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John McAskin, Citizen Member
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CALL TO ORDER

APPROVAL OF AGENDA

DECLARATIONS OF CONFLICT OF INTEREST

APPROVAL OF PREVIOUS MINUTES

Approval of Minutes of June 7, 2016 Meeting

DEPUTATIONS — Nil

MATTERS TO BE CONSIDERED

1. Request to Alter 1059 Old Derry Road
Memorandum dated March 21, 2017 from Paula Wubbenhorst, Senior Heritage
Coordinator, Culture Division.

Recommendation

That the request to alter the property at 1059 Old Derry Road be approved, as
described in the Memorandum dated March 21, 2017 from Paula
Wubbenhorst, Senior Heritage Coordinator, Culture Division.

2. Request to Alter 7059 Second Line West
Memorandum dated March 24, 2017 from Cecilia Nin Hernandez, Heritage Coordinator,
Culture Division. (Note: Appendix 2 available online)

Recommendation

That the request to alter the property at 7059 Second Line West be approved with
the following conditions:

a. That the proposed driveway be revised to reflect a reduction in driveway width to

4 metres, or 3 metres flanked with a sidewalk flush with the paving material of the
driveway

b. That permeable materials are supported for the driveway and flanking sidewalk

c. That if any changes result from other City review and approval requirements,
such as but not limited to building permit, committee of adjustment or site plan
approval, a new heritage permit application will be required. The applicant is
required to contact heritage planning at that time to review the changes prior to
obtaining other approvals and commencing construction.

OTHER BUSINESS

DATE OF NEXT MEETING — To be determined.

ADJOURNMENT
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MISSISSauGa

Meadowvale Heritage Conservation District Advisory
Sub-Committee

Date
June 7, 2016

Time
1:30 p.m.

Location
Meadowvale Village Hall, 6970 Second Line West, Mississauga

Members

Jim Holmes, Citizen Member

Brian Carmody, Citizen Member
Gord MacKinnon, Citizen Member
John McAskin, Citizen Member
David Moir, Citizen Member
Colleen Newmarch, Citizen Member
Greg Young, Citizen Member

Members Absent

Janet Clewes, Citizen Member

David Dodaro, HAC Representative
Paul McGuigan, HAC Representative
Terry Wilson, Citizen Member

Staff Present

Mark Warrack, Manager, Culture and Heritage Planning

Paula Wubbenharst, Senior Heritage Coordinator, Culture Division
Cecilia Nin Hernandez, Heritage Coordinator, Culture Division
Mumtaz Alikhan, Legislative Coordinator, Legislative Services Division

Find it online
http://www.mississauga.ca/portal/cityhall/heritageadvisory
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CALL TO ORDER — 1:30pm

APPROVAL OF AGENDA

APPROVED ( G. Young)

DECLARATIONS OF CONFLICT OF INTEREST - Nil

APPROVAL OF PREVIOUS MINUTES

Approval of Minutes of January 5, 2016

APPROVED (B. Carmody)

DEPUTATIONS - Nil

MATTERS TO BE CONSIDERED

1.

Request to Alter 7004 Second_ Line West

Paula Wubbenhorst, Senior Heritage Coordinator reviewed the Application.

In response to concerns. with the state of the vacant lot requiring a clean-up, Rick
Mateljan, Architect, Strickland Mateljan, advised that the Applicant is anxious to proceed
with the alternation. Ms. Wubbenhorst confirmed that this item will be on the agenda of
the Heritage Advisory Committee scheduled to meet on July 12, 2016.

RECOMMENDATION

MVHCDA-0006/2016

That the request to alter the property at 7004 Second Line West be approved with the
following conditions:

1. No simulated dividers be employed on the windows.

2. The proposed replacement door be simplified.

3 Any repairs made to the original siding match the original material and
dimensions.

APPROVED (C.March)

Request to Alter 7005 Pond Street

Ms. Wubbenhorst reviewed the Application. She stated that there are two trees to the
rear wall which will probably need to be removed. She suggested that flexibility be
permitted to allow the garage to be moved forward to save these trees. David Moir
objected to this as his house will already be overpowered by the garage which will be
taller than his heritage home. He said the two trees behind were not worth saving. Ms.
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Wubbenhorst confirmed that tree removal will be subject to the Private Tree Protection
By-law.

RECOMMENDATION

MVHCDA-0007/2016

That the request to alter the property at 7005 Pond Street be approved with the following
condition:

1. No simulated dividers be employed on the windows.

APPROVED (D. Moir)

Request to Alter 1011 Old Derry Road

Ms. Wubbenhorst reviewed the Application.

Jim Holmes, Chair, advised that several members visited the site just before the
commencement of this meeting to review the request:

Matt Ramsay, Jameson Pool, noted that there is no alternative in the backyard without
some presence of a retaining wall in order to allow a swimming pool. He said an armour
stone wall provides stability and will not be visible to backyards in the neighbourhood.

Sharon and Adrian Bubalo, Owners, stated that they wished to make the space usable
for their family’s enjoyment. Ms. Bubalo noted that the armour stone wall will be more
cost effective. Mr. Bubalo stated that they have gone above and beyond to meet the
City’s guidelines and should not be punished for going through the process.

The Committee considered the request and felt that an armour stone wall will be a safer
and functional option which will stand the test of time. The Committee felt that due to the
proposed wall's invisibility to adjacent neighbours, it does not have a negative impact
from a heritage perspective and that the Application be approved. Mr. Moir also noted
that the proposed wall will prevent erosion washing onto his property.

RECOMMENDATION

MVHCDA-0008/2016

That the Meadowvale Village Heritage Conservation District Advisory Sub-Committee
recommends the request to alter the property at 1011 Old Derry Road, be approved.

APPROVED (G. Young)

OTHER BUSINESS

1.

Colleen Newmarch expressed concern about the appropriateness of the stone surface
driveway at the Silverthorn property instead of gravel. Mark Warrack, Manager, Culture
and Heritage Planning, advised that it is permitted if the stone surface is considered
permeable.
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2. Mr. Young said that he was prepared to pay for a fence behind the Community
Centre. Ms. Cecilia Nin Hernandez, Heritage Coordinator, advised that if it is a privacy
fence and is visible to the neighbourhood, a heritage permit is required.

DATE OF NEXT MEETING - Tuesday, August 9, 2016 2016 at 1:30 aim., Meadowvale Village
Hall, 6970 Second Line West if required.

ADJOURNMENT — 2:25 p.m.
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Memorandum MISSISSAUGa

Chair and Members of the Meadowvale Village Heritage Conservation District

To: Subcommittee
From: Paula Wubbenhorst, Senior Heritage Coordinator
Date: March 21, 2017

Subject: Request to Alter 1059 Old Derry Road

Meeting Date: April 4, 2017

Recommendation:
That the request to alter the property at 1059 Old Derry Road, as described below, be
approved.

Background:
The subject property is designated under Part V of the Ontario Heritage Act as it forms part
of the Meadowvale Village Heritage Conservation District (HCD). Council approved a partial
demolition and addition to the property in 2016:
http://www?7.mississauga.ca/documents/agendas/committees/heritage/2016/2_-

02 09 16_-_HAC Agenda.pdf.

Comments:
Pre-finished wood windows comprise the approve drawings. The windows that have been

installed are vinyl clad. As such, the owner requests a revised heritage permit for the vinyl
clad windows. See appendices for revised drawings and photographs of the current
condition, as well as a response from the owner.

The guidelines for additions in the HCD Plan (section 4.2.3) allow for “modern materials” for
windows as long as they “have the visual appearance of traditional materials.” As such, the
revision should be approved.

Conclusion:

The City is in receipt of an application to revise a previously issued heritage permit for a
change in window material. As the change is permitted in the Meadowvale Village Heritage
Conservation District Plan, it should be approved.

Appendices:
Appendix 1:  Revised drawings
Appendix 2: Response from owner, including photographs

P .Wubbenhorst
Senior Heritage Coordinator
Culture Division


http://www7.mississauga.ca/documents/agendas/committees/heritage/2016/2_-_02_09_16_-_HAC_Agenda.pdf
http://www7.mississauga.ca/documents/agendas/committees/heritage/2016/2_-_02_09_16_-_HAC_Agenda.pdf
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Appendix 2

Response to Order to Comply Issued by City of Mississauga.

Issue: The windows installed at 1059 Derry Road while meeting the drawing requirements for style and
design (double hung with saddle bars) do not match drawing proposal for material (pre finished wood).

The owner is requesting a variance to accommodate existing windows.
Root Cause:

After framing construction was completed in early December, | was in a hurry to close the house before
winter set in. When | ordered the windows, | used the window schedule page which has no mention of
the requirement for prefinished wood windows. After installation, | found out that there is a note on 3
pages of the 20-page packet which details the material of the windows. As such this was a misstep on

my part.

Rationale for Request to Approve

e The original house prior to renovation did not have wood windows (See figure 1 from Heritage

Impact Assessment). An argument could therefore be made that the new windows merely replace

the old windows of the house in like material. In fact, the original windows were Slider windows
(slide right to left) of vinyl whereas the replacement windows are more heritage looking by being
double hung and sliding up- down. | have saved one of the original home windows on the property.
e Replacing all the 18 windows will place an enormous hardship on me from a financial perspective.
e Another issue relates to damage that would occur to the new wood siding which would occur if the
windows were removed, adding a further cost hardship
e Additionally, if my occupancy approval is pushed out due to this issue, | would be forced to find

alternate accommodation as my current accommodation (rental) expires in April.

One of the ways | have already tried to remedy the issue is by dressing up the window with wood trim

instead of pvc or vinyl. (See figure 2 — Close up view). This ensures that anyone looking at the house

from the street view sees a property that blends in with the heritage character of the village.
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5. The Existing Buildings

The District Inventory succinctly describes the existing house; “A one storey frame structure of
modest proportions, gable ends and finished in vertical wood siding.”

We can elaborate that description as
follows: The building is a one-storey 5-
bay dwelling with a shallow side-gable
roof. The house is 9.85 metres wide by
11.78 metres deep. The house is set
about 6.3 metres back from the front lot
line, with sideyards of about 3.9 metres
on the east and 1.5 metres on the west.
There is a small exterior masonry
chimney near the mid-point of the west
wall. The house is clad in grey board-
=Patten siding. The windows
modern 2-light sliders, fitted with mock
S oof is asph i

Figure 6. Front (south) elevation.

. = 3o e e =

Figure 1~ 1059 Old Derry Road Street view — Excerpt from Heritage Impact Statement
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Figure 2: Close up of window on North West side - Double hung window with saddle bars dressed with wood trim & wood

window sill

Alternate Proposal

An alternate proposal | have is to use a product called “ Wood Graining technology” which uses a
product from Color Bond. The process in essence can only be done in summer when temperatures are
above 20C. It involves polishing each window with a wood grain paste and then sanding off the excess

grain to give a wood finish look
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PICTURES OF WINDOWS AT 1059 OLD DERRY ROAD

Figure 3: South East
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Figure 4: North East

Figure 5: North West
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Figure 6: South West
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City of Mississauga M

Memorandum MISSISSAUGa

Chair and Members of the Meadowvale Village Heritage Conservation District

To: Subcommittee
From: Cecilia Nin Hernandez, Heritage Coordinator
Date: March 24, 2017

Subject: Request to Alter 7059 Second Line West

Meeting Date: April 4, 2017

Recommendation:
1. That the request to alter the property at 7059 Second Line West, as described below,
be approved with the following conditions:

a. That the proposed driveway be revised to reflect a reduction in driveway width
to 4 metres, or 3 metres flanked with a sidewalk flush with the paving material
of the driveway

b. That permeable materials are supported for the driveway and flanking sidewalk

c. That if any changes result from other City review and approval requirements,
such as but not limited to building permit, committee of adjustment or site plan
approval, a new heritage permit application will be required. The applicant is
required to contact heritage planning at that time to review the changes prior
to obtaining other approvals and commencing construction.

Background:

The subject property is designated under Part V of the Ontario Heritage Act as it forms part
of the Meadowvale Village Heritage Conservation District (HCD). Changes to the property
are subject to the Meadowvale Village Heritage Conservation District Plan, 2014 and require a
heritage permit. The proposal is also subject to other City approvals such as, but not limited
to, Site Plan approval, Committee of Adjustment and a building permit.

Comments:
The proposal includes a small addition to the existing 1 storey flat roofed addition in the rear,

relocation and widening of the driveway to accommodate a required fire route and parking
spaces, as well as a pathway, and changes to the building as per the attached drawings,
including a fire escape, change to front door swing and removal of rear window.

The HCD Plan identifies the above as substantive alterations therefore requiring a heritage
permit. In order to mitigate the impact to the Heritage District, Mississauga Fire has proposed
that the driveway may be 4 m wide in total (3 metres flanked with a sidewalk flush with the
paving material of the driveway). The HCD Plan supports permeable paving therefore
permeable paving should be used as much as possible for the fire route.

The design for the addition is small, the flat roofline is continued from the existing roof line of
the existing modern addition, and it is located in the rear, in an inconspicuous side of the

building. The addition therefore does not detract from the existing Edwardian era portion of
the building. Two new door openings and a fire escape are located at the rear of the building



limiting the visibility and away from the mainly visible facades from the public realm. These
concepts are sympathetic with the guidelines for additions (section 4.2.3) in the HCD Plan.
As such, the proposal should be approved.

Conclusion:

The City is in receipt of an application to revise a previously issued heritage permit for a
change in window material. As the change is permitted in the Meadowvale Village Heritage
Conservation District Plan, it should be approved.

Appendices:
Appendix 1.  Architectural Drawings
Appendix 2: Heritage Impact Assessment and Conservation Plan

C. Nin Hernandez
Heritage Coordinator
Culture Division



Appendix 1

ZONED R1—32

LOT AREA - - - 2833.77 m*

LOT FRONTAGE - - - 49.95 m
58.00 m

LOT DEPTH - - -

~ Dwelling - 128.96 m* 13.32 m* 143,28 m*
— Covered Porches - 19.41 m* 6.63 m* 26.04 m*
- Accessory Buildings - 67.55 m* - 67.55 m*
TOTAL: 708.44 m? 216.82 m* 19.95 m? 236.87 m*

LOT COVERAGE % 25% 7.7% 0.7% 8.4%
~ Main Floor - 129.96 m* 13.32 m* 143,28 m*
— Second Floor - 77.66 m* - 77.66 m*
— Third Floor - 46,48 m* - 46.48 m*
TOTAL: 443,38 m? 254,10 m? 13.32 m? 267.42 m*

G.F.A. % (RESIDENTIAL) 15.6% 9.0% 0.4% 9.4%

10.32 m

1032 m -

- House

— Front 11 Ab ' - 11.09 m
— Side 1.8 m 18.20 m - 18.20 m
— Side 42 m 19.32 m - 19.32 m
- Rear 75 m 3191 m - 3.9 m

- Side

- Rear

6.31 m -
15.93 m -

6.31 m
1583 m

4% X 4" WOOD POSTS/T-BAR SUPPORTSe FIRMLY
SECURED INTG UNDISTURBED SUBGRADE

1/2* X 4" X B PLYWOOD BOARDS SECURED
FIRMLY TO WOOD POSTS/T-BAR SUPPORTS

2'X 4* TOP AND BOTTOM RAIL

Bem CLEARANCE
/ EXISTING GRADE
el y A
=
sli==ilk
— | ==

:‘m:—'r-muwsmﬂsan

i

SUBGRADE
o 7]
= \r’% i
VETAL a 74 }‘—DRIP LINE
T-BAR ;
SUPPORTS € o &
/M BOTTOM RAIL
=3 PLASTIC
i SAFETY
/ FENCING
X
A s O e I e |
ol | [T
AL N e
- i:_ :l._l EXISTING GRADE mtm:I H :U_r-l"‘—‘“'UNmSTURBED
B 'ii_u:L LUI: 'iL]::I;’“m]::l SUBGRADE

1T

1= -

]
|

NOTES: FRAMED_HOARDING DETAIL (nts)

I HOARDING DETAILS TO BE DETERMINED FOLLOWING INITIAL SITE INSPECTION.

2. HOARDING TO BE APPROVED BY DEVELOPMENT AND DESIGN.

3. HOARDING MUST BE SUPPLIED, INSTALLED AND MAINTAINED BY THE APPLICANT THROUGHOUT ALL PHASES OF
CONSTRUCTION, UNTIL APPROVAL TO REMOVE HOARDING IS OBTAINED FROM DEVELOPMENT AND DESIGN,

4.00 NOT ALLOW WATER TO COLLECT AND POND BEHIND OR WITHIN HOARDING.

« T-BAR SUPPORTS FOR SOLID HOARDING WILL ONLY BE ALLOWED WITH PRE APPROVAL FROM DEVELOPMENT AND DESIGN.
5. 0SB/CHIPBOARD WILL NOT BE ACCEPTED FOR SOLID HOARDING.

[ MISSISSAUGA

Development and Design

SCALE: N.T.8.
DATE: JUNE, 2074

DEVELOPMENT & DESIGN CONSTRUCTION HOARDING

hcadd\profects\44ss PB Cansiruction Hoording CP\Vector\ DAD.Contrupid.dgn

GENERAL NOTES

1. THE CONTRACTOR IS TO CHECK AND VERIFY ALL DIMENSIONS PRIOR TO CONSTRUCTION. ANY DISCREPANCIES MUST BE REPORTED
TO THE ENGINEER IMMEDIATELY.

2. THE CONTRACTOR IS RESPONSIBLE FOR LOCATING AND PROTECTING ALL UTILITIES DURING CONSTRUCTION. GAS, HYDRO,
TELEPHONE OR ANY OTHER UTILITIES THAT MAY EXIST ON THE SITE OR WITHIN THE STREETLINES MUST BE LOCATED BY ITS. OWN
UTILITIES AND VERIFIED PRIOR TO CONSTRUCTION.

3. ALL CONNECTIONS SHALL BE INSTALLED AS PER MUNICIPAL STANDARDS AND SPECIFICATIONS.

4. THE BUILDER IS TO VERIFY TO THE ENGINEER THAT THE FINAL FOOTING ELEVATION AND THE TOP. OF FOUNDATION WALL
ELEVATION ARE IN CONFORMITY WITH THE BUILDING CODE AND THE CERTIFIED GRADING PLAN PRIOR TO PROCEEDING.

5. THE ELEVATION OF THE SIDE SWALE AT THE BUILDING LINE SHALL BE A MINIMUM OF 150mm BELOW THE BUILDING LINE AT THE
CENTRE OF THE LOT.

6. THE OUTSIDE FINISHED GRADE IS TO BE A MINIMUM OF 150mm BELOW. THE BRICK VENEER ELEVATION.

7. PRIOR TO ANY SODDING, THE BUILDER IS TO INSURE TO THE SOILS CONSULTANT AND/OR THE ENGINEER THAT THE LOT HAS
BEEN GRADED, TOPSOILED AND SODDED COMPLETELY WITH A MINIMUM DEPTH OF 100mm OF TOPSOIL AND NO. 1 NURSERY SOD. A
MINIMUM DEPTH OF 150mm OF CRUSHED STONE IS TO BE PROVIDED ON THE ENTIRE LENGTH OF EACH DRIVEWAY ON A FIRM
SUBGRADE. THE DRIVEWAY IS TO BE PAVED WITH A MINIMUM COMPACTED DEPTH OF 75mm OF ASPHALT BETWEEN THE CURB AND
THE GARAGE.

8. NO SODDING ON ANY LOT IS PERMITTED UNTIL A PRELIMINARY INSPECTION IS DONE BY THE ENGINEER AND THE BUILDER.

9. AT THE ENTRANCES TO THE SITE, THE MUNICIPAL CURB AND SIDEWALK WILL BE CONTINUOUS THROUGH THE DRIVEWAY AND A
CURB DEPRESSION WiLL BE PROVIDED FOR EACH ENTRANCE.

10. ALL PROPOSED CURBING AT THE ENTRANCES TO THE SITE IS TO STOP AT THE PROPERTY LINE OR AT THE MUNICIPAL SIDEWALK,
WHICHEVER 1S APPLICABLE.

11. DRIVEWAY GRADES SHOULD NOT BE LESS THAN 2.0% AND NOT GREATER THAN 8.0%.
12, LAWN AND SWALES SHALL HAVE A MINIMUM SLOPE OF 1.5% (PREFERABLY 2.0%) AND A MAXIMUM SLOPE OF 8.0%

13. WHERE GRADES IN EXCESS OF 5.0% ARE REQUIRED, THE MAXIMUM SLOPE SHALL BE 3 : 1. GRADE CHANGES IN EXCESS OF im
ARE TO BE ACCOMPLISHED BY USE OF A RETAINING WALL. RETAINING WALLS HIGHER THAN 0.6m SHALL HAVE A FENCE INSTALLED
ON THE HIGH SIDE.

14, ALL BACKFILL FOR SEWERS, WATERMAINS AND UTILITIES ON THE ROAD ALLOWANCE AND ON THE INTERNAL SITE MUST BE
COMPACTED TO A MINIMUM OF 95% S.P.D. EXCEPT FOR THE TOP 300mm ON THE ROAD ALLOWANCE WHICH MUST BE COMPACTED TO
98% S.P.D. UNLESS OTHERWISE NOTED AND UNDER THE DIRECT SUPERVISION OF THE GEOTECHNICAL SOILS CONSULTANT.

15. THE SERVICE CONNECTION TRENCH WITHIN THE TRAVELLED PORTION OF THE ROAD ALLOWANCE SHALL BE BACKFILLED WITH
UNSHRINKABLE BACKFILL MATERIAL AS PER C.M. STDS. 2220.030, 2220.031 AND 2220.032 UNLESS PRIOR APPROVAL FOR OTHER
SPECIFIED BACKFILL MATERIAL HAS BEEN OBTAINED.

16. ALL WATERMAINS, WATER SERVICE MATERIALS AND CONSTRUCTION METHODS MUST CORRESPOND TO CURRENT MUNICIPAL
STANDARDS AND SPECIFICATIONS.

17. WATERMAINS AND/OR WATER SERVICES ARE TO HAVE A MINIMUM DEPTH OF 1.7m WITH A MINIMUM HORIZONTAL SPACING OF
1.2m FROM THEMSELVES AND OTHER UTILITIES.

18. SEDIMENT CONTROL FENCING IS TO BE INSTALLED AS PER C.M. STD. 2940.010.
19. ALL DAMAGED LANDSCAPE AREAS WILL BE REINSTATED WITH TOPSOIL AND SOD PRIOR TO RELEASE' OF SECURITIES.

20. THE OWNER IS RESPONSIBLE FOR ENSURING THAT THE TREE PROTECTION HOARDING IS MAINTAINED THROUGH ALL PHASES OF
DEMOLITION AND CONSTRUCTION IN THE LOCATION AND CONDITION AS APPROVED BY THE PLANNING AND BUILDING DEPARTMENT. NO
MATERIALS (BUILDING MATERIALS, SOIL, ETC.) MAY BE STOCKPILED WITHIN THE AREA OF HOARDING. FAILURE TO MAINTAIN THE
HOARDING AS ORIGINALLY APPROVED OR THE STORAGE OF MATERIALS WITHIN THE HOARDING WILL BE CAUSE FOR THE LETTER OF
CREDIT TO BE HELD FOR TWO (2) YEARS FOLLOWING COMPLETION OF ALL SITE WORKS.
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PLAN OF SURVEY AND TOPOGRAPHY OF

PART OF LOT 11, CONCESSION Z,
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(ORGINALLY IN THE TOWNSHIP OF TORONTO)
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REGISTERED EASEMENTS AND/OR RIGHT—OF—-WAY
None

NOTABLES
Note the Location of the Fences around the Subject Property.

LEGEND
n Survey Monument Found
1 Survey Monument Set

SIB Standard. Iron Bar
SSIB Short Standard Iron Bar
1B fron Bar

1128  David Horweod Ltd., O.L.S.
JOB JD. Barnes Ltd.,, O.L.S.

923 Tarasick McMillan Kubicki Ltd.
(OU)  Origin Unknown

P1 Plan 43R—36120

P2 Plan 43R—-25249

P3 Plan 43R—-36534

BF Board Fence

UrP Utility Pole

DEC.  Deciduous
MH Maintenance Hole
HYD.  Hydrant

FF Finished Floor
wv Water Valve
RF Rail Fence

CB Catch Basin
GW Guy Wire

INV. Invert

N Denotes North
S Denotes South
E Denotes East
74 Denotes West
BENCHMARK

Elevationsare Referred to the City of Mississauga Benchmark No. 241,

Located on the North face, 0.61m West of East corner of United Chung
at the South—West corner of Derry Road West and Second line West, h
an Elevation of 174.317 m.

NOTE
Distances shown on this plan are in metres and can be converted
feet by dividing by 0.3048.

BEARING NOTE
Bearings are Astronomic, and are referred to the Northeasterly lim

Second Line West as shown on Plan 43R—36120, having a Bearing
of N 45° 11" 10" W.
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Ontario Land Surveyor
476 Morden Road, Unit 102, Oakville, Ont., L6K 3W4
office@jhgsurveying.ca
Phone: (905) 338-8210 Fax: (905) 3389446

aving|

it of

21.  THE UNDERSIGNED PROPERTY OWNER HEREBY ACKNOWLEDGES AND AGREES THAT THEY ARE RESPONSIBLE FOR BOTH
THE INSTALLATION AND MAINTENANCE OF WORKS AS SHOWN ON THE STAMPED APPROVED SITE PLAN AND ASSOCIATED
DRAWINGS, IN THE FORM, MANNER AND LOCATION AS SET OUT ON SAID DRAWINGS, WITHOUT ANY CHANGE OR ADDITION. ANY
CHANGES TO THE PLANS, INCLUDING NEW DEVELOPMENT OR REDEVELOPMENT ON THE PROPERTY, ARE SUBJECT TO A NEW
SITE PLAN APPLICATION AND APPROVAL PROCESS. IN ACCORDANCE WITH THE PROVISIONS OF SITE PLAN CONTROL BY~LAW
0293-2006 (AS AMENDED), THE CITY OF MISSISSAUGA MAY RECOVER ANY COSTS INCURRED, INCLUDING INTEREST AND
ADMINISTRATION EXPENSES, TO PROVIDE, MAINTAIN OR COMPLETE SITE WORKS, IF THE PROPERTY OWNER HAS FAILED TO DO
S0, BY DRAWING UPON SECURITIES PROVIDED WITH THE APPROVAL OF THE APPLICATION. IF THERE ARE NO SECURITIES ‘HELD,
OR IF THE AMOUNT OF SECURITIES HELD BY THE CITY ARE NOT SUFFICIENT TO COVER THE COSTS INCURRED, THEN. THE
COSTS INCURRED BY THE CITY WHICH CANNOT BE REIMBURSED OR RECOVERED BY SECURITIES WiLL BE ADDED TO THE TAX
ROLL OF THE PROPERTY AND. WILL BE COLLECTED IN THE SAME MANNER AS TAXES.

SIGNATURE DATE
22, ALL EXTERIOR LIGHTING WILL BE DIRECTED ONTO THE THE SITE AND WILL NOT INFRINGE UPON ADJACENT PROPERTIES.

23. ALL DAMAGED OR DISTURBED AREAS WITHIN THE MUNICIPAL RIGHT—OF~WAY ARE TO BE REINSTATED AT THE OWNER'S
EXPENSE

24. . ALL LANDSCAPING AND GRADING WITHIN CLOSE PROXIMITY TO THE PROPOSED ACCESS POINTS IS TO BE DESIGNED TO
ENSURE THAT ADEQUATE SIGHT DISTANCES ARE AVAILABLE FOR ALL APPROACHING AND EXITING MOTORISTS AND PEDESTRIANS

25. DRIVEWAY ACCESSES SHALL MAINTAIN A 1.5M SETBACK FROM ABOVE GRADE FEATURES SUCH AS UTILITIES AND TREES.

26. THE OWNER WILL BE REQUIRED TO CONTACT ALL UTILITY COMPANIES TO OBTAIN ALL REQUIRED  LOCATES PRIOR TO
INSTALLATION OF HOARDING WITHIN THE MUNICIPAL. RIGHT-OF ~WAY.

27. THE PORTIONS OF THE DRIVEWAY WITHIN THE MUNICIPAL BOULEVARD IS TO BE PAVED BY THE OWNER.

28. ALL EXCESS EXCAVATED MATERIAL Wil BE REMOVED FROM THE SITE.

29, THE EXISTING DRAINAGE PATTERN WILL BE MAINTAINED EXCEPT WHERE NOTED.

30. GRADES WILL BE MET WITHIN A 33 % MAXIMUM SLOPE AT THE PROPERTY LINES AND WITHIN THE SITE.

31. ANY ABOVE CROUND UTILITIES WITHIN 1.5 METERS OF A PROPOSED ACCESS TO BE RELOCATED AT THE OWNERS EXPENSE.

39, ANY SEPTIC SYSTEM ON SITE WLL BE DECOMMISSIONED AND REMOVED ACCORDING TO ALL APPLICABLE GUIDELINES AND
REGULATIONS,

33. THE CITY OF MISSISSAUGA REQUIRES THAT ALL WORKING DRAWINGS SUBMITTED TO THE BUILDING DIVISION AS PART OF AN
APPLICATION FOR THE ISSUANCE OF A BUILDING PERMIT SHALL BE CERTIFIED BY THE ARCHITECT OR ENGINEER AS BEING IN
CONFORMITY WITH THE SITE DEVELOPMENT PLAN AS APPROVED BY THE CITY OF MISSISSAUGA.

34, | HEREBY CERTIFY THAT THIS DRAWING CONFORMS IN ALL RESPECTS TO THE SITE DEVELOPMENT PLANS AS APPROVED BY
THE CITY OF MISSISSAUGA UNDER FiLE NUMBER SP 16/149 Wil

RICK MATELJAN OAA LIC. 7846 DATE

35. ALL MATERIALS AND CONSTRUCTION METHODS MUST CORRESPOND TO THE CURRENT PEEL PUBLIC WORKS STANDARDS AND
SPECIFICATIONS.

36. ALL SURFACE DRAINAGE WILL BE SELF CONTAINED, COLLECTED AND DISCHARGED AT A LOCATION TO BE APPROVED PRIOR
TO THE ISSUANCE OF A BUILDING PERMIT

37. PRIOR TO ANY CONSTRUCTION TAKING PLACE, HOARDING ADJACENT TC EXISTING PROPERTIES TO PROTECT FROM
CONSTRUCTION ACTIVITY AND ALL REQUIRED HOARDING IN ACCORDANCE WITH THE ONTARIO OCCUPATIONAL HEALTH AND
SAFETY ACT AND REGULATIONS FOR CONSTRUCTION PROJECTS MUST BE ERECTED AND THEN MAINTAINED THROUGHOUT ALL
PHASES OF CONSTRUCTION.

38, THE APPLICANT WILL BE RESPONSIBLE FOR THE COST OF ANY UTILITY RELOCATIONS NECESSITATED BY THE SITE PLAN.
39. HOARDING MUST BE INSPECTED PRIOR TO REMOVAL OF ANY TREE PROTEGTION HOARDING FROM THE SITE.
40. OPEN TRENCHING WILL NOT BE PERMITTED WITHIN THE TREE PRESERVATION AREA.

41. THE PROPOSED DEVELOPMENT ON THE SUBJECT SITE MAY NEGATIVELY IMPACT THE ROOT ZONE(S) OF NEARBY TREE(S)
ON ADJACENT PROPERTY AND ULTIMATELY DAMAGE THE TREE(S). THE OWNER SHOULD TAKE ALL REASONABLE STEPS TO
MINIMIZE - DISTURBANCE TO THE ADJACENT TREE'S ROOT ZONE(S) THAT ARE WITHIN THE SUBJECT SITE. THE CITY OF
MISSISSAUGA TAKES NO RESPONSIBILITY FOR THE PROTECTION OF TREES ON ADJACENT PROPERTIES.

42, ANY FENCING ADJACENT TO MUNICIPAL LANDS IS TO BE LOCATED 15 CM (6.0 IN.) INSIDE THE PROPERTY LINE

43. SHOULD THE INSTALLATION OF BELOW GROUND SERVICES REQUIRE HOARDING TO BE REMOVED, PLANNING AND BUILDING
STAEF ARE TO BE CONTACTED PRIOR TO THE COMMENCEMENT OF SUCH WORK. SHOULD AN ALTERNATIVE SERVICE ROUTE NOT
BE POSSIBLE, STAFF WILL INSPECT AND DOCUMENT THE CONDITION OF THE VEGETATION AND SERVICING INSTALLATION IN
ORDER TO MINIMIZE DAMAGE TO VEGETATION.

44, THE STRUCTURAL DESIGN OF ANY RETAINING WALL OVER 0.6 M (2.00 FT.) IN HEIGHT OR ANY RETAINING WALL LOCATED
ON A PROPERTY LINE IS TO'BE SHOWN ON THE SITE PLAN AND GRADING PLAN AND IS TO BE APPROVED BY THE CONSULTING
ENGINEER FOR THE PROJECT.

45. CONSTRUCTION MATERIALS ARE NOT TO BE PUT OUT FOR COLLECTION.

46. ANY WELL ON SITE WILL BE DECOMMISSIONED BY A LICENSED WELL CONTRACTOR QR TECHNICIAN IN ACCORDANCE WITH

THE ONTARIO WATER RESOURCES ACT REGULATION 903 (FORMERLY 612/84) AND ANY OTHER APPLICABLE REGULATIONS AND

GUIDELINES
47. ALL ROOF TOP MECHANICAL UNITS SHALL BE SCREENED FROM VIEW BY THE OWNER

SPECIFICATIONS FOR THE PROTECTION AND PRESERVATION OF EXISTING VEGETATION:

ALL EXISTING TREES WHICH ARE TO REMAIN SHALL BE FULLY-PROTECTED WITH HOARDING ERECTED BEYOND THE DRIP LINE OF THE TREE

CANOPY TO
TREES AND OTHER EXISTING VEG

THE SATISFACTION OF THE PLANNING AND BUILDING DEPARTMENT PRIOR TO THE ISSUANCE OF THE BUILDING PERMIT. GROUPS OF
FTATION ARE TO BE PROTECTED WITH HOARDING AROUND THE ENTIRE AREA. AREAS WITHIN THE PROTECTIVE

FENCING SHALL REMAIN UNDISTURBED AND SHALL NOT BE USED FOR THE STORAGE OF BUILDING MATERIALS AND EQUIPMENT.

48. PARKING SPACES RESERVED FOR PEOPLE WITH DISABILITIES MUST BE IDENTIFIED BY ‘A SIGN, INSTALLED AT THE OWNER'S

EXPENSE, IN ACCORDANCE WITH THE DESIGN SPECIFICATIONS OF SCHEDULES 2 & 3 OF BY—LAW 001-2009

THE PLANNING AND BUILDING DEPARTMENT WILL BE RESPONSIBLE FOR INSPECTION OF TREES ON PRIVATE PROPERTY, WHILE THE COMMUNITY

SERVICES DEPARTMENT IS RESPONSIBLE FOR THE INSPECTION OF HOARDING FOR PUBLIC TREES.

49. THE APPLICANT WILL BE RESPONSIBLE FOR ENSURE THAT ALL PLANS CONFORM TO TRANSPORT CANADA'S RESTRICTIONS

50. SIGNAGE SHOWN ON THE SITE DEVELOPMENT PLANS IS FOR INFORMATION PURPOSES ONLY. ALL SIGNS WILL BE SUBJECT

HOARDING MUST REMAIN IN PLACE UNTIL AN INSPECTION' BY THE LANDSCAPE ARCHITECTURAL TECHNOLOGIST, DEVELOPMENT AND. DESIGN

70 THE PROVISIONS OF SIGN BY—LAW 0054-2002, AS AMENDED, AND A SEPARATE SIGN APPLICATION WILL BE REQUIRED

THROUGH THE BUILDING DIVISION.

51. ONLY "SHIELDED" LIGHTING FIXTURES ARE PERMITTED FOR ALL DEVELOPMENT, EXCEPT FOR DETACHED AND
SEMI~DETACHED DWELLINGS WITHIN 60 M (196.8 FT.) OF A RESIDENTIALLY ZONED PROPERTY AND MUST CONFORM TO THE

ENGINEER CERTIFIED LIGHTING PLAN.
52. THE ENGINEER CERTIFIED LICHTING PLAN MUST BE SIGNED BY THE CONSULTING ENGINEER.

DIVISION, AND APPROPRIATE REMOVAL TIME HAS BEEN AGREED UPON.

NO RIGGING CABLES SHALL BE WRAPPED AROUND OR INSTALLED IN THE TREES AND SURPLUS SOIL, EQUIPMENT, DEBRIS OR MATERIALS SHALL
NOT BE PLACED OVER THE ROOT SYSTEMS OF THE TREES WITHIN THE PROTECTIVE FENCING. NO CONTAMINANTS WILL BE DUMPED OR FLUSHED

WHERE FEED ROOTS OF TREES EXIST.
THE DEVELOPER OR AGENTS SHALL TAKE EVERY PRECAUTION  NECESSARY TO PREVENT DAMAGE THE THE VEGETATION TO BE RETAINED.

WHERE LIMBS OR PORTIONS OF TREES ARE REMOVED TO ACCOMMODATE CONSTRUCTION, THEY WILL BE REMOVED IN ACCORDANCE WITH
ACCEPTED ARBORICULTURE PRACTICE.

53, THE OWNER COVENANTS AND AGREES TO CONSTRUCT AND INSTALL "SHIELDED” LIGHTING FIXTURES ON: THE SUBJECT

LANDS, IN- CONFORMITY WITH THE SITE PLAN AND ENGINEER CERTIFIED LIGHTING PLAN TO THE SATISFACTION OF THE CITY OF

MISSISSAUGA.

DEVELOPMENT ENGINEERING NOTES:

WHERE ROOT SYSTEMS OF PROTECTED TREES ADJACENT TO CONSTRUCTION ARE EXPOSED OR DAMAGED THEY SHALL BE NEATLY TRIMMED AND

THE AREA BACKFILLED WITH APPROPRIATE MATERIAL TO PREVENT DESICCATION.

NO OPEN TRENCHING SHALL OCCUR THROUGH TREE PRESERVATION ZONES (TPZ). ONLY DIRECTIONAL BORING CAN BE USED FOR SERVICE
INSTALLATION IN THESE AREAS.

WHERE NECESSARY, VEGETATION WILL BE GIVEN AN OVERALL PRUNING TO RESTORE THE BALANCE BETWEEN ROOTS AND TOP GROWTH, OR TO

RESTORE TS APPEARANCE.

"ALL PROPOSED CURBING WITHIN THE MUNICIPAL BOULEVARD AREA FOR THE SITE IS TO SUIT AS FOLLOWS:

A) FOR ALL SINGLE FAMILY RESIDENTIAL PROPERTIES INCLUDING ON STREET TOWNHOUSES, ALL CURBING IS TO STOP AT THE

PROPERTY LIMIT OR THE BACK OF THE MUNICIPAL SIDEWALK, WHICHEVER IS APPLICABLE, OR,

B) FOR ALL OTHER PROPOSALS INCLUDING INDUSTRIAL, COMMERCIAL AND CONDOMINIUM DEVELOPMENTS, ALL ENTRANCES TO
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Overview:

This report is prepared to address the proposed re-development of the property at 7059 Second
Line W., Mississauga, ON from a single family residence to programming space and offices
associated with the neighbouring Rotherglen School at 929 Old Derry Rd., Mississauga ON.

Rick Mateljan of Strickland Mateljan Design Associates Ltd. was engaged by the property owner
to carry out a sympathetic adaptive re-use to this heritage building and to complete a Heritage
Impact Study to assess the impact of this intervention.

A Chain of Title search was performed by Stephen Nott Conveyancing Services. Their report is
appended to this report.’

Key map:

D DERRY _ ROAD

Meadowvale Village - Overview:

Meadowvale Village was first settled in 1819 when 26 United Empire Loyalist families emigrated from
New York State and took advantage of government land grants in this area. The land was at that time
covered by pine forest but the settlers quickly understood the agricultural promise of the land and the
community prospered. By the 1850's there were several mills, two hotels, a wagon shop, foundry and a
school.”

The village retained its character and many of its original buildings through the 20™ century. In 1980, in
the face of a proposal to widen Derry Rd. West, demolish some original buildings and irreparably change
the character of the community, local residents succeeded in having this designated Ontario’s first
Heritage Conservation District.

1 In some cases the dates in recorded histories vary from those in the title search document — where there is a
conflict the title search dates are used
2 A Heritage Tour — Meadowvale Village (Heritage Mississauga)(pamphlet)



Terms of Reference

The City required terms of reference are as follows:

1. A detailed site history to include a listing of owners from the Land Registry Office, and a history of the
site use(s). However, please note that due to the Freedom of Information and Protection of Privacy Act,
current property owner information must not be included. As such, Heritage Plonning will request that
current property owner personal information be redacted to ensure the reports comply with the Act.

2. A complete listing and fuil written description of all existing structures, natural or man-made, on the
property. Specific mention must be made of all the heritage resources on the subject property which
include, but are not limited to: structures, buildings, building elements {like fences and gates), building
materials, architectural and interior finishes, natural heritage elements, landscaping, and archaeological
resources. The description will also include a chronological history of the structure(s) developments, such
as additions, removals, conversions, alterations etc.

The report will include a clear statement of the conclusions regarding the significance and heritage
attributes of the cultural heritage resource.

A location map must be provided, with indications of existing land use, zoning, as well as the zoning and
land use of adjacent properties.

3. Documentation of the existing conditions related to the heritage resource will include:

-Current legible internal photographs, external photographs from each elevation.

Please note that due to the Freedom of Information and Protection of Privacy Act, photographs should not
contain people or highlight personal possessions. The purpose of the photographs is to capture
architectural features and building materials.

-Measured drawings, including elevations, floor plans, and a site plan or survey, at an appropriate scale
for the given application, indicating the context in which the heritage resource Is situated.

-Historical photos, drawings, or other archival material that may be available or relevant.

The applicant must provide a description of all relevant municipal or agency requirements which will be
applied to the subject property, and when implemented may supplement, supersede and/or affect the
conservation of heritage resources (i.e. Building Code requirements, Zoning requirements, Transportation
and Works requirements.)

4. An outline of the proposed development, its context and how it will impact the heritage resource and
neighbouring properties will be provided. This may include such issues as the pattern of lots, roadways,
setbacks, massing, relationship to natural and built heritage features, recommended building materials,
etc. The outline should address the influence of the development on the setting, character and use of lands
on the subject property and adjacent lands. if the property forms part of a Heritage Conservation District,
the proposal must be analysed in terms of its compliance with the Heritage Conservation Dislrict Plan.

Note: An architectural drawing indicating the subject property streetscape with properties to either side of
the subject lands must be provided. The purpose of this drawing is to provide a schematic view of how the
new construction is oriented and integrates with the adjacent properties from a streetscape perspective.
The drawing must therefore show, within the limits of defined property lines, an outlfine of the building
mass of the subject property and the existing neighbouring properties, along with significant trees or any
other landscape or landform features. A composite photograph may accomplish the same purpose with a
schematic of the proposed building drawn in.

5. Full architectural drawings, by a licensed architect or accredited architectural designer, showing all four
elevations of the proposed development must be included for major alterations and new construction.



6. An assessment of alternative development options and mitigation measures that should be considered
in order to avoid or limit the negative impact on the cultural heritage resources. Methods of minimizing or
avoiding negative impact on a cultural heritage resource as stated in the Ontario Heritage Tool Kit
{InfoSheet #5, Ministry of Culture) include, but are not limited to:

-Alternative development approaches

-Isolating development and site alteration from the significant built and natural heritage features and
vistas

-Design guidelines that harmonize mass, setback, setting and materials

-Limiting height and density

-Allowing only compatible infill and additions

-Reversible alterations

These alternate forms of development options presented in the Heritage Impact Assessment must be
evaluated and assessed by the heritage consultant writing the report as to the best option to proceed with
and the reasons why that particular option has been chosen.

7. A summary of conservation principles and how they will be used must be included. The conservation
principles may be found in publications such as: Parks Canada — Standards and Guidelines for the
Conservation of Historic Places in Canada; Eight Guiding Principles in the Conservation of Historic
Properties, Ontario Ministry of Cufture. (Both publications are available onfine.)

8. Proposed demolition/alterations must be explained as to the loss of cultural heritage value interests in
the site and the impact on the streetscape and sense of place.

9. When a property cannot be conserved, alternatives will be considered for salvage mitigation. Only when
other options can be demonstrated not to be viable will options such as relocation, ruinfication, or
symbolic conservation be considered.

Relocation of a heritage resource may indicate a move within or beyond the subject property. The
appropriate context of the resource must be considered in relocation. Ruinfication allows for the exterior
only of a structure to be maintained on a site. Symbolic conservation refers to the recovery of unique
heritage resources dnd incorporating those components into new development, or using a symbolic design
method to depict a theme or remembrance aof the past.

All recommendations shall be as specific as possible indicating the exact location of the preferred option,
site plan, building efevations, materials, landscaping, and any impact on neighbouring properties, if
refevant.

Summary Statement and Conservation Recommendations:

The summary should provide a full description of:

-The significance and heritage attributes of the cuftural heritage resource, including the reference to a
listing on the Heritage Register, or designation by-law if it is applicable

-The identification of any impact that the proposed development will have on the cultural heritage

resource

-An explanation of what conservation or mitigative measures, or alternative development, or site
alteration approaches are recommended

-Clarification as to why conservation or mitigative measures, or alternative development or site alteration
approaches are not appropriate

Mandatory Recommendation:



The consultant must write @ recommendation as to whether the subject property is worthy of heritage
designation in accordance with the heritage designation criteria per Regulation 9/06, Ontario Heritage
Act. Should the consultant not support heritage designation then it must be clearly stated as to why the
subject property does not meet the criteria as stated in Regulation 9/06.

The following questions must be answered in the final recommendation of the report:

-Does the property meet the criteria for heritage designation under the Ontario Regulation 9/06, Ontario
Heritage Act?

-If the subject property does not meet the criteria for heritage designation then it must be clearly stated as
to why it does not

-Regardiess of the failure to meet criteria for heritage designation, does the property warrant conservation
as per the definition in the Provincial Policy Statement:

Conserved: means 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.

Please note that failure to provide a cleer recommendation as per the significance and direction of the
identified cuftural heritage resource will result in the rejection of the Heritage Impact Assessment.

Site History:

7059 Second Line W. is part of the original Lot 11, Concession 2, west of Hurontario Street that was
created by the Second Purchase of Land from the Mississauga First Nation in 1818 and surveyed by
Timothy Street and Richard Bristol. Lot 11, Concession 2 is a 200 acre parcel that is bounded by modern
day Second Line West and Mclaughlin Road to the west and east, and Old Derry Rd. to the south. The
northern boundary is no longer recognizable but it is approximately half-way between Old Derry Rd. and

Highway 407.
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SECOND LINE WEST

CREDITVIEW RD.

ORIGINAL LOT 11
CONTEXT PLAN CONCESSION 2

The history of Meadowvale Village begins with an original group of 26 families that settled this area
under the leadership of United Empire Loyalist John Beatty. Beatty, born in Ireland but living in New
York City, in 1817 petitioned the Lieutenant-Governor of Upper Canada for a grant of land for himself
and his community. His efforts were successful and in 1818 5,000 acres in Toronto Township were set
aside “for the reception of about 150 families . . . in the rear of Toronto Township”?.

Beatty’s group left New York by caravan on May 1, 1819. They reached Toronto (then York) on May 28"
and stayed for a while until their land grants were approved and then they headed west to what was
known at the time as Toronto Township. Beatty’s grant was all of Lots 11 and 12, Concession 3, West of
Hurontario Street. This comprised about 400 acres and consisted of the area now bounded by Old Derry
Rd., Second Line West, Creditview Rd. and Highway 407.

The law at the time required that within 18 months of taking a claim of land the recipient had to erecta
dwelling on the property, clear and fence 5 acres of land and clear the roadway in front of the property.
The land was covered with white pine forest and the soil was suitable for agriculture and the early
farmers were successful. The situation changed, however, with the arrival in the community of Francis
Silverthorne. Also of United Empire Loyalist stock, Silverthorne set about to create a lumber and grist
mill operation using power from the Credit River. By 1845 he had the mill in operation. It was known as
Meadowvale Mills”.

3 surveyor-General Thomas Rideoul to Lieutenant-Governor Peregrine Maitland, quoted in Hicks, Kathleen,
Meadowvale: Mills to Millennium, Chapter 3
4 Hicks, xvii




silverthorne continued to increase his land holdings locally and built houses for his workers and a store
and by 1856 the beginning of a community was sufficiently established that he had surveyor Arthur
Bristow draw a plan for a village that he wanted to create. The Silverthorne Plan of 1856 laid out what is

now known as the Village of Meadowvale.

FLAK B

MEADOWVALE

Fognibgp of Bran b

Siverthorne's Plan of 1856. 7059 Second Line W. is indicated by the red box, just off the plan margin

In 1861 the Gooderham family of Toronto acquired the Silverthorne milling operations and in 1865 they
purchased all of Silverthorne’s land holdings as well as all of Lot 11, Concession 2 WHS (which includes
the present 7059 Second Line West), giving them considerable land holdings surrounding the
community. The Gooderhams were prominent in the milling and alcohol industries and their coming to
Meadowvale inaugurated an era of prosperity in the Village.”

In 1870 the Gooderham family built a 10,000 sq. ft. italianate mansion on Lot 11, Concession 2 WHS.
This home, the most significant structure in Meadowvale and now a Part IV designated building, was

* Hicks, p.64



sold by the family in 1884 and has gone through a variety of owners and uses.® Presently it functions as
the Meadowvale Elementary Campus of Rotherglen School.

Gooderham Mansion c. 1900°

The subject site at 7059 Second Line W. was part of the original west half of Lot 11 granted by the Crown
to Hugh Bell in 1851. The property at that time comprised 100 acres. In 1865 Bell sold it in its entirety
to Willliam Gooderham for the sum of $3300. Bell had mortgaged the property twice, in 1859 for $700
and in 1863 for a further $900 so presumably there were some improvements made to the property
during this time. The property was leased by William to George Gooderham in 1870 for the sum of $800
per year, then sold by William to Charles Horace Gooderham in 1876. The price of that transaction was
not recorded. It was still a 100 acre parcel at that time. In 1884 the property was transferred to
Charles’ cousin George Gooderham and shortl'y thereafter a 6 acre parcel comprising the Gooderham
mansion lands was divided off at the south-west corner of the property and sold to Angelique H.
Douglas. The remaining lands, now 94 acres, were sold by George Gooderham to Steven George South
in 1910. The purchase price was $11,000.% This ended the Gooderham ownership of the property and
their association with Meadowvale Village.

In 1918 or 1919 the South family built the 2-storey brick Edwardian house that still stands on this site.

Steven George South died about 1936 and the property passed to his son, Harold. During the 1950’s
and ‘60's Harold divided and sold off parts of the property, first to the Meadowvale Development
Company Ltd., then to individual purchasers. By the time of his death in 1972 the property was 0.3ha
(0.74 acre) property now known as 7059 Second Line w.?

® Hicks, p.76

? Heritage Mississauga Photo archive
# Hicks, p. 109

? Hicks, p. 110



The property was sold in 1980 to Lorne Davidson and in 1985 to Ron and Bruria Shahar. In 1996 it was
sold to Elizabeth Jane Backhouse and in 2016 to the present owners.

Existing conditions on-site:
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Existing property survey

The site is north of Old Derry Rd. West on the east side of Second Line West.

The subject property is parallelogram-shaped approx. 50m wide x 60m deep. The grade falls from north
to south and from east to west. The north-east corner of the site is the highest elevation, with the
lowest point about 1.5m below this. There are two buildings located on the site —a single family home
and a detached garage (a small shed indicated on the survey has been removed). The site is moderately
treed and is notable as one of the largest lots extant in the Village.



Air Photo showing site outlined in red — note former Gooderham mansion at right, newer subdivisions at
top right, Meadowvdale village at lower left
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Architectural Assessment of Existing Building:

City Records:

Relevant City of Mississauga records are as follows:

-1991 — sunroom addition to existing dwelling

-1997 — sewer conversion

-2007 - Heritage Property Grant — second floor wood window replacement
-2011 — Heritage Property Grant — replace cedar shingles

-2014 — Heritage Property Grant — fascia, eavestrough, downpipe replacement
-2015 — Heritage Property Grant — porch and deck repair and replacement

Streetside view showing driveway, extensive tree canopy



Front Elevation
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Rear Elevation shoing existing wood-sided addition
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South Elevation showing existing wood-sided addition

North Elevation showing ariginal 1-storey brick element at rear, later wood-sided addition beyond

The existing building is a 2 % storey brick veneer dwelling with gable roof approximately 30'0” x 30”0".
There is an original one-storey brick element at the rear approximately 8’0" x 10°0". This was likely a
rear entry porch but now is used as a powder room. There is a one-storey, flat roofed, wood board &
batten sided addition approximately 470 sq. ft. at the rear and south side. At the front is a deep covered
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porch spanning the width of the building. The porch roof is supported on square wood columns with
brick bases. There are two symmetrical dormers in the roof on the north and south side. There is an
older stone foundation beneath the original home that appears to have been recently parged and
waterproofed on the interior. The waterproofing appears to have been successful and the foundation
was solid and dry when observed. There is a crawlspace foundation below the rear addition. The
original house consists of an entry hall, kitchen, living room and dining room at the main floor level. The
wood sided addition is a main floor family room. The second floor consists of four small bedrooms and
one small bathroom. The third floor consists of one large bedroom and ensuite bathroom. The overall
condition of the building is good although some of the trims, guards and details on the wood-sided
addition require maintenance and/or renewal. The building is presently in use as a single family

dwelling.
Exterior:

The building is clad in pink-ish red bricks laid in a typical running bond pattern. There are no bonding
courses evident so we presume that this is a brick veneer wall. The brick is generally in excellent
condition with tight joints and few defects noted. Headers and sills are painted pre-cast blocks. The
stone foundation is minimally visible but no serious issues were noted. The gable ends and dormers are
clad in stained wood shingle that appears to have been installed recently {likely the 2011 Heritage
Property Grant). The exterior is generally in good condition. Roof is asphait shingle and in good
condition.

Front Porch:

The front porch is a prominent feature of the building and is in excellent condition. The wood detailing
and trim around the columns and ceiling appears to be original. There is a flat-bracketed detail around
the porch soffit and an interesting and unusual solid guard detail with a band of small pickets at mid-
height. The porch floor is painted wood. There is a skirting detail around the base of the porch that is
newer lattice type material. This is not original to the house and is likely the repair referenced in the
2015 Heritage Property Grant. Some deterioration of the brickwork at the porch column bases was
noted. This is not unusual. These should be re-pointed.



Partial south elevation showing existing front porch

Detail of porch railing, column and soffit. Skirting detail is not original
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Rear Addition:

The rear and southerly addition is likely the “sunroom” referenced in the 1991 Building Permit. This is
effectively a board & batten clad, wood framed box-like structure with concrete crawlspace type
foundation. There is a wooden guard at the top to allow it to be used as a terrace with access from the
second floor. An oversized soffit and fascia detail attempts to give the addition a Modernist
appearance, although this is not referenced anywhere else in the building and is architecturally
unsuccessful. The addition is generally in fair condition. There is minimal architectural or heritage value
in this structure.

Partial South Elevation showing 1991 Family Room addition

Windows and trims:

Main floor windows are original wood double hung with later metal storms fitted on the exterior. The
original windows appear to be in good condition — although the original sash cords are missing in some
cases. There is an attractive leaded glass transom with Art Nouveau styling in the living room front
window. This would be original to the home. Second floor windows are the wood replacement units
described in the 2007 Heritage Property Grant notation. These units are contemporary in detail but
reasonable replacements for the original. Third floor windows are original wood units. Family room
windows are vinyl and configured with a large picture unit flanked by a single operating casement. This
is not a window style complimentary to the original architecture of the home but was likely chosen to
compliment the contemporary style of the addition.



Original leaded glass front window detail

Front Door:

Original front door - note hardware

The existing front door is original. It is a handsome wood unit with upper glass and lower wood panel.

It is in excellent condition, of very pleasing proportions and retains its original full-mortise style
hardware.

Interior Trims and Finishes:

16
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Interior trims and finishes are generally original and in good condition. The kitchen has been replaced as
would be expected in a building of this age. Trims are simple dark stained flat profiles without obvious
detail, with architrave type trims at the doors and windows. Stairs, handrails, newels and balusters are
simple stained wood. This is all very typical of an Arts & Crafts aesthetic, which was popular at this time.

The main floor fireplace is original and features interesting wood detailing.

Wil

Stair, handrail, newel, baluster detail



Fireplace detail

Living Room entry detail

18



19

Garage Accessory Building:

There is an existing two-car detached garage/workshop on the property. This is likely not part of the
original construction of the building. It is a simple gable roofed structure with older aluminum siding on
the side and rear elevations and green painted board and batten siding on the front elevation. It
appears that at the time of the flat-roofed addition in 1991 it was decided to change the siding on the
front elevation so as to match the new addition. Generally this is a simple, generic building without
architectural detail or interest. It is in fair/poor condition. No changes are proposed to this building.

Garage front elevation

Garage south elevation (note dis-similar siding from front elevation)
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Garage rear elevation
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Garage north elevation (note wooden platform where shed building was recently removed)

Landscaping and Driveway:

The existing landscaping on the site is minimal. There is a single car asphalt driveway that widens to a
parking area near the garage door. Trees, some of significant size, are located randomly around the site
and along the road allowance at the front of the property. There are no cultivated or manicured
gardens. There is an existing drainage swale along the south property line.

Architectural Style:

This building is an excellent example of Edwardian Classicism in modest residential design. This was a
period named after Edward VI, son of Queen Victoria and as this implies it was something of an
intermediate period between the Victorian architecture that came before it and the Modernist
architecture that came after. Generally it is associated with the period 1890 — 1916. Some Edwardian
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buildings were highly classsical and ornate, deriving from the Beaux Arts and Art Nouveau styles, others
were more simple and associated with the Arts & Crafts movements. Single family residential
architecture tended to be simpler and are exemplified in North America by what became known as the
Four-Square house — a 2 % storey house built on a square plan with a hipped or gable roof, two or four
dormers and a wide front porch the width of the house. These homes were idealized for the
rectangular, suburban lots of the new suburbs in many North American cities and they were built by the
tens of thousands, many from stock plans and many ordered as kits through catalogue houses. Exterior
finishing materials varied widely according to local availability and preference but the basic shape and
function was similar. Many of the architectural details of this home including the flat bracketing on the
porch eaves, the porch columns, the use of stained glass, the interior trims were very typical of the style.
They tended to be very efficient and handsome designs and have remained popular.®

These houses are very common in the older suburbs of Toronto and relatively common in some of the
older neighborhoods of Mississauga. There was very little building activity in Meadowvale during this
period, however, and this is the only example of Edwardian design in Meadowvale Village.
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22

1978 Front elevation™'{note how finish in front gable end has changed)

!1l990 Front elevaﬁonlz
Site Context:

The site is focated on the east side of Second Line W., north of Old Derry Rd. This is at the easterly
boundary of the Heritage Conservation District and a location of lesser prominence in the Village. To the
north is a one-storey brick ranch style bungalow that was severed off of this property in the late 1950's

" City of Mississauga Historic Images Gallery
12 City of Mississauga Historic Images Gallery
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for a daughter of the South family.”® To the south is the parking lot and the back of the Rotherglen
School. To the east is a 1990's subdivision built in faux-heritage style. To the west, across Second Line
W., is the core of the Village of Meadowvale.

This site has cultural heritage interest because of its relationship to the Gooderham family and their
contribution to Meadowvale. Prior to that it was considered to be outside of the village — both
Silverthorne’s Map of Meadowvale and the 1856 Bristow Survey of Meadowvale show Second Line W.
as the easterly boundary of the Village and do not include the properties along the east side of the road.

Analysis:

The City of Mississauga Heritage Register statement of Architectural Significance for 7059 Second Line
W. records as follows:

This is a two and one half storey residential structure with red brick cedar shake siding only on the upper half
storey. The foundation of the structure is credit valley stone, whife the roof hos asphalt shingling. There is a west
three bay asymmetrical facade. There are madern vertically siding windows, straight lintels and sills, cast concrete.
The first floor windows have leaded stained glass (note: front window only), with the top half storey having four
paned, fixed, double hung six over one windows with decorative dentil course. Noted additions to the building
include a southeast enclosed entrance with a pyramidal roof and shiplap siding (note: this roof does not now exist,
the siding is board & batten). There is also a front verandah, with a shed roof that is supported by brick piers with
wooden piers. Wooden purlins are visible under the eaves. There is a north externally bracketed chimney on the
building. Outbuildings on the property consist of a gazebo with a wood octagonal roof and a single storey two door
garage {note: the gazebo no fonaer exists). The structure has generous setbacks and maintains an open, rural
character from neighbouring properties. Heritage Attributes: The original shape, form, design and materials of the
Edwardian style of architecture. its location and landscaping of mature trees and open green space on all sides
Statement of Significance: The house and property at 7059 Second Line West has historical significance in its
association with the South family and the early twentieth century development of the Village. The house has
architectural significance in that it is the only Edwardian style residence within the Meadowvale Village HCD and is
a good example of this style in its style, shape, form and materials. The context is significant as the property and
residence tontribute to the streetscape and illustrate the Village pattern of building within a large ot creating open
green space on all sides with the retention of mature trees.

The Meadowvale Village HCD Property Inventory (2014) further notes:

This parcel of land was once part of the Gooderham farm which extended down the full length of Second Line West
from Old Derry Road to past the Derry Road by-pass. When the Gooderhams sold the property in 1909 it went to
George {Harold) South who took over the Gooderham farmhouse at the end of Second Line West just south of the
Derry Road by-pass. South severed off a parcel of the land and built the two storey Edwardian style house for
himself in 1918. In the 1960s, the lond was subdivided where the South’s daughter and her husband built a one
storey bungalow next to her parents.

The property is one of the largest lots remaining in the Village and the property, including the house, has changed
little in the last few decades. Therefore, it is another fine example of a property that has retained its original
cultural heritage ottributes which can be directly linked back to both the practical and aesthetic design George
South envisioned for his property.

The two storey red brick house is the only Edwardian style structure in the Village HCD. The house has two bays on
the front facade with a deep open porch across the front supported by wood columns on brick piers. The house

" Hicks, p.110
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remains fairly true to its original shape, form and design. Some windows have been replaced but in a traditional
patiern, form and materiols.

The house Is setback from Second Line West with a row of mature trees along the front property line und a very
generous side yard on the south side and rear yard. The house has maintained a country farmhouse appearance
with its mature landscaping and open space.

Heritage Attributes:

- The original shape, form, massing, design and materials of the Edwardian style of architecture.
- [ts location and landscaping of mature trees and open green space on all sides

Statement of Significance:

The house and property at 7059 Second Line West has historical significance in its association with the South fomily
and the early twentieth century development of the Village. The house has architectural significance in that it is the
only Edwardian style residence within the Meadowvale Village HCD and is a good example of this style in iis style,
shape, massing, form and materials. The context is significant as the property and residence contribute to the
streetscape and illustrate the Village pattern of building within a large lot creating open green space on all sides
with the retention of mature trees.

The predominant cultural heritage value of this site is then:

-the Edwardian architectural style of the building

-the original building materials including brick finish, stone foundation, cedar shingle gable and dormer
details

-the original front porch

-the large lot size and open yards around the building

-the extent of tree coverage

Proposal:

The proposal is to do interior renovations to the building and a small rear addition to allow the main
floor to be used as programming space associated with the adjacent Rotherglen School. The intention is
that this will be used for Art and periodic programming — not as continuous classroom space. The
second and third stories will be used as offices by school staff. The basement will remain as mechanical
space. There will be no student use of the second or third stories or the basement.

The proposed addition will follow from the flat roof architectural style of the existing addition and will
be seamless with it. To guarantee this seamless transition, and because the existing siding and trimwork
is showing signs of decay, the board & batten siding on the addition will be replaced with new material
of matching dimension and profile.

To facilitate the addition one original window will be removed on the rear elevation along with some of
the original brick exterior wall.

Windows in the proposed addition will be vinyl to match those in the existing addition. Trims and porch
details will be painted wood or weather-proof material painted to give the appearance of wood..
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The architecture and detailing of the proposed addition is generally simple and derives from the existing
building addition while not intending to mimic or replicate historic detailing.

The proposal will also require the creation of a footpath to join the new rear entrance of this building to
the main campus of Rotherglen School.

The additions and modifications to the building will not be visible from the street and the cultural
heritage value of the building will be maintained.

Ontario Building Code implications:

In order to comply with Building Code requirements for the new use there will need to be upgrades to
the building as regards fire safety, exiting and universal accessibility. Two new universally accessible
washrooms will be created on the main floor and a new universaily accessible entrance created at the
rear of the building. This will necessitate the construction of a main floor addition of approximately 170
sq. ft. together with a covered porch area of approximately 70 sq. ft. The porch will include a wheelchair
lift to allow universal access to the main floor of the building.

To comply with Building Code requirements for exiting two exterior metal fire escapes will be created.
One will lead from the third floor to the existing flat roof addition at the rear of the building. The other
metal fire escape will lead from this flat roof to the ground.

To comply with Building Code requirements for life safety the building will require extensive renovations
to the interior. The existing staircase will be removed and a new fire separated exit structure
constructed in its place. The existing floor assemblies need to be strengthened to support increased
floor loading and to function as horizontal fire separations. The electrical, heating and plumbing
systems will be completely upgraded and the building will be sprinklered. The kitchen will be removed.
The impact of these renovations to the interior finishes will be considerable however the owner’s
intention is to conserve and re-use as much of the existing interior trimwork and doors as possible. To
comply with Building Code requirements regarding the protection of exits, one existing sliding door in
the rear addition will have to be removed and two windows will need to be replaced with fixed, wired
glass units in metal frames.

The Building Code also requires that one accessible parking space be provided on the property.

The proposed addition, wheelchair lift and fire escapes will be entirely behind the existing building.
There will be no change to the streetscape or to the front appearance of the building, and only minimal
change to the rear. There will be removal of part of the original rear wall of the heritage building and
part of the wall of the 1991 addition but no original building fabric visible from the street will be
affected. The quantity of removed material is small and does not include any parts of the building fabric
that are important as regards maintaining the heritage character of the building.
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Mississauga Fire Route By-law implications:

The City of Mississauga Fire Route By-law requires that the existing driveway be widened to create a fire
route. In practice, because the existing driveway is not perpendicular to the road and because of the
loading and turning radius requirements for a fire route it means that the existing driveway will have to
be removed and a new, much wider driveway created. The present driveway is approx. 3.0m wide and
the fire route is required to be 6.0m wide. This will require the removal of one mature tree in the City
boulevard and two smaller private trees on the property.

Zaning By-Law:

The subject property is zoned R1-32 under the City Zoning By-law 0225-2007. This is a fairly restrictive
by-law that is specific to the Old Meadowvale Village area only.

The proposal meets the applicable zoning by-law with the exception of a minor variance required for the
proposed use, driveway width (required because of the fire route and the handicapped parking
requirement) and the presence of a flat roof. Staff have indicated that they will support these variances.

The existing building is non-compliant as regards building height however that is an existing condition
and no changes to the building height are proposed. The existing flat roof is also non-compliant.

Meadowvale Village Heritage Conservation District Plan:

The proposal meets the intent of the Meadowvale Village Heritage Conservation District Plan (2014), as
regards massing, materials, detailing and general design principles (see Appendix).

Conservation Principles®;

Respect for documentary evidence: no conservation wark or restoration of the existing building

fabric is proposed.

Respect for the original location: no re-location of the heritage resource is proposed.

Respect for historic material: No repair or replacement of historic material is proposed.

Respect for original fabric: Minimal loss of integrity of original exterior materials is proposed.
This loss is confined to some original brick material and one window at the rear of the building.

Reversibility: Original bricks removed from the rear wall are recommended for retention on site
for future repairs or in the event that the additions are reversed.

Legibility: The proposed addition is demonstrably different from the original heritage building.

Maintenance: The proposed use makes the likelihood of regular future maintenance very high.

" Ontario Heritage Trust: “Eight Guiding Principles in the Conservation of Heritage Properties”
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Alternative Design Options:

The project requires, at a minimum, an addition to the main floor of the building to facilitate the new
washrooms required, an elevator or ramp facility to permit barrier free access to the main floor and a
secondary exiting facility from the upper floors. Options for ramps were explored but given the height
of the existing main floor from grade level any ramp would have to be quite long, be dominating to the
rear of the property and visible from the street. The wheelchair lift option was chosen because it was
the least intrusive way of accomplishing the barrier-free requirement.

The location of the proposed addition, at a natural recess created by the intersection of the heritage
building and the 1990 addition was chosen to resolve this awkward condition and because it was not
visible from the street. Other options were explored but this was the least intrusive and resolved this
unfortunate, existing condition.

Partial rear elevation showing representation of proposed addition. Addition was chosen to be located here so as
not to be visible from the street and to resolve an unfortunate existing condition

Other optidns to address the second and third floor exiting requirements were explored but these
would all have involved some kind of additional enclosed stairway coming down from the upper floors.
This would have dramatically increased the size of the required addition and resulted in a major change
to the rear elevation of the building. The fire escape option was chosen because it is minimally intrusive
and easily reversible.
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Options for the required fire route were explored but the City requirements for these facilities is
mandated in the By-law and no less intrusive aptions were available.

Summary Statement and Conservation Recommendations:

The existing building at 7059 is a good example of Edwardian Classicism relatively little modified from its
original construction. Despite being atypical of the majority of buildings in the Meadowville Village
Heritage Conservation District it supports the character of the Village by giving an indication of the
evolution of the Village over time. lts generous site and deep setbacks also help to support the aims of
the District Plan.

The building is associated with long term ownership by the South family but there is no evidence that
they were of particular local importance.

The proposed change of use of the building from single family residential to institutional supporting the
adjacent Rotherglen School is highy positive because it associates the building with this very successful
example of adaptive re-use of a heritage resource and by doing so assures ongoing interest and
maintenance but without creating increased traffic or parking demand.

The proposed renovations to the building are minimal and not visible from the street. The greatest
impact will come from the required fire route, however notwithstanding the 3.0m maximum driveway
width in the Zoning By-law numerous examples of 6.0m driveways exist in the community, especially
along Second Line W. The driveway will be larger than the existing but not atypical in the community.

The proposed renovated dwelling at 7059 Second Line W. is appropriately designed for its site and
meets the intent of all applicable laws, policies and requirements associated with its design. During the
construction process as much of the existing topography and tree canopy should be retained as possible.

The original bricks, original window and any other original materials removed in the course of the
renovations should not be discarded but stored on-site to be used for future repairs or in the event that
there is a desire to reverse these changes.

There may be some minor re-pointing of masonry necessary. If so this should be done using mortar
matching the existing in colour and composition of the existing, to be confirmed through testing as
necessary. New mortars should not be used to re-point heritage brick work.

Mandatory Recommendation:

The property must be evaluated under the criteria for designation under Ontario Regulation
9/06, Ontario Heritage Act. This is the part of the Act that allows designation of individual
designations {Part IV designations). The criteria area:

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

Analysis: The property is important as one of the few examples of early 20" century residential
development in Meadowvale Village however its construction methods, techniques and

materials were very typical for houses of this era. It is in no way unique, rare or representative of
high 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 the 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.

Analysis: The property has associations with the Gooderham family, who were significant to the
community. This importance is limited in this case because the property at the time they owned
it was part of a larger farm. The South family that built and occupied the home were long term
residents but of no greater significance to the community than any other resident.

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.

Analysis: The property is not in a significant location in the community and is in no way a
landmark. Because of its location it supports the character of the area relatively less than do the
majority of houses in the Village.

Conclusion:

The property at 7059 Second Line W. has limited architectural, contextual and historical value
and would not be worthy of Part IV designation.
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Provincial Policy Statement:

Under the Provincial Policy Statement,

“Conserved: means 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.”
Analysis:

Under this definition, and by virtue of its presence in a Heritage Conservation District, the
existing property at 7059 Second Line W. does warrant conservation.

Bibliography:

Hicks, Kathleen A., Meadowvale: Mills to Millineum,

A Heritage Tour — Meadowvale Village (Heritage Mississauga){pamphlet){undated)
Heritage Mississauga Images database

City of Mississauga — Historic Images Database

City of Mississauga — Building Department records

Directory of the County of Peel 1873-1874

Websites: as noted

Appendices:

- commentary on Meadowvale Village Heritage Conservation District Plan 2014
-proposed building elevations

-existing building elevations and plans

-chain of title
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Meadowvale Village Heritage Conservation District Plan 2014:
Following is an examination of this proposal against the criteria found in section 4.2.3 of that Plan:

4.2.3.1 Scale
« Width to length ratio of principle structure or additions should be consistent with designs found within the Village

The intent of this section was to prevent buildings and additions that were awkward or unusual
in shape. The proposed addition is entirely behind the existing building. There is no change to
the width to length ratio.

4.2.3.2 Location
= Exterior additions should be located at the rear, or on an inconspictious side of the building, limited in size and

scale to complement the existing building and neighbouring properties

The proposed addition to this building is located entirely behind the existing and meets this
criteria.

» Qutbuildings, including garages and greenhouses, should be detached and located at the rear, or on an
inconspicuous side of the building, and be limited in size and scale to complement the main structure and
neighbouring properties

The existing outbuildings will be maintained. These buildings are newer and not important to
the cultural importance of the site

* Additions at the rear should always be slightly lower than the existing roof line and stepped in at the sides in
order not to overpower or deminate the existing building and the view from the street. Additions so constructed wifl
also tend to be more compatible with adjoining properties

s Additions are best set buck as deeply as possible from the existing front wall plane in order to be unobtrusive to
the streetscape and differentiate the addition from the older structure

s The existing building shall maintain a dominant street presence with opportunities for landscaping in the
addition’s setback area

The proposed addition very small in footprint and located entirely behind the existing building.
It will be invisible from the street. The intent of these guidelines is maintained.

* A primary pedestrian and accessible access from the street shall be encouraged
The existing means of access and front door location from Second Line W. will be maintained.

* Corner properties should have an equal proportion of architectural details, such as traditional windows and doors,
on both street fronting facades

This is not a corner property.

4.2.3.3 Roofline

¢ The style and pitch of an existing roofline will be retained

 New roof dormers should be located at the side or rear rather than the principal fagades, and their size, shape
and form should be similar to any origingl dormer(s) to the structure or within the Village
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The existing roofline will be retained. No new dormers are proposed in the existing roof. The
proposed roofline at the rear is consistent with the existing rear addition.

4.2.3.4 Roofing * Roofing materials should be of a style traditionally found within the Village, including wood
shingles, metal and asphalt shingles

Flat roofing materials are not visible from the street.

4.2.3.5 Windows

» Windows important to the architectural character of the building, or in view of the public realm, wilf be retained
and not blocked or removed as part of an addition

» New window design will be compatible with the originol in terms of proportions, rhythm and scale

« Modern materials may be used, however, they should have the visual appearance of traditional materials

« The style of new windows on an addition should be consistent with the windows of the original structure in form,
size and alignment, unless they cannot be viewed from the public realm

» Windows should be vertically oriented with a minimum width to height ratio of 1:1 %

The windows in the proposed addition will be similar to those in the existing addition.

4.2.3.6 Doors
* Doors on an addition should be of a traditional design which is typical to that style of building
» Modern materials may be used, however, they should have the visual appearance of traditional materials

The existing front door is in good condition and will be retained. Other doors will be wood or
modern material painted to appear as wood and will also be appropriate to the character of the
building.

4.2.3.7 Cladding

= Cladding should be of a traditional design that is typical to the style of building

« Cladding materials on an addition should be different from the existing building

» Modern materials may be used, however, they should have the visual appearance of traditional materials.

The existing brick cladding is in serviceable condition and will be retained. The proposed
addition will be clad in board & batten to match the existing addition. To ensure that the
proposed addition and existing addition are seamless, all board & batten cladding will be
replaced.

4.2.3.8 Trim
s The removal of original trim on an existing structure should be minimal when constructing an addition
* Modern materials may be used, however, they should have the visual appearance of traditional materials.

No original trims will be removed.
4.2.3.9 Shutters
« Shutters added to an addition should be of a design which is typical to the style of the original building and to the
Village

* Modern materials may be used, however, they should have the visual appearance of traditional materials.

There are no shutters on the existing building and none are proposed on the addition.
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4.2 3.10 Stairs, Verandahs, Porches and Balconies

« The replacement (whole or partial) of existing porches, verandahs, stairs or balconies should be discouraged
except in the case of substantial deterioration, in which case the replacement should be designed and constructed
in the original style

« New railings and staircases should be constructed in a design that is consistent with the style of the building and
in the Village

The existing front porch is in excellent condition and will be maintained.

There are new steps and a landing on the proposed addition. These will be simple wooden steps
and a handrail with square wooden pickets. This is consistent with the design of the house and
others in the village.

4.2.3.11 Scale

* The design of an addition which does not aiter the structure’s original orientation and main entrance will be
permitted

« The design should be of an appropriate scale to the existing structure and kept to areas away from the main
facades

* Additions are to be complementary in design, scafe, mass and form, but distinguishable from the original building
* Additions should allow for the retention of as much of the original structure as possible

The proposed addition does not alter the original orientation and main entrance of the existing
building.

The proposed addition is highly distinguishable from the existing building and the amount of
material loss from the existing building is minimal because of the addition.
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Chain of Title for PIN 14084-1928 (LT)
Part Lot 11, Con 2 WHS Tor Twp as in RO717302
7059 Second Line West, Mississauga
Decd # Date Transferor Transferee

Patent April 12 [The Crown [Hugh Bell
1851

13803 Oct 23 [Hugh Bell William Gooderham
1865

2147 March 20 [Wm. Gooderham Sr. [Horace Gooderham
1877

3889 April @ IC. H, Gooderham George Gooderham
1883

13892 March 31 (George Gooderham Stephen G. South
1910

37446 Nov 24  |Stephen G. South [Harold South
1936 Estate

213320VS June 5 arold A. South Annie 1. South
1972 state

553064 July 15  |Annie I. South [Lorne Davidson
1980

IRO 717302 June 21  |Lorne Davidson Ron Shahar
1985 Bruria Shahar

T1651322 July 31  [Ron Shahar [Elizabeth Jane Backhouse

1996 Bruria Shahar

PR2868679 Feb 16  [Elizabeth Jane Backhouse [Rotherglen Creative
2016 Spaces Ltd.

Deeds attached: RO717302, PR2868679

Title Chain from Crown by abstract name. Instruments not reviewed.

For Summary purposes only.

or further details see Abstracts attached.




March 21, 2017

Heritage Conservation Management Plan — 7059 Second Line W., Mississauga ON
1. Introduction

-An executive summary of the scope of the project:

The proposal is to do interior renovations to the building and a smalf rear addition to allow the main
floor to be used as programming space associgted with the adjacent Rotherglen School. The purpose of
the addition is to create a barrier-free entry to the building as required by the OBC and space for two
barrier-free washrooms inside the building. The intention is that the building will be used for art and
periodic programming — not as continuous classroom space. The second and third stories will be used as
offices by school staff. The basement will remain as mechanical space. There will be no student use of
the second or third stories or the basement.

-Background information to document the historical and development history of the site
See attached HIS report.
- Identification of the property owner and stakeholders, current and proposed use
See attached HIS report.
2. Project Description
Property Description:
- Identify the location, municipal address and provide an appropriate location map

Part of Lot 11, Concession 2, West of Hurontario St.
7059 Second Line West, Mississauga.
See location map in attached HIS report

- Documentation of the existing conditions to include recent specialized photograph documentation,
measured drawings, site plan, identification of site features such as topography, landscaping or other

on-site features
See attached HIS report.

- Landscape inventory and documentation will include a site plan, views and vistas, water features, tree
location and species, land forms, geological formations, fences, walls, berms, pathways, or any other
landscape features

See attached HIS report and Arbarist report. There are no significant views or vistas into or out of the
property. There are no water features, significant land or geological formations. There is a typical white
painted board fence across the front of the property. This is not proposed to be altered.



- Identification of neighbouring properties, including any built form or features, required to illustrate the
context of the subject property

See context plan in attached HIS report. To the north, east and west are single family dwellings. To the
south is the former Gooderham mansion, now the Meadowvale Campus of Rotherglen School.

- Summary of the history of the property outlining its development over time within a timeframe
context

See attached HIS report

- Documentation of land ownership from the original Crown Grant and subsequent records from the

land registry office

See attached HIS report

B) Significance:

- Statement of cultural heritage value or interest
See attached HIS report

- Identification of the cultural heritage atiributes and values of the property structures and landscape
features

See attached HIS report

- Identification of any recognized significance, such as a heritage designation by- law, historic plaque,
etc.

The property is part of the Old Meadowvale Heritage Conservation District but is not otherwise identified
C) Planning and Policy Status:
- Provide details of the current land use and related Official Plan policies and Zoning

The property is zoned R1-32 under the Mississauga Zoning By-law 0225-2007. See the report from Ruth
Victor & Associates that discusses the Official Plan and Zoning policies and implications of this proposal

- Identify any regulatory requirements {e.g. heritage designation, flood plain requirements, etc.)

These are identified in the HIS report and in the Ruth Victor & Associates Report. There are no flood plain

issues.
3. Project Objectives

- Qutline what is to be achieved by this project



The intention of the project is to provide a learning center and office space for Rotherglen School. The
tearning center will be used for incidental art programming, not for intensive school uses.

- Provide short term and long term goals and objectives

Short term and long terms goals are similar — to allow the building to function as an accessory to the
neighbouring school. '

- Proposed solutions for conservation of the property’s heritage attributes
See attached HIS

- Provide the conservation policies to be used in this project (i.e. what conservation principles will be
used to ensure long term conservation, maintenance, monitoring, and sustainable use of the property)

This is discussed in the attached HIS. Generally the existing building is in good condition, appears to have
had reqular routine maintenance and no conservation work is proposed. There will be minimal loss of
original exterior materials, The nature of the future use makes the likelihood of long term maintenance
and sustainable use very high.

4, Statement of Heritage Intent

- An explanation is required that proposes the reasoning and considerations behind the choice of
conservation treatments.

As noted above and in the HIS, the scope of the project is such that minimal conservation of originaf
materials is proposed.

- Statement as to why one period of restoration over another was selected, rationale for new
interventions, background resources used such as principles and conventions of heritage conservation.

This is discussed in the attached HIS. There is no restoration proposed as part of this project and no
choice of period. The rationale for the intervention at the rear of the property was that it was not visible
from the street, demonstrably different from the original building and only as large as required to
achieve the required barrier free access to the building.

- Statement as to the recording, inventory and disposition/retention of moveable cuiltural heritage
resources {e.g. artifacts, archival material, salvaged material) and its incorporation into the conservation
project.

As noted in the attached HIS it is recommended that any bricks salvaged from the construction be
retained on-site if required for future maintenance on the building.

5. Condition Assessment of the Cultural Heritage Resource(s)

- Condition report of the cultural heritage resource(s) and specific attributes, identifying any deficiencies
or concerns.



As noted in the attached HIS the building is generally in very good condition. No deficiencies or concerns
were noted.

- Detailed recommendations to mediate and prevent further deterioration. Direction as to use or change
in use and how that relates to conserving the heritage attributes.

The building will require ongoing maintenance but no more so than any other similar structure. The brick
finish is very durable and will likely require little on-going maintenance. The proposed use will not result
in any increased maintenance obligations,

- Outline opportunities and constraints with relation to all aspects of the project (i.e. budget, planning
issues, public access, long term needs)

The owner has not revealed their budget for the project but given that the scope of work is not that large
it is not expected to be a significant overall factor in the project. The project requires some minor
variance approvals but these are generally to respect existing conditions with the exception of the
variance for driveway width. This is a function of the required fire route. There are no requirements for
public access. There are no significant long term needs associated with the building.

- Recommendations for conservation treatments that reference the framework provided in Parks
Canada Standards and Guidelines for the Conservation of Historic Places In Canada.

See Appendix at end of this document.

6. Building System and Legal Considerations
- Statement to explain the building and site use from a practical, logistical and legal perspective

The site presently functions as a single family home and has done so since its construction about 1920.
The property is relatively large by urban standards and it is connected to the street by a single car
driveway leading to a detached garage. The building is generally unremarkable in the local community.
The proposal is to do an adaptive re-use to aflow it to function as a secondary building to the adjacent
private school. This use is allowed by the zoning by-law and will require minimal intervention to the
building exterior consisting of a small addition at the rear to fucilitate barrier-free entry and the
construction of barrier-free washrooms inside the building. There will also be a new fire escape attached
to the rear of the building. The interior renovations are more extensive requiring enhanced fire
separations, exiting arrangements, upgraded mechanical, electrical and sprinkier systems.

- Input from structural, mechanical, electrical, planning, geotechnical, trades, and all other required
fields of expertise to ensure the project is viable and sustainable. Building and site system review may
include:

- Site Work {e.g. landscaping, drainage, servicing)

Skira & Associates are the civil engineering consultants on this project. They have extensive experience
in the Mississauga area.

- Trees, shrubs, other plantings,



An Arborist report has been prepared by Starybook Tree Services. There will be minimal impact on the
existing vegetation.

- Archaeological concerns and mitigation

Amick Consultants Limited have been retained to do the necessary archaeological investigations

- Structural elements {e.g. foundation, load bearing)

Centric Engineering Corporation have been retained to do the required structural engineering consuiting
- Building Envelope {roof, walf cladding, window type), Ontario Building Code, Accessibility
SMIDA and Belinda fones Architect are the architectural consultants on the profect

- Mechanical, Plumbing, Electrical

YMSD Consulting have been retained to do mechanical, plumbing and electrical consulting
- Finishes and Hardware

No significant finishes or hardware are proposed

- Fire Safety and Suppression

Demand Sprinkler Design Inc. have been retained to design the sprinkler system

- Environmental Considerations, Lighting, Signage and Wayfinding, Security

No significant environmental considerations are expected. There is no requirement for significant
lighting, signage, wayfinding or security as part of this proposal.

- Legal Considerations {e.g. easements, encroachments, leasing, etc.)

The present owners are also the proposed operators of the building. There are no leasing arrangements.

There are no encroachments or ather legal issues.
7. Work Plan

- Timeline to describe, in chronological order, to meet the objectives and goals Statement as to
specialized trades or skills that will be required to complete the work

The work will consist of:

-removal of interior partition walls as necessary, kitchen, bathrooms, stairs, etc.

-removal of interior finishes where necessary for access or where fire separations or structural elements
have to be upgraded as part of the work

-removal of existing plumbing, heating and electrical systems

-instatlation of new beams and load bearing elements in basement, main and second floors



-creation of new fire separation and new exit stair

-local demolition af rear, excavation, creation of small addition and porch, foundation for wheelchair lift
-installation of new mechanical and electrical systems

-installation of fire sprinkler system

-installation of required fire separations

-interior finishing — completion of new bathrooms, etc.

-creation of new path to join building to Rotherglen Schoof campus

-installation of new fire route

-instaflation of fire escape at rear of building

The work will require qualified focal trades but nothing particularly specialized. It is not expected that it
will be difficult to find trades to execute the work.

- Proposed budget to meet and sustain the goals and timeline; long term and short term maintenance
schedule

The budget has not been finalized. There will be ongoing maintenance of the building by the school

similar to that of their present building. The school now occupies a Part IV designated building so they
are aware of the maintenance needs of a heritage building.

- Monitoring schedule, process and identify those responsible for monitoring

The professionals noted above will be responsible for review during the construction period.

8. Qualifications

- Heritage Conservation Management Plans will only be prepared by accredited, qualified professionals
with demonstrated experience in the field of heritage conservation

A CV for Rick Mateljan is attached.

- Conservation Plans are usually a multidiscipline exercise whereby all consultants on the project must
demonstrate accredited professionalism, experience and knowledge in their chosen field of expertise

All of the consultants are appropriately licensed in Ontario and have experience on similar projects.
9. Additional Information

- Bibliography of all documentation resources

- List of consultants and other professionals related to the project

The Consuftant team is named above.

10. Additional Reports that may be required:

- Archaeological report, Arborist’s report, Structural engineering report



Noted above

- Any other report that City staff may require to assess the project

11. Approval Authority

The City of Mississauga will be the approval authority for a Heritage Conservation Management Plan

Contact Information:

Inquiries regarding the submission and requirements of a Heritage Conservation Management Plan
should be addressed to Heritage Planning, Culture Division, City of Mississauga

Email: culture.division@mississauga.ca



APPENDIX:

Commentary based on Parks Canada Standards and Guidelines for the Conservation of Historic Places In
Canada

1. Conserve the heritage value of a historic place. Do not remove, replace or substantially alter its intact
or repairable character-defining elements. Do not move a part of a historic place if its current location is
a character-defining element.

No removal, replacement or repair of character-defining elements is proposed. No movement of any
part of the building is proposed.

2. Conserve changes to a historic place that, over time, have become character- defining elements in
their own right.

The flat roofed addition to the building that was added in 1991 is not really a character-defining element
in its own right but is being retained and the proposed addition will be seamless with this.

3. Conserve heritage value by adopting an approach calling for minimal intervention.

The proposed intervention to the exterior of the building is minimal. The intervention on the interior is
greater in scope but only to the extent that the OBC and the owner’s space utilization requirements
demand. Existing trims and finishes will be retained where possible.

4. Recognize each historic place as a physical record of its time, place and use. Do not create a false
sense of historical development by adding elements from other historic places or other properties, or by
combining features of the same property that never coexisted.

There is no attempt to create o false sense of development.
5. Find a use for a historic place that requires minimal or no change to its character-defining elements.
The proposed use is an excellent adaptive re-use of this property.

6. Protect and, if necessary, stabilize a historic place until any subsequent intervention is undertaken.
Protect and preserve archaeological resources in place. Where there is potential for disturbing
archaeological resources, take mitigation measures to limit damage and loss of information.

An archaeological investigation will be undertaken and the results provided as noted above.

7. Evaluate the existing condition of character-defining elements to determine the
appropriate intervention needed. Use the gentlest means possible for any intervention.
Respect heritage value when undertaking an intervention.

The existing condition of the building is good. The only character defining elements of the building
proposed to be altered are some areas of original brickwork at the rear of the building necessary to



create the addition. One original window will be removed at the rear of the building. Generally, this is a
gentle intervention to the existing building.

8. Maintain character-defining elements on an ongoing basis. Repair character- defining elements by
reinforcing their materials using recognized conservation methods. Replace in kind any extensively
deteriorated or missing parts of character-defining elements, where there are surviving prototypes.

Noted. No repair or replacement of character defining elements are proposed.

9. Make any intervention needed to preserve character-defining elements physically and visually
compatible with the historic place and identifiable on close inspection. Document any intervention for

future reference.

The interventions will be high quality and will be demonstrably different from the original building. The
original building is documented in the HIS report attached.



RICK MATELJAN Lic. Tech. OAA

3566 Eglinton Ave. W., Mississauga, ON
(t) 416 315 4567 (e) rick.mateljan@smda.ca

cirriculom vitae
Education:
1978-1983 Trinity College, University of Toronto
®  B. A. (4 year) {Specialist English, Speciatist History)
1994-1995 Ryerson Polytechnic University
¢  detailing of residential and institutional buildings, OBC, technical and
preseniation drawing
1997-2006 Royal Architectural Institute of Canada Syllabus Program
¢  program of study leading to a professional degree in architecture
Employment:
2010 - Present Strickland Mateljan Design Associates Ltd.(Partner)

e architectural design peactice specializing in custom residential aod small
commercial /institutional projects, land development consultation,
adaptive re-use, heritage conservation

¢  heritage and utban design consulting for complex infill projects

¢  1esponsible for management, business development, marketing and
project delivery

®  extensive expetience in municipal approvals, heritage approvals

¢  Ontario Association of Architecis licence with terms, conditions and
limitations

2001 - 2010 Gren Weis Architect and Associates, Designer and Project Manager

¢ design, design development, conceptual, working and presentation
drawings, project co-ordination, site review, liaison with authorities
having jurisdicton

e  cxtensive client, consultant and building site involvement

®  extensive expetience in multi-disciplinary team environments

e specialist at Municipal Approvals, Site Plan and Re-zoning approvals,
OMB appeals

o  specialist at renovation and conservation of Heritage buildings, infill
developments in Heritage communities

®  corporaie communication, advertising and photography



1993-2001 Diversified Design Cotporation, Owner

¢ conceptual design, design development, working drawings, approvals
and construction for custom residentia), institntional and commercial

projects
Recent professional development:
2012 OAA — Admission Course
2010 Geosgian College — “Small Buildings”
2010 Successfully completed Ministry of Municipal Affaits and Flousing  “Small
Buildings” and “Designer Legal” examinations
2010 Successfully completed OACETT professional practice exam
2008 Qualified to give testimony before the Onfato Municipal Board
2007 OAA — Hedtage Conservation in Practice
2006 RAIC - Standards and Guidelines for the Conservation of Histosic Places in
Canada
Activities:
2014 -2015 Guest critic, Univessity of Watedoo Architectural Practice Program
2012-present Member, Board of Directors, OAAAS and membet of the OAAAS Student Award
Jury
2011-present Member, Editorial Cominittee, OAA Perspectives magazine
2008-2015 Member, Board of Directors of Oalwville Galledies (President 2011-2013)
2007-present Member, Mississauga Heritage Advisory Committee (vice-chair from 2015}, member

of the Heritage Award jury and Hetitage Property Grant Panel

1995-2001 Member, Oakville Local Architeciural Conservation Advisory Commitiee and
Oukville Herdtage Review Committee (Chair from 1998)

2001-2004 Alrernate Member, Oakville Commiitee of Adjustment (appointed but
never called to serve)

Memberships:
Ontado Associaton of Architecis
Ontario Association of Applied Architectural Sciences



| Ruth Victor

& Associates
481 North Service Road West
A-33, Oakviile, ON L6M 2Vé6
rvassoclates.ca

P 905-257-3590
E admin@rvassociates.ca

February 10, 2017

Committee of Adjustment
City of Mississauga

300 City Centre Drive
Mississauga, ON L5B 3C1

Attention: Mr. David Martin, Secretary Treasurer Committee of Adjustment

Dear Mr, Martin:

RE: Minor Varlance Application
Rotherglen Creative Spaces Ltd.
7059 Second Line West
Part Lot 2, Conceéslon 2 WHS

Ruth Victor & Assoclates is the planning consultant for Rotherglen Creatlve Spaces Ltd,, the registered
owner of the property at 7059 Second Line West In the City of Mississauga (herein referred to as the
“subject property).

The subject property is located on the east side of Second Line West, north of Old Derry Road, west of
Gaslamp Walk, and south of Derry Road West, The municipal address for the property is Part Lot 11,
Concesslon 2 WHS. The subject property has a site area of 2833,70sqm and a lot frontage of 50.25m
onto Second Line West. The subject property Is occupled by a resldential 2 and a half-storey brick

dwelling and a one-storey garage. The abutting property to the south is that of the Rotherglen School’s
Meadowvale Elementary Campus.

PROPOSED VARIANCE

To permlt the constructlon of a one-storey addltlon at the rear to the existing building and to recognize
various non-conforming aspects of the exlsting dwelling that is belng repurposed for Private School uses,
the following variances are required under Zoning By-Law 0025-2007;

1. To permit the existing dwelling helght of 10.32m, whereas Section 4.2.2.32.5 allows for a
maximum height of 7,5m;

2. To permit the existing detached garage to rematn with a floor area of 59.2sqm, whereas Section
4.2,2.32.8 permits a maximum of 50sqm;

3. To permit the new one-storey addition and covered porch with a flat roof, whereas Section
4.2.2.32.4 does not permit a flat roof;
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4. To permit the existing driveway to remain with a 3.8m landscape buffer between it and the
abutting residential property (whereas Section 2.1.9.2 requires a minimum of 4.5m landscape
buffer between it and an abutting residential property), and for it to include twWo new
designated parking spaces (one belng a wheelchair access space);

5. Topermit two parking spaces on the subject property; and,

6. To permit a driveway width of 6.0m to address Flre route requirements, whereas Section
4.2.2.32.10 mandates a maximum driveway width of 3.0m.

PLANNING CONTEXT

Reglon of Peel Official Plan

The Region of Peel Official Plan {“ROP”) contains policles that guide economic, environmental, and
community building decislons for growth management. The policles in the ROP help to co-ordinate and
set the stage for more detailed planning by local municipalities. The ROP is built on the pillars of creating
a sustainable reglon, through the promotion of heaithy communitles, attention to agriculture and rural
areas, a strong natural environment, and the overall servicing of the population.

The Reglonal Land Use Map of the ROP designates the property “Residential” (see Figure 1). As per
Section 5.4.3.2.1, the ROP states that it Is up to the Regional Counci! to provide a range and mix of
residentlal, commercial, recreational, and Institutional land uses, but that it Is up to the Municipality to
identify areas appropriate for such opportunitles, The ROP identlfies areas that are to be preserved to
maintain the bulit heritage of the region and to encourage public and ptivate stewardshlp of Peel’s
heritage {Sectlons 3.6.1.1 & 3.6.1.2).

The subject property is not located within the Credit Valley Conservation Authorlty Regulation Limits.

&

CHURCHVHLE . by P gy

g .sfm RD-§ !
e N

Y Sy

Figure 1 — ROP General Land-Use Moap showing the subject lands located within the “Residential” grea
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Mississauga Official Plan

The Mississauga Officlal Plan (“MOP") provides direction for the next stage of the City’s growth and

articulates a vision through specific principles for both public and private sectors in the on-going
evolution of the City,

The MOP designates the subject lands “Residential Low Density 1” (see Figure 2), which permits Private
School uses as per section 11.21 & 7.3.3, :

As per sectlon 9.1, any development or aiterations to property will take piace in a manner that protects,
enhances, and restores heritage features, and that it will be sensitive to the existing urban context and
minimize undue Impacts on adjacent properties. The MOP designates the subject lands as within the
Meadowvale Village area {see Flgure 3), The subject lands are also located within the Heritage
Conservation District, which mandates that any development must maintain the rural character of the
surrounding area (section 16.17.2.13). Sections 6.2.5 and 6.9.5 state that Mississauga encourages the
retrofitting of existing buildings and developed sites, and that development will ensure compatlbllity
with adjacent, existing, and future land-uses (section 6.9.5).

Section 7.3 of the MOP refers to the importance of Community Infrastructure, stating that It is a vital
part of complete communities, contributing to the quality of life and well-belng of residents. In addition,
Section 7.3.2 states that where appropriate, community infrastructure may also be located within
Nelghbourhoods (in this case, Meadowvale Village). 7.3,3 supports that Community Infrastructure
wlthin Neighbourhoods may Include schools, private clubs, daycare/day programs, and that it will
generally serve the local or nearby Nelghbourhoods. Sections 7.34 and 7.3.5 states that communlty
infrastructure will located to minimize Impacts on the transportation system, and that they will be near
other community infrastructure and places of gathering. In this case, the subject property Is located
directly abutting Rotherglen Private School Meadowvale Campus, will be used solely In conjunction with
that Private School, and accessed to primarily from that abutting property. Section 7.3.6 requires that
the scale, design, layout, and conflguration of the community Infrastructure may be limited to ensure
visual and functional compatibllity with surrounding development.
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Flgure 2 — Land-use Map from the Mississauga

Offictal Plan showing the subject lands located within the
Density Residential I” area

“Low

1617 Meadowvale Village
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Flgure 3 — Misslssauga Offictal Plon Meodowvale Village Land Use Designation
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Clty of Mississauga Zoning By-law 0025-2007
Under Zoning By-Law 0025-2007, the subject lands are zoned gs “Residential Low Density {R1-32)”, As

per the policies for R1-deslgnated lands, the use of the subject Property for Private School purposes is
permitted, as shown in Section 2.1.9.2 of the By-Law {see Figure 3)

2102 - Private School

In eddition o the provisions conizined in Pants 1 to 3 of thyg By-law, & private sehea]
shall comply with the provisions contaned in ‘Vehle 2.1.9.2 - Privaye Schoal.

Tate 2.1.9.2 - Privaie Nchanl

[¥1] A private schuol i pemmined enly i bee e e RGBT 10 WA 2t A RAS,
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Figure 3 — Section 2.1,9.2 showing the permitted Private School use within an R1 zone.

In regards to parking, Sectlon 43.2 of the By-Law requires there to be 1.0 space per 100m? GFA (see
Figure 4},

43.0 Schools:

43.1 College, University 1.1 spaces per 100 m* GFA - non-residentlal used for
academic purposes;
plus 0.15 spaces per resident student and/or staff

43.2 | Publlc/Private School 1.0 space per 100 m? GFA - non-residential {excluding
(up to and including Grade 8) portables)
plus 1.0 spaces per portable classroom ®
433 |Public/Private School 1.5 spaces per 100 m> GFA - non-residentlal (excluding
(Grade 9 and above) portables)

plus 1.0 spaces per portable classroom

Figure 4 — Section 43.2 of the By-Law requires that there be 1.0 parking spaces per 100m? GFA,
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use regulations as follows:

42232 Exception: R1-32 Map i} 44W, 45R, 92W, 53E {By-law: 0308-201 1,
In a R1-32 vone the permitted uses and applicable regulations shall be as specified fora R zone excepi
that the following uses/regutations shall apply:
Regulations
4.2.2,32,1 The regulations of Sentence 3.1, 1.7.1 of this By-law shall not
apply
422322 Minimum lot area 1650 m*
422,323 Minimum combined width of side yards;
(1) one storey detached dwelling 20% of the ot
frentage
(2 twostorey detached dwelling 27% of the lot
frantage

422324 A flat roof shall not be permitted

422325 Maximum height - highest rldge; 75m
sloped roof

14.2.2.3256 Maximum gross floor area - Infill resldentlal 160 m? plus
0.10 times the lot area
2227 Anallached garage shallnot be permiied
422328 Maximum floor area of u dotached garage 50m*
422329 Maximum projection of the front garage face of a deiached 00m

garage beyond any portion of the first Noor front wall or
Oxterlor side wall

4.2232.10  Maximum driveway width l0m

Figure 5 — Table 4,2.2.32 of By-Law 0025-2007, outlining the regulations for permitted uses within an R1-32 zone,

PLANNING ANALYSIS

Minor Varlance Application

Under Section 45(1) of the Planning Act, there are four tests to be satlsfied for a minor variance. These
are:

That the general intent and purpose of the Offictal Plan is maintained.

2, That the general Intent and purpose of the Zoning By-law is maintained,

3. That the varlances are desirable for the appropriate development or use of the land, building or
structure in the oplnion of the committed,

4. That the variance Is minor.

Misslssauga Official Plan {(MOP)

The general intent and purpose of the Official Plan is to protect heritage areas, to permit growth in
selected areas, and to prevent incompatible growth from taking place In areas assoclated with mature
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Conservation area, and the Proposed use of the existing building is in conformity with the policies in the
Official Plan (Section 2.1.9.2), The subject Property is designated “Residential Low Density 1", Under
Section 11,2.1.1, any land designation (aside from Greenlands and Parkway Belt West lands) is
permitted to be used for Community Infrastructure. As aforementioned, Community Infrastructure
refers to “lands, buildings, and structures that support the quality of life for people and communitles by
providing [...] private schools [..] community facliities [and] daycare/day program.”

Under Section 16.17.2.12, the rural village character of the Heritage Conservation District of
Meadowvale Vlilage must be maintalned. In addition, there is a Special Site Policy (Section 16.17.5.1) for
the nelghbouring Rotherglen School Meadowvale Campus, which permits the integration of open space
with existing buildings and structures to be used for public and/or private uses. The existing building Is
being preserved in accordance with the policies for this district as set out within the Heritage Impact
Study completed in support of the Heritage Permit and Slte Plan applicatlon.

in this case, the subject property Is located directly abutting Rotherglen Private School Meadowvale
Campus, will be used solely In conjunction with that Private School, and accessed primarily from that
abutting property therefore resulting in no further adverse traffic impact on Second Line West,

Section 7.3.6 requires that the scale, design, layout, and configuration of the community Infrastructure
may be limited to ensure visual and functional compatibillty with surrounding development, and the
Proposed variances are to permit the existlng situatlon on the subject lands, to permit the addition of a
small one-storey wooden addition to the rear of the property which Is in-keeping with the archltectural
styles and elements of not only the subject heritage bullding, but the surrounding area; and to widen
the driveway in order to address fire safety regulations that were identifled as required by the Fire
Department. The one-storey wooden additlon has been designed with a flat roof to incorporate the
design elements of the existing addition to the rear. The variance to permit a 3.8m buffer is to
acknowledge its pre-existing conditlon. The variance to increase the width of the driveway from 2.2m to
6.0m is to address fire regulations and the driveway has been deslgned to minimize impact to both the
immediate and general surrounding area by Incorporating the access point, driveway, and parking area

Into one entryway, thus adhering to Sectlon 9.2.1.6, which encourages the consolidation of driveway
entrances.

Overall, the proposed use and variances of the subject lands maintain the general Intent and purpose of
the Official Plan.

Zoning By-Law {0025-2007) _

As per the Zoning By-Law, the subject property is zoned as “R1-32 {Low Density Residential 1)”, which
permits detached dwellings. As per Section 2.1.9.2 of the By-Law, lands located within Low Density
Residential | zones are permitted to be used for Private School purpose as well as accessory uses to a
private school (see figure 3). As set out below, the proposed variances maintain the intent and purpose
of the zoning by-law.
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height provislon within the zoning by-law Is to ensure buildings are related in scale on adjacent parcels.
The minor variance to permlt the existihg height of the building and roof structure, which was built in
1920, maintains the intent and purpose of the zoning by-law and as well preserves an Important
tomponent of the dwelling’s historic character,

Floor Areq of Garage

existing context of this property
Parking Space Buffer

The current parking lot exists with a 3.8m landscaping buffer between it and the adjacent residential
property, whereas Section 2.1.9.2 mandates a buffer of 4.5m between a parking lot and an abutting
residential {ot, in this case, the parking area has existed for several years In its location, and it wili

Parking Spaces

There are two (2) proposed parking spaces located on the subject property — one (1) being a regular
parking space and the other a designated disabled parking space. The Zoning By-Law requires that there
be 1.0 parking space per every 100.0m% The subject dwelling has GFA of 267.42m’%, however according
to Section 3.1,1.9 of the By-Law, which states that alternative gross floor area deductions for non-
residential uses are allowed up to 5%, the total GFA (including this 5% deduction) is 254,05m%,which
results in 2.54 {or 3) parking spaces required in totai for the subject property.

The subject property is to be used In conjunction with the abutting property to the south, Rotherglen
School Meadowvale Campus, which contains an excess of 20 parking spaces that was approved by
Mississauga Zoning In 2016, Sufficient parking Is on the adjacent lands to address the deficiency tn
parking of one space on the subject property.

The abutting lands are required to have 18 spaces (based on approved calculations of the GFA's) and
there are a total of 38 parking spaces provided. Thus,- since the subject lands are to be used in
conjunction with said property; that the neighbouring property already provides an excess of 20 parking
spaces; and that a disabled parking space is located on the subject lands itself, that the additional one
(1} required parking space being addressed as located on the abutting property will not result in any
adverse impacts to the neighbouring properties nor the general character of the surrounding area,
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One-Storey Addition

The proposed one-storey addition to the rear of the property will have a flat roof, whereas section
4.2.2.32.5 does not permit a flat roof In R1-32 zones. This s to prevent unwanted architectural features

seamlessly onto the existing rear fagade.
Driveway Width

The current driveway width fronting onto Second Line West is 2.2m. As requested by the Fire
Department, it is required that this driveway be widened to 6.0m to address fire safety concerns and to
meet the City’s requirements for a fire route., As per Sectlon 4.2.2.32.5 of the By-law, a maximum
driveway width of 3.0m is permitted. This variance seeks to widen the driveway to adhere to the City
Fire Department requirements. The entrance has been designed such that jt minimizes entryways by

integrating with the existing driveway, and addresses Section 4.1.9.1.2, which states that there will be a
maximum of one driveway per lot In R1 zones,

Appropriate Development or Use of Land
The requested variances will result In changes to the structure which preserve its heritage elements
while keeping with the general character of the surrounding area,

The proposed height, garage, and parking lot varlances discussed in this letter are all to permit what
currently exlsts. The detached dwelling has stood at Its current height {10.52m) since its building date In
1920, with the roof belng a key architectural and heritage feature of the dwelling — this variance seeks
to permit this. Both the garage and parking lot have existed with theh: respective attributes and in their

respective locatlons for several years, and this applicatlon seeks to permit them to remaln where they
are,

The one storey addition and porch to the rear of the property Is designed to reflect and fit-in with the
character of the existing bullding as well as integrate well into the general character of the surrounding
area. There Is an exlsting one-storey porch located on the south side of the dwelling, and the proposed
additlon will reflect its’ design. This additfon is to act as an entrance hallway for anyone accessing the
property from the rear and from Rotherglen School. This addition will allow easy access to the subject
dwelling without use of the front of the bullding, the addition adheres to the Herltage Guidellnes (as
stated In the Heritage Report), is not visible from the street, and does not result in any adverse impacts
In terms of overlook, shadowing, and privacy.

With regards to the driveway width (2.2m), it is a requirement by the Fire Department that there be a
widened entranceway to allow for fire safety regulations. The minimum required width of a driveway is
6.0m, and thus this application simply supports the widening of the driveway onto Second Line West to
address these safety concerns.
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set out above,

Variance Is Minor

represents a sensltive reuse of the existing dwelling. Aslde from the requested varlances, the proposed
dweliing complies to and in some instances, exceeds other regulations of Zoning By-law 2014-014. The
proposed variances are minor In nature,

ConcLusion

The proposed variances meet the general intent and purpose of the Official Plan and Zoning By-law, are
minor In nature, and are deslrable and appropriate for this property. It is my opinlon that the minor
variance application meets the four tests as set out in the Planning Act.

The proposed miner va riance represents good planning,

Yours truly,

S, Mot

Ruth Victor MCIP, RPP
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