 (6) or (14), as the 
case may be, unless the owner applies to the council of the municipality in which the property is situate and 
receives consent in writing to the alteration. 

Demolition or removal of structure 

34. (1) No owner of property designated under section 29 shall demolish or remove a building or structure on the 
property or permit he demolition or removal of a building or structure on the property unless the owner applies to 
the council of the municipality in which the property is situate and receives consent in writing to the demolition or 
removal. 

 

2.1.3 ONTARIO REGULATION 9/06 

Ontario Regulation 9/06 provides the criteria that must be met in order for a property to be designated under 
section 29 of the Ontario Heritage Act: 

1. (1) The criteria set out in subsection (2) are prescribed for the purposes of clause 29(1)(a) of the Act. 

1. (2) A property may be designated under section 29 of the Act if it meets one or more of the following criteria for 
determining whether it is of cultural heritage value or interest: 

Design or Physical Value 

1. The property has design value or physical value because it, 

i. is a rare, unique, representative or early example of a style, type, expression, material or 
construction method, 

ii. displays a high degree of craftsmanship or artistic merit, or 

iii. demonstrates a high degree of technical or scientific achievement. 
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Historical or Associative Value 

2. The property has historical value or associative value because it, 

i. has direct associations with a theme, event, belief, person, activity, organization or institution 
that is significant to a community, 

ii. yields, or has the potential to yield, information that contributes to an understanding of a 
community or culture, or 

iii. demonstrates or reflects the work or ideas of an architect, artist, builder, designer or theorist 
who is significant to a community. 

Contextual Value 

3. The property has contextual value because it, 

i. is important in defining, maintaining or supporting the character of an area, 

ii. is physically, functionally, visually or historically linked to its surroundings, or 

iii. is a landmark. 

 

2.1.4 BY‐LAW 368‐82 

5155 Mississauga Road was designated in 1982 under Part IV of the Ontario Heritage Act for its architectural and 
historical interest. The full text of the by-law is below. 

Whereas the Ontario Heritage Act, R.S.O. 1980, Chapter 337, authorizes the Council of a municipality to enact by-
laws to designated real property including all the buildings and structures thereon, to be of historic or architectural 
value or interest; and 

Whereas notice of intention to so designate the “William Barber House” located on the north-east corner of 
Mississauga Road and Barbertown Road, having been duly published and served and no notice of objection to such 
designation having been received by the Council of The Corporation of the City of Mississauga. 

Whereas the reasons for the said designation are set out as Schedule “A” hereto; 

Therefore the Council of The Corporation of the City of Mississauga enacts as follows: 

1. That the real property, more particularly described in Schedule “B” hereto, known as the “William Barber 
House” located on the north-east corner of Mississauga Road and Barbertown road be designated as being of 
architectural and historic value or interest. 
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2. That the City Clerk is hereby authorized to cause a copy of this by-law to be served upon the owner of the 
aforesaid property and upon the Ontario Heritage Foundation and to cause notice of this by-law to be published in 
a newspaper having general circulation in the City of Mississauga. 

Enacted and Passed this 25th day of May, 1982. 

Schedule “A” – Short Statement of the Reasons for the Proposed Designation 

The William Barber House located on the north-east corner of Mississauga Road and Barbertown Road is 
recommended for designation on both historical and architectural grounds. Historically it was the home of one of 
the founders of the Toronto Woollen Mills (located down the road from the house) which was a thriving industry 
throughout much of the nineteenth century and one of the largest employers in the area. The decorative cornice, 
the treillage on the veranda, the plasterwork in the umbrage give the house distinction. At the present time, it is 
the intention of Buccaneer Restaurants Ltd. to convert the William Barber House into restaurant use. Therefore, it 
is further recommended that when the building is adapted to restaurant use, the following exterior architectural 
elements be preserved: the five bay two-storey brick façade and projecting frontispiece, the tall paired chimneys, 
the six-over-six paned windows, the classical moulded frieze with dentil course and paired Italianate brackets. 

Schedule “B” – Description: Part of Lot 1, Concession 4 West of Hurontario Street 

All and singular, that certain parcel or tract of land and premises, situate, lying and being in the City of Mississauga, 
Regional Municipality of Peel, (formerly in the Township of Toronto, County of Peel), Province of Ontario, and 
being composed of that part of Lot 1 in the Fourth Concession West of Hurontario Street in the said City, 
designated as Part 2 on a reference plan deposited in the Land Registry Office for the Registry Division of Peel (no. 
43) as 43R-9468. 

 

2.2 MUNICIPAL POLICY FRAMEWORK 

Mississauga Official Plan 

The City of Mississauga’s Official Plan recognizes the value of cultural heritage resources and advocates for the 
preservation of heritage properties, districts and landscapes. The Official Plan establishes policy directives 
relating to cultural heritage resources. 

9.2.4 Cultural Heritage Resources 

Cultural heritage resources are valued and should be preserved for future generations. Heritage properties, 
districts and landscapes create a unique sense of place and local identity. In addition to their historic associations, 
cultural heritage resources are landmarks and focal points that contribute to the overall city image.  

9.2.4.1  Opportunities to conserve and incorporate cultural heritage resources into community design and 
development should be undertaken in a manner that enhances the heritage resources and makes 
them focal points for the community.  
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9.2.4.2  Development and open spaces adjacent to significant cultural heritage resources will:  

a.  contribute to the conservation of the heritage attributes of the resource and the heritage 
character of the area;  

b.  emphasize the visual prominence of cultural heritage resources; and  

c.  provide a proper transition with regard to the setting, scale, massing and character to cultural 
heritage resources. 

9.2.4.3  Streetscape components such as signage, furniture and lighting, within areas with cultural 
heritage resources should be sympathetic to the character of the heritage area.  

The Official Plan recognizes the value of gateways, routes and landmarks, and establishes policy to protect 
public views from streets and scenic routes of these features. 

9.3.3 Gateways, Routes, Landmarks and Views 

Gateways, routes and landmarks are important building blocks of the city and contribute to city pattern and urban 
experience. Some sites within the city are uniquely located, given their topography, views or gateway condition. 
The design and function of these sites have the opportunity and responsibility to contribute to an area’s character. 
Public buildings and structures with a prominent role and function should stand out from their context to support 
their role as landmarks.  

Public views of important natural or man-made features along streets and scenic routes need to be protected since 
they add value to the built form and contribute to neighbourhood identity. When opportunities arise, new 
development must maintain, and in some cases, enhance those views and vistas to prominent features.  

9.3.3.1  An appropriate gateway treatment will be created at city boundaries, major Provincial highway 
interchanges and at entry points to Intensification Areas through high quality development, 
massing of buildings, open spaces, landscaping and streetscape.  

9.3.3.2  Tall buildings have a greater presence on the skyline and are required to have the highest quality 
architecture.  

9.3.3.3  Sites with prominence, high visibility and access should be considered as a priority for civic 
buildings and community infrastructure. 

9.3.3.4  Buildings that serve the community such as places of religious assembly, colleges and hospitals, 
should be designed to be the focus of the community, highly visible, universally accessible and 
attractive and serve as landmarks for future generations.  

9.3.3.5  Special attention will be given to major intersections to create a sense of enclosure and identity, 
as well as heightened architectural interest. 

9.3.3.6  Developments on major corners, prominent sites or that terminate a view will be held to a higher 
design standard. 

9.3.3.7  New streets may be introduced to create prominent view corridors.  
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9.3.3.8  Views of significant natural and man-made features should be created, maintained and enhanced 
where appropriate.  

9.3.3.9  Development will preserve, promote and enhance public views to the Lake Ontario waterfront.  

9.3.3.10  Special care will be taken with development along scenic routes to preserve and complement the 
scenic historical character of the street. 

9.3.3.11   Lands abutting the Mississauga Road right-of-way between the St. Lawrence and Hudson 
Railway and Lakeshore Road West (frontage, flankage and rear yards) which is a designated 
scenic route, will be subject to the following:  

a.  direct frontage lots with direct access or flankage lots with buildings that have front doors 
facing Mississauga Road will be encouraged;  

b.  service road and reverse frontage lot development will be discouraged;  

c.  existing residential lot frontages will be retained;  

d.  building massing, design and setback should be consistent with buildings on surrounding 
lots;  

e.  projecting garages will be discouraged;  

f.  tree preservation, enhancement and replacement on private lands will be required;  

g.  alternative on-site turn-arounds, such as hammerhead driveways, will be encouraged to 
reduce reverse movements and the number of driveway entrances. Circular driveways will 
be evaluated on an individual basis;  

h.  preservation of existing landscape features (retaining walls, fences, hedgerows) will be 
encouraged; and 

 i.  the location of utilities should minimize the impact on existing vegetation. 
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3. HISTORICAL SUMMARY 

3.1 1825 – 1844: WILLIAM COMFORT AND THE UPPER CANADA REBELLION 

Lot 1 of Concession 4 West of Hurontario Street (WHS) was transferred from The Crown to Henry Stiver on 
March 8th, 1828, who soon after sold the property to William Comfort for of 62 pounds. William Comfort 
established a saw and grist mill on the banks of the Credit River1, a relatively small business south of the Town of 
Streetsville. Comfort, like many other millers in the region, recognized the industrial possibilities of the strong 
Credit River currents and its proximity to market in the Town of York. 

As the first private owner of Concession 4 Lot 1 WHS, Comfort would have been expected to ‘improve’ the 
property, a condition attached to property when conceded by The Crown to settlers. Improvements often took 
the form of a residence or barn, as well as the clearance of trees and construction of roads and side roads2. As 
this particular lot spanned the Credit River, it is possible that what is now Barbertown Road was originally laid 
out by William Comfort. This is significant, as this road would have provided one of the few crossings of the 
Credit River within the immediate area, and ensured travellers approach Streetsville from the southeast would 
pass by Comfort’s milling operation, and, later, William Barber’s estate. 

In 1837, William Comfort is recorded as having provided refuge to the fleeing leader of the Upper Canada 
Rebellion, William Lyon Mackenzie, following Mackenzie’s failed attempt at overthrowing the ruling British 
colonial government and the Family Compact at the Battle of Montgomery’s Tavern.3 Comfort was arrested and 
subsequently released, upon which he returned to his Streetsville property. 

Comfort sold the property to William and Robert Barber in 1844. At the time of sale, the property is recorded 
has having been the full 100 acre lot size as sold by The Crown at first title,4 however this could not be verified in 
the review of the Abstract Index to Deeds. 

3.2 1845 – 1890: WILLIAM BARBER AND TORONTO WOOLLEN MILLS 

William and Robert Barber immigrated as children to Canada with their family in 1822, settling in the community 
of Crooks Hollow, a milling town on Spencer Creek just west of Dundas, Ontario. After gaining work experience 
in local mills, the brothers purchased a woollen mill on the Credit River in Georgetown in 1837.5 In 1844, the 
Barber brothers decided to expand their business and purchased William Comfort’s mills just south of the town 
of Streetsville; that same year, William Barber was elected to county council for Gore District, and would go on 
to serve as Reeve of Esquesing Township (1856) and as a Member of Provincial Parliament for Halton in 1875. 

Upon acquiring Comfort’s mill, William and Robert, along with their brother-in-law Bennett Franklin, began to 
construct a mill town to support their Streetsville operation. Activity picked up following the sale of their 
Georgetown operation in the early 1850s. A map of the Town of Streetsville from 1856 (fig. 1) indicates that a 
                                                            
1 Kathleen A. Hicks, Streetsville: From Timothy to Hazel, Mississauga Library System, 2009, 296. 
2 Blake, Verschoyle Benson, Ralph Greenville. Rural Ontario. University of Toronto Press, 1969, 7. 
3 Hicks, Streetsville: From Timothy to Hazel, 296. 
4 ibid, 297. 
5 ibid. 
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foundry, dye house, saw mill, carpenter’s shop, wool house, and multiple private residences had been built by 
this time.6 In its first decade of operation the Toronto Woollen Mills operation flourished, with 90 employees 
and a payroll of $1600 per month recorded in 1861.7 

A fire caused significant damage to the Toronto Woollen Mills complex in 1862, prompting a massive 
reconstruction effort. It was around this time that the brothers, now established manufacturers and well-
respected members of the community, built two villas on the property: 5155 Mississauga Road, a 2-storey red 
brick house in the vernacular Regular Villa style, was built by William Barber at the north-east corner of 
Mississauga Road and Barbertown Road. Robert Barber built a 2-storey wood-frame house in the Second Empire 
style just east of his brother’s on Barbertown Road, which burnt down at the turn of the 20th century. As 
illustrated in the County Atlas of 1880 (fig. 2-3), both estates included acreage for gardens and nurseries, 
symbols of establishment that would convey the wealth and respectability of the Barber family to those 
travelling into or out of Streetsville. 

The design of 5155 Mississauga Road is similar to a pattern for a “Two-Storey Farm-House” included in the April 
15th, 1865 edition of The Canadian Farmer (fig. 4-5). Through the 1800s, builders in agricultural communities 
relied upon patterns disseminated through popular literature to derive building plans; many builders lacked an 
academic training in architecture, and books dedicated to building patterns would have remained economically 
out of reach of many small town builders. The Canadian Farmer, along with other agricultural trade journals, had 
a wide circulation and would have been readily accessible – it is reasonable to assume that a professional 
builder operating at this time would have come into contact with this publication and plan. The specific plan for 
the “Two-Storey Farm-House” is attributed to a Mr. J. Smith of Toronto, most likely referring to the prolific 
Toronto architect James Avon Smith. Smith operated independently through the 1860s, designing residential, 
commercial and religious buildings in the Toronto region before partnering with brothers William and John 
Gemmell to establish the well-known architectural firm of Smith & Gemmell8.  

The lack of professional-trained architects in Upper Canada, especially outside the primary urban centres of 
Toronto and Kingston, created a market for the design and construction of country villas by local builders and 
contractors. While lacking in academic training, these builders would absorb plans and ornamental features 
from pattern books and trade journals, and apply those elements to vernacular forms. The construction of 5155 
Mississauga Road has been credited to the builder Robert Leslie (1812-1886), a contractor and builder was 
operating out of Streetsville in the mid-19th century.9 Robert Leslie’s family had settled in the area in the early 
1820s, soon after building the Leslie Log Cabin to the north of the town of Streetsville; the cabin has 
subsequently been relocated to Mississauga Road south of Eglinton Avenue West. Robert trained as a carpenter 
in Streetsville after which he moved to New York City in 1836, before returning to Streetsville in 1840 and 

                                                            
6 Bristow, Fitzgerald & Spencer, A New Plan of Streetsville, 1856 [map]. Library and Archives Canada. 
http://collectionscanada.gc.ca/pam_archives/index.php?fuseaction=genitem.displayItem&lang=eng&rec_nbr=4137370&rec_nbr_list=3692568,4
137370,3838614,4136970,4137009,4156854,4149394,101042,3692595,3995757 
7 Hicks, Streetsville: From Timothy to Hazel, 299. 
8 http://dictionaryofarchitectsincanada.org/node/1313 
9 William Perkins Bull, “Leslie Family”, Families of Peel County. Mississauga Central Library. 
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setting up a business with Charles Dingwall. In 1857 Leslie and Dingwall constructed the Benares House in 
Clarkson (fig. 6),10 followed by the Barber House in 1862.11  

The company of Leslie & Dingwall became insolvent in 1865, unable to meet their financial obligations and 
forced to publicly auction their machinery and business.12 The final house credited to Leslie is the Hammond 
House in Erindale (fig. 7), which completed construction in 1866. The three homes (Barber, Benares and 
Hammond) are stylistically similar vernacular Regular Villas, with variations in their applied ornament used to 
differentiate them and reflect the tastes and sensibilities of their owners, as well as popular trends in 
architectural detailing. 

Toronto Woollen Mills continued to operate successfully under William and Robert’s guidance through the 
1860s and 1870s. In 1877 the operation was noted as “…one of the most extensive manufacturers in the 
province of Ontario.”13 Business declined as fashions and popular tastes changed in the 1880s. In 1884, Toronto 
Woollen Mills was seized by the Canadian Bank of Commerce, and was closed in 1885.14 William Barber passed 
away soon after in 1887, and his brother Robert in 1890. 

 

3.3 1890 – 1976: COUNTRY HOME 

A lack of accurate information regarding changes to the legal definition of the property has hindered an accurate 
evaluation of the chain of title prior to 1944. The following research and conclusions regarding chain of title has 
been ascertained through tracing ownership from the most recent known owner identified in the Abstract Index 
of Deeds [Carol and Jerry Townsend] backwards, however there is a possibility that the property was subdivided 
and not adequately recorded.  A historical survey of the property’s legal definition and any changes made to it 
would clarify any questions regarding ownership and under which owners the property was subdivided. 

Around the time of the closure of the Barber Mills complex [circa 1880] it appears that the property was 
subdivided amongst the Barber family, with residential lots (6-7 acres) being passed into the ownership of the 
brothers’ wives, and the industrial lot (~71 acres) being sold and/or assigned separately. The Abstract Index also 
indicates that, while the milling operation failed and was seized by the bank, the Barber family retained some 
real estate interests in the lot. In 1888 (following William Barber’s death) a 7 acre parcel was sold by Elizabeth 
Barber (his second wife) to John C. Hurst; ownership was then passed to the Mahoney family, who in 1906 sold 7 
acres to Henry Everton Hern. In 1909 Hern sold the property to Elizabeth Poliwka, however the exact size of the 
parcel sold is not noted; it is possible that it was at this time that the parcel was further subdivided. 

The Poliwka family owned the property through much of the 1910s; the 1911 Canadian Census indicates an Eliza 
(49 yrs), Emil (62 yrs) and Earnest (10 yrs) Poliwka residing on Lot 1, Concession 4 WHS. Emil is noted as having 

                                                            
10 "Clarkson." Heritage Mississauga. Web. Accessed 24 Mar. 2016. 
11 Joanne Doucette, “Robert: The Other Leslie of Leslieville” Leslieville History. Accessed February 21, 2016.  http://leslievillehistory.com/robert-
the-other-leslie-of-leslieville/. 
12 Advertisement, The Globe, October 9th, 1865. 3. 
13 Hicks, Streetsville: From Timothy to Hazel, 300. 
14 ”Old Clipping Traces Barbertown History”, Streetsville Review, July 12, 1967. 8. 
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immigrating to Canada in 1867 from Germany, and at the time of the census was employed as a wholesale 
importer.15 

In 1918 the Poliwka family sold the property to Alfred Strong, who then sold it in 1919 to Barbara Riches. 
Barbara Riches was the daughter of Lt. Col. Charles Henry Reid Riches, a prominent attorney in Canada who 
established one of the country’s first patent law practices in Toronto in 1887. Notably, Charles Riches was 
instrumental in patenting the anti-diabetic product insulin discovered by Sir Frederick Banting and Dr. Charles 
Best; Riches went on to represent the University of Toronto (the patent holder) through the course of the 
international dissemination of insulin as a pharmacological product.16  The 1921 Canadian census lists Charles, 
his daughter Barbara, his sons Charles, Clarence and George, George’s wife (illegible) and George’s daughter 
Margaret as living together in Toronto Township. Charles Riches died in 1934 in Streetsville, and is buried in 
Toronto’s Mount Pleasant Cemetery. 

In 1944 the estate of Charles Riches sold the property to Dudley R. Dewart. The 1921 census notes that a Dudley 
R. Dewart was residing in Toronto, the son of Edward and Julia Dewart, and brother of Edward, George, Julia, 
Eric and Honor Dewart. Dudley’sgrandfather was the influential Methodist essayist and editor Edward Hartley 
Dewart, who spearheaded the unification of the various Methodist churches across Canada into the Methodist 
Church of Canada (1874).17 In spite of his well-known grandfather and relative position in society, little is known 
of Dudley Dewart or his mother Julia, with whom he lived at 5155 Mississauga Road. Both Dudley (62 yrs) and 
Julia (83 yrs) died in 1967 of unlisted causes, and are buried in Streetsville Cemetery. 

In 1968 the property was sold by the estate of Dudley Dewart to Carol and Jerry Townsend. The Townsend 
family lived in the house until 1978, at which point the house was being evaluated for its heritage significance by 
the Local Architectural Conservation Advisory Committee. In 1978, LACAC deliberated on its designation, but for 
reasons unstated was not prepared to make a recommendation.18 

 

3.4 1976 – PRESENT: RESTAURANT 

The chain of title between the Townsends and Alex Trajkovski, who submitted the application in 1981 to have 
the villa converted into a restaurant, is unclear. In 1981, LACAC recommended the Barber House be designated 
for its historic and architectural interest.19 The property was designated in 1982 under Part IV of the Ontario 
Heritage Act (by-law 368-82). As noted from archival aerial photography, between 1980 and 1985 the rear 
portion of the property (fronting onto Amana Place) was subdivided and developed. 

At the present date the property is occupied by the Old Barber House, a restaurant and event venue.  

                                                            
15 Ancestry.com. 1911 Canadian Census [database on-line]. 
16 Thea Cooper, Arther Ainsberg. Breakthrough: Banting, Best, and the Race to Save Millions of Diabetics. Penguin Canada, 2010. 169. 
17 David B. Marshal "DEWART, EDWARD HARTLEY" Dictionary of Canadian Biography. Accessed February 26, 2016. 
http://www.biographi.ca/en/bio/dewart_edward_hartley_13E.html.  
18 John D. Murray. Proposed Designation of the William Barber House [memorandum]. City of Mississauga, 1978. 
19 Mary Lou Evans, The William Barber House, Mississauga Road at Barbertown Road, northeast corner, Conc. IV, W.H.S., Pt.Lt. 1, W ½  
[memorandum], City of Mississauga, 1981. 
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3.5 ORIGINAL DESIGN INTENT AND EVOLUTION 

A complete architectural description of the property can be found in Section 4.3; the following description is of 
the villa at the time of construction, and notes significant changes made to the villa and surrounding landscape. 
As no original blueprints of the villa have been found, the original design has been ascertained through an 
evaluation of the current building, historic photographs, and drawings. 

As originally built, 5155 Mississauga Road was a 2-storey brick building, with its primary elevation oriented 
towards Mississauga Road (formerly Queen Street). The primary 5-bay west elevation was defined by the central 
portico on the ground floor, with a second floor balcony above. A tent-roofed bay window on the second floor 
that led onto the balcony has since been enclosed, as was the portico (pre-1977). A flight of six stairs led to the 
main entrance, recessed within the central portico and within a vestibule (fig. 8).  

Following the conversion of the villa into a restaurant in 1982, the landscape was significantly altered; the raise 
of land surrounding the villa seen in the 1880 sketch (fig. 2) and 1978 photograph (fig. 8) was removed, and the 
grade was made even with the surrounding property.  

As seen in the photograph of the estate from the 1870s (fig. 9), the gable end above the central bay of the west 
elevation had decorative bargeboard; this has since been removed, with the drop finial post remaining. The five 
double chimneys had brick corbelling at their caps; this has since been removed and replaced with chimney 
caps, and the brick stuccoed (pre-1977). 

The original estate was composed of the villa, with a projecting 2-storey service wing on the east elevation. An 
interior survey of the basement crawlspace confirmed original foundations below the main house and east wing. 
The property included a cross-gabled secondary outbuilding building that was designed to be compatible with 
the architectural expression of the villa (fig. 10). It is plausible that the outbuilding was originally used as privy, 
as rural and suburban estates in the mid-19th century often lacked indoor water closets. The Two-Storey 
Farmhouse plan did not include one. Where outhouses were not easily hidden from sight, it was common 
practice for wealthy homeowners to have them designed to be complimentary to the main house, as illustrated 
by a stylistically similar privy designed for Korner’s Folly (1880, North Carolina). Architectural pattern books from 
the period of construction included mention of privy placement in relation to the main house, and on occasion 
included designs20 (fig. 12).  

By the 1960s, the south veranda and second storey balcony at the west elevation had been enclosed, and a 
greenhouse and service extension appended to the east wing (fig. 13 - 14). In 1984 (following conversion of the 
villa into a restaurant) a major addition was built at the east and north elevations, demolishing and replacing the 
greenhouse extension and adding a 1-storey gable end addition on the north. In 2003 most of the 1984 addition 
was demolished, and replaced by a substantially larger 1.5 - 2-storey addition. The villa’s relationship to 
Mississauga and Barbertown Roads remains unchanged from the time of construction. The design of the estate 

                                                            
20 Gervase Wheeler, Homes for the People, in Suburb and Country, New York: Charles Scribner, 1855. 296, 373, 428-430. archive.org, retrieved on 
July 13, 2016. 
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at the time of construction was focused on drawing attention to the villa, emphasizing its visual prominence, 
and controlling how visitors perceived the building upon approach. The curved, semi-circular driveway with two 
access points on Mississauga Road was the primary point of entry to the property, providing a picturesque view 
of the villa set within its landscaped lot (fig. 2, 9). The south veranda faces Barbertown Road emphasizing the 
relationship between the house and the road that lead down to the family mill business and was the primary 
east-west thoroughfare south of Streetsville.  It also provided a secondary entrance to the villa.  The reading of 
the property as an estate of significance was further achieved through the placement of the villa on a slight raise 
of land (fig. 8), elevating it above the common grade of the curved drive and surrounding gardens. When 
originally built, the villa, outbuilding, and surrounding landscaped grounds were designed as a cohesive ‘estate’; 
traditionally defined as “a landed property usually with a large house on it”21 and “an extensive area of land in 
the country, usually with a large house, owned by one person, family, or organization”22 , its use here continues 
this definition to refer to the property as a whole, recognizing a singular design intent at the period of 
construction. The 1880 drawing (fig. 2) and 1870 photograph (fig. 9) illustrate that an understanding of the 
Barber house, like many rural estates at the time, required an appreciation of the villa’s placement within the 
property as a whole, including the curved driveway, surrounding change in grade, the secondary outbuilding and 
landscaped gardens.   

The curved driveway and change of grade surrounding the villa were removed as part of the 1984 renovation, 
however the fieldstone posts at the northernmost entrance on Mississauga Road remain, and the location of the 
north driveway entrance remains the same as well. The gardens seen in figure 9 were removed at an unknown 
date. The subdivision of the property from 7 acres to its current size (approximately 2 acres) resulted in the loss 
of its landscaped garden surroundings seen in the 1880 drawing.  

 

4. DESCRIPTION OF PROPERTY 

4.1 CONTEXT 

5155 Mississauga Road is located within a low density residential area, defined primarily by 2 to 3-storey single 
family homes, the majority of which have been constructed in the past 30 years as residential subdivision 
development. It is immediately west of the Credit River and east of Mullet Creek. The property is south of the 
village of Streetsville (annexed in 1974 by the City of Mississauga), a neighbourhood defined by 19th and early 
20th century structures. To the east of the property on the banks of the Credit River is the former Toronto 
Woollen Mills complex, now ADM Milling. A large religious institution is located to the east on Barbertown Road. 
The Canadian Pacific Railway line runs north of the property before crossing Mississauga Road south of Reid 
Drive. A spur runs off the line to service the mill to the east of the property. 

 

                                                            
21 “Estate.” Merriam-Webster.com. 2016. Web. 23 March, 2016. 
22 “Estate” Oxford English Dictionary, http://www.oxforddictionaries.com/definition/english/estate, September 2016 
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4.2 SITE DESCRIPTION 

Part 1 of Lot 1, Concession 4 W.H.S. is approximately 2 acres, primarily rectangular in shape, with a smaller 
rectangular extension at the northeast corner which extends behind the neighbouring properties on Barbertown 
Road. 

The property is extensively paved; landscaped lawns with plantings and trees of approximately 3-4 metres depth 
line the western and southern property lines abutting the public right of way. A small fenced garden is located 
on the northern property line, next to the secondary outbuilding. Directly surrounding the main building on the 
west, south, and south-eastern elevations are landscaped areas, with lawns, plantings and trees. The building is 
situated on a gradual raise of land, above the common grade of the surrounding parking lot and driveway. It is 
not believed that any of the landscape (gardens and trees) is original to the property. 

The villa is located equidistant to Mississauga and Barbertown Roads; approximately 30 metres set back from 
the primary western (Mississauga Road) and secondary southern (Barbertown Road) property lines.  

Primary access to the property is via two driveways; one at the north-west corner, and the other at the south-
east corner. Parking surrounds the building on the west, south and east elevations, and a larger parking lot is 
located in the northeast corner of the property.  

In addition to the main building, there is a secondary outbuilding located on the northern edge of the property 
line. Other property features include stone gate posts on either side of the north-western and south-eastern 
entrances. A white picket fence runs the length of the southern property line, broken intermittently by stone 
posts. Signage and a stone garden wall are located at the south-western corner of the property. 

 

4.3 ARCHITECTURAL DESCRIPTION 

Existing Conditions 

5155 Mississauga Road is a 2-storey building, constructed in the vernacular Regular Villa style. The building is 
oriented with its primary façade facing west towards Mississauga Road. There is a contemporary extension on 
the north elevation (2003). The exterior walls have been painted a uniform white, with black painted stone 
window sills and shutters, and red wood doors on the main house. The foundations are cut stone, and the walls 
are running bond brick. No brick face was visible at the time of survey; however, deteriorated brick visible at the 
central portico would indicate the brick to be a burnt-orange colour (fig. 15). There is a possibility that certain 
features – voussoirs, quoins – are of yellow brick, as the use of polychrome brick was common at the time of 
construction in southern Ontario. The paint at the enclosed second storey balcony was chipped exposing both 
red and potentially yellow brick. (fig. 16)  
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The hipped and gabled roofs are clad in asphalt shingles, above a simple wood cornice painted white with paired 
wood brackets, dentils and fascia. A gable protrudes from the west elevation above the centre bay, with a 
profiled wood finial and drop at its peak and a triangular recessed scalloped-edged brick pattern set within the 
gable end. There are five stuccoed internally bracketed chimneys, two on both the north and south elevations 
and one on the east wing 

The non-original windows are simulated six-over-six set within the original wood frames and brick moulds, with 
black painted stone sills and black wood shutters. The original double hung wood sashes in the east wing 
extension have been modified and fixed in place.  The ground floor windows have double-height flat brick 
arches, while the second floor windows, which are slightly shorter, have single-height flat arches. 

The symmetrical west elevation is composed of 5 bays, with an enclosed portico projecting from the centre bay 
within which is the primary entrance. The second storey of the centre bay was formerly a balcony; however, it 
has been enclosed with glass, set behind a simple wood balustrade, with balusters supporting a profiled railing. 
Below the balustrade, a simple wood cornice with miniature paired brackets, dentils and fascia wraps the 
enclosed portico, intersecting the tented asphalt shingled veranda roofs on either side. The primary entrance to 
the villa is set within the enclosed portico, with elliptical openings defined by chamfered corners. The portico 
was enclosed in 1984 with the addition of a four-paned wood door painted red with transom and sidelights. An 
entry canopy extends from the portico down a short flight of stairs to the parking lot. Two non-original low 
white painted brick retaining walls extend from the portico towards the parking lot, with rectangular newel 
posts atop which are two lanterns. Verandas extend from the north and south of the portico. The verandas’ 
asphalt shingled tent roofs (original) rest on wood brackets and paired columns, between which span 
ornamental wood elliptical arches which meet in the centre at drop pendants. In 1984 white painted wooden 
railings with simple balusters were added to both verandas. 

The symmetrical south elevation is composed of three bays, with two windows in each bay. The two windows in 
the westernmost bay are blind windows, included to maintain symmetry in spite of the interior fireplace 
placement. The north elevation of the main building has been significantly covered by the 2003 addition. 

A two-storey service wing with gabled roof original to the building extends from the centre of the east elevation. 
A former veranda with a shed roof on the south elevation of the wing was enclosed at a later date. In 1984 and 
2003 two 1- and 1.5-storey extensions were added to the wing, connecting to the 2003 addition on the north 
elevation. 

An addition, built in 2003, is located on the north elevation, with a layered asphalt shingled mansard roof. The 
addition is slightly set back from the main building’s west elevation. This extension has a veranda running the 
length of its west elevation, punctuated by five multi-pane windows with stone sills. A gable protrudes on the 
west elevation, resting atop a simple wood cornice with paired brackets and dentils, emulating the cornice and 
fascia on the main building. The cornice wraps around the addition’s north elevation. A secondary entrance to 
the building is located at the northeast corner, below an awning supported by four columns. 

The secondary outbuilding located on the north property line is rectangular in plan, with a cross-gabled roof clad 
in asphalt shingles. There is a rectangular wood door on the south elevation, and pointed windows with stone 
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sills set within 3 of the 4 gable ends. The building is constructed of white painted running bond brick, with brick 
foundations.  

Design Precedence 

The architecture of the villa is a representative example of the Regular Villa style, as identified and described by 
Janet Wright in Architecture of the Picturesque in Canada. This style is best seen in the surviving suburban 
estates outside Toronto and Kingston, dating from the early to mid-19th century. Prominent Upper Canada 
architects, including John George Howard, employed the style in the design of respectable upper and upper-
middle class clients’ villas. The style was particularly well-suited for suburban and country settings, and did not 
require the extensive use of expensive building materials. Buildings of this style are often clad in brick, with 
applied wood, stone and metal ornamentation. The style is similar to the Regency and Italianate styles, with 
Neo-classical and Georgian features, reflecting the tastes and sensibilities of Ontario’s aspirational middle and 
upper class population who had strong connections to Britain and sought to distance themselves from the 
Federal style of architecture advocated for by American architects. Common features of the Regular Villa style 
include: 

o Architectural features23 
 2-storeys 
 Low-hipped roof 
 French windows or floor-length sashes on ground floor 
 Shorter windows on second floor 
 Veranda with flared roof on thin posts 
 Wide cantilevered eave 
 Paired modillions, scalloped edgings, exposed rafters 
 Slight projections and recessions (bay windows, chamfered corners, recessed panels) 

o Layout and Orientation24 
 Symmetrical in elevation but not plan 
 Interior arrangement responds to site orientation 

 Entrance and principal rooms face the public realm 
 Main living rooms facing south 

 Situation within a landscape and vistas to and from the villa 

The Regular Villa style as described by Wright was employed by professional architects; however, a secondary 
style, the Vernacular Villa, has been identified as an interpretation of the Regular Villa style commonly used by 
builders and contractors who were rooted in conservative vernacular traditions. These builders continued to use 
elements of the Vernacular Villa style in the design of suburban and rural estate well after architects had 
abandoned the Regular Villa style.  Common features of the Vernacular Villa style include:25 

o Architectural features 
                                                            
23 Janet Wright, Architecture of the Picturesque In Canada. National Historic Parks and Sites Branch, Parks Canada, Environment Canada, 1984. 77 
– 78. 
24 ibid. 87. 
25 ibid. 87. 
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 2-storeys 
 Symmetrical elevations 
 Three to five bays wide 
 Square or rectangular in plan 
 Sparse ornamentation 
 Hipped roof 
 French windows 
 Veranda 

While the design and construction of 5155 Mississauga Road has been credited to a builder and not an architect, 
it contains architectural and landscape features closer to those identified as being reflective of the Regular Villa 
style rather than the Vernacular Villa style. The use of applied ornamentation (bargeboard at gable end, veranda 
posts, tented veranda roofs, blind windows), the landscaping of the property (semi-circular driveway, change of 
grade), the orientation of the main reception rooms to the south, the placement of the villa on the property to 
take advantage of the views upon approach on Mississauga and Barbertown Roads and the vistas from the villa,  
reflect an intent on the part of the builder to impart a picturesque quality upon the estate appropriate for its 
owner’s position in society.   

To be appreciated as a picturesque estate, the builder integrated landscape and architecture to impart a sense 
of permanence, cohesion and congruency. The introduction of designed elements within the landscape (such as 
the secondary outbuilding) and of architectural ‘intrusions’ from the main building into the landscape (such as 
the tent-roofed verandas and central portico) serve to blur the lines between architecture and landscape and 
contribute to the property’s overall picturesque qualities. The congruency, or agreement, between the 
landscape and the villa has however been compromised with the subdivision of the lot, the 1984 and 2003 
additions (including the enclosure of the central portico and second storey balcony), the levelling out of the 
surrounding grade change, and the significant alteration of the driveway. These later additions and alterations 
have further compromised the symmetry of the original design; although symmetry is not a defining feature of 
the picturesque or the Regular Villa style, it was considered appropriate for specific contexts (agricultural and 
sub-urban) and had associations with English gentry26. As a result, few attributes remain to relate the property 
to its original picturesque design intent beyond its setback and siting in relationship to Mississauga and 
Barbertown Roads, its principle rooms oriented to the south, and its elevated ground floor; however, the 
attributes that define the building as being of the Regular Villa style remain.   

 

  

                                                            
26 Holly, Henry Hudson. Holly’s Country Seats. 66. 
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5. CULTURAL HERITAGE RESOURCE EVALUATION 

5.1 DESIGN / PHYSICAL VALUE 

DESIGN / PHYSICAL VALUE 
i.   Is a rare, unique, representative or early example of a style, type, expression, material or construction 

method. 
X 

ii.  Displays a high degree of craftsmanship or artistic merit.  
iii. Demonstrates a high degree of technical or scientific achievement.  

 

i. Is a rare, unique, representative or early example of a style, type, expression, material or construction 
method. 

5155 Mississauga Road is a representative example of the Regular Villa style, a vernacular style of architecture 
employed in Upper Canada in the early to mid-19th century. The attributes that define it as being of the Regular 
Villa style include: 

 2-storeys 
 Low-hipped roof 
 Veranda with flared roof on thin posts 
 Wide cantilevered eave 
 Paired modillions, scalloped edgings, exposed rafters 
 Slight projections and recessions (portico, recessed gable-end panel, verandas) 

o Layout and Orientation 
 Symmetrical (of the original 1862 house) in elevation but not plan 
 Interior arrangement responds to site orientation 

 Entrance and principal rooms face the public realm 

5155 Mississauga Road is one of a handful of remaining examples of the Regular Villa style that is largely intact, 
in spite of minor alterations and additions. Surviving examples of this style include the Hugh Richardson House 
(1848, Woodstock, ON), the Hammond House (1866, Erindale, ON), the Benares House (1857, Clarkson, ON), the 
Martin Snider House (1865, Toronto, ON – figure 16), and the James Boyd Davis House (1857, Toronto, ON – 
figure 17). These houses are stylistically similar to 5155 Mississauga Road, and have retained their set-back from 
the public road. The Benares House in particular is a close match to 5155 Mississauga Road, albeit with a less 
prominent frontispiece, shortened ground floor windows, and less ornate veranda. In addition, the surrounding 
landscaping that would have visually lifted the Benares from the ground has been levelled, exposing the 
crawlspace below the veranda and building foundations. The additions to 5155 Mississauga Road have been 
designed to be subordinate to the original house and do not impair one’s ability to understand the main building 
as being of the Regular Villa style and have not impacted on the primary view of the building from Mississauga 
and Barbertown Roads. 
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5.2 HISTORICAL / ASSOCIATIVE VALUE 

HISTORICAL / ASSOCIATIVE VALUE 
i. It has direct associations with a theme, event, belief, person, activity, organization or institution that is 

significant to a community. 
X 

i. It yields, or has the potential to yield, information that contributes to an understanding of a community 
or culture. 

 

ii. It demonstrates or reflects the work or ideas of an architect, artist, builder, designer or theorist who is 
significant to a community. 

X 

 

i. It has direct associations with a theme, event, belief, person, activity, organization or institution that is 
significant to a community. 

5155 Mississauga Road derives associative value through its connection with William Barber, one of Upper 
Canada’s most successful industrialists in the 1860s and 1870s. As the owner at the time of construction, it can 
be assumed that William Barber had influence on the design of the estate. Built concurrent to the 
reconstruction of the Toronto Woollen Mills complex, the residence is a symbol of Barber’s economic success 
and ambitions. Its prominent location on Mississauga Road - the primary artery leading through Toronto 
Township to Port Credit - the estate was highly visible to the general public, reinforcing Barber’s prominence in 
the region. 

5155 Mississauga Road derives associative value through its connection to Charles H. R. Riches, a pioneering and 
entrepreneurial attorney in Canada who has been credited with founding one of Upper Canada’s first patent law 
practices. While residing at 5155 Mississauga Road, Charles Riches is noted for having advised Sir Frederick 
Banting and Charles Best in the patenting of Insulin. Riches went on to advise the University of Toronto’s Insulin 
Committee, which controlled the licensing, patenting and trademarking of insulin as a pharmaceutical product.  

 

iii. It demonstrates or reflects the work or ideas of an architect, artist, builder, designer or theorist who is 
significant to a community. 

5155 Mississauga Road reflects the work of local builder Robert Leslie, a contractor of some prominence in 
Toronto Township and the City of Toronto who is also credited with having constructed the Benares and 
Hammond Houses, both located within the City of Mississauga. Leslie is a significant person in the history of 
Streetsville and the surrounding communities later incorporated into the City of Mississauga, both for his being 
a part of the Leslie family as well as for his role in constructing many buildings through the 1850s and early 
1860s in the surrounding communities under the partnership of Leslie & Dingwall. The Leslie family were early 
settlers in the region, constructing the landmark Leslie Log House north of Streetsville in 1826 (relocated). 
Robert’s brother George went on to establish Toronto Nurseries, one of the largest nurseries in Canada, and lent 
his name to the Leslieville neighbourhood of Toronto where his nurseries were located.  Following the 
insolvency of Leslie & Dingwall, Robert Leslie moved to Toronto, where he is credited with constructing a 
number of buildings in the neighbourhood of Leslieville. 
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In addition to 5155 Mississauga Road, Leslie & Dingwall are credited with building the Benares House in Clarkson 
(1857) and the Hammond House in Erindale (1866). Having lived in New York City for four years, it is plausible 
that Leslie absorbed popular trends used in architectural design in the eastern United States and brought them 
back to Canada upon his return. The combination of ornamental features on 5155 Mississauga Road from 
popular architectural styles (Gothic Revival, Neo-classical, Italianate) reflect a common builder’s approach to 
architectural design, a type of conspicuous consumption wherein the proliferation of stylistic elements is 
favoured over an adherence to any one particular style. 

 

5.3 CONTEXTUAL VALUE 

CONTEXTUAL VALUE 
i.  It is important in defining, maintaining or supporting the character of an area. X 
ii. It is physically, functionally, visually or historically linked to its surroundings. X 
iii. It is a landmark. X 

 

i. It is important in defining, maintaining or supporting the character of an area. 

5155 Mississauga Road is a significant and rare remnant of the area’s historic character, supporting an 
understanding of Streetsville as a 19th century mill town. It is one of the few remaining estates of Streetsville’s 
prominent founding families, and contributes to an understanding of the historic pattern of estate development 
that existed on the outskirts of town. 

5155 Mississauga Road is a significant feature in defining, maintaining and supporting the heritage character of 
the Mississauga Road Scenic Route, and is an important heritage asset that contributes to an understanding of 
the scenic route’s history and function as an early link between the former mill and agricultural towns now 
within the boundaries of the City of Mississauga. The property’s large lot size and the significant setback of the 
building from Mississauga and Barbertown Roads are significant features in defining and supporting the historic 
streetscape character of Mississauga Road. These features are reflected in the 20th century development 
patterns along Mississauga Road, characterized by similarly sized lots, with setbacks and landscaping abutting 
the public right of way.27 

ii. It is physically, functionally, visually or historically linked to its surroundings. 

5155 Mississauga Road is physically and historically linked to its surroundings, both its placement on Mississauga 
Road and its close proximity to the Credit River. The property has important contextual value due to its 
prominent location on Mississauga Road, and is a visual reminder of the Barber family who contributed to the 
development of Streetsville, as well as marking the historic southern approach to the town. The house has 
marked the southern extent of the Town of Streetsville for a century and a half; the property is noted in the 
1856 Plan of Streetsville and the 1880 county map, illustrative its importance in defining the area. 

                                                            
27 City of Mississauga, Planning and Building Department, Mississauga Road Scenic Route Study, May 1997, p.10 
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The property also has contextual value as it serves as a visual reminder of the history of large-scale milling on 
the Credit River in Streetsville, most notably the Toronto Woollen Mills complex which was located at the foot of 
Barbertown Road on the banks of the river. The property is historically linked to the extant, modified general 
store and main mill of the Toronto Woollen Mills complex, and the purpose-built worker’s houses located on 
Barbertown Road on the north side of Eglinton Avenue West. 

iii. It is a landmark. 

5155 Mississauga Road is a landmark property within the City of Mississauga28. It is visually prominent against 
the surrounding 20th century residential subdivision development, and provides a point of reference along 
Mississauga Road. The property serves as an archetype for residential development along Mississauga Road, and 
is a surviving example of mid-19th century estate development. Its significant setback from the front and side lot 
lines, the landscaping of the property abutting the public realm, its corner lot location, and its central placement 
on the lot character established the pattern of development for estates along Mississauga Road through the late 
19th and 20th centuries, and support its landmark quality. The property is also a significant landmark as it marks 
the formal entrance to the former Toronto Woollen Mills complex, located on Barbertown Road. This includes 
the locally listed main mill and general store building, Barbertown Road Bridge, and the workers’ cottages on 
Barbertown Road. 

The property was designated under Part IV of the Ontario Heritage Act in 1982, recognized for its architectural 
and historical value. At the time of designation, the property had already been placed on the municipal heritage 
register. The designation of the property shortly after the passing of the Ontario Heritage Act speaks to its 
landmark quality for the surrounding community.  

  

                                                            
28 City of Mississauga, Planning and Building Department, Mississauga Road Scenic Route Study, May 1997, p.12 
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6. RECOMMENDATIONS 
Following an evaluation of existing research, the undertaking and review of additional research, a thorough 
visual analysis of the property and review of applicable legislation, it has been determined that the existing by-
law 386-82 does not adequately recognize the cultural heritage value or interest of 5155 Mississauga Road, and 
does not reflect the 2005 extensive amendments to the Ontario Heritage Act and the adoption of the Parks 
Canada’s Standards and Guidelines for the Conservation of Historic Places in Canada as a guiding document in 
2009 by the City of Mississauga.  Significantly, the by-law does not fully recognize the physical value of the main 
house, its associative value relating to previous owners and the builder, or its contextual value in regards to its 
location on the Mississauga Road Scenic Route, its relation to the former Toronto Woollen Mills complex, its 
proximity to the historic town of Streetsville, or its prominent corner location. 

It is for these reasons that we recommend the City of Mississauga amend by-law 386-82 to include the draft 
Statement of Cultural Heritage Value or Interest and Heritage Attributes, as follows.  

 

6.1 STATEMENT OF CULTURAL HERITAGE VALUE OR INTEREST 

5155 Mississauga Road’s cultural heritage value is derived from its design, associative, and contextual values.  

The villa is a representative example of the Regular Villa style of architecture, popular style employed in the 
regions surrounding Ontario’s urban centres (Toronto and Kingston) in the mid to late 19th century in the design 
of estate houses for the upper middle class. The villa’s relatively simple form and massing is made elaborate 
with applied architectural features of various stylistic influences, such as the paired brackets, dentils, veranda 
treillage, and the balustrade enclosing the second-storey balcony at the west elevation’s centre bay. 

The property’s cultural heritage value resides in its association with William Barber, the original owner of the 
house and co-owner of the successful Toronto Woollen Mills complexes, remnants of which exist and are 
located on the nearby banks of the Credit River, and was one of the area’s largest employers. The property is 
also associated with Charles H. R. Riches, an entrepreneurial attorney who founded one of the first patent law 
practices in Upper Canada. It was constructed by Robert Leslie, a prolific Streetsville-based contractor who was a 
part of one of Streetsville’s early settler families, and who is credited with the construction of other significant 
surviving 19th century estates within the contemporary boundaries of the City of Mississauga. 

The property’s cultural heritage value is also reflected in its contextual importance as one of the few remaining 
estates of one of Streetsville’s prominent families, and as a landmark for the historic southern approach to the 
town.  Its significant setback from the front and side lots lines, its central placement on the lot, and its raised 
ground floor reinforce its prominence. It also provides a link between the extant Toronto Woollen Mills complex 
on the Credit River and the purpose-built worker’s houses located on Barbertown Road.   

The property’s cultural heritage value is closely related to its placement on Mississauga Road, a designated 
Scenic Route that has been an important artery through the region historically and to the present day. As one of 
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the earliest and more prominent estates along the road, and, having persisted through the 20th century 
relatively unchanged, 5155 Mississauga Road is significant in having influenced the pattern of residential 
development along Mississauga Road, defined by large lots, single-family homes, and generous front lot 
setbacks with extensive landscaping. 

 

6.2 DESCRIPTION OF HERITAGE ATTRIBUTES 

The attributes below contribute to an understanding of the identified cultural heritage value and interest of 
5155 Mississauga Road, and should be preserved. An illustrated statement of significance (appendix B) indicates 
the location of each of the heritage attributes below on the property. The 2003 and remnants of the 1984 
additions have not been identified as heritage attributes. 

Design / Physical Value 

 the scale and massing of the two-storey main building, including east wing; 
 the running bond load bearing brick walls; 
 the stone foundations; 
 the raised ground floor; 
 the hipped roof of the villa, and gabled roof of the east wing, both clad in shingles; 
 the paired internally bracketed chimneys; 
 the symmetrical division of the south and west elevations into 3 and 5 bays, respectively; 
 the central projecting portico on the west elevation; 
 the elliptical arch openings at the central portico; 
 the original masonry window and door openings and their flat brick arches; 
 the six-over-six configuration of the windows: the original wood frames, brick moulds and wood 

lugsills; 
 the eaves, cornice and fascia, with paired brackets and dentils; 
 the gable end on the west elevation, with cornice, profiled finial and dropped post, and 

triangular scalloped-edge brick inset; 
 the verandas with tented roofs resting on thin paired posts, between which span elliptical 

arches with drop pendants and fretwork; 
 the secondary outbuilding to the north of the villa, including: 

o the pointed arch windows in the gable ends, and 
o the running bond brick walls; 

 location of original driveway and stone markers; 

Contextual Value 

 the villa’s prominent set-back from Mississauga and Barbertown Roads; 
 views of the building from the Mississauga and Barbertown Roads property lines. 
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Figure 1: 1856 Streetsville Map [Barber Property indicated]
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Figure 3: Robert Barber Residence, 1880 [Peel County Atlas]

Figure 2: William Barber Residence, 1880 [Peel County Atlas]
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Figure 5: Two-Storey Farmhouse, plan [Canadian Farmer, 1865]
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Figure 7: Hammond House

Figure 6: Benares House
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Figure 9: Barber House, circa 1870 [Streetsville Historical Society]
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Figure 11: Privy, Korner’s Folly, 1880 [Library of Con-
gress, HABS NC, 24-KERN,1A-1]

-
house [Homes for the People, in Suburb and County]

Figure 10: Secondary building, 2016

7.1 - 37



7.1 - 38



Figure 15: Paint loss showing brick colour at front entrance [July 2016]

[July 2016]
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APPENDIX B: ILLUSTRATED STATEMENT OF SIGNIFICANCE 

 
HERITAGE ATTRIBUTE IMAGE 

Design / Physical Attributes  
Scale and massing of the two-storey villa 

 
Running bond brick walls 

 
Hipped roof of the villa, with shingles 
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HERITAGE ATTRIBUTE IMAGE 
Gabled roof of the east wing, with shingles 

 
Paired internally bracketed chimneys 

 
Symmetrical division of the south façade into 3 
bays 
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HERITAGE ATTRIBUTE IMAGE 
Symmetrical division of the west façade into 5 bays 

 
Central projecting bay of the west façade 

 
Elliptical arch opening at the central project bay 
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HERITAGE ATTRIBUTE IMAGE 
Wood framed windows in a six-over-six 
configuration with wood sills 

 
Eaves, cornice and fascia, with paired brackets, 
dentils, and gable end with profiled finial and 
dropped finial post, and triangular scallop-edged 
brick inset 

 
Verandas, with tented roofs, thin posts, elliptical 
arches and drop pendants 

 
Secondary outbuilding, with pointed arch windows 
and running bond brick walls 
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HERITAGE ATTRIBUTE IMAGE 
Approach to the villa from Mississauga Road 

 
 

Contextual Attributes  
Setback of the villa from Mississauga Road and 
Barbertown Road 

 
Views from Mississauga and Barbertown Roads 
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APPENDIX C: CONTEXT AND BUILDING EVOLUTION 
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Building evolution and additions 
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 Exterior alterations: 1870s (top) 2016 (bottom) 
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APPENDIX D: HERITAGE MAPPING 

*Building outlines are for illustrative purposes only 
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Concession 4 WHS, Lot 1 (1828 - 1863)
# Instrument Transaction Date Grantor Grantee Amount

1 Patent 1828/03/08 Th e Crown Henry Stiver
2 6262 B&S 1828/03/21 Henry Stiver William Comfort £ 62.10
3 23220 B&S 1844/09/04 William Comfort William Barber et al £ 1,375

1
2

3

APPENDIX E: ABSTRACT INDEX OF DEEDS
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Concession 4 WHS, Lot 1 (1866 - 1888)
# Instrument Transaction Date Grantor Grantee Remarks

4 2638 B&S 1876/09/05 Robert Barber Elizabeth Barber 7 acres

4

Concession 4 WHS, Lot 1 (1888 - 1901)
# Instrument Transaction Date Grantor Grantee Remarks

5 B&S 1888/09/01 Elizabeth Barber John C. Hurst 7 acres
6 B&S 1889/05/21 John C. Hurst et al Patrick Mahoney 7 acres
7 B&S 1900/03/14 Mahoney (widow) Stephen Mahoney 7 acres

5
6

7
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Concession 4 WHS, Lot 1 (1904 - 1909)
# Instrument Transaction Date Grantor Grantee Remarks

8 12335 B&S 1906/05/28 Stephen Mahoney Henry Everton Hern  7 acres
9 6312 B&S 1909/03/30 Henry Everton Hern Elizabeth C. Poliwka part

8

9

Concession 4 WHS, Lot 1 (1918 - 1921)
# Instrument Transaction Date Grantor Grantee Remarks

10 19373 Release 1918/11/14 Eliza C. Poliwka Alfred Strong
11 19374 B&S 1919/10/15 Alfred Strong Barbara M. Riches

10
11
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Concession 4 WHS, Lot 1 (1967 - 1968)
# Instrument Transaction Date Grantor Grantee Remark

13 91618 Grant 1968/09/25 Estate of Dudley 
R. Dewart

Carol A. Townsend

13

Concession 4 WHS, Lot 1 (xxxx - xxxx)
# Instrument Transaction Date Grantor Grantee Remark

12 B&S 1944/04/27 Charles Riches Dudley R. Dewart
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APPENDIX F: PROPERTY PHOTOGRAPHS
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Secondary outbuilding [July 2016]
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Veranda treillage [July 2016]
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Enclosed south veranda [July 2016]
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Proposed Schedule A  
 
Description of Property 
 
The Barber Villa is a 19th century large brick building, originally constructed as the residence for William 
Barber, mill owner, and his family, on a large estate property in close proximity to the south end of 
Streetsville, in the Regular Villa style including a two-storey service wing.  The property also contains a 
secondary brick outbuilding, partial original driveway and stone markers and has a prominent setback 
from Mississauga Road and Barbertown Road, being visible from the property lines along both roads.  
The property is located at 5155 Mississauga Road, in Part of Lot 1, Concession 4, West of Hurontario 
Street (WHS), City of Mississauga, designated as Part 2, Plan 43R-9468.   
 
Statement of Cultural Heritage Value or Interest 
 
5155 Mississauga Road’s cultural heritage value is derived from its design, associative, and contextual 
values. 
 
The villa is a representative example of the Regular Villa style of architecture, popular style employed in 
the regions surrounding Ontario’s urban centres (Toronto and Kingston) in the mid to late 19th century 
in the design of estate houses for the upper middle class. The villa’s relatively simple form and massing 
is made elaborate with applied architectural features of various stylistic influences, such as the paired 
brackets, dentils, veranda treillage, and the balustrade enclosing the second-storey balcony at the west 
elevation’s centre bay. 
 
The property’s cultural heritage value resides in its association with William Barber, the original owner 
of the house and co-owner of the successful Toronto Woollen Mills complexes, remnants of which exist 
and are located on the nearby banks of the Credit River, and was one of the area’s largest employers. 
The property is also associated with Charles H. R. Riches, an entrepreneurial attorney who founded one 
of the first patent law practices in Upper Canada.  It is attributed to have been constructed by Robert 
Leslie, a prolific Streetsville-based contractor who was a part of one of Streetsville’s early settler 
families, and who is credited with the construction of other significant surviving 19th century estates 
within the contemporary boundaries of the City of Mississauga. 
 
The property’s cultural heritage value is also reflected in its contextual importance as one of the few 
remaining estates of one of Streetsville’s prominent families, and as a landmark for the historic southern 
approach to the town.  Its significant setback from the front and side lots lines, its central placement on 
the lot, and its raised ground floor reinforce its prominence. It also provides a link between the extant 
Toronto Woollen Mills complex on the Credit River and the purpose-built worker’s houses located on 
Barbertown Road.    
 
The property’s cultural heritage value is closely related to its placement on Mississauga Road, a 
designated Scenic Route that has been an important artery through the region historically and to the 
present day. As one of the earliest and more prominent estates along the road, and, having persisted 
through the 20th century relatively unchanged, 5155 Mississauga Road is significant in having influenced 
the pattern of residential development along Mississauga Road, defined by large lots, single-family 
homes, and generous front lot setbacks with extensive landscaping. 
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Description of Heritage Attributes 
 
The attributes below contribute to an understanding of the identified cultural heritage value and 
interest of 5155 Mississauga Road, and should be preserved. An illustrated statement of significance 
(appendix B) indicates the location of each of the heritage attributes below on the property. The 2003 
and remnants of the 1984 additions have not been identified as heritage attributes. 
 
Design/Physical Value: 
 

 the scale and massing of the two-storey main building, including east wing; 
 the running bond load bearing brick walls; 
 the stone foundations; 
 the raised ground floor; 
 the hipped roof of the villa, and gabled roof of the east wing, both clad in shingles; 
 the paired internally bracketed chimneys; 
 the symmetrical division of the south and west elevations into 3 and 5 bays, respectively; 
 the central projecting portico on the west elevation; 
 the elliptical arch openings at the central portico; 
 the original masonry window and door openings and their flat brick arches; 
 the interior and exterior front doors, transom and sidelights; 
 the upstairs door to umbrage and balcony; 
 the six-over-six configuration of the windows: the remaining original wood frames, brick moulds 

and wood lugsills; 
 the eaves, cornice and fascia, with paired brackets and dentils; 
 the gable end on the west elevation, with cornice, profiled finial and dropped post, and 

triangular scalloped-edge brick inset; 
 the verandas with tented roofs resting on thin paired posts, between which span elliptical 

arches with drop pendants and fretwork; 
 the secondary outbuilding to the north of the villa, including: 

o the pointed arch windows in the gable ends, and 
o the running bond brick walls; 

 location of original driveway and stone markers; 
 
Contextual Value: 
 

 the villa’s prominent set-back from Mississauga and Barbertown Roads; 
 views of the building from the Mississauga and Barbertown Roads property lines. 
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Date: 2016/10/20 
 
To: Chair and Members of Heritage Advisory Committee 
 
From: Paul Mitcham, P. Eng, MBA, Commissioner of 

Community Services  

Originator’s files: 
 

Meeting date: 
2016/11/15 
 

 

 
Subject 
Request to Alter a Heritage Designated Property: 1620 Orr Road (Ward 2) 

 

Recommendation 
That the proposal for new, wood, operable shutters as depicted in the appendix to the report 
from the Commissioner of Community Services, dated October 20, 2016, be approved for the 
Anchorage building at 1620 Orr Road, which is  designated under Part IV of the Ontario 
Heritage Act.   
 

Background 
Section 33 of the Ontario Heritage Act requires permission from Council in order to make 
alterations to a Part IV property. 

Staff at Museums of Mississauga has submitted a heritage permit application to install wood, 
operable shutters on the front elevation of the Anchorage building at 1620 Orr Road.  The 
property, known as the Bradley Museum site, is designated under Part IV of the Ontario 
Heritage Act.  The Anchorage building is one of the heritage attributes of the property.  The 
Anchorage’s cultural significance lies in it being a fine example of the Ontario Regency 

architectural style, dating to the 1830s.  Noting its exterior physical attributes, the designation 
statement for the property refers to its “…five-bay facade, square plan and hipped roof with 
broad projecting eaves.  It has a fine Neo-classical door case with sidelights and engaged 
pilasters.”  Presently the building does not have shutters.  See Appendix 1.   

The City’s Building and Facilities Property Management staff will be coordinating the execution 

of the work. 

Comments 
Staff at Museums of Mississauga has requested permission to install new wood, painted, 
horizontal louvre style, operable shutters on the Anchorage building. The applicant has 
submitted an application, drawings depicting detailed shutter design drawings, a drawing of the 
front elevation of the Anchorage depicting the visual effect of the shutters once installed, 
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Heritage Advisory Committee 
 

2016/10/20 2 

 

material notes and hardware information.  Refer to the appendix.  Operable wood shutters were 
a common functional part of residential structures in the 19th century, providing a barrier to 
severe weather, as well as security and privacy.  A photo of the shutters presently on the 
Bradley House has been provided in the submittal as an example the applicant will follow.  
Heritage Planning finds that the shutters as proposed are sympathetic to the heritage attributes 
of the Anchorage building.  
 

Financial Impact 
There is no financial impact. 
 

Conclusion 
The applicant has submitted drawings supporting the request to install the shutters on the 
Anchorage.  Staff finds that the shutters depicted in the proposal are sympathetic to the heritage 
attributes of the Anchorage and should be approved. 
 

Attachments 
Appendix 1: Submitted drawings 
 
 

 
 

Paul Mitcham, P. Eng, MBA, Commissioner of Community Services 
 
Prepared by:   Cecilia Nin Hernandez, Heritage Coordinator 
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Site Plan  

Appendix 1 
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Existing North Elevation 
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Proposed North Elevation 
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Shutter Elevation, Section and Detail 

Notes:  Shutters to be made of pine, and painted with black semi -gloss exterior grade paint, and no lap detail.  

 Shutter width shall be half the width of its respective window width, to endure they are operable and can close properly.  
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Shutter Hardware 

 
 

 

Stainless Steel Shutter Flat Hinge (http://www.hooksandlattice.com/stainless-steel-flat-hinge.html# ) 

These hinges are intended for operable window shutters. They are made from forged 304 series stainless steel with a matte black powder-

coated finish that won't rust even when they are exposed to the rains and mist of winter. The best part is that these hinges won't show when 

they are in the open position, and only show minimally when your shutters are closed. 
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 7" Stainless Steel "S" Shutter Dog Hold Black (http://www.hooksandlattice.com/stainless-steel-shutter-dogs.html# ) 

Beveled "S" shaped shutter dogs. They come in a black powder coat finish that gives them a truly classic look as well as protecting them from 

inclement weather. Even in very rainy or moist coastal regions, you can count on this shutter hardware to keep its perfectly elegant appeal for 

years and years without rusting or corroding. With a beautifully intricate curving "S" form, these shutter holdbacks are forged from durable 304 

series stainless steel. 
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12in. Stainless Steel Shutter Slide Bolt (http://www.hooksandlattice.com/slide-bolt.html# ) 

12" x 2"H, Slide Bolts made from 304 series forged stainless steel. Slide bolts help to secure shutters into a closed position while adding an 

authentic feel to architecture. This product is given a matte black powder-coated finish that is corrosion-resistant and a natural complement to 

any shutter color.  
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Shutters at Neighbouring Bradley Museum 
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Date: 2016/10/14 
 
To: Chair and Members of Heritage Advisory Committee 
 
From: Paul Mitcham, P. Eng, MBA, Commissioner of 

Community Services  

Originator’s files: 
 

Meeting date: 
2016/11/15 
 

 

 
Subject 
Request to Demolish a Heritage Listed Property: 1251 Stavebank Road (Ward 1) 

 

Recommendation 
That the property at 1251 Stavebank Road, which is listed on the City’s Heritage Register, is not 

worthy of heritage designation, and consequently, that the owner’s request to demolish proceed 

through the applicable process.   

Background 
Section 27.3 of the Ontario Heritage Act states that structures or buildings on property listed on 
the City’s Heritage Register cannot be removed or demolished without at least 60 days’ notice 

to Council.  This legislation allows time for Council to review the property’s cultural heritage 

value to determine if the property merits designation. 

The owner of the subject property has submitted a heritage permit application to demolish and 
replace the existing detached dwelling.  The subject property is listed on the City’s Heritage 

Register as it forms part of the Mineola Neighbourhood cultural landscape.  This cultural 
landscape is significant due to development of the area at a time when natural elements 
respected the lot pattern and road system.  The area is notable for its rolling topography, its 
natural drainage and its mature trees. The area is characterized by a balance between the built 
form and the natural surroundings with a softened transition from landscaped yards to the street 
edge with no curbs and a variety of quality housing stock.      

The landscaping, urban design and conservation authority related aspects will be reviewed as 
part of the Site Plan review process to ensure the project respects the character of the 
surrounding community. 

 

7.3 - 1



Heritage Advisory Committee 
 

2016/10/14 2 

 

Comments 
The owner of the subject property has requested permission to demolish the existing structure. 
The applicant has provided a Heritage Impact Assessment compiled by David W. Small 
Designs.  It is attached as Appendix 1.  The consultant has concluded that the house at 1251 
Stavebank Road is not worthy of designation.  Staff concurs with this finding.   

 

Financial Impact 
There is no financial impact. 

 

Conclusion 
The owner of 1251 Stavebank Road has requested permission to demolish a structure on a 
property that is listed on the City’s Heritage Register. The applicant has submitted a 

documentation report which provides information which does not support the building’s merit for 

designation under the Ontario Heritage Act. 

 

Attachments 
Appendix 1: Heritage Impact Statement 
 

 
 
 

Paul Mitcham, P. Eng, MBA, Commissioner of Community Services 
 
Prepared by:   Cecilia Nin Hernandez, Heritage Coordinator 
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Section 1 | Introduction 

 

David W. Small Designs Inc. has been engaged by the owners of the residential property located at 1251 

Stavebank Road in the City of Mississauga to design a new residential dwelling. The subject property is 

located in the Mineola West neighbourhood of the City of Mississauga.  

 

The subject property is listed on the City’s Heritage Register as being part of the Mineola 

Neighbourhood Cultural Landscape. The property is listed on the City’s Heritage Register, however it is 

not a designated property. 

 

The City of Mississauga Official Plan Policy 7.4.1.12 states;  

‘The proponent of any construction, development, or property alteration that might adversely affect a 

listed or designated cultural heritage resource or which is proposed adjacent to a cultural heritage 

resource will be required to submit a Heritage Impact Statement , prepared to the satisfaction of the City 

and other appropriate authorities having jurisdiction.’ 

 

Accordingly, this Heritage Impact Statement is being submitted to the City of Mississauga in support of 

the proposed development.  

  

7.3 - 5



 

 
|   David W. Small Designs Inc. | 

 
Page | 4 

 

Section 2 | About the Authors 

 

David Small 

David Small is the owner of David W. Small Designs Inc., a custom home design firm based in 

Mississauga. The firm has developed a specialized expertise in the area of infill housing being the 

redevelopment of existing properties in established mature neighbourhoods. David Small was born to 

design houses having grown up watching and learning from his Father and Grandfather, both of whom 

were homebuilders and land developers. Growing up with such a ‘heritage of housing’, David’s passion 

for the business was ignited and this passion has driven him to the success he enjoys today.  

Over the past two decades, David W. Small Designs Inc. has recognized the value of heritage as a firm 

and have been engaged and involved in the design of over 400 new homes and renovations in South 

Mississauga. Over 100 of those homes located within the City’s Mineola West neighbourhood.  When 

designing a custom home, David considers the heritage of the community and the cultural landscape in 

question.  The success of the firm is largely based on developing “neighbourhood sensitive” designs that 

respect the integrity of the existing natural landscape and the development that has occurred within the 

surrounding community. 

As a natural evolution of the designs created by David W. Small Designs Inc., the firm has prepared over 

thirty Heritage Impact Assessments for the City of Mississauga in connection with the proposals located 

within the Mineola Cultural Landscape over the past eight years. The unique expertise that has been 

acquired by this breadth of work uniquely positions the firm to prepare the Heritage Impact Assessment 

for the Mineola Cultural Landscape.   

A list of the Heritage Impact Assessments prepared by David W. Small Designs Inc. is provided below: 

1. 906 Whittier Crescent – November 2015 

2. 866 Tennyson Avenue – February 2015 

3. 1312 Stavebank Road – January 2015 

4. 156 Indian Valley Trail – June 2014 

5. 1392 Stavebank Road – March 2014 

6. 40 Veronica Drive – November 2013 

7. 930 Whittier Crescent – November 2013 

8. 57 Inglewood Drive – April 2013 

9. 1162 Vesta Drive – March 2013 

10. 250 Pinetree Way – March 2013 

11. 1296 Woodland Avenue – March  2013 
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12. 29 Cotton Drive – March 2013 

13. 1373 Glenwood Drive – August 2012 

14. 1394 Victor Avenue – May 2012 

15. 1570 Stavebank Road – May 2012 

16. 2494 Mississauga Road -  April 2012 

17. 162 Indian Valley Trail – March 2012 

18. 500 Comanche Road – March 2012 

19. 277 Pinetree Way – January 2012 

20. 1000 Sangster Avenue – September 2011  

21. 1362 Stavebank Road – August 2011 

22. 1448 Stavebank Road – July 2011 

23. 1359 Milton Avenue – July 2011 

24. 1380 Milton Avenue – April 2010 

25. 1248 Vista Drive – March 2010 

26. 64 Veronica Drive – February 2010 

27. 125 Veronica Drive – January 2010 

28. 224 Donnelly Drive – October 2009 

29. 1570 Stavebank Road – October 2009 

30. 1379 Wendigo Trail – September 2008 

31. 142 Inglewood Drive – September 2008 

32. 1524 Douglas Drive – September 2008 

33. 1443 Aldo Drive – July 2008 

34. 1397 Birchwood Height Drive – July 2008 

35. 1285 Stavebank Road – May 2008 
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David Brown  

David Brown is a Land Use Planning Consultant who has been working in the land development industry 

in the City of Mississauga for over 25 years.  David grew up in Mississauga watching the City mature 

from farm fields and scattered subdivisions to the large suburban City that Mississauga has become 

today.  David studied Land Surveying at the University of Toronto before joining the R.E.Winters 

Consulting Engineering Firm in 1987. In May 1988, David joined the City of Mississauga in the office of 

the Committee of Adjustment. David served as the Secretary-Treasurer of the Committee of Adjustment 

for 8 years from 1991 to 1999. David acquired a broad appreciation for the impact of the City’s Zoning 

By-laws and Official Plans on the development of the City. His experience at the Committee of 

Adjustment provided a unique understanding of infill development as the applicants and applications 

before the Committee often reflected emerging trends and development concepts. It was during his 

eleven year tenure at the City, that David was on the front line of the renewal that was being 

experienced in the Mineola, Clarkson and Lorne Park communities. The issues of the character of the 

community, the appropriateness of development and the impacts of infill development were being 

defined and interpreted in front of David at the Committee of Adjustment’s weekly public hearings.   

During David’s tenure at the City of Mississauga, he served on the executive of the Ontario Association 

of Committee’s of Adjustment and Consent Authorities. David served two terms as President of the 

Association and chaired the Legislation Committee including making presentations to the Provincial 

Legislature’s standing committee reviewing the amendments to the Planning Act.        

David started his own Land Use Planning Consulting Firm in 1999 and during the next 16 years, David 

honed his skills at the often difficult challenge of introducing renewal into established neighbourhoods 

such as the Mineola community. David specializes in matters before the Committee of Adjustment and 

negotiating settlements with applicants, neighbours and staff and elected officials. With his deep roots 

in the City of Mississauga and his vast experience in shepherding development applications through the 

approval process, David has a unique appreciation and insight into the compatibility test within a 

neighbourhood. 

In 2014, David joined David Small Designs in the position of Planning Associate. David had been working 

closely with David Small Designs for over a decade and joining this progressive custom home design firm 

in Mississauga with David’s wealth of experience was a natural evolution. David Small Designs has been 

a significant part of the evolution and renewal of the Mississauga’s custom housing market and joining 

these two personalities and capabilities creates a relationship and experience that is unmatched in the 

City.   

David Brown has been an influential figure in the infill development of Mississauga for 25 years. He is 

well suited to provide a land use planning perspective on the cultural landscape of the Mineola 

neighbourhood.    
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Section 3 | Property Overview 

 

The Mineola West Neighbourhood 

The Mineola West Neighbourhood is bordered along the westerly limit by the Credit River, the easterly 

limit by Hurontario Street (Highway #10), the northerly limit by the Queen Elizabeth Way and the 

southerly limit by the CN Rail Corridor. The area includes a significant portion of the former Credit Indian 

Reserve (CIR). The CIR originated as part of a land sale by the Mississauga Indians to the British 

Government in 1805. The sale included the lands stretching from Lake Ontario to a line 6 miles inland 

but excluded a strip of land one mile each side of the Credit  River which was reserved for the 

Mississauga Indians. The graphic provided below indicates the area known as the Mineola West 

Neighbourhood (shaded) within the context of the Township of Toronto’s Lot Survey. 

 

A Plan of the Township of Toronto’s Lot Survey: 

 

 

 

 

 

 

 

 

 

 

                                        

 

                                    Mississauga’s Heritage: The Formative Years, City of Mississauga, 1983 
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Current City of Mississauga Map: 
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Mineola West Neighbourhood Map: 
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Aerial Photography / Mapping: 
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Topographic Survey: 

 

Excerpt of the Plan of Topography for Part of Lot 17, Registered Plan C-10, prepared by Tarasick 

McMillan Kubicki Limited, Ontario Land Surveyors dated December 16, 2015. 
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Section 4 | Property Details 

Property Description: 

Municipal Address | 1251 Stavebank Road  

Legal Description | Part of Lot 17, Registered Plan C-10, City of Mississauga  

Municipal Ward | 1 

Zoning | R1-1 (0225-2007) 

Lot Frontage | 36.89 m  

Lot Depth | 31.10 m 

Lot Area | 1368.15 m² (0.137 ha)  

Lot Orientation | Front facing West 

Vegetation | Mature trees located around the periphery of the property. Two trees in     

the front yard to the north side of the existing driveway and smaller trees in 

the rear yard at the rear property line.   

Access | Asphalt driveway accessing a municipal road 

 

 

House Description: 

Building Type  | One storey dwelling with rear walkout basement and attached garage 

Floor Area | Approximately 1,600 square feet   

Construction  | Wood Frame  

Exterior Cladding  | Brick Veneer  

Roofing Material  | Asphalt Shingles 

Setbacks  | Front Yard:  11.95 m 

  | Right Side:     5.99 m 

  | Left Side:         7.56m 

  | Rear Yard:    22.06 m 

Construction Date |Approximately 1965 
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Parcel Register:  

Information compiled at the Ontario Land Registry office for the Region of Peel indicates the chain of 

ownership from July 11, 1854 to present. The information provided has been acquired through use of 

microfilm archives along with current Land Title search.  

 

The property description today is described as being Part of Lot 17 on Registered Plan C-10.  The 

Registered Plan of Subdivision, C-10, would have been the third subdivision registered in the year 1910.   

 

The following ownership transfers have taken place since the earliest records of the property on title:  

 

 

 

 

 

1251 STAVEBANK ROAD - PLAN C10, PART LOT 17 
DATE TRANSFEROR TRANSFEREE 

July 11, 1854 The Crown James Cotton 

October 24, 1885 James Cotton Susan A. Cotton 

September 23, 1910 Susan A. Cotton Cyril E. Cotton 

March 5, 1912 Cyril E. Cotton Philip C. Tidy 

April 3,1948 George M. Kelly Exr. Of Charles J. 
Tidy & Philip C. Tidy 

Hugh J. Plaxton & Grace L. Plaxton 

January 18,1951 Hugh J. Plaxton & Grace L. 
Plaxton 

Peel Realty Company Limited 

June 27, 1955 Peel Realty Company Limited Hugh J. Plaxton & Grace L. Plaxton 

June 27, 1955 Hugh J. Plaxton & Grace L. 
Plaxton 

R. and C. Code Limited 

October 28,1955 R. and C. Code Limited George Henderson & Enid Henderson 

May 13, 1961 George Henderson & Enid 
Henderson 

Helen Stickley 

January 3, 1973 Helen Stickley David Heron & Kathleen Heron 

June 15, 1979 David Heron & Kathleen Heron Paul Hayes 

October 14,1983 Paul Hayes & Constiance Hayes George Owen Hollands & Mary Roberta Grace Hollands  

September 15,2005 George Owen Hollands & Mary 
Roberta Grace Hollands  

Mary Margaret Cermel-Watson & Douglas Watson 

July 7, 2011 Mary Margaret Cermel-Waston Bernadette Grace Chartrand & Patrick Joseph Jean 
Chartrand 

March 1, 2016 Bernadette Grace Chartrand & 
Patrick Joseph Jean Chartrand 
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It is assumed that the structure on the property was built sometime between 1963 & 1966, after the 

sale of the property in 1961.  

 

Through close analysis of aerial photography provided on the City of Mississauga website, it appears 

that the dwelling may have been completed prior to 1966.  

 

 

 

 

 

 

 

 

 

 

 

 

 

This conclusion is supported by the fact that the roof outline and driveway are visible from the street on 

the aerial photograph excerpt below from 1966 shown above.
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Exterior Photos 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
  Front Elevation 

Right – Side Elevation  
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Exterior Photos (continued) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Rear Elevation 

Left – Side Elevation 
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Roof Plan (Drawing not to scale) 
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Interior Photos 
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Interior Photos (continued) 
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Interior Photos (continued) 
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Alterations to the Original House 
 
The existing home is estimated to have been constructed in or around 1965.  We have contacted the 

City of Mississauga and there are no building permit records or files to show any firm evidence of the 

construction date.   

 

The records available at the City of Mississauga are described below. There appears to have been a 

permit for an alteration to the existing building in 1988. An application for an addition was filed in 2005, 

however there is no record of the permit having been issued. 
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Analysis of Existing Structure 

 

The existing dwelling is a one-storey post war suburban style home. The roof structure is a basic gabled 

roof with the ridge running from side to side finished with asphalt shingles. There is no evidence that the 

roof has been altered from the time that the original home was built circa 1960s.  

 

The dwelling is a wood frame construction with a smooth cut angel stone brick veneer. The gable roof 

ends are finished with an aluminum siding. 

 

The windows throughout the home are mostly all operating double hung style windows with brick sills. 

The exceptions are the two windows at the front of the house that have concrete sills and are flanked 

with wood shutters. These architectural elements provide an aesthetic enhancement to the front 

elevation.  In addition, the chimneybreast in the center of the house creates a visually dominating 

feature that breaks up an otherwise very wide non-eventful front elevation. The chimney does detract 

from the bay window and front entry door.  The front entry door has been replaced however, the 

original glass block sidelight was retained.  The front of the home includes a landscape planter to the left 

of the front door which is occupied with large grade related coniferous shrubbery and to the right of the 

front door, the same plantings occur without the planter structure.   

 

The one storey floor plan has all the main rooms on the main level. There is an open dining and living 

room with a modified kitchen that has been ‘opened’ up to the living and dining area. The kitchen is 

located in the centre of the home at the rear of the house. The right side of the house has a main three-

piece bathroom, a master bedroom and a den. The original floor plan would have included three 

bedrooms and the floor plan was modified to expand the master bedroom and convert the third 

bedroom to create a large walk-in closet to serve the master bedroom.  The basement has also been 

renovated to create two bedrooms with a shared three-piece bathroom, a large mechanical / storage 

room and a recreation room. The interior finishes around the home have a mix of original and new 

material. The original finished includes crown moulding, wood baseboards and wood window trim on 

the main floor. The interior of the main entry door has a newer wood trim which is different from the 

other trim found throughout the main floor.  The existing wood burning fireplace consists of the original 

angel stone brick painted white with a new granite mantel. The flooring throughout the home has been 

replaced with tile and carpet.  The kitchen has been renovated with upgraded cabinetry and granite 

counter tops.  

 

The dwelling has not undergone any major renovations on the exterior or the interior.  
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The existing house is representative of circa 1960s, one storey, post war suburban family home. The 

house does not display any outstanding degree of craftsmanship, technical achievement or artistic 

merit. The dwelling is a very simple structure that was very common during this time in New Toronto 

and Port Credit.  

 
The existing house and property are not known to represent significance related to theme, event, belief, 

person, activity, organization or institution in the community.   

 
The existing house and property are not known to possess any characteristics that contribute to an 

enhanced understanding of the community or local culture.   

 
The existing house is also not known to represent the work of any architect, artist, builder, designer or 

theorist in the community. Our research did not reveal the identify the architect or builder of the 

existing dwelling.   

 
The property has only modest contextual value as far as its support of the character of the area. There is 

no link to its physical, functional, visual or historic surroundings and is not a landmark. The property is 

separated from the street by a low fieldstone wall that has some historic context however this does not 

impact the contextual value of the property. 

 
The existing home plays only a moderate role in its support of the character of the area as its massing 

and scale are similar to the adjacent homes on Stavebank Road. 
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Section 5 | Development Proposal 

 

 

The proposal is to demolish the existing house and replace it with a new two storey residential dwelling. 

The proposed dwelling has been designed to take advantage of the topography of the property with a 

rear walkout basement and implementing features that relate the dwelling to the lot. This is achieved 

through the use of landscape planters incorporated into the home with natural stone veneers that 

create a landscaped setting for the dwelling. The planters finished with a natural stone veneer will 

create a relationship with the existing low stone wall that located across the front of the property. The 

use of natural materials, such as natural cut stone, wood and metal on the exterior create a more 

‘natural’ appearance. This architectural style of home has been coined as natural modern. This design 

represents a blend of prairie architecture and modern architecture to create a unique appearance that 

elegantly transitions the styles together. The inspiration for this design comes out of studying the 

themes and concepts employed by the architecture of Frank Lloyd Wright.    

 

The following pages include the site plan, floor plans and architectural elevation plans. We have 

provided a rendered streetscape of the proposed dwelling between the two adjoining properties.
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Site Development Plan 
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Proposed Front & Right Elevations: 
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Proposed Rear & Left Elevation  
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Proposed Streetscape Elevation: 
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Section 6 | Cultural Landscape Inventory 

 

The Mineola Neighbourhood (L-RES-6): 

“Mineola was developed before it became standard practice to re-grade top soil into large piles in the 

early twentieth century, level every nuance of natural topography and engineer the complete storm 

water drainage system artificially. In Mineola a road system was gently imposed on the natural rolling 

topography of the Iroquois Plain; homes were nestled into slightly larger lots and natural drainage areas 

were retained. This provided greater opportunity to save existing trees and because the soils and 

drainage system were minimally impacted, provided fertile ground for the planting of new vegetation, 

the natural regeneration of native trees and landscaping of the residential landscapes. What has evolved 

today is a wonderful neighbourhood with a variety of quality housing stock and a rich stimulating 

landscape that blends the houses with their natural and manicured surroundings. There are no curbs on 

the roads which softens the transition between street and front yards. The roads wind, rise and fall with 

the natural topography and houses sit often at odd angles to take advantage of slopes and the location 

of large trees. A gradual infilling has increased the density over the years and care must be taken to 

ensure that this does not, in the end, ruin the very quality and character that makes this neighbourhood 

so appealing and attractive. Of the many neighbourhoods in Mississauga, the Mineola neighbourhood 

stands out as one of the most visually interesting and memorable. As is often the case, when new 

development is balanced with the protection of the natural environment, a truly livable and sustainable 

community evolves. Mineola is an excellent example of this type of community.”  

Excerpt from City of Mississauga Cultural Landscape Inventory L-RES-6 
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The Cultural Landscape or Feature Criteria that have been identified as being applicable to the Mineola 

Neighbourhood are: 

LANDSCAPE ENVIRONMENT: 

 Scenic and Visual Quality 

 Natural Environment 

 Landscape Design, Type and Technological Interest 

BUILT ENVIRONMENT: 

 Aesthetic / Visual Quality 

 Consistent Scale of Built Features 

HISTORICAL ASSOCIATION: 

 Illustrate Style, Trend or Pattern 

 Illustrates Important Phase in Mississauga’s Social or Physical Development 

OTHER: 

 Significant Ecological Interest  

The following will focus on the above items and expand on them. 
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The Mineola Neighbourhood Landscape Environment: 

 

More than most neighbourhoods in Mississauga, 

Mineola is characterized by the presence of mature 

trees. They are perhaps the dominant physical 

feature that shape one’s impression as you visit this 

neighbourhood. Most trees are located along 

property boundaries and street lines, therefore 

easily preserved through the years as renewal and 

redevelopment occurs with the neighbourhood.  

 

 

 

 

The topography of the subject property generally slopes towards the east being the rear of the site. This 

severe change in grade results in a walk-out basement condition across the rear of the home. The 

change from the front door elevation to the rear walk-out occurs along the side yards of the home. The 

southerly side yard of the property is considerably lower than the street and the adjoining property to 

the south. There are a number of mature trees around the periphery of the property and there is a 

stone wall across the frontage of the property that predates the existence of the existing dwelling. There 

are remnants of the wall north and south of the subject property on both sides of Stavebank Road. 

 

A street in the Mineola West neighbourhood 

1251 Stavebank Road – looking over the stonewall  1251 Stavebank Road – the rear basement walk-out condition 
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The existing driveway at front of the existing garage on the lot is generally flat and can accommodate as 

many as four vehicles.   The existing stone wall across the front of the property is currently located 

partially on the subject property. The Site Plan Approval application circulation resulted in the 

Transportation and Works Department requesting a road widening across the frontage of the property 

in the width of 1.4m. The granting of the requested road widening as a condition of approval of the Site 

Plan Approval will effectively transfer ownership of the wall to the City of Mississauga. This will enable 

the City to maintain this structure as they determine appropriate.      

 

 

 

 

 

 

 

 

 

 

 

 

1251 Stavebank Road – The Stonewall  
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Credit Valley Conservation Authority 

The subject site is within the floodplain associated with the Kenollie Creek. The Site Plan Approval 

application has been circulated to the Credit Valley Conservation Authority for their review and 

comment.  

The Conservation Authority requested that the lands below the Regional Floodline be protected by way 

of the granting of an easement in favour of the City of Mississauga for conservation purposes. In general 

terms, the regulatory flood line is located just beyond the rear wall of the proposed home. An easement 

has been requested to provide a mechanism to protect the valley corridor of the creek and thus 

preserve the creek valley and natural asset that is on the property.  

The Kenollie Creek valley is occupied in large measure by residential properties, north and south of the 

subject lands.  Further, to the immediate east of the subject property there is a large home that has 

been constructed which sides along the rear property line. The existence of this home and the 

associated landscaping has significantly impacted on the Kenollie Creek valley corridor. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

1251 Stavebank Road – the rear of the property looking to the east into 
the Kenollie Creek flood plain  
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The proposed development will introduce a new two storey dwelling on the subject property. The 

architectural design employed in the proposed home will create a visually complimentary dwelling to 

the surrounding properties. The use of natural materials on the dwelling will blend the home into the 

property taking advantage of the natural topography found on the lot. The stone wall will be preserved 

across the frontage of the property as will the existing boulevard trees. The natural stone veneers of the 

proposed home will tie into the scenic value that the stone wall creates along this section of Stavebank 

Road creating the appearance that the home belongs on this lot and has been there for some time.  

The natural environment is preserved with the combination of the dedication of an easement over the 

Kenollie Creek flood plain lands to the City of Mississauga. Additional tree planting is proposed at the 

front of the property and at the rear of the property to support the existing tree canopy of the Mineola 

community to ensure its continued growth and protect the character into the future. The development 

of the property at the rear of the subject property has created an impact on the overall integrity of the 

flood plain of the Kenollie Creek  

The architectural design of the home has incorporated landscape planters around the home to ensure 

that there is more than a manicured lawn around the proposed home and this will enhance the visual 

impact of the landscaping on the property supporting the character of the neighbourhood.      
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The Mineola Neighbourhood Built Environment 

 

 

Engineering Infrastructure:   

Unlike most neighbourhoods, the Mineola neighbourhood is comprised of very few “Engineered 

Streets”. Roads are often narrow and lack the presence of curbs or sidewalks. Storm drainage is 

managed with a network of roadside ditches. This is in contrast to the more intrusive storm sewer 

systems found throughout most of the City. Large trees are often in very close proximity to roads which 

reinforce the overall ‘soft’ impression of the neighbourhood. 

 

 

 

Narrow Roads, roadside ditches and mature vegetation  
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Housing:     The Mineola Neighbourhood consists of a broad range of housing sizes, configurations and 

styles.  The area has homes that represent most decades since development has started occurring in this 

area in early half of the twentieth century. Below are examples of broad range of housing in the Mineola 

West Neighbourhood  
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The housing stock continues to evolve as many new families are attracted to the neighbourhood’s 

unique qualities and attributes. Although the overall housing density has increased most homes have 

been assimilated successfully into their context as the imposing natural elements continue to visually 

dominate. Attention to architectural detail and craftsmanship have been the most important 

characteristics and have superseded house style and size in the redevelopment of the area. Below are 

examples of newer and older homes, larger and smaller homes and homes of varying architectural styles 

coexisting comfortably. 

 

     

Houses of varying architectural styles                   Houses of varying architectural styles 

 

        
Houses of distinct size differences                 Houses both old and new 
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THE EXISTING BUILT FORM 

The existing one storey dwelling 

has a low profile and is well 

setback from the street. The 

house has an appropriate 

relationship to the street in terms 

of front door elevation relative 

the street line. The stone wall and 

the mature grade related 

landscaping across the frontage of 

the house create a visual impact 

of the house belonging on the 

property. The house has no 

significant architectural features 

and is a simple bungalow 

structure.  

 

THE SURROUNDING BUILT FORM 

The property to the south is 

occupied with a one and half storey 

style of home. The house is situate 

close to the front property line with 

the appearance of being located ‘on 

the street’. The stone wall appears 

to end at the northerly corner of the 

house and then continue south of 

the house. This would suggest that 

the wall was constructed after the 

house. Further, the field stone that 

has been used to on the front wall of 

the house is different from the field 

stone that has been used to 

construct the stone wall. While 

nothing of significance hinges on the timing of the construction of the wall, the authors noted that the 

exterior finishes of the house suggest that it is an early 1900 home. Of greater interest is that use 

natural materials on the exterior veneers. The house appears to be constructed with a field stone, a true 

natural stone, and three different styles and colours of painted wood.  

1241 Stavebank Road  
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The house to the north of the subject lot is 

situated closer to the street edge and is sighted 

lower than the street. The stone wall has been 

replaced with poured concrete retaining walls.  

The houses situated on the west side of 

Stavebank Road opposite the subject property 

are characterized by shallow front yards. This is 

due in large measure to the Credit River Valley 

immediately behind the building envelopes of 

these lots. Of the immediate surrounding 

properties, the dwellings are one storey and 

storey and a half style houses.  

  

Farther north or south of the subject property along Stavebank Road are a range of two storey homes of 

varying sizes and architectural styles. Immediately behind the subject property is a significant two storey 

dwelling.  

 

 

 

 

 

 

 

 

 

 

1242 Stavebank Road – across the road from the subject 

property  
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THE PROPOSED HOME 

The proposed dwelling design has been designed with a sensitivity to the topography of the property. 

The front door and garage door have maintained their relationship to the street in terms of their relative 

elevations. The front and side yards have been maintained to provide an appropriate resultant 

streetscape.  The new home will be two storeys in height. This will have the greatest impact on the 

streetscape. The character of the area supports two storey homes and the renewal along Stavebank is 

dominated by two storey homes. The rear of the home is a walk-out basement condition taking 

advantage of the natural topography.  

The exterior finishes of the proposed dwelling will be a mix of natural materials including natural stone, 

wood siding and metal panels that will be natural or earth colours to complement the natural setting. 

The dwelling includes landscape planters at the front which will create a natural landscaping setting for 

the home on the property.  
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The Mineola Neighbourhood Historical Associations  

The following is a brief history of the Port Credit area through a chronological overview of the people 

and events that shaped Mineola West neighbourhood. 

In 1837 Robert Cotton emigrated from Ireland where he became a well known farmer and merchant in 

Toronto. Robert Cotton purchased land and had a house built in 1856, of which remnants of this log 

cabin still exist. The Cotton Homestead is located on 1234 Old River Road part of range 1 of the C.I.R. 

Robert Cotton passed away in 1885 and before that time he had transferred the Cotton Homestead to 

James W. Cotton. Robert and James Cotton were brothers and to most are considered to be the 

“Fathers” of Port Credit. James Cotton worked along side Robert as a postmaster, storemaster and was 

the owner of a Wharf. The Cotton Homestead remained in the family until it was sold by Cyril E. Cotton 

in 1943, and now the Cotton Homestead is designated under Part IV of the Ontario Heritage Act in June 

1984. 

In 1854 James W. Cotton took ownership of the S.W part of lot 3 Range 2 C.I.R from the Crown. The 

change of ownership from township book A James W. Cotton in 1854 to Elizabeth Dixie in 1887 from 

township book C. In 1869 Frederick Chase Capreol purchased a great amount of land on the S.W. of the 

C.I.R from John Crickmore. Frederick’s plan was to open a Peel General Manufacturing Company along 

the Port Credit River, but in the end Frederick did not have the financial backing to build his company 

and in 1888 he sold what was left to Thomas W. Hector. In 1888 to 1903 different parts of the land was 

being bought and sold between indivuals, and in 1908 Kenneth Skinner purchased 60% of the S.W land 

from George W. Payne and Ellen O’Brien Payne.  
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In 1909, Kenneth Skinner purchased 60 acres of land between Mineola Road and Kenollie Road and east 

of the Credit River to Hurontario. He purchased this farmland from Washington Payne, and from then 

on, between the 1930s to the late 1950s he began to subdivide his land into properties. With his two 

sons Victor Skinner and Milton Skinner, they designed and built about 50 homes within the Kenollie 

area. Throughout the development of the subdivision, Kenneth Skinner named streets such as Kenollie 

Avenue after him and his wife Mary Ann South (Ollie). He also named streets and after his sons Victor 

and Milton. He also created other street names such as Glenwood Drive and Wendigo Trail. 
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Section 7 | Summary and Conclusions  
 

 

The proposed home at 1251 Stavebank Road has been designed with similar massing characteristics of 

other homes along Stavebank Road and adjacent streets throughout the neighbourhood. Although the 

massing of the proposed home does not represent the immediate adjacent neighbours, the streetscape 

rendering in this report supports that the house has been designed in a manner in which it can 

successfully co-exist with the existing dwellings. The design uses a combination of architectural 

elements and components to minimize the impact of the two storey dwelling including stepping back 

the second floor wall and proposing a second floor plate that is smaller than the ground floor.  

 

The proposed dwelling has been designed to take advantage of the topography of the property with a 

rear walkout basement and implementing features that relate the dwelling to the lot. This is achieved 

through the use of landscape planters incorporated into the home with natural stone veneers that 

create a landscaped setting for the dwelling. The planters finished with a natural stone veneer will 

create a relationship with the existing low stone wall that located across the front of the property. The 

use of natural materials, such as natural cut stone, wood and metal on the exterior create a more 

‘natural’ appearance.  

 

As seen on the site plan sketch in Section 5 of this report and the site photos on the following pages of 

this report, this property and surrounding properties contain mature trees, manicured lawns and 

landscaping. The proposed development will require the removal of two trees that come into conflict 

with the reconfigured driveway. The proposed reconfigured driveway is located in a very similar location 

to the existing driveway and the access is will remain substantially unchanged.  The driveway will be 

modified to be wider at the front of the proposed attached garage to facilitate access to the garage.  

 

The current City Policy requires that for every tree removed as a result of a new development that a 

new tree be planted on the property. In this particular development proposal a replacement ratio of 3 

trees to be replaced for every one tree removed applies. The proposed site plan include the planting of 

six new native species trees as a condition of approval.   This will preserve the character of this 

neighbourhood into the future. 
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Stavebank Road is one of the oldest roads in the Mineola community predating most homes which and 

lots which currently front onto the street. Over the years trees have been removed and replaced, 

landscaping has been implemented and then removed. The unique feature of this particular stretch of 

Stavebank Road is that the road is flanked by a low stone wall. The proposed development will not result 

in the removal of this road. The character of the street will be preserved.  

 

 

 

 

The proposed home respects the Mineola West Cultural Landscape’s characteristics and is consistent 

with all planned redevelopment efforts throughout the area.  

 
 

View looking north on Stavebank Road past  
the subject property 

View looking northward across the frontage 
of the subject property 

       

    

View of where driveway access is being  
maintained on the left 
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Summary Statement and Conservation Recommendations: 

 

The existing suburban style home located at 1251 Stavebank Road has not been designated under the 

Ontario Heritage Act; however, the property has been listed on the register under the Mineola West 

Cultural Landscape. The existing house does not represent significance related to theme, event, person, 

activity or organization. The existing house does not possess any characteristics that contribute to the 

local community or culture. The existing house is not known to represent any work of significant person 

in the community. The existing house has only moderate contextual value in terms of the area 

character. As such, the significance of the existing dwelling does not merit conservation measures.  

 

The impact of the proposed development in terms of both the proposed home and the streetscape 

presence was part of the consideration when designing the home.  The proposed dwelling was designed 

to respect the front yard setbacks and adjacent properties. The proposed dwelling was designed in such 

a manner that the frontage represents a 2 storey dwelling with mixed exterior materials and 

architectural features which mitigate the impact on adjacent properties and compliments the streetcape 

of Stavebank Road .  The proposed redevelopment will result in the removal of two trees and the 

planting of six new native species trees on the property. 

 

The development proposal is sensitive to the Landscape Environment of the Cultural Landscape in terms 

of proposing a development that; respects the scenic streetscape of Stavebank Road, the visual quality 

of a home that is respectful of its surroundings and natural environment. The development respects the 

natural feature of the Kenollie Creek Valley at the rear of the property.  

 

The development proposal compliments the Built Environment of the Cultural Landscape in the context 

that the proposed built form will create an aesthetically pleasing design that has been intentionally 

created to take advantage of the existing topography of the property and respect the streetscape. The 

proposed home will represent an appropriate relationship to the adjoining properties and houses.  

 

The development proposal supports the Historical Association of the Cultural Landscape through 

maintaining the character of the street and the retention of the unique feature of the property being 

the low stone wall.  The proposed architectural style is a unique blend of prairie architecture and 

modern architecture. This style has been created by a Mississauga based designer that has been 

recognized for his work in the Mineola community. The community has a very diverse collection of 

architectural styles, including other examples of this exact architecture designed by the same designer. 

This new trend is becoming increasingly popular and as the market continues to evolve this architectural 

style will leave its mark on Mississauga and the Greater Toronto Area with it’s origin right here in the 

City of Mississauga.   
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The development proposal does not impact on any significant ecological features of the Cultural 

Landscape. The dedication of an easement over the rear a rear portion of the property will protect the 

Kenollie Creek valley into the future and mitigate the impacts of the development that have occurred 

within the valley to the rear of the property.  

 

Based on the above, the proposed development complies with the policy directives of the Mineola West 

Cultural Landscape designation. Accordingly, we do not recommend conservation or alternative 

development measures be applied to for the subject property and proposed development. 
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Mandatory Recommendation: 

 

As per criteria set out in Regulation 9/06 of the Ontario Heritage Act the following reasons are why the 

subject property is not worthy of heritage designation and does not meet such criteria stated in 

Regulation 9/06. 

 

1. Does the property meet the criteria for heritage designation under the Ontario Regulation 9/06, 

Ontario Heritage Act? 

 

The property is listed on the heritage register under the Mineola West Cultural 

Landscape; however, the existing dwelling has not been listed.  

 

The dwelling does not represent any architectural significance and does not significantly 

contribute to the character of the Mineola Neighbourhood. The property does not 

represent any significant event in the evolution of the community. The property was 

developed with the construction of a single detached residential dwelling during a time 

of considerable growth in the Toronto Township and Port Credit communities. The 

existing house is simply another example of unremarkable suburban house that was 

constructed during a time of expansion of the suburban area that is part of the City of 

Mississauga today.  

 

Based on the conclusions and recommendations contained in this report, it is the 

opinion of the authors the existing house does not meet criteria set out in Regulation 

9/06, Ontario Heritage Act for consideration for designation or preservation. 

 

2. If the subject property does not meet the criteria for heritage designation then it must be clearly 

stated why it does not. 

 

The review of the title transfers of the property and the historic records of the City of 

Mississauga it was concluded the existing home and property do not represent 

significance related to theme, event, belief, activity, organization or institution in the 

community.   

 

The assessment of the existing structure in context of the ownership and architecture   

did not reveal that the structure possessed any characteristics that contribute to an 

enhanced understanding of the community or local culture.   

 

The assessment of the existing structure in context of the ownership, architecture or 

construction do not connect the existing structure or property to the work of any 

architect, artist, builder, designer or theorist in the community.  
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The property and building have very little contextual value as far as its support of the 

character of the area.  The property is separated from the street by a low fieldstone wall 

that has some historic context however this does not impact the contextual value of the 

property.  

 

There is no link to its physical, functional, visual or historic surroundings.  The stone wall 

across the frontage of the property is the only visual and historic link to the 

neighbourhood. The proposal includes the retention of the wall structure. The dwelling 

has no link physical, functional, visual or historic surroundings.     

 

 

3. Regardless of the failure to meet criteria for heritage designation, does the property warrant 

conservation as per the definition in the Provincial Policy Statement? 

 

Section 2.6 of the Provincial Policy Statement, 2014 sets out that significant cultural 

heritage landscapes shall be conserved.  

 

Conserved is specifically defined in the Provincial Policy Statement as:  

 

“the identification, protection, use and/or management of cultural heritage and 

archaeological resources in such a way that their heritage values, attributes and 

integrity are retained. This may be addressed through a conservation plan or heritage 

impact assessment.” 

 

The property is listed on the City of Mississauga’s Heritage Register as being within the 

Mineola West Cultural Landscape. The City has development policies require the 

preparation of Heritage Impact Assessment. This report constitutes that assessment.  

 

This report has considered the context of the Cultural Landscape and how the existing 

development of the property supports the heritage values, attributes and integrity of 

the cultural heritage landscape. It was determined that the existing dwelling does not 

contribute to the heritage values, attributes or integrity of the community.  

 

This report then considered the context of the Cultural Landscape and how the 

proposed development would impact the heritage values, attributes and integrity of the 

cultural heritage landscape. The assessment speaks to the criteria as set out in the City 

of Mississauga’s Policy documents and concludes that the proposed development will 

preserve values, attributes and integrity of the character of the Mineola Cultural 

Landscape. The sensitive architectural design relates the house to the topography of the 
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property, increases the number of trees on the property and recognizes the ecological 

feature in the form of the creek valley at the rear of the site.  The new development is 

sensitive to the adjoining properties in terms of massing, architectural finish and 

separation between the homes.  The introduction of the new home along Stavebank 

Road has been carefully planned to compliment the streetscape and enhance the 

character of the Mineola Landscape.   

 

As such, it is the conclusion of this report that the policies of the Mineola 

Neighbourhood Cultural Landscape have been appropriately addressed and that no 

further designation is required for the subject property.  
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Section 9 | Appendix 1 

 

A brief History of the Skinner family and Mineola West Residential infill 
 
By Don Skinner, 2011 
 
 
Kenneth Skinner’s father George had immigrated to Canada, as a child, from Hull, Yorkshire, England in 

1834. He and his wife Margaret Pallett (married in Canada, 1851). Ultimately George and Margaret 

settled near Schomberg and raised five children. Kenneth Skinner Being about the middle of the 

group relocated further south, to Port Credit, and married Mary South (Ollie, her nick name). 

Together they operated a market farm located in the heart of Mineola that evolved into summer 

guest cottages. Ollie and Ken had two boys Milton and Victor. As the family of 4 matured they; 

farmed, took in summer guests, boarded military personnel during World War 1, built a series of 

summer cottages along their frontage on the Credit River and by the 1930s began to subdivide 

home lots off the family farm. As time passed Milton and Victor developed to be passionate and 

skilled builders. In their careers from the early 

1930s to the late 1950s they built almost 50 homes in the Kenollie area. 
 
The final results, of this small scale development, was the subdivision and creation of the streets: 

Milton Avenue, Victor Avenue, Glenwood, Wendigo and Kenollie (a mix of Ken’s name and Mary’s 

nickname). With the growth of this picturesque enclave of homes the creation, a joint effort by 

Milton and education then Director of Education Jack Brown resulted in the construction of Kenollie 

Public School. This final step ensured the Mineola West residential area would become attractive 

for generations to raise families and benefit from the uniqueness of the once berry fields, pasture 

land, vegetable patches and river front cottages. 
 

The original homestead farm house was located at 1372 Stavebank. It was moved off the current 
Stavebank road site, with oxen in the winter at some time in the 1890s, by Kenneth. It was then a 2 room 
house. It was ultimately renovated 7 times over its 125 year history. That site is now occupied by Susan 
and Paul Hansen’s home. 1388 Stavebank was the cattle barn site for the successful market farm and is 
now the home of Mark and Gianni. 

Milton was the more prolific of the two builder brothers, building not only houses but 

number apartments in the Mississauga Road area. Local to his personal retirement home, he 

built at 1392 Stavebank he built 1375, 1391 and 1401 Stavebank respectively. All three of 

these homes have been renovated a number of times however remain very similar in 

appearance to the original designs by Milton. 

 

Victor built his own home and retired to 1420 Stavebank, since redeveloped in the late 1990s by the 
Mitchell family. The tradition of Construction and Architecture carries on with generations of the 
Skinner’s. Milton’s two boys Paul and the late 

 

7.3 - 62



 

 
 

|   David W. Small Designs Inc. | 
 

Page | 61 

 

 

Donald E. both became architects, graduates of U of T. Paul still practicing at 70 continues to have an 

impact on his hometown London, Ontario. Together with his son Brad, another architectural graduate 

of U of T, they continue to design some of the most accomplished homes in London. Donald Sr. 

designed focused his practice on schools designing a remarkable 60 Ontario schools in 30 years. His son, 

Don Jr. entered the Masters of Architecture program at Dalhousie in the fall of 1988 when 

unfortunately Don Sr. succumbed to a severe asthma attack. 
 

Don Jr. graduated with distinction from the Master’s program in 1993. In 1991, still a student Don won 

Japan architect magazines “Another Glass House” international competition judged by American icon 

Architect Philip Johnson and Japanese architect Tadao Ando. His entry was selected from 600 

submissions including the work of numerous international architects. This gave Don the opportunity to 

do a work term in Manhatten for American architect, theorist and professor Peter Eisenman. Returning 

to Halifax Don’s final thesis, a conservation/adaptive re-use was based on a redesign of the Port Credit, 

St. Lawrence Starch Works. A critical success it was reviewed by guest professors from Harvard and 

University of Toronto. Shortly after Don was offered short term teaching contracts at both Harvard and 

Dalhousie. He opted to return to Port Credit and begin his personal career and married life.  

In 1996 Don and Jennifer had the unique opportunity to purchase Milton Skinner’s retirement house at 

1392 Stavebank from the family estate. A big financial leap at the time the history and beauty of the 

property were key motivation to make the purchase work. 

 

In 1998 Don’s design build for a client won a City of Mississauga Urban Design award. 2438 Doulton 

Drive has is a very pure Georgian style home built with traditional reclaimed red brick, Newfoundland 

Slate, gas lamps and copper details. It’s sensitivity to site, use/preservation and re-use of trees on the 

property, material salvage and re-use and attention to authentic details began to reflect a sharpening of 

Don’s ‘architectural lens’. At that time he and Jennifer began investing in century old buildings in the 

Historic Downtown Heart of Ontario’s Cottage Country, Bracebridge. At the moment Don and Jen reside 

in Bracebridge, with their two boys Indigo and Jasper focusing on the decade long urban renewal of 

numerous historic and storied properties. Don still designs numerous ‘one of a kind’ summer residences 

for select notable Ontario.
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Section 9 | Appendix 2 
 

 

Arborist Report and Tree Preservation Plan  

Prepared by Welwyn Consulting  

Dated January 26, 2016 
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Date: 2016/10/17 
 
To: Chair and Members of Heritage Advisory Committee 
 
From: Paul Mitcham, P. Eng, MBA, Commissioner of 

Community Services  

Originator’s files: 
 

Meeting date: 
2016/11/15 
 

 

 
Subject 
Request to Demolish a Heritage Listed Property: 1276 Woodland Avenue (Ward 1) 

 

Recommendation 
That the property at 1276 Woodland Avenue, which is listed on the City’s Heritage Register, is 

not worthy of heritage designation, and consequently, that the owner’s request to demolish 

proceed through the applicable process.   

Background 
Section 27.3 of the Ontario Heritage Act states that structures or buildings on property listed on 
the City’s Heritage Register cannot be removed or demolished without at least 60 days’ notice 

to Council.  This legislation allows time for Council to review the property’s cultural heritage 

value to determine if the property merits designation. 

The owner of the subject property has submitted a heritage permit application to demolish and 
replace the existing detached dwelling.  The subject property is listed on the City’s Heritage 

Register as it forms part of the Mineola Neighbourhood cultural landscape.  This cultural 
landscape is significant due to development of the area at a time when natural elements 
respected the lot pattern and road system.  The area is notable for its rolling topography, its 
natural drainage and its mature trees. The area is characterized by a balance between the built 
form and the natural surroundings with a softened transition from landscaped yards to the street 
edge with no curbs and a variety of quality housing stock.      

The landscaping, urban design and conservation authority related aspects will be reviewed as 
part of the Site Plan review process to ensure the project respects the character of the 
surrounding community. 
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Heritage Advisory Committee 
 

2016/10/17 2 

 

Comments 
The owner of the subject property has requested permission to demolish the existing structure. 
The applicant has provided a Heritage Impact Assessment compiled by David W. Small 
Designs.  It is attached as Appendix 1.  The consultant has concluded that the house at 1276 
Woodland Avenue is not worthy of designation.  Staff concurs with this finding. 

 

Financial Impact 
There is no financial impact. 

 

Conclusion 
The owner of 1276 Woodland Avenue has requested permission to demolish a structure on a 
property that is listed on the City’s Heritage Register. The applicant has submitted a 

documentation report which provides information which does not support the building’s merit for 

designation under the Ontario Heritage Act. 
 

Attachments 
Appendix 1: Heritage Impact Statement 
Appendix 2: Arborist Report 
 

 
 

Paul Mitcham, P. Eng, MBA, Commissioner of Community Services 
 
Prepared by:   Cecilia Nin Hernandez, Heritage Coordinator 
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Section 1 | Introduction 

David W. Small Designs Inc. has been engaged by the owners of the residential property located at 1276 

Woodland Avenue in the City of Mississauga to design a new residential dwelling. The subject property 

is located in the Mineola West neighbourhood of the City of Mississauga.  

The subject property is listed on the City’s Heritage Register as being part of the Mineola 

Neighbourhood Cultural Landscape. The property is listed on the City’s Heritage Register, however it is 

not a designated property. 

The City of Mississauga Official Plan Policy 7.4.1.12 states;  

‘The proponent of any construction, development, or property alteration that might adversely affect a 

listed or designated cultural heritage resource or which is proposed adjacent to a cultural heritage 

resource will be required to submit a Heritage Impact Statement , prepared to the satisfaction of the City 

and other appropriate authorities having jurisdiction.’ 

Accordingly, this Heritage Impact Statement is being submitted to the City of Mississauga in support of 

the proposed development.  
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Section 2 | About the Authors 

 

David Small is the owner of David W. Small Designs Inc., a custom home design firm based in 

Mississauga. The firm has developed a specialized expertise in the area of infill housing being the 

redevelopment of existing properties in established mature neighbourhoods. David Small was born to 

design houses having grown up watching and learning from his Father and Grandfather, both of whom 

were homebuilders and land developers. Growing up with such a ‘heritage of housing’, David’s passion 

for the business was ignited and this passion has driven him to the success he enjoys today.  

Over the past two decades, David W. Small Designs Inc. has recognized the value of heritage as a firm 

and have been engaged and involved in the design of over 400 new homes and renovations in South 

Mississauga. Over 100 of those homes located within the City’s Mineola West neighbourhood.  When 

designing a custom home, David considers the heritage of the community and the cultural landscape in 

question.  The success of the firm is largely based on developing “neighbourhood sensitive” designs that 

respect the integrity of the existing natural landscape and the development that has occurred within the 

surrounding community. 

As a natural evolution of the designs created by David W. Small Designs Inc., the firm has prepared over 

thirty Heritage Impact Assessments for the City of Mississauga in connection with the proposals located 

within the Mineola Cultural Landscape over the past eight years. The unique expertise that has been 

acquired by this breadth of work uniquely positions the firm to prepare the Heritage Impact Assessment 

for the Mineola Cultural Landscape.   

A list of the Heritage Impact Assessments prepared by David W. Small Designs Inc. is provided below: 

1. 906 Whittier Crescent – November 2015 

2. 866 Tennyson Avenue – February 2015 

3. 1312 Stavebank Road – January 2015 

4. 156 Indian Valley Trail – June 2014 

5. 1392 Stavebank Road – March 2014 

6. 40 Veronica Drive – November 2013 

7. 930 Whittier Crescent – November 2013 

8. 57 Inglewood Drive – April 2013 

9. 1162 Vesta Drive – March 2013 

10.  250 Pinetree Way – March 2013 

11.  1296 Woodland Avenue – March  2013 

12.  29 Cotton Drive – March 2013 

13.  1373 Glenwood Drive – August 2012 
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14.  1394 Victor Avenue – May 2012 

15.  1570 Stavebank Road – May 2012 

16.  2494 Mississauga Road -  April 2012 

17.  162 Indian Valley Trail – March 2012 

18.  500 Comanche Road – March 2012 

19.  277 Pinetree Way – January 2012 

20.  1000 Sangster Avenue – September 2011  

21.  1362 Stavebank Road – August 2011 

22.  1448 Stavebank Road – July 2011 

23.  1359 Milton Avenue – July 2011 

24.  1380 Milton Avenue – April 2010 

25.  1248 Vista Drive – March 2010 

26.  64 Veronica Drive – February 2010 

27.  125 Veronica Drive – January 2010 

28.  224 Donnelly Drive – October 2009 

29.  1570 Stavebank Road – October 2009 

30.  1379 Wendigo Trail – September 2008 

31.  142 Inglewood Drive – September 2008 

32.  1524 Douglas Drive – September 2008 

33.  1443 Aldo Drive – July 2008 

34.  1397 Birchwood Height Drive – July 2008 

35.  1285 Stavebank Road – May 2008 
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David Brown  

David Brown is a Land Use Planning Consultant who has been working in the land development industry 

in the City of Mississauga for over 25 years.  David grew up in Mississauga watching the City mature 

from farm fields and scattered subdivisions to the large suburban City that Mississauga has become 

today.  David studied Land Surveying at the University of Toronto before joining the R.E.Winters 

Consulting Engineering Firm in 1987. In May 1988, David joined the City of Mississauga in the office of 

the Committee of Adjustment. David served as the Secretary-Treasurer of the Committee of Adjustment 

for 8 years from 1991 to 1999. David acquired a broad appreciation for the impact of the City’s Zoning 

By-laws and Official Plans on the development of the City. His experience at the Committee of 

Adjustment provided a unique understanding of infill development as the applicants and applications 

before the Committee often reflected emerging trends and development concepts. It was during his 

eleven year tenure at the City, that David was on the front line of the renewal that was being 

experienced in the Mineola, Clarkson and Lorne Park communities. The issues of the character of the 

community, the appropriateness of development and the impacts of infill development were being 

defined and interpreted in front of David at the Committee of Adjustment’s weekly public hearings.   

During David’s tenure at the City of Mississauga, he served on the executive of the Ontario Association 

of Committee’s of Adjustment and Consent Authorities. David served two terms as President of the 

Association and chaired the Legislation Committee including making presentations to the Provincial 

Legislature’s standing committee reviewing the amendments to the Planning Act.        

David started his own Land Use Planning Consulting Firm in 1999 and during the next 16 years, David 

honed his skills at the often difficult challenge of introducing renewal into established neighbourhoods 

such as the Mineola community. David specializes in matters before the Committee of Adjustment and 

negotiating settlements with applicants, neighbours and staff and elected officials. With his deep roots 

in the City of Mississauga and his vast experience in shepherding development applications through the 

approval process, David has a unique appreciation and insight into the compatibility test within a 

neighbourhood. 

In 2014, David joined David Small Designs in the position of Planning Associate. David had been working 

closely with David Small Designs for over a decade and joining this progressive custom home design firm 

in Mississauga with David’s wealth of experience was a natural evolution. David Small Designs has been 

a significant part of the evolution and renewal of the Mississauga’s custom housing market and joining 

these two personalities and capabilities creates a relationship and experience that is unmatched in the 

City.   

David Brown has been an influential figure in the infill development of Mississauga for 25 years. He is 

well suited to provide a land use planning perspective on the cultural landscape of the Mineola 

neighbourhood.    

  

7.4 - 8



 

 
|   David W. Small Designs Inc. | 

 

Page | 7 
 

Section 3 | Property Overview 

 

The Mineola West Neighbourhood 

The Mineola West Neighbourhood is bordered along the westerly limit by the Credit River, the easterly 

limit by Hurontario Street (Highway #10), the northerly limit by the Queen Elizabeth Way and the 

southerly limit by the CN Rail Corridor. The area includes a significant portion of the former Credit Indian 

Reserve (CIR). The CIR originated as part of a land sale by the Mississauga Indians to the British 

Government in 1805. The sale included the lands stretching from Lake Ontario to a line 6 miles inland 

but excluded a strip of land one mile each side of the Credit  River which was reserved for the 

Mississauga Indians. The graphic provided below indicates the area known as the Mineola West 

Neighbourhood (shaded) within the context of the Township of Toronto’s Lot Survey. 

 

A Plan of the Township of Toronto’s Lot Survey: 

 

 

 

 

 

 

 

 

 

 

                                        

 

Mississauga’s Heritage: The Formative Years, City of Mississauga, 1983  
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Mineola West Neighbourhood Map: 
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Aerial Photography / Mapping: 

 
 

      Aerial photography from www.mississauga.ca 
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Section 4 | Property Details 

 

Property Description 

Municipal Address | 1276 Woodland Ave 

Legal description | Part of Lots 4 & 5, RANGE 1 Credit Indian Reserve  

Municipal Ward | 1 

Zoning | R2-5, Zoning By-law 0225-2007, as amended 

Lot Frontage | 30.49 m  

Lot Depth | 55.41 m 

Lot Area | 1691.70 m² (0.169 ha)  

Lot Orientation | Front facing East 

Vegetation                             |    Several mature trees located throughout property. The previous owners     

removed a many trees from the property reducing the tree coverage 

significantly.    

Access | Asphalt circular driveway accessing the municipal street 

 

 

House Description: 

Building Type | 1 1/2 Storey Dwelling w/ rear 2 storey addition 

Floor Area | Approximately 2,900 square feet 

Building Type | 2 storey masonry dwelling with 2 storey wood frame addition 

Wall Construction | Concrete block and wood frame 

Exterior Cladding | Brick veneer and vinyl siding 

Roofing Material | Asphalt Shingles 

Setbacks | Front Yard:    13.91 m 

 | Right Side:       4.29 m 

 | Left Side:          6.26 m 

 | Rear Yard:      28.14 m 

Construction Date    |         Approximately 1949 
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Parcel Register:  

 

Information compiled at the Ontario Land Registry office for the Region of Peel indicates the chain of 

ownership from July 11, 1854 to present. The information provided has been acquired through use of 

microfilm archives along with current Land Title search.  

 

The property description today is PART OF LOTS 4 & 5, RANGE 1 CREDIT INDIAN RESERVE.  

 

The following ownership transfers have taken place since the earliest records of the property on title: 

 

 

 

 

 

 

 

 

 

 

1276 WOODLAND AVE – PART OF LOTS 4 & 5, RANGE 1 CREDIT INDIAN RESERVE  

DATE TRANSFEROR TRANSFEREE 

July 11, 1854 The Crown James  W.Cotton 

November 17, 1865 Federick W. Jarvis Bank of Upper Canada 

December 5, 1867 Bank of Upper Canada James  W.Cotton 

March 31, 1905 James  W.Cotton (Will) Cyri l E. Cotton 

January 16, 1936 Cyri l E. Cotton Shareholders  Securi ties Limited 

November 5, 1948 Shareholders  Securi ties Limited George & Eleanor Matthews 

May 25, 1953 George & Eleanor Matthews Robert & Florence Dickson 

August 30, 1967 Robert & Florence Dickson Paul  & Blanche Gibson 

November 15, 1996 Paul  Gibson William Joseph & Erin Lea Furlong 

July 8, 2002 William Joseph & Erin Lea Furlong Kerry Houlding 

October 1, 2014 Kerry Houlding Anne & Bimal Fernando 

April 9, 2015 Anne & Bimal Fernando Domenico & Domenica Figliomeni 

November 27, 2015 Domenico & Domenica Figliomeni  
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Exterior Photographs (photographs taken February 12, 2016) 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 

Front Elevation 

Right – Side Elevation 
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Exterior Photographs (continued) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Rear Elevation 

Left – Side Elevation 
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Roof Plan (Drawing not to scale) 
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Interior Photographs (photographs taken February 12, 2016) 

 

 

 

 

Interior Photo 2 – Fire Place in south room off the living room 
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Interior Photographs (continued)  

Interior Photo 3 – Kitchen 

Interior Photo 4 – Stairs at Entry 
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Interior Photographs (continued) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Interior Photo 5 – Family Room on second floor 

Interior Photo 6 – Second Floor Stair/Hall Way 
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Alterations to the Original House 
 

The existing home is estimated to have been constructed in or around 1949.  We have contacted the 

City of Mississauga and there are no building permit records or files to show any firm evidence of the 

construction date.   

 

The records available at the City of Mississauga are described below.  

 

 

The City records indicate that a building permit and plumbing permit was issued for an addition in 1966.   

Observation made during the attendance at the property by the authors on November 30, 2015 and 

February 12, 2016 would support that the addition in 1966 was the second floor addition over the 

attached garage and ensuite washroom. There is a one storey addition on the south side of the dwelling 
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that could have been constructed at that time or possibly predates the Building Department records. A 

further permit was issued in 1989 for an addition which would have been for a one storey addition at 

the rear of the dwelling. The two storey rear addition that was the subject of the 2002 building permit 

engulfed the one storey addition. The basement foundation works support the premise of that the one 

storey rear addition was incorporated into the two storey addition that consists today. The red shingle 

roof was installed in 2003 after the completion of the two storey addition at the rear of the house.  

 

 

Analysis of Existing Structure 

 

The existing house is representative of circa 1940s Cape Cod Salt Box style of home. The one and a half 

storey masonry block dwelling has a single dormer on the front elevation and a rear two-storey vinyl 

addition. The original attached, flat roof garage has been altered with a second floor addition. The house 

does not display any outstanding degree of craftsmanship, technical achievement or artistic merit.  

 

The existing house is not known to represent significance related to theme, event, belief, person, 

activity, organization or institution in the community.   

 

The existing house is not known to possess any characteristics that contribute to an enhanced 

understanding of the community or local culture.   

 

The existing house is also not known to represent the work of any architect, artist, builder, designer or 

theorist in the community.  

 

The property has only modest contextual value as far as its support of the character of the area. There is 

no link to its physical, functional, visual or historic surroundings and is not a landmark. 

 

The existing home plays only a moderate role in its support of the character of the area as its massing 

and scale are similar to the adjacent homes on Woodland Avenue.  
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Section 5 | Development Proposal 
 

 

The proposal is to demolish the existing house and replace it wi th a new two storey residential 

dwelling. The proposed dwelling has been designed to take advantage of the topography of the property 

and implementing features that relate the dwelling to the lot. This is achieved through the use of 

landscape planters incorporated into the home with natural stone veneers that create a landscaped 

setting of base for the dwelling. The use of natural materials, such as natural cut stone, wood and metal 

on the exterior create a more ‘natural’ appearance. This architectural style of home has been coined as 

natural modern. This design represents a blend of prairie architecture and modern architecture to 

create a unique appearance that elegantly transitions the styles together. The inspiration for this design 

comes out of studying the themes and concepts employed by the architecture of Frank Lloyd Wright.    

 

The following pages include the site plan, floor plans and architectural elevation plans. We have 

provided a rendered streetscape of the proposed dwelling between the two adjoining properties. 
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Site Development Plan (an excerpt of the plan)
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Proposed Front & Right Elevations: 
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Proposed Rear & Left Elevations: 
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Proposed Streetscape Elevation:
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Section 6 | Cultural Landscape Inventory 

 

The Mineola Neighbourhood (L-RES-6): 

“Mineola was developed before it became standard practice to re -grade top soil into large piles in the 

early twentieth century, level every nuance of natural  topography and engineer the complete storm 

water drainage system artificially. In Mineola a road system was gently imposed on the natural rolling 

topography of the Iroquois Plain; homes were nestled into slightly larger lots and natural drainage areas 

were retained. This provided greater opportunity to save existing trees and because the soils and 

drainage system were minimally impacted, provided fertile ground for the planting of new vegetation, 

the natural regeneration of native trees and landscaping of the residential landscapes. What has evolved 

today is a wonderful neighbourhood with a variety of quality housing stock and a rich stimulating 

landscape that blends the houses with their natural and manicured surroundings. There are no curbs on 

the roads which softens the transition between street and front yards. The roads wind, rise and fall with 

the natural topography and houses sit often at odd angles to take advantage of slopes and the location 

of large trees. A gradual infilling has increased the density over the years and care must be taken to 

ensure that this does not, in the end, ruin the very quality and character that makes this neighbourhood 

so appealing and attractive. Of the many neighbourhoods in Mississauga, the Mineola neighbourhood 

stands out as one of the most visually interesting and memorable. As is often the case, when new 

development is balanced with the protection of the natural environment, a truly livable and sustainable 

community evolves. Mineola is an excellent example of this type of community.”  

Excerpt from City of Mississauga Cultural Landscape Inventory L-RES-6 
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The Cultural Landscape or Feature Criteria that have been identified as being applicable to the Mineola 

Neighbourhood are: 

LANDSCAPE ENVIRONMENT: 

 Scenic and Visual Quality 

 Natural Environment 

 Landscape Design, Type and Technological Interest 

BUILT ENVIRONMENT: 

 Aesthetic / Visual Quality 

 Consistent Scale of Built Features 

HISTORICAL ASSOCIATION: 

 Illustrate Style, Trend or Pattern 

 Illustrates Important Phase in Mississauga’s Social or Physical Development 

OTHER: 

 Significant Ecological Interest  

 

The following will focus on the above items and expand on them. 
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The Mineola Neighbourhood Landscape Environment: 

More than most neighbourhoods in Mississauga, 

Mineola is characterized by the presence of mature 

trees. They are perhaps the dominant physical 

feature that shape one’s impression as you visit this 

neighbourhood. Most trees are located along 

property boundaries and street lines, therefore 

easily preserved through the years as renewal and 

redevelopment occurs with the neighbourhood.  

 

 

 

 

The topography of the subject property is generally level with a slight rise towards the rear of the 

property. There are numerous trees around the property, Unfortunately the previous owners removed a 

number of mature trees in the rear yard of the property which did diminish the aesthetic impact of  

trees at the rear of the property. The level property permits a house with a good solid and even 

relationship to the natural grade. The first floor is relatively close to grade and the rear access is one 

step down to natural grade. The house appears centered on the lot and has a comfortable relationship 

to the street.  

 

 

A street in the Mineola West neighbourhood 

1276 Woodland Ave – Fi rst floor showing close to grade  

 

1276 Woodland Ave – Rear one-step down to grade  
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The existing driveway is a circular driveway across the front of the house with an access to the attached 

two car garage at the north side. The front yard is well treed and with the exception of one large tree 

that is currently growing into the driveway, the proposed development will preserve the front yard trees 

and driveway configuration.  

      

 

 

 

 

 

 

 

 

 

 

 

 

 

1276 Woodland Ave – Entrance into driveway  

 

1276 Woodland Ave – Exi t from driveway   
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The Mineola Neighbourhood Built Environment 

 

 

 

Engineering Infrastructure:  

Unlike most neighbourhoods, the Mineola neighbourhood is comprised of very few “Engineered 

Streets”. Roads are often narrow and lack the presence of curbs or sidewalks. Storm drainage is 

managed with a network of roadside ditches. This is in contrast to the more intrusive storm sewer 

systems found throughout most of the City. Large trees are often in very close proximity to roads whi ch 

reinforce the overall ‘soft’ impression of the neighbourhood. 

 

 

Narrow Roads , roadside di tches  and mature vegetation  
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Housing:     The Mineola Neighbourhood consists of a broad range of housing sizes, configurations and 

styles.  The area has homes that represent most decades since development has started occurring in this 

area in early half of the twentieth century. Below are examples of broad range of housing in the Mineola 

West Neighbourhood  
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The housing stock continues to evolve as many new families are attracted to the neighbourhood’s 

unique qualities and attributes. Although the overall housing density has increased most homes have 

been assimilated successfully into their context as the imposing natural elements continue to visually 

dominate. Attention to architectural detail and craftsmanship have been the most important 

characteristics and have superseded house style and size in the redevelopment of the area. Below are 

examples of newer and older homes, larger and smaller homes and homes of varying architectural styles 

coexisting comfortably. 

 

     

Houses of varying architectural s tyles                   Houses of varying architectural  s tyles 

 

        

Houses of dis tinct size differences                 Houses both old and new 
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THE EXISTING BUILT FORM 

The existing one and half storey dwelling has a two 

storey appearance from the rear through the use 

of gables and dormers. The dwelling is a modest 

size in the context of the immediate area. The 

dwelling is well setback from the street with a 

relatively wide building envelope. The well treated 

front yard and street setback is typical along this 

side of the Woodland Avenue and the two newer 

homes on each side have preserved this 

streetscape.   

 

 

 

THE SURROUNDING BUILT FORM 

The two properties next door to the existing home are both two-storey homes. The home to the north 

has the appearance of sitting higher than the street, whereas the home to the south has a very similar 

relationship to the street as the existing dwelling on the subject property.  

 

   

 

1264 Woodland Avenue (to the south) 1288 Woodland Avenue (to the north) 

1276 Woodland Ave – preserved trees   
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The houses on the opposite side of Woodland Avenue have a very appropriate relationship to the street 

in terms of elevation relative to the streetline.   

 

 

The existing dwelling has a painted brick 

veneer and vinyl siding on the rear 

addition. The colour of the home is an 

off-white. The roof is shingled with a red 

colour of shingle which contrasts sharply 

with the off-white colour of the house. 

The colour of the home and dramatic 

contrast of the roof do very little to 

create a dwelling that the blends to it 

environment. In fact the impact is that 

the house stands out notably from its 

environment.  

 

 

 

 

 

159 Veronica Drive – East of subject t property  Property opposite to 1271 Woodland Avenue 

 

1276 Woodland Ave – View of di fferent house materials    
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THE PROPOSED HOME 

The proposed dwelling design has employed many of the same principles that appear to have been 

employed with the designs of the new homes built along the Woodland Avenue. The proposed 

architectural style will complement the eclectic mix of architecture that has been very effectively 

introduced along Woodland Avenue.  

The proposed dwelling with the attached two car garage will maintain the same building line as the 

existing home and thus maintain the streetscape character. The home will sit appropriately on the 

property with the front door having a very comfortable relationship to the existing grades on the 

property. The circular driveway will be maintained as will the bulk of the mature trees which contribute 

to the streetscape and neighbourhood character. 

The exterior finishes of the proposed dwelling will be a mix of natural materials including natural stone, 

wood siding and metal panels that will be natural or earth colours to complement the natural setting. 

The dwelling includes landscape planters at the front which will create a natural landscaping setting for 

the home on the property.  
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The Mineola Neighbourhood Historical Associations  

The following is a brief history of the Port Credit area through a chronological overview of the people 

and events that shaped Mineola West neighbourhood. 

In 1837 Robert Cotton emigrated from Ireland where he became a well known farmer and merchant in 

Toronto. Robert Cotton purchased land and had a house built in 1856, of which remnants of this log 

cabin still exist. The Cotton Homestead is located on 1234 Old River Road, Part of Range 1 of the Credit 

Indian Reserve (C.I.R.).  Robert Cotton passed away in 1885, but prior to his passing he had transferred 

the Cotton Homestead to James W. Cotton. Robert and James Cotton were brothers and to most are 

considered to be the “Fathers” of Port Credit. James Cotton worked along side Robert as a postmaster, 

storemaster and was the owner of a Wharf. The Cotton Homestead remained in the family until it was 

sold by Cyril E. Cotton in 1943, and now the Cotton Homestead is designated under Part IV of the 

Ontario Heritage Act in June 1984.  

In 1854 James W. Cotton took ownership of the Southwest Part of Lot 3, Range 2 C.I.R. and Part of Lots 4 

& 5,  Range 1, C.I.R. from the Crown. The change of ownership from Township Book A, shows James W. 

Cotton in 1854 to Elizabeth Dixie in 1887 in Township Book C. In 1869 Frederick Chase Capreol 

purchased a great amount of land on the Southwest of the Credit Indian Reserve from John Crickmore. 

Frederick’s plan was to open a Peel General Manufacturing Company along the Port Credit River, but in 

the end Frederick did not have the financial backing to build his company and i n 1888 he sold what was 

left to Thomas W. Hector. In 1888 to 1903 different parts of the land was being bought and sold 

between indivuals, and in 1908 Kenneth Skinner purchased 60% of the holdings from George W. Payne 

and Ellen O’Brien Payne.  

James W. Cotton reacquired part of Lots 4 and 5, Range 1 C.I.R. from the Bank of Upper Canada in 1867 

and with his passing, he willed the lands to his son, Cyril E. Cotton. The lands were ultimately subdivided 

and sold off as building lots. Woodland Avenue was one of the streets created though this 

redevelopment of the area which occurred after the second World War.  

The existing house are not an integral part of the history or character of the area as it has evolved. The 

existing house represents a time when significant growth was occurring in the Township of Toronto and 

does not reflect any notable character or historical significance as it relates to the Cultural Landscape of 

Mineola Neighbourhood.   

The property exhibits the character that is defined as part of the Mineola Cultural Landscape and as such 

care is to be taken in the redevelopment of this property.   
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The characteristic that is most prevalent as it relates to the character of this area within the Mineola 

Cultural Landscape is the mature trees that dominate the front yards and along the street line. The 

proposed home will respect that streetscape character as the house will be sited at the same setback 

from the street as the existing home on the property and will maintain the existing driveway such that 

no trees are required to be removed, save one. As such, the proposed redevelopment of this property 

with a new residential dwelling will preserve the characteristics of the Mineola Neighbourhood Cultural 

Landscape and is consistent with all planned redevelopment efforts throughout the area.  

 

 

 

 

 

 Photo 2 – View looking south along Woodland 

Avenue from the subject property 

Photo 4 – View from street looking across the 

front yard of the subject property 

Photo 1 – View looking north along Woodland 

Avenue from the subject property 

Photo 3 – View from the subject property looking 
east towards  Veronica  Drive 
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Summary Statement and Conservation Recommendations: 

 

The existing Cape Cod, salt box style home located at 1276 Woodland Avenue has not been designated 

under the Ontario Heritage Act; however, the property has been listed on the register under the 

Mineola West Cultural Landscape. The existing house does not represent significance related to theme, 

event, person, activity or organization. The existing house does not possess any characteristics that 

contribute to the local community or culture. The existing house is not known to represent any work of 

significant person in the community. The existing house has little contextual value in terms of the area 

character. As such, the significance of the existing dwelling does not merit conservation measures.  

 

The impact of the proposed development in terms of both the proposed home and the streetscape 

presence was part of the consideration when designing the home.  The proposed dwelling was designed 

to respect the front yard setbacks and adjacent properties. The proposed dwelling was designed in such 

a manner that the frontage represents a two storey dwelling with mixed exterior materials and 

architectural features which mitigate the impact on adjacent properties and complements the 

streetscape of Woodland Avenue.  

 

The development proposal is sensitive to the Landscape Environment of the Cultural Landscape in terms 

of proposing a development that; respects the streetscape of Woodland Avenue, the visual quality of a 

home that is respectful of its surroundings and natural environment.  

 

The development proposal complements the Built Environment of the Cultural Landscape in the context 

that the proposed built form will create an aesthetically pleasing design that has been intentionally 

created to take advantage of the existing topography of the property and respect the streetscape. The 

proposed home will represent an appropriate relationship to the adjoining properties and houses.  

 

The development proposal supports the Historical Association of the Cultural Landscape through 

maintaining the character of the street and the retention of the treed street line and generous 

landscaped front yards along Woodland Avenue. The proposed architectural style is a unique blend of 

prairie architecture and modern architecture. This style has been created by a Mississauga based 

designer that has been recognized for his work in the Mineola community. The community has a very 

diverse collection of architectural styles, including other examples of this exact architecture designed by 

the same designer. This new trend is becoming increasingly popular and as the market continues to 

evolve this architectural style will leave its mark on Mississauga and the Greater Toronto Area with it’s 

origin right here in the City of Mississauga.   
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There are no ecological considerations with the redevelopment as there are no Conservation Authority 

regulations applying to the property. The removal of trees is addressed through the City of Mississauga 

Urban Forestry section. Through the Site Plan Approval process, the requirement for replacement trees 

will be determined and implemented.    

 

The proposed redevelopment upholds the policies and objectives of the Mineola Neighbourhood 

Cultural Landscape designation applying to the property. For the aforementioned reasons we do not 

recommend conservation or alternative development measures be applied to for the subject property. 
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Mandatory Recommendation: 

 

 As per criteria set out in Regulation 9/06 of the Ontario Heritage Act the following reasons are 

why the subject property is not worthy of heritage designation and does not meet such criteria stated in 

Regulation 9/06. 

 

1. Does the property meet the criteria for heritage designation under the Ontario Regulation 9/06, 

Ontario Heritage Act? 

 

The property is listed on the City of Mississauga Heritage Register under the Mineola 

Neighbourhood Cultural Landscape; however, the existing dwelling has not been listed.  

 

Based on the conclusions and recommendations contained in this report, it is the 

opinion of the authors the existing house does not meet criteria set out in Regulation 

9/06, Ontario Heritage Act for consideration for designation or preservation. 

 

2. If the subject property does not meet the criteria for heritage designation then it must be clearly 

stated why it does not. 

 

The review of the chain of title of the property and the historic records of the City of 

Mississauga it was concluded the existing home does not represent significance related 

to theme, event, belief, activity, organization or institution in the community.   

 

The assessment of the existing structure in context of the ownership and archi tecture   

revealed that the structure does not possess any characteristics that contribute to an 

enhanced understanding of the community or local culture.   

 

The assessment of the existing structure in context of the ownership and architecture   

does not connect the existing structure to represent the work of any architect, artist, 

builder, designer or theorist in the community.  

 

The property and building have very little contextual value as far as its support of the 

character of the area.   

 

There is no link to its physical, functional, visual or historic surroundings. 
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3. Regardless of the failure to meet criteria for heritage designation, does the property warrant 

conservation as per the definition in the Provincial Policy Statement? 

 

Section 2.6 of the Provincial Policy Statement, 2014 sets out that significant cultural 

heritage landscapes shall be conserved.  

 

Conserved is specifically defined in the Provincial Policy Statement as:  

“the identification, protection, use and/or management of cultural heritage and 

archaeological resources in such a way that their heritage values, attributes and 

integrity are retained. This may be addressed through a conservation plan or heritage 

impact assessment.” 

 

The property is listed on the City of Mississauga’s Heritage Register as being within the 

Mineola Neighbourhhood Cultural Landscape. The City has developed policies which 

require the preparation of Heritage Impact Assessment. This report constitutes that 

assessment.  

 

This report has considered the context of the Cultural Landscape and how the existing 

development of the property supports the heritage values, attributes and integrity of 

the cultural heritage landscape. It was determined that the existing dwelling does not 

contribute to the heritage values, attributes or integrity of the community.  

 

This report then considered the context of the Cultural Landscape and how the 

proposed development would impact the heritage values, attributes and integrity of the 

cultural heritage landscape. The assessment speaks to the criteria as set out in the City 

of Mississauga’s Policy documents and concludes that the proposed development will 

preserve values, attributes and integrity of the character of the Mineola Cultural 

Landscape. The sensitive architectural design relates the house to the topography of the 

property, preserves the trees on the property.  The new development is sensitive to the 

adjoining properties in terms of massing, architectural finish and separation between 

the homes.  The introduction of the new home along Woodland Avenue has been 

carefully planned to complement the streetscape and enhance the character of the 

Mineola Cultural Landscape.   

 

As such, it is the conclusion of this report that the policies of the Mineola 

Neighbourhood Cultural Landscape have been appropriately addressed and that no 

further designation is required for the subject property.  
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Section 9 | Appendix 1 

 

 

Arborist Report and Tree Preservation Plan  

Prepared by Welwyn Consulting  

Dated March 18, 2016 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

7.4 - 54



Appendix 2
7.4 - 55



7.4 - 56



7.4 - 57



7.4 - 58



7.4 - 59



7.4 - 60



7.4 - 61



7.4 - 62



7.4 - 63



7.4 - 64



7.4 - 65



7.4 - 66



7.4 - 67



7.4 - 68



7.4 - 69



7.4 - 70



7.4 - 71



7.4 - 72



7.4 - 73



7.4 - 74



7.4 - 75



7.4 - 76



7.4 - 77



7.4 - 78



7.4 - 79



7.4 - 80



7.4 - 81



7.4 - 82



7.4 - 83



7.4 - 84



 

Date: 2016/10/24 
 
To: Chair and Members of Heritage Advisory Committee 
 
From: Paul Mitcham, P. Eng, MBA, Commissioner of 

Community Services  

Originator’s files: 
 

Meeting date: 
2016/11/15 
 

 

 
Subject 
Request to Demolish an outbuilding at a Heritage Listed Property: 1548 Dundas Street 

West (Ward 7) 

 

Recommendation 
That the outbuilding at the property at 1548 Dundas Street West, which is listed on the City’s 

Heritage Register, is not worthy of heritage designation, and consequently, that the owner’s 

request to demolish proceed through the applicable process. 
 

Background 
Section 27.3 of the Ontario Heritage Act states that structures or buildings on property listed on 
the City’s Heritage Register cannot be removed or demolished without at least 60 days’ notice 

to Council.  This legislation allows time for Council to review the property’s cultural heritage 

value to determine if the property merits designation. 

The owner of the subject property has submitted a heritage permit application to demolish the 
rear outbuilding at the subject address. The subject property is listed on the City’s Heritage 

Register as it forms part of the Erindale Village Residential cultural landscape. This cultural 
landscape is notable as a residential enclave defined by mature trees and common scale of 
structures. It includes remnants of the village of Erindale. 
 

Comments 
The owner of the subject property has requested permission to demolish the outbuilding at the 
subject address. The applicant has provided a Heritage Impact Assessment compiled by 
Richard Collins.  It is attached as Appendix 1. The consultant has concluded that the outbuilding 
at 1548 Dundas Street West is not worthy of designation. Staff concurs with this finding. 
 

Financial Impact 
There is no financial impact. 
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Heritage Advisory Committee 
 

2016/10/24 2 

 

Conclusion 
The owner of 1548 Dundas Street West has requested permission to demolish a structure on a 
property that is listed on the City’s Heritage Register. The applicant has submitted a 

documentation report which provides information which does not support the building’s merit for 

designation under the Ontario Heritage Act. 
 

Attachments 
Appendix 1: Cultural Landscape Heritage Impact Assessment 
 

 
 

Paul Mitcham, P. Eng, MBA, Commissioner of Community Services 
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0.0 CONTENTS

General Information

General Requirements
location map
site plan drawings
written and visual inventory, with photographs
measured floor plans to scale
proposed development plan - not applicable
streetscape
photographs of the adjacent properties
qualifications of the author completing the report (See Item 7)

Addressing the Cultural Landscape
landscape environment

- scenic and visual quality
- natural environment
- horticultural interest
- landscape design, type and technological interest

built environment
- aesthetic/visual quality
- consistent with pre World War II environs
- consistent scale of built features
- unique architectural features/buildings
- designated structures

historical associations
- illustrates a style, trend or pattern
- direct association with important person or event
- illustrates an important phase of social/physical development
- illustrates the work of an important designer

other
- historical or archaeological interest
- outstanding features/interest
- significant ecological interest
- landmark value

Property Information
list of property owners from the Land Registry office
building date, architect, landscape architect, personal histories
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Impact of Development
assessment of impact of proposed development

- destruction of significant heritage attributes or features
- removal of natural heritage features, including trees
- unsympathetic alteration
- shadows
- isolation of a heritage attribute
- direct or indirect obstruction of significant views or vistas
- a change in land use
- land disturbances that affect cultural heritage resources
- reflecting the values of the cultural landscape

Mitigation Measures

Qualifications
author’s background
references

Recommendation
Criteria for Determining Cultural Heritage Value or Interest
does the property meet the criteria for heritage designation
Provincial Policy Statement - 2014, under the Planning Act
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1.0 GENERAL INFORMATION

Name(s)
1.11 Historic Place Name

- none
1.12 Other Name(s)

- Thomas Weller property

Recognition
1.21 Authority

- City of Mississauga
1.22 Inventory Code

- L-RES-11; #1113

Location
1.31 Address

- 1548 Dundas Street West
1.32 Postal Code

- L5C 1E4
1.33 Lower Tier

- City of Mississauga

Coordinates of the Building Proposed for Demolition
1.41 Latitude

- 43o 32' 47" north
1.42 Longitude

- 79o 39' 07" west

Boundaries
1.51 Lot

- Toronto Township 7, Erindale; east half of Lot 6, south of Dundas St.
1.52 Property Area

- 920.23 m2

1.53 Depth
- 60.35 m

Zoning
1.61 Zoning

- C4-7
1.62 Status

- listed, but not designated,
xxxxxxas part of the Erindale Village Cultural Landscape
1.63 Bylaw

- n/a
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2.0 GENERAL REQUIREMENTS
2.1 Location Map

Erindale Village

1584 Dundas Street West
as part of Erindale Village.
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Looking north.
(Bing Maps)

Looking east.
(Bing Maps)
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Looking south.
(Bing Maps)

Looking west.
(Bing Maps)
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Erindale Village

Block defined by Dundas Street West, Produfoot Street,
Adamson Street and Robinson Street.

2.2 Site Plan Drawings

7.5 - 11



Site plan for the east half of Lot 6 south of Dundas Street,
by McConnell and Maughan, Ontario Land Surveyors

7.5 - 12



Solid fill map.
(City of Mississauga, I-Maps)

2015 aerial image, with subject building for proposed demolition highlighted.
(City of Mississauga, I-Maps)
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2015 aerial image, without current property lines.
(City of Mississauga, I-Maps)

2015 aerial image, showing current property lines.
(City of Mississauga, I-Maps)
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2.3 Written and Visual Inventory

The subject property is located on the south side of Dundas Street West,
between Proudfoot Street and Robinson Street in the historic village of Erindale, in
the City of Mississauga. This property and others in the historic village are defined
by the City of Mississauga as being in the Erindale Village Cultural Landscape.

There are two main structures on the property. The main residence, now
unoccupied, is set to the northwest corner of the lot, facing north towards Dundas
Street West.

The second structure, being the one structure on the property for which
demolition is proposed, is the former garage, which is set back south and east of
the main residence. It is physically detached from the main residence.

The garage is a one storey, wood frame structure with a medium-pitched,
asphalt-shingled gable roof. The garage is built on a rectangular, concrete
foundation, but with no basement.

The garage has a ground floor area of about 90 m2. The front of the garage is
set back ~25 metres from the front property line.
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1548 Dundas Street West, garage
looking south.
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1548 Dundas Street West, garage
north and east façades.

1548 Dundas Street West, garage
north and west façades.
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1548 Dundas Street West, garage
south and east façades.

1548 Dundas Street West, garage
south and west façades.
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1548 Dundas Street West, garage
south façade and lot.

1548 Dundas Street West, garage
south façade.
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1548 Dundas Street West, garage
east façade.

1548 Dundas Street West, garage
west façade.
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Back yard, looking south.

Looking south to subject property.
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Plan of the current garage at 1548 Dundas Street West.

2.4 Measured Floor Plans

1548 Dundas Street West

Garage

PLAN
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North elevation of the current garage at 1548 Dundas Street West.

South elevation of the current garage at 1548 Dundas Street West.

1548 Dundas Street West

Garage

NORTH ELEVATION

1548 Dundas Street West

Garage

SOUTH ELEVATION
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current view

proposed view

2.6 Streetscape
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2.7 Photographs of the Adjacent Properties

1542 Dundas Street West
The property immediately to the east of the subject property is a two-storey

commercial building, likely built prior to World War II as a commercial building
with a residential component on the second floor. This property is listed on the
City of Mississauga’s register of heritage properties; inventory number 261. In the
1950s and early 1960s, this structure was the residence of R.F. Eichler.

1552 Dundas Street West
The structure on the property west of the subject property is a two-unit

commercial building built in 1975. It is a two-storey building in a modern,
functional style, with a red brick main floor and a faux-mansard shingle-roofed
second floor.

Open Land North of the Subject Property
There is no development on the property directly north of the subject

property. This land is part of the City of Mississauga’s Erindale Park, which
occupies the area of the former “Erindale Pond”; the reservoir created by the 1910
Erindale Power Company dam on the Credit River, further west.

22

Erindale Park.
Property north of the subject property.
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1542 Dundas Street West.
Property east of the subject property.

1552 Dundas Street West.
Property west of the subject property.
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3.0 ADDRESSING the CULTURAL LANDSCAPE
3.1 Landscape Environment

The subject property and the neighbouring lots that comprise the Erindale
Village Cultural Landscape were originally part of the lands occupied by the Credit
Mississauga nation. In 1805, when the Mississauga nation sold the “Mississauga
Tract” to the British crown, the Mississauga nation retained ~1.6 kilometres (one
mile) on both sides of the Credit River, to protect the habitat of their sacred river.
This reserve includes the subject property.

The Mississauga nation sold this land in two 1820 treaties – Numbers 22 and 23
– at which time the land was surveyed into ranges for sale to settlers as the Credit
Indian Reserve (CIR). The subject property is part of Treaty 22, Range 1 SDS; being
all lands within the CIR for a quarter of the length of a concession (~500 m) south
of Dundas Street.

An early investor Thomas Racey arranged with the Crown to lease Ranges 1
and 2 SDS and Rages and 2 NDS with a guarantee to build a sawmill within the
tract, on the Credit River. Racey proposed to pay off the lease by selling lots to
settlers locating near the mill. Lacking the funds to expand the mill and to build a
much-needed grist mill to attract settlers, Racey surrendered the tract in 1828.
Back in the colony’s hands, Crown surveyor William Chewett completed a survey
in May 1830, identifying the lot that includes the subject property as Lot 6, Dundas
Street south side.

In December 1922, this lot was divided into east and west halves. The subject
property is the east half.

At around the time that Lot 6 was divided, a small commercial district began
to form along “the Dundas Highway”. Typical of commercial districts of this time,
buildings were sited close to the road. The buildings were often two-storeys, with
the main floor being the retail business and the upper floor being the residence of
the retailer and his family. Downtown Erindale today is defined by its many
narrow, two-storey buildings located close to the front of the property line.

The main residence at the subject property is a single-storey residence,
currently unoccupied. The garage on the subject property, for which an
application for demolition has been made, is set back from and to the east of the
main residence.

3.1.1: scenic and visual quality
There will be minimal change to the scenic and visual characteristic of the

Erindale Village Cultural Landscape by the demolition of the garage at 1548 Dundas
Street West. The garage is set back from the road farther than the structures on
the nighbouring properties in the village. The garage is uncharacteristic of the
village. This garage, and a garage of similar style and position on the property at
1534 Dundas Street West are the only detached garages on either side of Dundas
Street West along the length the village, between the Credit River and the Credit
Woodlands.

Except from head on, along Dundas Street, the current garage is nearly
inconspicuous. In the satellite images on pages 7 and 8 of this report, the garage is
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obscured in all four cardinal views. As a result there will be minimal change in the
scenic and visual characteristics of the cultural landscape with the demolition of
this structure.

3.1.2: natural environment
No alterations are to be made to the vegetation or to the lay of the land as it

currently exists.
3.1.3: horticultural interest
The subject property has no horticultural features, landscaped terrain or

gardens, watercourse and/or ravine characteristics. See photographs, pages 13 to
18. Except for a treed slope at the far rear of the lot, and small lawns at the front
and rear of the residence, the property consists of gravel.

3.1.4: landscape design, type and technological interest
There are no visual or technologically interesting features at 1548 Dundas

Street West.

25

1548 Dundas Street West,
residence and garage.

7.5 - 27



3.2 Bult Environment

The built form along both sides of Dundas Street West in Erindale village
consists primarily of brick or wood residences set relatively close to the road. Most
of these homes had a considerable setback with a front lawn when built; mostly
from the 1870s to the 1920s. Dundas Road was widened in 1927, becoming Highway
5, and was widened again in 1957 and finally in 1975 onto the north part of the
subject lot and its neighbouring lots to accommodate four lanes of through traffic,
plus additional turning lanes. As a result the homes on Dundas Street West have
lost much other their historical character and context.

3.2.1: aesthetic/visual quality
The garage is conventional in style, consisting of a basic rectangular plan, with

a medium-pitch, lengthwise gable roof. The garage is of wood frame construction.
It bears no aesthetic styling and has no architectural elements that add visual
character to the streetscape.

3.2.2: consistent with pre World War II environs
Based on land registry records, the residence and garage likely date from 1922,

so both the residence (not to be demolished) and the garage (proposed for
demolition) were built prior to World War II. The southernmost third of the garage
is narrower, crosswise, than the section closer to the road, indicating that the 1922
garage may have been widened slightly towards the forward end at an
undetermined date, possibly to accommodate the wider cars being built in the
1950s. A chimney to the back (south) end of the building may be an indication that
the narrow, southernmost section was an addition to the 1922 garage, used
perhaps as a work area requiring space heating. Unlike built forms for residential
use, it is generally difficult to date changes and additions to garages.

3.2.3: consistent scale of built features
On both sides of Dundas Street West, through the length of the village of

Erindale, only two lots have detached garages. The garage at 1548 Dundas Street
West is generally not consistent with the scale of the built heritage in the village,
which otherwise consists of one-and-a-half storey and two-storey residences and
“live-work” structures. The garage is set back farther from the road than the main
residence on the same lot, and the structures on neighbouring lots.

3.2.4: unique architectural features/buildings
The garage on the subject property displays no unique architectural features.

There are no architectural adornments on this simple rectangular, gable-roofed
structure.

3.2.5: designated structures
The current property is not designated under the terms of the Ontario

Heritage Act.
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3.3 Historical Associations

The land own which the subject property is located was transferred to the
British Crown in 1820, but the first record of a transfer of land after this time is a
bargain and sale transfer of the land of all of CIR Range 1, Lot 6, south side of
Dundas, to Donald Cameron, et al (and others) in 1869. He sold the land seven years
later to Elijah Weller at almost triple its value, suggesting that Cameron may have
built a residence on part of Lot 6; likely on the west half of the lot (west of the
subject property) which was later transferred to Elijah’s granddaughter, Lucinda.

Elijah Weller married Catharine Anne Newman of Port Credit. They had
daughters, Frances ("Fannie"), Lucinda (“Lizzie”) and Maud, and three sons;
William, Thomas and Louis. Elijah’s second son, Thomas Henry Weller married
Margaret Robinson (Robbinson) in 1921, and Elijah passed the subject property to
Thomas a year later. The 1921 date on the marriage license and the 1922 date of
the land transfer is a strong indication that the residence on the subject property
was built in 1922 as a home for the new couple. Made of the same building
materials, it is likely that the garage was also built in 1922.

Research into Thomas’ genealogy has not determined his birth or death date.
His parents and his sister Lizzie are buried at St. Peter’s Anglican Cemetery in
Erindale, but according to St. Peter’s cemetery records, Thomas is not. A number of
articles in the social pages of the Port Credit News and Port Credit Weekly in the 1950s
and 1960s state that Thomas and Margaret attended St. Andrew’s Presbyterian
Church in Port Credit.

In the 1935 voters list, Thomas was listed as a “gentleman”; a term that
normally indicated a landowner who did not work, and who earned revenue from
his property, usually as a farm. Too old to serve in the military, Thomas appears to
have taken work during World War II. In 1940 he is a labourer, and is a machinist
in 1945. In the 1949 and 1957 voters lists, Thomas is listed as a clerk.

Margaret died in 1989, in her 102nd year.
3.3.1: illustrates a style, trend or pattern
The garage, being the only structure on the property proposed for demolition,

is a simple rectangular plan building that displays no unique or aesthetic style
trend or pattern of architecture.

3.3.2: direct association with important person or event
Using provincial and federal voters lists and the local Port Credit newspapers

from 1927 to 1970 as a resource, there is little indication that the Wellers were a
prominent family in Erindale. Thomas and Margaret appear occasionally in the
social pages of the Port Credit weekly papers regarding their involvement with
church activities at St. Andrew’s in Port Credit, but otherwise do not appear to
have made notable or outstanding contributions to Erindale or Mississauga.
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3.3.3: illustrates an important phase of social or physical development
Even where a person, persons or family have made contributions to the

community, a garage located on the property is not generally regarded as a
significant part of the character of the person or family. The garage, in this case, is
a simple utility building.

3.3.4: illustrates the work of an important designer
No records regarding the architect of the either the main residence or the

garage at 1548 Dundas Street West have been found. The design of the garage is
sufficiently conventional in style to indicate that an architect of prominence was
not involved in its design and construction.
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Erindale Village,
looking east.
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Erindale Village, with registered lot lines.
1954 aerial view.

Erindale Village, with registered lot lines.
2016 aerial view.

7.5 - 31



Block defined by Dundas Street West, Produfoot Street,
Adamson Street and Robinson Street, 1960.

3.4 Others

3.4.1: historical or archaeological interest
Based on research in local history archives at the Mississauga Library and

from newspapers resources, it does not appear that the Weller family or later
inhabitants, as listed in the land registry records made significant contributions to
the Erindale community or to the City of Mississauga. No archaeological research
has been conducted on the property.

3.4.2: outstanding features/interest
The lay of the property is generally flat. There are no features of natural

interest on the subject property. There are only two structures on the subject
property. The garage, for which demolition is proposed, does not show any
features of interest.

3.4.3: significant ecological interest
There are no hedge rows, wind rows, or other compositions of trees that can

be defined as specialized landscape features on the subject property.
3.4.4: landmark value
The garage, and the property at 1548 Dundas Street West in general, are not

recognized locally as a landmark.
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4.0 PROPERTY INFORMATION

The subject property was part of the Mississauga nation until February 28,
1820, when the reserve was purchased by the British Crown and surveyed as the
Credit Indian Reserve (CIR). The crown granted the section of the reserve, which
includes the subject property to Donald Cameron, et al for $100. The “et al” suffix
indicates that Cameron “and others” were not likely residents on the lot and were
possibly speculators or early land developers who purchased land in the growing
village of Erindale for resale as the village grew.

Range 1, Lot 6, south side of Dundas Street was sold in December 1876 to Elijah
Weller for $350. The $250 increase in the property’s value during that seven years
is an indication that the property was improved in some manner. This may have
included a residence, but may also have been a clearing of the land of trees and
brush and possibly turning of the soil to make the lot suitable for farming.

Between 1906 and 1922, Elijah subdivided Lot 6 to provide land for his
daughter Fannie and his two youngest sons, Thomas and Louis.

In 1931, Lot 6 was formally divided into two halves, with the west half being
retained by Lucinda (“Lizzie”) and the east half – being the subject property –
granted by Elijah to Thomas. It is likely that the residence and garage on the
subject property predate this 1931 land transfer, indicated by the rise in property
value in 1922; a year after Thomas married Margaret Robinson.

Based on the land registry item dated February 1971, identifying a resurvery
of the lot under the name “Thomas H. Weller Estate”, it is likely that Thomas died
on or before that date. The property was transferred to Duomo Construction, in
1975, but based on the current condition of the property, with the 1922 residence
and garage still in place, no development has since taken place on the property.

Information regarding the current property owner has been excluded from
this Heritage Impact Assessment in compliance with the City of Mississauga's
terms of reference, and the Freedom of Information and Protection of Privacy Act.

4.2: building date, architect, landscape architect, or personal histories
Based on the transfer of land from Elijah Weller to his son Thomas in 1922, the

increase in the value of the land that year, and the marriage record for Thomas
Weller and Margaret Robinson in 1921, it is likely that the residence was built in
1922, and that the garage was likely built at the same time, based on the use of
similar construction materials.

The design of the residence is conventional. There is no evidence that an
architect of prominence was involved in its design and construction. There are no
natural or horticultural features, leaving no evidence that a landscape architect
contributed to the development of this site. There is no evidence based on local
newspaper resources and the records of Mississauga South Historical Society and
Heritage Mississauga that indicate that any of the residents related to the subject
property played a significant role in the development of Erindale or of Mississauga.
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4.1 list of property owners from the Land Registry office
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Land registry record for Toronto Township #7, Lot 6, south of Dundas Street;
page 1.

Land registry record for Toronto Township #7, Lot 6, south of Dundas Street; page 2.
Page 3 begins with current property owner information, and is therefore not shown in this HIA.
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5.0 IMPACT of DEVELOPMENT
5.1 Assessment of Impact of Proposed Development

The current property owner has made an application only to demolish the
existing garage at 1548 Dundas Street West. The residence is to be retained and no
application has been made at this time for a new development on the property.
The purpose of this report is to determine the impact of demolition of the garage
on the character of the Erindale Village Cultural Landscape.

In terms of architectural style, the removal of the garage at 1548 Dundas
Street West will have no notable impact on the Erindale Village Cultural
Landscape. The garage is not architecturally significant. Except for the brief direct
line of view of the property from Dundas Street West, the garage is inconspicuous.
Referring to the aerial photos on pages 7 and 8 of this Heritage Impact Assessment,
the garage is largely obscured by trees and other buildings in all directions.

The garage at 1548 Dundas Street West does not represent an architectural
style or pattern of building type that is relevant to the local cultural landscape.

5.1.1: destruction of any, or part of any, significant heritage attributes
or features

Only the garage on this property is to be removed. As indicated in Section 3.2,
the garage has no heritage attributes or features.

5.1.2: removal of natural heritage features, including trees
No trees are to be removed.
5.1.3: alteration that is not sympathetic, or is incompatible, with the

historic fabric and appearance
No alterations are to be to the remaining structure on the property.
5.1.4: shadows created that alter the appearance of a heritage attribute

or change the viability of an associated natural feature, or plantings
not applicable
5.1.5: isolation of a heritage attribute from its surrounding environment,

context or a significant relationship
The garage on the property has no identifiable heritage value, or any direct

heritage link to the neighbourhood.
5.1.6: direct or indirect obstruction of significant views or vistas within,

from, or of built and natural features
not applicable
5.1.7: a change in land use where the change in use negates the

property’s cultural heritage value
There is to be no change to the current C4-7 zoning.
5.1.8: land disturbances such as change in grade that alter soils, and

drainage patterns that adversely affect cultural heritage resources
There are to be no changes to the topography of the land by the removal of

the garage. No trees are to be removed.
5.1.9: demonstration of how the proposed built form reflects the values

of the identified cultural landscape
not applicable
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6.0 MITIGATION MEASURES

Based on the condition of the structure proposed for demolition, and the
minimal architectural or historical value of that structure, mitigation measures are
not required.

34

7.5 - 36



7.0 QUALIFICATIONS
7.1 Author’s Background

Since 2007 Richard Collins has prepared Heritage Impact Statements for sites
in Burlington, Gravenhurst, Mississauga, Oakville and Welland Ontario.

- Clarkson 1808-2008 Committee; heritage coordinator
- City of Mississauga; 2012 Civic Award of Recognition
- Heritage Mississauga; volunteer, recipient of the 2007 Lifetime

Membership Award and the 2008 Member’s Choice Award
- Mississauga HAC; member of the Heritage Designation Subcommittee
- Mississauga South Historical Society; past president
- Museums of Mississauga, historical interpreter
- Muskoka Steamship Society, restoration fundraiser for R.M.S. Segwun
- Page+Steele Architects, Toronto; past archivist
- Peel District School Board Heritage Fair, member and adjudicator
- Port Credit 175th Anniversary Committee; project leader and secretary
- Port Credit Village Project; secretary and co-chair of the Heritage Circle
- The Booster; author of over 200 articles on Mississauga’s history
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8.0 RECOMMENDATION
8.1 Criteria for Determining Cultural Heritage Value or Interest

A municipal council may designate heritage resources by by-law pursuant to
Section 29 of the Ontario Heritage Act based on criteria set forth in Ontario
Regulation 9/06; Criteria for Determining Cultural Heritage Value or Interest.

Section 1
The property has design value or physical value because it;

i: is a rare, unique, representative or early example of a style, type,
expression, material or construction method,

ii: displays a high degree of craftsmanship or artistic merit, or
iii: demonstrates a high degree of technical or scientific achievement.

Section 2
The property has historical value or associative value because it;

i: has direct associations with a theme, event, belief, person, activity,
organization or institution that is significant to a community,

ii: yields, or has the potential to yield, information that contributes to an
understanding of a community or culture, or

iii: demonstrates or reflects the work or ideas of an architect, artist,
builder, designer or theorist who is significant to a community.

Section 3
The property has contextual value because it is;

i: important in defining, maintaining orsupporting
the character of area,

ii: physically, functionally, visually or historically linked
to its surrounding,

iii: a landmark.
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8.2 Does the property meet the criteria for heritage designation?

Section 1
The property has design value or physical value:
i: The garage on the subject property is a conventional, rectangular-plan,

wood frame structure. Aside from being functional, the garage is not of any
indentifiable architectural style.

ii: The garage does not display a degree of craftsmanship or artistic merit.
iii: As with Item ii, the garage on the subject property does not demonstrate a

high degree of technical or scientific achievement.
Section 2
The property has historical value or associative value:
i: There is no evidence, based on research conducted of local newspaper

resources, that the Weller family, or later owners played a significant role in the
development and growth of Erindale, or of Mississauga.

ii: Being a utility building, the garage at 1548 Dundas Street West has little
potential to help define the character of the Erindale Village Cultural Landscape.

iii: Being of a conventional design, and made of common wood siding and
brick, it is unlikely that the garage at the subject property is the work of a skilled
architect, artists, builder, designer or theorist.

Section 3
The property has contextual value:
i: Being a neighbourhood of predominantly storey-and-a-half, and two-storey

residences or live-work buidlings, located close to the road in the common
configuration of a commercial district, the small, one-storey garage at 1548 Dundas
Street West, setback from the road, does not adequately define, maintain or
support the unique character of the Erindale Village Cultural Landscape.

ii: As per Section 3, subsection i: the garage at the subject property it is not
historically linked other residential and/or commercial buildings on Dunads Street
West, in the village of Erindale.

iii: The garage at the subject property is not regarded locally as a landmark.
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8.3 Provincial Policy Statement - 2014, under the Planning Act

The preamble to the Provincial Policy Statement – 2014 states that “the Provincial
Policy Statement provides for appropriate development while protecting
resources of provincial interest, public health and safety, and the quality of the
natural and built environment.”

No new development is currently proposed for the subject property. The
garage, which is proposed for demoilition, does not exhibit characteristics that
would define it as suitable for protection as a site of provincial interest, or of built
environment.

In specific regard to Section 2.6 of the PPS, the garage at the subject property
has no identifiable value as a built heritage resource.
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Date: 2016/10/24 
 
To: Chair and Members of Heritage Advisory Committee 
 
From: Paul Mitcham, P. Eng, MBA, Commissioner of 

Community Services  

Originator’s files: 
 

Meeting date: 
2016/11/15 
 

 

 
Subject 
Removal or reduction of Cultural Landscape Properties from the City’s Heritage Register 

 

Recommendation 
That the report regarding the Removal or reduction of Cultural Landscape Properties from the 
City’s Heritage Register, from the Commissioner of Community Services, dated October 24, 
2016, be received. 

Report Highlights 
 The City adopted a Cultural Landscape Inventory in 2005 and simultaneously added all 

(approximately 3000) of the impacted properties to the City’s Heritage Register 

 All of these properties are now subject to review by Heritage Planning staff for any building 
permit and/or development application 

 The process is unmanageable with the current staff compliment and has had little impact 
in conserving the City’s cultural heritage resources 

 A revision of the Cultural Landscape Inventory is set for 2018 

 In the meantime, options are discussed below for managing the City’s large Heritage 

Register 

 

Background 
In July 2016, the City’s Heritage Advisory Committee made the following recommendation, 

(HAC-0042-2016) subsequently adopted by Council: 
 
That staff be directed to prepare a report summarizing the current data on Mississauga’s 

Cultural Landscapes, the pros and cons of the process of listing/delisting, and maintaining of the 
list, with a focus on the Mineola Neighbourhood. 
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This report responds to that request. 
 
The City of Mississauga is a leader in identifying cultural landscapes; it was the first municipality 
in Ontario to propose a Heritage Conservation District and to produce a Cultural Landscape 
Inventory. (The document is available online at: 
http://www5.mississauga.ca/pdfs/Cultural_Landscape_Inventory_Jan05.pdf.) 

The City adopted the Cultural Landscape Inventory in 2005. Simultaneously, all of the impacted 
properties were added to the City’s Heritage Register, then known as the Heritage Inventory. As 

per the original Corporate Report, attached as Appendix 1: “The purpose of the Cultural 

Landscape Inventory is to have it fully integrated into the City’s existing Heritage Inventory. […] 

As with all property currently listed on the Heritage Inventory, when a development proposal is 
received, it will be reviewed for cultural heritage resources and appropriate comments will be 
made toward how the resources may be conserved.” It is important to note that listing had no 
legal status at this time. 

The Cultural Landscape Inventory included approximately sixty landscapes, which include large 
neighbourhoods, streetscapes and the Credit River Corridor. As such, more than 3000 
properties were added to the existing 300 individually listed heritage properties. It should be 
noted that Mississauga’s heritage register is one of the largest in the province. As a point of 

comparison, Toronto has 2498 listed properties versus Mississauga’s 3300. 

Amendments to the Ontario Heritage Act made in April 2005 gave legal status to the Heritage 
Register and amendments made in June 2006 provided interim protection for listed properties 
(subsections 27 (3)-(5)). Owners of listed properties must give the council of the municipality at 
least 60 days notice of their intention to demolish or remove a building or structure on the 
property. This allows time for the municipality to decide whether to begin the designation 
process to give long term protection to the property. 

The City’s 2016 Heritage Management Strategy’s sixth recommendation is that the City’s 

Cultural Landscape Inventory and its applicable policies be revised. The eleven year-old 
inventory needs to be re-assessed based on current Provincial definitions, the integrity of the 
existing landscapes, consideration of new ones, etc. More importantly, an implementation plan 
that focuses on planning controls is required. The implementation plan would include 
consideration of delisting landscapes as well as adding Part IV (individual) and Part V (district) 
heritage designations where warranted. Capital funding is required for such a project. The 
Culture Division leadership team has committed to requesting funds in the 2017 business 
planning process for a 2018 start date.      

 

Present Status 
Of the approximately forty heritage permits that Heritage Planning staff process annually, 
approximately half are redevelopment applications for properties that fall within the cultural 
landscapes. While some individually listed properties that also have cultural landscape status 
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have been designated under the Ontario Heritage Act during this time, no property with cultural 
landscape status only has been designated under the Ontario Heritage Act to date. Staff 
recommended one for heritage designation but Council did not uphold the recommendation. 

As all demolition applications require a Heritage Impact Assessment, the process has allowed 
for the documentation of resources subsequently lost. Additionally, to a degree, the Cultural 
Landscape Inventory has provided some impetus for staff to attempt to mitigate new proposals 
that are not sympathetic to the character of the cultural landscapes. However, in the absence of 
coordinated zoning by-laws, and more specific guidelines for the areas, comments cannot be 
enforced. Likewise, some heritage consultants have advised that cultural landscape status 
helps them to influence design to be more compatible with surroundings. Simultaneously some 
heritage consultants have expressed frustration when their advice cannot be enforced. 

In addition to managing approximately twenty heritage permits per year as a result of the 
Cultural Landscape Inventory, as well as corresponding site plan applications, staff also spend 
considerable time fielding “tire kicking” inquiries from property owners and potential property 

owners about redevelopment options for heritage properties. As a point of interest, 40% of the 
Culture Division’s 311 inquiries to date this year are Heritage Planning calls. Additionally, due to 
applicable law, Heritage Planning staff are flagged on every building permit application that 
pertains to property listed on the City’s Heritage Register. As such, a considerable amount of 

staff resources are engaged due to the fact that the Cultural Landscape Inventory is listed on 
the City’s Heritage Register. Heritage Planning staff review over 2800 applications a year, and 

that number does not include informal pre-applications. 

Heritage listing is an interim tool to protect buildings or structures from demolition or removal 
without an evaluation against Regulation 9/06, the criteria for determining cultural heritage value 
or interest. Without the full protection of a heritage designation by-law, heritage listing alone 
cannot protect the collective physical, associative and contextual cultural heritage character of 
an area. Over the past decade, the experience has shown enforceable planning tools are 

required to preserve the character of these cultural landscapes. 

 

Comments 
Cultural landscapes can be viewed as a precursor to heritage conservation district designation. 
Interest in heritage conservation district designation needs to stem from impacted property 
owners in order to be successful. Although staff, Heritage Advisory Committee members and 
others find merit – on a very preliminary basis – in designating some of these cultural 
landscapes under the Ontario Heritage Act, there has been little if any interest by affected 
property owners in upgrading any landscape’s heritage listed status to district designation under 
the Ontario Heritage Act. 
 
Streetsville is the exception. A feasibility study for this potential heritage conservation district is 
noted in the City’s unfunded Capital Budget. It should be noted that staff have had some 
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success in conserving the character of the Streetsville Core Cultural Landscape as well as the 
“low stone walls” cultural features. 
 
In summary, the pros and cons of the inclusion of the Cultural Landscape Inventory on the City’s 

Heritage Register are as follows: 
 

P
R

O
S

 

 Minimizes risk of properties that merit Part IV heritage designation being demolished 
 Provides opportunity for heritage staff and consultants to attempt to mitigate proposals 

that are not sympathetic to the character of the landscape 
 Documents Mississauga’s property history 
 Demonstrates City belief in the cultural heritage value of the properties 

C
O

N
S

 

 Diverts the few (2.5) staff resources available from projects that may be more effective 
in conserving Mississauga’s cultural heritage resources, most notably implementing 
the Heritage Management Strategy. Additionally, other staff, i.e. Legislative Services, 
Planning & Building and administrative staff, are also impacted. 

 Impacts property owner resources due to Heritage Impact Assessment requirement 
and timelines associated with the production of same as well as the heritage permit 
process 

 Creates frustration for many, both internally and externally, as there is a perception 
that the “listed” status of a property, that is also included in the Cultural Landscape 
Inventory, authorizes the City to enforce the maintenance of the cultural landscape 
character. 

 
Mineola Neighbourhood 
As the chart attached as Appendix 2 shows, an inordinate amount of building permit and site 
plan work is attributed to the Mineola Neighborhood and the Mississauga Road Scenic Route 
cultural landscapes (2013-15). As the Heritage Advisory Committee recommendation suggests, 
Mineola has been particularly high in the number of heritage permit applications for demolition 
that have come before the Committee and Council. 
 
Over the years, there have been attempts to mitigate the challenges associated with the high 
volume of heritage permit applications in the Mineola Cultural Landscape. In 2007 HAC 
recommended that Planning and Building be requested to examine the feasibility of 
strengthening planning tools for Mineola. The department found the existing policies, zoning 
regulations and design guidelines were sufficient. In 2009, HAC member Matthew Wilkinson 
spearheaded a group, including volunteers and staff photographed all of the properties in the 
area, for documentary purposes. These photos were subsequently uploaded into MAX, the 
City’s planning approval process software/database. In 2012, staff investigated the feasibility of 
streamlining the Heritage Impact Assessment terms of reference but found that it would 
undermine both the objectives of the Cultural Landscape Inventory and the heritage policies in 
the official plan. 
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Options 
The estimated timing for the Cultural Landscape Inventory review, as per the recommendation 
of the Heritage Management Strategy, is a few years away, as noted in the background of this 
report. Interim measures to address some of the more immediate issues discussed above could 
be considered. Below are some options. They all have varying degrees of feasibility, risk and 
resource requirements. They are offered here as a point of discussion. 
 
Please note that any removal of properties from the heritage register would require a transition 
plan to ensure that applicants that are currently in the process of applying for a heritage permit 
are treated fairly. 
 
Option #1 

Canvas property owners in potential heritage conservation districts to determine level of 
interest, if any, in designating the area as a heritage conservation district. Consider removing 
landscapes wherein there is little interest. 
 
Option #2 

Remove cultural landscapes from the City’s Heritage Register wherein the original objective of 

the Inventory – to conserve cultural heritage resources – is proving ineffective. Criteria would 
need to be determined to define “ineffective.” For example, for landscapes wherein built heritage 

was not a major identifying criteria, our only conservation tool – preventing demolition with 
heritage designation – would be less effective. 
 
Option #3 

Assign Heritage Advisory Committee members in teams of three to conduct half day or day long 
site visits to each of the cultural landscapes with the most redevelopment pressures – including 
Mineola, Mississauga Road, Lorne Park Estates, Malton War Time Housing and Erindale 
Neighbourhood – to conduct a preliminary evaluation against the original Inventory, i.e. the 
criteria used to identify the landscape originally. If appropriate, recommend reduction of 
properties from the City’s Heritage Register. The focus of this study may be on the potential to 

designate properties under Part IV of the Ontario Heritage Act rather than preserving character. 
 
For all of these options, properties that are individually listed should remain so and, through any 
survey/study more properties that merit individual listing could be identified. 
 
Some combination of the above options may be most effective. Again, these potential solutions 
are brought forward as a point of discussion. 
 

Financial Impact 
There is no financial impact. 
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Conclusion 
Heritage Planning staff have processed approximately twenty heritage permit demolition 
applications per year in the City’s Cultural Landscapes for over a decade. The only mechanism 

of preventing demolition is with designation of the property under the Ontario Heritage Act. No 
property with Cultural Landscape listing status only has been designated through this process. 
 
The Inventory needs to be reassessed and, more importantly, an effective Planning 
implementation plan is required should there be community support. The Culture Division plans 
to seek funding for such a multi-year project, to begin in 2018. As a point of discussion, options 
on interim solutions to the challenges associated with the listing of all properties within Cultural 
Landscapes are included in the report. 
 

Attachments 
Appendix 1: Cultural Landscape Inventory – Supplementary Report 
Appendix 2: Major Building Permits and Site Plan Applications in Cultural Landscapes, 2013-15 
 

 
 

Paul Mitcham, P. Eng, MBA, Commissioner of Community Services 
 
Prepared by:   P. Wubbenhorst, Senior Heritage Coordinator 
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Appendix 2: Major Building Permits and Site Plan Applications in Cultural Landscapes, 2013-15

Landscape Permits % Site Plan %

Credit River Corridor 23 6 5 4.2

Creditview Road Scenic Route 16 4.2 1 0.8

Erindale Village Neighbourhood 8 2.1 0 0

Lakefront Promenade 3 0.8 1 0.8

Lorne Park Estates 6 1.6 7 5.9

Low Stone Walls 4 1 1 0.8

Mineola Neighbourhood 82 21 66 55

Civic Centre Precinct 18 4.7 0 0

Mississauga Road Scenic Route 132 35 20 17

Rattray Marsh 1 0.3 0 0

Sheridan Research Park 28 7.3 8 6.7

St. Lawrence Starch 1 0.3 1 0.8

Streetsville Memorial Park 1 0.3 0 0

Streetsville Village Core 36 9.4 9 7.6

Trelawny 7 1.8 0 0

War Time Housing 16 4.2 0 0

TOTAL 382 100 119 100
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Date: 2016/10/26 

To: Chair and Members of Heritage Advisory Committee 
 

From: Mumtaz Alikhan, Legislative Coordinator, Office of the City Clerk 

Meeting Date: 2016/11/15 

Subject: Vacancy on Heritage Advisory Committee - Resignation of Paul McGuigan  

 
 
On October 25, 2016, Paul McGuigan, resigned from the Heritage Advisory Committee (HAC) 
with immediate effect. 
 
This has resulted in a vacancy on HAC and in accordance with Council Procedure By-law 
0139-2013, the seat of a Member of a Committee shall be declared vacant and the filling of the 
vacancy shall be made by Resolution of Council. 
 
 
Attachments 

Appendix 1: Resignation Letter from Paul McGuigan, Citizen Member 
 
 

 

Prepared by:   Mumtaz Alikhan, Legislative Coordinator 
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October 25, 2016 

 

Councillor George Carlson 

Chair, City of Mississauga Heritage Advisory Committee 

Mississauga City Hall 

300 City Centre Drive 

Mississauga, ON L5B 3C1 

 

Dear Councillor Carlson, 

 

Further to our recent telephone discussion regarding my service as a volunteer member of the City of 

Mississauga Heritage Advisory Committee (HAC), I regret that I am no longer able to continue attending 

and participating in the regularly-scheduled committee meetings. 

In late March of this year, I accepted a position with a new employer in Toronto and it has proven to be 

unexpectedly difficult to attend to external commitments during business hours.  Moreover, my 

continuing role as a volunteer committee member within my own professional association (Ontario 

Architects Association) has resulted in a coincidental and ongoing direct conflict with HAC meetings. 

If my present circumstances thus oblige me to step down as a member of HAC, then I fully accept this 

outcome and offer my sincere best wishes for the continued success of the committee.  Having 

subsequently spoken with Mark Warrack on this matter, I would be pleased to continue to offer my 

services to HAC where possible, if the committee determines I may continue be of assistance in some 

capacity.  This could include review and commentary on committee matters and /or potential support to 

sub-committee or special project work, outside of regular business hours.  

I am proud of my history of volunteer service over the years with the City of Mississauga Heritage 

Advisory Committee and look forward to continuing to be of service to the City in the future. 

 

Sincerely, 

 

Paul McGuigan 
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Date: 2016/10/28 

To: Chair and Members of Heritage Advisory Committee 
 

From: P. Wubbenhorst, Senior Heritage Coordinator 

Meeting Date: 2016/11/15 

Subject: Heritage Planning Work Plan 

 
 
Please find attached the Heritage Planning Work Plan, as per the Heritage Advisory Committee 
request. 
 
 
Attachments 

Appendix 1: Work Plan 2016/17 
 
 
 
 
 
 

Prepared by:   P. Wubbenhorst, Senior Heritage Coordinator 
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Appendix 1: Work Plan 2016/17 

Heritage Planning Core Workload 

TASK Estimated % of Time 

1. Respond to numerous incoming inquiries re: the 3500+ properties included 

on the City’s Heritage Register 

15 

2. Guide changes to heritage property through heritage planning process and 

negotiation 

3. Serve as team member on multiple City projects with a potential heritage 
component 

4. Manage approximately forty incoming heritage permit applications per 

annum 

40 
 

5. Analyze, evaluate and comment on all Official Plan Amendment, Plan of 

Subdivision and Rezoning applications 

6. Analyze, evaluate and comment on all Site Plan applications that are on or 

adjacent to heritage property 

25 

7. Review all Committee of Adjustment applications and analyze, evaluate and 

comment on those of heritage interest 

5 

8. Provide clearance to building permit office on heritage property proposals 

that do not require a heritage permit 

3 

9. Ensure heritage property grant program is rolled out in accordance with 

Heritage Planning standards and timelines 

10. Serve as subject matter expert for annual heritage property grant program 

1 

11. Contribute to City planning policies, visioning studies, strategic and master 

plans 

5 

12. Work with by-law enforcement and prosecutions staff, if necessary, on 
contraventions related to heritage properties 

8 

13. Advance preparation and/or managing recommendations/decisions related 
to Conservation Review Board and Ontario Municipal Board hearings 

8 

TOTAL 110 

 

Additional Projects 

TASK Status 

14. Complete Museums and Heritage Planning Strategic Plan – includes finalizing 
report content, drafting reports for Leadership Team and Council, 
coordinating presentations and roll-out 

Complete 

15. Activate implementation plan for the Museums & Heritage Planning 
Strategic Plan and re-set priorities 

In process 

16. Designate three heritage listed properties owned by the City of Mississauga 
– includes researching and drafting cultural heritage assessment if required, 
drafting designation by-laws and corporate reports, and liaising with relevant 
City departments 

In process 

17. Create RFP, hire consultants and project manage the Old Port Credit Village 
Heritage Conservation District Plan 

In process 

18. In coordination with Legal services, complete heritage permit by-law revision Complete 
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19. Manage UTM intern’s heritage property tax relief project Complete 

20. Research, compose copy and coordinate design, production and installation 
of requested designated property plaques 

On hold 

21. Complete design and implement policy/process for interpretive panel 
requests 

In process 

22. Determine priority properties for designation or by-law updates On hold 

23. “Lean” process improvement project to streamline heritage permit process On hold 
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Date: 2016/10/06 

To: Chair and Members of Heritage Advisory Committee 
 

From: Mumtaz Alikhan, Legislative Coordinator 

Meeting Date: 2016/11/15 

Subject: 2017 Heritage Advisory Committee Meeting Dates 

 
 
This Memorandum is to advise that the following Heritage Advisory Committee (HAC) meeting 
dates have been scheduled for 2017: 
 
• Tuesday, January 10 
• Tuesday, February 14 
• Tuesday, March 7 
• Tuesday, April 11 
• Tuesday, May 9 
• Tuesday, June 13 
• Tuesday, July 11 
• Tuesday, September 5 
• Tuesday, October 17 
• Tuesday, November 14 
 
All meetings will be held at 9:30 a.m. in the Council Chamber located on the 2nd floor of the City 
of Mississauga’s Civic Centre, 300 City Centre Drive, Mississauga, Ontario, L5B 3C1. Please 

note that one or more of the above meetings may be cancelled due to insufficient agenda items.    
 
It is important to contact the City Clerk’s Office in advance of meetings if you will be absent 

and/or late so that quorum issues can be anticipated and dealt with accordingly.   
 
 
 

Prepared by:   Mumtaz Alikhan, Legislative Coordinator 
 
Corporate Services Department, Legislative Services Division 
300 City Centre Drive, 2nd Floor, Mississauga, ON, L5B 3C1 
Telephone: 905-615-3200, ext. 5425; Fax: 905-615-4181 
Email Address: Mumtaz.Alikhan@mississauga.ca 
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From: Laila Gabiazon
To: Raj Sheth
Cc: Anna Cascioli; Jasbir Raina; Debbie Mendonca; Mark Vanderhelm
Subject: RE: Heritage Advisory Committee Request
Date: 2016/09/29 12:05:00 PM
Attachments: HAC Minutes.pdf

RE HAC-0043-2016.msg
Importance: High

Raj,

Further to below, page 6 of the minutes of HAC last July (attached) indicated that Matthew Wilkinson from Heritage Mississauga assumed that there was a report 
generated by F&PM with regards to needed repairs/upkeep of heritage-owned facilities. I’ve since asked Paula Wubbenhorst from Culture about this report and it 
appears that she too has yet to see that F&PM report mentioned. Both Paula and I have reverted back to Matthew to clarify on it (refer to attached email 
correspondence).  Based on my conversation with Matthew, he only “assumed” that there was a report generated as he met with Mark Vanderhelm together with 
a consultant some years back and toured Adamson, Benares and Chappell. To date, Matthew has advised that he will clarify this with Mark and get back to me 
once he gets hold of Mark.

It would appear that the existence of an F&PM report on heritage properties, as mentioned during the HAC meeting and which Council is asking that we 
provide a copy of, is only an “assumption” from  Matthew.

Laila

From: Raj Sheth 
Sent: 2016/09/14 10:25 PM
To: Laila Gabiazon
Cc: Anna Cascioli; Jasbir Raina; Debbie Mendonca
Subject: Fwd: Heritage Advisory Committee Request

Laila,

Can I ask you to follow up with Heritage and get a copy of the documents listed below.

Once you have had a chance to digest, please coordinate a time to review with Anna, Jasbir and myself.

Debbie can help set up the meeting but please note deadline date below.

Thanks

Raj

Raj Sheth
Director of Facilities & Property Management
905-815-2571

Begin forwarded message:

From: Mumtaz Alikhan <Mumtaz.Alikhan@mississauga.ca>
Date: September 14, 2016 at 12:22:39 PM EDT
To: Raj Sheth <Raj.Sheth@mississauga.ca>
Cc: Gary Kent <Gary.Kent@mississauga.ca>, Paul Mitcham <Paul.Mitcham@mississauga.ca>, Paul Damaso <Paul.Damaso@mississauga.ca>,
Paula Wubbenhorst <Paula.Wubbenhorst@mississauga.ca>, Mark Warrack <Mark.Warrack@mississauga.ca>, George Carlson
<George.CARLSON@mississauga.ca>
Subject: Heritage Advisory Committee Request

At its meeting held on July 12, 2016, members of the Heritage Advisory Committee recalled that Facilities and Property Management Division had conducted a
review of maintenance priorities of City owned heritage properties several years ago, and the Committee therefore requested staff to obtain a copy of this report
for review per Recommendation HAC-0043-2016.  The Recommendation below was considered by General Committee on September 7, 2016 and
subsequently adopted by Council on September 14, 2016 – Resolution 0168-2016:

HAC-0043-2016
That Facilities and Property Management Division be directed to provide to the Heritage Advisory Committee the report on maintenance priorities for City owned
heritage buildings prepared approximately five years ago.
The Heritage Advisory Committee would appreciate receiving this Report at your earliest convenience for its review.   The next meeting of the Committee is
scheduled for October 11, 2016.

Please let me know if I can be of further assistance.

Thank you,

Mumtaz Alikhan, Legislative Coordinator,
Heritage Advisory Committee (x5425)

Mumtaz Alikhan

Legislative Coordinator, Legislative Services
T 905-615-3200 ext.5425
mumtaz.alikhan@mississauga.ca

City of Mississauga | Corporate Services Department,
Legislative Services Division

Please consider the environment before printing.
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t 


Mr. Holmes stressed that an architect member of the Heritage Advisory Committee 
(HAG) is needed to attend the Sub-Committee meetings to provide professional 
guidance. Due to the fact that the two members of HAC appointed to the Sub
committee have been absent, he approached Rick Mateljan, who had indicated his 
willingness to participate. 


RECOMMENDATION 
HAC-0041-2016 
1. That the Meadowvale Village Heritage Conserv 


Committee Report dated June 7, 2016, be ap 
istrict Advisory Sub-


5 


2. lhat Rick Mateljan, Member of the Heritag dvisor~'-~1ii:nmittee, be appointed 
to the Meadowvale Village Heritage C,g\j~ervation Disffiqt,~dvisory Sub
committee to provide professional .g[Jii;l.l:!nce for the term 'e'r)j'f g November 2018, 
be approved. · ·· ''" " 


APPROVED (J. Holmes) 


7.2. Heritage Designation Sub-c<'ii\iiliitte~ 
Cameron Mccuaig, Chair, advtsed tf);;itro.eetings ,§_been held with staff and in order 
to be proactive of staff time, he 1sl.)gge~te Jstaff Bri\'1%~1,back a report on the cultural 
landscapes in Missis:auga and fi:Q:w to re . t*1.te .. the pfocess of reviewing and 
delisting the appEoixfnratelY 3000 11· rtieiF'Cl~them 


~~:>Li'r:- :_::;20~):'.-'.st!'~:_,_ "'-'' ~"--


'4~0';Jb, 


Discussion · ed and tfi;~~ommitte .... ·reeled staff to prepare a report for a Fall 
meeting arizing th ''ufrent data:\tl"le pros and cons of the process of 
listing/delis 1 g',.and mai ir,igJhe list,'~~l!h a focus on the Mineola Neighbourhood. 


-::~<'.~-:~:,,-, .;~;:J~ ' ~ ':-L'J:>;;-- ~:J? 


R~liilMMENDA'i'1(iN' ··· 111 1!'~·1. ,,. 
,,1ij~e?:oa'42~2oj 6 


.1111;,~:2iThat staff bifl;j,(t~pted !Q:_'p~epare a report summarizing the current data on Mississauga's 
· .. · Cultural LandsC'qp)es, the?'p~os and cons of the process of listing/delisting, and 


intaining of theJ)lst, with ~focus on the Mineola Neighbourhood. 


8. INFORMATION ITEMS - None. 


9. OTHER BUSINESS 


(a) Councillor Carlson spoke to the condition of the property located at 21 Main 
Street which has been for nearly ten years and needs to be repaired. Staff 
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10. 


11. 


t 


advised that they will investigate to see if an order can be placed through 
Property Standards. 


(b) Mr. Cameron suggested that a preliminary summary about Clarkson Corners may 
be a useful discussion point with the community and the Ward Councillor for its 
potential designation as a heritage conservation district. 


(c) 


(d) 


Mr. Dodaro requested that Committee Members be di i 
response to the Legislative Coordinator with respe 
meetings for quorum purposes. 


The Committee noted that.several City-ow 
and repairs. Mr. Wilkinson recalled that 
maintenance priorities about five year 
Management Division conducted a 


RECOMMENDATION 
HAC-0043-2016 


ent in providing a timely 
heir attendance at HAG 


buildings require painting 
pared a report on 


d Property 
ge buildings. 


That Facilities and Property Manag 11.t D s n be directed to provide to the 
Heritage Advisory Co . ittee the repoitZ:.Ci:ii"'nfaintenance priorities for City owned 
heritage buildings pre roximatel'' · 



laigab

Polygon










RE: HAC-0043-2016

		From

		Matthew Wilkinson

		To

		Laila Gabiazon

		Cc

		Paula Wubbenhorst

		Recipients

		Laila.Gabiazon@mississauga.ca; Paula.Wubbenhorst@mississauga.ca



Hi Laila, Paula;





 





To be honest, I cannot recall the context of the HAC discussion from July, but we were, I believe, looking for a report on needed repairs/upkeep for city-owned heritage buildings that was compiled several years ago … at least, that is what I recall. Through Heritage Mississauga, I met with the consultant team at several properties around the city as they toured the city-owned heritage buildings. Does this ring any bells?





 





Cheers, Matthew.





 





Matthew Wilkinson





Historian





Heritage Mississauga





905-828-8411 ext.29





history@heritagemississauga.org





www.heritagemississauga.com





 





Follow Heritage Mississauga on Facebook & Twitter





Facebook: www.facebook.com/heritagemississauga





Twitter: HeritageMssauga





 





From: Laila Gabiazon [mailto:Laila.Gabiazon@mississauga.ca] 
Sent: September-19-16 4:08 PM
To: history@heritagemississauga.org
Subject: RE: HAC-0043-2016





 





Hi Matthew,





…just following-up on the below query.





Thanks,





Laila





X 3072





 





From: Paula Wubbenhorst 
Sent: 2016/09/16 2:17 PM
To: history@heritagemississauga.org
Cc: Laila Gabiazon
Subject: FW: HAC-0043-2016





 





Matthew,





 





Can you share more information about the F&PM report you sought at the summer HAC meeting?





 





Thanks! 
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