
 

  

 

 

 

   

 

 

 

  

 

      

         

 

     

    

    

    

   

    

    

    

    

    

    

     

    

 

 

      

   

 
 
 

 
         

         

  
 

 




 

Heritage Advisory Committee 

Date 

2019/09/10 

Time 

9:30 AM 

Location 

Civic Centre, Council Chamber, 

300 City Centre Drive, Mississauga, Ontario, L5B 3C1
 

Members 

Councillor George Carlson, Ward 11 (Chair) 

David Cook, Citizen Member (Vice-Chair) 

Councillor Carolyn Parrish, Ward 5 

Michael Battaglia, Citizen Member 

Alexander Hardy, Citizen Member 

James Holmes, Citizen Member 

Rick Mateljan, Citizen Member 

Lisa Small, Citizen Member 

Jamie Stevens, Citizen Member 

Melissa Stolarz, Citizen Member 

Terry Ward, Citizen Member 

Matthew N. Wilkinson, Citizen Member 

Adrian Zita-Bennett, Citizen Member 

Contact 

Megan Piercey, Legislative Coordinator, Legislative Services 

905-615-3200 ext. 4915 

megan.piercey@mississauga.ca 

NOTE: To support corporate waste reduction efforts the large 
appendices in this agenda can be viewed at: 

http://www.mississauga.ca/portal/cityhall/ heritageadvisory.ca 

Find it Online 

http://www.mississauga.ca/portal/cityhall/heritageadvisory 

http://www.mississauga.ca/portal/cityhall/heritageadvisory
http:heritageadvisory.ca
http://www.mississauga.ca/portal/cityhall
mailto:megan.piercey@mississauga.ca
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1. CALL TO ORDER 

2. APPROVAL OF AGENDA 

3. DECLARATION OF CONFLICT OF INTEREST 

4. MINUTES OF PREVIOUS MEETING 

4.1. Heritage Advisory Committee Minutes - July 2, 2019 

5. DEPUTATIONS 

5.1. Item 8.1 Krystyna Stechly, Resident regarding a request to consider Lakeview Park 
Public School for Heritage Designation 

6. PUBLIC QUESTION PERIOD - 15 Minute Limit (5 Minutes per Speaker) 

Pursuant to Section 42 of the Council Procedure By-law 0139-2013, as amended the 
Heritage Advisory Committee may grant permission to a member of the public to ask a 
question of the Committee with the following provisions: 
1.	 The question must pertain to a specific item on the current agenda and the 

speaker will state which item the question is related. 
2.	 A person asking a question shall limit any background explanation to two (2) 

statements, followed by the question. 
3.	 The total speaking time shall be five (5) minutes maximum per speaker. 

7. MATTERS TO BE CONSIDERED 

7.1. Petition for Removal of Securities: 915 North Service Road 

7.2. Request to Alter a Heritage Designated Property: 850 Enola Avenue (Ward 2) 

7.3. Request to alter a Heritage Designated Property: 1352 Lakeshore Road East (Ward 1) 

7.4. Request to Alter a Heritage Designated Property: 7060 Old Mill Lane (Ward 11) 

7.5. Request to Demolish a Heritage Listed Property: 1431 Stavebank Road (Ward 1) 

7.6. Request to Alter a Heritage Designated Property: 1060 Old Derry Road (Ward 11) 

7.7. Request to Alter a Heritage Designated Property: 223 Queen Street South (Ward 11) 

7.8. Request to Demolish a Heritage Listed Property: 2417 Mississauga Road (Ward 8) 

7.9. Request to Demolish a Heritage Listed Property: 1641 Blythe Road (Ward 8) 
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7.10. Meadowvale Village Heritage Conservation District Advisory Subcommittee Report 
dated August 6, 2019 

7.11. Memorandum from Megan Piercey, dated, August 26, 2019 with respect to Adrian Zita-
Bennett – Request for Temporary Leave from the Heritage Advisory Committee 

8. INFORMATION ITEMS 

8.1. Historical Assessment of 1239 Lakeshore Road East (Ward 1) 

8.2. New Construction Adjacent to a Designated and Listed Property: 354 Meadow Wood 
Lane (Ward 2) 

8.3. Alteration Adjacent to a Listed Property: 411 Lakeshore Road East (Ward 1) 

8.4. Alteration to a Listed Property: 1815 Outer Circle Road (Ward 8) 

9. OTHER BUSINESS 

10. DATE OF NEXT MEETING – October 7, 2019 

11. ADJOURNMENT 
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Heritage Advisory Committee 

Date 

2019/07/02 

Time 

9:33 AM 

Location 

Civic Centre, Council Chamber, 

300 City Centre Drive, Mississauga, Ontario, L5B 3C1
 

Members Present
 
Councillor George Carlson, Ward 11 (Chair)
 
David Cook, Citizen Member (Vice-Chair)
 
Councillor Carolyn Parrish, Ward 5
 
Michael Battaglia, Citizen Member
 
Alexander Hardy, Citizen Member
 
James Holmes, Citizen Member
 
Rick Mateljan, Citizen Member
 
Lisa Small, Citizen Member
 
Jamie Stevens, Citizen Member
 
Melissa Stolarz, Citizen Member
 
Terry Ward, Citizen Member
 
Matthew N. Wilkinson, Citizen Member
 
Adrian Zita-Bennett, Citizen Member
 

Staff Present 

Michael Tunney, Manager, Culture and Heritage Planning 
John Dunlop, Supervisor, Heritage Planning 
Paula Wubbenhorst, Heritage Planner, Culture Division 
Brooke Herczeg, Heritage Analyst 
Megan Piercey, Legislative Coordinator 

Find it online 

http://www.mississauga.ca/portal/cityhall/heritageadvisory 

http://www.mississauga.ca/portal/cityhall/heritageadvisory
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1. CALL TO ORDER – 9:33 AM 

2. APPROVAL OF AGENDA 

Approved (D. Cook) 

3. DECLARATION OF CONFLICT OF INTEREST 

4. 

4.1. 

5. 

6. 

7. 

7.1. 

7.2. 

Rick Mateljan, Citizen Member, declared conflicts with items 7.5, 7.6, 7.7 and 8.1. 

MINUTES OF PREVIOUS MEETING 

Heritage Advisory Committee Minutes - June 4, 2019 

Approved (Councillor Parrish) 

DEPUTATIONS - Nil 

PUBLIC QUESTION PERIOD – Nil 

No members of the public requested to speak. 

MATTERS TO BE CONSIDERED 

Request to Alter a Designated Heritage Property: 4300 Riverwood Park Lane (Ward 6) 

No discussion took place regarding this item. Committee Members noted approval. 

RECOMMENDATION 
HAC-0047-2019 
That the proposed alteration at 4300 Riverwood Park Lane, as per the Corporate Report 

from the Commissioner of Community Services, dated June 18, 2019 be approved. 

Approved (M. Wilkinson) 

Request to Alter a Heritage Designated Property: 1352 Lakeshore Road East (Ward 1) 

No discussion took place regarding this item. Committee Members noted approval. 

RECOMMENDATION 
HAC-0048-2019 
That the request to alter the heritage designated property at 1352 Lakeshore Road East, 

as per the Corporate Report from the Commissioner of Community Services, dated June 

18, 2019 be approved. 

Approved (D. Cook) 
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7.3. Request to Alter a Heritage Designated Property: 161 Lakeshore Road West (Ward 1) 

Mathew Wilkinson, Citizen Member, inquired about the access to a Heritage Consultant 
while the alterations were taking place and was advised that there would be a Heritage 
Consultant on call in the event that new elements are exposed while enlarging the 
elevator corridor. 

RECOMMENDATION
 
HAC-0049-2019
 

7.4. 

7.5. 

HAC-0051-2019
 
That the request to alter the heritage designated property at 1507 Clarkson Road North,
 
as per the Corporate Report from the Commissioner of Community Services, dated June
 
18, 2019 be approved.
 

Approved (D. Cook)
 

That the request to alter the heritage designated property at 161 Lakeshore Road West, 

as per the Corporate Report from the Commissioner of Community Services, dated June 

18, 2019 be approved. 

Approved (M. Stolarz) 

Request to Alter a Heritage Designated Property: 1900 Derry Road East (Ward 5) 

Members of the committee engaged in discussion regarding the condition of the building 
and whether the building should be demolished. John Dunlop, Supervisor, Heritage 
Planning, advised the committee that Heritage Engineers had examined the building and 
they believed the interior was in better shape than they anticipated and that the issues 
with the building were mostly superficial. 

RECOMMENDATION 
HAC-0050-2019 
That the request to alter the heritage designated property at 1900 Derry Road East, as 

per the Corporate Report from the Commissioner of Community Services, dated June 

18, 2019 be approved on the condition that the work adheres to Parks Canada’s 
Standards and Guidelines for the Conservation of Historic Places in Canada. 

Approved (Councillor Parrish) 

At this point R. Mateljan left the meeting due to a conflict with Item 7.5, 7.6 and 7.7. 

Request to Alter a Heritage Designated Property: 1507 Clarkson Road North (Ward 2) 

No discussion took place regarding this item. Committee Members noted approval. 

RECOMMENDATION 
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7.6. Request to Alter a Heritage Designated Property: 1050 Old Derry Road (Ward 11) 

Jim Holmes, Citizen Member, provided comments on behalf of the Meadowvale 
Heritage Conservation District Subcommittee and noted that the subcommittee and the 
owner supported approval. 

RECOMMENDATION 
HAC-0052-2019 
That the request to alter the property at 1050 Old Derry Road as per the Corporate 

Report from the Commissioner of Community Services dated June 18, 2019, be 

approved. 

Approved (J. Holmes) 

7.7. Request to Alter a Heritage Designated Property: 7059 Second Line West (Ward 11) 

Jim Holmes, Citizen Member, provided comments on behalf of the Meadowvale 
Heritage Conservation District Subcommittee and expressed concerns with the fence 
and the diamond shaped motif on the top of the addition and recommended that the 
owner reconsider those alterations. Mr. Holmes also noted that the owner had agreed to 
meet with residents to discuss their concerns. 

RECOMMENDATION
 
HAC-0053-2019
 

approved. 

7.8. Request to Alter a Heritage Designated Property: 915 North Service Road (Ward 1) 

That the request to alter the property at 7059 Second Line West as per the Corporate 

Report from the Commissioner of Community Services dated June 18, 2019, be 

Approved (J. Holmes) 

R. Mateljan returned to the meeting. 

No discussion took place regarding this item. Committee Members noted approval. 

RECOMMENDATION 
HAC-0054-2019 
That the request to alter the property at 915 North Service Road as per the Corporate 
Report from the Commissioner of Community Services dated June 18, 2019, be 
approved. 

Approved (D. Cook) 

7.9. Appointments to the Meadowvale Village Heritage Conservation District Subcommittee 

Jim Holmes, Citizen Member advised the committee of the new members appointed to 
the Meadowvale Village Heritage Conservation District Subcommittee. Megan Piercey, 
Legislative Coordinator, advised the committee that the terms of reference for the 
subcommittee stated that a member of the Heritage Advisory Committee should be 
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appointed to provide procedural guidance. Rick Mateljan, Citizen Member volunteered to 
be appointed to the subcommittee. 

RECOMMENDATION
 
HAC-0055-2019
 
1.	 That the following Citizen Members from the Meadowvale Heritage Village 

Association be appointed to the Meadowvale Village Heritage Conservation District 

Subcommittee for a term ending November 14, 2022, or until a successor is 

appointed: 

a.	 Jim Holmes 

b.	 Brian Carmody 

c.	 John McAskin 

d.	 Dave Moir 

e.	 Greg Laughton 

f.	 Gord Mackinnon 

g.	 Carmela Piero 

h.	 Terry Wilson 

i.	 Greg Young 

2. 

the Meadowvale Village Heritage Conservation District Subcommittee to provide 

professional guidance for the term ending November 14, 2022, or until a successor 

is appointed. 

8. 

8.1. 

That Rick Mateljan, Member of the Heritage Advisory Committee, be appointed to 

Approved (J. Holmes) 

At this point R. Mateljan left the meeting due to a conflict with Item 8.1. 

INFORMATION ITEMS 

Demolition to a Listed Property: 25 Queen St S. (Ward 11) 

No discussion took place regarding this item. Committee Members noted receipt. 

RECOMMENDATION 
HAC-0056-2019 
That the Memorandum dated June 18, 2019 from Paul Damaso, Director, Culture 

Division, entitled “Demolition to a Listed Property: 25 Queen Street South (Ward 11)” be 
received for information. 

Approved (Councillor Parrish) 

R. Mateljan returned to the meeting. 

8.2. Alteration to a Listed Property: 927 Meadow Wood Road (Ward 2) 
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No discussion took place regarding this item. Committee Members noted receipt. 

RECOMMENDATION 
HAC-0057-2019 
That the Memorandum dated June 18, 2019 from Paul Damaso, Director, Culture 

Division, entitled “Alteration to a Listed Property: 927 Meadow Woods Road (Ward 2)” 

be received for information. 

Approved (R. Mateljan) 

8.3. Alteration to a Listed Property: 3658 Burnbrae Dr. (Ward 6) 

No discussion took place regarding this item. Committee Members noted receipt. 

RECOMMENDATION 
HAC-0058-2019 
That the Memorandum dated June 18, 2019 from Paul Damaso, Director, Culture 

Division, entitled “Alteration to a Listed Property: 3658 Burnbrae Dr. (Ward 6)” be 
received for information.
 

Approved (A. Hardy)
 

8.4. 2019 Designated Heritage Property Grant Program - Round One Approved Grants 

Division, entitled “2019 Designated Heritage Property Grant Program - Round One 

9. 

John Dunlop, Supervisor, Heritage Planning provided a brief update in regards to the 
status of the Heritage Property Grant Program. Rick Mateljan, Citizen Member inquired 
if someone who received a property grant in the first round could apply for a grant in the 
second round. Mr. Dunlop advised that they could apply in the second round; however 
they would be moved to the bottom of the queue. 

RECOMMENDATION 
HAC-0059-2019 
That the Memorandum dated June 10, 2019 from Paul Damaso, Director, Culture 

Approved Grants” be received for information. 

Approved (R. Mateljan) 

OTHER BUSINESS 

Matthew Wilkinson, Citizen Member advised the committee about a program he 
attended through Blackwood Gallery at Riverwood, which consisted of a timber framing 
workshop and an artist installation. Mr. Wilkinson noted that a lot of heritage discussion 
took place and advised the committee that he would reach out to Blackwood Gallery to 
see if there were similar events that the Heritage Advisory Committee could participate 
in. 

John Dunlop, Supervisor, Heritage Planning provided an overview of an archeological 
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assessment demonstration he provided at the Streetsville Cemetery to show Councillor 
Carlson and staff where the first church in Streetsville used to be prior to 1877. Mr. 
Dunlop noted that the City would be coming to the Heritage Advisory Committee with a 
permit, as they will be building a columbarium in the cemetery. 

10. DATE OF NEXT MEETING - September 10, 2019 

11. ADJOURNMENT - 10:11 AM (M. Wilkinson) 
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Date: 8/20/2019 

To: Chair and Members of Heritage Advisory Committee 

From: Paul Mitcham, P. Eng, MBA, Commissioner of 

Community Services 

Originator’s files: 

Meeting date: 

9/10/2019 

Subject 

Request to Alter a Heritage Designated Property:850 Enola Avenue (Ward 2) 

Recommendation 

That the City approve restoration and repair work on the Adamson and Derry Houses at the 

subject property, as per the Corporate Report from the Commissioner of Community Services 

dated August 20, 2019. 

Background 

The Adamson Estate at 850 Enola Avenue is designated under Part IV of the Ontario Heritage 

Act. Section 33 of the Act requires permission from Council in order to make alterations to 

property designated under Part IV of the Act. Staff from the City’s Facilities and Property 

Management Division has submitted a heritage application to complete restoration and repair 

work to exterior stairs, walkways, driveways for both houses and the gutters and downspouts of 

the Derry House. 

Comments 

The proposed work plan consists of repair and restoration work of the paved areas around both 

houses. These areas are paved with a variety of materials, including flagstone, concrete and 

asphalt. None of these paved areas are original to the property. Concrete and asphalt areas will 

be repaved with like and kind, and the flagstone paved areas will have the existing flagstones 

lifted, a new sand and lime base poured, and the flagstones re-laid and leveled. Any broken 

flagstones will be replaced with like and kind materials. 

The exterior stairways will be rebuilt to match the existing, with all flagstones lifted and new 

footings, foundation and concrete structure built in place of the current stairs. All existing 

flagstones will be reused and broken ones will be replaced with like and kind. 



   
 

  

 

              

               

               

               

                

                 

               

            

                

              

      

  

           

 

              

             

     

 

 

      

 

        

 

         

 

 

 

 

 

 

 

Heritage Advisory Committee 2019/08/20 2 

7.2 - 2

The gutters and downspouts on the Derry House require restoration and repair. The existing 

gutters and downspouts will be replaced with like and kind materials. The current gutters are 

concealed, so the work will involve removing the sheathing and reinstating it once the new 

gutters have been installed. New concealed gutters will be installed along the southern side of 

the house to match existing gutters on other parts of the house. New downspouts will also be 

installed along the southern side of the house to match existing on the other sides of the house. 

Replacement of damaged sheathing as required will also be completed on the Derry House. 

The City’s Building and Facilities Property Management Division has submitted an application 

and drawings depicting the detailed work plan (Appendix 1). The proposed work is based on a 

condition assessment of the Derry House and the need to meet accessibility standards for all 

exterior paved areas and stairways. 

Financial Impact 

The cost is covered under Facility and Property Management’s approved capital budget. 

Conclusion 

The applicant has applied for a heritage permit to complete restoration work on the exterior of 

the Adamson and Derry Houses. The proposal adheres to Parks Canada’s Standards and 

Guidelines and staff recommends approval. 

Attachments 

Appendix 1: Submitted work plan and drawings 

Paul Mitcham, P. Eng, MBA, Commissioner of Community Services 

Prepared by: John Dunlop, Supervisor, Heritage Planning 
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Date: 2019/08/20 

To: John Dunlop, Supervisor, Heritage Planning 

From: Milka Zlomislic, Project Manager 

Meeting Date: 2019/08/20 

Subject: Heritage Application- Alterations to Adamson Estates 

This heritage application is submitted for a scope of work which will cover the repairs and 
restoration of exterior walkways, driveway, flagstone areas; exterior concrete and flagstone stair 
cases around both the Adamson Estate and Derry House, and repairs and replacement work to 
the gutters and downspouts on the Derry House. The scope of work and drawings have been 
prepared for the City of Mississauga by Strickland Mateljan Design and Architecture, who will 
oversee the work. 

Regarding Derry House, the scope of work is as follows: 

1.		 Replacement and repair of small sections of the south walkway to meet accessibility 
standards (note, existing walkway is not original to the house); 

2.		 Replacement of south exterior stair (stone steps, badly deteriorated); 

3.		 Repair or replacement of north flagstone; existing is cracking and not graded properly 
(note, existing flagstone is not original to the house); 

4.		 Replacement of a small section of asphalt paving on west side of house (note, existing 
paving is not original to the house); 

5.		 Partial roof shingle replacement (includes partial replacement of roof sheathing as 
required- to be replaced with like and kind); 

6.		 Replacement of gutters and downspouts- existing gutters are concealed and will be 
repaired and replaced in a manner which will minimize any impacts to the house. 

Regarding Adamson house, the scope of work is as follows: 

1.		 Repair or replacement of flagstone on the north and south sides of the house (note, 
flagstone is nor original to the house); 

2.		 Repair or replacement of flagstone on one landing, near the barrier-free ramp (note, 
flagstone and ramp are not original to the house); 

3.		 Replace south west and south east stair to match existing. Reuse existing flagstone 
where possible. 
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Attachments (optional) 
Adamson Drawings 
Derry House Drawings 

Milka Zlomislic, Project Manager 
Capital Design & Construction, F&PM 
City of Mississauga 
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Date: 8/20/2019 

To: Chair and Members of Heritage Advisory Committee 

From: Paul Mitcham, P. Eng, MBA, Commissioner of 
Community Services 

Originator’s files: 

Meeting date: 
9/10/2019 

Subject 
Request to alter a Heritage Designated Property: 1352 Lakeshore Road East (Ward 1) 

Recommendation 

That the owner of the property at 1352 Lakeshore Road East, which is Designated under Part IV 

of the Ontario Heritage Act, is requesting to temporarily alter the north façade windows proceed 

through the applicable process, as per the Corporate Report from the Commissioner of 

Community Services dated August 20, 2019. 

Background 

Section 33.1 of the Ontario Heritage Act states that no owner of property designated under 

section 29 shall alter the property or permit the alteration of the property if the alteration is likely 

to affect the property’s heritage attributes, as set out in the description of the property’s heritage 

attributes that was required to be served and registered under subsection 29 (6) or (14), as the 

case may be, unless the owner applied to the council of the municipality in which the property is 

situated and receives consent in writing to the alteration. 

Comments 

The owner of the subject property has submitted a heritage application to temporarily install 

adhesive vinyl window coverings, with graphic treatments to the windows of the northern portion 

of the building. The subject property is designated under Part IV of the Ontario Heritage Act as it 

was once part of a large WWII government firearms manufacturing complex. The details 

regarding this temporary alteration are attached as Appendix 1. This proposal is a short term 

approach to mitigating risks presented by the unoccupied North Building in an effort to beautify 

the space and invite the community to embrace and make use of the grounds. This approach 

aligns with Corporate Security’s implementation of Crime Prevention Though Environmental 

Design (CPTED) principles. Staff supports this proposal. 
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Financial Impact 

The cost is covered under Community Services’ approved operating budget. 

Conclusion 

The owner of 1352 Lakeshore Road East has requested permission to temporarily install 

adhesive vinyl window coverings to mitigate risks associated with the unoccupied space. The 

applicant has submitted a description that provides information detailing the scope of work 

necessary to achieve a higher level of security and community presence. 

Attachments 
Appendix 1: Proposal 

Appendix 2: Window Design Presentation 

Paul Mitcham, P. Eng, MBA, Commissioner of Community Services 

Prepared by: Brooke Herczeg, Heritage Analyst 



      

 

 

   

 

    

  

   

    

    

  

 

 

 

 

  

   

 

  

 

 

 

 

  

   


	

	 

	 

Appendix 1
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SAIB Streetscape Improvement Proposal for Heritage Advisory Committee 

Background 

The south portion of the Small Arms Inspection Building has recently undergone a multi-million dollar 

renovation project. This renovation has reinvented the south half of the building, outfitting it for use as 

a multi-disciplinary arts facility and event space. 

The north section of the building, which includes the street facing façade, is presently un-renovated, and 

from the street appears to be an abandoned space. Future renovations are planned for this building, 

however, they are presently unscheduled and unbudgeted. 

While the north building remains unoccupied, we are proposing to install non-permanent vinyl graphic 

treatments in all ground floor windows of the north building. These will serve several purposes: 

	 Mitigate security risks: 

Prior to the Đity’s assuŵptioŶ of ownership of the building, the SAIB was a derelict space where 

illicit activity took place. There were break-ins, vandalism and the building had been used as 

temporary housing for people in need. While many improvements have been made to the 

infrastructure (alarms and motion detectors) and grounds (lawn and garden) around the SAIB, 

the street-side face of the building still appears to be derelict. 

This appearance of abandonment has been identified as a risk to the property. In consultation 

with Corporate Security, a short term approach to mitigating the risks presented by the north 

building included a project to beautify the space; making it appear to be a more vibrant and 

͞liǀed iŶ͟ ďuildiŶg aŶd property. These site ďeautifiĐatioŶs ǁould also serǀe to iŶǀite the 
community to embrace and make use of the grounds, thus acting as a deterrent to unwanted 

activity onsite both indoors and out. 

This proposed approach aligŶs ǁith Corporate “eĐurity’s Criŵe PreǀeŶtioŶ Through 
Environmental Design (CPTED) approach, and this, along with other ground beautification 

efforts, has been deemed an appropriate risk mitigation measure. 

	 Building Identity/Brand: 

Temporary aesthetic improvements to the building streetscape will improve awareness of this 

new cultural facility in the community. It will raise the profile of the SAIB and identify it as a 

space where cultural activity happens. Increased awareness and development of the SAIB’s 
brand identity will be central to maintaining enthusiasm internally and externally for the 

ongoing renovations of the space. 



 

      

   

  

     

 

 

   

  

  

     

 

     

      

   

 

  

   

   

  

 

  

 

   

 

 

 

 

 

 

Scope of Work 
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The proposal is to temporarily install adhesive vinyl window coverings with graphic treatments in all 

windows on the ground floor of the north SAIB. 

This would include: 

 Removing all existing air conditioning units and empty shelves from the windows of the north 

SAIB 

 Installing pressure mounted frames in all ground floor windows. Frames will not disturb the 

brick, mortar or windows of the building 

 Installing plywood window coverings in all ground floor frames. Vinyl graphic treatments will be 

applied to all vinyl. 

Consideration will be given to the aesthetics of the finish and durability of the product when selecting 

final materials. 

Improvements would not disturb or permanently alter in any way the façade or envelope of the 

building; the windows and frames – included in the heritage designation – would be preserved in both 

character and appearance beneath the plywood coverings. All installations would be temporary, and 

removed on the commencement of future phase renovations. 

Design and Materials 

DesigŶ ǁork ǁill ďe doŶe ďy the City’s Đreatiǀe departŵeŶt. Graphic treatments will be colourful, 

abstract, vibrant, and reflect the creative nature of this newly renovated cultural space. 

Graphics will be applied on removable plywood, cut to fit within each window frame so as not to affect 

the character of the windows while future renovations are in their planning phase. 

Alternative branding treatments were explored, however this approach was deemed most suitable for 

addressing both the aesthetic and security concerns presented by the space. 

Appendices 

 Appendix A – Window images (current state) 
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SAIB Window 
Designs 
DESIGN PRESENTATION 

AUGUST 16, 2019 

Creative Services 



7.3 - 6

The problem 

The SAIB has no curb appeal. It appears 
abandoned and residents don’t know the building 
has been repurposed. 

The solution 

Create window graphics that grab attention and 
communicate that something has changed and that 
there is more than meets the eye. The graphics will 
invite the public to explore the new SAIB. 

Creative Services 
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Designs need to be: 

• Impactful from a far 

• one heritage focused concept 

• one modern focused concept 

• Speak to the building’s new purpose
 


Creative Services 
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Heritage designs 

• using heritage photos from the building’s 
archival photo library the design uses 
portraits of the women who worked at 
the facility 

• the graphic treatment of the 
photographs helps to create impact 
from a far. 

Creative Services 
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Concept 1b
 


Heritage 1



Creative Services 



~ MISSISSaUGa 
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Creative Services 
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Date: 8/20/2019 

To: Chair and Members of Heritage Advisory Committee 

From: Paul Mitcham, P. Eng, MBA, Commissioner of 
Community Services 

Originator’s files: 

Meeting date: 
9/10/2019 

Subject 
Request to Alter a Heritage Designated Property:7060 Old Mill Lane (Ward 11) 

Recommendation 

That the request to alter the heritage designated property at 7060 Old Mill Lane as per the 

Corporate Report from the Commissioner of Community Services dated August 20, 2019, 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). Changes to the property are 

subject to the Meadowvale Village HCD Plan, 2014 and substantive changes identified in said 

plan require a heritage permit. 

Comments 

Credit Valley Conservation (CVC), the property owner, has filed a rezoning application under 

OZ 18/004 to create a buildable residential lot along Old Mill Lane. The proposal, outlined in 

Appendix 1, includes reconfiguring the lot boundary, demolishing the 1970s garage and 

installing new fencing. 

Currently the property includes a trail that provides access from Old Mill Lane to the 

Meadowvale Conservation Area. Due to community interest in this trail, it has been retained, 

albeit shifted slightly to the north. A two metre aggregate screening pathway would comprise the 

new conservation lands access. It would be bound by City of Mississauga Parks standard black 

chain link fencing with a white picket fence closer to the road to match and align with the picket 

fence to the north at 7080 Old Mill Lane. Plantings and a park entrance sign are also proposed 

on the north side of the trail. 
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The proposed lot size is comparable to the surrounding lots and would include a 9 metre 

setback to the house, maintaining views down Old Mill Lane. The trail and proposed treatments 

are sympathetic to the character of the immediate area. As such, the proposal should be 

approved. 

The Meadowvale Village HCD Subcommittee recommended approval, though requested 

modifications to the access sign that was presented at its meeting on August 6, 2019. As such, 

the sign will be subject to an additional heritage permit application. 

Financial Impact 

There is no financial impact resulting from the recommendation in this report. 

Conclusion 

CVC has applied to reconfigure the lot boundary, demolish the garage and install new fencing at 

the subject property. The proposal would include a trail to the conservation lands but allow for 

residential development, which would be subject to the Meadowvale Village HCD Plan. The 

proposed lot and trail is consistent with the character of the area. As such, it should be 

approved. 

Attachments 

Appendix 1: Heritage Impact Assessment 

Paul Mitcham, P. Eng, MBA, Commissioner of Community Services 

Prepared by: P. Wubbenhorst, Heritage Planner 
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July 3, 2019 

Paula Wubbenhorst, MA, CAHP, RPP, MCIP 

Heritage Planner 

905-615-3200 ext. 5385 | paula.wubbenhorst@mississauga.ca 

City of Mississauga | Community Services Department, Culture Division 

201City Centre Drive, Suite 202, Mississauga, ON  L5B2T4 

Re:	 Heritage Application – Demolition & Lot Line Adjustment – 7060 Old Mill Lane [OZ 18 4] 

Meadowvale Village Heritage Conservation District 

In connection with the planning process to facilitate the sale of surplus Credit Valley Conservation 

Authority (CVC) lands at 7060 Old Mill Lane, we are pleased to submit this Heritage Permit Application for 

the demolition of the existing garage and for a Lot Line Adjustment to the property boundary. As you will 

recall from our most recent meeting RE: 7060 Old Mill Lane, CVC has completed a second submission for 

a zoning by-law amendment (OZ 18 4) to rezone a portion of the lands to a site-specific exception zone 

to the Parkway Belt West designations to allow for a single residential home on the existing lot of record. 

In determining the next steps towards completing the planning process, this Heritage Permit Application 

is required to seek clearance for both the demolition of the existing garage and, more importantly, to 

allow for a lot line adjustment to the boundary of the existing lot (Plan TOR-5 Lots 40 & 41). 

This application is made within the context of the overall file and the extensive studies that have been 

completed and submitted as part of the rezoning process. We have attempted to include as much detail 

in the Heritage Impact Assessment as possible to allow for a fulsome review of the heritage aspects and 

impacts of the proposal, in accordance with the terms of reference. However, we would be happy to 

provide any and all available studies, plans, surveys and reports for the file upon request; the full list of 

available materials are listed on the last page. 

Below I have included a summary description of the proposal (with a site plan map) and the actions within 

it that relate to Heritage Permit and Heritage review; I have also included a summary of community 

consultation, including with the Meadowvale Village Community Association, which helps to illustrate the 

actions taken already in addressing community and heritage concerns. During the next phases of Heritage 

Permit review, including the meetings with the advisory committee and the MVCA, we would welcome the 

opportunity to come and speak to the proposal. 

Sincerely, 

Jesse de Jager 

Conservation Lands Planner 

jesse.dejager@cvc.ca | 905-670-1615 ext. 281 

Page 1 of 4
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Description of Proposal 

The existing garage on 7060 Old Mill Lane has been declared surplus to corporate needs by the CVC 

Board of Directors; the Board has directed the sale of the lands at highest and best use market value to 

facilitate further acquisitions of environmentally important lands. 

To facilitate this disposition, the following actions are proposed for the lands, in combination with the 

other relevant planning processes: 

- Reconfigure the lot lines of historical Lots 40 & 41 (TOR-5) to a size and scale appropriate to the 

Meadowvale Village lot fabric [Heritage Permit Requirement] 

- Establish, through the rezoning process, a development envelope which protects environmental 

and heritage features (i.e. generous 9m front yard setback), as well as firm guidelines for a future 

home, to be constructed in accordance with the HIA recommendations, the HCD guidelines, and 

the strict limitations of the site-specific zoning (e.g. 7.5m height restriction). [Heritage staff review 

comments incorporated] 

- Retain and upgrade existing Pedestrian Access Trail to Meadowvale Conservation Area to allow 

for continued community access to the natural area and park land, and erect 1.5m (5ft) chain link 

fence along adjusted property boundary. 

- Demolish the existing garage structure (circa 1970) [Heritage Permit Requirement] 

CVC will complete the rezoning and heritage permit for demolition and lot lines only. It will be up to the 

future owner to abide by the terms of the development agreement and envelope established through the 

zoning by-law, and the future owner must apply for Site Plan Approval, Building Permit and Heritage 

Permit for the proposed home, which must be in conformity with zoning, the Heritage Impact Assessment 

recommendations and the Heritage Conservation District Plan guidelines. 

Consultation with the Community 

CVC has been a longstanding member and neighbour within Meadowvale Village since 1963, and the 

largest landowner within the Heritage Conservation District. The CVC Administrative Office was located in 

the historic Silverthorn House from 1965 – 1987, and this proposed disposition represents the final village 

lots in CVC ownership which have not already been sold as CVC operations grow and change. 

Since the start of the proposed rezoning and sale, CVC has been actively engaged with community 

members on the proposal. We have communicate and met with the executive committee of the 

Meadowvale Village Community Association several times, including site meetings, telephone calls and 

email correspondence. We have conducted door to door mail drops and conversations with direct 

neighbours regarding the proposal, and we have fielded several phone calls from residents about the 

proposal. We have also updated Councillor Carlson on the proposal so he is aware of the proposal. 

CVC has received no negative comments regarding the proposal. We have, rather, received positive 

feedback about the change in land use, and residents and neighbours are happy to see the lots returned 

to a residential use, to complete the community character. Our proposal as been modified based on the 

community feedback, including the amendment of the development envelope to retain large sugar maple 

species where possible. We have also had the proposal details supported in particular for the retention of 

the pedestrian access trail (which is important to the community) and the hard restrictions on height 

(7.5m) and the front yard setback (9m – which is the line with the neighbouring houses). 
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In addition to the Heritage Impact Assessment which has been provided, the following additional Studies, 

Plans, Surveys and Reports for 7060 Old Mill Lane are available and have been provided to the City of 

Mississauga as part of the Zoning By-Law Amendment [OZ 18 4] – these can be made available again for 

the Heritage Permit review upon request: 

- Planning Justification Report 

- Supplementary Planning Justification Report and Lot History 

- Stage I & II Archaeological Assessment 

- Urban Design Study and Addendum 

- Environmental Impact Study and Addendum 

- Designated Substance Survey 

- Functional Servicing Report Brief 

- Land Registry Title Abstract 

- Phase I & II Environmental Site Assessments 

- Draft Zoning By-Law 

- Concept Site Plan 

- Context Map Location 

- CVC-Approved Development Envelope Plan (stamped) 

- Grading Plan 

- Registered Plan 43R-37578 (Lot Boundary Adjustment) 

- Comprehensive Planning Application Status Report Comment Disposition Table (2nd sub) 
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7.4 - 7

HERITAGE IMPACT ASSESSMENT 

7060 OLD MILL LANE 

CITY OF MISSISSAUGA 

PREPARED FOR CREDIT VALLEY CONSERVATION 

SU MURDOCH HISTORICAL CONSULTING 

705.728.5342 SUMURDOC@SYMPATICO.CA 

ORIGINAL: AUGUST 2017
 
REVISED: JULY 2019
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This Heritage Impact Assessment was prepared for Credit Valley Conservation as owner of 

7060 Old Mill Lane. This property is within the Meadowvale Village Heritage Conservation 

District and, as such, is designated by bylaw under Part 5 of the Ontario Heritage Act. 

Based on the findings of this HIA, it is concluded that there will be no loss of cultural heritage 

value or interest resulting from the removal of the c.1970 garage from this property. The 

integration of new construction into this mid 19th century streetscape should be possible with 

careful planning and by applying the design parameters of the Meadowvale Village Heritage 

Conservation Plan. 

The site plan showing the building envelope proposed by CVC, and subsequently revised and 

reduced based on City comments, is compatible with the Old Mill Lane streetscape and the 

MHCD. The nine metre setback for the envelope is identical to that of the two adjacent 

properties. It is cognizant of the important viewscape looking north/northwest from Old Mill Lane 

at Old Derry Road, across 7050 Old Mill Lane and toward 7070 Old Mill Lane. The side yard 

allowances are generous enough to maintain the traditional sense of spaciousness at this 

location. The north side yard is enhanced by the proposed public pathway to the conservation 

area at the west. 

It is recommended that any future development proposal be made aware of the reasoning for 

the placement of this building envelope. The finished height of the new construction also will 

need to be considered in the context of this important viewscape, and the proposed zoning by-

law limiting height to 7.5m is consistent with the Village character. 

Ideally, the new building design should be an interpretation of 1840 to 1860 architectural style 

traditions in Ontario, with an emphasis on Georgian Revival, Regency, and early Gothic 

Revival.; the related Urban Design Study illustrates local examples compatibility to site. 

All new development on this property must adhere to the provisions and requirements of the 

MHCD Plan. As the proposal to develop evolves to its final form with a future owner at Site Plan, 

Building Permit and Heritage Permit stage, it needs to be monitored for any emerging short or 

long term negative impacts on the streetscape and the overall MHCD. 
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HERITAGE IMPACT ASSESSMENT 

7060 OLD MILL LANE 

PART, EAST HALF, LOT 11, CONCESSION 3, WEST HURONTARIO STREET, TORONTO TOWNSHIP; NOW 

PART LOTS 40 AND 41, PLAN TOR-5, CITY OF MISSISSAUGA 

1.0 REPORT OBJECTIVE AND TERMS OF REFERENCE 

The property known municipally as 7060 Old Mill Lane (formerly Mill Street) is owned by Credit 

Valley Conservation (“CVC”). It is within the Meadowvale Village Heritage Conservation District 

(“MHCD”) which is an area designated by bylaw under Part 5 of the Ontario Heritage Act (“Act”). 
The only structure on the subject property is a frame garage erected about 1970 by CVC. 

The City of Mississauga (“City”) requires a Heritage Impact Assessment (“HIA”) to accompany 

any application for demolition or removal, a Heritage Permit, Planning Act requirements, and/or 

other matters related to development or site alteration on or adjacent to a designated property. 

This includes all properties within the MHCD. 

The objective of a HIA is to identify and evaluate the cultural heritage resources on a property; 

analyze the impact a proposed development or site alteration could have on those resources; 

and recommend how best to manage that impact. The HIA is to be compiled according to the 

Mississauga Heritage Impact Assessment Terms of Reference, October 2014. These Terms of 

Reference, in conjunction with the provisions of the MHCD Plan, are the basis of the analysis 

and recommendations of this HIA. 

In this instance, CVC is proposing to demolish the c.1970 garage, relocate a pedestrian right of 

way, and apply for a severance and zoning bylaw amendment to permit a single-family 

residence. The land will be sold vacant. A draft site plan indicating a building envelope has been 

prepared by CVC (Figure 14). As the CVC will not be developing the land, the primary 

objectives of this HIA are to consider this draft site plan and to recommend a general direction 

for the future development of this MHCD property. 

2.0 METHODOLOGY 

2.1 SOURCES 

The findings and recommendations of this HIA are based on documentary research, a property 

title search at the Land Registry Office, the MHCD Plan, and information extracted from studies 

compiled for CVC. A site visit by the heritage consultant and a CVC staff member on July 24, 

2017, examined the exterior of the garage, the grounds, and the Old Mill Lane streetscape. 

SU MURDOCH HISTORICAL CONSULTING   AUGUST 2017 - 7 
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2.2 EVALUATION CRITERIA 

The MHCD Statement of Cultural Heritage Value or Interest and Description of Heritage 

Attributes (Appendix A) form the context for evaluating the property at 7060 Old Mill Lane. In 

addition, the evaluation criteria of Ontario Heritage Act Regulation 9/06: Criteria for Determining 

Cultural Heritage Value or Interest (“O. Reg. 9/06”) were considered. 

2.3.1 RELEVANT POLICIES AND REGULATORY OR MUNICIPAL REQUIREMENTS 

In connection with the Zoning By-Law Amendment application for 7060 Old Mill Lane, CVC has 

prepared and comprehensive Planning Justification and Supplementary Planning Justification 

report which outlines all application legislation, regulation, policy and code requirements 

applicable to the application and property, including specific information on the Lot history and 

the status of historical lot line boundaries in the Meadowvale Village surrounding 7060 Old Mill 

Lane. Both Justification reports are attached to this HIA as Appendix E. Additional refinement of 

agency and municipal requirements are shown in the Planning ASR (Application Status Report) 

comment disposition table which is attached as Appendix F. 

In summary, the following requirements apply to the CVC proposal for 7060 Old Mill Lane: 

Zoning By-Law Amendment 

Currently, zoning for the Shop lands is split between PB-1 (Parkway Belt West 1 – permitting 

Conservation and Passive Recreational uses) and PB1-5 (which allows for One (1) detached 

dwelling and accessory structures legally existing on the date of passing of the by-law). The City 

of Mississauga zoning office recognizes the dual zoning, which splits the Shop lands. This is the 

result of historical zoning attributed to the remnant village Lot 41, Plan TOR-5 which was 

partially sold off in 1988. 

New exception zoning and a lot line adjustment is required update the lands to appropriate 

Village zoning to permit infill development of a single detached dwelling to return the site to the 

most appropriate land use within the historic village. The proposed lot zoning in relation to 

existing zoning is shown below Zoning By-Law Amendment 

Currently, zoning for the Shop lands is split between PB-1 (Parkway Belt West 1 – permitting 

Conservation and Passive Recreational uses) and PB1-5 (which allows for One (1) detached 

dwelling and accessory structures legally existing on the date of passing of the by-law). The City 

of Mississauga zoning office recognizes the dual zoning, which splits the Shop lands. This is the 

result of historical zoning attributed to the remnant village Lot 41, Plan TOR-5 which was 

partially sold off in 1988. 

New exception zoning and a lot line adjustment is required update the lands to appropriate 

Village zoning to permit infill development of a single detached dwelling to return the site to the 

most appropriate land use within the historic village. The proposed lot zoning in relation to 

existing zoning is shown below: 
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Committee of Adjustment – Lot Creation and Lot Line Adjustment Consent 

The creation of a newly configured lot based upon modern zoning would require the consent of 

the City of Mississauga Committee of Adjustment. The City has identified our Lot Creation 

application as a prior existing lot (remnant historical village Lot 41) which has been 

administratively merged on title with CVC’s overall Meadowvale Lands (the main PIN) by 
Teranet. The title root to Lot 41 remains distinct however, and a Lot Creation process is the 

most appropriate method to re-establish the PIN with new lot lines that conform to overriding 

village zoning policy (i.e. R1-32 exceptions for Village Heritage character). Lot configuration is 

appropriate to village character and supports OP 16.17.2.21 for lots of varying sizes 

sympathetic to streetscape aesthetics and heritage settlement patterns demonstrated on 

Registered Plan TOR-5. 

Greater Toronto Airport Authority (GTAA) 

Meadowvale CA is located within the Airport Operating Area identified in the City of Mississauga 

Official Plan. The Shop lands are within the specific exemption area which allows for compatible 

residential development applications for zoning by-law amendments or committee of adjustment 

approvals below the 35 Noise Projection Contour of the Airport. 
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Parkway Belt West Amendment 

In 2003, CVC staff sought and obtained a Parkway Belt West Amendment (amendment no. 172) 

with the Province to allow for General Complimentary Uses on the Shop lands in a 0.13ha area, 

based on the previously proposed lot configuration. General Complementary Uses allow for 

infilling of a single detached dwelling provided all Municipal approvals are obtained. We have 

included the Amendment (no. 172) and the City of Mississauga Staff report in the list of 

uploaded documents to the e-plans portal. 

Site Plan Approval 

The Shop lands are also under City of Mississauga Site Plan Control (OP 16.17.2.11), which 

requires that prior to any development on site a Site Plan is to be approved by the City which 

meets the requirements of the Meadowvale Heritage Conservation District Plan. 

Heritage Conservation District Plan 

The Meadowvale Heritage Conservation District Plan developed by the City of Mississauga with 

support from CVC, describes the heritage significance of the Shop lands at 7060 Old Mill Lane 

that is associated with the location of the building to the rear of the lot which provides for a large 

open space which is representative of the historic open spaces within the nineteenth century 

character of the Village. 

Demolition Permit 

CVC would require a Demolition Permit to demolish and remove the Shop itself. It is anticipated 

that there will be no issues in obtaining this permit once other approvals are in place. A Phase 1 

ESA is attached with this application and a Designated Substance Survey (DSS) is currently 

being undertaken. 

Ontario Regulation No. 160/06 

The subject property is located partially within the Credit Valley Conservation Regulated Area. 

As such, the property is subject to CVC Regulation of Development Interference with Wetlands, 

and Alterations to Shorelines and Watercourses (Ontario Regulation 160/06). 

Floodplain 

The larger property is traversed by the Credit River and contains portions of the associated 

floodplain. 

Environmentally Significant Area (ESA) 

This area contains significant natural features within the Credit River Watershed. The 

designation of these areas is based on criteria related to terrain, flora and fauna hydrological 

significance, aesthetic qualities and educational values. 

Peel Greenlands 

The subject property is within an area designated as Core Greenlands by the Region of Peel. 
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2.3.2 TREE INVENTORY 

A Tree Inventory Plan compiled by qualified CVC staff arborists on June 22, 2017, was 

submitted to the City as part of the Environmental Impact Study in support of the Zoning By-Law 

Amendment Application. The Tree Inventory and Assessment includes all trees above 15cm 

DBH within the proximity of the application area, with locations surveyed by an Ontario Land 

Surveyor (Cunningham McConnell Ltd), and species identification and health recorded for each. 

The Tree Inventory Plan is appended to this report for information. The Tree Inventory may be 

relied upon for an assessment of species and health within the study area and has been used 

by CVC and the City in the negotiation of a compatible ‘building envelope’ within the proposed 
lot which seeks to minimize potential tree loss and retain all mature sugar maple species which 

are of ecological, aesthetic and/or cultural value. 

CVC staff consultation with the Meadowvale community, including the Meadowvale Village 

Community Association, has resulted in a proposed building envelope which protects the largest 

Sugar Maple (tree 31, 63cm DBH) which is of particular interest to the community. 

A Tree Protection Plan based upon the building envelope and the proposal of the future owner 

for a single-family residence (within the envelope) must be prepared at the time of Site Plan 

Approval and Heritage Permit application for construction of the dwelling. It is assumed that 

provisions to mitigate any other negative impact on trees and/or plant species will be part of the 

development agreement and site plan approvals. 

2.4 ARCHAEOLOGICAL RESOURCES 

Stage I and II Archaeological Assessment was undertaken, and a report compiled on June 26, 

2017, by the TRCA Archaeological Resource Management Services. The finding is that “no 

artifactual material or cultural features were located during the archaeological investigation. 

Accordingly, the project area as tested requires no further archaeological assessment.” 

CVC has submitted the Stage I and II Archaeological Assessment to the City separately as part 

of the zoning bylaw amendment application package – a copy of which can be provided to 

Heritage Staff as reference in the Heritage Permit process for Lot Line Adjustment and 

Demolition of the existing shop building. 
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Figure 2: North and east (L) 
facades of garage, 2017 

Figure 3: North and west (R) 
facades of garage, 2017 

Figure 4: East façade of garage, 
2017. Garage at 7050 Old Mill Lane 
is in centre. 
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3.2 MHCD DESCRIPTION 

The MHCD Plan contains the Statement of Cultural Heritage Value or Interest and Description 

of Heritage Attributes that apply to the District overall (Appendix A). Each property within the 

MHCD has been evaluated for its individual contribution to this overall value or interest. The 

Property Inventory: Schedule B.1 describes the contribution of 7060 Old Mill Lane: 

Date of Construction: c. 1970 

Historical Background: This is a very practical and utilitarian structure which was built 

to house equipment, tools and supplies for the CVC. The CVC acquired their current 

lands surrounding Meadowvale Village in 1963 from the last mill owners, Luther and 

Grace Emerson. The structure was erected in the early 1970s. Its simplicity and 

practicality allows the building to retain its usefulness while not drawing attention to itself 

or being out of place within the current building stock of the Village. The structure is well 

removed from the road edge and is surrounded by mature trees and an old pathway that 

leads into the CVC lands. 

Description: This frame structure, one storey in height, is a garage, storage and work 

area owned and utilized by the CVC. It is a utility building finished in manufactured 

siding. The building is recessed deep onto the lot which provides for a large gravel area 

to the front of the building for CVC service vehicles. This open space contributes to the 

nineteenth century character of the Village with large open spaces. To the south of the 

property is a small watercourse that drains away from the road. 

Heritage Attributes: 

The location of the building to the rear of the lot provides for a large open space which is 

representative of the historic open spaces within the nineteenth century character of the 

Village 

Statement of Significance: 

The historic association of this property is with the former mill operation and property 

owner Francis Silverthorn. The property has significant context in that the setback of the 

structure provides for a large open space true to the nineteenth century character of the 

property and Village development contributing to the streetscape. 

4.0 HISTORICAL BACKGROUND 

4.1 TORONTO TOWNSHIP 

Toronto Township is intersected by the Etobicoke and Credit rivers and fronts on the shoreline 

of Lake Ontario at the south. By 1807, settlers were arriving via the lake and the early 

colonization roads. With good soil, the initial economy of the township was agriculturally based. 

Communities were established at crossroads to service the surrounding farm families. The 
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waterpower of the river systems allowed for a proliferation of saw and grist mills that supported 

the farming community and new settlement. 

The 1846 Smith’s Canadian Gazetteer describes Toronto Township as “one of the best settled 
townships in the Home District. . . . There are four grist and twenty-one saw mills in the 

township. Population in 1842, 5,377.” 

In 1905, the Toronto and York Radial Railway extended a line along the Lake Ontario shoreline 

to the St. Lawrence Starch Company in Port Credit. This opened the possibility of local 

residents commuting to employment in larger centres. In 1915, the Toronto Suburban Railway 

was built along the Credit River valley passing through Cooksville, Britannia, Meadowvale, and 

Churchville to Guelph. Both railways were phased out by the 1930s as automobiles, trucks, and 

buses became increasingly available and roadways were paved. 

The Township settlements of Lakeview, Cooksville, Lorne Park, Clarkson, Erindale, Sheridan, 

Dixie, Meadowvale Village, and Malton were amalgamated in 1968 to form the Town, now City 

of Mississauga. 

4.2 MEADOWVALE 

Meadowvale was founded in the 1830s on a section of the Credit River with sufficient 

waterpower to operate several mills. The surrounding area was good farmland. The following is 

extracted from the description of the Village of Meadowvale contained in the 1877 Historical 

Atlas for Peel County: 

Meadowvale, a very pretty village in the Township of Toronto is situated on the River 

Credit, having fine water privileges, which are to a certain extent utilized. Although the 

village is not quite so prosperous nor so populous as it was in days of yore, still, those 

who do business here are very enterprising, and run their businesses to their fullest 

capacities. 

The first starting of the village was the building of a saw mill by Mr. John Crawford in 

1831. He was followed by Mr. John Simpson, who built another one in 1836. By this time 

quite a number of settlers had gathered around, and for several years found it very 

difficult to obtain the necessaries of life, being obliged to trudge to Toronto, and carry 

their provisions home on their backs. In 1847, however, James Ward started the first 

store and kept a general stock, suitable for the wants of the pioneers. 

In 1856 Francis Silverthorn built a grist mill, which made it still better for the inhabitants. 

He carried on a large business, until the property was purchase by the firm of 

Gooderham & Worts in 1860, who have since greatly added to its proportions. . . . . 

Thomas Shaughnessy owns a lumber, lath and shingle factory. John Simpson also has 

a saw mill, both of which are kept constantly running. . . . 
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5.0 HISTORICAL OR ASSOCIATIVE VALUE 

5.1 PROPERTY CHRONOLOGY 

5.1.1 JOHN BEATTY 

On July 23, 1821, John Beatty received the Crown Patent for the 200 acres of Lot 11, 

Concession 3, West Hurontario Street, North Division, Toronto Township. He also acquired 

other lands in Toronto and Albion townships. 

According to the MHCD history of Meadowvale, John Beatty was born in Ireland but entered 

Upper Canada via New York City. He, his wife Sarah Sproule, and their six children: John, Jr., 

James, Joseph, Elizabeth, Margaret, and Mary, arrived in Meadowvale in April 1819. They were 

part of a group of United Empire Loyalist families, which included John’s brothers David and 
James. John was a farmer and a Methodist preacher. In 1832, he was offered the stewardship 

post of the Upper Canada Methodist Academy. He left Meadowvale and settled permanently at 

Cobourg, where he died in 1864. 

5.1.2 JAMES CRAWFORD 

In October 1833, John Beatty sold 75 acres of Lot 11, Concession 3, to James Crawford for 

£400.1 The 1837 Home District Directory entry for Toronto Township lists Crawford on “Lot 11, 

Concession 3, New Survey.” 

According to the MHCD history, Crawford attempted to establish a sawmill operation at 

Meadowvale:2 

It is believed he built his sawmill on the banks of the Credit River on the north side of the 

present Old Derry Road iron bridge.3 This location, however, proved insufficient to 

provide the necessary water supply to make the sawmill function. Crawford abandoned 

his idea and went back to farming and cutting down the pine trees on his land by hand to 

sell these raw logs to regional lumber merchants. 

In the MHCD Inventory, Crawford is attributed with erecting in 1844 the dwelling at 7050 Old Mill 

Lane, said to be the oldest frame house in Meadowvale. The same Inventory entry also 

attributes the construction of the dwelling to Francis Silverthorn. Further research may reveal 

which attribution is correct. 

SU MURDOCH HISTORICAL CONSULTING   AUGUST 2017 - 16 



 
      

 

      

   
 

         

              

       

 

           

         

              

        

          

 

    

 

           
              

         

   

 

 

            

          

          

         

     

 

              

             

       

 

            

           

   

 

         

           

          

            
              

             

             

    

 

7060 OLD MILL LANE, CITY OF MISSISSAUGA, HERITAGE IMPACT ASSESSMENT 

7.4 - 23

5.1.3 FRANCIS SILVERTHORN 

In February 1845, James Crawford sold 7.5 acres of Lot 11, Concession 3, for £275 to Francis 

Silverthorn, the son of Aaron Silverthorn. In 1847, Crawford sold additional acreage (likely 60 

acres) to Aaron Silverthorn for a substantial £2,125. 

According to the MHCD history, the Silverthorns were among the earliest United Empire Loyalist 

families to arrive in Upper Canada in 1786. Aaron became a partner in a mill in the Niagara 

region around the time of the War of 1812. Francis was born in Etobicoke (near Toronto) in 

1815. Francis is said to have arrived in Meadowvale about 1836. The 1837 Home District 

Directory lists several Silverthorns in Toronto Township but none on Lot 11, Concession 3. 

According to the MHCD: 

Francis Silverthorn’s first venture was to create a saw mill in 1840 along the banks of the 
Credit River in what is now the Credit Valley Conservation lands, just north of the old mill 

ruins site on Old Derry Road. This saw mill location can be seen on the 1856 Bristow 

Survey of Meadowvale. 

In 1845, Francis chose the location of 1095 Old Derry Road as the site to build a grist mill. This 

is within the land purchased from Crawford that year. According to the Brampton Conservator 

newspaper, the mill burned down shortly before midnight on November 21, 1849. He rebuilt the 

mill as a two storey, frame structure. This rebuilding may explain the need to mortgage the 

property with John Wilmot in February 1852. 

After Britain entered the Crimean War in October 1853, the price for grain doubled. At the end of 

the War in 1856, it went below its original price. This swing in value caused both profit and 

financial hardship for Silverthorn and the grist mill. 

In April 1854, Aaron Silverthorn sold his 60 acres (“less part sold”) of Lot 11, Concession 3, to 

his son Francis. Francis immediately mortgaged the property (and other lands) with William 

Gooderham for £3,000. 

Francis then commissioned Provincial Land Surveyor Arthur Bristow to subdivide part of the 

east halves of Lots 11 and 12, Concession 3, North Division, Toronto Township, into building 

and park lots. The resulting Plan Tor-5, also known as “Bristow’s Plan or Survey,” is dated July 

1 and was registered on July 21, 1856. This is a “Plan of Building and Park Lots in Meadowvale 
Village” (Figure 5). In spite of the lot numbering created by Plan Tor-5, legal transactions for lots 

in this area continued for several decades to be described as subparcels of the Lot 11, 

Concession 3, WHS, Toronto Township acreage. The property at 7060 Old Mill Lane is parts of 

Lots 40 and 41, Plan Tor-5. 
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Figure 5: Extract, Plan Tor-5, 1856 
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Plan Tor-5 (Figure 5) plots a large building standing on Lot 40 when the survey was undertaken 

in 1856. This is the Crawford and/or Silverthorn dwelling at 7050 Old Mill Lane. Lot 41 is shown 

on Plan Tor-5 as vacant. The dwelling (said to be built as a workers’ double cottage and later 

known as The Boathouse) at 7070 Old Mill Lane is not shown on the Plan as it was built about 

1860 on Lot 42 and part of Lot 41. The garage now at 7060 Old Mill Lane was built about 1970 

and straddles the boundary of Lots 40 and 41. 

Francis secured another mortgage with William Gooderham in October 1857. The amount was 

£4,268 with the approximately 60 acres used as collateral. In 1858, the 1852 Wilmot mortgage 

was assigned to James Gooderham Worts. Francis is listed in the 1857-58 Canada Directory 

entry for Meadowvale as “postmaster, flour, saw and stave mill owner, dealer in dry goods, 

hardware, groceries, &c., cooper and barrel manufacturer.” 

5.1.4 GOODERHAM & WORTS 

By 1861, Silverthorn must have defaulted on the mortgage, as his mill and associated holdings 

were soon transferred to the Gooderham & Worts firm of Toronto.4 According to the MHCD 

history, Silverthorn left Meadowvale in 1860 to reside on his family’s property, known as Cherry 

Hill, in Etobicoke. He farmed there until his death in 1894. 

In the early 1860s when William Gooderham acquired the Silverthorn grist mill due to the 

mortgage default, he sent his youngest sons, James and Charles Horace Gooderham, to 

Meadowvale. It was James who took possession of the grist mill property. Presumably he lived 

at 7050 Old Mill Lane. He made improvements to the mill, became postmaster in 1862, and 

helped the village in general. The decade of the 1860s was very prosperous for the village. In 

1865, James resigned as postmaster and left Meadowvale to manage his father’s milling and 
farm interests in Streetsville. Charles H. Gooderham became postmaster. 

5.1.5 EDWARD WHELER 

The Abstracts of Title for Lots 40, 41, and 42, Plan Tor-5, separate from the Abstract for Lot 11, 

Concession 3, beginning with Instrument (document) 13398 dated April 12, 1865. This is a sale 

of several lots valued at $4,000 from John Wilmot and others to William Gooderham and others. 

Each Lot and Plan Abstract then has a gap in registrations until 1950. Filling this gap is 

Instrument 8906 for Lot 11, Concession 3, dated March 1, 1882, by which J.G. Worts and others 

sold their real property holdings to Edward Wheler for $12,000. 

5.1.6 HENRY ALBERT BROWN AND GRACE (BROWN) EMERSON 

On August 14, 1895, miller Edward Wheler of Toronto Township and lumber merchant John 

Reesor Wheler of Wilkinsburg, Pennsylvania, sold 118.36 acres of land to a Meadowvale area 
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farmer, Henry Albert Brown, for $7,800. This acreage was within Lots 11, 12, and 13, 

Concession 3, Toronto Township. It includes the subject property. 

The MHCD entry for 7050 Old Mill Lane notes that Brown “settled his family at the Silverthorn 
House and made a number of significant changes to the property.” Brown died on March 10, 

1911, by drowning in the mill pond. His wife Lillie and daughter Grace moved to the “Brown 

family homestead now located at 6970 Vicar Gate Drive in Mississauga.” 

5.1.7 CREDIT VALLEY CONSERVATION AUTHORITY 

Henry Brown’s daughter, Grace H., married Luther P. Emerson. 

On October 23, 1963, Luther P. Emerson, a teacher at Meadowvale, and Grace sold property to 

the Credit Valley Conservation Authority. This was a 119.2 acre parcel within part of Lots 11, 12, 

and 13, Concession 3, WHS, Toronto Township. The sale included Lot 40, Plan Tor-5 (and 

other lots on this Plan). 

The affidavit signed by Grace Emerson and attached to the deed explains that “the said land 

and premises have been occupied, possessed and used by myself and by my parents before 

me since about 1895.” Her father, Henry Brown, was conveyed the land and held “undisputed 
possession and occupation of the said lands and of the houses and other buildings” until his 
death on March 10, 1911. Her mother died September 8, 1949. The affidavit denies all claims of 

possession by others. 

On July 7, 1952, Grace sold Lot 41 and other lands to Roy M. Robertson. He sold in February 

1954 to Ruth Lomas MacKendrick. MacKendrick was living in Denwood, Alberta, on October 15, 

1969, when she sold Lots 41 and 42 to the Credit Valley Conservation Authority. 

Between 1963 and 1974, CVC acquired other lands to form the Meadowvale Conservation 

Area. From the 1960s until 1988, CVC’s Head Office was located in the former 
Silverthorn/Brown house at 7050 Old Mill Lane. 

Between 1986 and 1988, CVC sold some of these lands, including most of Lot 40 (7050 Old Mill 

Lane) and part of Lot 41 and Lot 42 (7070 Old Mill Lane). 

5.1.8 SUMMARY OF HISTORICAL OR ASSOCIATIVE VALUE 

O. Reg. 9/06 

The property has historical value or associative value because it, 

i. has direct associations with a theme, event, belief, person, activity, organization or 

institution that is significant to a community, 
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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. 

There is no archaeological evidence and there is a lack of documentary evidence to confirm that 

the subject property was other than a vacant buffer between the 1840s mill owner’s dwelling at 

7050 Old Mill Lane and the 1860s workers’ cottage (later The Boathouse) at 7070 Old Mill Lane. 

Whether or not future evidence proves otherwise, there is no extant building or structure on the 

property that could be construed as contributing to the cultural heritage value or interest of the 

adjacent properties or the larger MHCD. 

The c.1970 garage has a direct association with the Credit Valley Conservation Authority, but is 

incidental to the activity of that organization. 

Considering these findings, it is concluded that the property does not hold any historical or 

associative value as prescribed by the MHCD Statement of Cultural Heritage Value or Interest 

or by O. Reg. 9/06. 

6.0 DESIGN OR PHYSICAL VALUE 

As described in the MHCD Inventory, the garage is a “very practical and utilitarian structure 

which was built to house equipment, tools and supplies for the CVC. . . . It is a utility building 

finished in manufactured siding.” There is no evidence of it embodying any technological 

function or design unique to the work of CVC. 

6.1 SUMMARY OF DESIGN OR PHYSICAL VALUE 

O. Reg. 9/06 

The property has design value or physical value because it, 

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

construction method, 

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

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

The c.1970 garage is strictly functional, made of common materials, and lacks any design or 

physical value or interest as prescribed by O. Reg. 9/06. 
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Figure 6: 7050 Old Mill Lane, mill owners’ dwelling, 2017 

Clockwise from top left: 

South façade facing Old Derry Road and former location 
of the mill. When built, this façade may have faced east to 
Old Mill Lane (Mill Street), then was turned about 1907 to 
face south. 

East façade fronting on Old Mill Lane
 

Full east façade fronting on Old Mill Lane
 

North façade (addition) facing north to 7060 Old Mill Lane.
 
Frame garage of No. 7050 is on right.
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Figure 7: South façade of 7070 
Old Mill Lane, 2017 

Figure 8: East façade of 7070 
Old Mill Lane, 2017 

Figure 9: East façade of No. 
7070 garage on north side; 
south and east facades of 
Gothic Revival style dwelling to 
north at No. 7076, 2017 
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7.0 CONTEXTUAL VALUE 

7.1 STREETSCAPE CONTEXT 

The subject property is classified as a “contributing property” to the MHCD. In the MHCD 

Inventory, its heritage attribute is not the garage structure, but its deep setback resulting in a 

large percentage of “open space” on the site: 

The location of the building to the rear of the lot provides for a large open space which is 

representative of the historic open spaces within the nineteenth century character of the 

Village. 

The “Statement of Significance” for the property also references this contextual value: 

The property has significant context in that the setback of the structure provides for a 

large open space true to the nineteenth century character of the property and Village 

development contributing to the streetscape. 

7.2 ANALYSIS 

The description in the MHCD Inventory of the “large open space” (resulting from the setback of 

the c.1970 garage) as “true to the nineteenth century character of the property and Village 

development contributing to the streetscape” may not be an accurate reflection of the historic 

pattern of setbacks in this area. It is suspected that this property may always have been the 

vacant buffer between the mill owner’s dwelling to the south and the workers’ cottage to the 
north. Its vacancy would have contributed to the sense of “open space” along the streetscape. 

The 1856 Tor-5 Plan (Figure 5) plots the 1840s dwelling (7050 Old Mill Lane) and four 

outbuildings to the south of the dwelling. The outbuildings are identified in the MHCD Inventory 

as “barns, driveshed, piggery.” They were removed by Henry Brown (owner from 1895; died 

1911) and the area was landscaped. As evident by the Plan and endorsed by local historians, 

the dwelling was built facing east to Mill Street (Old Mill Lane). Brown is attributed with turning 

the front orientation of the dwelling to the south toward the newly landscaped grounds, Old 

Derry Road, and the mill. This was about 1907. Knowing this chronology, the statement that “a 

large open space” “is representative of the historic open spaces within the nineteenth century 

character of the Village” seems misleading for this stretch of Mill Street. 

No. 7070 Old Mill Lane is the location of a dwelling “believed to be the last building Francis 

Silverthorn constructed in Meadowvale before leaving the Village in 1861.” “It was originally a 

semi-detached structure built to house the local mill workers and converted in the early 

twentieth century to a boat house for Willow Lake in support of tourism in the Village.” According 

to the MHCD Inventory entry for 7070 Old Mill Lane: 
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The front portion of this structure is one of the original stacked plank buildings from the 

mid nineteenth century. In 2001, the original structure was removed from its stone 

foundation, a new concrete foundation built on the same site, and the stacked plank 

structure replaced [onto the concrete foundation] and finished in stucco. . . . 

This structure has a shallow set-back from Old Mill Lane and is highly visible from the 

front façade and south façade which opens onto CVC lands that provide a walkway into 

the neighbouring parkland. The structure contributes to the historic streetscape with 

open landscaping at the front and side yards. A picket fence defines the front yard which 

is typical of the nineteenth century roadside. 

Based on this MHCD Inventory description, it appears that the stacked plank structure at No. 

7070 had a “shallow set-back.” 

Several buildings with narrow setbacks are plotted on Plan Tor-5. Many structures with narrow 

setbacks are visible throughout the MHCD. The “open space” for some is a large rear yard. 

7.3 SUMMARY OF CONTEXTUAL VALUE 

O. Reg. 9/06 

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. 

Based on the buildings plotted on the 1856 Tor-5 Plan; the known chronologies of 7050 and 

7070 Old Mill Lane; and in viewing extant dwellings elsewhere in the MHCD, a deep setback 

providing for a large open space does not appear to be a consistent, historic pattern in this area. 

This property may always have been the vacant buffer between the mill owner’s dwelling to the 
south and the workers’ cottage to the north, thereby contributing to the sense of “open space” 
along the streetscape. The deep setback of the garage, however, is the result of CVC choosing 

to place it at rear of the property, to allow for parking and an operational area, and not out of an 

awareness of historic context or patterning. 

As such, this property is not found to hold any historically based, contextual value as prescribed 

by O. Reg. 9/06. There are other valid reasons for encouraging a deep setback in its 

redevelopment, but these are related to the protection of adjacent viewscapes, as analysed in 

section 8.0 of this HIA. 
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Figure 10: Above: From MHCD Inventory: “View from Old Mill Lane near the house 
[7050] toward Old Derry Road, c.1900. On the right is the mill begun by Francis 
Silverthorn and across the street the former Bell Hotel.” 

Figure 11: Below: From MHCD Inventory: “View of the house [7050] on the left, 
along Old Mill Lane, c.1910.” The house is facing south to Old Derry Road. If the 
same fence is shown in both views, Figure 10 may be later than c.1900 as the house 
may have been turned south about 1907. 
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Figure 12: Old Mill Lane, west side streetscape, south (top left) to north (bottom right), 2017. 
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Figure 13: Old Mill Lane, 2017. 

New development at No. 7060 should not be permitted to visually obtrude into 
the historic setting of No. 7050 (on left). As proposed by CVC, this could be 
achieved by aligning the setback of No. 7060 so the front façade of the new 
dwelling will not be within the viewscape of No. 7050 when looking 
north/northwest from Old Mill Lane at Old Derry Road. Height and roof type 
should also be evaluated for negative impact on this viewscape. Maintaining the 
linear alignment of the street, as defined by the fencing at No. 7050 and No. 
7070, is another consideration. 
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8.0 DEVELOPMENT PROPOSAL 

The intent of CVC is to demolish the c.1970 garage, relocate a pedestrian pathway (between 

the lot and the woodlot) to closer to the north boundary of the lot, and apply for a severance and 

zoning bylaw amendment to permit a single family residence within an appropriate development 

envelope that supports the village character and HCD. The land will be sold vacant. 

CVC is partway through the City’s planning processes for the proposal as outlined at DARC. 
They have submitted a Zoning By-Law Amendment and are on the third resubmission, which 

has followed the public meeting, and it is anticipated that a recommendation report will be 

forthcoming with an agreed Holding zoning which will be conditioned upon completing the 

Heritage Permit (Lot Line Adjustment and Demolition), Committee of Adjustment (consent) and 

registration of the Record or Site Condition (ESA) for the lands. Following the comments on the 

first and second resubmission of the Zoning By-Law Amendment, CVC has amended the 

development envelope shown on Figure 14 to a smaller envelope which addresses comments 

in the ASR (Appendix F). 

Below is series of Images 

and Site Plan maps 

showing the configuration of 

the lot, the reduced 

development envelope, and 

the related zoning and 

policy features which 

demonstrate the proposal 

and the constraints. 
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Given that the land will be developed by a future owner, not CVC, the intent of this HIA is to 

provide general direction toward achieving a site plan and new build design that are appropriate 

to this location within the MHCD. Once the actual redevelopment of the property unfolds, a 

second HIA review is advised. 

8.1 BUILDING ENVELOPE AND SETTING – CONSERVATION PRINCIPLES 

The MHCD Inventory entry for No. 7050 notes: “The house is highly visible from Old Mill Lane 

and Barberry Lane with open green space to the south, shallow setback to the east and open 

space to the north.” This value is also referenced in the description of heritage attributes: “The 
location of the house on the property and the open, green views and vistas of the house from 

both Old Derry Road and Old Mill Lane.” 

A draft site plan by CVC indicating a proposed building envelope (Figure 14) has received 

tentative approval by CVC regulations and planning staff and is before the City through the 

application process. Further revisions to the development envelope as shown on page 32 above 

show a reduced development envelope which maintains a strict generous front yard setback. 

As drawn, the east boundary of the building envelope aligns with the northeast corner of the 

garage at No. 7050; and the southeast corner of the dwelling at No. 7070. CVC surveyors 

measured the setbacks for Nos. 7050 and 7070 to ensure that the proposed nine metre setback 

is identical. This setback also meets the requirements of R1-32 village zoning. 

The objective of this building envelope is to not allow new construction to become the backdrop 

to the highly significant dwelling at No. 7050. One should be able to look north/northwest from 

Old Derry Road, across No. 7050, and have the illusion of the mid 19th century, when only the 

mill owner’s house and the workers’ cottage to the north formed the west side of this stretch of 

Mill Street. This building envelope may also give the illusion that the “open space” at No. 7060 is 
being maintained. 

No building envelope will be able to avoid the “intrusion” of a dwelling on the view looking west 
from Barberry Lane. If the intent is to allow new construction at No. 7060, the impact could be 

minimized by side yard setbacks, landscaping, and not “overbuilding” in height and massing. 

The proposed zoning by-law further addresses these concerns by limiting height of the building 

to 7.5m, consistent with Village character and dominant zoning (R1-32), and further establishes 

minimum side yard as a combination of 27% of frontage – which, in this case, is 9.5m, which is 

reflected in the envelope. The rear yard setbacks further increase protection of trees and natural 

features, including special protection for the large Sugar Maple tree in the north west corner of 

the lot (refer to development envelop map and Tree Inventory and Assessment). 
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RECOMMENDATION 

The MHCD Plan recommends that the setback for new construction be a “median of 
neighbouring properties.” This cannot be applied to this section of Old Mill Lane. To maintain the 

heritage character of this important streetscape, it is important to establish the setback of any 

new dwelling at the point where: 

1. The front façade of the new dwelling is not in view when looking north/northwest from 

Old Mill Lane at Old Derry Road, across No. 7050. 

2. The new dwelling does not obstruct the traditional (albeit post 1907) view corridor 

between the 1840s mill owner’s house (No. 7050) and the original front (west) section of 

the 1860s workers’ cottage (No. 7070). 

3. The view west from Barberry Lane is of a dwelling within a spacious greenspace 

setting. 

The building envelope proposed by CVC achieves these parameters. It is recommended that a 

future development proposal be reviewed by the City to ensure that the resulting sight lines 

continue to achieve these three considerations. 

8.2 ARCHITECTURAL STYLE, FORM, AND MASSING 

Section 4.2: Design Guidelines of the MHCD Plan outlines the built form objectives necessary to 

maintain the cultural heritage value of the District. Subsection 4.2.4 is specific to Substantive 

Alteration: New Structures. The emphasis is on spatial relationship, orientation, historic pattern 

of construction, etc. An important design principle is that “New construction should be reflective 

of the HCD’s simplicity of the vernacular style, but not mimic an architectural style, remaining an 

expression of its own era.” 

It is evident throughout the MHCD that the trend is to replace and/or infill with new, 1.5 and 2 

19thstorey, dichromatic (red and buff brick), late century, Gothic Revival/Renaissance 

Revival/Italianate style influenced replica dwellings, referred to by many as “Victorian Gothic.” In 

considering the traditional built form in this stretch of Old Mill Lane, arguably the oldest and 

most significant part of the MHCD, this building type is not appropriate. 

The 1840s dwelling at No. 7050 (Figure 6) has a broad, 1.5 storey massing. Its 1840s design is 

a blend of the founding style of Upper Canada, Georgian Revival, and an early Gothic Revival 

style as evident in the pointed gable and lancet window. 

The original form of the 1860s dwelling at No. 7070 (Figure 8) is also influenced by Georgian 

Revival. Its 2001 makeover is a modern interpretation that has elements of 20th century Arts and 

Crafts or Craftsman styling. 
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The modest, Gothic Revival style dwelling at 7076 Old Mill Lane (Figure 9), near the intersection 

with Pond Street, is a c.1880 addition to the older west side of Mill Street. 

RECOMMENDATION 

To maintain the 1840s to 1860s integrity of this streetscape, the choice of style of any new 

dwelling at No. 7060 is best rooted in Georgian Revival, Regency, and early Gothic Revival. 

Each of these styles have the characteristics of balance, symmetry, low profile roofs, and deep 

eaves, in one to two storey forms. Multipaned double hung and/or casement style window 

sashes were standard. The focal point of the front façade is the doorcase, often with glazed 

and/or panelled sidelights and transom, side pilasters, moulded cornices. Verandahs or porticos 

were standard features. Roughcast plaster, horizontal clapboard, and monochromatic brick 

were common exterior finishes. 

The total height of the new dwelling should be such that no part of the structure becomes a 

looming backdrop to No. 7050. 

A modern interpretation drawn from these design parameters should support the older form of 

this streetscape. A colour selection drawn from the 19th century would be appropriate. 

We note that the Urban Design Study (Appendix G) contains a detailed analysis of the above 

mentioned home styles and their suitability to site, including potential massing and location 

within the development envelope which demonstrates compatibility to site. 

9.0 CONCLUSION 

Based on the findings of this HIA, it is concluded that there will be no loss of cultural heritage 

value or interest resulting from the removal of the c.1970 garage from this property. The 

integration of new construction into this mid 19th century streetscape should be possible with 

careful planning and by applying the design parameters of the Meadowvale Village Heritage 

Conservation Plan. 

The site plan showing the building envelope proposed and amended by CVC is compatible with 

the Old Mill Lane streetscape and the MHCD. The nine metre setback for the envelope is 

identical to that of the two adjacent properties. It is cognizant of the important viewscape looking 

north/northwest from Old Mill Lane at Old Derry Road, across 7050 Old Mill Lane and toward 

7070 Old Mill Lane. The side yard allowances are generous enough to maintain the traditional 

sense of spaciousness at this location. The north side yard is enhanced by the proposed public 

pathway to the conservation area at the west. 
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The related Urban Design Study for 7060 Old Mill Lane further concludes that appropriate 

development is achieved within the envelope and shows that village character is maintained and 

improved with the lotting, massing and architectural guidelines recommended in that study, 

which are consistent with and supportive of the Meadowvale Village Heritage Conservation 

District. 

It is recommended that any future development proposal be made aware of the reasoning for 

the placement of this building envelope. The finished height of the new construction also will 

need to be considered in the context of this important viewscape. The proposed Zoning By-Law 

(PB1-12 under the Zoning By-Law Amendment) limits height to 7.5m which is conformity with 

the dominant Village R1-32 zoning which reflects height limitations in the HCD. 

Ideally, the new building design should be an interpretation of 1840 to 1860 architectural style 

traditions in Ontario, with an emphasis on Georgian Revival, Regency, and early Gothic Revival. 

The related Urban Design Study references the local Village examples and shows how these 

could be achieved within the development envelope. 

All new development on this property must adhere to the provisions and requirements of the 

MHCD Plan. As the proposal to develop evolves to its final form, it needs to be monitored for 

any emerging short or long term negative impacts on the streetscape and the overall MHCD. 

Disclaimer: Overall professional judgment was exercised in gathering and analyzing the information 

obtained and in the formulation of the conclusions and recommendations. Like all professional persons 

rendering advice, the consultant does not act as absolute insurer of the conclusions reached, but is 

committed to care and competence in reaching those conclusions. 
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APPENDIX A 

MHCD PLAN, STATEMENT OF CULTURAL HERITAGE VALUE OR INTEREST AND DESCRIPTION 

OF HERITAGE ATTRIBUTES 

STATEMENT OF CULTURAL HERITAGE VALUE OR INTEREST 

The Meadowvale Village HCD is characterized and defined by its inherent heritage value, size, 

shape, and form adjacent to the Credit River at the intersection of two roadways at Old Derry 

Road and Second Line West. The relationship of the historic Village to the Credit River has not 

altered since its founding in the early nineteenth century. The Village plan with lotting and road 

pattern has been retained since the 1856 Bristow Survey. The grid road pattern, aligning with 

the early established concession road and the inter-relationship of the lotting pattern as it relates 

to the topography, the river valley and ridge, is distinct within Mississauga. The Village is 

situated in the low river valley, bordered to the south and east by a shallow ridge that 

establishes the table lands above the floodplain. The location of the Village, adjacent to the 

Credit River, illustrates the dependency of the early settlers on the river as a source of water 

and travel and its proximity to the natural open space of a meadow and vale. These same 

conditions are not found elsewhere in Mississauga. First Nation populations, prior to contact 

with European settlement, inhabited the area for over 10,000 years. The Village’s property plan, 
street pattern and physical layout have changed very little, although the once rural Village is 

now within an urban context of the larger City of Mississauga. 

Between 2012 and 2014, the original Meadowvale Village HCD Plan from 1980 was under 

review. This comprehensive review proposed a boundary study area enlarged from the original 

1980 HCD Plan to include the Meadowvale Conservation Area to the west and Old Ridge Park 

to the south, both of which are significant to the development of the Village. Entry points to the 

Village from all directions were also considered in this review to ensure that the transition to the 

historic Village is conserved. 

The Meadowvale Village HCD has maintained a pedestrian friendly scale, with the exception of 

Old Derry Road, whereby streets have a rural community lane-like appearance with soft 

shoulders, mature street trees, varied building set-backs and consistency of building size. What 

was once a commercial core, along Old Derry Road supporting a mill-based Village, has now 

become mostly residential with a few reminiscent commercial buildings, creating a quieter 

version of an earlier era. The narrow side streets retain an open character with views and vistas 

both to and from residential properties, void of privacy fencing, united by large open yards of 

green space and mature trees. In general, there are modest design and scale homes set on 

larger lots within a soft naturalised landscape. Historic photographs indicate that much of the 

vegetation in the area was cleared in the mid to late nineteenth century. 

The Village and immediate area were farmed for both wood products (sawmill production) and 

mixed agrarian farming. Today, public lands have become naturalised with a good deal of 

random mature tree growth of both native and invasive species. Private residential lots also 
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APPENDIX B 

SUMMARY OF HERITAGE CONSULTING CREDENTIALS AND EXPERIENCE 

Founded in 1990, a variety of projects have been completed by SU MURDOCH HISTORICAL 

CONSULTING for individual, corporate, public, and non profit clients across Ontario. Much of this 

work has involved the identification and evaluation of the cultural heritage value or interest of 

properties, heritage impact assessments/statements, designation reports, and advising on the 

framework for heritage conservation in Ontario. 

Su Murdoch is a 2017 professional member of the Canadian Association of Heritage 

Professionals. 

EDUCATION 

▪ Bachelor of Arts (History) 

▪ Certificate in Cultural Landscape Theory and Practice (Willowbank Centre) 

▪ Osgoode Hall Law School, Certificate in Adjudication for Administrative Agencies, Boards 

and Tribunals 

▪ Archival Principles and Administration certification 

▪ Related research skills training 

AWARDS AND RECOGNITION 

▪ City of Barrie Heritage Conservation Awards 

▪ Town of Markham Heritage Award of Excellence 

▪ Ontario Historical Society Fred Landon Award for Best Regional History Publication 

(Beautiful Barrie: The City and Its People: An Illustrated History) 

▪ Ontario Heritage Foundation Community Heritage Achievement Award 

▪ Ontario Historical Society Special Award of Merit 

FREQUENT CLIENTS AND RELATED EXPERIENCE  

TOWN OF COLLINGWOOD: CONTACT: Town of Collingwood, Building Services, Kandas 

Bondarchuk, kbondarchuk@collingwood.ca 

TOWN OF GEORGINA: CONTACT: Sarah Brislin, Committee Services Coordinator, Clerk's Division, 

Town of Georgina, sbrislin@georgina.ca 

TOWN OF CALEDON: CONTACT: Town of Caledon, Sally Drummond, Heritage Resource Officer, 

sally.drummond@caledon.ca 

A list of other projects and clients is available on request. 
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7060 OLD MILL LANE, CITY OF MISSISSAUGA, HERITAGE IMPACT ASSESSMENT 

APPENDIX C: SOURCES 

Abstracts of Title and related documents for Lot 11, Concession 3, Toronto Township, and Lots 

40, 41, and 42, Plan Tor-5. Peel Region Land Registry Office. 

Su Murdoch Historical Consulting. Heritage Impact Assessment of 7085 Pond Street, 

Mississauga, February 2015. 

Peel County Directories. Online editions and private collection.
 

Walker & Miles, ed. Historical Atlas of Peel County. Toronto, 1877.
 

Meadowvale Village HCD Plan, 2014.
 

Meadowvale Village HCD Plan, 2014: Cultural Heritage Assessment of Meadowvale Village and 

Area.
 

Studies and reports provided by Credit Valley Conservation in 2017. 

Meadowvale Village HCD Plan, 2014: Property Inventory. 
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7060 OLD MILL LANE, CITY OF MISSISSAUGA, HERITAGE IMPACT ASSESSMENT 

APPENDIX D: TREE INVENTORY PLAN 

Tree Inventory and Assessment Report 

Prepared by: Credit Valley Conservation 
Jake Burleigh- Forest Management Technician 
ISA Certified Arborist # ON-1855A, Ontario Chapter Mem. # 233925 

Jamie Wilton- Forestry Crew Leader 

Date of Assessment: June 16th, 2017 

Location: 7060 Old Mill Lane, Mississauga Ont. 

SU MURDOCH HISTORICAL CONSULTING   AUGUST 2017 - 43 



 
      

 

      

 
 

            
           

               
           

           
            

            
          

         
   

 
 

    
          

        
       

          
           

               
  

 
            

            
          

          
          

          
        

 
         

              
   

 
        
     

      
     

     
   

         
 

         
       

     
      
  
 
 
 

 

 

 


 

7.4 - 50

7060 OLD MILL LANE, CITY OF MISSISSAUGA, HERITAGE IMPACT ASSESSMENT 

INTRODUCTION
 

On June 16th, 2017 Credit Valley Conservation Forestry staff undertook an assessment of the 
existing trees throughout the property located at 7060 Old Mill Lane, Mississauga (Appendix A). 
CVC intends to sell this subject property as a residential lot. In doing so, CVC must provide a 
Tree Inventory and Assessment Report (Arborist Report) as part of the Environmental Impact 
Statement. There is currently a building on the property that serves as a workshop and storage 
facility (Appendix B). CVC does not intend to develop the lot. However, CVC recognizes the 
importance of maintaining the character and intent of the village and will work to ensure that the 
urban design guidelines are respected by the purchaser. The purpose of this report is to 
determine the composition, character and health of existing trees and assess opportunities for 
preservation in relation to a possible development. 

TREE INVENTORY AND ASSESSMENT 
The assessment presented in this report has been made using accepted standard arboriculture 
techniques as outlined in Council of Tree & Landscape Appraisers Guide for Plant Appraisal, 
9th Edition (2000). These techniques include visual examination of above-ground parts of each 
tree. The trees observed were not climbed, probed, cored, or dissected, and excavation for 
detailed root crown inspection was not performed. Since some symptoms may only be present 
seasonally, the extent of observations that can be made may be limited by the time of year in 
which the inspection took place. 

It must be realized that trees are living organisms, and their health and vigour continually 
change over time due to seasonal variations, changes in site conditions, and other factors. For 
this reason, the assessment presented in this report is valid at the time of inspection, and no 
guarantee is made about the continued health of trees that are deemed to be in good condition. 
It is recommended that the trees be re-assessed periodically. While every standing tree has the 
potential for failure and therefore poses some risk, a tree assessment is a good indication of 
present health and potential problems that could arise in the future. 

Trees were identified, sized, and assessed for condition. Each tree was given a subjective 
condition rating of Excellent, Good, Fair, Poor, Very Poor, or Dead. Following is a summary of 
how the ratings were determined: 

Excellent (E) no apparent health problems; good structural form 
Good (G) minor problems with health and/or structural form 
Fair (F) more serious problems with health and/or structural form 
Poor (P) major problems with health and structural form 
Very Poor (VP) extensive problems with health and structural form 
Dead (D) no live growth 
Tree size is expressed in Diameter at 1.3m above the base (DBH) and measured in cm. 

Tree locations are shown on the topographical maps provided (Appendix C, Appendix D). The 
following chart summarizes the observations made concerning species, size and condition. 

-Consider protection and retention 
-Possible removal or pruning may be required 
-Removal 
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Tree 
ID # 

Tree Species 
Common 

Name 

Tree 
Species 

Botanical 
Name 

DBH 
( 

(cm) 

Height 
(m) 

Condition Comments 

1 Sugar Maple Acer 
saccharum 

34 15 G Larger corner-lot tree; 
consider protection & 
retention for property 
seperation, privacy, and 
erosion control of ditch 

2 Sugar Maple Acer 
saccharum 

15 G Growing in ditch 

3 Sugar Maple Acer 
saccharum 

26 F Outside property-line 

4 Sugar Maple Acer 
saccharum 

16 F Outside property-line; co-
dominant stems 

5 Sugar Maple Acer 
saccharum 

45 20 G Well-spaced, healthy 
crown; consider retention-
privacy 

6 Sugar Maple Acer 
saccharum 

20 F Competing with adjacent 
tree (7); future stem 
inclusion; branches 
overhanging neighboring 
home; overcrowding of 
nearby stems; consider 
removal 

7 Sugar Maple Acer 
saccharum 

26 F Competing with adjacent 
tree (6); future stem 
inclusion; branches 
overhanging neighboring 
home; overcrowding of 
nearby stems; consider 
removal 

8 Sugar Maple Acer 
saccharum 

24 G 

9 Sugar Maple Acer 
saccharum 

23 F Some branches 
overhanging neighboring 
home 

10 Manitoba 
Maple 

Acer 
Negundo 

18 P Heavy lean towards 
driveway area, invasive 
species; Remove 

11 Sugar Maple Acer 
saccharum 

30 F Some deadwood in crown 
+ overhanging current 
structure; consider 
pruning 

12 Sugar Maple Acer 
saccharum 

45 30 G Good shape and 
structure; consider 
retention for erosion 
control and privacy 

13 Sugar Maple Acer 
saccharum 

44 G Outside property-line 
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7.4 - 52

14 Sugar Maple Acer 
saccharum 

38 G Outside property-line 

15 Sugar Maple Acer 
saccharum 

54 30 G Larger tree, some 
deadwood and hangers, 
overhanging current 
structure; removal may be 
required for future 
development 

16 Sugar Maple Acer 
saccharum 

18 15 G Prune to remove smaller 
competing stem for proper 
form; well-spaced; retain 
for erosion control and 
privacy 

17 Sugar Maple Acer 
saccharum 

43 35 E Good shape, form, 
condition; possible 
controlling further erosion 
to neighboring property 

18 Sugar Maple Acer 
saccharum 

41 F 

19 Sugar Maple Acer 
saccharum 

19 G 

20 Sugar Maple Acer 
saccharum 

36 P Vertical crack (healing), 
cavity, old pruning 
wounds, minor decay; 
corner property line 

21 Sugar Maple Acer 
saccharum 

27 25 E On embankment; may 
prevent future erosion of 
ditch; outside property-line 

22 Sugar Maple Acer 
saccharum 

50 35 G Few broken branches; 
some pruning may be 
required; well-spaced; 
healthy crown; outside 
property-line 

23 Sugar Maple Acer 
saccharum 

32 25 G Minor deadwood; may 
require protection from 
development 

24 Sugar Maple Acer 
saccharum 

41 P Broken branches + 
overhanging current 
structure: removal may be 
required for future 
development 

25 Sugar Maple Acer 
saccharum 

32 F Heavy lean towards 
current structure; 
recommend removal 

26 Sugar Maple Acer 
saccharum 

33 F Possible removal for 
future development 

27 Sugar Maple Acer 
saccharum 

43 E Good shape and form, but 
removal may be needed 
for future development; 
consider protecting if 
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7060 OLD MILL LANE, CITY OF MISSISSAUGA, HERITAGE IMPACT ASSESSMENT 

7.4 - 53

possible 
28 Sugar Maple Acer 

saccharum 
36 F Asymmetrical; removal 

may be required for future 
development 

29 Sugar Maple Acer 
saccharum 

35 F Co-dominant stems; 
removal may be required 
for future development 

30 Sugar Maple Acer 
saccharum 

46 30 F Overhanging current 
structure, split lower limb, 
deadwood + hangers + 
included bark; possible 
removal for future 
development 

31 Sugar Maple Acer 
saccharum 

63 G Larger tree, seperates 
property from public 
pathway, large hanger, old 
pruning wounds; removal 
may be required for future 
development; consider 
protecting if possible 

32 Sugar Maple Acer 
saccharum 

34 P Deadwood+ decay; 
obstructing footpath; 
remove 

33 Sugar Maple Acer 
saccharum 

43 F Possible removal for 
future development 

34 Manitoba 
Maple 

Acer 
Negundo 

25 P Leaning, obstructing 
footpath, massive sucker 
growth, invasive species; 
Remove 

35 Manitoba 
Maple 

Acer 
Negundo 

15 P Leaning, obstructing 
footpath, massive sucker 
growth, invasive species; 
Remove 

36 Manitoba 
Maple 

Acer 
Negundo 

40 P Multi-stemmed, broken 
top, invasive species; 
Remove 

37 Sugar Maple Acer 
saccharum 

35 P Asymmetrical + 
deadwood, slight lean 
towards current structure; 
outside property line 

38 Sugar Maple Acer 
saccharum 

46 P Co-dominant stems, very 
included bark + decay, 
hazardous; outside 
property line 

39 Sugar Maple Acer 
saccharum 

41 F Some deadwood, included 
bark + girdling roots; 
outside property line 

40 Sugar Maple Acer 
saccharum 

36 30 F Large dead stem; outside 
property line 
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7060 OLD MILL LANE, CITY OF MISSISSAUGA, HERITAGE IMPACT ASSESSMENT 

7.4 - 54

41 Sugar Maple Acer 
saccharum 

46 G Good forest cover and 
canopy spread, minor 
deadwood; outside 
property line 

42 Sugar Maple Acer 
saccharum 

38 F 

43 Sugar Maple Acer 
saccharum 

28 20 G Well-spaced, Retain 

44 Red Maple Acer Rubrum 27 G Small broken branch, 
conflicting with hydro 
service line; removal may 
be required for future 
development; consider 
protecting if possible 

45 Sugar Maple Acer 
saccharum 

~95 VP Large tree, 50% canopy, 
large dead stem, large 
cavity, bird and insect 
damage; habitat tree; 
outside of property line 

46 Columnar 
English Oak 

Quercus 
robur 

'Fastigiata' 

17 10 E Good form and condition; 
Retain and protect during 
future development; 
outside of property line 

47 Ivory Silk Syringa 
reticulata 

15 P *Attention required* cage 
girdling stem- must be 
removed, minor 
deadwood, split bark, still 
flowering; pruning may be 
required; outside of 
property line 

ASSESSMENT SUMMARY 

Recommendations for trees to be retained or removed were determined based upon tree 
condition of growth, detailed site examination, and location in relation to the proposed lot 
boundary, and development envelope. The vast majority of the property is made up of mixed 
aged Sugar Maple. Special consideration has been given to the preservation of healthy, mature 
trees within the property boundary. Also, to those serving some purpose on the property; 
erosion control, aesthetics, privacy etc. No significant presence of fungus, disease, insects etc. 
was detected during the assessment and most trees appear to be in relatively good condition. 
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Trees to be retained and protected 
It is recommended that the following trees be retained and/or protected from future 
development: 

1) Sugar Maple 
5) Sugar Maple 

*See Comments column on Tree Inventory for reasoning* 
12) Sugar Maple 
16) Sugar Maple 
43) Sugar Maple 
46) Columnar English Oak 
47) Ivory Silk- steel cage girdling lower stem must be removed 
note: There are no significant Heritage trees within proposed lot area 

Trees to be removed 

While it is always positive to retain as many trees as possible on a site, some trees, because 
they are in poor condition/location or an undesirable species cannot be saved for safety, 
aesthetics, or silvicultural reasons. The following trees are recommended for removal: 

10) Manitoba Maple- Invasive 
25) Sugar Maple 
32) Sugar Maple *See Comments column on Tree Inventory for reasoning* 

34) Manitoba Maple- Invasive 
35) Manitoba Maple- Invasive 
36) Manitoba Maple- Invasive 

Trees recommended for removal should be felled carefully to minimize impact to the trees to be 
retained. 

Potential impacts from future development may include: 

- Physical damage to branches, trunk and roots of trees to be retained. 

- Local moisture loss which may result from a decline in the water table during and after 
construction. 

The successful survival of the trees to be retained is largely dependent on adhering to the 
recommendations as outlined in “RECOMMENDATIONS – TREE PRESERVATION AND 
PROTECTION MEASURES” section. 
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7060 OLD MILL LANE, CITY OF MISSISSAUGA, HERITAGE IMPACT ASSESSMENT 

Possible removals or maintenance 

In addition to trees recommended for removal, the following trees could be considered for 
removal or maintenance pruning due to associated risks/hazards, condition or location to 
development envelope: 

6) Sugar Maple 
7) Sugar Maple 
15) Sugar Maple 
24) Sugar Maple 
26) Sugar Maple 
27) Sugar Maple *See Comments column on Tree Inventory for reasoning* 
28) Sugar Maple 
29) Sugar Maple 
30) Sugar Maple 
31) Sugar Maple 
33) Sugar Maple 
44) Red Maple 
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7060 OLD MILL LANE, CITY OF MISSISSAUGA, HERITAGE IMPACT ASSESSMENT 

RECOMMENDATIONS – TREE PRESERVATION AND PROTECTION MEASURES 
Pre-Construction
 

-

SU MURDOCH HISTORICAL CONSULTING   AUGUST 2017 - 51 



 
      

 

      

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


 

7060 OLD MILL LANE, CITY OF MISSISSAUGA, HERITAGE IMPACT ASSESSMENT 

APPENDIX A 
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APPENDIX B 

7.4 - 59
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APPENDIX C 
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APPENDIX D
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7060 OLD MILL LANE, CITY OF MISSISSAUGA, HERITAGE IMPACT ASSESSMENT 

CERTIFICATION 
I certify that all the statements of fact in this assessment are true, complete, and correct to the 
best of my knowledge and belief, and that they are made in good faith 

Jake Burleigh Jamie Wilton 
ISA Certified Arborist CVC Forestry, Crew Lead 
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7060 OLD MILL LANE, CITY OF MISSISSAUGA, HERITAGE IMPACT ASSESSMENT 

APPENDIX D: PLANNING JUSTIFICATION AND SUPPLEMENTARY JUSTIFICATION REPORTS 
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Required Approvals and Permits 

Zoning By-Law Amendment 

Currently, zoning for the Shop lands is split between PB-1 (Parkway Belt West 1 - permitting Conservation 

and Passive Recreational uses) and PBl-5 (which allows for One (1) detached dwelling and accessory 

structures legally existing on the date of passing of the by- law). The City of Mississauga zoning office 

recognizes the dual zoning, which spl its the Shop lands. This is the result of historical zoning attributed to 

the remnant village Lot 41, Plan TOR-5 which was partially sold off in 1988. 

New exception zoning and a lot line adjustment is required update the lands to appropriate Village 

zoning to permit infill development of a single detached dwelling to return the site to the most 

appropriate land use within the historic village. The proposed lot zoning in relat ion to existing zoning is 
shown below: 

Credit Valley Conservation 1255 Old Derry Road, Mississauga, ON L5N 6R4 
Phone: 905-670-1615 Fax: 905-670-2210 creditvalleyca.ca 
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Committee of Adj ustment - Lot Creation and Lot Line Adjustment Consent 

The creation of a newly configured lot based upon modern zoning would require the consent of the City 

of M ississauga Committee of Adjustment The City has identified our Lot Creation application as a prior 

existing lot (remnant historical village Lot 41) which has been administratively merged on title with CVC's 

overall Meadowvale Lands (the main PIN) by Teranet. The title root to Lot 41 remains distinct however, 

and a Lot Creation process is the most appropriate method to re-establish the PIN with new lot lines that 

conform to overriding village zoning policy (i.e. Rl -32 exceptions for Village Heritage character). Lot 

configuration is appropriate to village character and supports OP 16.17.2.21 for lots of varying sizes 

sympathetic to streetscape aesthetics and heritage sett lement patterns demonstrated on Registered Plan 

TOR-5. 

Greater Toronto Airport Authority (GTAA) 

Meadowvale CA is located within the Airport Operating Area identified in the City of Mississauga Official 

Plan. The Shop lands are within the specific exemption area which allows for compatible residential 

development applications for zoning by-law amendments or committee of adjustment approvals below 

the 35 Noise Projection Contour of the Airport. 

Parkway Belt West Amendment 

In 2003, CVC staff sought and obtained a Parkway Belt West Amendment (amendment no. 172) with the 

Province to allow for General Complimentary Uses on the Shop lands in a 0.13ha area, based on the 

previously proposed lot configuration. General Complementary Uses allow for infilling of a single 

detached dwelling provided all Municipal approvals are obtained. We have included the Amendment (no. 

172) and the City of M ississauga Staff report in the list of uploaded documents to thee-plans portal. 

Site Plan Approva l 

The Shop lands are also under City of Mississauga Site Plan Control (OP 16.17.2.11), which requires that 

prior to any development on site a Site Plan is to be approved by the City which meets the requirements 

of the Meadowvale Heritage Conservation District Plan. 

Heritage Conservation District Plan 

The Meadowvale Heritage Conservation District Plan developed by the City of Mississauga with support 

from CVC, describes the heritage significance of the Shop lands at 7060 Old Mill Lane that is associated 

with the location of the building to the rear of the lot which provides for a large open space which is 

representative of the historic open spaces within the nineteenth century character of the Village. 

Demolition Permit 

Credit Valley Conservation 1255 Old Derry Road, Mississauga, ON L5N 6R4 
Phone: 90G-G70-1 G1G Fax: 90G-G70-2210 creditvalleyca.ca 
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CVC would require a Demolition Permit to demolish and remove the Shop itself. It is anticipated that 

there will be no issues in obtaining this permit once other approvals are in place. A Phase 1 ESA is 

attached with this application and a Designated Substance Survey (DSS) is current ly being undertaken. 

Ontario Regulation No. 160/06 

The subject property is loca ted partially within the Credit Valley Conservat ion Regulated Area. As such, the 

property is subject to CVC Regulat ion of Development Interference with Wetlands, and Altera tions to 

Shorelines and Watercourses (Ontario Regulation 160/06). 

Floodplain 

The larger property is traversed by the Credit River and contains portions of the associated floodplain. 

Environmenta lly Significant Area (ESA) 

This area contains signifi cant natural features within the Credit River Watershed. The designat ion of these 

areas is based on criteria related to terrain, flora and fauna hydrological significance, aesthetic qualities 

and educat ional va lues. 

Peel Greenlands 

The subject property is within an area designated as Core Greenlands by the Region of Peel. 

Proposal 

The subject lands are located in the historic Village of Meadowvale in Mississauga. The parcel is presently 

a part o f the CVC owned Meadowvale Conservat ion Area. The park portion is leased to the City of 

Mississauga. The remainder has been retained by CVC for our seasonal operations. There is garage 

building on the property that serves as a workshop and storage facility. 

The portion of the eve property proposed to be lot line adjusted (to recognize a previously existing lot) is 

located on Old Mill lane (municipal address 7060 Old Mill Lane). There are existing residences on either 

side of the subject property as well as across the street CVC intends to sell this land as a residential lot 

The residential use would be consistent with the surrounding residential uses on Old Mill Lane. This 

property is proposed to be zoned PBl -12 which provides exceptions to the Parkway Belt West 1 zone that 

are consistent with residential uses set out in the neighbouring and complimentary Rl -32 exception 

zoning. We have provided a drawing indicating the potential building envelope within our proposed PBl-

12 zoning that complements the Rl -32 zoning parameters, consistent with Meadowvale Village zoning. 

Credit Valley Conservation 1255 Old Derry Road, Mississauga, ON L5N 6R4 
Phone: 905-670-1615 Fax: 905-670-2210 creditvalleyca.ca 
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CVC recognizes this property falls within the Heritage Conservation District and as such the Meadowvale 

Village Policies of the Mississauga Plan apply. CVC does not intend to develop the lot. However, CVC 

recognizes the importance of maintaining the character and intent of the village and will work to ensure 

that the urban design guidelines are respected by the purchaser. The proposed PBl -12 zoning places 

restrictions on building height, gross floor area, front yard, side yard and rear yard setbacks that ensure 

future residential development respects the Heritage Conservation District values and design guidelines 

as well as Official Plan Neighbourhood policies for Meadowvale Village. 

The M inistry of Municipal Affairs and Housing has granted eve an amendment to the Parkway Belt West 

Plan July 13, 2004 to re-designate the 0.13 hectare subject lands from Public Open Space and Buffer Area 

to General Complimentary Use Area most appropriate for single family dwelling. 

CVC, in consultation with City of Mississauga staff and in conformity to the completed studies (EIS, HIS, 

Archaeology, ESA, etc.) has determined the appropriate limits of development, as noted on the attached 

reference plan. 

CVC-ldentifi ed Building Envelope 

CVC has consulted appropriate eve technical and regulatory staff and has staked a proposed building 

envelope (February 22°d, 2017, shown on attached survey plan) for the lot. The proposed building 

envelope is located within the Environmentally Significant Area and within the Peel Core Greenlands; 

conformity with these policy features has been confirmed (EIS Report). The envelope additionally respects 

appropriate setbacks from the regulated floodplain (Ontario Reg. 160/06). CVC technical staff have no 

objection to the proposed building envelope, as evidenced by 'No Objection' to the by authorized eve 
staff on March 15, 2017 (CVC File no. SP 17 /CVC). The building envelope further respects the 

requirements of the proposed PBl-12 zoning for the lot (which is based on the dominant Rl-31 

Meadowvale Village zoning), which specifies front yard, rear yard and side yard setbacks. In support of OP 

16.17.2.16 the existing grades and ditches are maintained by setting development outside of the drainage 
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CVC, as a public body, is retaining ownership of lands along the north side of the lot to maintain and 

improve the public access trail to its Meadowvale Conservation Area, for the benefit of the residents of 

Meadowvale Village. This continued and enhanced public access supports Meadowvale Village 

neighbourhood policy encouraging physical public access to open spaces as per OP 16.17.2.2. 
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Credit Valley 
Conservation 
inspired by nature 

Caleigh Mcinnes, M.PI., MCIP, RPP 
Planner, Development North 
T 905-615-3200 ext.5598 
ca leigh.mcinnes@mississ:auga.ca 
Planning and Building Department I Development and Design Division 
City of Mississauga 

Decernberl4~, 2018 

Re: Supplemental Planning Justification Report - 7060 Old Mill Lane - Historical Lot Summary 

Summary: 

7060 Old Mill Lane meets the Region of Peel definition as an Existing Lot af Record, as historical Lots 
40 & 41 are part of distinct and separate conveyances of land in the registry office, as per Official 
Plan definitions. 

Mississauga and Peel staff, throughout the historical, pre-consultation and submission phases of the 
project, have confirmed the status and planning policy application of the lands as an existing and 
distinct lot. 

The proposed and subsequent Lot Line Adjustment conforms to the Village heritage character, urban 
fabric and dominant zoning, and is both minor in nature and supported by the Region of Peel 
Official Plan and the Provincial Policy Statement (PPS). 

Comment Response Context 

This letter is in response to comments provided by Region of Peel (Angelo Ambrico) dated May :n.s, 2018 via the 
City of Mississauga's Application Status Report (ASR) (Appendix lA}, and email correspondence from Angelo 
Ambrico dated August 23, 2018 related to the proposed lot line adjustment as identified through the OZ 18/004 
for 7060 Old Mill Lane (Appendix 18). Comments provided by the Region of Peel state the Region does not 
recognize the •1ot line reconfiguration• as an existing lot of record; rather, the Region recognizes the existing lot 

of record being part of lots 40 & 41, registered plan TOR-5. 

The process eve Is currently pursuing is a zoning by-law amendment {OZ18/004). In discussions with Caleigh 
Mcinnes (the planner ass igned to this file) it was highlighted to CVC that the zoning (first step) is to be in place 
prior to a Committee of Adjustment application (second step) being submitted (email dated February 14/18 to 
eve staff) (Appendix 2). 

Although the Mississauga zoning by- law amendment application that is currently under review is not in absence 
of the entire submission (including the minor boundary adjustment) being provided for the fulsome technical 
review. 
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Existing Lot of Record 

As noted in the Peel Regional staff comments, the Region of Peel Official Plan policy 2.3.2.6 i) permits a new 
single residential dwelling on an existing lot of record provided it would have been permissible prior to ROPA 
21B coming into effect [May 13, 2010). An Existing Lot of Record is defined in the Region of Peel official plan (pg. 
218) as: "o lot held under distinct and separate ownership from all abutting lots as shown by a regist ered 

conveyance in the records of the Land Registry Office at the date Regional Official Plan Amendment 218 came into 
effect• 

As illustrated in the chronological lot history (below), remnant lots 40 & 41 are and were in separate and 
distinct title ownerships from abutting lots and evidenced by registered conveyances from 1963 and 1969 
(i.e. prior to ROPA 21B, 2010) through instruments IT159765 (Emmerson Purchase) and 128009 
(MacKendrick Purchase) (See Appendix 7 for lnstruments). These separate and distinct conveyances, arising 
out of distinct t itle roots the Land Registry Office (43), meet the definition of the Region's Official Plan as 
Existing Lots of Record. 

The lands of Lots 40 & 41 TOR-5 are currently registered under the Land Titles Act and were subject to 
administrative conversion under the authority of the Land Registration Reform Act and were converted on 

March 9, 1999. That is, PIN (Property Identifi cation Number) creation for the lands comprising Lots 40 & 41 
occurred administratively and is not indicative of the title quality for the purposes of determining existing lot of 
record for planning purposes. Though we note that remnant Lot 41 is still a separate and distinct ARN 
(Assessment Roll Number) parcel for valuation, taxation and planning purposes evidence by its designation as 
ARN 210504009904000, and that it is likewise distinct in the City of M ississauga's own Zoning by-law and parcel 
mapping system as shown on e-maps and on Zoning by- law map PBl -5, which forms part of the overall Zoning 
By-Law. 

As the remnant Lots 40 & 41 meet the Region of Peel OP definition of Existing Lot of Record, therefore 
applicable policy to apply in for Zoning purposes is that of an existing lot - not a new lot - and that subsequent 
to the zoning amendment the Lot Line Adjustment process is likewise applicable and proper to adjust the 
boundary between two existing lots. 

Title Chain and Lot Ownership of Credit Valley Conservation Authority 

To assist the City of Mississauga and Peel Region staff in understanding the historical lot fabric and lots of 
record/remnant lots that are constituent of 7060 Old Mill Lane, we have undertaken a narrative and 
chronological mapping exercise to demonstrate the title and survey root of the Lot and its remnant core in 
comparison to the lot line adjustment that is shown on the current zoning by-law amendment application (Map 
1-3). 

Narrative 

On October 23, 1963, Lu ther P. Emerson, a teacher at Meadowvale, and Grace sold property to the 
Credit Valley Conservation Authority. This was a 1192 acre parcel within part of Lots 11, 12, and 13, 
Concession 3, WHS, Toronto Township. The sale included Lot 40, Plan Tor- 5 (and other lots on this Plan). 
The affidavit signed by Grace Emerson and attached to the deed expla ins that •the said land and 
premises have been occupied, possessed and used by myself and by my parents before me since about 
1895." Her father, Henry Brown, was conveyed the land and held "undisputed possession and 
occupation of the said lands and of the houses and other buildings· until his death on March 10, 1911. 
Her mother died September 8, 1949. The affidavit denies all claims of possession by others. 
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On July 7, 1952, Grace sold Lot 41 and other lands to Roy M. Robertson. He sold in February 1954 to 
Ruth Lomas MacKendrick. MacKendrick was living in Denwood, Alberta, on October 15, 1969, when she 
sold Lots 41 and 42 to the Credit Valley Conservation Authority. 
Between 1963 and 1974, CVC acquired other lands to form the Meadowvale Conservation Area. From 
the 1960s until 1988, CVC's Head Office was located in the former Silverthorn/Brown house at 7050 Old 
Mill Lane. 

Between 1986 and 1988, CVC sold some of these lands, including most of Lot 40 (7050 Old Mill Lane) 
and part of Lot 41 and Lot 42 (7070 Old Mill Lane). 

eve sold off two village lots (including the former office site) to help fund the new office. eve retained 
a portion of the remnant village lands containing a shop structure to be used for storage and 
operational needs (7060 Old Mill Lane). 

Visual Mapping Chronology 

The f irst map demonstrates the purchases that took place from 1963 to 1969, highlighting the Emmerson 
Purchase in 1963 (Instrument No. TI159765) and the MacKendrick Purchase in 1969 (Instrument No. 
128009). Map 1 

N 

A 

1963 · Emmerson Purchase 
Inst. No. TT159765 

o 25 50 Metres 

Meadowvale Shop - Historical Parcel Fabric 
Map 1: Land Purchaces 1963 to 1969 lt Credit Valtey 

~ Conservation 
... J:>f.cl~-lt1,Ho 
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Map 2 shows the sale in 1986 to the Clowes, which created remnant lot 41, and the sale to the Landesz in 1987 
which created remnant lot 40. 

N 

A 
o 25 5D Metres 

I 

Meadowvale Shop - Historical Parcel Fabric 
Map 2: Land Sales 1986to1993 

Map2 

ltl Credit Valley e conservation 
llt'$fl'ftd by not.ute 

Map 3, below, demonstrates the existing lot (on which the "meadowvale shop" is currently located) and the 

proposed boundary adjustment to meet the residential zoning and Meadowvale Village district plan 
requirements. 

1255 Old Derry Road. MissisSQuga. Ontario L5N 6R4 I cred itva!leyca.ca I T 905-670-1615 I TF 800-668-5557 I F 905-670-2210 

7060 OLD MILL LANE, CITY OF MISSISSAUGA, HERITAGE IMPACT ASSESSMENT 

7.4 - 72

SU MURDOCH HISTORICAL CONSULTING   AUGUST 2017 - 66 



Meadowvale 
Conservation Area 
(C4rrent 691.mdary) 

Existing Garage 

Proposed Lot Line Adjustment 
33% Enlargement of Exist ing Remnant Lot 
(Part of Lot s 40 and 41, Registered Plan TOR-5) 

O 25 50 Metres 
I I 

Meadowvale Shop - Historical Parcel Fabric 
Map 3: eve Ownership and Proposed Lot Line Adjustment 

Map 3 

Credit Vcllley 
con.servatlon 
!ll'JPireab)'l!ahl•I! 

From tlhis mapping of the property transactions by Registered Instrument from 1963 to present, we show that 
subject lands are comprised of two distinct Lots of Record according to the Region of Peel Official Plan's 
definition - Inst. No TI159765 (Emmerson Purchase) for remnant Lot 40 and beyond, and Inst. No. 128009 
(MacKendrick Purchase) for remnant Lot 4 L This further helps to clarify the location of the existing building and 
the lot line adjustment in relation to the underlying lot fabric. 
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Chronology Specific to Meadowvale Shop Disposition 

CVC's process of disposing of 7060 Old Mill lane has had a long history starting as early as 2003 in a letter to 
MMAH requesting a Parkway Belt Amendment It has included a DARC process in 2006 (Appendix 4) with all 
agency comments related to a lot configuration very similar to the one proposed today and has now resumed 
again in 2016. It is instructive here to review the file history which has also confirmed the planning approach to 
the zoning by-law and lot line adjustment, to ensure that the current file review is consistent with the recent 
history of comments and approaches that the City of Mississauga and Region of Peel have taken towards the 
subject lands: 

• June 17, 2003: Letter to Ministry of Municipal Affairs and Housing for a Parkway Belt Amendment Request 
from eve. 

• July 13, 2004: Letter to CVC from MMAH. MMAH approved the amendment to the Parkway Belt West Plan 
to redesignate 0.13 hectares of land from Public Open Space and Buffer Area to Complementary Use Area 
(for 7060 Old Mill Lane) allowing for a single residence. (Appendix 3) 

• January 31, 2006: Request for DARC for 7060 Old Mill Lane, Letter to City of Mississauga 

• February 15, 2006: DARC: Haig Yegouchain comment notes not needing an OPA, also noise study 
through site plan process; amendment to official plan has already been handled (Appendix 4). 

• February 17, 2006: Region of Peel's comments related to DARC Dl-06-010 the Region has no objection to 
the proposed application and is in conformation to the OP (Appendix SJ. 

• May 24, 2016: City of Mississauga Zoning Manager recognizes 7060 Old Mill Lane as a separate lot/A Lot 
(Appendix 6) 

Lot line Ad justment Process 

Subsequent to a zoning by-law amendment, eve proposes to make a minor adjustment to the existing lot 
boundaries (through the committee of adjustment process) to meet the Meadowvale Village Heritage 
Conservation District requirements. The minor boundary adjustment also fulfi lls the requirements for minimum 
residential distances and setbacks for the proposed zoning (Rl-32). 

CVC views lot line adjustment as changes in the boundary between two or more existing adjacent parcels, where 
the land taken from one parcel is added to an adjacent parcel, and where a greater number of parcels than 
originally existed are not thereby created. The Ontario Provincia l Policy statement references "minor boundary 
adjustments" as a process that "do(es] not result in the creation of a new lot'' (Ontario 2014). CVC also 
understands "minor lot additions" as being synonymous with "lot line adjustment" and "minor boundary 
adjustments". Our proposal is therefore consistent with Provincial Policy and would not be the creation of a new 
Int, h11 t thP. <1rlj11~tmP.nt nf ;i l inP. hP.twPPn two P.~i~ting I n~. whirh i~ ;i ~11rrnrtPrl ;inrl common rrnrtirP 
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We trust that this additional information about the history of the title of the subject lands, its legal registered 
status, and the associated applicability of planning policy addresses the current Region of Peel and City of 
Mississauga comments. This letter forms part of an overall re-submission for 7060 Old Mill lane and should be 
read as part of the full package for the proposed Zoning By-law Amendment for the subject property. 

Sincerely, 

t·t-
Jesse de Jager 
Conservation Lands Planner 
905-670-1615 ext 281 
jesse.dejager @cvc.ca 
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Losiak, Suzie 

From: 

Sent 
To: 

Subject: 

DeJager, Jesse 

May 19, 2016 7:45 AM 
'Dave Martin' 

RE: CVC Application for Meadowvale CA Lot Severence and Facility Enhancement 

Thanks Dave, it is certainly a lot addition (increasing the overall size of the existing lot as the same parcel) - l can see why 
"flag• lots would represent bad planning. 

Jesse 

Jesse de Jager 

Conservation Lands Planner I Cred it Valley Co nservation 

905.670.1615 ext 281 I 1.800.668.5557 

jesse.dejager@creditvalleyca.ca I creditvallevca.ca 

From: Dave Martin [mailto:dave.martin@mississauga.ca ] 
Sent: May 18, 2016 3:18 PM 
To: DeJager, Jesse 
Subject: RE: CVC Application for Meadowvale CA Lot Severence and Facility Enhancement 

Comments! Yikes! 

Is this a lot addition to the existing lot or are you proposing a " flag" lot around the existing tot? 

FYI - Planning has been dead opposed to " flag" lots. If it is a lot addition to the existing lot, looks 
good! 

Let me know which one it is!!! 

Regards, 

M M1ss1ssauGa 

David l. Martin, C.P.T. , C.Tech, ACST 
Manager of Vita l Statistic s & Sec retary Treasurer, Committee of Adjustment 
T 905-615-3200 ext.5433 I F 905-615-3950 
dave.martin@mississauga.ca 

Citv of Mississougo I Corporate Services Department, 
l egisla tive Servic es Division 

~ Mississauga 
w 2016 

°""''" SUnwMr G.atTlti 

.... ~. d'ftt 
de l'Oni.rio 

Plea se consider the environment before printing. 
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From: DeJager, Jesse [mailto:jdejaqer@crEdit valleyca.ca] 
Sent: 2016/05/ 18 1:31 PM 
To: Dave Ma1t in 
Subject: RE: eve Application for Meadowvale CA Lot Severence and Facility Enhancement 

Hey Dave, 

My apologies for the delayed response - but this is great feedback. I have started a request for DARe and will be 
uploading some information now. 

But here's what we are thinking on the lot line adjustment, zoning amendment and sale: 

There·s an existing lot at 7060 Old Mill Lane which is recognized as PB-5 zoning and as a separate assessment parcel... but 
has disappeared as a PIN (administratively merged with adjacent eve lands by Teranet, it seems). We need confirmation 
from the City that this lot is still recognized and the zoning as well. 

We want to undertake a Lot Line Adjustment to a larger configuration as per Sketch v2 attached to better meet eve 
policy, zoning by-law requirements and future Site Plan control requirements (Heritage district policies). We prefer to 
retain the drainage feature at the south of the property and relocated the public access trail to the conservation area in 
this area (consolidate public functions). As well, we will be demolishing the shop itself- the heritage value of the shop is in 
its citing, not the structure - hence a lot line configuration that will be better to accommodate the open neighbourhood 
views and set back from roads as identified as important in the Meadowvale HeD plan. 

It's a question of what comes first I suppose, and your guidance on the Zoning by-law amendment as first step is 
appreciated. 

Any other thoughts at this point? 

Much appreciated, 

Jesse 

Jesse de Jager 

Conservation Lands Planner I Cred it Valley Conservation 

905.670.1615 ext 281 I 1.800.668.5557 

jgsse de iag pr@rredjty-at!ey ca ca I crprjjtya !leyca ca 
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' . 

SCHEDULE "A" 

Attached to Conveyance hy Grace H. Em.er•on 
to Credit Valley Conoezvation Authority dated 

Ooto)>er 2J , 1963, 

Al L /\'110 SlN'GULi\R th4t aerlnin pa reel or tract of land 
and pr""i••• oituii,te,lyinq and be-in9 in the Township of 'lbronto 
County of Peel and Province of Ontario &nd beinq compoee<! of pert 
of Reqistered Plan Toronto S·knovn as the Village of U.ado~ .. ale 
Plan l.llld part of tots 11, 12 <lnd 13, Concession 3 West of 
Hurontario Street for the said Township, and oontaining by ad· 
measurement 119 . 2 Acree be the same •ore or less, which aaid 
parcel of land h zor• particularly described • .., follows : 

PREIJIISING thot the road allowance betwen Lots 10 and ll 
for tho ea.id Concesaion. in front of the h.erein described parcel 
has a bearing of N 39° IS' 40" E and that all bearing• used 

. herein are related thereto1 

FIRSTLY OOMl!ENCIN'G <It the nortl\ a .. t oc>mer of the said Lot 121 

THENCE ec>uth ""aterly along the liliiit between Lots 12 and 
13 on a general bearing of s 390 40 ' 10" w, 243 ,52 feet; 

TH!:NCE n 81° !:9' 30nW, "334 . 8~ feet; 

THENCE $ $80 SJ ' 30" W, 409, 15 feet; 

'IRENCE s s0 ss~ 20 .. &, ss1 . s9 teet ~ore or 1ess to a point 'j 
in the said 1 illlit between Lots l2 ond 13; 

11IEJICE continuing 60Utb. "9sterly ~long tRe said limit on a 
¢oneral boarinq of S 3SO 28 • 20~ W, 644 . 66 feet more or less to a 
point in the easterly limit of the lands of the Can•di4n Pacific 
Railway; 

'll!!MCE S 50° 51 ' 10" t alonq the said &aoterly lilllit, 
258. 00 feet t o an enql.a point itl)erein; 

in; 
Tl!EHCB S 360 07' 30" w. l?.02 fnt to an anqle point then 

TllEllCB continuing S soo 51 ' 10" E, 129.58 feet to a point 
ther~in; 

.... , 
iron baz ~=:·::~:~·::~:~t::: :::6~::::t~

1

~c~~ ~S~~d :·.::.:.1 

'l'l!EJICE ll' 35° H' 10" E. 247 . 94 feet; : .. :.I 
::: : ::: ~;: 0::.£;, 4::~~:zf:::~ more or i, .. to • ~::· :·:: 

point in the nat bank of the ...,.t branch of the Credit P.1 ver I : · 1 
THENCE in a ""utherly directioa with the stream followtna : 

the weotorly bank of the "9$t&:rly branch of the aaid River to i>t;& . 
inter•ecri:ion "ith the ><eeterly bank of the 10ein bronch of the lll!lfd 
iivei-; 

" 'llreliCE still in • southerly direction followinq the •aid 
bank of the aaid River to ito ~nteraection with a line drawn 

1 parall&l tc the westerly limit of the road. allolrance betnen the 
~ said Lots 10 and ll and distant 17 .DO feet me .. ured norlh weterly l ~n•-• (oYer} 
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. " ... (la) 

teet1 
Tl!EllCE II ss<> 10' E along the Hid parallel line, 192, 98 

DIEllCE N 30° 15' •o• E along the IOllid parallel line 
1029,58 t eat aore or leas to a point ill the aouth waterly limit 
of Lot 87 aa 1ho1n1 on the nid plan of the Village of lleado.,.,..le1 

mEJl'CE north weterly along the Hid ao\lth -et•rly lilllit 
17,95 feet aore or l••• to the top of an old mill raoe1 

m!llCE northerly along the top of the Hid old aill raoe, 
84 feet aore or leu to a point in the north easterly liait of 
tba eaid Lot 871 

'DIBllCK eouth easterl:r along the .aid north easterl:r Uait 
10,00 feet more or lHo to the eouth wet oomer of Lot 88 u aho 
on the .aid Plan1 

· mEllCI north aaeterl:r along t!le wsterl:r lillit of the Hi 
Lot 881 83,38 feat more or leoo to a point in the aoutherl:r Uait 
of Wihov Lane u shown on the said Plan1 

'l'.llBllCI north wsterly along the aid aoutherly liait 
58, 7• ffft aora or lose to the i nteraeotion of the easterly liait 
of Water Btreet1 

mEllCI 8 23" 32' •o• W along the eaid easterly lialt of 
Water Street, 118,80 feet to an angle point therein1 

'DIBllCI 8 300 33' 40• W elong the Hid easterly Uait of 
Water Street, 203, 94 feet1 

mEllE:! 8 39° l3' 40" Y elonq the Hid ... sterly lialt of 
Water street, 476,97 teat1 

mBllCE aontinuing 110lltherly · -eterly and north westerly 
alon11 the Mid limit of Water BtrMt, 150 feet aore or len to 
lb interHotion with the east bank of the Credit R1TI1r1 

'D!llllCE northerly alo119 the oald east bank, 115 fHt moro 
or leH to a point in the wst lillit of Lot 83 H ahown on the 
said Village plan; 

'DIENCI northerly alo119 the ve.t liait of Lota 83, 82 81, 
80 and 79, 262.72 fMt nor• or leH to a point in the wirt lWt 
of the said Lot 79 distant 24.'1 feat aeaeured Mrthlrly there• 
along frca the south wot ooner thereof 1 

'D!BHCE 11 390 18' 40" I to and along an old post end wire 
fanoe, 250,30 faet to an BJ>qle point therain1 ::.:; 

mBJICI a 440 48' 20" E along the Hid fence, '1,5' fe4!1:: • 
to an a119le '°int th1nin1 • . . 

'l'!IEllCE R 3ZO 19' 20• I alonq th• aaid fence , 117,12 .'. : : 
feet more or lHo to a point ia the eouth lialt of Willow ~·· • 
u ohovn on the said Village Plan1 •• • •• . . 

"!BDCE N 37° 38' 10" I, 33,49 feet more or l H • to a : •· • 
point in the north liait of the aaid Willow Lanai : • :· 

'DIEllCE S 82° 11' 10• E alonq the eaid Hait, 80.52 f~.:: 
to an anqle point therein1 

mDCI S 49° 32' 30" I along the aaid liait of Willow;.:. 
Lane, 248,29 feet aore or leas to a point in tha veat liait o~. , 
the eaid road allowance bet.,..n Loto 10 and 111 • • 

TJIEllCE north Mstarly along t he eaid wst lillit 139.18 
aore or 111• to a point of interoaotion with the -et llait of 
111111 street aa ahovn on the oald Village P1en1 

(Oftr) 
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(l-b) 

l'HEliCE northorly olonq tha l!aid lilnit of V.ill Street 
602. 39 feet more or leoo to tho north e<to't corner of Lot 40 ae 
aho"1t on the •aid Village Plon; 

TJ!EllCE westerly 0101111 tie aaid north lilllit, 83 . 83 feet 
more or lees to the .outh we.t oorne.r of Lot 4-l as shown on the 
said Village Plan; 

1.'lmllCE northerly· alonq tho weot limit of Lot 41 as shown 
on the aaid Vill•IJ'I Plan, 95.56 feet more or leoo to tho north 
"6st corner of th,e aaid LOt J 

~N~ :north.•rly· elcnq the we.t l.ill:it of Lot 42 or; 4'ho'h't' 
on the said Villaw Plan , 90 . 55 feet to a point ther<>in; 

'li!l!PCE 8 37" 41' 40" W. 88.59 feet 11<>re or l eoa to a 
point in a fenc• runninq easterly: 

of II 
we at 

1l!BllCE eaotorly olono the said fence on a oener«l bearinq 
5$0 43' 20" E, 115, 50 feet more or loss to o point in the 
liJnit of Pond Str .. t as •how on the nid Villaqe Phn; 

l'HEllCE northerly alon11 the said wat 11.ml t, 2<tS. 25 f.eet 
to an anqle poiP:t therein; 

~ O"· 

:n!ERCE H o0 t9'/E, 133. 25 feet to an angle point therein; 

'lllEllCE ll 15° 22 ' 40" W a.lon;r the westerly lilllit ol a 
forced road, 463 . 27 feet more or l•es to a point in the south 
weeterly lilnit of the road allovande between conoeosiona 2 and 31 

'l'HEllC£ norlll waterly alonq tho aaid lilllit of road allow-
' enoe, 2559 . 06 feat more or less to tlle POillT OF COl!MENCEM3N~. 

SECO!IDLY B£GI11lfD<6 at the north eetsl: oor,.er of the said LGt l2 

THENCE south weoterly alonq the lillit betwen Lob l2 
and 18 on a qenaral bearinq of S 390 40 ' 10" W. 24S . S2 feet; 

WEllCE N 81° ~9 ' SO" W, 334. 62 feet; 

TllENCli: s ss0 ss • so·· ~· 409- 15 f•et; 

'11!EliCE S s0 56 ' 20• E, 651 . 89 feet more or less to a 
point in the oaid Unit bet..-.en Lote 12 and 131 

'l'Jrl:NCE contlnuin9 south .,...oterly along the said limit :0'11:; 
a -qen&ral bea.:rinq of 8 36° t8" :W"' W, 64! . 66 feet maD or lees ;t.~. , 
a point in the eaoterly u.ru.t of the la.nda of the canadian Pac;il'i 
Railvay1 ·: · : :11 

"mENCE conti11uin.q south \ieeterly a long the- said li!a1-t ,,. .. · · · 
between Lots 12 and 13 on • qeneral beulnq of s S6° 07 . so• ~; .. -~ 
100 14 feet to a point in the weoteirly lilllit of the lands of n•·· · 
Can~dio.n Paeifio llailvay bein9 the Point of Commenoement1 : ••• 

THE!fCE s 50° Sl • 10" E along the so.id ""oterly limit : · : ' ~ 
of the railway 258-00 feet to an a.ngle point the:r:ein; : .. . 1 

'ruE!ICE II 3e0 07 ' 30• l!l, 17. 02 feet to o.n angle point :·:::4 
thcrei.n; : · ~ 

'l.'FIENCE continuinq S 50~ 51' io• £, 125.89 feot to~ 
point therein; 

1!lEllCE s s30 33' 10" w, 370 . 4.l feet mo:fe or leos·to the 
line betnen the e..,.t end nst Mlv.e• of the .aid Lot 12, Conoee
eion s, West of H~ronterio Street; 

'!llEHCE N t4° 43 ' 40" W, 237,93 f~et more or less to the 
north limit of th• said Lot; 

(over) 
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f .· : .· 
U·cl 

TllEllCE JI 37° 26• 50" E along the said north 1111.it, 
298.64 feet •ore or lea• to th• PODIT OF CO*DCEllD'l. 

AND ALSO inoluding all and alngular those oertain paroela 
or tracts of land aod pr.mises situate. lying and being in the 
Township ot Toronto, county ot Peel and Prortnoe ot Ontario. and 
being ooorpoaed ot the Whole or building lots 38 to l!O inoluaive, 
44 to 47 lncluaive, 53 to 65 inolualve, and 72 to 76 inoluaive, 
and that part or lota 48-52 inclusive 1)'1113 to the """t ot the 
toroed road shown on the attached alcetoh ot aurve;r and that part 
ot lota 71 to 79 il\oluaive show bordered ii\ red Oil the attaohed 
aketoh ot 1111rve7 &l\d the "'1ole of park lota l to 22 il\oluaive and 
f41ll lot, all aocordlng to and aa shown on a plan ot aubd1v1a1on 
ot part of Lot 11, Conceaalon 3, M.H.S. in the aald Townahl p 
prepared b7 Arthur Brlatow,. Public Land SUrveyor, and· dated 
Jul;r lat, 1956. 

. . : . 
. . . . . . . . . . 
. . . . . . . . 

. . . . · .... 

. . . 
. . . . 
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Ullell • f t..nd 
l'act ' - '""'. °"' .... ._ 

.., _ I. lb . ncee•eor• . """ ,,abt anb to l)o unw l.M said Grantee ita J .llcitJ! and 
&Miens., t.o and for it• and their sole rutd only u~ for e\'e1". iktbttct 

J)fbrtt{)tlt:•f to the reservations. limitations. pro\'i~s and conditions. 

exp.......J in th• original grant thereof froo> the cro ... n. 
. .· .. 
. . . . · .. : 
. . . ·. · .... · . . . . . . 
· .. · .. 

. . . . 
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Dttd - \\' ithotit Dow"r 
:i'u.e-•-orc41'.11)!'1...,. 

i}1}e said G.rantot• : ~ €otJttl'o\nl • with the ~aid Grtlntee ~at rthe y 
ha \•ethe right to convey the said lands to tl1e s:-.iid Grantee noi\\'iftistand. 
ing any act of the said Grantor _:-,. 

~ub 1t1a1 the :Jaid Grantee shaJl have quiet possession of the s.aid lands. 
free fro,n1 all enc:umbl·ances. 

£l'11lJ the said Gxart tor G" f(obrnan1 a: \Vith the s.aid Grantee that -the y 

" 'ill execute such iurthor assu1·ancC>S of the said lands as may bt! requisite. 

::Jnb the S~l id Gr:tn!:Qt' .s (tobcnanl a with th~ S<•id G1•;i.ntee that it.he y 

ha !l.·o don.e t11l act. Ln encurnb~r the srlid lands. 

~nb the said Grantot :s i\cht11St 1t" io the said G-:rantce 
clainls up(lll t.he .said l.'\nda. 

Yn mitness mt~ereof 
thei:t· hands and seals. 

j;igur.1), _$t;i;!t4 Jmb ~tl'll.ltrtb 

IN 1H8 PKE~~NCK 0~ 

;a'U L he tr 

.... 

·. 
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:!IU{lo• v: t _ 
,...,,., nrd 
l t>rl>IWI 
...,.,:1,MI• 
,.,..1 ;,,\U•l. 

;\tf'IO:\'flT Al:: 1·0 Ll;:GAJ, AGE AND ).JARITAl. s1·A·rus 

v R(lv1:-<<:B Of ' o:--·TAf'<lo} J xu Luther P .. Em0-rlJO.n ..... - •... " .. - .... --.. ·-
cor~TY Ot· Ontario of 11No ~ •• V:ill.a.go .o/ . t.fea.dow:val-e· 

1·<1 Wit· iu "'* rw"tl' 1,J. Pe.el., Teache;i:-
m lho wnllfn l " ~tf\IJ'lt~~t 11omtd, m(I)(.., r.• 11'1 a.11d CO\\)' thllt. 1'\ ~)w tw.c o! 1!t.e: ~x«<11H611 v! J I"~ villri.ti 
fo~\\"ll!'l\tl<t: 

J I wu. <Y. tbc f\.\U al!" uf t•cnt)· ... :11., !d-u. 

?. , AmJ tl111t Grace 8 . Elnereon 

~(fibabit. 'llanb {!!;rmt!ifer {!!;ax ~rt 
L\; 'fllE MAT1.IH~ or· '11-il-~ 1.-A~U 1rR-A~SF'J':f: 'l'A-X ACT 

l'IU)\!f?-:C£ OF (>.'lTtdHO 1 
COUNTY (W To \\'it> f 

l. 
of th< 
1n. 1.J1t1 Counts <1( !or t~ 

im.meJ in 111.r -.hh.in (Qr 1111•1e11.,1H tr .. rercr m11keoa\11 :i.nd :"::; 

" j.11 ti.• C•HIM)* t>{ 

t.!1i• 
J:i)· .:ir 

J, ! 3.l'l& 
l'lllfflNi '11 the wfthln (er ir.tl11~ ... ~) tr.u:;!.fer 

.!, I h:a\'e u 'oerwmll l:ntn11!cJ;:t of th., facl~ '!11.."lWJ In lhi. n lf1d~:tJf, 

~. 'l'hi: t ru,• nt1\$lutt ot tb" flt(lfl~"-" in ct1.d1 tmll ti:o •,:llh•c- o( ~uy 1>1011~1~~· ur IOC\)l'ity "'~ildoit in 
tltie <<mitic.fornfo.oo:J -i.t ,u {1}1!'6w•~ 

(") ;\Jor.k<! p11;il in ~1\d1 S. 

(b) Propl!rl)' U'111u(~n-:d 1n t·xckonl?C~ f4u!t}' v-:illflCr $ 

r:a:;1m1brimc<"'! 

rd $<~1(11.,,...,_ u•n..f • .,.,.,.,, ti• ti: .. n1!\11' ~r 

$ 

• 
fd) UM:oM~~ r.r r'IC!i;t Iii! ('&C'11 "11H$11f"~ will· i nkl'C>"t 1)1\"fl:t 3: 00\<' -0! lrtmS!tT S 

{f' J .\loni~ ~1:.~d iw nwrtt·~I' ""'~r t h\* tl'\IJlolJ•~t.>o11 S 

ff/ l..i\11~ 11nnuhiH 11r,d ml'lll'.l'llllll(!i clwir~ to wbii:h L''Allllfcr I• 11\\b!ccl 

T<rtal ~or.sidoe-rntitm •'====== 
4. l f <ociftiderniicn ill nomin.d, fa t"bc ~r.t.11,trr for' n11hT1'll.I !oTt 11nd 111!.i'cttion? 

G. l.r :{o,. wh11 t h tho Td1ttlar.11hlp \if:.t·Rie~~ Gr1!ltOr .61':1 Crtin~e~ 

6. Qct11u rtmJ:rk.s n..r.d ~:J1!tn11t!llll-6, If r.«ieSS•fY 

A. O. 10 I 
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.... 

two ot th:.t puOO th•fteto. 
2 . '!'HA'f tb;e •~!t! IMtJ".l""cnt •n•I iluplScllo) .,..., . 1111;~·;11.ed br i:lic aaie! FO-rt ies ot the ,, ,, Clty ... 
3. Ti.IAT [ kllOW U111,,• id INl:t ies . 
~ T}IA'f I """II tU?ll(.':'ibir.<(; witM-o lot~ .. ~id l 11! lrumtrit r.:1ol d11;>l lcatc. 

SWOR~ '*'"' ~'" 0.o,.~t~ } __..-, o~ T~t'l .~11 thc-C<i~nt.y / ~""' 
,, ¥DU;~f'(-~ . ' ~ .;79¢. ~-z::;:..;,o 
lhr c! Ooto~:r:- A,t> . .1!1 63 .. 

~~;,.,,.,,,. 7-..,,U.,f 1 
l(i.n~'i~vv......,.. 

OF } ~r ~ 
TO WIT; 

l. THAt I \<;';).I l~Ol'lllll').· ;>re!lfn t 11.nd did ,\tt' t.bt aitiit> ... , 
~l$:oc-d. !l<'al(d ~nd cx.,.:utcd Or 

:t 'l'H • .\ T l i:M"'' thn S«id pnrt 

.. of ,, 
"11*"' <»th and tat; 

u1-11e:OC:~ l m!tl'lfrnctn 11::.d ~ di.:11lkatci tbe~tot O~ly 

11r the p .. r~ 1hutto. 
11t t'bc " 

~ T!IAT· l • M fl 11Ul:11erib1nrr Wl lllO;l ln ~ 1!tld Jn ~l•'lll'l'llp~ l~d do;lk.te. 

$WO!t!\ before"'" 11t til.i. _,, , ... } 
,,.c ln the Cou.n: y 

o! 11-.,b 
J.ay or 11.u . 19 

!S 
H ... 

] ;;: 
"' f;J 

"' 8 ~" 
!;! ~ i:; ,_ 
lo< !>l ~ 

"' ~i:: .,: 

"' "' r::~ 
~ti "§ .~ 
,.., ~ 81 -E. 

""" :;: 
-< 

,,; 

~ 0 • 
>.+i u 

j .. ,, ~+' 
" 0 • ~ .. ~ 

~ 8~~ ! 
ft~ .. i:;~ " • - +' ... re 

0 "'"' . ' ' ..t • 0 

~ 
....... '~ ~ A ~v~. r: q. di 

i~ e-o';;i 
...... [:! 

~~~ :1 ~"' 8 
"' ~~ ~~~ -Q 0 ~ i ... ... k'O 
~ 0 ~v .s'l ;::i hO 

"' 1:: • SI.! ,_ .. ~ 
~ ll. • 
w ~It ~! g ~ ~-;: ~ ·-w {:. . ; 

~ Ee~~~ ~ 0~'1 J s ~!. f;: • "' 
..... 

':o::J.Q'-
:: ... ~ 

;i5 
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()"'4 .,, ,_, 
r ...... ,_ .,_,.,., o-.... 

VJ:'.o l)abt anb to l)olb 

· .. · . 
. · ... 
. ·. . . . . . . . . . . 
· ... . 
' .. . . . 
• .... 
• 

succ••eor• 
onto the said Grantee Ua I - and 

. .. 

a&.i~ to and for their so-le and only use for ever. -..•Jttl 
JltllrTrttldt to the reservations. Umit:ation.s. provisoes and condttions, 

e.xprt:Sltd in. lh• original grant thereof from the Crov..-n. 
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V~~d - W i 1 h?ut Do·;.·cr 
r...:.;· } - P~&C\<oh . .,11 

i&~t !;..;1id Grant.or <.oticn~11Jt s ,,·ith the ·~nid Gra11tee '(.!;ba1 a-lie 

ha s the r ight to convey t he said Ja1u;,. to Ute said Gt~~otee not\\•Hhst.;iod· 
ing any act of the said Gt'artW1·, subjeo~ only to n.uy r i ghts vhich ID.47 
be cl$i61.•d by tho Grantee . 

~nb 1!);1~ the said Gra ntee shell have quiet p<>sscssi.on of the $:i.id lands, 
free: front !ill enc:;u1:nbrances. ·.:. 

. . 
£\'n:b the said Grantor wit.h the $aid Gn_intee that s he • • • • 
wi ll exec1.1te sueh futthet· ass.u~·ances of tho said lands as ntSy be re<1uisite . ••• : •• 

£fnb the said Grantor Cobt-11.tJU s with the said Gn~ntee that she 
ha s don~ no s.ct to encti.mber the said lands. 

~n·b t ht-. Said Gi·antor i\tlca1u s Lo the said Gr~ntee ~II her 
c·Jaims upon th~ said hrnda. 

3Jn Ditnt.!i.!i ml!Jertof 
their hlll'QS and seals. 

the said partjes hereto have hereunto set 

$ rsiub, $0.11«> anll ~~flutrd,, 
fN TUE rRES:ENcl: OF 

, 

.~. . · .... 

·.:. 
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,, ... ,,_., 
- totr, ..... . 

Af'F10AV1T AS TO t.EGAL >\(;£ ANI> }!:\fU1'AL STATUS 

., ) r-t:.711'" e:.--s -r Jdik}·z,:?a 
f'!t0\'L'tCt .. a£-O~~·All:ro lf'M . 1'.u~_!l .. Loa;ia11 Ma.ck&ndrick 
001?.'4'l·TQ~P.UL or Lt.• .... ·.·.'.$cum. .. ... .. .... .=or~:::'.f.ort:::&.it'h~-=:_ 

To Wll: llS lh< c:¥1M~. Xo~hw~:t .~~.~~!!.2£~9.Ji"-.. ~· .. --·-
in d"il(l; whit.in tcHNt11t11~ "~illtd. m:il;~ o3tb .ud $ .l)' 1hat ::t th(l t?nle: ot tk i:.:icee11tton o! 1?1.;- wftf1111 
h'lrw:m:l';l, 
I I ""'11$ n1 th" fllJI •w l>f , ..... lll)'<Ull•(I )'U, !~~ 

:;.t'Ytt:: Jr Attorney, $1U.,.titu10 i!I 11~ pro,·idcd .. , ~II\ ;\t~rn·ot for- ....... - (StOt6 n1nn.e)_ , . ., ......... , 
nl'..c of· tM PQ~ named thetti~ ",.4 h4i*bo ""'" of tho run ii~o of tw~fltY·OllO y~m ... 

%lffihabit, lf.anh m:ranstcr ~ax ~t 
lN TUE MATTf:lt OF 'THE L AND TRANSFER T AX AC:r 

PR0\11!\CE OF 0 :-0lAP.IO } 
f;()UN'tV OV 

T• W><' 

(, 

ol tt-.. 
jn ihc Co11~ty i.t for the 

1. T llm 
n11.~d ia Oie withilJ ilW •l.'l.•IC'10d) tr:11:.~for. 

~. f hll,.0 II. 11\:Jllollllal kWJW)toJ~C 0( th,<: fi\C~ 11~\f'd in f !lb O..ffid;r.yj~ 

3.. '!'hf! lruo: •1111111.n~ ot U.O 11:wo.nlt.i; i.n tG..11\ 11..nd tl\e ·it.Ive o! 1111y i'RJ>trl1 or :.eruril:y il)<l'llded In 
tl'Ao <11l!'t1der11~ .. m liil 01 JVU;n~11: 

(.c) Monle11 11:.1id in t:Ltli 

(b) rsopcrty trar..i-frrr..:4 In O'.("lolllll;"'I; .. !qu.:tt ,•11h:e t 
£MtiMIW'll:ntts $ .. , 

(f:) Sb."1iriti~,; t-ru:n ~f.: 1 to.'d to lhu v11!1A~ <>f 

(d) Doh1n.:.rs 11l t:d1111tg t'*<l"mhrA~i. ·~:Ith h'11~1t~1 °""!l\u: :H d::tt,. (>f tr:J;1H flll' $ 

( r) Munit?t llfoflll•'t.I l•Y 11101 ti:-:~ .. un.1!c1• th!~ w.ani:11afon 

((} Litl'>$. 11111111.t.it.~ 1' 1!1~ ·n1 !1.iritlll!.a1\N (:l:.sr~q lQ •lltlkh tr:in.!o)r b sullJ«t ~'-----

ToU.1 «f':sid.t1•15an ... ~,•====== 1 

4. U c~iltt11t~ I~ na~incl, \II tltoe h111utcr !or r.atur.al Jan A1td 11.fl'rctwn?, ... 

o. t! '°· Wlt• I •• the Hli!.U011llhlp btl•~ t':H.Mlll' 11r4 (;HIH.O~? 

$~1\ ~fOT4 nu o.t th(> 

o( I in the Coun.t}' ut 
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7060 OLD MILL LANE, CITY OF MISSISSAUGA, HERITAGE IMPACT ASSESSMENT 

1.0 | Introduction
 
Credit Valley Conservation (CVC) is currently pursuing a zoning by-law amendment (OZ 18/004) 

for 7060 Old Mill Lane. The proposed new zoning (PB1-12, modeled on R1-32) would permit the 

construction of one detached dwelling and accessory structures (eg. garage). The City of 

Mississauga has provided coordinated agency comments on the zoning application to CVC. This 

report addresses six (6) specific comments from Michael Votruba, Urban Designer for the 

Planning and Building department, City of Mississauga (See Table 1). 

Furthermore, this report is in response to a request from the City of Mississauga to complete an 

urban design summary that outlines the parameters of a potential new dwelling that could be 

constructed on 7060 Old Mill Lane. This report is structured according to the Terms of Reference 

outlined by Mr. Votruba via email correspondence with CVC dated May 7, 2018. 

The purpose of the 7060 Old Mill Lane Urban Design Study is to highlight potential architectural 

styles, massing, form and materials for a potential new dwelling at 7060 Old Mill Lane. The 

examples and recommendations in this study are not meant to be prescriptive of the final built 

form of the proposed dwelling; rather, it is intended that this document will be read as a 

guideline to inform future potential development. 

Table 1: City of Mississauga Comments, Planning and Building, Urban Design 

ID Comment 

UD001 OP & OZ - The recommendation report is to note that site plan development 

applications for the property will be reviewed on the basis of the Meadowvale Village 

Official Plan Policies (Section 16.17 of the Official Plan) and the design criteria 

contained within the Meadowvale Village Heritage conservation District Plan, 2014; as 

well as the development regulations for the R1-32 Zone contained with Zoning By-law 

0225-2007. 

CVC Response: Acknowledged. 

UD002 Rear Yard Setback - To maintain the character of the existing neighbourhood context 

increased setbacks are recommended from the rear yard to match the rear setback of 

the residential lots to the north and south. Align the proposed building envelop to 

better match the depth of the adjacent lots to the north and south with a similar 

building footprint and larger rear yard setback of 15.0 meters. 

CVC Response: Acknowledged. In Section 6 of this report, potential site layouts are 

presented showing a minimum setback of 15m from the rear of the proposed dwelling 

to the lot line. The proposed layouts show theoretical site plans that match and are 

compatible with adjacent residential lots. Note that the total proposed development 

envelope extends beyond the rear wall of the proposed dwelling to allow for the 

construction of other landscape features. 
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UD003 Development Envelope - The Meadowvale Conservation District Plan requires 

development that is modestly sized and has the characteristics of a rural community 

with low volume lot coverage retaining large diameter trees. According to R1-32 

zoning maximum GFA is 160 square meters plus 0.10 times the lot area or 316.9 square 

meters. It is recommended that the proposed development envelop of 602 square 

meters be reduced to be consistent with the MCDP and R1-32 Zoning Requirements. 

Reduce the proposed development area to strategically retain large diameter trees 

located at the rear of the site. 

CVC Response: Acknowledged. The development envelope has been reduced to 450 

square metres, and has been adjusted to retain the large diameter trees located at the 

rear of the site. The development envelope is appropriately sized to contain a new 

dwelling with a maximum GFA of 316.9 square metres, an accessory garage structure 

with a maximum footprint of 50 square metres, and additional landscape features. See 

proposed site layout maps in Section 6 of this report. 

UD004 Side Yard Setback - Note proposed alternate public access is provided north of the 

property. It is recommended that a greater side yard setback be provided to maintain 

the natural characteristics of the site and experience of the public access to the 

Meadowvale Conservation Area. The adjacent lot to the north provides a greater 

setback to this lot line. Increasing the side yard setback to improve the character of the 

proposed development and relationship to the adjacent property is recommended. 

Provide a minimum 7.5 meter setback to the proposed public access. Note that the 

underlying R1 zoning requires a minimum exterior side yard setback of 7.5 meters. 

CVC Response: The proposed site layouts presented in Section 6 of this report show 

that the potential new dwelling will have a side yard setback to the north of at least 7.5 

metres. A modestly sized garage will have a side yard setback to the north of less than 

7.5 metres, but will be appropriately sited on the lot to maintain open views on the lot. 

Note that the adjacent lot to the north (7070 Old Mill Lane) has a side yard setback of 

5.4 metres to the south and 0.9 metres to the north, so the proposed side yard 

setbacks for a dwelling at 7060 are greater than at 7070. 

UD005 Urban Design Summary - As per the Heritage Impact Assessment provided by Su 

Murdoch Historical Consulting dated August 2017 it is recommended that the future 

development be designed in the 1840 to 1860 architectural style traditions of Ontario, 

with an emphasis on Georgian Revival, Regency, and early Gothic Revival. Urban 

design would to review a design summary with illustrations and photos that describe 

the design intent of the proposal. In the summary provide the proposed height of the 

development, slope of roofs, roof type, and proposed architectural features of 

development. Note that R1-32 does not permit flat roofs and the maximum permitted 

height is 7.5 meters to the highest roof ridge. 
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CVC Response: Acknowledged. The potential new dwelling at 7060 Old Mill Lane 

should be designed in an appropriate architectural style as outlined in the Heritage 

Impact Statement. Potential compatible design elements are presented in Section 3 of 

this report. Further detail on any proposed development on the site, including building 

height, slope off roof, roof type and architectural features will be presented by a 

consulting architect during a future site plan submission. At this time, CVC is intending 

only to confirm zoning amendment and lot line adjustment for 7060 Old Mill Lane in 

advance of the sale of the property. 

UD006 Parking - Note R1-32 requires a maximum driveway width of 3.0 meters and a 

detached garage with a maximum floor area of 50 square meters. An attached garage 

is not permitted. Greater detail is required to review the proposed location of the 

detached garage. Provide the proposed location and all dimensions of the detached 

garage and driveway on the lot configuration plan and grading plan. 

CVC Response: Acknowledged. See Maps in Section 6 for potential locations of an 

accessory garage structure. Note that the garage will not extend beyond the front wall 

of any potential dwelling, and will be sited appropriately to balance the need to retain 

large diameter maple trees in the rear of the lot, and maintain open views to the east 

and north of the lot. 
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2.0 | Meadowvale Village HCD Compatibility 

The 2014 Meadowvale Village Heritage Conservation District Plan states that the “style, massing, 
form, and materials [of new structures] should be subject to the historic pattern of construction 

throughout the Village” (City of Mississauga, 2014b, p. 52). The style should be reflective of the 
vernacular style, but not mimic any particular style. Rather, the structure should be reflective of 

“its own era”. Garages are to be simple and utilitarian. 

In the Heritage Impact Assessment prepared for CVC, Su Murdoch states that while the current 

trend for new structures in the Heritage Conservation District is to construct Victorian Gothic-

style dwellings, this building style is not appropriate for 7060 Old Mill Lane considering the 

“traditional built form in this stretch, […] arguably the oldest and most significant part of the 
MHCD.” 

Ms. Murdoch points to three nearby dwellings as being built in appropriate and compatible 

architectural style. Note that these examples are not meant to be prescriptive about the 

proposed dwelling at 7060 Old Mill Lane, and that the new structure will not mimic these 

architectural styles, but rather be constructed in a reflective and appropriate style with 

compatible massing, form, and materials. 

The three examples listed in the Heritage Impact Assessment are: 

1.	 7050 Old Mill Lane (Figure 1) 

•	 1840s dwelling 

•	 broad, 1.5 storey massing 

•	 design is a blend of the founding style of Upper Canada, Georgian Revival, and 

an early Gothic Revival style as evident in the pointed gable and lancet window 

2.	 7070 Old Mill Lane (Figure 2) 

• 1860s dwelling 


• original form influenced by Georgian Revival
 

•	 2001 makeover is a modern interpretation that has elements of 20th century Arts 

and Crafts or Craftsman styling 

3.	 7076 Old Mill Lane (Figure 3) 

•	 modest, Gothic Revival style dwelling 

•	 circa 1880 addition to the older west side of Mill Street 
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Figure 1: 7050 Old Mill Lane
 

Figure 2: 7070 Old Mill Lane 
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Figure 3: 7076 Old Mill Lane
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3.0 | Urban Design Guidelines for New Dwellings, Replacement 

Housing, and Additions Compatibility 

In the Heritage Impact Statement for 7060 Old Mill Lane, Su Murdoch outlines recommended 

style, form and massing for a new dwelling. The recommendations are as follows: 

“To maintain the 1840s to 1860s integrity of this streetscape, the choice of style of any 

new dwelling at No. 7060 is best rooted in Georgian Revival, Regency, and early Gothic 

Revival. Each of these styles has the characteristics of balance, symmetry, low profile 

roofs, and deep eaves, in one to two storey forms. Multi-paned double hung and/or 

casement style window sashes were standard. The focal point of the front façade is the 

door case, often with glazed and/or panelled sidelights and transom, side pilasters, 

moulded cornices. Verandahs or porticos were standard features. Roughcast plaster, 

horizontal clapboard, and monochromatic brick were common exterior finishes.” 
(Murdoch, 2017 p. 28-29) 

Three photographic examples of potential design elements with short descriptions for the new 

dwelling are provided below. The design elements summarized are as listed in Section 2 (Design 

Guidelines) of the Urban Design Guidelines for New Dwellings, Replacement Housing, and 

Additions (City of Mississauga, 2018a). 

A. Scale and Character 

o House design to fit with scale and character of local area 

o Repeat designs are discouraged 

o New dwellings should fit with scale and character of site and context 
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Figures 4, 5, 6. Clockwise from top left: 7057 Pond Street, 7076 Old Mill Lane, 7070 Old 

Mill Lane 

The above examples feature typical and compatible scale and character. 7057 Pond Street is a 

new dwelling (in-fill) built in 2003 using compatible scale form and materials. It is a 1.5 storey 

dwelling, and is set back from the roadway to maintain the open space character of the village. 

7076 Old Mill Lane is a 1.5 storey dwelling, with appropriate setbacks and open space to the 

north of the house. 7070 Old Mill Lane is a 1.5 storey building with a slight setback to allow for 

open views. 

B. Massing 

o Preserve and enhance front, rear and side setbacks 

o Massing should relate to adjacent lots 

o New houses should not have detrimental impact on immediate neighbours 

Figures 7, 8, 9. Clockwise from top left: 7053 Pond Street, 7091 Pond Street, 7050 Second 

Line West 

The above massing examples show typical massing and built form representative of the open 

space character of Meadowvale Village. 7053 Pond Street is located on a corner lot and features 

significant open space to the south of the dwelling. 7091 Pond Street is a 1.5 storey dwelling, 

featuring a slight setback with mature trees and open space in the front of the lot. 7050 Second 

Line West has a more shallow setback, but still maintains an open space character through open 

green space to the north and south of the building. 
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C.	 Building Height 

o	 Encourage buildings to be 1 to 2 storeys in height 

o	 Design should de-emphasize height and include elements such as dormers and bay 

windows 

o	 A single 2-storey wall, or other 2-storey design elements are to be avoided 

Figures 10, 11, 12. Clockwise from top left: 7057 Pond Street, 7135 Pond Street, 7143 

Pond Street 

The above building height examples are all 1.5 to 2 storey new buildings that were designed 

with compatible scale and design features. Design elements such as bay windows and wall 

dormers, as well as open front porches act to de-emphasize the building height. The above 

examples are also comparable heights to their adjacent lots. 

D.	 Materials 

o	 Materials for new construction should be compatible with the existing community 

o	 The following materials were identified in the Heritage Impact Assessment as being 

compatible with the Georgian Revival, Regency, and early Gothic Revival styles that 

characterize the village. Note, these examples are not meant to be prescriptive of the 

final building design: 

▪ Multi-paned double hung and/or casement style window sashes 

▪ Focal point at door case, including glazed or panelled sidelights  and transom, 

side pilasters, and moulded cornices 
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▪ Verandahs or porticos 

▪ Exterior finishes of roughcast plaster, horizontal clapboard, or monochromatic 

brick 

Figures 13, 14, 15. Clockwise from top left: 7070 Old Mill Lane, 7076 Old Mill Lane, 7025 

Pond Street 

The above examples illustrate typical building materials and style that may be incorporated in 

the proposed new dwelling at 7060 Old Mill Lane. 7070 Old Mill Lane features a stucco / plaster 

over a stacked plank structure. 7076 Old Mill Lane features an enclosed verandah.  7025 Pond 

Street is clad in horizontal wood siding, and features an open porch. The porch was recreated, 

but was recreated in a style that is compatible with the existing house. 
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E.	 Grades 

o	 Grading should be compatible with the finished grades of neighbouring properties 

o	 Existing grades should be maintained if possible, especially adjacent to tree 

preservation areas 

Figures 16, 17, 18. Clockwise from top left: 7050 Old Mill Lane (c.1976), Intersection of Old 

Mill Lane and Pond Street, rear yard of 7060 Old Mill Lane, 7070 Old Mill Lane. 

The above examples show examples of typical grades in Meadowvale Village. The top left photo 

shows 7050 Old Mill Lane in 1976, with a gently sloping grade, mature trees and large open 

views. The photo of the intersection of Old Mill Lane and Pond Street, near 7060 Old Mill Lane, 

shows the open space character and gradual grades that characterize the area. 7070 Old Mill 

Lane show to the open front yard and rural character of the neighbourhood. The bottom right 

photo shows the current rear yard of 7060 Old Mill Lane, showing the gently sloping grade and 

sugar maple trees on the lot. 
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F. Garages 

o Garages should be recessed or located in the rear of the property 

Figures 19, 20, 21. Clockwise from top left: 1045 Old Derry Road, 7053 Pond Street 

(Original Drive Shed c. 1990), 7057 Pond Street. 

The above dwellings feature detached and recessed garages that are typical of Meadowvale 

Village. The top right photo shows the original drive shed at 7053 Pond Street, which is located 

in the rear of the lot and incorporated into the existing landscape. 
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7060 OLD MILL LANE, CITY OF MISSISSAUGA, HERITAGE IMPACT ASSESSMENT 

G. Driveways 

o The amount of paved surfaces should be limited 

o Paved surfaces should not result in additional parking spaces in front of a dwelling 

Figures 22, 23, 24. Clockwise from top left: 7135 Pond Street, 7143 Pond Street, 1115 

Willow Lane. 

The above dwelling examples are all recent infill dwellings, but feature appropriate and in-

character recessed garages and unobtrusive driveways that meet the width requirements of the 

heritage district. 
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H.	 Natural Environmental Preservations 

o	 Existing trees and landscape features (stone walls, fences, hedgerows) should be 

preserved and protected 

Figures 25, 26, 27. Clockwise from top left: 7057 Pond Street, 7040 Second Line West, 

7050 Second Line West (addition). 

The above new dwellings and additions illustrate successful tree and landscape feature 

preservation. Trees on the existing lot at 7057 Pond Street were preserved. A mature conifer tree 

and stone landscape feature were preserved at 7040 Second Line West. An addition at 7050 

Second Line West was completed in a compatible style and did not adversely impact the natural 

environment. 
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7060 OLD MILL LANE, CITY OF MISSISSAUGA, HERITAGE IMPACT ASSESSMENT 

4.0 | Figure Ground of the Neighbourhood 
7060 Old Mill Lane is located within the Meadowvale Village Heritage Conservation District 

Boundary. The property abuts Meadowvale Conservation Area to the west (See Map 1, 2, and 3). 

There are 3 other dwellings on the west side of Old Mill Lane, each featuring large irregular lots. 

A one storey frame structure garage current exists on the property, which is used by Credit 

Valley Conservation (CVC) to house equipment, tools and supplies. The building is recessed 

deep onto the lot, and there is a large gravel area in front of the structure for CVC service 

vehicles. The rear of the garage has had previous disturbance associated with 

maintenance/staging for various CVC programs, including a rear access driveway and garage 

door with outdoor storage. 

Figure 28: Rear yard of 7060 Old Mill Lane
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Map 1: Figure Ground of the Neighbourhood 
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Map 2: Figure Ground of the Neighbourhood Massing Model 
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Map 3: Figure Ground of the Neighbourhood - Detail 
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5.0 | Figure Ground Analysis of Adjacent Houses 
A figure ground analysis of 3 adjacent houses was completed for the following properties: 

• Building A: 7070 Old Mill Lane 

• Building B: 7057 Pond Street 

• Building C: 1033 Barberry Lane 

An additional 5 properties were also summarized to provide greater neighbourhood context. 

There properties are: 

• D: 7050 Old Mill Lane 

• E: 1045 Barberry Lane 

• F: 7076 Old Mill Lane 

• G: 7053 Pond Street 

• H: 7040 Second Line West 

The results of the figure ground analysis are summarized below. Full analysis results are 

presented in Table 2 and Table 3. 

5.1 | House Foot Print Areas 

The house foot print areas of the adjacent houses range between 130 square metres and 400 

square metres, with most dwellings in the range of 200 to 250 square metres. This represents 

between 10% and 30% of the total lot area, depending on the size of the lot. 

The foot print area calculation represents a rough approximation of the first floor area, and is 

not the same as the Gross Floor Area (GFA). GFA as defined by the City of Mississauga is: 

“the sum of the areas of each storey of a building, structure or part thereof, above or 

below established grade, excluding storage below established grade and a parking 

structure above or below established grade, measured from the exterior of outside walls, 

or from the mid-point of common walls” (City of Mississauga, 2018). 
Most heritage dwellings in the Meadowvale Heritage District are 1.5 storeys, which would imply 

that the GFA would be 400 to 500 square metres or greater if there is a furnished basement. 

5.2 | Lot Open Areas 

A review of adjacent properties show that open lot areas, excluding dwellings and accessory 

structures such as garages range between 600 to 2500 square metres. Open lot area accounts 

for 65% to 90% of the adjacent lots. Three adjacent lots are above 1500 square metres, allowing 

for ample open area on the lot. 

5.3 | Building Depth and Width 

Building depths are around 18 metres, and building widths are variable depending on the lot 

configuration. Widths are typically around 16 metres, but some dwellings are very narrow (8 

metres) or wide (24 metres). 
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5.4 | Setbacks Front, Rear, and Sides 

The front, rear and side setbacks of adjacent properties are highly variable. Front setbacks from 

the lot line are typically between 4 and 7 metres. 

Rear setbacks are highly variable; on larger lots, setbacks are up to 15 metres, but smaller lots 

can have very shallow setbacks (5 metres to less than 1 metre). 

Side setbacks are also highly variable depending on the size of the lot. Some site setbacks are 

very large (over 20 metres). On smaller lots, side setbacks are very small, typically less than 5 

metres, with some lots having minimal or negligible setbacks on either the left or right side. 
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Map 4: Figure Ground Analysis of Adjacent Houses – Buildings A - C 
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Address 
Description and Heritage 

Features 

Relative to 

Proposed 

Lot 

Lot Area 

(sq m) 

Open Lot 

Area 

(sq m) 

Building 

Footprint 

(sq m) 

Building 

Depth and 

Width (m) 

Min. 

Setbacks 

(m) 

Additional 

Structures 

(sq m) 

Analysis of 3 Adjacent Houses 

Building The Boathouse, c. 1860.  Directly north 972 708 (72.8%) 195 (20.1%) 16 w Front (7.7) 57 (5.9%) 

A: 7070 Structure, size, shape, of proposed 15.7 d Right (1.4) 12 (1.2%) 

Old Mill massing, form, stack plank lot Left (5.4) 

Lane construction. Slight setback Rear (0.9) 

with open views. 

Building New lot from Apple Tree One street 900 588 (65.3%) 245 (27.2%) 16.2 w Front (12.8) 67 (10.8%) 

B: 7057 Inn, c. 2003. Compatible east of 17 d Right (0) 

Pond scale, form and materials. proposed lot (1805 sq m Left (1.5) 

Street Setback and open space. including Rear (10.3) 

7061 Pond) 

Building 1832 farmhouse relocated One street 721 526 195 12.4 w Front (3.6) None 

C: 1033 from Richmond Hill. Prior east of (73%) (27%) 17.3 d Right (4.1) 

Barberry mid-century bungalow proposed lot Left (3.2) 

Lane demolished in 1998. Typical Rear (15.4) 

of 1830 period, stucco 

finish, window pattern. 
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Map 5: Figure Ground of Adjacent Houses – Additional Buildings D - H 
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Address 
Description and Heritage 

Features 

Relative to 

Proposed 

Lot 

Lot Area 

(sq m) 

Open Lot 

Area 

(sq m) 

Building 

Footprint 

(sq m) 

Building 

Depth and 

Width (m) 

Min. 

Setbacks 

(m) 

Additional 

Structures 

(sq m) 

Additional Adjacent Houses 

D: 7050 Silverthorn House, c. 1844. Directly south 3098 2603 405 (13.1%) 28 w Front (4.6) 81 (2.6%) 

Old Mill Materials, style, shape, of proposed (84.0%) 18 d Right (20.5) 

Lane windows, form. Location on lot Left (71.5) 

property and open vistas Rear (5.5) 

E: 1045 Former “three corners” Directly to 886 696 (78.6%) 177 (20.0%) 16.5 w Front (5.8) 13 (1.4%) 

Barberry open space, c. 1992. Overall south east of 11 d Right (5.6) 

Lane size and location is proposed lot Left (16.5) 

compatible Rear (2.5) 

F: 7076 Post Office c. 1880. Size, Two 909 738 (81.2%) 131 (14.4%) 8 w Front (5.4) 40 (4.4%) 

Old Mill shape, form, massing, properties 18 d Right (17.2) 

Lane materials. Open space to north of Left (2) 

north and clear view of side proposed lot Rear (5) 

façade. 

G: 7053 Cheyne / Apple Tree Inn, c. One street 1728 1511 208 (12.0%) 19 w Front (4) 9 (0.5%) 

Pond 1858. Shape, form, style, east of (87.4%) 14.5 d Right (20) 

Street materials, stacked plank proposed lot Left (12) 

construction. Open space to Rear (15) 

south. 

H: 7040 

Second 

Line West 

Former school, c. 1990. 

Location near original 

structure, cobble gates, 

open space to east and 

north, size, shape, form, 

materials in vernacular style 

Two streets 

east of 

proposed lot 

2373 2067 

(87.1%) 

249 (10.5%) 24 w 

13 d 

Front (28.8) 

Right (22) 

Left (5.5) 

Rear (4.8) 

45 (1.9%) 

12 (0.5%) 
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6.0 | Figure Grounds of Potential Buildings on 7060 Old Mill Lane 
Three potential site layouts of new dwellings at 7060 Old Mill Lane are presented below. These 

site layouts are conceptual only and meant to illustrate how potential development may be 

compatible with new dwelling guidelines and the Heritage Conservation District Plan. 

6.1 | Site Layout 

To create the potential site layouts, the building footprints of 7070 Old Mill Lane, 7057 Pond 

Street, and 1033 Barberry Lane were placed on the site (Maps 6, 7, and 8). A modest garage of 

41 square metres was also sited on the. The proposed layouts show the dwelling and garage 

within a 450 square metre development envelope. The development envelope has been 

modified (i.e. reduced from original submission) to accommodate the retention of a mature 

sugar maple tree at the rear of the lot. All proposed grading and landscape work would be 

constrained within the development envelope. 

6.2 | Maximum Footprint 

According to R1-32 zoning maximum GFA is 160 square meters plus 0.10 times the lot area or 

316.9 square meters. Additionally, the maximum floor area of a separate accessory garage
 
structure would be 50 square metres.
 
In comparison to adjacent dwellings, a gross floor area of 316.9 square metres is very restrictive 

when accounting for a finished basement and second building storey. To meet these restrictions, 

a new 1.5 storey dwelling would be confined to a 200 square metre footprint with a minimal
 
basement area.
 

6.3 | Open Areas 

The total adjusted lot area of 7060 Old Mill Lane is 1570 square metres. Open areas (excluding 

dwelling and garage footprint) are between 1330 square metres and 1300 square metres in the 

proposed layout. This accounts for 83% to 85% of the total lot area, which is representative of 

the adjacent lots. 

6.4 | Setbacks 

The dwelling is setback 9 metres from the front lot line, and at least 15m from the rear lot line. 

Additionally the dwelling is set back at a minimum of 7.5 metres from the side lot line. The 

potential garage would have a setback of less than 7.5 metres; however, it is typical of almost all 

adjacent properties to have a reduced setback for accessory structures. The garage would have a 

footprint under 50 metres square, and would not extend beyond the front wall of the building, 

allowing for open views onto the property from either side. 
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Map 6: Figure Ground Option 1 (Footprint of Building A: 7070 Old Mill Lane) 
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Map 7: Figure Ground Option 2 (Footprint of Building B: 7057 Pond Street) 
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Map 8: Figure Ground Option 3 (Footprint of Building C: 1033 Barberry Lane) 
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7.0 | Recommendations 
This report presents the following recommendations for compliance with the Meadowvale 

Village HCD, and Replacement housing Urban Design Guidelines: 

•	 A potential new dwelling will have a minimum front setback of 9 metres, rear setback of 

15 metres, and side yard setback of 7.5 metres. 

•	 A potential new dwelling with have a GFA of 316.9 square metres. 

•	 A potential new dwelling will be designed in the 1840 to 1860 architectural style 

traditions of Ontario, with an emphasis on Georgian Revival, Regency, and early Gothic 

Revival, and will feature style, form, and material that are compatible with other buildings 

in Meadowvale Village as outlined in Section 3 of this report. 

•	 A potential garage will have a total footprint of less than 50 square metres and will be 

sited appropriately to maintain open views of the lot, and to reduce impact on large 

diameter maple trees in the rear of the lot. 

•	 All development will be within the 450 square metre development envelope, and existing 

large diameter trees and heritage landscape features will be preserved. 

References 
City of Mississauga (2014a). Urban Design Guidelines: New Dwellings, Replacement Housing, 

and Additions 

City of Mississauga (2014b). Meadowvale Village Heritage Conservation District Plan, 2014. 

City of Mississauga (2014c). Property Inventory, Schedule B.1 

City of Mississauga (2014d). Cultural Heritage Assessment of Meadowvale Village and Area, 

Schedule B.2 

City of Mississauga (2018). Definition: Gross Floor Area. 

http://www.mississauga.ca/portal/pb/grossfloorarea 

Su Murdoch (2017). Heritage Impact Assessment: 7060 Old Mill Lane, City of Mississauga. 
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APPENDIX H: ENDNOTES 

1 In July 1845, Beatty sold 120 acres to William Neelands for £500. 

2 The MHCD history also notes that Crawford was not the only settler interested in milling at 

Meadowvale: “In 1836, John Simpson arrived in southern Ontario from Yorkshire, England and 

bought 300 acres of land on what is now the south side of Old Derry Road from Second Line 

West to Creditview Road. In 1837, Simpson succeeded in damming the Credit River sufficiently 

to operate Meadowvale’s first commercial saw mill. Simpson built it on Lot 10, Concession 3, all 
of which Simpson owned. . . . Simpson also operated a carding mill on his property at about the 

same time. There is no mention of this carding mill in any source after 1840, so it appears he 

ceased operations to focus on the saw mill. . . .” 

3 The 1877 atlas gives 1831 as the date Crawford built his sawmill. 

4 In 1832, William Gooderham co-founded with his brother-in-law James Worts, the Gooderham 

& Worts milling business along the Don River in Toronto. James committed suicide in 1834, 

leaving William as the sole proprietor. James’ son, James Gooderham Worts, joined as a 
partner in 1845. In 1859, the company founded a large distillery on Toronto’s waterfront. 

SU MURDOCH HISTORICAL CONSULTING   AUGUST 2017 - 138 



7.4 - 145

---... 
...... 

' ' 
' \, / 

MC:/\DOWVALE 
CONSERVATION ARI=/\ 

....... 

' \ 
\ 

\ 

PATHWAY TO MEET 
EXISTING TRAIL 

···-....~ 
+ 

' 
' ' 

/ 

"·' 

' ' ' 

./ 

' 

.-··-' ~ ..... --·-.. 

.. ~'"\...... ___ ... ~ 

- \ /.. ''\ 

\ _../,, \ 

............... ,// 
·---..:: :.-.·.::_ ...·-... .... :~_ -

~ r 

7070 Ol D l\f 
+ 

1.8 METRE TALL 
BLtACK CHAINLINK FENCE 
ALONG CONSERVATION LANDS BOUNDARY 
SEE DETAIL SHEET 3 

/ y 
! '\ 
' ':;;, ; : 

'· I 

SOD 
0.55 METRE WIDTH 

1.8 METRE TALL 
7(1f)0 OLD MlLL· 

BLACK CHAINLINK FENCE 
ALONG CON.SERVATION LANDS BOUND~RY 
SEE DETAIL! SHEET 3 

·. 

\ 
+ 

' 
/ 

/ 

/" 
/ 

' - ...... ---. 

:t'_,,.•• 

t ,I'

j ! 
' 

, > 

+ \ 

\ 
'····---~···-- -····+ 

'1 
! 

SERVICEBERRY 
AMELANCHIER CANADENSIS 
ofr: 12 
SPACED 2 METRES ON CENTRE 

' ' ' 
\. 

/\ E 1 METRE TALL WHITE PICKET FENCE 
TO MEET EXISTING WHITE BOARD FENCE I 
TO EXTEND 8 METRES FROM FRONTAGE . 
SEE DETAIL SHEET 3 / 

+ 

+ 

ANE 

\ 

'· 

,+ 

' ,.,. 

\ 
I 

/
/

,-'° 
/; 

)> 

'· 

+ 

~-----SUGAR MAPLE 

+ 

0 

ACER SACCHARUM 
QTY: 1 ' 

1 

' 
~--PARK ENTRANCE Sl$N 

/ 

+ 

/ 
C': l~ 

·........., 


DRAWN BY 

SC7060 OLD MILL LANE LANDSCALE PLAN 
i CredltValley DATE _ _1

CONSERVATION AREA ACCESS SCALE ~ :o:=.!>n 2019 07 2PRELIMINARY 1------------t 
DRAWINGTRAIL CONCEPT SKETCH 1 :150 

SHttl 1 Of 3" 



7.4 - 146

' 
I 

~ ..::::::::J D

' 
 I 

~ " 

DRAWN BY 

7060 OLD MILL LANE TRAIL PROFILE A - A 
Credit valley 

LJAl t CONSERVATION AREA ACCESS ~ conservation 2019-07-12SCALE imPredbr)' nol.l.nl PRELIMINARY II' SC 

DRAWINGTRAIL CONCEPT SKETCH 1:30 
SHH I 2 Of 3 

http:nol.l.nl


       

7.4 - 147

CITY OF MISSISSAUGA 

1800mm CHAIN LINK FENCE DETAIL 

BLACK VINYL COATED 

STANDARD NO. 2850.010
HERITAGE WHITE PICKET FENCE 

PRELIMINARY 
7060 OLD MILL LANE 

CONSERVATION AREA ACCESS 

TRAIL CONCEPT SKETCH 

FENCE DETAIL 

SCALE 

1:10 

SC 
DRAWN BY 

2019-07-12 
DATE 

3 3SHEET OF 

DRAWING 



 

  

 

       

 

       

   

  
 

  

 

 

 

 

           

 

 

                 

             

           

      

 

               

             

              

        

 

              

               

              

          

               

               

 

                

              

  

            

7.5 - 1

Date: 8/20/2019 

To: Chair and Members of Heritage Advisory Committee 

From: Paul Mitcham, P. Eng, MBA, Commissioner of 

Community Services 

Originator’s files: 

Meeting date: 

9/10/2019 

Subject 

Request to Demolish a Heritage Listed Property: 1431 Stavebank Road (Ward 1) 

Recommendation 

That the property at 1431 Stavebank Road, which is listed on the City’s Heritage Register, is not 

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

through the applicable process, as per the Corporate Report from the Commissioner of 

Community Services dated August 20, 2019. 

Background 

Section 27.3 of the Ontario Heritage Act states that structures or buildings on property listed on 

the City’s Heritage Register cannot be removed or demolished without at least 60 days’ notice 

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

value to determine if the property merits designation. 

Comments 

The owner of the subject property has submitted a heritage application to demolish the existing 

detached dwelling. The subject property is listed on the City’s Heritage Register as it forms part 

of the Mineola West cultural landscape, noted for its original large lotting pattern, mature trees, 

undulating topography and overall character of early twentieth century development. The 

Heritage Impact Assessment is attached as Appendix 1. It is the consultant’s conclusion that the 

house at 1431 Stavebank Road is not worthy of heritage designation. Staff concurs with this 

opinion. 

The landscaping and urban design related issues are being reviewed as part of the Site Plan 

review process to ensure the project respects the character of the surrounding community. 

Financial Impact 

There is no financial impact resulting from the recommendation in this report. 
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Conclusion 

The owner of 1431 Stavebank Road has requested permission to demolish a structure on a 

property that is listed on the City’s Heritage Register. The applicant has submitted a Heritage 

Impact Assessment that provides information which does not support the building’s merit for 

designation under the Ontario Heritage Act. 

Attachments 

Appendix 1: Heritage Impact Assessment 

Paul Mitcham, P. Eng, MBA, Commissioner of Community Services 

Prepared by: P. Wubbenhorst, Heritage Planner 



 
 

           


	

     

 
 
  

Appendix 1
	7.5 - 3

CULTURAL LANDSCAPE HERITAGE IMPACT ASSESSMENT 

1431 STAVEBANK ROAD
 
MISSISSAUGA, ONTARIO 
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5 Impact ofDevelopment 
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7.2 references
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1.0 GENERAL INFORMATION 

7.5 - 7

Name(s) 

1.11 Historic Place Name 

- none 

1.12 Other Name(s) 

- none 

Recognition 

1.21 Authority 

- City ofMississauga 

1.22 Inventory Code 

- L-RES-6 

Location 

1.31 Address 

- 1431 Stavebank Road 

1.32 Postal Code 

- L5G 2V5 

1.33 Lower Tier 

- City ofMississauga 

Coordinates 

1.41 Latitude 

- 43o 33' 22.5" north 

1.42 Longitude 

- 79o 36' 6.2" west 

Boundaries 

1.51 Lot 

- 2nd Range South, Credit Indian Reserve; part ofLot 3 

1.52 Property Area 

- 2,216.4 m2 

1.53 Depth 

- 58.34 m 

Zoning 

1.61 Zoning 

- R2-4 

1.62 Status 

- listed, but not designated, 

as part ofthe MineolaNeighbourhood Cultural Landscape 

1.63 Bylaw 

- n/a 
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7.5 - 8

GENERAL REQUIREMENTS 
2.1  Location Map 

Location of1431 Stavebank Road
 
as part ofthe Mineola Neighbourhood Cultural Landscape
 

Location of1431 Stavebank Road 
(both images: Google Maps) 
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2017 aerial image
 
(City ofMississauga emaps)
 

2017 solid fill map
 
(City ofMississauga emaps)
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2.2  Site Plan Drawings 

See pags 36 to 46. 

2.3  Written and Visual History 

The subject property is located on the east side ofStavebank Road, north of 

Kenollie Avenue and south ofIndian Valley Trail, in the MineolaNeighbourhood 

Cultural Landscape. The area bounded by Hurontatrio Street on the east, the QEW 

on the north, the Credit River on the west and the current Metrolinx rail line to the 

south is defined by the City ofMississauga as the MineolaNeighbourhood Cultural 

Landscape. 

The property has a semi-circular driveway access from Stavebank Road. 

The front ofthe house is set back ~20 metres from the front property line. 

The main residence is the only built structure on the property with a 

foundation. Situated on a steeply sloping lot, the south (front) facade appears as a 

one-and-a-halfstorey structure, as seen from street level (referred to henceforth as 

the ‘upper level’ and ‘attic’). Three attic dormers extend southward. From the rear 

(north), the main residence is two full storeys, plus a smaller, northerly ground 

level (henceforth, the ‘lower level’ and ‘basement’, respectively). 

There is wooden deck extending from the north (rear) face ofthe lower level 

storey. 

The residence has a medium-pitched, asphalt-shingled lengthwise-gable roof. 

An attached two-car garage is incorporated as part ofthe upper level. 

The main residence is rectangular, with a ground floor area ofabout 140 square 

metres. 

There are two smaller structures on the property; a storage shed and service 

shed for the related pool. Both are on the north (back) yard ofthe subject property. 

The in-ground pool is located northeast ofthe main residence. 

The property slopes steeply (at about 1-in-10) downward in a northeasterly 

direction, from 91 metres ASL at the south (front) end ofthe property to 86 m ASL 

at the north tip ofthe property. 

The arborist’s report for the subject property, attached to this report as an 

appendix, identifies the location, canopy coverage and species ofthe trees on this 

property. 

2.4 Measured Floor Plans 

See pags 36 to 46. 

2.5  Elevations ofProposed Development 

See pags 36 to 46. 
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South (front) facade, 
looking northeast 

Front elevation, front yard and driveway 
looking north 

9 



 
 

 
 

  
  

  
  

 

7.5 - 12

Back yard, 
looking northeast 

Back yard, 
looking north 
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Back yard, 
looking east 

Back yard, 
looking southwest 
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Back yard, 
looking south 

Back yard, 
looking northwest 
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1459 Stavebank Road 1431 Stavebank Road 1425 Stavebank Road 

(subject property) 
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2.7 Photographs ofthe Adjacent Properties 

1440 Stavebank Road
 
Property south ofthe subject property
 

1425 Stavebank Road
 
Property east ofthe subject property
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1459 Stavebank Road
 
Property west ofthe subject property
 

2.7 Photographs ofthe Adjacent Properties 

1459 Stavebank Road 

The property due west ofthe subject property (northbound along Stavebank 

Road) is a two-and-a-halfstorey single family dwelling built in 2013, replacing an 

earlier structure built sometime between the 1955 and 1958. 

1440 Stavebank Road 

The main residence at the property due south ofthe subject property (across 

Stavebank Road) is a two-storey structure built circa 1975. It cannot be easily seen 

from street level, being concealed by pine trees and a white clapboard fence. 

1425 Stavebank Road 

The main residence due east (southbound along Stavebank Road) ofthe subject 

project is a two-and-a-halfstorey single family dwelling built in 2015, replacing an 

earlier one-storey Modernist-style residence built in 1953. The current residence on 

this property has a Stavebank Road address, but has a front facade facing Kenollie 

Avenue. 
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ADDRESSING the CULTURAL LANDSCAPE 
3.1  Landscape Environment 

One ofthe more unique characteristics ofthe MineolaWest community is the 

lengthwise streetscape ofthe roads, with tall trees and wide tree canopies forming 

a cathedral-like ceiling ofgreen overhead. 

The Mineola Nieghbourhood Cultural Landscape is also set apart from other 

residential neighbourhoods in lacking engineered culverts. These weren’t 

considered necessary in a low-density neighbourhood; especially one with so many 

trees to retain stormwater runoffnaturally. And since development oflots took 

place individually in the Mineola West neighbourhood, rather than in mass 

assembly, there was no single occasion to install street-length culverts and 

sidewalks. As a result there are no abrupt curbs and other engineered forms in the 

neighbourhood to form a barrier between private property and the public realm. 

3.1.1: scenic and visual quality 

It is necessary to remove one healthy tree. The owner has agreed to plant three 

new trees. The owner has also proposed to re-naturalize the west perimeter ofthe 

property, where the subject property borders a property identified by the Credit 

Valley Conservation Authority as a significant natural area (1459 Stavebank Road). 

3.1.2:  natural environment 

In redeveloping this property, no alterations are to be made to the vegetation, 

or to the existing natural lay ofthe land, except for some fill and a retainingwall at 

the rear ofthe proposed residence to support the addition where the current land 

profile slopes steeply to the rear ofthe property. 

3.1.3: horticultural interest 

The subject property has no horticultural features or landscaped terrain or 

gardens ofinterest or significance. 

Front and rear open space areas consist ofgrass lawns. 

3.1.4: landscape design, type and technological interest 

There a no notable landscape design features on the subject property. Kenollie 

Creek can be seen from the subject property but is not part ofthe property, being 

located two properties further north. The property located immediately west ofthe 

subject property – 1459 Stavebank Road – is identified by the City ofMississauga as 

a significant natural area (Site M17), but this parkland classification does not 

extend onto the subject property. 
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Stavebank Road
 
looking north from Kenollie Avenue
 

Stavebank Road
 
looking south to Kenollie Avenue
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3.2  Bult Environment 

The variety ofstyles, construction materials and size ofresidences in the 

Mineola Neighbourhood Cultural Landscape is so varied that it cannot be stated 

that any style typifies the community, except for the general sense that the finer 

homes in the community create a ‘cottage community’ atmosphere, rare in 

Mississauga. 

Visually, the residence at 1431 Stavebank Road is inconsistent with the 

character offiner homes in the neighbourhood, being a simple, stuccoed exterior, 

asphalt gable-roofed home ofconventional design, generally ofsmaller scale and 

simpler elaboration compared to neighbouring homes on Stavebank Road. 

Mineola’s charm is the haphazard style ofhomes, which itselfsymbolizes the 

randomdevelopment ofthis dynamic community from the late 1890s (when 

Kenneth Skinner – an early owner ofthe subject property – first began severing 

portions ofhis larger unregistered property as needed) to the more formal wartime 

housing blocks ofthe Peel Gardens development, north ofPort Credit’s Go station, 

developed soon after WWII, and which only recently has begun to be replaced by 

larger homes more indicative ofits residents who plan to ‘settle in’ to this 

prestigious neighbourhood. The current home at 1431 Stavebank Road, while 

renovated in recent years remains a 1960s-style home that is inconsistent with 

property size and value for this lot and others in this prestigious neighbourhood. 

3.2.1: aesthetic/visual quality 

The current resident on the subject property is generally inconsistent with the 

cultural heritage ofthe MineolaWest landscape, being generally a suburban-style 

home ofsimple design. 

3.2.2:  consistent with pre World War II environs 

The residence at 1431 Stavebank Road was built after WWII and is not 

consistent with the pre-World War II homes in the Mineola Neighbourhood 

Cultural Landscape. 

3.2.3: consistent scale ofbuilt features 

Neighbouring properties on Stavebank Road are mostly ofstone and brick 

exterior, built in the past decade, and being larger than the current residence at 

1431 Stavebank Road. These newer designer-built homes make optimal economic 

use ofthe large, scenic lots. Being ofearlier construction than neighbouring 

residences on Stavebank Road, the home on the subject property is smaller than 

earlier homes that define the cultural landscape, and has the appearance ofa 

standard mass-produced home similar in style to residences in middle-income, 

high-density SFD neighbourhoods. 

3.2.4: unique architectural features/buildings 

Being ofa conventional architectural style, there are no unique architectural 

features to the current structure. 

3.2.5:  designated structures 

The current property is not designated under the terms ofeither Part IV or 

Part V ofthe Ontario Heritage Act. 
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3.3  Historical Associations 

Since the 1970s, the City ofMississauga has maintained a growing database of 

historic and potentially historic sites specific to individual properties within the 

city, but in 2003, the City began a study to determine potential historical and 

cultural “landscapes” which cover residential, natural, geological and industrial 

sites normally consisting ofmore than one property. The final report, approved by 

city council in 2005, identifies the Mineola neighbourhood (L-RES-6) as one of41 

“settings which has enhanced a community's vibrancy, aesthetic quality, 

distinctiveness, sense ofhistory or sense ofplace.” 

The property at 1431 Stavebank Road is not listed individually in the City of 

Mississauga’s heritage registry, but because the property is geographically and 

historically a part ofthe MineolaNeighbourhood Cultural Landscape (commonly 

referred to as “Mineola West”), it is important that proposed changes to the 

property be reviewed by the Mississauga Heritage Advisory Committee to ensure 

that such proposed changes do not adversely affect the vibrancy, aesthetic quality, 

distinctiveness, sense ofhistory or sense ofplace ofthe MineolaNeighbourhood. 

Mineola West 

In defining the unique qualities ofthe Mineola Neighbourhood, Landplan 

Collaborative Limited noted that the streets in the neighbourhood follow the 

contours ofthe “natural rolling topography”. The report stated that “Mineola was 

developed before it became standard practice to regrade top soil into large piles”. 

Mineola West (as it is known locally, to define it from the earlier section of 

Mineola Road which extends eastward from Hurontario Street) is very much a one

of-a-kind community today. Trees form cathedral-like canopies over narrow 

streets. These street form a seamless transition into private properties. The private 

properties have generous front lawns. It is from these well-groomed lawns that the 

sheltering trees rise up, completing a symbiotic cycle between human and natural 

growth. 

3.3.1: illustrates a style, trend or pattern 

The current main residence on the subject property is ofa conventional gable

roofstyle, with minimal architectural styling and adornment. 

3.3.2:  direct association with important person or event 

Historical research on the property has not uncovered records identifying that 

the property was owned or occupied by a resident who was important to the 

history and/or development ofMississauga. 

3.3.3: illustrates an important phase ofsocial/physical development 

The house was built ~1955 and does not represent an important stage in the 

social or physical development ofMississauga or ofthe Mineola neighbourhood. 

3.3.4: illustrates the work ofan important designer 

No record has been found ofthe original architect, but the conventional design 

ofthe home indicates that it is not the work ofan important designer or architect. 
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1922 topographic map 
(Toronto Reference Library) 

1951 topographic map 
(Toronto Reference Library) 
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1964 topographic map 
(Toronto Reference Library) 

3.4 Others 

3.4.1: historical or archaeological interest 

An archaeological study commissioned for the subject property uncovered 

fragments ofpotential historic significance. 

3.4.2:  outstanding features/interest 

There are no features ofphysical or historical interest ofthe property. 

3.4.3: significant ecological interest 

There are no features ofecological significane on the property. The 

neighbouring property to the west (northbound along Stavebank Road) is defined 

as a significant natural area (Site M17), but this parkland classification does not 

extend onto the subject property. A report regarding potential bat habitats, in 

relation to Site M17, was commissioned by the property owner. 

3.4.4: landmark value 

The property and the buildings on it are not regarded locally as landmarks. 
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4.1  List ofProperty Owners from the Land Registry Office 

Credit Indian Reserve 

The first peoples in the area that would come to be called the Mineola West 

neighbourhood were an Anishinabe group referred to by the British Crown as the 

Mississauga Nation. The Mississaugas moved into this territory about 1700 AD. 

Archaeological evidence confirms that the Mississaugas settled along the Credit 

River, used it for transportation and for fishing, considered the river sacred, and 

continued to hold title to the river and the land for ~1.6 km on both sides ofthe 

river after selling the remainder ofthe land along the shore ofLake Ontario to the 

British crown in 1805. The last settlement for the Christianized Mississaugas in the 

areawas located about two kilometres north of1431 Savebank Road. 

Before it came to be known as Stavebank Road, a trail along the alignment of 

this road served as a route from the Credit Mission settlement to the lakeshore. 

(1) Mississauga Nation: ~1700 

The subject property is located on part ofthe ~3.2 km-wide Credit Indian 

Reserve that was retained by the Credit Mississauga nation after the 1805 land 

surrender. After 1818, when additional land was purchased by the Crown north of 

the present-day Eglinton Avenue, mills and tanneries along the Credit River 

severely damaged the Credit River. (Dams and pollution completely wiped out the 

Atlantic salmon population in the river by the 1840s.) As a result, the Credit 

Mississauga moved to a new reserve 70 km away in 1847. 

(2) British Crown: February 8, 1820 

Having already purchased all the land between Etobicoke Creek and the “head 

ofthe lake” at Burlington Bay in 1805, except for the aforementioned ~3.2 

kilometre reserve, the MississaugaNation soldmost ofthis Credit Indian Reserve to 

the British Crown in 1820. This sale included the current subject property. 

(3) Robert Cotton: July 11, 1854 

The Crown purchased the reserve land for resale to settlers and developers. In 

1854 Port Credit businessman Robert Cotton purchased part ofthe reserve lands, 

including the subject property, for speculation. 

(4) Frederick Chase Capreol: March 11, 1869 

In 1869, most ofthe Cotton speculation lands were purchased by Frederick 

Chase Capreol, including the land now occupied by the current subject property. 

“Mad Cap” also purchased much ofthe property south ofhere, along the lakeshore. 

His goal was to build a series ofmills along the shore, powered bywater diverted 

along aqueducts from further upstream ofthe Credit River. 

For about seven years Capreol attempted, without success to find investors for 

his grand scheme. From 1876 to 1889, the land on which 1431 Stavebank Road was 

later built was transferred to various ofCapreol’s creditors, finally being held by 

the son ofone ofhis former business partners – Erindale businessman, Thomas 

Hector. 

(5) Thomas Hector: 1894 

Hector never developed the property. It appears his only desire was to sell the 

26 



                     

                   

                     

                   

                 

         

       

               

                 

                           

               

                     

                   

                 

               

                       

                 

                 

             

         

                     

             

             

                   

           

   

                     

                 

                 

                       

                       

                 

                   

           

               

                 

                         

                 

               

         

                     

     

         

           

          

           

      

      

     

         

          

           

         

        

           

          

         

            

        

          

        

      

          

       

        

         

       

   

            

          

         

             

             

          

        

       

         

          

              

          

         

      

         

    

 

7.5 - 25

land to get back some ofthe money his family lost investing in Capreol’s failed 

industrial development. Failing to find buyers for lots, Hector arranged in March 

1894 to transfer the land to the Bank ofUpper Canada, which then transferred the 

land to John and Edwin Crickmore, who were likely land agents working for that 

bank. The Bank ofUpper Canada sold property (which includes the subject 

property) on April 2, 1894 to Kenneth Skinner. 

(6) Kenneth Skinner: April 2, 1894 

Kenneth Skinner was 28 years old when he came to Port Credit from 

Schomberg, Ontario in 1893. Presumably a farmer in Schomberg, Kenneth likely 

purchased a 3.2 hectare portion ofthe former Cotton lands for a farm and to start a 

family. Two years later he married. Based on land registry records for the subject 

property, and for various other existing homes that were also part ofSkinner’s 

original 1894 land purchase, Kenneth was already building and selling homes along 

Stavebank Road in an area he advertised as Riverside Park. 

There is no registered plan for this earlier neighbourhood. (By comparison, the 

property immediately north ofthe subject property – 1459 Stavebank Road – was 

part ofDixie Cotton’s Registered Plan B-09, of1909.) The township was responsible 

for building and maintaining roads and supplying running water and hydro-electric 

power, so township council required developers to register plans where 

subdivisions were to include municipal services. Since Skinner never registered a 

subdivision plan for Riverside Park, it appears that he intended to sell offportions of 

his 1894 property as buyers became available and then build one-offhomes. But 

because electricity and running water were a considerable marketing draw, 

Cotton’s Plan B-09 lots sold easily, while most ofSkinner’s unregistered property 

remained unsold during his life, including the subject lot. 

(7) The Current Home 

Because the subject property was retained for so long as an unregistered lot 

owned by Kenneth Skinner and his descendants, it is difficult to determine when 

the current home was built. The portion ofSkinner’s lot that is now the current 

subject property appears to have been sold to a D. Duncliffe in 1954, but the current 

residence appears on the first aerial photographs for the first time in 1960, so the 

house was likely built circa 1955. This is consistent with first-build dates for 

nieghbouring lots, including the property due south ofthe subject property – 1425 

Stavebank Road – which was built in 1953. 

The property remained in the Duncliffe family until May 17, 2011 when 

Kenneth Duncliffe sold the property to Sharon Hines. She sold the property on 

February 13, 2017 to Ravi and Nina Jain, who granted the land to Gyan Chan Jain. It 

appears that between 2013 and 2017 the house was rented, since names appearing 

in the telephone directories indicated that others lived on the property. 

Information regarding the current owner(s) is withheld from this assessment, 

in compliance with the Freedom ofInformation and Protection ofPrivacy Act 

(R.S.O. 1990, c. F.31). 
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Land registry record for 2nd Range South, Credit Indian Reserve; part ofLot 3 
from Book 1. 

Land registry record for 2nd Range South, Credit Indian Reserve; part ofLot 3
 
from Book 2.
 

28
 



   
     

   
       

  
 
   
 

  
 
    
 

 

7.5 - 27

Land registry record;
 
Teranet electronic record, page 1
 

Land registry record;
 
Teranet electronic record, page 2
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5.0 IMPACT ofDEVELOPMENT 

7.5 - 28

5.1  Assessment ofImpact ofProposed Development 

It is proposed to replace the existing two-and-a-halfstorey residence at 1431 

Stavebank Road, built circa 1955, and to build in its place a three-storey residence 

(with the lower storey set into the natural slope ofthe property in the manner of 

the current home). The foundation ofwestern portion ofthe current residence will 

be retained as retaining walls, with the enlarged eastern portion being built on a 

new foundation and aligned perpendicular to Stavebank Road to minimize visual 

impact ofthe home as seen from StavebankRoad. 

Visually, from Stavebank Road, the proposed residence will appear as two

storeys with amedium-pitch roof, consistent with the massing ofthe main 

residences on the two neighboring properties due west and due east ofthe subject 

property. 

The current set back from the Stavebank Road lot line will be retained. One 

existing tree is to be removed. Three replacement trees will be replanted. 

In terms ofarchitectural style, the new home will be more consistent with the 

cultural landscape characteristics ofthe MineolaWest neigbourhood than the 

existing home. The current structure on the subject property was built in a 

common, mass-produced suburban rectangular-plan style. This building is a notable 

contrast to the predominant architectural character ofthe MineolaNeighbourhood 

Cultural Landscape which consists mostly oflarger, custom-desgined homes, built 

on neighbouring properties in the 2010s. The proposed home will be consistent in 

massing and architectural style to the existing neighbouring homes. 

The existing home at 1431 Stavebank Road does not represent an architectural 

style or pattern ofbuilding type that is relevant to the local cultural landscape. 

5.1.1: destruction ofany, or part ofany, significant heritage attributes or 

features 

Precautions have been taken during the design process to ensure that the 

healthy trees on the subject property will be preserved. The aborist report for 1431 

Stavebank (attached to this report as an appendix), identifies a number ofdead or 

infested trees along the east and west lot lines. Four ofthe five larger, healthy trees 

along the Stavebank Road lot line ofthe property will not be affected by the 

development, thus retaining the visual character ofthe StavebankRoad 

streetscape. Three new trees are to be planted. 

5.1.2:  removal ofnatural heritage features, including trees 

One tree on the property, identified in the Aborist Report as healthy, is to be 

removed. Four others are to be retained, and the owner has agreed to plant three 

new trees. 

5.1.3: alteration that is not sympathetic, or is incompatible, with the 

historic fabric and appearance 

The proposed residence at 1431 Stavebank Road is designed to be consistent in 

style and massing to existing residences on the neighbouring properties to the east 

and west on Stavebank Road. The current structure on the subject property does 

not achieve this visual link to the Mineola Neighbourhood Cultural Landscape. 

30 



               

   

                     

                   

             

             

                   

                 

     

               

       

           

   

                     

           

           

                         

     

               

   

                       

             

                 

                   

                       

           

                     

                   

   

         

                     

                     

         

                         

                      
                 

                 

       

               

           

     

         

   

          

          

    

        

        

          

    

        

     

       

   

          

      

       

             

    

         

   

            

        

        

         

         

     

          

          

   

      

      

        

    

            

  
          

       

     

         

     

    

 

 

7.5 - 29

The proposed structure will retain the existing front setback and position 

relative to its adjacent properties. 

5.1.4: shadows created that alter the appearance ofa heritage attribute 

or change the viability ofan associated natural feature, or plantings 

Because ofthe existing ample spacing between neighbouring homes, there will 

be minimal shadowcast on adjacent properties. The proposed structure will have no 

shadow impact on the property to the east. The existing row oftrees separating the 

subject property and 1425 Stavebank are much taller than the proposed residence 

on the subject property. 

5.1.5: isolation ofa heritage attribute from its surrounding environment, 

context or a significant relationship 

The current property has no identifiable heritage value, or any direct heritage 

link to the neighbourhood. 

5.1.6: direct or indirect obstruction ofsignificant views or vistas within, 

from, or ofbuilt and natural features 

There are no significant views or vistas on this property. 

5.1.7: a change in land use where the change in use negates the 

property’s cultural heritage value 

The property will remain in use as a single family residence in compliance with 

current Zone R2-4 requirements. 

5.1.8: land disturbances such as change in grade that alter soils, and 

drainage patterns that adversely affect cultural heritage resources 

There are to be no changes to the topography ofthe land, aside from aminimal 

foundation enlargement to the rear ofthe proposed structure, out ofthe view from 

the public realm and, similarly some fill, out ofview ofthe public realm, to 

compensate for the steep sloping contour ofthe property. 

5.1.9: demonstration ofhow the proposed built form reflects the values 

ofthe identified cultural landscape and its characterizations that make up 

that cultural landscape 

There is no standard character to the Mineola Neighbourhood Cultural 

Landscape except for variety itself, in the form ofcharacter ofhousing styles, age, 

position and alignment ofstructures on a property, and size ofproperties. The 

architectural style ofthe proposed residence is more consistent with the existing 

homes, built within the last 10 years, to the west and east ofthe subject property. 

MITIGATION MEASURES 
These are not required for the built forms, since the proposed residence is not 

ofhistorical significance. Natural mitigation will include planting ofthree new 

trees to replace one existing tree to be removed. 

The proposed development will not block vistas that could be considered 

indicative ofthe cultural landscape character ofthe neighbourhood. Mass and 

setback are to be retained. 
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7.0 

7.5 - 30

QUALIFICATIONS 
7.1  Author’s Background 

Since 2007 Richard Collins has prepared Heritage Impact Statements for sites in 

Burlington, Gravenhurst, Mississauga, Oakville and Welland Ontario. 

- Clarkson 1808-2008 Committee; heritage coordinator 

- City ofMississauga; 2012 Civic Award ofRecognition 

- Heritage Mississauga; volunteer, 

recipient ofthe 2007 Lifetime Membership Award 

2008 Member’s Choice Award 

2018 Community Heritage Award 

- MississaugaHAC; member ofthe Heritage Designation Subcommittee 

- Mississauga South Historical Society; past president 

- Museums ofMississauga, historical interpreter 

- Muskoka Steamship Society, restoration fundraiser for R.M.S. Segwun 

- Page+Steele Architects, Toronto; past archivist 

- Peel District School Board Heritage Fair, member and adjudicator 

- Port Credit 175th Anniversary Committee; project leader and secretary 

- Port Credit Village Project; secretary and co-chair ofthe Heritage Circle 

- The Booster; author ofover 200 articles onMississauga’s history 

- Canadian Museum ofNature, Ottawa - interpreter 

7.2  References 

Ancestry.ca 

Ontario and Canada voters’ lists, 1935-1980 

Blumenson, John 

Ontario Architecture: Guide to Styles and Terms 

City ofToronto archives 

aerial photos, 1960 and 1961 

Google Maps 

Heritage Mississauga 

image archive 

Kalman, Harold D. 

AHistory ofCanadian Architecture 

National Resources Canada 

topographic maps, 1922 and 1951, quadrant 30M12 

mississauga.ca - Services Online - e-maps 

mississauga.ca - Services Online - Property Information 

Port Credit News (1927-1937) / Port Credit Weekly (1937-1959) 

Service Ontario at www.e-laws.gov.on.ca 

Ontario Heritage Act, RSO 1990, Chapter O.18 

Land Registry records 

Toronto Daily Star (1896-1971) / Toronto Star (1971-present) 

Walker and Miles 

Historical Atlas ofPeel County, 1877 
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8.0 RECOMMENDATION 

7.5 - 31

8.1  Criteria for Determining Cultural Heritage Value or Interest 

A municipal council may designate heritage resources by by-law pursuant to 

Section 29 ofthe Ontario Heritage Act based on criteria set forth in Ontario 

Regulation 9/06; Criteria for Determining Cultural Heritage Value or Interest. 

Section 1 

The property has design value or physical value because it; 

i: is a rare, unique, representative or early example ofa style, type, 

expression, material or construction method, 

ii: displays a high degree ofcraftsmanship or artistic merit, or 

iii: demonstrates a high degree oftechnical or scientific achievement. 

Section 2 

The property has historical value or associative value because it; 

i: has direct associations with a theme, event, belief, person, activity, 

organization or institution that is significant to a community, 

ii: yields, or has the potential to yield, information that contributes to an 

understanding ofa community or culture, or 

iii: demonstrates or reflects the work or ideas ofan architect, artist, 

builder, designer or theorist who is significant to a community. 

Section 3 

The property has contextual value because it is; 

i: important in defining, maintaining orsupporting
 

the character ofarea,
 

ii: physically, functionally, visually or historically linked 

to its surrounding, 

iii: a landmark. 
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7.5 - 32

8.2  Does the property meet the criteria for heritage designation? 

Section 1 

The property has design value or physical value: 

i: The main structure on the subject property is a conventional, rectangular-

plan single family dwelling in the style ofmass produced homes. The specific 

property is not listed independently as a site ofpossible heritage value by the City 

ofMississauga, but is included in the City ofMississauga’s inventory ofproperties of 

potential cultural landscape significance because it is located in the Mineola 

Neighbourhood Cultural Landscape. 

ii: The current main residence on the subject property is ofa conventional 

design and as a result does not display a high degree ofcraftsmanship or artistic 

merit. 

iii: As with Item ii, the main structure on the subject property does not 

demonstrate a high degree oftechnical or scientific achievement. 

Section 2 

The property has historical value or associative value: 

i: Based on research conducted oflocal newspaper resources, none ofthe 

residents played a significant role in the development and growth ofthe Mineola 

neighbourhood, or ofMississauga. 

ii: The current residence at 1431 Stavebank Road has little potential to help 

define the character ofthe Mineola Neighbourhood Cultural Landscape. The main 

structure on the subject property is a contrast to the prevailing ‘cottage country’ 

theme ofthe neighbourhood; being a standard-plan house in a residential area 

otherwise predominated by builder designed homes. The style, scale, massing and 

buildingmaterials ofthe main structure on the subject property is not consistent 

with homes on the neighbouring properties. 

iii: Based on the conventional style ofthe home and use ofstandardized 

building materials, it is unlikely that the main structure at the subject property is 

the work ofa skilled architect, artist, builder, designer or theorist. No information 

has been uncovered through research, identifying the residence at 1431 Stavebank 

Road with a noted architect. 

Section 3 

The property has contextual value: 

i: The main structure ofthe subject property does not adequately define, 

maintain or support the unique character ofthe Mineola Neighbourhood Cultural 

Landscape. Built in a conventional architectural style, the residence on the subject 

property lacks the defining architectural characteristics that are more indicative of 

the cultural landscape. 

ii: Built in the mid 1950s, the residence at 1431 Stavebank Road is not 

historically linked to the other properties along Stavebank Road. 

iii: The residence at the subject property is not regarded locally as a landmark. 

Conclusion 

The subject property does not meet any ofthe above criteria for designation. 
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7.5 - 33

8.3  Provincial Policy Statement  2014, under the Planning Act 

The preamble to the Provincial Policy Statement – 2014 states that “the Provincial 

Policy Statement provides for appropriate development while protecting resources 

ofprovincial interest, public health and safety, and the quality ofthe natural and 

built environment.” 

Careful measures have been taken by both the current property owner and the 

architect to assure that the proposed development has no adverse effect on the 

characteristics ofthe local cultural landscape, recognizing and protecting the 

scenic/visual quality, natural environment, aesthetic quality, and consistency of 

the proposed developmentwith the scale ofexisting built features, and 

acknowledging in the specific case of1431 Stavebank Road that there are no 

landscape items ofinterest or items ofsignificant ecological interest, other than 

current setback ofthe property from the road to protect front lawn greenspace, 

and the current inventory oftrees. 

In specific regard to Section 2.6 ofthe PPS, Cultural Heritage, the proposed 

development at 1431 Stavebank Road is in compliance with the regulation. There 

are no identifiable built or natural heritage resources on the subject property, aside 

from the trees and existing green spaces, which are to be conserved. 

An archaeological study, commissioned in 2019 uncovered items ofpotential 

historical siginifance. 
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DRAWING SHOULD NOT BE SCALED 

Contractor must check and verify all dimensions on the 
job and report any discrepencies to the architect before 
proceeding with the work. This drawing shall not be 
used for construction purposed until signed by the 
consultant responsible. This drawing, is an instrument 
of service, is provided byand is the propertyof Passive House 

N 43 Architecture. 

General Notes 

"I 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 XX/XXX WX." 

"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 in conformity with 
the site development plan as approved by the Cityof 
Mississauga, Development and Design Division."1&m

s
RESIDENTIAL 

CONSERVATION AREA “Should the installation of below ground services require 
hoarding to be removed, Planning and Building staff 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 the vegetation.” 

“The structural design of any retaining wall over 0.60 m (2.00 
ft.) in height or anyretaining wall located on a property line is 
shown on the Site Plan and Grading Plan and is to be 
approved by the Consulting Engineer for the project.” 

“Grades must be met within 33% maximum slope at the 
property lines and within the site.” 

“The portions of the drivewaywithin the municipal boulevard 
will be paved by the applicant.” 

KEY PLAN: NTS “At the entrances to the site, the municipal curb and sidewalk 
will be continuous through the drivewayand a curb depression 
will be provided for each entrance.” 

“All proposed curbing at the entrances to the site is to stop at 

REFER TO DRAWING A005  TREE the property line or at the municipal sidewalk.” 

PRESERVATION PLAN FORFURTHER “The existing drainage pattern will be maintained.”


“All utility companies will be notified for locates prior to the

DETAILS ON HOARDING, TREE PROTECTION, installation of the hoarding that lies within the limits of the City 

boulevard area.” 

AND EXCAVATION REQUIREMENTS 
”The applicant will be responsible for the cost of anyutilities 
relocations necessitated by the Site Plan” 

“Construction materials are not to be put out for collection.” 

“All damaged landscape areas will be reinstated with topsoil 
and sod prior to release of securities.” 

EXISTING DWELLING, & ATTACHED DECK TO “All excess excavated materials will be removed from the site.”; 

BE DEMOLISHED. FOUNDATION WALLS OF 
EXISTING HOME TO BE KEPT AS RETAINING 

“There are no existing or proposed easements on the 
property” (if applicable). 
Once all works are complete, the applicant is to contact the 
Planning and Building Department, Development and Design 
Division, at (905) 8965511 for an Inspection PRIOR toWALLS IN ORDER TO MAINTAIN EXISTING hoarding being removed. 

GRADES ATWEST SIDE OF SITE AS MUCH AS "The Owner is responsible for 
POSSIBLE ensuring that tree protection 

hoarding is maintained throughout 
all phases of demolition and 
construction in the location and 
condition as approved by the 

EXISTING WOOD DECK WITH DOG HOUSE TO Planning and Building Department. 
BE DEMOLISHED IN IT'S ENTIRETY 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 

EXISTING ASPHALT DRIVEWAY TO BE 
REMOVED AND RELAID WITH PERMEABLE 
PAVING (TYP.). FOLLOWARBORISTS of all site works.“PROPOSED 
GUIDELINES ON DRIVEWAYREMOVAL DETACHED GARAGE 

OWNER'S SIGNATUREWITHIN TREE PROTECTION ZONES. REFER FLOOR AREA =74.997m2 

CONSERVATION AREA 

TO DRAWING A005. 

OWNERS: 
ASHP 
OUTDOOR UNIT 

1431 STAVEBANK ROAD 
PROPOSED MISSISSAUGA, ON, L5G 2V5EXIST. INGROUND POOL, FRAME 
2 STOREY HOME e: simbalwa@gmail.com

CABANA, AND ALL ASSOCIATEDGFA = 376.431m2 p:6474532344 
FENCING TO BE DEMOLISHED INBUILDING AREA = 208.646m2 

F.F.=90.68 ITS ENTIRETY 

TREE TO BE REMOVED. REFER TO 
A005 & ARBORIST REPORT. 

RESIDENTIAL  RESIDENTIAL 

EXISTING ASPHALT DRIVEWAY TO 
BE REMOVED AND RELAID WITH Rev.  Date Description 

PERMEABLE PAVING (TYP.). FOLLOW 
ARBORISTS GUIDELINES ON 
DRIVEWAY REMOVAL WITHIN TREE 
PROTECTION ZONES. REFER TO 
DRAWING A005. 
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DRAWING SHOULD NOT BE SCALED 

Contractor must check and verify all dimensions on the 
job and report any discrepencies to the architect before 
proceeding with the work. This drawing shall not be 
used for construction purposed until signed by the 
consultant responsible. This drawing, is an instrument 
of service, is provided by and is the property of Passive House 
43 Architecture. 

General Notes 

OWNERS: 

1431 STAVEBANK ROAD 
MISSISSAUGA, ON, L5G 2V5 
e: simbalwa@gmail.com 
p:6474532344 

Rev.  Date Description 

TREE INVENTORY  REFER TO ARBORIST REPORT FOR FURTHER INFORMATION 
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WHITESIDE TREE 

& GARDEN INC. 

21 GLENHOLME AVE. 

TOR. ONT.M6H 3A8 

4168734736 
trevor@whitesidetreeandgarden.com 

ATTN: 20181213 

CITY OF MISSISSAUGA 

URBAN FORESTRY 

PRIVATE TREE BILAWS 

RE: TREE INVENTORY AND PRESERVATION PLAN FOR 1431 STAVEBANK RD., 

MISSISAUGA. 

It is proposed that the existing residential dwelling be demolished and replaced with a new larger 

house. The existing pool is to be removed and a new in ground pool now installed in a different 

location. 

TREE INVENTORY 

#   SPECIE  DBH  TPZ  CONDITION  COMMENTS 

1.  Red oak 49cm 2.4m  Good Private @ front #1459 

2.  Silver maple  50cm  3.0m Excellent City mngd. @ #1431 

3.  Silver maple  74cm  4.8m  Excellent City mngd. @ #1431 

4.  Spruce  50cm  3.0m Good Private @ front #1431 

5.  Sugar maple  18cm 1.8m  Excellent Private @ front #1431 

6.  Sugar maple  40cm  2.4m  Moderate  City mngd. @1431 

7.  Spruce  50cm  3.0m Poor  Private @ front #1425 

8.  Scott’s pine 28cm 1.8m  Fair Private @ front #1431 

9.  Scott’s pine 34cm 2.4m  Stone dead Private @ front #1431 

10. Scott’s pine 32cm 2.4m  Good Private @ front #1431 

11. Black oak 61cm  4.2m  Excellent Private @ front #1425 

12. Red maple  33cm 2.4m  Excellent Private @ side #1431 

13. Red maple  3x20cm 1.8m  Excellent Private @ side #1431 

14. Silver maple  50cm  3.0m Moderate  Private @ side #1431 

15. Birch 40cm  2.4m  Moderate  Private @ side #1431 

16. Red maple  35cm 2.4m  Good Private @ rear #4131 

17. Norway maple  20cm  1.8m  Good Private @ rear #4131 

18. Norway maple  62cm  4.2m  Poor  Private @ rear #4131 

19. Norway maple  20cm  1.8m  Good Private @ rear #4131 

20. Red maple  45cm  3.0m Excellent Private @ rear #4131 

21. Dead ash 20cm  1.8m  Dead Private @ rear #4131 

mailto:trevor@whitesidetreeandgarden.com
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TREE INVENTORY CONT… 

#   SPECIE  DBH  TPZ  CONDITION  COMMENTS 

22. Colorado spruce  40cm  2.4m  Good Private @ rear #4131 

23. Willow 50cm  3.0m Excellent Private @ rear #4131 

24. Scott’s pine 50cm  3.0m Poor  Private @ rear #4131 

25. Black walnut 20cm  1.8m  Excellent Private @ side #1431 

26. Norway maple  20cm  1.8m  Good Private @ side #1431 

27. Black walnut 49cm 3.0m Excellent Private @ side #1431 
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COMMENTS 

Tree #1. 

This is a large Red oak located on the neighbouring property addressed 1459 Stavebank Rd. It is 

currently rated to be in good physiological condition. It should be noted that it appears a 

construction project has just finished at the address mentioned. If the tree does go into decline, it 

will be not be as a result of any proposed work for the project at 1431 Stavebank Rd. It is located 

outside the realm of the construction and will be fully protected through the course of the project. 

Tree #2. 

This is a Silver maple located on the City of Mississauga easement portion of the property 

addressed 1431 Stavebank Rd. It is located next to Tree #1 on the west side of the circle 

driveway. It is currently rated to be in excellent condition with no defects noted. A minor amount 

of work is required within the TPZ of this tree. The existing driveway, which is to remain in the 

same footprint at its entrance as the original, has a small portion which passes through the TPZ 

of this tree. It is therefore requested that the TPZ hoarding location for this tree be adjusted to 

accommodate the required recladding of the driveway. 

While the existing asphalt maybe lifted and gravel base be regraded, any excavation into the 

native subsoil is prohibited. It is recommended that Granite HPB or Granite ¾” clear gravel be 
used if added base is required. The driveway through this space should also be a permeable paver 

product. Any root discovered to be less than 5cm in diameter may be pruned by a qualified 

arborist to accommodate the driveway. Any root discovered measuring 5cm in diameter or 

greater is to remain intact and incorporated into the new driveway system. Providing care is 

taken this tree should continue to thrive at its currently rated level of condition post construction. 

Tree #3 & #4. 

These two trees are located in the central grassed portion of the circle drive. Tree #3, a large 

Silver maple, is located on the City of Mississauga easement. Tree # 4 a spruce tree is located on 

the private portion. These two trees are both rated to be in good to excellent physiological 

condition. The existing driveway, which is to remain in the same footprint at its entrance as the 

original, does have a small portion which passes through the TPZ of Tree #3 and Tree #4. It is 

therefore requested that the TPZ hoarding location for these two trees be adjusted to 

accommodate the required recladding of the driveway. 

While the existing asphalt maybe lifted and gravel base be regraded, any excavation into the 

native subsoil is prohibited. It is recommended that Granite HPB or Granite ¾” clear gravel be 
used if added base is required. The driveway through this space should also be a permeable paver 

product. Any root discovered measuring 5cm in diameter or greater is to remain intact and 

incorporated into the new driveway system. Providing care is taken these two trees should 

continue to thrive at their currently rated level of condition post construction. 
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COMMENTS CONT… 

Tree #5.
 

This tree is a small Sugar maple also located in the central grassed portion of the circle drive.
 

The tree is also situated on the private portion of the property. This tree is rated to be in excellent
 

physiological condition. No work is proposed within the TPZ of this tree whatsoever. TPZ
 

hoarding will be erected at the outside edge of the set and approved TPZ of this tree. The tree
 

will be fully protected through all phases of the project and therefore continue to thrive at its
 

currently rated level of condition post construction.
 

Tree #6.
 

This is a Silver maple located on the City of Mississauga easement portion of the property
 

addressed 1431 Stavebank Rd. It is located at the mouth of the circle driveway on the east side. It
 

is currently rated to be in moderate condition with signs of tip dieback through the canopy. A
 

minor amount of work is required within the TPZ of this tree. The existing driveway, which is to
 

remain in the same footprint at its entrance as the original, does have a small portion which
 

passes through the TPZ of this tree. It is therefore requested that the TPZ hoarding for this tree
 

be adjusted to accommodate the required recladding of the driveway. 


While the existing asphalt maybe lifted and gravel base be regraded, any excavation into the
 

native subsoil is prohibited. It is recommended that Granite HPB or Granite ¾” clear gravel be
 
used if added base is required. The driveway through this space should also be a permeable paver
 

product. Any root discovered measuring 5cm in diameter or greater is to remain intact and
 

incorporated into the new driveway system. Providing care is taken this tree should continue to
 

thrive at its currently rated level of condition post construction.
 

Tree #7.
 

This is a spruce tree located on the private portion of the property along the east side of the
 

driveway. It is currently rated to be in poor physiological condition, with showing as sparse
 

canopy with dead branches and needle drop. No work is proposed within the TPZ of this tree.
 

The tree will have TPZ hoarding erected at the outside edge of the set TPZ distance. The tree
 

will be fully protected through the course of the project. If the tree does go further into decline it
 

will not be as a result of any work proposed.
 

Tree #8.
 

This is a Scott’s pine located along the east side ofthe driveway. The tree is rated to be in fair
 
physiological condition. It has only approximately 25% canopy coverage left. The tree measures
 

under 30cm DBH. It is recommended the tree be removed based on its condition. 


Tree #9.
 

This is another Scott’s pine. It is currently stone dead and requires removal. It is recommended
 

that this tree be removed prior to the commencement of the project.
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COMMNETS CONT… 

Tree #10, #11, & #12. 

These three tree, in order, are Scott’s pine, a Black oak and a Red maple. They are located along 

the shared property line with 1425 Stavebank Road. Tree #10 is currently rated to be in good 

physiological condition, with Tree #11 and #12 in excellent condition. A large portion of the tree 

TPA are currently covered over by the existing impermeable asphalt driveway. Where trees have 

grown near such driveways the likelihood of roots growing under it are less likely. Roots require 

water and more importantly oxygen. Where the soil is deprived of either, roots tend not to be 

present. 

It is now proposed that this driveway be lifted and replaced. It is therefore requested that the TPZ 

hoarding for this tree be adjusted to accommodate the required installation of the driveway. 

The grading along this side of the property drops continuously. As a result of this, in order to 

have a level surface, the proposed driveway will be installed completely above the existing 

grade. Granite HPB or Granite ¾” clear gravel is to be used as base. The driveway through this 
space will also be clad with a permeable paver product. The driveway will be retained using a
 

Cortan steel and rebar system. The rebar locations can be adjusted to accommodate any
 

discovered roots. The HPB and permeable paver system will continue to allow water and oxygen
 

down into the rooting system of the tree. This will be an improvement to the tree over the
 

existing asphalt driveway. Given no excavation is required within the various TPZ, other than the
 

rebar, providing care is taken these three trees will continue to thrive at their currently rated level
 

of condition post construction. The growing environment may actually be improved.
 

Tree #13 & #14.
 

These two trees like the previous three are also located along the shared property line with 1425
 

Stavebank Road. They also have the proposed driveway intersect their TPZ. The information
 

provided in regard to the driveway in the previous paragraphs remains the same. 


Also required within the TPZ of these two trees is the proposed new garage. The outside edge of
 

excavation required for the foundation of the garage is 4m from the base of either tree. This is far
 

enough away that the likelihood of root disturbance of concern is low. Regardless, the initial
 

outside edge of excavation closest to the trees is to be hand dug only and under the supervision
 

of a qualified arborist. The arborist may root prune as required to correct arboriculture standards.
 

Given the distance from the trees, providing care is taken these two trees should continue to
 

thrive at their currently rated level of condition post construction.
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COMMENTS CONT… 

Tree #15.
 

This is one final Birch tree located along the same line as the previous two sets of trees. Like
 

Tree #10#12 it is only impacted by the installation of the new driveway. Again no excavation is
 

required other than the rebar installation. While this tree requires a modification to its hoarding
 

location, will continue to thrive at its currently rated level of condition post construction.
 

Tree #16.
 

This medium sized red maple, while currently rated to be in good condition is located entirely
 

within the footprint of the proposed foundation. It therefore requires removal to accommodate
 

the project.
 

Tree #17#26.
 

These 8 trees are scattered throughout the rear of the property. They generally present as a
 

healthy stand of trees. It should be noted that Tree #21 is a stone dead ash tree. It should also be
 

noted that Tree #18 is a large Norway maple located at the very north east corner of the property.
 

It has significant rot and defect in the main trunk and should be considered a candidate for
 

removal base entirely on its physiological condition. Regardless of this, all trees cited in this
 

section require no work whatsoever within the set TPZ. The trees will continue to thrive at their
 

currently rated levels of condition post construction.
 

Tree #27.
 

This is a medium size Black walnut located near the north/west corner of the existing dwelling.
 

It is currently rated to be in excellent physiological condition. A portion of the proposed dwelling
 

does intersect the TPZ of this tree. It is therefore requested the TPZ hoarding location be
 

adjusted to accommodate this portion of the project. Horizontal hoarding will be installed in all
 

remaining sections of this tree TPZ outside the vertical hoarding. This will greatly reduce any
 

inadvertent root compaction within the exposed TPZ. The horizontal hoarding is to be
 

constructed of a double layer of heavy gauge plywood nailed together.
 

The edge of the house closest to the walnut is 3m away. This section has also been designed with
 

a ‘slab on grade’ foundation. Similar to the opposite side ofthe property the grade has a 
continuous drop as it moves away from the tree. Therefore a shallow excavation of no more than 

30cm is required and only for a portion of the slab, with the remainder of slab above the existing 

grade. The edges of excavation closest to the tree are to be hand dug only and under the 

supervision of a qualified arborist. The arborist may prune any roots required to correct 

arboriculture standards. This is an acceptable design for the protection of the root mass of this 

tree. 

The tree also requires a modest amount of pruning to elevate the canopy to accommodate the 

roofline of the proposed house. It is recommended that pruning be completed by a qualified 

arborist and performed to correct arboricultural standards. The level of pruning required is 

deemed acceptable. 
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Providing care is taken the tree will continue to thrive at its currently rated level of condition
 

post construction.
 

REMAINING TREES
 

There are a series of trees now shown on the site plan indicated with a green coloured circle.
 

This series of trees were omitted from the original survey as they are all either stone dead,
 

previously partially removed or currently infested. As a result no further comment is required on
 

their condition and no protection is required for them through the course of the project.
 

The two Ash trees closes to Tree #27 are all but dead as a result of being infested with Emerald
 

Ash Borer. 


RECOMMENDATIONS AND REQUIREMENTS 

It is understood that no tree requiring a ‘Permit to Injure or Destroy Trees’ will be injured or 
removed prior to the payment of all fees and the issuance of all permits. Until this time all City 

of Mississauga managed trees of any size will be fully protected. All private managed trees 

measuring 30cm DBH or greater will also be fully protected. 

All trees of concern at the front of the property will have TPZ hoarding constructed with snow 

fencing and 2x4 lumber.  All trees of concern at the side and back yard are to have TPZ hoarding 

erected with the use of plywood and 2x4 lumber. Hoarding is to be erected at the distances 

stipulated in the Tree Inventory or to the edge of existing hardscape, i.e. Driveways, roadways, 

sidewalks, etc… Hoarding within ecological sensitive areas is to have Frozen Ground Silt 
Barriers attached to the bottom of all plywood hoarding. TPZ hoarding signage is to be attached 

to all hoarding. All hoarding is to be erected and approved by Urban Forestry prior to the 

commencement of the project. No use of heavy equipment, storage of materials or excavation is 

permitted within the TPZ of any tree without an issued permit by Urban Forestry. Staging of all 

material and equipment will occur outside of all TPZ vertical hoarding. 

It is suggested that a site visit occur by a qualified arborist at the commencement and completion 

of the project, with periodic visits throughout. This will help ensure all trades are in compliance 

of the various City of Mississauga bylaws concerning trees. Any root pruning can be performed 

by the arborist during one of these scheduled visits. 
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SUMMARY 

The proposed construction project has made every effort to preserve trees. For the size of the 

development only 3 trees require removal to accommodate the project. One tree is located within 

the footprint of the foundation of the house. The other two are either already dead or close to it 

and require removal primarily for physiological reasons. 

Replacement tree planting will be included in the landscape portion of the project as canopy loss 

replacement. 

There are several other trees mentioned in this report that are already dead or in serious decline 

and with significant defect. If it is decided that these trees are to be removed it is not as a result 

of the proposed project but instead as a safety issue. 

Of the trees impacted by the proposed project, the design provided has taken great strides in 

reducing root disturbance. Providing care is taken, these trees will continue to thrive at their 

currently rated levels of condition post construction. 

All other trees are to be preserved and maintained through the course of the project. Providing 

care is taken all remaining trees will continue to thrive at their currently rated level of condition 

post construction. 

If there are any concerns in regard to the information provided please contact Trevor Whiteside 

at 4168934736. 

With kind Regards,
 

Trevor Whiteside
 

Whiteside Tree & Garden Inc.
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This is a view of the front of the property with the various trees in sight. Please note the outside 

edges of the existing driveway are to remain as the proposed footprint of the proposed upgrades 

drive. 

#1 & #2 

#3 & #4 

#5 

#6 

#7 
#27 
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This is a panoramic photo of the east side of the property at the front. The various trees can be 

seen. 

#5 

#6 

#7 

# 9 

#8 

#10 & 11 

#12 & 13 
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This is a view of the west side of the property at the front. 

#3, 4, & 5 

#27 
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This is a panoramic view of the back yard in its entirety. Aside from the trees documented, the 

existing pool can be seen as well as the remains of a dead ash tree which succumbed to EAB 

quite some time ago. 

#16 
#23 

#24 

#22 



 

 

  This is a closer view of the section of yard with where trees #17 through #22 are located. 
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This is a view of tree #27. Two stone dead ash trees can be seen in the photo. They have 

succumbed to EAB and therefore have not been included in the Tree 
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EAB ash trees 
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Date: 8/20/2019 

 

To: Chair and Members of Heritage Advisory Committee 

 

From: Paul Mitcham, P. Eng, MBA, Commissioner of 

Community Services  

Originator’s files: 
 

Meeting date: 

9/10/2019 

 

 

 

Subject 

Request to Alter a Heritage Designated Property: 1060 Old Derry Road (Ward 11) 

 

Recommendation 

That the request to alter the heritage designated property at 1060 Old Derry Road as per the 

Corporate Report from the Commissioner of Community Services dated August 20, 2019, 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). Changes to the property are 

subject to the Meadowvale Village HCD Plan, 2014 and substantive changes identified in said 

plan require a heritage permit. 

Comments 

The owner of the subject property proposes to grade and pave the rear and side yards with 

asphalt to accommodate parking. (See the site plan drawing and images of the existing rear 

yard, attached as Appendices 1 and 2 respectively.) Porous asphalt is marked on the plans in 

compliance with the HCD guidelines. However, the Meadowvale Village HCD Subcommittee 

recommended that regular asphalt also be permitted due to the high cost of porous. Crushed 

gravel is also being considered and is preferred. The topography change, though a large 

surface would be minimal. The proposal would allow the requisite seven parking spots for the 

newly approved use, by zoning variance, as a real estate office, with apartment above. The 

Subcommittee had no concerns with the grading change. 

Financial Impact 

There is no financial impact resulting from the recommendation in this report. 
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Conclusion 

The owner of the property has applied to grade the rear and side yard of their property to allow 

for rear access and parking. The proposal would facilitate the newly approved use of the 

building and should therefore be approved, including the employment of regular asphalt paving, 

if necessary. 

 

Attachments 

Appendix 1: Site Plan Drawing 

Appendix 2: Existing Rear Yard Images 

 

Paul Mitcham, P. Eng, MBA, Commissioner of Community Services 

 

Prepared by:   P. Wubbenhorst, Heritage Planner 
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Date: 8/20/2019 

 

To: Chair and Members of Heritage Advisory Committee 

 

From: Paul Mitcham, P. Eng, MBA, Commissioner of 

Community Services  

Originator’s files: 
 

Meeting date: 

9/10/2019 

 

 

Subject 

Request to Alter a Heritage Designated Property: 223 Queen Street South (Ward 11) 

 

Recommendation 

That the City approve the alteration of the designated property at 223 Queen Street South, as 

per the Corporate Report from the Commissioner of Community Services dated August 20, 

2019. 

Background 

The Robinson-Bray House, the subject property, is designated under Part IV of the Ontario 

Heritage Act. Section 33 of the Act requires permission from Council in order to make 

alterations to property designated under Part IV of the Act. 

Comments 

The owner of the subject property has submitted an application to replicate what is thought to be 

the original front upper wood balcony of the building. (Images and annotated drawings are 

attached as Appendix 1.) Peter John Stokes, Consulting Restoration Architect, presumably drew 

what was originally on site in 1986; sometime after which the balcony was modified from its 

original form to comply with building code. In addition to the change in height, the design was 

subtly modified as well. 

The balcony is in poor repair and requires work. The proposal is to revert back to the original 

design but with slightly elongated balusters to increase the height of the balcony. The balusters 

would be increased to a height of 78cm to give the balcony a height of 107cm, which meets the 

building code. The proposal would allow for the continued use of the balcony truer to its original 

form and should therefore be approved. 

Financial Impact 

There is no financial impact resulting from the recommendation in this report. 
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Conclusion 

The owner of the property has applied for a heritage permit to replicate the original front upper 

balcony at the subject address albeit at an increased height to comply with the building code. 

The proposal would allow for the continued use of this architectural feature and should therefore 

be approved. 

 

Attachments 

Appendix 1: Images and Annotated Drawings 

 

Paul Mitcham, P. Eng, MBA, Commissioner of Community Services 

 

Prepared by:   P. Wubbenhorst, Heritage Planner  
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Date: 8/20/2019 

 

To: Chair and Members of Heritage Advisory Committee 

 

From: Paul Mitcham, P. Eng, MBA, Commissioner of 

Community Services  

Originator’s files: 
 

Meeting date: 

9/10/2019 

 

 

Subject 

Request to Demolish a Heritage Listed Property: 2417 Mississauga Road (Ward 8) 

 

Recommendation 

That the property at 2417 Mississauga Road, which is listed on the City’s Heritage Register, is 

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

proceed through the applicable process, as per the Corporate Report from the Commissioner of 

Community Services dated August 20, 2019. 

Background 

Section 27.3 of the Ontario Heritage Act states that structures or buildings on property listed on 

the City’s Heritage Register cannot be removed or demolished without at least 60 days’ notice 

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

value to determine if the property merits designation. 

Comments 

The owner of the subject property has submitted a heritage application to demolish the existing 

detached dwelling. The subject property is listed on the City’s Heritage Register as it forms part 

of the Mississauga Road Scenic Route cultural landscape, recognized as one of the City’s 

oldest and most picturesque thoroughfares. The Heritage Impact Assessment is attached as 

Appendix 1. It is the consultant’s conclusion that the house at 2417 Mississauga Road is not 

worthy of heritage designation and the cultural landscape will not be impacted by the proposed 

development. Staff concurs with this opinion. 

Financial Impact 

There is no financial impact resulting from the recommendation in this report. 

7.8 - 1



Heritage Advisory Committee 
 

2019/08/20 2 

 

Conclusion 

The owner of 2417 Mississauga Road has requested permission to demolish a structure on a 

property that is listed on the City’s Heritage Register. The applicant has submitted a Heritage 

Impact Assessment that provides information which does not support the building’s nor the 

cultural landscape’s merit for designation under the Ontario Heritage Act. 

 

 

Attachments 

Appendix 1: Heritage Impact Assessment 

 
 

Paul Mitcham, P. Eng, MBA, Commissioner of Community Services 

 

Prepared by:   Brooke Herczeg, Heritage Analyst 
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Introduction

This Heritage Impact Assessment (HIA) has been prepared by W.E. Oughtred & 

Associates Inc. as a requirement for obtaining a heritage permit for the proposed new 

dwelling at 2417 Mississauga Road.  An HIA is required as this property is located within  the 

Cultural Heritage Landscape area of Mississauga Road. “Mississauga Road is recognized as a 

Cultural Landscape, as it is one of the City's oldest and most picturesque thoroughfares. Its 

alignment varies from being part of the normal road grid in the north to a curvilinear 

alignment in the south, following the top of bank of the Credit River. The scenic quality of the 

road is notable because it traverses a variety of topography and varying land use, from old 

established residential neighbourhoods to new industrial and commercial areas. From 

Streetsville south the boulevards and adjacent landscapes are home to some of the oldest and 

most spectacular trees in the City. The road also includes some of the city's most interesting 

architecture and landscape features, including low stone walls. The road's pioneer history 

and its function as a link between Mississauga's early communities, makes it an important 

part of the City's heritage.1

This report was prepared in accordance with the City of Mississauga’s Terms of 

Reference for Heritage Impact Assessments (June, 2017). A site visit was undertaken by W.E. 

 City of Mississauga1
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Side elevations are shown below.

Hallway (above), living room (right).
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Kitchen (above). 

Dining room (below).

Built in bookshelves and cabinetry in small 

bedroom (right) 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The basement is partially finished with a rec room, laundry room and storage area.
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The following article appears to have been written for the Globe and Mail’s Lives Lived 

Section: (however it was found through a google document).

Cecil Thomas Brown 

By Tom Brown 

UPDATED AT 10:35 AM EDT  Friday, Jun 4, 2004 
D-Day veteran. Born Dec. 15, 1917, in Prescott, Ont. Died Oct. 1, 2003, of 
a heart attack, in Mississauga, Ont., aged 85. Cec Brown was an old 
warrior. Growing up in Eastern Ontario, on the St. Lawrence, he had a 
happy-go-lucky childhood filled with baseball and hikes. After repeating the 
last year of high school, Cec went on to Queen's in Kingston to obtain a 
BA. He spent three years in the service of his country during the Second 
World War and these were the most exciting times of his life. These were 
the times that formed Cec's character: values like loyalty, duty and 
steadfastness were born and instilled. "Don't complain -- Don't explain" 
were his bywords. He trained in Canada and had the poor luck (so he 
said) of being an excellent pilot so that he was recruited to instruct at 
several wartime aviation training centres. After being posted to England in 
August, 1943, Cec got his first Spitfire. In more than 300 hours of combat 
flight, lasting to the end of the war, many unfortunate enemy perished in 
the rain of death pouring from the deadly Spitfire's wings. He described 
combat as "blasting" them or "blowing them up." When asked if he had 
any regrets about it, the answer was a steadfast "No; they were shooting 
back, so it was them or me." 

Several of his Spitfires suffered badly but the sturdy machine brought him 
home all but once, when he was shot down by Americans. Cec cursed 
them to his final days. He saw the glory and pain of D-Day from above the 
beaches. His logbook from June 06, 1944, reads: "Role of our wing is to 
provide close cover for the beachhead armies against enemy aircraft. First 
patrol at 0700 hrs. All AC back OK, having seen no Hun, but apparently 
some flak. Flew four patrols today. Began rainy and cleared by 0830 hrs. 
"Naval and airborne forces a magnificent sight as they go toward beach. 
Hundreds of Dakotas towing gliders and carrying paratroopers. 
Thunderbolts and Typhoons and Mustangs doing dive-bombing just inside 
beachhead. Hundreds of landing craft pouring into beach and an unbroken 
stream of naval craft all the way across channel. Truly the greatest 'show 
on earth' and one well worth seeing. The organization for this must be 
terrific, but things seem to be going to plan.” Between sorties there were 
many happy and sad anecdotes. Happy times of leave in England and 
staying with families, some of whom became lifelong friends. Frolic and a 
certain disregard for the rules: "Did you know that a Spitfire magazine will 

W.E. OUGHTRED & ASSOCIATES INC. "12

7.8 - 14



7.8 - 15



7.8 - 16



7.8 - 17



7.8 - 18



The existing  dwelling to the west is shown below.

The dwelling to the east is well screened from the road by a hedge row, below.
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About the Author:

William Oughtred of W.E. Oughtred & Associates Inc., is a development and land use 

consultant who has been practicing in the Mississauga and GTA area for over 30 years. Mr. 

Oughtred has a Bachelor of Arts from McMaster University. Mr. Oughtred is well versed in 

both Planning and building procedures and the City of Mississauga Zoning By-law and 

Official Plan.

Mr. Oughtred specializes in infill development projects. His extensive experience has 

afforded him the opportunity to see the City evolve and be at the forefront of growing trends 

and patterns in land development in Mississauga. He consults regularly on both heritage and 

urban design for infill projects. 

Heritage Impact Statements and Assessments have been completed for many properties in 

Mississauga, including, but not limited to. the properties listed below.

❖ 1532 Adamson Road
❖ 1484 Hurontario Street
❖ 191 Donnelly Drive
❖ 2222 Doulton Drive
❖ 915 North Service Road
❖ 2375 Mississauga Road
❖ 943 Whittier Crescent

References

www5.mississauga.ca/pdfs/Cultural_Landscape_Inventory_Jan05.pdf

https://www.mississauga.ca/portal/services/property

http://www.mtc.gov.on.ca/en/heritage/heritage.shtml

https://www.legacy.com/obituaries/theglobeandmail/obituary.aspx?n=cecil-thomas-

brown&pid=189772518

https://groups.google.com/d/topic/alt.obituaries/PXW5eMC5zUM
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Date: 8/20/2019 
 
To: Chair and Members of Heritage Advisory Committee 
 
From: Paul Mitcham, P. Eng, MBA, Commissioner of 

Community Services  

Originator’s files: 
 

Meeting date: 
9/10/2019 
 

 

 

Subject 

Request to Demolish a Heritage Listed Property: 1641 Blythe Road (Ward 8) 

 

Recommendation 

That the property at 1641 Blythe Road, which is listed on the City’s Heritage Register, is not 

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

through the applicable process, as per the Corporate Report from the Commissioner of 

Community Services dated August 20, 2019. 

Background 

Section 27.3 of the Ontario Heritage Act states that structures or buildings on property listed on 

the City’s Heritage Register cannot be removed or demolished without at least 60 days’ notice 

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

value to determine if the property merits designation. 

Comments 

The owner of the subject property has submitted a heritage application to demolish the existing 

detached dwelling. The subject property is listed on the City’s Heritage Register as it forms part 

of the Credit River Corridor cultural landscape, recognized as a rare natural landmark. The 

Heritage Impact Assessment is attached as Appendix 1. It is the consultant’s conclusion that the 

house a 1641 Blythe Road is not worthy of heritage designation and the cultural landscape will 

not be impacted by the proposed development. Staff concurs with this opinion. 

Financial Impact 

There is no financial impact resulting from the recommendation in this report. 
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Conclusion 

The owner of 1641 Blythe Road has requested permission to demolish a structure on a property 

that is listed on the City’s Heritage Register. The applicant has submitted a Heritage Impact 

Assessment that provides information which does not support the building’s nor the cultural 

landscape’s merit for designation under the Ontario Heritage Act. 

 

Attachments 
Appendix 1: Heritage Impact Assessment  

 

Paul Mitcham, P. Eng, MBA, Commissioner of Community Services 

 

Prepared by:   Brooke Herczeg, Heritage Analyst 
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1641 Blythe Road 
Heritage Impact Assessment
June 12, 2019  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Introduction

This  Heritage  Impact  Assessment  (HIA)  has  been  prepared  by  W.E.  Oughtred  & 

Associates  Inc.  as  a  requirement  for  obtaining  a  heritage  permit  for  the  proposed  new 

dwelling at 1641 Blythe Road.  An HIA is required as this property is located within  the 

Cultural Heritage Landscape area of the Credit River Corridor. “The Credit River is 58 miles 

long in total  and has a drainage area of 328 square miles.  From south of Georgetown to 

Erindale, the river cuts through the boulder till of the Peel Plain and in some areas exposes 

the underlying Paleozoic bedrock of shales and sandstones. The River flows through a wide 

alluvial terrace at Meadowvale where its banks are gentle and tree covered. As it approaches 

the old Shoreline of glacial Lake Iroquois at Erindale it cuts deeper and deeper into the Peel 

Plain creating steep valley walls in excess of 75 feet deep. In several locations, such as on the 

former Bird property north of  Burnhamthorpe,  intermediate  benches were formed as  the 

water  levels  of  the  glacial  lakes  receded.  These  benches  and  alluvial  terraces  provide 

wonderful natural and recreational settings for trails and other recreational activities. South 

of the Iroquois shoreline the River cuts through the sands and boulder till of the Iroquois 

Plain. The last mile of the river is drowned and marshy. The wave action of Lake Ontario 

continues in its  efforts to build a bar across the mouth of the river which is  periodically 

removed by dredging. Despite its size, the River has had significant impact on the settlement 

of the area.  At one time, Erindale had a mill  and for a short while a small  hydroelectric 

generating station. At Streetsville, four flour mills operated some of which remain today as 

modern mills. Two sawmills and a carding mill were built in Meadowvale. The banks of the 
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Rear yard look towards the rear of the dwelling. (left). Rear yard looking towards the 

Credit River (above right).

Rear Elevations (above and below)
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East elevations - above
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development.  It  does  not  have  any  characteristics  that  contribute  to  an  enhanced 

understanding  of  the  community  or  location  culture.  There  is  no  link  to  its  physical, 

functional, visual or historic surroundings.

A partial history of the lot was found in the Heritage Impact Statement prepared for 

1625 Blythe Road. 1625 Bylthe Road is also part of Lot 4. 

“Because the Credit River passes through the subject property, the property 

was  originally  part  of  a  reserve  retained  by  the  Mississauga  nation  after 

signing Treaty  13a  in  1805,  in  which the  Mississauga nation sold all  land 

south of present- day Eglinton Avenue, from Etobicoke Creek to the Brant 

Tract  in modern-day Burlington,  excluding all  land for  ~1.6 kilometres on 

both sides of the Credit River. 

In 1822, the councilors of the Mississauga nation signed Treaty 22, selling the 

part of the 1805 reserve for one-quarter the distance of a concession (approx- 

imately  500  metres)  on  both  sides  of  the  Dundas  Street  survey  line.  The 

southern lot line of Treaty 22 is today’s Blythe Road, which is the southern lot 

line of the subject property. Being the lot line halfway between the Dundas 

Street  survey line and the 1st  Concession South (called the Middle Road), 

Blythe Road was known as Upper Middle Road to August 1958, when the 

current name was adopted. 

Thomas  Racey  purchased  the  Treaty  22  tract  from  the  Crown  with  the 

guarantee to pay for the tract by way of revenue generated by a saw and/or 

grist  mill  he  proposed  to  build  on  the  Credit  River  about  one  kilometre 

upstream of  the  subject  property.  Racey’s  mill  did  not  generate  sufficient 

revenue  to  cover  cost,  and  he  surrendered  the  land  in  1828.  The  Crown 

divided the surrendered land into smaller lots to be resold by trustees of the 

land. 

An ~81 hectare (200 acre) portion of this surrender was transferred to Thomas 

McEwen who acted as an agent for the sale of this section of the Racey Tract, 
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referred to from this date as Lot 4 of Range 2 S.D.S. (south of Dundas Street) 

of the C.I.R. (Credit Indian Reserve). 

Following  this  transfer,  the  record  of  the  subject  property  is  uncertain, 

because the land registry record lists all land transactions within Lot 4, CIR 

Range 2 SDS without specifying which portions of the lot were sold. With the 

assistance of the historian for Heritage Mississauga, the following sequence of 

land  transactions  has  been  assembled  for  the  subject  property  by  going 

through the sequence of transactions back in time from the current owner. 

It is likely that John McGill planned to rebuild Racey’s mill, purchasing the 

land in Lots 3 and 4, CIR Range 2 SDS (through which the river meandered) 

in 1868. He purchased Lot 4 for £1,280. 

There  is  some confusion regarding the  next  transaction.  The land registry 

record states that the southermost 20 acres of Lot 4 was purchased by William 

Fletcher  in  1890  for  $2,000,  but  the  Walker  and  Miles  map  of  Toronto 

Township  of  1877  shows  the  land  in  Fletcher’s  possession  in  1877.  It  is 

possible that Fletcher was managing the land for the McGills, who were only 

interested in the water rights to the property.” 2

The subject property was not part of the transaction that was purchased by William 

Fletcher. Title documents indicate that the portions of subject parcel were sold to a Michael 

Murphy in 1879 and to a James Wilson in 1885. 

Development Proposal

Blythe Road is a hidden gem in Mississauga. Having less than twenty properties on 

the street, all those west of the Queen of Apostles Renewal Centre back onto the Credit River. 

These properties offer well treed, oversized lots, away from the hustle and bustle of City life, 

but providing quick access to major transportation routes. They afford the owner a rare 

opportunity to build substantially sized custom homes to meet their needs. The two 

properties immediately to the west of the subject property have been re-developed in the last 

 HIS, 1625 Blythe Road, Richard Collins2
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About the Author:

William Oughtred of W.E. Oughtred & Associates Inc., is a development and land use 

consultant who has been practicing in the Mississauga and GTA area for over 30 years. Mr. 

Oughtred has a Bachelor of Arts from McMaster University. Mr. Oughtred is well versed in 

both Planning and building procedures and the City of Mississauga Zoning By-law and 

Official Plan.

Mr. Oughtred specializes in infill development projects. His extensive experience has 

afforded him the opportunity to see the City evolve and be at the forefront of growing trends 

and patterns in land development in Mississauga. He consults regularly on both heritage and 

urban design for infill projects. 

Heritage Impact Statements and Assessments have been completed for many properties 

in Mississauga, including, but not limited to. the properties listed below.

❖ 1532 Adamson Road

❖ 1484 Hurontario Street

❖ 191 Donnelly Drive

❖ 2222 Doulton Drive

❖ 915 North Service Road

❖ 2375 Mississauga Road

❖ 943 Whittier Crescent

❖ 2417 Mississauga Road

References

www5.mississauga.ca/pdfs/Cultural_Landscape_Inventory_Jan05.pdf

https://www.mississauga.ca/portal/services/property

http://www.mtc.gov.on.ca/en/heritage/heritage.shtml

Matthew Wilkinson, Heritage Mississauga

Collins, Richard, Heritage Impact Assessment, 1625 Blythe Road, Undated
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Meadowvale Village Heritage Conservation 
District Advisory Subcommittee 2019/08/06 

REPORT 1 - 2019 

To: CHAIR AND MEMBERS OF HERITAGE ADVISORY COMMITTEE 

The Meadowvale Village Heritage Conservation District Advisory Subcommittee presents its first 
report for 2019 and recommends: 

MVHCD-0001-2019 
That the request to grade and pave the rear and side yards of 1060 Old Derry Road with gravel, 
porous and regular asphalt be approved. 

MVHCD-0002-2019 
That the request to: alter the lot line of 7060 Old Mill Lane; demolish the existing garage; and 
install fencing along the property to be retained, be approved. 
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Date: 2019/08/26 

To: Chair and Members of Heritage Advisory Committee 
 

From: Megan Piercey, Legislative Coordinator 

Meeting Date: 2019/09/10 

Subject: Adrian Zita-Bennett – Request for Temporary Leave from the Heritage 
Advisory Committee 

 
 
Due to professional obligations, Adrian Zita-Bennett, Citizen Member of the Heritage Advisory 
Committee is requesting a temporary leave from the Heritage Advisory Committee until 
December, 2019. 
 
 
 
Megan Piercey 
Legislative Coordinator 
Legislative Services, Office of the City Clerk 
300 City Centre Drive, Mississauga, ON L5B 3C1 
(905) 615-3200 ext. 4915 
Megan.piercey@mississauga.ca 
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Date: 20/8/2019 

To: Chair and Members of Heritage Advisory Committee 
 

From: Paul Damaso, Director, Culture Division 

Meeting Date: 9/10/2019 

Subject: New Construction Adjacent to a Designated and Listed Property: 354 Meadow 

Wood Lane 

 

This memorandum and its attachment are presented for HAC’s information. 

 

The property at 1620 Orr Road, adjacent to 354 Meadow Wood Lane, is both designated under 

Part IV of the OHA and is Listed on the City’s heritage register as a Cultural Heritage 

Landscape. Section 7.4.1.12 of the Mississauga Official Plan states that: “The proponent of any 

construction, development, or property alteration that might adversely affect a listed or 

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

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

and other appropriate authorities having jurisdiction.” A scoped Heritage Impact Assessment 

report is attached for your reference. 

 

 

 
 
Attachments  

Appendix 1: Heritage Impact Assessment 

 

 

 

 

 

 

Prepared by:   Paul Damaso, Director, Culture Division 
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EXECUTIVE SUMMARY 

 

The subject property is a residential property on Meadow Wood Lane that backs onto a public 

park called Meadow Wood Park, a component of the Bradley Museum Cultural Landscape. The 

applicant is proposing to demolish an existing frame cottage and build a larger home and 

swimming pool. The proposal has been evaluated and it has been determined that it will have 

no impact on heritage values or attributes associated with the Bradley Museum Cultural 

Landscape. An archaeological assessment has been undertaken and determined that no further 

work is required for archaeology. Therefore, no mitigation is required.  
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3.0 SITE DESCRIPTION 

See Appendix A: SITE PHOTOS 

The subject property is a small rectangular lot on the west side of Meadow Wood Lane. It 

contains a small 1.5-storey frame cottage and garage. The rear yard backs onto Meadow Wood 

Park. Meadow Wood Lane is a private unpaved road that does not have a sidewalk. It is a dead 

end street that provides access to 8 residences. 

354 Meadow Wood Lane 

Above:  view from Meadow Wood Lane 

Below: view from Meadow Wood Park 
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4.0 HERITAGE PLANNING CONTEXT 

 

The Bradley Museum Cultural Landscape is one of 11 sites that have been identified as 

significant ‘residential’ landscapes within the City of Mississauga because they have cultural 

heritage value to the community.1 The Bradley Museum Cultural Landscape contains a 

collection of 4 historic buildings including 2 Part IV Designated buildings. The Bradley Museum 

complex includes: 

 

• Bradley House, a c. 1830 wooden farmhouse (Designated Part IV) 

• The Anchorage, an early 19th century Ontario Regency style cottage that was relocated 

here in the 2007 (Designated Part IV) 

• An early 19th century log cabin that was relocated here from Port Credit Drive 

• A late 19th century barn & drive shed 

 

    
The Anchorage (left) and the barn & drive shed (right) 

 

The ‘park-like setting’ associated with the Bradley Museum complex contributes to its heritage 

value and to the operation of this site as a community museum.  Values associated with the 

Bradley Museum Cultural Landscape are identified in the Cultural Landscape Inventory (2005) 

and include the following: 

 

1. Historical Value; the buildings and the land that surrounds them have historical 

associations with several important people who contributed to the early development 

of Mississauga 

 

2. Architectural Value: the historic buildings contribute to the built environment as 

representative examples of early buildings in Mississauga and the activities associated 

with them 

 

3. Archaeological Potential: the site has archaeological potential because of its proximity 

to the shore of Lake Ontario 

 

The museum buildings are clustered at the north end of the property near Orr Road. The 

property is a long narrow parcel that extends down to the lake. The area south of the museum 

buildings contains woods and parkland. The parkland is known as Meadow Wood Park and is 

																																																								

1	Cultural Landscape Inventory (2005) Currently being updated.	
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6.0 IMPACT ON HERITAGE VALUES 

 

The proposed development will have no direct impact on the Bradley Museum Cultural 

Landscape. Indirect impacts are very minor and are limited to a portion of the public parkland 

that contributes to the ‘park-like’ setting that is an attribute of the Bradley Museum Cultural 

Landscape. 

 

Minor impacts include visual impacts from Meadow Wood Park. The slight increase in height 

and the reduced rear-yard setback will make the new house more visible from Meadow Wood 

Park. This impact is not considered excessive because the proposed dwelling is consistent with 

the land use and zoning for this area and is similar to other residential buildings that back onto 

Meadow Wood Park. Therefore, no mitigation is required. 

 

The proposed swimming pool in the back yard will be fairly close to the property line adjacent 

to Meadow Wood Park, approximately 3-4 m. The applicant has already retained an arborist to 

determine if excavation for the pool would impact any mature trees. There will be no impacts to 

trees in Meadow Wood Park because there are no significant trees in the park that are close to 

the subject property. Protection measures to protect 2 mature trees on neighbouring properties 

are being undertaken. The only park feature that is directly adjacent to the subject property is 

the lawn. The lawn in the park will not be impacted by landscaping on the subject property 

because the existing grade along the property line will be maintained. An existing drainage 

ditch located in the park behind the subject property will continue to provide adequate water 

management. Therefore, no mitigation is required. 

 

 
Park area adjacent to the subject property - drainage ditch and storm sewer in the park – there are no 

trees in this area just lawn 
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7.0 CONCLUSIONS & RECOMMENDATIONS  

 

The proposed development will have no adverse affects on the adjacent heritage property 

known as the Bradley Museum Cultural Landscape. Therefore, no mitigation is required. The 

following recommendations can be implemented through the regular site plan and building 

permit approval process: 

 

• the existing grade along the rear property line should be maintained to prevent water 

running off into the park 

• new fencing and/or plantings along the rear property line should maintain the park-like 

character of Meadow Wood Park  

 

8.0 QUALIFICATIONS OF THE AUTHOR  

 

The author of this report is a member in good standing of the Canadian Association of Heritage 

Professionals. Formal education includes a Master of Arts in Architectural History from the 

University of Toronto and a diploma in Heritage Conservation from the Willowbank School of 

Restoration Arts. Professional experience includes an internship at the Ontario Heritage Trust, 

three years as Architectural Historian and Conservation Specialist at Taylor Hazell Architects in 

Toronto, and 7 years in private practice in Ontario as a heritage consultant. Other relevant 

experience includes teaching art history at the University of Toronto and McMaster University 

and teaching Research Methods and Conservation Planning at the Willowbank School for 

Restoration Arts in Queenston. In addition to numerous heritage reports, the author has 

published work in academic journals such as the Journal of the Society of Architectural 

Historians and the Canadian Historical Review. 

 

8.0 SOURCES  

 

City of Mississauga, Cultural Landscape Heritage Impact Assessment (HIA) Terms of Reference 

(2017) 

 

---------------------------, Cultural Landscape Inventory (2005) 

 

--------------------------, Municipal By-law 477-77; Lewis Bradley Pioneer Museum 

 

--------------------------, Municipal By-law 661-83; The Anchorage 

 

--------------------------, Official Plan.  

 

Heritage Mississauga, ‘Clarkson’, online resource https://heritagemississauga.com/clarkson/ 
 

-----------------------------, The Clarkson Book, available online 
http://www.mississauga.ca/file/COM/8147_ClarksonBook_PartOne.pdf 

 

 

Ontario Ministry of Tourism & Culture, Heritage Resources in the Land Use Planning Process,  

Ontario Heritage Tool Kit (2006) 
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Figure 3: 354 MEADOW WOOD LANE – front elevation of the subject property – existing frame cottage 

with a small front yard 

	
Figure 4: 354 MEADOW WOOD LANE – existing driveway and attached garage – there is no sidewalk 
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Figure 5:  354 MEADOW WOOD LANE – the park yard backs on to a public park that is part of the 

Bradley Museum Cultural Landscape – chain link fence along the property line 

	
Figure 6: PUBLIC PARK –view towards the back yard of the subject property – there is a drainage ditch 

and sewer line in the park behind the subject property 

8.2 - 15



8.2 - 16



Figure 9:  PUBLIC PARK – utility building and woods along the south side of the park – chain link fence 

along the property line – no public access 
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Date: 8/20/2019 

To: Chair and Members of Heritage Advisory Committee 
 

From: Paul Damaso, Director, Culture Division 
 

Meeting Date: 9/10/2019 

Subject: Alteration Adjacent to a Listed Property: 411 Lakeshore Road East (Ward 1) 

 
 

This memorandum and its attachment are presented for HAC’s information. 

 

Section 7.4.1.12 of the Mississauga Official Plan states that: “The proponent of any 

construction, development, or property alteration that might adversely affect a listed or 

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

resource will be required to submit a Heritage Impact Assessment, prepared to the satisfaction 

of the City and other appropriate authorities having jurisdiction.” A report is attached for your 

reference. 

 

 

 

Attachments  

Appendix 1: Heritage Impact Assessment 

 

 

Prepared by:   Paul Damaso, Director, Culture Division 
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HERITAGE IMPACT ASSESSMENT	

425 LAKESHORE ROAD EAST, PORT CREDIT 
ADJACENT TO 411 LAKESHORE ROAD EAST (FORMER TEXACO GAS STATION) 

FINAL REPORT 
02 Aug 2019 

MEGAN HOBSON 
M.A. DIPL. HERITAGE CONSERVATION 

Built Heritage Consultant 
45 James Street, Dundas, ON L9H 2J5 
(905) 975-7080 
mhobson@bell.net 
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EXECUTIVE SUMMARY 

 

The subject property is a vacant lot that is adjacent to 411 Lakeshore Road East, a non-

Designated heritage property that is included on the Municipal Heritage Register. The heritage 

property contains a building that was originally built by Texaco Canada Ltd in the 1950s. The 

proposed development consisting of a 4-storey mixed used building with commercial space on 

the ground floor and 68 units above, has been evaluated and it has been determined that there 

will be no negative impacts on the built heritage resource located at 411 Lakeshore Road East. 

Therefore no mitigation is required. 
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4.0 HERITAGE PLANNING CONTEXT 

 

The heritage property (411 Lakeshore Road East) contains a built heritage resource that has 

been identified as an example of a ‘50s Contempo Style’ gas station built by Texaco Canada. 

Since it’s original construction in the 1950s, the building has undergone some changes. The gas 

pumps have been removed white enameled metal panels have been installed over the original 

stucco finish (according to the Heritage Inventory)1. Heritage attributes include the modern 

design to fit a suburban street corner and its towering signboard that originally displayed the 

Texaco name and logo. The original logo has been replaced by subsequent owners. It is 

currently operated as A.B.V. Autocare 

 

Historically and contextually, the Texaco gas station is associated with suburbanization and car 

ownership after World War II that transformed Lakeshore Road East. It was originally built as a 

neighbourhood gas bar and auto centre. Texaco is significant to Port Credit because they 

operated a large oil refinery in Port Credit from c. 1955 to 1985.2in the  

 

Architecturally, the building is an example of a neighbourhood gas bar and auto centre built to 

a standardized design by the Texaco oil company across Canada. Starting in the 1930s, Texaco, 

and other oil companies, developed standardized building plans in response to consumer 

demand for safe and convenient gas bars in suburban neighbourhoods as care ownership 

increased. After WWII, European Modernism influenced the design of these stations and 

Texaco and other companies adopted a modern style for their stations that included stylized 

lettering and logos so that the stations were highly visible and easily recognizable. In the 1950s, 

the stations were one-storey boxes with flat roofs. Stations on corner sites were designed with 

an angled corner with a display window and a garage bay facing the main street and several 

garage bays on the side street. White enameled metal cladding was commonly used with 

simple ‘streamlined’ details. The use of steel framing meant that the elevations facing the street 

could be cut out for multiple garage doors and large display windows. The buildings were set 

back from the road to allow room for a gas bar in front. Towers, sign poles and flags with the 

company logo were used to attract the attention of motorists on the main road.  

 

    
Texaco Postcard [Hatten]         Texaco Oil Refinery in Port Credit [Hatten] 

 

																																																								
1 If stucco cladding is confirmed beneath the metal paneling, it may suggest a date of construction in the 1930s, with metal paneling installed later in the 1950s 

to update the look of the building and reduce maintenance. 
2 In 1955, a subsidiary of Texaco took over an earlier refinery in Port Credit (Lloyd Refineries/Good Rich Oil/Regent Refinery). In 1959 the name was changed to 

Texaco Canada Ltd. The company stopped production in 1985.		
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411 Lakeshore Road East, c 1978 photo – Texaco gas bar & auto centre [Heritage Mississauga] 

 

 

    
1930s Texaco Station in California (left) and a Regent Station (acquired by Texaco) 25 Lakeshore Road 

West in Mississauga (right). 
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Streetscape Drawing of the proposed development showing the heights of adjacent properties – the 

heritage gas station is a one-storey structure that is set further back from Lakeshore Road East. There is 

adequate separation between the building to prevent excessive shadows or obstruction of views. [Invizij 

Architects] 

 

6.0 IMPACT ON HERITAGE VALUES 

 

The proposed development is limited to a vacant property that is adjacent to the heritage 

property. Therefore, there will be no direct impacts to the heritage gas station located at 411 

Lakeshore Road East. Potential indirect impacts that may affect the heritage property are: 

 

• change in land use on the adjacent property from auto-garage to mixed-use with 

commercial at street level and residential above 

• land disturbances caused by excavation and construction on the adjacent property 

• shadows cast by the new building on the adjacent property 

• obstruction of views to and/or from the heritage property 

 

Potential impacts are discussed below to provide a rationale for the consultant’s opinion that 

the proposed development will have no negative impacts to the heritage property and may 

have some positive benefits to the heritage property. 

 

( i )  Change in land use 

 

The vacant parcel that is being redeveloped by Indwell formerly contained a Firestone Auto 

Centre. This building has been demolished to allow redevelopment of the site. The new mixed-

use building being proposed will include commercial space on the ground floor with 68 

residential units above. This mix of uses is consistent with and will support existing uses along 

Lakeshore Road East in this area. The change from ‘auto centre’ to commercial/residential is not 

anticipated to have any negative impacts on the ongoing use of 411 Lakeshore Road East as an 
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auto garage. In fact, it may bring benefits, since the new businesses and residents may become 

customers and have their cars serviced there. If the garage closes some time in the future, the 

proposed change in use next door would support various types of adaptive re-use. Successful 

conversions of 1950s auto centres include various compatible uses such as professional offices, 

retail, café or restaurant. The change in use is therefore seen as having positive benefits to the 

ongoing and long-term conservation of the built heritage resources located at 411 Lakeshore 

Road East. 

 

( i i )  Land disturbances 

 

The heritage garage building at 411 Lakeshore Road East is a small one-storey building with no 

basement. Land surrounding the building is paved with asphalt. Therefore, land disturbances 

associated with excavation and construction on the adjacent property will have no negative 

impacts on heritage values or attributes associated with the heritage property. 

 

( i i i )  Shadows 

 

The proposed development is only 4-stories in height and is below what is permitted in this 

area. Given the modest height, the interior side yard setback provides adequate distance 

between the new building and the built heritage resource. The east wall of the heritage garage 

building that faces the development is an unadorned wall with no windows. Therefore, there 

will be no negative impacts from shadows. 

 

( iv) Obstruction of views 

 

The heritage garage building is set back from Lakeshore Road East. The new development will 

be built closer to Lakeshore Road East but there is adequate separation along the side property 

line to prevent excessive obstruction of views. The spacing between the buildings will allow 

adequate visibility to the heritage garage from Lakeshore Road East. Furthermore, the area in 

front of the proposed develpoment will contain landscape elements, seating and lighting. These 

elements have the potential to enhance views of the built heritage resource by pedestrians 

since people can gather and sit here. The heritage garage is oriented such that primary views to 

and from the garage are associated with the intersection of Shaw Drive and Lakeshore Road 

East and there will be no negative impacts to this viewshed. 

 

 
The east side of the heritage garage that is adjacent to the proposed development is a blank unadorned 

wall with no windows.  
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7.0 CONCLUSIONS & RECOMMENDATIONS  

 

The proposed development will have no negative impacts on the adjacent heritage property 

located at 411 Lakeshore Road East. Therefore, no mitigation is required. It has also been noted 

that the proposed development may provide positive benefits in a number of ways. Those 

benefits include an increase in potential customers to support ongoing of the building use as a 

garage, public realm benefits that will increase visibility of the built heritage resource from the 

pedestrian realm, and a change in use that will support various adaptive re-use options for the 

garage if that occurs in the future. 

 

8.0 QUALIFICATIONS OF THE AUTHOR  

 

The author of this report is a member in good standing of the Canadian Association of Heritage 

Professionals. Formal education includes a Master of Arts in Architectural History from the 

University of Toronto and a diploma in Heritage Conservation from the Willowbank School of 

Restoration Arts. Professional experience includes an internship at the Ontario Heritage Trust, 

three years as Architectural Historian and Conservation Specialist at Taylor Hazell Architects in 

Toronto, and 7 years in private practice in Ontario as a heritage consultant. Other relevant 

experience includes teaching at the University of Toronto, McMaster University the Willowbank 

School for Restoration Arts in Queenston. In addition to numerous heritage reports, the author 

has published work in academic journals such as the Journal of the Society for the Study of 

Architecture in Canada and the Canadian Historical Review. 
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APPENDIX A: SITE PHOTOS   

 
Figure 1:  411 LAKESHORE ROAD EAST – view from Lakeshore Road East looking west  

 

 
Figure 2: 411 LAKESHORE ROAD EAST – view from Lakeshore Road East 
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Figure 3: 411 LAKESHORE ROAD EAST – view from the intersection of Lakeshore East & Shaw Drive 

 

 
Figure 4: 411 LAKESHORE ROAD EAST – angled corner oriented towards the intersection of Lakeshore 

Road East & Shaw Drive 
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Figure 5:  411 LAKESHORE ROAD EAST – elevation facing Lakeshore Road East 

	

	
Figure 6: 411 LAKESHORE ROAD EAST – east side elevation adjacent to the development site 
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Figure 7: 411 LAKESHORE ROAD EAST – side elevation on Shaw Drive 

	
Figure 8:  411 LAKESHORE ROAD EAST – west side elevation adjacent to low-rise residential on Shaw 

Drive	
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Date: 8/20/2019 

To: Chair and Members of Heritage Advisory Committee 

From: Paul Damaso, Director, Culture Division 

Meeting Date: 9/10/2019 

Subject: Alteration to a Listed Property: 1815 Outer Circle Road (Ward 8) 

This memorandum and its attachment are presented for HAC’s information. 

Section 7.4.1.12 of the Mississauga Official Plan states that: “The proponent of any 

construction, development, or property alteration that might adversely affect a listed or 

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

resource will be required to submit a Heritage Impact Assessment, prepared to the satisfaction 

of the City and other appropriate authorities having jurisdiction.” A report is attached for your 

reference. 

Attachments  

Appendix 1: Heritage Impact Assessment 

Paul Damaso, Director, Culture Division 
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Appendix A Cultural Landscape Inventory - UTM

Cultural Landscape Inventory

University of Toronto at Mississauga (UTM) L-INS-2

Heritage or Other Designation Lislehurst 879-85

Location Located on Mississauga Road north of Dundas Street West and south of Burnhamthorpe
Road West

Landscape Type Institutional

LANDSCAPE ENVIRONMENT BUILT ENVIRONMENT

HISTORICAL ASSOCIATION

Scenic and Visual Quality

Natural Environment

Horticultural Interest

Landscape Design, Type and Technological Interest

Illustrates Style, Trend or Pattern

Direct Association with Important Person or Event

Illustrates Important Phase in Mississauga's Social or
Physical Development

Illustrates Work of Important Designer

OTHER

Aesthetic/Visual Quality

Consistent Early Environs (pre-World War II)

Consistent Scale of Built Features

Unique Architectural Features/Buildings

Designated Structures

Historical or Archaelogical Interest

Outstanding Features/Interest

Significant Ecological Interest

Landmark Value
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Cultural Landscape Inventory

University of Toronto at Mississauga (UTM) L-INS-2

SITE DESCRIPTION

Initiated as a satellite suburban campus of the University of Toronto, the University of Toronto at Missisauga (UTM), has and
continues to evolve into a mature and well respected centre of learning.  Nestled against the west bank of the Credit River, the
university takes advantage of its wonderful setting, locating buildings on prominent landform and table lands to take best
advantage of views to the river valley with its forested table land and mature treed slopes.  The campus grounds have struck a
good balance between preserving and enhancing natural areas and developing manicured grounds for campus activities.  The
campus has an interesting portfolio of buildings ranging from modern to newer international styled structures.  As the campus
matures, this range of styles will expand and form an impressive collection of architecturally significant buildings.  If the campus
plan continues to acknowledge an environmentally friendly, sustainable balance between natural and developed landscape areas,
the campus will be unique among Ontario universities in terms of its visual quality and character.  This site is recognized as a
unique cultural landscape within the City of Mississauga and one which is expected to demonstrate leadership balancing
development requirements with the protection and enhancement of the natural environment.  Lislehurst, the President's
residence, is a heritage designated structure for architectural and historical significance.
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Appendix B: Architectural  and Landscape Drawing Set - Kieran Timberlake 2019
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BUILDING CODE SUMMARY
PLAN EXAMINATION PROCEDURE
PART 3 BUILDINGS

BUILDING DESCRIPTION

MAJOR APPLICABLE CODES AND REGULATIONS

NUMBER OF STOREYS

BUILDING STOREYS ARE IDENTIFIED AS FOLLOWS
LEVEL 0
LEVEL 1
LEVEL 2
LEVEL 3
LEVEL 4
LEVEL 5

CLASSIFICATION OF BUILDINGS BY MAJOR OCCUPANCY

SUBSIDIARY OCCUPANCY

BUILDING CONSTRUCTION

FIRE SEPARATIONS AND CLOSURES

OCCUPANT LOAD

BUILDING SIZE & CONSTRUCTION RELATIVE TO OCCUPANCY

MAJOR OCCUPANCY FIRE SEPARATIONS

BUILDING AREA
GROSS FLOOR AREA
NUMBER OF STOREYS

SPATIAL SEPARATION AND EXPOSURE PROTECTION

FIRE ALARM & DETECTION SYSTEMS
FIRE ALARM SYSTEM
ANNUNCIATOR
ELECTRICAL SUPERVISION
HEAT DETECTORS
SMOKE DETECTORS
ELEVATORS
MANUAL PULL STATIONS

PROVISIONS FOR FIREFIGHTING
ROOF ACCESS
ACCESS ROUTES
FIRE DEPT CONNECTION
FIRE ROUTE DESIGN
FIRE DEPT CONNECTIONS
PORTABLE FIRE EXTINGUISHERS
STANDPIPE SYSTEM

HAZARDOUS SUBSTANCES

MEANS OF EGRESS
EGRESS FROM ROOF TERRACE
EGRESS FROM MECH PENTHOUSE
EGRESS DOORWAYS FROM ROOMS & SUITES
CORRIDOR WIDTH
DOOR WIDTH

HEALTH REQUIREMENTS

BARRIER FREE DESIGN
ALL LEVELS
# OF BARRIER-FREE ENTRANCES
CONTROLS
BARRIER FREE WR'S

UNIVERSAL WASHROOMS

EXTERIOR WALKS
DOORS & DOORWAYS

LATCH SIDE CLEARANCE

THE BUILDING WILL BE CONSTRUCTED AS A FOUR (4) STOREY, FULLY SPRINKLERED
+ ONE (1) BASEMENT LEVEL
+ ONE (1) MECHANICAL PENTHOUSE

2015 ONTARIO FIRE CODE ONTARIO HEALTH & SAFETY ACT TSSA REGULATIONS
2012 ONTARIO BUILDING CODE CSA STANDARDS CITY OF MISSISSAUGA BYLAWS
2015 ONTARIO ELECTRICAL SAFETY CODE 2013 ASHRAE 90.1 CANADIAN LABORATORY BIOSAFETY GUIDELINES
2015 NATIONAL FIRE CODE OF CANADA NFPA 13, 14, 20, 30, 45, 55, 68, 91, 497 REGULATIONS FOR INDUSTRIAL ESTABLISHMENTS

LEVEL 1, LEVEL 2, LEVEL 3 LEVEL 4 ARE ABOVE GRADE STOREYS
LEVEL 0 IS BELOW GRADE
LEVEL 5 IS NOT A STOREY (MECHANICAL PENTHOUSE)

BASEMENT
FIRST STOREY
LEVEL 2
LEVEL 3
LEVEL 4
NOT A STOREY [MECHANICAL PENTHOUSE]

GROUP A-2 ASSEMBLY

GROUP D BUSINESS
GROUP F3 LOW-HAZARD INDUSTRIAL

NON COMBUSTIBLE CONSTRUCTION, FULLY SPRINKLERED

DETERMINATION OF RATINGS
MAXIMUM OPENINGS
FIRE DAMPERS
SPRINKLER PROTECTED GLAZED WALL ASSEMBLY

DESIGNED FOR OCCUPANT LOAD
LEVEL 0 [BASEMENT] 34
LEVEL 1 536
LEVEL 2 512
LEVEL 3 255
LEVEL 4 222
LEVEL 5 [MECH PENTHOUSE] 28 

SIGNAGE WILL BE INSTALLED LIMITING THE OCCUPANCY OF: TBD

GROUP A, DIVISION 2
UP TO 6 STOREYS, ANY AREA, SPRINKLERED
NON-COMBUSTIBLE CONSTRUCTION
FLOOR ASSEMBLIES 1 HR F.R.R. SEPARATIONS
LOADBEARING STRUCTURE EQUAL TO SUPPORTED ASSEMBLY
ROOF ASSEMBLIES 1 HR
MECHANICAL PENTHOUSE 0 HR
EXIT STAIR SHAFTS 1 HR
VERTICAL SHAFTS 45 MIN
ELEVATOR SHAFTS 1 HR
CLOSURES IN FIRE-SEPARATIONS 45 MIN
JANITORS' ROOMS 0 HR
LABORATORIES 1 HR
CHEMICAL STORAGE 2 HR
SERVICE ROOMS W/O FUEL FIRED EQUIPMENT 0 HR
SERVICE ROOMS W/ FUEL-FIRED EQUIPMENT 1 HR
BETWEEN THE NEW SCIENCE BUILDING AND EXISTING DAVIS BUILDING 2 HR

GROUP A2 / GROUP D: 0 HR
GROUP A2 / GROUP F3: 1 HR
GROUP D / F3: 1 HR

5,025 m2
13,769 m2
4

TWO-STAGE FIRE ALARM SYSTEM
PROVIDED IN PROXIMITY TO THE ENTRANCE
PROVIDED FOR FIRE ALARM SYSTEM & SPRINKLER SYSTEM
PROVIDED AT TOP OF ELEVATOR SHAFTS AND IN ELEVATOR PITS
PROVIDED AT THE TOP OF EXIT STAIRS
AUTO RECALL PROVIDED. ALTERNATE LEVEL RECALL NOT REQUIRED
PROVIDED AT MAIN ENTRANCE & AT EACH REQUIRED EXIT

ACCESS PROVIDED BY STAIR, ELEVATOR & SHIPS LADDER AT L5; CAGE LADDER AT ROOF
EXISTING OUTER CIRCLE SERVES AS FIRE AND EMERGENCY ACCESS ROUTE
WITHIN 15m OF ACCESS ROUTE
6m WIDE, 12m CENTERLINE RADIUS, NO DEAD END, CONNECTED TO PUBLIC ROAD
PROVIDE WITHIN 45m OF HYDRANT WITH 2-65mm CONNECTIONS
PROVIDED PER PART 6 OF THE ONTARIO FIRE CODE
PROVIDED PER OBC, DESIGNED PER NFPA 14

REGULATIONS FOR INDUSTRIAL ESTABLISHMENTS (RIE, O.REG. 851/90 AS AMENDED TO O.REG 98/11
NFPA 30, FLAMMABLE AND COMBUSTIBLE LIQUID CODE, 2012
NFPA 55, STANDARD FOR THE STORAGE, USE AND HANDLING OF COMPRESSED GASES AND

CRYOGENIC FLUIDS IN PORTABLE AND STATIONARY CONTAINERS, CYLINDERS AND TANKS, 2005
NFPA 68, STANDARD ON EXPLOSION PROTECTION AND DEFLAGRATION VENTING, 2007
NFPA 91, STANDARD FOR EXHAUST SYSTEMS FOR AIR CONVEYING OF VAPORS, GASES, MISTS,

NONCOMBUSTIBLE PARTICULATE SOLIDS, 2010
NFPA 497, RECOMMENDED PRACTICE FOR THE CLASSIFICATION OF FLAMMABLE LIQUIDS, GASES, OR

VAPORS AND OF HAZARDOUS (CLASSIFIED) LOCATIONS FOR ELECTRICAL INSTALLATIONS IN
CHEMICAL PROCESS AREA, 2012

TWO (2) MEANS OF EGRESS REQUIRED. THREE (3) PROVIDED.
AREA GREATER THAN 200 m2. TWO (2) MEANS PROVIDED
ROOMS WITH OCC LOAD > 60 OR TRAVEL DIST. > 25m PROVIDED W/ TWO EGRESS DOORWAYS
MINIMUM 1100mm WIDTH PROVIDED
MINIMUM 860mm CLEAR OPENING WIDTH

YES
FOUR (4)
MOUNTED BETWEEN 900mm & 1200mm AFF
ONE (1) WR FOR EACH GENDER PROVIDED ON EACH LEVEL
CONFORMS TO REQUIREMENTS FOR WC'S AND LAVATORIES
UNIVERSAL WR'S PROVIDED AT LEVELS 2, 3 & 4
CONFORMS TO REQUIREMENTS FOR UNIVERSAL WASHROOMS
RAMPS & PATHWAYS MIN 1100mm WIDE & MAX 1 IN 12 SLOPE
DOORS MINIMUM 860mm CLEAR OPENING WIDTH
LEVER TYPE HANDLES PROVIDED
POWER ASSISTED DOORS AT FOUR (4) ENTRANCES, INCLUDING VESTIBULE DOORS
600mm TOWARDS APPROACH, 300mm AWAY FROM APPROACH AND AT SLIDING DOORS

3.2.1.1

3.1.2.1.(2)

3.1.5

3.1.8.4
3.1.8.6
3.1.8.7
3.1.8.18

3.1.17.1

3.2.2.24

3.2.2.24
3.2.2.24
3.1.7.5
3.2.2.13
3.2.2.14
3.2.2.24
3.6.3.1
3.5.3.1
3.1.8.4
3.3.1.2
OFC 4.12.2.1
OFC 4.2.7.3
3.6.2.1
3.6.2.1
3.1.10.2

3.1.3.1
OFC 4.12.2.1.(1)
OFC 4.12.2.1.(1)

3.2.3

3.2.4.3
3.2.4.9
3.2.4.10
3.2.4.16
3.2.4.12
3.2.4.15
3.2.4.18

3.2.5.3
3.2.2.10; 3.2.5.5; 3.2.5.6
3.2.5.5.(1)
3.2.5.6
3.2.5.16
3.2.5.17
3.2.9

3.3.1.2; 3.3.1.19

3.3.1.3.(4)
3.3.1.3.(6)
3.3.1.5
3.3.1.9
3.3.1.12; 3.8.3.3

3.7.4.3.(1)

3.8.1.1
3.8.1.2
3.8.1.5
3.8.2.3.B
3.8.3.8 TO 3.8.3.11
3.8.2.3.A
3.8.3.12
3.8.3.2
3.8.3.3
3.8.3.3.(3)
3.8.3.3.(4) & (5)
3.8.3.3.(10)

LEVEL 1 WC'S REQ
WC'S PROV

LEVEL 2 WC'S REQ
WC'S PROV

LEVEL 3 WC'S REQ
WC'S PROV

LEVEL 4 WC'S REQ
WC'S PROV

TOTALS WC'S REQ
WC'S PROV

M
2
4
3
5
2
4
2
4
9
17

F
4
5
5
6
4
4
4
4
17
19

ZONING SUMMARY
ZONING CATEGORY

OFFICIAL PLAN DESIGNATION

PROPOSED OFFICIAL PLAN DESIGNATION

LOT AND PLAN NUMBER

CITY OF MISSISSAUGA IDENTIFIER

MUNICIPAL ADDRESS

LEGAL DESCRIPTION

LOT AREA

DEVELOPMENT AREA

COVERAGE PROPOSED

COVERAGE PERMITTED

PROPOSED GROSS FLOOR AREA
LEVEL 0 [BASEMENT]
LEVEL 1
LEVEL 2
LEVEL 3
LEVEL 4
LEVEL 5 [MECHANICAL PENTHOUSE]
TOTAL GFA

FLOOR SPACE INDEX

PERMITTED GROSS FLOOR AREA

GROSS LEASABLE AREA

REQUIRED LANDSCAPE AREA

REQUIRED PARKING SPACES

PROPOSED PARKING SPACES

PROPOSED SETBACK FROM CENTRE LINE OF MISSISSAUGA RD

BUILDING HEIGHT FROM LEVEL 1 TO TOP OF ROOF

I-5

INSTITUTIONAL - UNIVERSITY

INSTITUTIONAL - UNIVERSITY

13381-1202

11680600 (Z-24)

UNIVERSITY OF TORONTO MISSISSAUGA, SCIENCE BUILDING
1815 OUTER CIRCLE, MISSISSAUGA, ON, L5L1C6

RANGE 1-3 NDS PT LTS 3-5 PL 550 PT
BLK M, 43R31817 PTS 4-6

897,543.66 m2

15,179 m2

5,025 m2

N/A 

0 m2
3885 m2
3781 m2
1876 m2
1570 m2
0 m2
11,112 m2

(11,112 m2 PROPOSED + 249,257 m2 EXISTING) / 897,543.66 m2 LOT AREA = 0.29:1

N/A 

N/A

N/A

357 SPACES, 4 BARRIER-FREE SPACES (1.1 SPACES/100m2 GFA + 0.15 SPACES/RESIDENT)
    (1.1 x (11,112/100) + (0.15*1587)) = 361 SPACES

REQUIRED PARKING SPACES TO BE ACCOMMODATED WITHIN EXISTING CAMPUS PARKING CAPACITY

PARKING CURRENT CURRENT AVAILABLE DEVELOPMENT ADDITIONAL REMAINING CAPACITY
TYPE PARKING SPACES DEMAND* CAPACITY DEMAND REQUIRED POST DEVELOPMENT
STANDARD SPACES 2693 2126 567 357 0 210
BARRIER FREE TYPE A 40 33 7 4 0 3
BARRIER FREE TYPE B 4 N/A 4 0 0 4
MOTORCYCLE 5 N/A 5 0 0 5
TOTAL 2742 2159 583 361 0 222
*BASED ON CURRENT UTM BUILDING AREA

GREATER THAN 15m

25.7m

CALCULATION BASED ON 793
PERSONS PER SEX

UNIVER
0
0
1
1
0
1
1
1
2
3

APPLICANT NAME
PHONE NUMBER
EMAIL

OWNER'S REP NAME
PHONE NUMBER
EMAIL

KTNorthAmerica PC
(1) 215-922-6600
lhedquist@kierantimberlake.com

Saher Fazilat
(1) 905-828-3707
s.fazilat@utoronto.ca

NORTH
SOUTH - 1
SOUTH - 2 F3
SOUTH - 2 D
SOUTH - 3 F3
SOUTH - 3 D
SOUTH - 4 F3
SOUTH - 4 D
SOUTH - 5
EAST - EAST
EAST - CONNECTION - L1

L2
L3

WEST

AREA
OF EBF
(SQ.M)
540
265
170
116
180
43
222
41
316
562
78
95
82
767

LD
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~
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~
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~
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~

PERMITTED
MAX % OF
OPENINGS

100%
100%
88.66%
100%
64.32%
100%
64.32%
100%
100%
100%
100%
0%
0%
100%

PROP % OF
UNPROTECTED

OPENINGS
89.6%
29%
0%
81%
10%
84.3%
11.4%
86.8%
100%
94.7%
78.3%
0%
0%

97.5%

FRR

~
~

1HR
~

1HR
~

1HR
~
~
~
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2HR
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~
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CONST
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~
~
~
~
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~
~
~
~
~
~
~
~
~
~
~
~
~

NON-
COMBUST

Y
Y
Y
Y
Y
Y
Y
Y
Y
Y
Y
Y
Y
Y

PER ZONING GFA -
NON-RESIDENTIAL

BUILDING AREA & GFA
PER OBC DEFINITIONS

1
SPA REV 1
19/05/24

1
SPA REV 1
19/05/24

1
SPA REV 1
19/05/24

1
SPA REV 1
19/05/24

1
SPA REV 1
19/05/24

1
SPA REV 1
19/05/24

1
SPA REV 1
19/05/24

1
SPA REV 1
19/05/24

1
SPA REV 1
19/05/24

1 STOREY
BELOW GRADE

2 STOREY

4 STOREY
T.O. FIN L0 SLAB: +113.71 T.O. FIN L3 SLAB: +127.99
T.O. FIN L1 SLAB: +117.66 T.O. FIN L4 SLAB: +132.79
T.O. FIN L2 SLAB: +122.56 T.O. FIN L5 SLAB: +137.59

LOUVERED / SCREENED
MECHANICAL PENTHOUSE

EAST ENTRY
LEVEL 1

PEDESTRIAN ENTRY
LEVEL 2

PEDESTRIAN ENTRY
LEVEL 3
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4 STOREY
EXISTING BUILDING
T.O. FIN L0 SLAB: +117.67
T.O. FIN L1 SLAB: +122.53
T.O. FIN L2 SLAB: +126.46
T.O. FIN L3 SLAB: +130.43
T.O. FIN L4 SLAB: +134.40 O

U
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L
E
 

DAVIS BUILDING,
BLOCK "D"

TERRENCE DONNELLY
HEALTH SCIENCES
COMPLEX

RECREATION
ATHLETICS &
WELLNESS CENTRE

DAVIS BUILDING,
BLOCK "L"

EXISTING FIRE AND EMERGENCY
SERVICES ACCESS ROUTE FOR
HSC BUILDING

DAVIS BUILDING,
BLOCK "J"

DAVIS BUILDING,
BLOCK "K"

DAVIS BUILDING,
BLOCK "BC"

DAVIS
BUILDING,
BLOCK "A"

LAYBY FOR FIRETRUCK
ACCESS

SPATIAL
SEPARATION
AT LEVEL 2

LIMITING DISTANCE
DAVIS

SPATIAL
SEPARATION
AT LEVEL 3

1
2
0
0
 

LIMITING DISTANCE
AT LEVELS 3 & 4

6
8
8
0

MAIN FIREFIGHTER ENTRY

PEDESTRIAN
ENTRY LEVEL 3

36100

1
SPA REV 1
19/05/24

ZERO-LOT LINE AT
CLERESTORY

ADDITION TO DAVIS
1

SPA REV 1
19/05/24

0

JENSEN HUGHES

VERMEULENS
COST ESTIMATING

CODE, LIFE SAFETY, ACCESSIBILITY CONSULTING

DTAH

ARUP
MEP/FP, CIVIL, STRUCTURAL, A/V, SECURITY, TELECOM

kierantimberlake.com

PHILADELPHIA, PA  19123
841 NORTH AMERICAN STREET

V  215-922-6600

LANDSCAPE ARCHITECT

F  215-922-4680

ARCHITECT

RWDI
MICRO CLIMATE CONSULTING

SWALLOW ACOUSTIC CONSULTANTS LTD.
/ THORNTON TOMASETTI

ACOUSTICS CONSULTING

NEW SCIENCE
BUILDING

ERA ARCHITECTS INC.
HERITAGE CONSULTANT

JON SOBERMAN ENGINEERING
ELEVATOR CONSULTANT

DRAWN BY:

CAD FILE:

CHECKED BY:

DATE: 

SCALE:

ISSUANCES

KT PROJECT NO. 890

N

TRUE NORTH

1815 OUTER CIRCLE
MISSISSAUGA, ON L5L 1C6

RESEARCH FACILITIES DESIGN
LABORATORY PLANNING

ARBORIST CONSULTANT

URBAN FOREST INNOVATIONS INC.

CITY OF MISSISSAUGA APPROVAL STAMP

KTNorthAmerica PC

30 AUGUST 2018
100% SCHEMATIC DESIGN

23 OCTOBER 2018
SITE PLAN PRE-APPLICATION

19 DECEMBER 2018
SITE PLAN APPLICATION

31 JANUARY 2019
100% DESIGN DEVELOPMENT

24 MAY 2019
SITE PLAN APPLICATION REV 1

CLIENT: THE GOVERNING COUNCIL OF
THE UNIVERSITY OF TORONTO
27 KING'S COLLEGE CIRCLE
TORONTO ON M5S 1A1

OWNERS REPRESENTATIVE: SAHER FAZILAT
PHONE: 905 828 3707
SITE PLAN #: SP-19-008 W8
LEGAL DESCRIPTION:

RANGE 1-3 NDS PT LTS 3-5 PL 550 PT
BLK M, 43R31817 PTS 4-6

U of T PROJECT NO. P300-17-024

REVISION
NO. DATE DESCRIPTION

ARBORIST CONSULTANT

URBAN FOREST INNOVATIONS INC.

As indicated
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SITE STATISTICS
SHEET

UNIVERSITY OF
TORONTO MISSISSAUGA

24 MAY 2019

SITE PLAN APPLICATION REV 1 - SP

NOT FOR CONSTRUCTION

G002 1 : 500

1 CODE SITE PLAN

1 19/05/24 SPA REV 1
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PROPOSED 2.5m dia. x 8.5m
BURIED FIBERGLASS CISTERN
FOR RAINWATER HARVESTING
WITH 375mm OVERFLOW PIPE
(SEE MECHANICAL DRAWINGS
FOR PRODUCT DETAILS)

STM MH03
RIM 117.40m
N INV. 115.72m
E INV. 115.57m

PROPOSED 30m - 375mm
PVC STORM SEWER @ 2.2%

PROPOSED DUCT BANKS
0.5m x 0.5m
CONNECT INTO EXISTING
HYDRO SERVICE

PROPOSED 200mm FIRE SERVICE
SEE MECHANICAL DRAWINGS FOR

CONTINUATION

PROPOSED 15m - 200mm WATER SERVICE CONNECTION
CONNECT INTO EXISTING WATERMAIN
WITH TAPPING SLEEVE, VALVE AND VALVE BOX
(REGION OF PEEL DETAIL 1-6-4)

PROPOSED 65mm GAS SERVICE
SEE MECHANICAL DRAWINGS

FOR CONTINUATION

PROPOSED 45m - 200mm
PVC SAN SEWER @ 1.0%

PROPOSED 30m - 300mm
PVC STORM SEWER @ 1.0%

DCB01
RIM 122.80m
INV. 121.65m

PROPOSED 23m - 250mm
PVC STORM SEWER @ 1.0%

CB04
RIM 116.25m
INV. 114.75m

EXISTING STM SEWER (SKETCHED AS
PER AS-BUILT DRAWINGS) TO BE
PROTECTED DURING CONSTRUCTION.
FURTHER INVESTIGATION OF
UNDERGROUND SERVICE IS REQUIRED

TERRENCE DONNELLY 
HEALTH SCIENCE COMPLEX

OUTLET INTO SWALE
INV. 121.15m

RIPRAP AND GEOTEXTILE AT
OUTLET AS PER OPSD 803.010

CONNECT INTO
EXISTING WATERMAIN
WITH 150mm PVC PIPE

STM MH01
RIM 116.11m
W INV. 113.83m
E INV. 113.80m

PROTECT EXISTING CATCHBASIN
ADJUST FRAME AND GRATE TO

PROPOSED GRADE

PROTECT EXISTING CATCHBASIN
ADJUST FRAME AND GRATE TO

PROPOSED GRADE
PROPOSED 5m - 250mm
PVC STORM SEWER @ 2.0%

PROPOSED FIRE HYDRANT
(REGION OF PEEL
STANDARD DRAWING 1-6-1)

EXISTING SAN MH
RIM 115.18m

N INV. (EX.) 110.01m
S INV. (EX.) 109.94m

W INV. (PROP.) 111.57m
W DROP INV. (PROP.) 110.12m

SAN MH01 
RIM 117.54m 
W INV. 112.36m 
E INV. 112.33m 

V&B

V&B

PROPOSED ELECTRICAL SERVICE
SEE ELECTRICAL DRAWINGS FOR

CONTINUATION

PROPOSED 3m - 200mm SANITARY SERVICE
INV 112.40m

SEE MECHANICAL DRAWINGS
FOR CONTINUATION

PROPOSED 150mm
DOMESTIC WATER SERVICE

SEE MECHANICAL DRAWINGS
FOR CONTINUATION

CB03
RIM 116.35m
INV. 114.85m

INFILTRATION
AREA 1

PROPOSED 11m - 300mm
PVC STORM SEWER @ 1.0%

PROPOSED 5.7m - 300mm
PVC STORM SEWER @ 1.0%

STM MH06
RIM 122.70m
SW INV. 121.26m
N INV. 121.21m

1200mm OUTLET
CONTROL STRUCTURE
WITH HYDRO-BRAKE
VORTEX VALVE
RIM 116.70m
N INV. 115.35m
W INV. 115.41m

HYD

STM MH04
RIM 116.70m
W INV. (PROP.) 114.94m
W DROP INV. (PROP.) 113.85m
S INV. (EX.) 113.36m

5
C801 

V&B

FREESTANDING FIRE
DEPARTMENT CONNECTION

CB01
RIM 121.30m
INV. 120.10m

STM MH05
RIM 123.00m

SW INV. 121.66m
SE INV. 121.625m
NE INV. 121.565m

PROPOSED 2.5m - 300mm
PVC STORM SEWER @ 1.0%

PROPOSED 18m - 250mm
PVC STORM SEWER @ 2.0%

WILLIAM G.
DAVIS BUILDING

RECREATION, ATHLETICS
AND WELLNESS CENTRE

NEW SCIENCE BUILDING

EXISTING STM MANHOLE
RIM 124.24m

NW INV. (EX.) 117.02m
SE INV. (EX.) 116.95m

NE INV. (PROP.) 119.74m
NE DROP INV. (PROP.) 117.10m

SW INV. (PROP.) 124.75m
SW DROP INV. (PROP.) 117.10m

SAN MH02
RIM 116.94m
W INV. 112.05m
E INV. 112.02m

PROPOSED 28m - 200mm 
PVC SAN SEWER @ 1.0% 

PROPOSED 27m - 250mm
PVC STORM SEWER @ 2.0%

DICB01
RIM 123.96m
INV. 122.20m

CB02
RIM 126.10m
INV. 124.90m

PROPOSED 7.7m - 250mm
PVC STORM SEWER @ 2.0%

PROPOSED FIRE HYDRANT
(REGION OF PEEL
STANDARD DRAWING 1-6-1)

HYD

EXISTING STM MANHOLE
RIM 117.11m
W INV. (EX.) 115.45m
NW INV. (EX.) 115.24m
NE INV. (EX.) 115.18m
SE INV. (PROP.) 115.24m

1200mm OUTLET
CONTROL STRUCTURE
RIM 116.70m
NE INV. 115.64m

INFILTRATION
AREA 2

HYD

7
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PROPOSED FIRE HYDRANT
(REGION OF PEEL

STANDARD DRAWING 1-6-1)

CONNECT INTO
EXISTING WATERMAIN

PROPOSED 11.5m -
150mm DIA PVC PIPE
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RIM 116.35m
W INV. 113.61m
N INV. 113.61m
S INV. 113.61m
E INV. 113.58m

PROPOSED 2m - 250mm
PVC STORM SEWER @ 2.0%
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THE HEALTH SCIENCE COMPLEX ("HSC_C103_SiteServicing_Plan.pdf" DATED AUG 2009) AND THE RECREATION,
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EX. 300mm
WATERMAIN 

MIN. 1.80m

ABANDONED
525mm STM

3.60m

EX. 100mm GAS
CONTRACTOR TO PROVIDE MINIMUM
CLEARANCE OF 300mm BELOW PIPE

1.60m

EX. 150mm
GAS

1.45m

3.34m

EX. 675mm STM

5.21m

INV. = 112.40m

PROP. SAN MH01
RIM 117.54
W. INV 112.36
E. INV 112.33

PROP. 28m - 200mm
PVC SAN @ 1.0%

5.24m

TAPPING SLEEVE,
VALVE AND VALVE BOX

0.96m
1.10m

PROP. 200mm PVC FIRE
SERVICE & 150mm PVC
DOMESTIC SERVICE

PROP. 4m - 200mm
PVC SAN @ 1.0%

PROP. STM MH04
RIM 116.70
W. INV (PROP.) 114.94
W. DROP INV (PROP.) 113.85
S. INV (EX.) 113.36

EX. 300mm SAN

PROP. RAINWATER
HARVESTING TANK

PROP. 30m - 375mm
PVC STM @ 2.2%

DROP PIPE (REGION OF
PEEL STD. DWG 2-5-26)

SAFETY PLATFORM
(REGION OF PEEL
STD. DWG 2-6-15)

1.56m

375mm OVERFLOW
PIPE FROM TANK

CONTRACTOR TO PROVIDE
MINIMUM CLEARANCE OF

500mm ABOVE WATERMAIN

DROP PIPE
(CITY OF MISSISSAUGA

STD. DWG 2113.010)

117

L1 FFE = 117.66m

L0 FFE = 113.91m
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NOTE: THE DEPTH AND LOCATION OF ALL EXISTING UTILITIES SHOWN IN THIS PROFILE HAVE BEEN ESTIMATED BASED ON INFORMATION PROVIDED TO THE DESIGNERS, INCLUDING AS-BUILT DRAWINGS AND TOPOGRAPHIC SURVEY. CONTRACTOR TO VERIFY LOCATION AND DEPTH PRIOR TO COMMENCEMENT OF CONSTRUCTION AND REPORT ANY DISCREPANCIES TO THE ENGINEER.

2.27m

PROP. STM MH03
RIM 117.40
N. INV 115.72
E. INV 115.57

EX. SAN MH 195
RIM 115.18

N. INV (EX.) 110.01
W. INV (PROP.) 111.61

W. DROP INV (PROP.) 110.12
S. INV (EX.) 109.94

PROP. SAN MH02
RIM 116.94
W. INV 112.05
E. INV 112.02

C

2%

40mm HL-3
100mm HL-8
200mm GRANULAR 'A'
325mm GRANULAR 'B'

CONCRETE CURB AND
GUTTER (TYP.) (OPSD 600.040)

SUBDRAIN (TYP.)
(OPSD 216.021)

LANDSCAPE AREA 

LANE 

4.0 m 

LANE 

4.0 m LANDSCAPE AREA

3%

WIDTH VARIES WIDTH VARIES

VARIES 
2% 

3% 

VARIES

40mm HL-3
100mm HL-8
200mm GRANULAR 'A'
325mm GRANULAR 'B'

EDGE OF BUILDING

24.3 m 11.5 m 17.3 m 9.0 m 

2% 3.3%

3.7%
2.5% 2%

MATCH EXISTING
PAVEMENT

7.0 m

SUBDRAIN (TYP.)
(OPSD 216.021)

CONCRETE BARRIER
CURB (TYP.)

(OPSD 600.110)

3.0 m LANDSCAPE AREA

VARIES

0.5 m

40mm HL-3
100mm HL-8

200mm GRANULAR 'A'
235mm GRANULAR 'B'

CONCRETE DROPPED
CURB (TYP.)
(OPSD 600.040)

MATCH EXISTING
PAVEMENT

3.5%

0.2 m 

WIDTH VARIES

1200 mm

1200 mm 250mm CONCRETE
FILLED STEEL POST 

ENGINEER GRADE
REFLECTIVE WHITE TAPE
(MIN. 50mm WIDTH) AT LEAST
80mm BELOW TOP SURFACE

LOADING DOCK
ASPHALT PAVEMENT

15 MPa CONCRETE

650 mm

150 mm

TYP.

TYP.

TYP.
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MIN. 300mm

FREEBOARD 

3

1

TOP WIDTH - VARIES

100-YEAR WATER LEVEL

0.8 m

MIN. 300mm LAYER OF

50mm DIA. CLEAR STONE

PLANTING TYPE PER

LANDSCAPE DESIGN,
REFER TO L400

MATCH

PROPOSED
GRADE

100-YEAR WATER LEVEL, EL. 116.70m 

MINIMUM

FREEBOARD

OUTLET CONTROL

STRUCTURE (N.T.S.)

1

3

REVERSED SLOPE

INLET PIPE

OVERFLOW

OUTLET

OUTLET PIPE

INV. 115.64m

OIL AND

DEBRIS HOODBOTTOM OF POND, EL. 116.00m

GROUND, EL. 117.00m

9.0 m 

0.3 m

100-YEAR WATER LEVEL, EL. 116.70m

BOTTOM OF POND, EL. 115.90m

RETENTION VOLUME LEVEL, EL. 116.15m
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3

OUTLET CONTROL

STRUCTURE (N.T.S.)
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INLET PIPE
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INFILTRATION AREA 1
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OUTGOING PIPE FITTED

WITH VORTEX VALVE
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0.3 m
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LANDSCAPE GRADING PLAN1 

GRADING NOTES

1. EXISTING CONDITIONS ARE FROM TOPOGRAPHIC SURVEY BY: 

SPEIGHT, VAN NOSTRAND & GIBSON LTD., ONTARIO LAND SURVEYORS
750 OAKDALE ROAD, UNITS 65 & 66
TORONTO, ON   M3N 2Z4
T:  416-749-7864 F:  416-749-7866 E:  toronto@svng.ca

2. CONTRACTOR SHALL VERIFY ALL EXISTING GRADES IN THE FIELD AND SHALL REPORT ANY DISCREPANCIES BETWEEN EXISTING AND
PROPOSED CONDITION TO THE LANDSCAPE ARCHITECT.

3. ANY AREA OUTSIDE THE LIMIT OF WORK THAT IS DISTURBED SHALL BE RESTORED TO ITS ORIGINAL CONDITION BY THE CONTRACTOR AT
NO COST TO THE OWNER.

4. COMPACT SUBGRADE PRIOR TO ANY FINISH GRADING.  REMOVE ALL SOFT SPOTS OBSERVED OR IDENTIFIED IN FIELD.
5. EXCAVATION REQUIRED WITHIN PROXIMITY OF UTILITY LINES AND WITHIN DRIP LINE OF TREES DESIGNATED TO REMAIN SHALL BE DONE

BY HAND.  CONTRACTOR SHALL REPAIR ANY DAMAGE TO EXISTING UTILITY LINES OR STRUCTURES INCURRED DURING CONSTRUCTION
OPERATIONS AT NO COST TO THE UTILITY COMPANIES OR THE OWNER.

6. ALL POINTS OF CONSTRUCTION EGRESS OR INGRESS SHALL BE MAINTAINED TO PREVENT TRACKING OR FLOWING OF SEDIMENT ONTO
PUBLIC ROADS OR ABUTTING PROPERTY.

7. WHERE NEW PAVING OR EARTHWORK MEETS EXISTING PAVING OR EARTHWORK, SMOOTHLY BLEND LINE AND GRADE OF EXISTING WITH
NEW, PROVIDING VERTICAL CURVES OR ROUNDINGS AT ALL TOP AND BOTTOM OF SLOPES.

8. PITCH EVENLY BETWEEN SPOT GRADES.  ALL PAVED AREAS MUST PITCH TO DRAIN AT A MINIMUM SLOPE OF 1%.   ANY DISCREPANCIES
NOT ALLOWING THIS TO OCCUR SHALL BE REPORTED TO THE LANDSCAPE ARCHITECT PRIOR TO CONTINUING WORK.

9. ALL EXISTING UTILITY RIMS SHALL MAINTAIN EXISTING ELEVATIONS UNLESS SHOWN OTHERWISE ON THE PLAN.
10. CATCH BASIN AND RIM ELEVATIONS PROVIDED FOR REFERENCE ONLY.  FOR ALL DRAINAGE STRUCTURES, SEE CIVIL DRAWINGS.
11. FOR ALL ROAD GRADING, SEE CIVIL DRAWINGS.
12. REFER TO CIVIL ENGINEERING DRAWINGS FOR INVERT ELEVATIONS AND DEPTH OF EXISTING AND PROPOSED SUBGRADE UTILITY AND

SERVICES.
13. ADJUST EXISTING UTILITY FRAMES TO NEW PAVING SURFACES WHERE NECESSARY.

1 2019-05-24 SPA REV 1

PROTECTION AND PRESERVATION OF EXISTING VEGETATION NOTE

All existing trees (singles and groups) which are to remain shall be fully protected with hoarding erected beyond the drip line of the tree canopy to the atisfaction
of the Planning and Building Department prior to the issuance of the building permit.  Areas within the hoarding shall remain undisturbed and shall not be used
for the storage of building materials and equipment.

The Planning and Building Department will inspect the hoarding of trees on private property, while the Community Services Department will inspect the hoarding
of public trees.  Hoarding must remain in place until an inspection by the City and an appropriate removal time has been agreed upon.

The developer or agents shall take every precaution necessary to prevent damage to the existing 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.  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 its appearance.

Trees that have died or have been damaged beyond repair shall be removed and replaced at the owners’ expense with trees of a size and species approved by
the Planning and Building Department.
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PLANTING PLAN1

PLANTING SCHEDULE

Key Botanical Name Common Name Qty. Size Condition Native Drought Tolerant Comments

Coniferous Tree

LLA Larix laricina Tamarack 13 300cm ht. W.B. Yes Yes Specimen

PGL Picea glauca White Spruce 11 250cm ht. W.B. Yes Yes Specimen

24

Deciduous Tree

AN Acer nigrum Black Maple 14 70mm cal. W.B. Yes Yes Specimen

AR Acer rubrum Red Maple 11 70mm cal. W.B. Yes Yes Specimen

AS Acer saccharum Sugar Maple 6 70mm cal. W.B. Yes Yes Specimen

BP Betula papyrifera Paper Birch 32 250cm ht. W.B. Yes Yes Multistem

CO Celtis occidentalis Common Hackberry 14 70mm cal. W.B. Yes Yes Specimen

PG Populus grandidentata Large-toothed Aspen 14 70mm cal. W.B. Yes Yes Specimen

91
Total Area: 4735 m² 100%

vu Verbena urticifolia White Vervain 1 Yes Yes
syn Symphyotrichum novae-angliae New England Aster 1 Yes Yes
son Solidago nemoralis ssp. nemoralis Gray-stemmed Goldenrod 1 Yes Yes
soj Solidago juncea Early Goldenrod 1 Yes Yes
soc Solidago candensis var. canadensis Canada Goldenrod 1 Yes Yes
rh Rudbeckia hirta Black Eyed Susan 10 Yes Yes
ob Oenothera biennis Common Evening Primrose 25 Yes Yes
mf Monarda fistulosa var. fistulosa Wild Bergamot 1 Yes Yes
eg Euthamnia graminifolia Grassleaf Goldenrod 1 Yes Yes
ev Elymus virginicus var. virginicus Virginia Wild Rye 40 Yes Yes
cg Carex granularis Meadow Sedge 15 Yes Yes
as Asclepias syriaca Common Milkweed 2 Yes Yes
ac Anemone canadensis Canada Anemone 1 Yes Yes

Seeding Type 1: CVC Upland Mix

Key Botanical Name Common Name % Conidtion Size Native Drought Tolerant Comments

Total Area: 355 m² 100%
vh Verbena hastata Blue Vervain 5 Yes Yes
syp Symphyotrichum puniceum Swamp Aster 1 Yes Yes
syn Symphyotrichum novae-angliae New England Aster 1 Yes Yes
sca Scirpus atrovirens Dark-green Bulrush 5 Yes Yes
pp Poa palustris Fowl Bluegrass 25 Yes Yes
jt Juncus tenuis Path Rush 5 Yes Yes
je Juncus effusus ssp. solutus Soft Rush 5 Yes Yes
em Eupatorium maculatum var. maculatum Spotted Joe Pye Weed 1 Yes Yes
ev Elymus virginicus var. virginicus Virginia Wildrye 25 Yes Yes
cv Carex vulpinoidea Fox Sedge 25 Yes Yes
bc Bidens cernua Nodding Beggarticks 1 Yes Yes
ac Anemone canadensis Canada Anemone 1 Yes Yes

Seeding Type 2: CVC Wet Meadow Marsh Mix

Key Botanical Name Common Name % Conidtion Size Native Drought Tolerant Comments

PLANTING NOTES

1. PLANTING BEDS:
PROVIDE CONTINUOUS 100mm DEPTH MULCH AROUND TREES AND SHRUBS, 150mm AWAY FROM TRUNKS AND STEMS.

2. SOIL VOLUME FOR TREES (BASED ON 1200mm DEPTH), UNLESS OTHERWISE NOTED:
-  SHARED - 30m3

-  INDIVIDUAL - 30m3

3. SCARIFY SURFACE OF SUBSOIL PRIOR TO PLANTING.
4. PRUNING:

-  PRUNE TREE AND SHRUB BRANCHES AS REQUIRED ONLY TO REMOVE DEAD OR DAMAGED BRANCHES AND AS DIRECTED BY
LANDSCAPE ARCHITECT.

- DO NOT PRUNE OR DAMAGE LEADER.
- RETAIN NORMAL TREE/SHRUB FORM.

5. CUT AND REMOVE BURLAP FROM TOP 1/3 OF WRAPPED TREE ROOTBALLS. CUT TWO RUNS OF WIRE FROM TOP OF WIRE BASKETS.
6. REMOVE SHRUBS FROM FIBRE POT.
7. TREE STAKES TO BE REMOVED AT THE END OF THE GUARANTEE PERIOD PRIOR TO THE RELEASE OF THE LETTER OF CREDIT.
8. LIGHTLY COMPACT PLANTING SOIL MIX TO ELIMINATE AIR POCKETS AND PREVENT SETTLEMENT.
9. REFER TO TREE PLANTING SPECIFICATIONS FOR PLANT MATERIAL DELIVERY AND INSTALLATION CONDITIONS.
10. LANDSCAPE ARCHITECT TO BE NOTIFIED PRIOR TO ANY PLANTING AND TO BE ONSITE DURING INITAL INSTALLATION.
11. CONTRACTOR SHALL WEED AND MAINTAIN ALL PLANTING BEDS AND TREE PITS DURING CONSTRUCTION.
12. ALL SITE PLANTING TO BE IRRIGATED PER IRRIGATION PLANS OR WATERED PER THE PLANTING SPECIFICATIONS.
13. REFER TO SPECIFICATIONS FOR INSTALLATION OF SEED MIX.

1200
poa Polystichum aristichoides Christmas Fern 600 300mm O.C. 1 gal. pot Yes Yes
asc Asarum candense Wild Ginger 600 300mm O.C. 1 gal. pot Yes Yes

Ground Cover

Key Botanical Name Common Name Qty. Spacing Condition Native Drought Tolerant Comments

1 2019-05-24 SPA REV 1
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REFER TO DETAIL 4/L401 

CONTINUOUS CABLE FALL ARREST TIE-OFF,
REFER TO ARCH

CURB, REFER TO ARCH

IPE WOOD DECKING
REFER TO DETAIL 11/L500

GREEN ROOF TERRACE GUARD,
REFER TO ARCH

128.03 FFE
PERFORATED STEEL RETAINING EDGE, TYP.

45
0 
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P
.

1200 TYP.

BENCH SEATING
5

L501
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E
F
E
R
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R
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PERIMETER COVE LIGHTING, REFER TO ELEC.

VEGETATED ROOF ASSEMBLY,
REFER TO DETAILS 2 & 3/L401

500 TYP.

75M
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.
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1 : 10 L401 

GREEN ROOF PLANTING - TYPE 2 3 

1 : 200 L401 

PLANTING PLAN - ROOF1 

Total Area 809 m²
Sedum spectabile 'Star Dust' Star Dust Sedum plugs No Yes pre-grown
Sedum spectabile 'Brilliant' Brilliant Sedum plugs No Yes pre-grown
Sedum spurium 'John Creech' John Creech Sedum clippings No Yes pre-grown
Sedum sexangluare 'Elatum' Six-sided Stonecrop clippings No Yes pre-grown
Sedum album 'Coral Carpet' Coral Carpet Sedum clippings No Yes pre-grown
Sedum acre 'Aureum' Golden Stonecrop clippings No Yes pre-grown
Euphorbia myrsinites Myrtle Spurge plugs No Yes pre-grown
Allium senescens ssp. montanum Mountain Onion plugs No Yes pre-grown

Sedum Mat

Key Botanical Name Common Name Qty Size Condition Native Drought Tolerant Comments
Total Area: 812 m² 20 000

vu Verbena urticifolia White Vervain 200 plug 200 mm O.C. Yes Yes
syn Symphyotrichum novae-angliae New England Aster 200 plug 200 mm O.C. Yes Yes
son Solidago nemoralis ssp. nemoralis Gray-stemmed Goldenrod 200 plug 200 mm O.C. Yes Yes
soj Solidago juncea Early Goldenrod 200 plug 200 mm O.C. Yes Yes
soc Solidago candensis var. canadensis Canada Goldenrod 200 plug 200 mm O.C. Yes Yes
rh Rudbeckia hirta Black Eyed Susan 2 000 plug 200 mm O.C. Yes Yes
ob Oenothera biennis Common Evening Primrose 5 000 plug 200 mm O.C. Yes Yes
mf Monarda fistulosa var. fistulosa Wild Bergamot 200 plug 200 mm O.C. Yes Yes
eg Euthamnia graminifolia Grassleaf Goldenrod 200 plug 200 mm O.C. Yes Yes
ev Elymus virginicus var. virginicus Virginia Wild Rye 8 000 plug 200 mm O.C. Yes Yes
cg Carex granularis Meadow Sedge 3 000 plug 200 mm O.C. Yes Yes
as Asclepias syriaca Common Milkweed 400 plug 200 mm O.C. Yes Yes
ac Anemone canadensis Canada Anemone 200 plug 200 mm O.C. Yes Yes

Green Roof Planting Schedule Type 1 (Berm)

Key Botanical Name Common Name Qty Conidtion Spacing Native Drought Tolerant Comments

GREEN ROOF PLANTING SCHEDULE

1 : 20 L401 

GREEN ROOF PLANTING - TYPE 1 2 

1 2019-05-24 SPA REV 1

1
SPA REV 1
2019-05-24 

1 : 10L401 

TERRACE AND GREEN ROOF EDGE5 

1 : 10L401 

VEGETATION FREE ZONE4 

SITE PLAN APPLICATION REV 1

Total Area: 4735 m² 100%
vu Verbena urticifolia White Vervain 1 Yes Yes
syn Symphyotrichum novae-angliae New England Aster 1 Yes Yes
son Solidago nemoralis ssp. nemoralis Gray-stemmed Goldenrod 1 Yes Yes
soj Solidago juncea Early Goldenrod 1 Yes Yes
soc Solidago candensis var. canadensis Canada Goldenrod 1 Yes Yes
rh Rudbeckia hirta Black Eyed Susan 10 Yes Yes
ob Oenothera biennis Common Evening Primrose 25 Yes Yes
mf Monarda fistulosa var. fistulosa Wild Bergamot 1 Yes Yes
eg Euthamnia graminifolia Grassleaf Goldenrod 1 Yes Yes
ev Elymus virginicus var. virginicus Virginia Wild Rye 40 Yes Yes
cg Carex granularis Meadow Sedge 15 Yes Yes
as Asclepias syriaca Common Milkweed 2 Yes Yes
ac Anemone canadensis Canada Anemone 1 Yes Yes

Seeding Type 1: CVC Upland Mix

Key Botanical Name Common Name % Conidtion Size Native Drought Tolerant Comments

809 m2  

1
SPA REV 1
2019-05-24

1
SPA REV 1
2019-05-24

30 AUGUST 2018
100% SCHEMATIC DESIGN

23 OCTOBER 2018
SITE PLAN PRE-APPLICATION

19 DECEMBER 2018
SITE PLAN APPLICATION

31 JANUARY 2019
100% DESIGN DEVELOPMENT

24 MAY 2019
SITE PLAN APPLICATION REV 1
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EXPANSION JOINT

SAWCUT JOINT

COMPACTED GRANULAR 'A'

COMPACTED OR UNDISTURBED
SUBGRADE

NOTE:
1. FOR FINISHED ELEVATIONS & JOINT LOCATIONS - REFER
TO LAYOUT & GRADING PLANS

FINISHED GRADE
SLOPE PER
GRADING PLAN

15
0 

10
0 CAST IN PLACE CONCRETE

PAVING, MEDIUM SANDBLAST
FINISH

PLANTING

PEDESTRIAN CONCRETE PAVING

2%

PLANTING

SLOPE PERGRADING PLAN

44W MILD STEEL PLANTING EDGE,
6mm THICK

SLOPE PER
GRADING PLAN

POLYMERIC SAND PER
MANUFACTURER'S SPEC

PRECAST CONCRETE UNIT
PAVING (PEDESTRIAN)

HIGH PERFORMANCE BEDDING

COMPACTED GRANULAR 'A'

COMPACTED OR UNDISTURBED
SUBGRADE

NOTE:
1. FOR FINISHED ELEVATIONS & PAVING PATTERN - REFER
TO LAYOUT & GRADING PLANS
2. MINIMUM CUT PAVER WIDTH 100mm

FINISHED GRADE
SLOPE PER
GRADING PLAN

15
0 

30
-5
0

10
0

POLYMERIC SAND PER
MANUFACTURER'S SPEC

PRECAST CONCRETE UNIT
PAVING (PEDESTRIAN)

HIGH PERFORMANCE BEDDING

COMPACTED GRANULAR 'A'

ARCHITECTURAL SLAB, REFER
TO ARCH.

NOTE:
1. FOR FINISHED ELEVATIONS & PAVING PATTERN - REFER
TO LAYOUT & GRADING PLANS
2. MINIMUM CUT PAVER WIDTH 100mm

FINISHED GRADE
SLOPE PER
GRADING PLAN

M
A
X
.

15
0

30
-5
0

10
0

OPTION B: ON-SLAB CONSTRUCTION

OPTION A: ON GRADE CONSTRUCTION

HIGH DENSITY INSULATION,
REFER TO ARCH.

WATERPROOFING, REFER TO
ARCH.

SLOPE PER ARCH.

IPE WOOD DECK, 38x146,
UNTREATED NATURAL FINISH;
FASTENED TO IPE SLEEPER

S.S. 6mm FASTENERS, PER
MANUFACTURER'S SPECIFICATION

INSULATION AND WATERPROOFING
ASSEMBLY, REFER TO ARCH DWGS.

10mm SPACING

3000 MAX O.C.

PIER SPACING PER STRUCTURAL

CONCRETE PIER, REFER TO ARCH
DWGS.

STEEL STRUCTURE, PER STRUCTURAL 

IPE WOOD SLEEPER, 38X146

PEDESTRIAN CONCRETE PAVING

GABION WALL, REFER TO DETAIL 7/L501

2%

PLANTING

EXPANSION JOINT, TYP. PROVIDE ADJACENT TO ALL STRUCTURES

44W MILD STEEL PLANTING EDGE,
6mm THICK, IN 3.0m LENGTHS.  SHOP
WELD ALL CONNECTIONS.

SLOPED PLANTING AREA

44W MILD STEEL SUPPORT BRACE, 6mm
THICK, SPACED EVERY 500mm.  SHOP
WELD ALL CONNECTIONS.

100mm DIA. PERFORATED DRAINAGE PIPE

GRANULAR DRAINAGE MATERIAL

30mm DIA. HOLE, SEE ENGINEERING
DWGS FOR TIEBACK CONNECTION.

SLO
PE 

PER

GRA
DIN

G P
LAN

SLOPE PER

GRADING PL
AN

ELEVATION

3D VIEW

TIEBACK CONNECTION HOLE

20mm DIA. BOLT HOLES

SUPPORT BRACE

50mm DIA. WEEP HOLES

JOINING PIECE

44W MILD STEEL JOINING PIECE, 6mm THICK

SUPPORT BRACE

50mm DIA. WEEP HOLES

20mm DIA. BOLT HOLES

R 
50

100 300 100
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0 

10
00

20
0

20
0 

JENSEN HUGHES

VERMEULENS
COST ESTIMATING

CODE, LIFE SAFETY, ACCESSIBILITY CONSULTING

DTAH

ARUP
MEP/FP, CIVIL, STRUCTURAL, A/V, SECURITY, TELECOM

kierantimberlake.com

PHILADELPHIA, PA  19123
841 NORTH AMERICAN STREET

V  215-922-6600

LANDSCAPE ARCHITECT

F  215-922-4680

ARCHITECT

RWDI
MICRO CLIMATE CONSULTING

SWALLOW ACOUSTIC CONSULTANTS Ltd.
/ THORNTON TOMASETTI

ACOUSTICS CONSULTING

NEW SCIENCE
BUILDING

ERA ARCHITECTS INC.
HERITAGE CONSULTANT

JON SOBERMAN ENGINEERING
ELEVATOR CONSULTANT

DRAWN BY:

CAD FILE:

CHECKED BY:

DATE: 

SCALE:

ISSUANCES

KT PROJECT NO. 890

1815 OUTER CIRCLE
MISSISSAUGA, ON L5L 1C6

RESEARCH FACILITIES DESIGN
LABORATORY PLANNING

SPECIFICATIONS CONSULTANT

BRIAN BALLANTYNE SPECIFICATIONS

CITY OF MISSISSAUGA APPROVAL STAMP

KTNorthAmerica PC

CLIENT: THE GOVERNING COUNCIL OF
THE UNIVERSITY OF TORONTO
27 KING'S COLLEGE CIRCLE
TORONTO ON M5S 1A1

OWNERS REPRESENTATIVE: SAHER FAZILAT
PHONE: 905 828 3707
SITE PLAN #: SP-19-008 W8
LEGAL DESCRIPTION:

RANGE 1-3 NDS PT LTS 3-5 PL 550 PT
BLK M, 43R31817 PTS 4-6

U of T PROJECT NO. P300-17-024

REVISION
NO. DATE DESCRIPTION

As indicated

2
0
1
9
-0
5
-2
3
 5
:4
3
:1
6
 P
M

KG/CL

BM

L500

LANDSCAPE DETAILS

UTM

24 MAY 2019
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1 : 3L500 

CONCRETE SIDEWALK1 

1 : 12 L500 

CONCRETE RAMP - SIGNALIZED 2 

1 : 3 L500

CONCRETE RAMP - UNSIGNALIZED 3 

1 : 3L500 

TACTILE INDICATOR 4 

1 : 3L500 

VEHICULAR ACCESS AT SIDEWALK5

1 : 10 L500 

PEDESTRIAN CONCRETE PAVING6 

1 : 10 L500 

METAL EDGE RESTRAINT 7 

1 : 10L500

PRECAST UNIT PAVING10

NTS

AT SLOPED WALKWAY  

NTS NTS NTS

1 : 10L500

IPE WOOD DECKING11

1 2019-05-24 SPA REV 1

1 : 10 L500 

GABION WALL AT SLOPED WALKWAY 9 

1 : 20L500 

METAL EDGE RESTRAINT8 

1
SPA REV 1
2019-05-24
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WELDED WIRE MESH GABION CAGE

PLANTING 

FREE STANDING WALL
SCALE:  1:  10

WELDED WIRE MESH GABION CAGE

PLANTED SLOPE

RETAINING WALL
SCALE:  1:  10

METAL FINISH:
GALV. MESH

LIMESTONE FACING:
REFER TO SPEC.

SHOT ROCK:
REFER TO SPEC.

LIMESTONE FACING ON ALL VISIBLE FACES

600 TYP.

600 TYP.

SHOT ROCK, TYP.

LIMESTONE FACING ON ALL VISIBLE FACES

SHOT ROCK, TYP. 

PLANTING

GEOTEXTILE FABRIC

60
0 
M
A
X
.

30
0 

30
0 

15
0 

45
0 
M
A
X
.

METAL FINISH:
GALV. MESH

LIMESTONE FACING:
REFER TO SPEC.

SHOT ROCK:
REFER TO SPEC.

LEVEL BASE 300mm GRANULAR
COMPACTED TO 98% SPD.

LEVEL BASE 300mm GRANULAR
COMPACTED TO 98% SPD.

15
0 

WELDED WIRE MESH GABION CAGE 

RETAINING WALL ABOVE 2 METRES IN HEIGHT
SCALE:  1:  20 

LIMESTONE FACING ON ALL VISIBLE FACES 

SHOT ROCK, TYP.

GEOTEXTILE FABRIC

METAL FINISH:
GALV. MESH

LIMESTONE FACING:
REFER TO SPEC.

SHOT ROCK:
REFER TO SPEC.

DOUBLE TWIST  WIRE MESH GABION CAGE

GRANULAR

HOT DIP.
GALVANIZED FULLY ENCLOSED
WALL

COLOUR:
RAL 7016 ANTHRACITE

STANDARD POWDER COAT FINISH

SURFACE MOUNTED

HOT DIP.
GALVANIZED FULLY ENCLOSED
WALL

FULL WRAP SOLID SKIRT

COLOUR:
RAL 7016 ANTHRACITE

STANDARD POWDER COAT FINISH

SURFACE MOUNTED

LED LIGHT STRIP (HOUSING BY OTHERS)

COLOUR:
RAL 7016 ANTHRACITE

STANDARD POWDER COAT FINISH

FREE STANDING

SOL-PDI-D180-CT
Round podium, weathering steel construction, surface mounted
ca. 180/160×47 cm (Ø1/Ø2×h)

SOL-PDI-D180-PC
Round podium, powder coated steel construction, surface mounted
ca. 180/160×47 cm (Ø1/Ø2×h)

SOL-PDI-D300-CT
Round podium, weathering steel construction, surface mounted
ca. 300/280×47 cm (Ø1/Ø2×h)

SOL-PDI-D300-PC
Round podium, powder coated steel construction, surface mounted
ca. 300/280×47 cm (Ø1/Ø2×h)

Specifications:
· Material seat: untreated FSC® 100% Cumaru hardwood
· Hardwood fading naturally to silver/grey, fully recyclable
· Dimension hardwood slats 7×7 cm | 2.8×2.8", with circular and rounded- off front beam 7x15 cm | 2.8×5.9"
· Support structure in untreated CorTen steel, delivered unweathered
· Integrated comb system in stainless steel ensuring a slat spacing of 8 mm
· A surcharge applies for double powder coating in any RAL color
· Mounted 15 cm | 6" below grade on a 10 cm | 4" flange
· Requires assembly: delivery of wall-segments, pre-assembled seatings and wooden front beam separate
· The skate deterrents are mounted in between the separations of the wooden front beam. The steel plates extend 5 mm | 0,2" out of the wooden
beam.
· Manufactured in the USA
· Unit price based on a minimum order of 1 unit
· Production time: 12-14 weeks following order and approval of drawings

Solid Podium Discs
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1 : 10L501 

GABION RETAINING WALL1 

1 : 5L501 

GABION SEAT WALL2 (L-BEN-1) 
NTS 
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1 : 5 L501

PLAZA BENCH (L-BEN-2)3 

1 : 5L501 

ROOF BENCH (L-BEN-3)5 

1 : 5L501 

PODIUM BENCH (L-BEN-4)6 

NTS NTS
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MIN 3X ROOT BALL, TYP

100 TYP.
NO MULCH

12
00
m
m
 M
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. 

COMPACTED GROWING
MEDIUM UNDER ROOT BALL
TO 90%  DRY DENSITY

SCARIFY BASE OF TREE
PIT TO A DEPTH OF
150mm ON ALL SIDES

1

1

UNDISTURBED / UNCOMPACTED
SUBGRADE

ROOT FLARE - SET FLUSH TO
AVERAGE ADJACENT FINISHED
GRADE.  NO SOIL ON TOP OF
ROOT BALL, REMOVE MULCH
FROM BASE OF TRUNK, TYP

100mm SHREDDED  BARK MULCH

75mm HIGH GROWING
MEDIUM SAUCER

GROWING MEDIUM,
REFER TO SPECIFICATIONS

WHITE PLASTIC RODENT GUARD
WRAPPED AROUND TRUNK TO
610mm HT.

14
00

TWO STEEL T-BAR STAKES,
38mm x 5mm x 5mm, 2400mm
LONG, PRIMED WITH BRUSH
COAT OF BLACK ZINC RICH
PAINT TO CGSB 1-GP-181,
DRIVEN SECURELY INTO
UNDISTURBED SOIL AT 180
DEGREES.  FASTEN TREE
WITH #9 GAUGE ZINC-COATED
PLIABLE STEEL WIRE WIRE
ENCASED IN BLACK 13mm
RUBBER HOSE. 

MIN 3X ROOT BALL, TYP

100 TYP.
NO MULCH

12
00
m
m
 M
IN
.

1

1

UNDISTURBED / UNCOMPACTED
SUBGRADE

ROOT FLARE - SET FLUSH TO
AVERAGE ADJACENT FINISHED
GRADE.  NO SOIL ON TOP OF ROOT
BALL, REMOVE MULCH FROM
BASE OF TRUNK, TYP.

100mm WOOD CHIP MULCH

75mm HIGH GROWING
MEDIUM SAUCER

GROWING MEDIUM,
REFER TO SPECIFICATIONS

SCARIFY BASE OF TREE
PITS TO A DEPTH OF
150mm ON ALL SIDES

COMPACTED GROWING
MEDIUM UNDER ROOT BALL
TO 90%  DRY DENSITY

LIGHTLY COMPACT GROWING MEDIUM
AND WATER WELL TO ELIMINATE AIR
POCKETS AND PREVENT SETTLEMENT

REMOVE TOP RING OF WIRE
BASKET OR TOP 1/3 OF BURLAP

UNDISTURBED / UNCOMPACTED SUBGRADE

SCARIFY BASE OF TREE PITS TO A
DEPTH OF 150mm ON ALL SIDES

ORIGINAL GRADE OF SLOPE
100mm MIN. MULCH, KEEP 100mm
FROM BASE OF TRUNK

SAUCER TO BE PROVIDED AROUND TREE

WHITE PLASTIC RODENT GUARD
WRAPPED AROUND TRUNK TO MAX.
500mm HT. OR TO LOWEST BRANCH

COMPACT GROWING MEDIUM UNDER ROOT
BALL TO 90% DRY DENSITY

15
0

300

15
0 

SOD

PLANTING SOIL

UNDISTURBED SUBGRADE

PRODUCT NO: 
W4508

SUPPLIER:
CORA BIKE RACKS
#125 - 5589 BYRNE ROAD
BURNABY BC, V5J 3J4
1.800.739.4609

MATERIALS AND FINISH:
GRADE 316 STAINLESS STEEL FRAME WITH
ELECTRO-POLISH FINISH

INSTALLATION:
SURFACE MOUNTED

CAPACITY:
5 TO 7

HEIGHT:
34"

DEPTH:
34"
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NOT FOR CONSTRUCTION

1 : 20 L502 

DECIDUOUS TREE PLANTING 1 

1 : 20 L502 

CONIFEROUS TREE PLANTING 2 

1 : 20L502 

TREE PLANTING ON SLOPE3 

1 : 10L502

SOD PLANTING4

1 : 10L502

BIKE RACK5

1 2019-05-24 SPA REV 1

GENERAL TREE PLANTING NOTES

1. REMOVE ALL DEBRIS AND CONTAMINATED SOIL FROM PLANTING SPACE PRIOR TO PLANTING.
2. DIG PLANTING HOLE TO THE DEPTH OF ROOT BALL SUCH THAT THE TRUNK FLARE IS FLUSH WITH THE PAVING ELEVATION.
3. TREE WILL BE POSITIONED WITH TRUNK FLARE SLIGHTLY ABOVE FINAL GRADE AND TOP ROOTS NEAR SURFACE. TOP OF ROOT

BALL SHOULD NOT BE DISTURBED OR COVERED WITH SOIL.
4. CUT BURLAP AWAY. DO NOT FOLD DOWN. FOLD WIRE DOWN INTO THE HOLE.
5. GROWING MEDIUM SHOULD BE LIGHTLY TAMPED ONCE HALF THE PLANTING HOLE IS FILLED. ONCE  2/3 OF DEPTH OF PLANTING

PIT HAS BEEN BACKFILLED, FILL REMAINING SPACE WITH WATER.  ONCE WATER HAS PENETRATED GROWING MEDIUM, FILL TO
FINISH GRADE.  SOAK GROWING MEDIUM TO ENSURE FULL CONTACT BETWEEN ROOT BALL AND GROWING MEDIUM. 

6. IN OPEN PLANTING BEDS, A 25-50mm HIGH SAUCER OF SOIL SHOULD BE FORMED AROUND THE EDGE OF THE ROOT BALL.
7. 100mm MULCH SHOULD BE ADDED ON TOP OF AND AROUND THE ROOT BALL TO A DEPTH NOT EXCEEDING 100mm AND SET A

MINIMUM OF 100mm AWAY FROM ROOT FLARE/TRUNK.
8. PRUNE TO REMOVE DAMAGED BRANCHES. DO NOT REMOVE LEADER. REMOVE ANY CO-DOMINANT STEMS.
9. REMOVE NURSERY TRUNK WRAP FROM TRUNK AND INSPECT FOR DAMAGE.
10. AVOID STAKING BALLED OR BURLAPPED TREES. BELOW-GRADE TREE ANCHOR TO BE USED WHERE REQUIRED.
11. DO NOT DROP, BREAK, CRACK OR COMPACT ROOT BALL.
12. ROTATE TREE TO ORIENT BEST FACE TOWARD VEHICULAR / PEDESTIRAN ACTIVITY ON SITE.

1 : 200 L502

BUILDING ID SIGN 6

1 : 200L502 

PEDESTRIAN DIRECTIONAL SIGN7 

NTS   NTS   

SITE PLAN APPLICATION REV 1

1
SPA REV 1
2019-05-24

1
SPA REV 1
2019-05-24

1
SPA REV 1
2019-05-24

- FOR INFORMATION ONLY - FOR INFORMATION ONLY

GENERAL SIGNAGE NOTES:
1. SIGNAGE IS FOR REFERENCE ONLY AND

SUBJECT TO THE PROVISIONS OF SIGN BY-LAW
0054-2002, AS AMENDED, AND A SEPARATE SIGN
APPLICATION WILL BE REQUIRED THROUGH THE
BUILDING DIVISION

30 AUGUST 2018
100% SCHEMATIC DESIGN

23 OCTOBER 2018
SITE PLAN PRE-APPLICATION

19 DECEMBER 2018
SITE PLAN APPLICATION

31 JANUARY 2019
100% DESIGN DEVELOPMENT

24 MAY 2019
SITE PLAN APPLICATION REV 1

1
SPA REV 1
2019-05-24
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CLIENT: THE GOVERNING COUNCIL OF
THE UNIVERSITY OF TORONTO
27 KING'S COLLEGE CIRCLE
TORONTO ON M5S 1A1

OWNERS REPRESENTATIVE: SAHER FAZILAT
PHONE: 905 828 3707
SITE PLAN #: SP-19-008 W8
LEGAL DESCRIPTION:

RANGE 1-3 NDS PT LTS 3-5 PL 550 PT
BLK M, 43R31817 PTS 4-6

U of T PROJECT NO. P300-17-024
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24 MAY 2019

NOT FOR CONSTRUCTION

1 : 200L600 

A-A' EAST-WEST SITE SECTION 1 

1 : 200L600 

C-C' NORTH-SOUTH SITE SECTION3 

1 : 200L600 

B-B' EAST-WEST NORTH SITE 2 SECTION

1 2019-05-24 SPA REV 1

SITE PLAN APPLICATION REV 1

30 AUGUST 2018
100% SCHEMATIC DESIGN

23 OCTOBER 2018
SITE PLAN PRE-APPLICATION

19 DECEMBER 2018
SITE PLAN APPLICATION

31 JANUARY 2019
100% DESIGN DEVELOPMENT

24 MAY 2019
SITE PLAN APPLICATION REV 1
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URBAN FOREST INNOVATIONS INC.
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KTNorthAmerica PC

30 AUGUST 2018
100% SCHEMATIC DESIGN

23 OCTOBER 2018
SITE PLAN PRE-APPLICATION

19 DECEMBER 2018
SITE PLAN APPLICATION

31 JANUARY 2019
100% DESIGN DEVELOPMENT

31 MAY 2019
SITE PLAN APPLICATION REV 1

CLIENT: THE GOVERNING COUNCIL OF
THE UNIVERSITY OF TORONTO
27 KING'S COLLEGE CIRCLE
TORONTO ON M5S 1A1

OWNERS REPRESENTATIVE: SAHER FAZILAT
PHONE: 905 828 3707
SITE PLAN #: SP-19-008 W8
LEGAL DESCRIPTION:

RANGE 1-3 NDS PT LTS 3-5 PL 550 PT
BLK M, 43R31817 PTS 4-6

U of T PROJECT NO. P300-17-024

REVISION
NO. DATE DESCRIPTION

ARBORIST CONSULTANT

URBAN FOREST INNOVATIONS INC.

5
/3
0
/2
0
1
9
 4
: 3
8
:1
4
 P
M

SJ

MT

TP001

TREE PROTECTION
PLAN

UNIVERSITY OF
TORONTO MISSISSAUGA

24 MAY 2019

SITE PLAN APPLICATION REV 1 - SP

NOT FOR CONSTRUCTION

GENERAL NOTES

1. REFER TO UFI ARBORIST REPORT FOR A FULL INVENTORY OF TREE SPECIES AND REMOVAL
REQUIREMENTS.

2. NO GROUNDBREAKING ACTIVITIES OR DEMOLITION SHOULD OCCUR UNTIL ALL TREE
PRESERVATION REQUIREMENTS HAVE BEEN MET.  OF PRIMARY CONCERN IS THE
ESTABLISHMENT OF PROPER HOARDING AT TREE PROTECTION ZONES (TPZ).

3. A UFI CONSULTING ARBORIST SHOULD BE CONSULTED FOR ALL WORK THAT IMPACTS THE
TREE PROTECTION ZONE.

4. THE LOCATION OF THE TREE PROTECTION ZONES HAVE BEEN CLEARLY INDICATED ON THE
SITE PLAN. FENCING SHALL REMAIN IN PLACE UNTIL ALL SITE WORK HAS BEEN COMPLETED,
AND MAY NOT BE REMOVED, RELOCATED, OR OTHERWISE ALTERED WITHOUT THE WRITTEN
PERMISSION OF THE CONSULTING ARBORIST.

5. A QUALIFIED ARBORIST WILL UNDERTAKE PROPER ROOT PRUNING WHEN AND IF ROOTS OF
RETAINED TREES ARE TO BE EXPOSED, DAMAGED OR SEVERED BY CONSTRUCTION
ACTIVITIES.  EXPOSED ROOTS WILL BE COVERED WITH SOIL OR MULCH AS SOON AS POSSIBLE
TO PREVENT FURTHER DAMAGE AND DESICCATION.  ROOT PRUNING PRIOR TO EXCAVATION
WILL HELP PREVENT UNNECESSARY DAMAGE TO TREE ROOTS.

6. THE TREE PROTECTION ZONE SHOULD BE POSTED WITH SIGNS. WITHIN THE TREE
PROTECTION ZONE THERE WILL BE NO:
• GRADE CHANGES
• DUMPING OR STORAGE OF ANY MATERIALS
• USE OF ANY MACHINERY WITHOUT PRIOR APPROVAL
• LANDSCAPING WITH HEAVY MACHINERY
• ACTIVITY OF ANY KIND WITHOUT PERMISSION OF THE CONSULTING ARBORIST

7. EFFORTS SHOULD BE MADE TO ROUTE ALL UNDERGROUND UTILITIES AROUND THE TREE
PROTECTION ZONES. IF THIS IS NOT POSSIBLE, THEY SHOULD BE BORED OR TUNNELED
UNDER THE ROOT ZONE OF THE TREES (MINIMUM 1.6 M).  USING TRADITIONAL TRENCHING
METHODS, THERE WILL BE SIGNIFICANT ROOT DAMAGE TO THE TREES THAT ARE BEING
PRESERVED.  WHERE POSSIBLE IT IS STRONGLY RECOMMENDED THAT ANY INSTALLATION OF
UNDERGROUND UTILITIES (WATER, SEWAGE OR HYDRO) SHOULD UTILIZE A NON-
DESTRUCTIVE METHODOLOGY SUCH AS DIRECTIONAL BORING, AIRSPADE TECHNOLOGY OR
HYDROVAC REMOVAL OF SOIL.

8. IF INJURY SHOULD OCCUR TO RETAINED TREES DURING CONSTRUCTION, THE CONSULTING
ARBORIST SHOULD EVALUATE THEM SO THAT APPROPRIATE TREATMENTS CAN BE
RECOMMENDED AND PERFORMED.

9. ALL CONTRACTORS SHOULD BE INFORMED OF THE TREE PROTECTION MEASURES AND
GUIDELINES AT A PRE-CONSTRUCTION MEETING.

10. MONITORING OF THE TREES AND THE TREE PROTECTION ZONE SHOULD BE CONDUCTED BY
THE CONSULTING ARBORIST THROUGHOUT THE DURATION OF THE PROJECT. 

LEGEND 

N.T.S.

8.4 - 64



O
U
T
E
R
 C
IR
C
L
E
 ENTRY PLAZA;

SEE L AND C SERIES DWGS

WILLIAM G. DAVIS BUILDING

TERRENCE DONNELLY
HEALTH SCIENCES COMPLEX

RECREATION ATHLETICS
& WELLNESS CENTRE

NEW PAVED SERVICE
COURT; SEE C-SERIES DWGS

PARKING DECK P8

PARKING LOT P8

SEE SHEETS A101, A102, A103, A201B, A202B
FOR SCOPE OF DAVIS BUILDING DEMO AND RENOVATION

BLDG EDGE AT LEVEL 1 BLW

BLDG EDGE
AT LEVEL 3-4 

BOUNDARY OF WORK

LANDSCAPED COURTYARD
TO BE REPLANTED;

SEE L AND C SERIES DWGS

L2 PEDESTRIAN
ENTRY

GREEN ROOF;
SEE L-SERIES DWGS

4
9
8
2
0

EXISTING FIRE & EMERGENCY
SERVICES ACCESS ROUTE FOR HSC

EXISTING PARKING
LOT TO REMAIN

EXISTING
PARKING LOT TO

REMAIN
E
X
IS
T
IN
G
 F
IR
E
 &
 E
M
E
R
G
E
N
C
Y

S
E
R
V
IC
E
S
 A
C
C
E
S
S
 R
O
U
T
E

L
O
O
P
 R
O
A
D
. 
N
O
 T
U
R
N
IN
G
 R
A
D
IU
S

R
E
Q
U
IR
E
D

EXISTING PARKING
DECK TO REMAIN 

BLDG EDGE AT LEVEL 1

L1 MAIN ENTRY /
FIREFIGHTERS'
ENTRY

COVERED
BICYCLE RACKS

FIRE TRUCK
ACCESS ZONE

SCREEN WALL SURROUNDING
ROOF PERIMETER

GENERATOR, SEE ELEC

MTL SCREEN WALL

WASTE FACILITIES TO BE LOCATED
ON THE INTERIOR OF THE BLDG AT
THE LOADING DOCK

CROSS WALK;
SEE L AND C

SERIES DWGS

ENTRY CANOPY

10820 25500 59400

2
8
4
3
0
 

3
6
1
9
5

BLDG EDGE AT LEVEL 2 

L3 PEDESTRIAN
ENTRY

LANDSCAPE SITE; SEE
L AND C SERIES DWGS

L2 EXIT

L2 EXIT 

L1 EXIT

L1 EXITS

LIGHT COURT
OPEN TO
BELOW

LIGHT COURT
OPEN TO
BELOW

LIGHT COURT
OPEN TO
BELOW

PARKING LOT P8

PARKING LOT P9
EXISTING PARKING
LOT TO REMAIN

1
SPA REV 1
19/05/24

SEE L AND C DWGS FOR
EXTENT, FORM, AND
LOCATION OF CURBS

0

JENSEN HUGHES

VERMEULENS
COST ESTIMATING

CODE, LIFE SAFETY, ACCESSIBILITY CONSULTING

DTAH

ARUP
MEP/FP, CIVIL, STRUCTURAL, A/V, SECURITY, TELECOM

kierantimberlake.com

PHILADELPHIA, PA  19123
841 NORTH AMERICAN STREET

V  215-922-6600

LANDSCAPE ARCHITECT

F  215-922-4680

ARCHITECT

RWDI
MICRO CLIMATE CONSULTING

SWALLOW ACOUSTIC CONSULTANTS LTD.
/ THORNTON TOMASETTI

ACOUSTICS CONSULTING

NEW SCIENCE
BUILDING

ERA ARCHITECTS INC.
HERITAGE CONSULTANT

JON SOBERMAN ENGINEERING
ELEVATOR CONSULTANT

DRAWN BY:

CAD FILE:

CHECKED BY:

DATE: 

SCALE:

ISSUANCES

KT PROJECT NO. 890

N

TRUE NORTH

1815 OUTER CIRCLE
MISSISSAUGA, ON L5L 1C6

RESEARCH FACILITIES DESIGN
LABORATORY PLANNING

ARBORIST CONSULTANT

URBAN FOREST INNOVATIONS INC.

CITY OF MISSISSAUGA APPROVAL STAMP

KTNorthAmerica PC

30 AUGUST 2018
100% SCHEMATIC DESIGN

23 OCTOBER 2018
SITE PLAN PRE-APPLICATION

19 DECEMBER 2018
SITE PLAN APPLICATION

31 JANUARY 2019
100% DESIGN DEVELOPMENT

24 MAY 2019
SITE PLAN APPLICATION REV 1

CLIENT: THE GOVERNING COUNCIL OF
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27 KING'S COLLEGE CIRCLE
TORONTO ON M5S 1A1

OWNERS REPRESENTATIVE: SAHER FAZILAT
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SITE PLAN

UNIVERSITY OF
TORONTO MISSISSAUGA

24 MAY 2019

SITE PLAN APPLICATION REV 1 - SP

NOT FOR CONSTRUCTION

A000 1 : 250

1 SITE PLAN

Site Plan Application
Process Guidelines
_____________________________________________________

GENERAL NOTE:

i. I hereby certify that this drawing confirms in all respects to the site development plans. Include
Architect or Engineer's Signature (if applicable) and Professional seal
ii. 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.
iii. All exterior lighting will be directed onto the site and will not infringe upon the adjacent properties.
iv. All rooftop mechanical units shall be screened from view by the applicant.
v. Parking spaces reserved for people with disabilities must be identified by a sign, installed at the
applicant's expense, in accordance with the By-law Requirements and Building Code Requirements.
vi. The applicant will be responsible for ensuring that all plans confirm to Transport Canada's
restrictions.
vii. Grades will be met with a 33% maximum slope at the property lines and within the site.
viii. All damaged areas are to be reinstated with topsoil and sod prior to the release of securities.
ix. Signage shown on the site development plans is for information purposes only. All signs will be
subject to the provisions of Sign by-law 0054-2002, as amended, and a separate sign application will
be required through the Building Division.
x. Any fencing adjacent to municipal lands is to be located 15 cm (6.0 in.) inside the property line.
xi. Only shielded lighting fixtures are permitted for all development, except for detached and semi-
detached dwellings within 60 m of a residentially zoned property and must confirm to the Engineer
Certified Lighting Plan.
xii. The Engineer Certified Lighting Plan must be signed by the Consulting Engineer.
xiii. 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.
xiv. The applicant will be responsible for ensuring that all plans confirm to Transport Canada's
restrictions.
xv. Where planting is to be located in landscaped areas on top of an underground parking structure,
it is the responsibility of the applicant to arrange the coordination of the design of the underground
parking structure with the Landscape Architect and the Consulting Engineering. Underground parking
structures with landscaping area to be capable of supporting the following loads:
- 15 cm of drainage gravel plus 40 cm topsoil for sod
- 15 cm of drainage gravel plus 60 cm topsoil for shrubs
- 15 cm of drainage gravel plus 90 cm for trees
Or
- Prefabricated sheet drain system* with a compressive strength of 1003 Kpa plus 40 cm topsoil for
sod
- Prefabricated sheet drain system* with a compressive strength of 1003 Kpa plus 60 cm topsoil for
shrubs
- Prefabricated sheet drain system* with a compressive strength of 1003 Kpa plus 90 cm topsoil for
trees *Terradrain 900 or approved equal
xvi. The structural design of any retaining wall over 0.6 m in height or any retaining wall located on a
property line is to be shown on the Site Grading plan for this project and is to be approved by the
Consulting Engineer for the project.
xvii. Continuous 15 cm high barrier type poured concrete curbing will be provided between all asphalt
and landscaped areas throughout the site.
xviii. All utility companies will be notified for locates prior to the installation of the hoarding that lies
within the site and within the limited of the City boulevard area.

Tree Protection Note:

The applicant is responsible for ensuring that tree protection hoarding is maintained
throughout 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 years following completion of all site works. Hoarding
must be inspected prior to the removal of any tree hoarding from the site.

Owner’s Signature: ________________________ 

Date: ___________________________________ 

Sign Notes:

1.Signs are approved under a separate permit process. Sign information shown is for
information purposes only.
2.Parking spaces reserved for people with disabilities must be identified by a sign, installed
at the applicant's expense, in accordance with the design specifications of Schedules 2 & 3
of By-law 001-2009.

Rooftop Mechanical Equipment Notes:
_____________________________________________________
All roof top mechanical units shall be screened from view by the applicant

1
SPA REV 1
19/05/24

1
SPA REV 1
19/05/24

1 19/05/24 SPA REV 1

Owner’s Signature: ________________________

Date: ___________________________________
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2
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3
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DEMOLITION LEGEND

EXG WALL TO REMAIN

REMOVE EXG WALL/ELEMENT

LIMITED SCOPE OF WORK LINE

GENERAL DEMOLITION NOTES

REMOVE DOOR

EXG DOOR TO REMAIN

EXG FLOOR TO REMAIN

REMOVE FLOOR FIN, ARCH TOPPING SLAB AND STRUC
SLAB - SEE S-SERIES FOR SCOPE OF WORK

1. PROTECT ADJACENT EXG WORK AND PERFORM REMOVALS
SO AS TO AVOID DAMAGE &/OR DETERIORATION TO AREAS
TO REMAIN.

2. DEMOLITION WORK INDICATED ON DWGS IS A GENERAL
INDICATION OF PROJECT SCOPE AND IS NOT A COMPLETE OR
DETAILED REPRESENTATION OF ALL SELECTIVE DEMOLITION.
INCIDENTAL DEMOLITION NEEDED TO ACCOMPLISH THE
WORK BUT NOT EXPLICITLY SHOWN IS PART OF THE
CONTRACT. DEMOLITION DRAWINGS  DO NOT DESCRIBE
CONCEALED CONDITIONS.

3. DEMOLITION PLANS SHOW ALL PARTITION AND HORIZONTAL
ASSEMBLY DEMOLITION.

4. ALL PARTITION DEMOLITION IS FULL HEIGHT UNLESS
OTHERWISE NOTED.

5. ALL PARTITIONS TO BE DEMOLISHED TO BE REMOVED TO THE
T.O. CONC UNLESS OTHERWISE NOTED.

6. RETAIN EXG FIRE RATED ENCLOSURE AT ALL STRUC BEAMS,
FLOOR ASSEMBLIES AND STAIR TO REMAIN UON.

7. REMOVE FIN FLR TO TOPPING SLAB/STRUCTURAL SLAB
EXCEPT AT AREAS TO REMAIN.

8. REMOVE ALL FIXTURES, FITTINGS AND FINISHES AT
WASHROOMS, UON.

9. REMOVE ALL BRANCH HVAC, ELECTRICAL, AND LIGHTING,
LOCAL TO ROOMS TO BE DEMOLISHED. ALL MAINS NOT
SERVICING SPACES TO BE DEMOLISHED ARE TO REMAIN.

10. EXG STRUC TO REMAIN UON.
11. ALL FIRE EXITS IN DAVIS BLDG ARE TO REMAIN OPERATIONAL

AND UNOBSTRUCTED DURING DEMOLITION AND
CONSTRUCTION

12. DEMOLITION AND CONSTRUCTION ACTIVITY TO BE STAGED
TO ALLOW LOADING DOCK OPERATIONS FOR DURATION OF
DEMOLITION AND CONSTRUCTION.

REMOVE CEILING

NOT IN CONTRACT
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BUILDING
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BELOW GRADE
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DEMO FLOOR PLAN -
LEVEL 1

UNIVERSITY OF
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24 MAY 2019

SITE PLAN APPLICATION REV 1 - SP
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A101 1 : 125

1 DEMO LEVEL 1
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DEMO ADDITION FOUNDATION WALLS DEMO RETAINING WALLS DEMO GUARD AND RETAINING WALLS

DEMO DOORS ONLY,
OPENING TO REMAIN

DEMO CURB

A103

2

DEMO WALL FOR LEVEL 2
CONNECTION TO NEW
SCIENCE BUILDING
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STORAGE
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KITCHEN

COOLER COOLER COOLER COOLER STAIR

STORAGE 
STORAGE

MGMT  OFFICE

EXAM

CUSTODIAL

MEN'S  WASH 

LAB

LAB

LAB

ELEV

STORAGE

OFFICE OFFICES

CORR

DEMO ADDITION CAISSONS

DEMO DAVIS
FOUNDATION WALLS AND
GRADE BEAMS
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A103

A1035 
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6.1
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LALCLD LE LF LFX LB

DEMO CONC STAIR, GUARD AND FOUNDATIONS

DEMO ADDITION IN ITS ENTIRETY

REMOVE FINISHES TO
EXPOSED CONC WALL;
REPAIR EXPOSED CONC EXT
WALL TO MATCH ADJACENT
EXPOSED CONC EXT WALL

DEMO DOORS AND WALL

DEMO CONC BALC, GUARD, STL
SUPPORT STRUC, AND ROOF
DRAINS

EXTENT OF DEMO ALIGNED TO STAIR WALL BELOW

A103

2

3 

A103 

DEMO EXISTING PATH, SEE LANDSCAPE

FIRE EXITS TO REMAIN
UNOBSTRUCTED DURING
DEMOLITION AND
CONSTRUCTION

THEATER

MECH

STAIR

THEATER

TECH  SUPP

GRAD  LOUNGE 
JANITOR

MEN'S  WASH

LAB

LAB

ELEV

CUSTODIAL  STOR 

CORR

4

A103

A1035 

6.1

1
SPA REV 1
19/05/24

DEMOLITION LEGEND

EXG WALL TO REMAIN

REMOVE EXG WALL/ELEMENT

LIMITED SCOPE OF WORK LINE

GENERAL DEMOLITION NOTES

REMOVE DOOR

EXG DOOR TO REMAIN

EXG FLOOR TO REMAIN

REMOVE FLOOR FIN, ARCH TOPPING SLAB AND STRUC
SLAB - SEE S-SERIES FOR SCOPE OF WORK

1. PROTECT ADJACENT EXG WORK AND PERFORM REMOVALS
SO AS TO AVOID DAMAGE &/OR DETERIORATION TO AREAS
TO REMAIN.

2. DEMOLITION WORK INDICATED ON DWGS IS A GENERAL
INDICATION OF PROJECT SCOPE AND IS NOT A COMPLETE OR
DETAILED REPRESENTATION OF ALL SELECTIVE DEMOLITION.
INCIDENTAL DEMOLITION NEEDED TO ACCOMPLISH THE
WORK BUT NOT EXPLICITLY SHOWN IS PART OF THE
CONTRACT. DEMOLITION DRAWINGS  DO NOT DESCRIBE
CONCEALED CONDITIONS.

3. DEMOLITION PLANS SHOW ALL PARTITION AND HORIZONTAL
ASSEMBLY DEMOLITION.

4. ALL PARTITION DEMOLITION IS FULL HEIGHT UNLESS
OTHERWISE NOTED.

5. ALL PARTITIONS TO BE DEMOLISHED TO BE REMOVED TO THE
T.O. CONC UNLESS OTHERWISE NOTED.

6. RETAIN EXG FIRE RATED ENCLOSURE AT ALL STRUC BEAMS,
FLOOR ASSEMBLIES AND STAIR TO REMAIN UON.

7. REMOVE FIN FLR TO TOPPING SLAB/STRUCTURAL SLAB
EXCEPT AT AREAS TO REMAIN.

8. REMOVE ALL FIXTURES, FITTINGS AND FINISHES AT
WASHROOMS, UON.

9. REMOVE ALL BRANCH HVAC, ELECTRICAL, AND LIGHTING,
LOCAL TO ROOMS TO BE DEMOLISHED. ALL MAINS NOT
SERVICING SPACES TO BE DEMOLISHED ARE TO REMAIN.

10. EXG STRUC TO REMAIN UON.
11. ALL FIRE EXITS IN DAVIS BLDG ARE TO REMAIN OPERATIONAL

AND UNOBSTRUCTED DURING DEMOLITION AND
CONSTRUCTION

12. DEMOLITION AND CONSTRUCTION ACTIVITY TO BE STAGED
TO ALLOW LOADING DOCK OPERATIONS FOR DURATION OF
DEMOLITION AND CONSTRUCTION.

REMOVE CEILING

NOT IN CONTRACT

NEW SCIENCE
BUILDING

DAVIS

KEY PLAN

CLEAN AND REPAIR CONC THAT WAS PREVIOUSLY
BELOW GRADE 
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WILL NEED TO BE OPERATIONAL
DURING AND AFTER DEMOLITION
AND NEW CONSTRUCTION
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OFFICE
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OFFICE
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MEN'S  WASH
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CORR

DEMO PRECAST CONC CLADDING
SEE ELEVATION FOR EXTENT

4
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6.1
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JENSEN HUGHES

VERMEULENS
COST ESTIMATING

CODE, LIFE SAFETY, ACCESSIBILITY CONSULTING

DTAH

ARUP
MEP/FP, CIVIL, STRUCTURAL, A/V, SECURITY, TELECOM

kierantimberlake.com

PHILADELPHIA, PA  19123
841 NORTH AMERICAN STREET

V  215-922-6600

LANDSCAPE ARCHITECT

F  215-922-4680

ARCHITECT

RWDI
MICRO CLIMATE CONSULTING

SWALLOW ACOUSTIC CONSULTANTS LTD.
/ THORNTON TOMASETTI

ACOUSTICS CONSULTING

NEW SCIENCE
BUILDING

ERA ARCHITECTS INC.
HERITAGE CONSULTANT

JON SOBERMAN ENGINEERING
ELEVATOR CONSULTANT

DRAWN BY:

CAD FILE:

CHECKED BY:

DATE: 

SCALE:

ISSUANCES

KT PROJECT NO. 890

1815 OUTER CIRCLE
MISSISSAUGA, ON L5L 1C6

RESEARCH FACILITIES DESIGN
LABORATORY PLANNING

ARBORIST CONSULTANT

URBAN FOREST INNOVATIONS INC.

CITY OF MISSISSAUGA APPROVAL STAMP

KTNorthAmerica PC

30 AUGUST 2018
100% SCHEMATIC DESIGN

23 OCTOBER 2018
SITE PLAN PRE-APPLICATION

19 DECEMBER 2018
SITE PLAN APPLICATION

31 JANUARY 2019
100% DESIGN DEVELOPMENT

24 MAY 2019
SITE PLAN APPLICATION REV 1

CLIENT: THE GOVERNING COUNCIL OF
THE UNIVERSITY OF TORONTO
27 KING'S COLLEGE CIRCLE
TORONTO ON M5S 1A1

OWNERS REPRESENTATIVE: SAHER FAZILAT
PHONE: 905 828 3707
SITE PLAN #: SP-19-008 W8
LEGAL DESCRIPTION:

RANGE 1-3 NDS PT LTS 3-5 PL 550 PT
BLK M, 43R31817 PTS 4-6

U of T PROJECT NO. P300-17-024

REVISION
NO. DATE DESCRIPTION

ARBORIST CONSULTANT

URBAN FOREST INNOVATIONS INC.

As indicated
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DEMO FLOOR PLAN -
LEVEL 2-4

UNIVERSITY OF
TORONTO MISSISSAUGA

24 MAY 2019

SITE PLAN APPLICATION REV 1 - SP

NOT FOR CONSTRUCTION

A102 1 : 125 

1 DEMO LEVEL 2

A102 1 : 125

2 DEMO LEVEL 3

A102 1 : 125

3 DEMO LEVEL 4

1 19/05/24 SPA REV 1

8.4 - 67



LA LC LD LE LF LFXLB 

DEMO ADDITION IN ITS ENTIRETY

DEMO RETAINING WALLS

DEMO RETAINING WALLS 

DEMO CONC PAD AND GUARD

DEMO ENTRY HEADER, DOORS,
AND WALL

DEMO CONC BALC, GUARD,
STL SUPPORT STRUC, AND
ROOF DRAINS

DEMO CONC WALL AND PRECAST CONC CLADDING FOR
LEVEL 1 CONNECTION TO NEW SCIENCE BUILDING

REMOVE FINISHES TO EXPOSED CONC WALL;
REPAIR EXPOSED CONC EXT WALL TO MATCH
ADJACENT EXPOSED CONC EXT WALL;
DO THE SAME TO CONC WALLS THAT WERE
PREVIOUSLY BELOW GRADE BUT WILL BE
EXPOSED AS IT CONNECTS TO THE NEW
SCIENCE BUILDING

DEMO WALL; CONDITION BEHIND
THE WALL TO BE VERIFIED

DEMO WDWS, FLG, AND TRIM

DEMO PRECAST CONC CLADDING

1

10970

DAVIS LEVEL 0
0

DAVIS LEVEL 1
4900

DAVIS LEVEL 2
8900

DAVIS LEVEL 3
12900

DAVIS LEVEL 4
16900

DAVIS LEVEL 5
21900

6.1 

DEMOLITION LEGEND

EXG WALL TO REMAIN

REMOVE EXG WALL/ELEMENT

LIMITED SCOPE OF WORK LINE

GENERAL DEMOLITION NOTES

REMOVE DOOR

EXG DOOR TO REMAIN

EXG FLOOR TO REMAIN

REMOVE FLOOR FIN, ARCH TOPPING SLAB AND STRUC
SLAB - SEE S-SERIES FOR SCOPE OF WORK

1. PROTECT ADJACENT EXG WORK AND PERFORM REMOVALS
SO AS TO AVOID DAMAGE &/OR DETERIORATION TO AREAS
TO REMAIN.

2. DEMOLITION WORK INDICATED ON DWGS IS A GENERAL
INDICATION OF PROJECT SCOPE AND IS NOT A COMPLETE OR
DETAILED REPRESENTATION OF ALL SELECTIVE DEMOLITION.
INCIDENTAL DEMOLITION NEEDED TO ACCOMPLISH THE
WORK BUT NOT EXPLICITLY SHOWN IS PART OF THE
CONTRACT. DEMOLITION DRAWINGS  DO NOT DESCRIBE
CONCEALED CONDITIONS.

3. DEMOLITION PLANS SHOW ALL PARTITION AND HORIZONTAL
ASSEMBLY DEMOLITION.

4. ALL PARTITION DEMOLITION IS FULL HEIGHT UNLESS
OTHERWISE NOTED.

5. ALL PARTITIONS TO BE DEMOLISHED TO BE REMOVED TO THE
T.O. CONC UNLESS OTHERWISE NOTED.

6. RETAIN EXG FIRE RATED ENCLOSURE AT ALL STRUC BEAMS,
FLOOR ASSEMBLIES AND STAIR TO REMAIN UON.

7. REMOVE FIN FLR TO TOPPING SLAB/STRUCTURAL SLAB
EXCEPT AT AREAS TO REMAIN.

8. REMOVE ALL FIXTURES, FITTINGS AND FINISHES AT
WASHROOMS, UON.

9. REMOVE ALL BRANCH HVAC, ELECTRICAL, AND LIGHTING,
LOCAL TO ROOMS TO BE DEMOLISHED. ALL MAINS NOT
SERVICING SPACES TO BE DEMOLISHED ARE TO REMAIN.

10. EXG STRUC TO REMAIN UON.
11. ALL FIRE EXITS IN DAVIS BLDG ARE TO REMAIN OPERATIONAL

AND UNOBSTRUCTED DURING DEMOLITION AND
CONSTRUCTION

12. DEMOLITION AND CONSTRUCTION ACTIVITY TO BE STAGED
TO ALLOW LOADING DOCK OPERATIONS FOR DURATION OF
DEMOLITION AND CONSTRUCTION.

REMOVE CEILING

NOT IN CONTRACT

NEW SCIENCE
BUILDING

DAVIS

KEY PLAN

CLEAN AND REPAIR CONC THAT WAS PREVIOUSLY
BELOW GRADE

DEMO ADDITION IN ITS ENTIRETY

DEMO ENTRY HEADER, DOORS, AND WALL

DEMO RETAINING WALLS

DEMO SITE PATHS,
SEE LANDSCAPE DWGS

DEMO BALCONY, SUPPORTING STEEL STRUCTURE, AND ROOF DRAINS

DEMO WALL FOR LEVEL 1 CONNECTION
TO NEW SCIENCE BUILDING

DEMO GUARD, RETAINING WALL, CONC PAD

DEMO ALL EXG LOADING DOCK ROLL-DOWN DOORS

DEMO PORTION OF SLAB

DEMO WALL

DEMO WDWS, FLG, AND TRIM

DEMO PRECAST CONC CLADDING

DEMO PRECAST CONC CLADDING, SIGNAGE, AND LIGHTING

1
SPA REV 1
19/05/24

DEMO ADDITION IN ITS ENTIRETY

RETAIN DAVIS LEVEL 1 ROOF HERE

EXTENT OF FOUNDATION
TO BE VERIFIED
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CLEAN EXG PRECAST CONC
CLADDING TO REMAIN

DAVIS LEVEL 0
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DAVIS LEVEL 3
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DAVIS LEVEL 4
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DAVIS LEVEL 5
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DEMO CONC BALC, GUARD,
STL SUPPORT STRUC, AND
ROOF DRAINS

DEMO CONC GUARD

DEMO RETAINING WALLS

DEMO PRECAST CONC CLADDING,
SIGNAGE, AND LIGHTING

DEMO ALL EXG LOADING DOCK
ROLL-DOWN DOORS

DAVIS LEVEL 0
0

DAVIS LEVEL 1
4900

DAVIS LEVEL 2
8900

DAVIS LEVEL 3
12900

DAVIS LEVEL 4
16900

DAVIS LEVEL 5
21900
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VERMEULENS
COST ESTIMATING

CODE, LIFE SAFETY, ACCESSIBILITY CONSULTING

DTAH

ARUP
MEP/FP, CIVIL, STRUCTURAL, A/V, SECURITY, TELECOM

kierantimberlake.com

PHILADELPHIA, PA  19123
841 NORTH AMERICAN STREET

V  215-922-6600

LANDSCAPE ARCHITECT

F  215-922-4680

ARCHITECT

RWDI
MICRO CLIMATE CONSULTING

SWALLOW ACOUSTIC CONSULTANTS LTD.
/ THORNTON TOMASETTI

ACOUSTICS CONSULTING

NEW SCIENCE
BUILDING

ERA ARCHITECTS INC.
HERITAGE CONSULTANT

JON SOBERMAN ENGINEERING
ELEVATOR CONSULTANT

DRAWN BY:

CAD FILE:

CHECKED BY:

DATE: 

SCALE:

ISSUANCES

KT PROJECT NO. 890

1815 OUTER CIRCLE
MISSISSAUGA, ON L5L 1C6

RESEARCH FACILITIES DESIGN
LABORATORY PLANNING

ARBORIST CONSULTANT

URBAN FOREST INNOVATIONS INC.

CITY OF MISSISSAUGA APPROVAL STAMP

KTNorthAmerica PC

30 AUGUST 2018
100% SCHEMATIC DESIGN

23 OCTOBER 2018
SITE PLAN PRE-APPLICATION

19 DECEMBER 2018
SITE PLAN APPLICATION

31 JANUARY 2019
100% DESIGN DEVELOPMENT

24 MAY 2019
SITE PLAN APPLICATION REV 1

CLIENT: THE GOVERNING COUNCIL OF
THE UNIVERSITY OF TORONTO
27 KING'S COLLEGE CIRCLE
TORONTO ON M5S 1A1

OWNERS REPRESENTATIVE: SAHER FAZILAT
PHONE: 905 828 3707
SITE PLAN #: SP-19-008 W8
LEGAL DESCRIPTION:

RANGE 1-3 NDS PT LTS 3-5 PL 550 PT
BLK M, 43R31817 PTS 4-6

U of T PROJECT NO. P300-17-024

REVISION
NO. DATE DESCRIPTION

ARBORIST CONSULTANT

URBAN FOREST INNOVATIONS INC.

As indicated
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DEMO AXON, SECTION
& ELEVATION

UNIVERSITY OF
TORONTO MISSISSAUGA

24 MAY 2019

SITE PLAN APPLICATION REV 1 - SP

NOT FOR CONSTRUCTION

A103 1 : 125

2 DEMO EXTERIOR ELEVATION - NORTH DAVIS

A103

1 DEMO AXON

A103 1 : 125

3 DEMO SECTION - SECTION THROUGH ADDITION

A103 1 : 125

4 DEMO SECTION - SECTION THROUGH LEVEL 2 DOOR

A103 1 : 125 

5 DEMO EXTERIOR ELEVATION - EAST DAVIS 

1
SPA REV 1
19/05/24

1
SPA REV 1
19/05/24

1 19/05/24 SPA REV 1

8.4 - 68



CLEAN AND REPAIR EXG PRECAST CONC CLADDING TO REMAIN

REMOVE FINISHES TO EXPOSED CONC WALL;
CLEAN AND REPAIR EXPOSED EXG PRECAST CONC CLADDING

INFILL ALL OPENINGS OF CONC EXT WALL TO
MATCH ADJACENT EXPOSED CONC EXT WALL

NEW OPENING FOR LEVEL 2 CONNECTION
TO NEW SCIENCE BUILDING

CLEAN AND REPAIR EXPOSED CONC THAT WAS PREVIOUSLY
BELOW GRADE

SEE A610-612 FOR INTEGRATION OF EXG AND NEW
BELOW GRADE WATERPROOFING

KEEP OPENINGS FROM DOOR DEMO FOR
LEVEL 2 CONNECTION TO NEW SCIENCE BUILDING

NEW OPENING FOR LEVEL 1 CONNECTION
TO NEW SCIENCE BUILDING

DEMOLITION LEGEND

EXG WALL TO REMAIN

REMOVE EXG WALL/ELEMENT

LIMITED SCOPE OF WORK LINE

GENERAL DEMOLITION NOTES

REMOVE DOOR

EXG DOOR TO REMAIN

EXG FLOOR TO REMAIN

REMOVE FLOOR FIN, ARCH TOPPING SLAB AND STRUC
SLAB - SEE S-SERIES FOR SCOPE OF WORK

1. PROTECT ADJACENT EXG WORK AND PERFORM REMOVALS
SO AS TO AVOID DAMAGE &/OR DETERIORATION TO AREAS
TO REMAIN.

2. DEMOLITION WORK INDICATED ON DWGS IS A GENERAL
INDICATION OF PROJECT SCOPE AND IS NOT A COMPLETE OR
DETAILED REPRESENTATION OF ALL SELECTIVE DEMOLITION.
INCIDENTAL DEMOLITION NEEDED TO ACCOMPLISH THE
WORK BUT NOT EXPLICITLY SHOWN IS PART OF THE
CONTRACT. DEMOLITION DRAWINGS  DO NOT DESCRIBE
CONCEALED CONDITIONS.

3. DEMOLITION PLANS SHOW ALL PARTITION AND HORIZONTAL
ASSEMBLY DEMOLITION.

4. ALL PARTITION DEMOLITION IS FULL HEIGHT UNLESS
OTHERWISE NOTED.

5. ALL PARTITIONS TO BE DEMOLISHED TO BE REMOVED TO THE
T.O. CONC UNLESS OTHERWISE NOTED.

6. RETAIN EXG FIRE RATED ENCLOSURE AT ALL STRUC BEAMS,
FLOOR ASSEMBLIES AND STAIR TO REMAIN UON.

7. REMOVE FIN FLR TO TOPPING SLAB/STRUCTURAL SLAB
EXCEPT AT AREAS TO REMAIN.

8. REMOVE ALL FIXTURES, FITTINGS AND FINISHES AT
WASHROOMS, UON.

9. REMOVE ALL BRANCH HVAC, ELECTRICAL, AND LIGHTING,
LOCAL TO ROOMS TO BE DEMOLISHED. ALL MAINS NOT
SERVICING SPACES TO BE DEMOLISHED ARE TO REMAIN.

10. EXG STRUC TO REMAIN UON.
11. ALL FIRE EXITS IN DAVIS BLDG ARE TO REMAIN OPERATIONAL

AND UNOBSTRUCTED DURING DEMOLITION AND
CONSTRUCTION

12. DEMOLITION AND CONSTRUCTION ACTIVITY TO BE STAGED
TO ALLOW LOADING DOCK OPERATIONS FOR DURATION OF
DEMOLITION AND CONSTRUCTION.

REMOVE CEILING

NOT IN CONTRACT

NEW SCIENCE
BUILDING

DAVIS

KEY PLAN

CLEAN AND REPAIR CONC THAT WAS PREVIOUSLY
BELOW GRADE

LA LC LD LE LF LFXLB 1
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21900
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CONC WALL; CLEAN AND REPAIR
EXPOSED EXG PRECAST CONC CLADDING

PATCH ALL OPENINGS OF CONC EXT
WALL TO MATCH ADJACENT EXPOSED
CONC EXT WALL

CLEAN AND REPAIR CONC WALLS
THAT WERE PREVIOUSLY BELOW GRADE
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DAVIS LEVEL 4
16900

DAVIS LEVEL 5
21900

CLEAN AND REPAIR EXG PRECAST CONC
CLADDING TO REMAIN
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COST ESTIMATING

CODE, LIFE SAFETY, ACCESSIBILITY CONSULTING

DTAH

ARUP
MEP/FP, CIVIL, STRUCTURAL, A/V, SECURITY, TELECOM

kierantimberlake.com

PHILADELPHIA, PA  19123
841 NORTH AMERICAN STREET

V  215-922-6600

LANDSCAPE ARCHITECT

F  215-922-4680

ARCHITECT

RWDI
MICRO CLIMATE CONSULTING

SWALLOW ACOUSTIC CONSULTANTS LTD.
/ THORNTON TOMASETTI

ACOUSTICS CONSULTING

NEW SCIENCE
BUILDING

ERA ARCHITECTS INC.
HERITAGE CONSULTANT

JON SOBERMAN ENGINEERING
ELEVATOR CONSULTANT

DRAWN BY:

CAD FILE:

CHECKED BY:

DATE: 

SCALE:

ISSUANCES

KT PROJECT NO. 890

1815 OUTER CIRCLE
MISSISSAUGA, ON L5L 1C6

RESEARCH FACILITIES DESIGN
LABORATORY PLANNING

ARBORIST CONSULTANT

URBAN FOREST INNOVATIONS INC.

CITY OF MISSISSAUGA APPROVAL STAMP

KTNorthAmerica PC

30 AUGUST 2018
100% SCHEMATIC DESIGN

23 OCTOBER 2018
SITE PLAN PRE-APPLICATION

19 DECEMBER 2018
SITE PLAN APPLICATION

31 JANUARY 2019
100% DESIGN DEVELOPMENT

24 MAY 2019
SITE PLAN APPLICATION REV 1

CLIENT: THE GOVERNING COUNCIL OF
THE UNIVERSITY OF TORONTO
27 KING'S COLLEGE CIRCLE
TORONTO ON M5S 1A1

OWNERS REPRESENTATIVE: SAHER FAZILAT
PHONE: 905 828 3707
SITE PLAN #: SP-19-008 W8
LEGAL DESCRIPTION:

RANGE 1-3 NDS PT LTS 3-5 PL 550 PT
BLK M, 43R31817 PTS 4-6

U of T PROJECT NO. P300-17-024

REVISION
NO. DATE DESCRIPTION

ARBORIST CONSULTANT

URBAN FOREST INNOVATIONS INC.

As indicated
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ELEVATION

UNIVERSITY OF
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24 MAY 2019

SITE PLAN APPLICATION REV 1 - SP

NOT FOR CONSTRUCTION
A104

1 EXG TO REMAIN AXON

A104 1 : 125

3 RESTORATION EXTERIOR ELEVATION - NORTH DAVIS
A104 1 : 125 

4 RESTORATION EXTERIOR ELEVATION - EAST DAVIS 

1
SPA REV 1
19/05/24

1 19/05/24 SPA REV 1

8.4 - 69
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SPA REV 1
19/05/24

GENERAL NOTES

1. SEE LF SERIES FOR ALL LABORATORY AND ACF
CASEWORK, FUME HOODS, AND EQUIPMENT.

2. ALL FURNITURE IS NIC AND SHOWN FOR
REFERENCE ONLY.

3. REFER TO A700 FOR DEVICE ALIGNMENT

NEW SCIENCE BUILDING

DAVIS
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JENSEN HUGHES

VERMEULENS
COST ESTIMATING
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kierantimberlake.com
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ACOUSTICS CONSULTING

NEW SCIENCE
BUILDING
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HERITAGE CONSULTANT

JON SOBERMAN ENGINEERING
ELEVATOR CONSULTANT
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CAD FILE:
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SCALE:
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1815 OUTER CIRCLE
MISSISSAUGA, ON L5L 1C6

RESEARCH FACILITIES DESIGN
LABORATORY PLANNING

ARBORIST CONSULTANT

URBAN FOREST INNOVATIONS INC.
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1 FLOOR PLAN - LEVEL 0 - NORTH

ROOM SCHEDULE DEPT ROOM CODE AREA RM # UTM RM #

GENERAL WAREHOUSE 
STORAGE - MED TERM

FMP FMP-12.1-03 53 m² 0041

ACF MECHANICAL GROSS 75 m² 0043

ACF ELECTRICAL GROSS 16 m² 0045

GENERAL WAREHOUSE 
STORAGE - MED TERM

FMP FMP-12.1-03 141 m² 0047

ELEVATOR GROSS 9 m² 0050E

CORRIDOR GROSS 228 m² 0050K

ELEVATOR CONTROL 
ROOM

GROSS 6 m² 0051

MECHANICAL GROSS 22 m² 0052

GENERAL WAREHOUSE 
STORAGE - MED TERM

FMP FMP-12.1-03 208 m² 0053

ELECTRICAL ROOM GROSS 35 m² 0065

GENERAL STORAGE FMP 25 m² 0068

MECHANICAL GROSS 152 m² 0069

MECHANICAL GROSS 31 m² 0069A

STAIR 3 GROSS 18 m² 0070S

MECH GROSS 15 m² 0071

CHILLER ROOM GROSS 288 m² 0072

WATER ENTRY & 
SPRINKLER RM

GROSS 81 m² 0072A

ELECTRICAL CLOSET GROSS 3 m² 0072B

STAIR 1 GROSS 27 m² 1248S

1 19/05/24 SPA REV 1
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GENERAL NOTES

1. SEE LF SERIES FOR ALL LABORATORY AND ACF
CASEWORK, FUME HOODS, AND EQUIPMENT.

2. ALL FURNITURE IS NIC AND SHOWN FOR
REFERENCE ONLY.

3. REFER TO A700 FOR DEVICE ALIGNMENT

NEW SCIENCE BUILDING
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VERMEULENS
COST ESTIMATING

CODE, LIFE SAFETY, ACCESSIBILITY CONSULTING
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MEP/FP, CIVIL, STRUCTURAL, A/V, SECURITY, TELECOM

kierantimberlake.com

PHILADELPHIA, PA  19123
841 NORTH AMERICAN STREET

V  215-922-6600

LANDSCAPE ARCHITECT
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MICRO CLIMATE CONSULTING

SWALLOW ACOUSTIC CONSULTANTS LTD.
/ THORNTON TOMASETTI

ACOUSTICS CONSULTING

NEW SCIENCE
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HERITAGE CONSULTANT
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1 FLOOR PLAN - LEVEL 1 - NORTH

WT DEPT ROOM CODE AREA RM # UTM RM #

ACF LOBBY ACF ACF-18.1-20 40 m² 1050K

ACF VACUUM GROSS 8 m² 1066

ANIMAL ENTRY ACF ACF-18.1-08 8 m² 1201A

ANIMAL HOUSING - MEDIUM ACF ACF-18.1-01 44 m² 1245A

ANIMAL HOUSING - MEDIUM ACF ACF-18.1-01 45 m² 1245C

ANIMAL HOUSING - SMALL ACF ACF-18.1-04A 29 m² 1241A

ANIMAL HOUSING - SMALL ACF ACF-18.1-04A 31 m² 1242C

ANIMAL HOUSING - SMALLER ACF 8 m² 1258

ANIMAL HOUSING - SMALLER ACF ACF-18.1-04B 19 m² 1246A

ANIMAL HOUSING - SMALLER ACF ACF-18.1-04B 19 m² 1246C

ANIMAL HOUSING - SMALLER ACF ACF-18.1-04B 17 m² 1242A

ANIMAL RECEIVING AREA ACF ACF-18.1-08 7 m² 1201

AUTOCLAVE SCR SCR-3.2-04 18 m² 1113

AUTOCLAVE/STERILIZATION 
MECHANICAL

CMC 9 m² 5051

BACTERIAL CULTURE ROOM SCR SCR-3.2-01 23 m² 1139

BEDDING CONTAINER GROSS 17 m² 1064

CAGE AND EQUIPMENT 
WASHING/STERILIZATION - CLEAN

ACF ACF-18.1-14 110 m² 1204

CAGE AND EQUIPMENT 
WASHING/STERILIZATION - SOILED

ACF ACF-18.1-14 76 m² 1202

CENTRAL ACADEMIC STORES FMP FMP-12.1-04 27 m² 1065

CENTRAL CHEMICAL/SOLVENT 
STORES

FMP FMP-12.1-05 70 m² 1074

CHANGE ROOM GROSS 3 m² 1227B

CHEMICAL PREPARATION SCR SCR-3.2-03 12 m² 1213

CHILLER ROOM ACCESS GROSS 21 m² 1079

CLEAN LOADING DOCK FMP 35 m² 1046

COLD ROOM AT 4C HMR HMR-3.2-02 18 m² 1109

COPY CMC CMC-4.5-02 6 m² 1152

CORRIDOR GROSS 119 m² 1240J

CORRIDOR GROSS 47 m² 1045K

CORRIDOR GROSS 64 m² 1261

CORRIDOR GROSS 95 m² 1110K

CORRIDOR GROSS 4 m² 1240K

CORRIDOR GROSS 238 m² 1100K

CORRIDOR GROSS 230 m² 1140K

CORRIDOR GROSS 50 m² 1200K

CORRIDOR GROSS 56 m² 1050V

CORRIDOR GROSS 100 m² 1060K

CORRIDOR GROSS 57 m² 1130K

CORRIDOR GROSS 14 m² 1059

CORRIDOR GROSS 35 m² 1080K

CORRIDOR CMC 7 m² 1230K

CORRIDOR CMC 54 m² 0132V

CORRIDOR GROSS 68 m² 1115K

CUSTODIAL CLOSET ACF ACF-18.1-19 8 m² 1206

ELECTRICAL CLOSET GROSS 2 m² 1156

ELECTRICAL CLOSET GROSS 3 m² 1077B

ELEVATOR GROSS 9 m² 1075E

ELEVATOR CMC 9 m² 1050E

ELEVATOR CONTROL ROOM GROSS 3 m² 1073

EQUIPMENT ROOM SCR SCR-3.2-04 14 m² 1145

EQUIPMENT ROOM SCR SCR-3.2-03 14 m² 1147

EQUIPMENT/ INSTRUMENTATION SCR SCR-3.2-01 32 m² 1103

FACILITY OFFICE TYPE 1 ACF ACF-18.1-16 17 m² 1232

FACILITY OFFICE TYPE 2 ACF ACF-18.1-16A 15 m² 1228

FACILITY OFFICE TYPE 2 ACF ACF-18.1-16A 16 m² 1225

FACULTY OFFICE CMC CMC-4.1-02 15 m² 1122

FACULTY OFFICE CMC CMC-4.1-02 14 m² 1124

FACULTY OFFICE CMC CMC-4.1-02 14 m² 1126

FACULTY OFFICE CMC CMC-4.1-02 13 m² 1128

FACULTY OFFICE CMC CMC-4.1-02 14 m² 1130

FACULTY OFFICE CMC CMC-4.1-02 14 m² 1132

FACULTY OFFICE CMC CMC-4.1-02 13 m² 1134

FEED & BEDDING STORAGE ACF ACF-18.1-11 20 m² 1208

GAS CYLINDER STORAGE FMP FMP-12.1-06 8 m² 1082

GAS CYLINDER STORAGE FMP FMP-12.1-06 8 m² 1080

GENERAL IMAGING ACF 40 m² 1256

GENERAL STORAGE ACF ACF-18.1-19 27 m² 1212

GENERAL STORAGE SCR SCR-3.2-06 37 m² 1119

GENERAL WAREHOUSE STORAGE - 
SHORT TERM

FMP FMP-12.1-02 58 m² 1056

GENERAL WAREHOUSE STORAGE - 
SHORT TERM

FMP FMP-12.1-02 74 m² 1057

GENERAL WAREHOUSE STORAGE - 
SHORT TERM

FMP FMP-12.1-02 38 m² 1061

GRADUATE STUDENT OFFICE CMC CMC-4.3-01 64 m² 1106

GRADUATE STUDENT OFFICE CMC CMC-4.3-01 66 m² 1114

GRADUATE STUDENT OFFICE CMC CMC-4.3-01 12 m² 1150

GRADUATE STUDENT OFFICE CMC CMC-4.3-01 29 m² 1146

HIGH VOLTAGE ROOM GROSS 46 m² 1077A

KITCHENETTE CMC 12 m² 1138

LAUNDRY ACF ACF-18.1-18 2 m² 1227A

LOAD DOCK CMC 150 m² 0132

LOADING DOCK FMP FMP-12.1-01 63 m² 0132

LV EMERGENCY ROOM GROSS 50 m² 1075

MANIFOLD CLOSET GROSS 3 m² 1055

MANIFOLD CLOSET GROSS 8 m² 1111

MECHANICAL GROSS 176 m² 1248

MECHANICAL GROSS 23 m² 1260

MECHANICAL GROSS 15 m² 1071

MECHANICAL GROSS 22 m² 2053

MEETING ROOM CMC AOS-4.5-03 26 m² 1120

MEN'S WASHROOM GROSS 24 m² 1075M

MRI ACF 65 m² 1250

NECROPSY ACF ACF-18.1-12 21 m² 1240

NMR CMC 38 m² 1154

OFFICE SUPPORT - STORAGE CMC CMC-4.5-04 13 m² 1155

PREPARATION ACF 73 m² 1250K

PRIMARY RESEARCH LABORATORY SCR SCR-3.1-01 54 m² 1105A

PRIMARY RESEARCH LABORATORY SCR SCR-3.1-01 63 m² 1105C

PRIMARY RESEARCH LABORATORY SCR SCR-3.1-01 54 m² 1115B

PRIMARY RESEARCH LABORATORY SCR SCR-3.1-01 63 m² 1105D

PRIMARY RESEARCH LABORATORY SCR SCR-3.1-01 64 m² 1115D

PRIMARY RESEARCH LABORATORY SCR SCR-3.1-01 64 m² 1115C

PRIMARY RESEARCH LABORATORY SCR SCR-3.1-01 54 m² 1115A

PRIMARY RESEARCH LABORATORY SCR SCR-3.1-01 54 m² 1105B

PRIMARY STAIR CMC 12 m² 1142

PROCEDURE ROOM - MEDIUM ACF ACF-18.1-02 19 m² 1245B

PROCEDURE ROOM - MEDIUM ACF ACF-18.1-02 19 m² 1241B

PROCEDURE ROOM - SMALL ACF ACF-18.1-05 12 m² 1246B

PROCEDURE ROOM - SMALL ACF ACF-18.1-05 12 m² 1242B

QUARANTINE ROOM ACF ACF-18.1-09 6 m² 1023A

RECEIVING - SHORT TERM 
STORAGE

ACF ACF-18.1-08 40 m² 1210

SECURITY GROSS 7 m² 1050

SERVER MECHANICAL ROOM HPC HPC-12.1-01 33 m² 1162

SERVER ROOM HPC HPC-12.1-01 63 m² 1158A

SHOWER & WC 1 GROSS 6 m² 1227D

SHOWER & WC 2 GROSS 7 m² 1227C

SHOWER ROOM GROSS 5 m² 1059A

SHOWER ROOM GROSS 7 m² 1059D

SHOWER ROOM GROSS 5 m² 1059C

SHOWER ROOM GROSS 5 m² 1059B

STAFF BREAK/MEETING ACF ACF-18.1-17 20 m² 1230

STAIR 1 CMC 26 m² 1249

STAIR 3 CMC 19 m² 1070S

STAIR 4 GROSS 29 m² 1075S

STORAGE GROSS 11 m² 1084

SUPERVISOR'S OFFICE FMP FMP-10.1-01 15 m² 1048

SUPPORT - MEDIUM ACF ACF-18.1-03 11 m² 1246

SUPPORT - MEDIUM ACF ACF-18.1-03 11 m² 1242

SUPPORT - SMALL ACF ACF-18.1-06 9 m² 1245

SUPPORT - SMALL ACF ACF-18.1-06 9 m² 1241

SURGICAL SUPPORT ACF ACF-18.1-07 11 m² 1211

SWITCHGEAR ROOM GROSS 71 m² 1077

TELECOM ROOM GROSS 14 m² 1050A

TELECOM ROOM GROSS 9 m² 1050T

TELECOM ROOM GROSS 7 m² 1157

VESTIBULE GROSS 11 m² 1260K

VESTIBULE GROSS 21 m² 1120V

VESTIBULE GROSS 6 m² 1023

VESTIBULE GROSS 9 m² 1200V

VISITOR STAFF CHANGE ROOM ACF ACF-18.1-21 23 m² 1227

VOICE & DATA ENTRY GROSS 18 m² 1062

WASHER/DRYER CMC 6 m² 1101

WASHROOM GROSS 3 m² 1227E

WASTE ELIMINATION ACF ACF-18.1-13 10 m² 1200

WOMEN'S WASHROOM GROSS 28 m² 1075W

WORKROOM HPC HPC-12.1-01 24 m² 1158

8.4 - 71
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GENERAL NOTES

1. SEE LF SERIES FOR ALL LABORATORY AND ACF
CASEWORK, FUME HOODS, AND EQUIPMENT.

2. ALL FURNITURE IS NIC AND SHOWN FOR
REFERENCE ONLY.

3. REFER TO A700 FOR DEVICE ALIGNMENT
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1 FLOOR PLAN - LEVEL 1 - SOUTH

WT DEPT ROOM CODE AREA RM # UTM RM #

ACADEMIC STOR FMP FMP-12.1-04 10 m² 0131X

ACADEMIC STOR FMP 10 m² 0131B

ACADEMIC STOR FMP 9 m² 0131A

ACADEMIC STOR FMP 10 m² 0131Z

ACADEMIC STOR FMP 10 m² 0131E

ACADEMIC STOR FMP 10 m² 0131G

ACADEMIC STOR FMP 9 m² 0131C

ACADEMIC STOR FMP 10 m² 0131D

ACADEMIC STOR FMP 9 m² 0131F

ACADEMIC STOR FMP 9 m² 0131H

ACADEMIC STOR FMP 10 m² 0131J

ACADEMIC STOR FMP 10 m² 0131U

ACADEMIC STOR FMP 6 m² 0131T

ACADEMIC STOR FMP 6 m² 0131Y

ACADEMIC STOR FMP 5 m² 0131Q

ACADEMIC STOR FMP 5 m² 0131N

ACADEMIC STOR FMP 7 m² 0131L

ACADEMIC STOR FMP 6 m² 0131M

ACADEMIC STOR FMP 7 m² 0131P

ACADEMIC STOR FMP 7 m² 0131R

ACADEMIC STOR FMP 6 m² 0131S

ACADEMIC STOR FMP 67 m² 0131K

ACF VACUUM GROSS 8 m² 1066

BEDDING CONTAINER GROSS 17 m² 1064

CAGE AND EQUIPMENT 
WASHING/STERILIZATION - CLEAN

ACF ACF-18.1-14 110 m² 1204

CAGE AND EQUIPMENT 
WASHING/STERILIZATION - SOILED

ACF ACF-18.1-14 76 m² 1202

CENTRAL CHEMICAL/SOLVENT 
STORES

FMP FMP-12.1-05 70 m² 1074

CENTRAL MAIL ROOM FMP 32 m² 0132A

CLEAN LOADING DOCK FMP 35 m² 1046

CORRIDOR GROSS 47 m² 1045K

CORRIDOR GROSS 50 m² 1200K

CORRIDOR GROSS 35 m² 1080K

CORRIDOR CMC 54 m² 0132K

CORRIDOR CMC 54 m² 0132V

CORRIDOR CMC 176 m² 0130K

CUSTODIAL CLOSET GROSS 5 m² 0132D

CUSTODIAL CLOSET ACF ACF-18.1-19 8 m² 1206

ELEVATOR CMC 8 m² 0130E
(EX)

EXAM FURNITURE STORAGE FMP 92 m² 0130A

FMP SECURE STORAGE FMP 25 m² 0132B

GAS CYLINDER STORAGE FMP FMP-12.1-06 8 m² 1082

GAS CYLINDER STORAGE FMP FMP-12.1-06 8 m² 1080

GENERAL WAREHOUSE STORAGE - 
SHORT TERM

FMP FMP-12.1-02 58 m² 1056

KITCHEN STORES FMP 7 m² 0139

LOAD DOCK CMC 150 m² 0132

LOADING DOCK FMP FMP-12.1-01 63 m² 0132

PRIMARY STAIR CMC 3 m² 0130B

PRIMARY STAIR CMC 6 m² 0131W

RADIOACTIVE WASTE FMP 17 m² 0132C

STAIR 1 CMC 26 m² 1249

STAIR 3 CMC 19 m² 1070S

STORAGE GROSS 11 m² 1084

SUPERVISOR'S OFFICE FMP FMP-10.1-01 15 m² 1048

UNASSIGNED STORES FMP 25 m² 0130

VOICE & DATA ENTRY GROSS 18 m² 1062

WASTE ELIMINATION ACF ACF-18.1-13 10 m² 1200
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GENERAL NOTES
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1 FLOOR PLAN - LEVEL 2 NORTH

ROOM NAME DEPT ROOM CODE AREA RM # UTM RM #

LOBBY CMC 148 m² 2000

CORRIDOR GROSS 284 m² 2000K

LOBBY GROSS 28 m² 2000K

STAIR CMC 36 m² 2000S

VESTIBULE GROSS 21 m² 2000V

VESTIBULE GROSS 38 m² 2000V-
A

RECEPTION/WAITING AREA FOREN 
SIC

FSP-4.5-01 31 m² 2003

DIRECTORS OFFICE FOREN 
SIC

FSP-4.1-02 20 m² 2004

ACADEMIC OFFICE FOREN 
SIC

FSP-4.1-02 13 m² 2006

ADMIN OFFICE FOREN 
SIC

FSP-4.4-01 13 m² 2007

OFFICE FOREN 
SIC

FSP-4.1-01 13 m² 2008

MEETING ROOM FOREN 
SIC

FSP-4.5-02 25 m² 2009

ACADEMIC OFFICE FOREN 
SIC

FSP-4.1-02 13 m² 2010

CORRIDOR GROSS 42 m² 2010K

ACADEMIC OFFICE FOREN 
SIC

FSP-4.1-02 13 m² 2012

OFFICE SUPPORT - 
KITCHEN 

FOREN 
SIC

12 m² 2013

ACADEMIC OFFICE FOREN 
SIC

FSP-4.1-02 19 m² 2014

CORRIDOR GROSS 23 m² 2015K

STAIR CMC 18 m² 2015S

MAIN STORAGE FACILITY FMP FMP-9.1-01 55 m² 2020

CORRIDOR GROSS 39 m² 2020K

WASHROOM GROSS 19 m² 2022

WASHROOM GROSS 37 m² 2023

DUTY ROOM FMP FMP-10.1-03 10 m² 2025

CORRIDOR GROSS 64 m² 2025K

STORAGE GROSS FMP-12.1-02 6 m² 2026

SECURITY GROSS 8 m² 2028

LUNCH ROOM - WOMEN FMP FMP-9.1-05 25 m² 2030

LUNCH ROOM - WOMEN FMP FMP-9.1-05 26 m² 2032

FOREPERSON OFFICE FMP FMP-10.1-02 11 m² 2035

CORRIDOR CMC 38 m² 2040K

STAIR 3 GROSS 23 m² 2040S

WASHROOM GROSS 21 m² 2043

UNIVERSAL WASHROOM GROSS 14 m² 2044

WASHROOM GROSS 21 m² 2045

AUTOCLAVE/ 
STERILIZATION ROOM

CWR CWR-3.2-01 23 m² 2050

AUTOCLAVE/STERILIZATIO 
N MECHANICAL

CWR CWR-3.2-01 18 m² 2050A

ELEVATOR CMC 9 m² 2050E

TELECOM ROOM GROSS 11 m² 2050T

ELECTRICAL CLOSET GROSS 13 m² 2051

FREEZER, EQUIPMENT, 
INSTRUMENT, SUPPORT

CWR CWR-3.2-02 56 m² 2052

PRIMARY WET RESEARCH 
LABORATORY - HEAVY

CWR CWR-3.1-01 120 m² 2055

CULTURE ROOM CWR CWR-3.1-03 19 m² 2056

STAIR GROSS 27 m² 2057S

CULTURE ROOM CWR CWR-3.1-03 19 m² 2058

MICROSCOPE ROOM CWR CWR-3.2-05 19 m² 2060

CORRIDOR GROSS 106 m² 2060K

CHEMICAL STORAGE CWR CWR-3.2-06 16 m² 2062

COLD ROOM AT 4C CWR CWR-3.2-03 20 m² 2064

PRIMARY WET RESEARCH 
LABORATORY - HEAVY

CWR CWR-3.1-01 123 m² 2065

FREEZER ROOM CWR CWR-3.2-04 20 m² 2067

STAIR CMC 19 m² 2070S

MECHANICAL CMC 15 m² 2072

GRADUATE STUDENT 
OFFICE

AOS AOS-4.2-01 117 m² 2075

ELEAVATOR CMC 9 m² 2075E

FACULTY OFFICE AOS AOS-4.1-01 12 m² 2077

FACULTY OFFICE AOS AOS-4.1-01 13 m² 2079

CORRIDOR CMC 53 m² 2080K

FACULTY OFFICE AOS AOS-4.1-01 12 m² 2081

FACULTY OFFICE AOS AOS-4.1-01 13 m² 2083

ELECTRICAL CLOSET GROSS 2 m² 2085

FACULTY OFFICE AOS AOS-4.1-01 13 m² 2087

FACULTY OFFICE AOS AOS-4.1-01 13 m² 2089

CORRIDOR GROSS 34 m² 2090K

FACULTY OFFICE AOS AOS-4.1-01 13 m² 2091

FACULTY OFFICE AOS AOS-4.1-01 13 m² 2093

FACULTY OFFICE AOS AOS-4.1-01 13 m² 2095

RECEPTION CMC CMC-4.5-01 20 m² 2100

CORRIDOR CMC 19 m² 2100V

FREEZER, EQUIPMENT, 
INSTRUMENT, SUPPORT

SCR SCR-3.2-02 38 m² 2103

PRIMARY RESEARCH 
LABORATORY

SCR SCR-3.1-01 54 m² 2105A

PRIMARY RESEARCH 
LABORATORY

SCR SCR-3.1-01 54 m² 2105B

PRIMARY RESEARCH 
LABORATORY

SCR SCR-3.1-01 63 m² 2105C

PRIMARY RESEARCH 
LABORATORY

SCR SCR-3.1-01 63 m² 2105D

GRADUATE STUDENT 
OFFICE

CMC CMC-4.3-01 66 m² 2106

INSTRUMENT ROOM SCR SCR-3.2-03 64 m² 2109

CORRIDOR GROSS 95 m² 2110K

GRADUATE STUDENT 
OFFICE

CMC CMC-4.3-01 65 m² 2114

PRIMARY RESEARCH 
LABORATORY

SCR SCR-3.1-01 54 m² 2115A

PRIMARY RESEARCH 
LABORATORY

SCR SCR-3.1-01 54 m² 2115B

PRIMARY RESEARCH 
LABORATORY - WET
CHEMISTRY

CCR CCR-3.1-01 62 m² 2115C

SUPPORT FACILITY- WET 
LABORATORY

CCR CCR-3.2-01 33 m² 2115D

PRIMARY RESEARCH 
LABORATORY

CWR MBO-3.1-01 29 m² 2115E

CORRIDOR SCR SCR-3.1-01 59 m² 2115K

GENERAL STORAGE SCR SCR-3.2-06 29 m² 2117

MANIFOLD CLOSET GROSS 11 m² 2119

FACULTY OFFICE AOS AOS-4.1-01 14 m² 2120

FACULTY OFFICE AOS AOS-4.1-01 14 m² 2122

ELECTRICAL CLOSET GROSS 2 m² 2123

COPY CMC CMC-4.5-02 10 m² 2124

ACADEMIC OFFICE CMC CMC-4.1-02 14 m² 2126

ACADEMIC OFFICE CMC CMC-4.1-03 14 m² 2128

ACADEMIC OFFICE CMC CMC-4.1-03 14 m² 2130

CORRIDOR GROSS 76 m² 2130K

ACADEMIC OFFICE CMC CMC-4.1-03 14 m² 2132

ACADEMIC OFFICE CMC CMC-4.1-03 14 m² 2134

ACADEMIC OFFICE CMC CMC-4.1-03 14 m² 2136

CELL CULTURE FACILITY MBO MBO-3.2-01 25 m² 2139

CORRIDOR GROSS 129 m² 2140K

GRADUATE STUDENT 
OFFICE

CMC AOS-4.2-01 12 m² 2142

GRADUATE STUDENT 
OFFICE

CMC CMC-4.3-01 31 m² 2144

INSTRUMENT ROOM SCR SCR-3.2-02 14 m² 2145

COLD ROOM AT 4C MBO MBO-3.2-03 15 m² 2147

GRADUATE STUDENT 
OFFICE

CMC AOS-4.2-01 12 m² 2150

COPY CMC CMC-4.5-02 6 m² 2152

OFFICE SUPPORT - 
STORAGE

CMC CMC-4.5-04 7 m² 2155

TELECOM ROOM GROSS 13 m² 2157

ACADEMIC OFFICE CMC 18 m² 4011

DIRECTORS OFFICE CMC 28 m² 4013

ACADEMIC OFFICE CMC 18 m² 4015

MEETING ROOM CMC 40 m² 4017

KITCHENETTE CMC 77 m² 4018

KITCHENETTE CMC 12 m² 4019

1
SPA REV 1
19/05/24

1 19/05/24 SPA REV 1
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GENERAL NOTES

1. SEE LF SERIES FOR ALL LABORATORY AND ACF
CASEWORK, FUME HOODS, AND EQUIPMENT.

2. ALL FURNITURE IS NIC AND SHOWN FOR
REFERENCE ONLY.

3. REFER TO A700 FOR DEVICE ALIGNMENT
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MEP/FP, CIVIL, STRUCTURAL, A/V, SECURITY, TELECOM

kierantimberlake.com

PHILADELPHIA, PA  19123
841 NORTH AMERICAN STREET

V  215-922-6600

LANDSCAPE ARCHITECT

F  215-922-4680

ARCHITECT

RWDI
MICRO CLIMATE CONSULTING

SWALLOW ACOUSTIC CONSULTANTS LTD.
/ THORNTON TOMASETTI

ACOUSTICS CONSULTING

NEW SCIENCE
BUILDING

ERA ARCHITECTS INC.
HERITAGE CONSULTANT

JON SOBERMAN ENGINEERING
ELEVATOR CONSULTANT

DRAWN BY:

CAD FILE:

CHECKED BY:

DATE: 

SCALE:

ISSUANCES

KT PROJECT NO. 890

N

TRUE NORTH

1815 OUTER CIRCLE
MISSISSAUGA, ON L5L 1C6

RESEARCH FACILITIES DESIGN
LABORATORY PLANNING

ARBORIST CONSULTANT

URBAN FOREST INNOVATIONS INC.

CITY OF MISSISSAUGA APPROVAL STAMP

KTNorthAmerica PC

30 AUGUST 2018
100% SCHEMATIC DESIGN

23 OCTOBER 2018
SITE PLAN PRE-APPLICATION

19 DECEMBER 2018
SITE PLAN APPLICATION

31 JANUARY 2019
100% DESIGN DEVELOPMENT

24 MAY 2019
SITE PLAN APPLICATION REV 1

CLIENT: THE GOVERNING COUNCIL OF
THE UNIVERSITY OF TORONTO
27 KING'S COLLEGE CIRCLE
TORONTO ON M5S 1A1

OWNERS REPRESENTATIVE: SAHER FAZILAT
PHONE: 905 828 3707
SITE PLAN #: SP-19-008 W8
LEGAL DESCRIPTION:

RANGE 1-3 NDS PT LTS 3-5 PL 550 PT
BLK M, 43R31817 PTS 4-6

U of T PROJECT NO. P300-17-024

REVISION
NO. DATE DESCRIPTION

ARBORIST CONSULTANT

URBAN FOREST INNOVATIONS INC.

As indicated
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KSH
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A203

FLOOR PLAN - LEVEL 3

UNIVERSITY OF
TORONTO MISSISSAUGA

24 MAY 2019

SITE PLAN APPLICATION REV 1 - SP

NOT FOR CONSTRUCTION

A203 1 : 125

1 FLOOR PLAN - LEVEL 3 - NORTH 

WT DEPT 
ROOM
CODE AREA RM # UTM RM #

PRIMARY STAIR CMC 33 m² 2071
V

CORRIDOR CMC 135 m² 3000
K

CORRIDOR CMC 102 m² 3000
V

COPY AREA AOS AOS-4.5-02 13 m² 3001
A

FACULTY OFFICE AOS AOS-4.1-01 13 m² 3002

FACULTY OFFICE AOS AOS-4.1-01 12 m² 3004

FACULTY OFFICE AOS AOS-4.1-01 13 m² 3006

FACULTY OFFICE AOS AOS-4.1-01 13 m² 3008

FACULTY OFFICE AOS AOS-4.1-01 12 m² 3010

CORRIDOR CMC Redun 
dant 
Room

3010
K

FACULTY OFFICE AOS AOS-4.1-01 12 m² 3012

FACULTY OFFICE AOS AOS-4.1-01 13 m² 3014

FACULTY OFFICE AOS AOS-4.1-01 13 m² 3016

DAVIS LINK CMC 286 m² 3020

PRIMARY STAIR CMC 12 m² 3020
V

CORRIDOR GROSS 48 m² 3040
K

STAIR CMC 23 m² 3040
S

UNIVERSAL WASHROOM GROSS 12 m² 3041

WOMEN'S WASHROOM GROSS 22 m² 3043

KITCHENETTE AOS AOS-4.5-01 13 m² 3044

MEN'S WASHROOM GROSS 23 m² 3045

JANITOR'S CLOSET GROSS 7 m² 3046

INTERIOR ELEVATION - L3 
MEETING ROOM SMALL -
SOUTH

AOS AOS - 4.5-03 23 m² 3047

MEETING ROOM SMALL AOS AOS - 4.5-03 27 m² 3048

MEETING ROOM SMALL AOS AOS - 4.5-03 59 m² 3049

WASHER/DRYER CWR 7 m² 3050

ELEVATOR CMC 9 m² 3050
E

SECURITY GROSS 9 m² 3050
R

TELECOM ROOM GROSS 12 m² 3050
T

ELECTRICAL CLOSET GROSS 21 m² 3051

MECHANICAL GROSS 22 m² 3053

PRIMARY WET RESEARCH 
LABORATORY - HEAVY

CWR CWR-3.1-01 57 m² 3055

EQUIP RM CMC 81 m² 3056

PRIMARY WET RESEARCH 
LABORATORY - HEAVY

CWR CWR-3.1-01 60 m² 3057

TISSUE CULTURE ROOM CWR CWR-3.2-02 24 m² 3058

TISSUE CULTURE ROOM CWR CWR-3.2-02 24 m² 3060

CORRIDOR GROSS 109 m² 3060
K

PRIMARY WET RESEARCH 
LABORATORY - LIGHT

CWR CWR-3.1-03 47 m² 3062

STORAGE EQUPMENT/ 
SUPPLIES

CWR CWR-3.2-07 46 m² 3064

PRIMARY WET RESEARCH 
LABORATORY - HEAVY 

CWR CWR-3.1-01 60 m² 3065
A

PRIMARY WET RESEARCH 
LABORATORY - HEAVY 

CWR CWR-3.1-01 60 m² 3065
B

GRADUATE STUDENT 
OFFICE

AOS AOS-4.2-01 89 m² 3070

PRIMARY STAIR CMC 23 m² 3070
S

MECHANICAL GROSS 15 m² 3071

GRADUATE STUDENT 
OFFICE

AOS AOS-4.2-01 115 m² 3075

ELEVATOR CMC 9 m² 3075
E

CORRIDOR GROSS 128 m² 3075
K

1 19/05/24 SPA REV 1

8.4 - 74
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GENERAL NOTES

1. SEE LF SERIES FOR ALL LABORATORY AND ACF
CASEWORK, FUME HOODS, AND EQUIPMENT.

2. ALL FURNITURE IS NIC AND SHOWN FOR
REFERENCE ONLY.

3. REFER TO A700 FOR DEVICE ALIGNMENT

NEW SCIENCE BUILDING

DAVIS

0

JENSEN HUGHES

VERMEULENS
COST ESTIMATING

CODE, LIFE SAFETY, ACCESSIBILITY CONSULTING

DTAH

ARUP
MEP/FP, CIVIL, STRUCTURAL, A/V, SECURITY, TELECOM

kierantimberlake.com

PHILADELPHIA, PA  19123
841 NORTH AMERICAN STREET
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MICRO CLIMATE CONSULTING

SWALLOW ACOUSTIC CONSULTANTS LTD.
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HERITAGE CONSULTANT
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ELEVATOR CONSULTANT

DRAWN BY:

CAD FILE:

CHECKED BY:

DATE: 

SCALE:

ISSUANCES

KT PROJECT NO. 890

N

TRUE NORTH

1815 OUTER CIRCLE
MISSISSAUGA, ON L5L 1C6

RESEARCH FACILITIES DESIGN
LABORATORY PLANNING

ARBORIST CONSULTANT

URBAN FOREST INNOVATIONS INC.

CITY OF MISSISSAUGA APPROVAL STAMP

KTNorthAmerica PC

30 AUGUST 2018
100% SCHEMATIC DESIGN

23 OCTOBER 2018
SITE PLAN PRE-APPLICATION

19 DECEMBER 2018
SITE PLAN APPLICATION

31 JANUARY 2019
100% DESIGN DEVELOPMENT

24 MAY 2019
SITE PLAN APPLICATION REV 1

CLIENT: THE GOVERNING COUNCIL OF
THE UNIVERSITY OF TORONTO
27 KING'S COLLEGE CIRCLE
TORONTO ON M5S 1A1

OWNERS REPRESENTATIVE: SAHER FAZILAT
PHONE: 905 828 3707
SITE PLAN #: SP-19-008 W8
LEGAL DESCRIPTION:

RANGE 1-3 NDS PT LTS 3-5 PL 550 PT
BLK M, 43R31817 PTS 4-6

U of T PROJECT NO. P300-17-024

REVISION
NO. DATE DESCRIPTION

ARBORIST CONSULTANT

URBAN FOREST INNOVATIONS INC.

As indicated

6
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FLOOR PLAN - LEVEL 4

UNIVERSITY OF
TORONTO MISSISSAUGA

24 MAY 2019

SITE PLAN APPLICATION REV 1 - SP

NOT FOR CONSTRUCTION

A204 1 : 125 

1 FLOOR PLAN - LEVEL 4

WT DEPT 
ROOM
CODE AREA RM # UTM RM #

CORRIDOR GROSS 317 m² 4000
K

CORRIDOR GROSS 67 m² 4000
V

COPY AREA AOS AOS - 4.5-02 13 m² 4001

FACULTY OFFICE AOS AOS-4.1-01 13 m² 4002

FACULTY OFFICE CMC AOS-4.1-01 12 m² 4004

FACULTY OFFICE CMC AOS-4.1-01 13 m² 4006

FACULTY OFFICE AOS AOS-4.1-01 13 m² 4008

FACULTY OFFICE AOS AOS-4.1-01 12 m² 4010

CORRIDOR AOS AOS-4.1-01 Redun 
dant 
Room

4010
K

FACULTY OFFICE AOS AOS-4.1-01 12 m² 4012

FACULTY OFFICE AOS AOS-4.1-01 13 m² 4014

FACULTY OFFICE AOS AOS-4.1-01 13 m² 4016

CORRIDOR CMC 26 m² 4040
K

STAIR CMC 23 m² 4040
S

UNIVERSAL WASHROOM GROSS 13 m² 4041

WOMEN'S WASHROOM GROSS 22 m² 4043

KITCHENETTE AOS AOS-4.5-01 13 m² 4044

MEN'S WASHROOM GROSS 22 m² 4045

MEETING ROOM LARGE AOS AOS - 4.5-03 43 m² 4047

CORRIDOR GROSS 8 m² 4047
K

MEETING ROOM SMALL AOS AOS - 4.5-03 35 m² 4048

ELEVATOR CMC 9 m² 4050
E

SECURITY GROSS 9 m² 4050
R

STAIR CMC 4 m² 4050
S

TELECOM ROOM GROSS 12 m² 4050
T

ELECTRICAL CLOSET GROSS 13 m² 4051

MECHANICAL GROSS 22 m² 4053

PRIMARY WET RESEARCH 
LABORATORY - HEAVY 

CWR CWR-3.1-01 57 m² 4055
A

PRIMARY WET RESEARCH 
LABORATORY - HEAVY 

CWR CWR-3.1-01 60 m² 4055
B

EQUIPMENT/ 
INSTRUMENTATION

CWR CWR-3.1-02 82 m² 4056

TISSUE CULTURE ROOM CWR CWR-3.2-02 24 m² 4058

TISSUE CULTURE ROOM CWR CWR-3.2-02 24 m² 4060

CORRIDOR GROSS 114 m² 4060
K

PRIMARY WET RESEARCH 
LABORATORY - LIGHT

CWR CWR-3.1-03 47 m² 4062

PRIMARY WET RESEARCH 
LABORATORY - LIGHT

CWR CWR-3.1-03 46 m² 4064

PRIMARY WET RESEARCH 
LABORATORY - MEDIUM 

CWR CWR-3.1-02 60 m² 4065
A

PRIMARY WET RESEARCH 
LABORATORY - MEDIUM 

CWR CWR-3.1-02 60 m² 4065
B

GRADUATE STUDENT 
OFFICE

AOS AOS-4.2-01 91 m² 4070

CORRIDOR CMC 69 m² 4070
K

STAIR CMC 23 m² 4070
S

MECHANICAL GROSS 15 m² 4071

GRADUATE STUDENT 
OFFICE

AOS AOS-4.2-01 129 m² 4075

ELEVATOR CMC 9 m² 4075
E

CORRIDOR GROSS 60 m² 4075
K

8.4 - 75
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GENERAL NOTES

1. SEE LF SERIES FOR ALL LABORATORY AND ACF
CASEWORK, FUME HOODS, AND EQUIPMENT.

2. ALL FURNITURE IS NIC AND SHOWN FOR
REFERENCE ONLY.

3. REFER TO A700 FOR DEVICE ALIGNMENT
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HERITAGE CONSULTANT

JON SOBERMAN ENGINEERING
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DRAWN BY:

CAD FILE:

CHECKED BY:

DATE: 

SCALE:

ISSUANCES

KT PROJECT NO. 890

N

TRUE NORTH

1815 OUTER CIRCLE
MISSISSAUGA, ON L5L 1C6

RESEARCH FACILITIES DESIGN
LABORATORY PLANNING

ARBORIST CONSULTANT

URBAN FOREST INNOVATIONS INC.

CITY OF MISSISSAUGA APPROVAL STAMP

KTNorthAmerica PC

30 AUGUST 2018
100% SCHEMATIC DESIGN

23 OCTOBER 2018
SITE PLAN PRE-APPLICATION

19 DECEMBER 2018
SITE PLAN APPLICATION

31 JANUARY 2019
100% DESIGN DEVELOPMENT

24 MAY 2019
SITE PLAN APPLICATION REV 1

CLIENT: THE GOVERNING COUNCIL OF
THE UNIVERSITY OF TORONTO
27 KING'S COLLEGE CIRCLE
TORONTO ON M5S 1A1

OWNERS REPRESENTATIVE: SAHER FAZILAT
PHONE: 905 828 3707
SITE PLAN #: SP-19-008 W8
LEGAL DESCRIPTION:

RANGE 1-3 NDS PT LTS 3-5 PL 550 PT
BLK M, 43R31817 PTS 4-6

U of T PROJECT NO. P300-17-024

REVISION
NO. DATE DESCRIPTION

ARBORIST CONSULTANT

URBAN FOREST INNOVATIONS INC.

As indicated
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 4
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KSH

NS

A205

FLOOR PLAN - LEVEL 5
& ROOF

UNIVERSITY OF
TORONTO MISSISSAUGA

24 MAY 2019

SITE PLAN APPLICATION REV 1 - SP

NOT FOR CONSTRUCTION

A205 1 : 125 

1 FLOOR PLAN - LEVEL 5

A205 1 : 125

2 FLOOR PLAN - ROOF

ROOM NAME DEPT 
ROOM
CODE AREA RM # UTM RM #

COOLING TOWER WELL GROSS 545 m² 5001

EXHAUST FAN WELL GROSS 183 m² 5004

VESTIBULE GROSS 5 m² 5040
V

MECHANICAL PENTHOUSE GROSS 776 m² 5050

ELEVATOR CMC 9 m² 5050
E

EGRESS GROSS 4 m² 5050
S

1 19/05/24 SPA REV 1

8.4 - 76



GENERATOR SCREEN WALL
SEE A651

EAST ENTRANCE CANOPY
SEE A651

GREEN ROOF
SEE A641, A642
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SEE A640
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CAD FILE:
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DATE: 

SCALE:

ISSUANCES
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1815 OUTER CIRCLE
MISSISSAUGA, ON L5L 1C6

RESEARCH FACILITIES DESIGN
LABORATORY PLANNING

ARBORIST CONSULTANT

URBAN FOREST INNOVATIONS INC.

CITY OF MISSISSAUGA APPROVAL STAMP

KTNorthAmerica PC

30 AUGUST 2018
100% SCHEMATIC DESIGN

23 OCTOBER 2018
SITE PLAN PRE-APPLICATION

19 DECEMBER 2018
SITE PLAN APPLICATION

31 JANUARY 2019
100% DESIGN DEVELOPMENT

24 MAY 2019
SITE PLAN APPLICATION REV 1
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DB1 120 23 W 12 4000K 2064 GOTHAM EVO-40/20-X-120-X-X RECESSED 6'' CIRCULAR WETLISTED LED FIXTURE

DC1 120 23 W 70 4000K 2058 GOTHAM EVOMRI-40/20-6AR-MWD-X-X-X RECESSED 6'' CIRCULAR MRI/IMAGING DOWNLIGHT (NON-FERROUS MATERIAL CONSTRUCTION)
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LC1 120 22 W 415 4000K 1968 LUMENPULSE LLI2R 120 SU4-X-X-X-X-X RECESSED 4' LINEAR LED FIXTURE

LD1 120 48 W 233 4000K 4464 SELUX XXX-1B45-40-XX-XX-04-WH-UNI-DIM-XX-XX RECESSED VAPOUR TIGHT RATED SURFACE 4' LINEAR LED FIXTURE

LE1 30 5 W 71 4000K 480 GVA LIGHTING HL-1200-4000K-5W-X-X LINEAR COVE LED FIXTURE

LF1 120 80 W 59 4000K 10000 LITHONIA LIGHTING 2SRTL F L48 10000LM X X 120 X 40K 90CRI X X RECESSED RECESSED 2' x 4' RECESSED CLEANROOM TROFFER

LG1 120 24 W 494 4000K 2024 WALL LINIA 3G-2PLI-D-L2-40K-120-X-FL-X-X-X-X WALL MOUNTED DIRECT 4' LINEAR LED FIXTURE

LG2 120 24 W 395 4000K 2024 WALL LINIA 3G-2PLI-D-L2-40K-120-X-FL-X-X-X-X SUSPENDED INDIRECT 4' LINEAR LED FIXTURE

LH1 120 80 W 16 4000K 10000 LITHONIA LIGHTING 2WRTL F L48 10000LM X X 120 X 40K 90CRI X X RECESSED RECESSED 2' x 4' RECESSED WET-LISTED TROFFER

LI1 120 45 W 10 4000K 5556 KENALL HSEDO-22-45L40K-DCC-DV-X-X-SYM-X RECESSED RECESSED 2' x 2' IP65

LJ1 120 45 W 26 4000K 6574 KENALL CSEDI-24-23R/67T-27/65K9-DCC-120-X-X-SYM-X RECESSED RECESSED 2' x 4' IP65, WITH INTEGRAL NARROW SPECTRUM 630nm LED CIRCUIT

LJ2 120 45 W 21 4000K 4410 KENALL CSEDI-14-23R/67T-27/65K9-DCC-120-X-X-SYM-X RECESSED 1' x 4' IP65, WITH INTEGRAL NARROW SPECTRUM 630nm LED CIRCUIT
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U.O.N)

UTM STANDARD TYPE D, PER LAYOUT No. 26 56 00 - 5
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1. ONLY SHIELDED EXTERIOR LIGHTING FIXTURES WILL BE USED EXCEPT AS REQUIRED FOR COMPLIANCE WITH THE ONTARIO BUILDING CODE

AND/OR THE RECOMMENDATIONS OF THE ILLUMINATING ENGINEERING SOCIETY OF NORTH AMERICA (IESNA) LIGHTING HANDBOOK FOR USES
AND/OR ACTIVITIES.
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Urban Forest Innovations Inc., 17/12/2018

Introduction

Urban Forest Innovations Inc. (UFI) has been requested to prepare an arborist report for the proposed

development at University of Toronto Mississauga, in Mississauga, Ontario. This report reviews the

potential impacts of the proposed site works upon trees within or close to the limits of disturbance, and

outlines required and recommended tree protection measures and regulatory requirements associated

with the proposed development.

In total, 100 trees are addressed in this report. The tree inventory is provided in Appendix 1. Selected

photographs are provided in Appendix 2. A tree protection plan is provided in Appendix 3. 

 

This report should be read in conjunction with all other servicing, grading and landscaping plans

prepared for the project.

Field Observations

Field observations were made on November 7, 2018 and November 16, 2018 by Daniel Chevalier, ISA

Certified Arborist ON-2353A. There was no construction activity on the site at the time of the field

observations. Subject site trees and off-site trees within 6 meters of the potential limits of disturbance

are included in the inventory. Tree diameter was measured at 1.4 metres above grade (DBH) and trees

were assessed for health, structure and risk potential. A full explanation of tree assessment categories is

included in Appendix 1 – Tree Inventory. No trees were tagged as part of this inventory. 

Results and Discussion

This section of the report outlines the key issues related to the proposed works from an arboricultural

and tree preservation perspective. Specific recommendations regarding tree protection are outlined.

General recommendations are also provided in Appendix 4.

By-laws and Legislation

By-laws and legislation enacted by the City of Mississauga and/or the Province of Ontario regulate the

injury or destruction of trees depending upon their location, size and other factors. 

Private Tree Protection By-law

The City of Mississauga’s Private Tree Protection By-law (0254-2012) regulates the injury and

destruction of certain privately-owned trees. Pursuant to this by-law, removal or injury of more than 2

healthy trees with a diameter at breast height (dbh) of over 15 cm per calendar year requires a permit.

Removal or injury of trees less than 15 cm in diameter, or removal or injury of one or two trees greater

than 15 cm dbh per year does not require a permit. 

8.4 - 88



Arborist Report for University of Toronto Mississauga, Mississauga, ON – December 2018 2

Urban Forest Innovations Inc., 17/12/2018

43 inventoried trees (#1, 3, 5, 6, 9, 11-13, 15, 18-23, 33-42, 44-46, 49-53, 55, and 56, 59-66) are

regulated by the City of Mississauga’s Private Tree Protection By-law (0254-2012).

 

Detailed information about the Private Tree Protection by-law can be found online at:

http://www.mississauga.ca/portal/residents/urbanforestry?paf_gear_id=9700018&itemId=300012

Boundary Trees – Ontario Forestry Act, R.S.O. 1990

The Provincial Forestry Act, R.S.O. 1990 states:

10. (2) Every tree whose trunk is growing on the boundary between adjoining lands is the common

property of the owners of the adjoining lands. 1998, c. 18, Sched. I, s. 21. 

(3) Every person who injures or destroys a tree growing on the boundary between adjoining

lands without the consent of the land owners is guilty of an offence under this Act. 1998, c. 18,

Sched. I, s. 21.

 

No inventoried trees appear to be growing on the boundary between the subject site and the adjacent

properties. 

Endangered, Rare or Protected Species

No endangered, rare or otherwise protected tree species were observed on or adjacent to the site. 

General Work Plan

The proposed site works include the construction of a new science building and associated hardscape

surfaces.

Tree Removal

Tree removal will be necessary to facilitate the proposed works. Recommendations for tree removal are

based upon consideration of the anticipated impacts upon trees due to implementation of the proposed

works, the immediate and forecasted health and structural condition of the tree, and the ability of the

tree to make continued contributions to the newly modified landscape. 

Site Works

The proposed site works and associated landscape modifications will require the removal of 71 trees on

the subject site:

 Trees #1-3, 5-11, 13, 15, 17-22, 24, 26-38, 40-43, 45, 46, 48, 50-55, 58-61, 63-70, 73-82, and 88-

91.

Condition

13 inventoried trees are recommended for removal for reasons unrelated to the proposed works:
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 Trees #4, 14, 16, 23, 44, and 56 are ash species (Fraxinus sp.) and were assessed as being in

declining health with symptoms of emerald ash borer (Agrilus planipennis) infestation at the

time of field observations. The trees are recommended for removal prior to the commencement

of site works. 

 Trees #47 and 57, both 13cm diameter ash species (Fraxinus sp.), were assessed as standing

dead at the time of field observations. The trees are recommended for removal prior to the

commencement of site works. 

 Trees #12, 25, 39, 49, and 62 were assessed as being in declining health at the time of field

observations. The trees are recommended for removal prior to the commencement of site

works.

Tree Retention

All other trees addressed in this report are proposed for retention. This section outlines specific tree

protection measures for retained trees. General tree protection recommendations and specifications

are found in Appendix 4. 

Tree Protection

All trees to be retained within or adjacent to the limits of project works are designated for Protection.

Retained trees in proximity to the proposed works shall be protected behind tree preservation fencing

that satisfies minimum required distances for each tree, as specified in Appendix 1, and in configurations

as shown in Appendix 3. Fencing is to be established in advance of all proposed works, including but not

limited to material and equipment delivery, staging and storage, hardscape destruction, excavation and

groundbreaking work, and new construction activity.

 

Specifications for the establishment of protection fencing are outlined further in Appendix 4 – Section

4.2.1.1 (pg. 13).

Tree Risk and Required Tree Maintenance 

At the time of inspection, there were no immediate risks posed by any trees on the subject site.

By-law and Permit Requirements

In total, 45 privately-owned trees greater than 15 cm dbh are proposed for removal:

 Trees #1, 3, 5, 6, 9, 11, 13, 15, 17-22, 33-38, 40-42, 45, 46, 50-53, 55, 58-61, and 63-66, for

removal due to proposed works.

 Trees #12, 23, 39, 44, 49, 56, and 62, for removal due to poor condition. 
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An Application to Permit the Injury or Destruction of Trees on Private Property and a Tree Injury or

Destruction Questionnaire and Declaration may be required to enable the proposed removals and

injuries. 

 

The City’s Application to Permit the Injury or Destruction of Trees on Private Property form can be found

online at: 

http://www7.mississauga.ca/documents/FormsOnline/Form_2205_Permit_Destruct_Trees.pdf

 

The City of Mississauga’s Tree Injury or Destruction Questionnaire and Declaration form can be found

online at: http://www7.mississauga.ca/Documents/FormsOnline/2206.pdf

Conclusion

There are 100 trees associated with the proposed development at University of Toronto Mississauga, in

Mississauga, Ontario. The proposed works will require the implementation of specific measures to

ensure effective tree protection. 45 by-law regulated trees (greater than 15 cm) will require removal to

enable the proposed works. An Application to Permit the Injury or Destruction of Trees on Private

Property and a Tree Injury or Destruction Questionnaire and Declaration will likely be required to enable

the proposed removals.

 

With the implementation of the recommendations provided in this report, no significant adverse effects

are anticipated as a result of the proposed works upon the long-term health and condition of

inventoried trees that have been designated for retention. It is important that good arboricultural

practices be undertaken during the entire course of construction. No material storage or construction

access shall take place within tree protection zones (TPZs); sensitive excavation and root pruning shall

be undertaken, as required; and any necessary branch and/or root pruning shall be undertaken by an

ISA Certified Arborist. 
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Appendix 1 – Tree Inventory

Table 1: Inventory of trees at University of Toronto Mississauga, Mississauga, Ontario. Tree assessments are based upon field observations undertaken on

November 7, 2018 and November 16, 2018, by D. Chevalier (ISA Certified Arborist ON-2353A). Attribute definitions are provided following the table, on page 9.

Tree Common Name Scientific Name DBH CW TI CS CV TPZ Loc. Rec. Comments

1 Black Spruce  Picea mariana 35 10 G G G 5.0 S R  

2 Bur Oak  Quercus macrocarpa 14 4 G F G 2.0 S R
 

3 Manitoba Maple  Acer negundo 29 11 F F F 5.5 S R  

4 Ash Species  Fraxinus sp. 13 3 F F P 1.5 S R-Cond. EAB symptomatic.

5 Manitoba Maple  Acer negundo 32,30,17 13 F F G 6.5 S R  

6 Pin Oak  Quercus palustris 35 11 G G G 5.5 S R
 

7 Black Walnut  Juglans nigra 11 3 G G G 1.5 S R
 

8 White Mulberry  Morus alba 14,14 6 F F G 3.0 S R
 

9 Manitoba Maple  Acer negundo 23 8 G F G 4.0 S R  

10 Manitoba Maple  Acer negundo 12 4 G F G 2.0 S R
 

11 Manitoba Maple  Acer negundo 22,18 11 G F F 5.5 S R  

12 Manitoba Maple  Acer negundo 15 6 P P F 3.0 S R-Cond. Poor structure beyond correction.

13 Manitoba Maple  Acer negundo 18 5 G F G 2.5 S R  

14 Ash Species  Fraxinus sp. 13 4 F F P 2.0 S R-Cond. EAB symptomatic.

15 Pin Oak  Quercus palustris 40 12 G F G 6.0 S R  

16 Ash Species  Fraxinus sp. 14 4 F G P 2.0 S R-Cond. EAB symptomatic.

17 Willow Species  Salix sp. 40,25 11 F F F 5.5 S R  

18 Ash Species  Fraxinus sp. 25 9 F F F 4.5 S R
 

19 Black Walnut  Juglans nigra 20 6 F F G 3.0 S R  

20 Manitoba Maple  Acer negundo 28 10 G F F 5.0 S R Vines.

21 Manitoba Maple  Acer negundo 23,18 10 F F F 5.0 S R  

22 Manitoba Maple  Acer negundo 24 9 G F G 4.5 S R
 

23 Ash Species  Fraxinus sp. 23 8 F F P 4.0 S R-Cond. EAB symptomatic.

24 Manitoba Maple  Acer negundo 13 5 G F F 2.5 S R
 

25 Manitoba Maple  Acer negundo 14,12,10,6 6 P F G 3.0 S R-Cond. Basal cavities.
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Tree Common Name Scientific Name DBH CW TI CS CV TPZ Loc. Rec. Comments

26 Manitoba Maple  Acer negundo 10,9,9,9,9,9,8,8 8 F F G 4.0 S R 

27 Manitoba Maple  Acer negundo 12,10,10,10,8 7 F F F 3.5 S R 

28 Manitoba Maple  Acer negundo 11,10,9,8 7 F F G 3.5 S R 

29 Manitoba Maple  Acer negundo 10,10,9,8,7,7 6 F F G 3.0 S R 

30 Manitoba Maple  Acer negundo 12,6,6,5 7 F F G 3.5 S R
 

31 Manitoba Maple  Acer negundo 12,5 5 F F F 2.5 S R  

32 Manitoba Maple  Acer negundo 13,9 6 F F G 3.0 S R
 

33 Norway Spruce  Picea abies 45 9 G G G 4.5 S R  

34 Norway Spruce  Picea abies 41 10 G G G 5.0 S R
 

35 Colorado Spruce  Picea pungens 38 8 G G F 4.0 S R  

36 Manitoba Maple  Acer negundo 23 6 F F F 3.0 S R
 

37 Colorado Spruce  Picea pungens 48 7 G G G 3.5 S R  

38 Black Spruce  Picea mariana 15 4 F F G 2.0 S R
 

39 Manitoba Maple  Acer negundo 30,19 13 P P F 6.5 S R-Cond. Basal cavity, decay.

40 Manitoba Maple  Acer negundo 27 8 F F G 4.0 S R
 

41 Manitoba Maple  Acer negundo 23 8 F F F 4.0 S R  

42 Manitoba Maple  Acer negundo 35 9 F F F 4.5 S R Vines. Monitor lean

43 Black Cherry  Prunus serotina 13 4 G F G 2.0 S R  

44 Ash Species  Fraxinus sp. 24,23 11 F P P 5.5 S R-Cond. EAB symptomatic. In decline. 

45 Buckthorn Species  Rhamnus sp. 18,10,10 6 F F G 3.0 S R  

46 Manitoba Maple  Acer negundo 18 6 F F F 3.0 S R
 

47 Ash Species  Fraxinus sp. 13 3 F G - 1.5 S R-Cond. EAB symptomatic.

48 Apple Species  Malus sp. 12 6 G F G 3.0 S R
 

49 White Willow  Salix alba 56 14 P P F 7.0 S R-Cond. Significant basal decay. In decline. 

50 Manitoba Maple  Acer negundo 29,17 12 F F G 6.0 S R
 

51 Manitoba Maple  Acer negundo 15 5 G F G 2.5 S R  

52 Norway Maple  Acer platanoides 18 6 F G G 3.0 S R
 

53 Manitoba Maple  Acer negundo 29 10 G F F 5.0 S R  

54 Manitoba Maple  Acer negundo 14 5 G F G 2.5 S R
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Tree Common Name Scientific Name DBH CW TI CS CV TPZ Loc. Rec. Comments

55 Manitoba Maple  Acer negundo 23,11 10 F F F 5.0 S R Vines.

56 Ash Species  Fraxinus sp. 23 9 F F P 4.5 S R-Cond. EAB symptomatic. In decline.

57 Ash Species  Fraxinus sp. 13 4 F F - 2.0 S R-Cond. EAB symptomatic.

58 Manitoba Maple  Acer negundo 52,31 16 G F G 8.0 S R Reduce end weight.

59 Ash Species  Fraxinus sp. 26 9 G F G 4.5 S R  

60 Apple Species  Malus sp. 33,21,19,18 9 F F G 4.5 S R DBH estimated.

61 Bradford Pear  Pyrus calleryana 24,14,10 6 G F F 3.0 S R  

62 American Elm  Ulmus americana 31 8 P P F 4.0 S R-Cond. Vines. In decline.

63 Austrian Pine  Pinus nigra 25 6 F F F 3.0 S R  

64 Pin Oak  Quercus palustris 41 10 G G F 5.0 S R
 

65 Pin Oak  Quercus palustris 50 12 G F G 6.0 S R  

66 Manitoba Maple  Acer negundo 18,17,11 9 F F F 4.5 S R
 

67 Paper Birch  Betula papyrifera 6,4 2 G G G 1.0 S R  

68 Paper Birch  Betula papyrifera 6,5,4 3 G G G 1.5 S R
 

69 Paper Birch  Betula papyrifera 4,4,3 3 G F G 1.5 S R  

70 Paper Birch  Betula papyrifera 7,4 3 F F G 1.5 S R
 

71 Paper Birch  Betula papyrifera 8,6,6 4 G F G 2.0 S P  

72 Paper Birch  Betula papyrifera 5,5,4 4 G F G 2.0 S P
 

73 White Spruce  Picea glauca 7 2 G G G 1.0 S R  

74 Black Spruce  Picea mariana 5 1 G G G 0.5 S R
 

75 Norway Spruce  Picea abies 7 2 G G G 1.0 S R  

76 Paper Birch  Betula papyrifera 7,4 3 F F G 1.5 S R
 

77 Paper Birch  Betula papyrifera 5 2 F G F 1.0 S R  

78 Paper Birch  Betula papyrifera 6 2 F G F 1.0 S R
 

79 Paper Birch  Betula papyrifera 6 1 G G G 0.5 S R  

80 Paper Birch  Betula papyrifera 4 1 F F G 0.5 S R
 

81 River Birch Betula nigra 5,5,4,3 3 G F G 1.5 S R 

82 River Birch Betula nigra 6,5,4,3 4 F F G 2.0 S R 

83 River Birch Betula nigra 6,5,3 3 G G G 1.5 S P 
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84 River Birch Betula nigra 4,3,2,2 3 G F F 1.5 S P 

85 River Birch Betula nigra 7,6,4 3 F G G 1.5 S P 

86 River Birch Betula nigra 5,5,3 3 G F G 1.5 S P 

87 River Birch Betula nigra 4,4,3 3 G G F 1.5 S P 

88 Juniper Species  Juniperus sp. 5 1 G G G 0.5 S R 

89 Juniper Species  Juniperus sp. 6 1 G G G 0.5 S R 

90 Juniper Species  Juniperus sp. 7 2 G G G 1.0 S R 

91 Juniper Species  Juniperus sp. 5 1 G G G 0.5 S R 

92 Juniper Species  Juniperus sp. 8 2 F F G 1.0 S P 

93 Paper Birch  Betula papyrifera 5 1 F G G 0.5 S P 

94 Juniper Species  Juniperus sp. 6 2 G G G 1.0 S P 

95 Juniper Species  Juniperus sp. 7 2 G G G 1.0 S P 

96 Juniper Species  Juniperus sp. 8 2 G G G 1.0 S P 

97 Juniper Species  Juniperus sp. 5 2 G G G 1.0 S P 

98 Juniper Species  Juniperus sp. 6 2 G G G 1.0 S P 

99 Paper Birch  Betula papyrifera 5 3 F G G 1.5 S P 

100 Juniper Species  Juniperus sp. 7 2 G G G 1.0 S P 
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Tree Inventory Attribute Definitions

Species The common and scientific names are provided for each tree.

Diameter at Breast Height (DBH) The diameter of each tree, in centimetres, at breast height (1.4 m above grade).

 
Canopy Width (CW) An estimation of the average diameter of the tree canopy, in metres.

 

Trunk Integrity (TI) An assessment of the tree’s trunk for any externally-visible defects or weaknesses. It is

rated on an ascending scale of poor-fair-good. 

 

Canopy Structure (CS) An assessment of the tree’s main scaffold branches and the canopy of the tree for defects

or weaknesses visible from ground level. It is also rated on an ascending scale of poor-fair-

good.

 
Canopy Vitality (CV) An assessment of the general health and vigour of the tree, derived partly through a

comparison of deadwood and live growth relative to a 100% healthy tree. The size and

colour of foliage are also considered in this category. During the leaf-off season, the

number and distribution of buds is an important determinant of canopy vitality. This

indicator is also rated on an ascending scale of poor-fair-good.

 
Tree Protection Zone (TPZ) The recommended tree protection zone radius, in metres, as measured from the base of

the subject tree’s main trunk. 

 
Location (Loc.) The location of the tree relative to the subject site: on the subject site (S), on neighbouring

property (N), on municipal property (M), or on a property boundary (B).

 

Recommendation (Rec.) The recommendation for each tree: Protect (P), Injure (I), Remove (R) and/or Maintenance

Required (M). A dash (-) denotes trees to be preserved with no additional protection

requirements.

 

Comments Comments pertaining to the tree provided as needed.
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Appendix 3 – Site Plans

Inclusions:

1. Tree Protection Plan (1 page)
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1. REFER TO UFI ARBORIST REPORT FOR A FULL INVENTORY OF TREE SPECIES AND

REMOVAL REQUIREMENTS.

2. NO GROUNDBREAKING ACTIVITIES OR DEMOLITION SHOULD OCCUR UNTIL ALL

TREE PRESERVATION REQUIREMENTS HAVE BEEN MET.  OF PRIMARY CONCERN IS

THE ESTABLISHMENT OF PROPER HOARDING AT TREE PROTECTION ZONES (TPZ).

3. A UFI CONSULTING ARBORIST SHOULD BE CONSULTED FOR ALL WORK THAT

IMPACTS THE TREE PROTECTION ZONE.

4. THE LOCATION OF THE TREE PROTECTION ZONES HAVE BEEN CLEARLY INDICATED

ON THE SITE PLAN. FENCING SHALL REMAIN IN PLACE UNTIL ALL SITE WORK HAS

BEEN COMPLETED, AND MAY NOT BE REMOVED, RELOCATED, OR OTHERWISE

ALTERED WITHOUT THE WRITTEN PERMISSION OF THE CONSULTING ARBORIST.

5. A QUALIFIED ARBORIST WILL UNDERTAKE PROPER ROOT PRUNING WHEN AND IF

ROOTS OF RETAINED TREES ARE TO BE EXPOSED, DAMAGED OR SEVERED BY

CONSTRUCTION ACTIVITIES.  EXPOSED ROOTS WILL BE COVERED WITH SOIL OR

MULCH AS SOON AS POSSIBLE TO PREVENT FURTHER DAMAGE AND DESICCATION.

ROOT PRUNING PRIOR TO EXCAVATION WILL HELP PREVENT UNNECESSARY

DAMAGE TO TREE ROOTS.

6. THE TREE PROTECTION ZONE SHOULD BE POSTED WITH SIGNS. WITHIN THE TREE

PROTECTION ZONE THERE WILL BE NO:

· GRADE CHANGES

· DUMPING OR STORAGE OF ANY MATERIALS

· USE OF ANY MACHINERY WITHOUT PRIOR APPROVAL

· LANDSCAPING WITH HEAVY MACHINERY

· ACTIVITY OF ANY KIND WITHOUT PERMISSION OF THE CONSULTING

ARBORIST

7. EFFORTS SHOULD BE MADE TO ROUTE ALL UNDERGROUND UTILITIES AROUND THE

TREE PROTECTION ZONES. IF THIS IS NOT POSSIBLE, THEY SHOULD BE BORED OR

TUNNELED UNDER THE ROOT ZONE OF THE TREES (MINIMUM 1.6 M).  USING

TRADITIONAL TRENCHING METHODS, THERE WILL BE SIGNIFICANT ROOT DAMAGE

TO THE TREES THAT ARE BEING PRESERVED.  WHERE POSSIBLE IT IS STRONGLY

RECOMMENDED THAT ANY INSTALLATION OF UNDERGROUND UTILITIES (WATER,

SEWAGE OR HYDRO) SHOULD UTILIZE A NON-DESTRUCTIVE METHODOLOGY SUCH

AS DIRECTIONAL BORING, AIRSPADE TECHNOLOGY OR HYDROVAC REMOVAL OF

SOIL.

8. IF INJURY SHOULD OCCUR TO RETAINED TREES DURING CONSTRUCTION, THE

CONSULTING ARBORIST SHOULD EVALUATE THEM SO THAT APPROPRIATE

TREATMENTS CAN BE RECOMMENDED AND PERFORMED.

9. ALL CONTRACTORS SHOULD BE INFORMED OF THE TREE PROTECTION MEASURES

AND GUIDELINES AT A PRE-CONSTRUCTION MEETING.

10. MONITORING OF THE TREES AND THE TREE PROTECTION ZONE SHOULD BE

CONDUCTED BY THE CONSULTING ARBORIST THROUGHOUT THE DURATION OF THE

PROJECT.

GENERAL NOTES

URBAN FOREST INNOVATIONS INC.

NOT FOR CONSTRUCTION
ISSUED FOR REVIEW & COMMENTS ONLY

EXISTING TREE TO BE RETAINED

EXISTING TREE TO BE REMOVED

TREE HOARDING/FENCING

TREE PROTECTION ZONE (TPZ)

00

00

KIERANTIMBERLAKE
841 North American Street
Philadelphia, PA 19123

UNIVERSITY OF TORONTO MISSISSAUGA

3359 MISSISSAUGA ROAD, ONTARIO
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Appendix 4 – Tree Protection Specifications

4.1 Scope and Purpose

This section outlines general recommendations for tree protection, and not all recommendations may

apply to the subject project. Refer to the preceding sections for tree-by-tree recommendations. This

section should be read in conjunction with the City of Mississauga’s various tree protection and site plan

application guidelines and policies, including:

 

Private Tree Protection By-law (0254-2012): 

http://www.mississauga.ca/file/COM/treeprotection.pdf

 

Tree Protection and Hoarding Requirements: 

http://www.mississauga.ca/file/COM/tree_hoarding_req.pdf

 

Site Plan and Development Applications information:

http://www.mississauga.ca/portal/residents/urbanforestry?paf_gear_id=9700018&itemId=104803033n

 

Site Plan Application: Process Guidelines:

http://www6.mississauga.ca/onlinemaps/planbldg/Manuals/ExternalGuidelines-SitePlan-

2013August.pdf

4.2 General Provisions

4.2.1 Tree Protection

Four important tree protection measures should be undertaken on the project site if trees are to be

preserved in a manner which will maintain their health over the long term. These include:

1. Establishment of tree protection fencing and/or hoarding around adequately-sized Tree

Protection Zones (TPZs) prior to the commencement of any construction activity; 

2. Installation of root zone compaction protection where compaction may be caused by

construction traffic or materials/equipment storage and staging; 

3. Implementation of root-sensitive excavation wherever Tree Protection Zones (TPZs) or

significant rooting areas may be encroached upon by excavation and/or grading, and;

4. Root pruning in advance of conventional excavation, on an as-needed basis.

4.2.1.1  Tree Protection Zones (TPZs)

The purpose of a Tree Protection Zone (TPZ) is to prevent root damage, soil compaction and soil

contamination, and workers and machinery must not encroach upon Tree Protection Zones in any way. 

 

To prevent access and ensure that the TPZ is effective, the following steps shall be implemented in the

establishment of TPZ fencing and/or hoarding.
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1. The locations of TPZs should be clearly identified on the project Site Plan. Typically, TPZs are to

be shown as circles around tree location points, and are to be drawn to scale in accordance with

the minimum required TPZ radius, as outlined in Appendix 1. 

2. No groundbreaking activities or demolition should occur until all tree protection requirements

have been met and the consulting arborist has confirmed the establishment of Tree Protection

Zone fencing and/or hoarding. 

3. Hoarding shall consist of 4’ x 8’ sheets of plywood lain lengthwise and supported using “L”

shaped supports to prevent root damage. Hoarding shall be affixed to the frame in such a

manner as to prevent removal of individual sections or movement of the entire hoarding

structure. Construction fencing can be used where pedestrian or motorist sightlines may be

obscured by solid hoarding. Framed construction fencing can also be used to frame large Tree

Protection Zones or tree groups, with expressed prior approval of the City of Mississauga.

Framed fencing must be supported by a solid 2” × 4” frame. Fencing and/or hoarding shall be

maintained intact throughout the duration of the construction project, unless otherwise

specified.

4. Upon installation, all tree protection fencing and/or hoarding must be approved by the City of

Mississauga.

5. All fencing and/or hoarding is to remain in place in good condition throughout the entire

duration of the project. No fencing and/or hoarding is to be removed, relocated or otherwise

altered without the written permission of the City of Mississauga. 

6. No grade change, excavation, or storage of fill, equipment or supplies is permitted within the

TPZ at any time. Any encroachment of the TPZ shall not be undertaken without expressed

written permission of the City of Mississauga. TPZ encroachment may constitute Tree Injury as

defined by various municipal tree protection policies and by-laws, and may subject the

responsible parties to prescribed penalties. 

7. Signage similar to Figure 1, below, should be mounted on each side of TPZ fencing and/or

hoarding immediately upon establishment and should be maintained for the duration of the

project. Every sign should have minimum dimensions of 40 cm × 60 cm.

8. All contractors and supervisors should be informed of the tree protection requirements,

including potential penalties, at a pre-construction meeting. 

9. Trees and TPZs should be regularly monitored by a consulting arborist throughout the duration

of the project.

10. If TPZ encroachment should occur at any time during construction, the consulting arborist

should evaluate the trees immediately so that appropriate treatment can be performed in a in a

timely manner. 
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 Installation of ½” plywood over wood chip mulch.

In areas where frequent non-vehicular access or longer-term materials storage in the root zone is

anticipated, or in areas where additional measures must be implemented to ensure complete exclusion

of excavation activity, a Horizontal Hoarding/Excavation Exclusion specification should be implemented,

as described below:

 Installation of medium-weight non-woven geotextile fabric or landscape cloth over affected

area;

 Installation of 3 stacked and joined courses of 4” x 4” timbers around the area to be protected

(including cross-members or joists, as required to maintain structural integrity);

 Installation of wood chip mulch in entire protected area, and;

 Installation of 2 layers of ¾” plywood or 1 steel plate over the protected area.

 

In areas where vehicular access or severe potential root zone compaction are anticipated, such as site

access roads, temporary parking areas or heavy machine staging areas, a more robust Heavy Root Zone

Compaction Protection specification should be developed and implemented on a site-specific basis. Key

elements of such a specification may include multiple steel plates over load-dissipating materials, or

modular geocellular systems such as Permavoid ArborRaft.

4.2.1.3 Root-sensitive Excavation

Efforts should be made to exclude excavation or grade changes, including cutting or filling, from all TPZs.

Where this is not possible, and unless otherwise specified, excavation shall utilize a root-sensitive

methodology such as hand-digging, hydrovac or pneumatic (e.g., AirSpade) soil excavation, as specified

in the arborist report. 

 

Root-sensitive excavation must be conducted in advance of excavation using conventional excavation

machinery. The objective of root-sensitive excavation is twofold: 1) to determine whether roots will be

present beneath areas to be excavated and therefore determine the likely extent of damage to trees to

be retained, and 2) to enable proper root pruning, as described below. 

 

Unless otherwise specified, root-sensitive excavation typically entails creating a trench approximately

200-300 mm wide between the subject tree (e.g., outside the established TPZ) and the area to be

excavated, without damaging existing significant roots. Unless otherwise specified, root-sensitive

excavation should be undertaken to a minimum depth of 800 mm, unless excavation is proposed to a

shallower final depth. If excavation is for exploratory reasons and root pruning is not anticipated,

equipment utilized during root-sensitive excavation should be operated at reduced pressures to prevent

damage to root bark. 
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No excavation, whether undertaken by conventional or root-sensitive means shall take place within

established tree protection zones without expressed written permission of the City of Mississauga.

4.2.1.4 Root Pruning

Root pruning can help reduce the stresses experienced by a tree with root damage, encourage the

growth of new fine and feeder roots, and prevent the spread of decay. Root pruning should be

undertaken in conjunction with root-sensitive excavation in advance of conventional excavation, or

immediately afterwards if unexpected roots are encountered. Root pruning should only be undertaken

by an ISA Certified Arborist, and in the manner outlined below: 

1. Roots that are severed, exposed, or diseased and are greater than 2.0 cm in diameter should be

properly pruned. All roots must be pruned with clean and sharp hand tools only. Shovels, picks

or other construction tools shall not be used to prune roots. Wound dressings or pruning paint

must not be used to cover the ends of any cut.

2. Roots should be pruned in a similar fashion as branches, taking care to maintain the integrity of

the root bark ridge. Root should be pruned back to native soil; root stubs must not be left upon

completion of root pruning.

3. Prolonged exposure of tree roots must be avoided – exposed roots should covered and kept

moist with soil, mulch, irrigation, or at least moistened burlap if they are to be exposed for

longer than 3 hours. All cut roots should be covered with soil or excavated trenches should be

backfilled with native material as soon as possible following root pruning. 

4.2.1.6 Crown Pruning

Any branches found to be in conflict with construction access should be tied back on a temporary basis,

taking care to avoid constricting knots and bark friction/stripping. If branches cannot be safely tied back

without breaking, pruning should be performed by a Certified Arborist, as necessary.

 

During the course of project works, the branches of retained trees may be in conflict with construction,

including machinery, infrastructure, buildings. Clearance may require pruning of interfering tree

branches. Where any project works may result in unavoidable conflict with and potential damage to tree

branches, clearance pruning should be performed. All necessary pruning must be conducted in an

arboriculturally-correct manner by an ISA Certified Arborist; trades workers must not be involved in any

tree-related work. 

 

4.2.2 Post-construction Care

The following recommendations should be implemented upon completion of construction to ensure

that the health and condition of retained and newly-planted trees is maintained and improved.
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4.2.2.1 Retained Trees

1. Trees which have been retained through the construction process should be regularly monitored

by an ISA Certified Arborist for signs of construction-induced stress, which may not be apparent

until 3-6 years after site disturbance. 

2. Wherever possible, root zone amelioration including watering and mulching should be

undertaken. However, treatments such as fertilization should be avoided unless directly

specified by the project consulting arborist. 

3. Any physical damage to retained trees should be assessed by the project consulting arborist and

properly mitigated, as required. If necessary, broken limbs or exposed roots should be pruned,

damaged bark should be traced, and soil decompaction and/or decontamination should be

undertaken by an ISA Certified Arborist. Stability of trees with significant root zone disturbance

should be assessed, and advanced stability assessment or mitigation should be implemented if

necessary.

4.2.2.2 New Trees

1. All newly planted trees and shrubs should be provided with a bed of composted woodchip

mulch 10-15 cm thick, extending to at least the dripline of the plant. Mulch should be

periodically replaced as it decomposes, and weeds should be removed from the mulch bed

manually. The mulch must not touch the bark of the tree and under no circumstances should it

be mounded up against the stem in a “volcano” style. This is especially damaging for young trees

with thin bark.

2. All new plantings should be watered at least once per week during the growing season within

the first two years after planting. Watering intensity should be increased during periods of

drought. Watering should be deep and slow, ensuring that water penetrates to deep roots.

Trees should not be watered directly adjacent to the trunk, but rather in a circular pattern

extending from the trunk to at least the dripline. The soil should be allowed to dry in between

watering periods to allow air to reach the roots.

3. Minimal pruning should be undertaken in the first two years after planting. Foliage should be

retained to allow for the roots to establish. Only dead, crossing and broken branches should be

pruned back to an appropriate pruning point at the time of planting.

4. New plantings should be inspected in the second year to assess health and condition. Dead or

dying plants should be replaced in the next appropriate planting season.
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Limitations of Assessment

It is our policy to attach the following clause regarding limitations. We do this to ensure that the client is aware of

what is technically and professionally realistic in assessing and retaining trees.

 

The assessment(s) of the tree(s) presented in this report has been made using accepted arboricultural techniques.

These may include, among other factors, a visual examination of: the above-ground parts of the tree(s) for visible

structural defects, scars, external indications of decay such as fungal fruiting bodies, evidence of pests or

pathogens, discoloured foliage, the condition of any visible root structures, the degree and direction of lean (if

any), the general condition of the tree(s) and the surrounding site, and the proximity of property and people.

Except where specifically noted, the tree(s) was not cored, probed, climbed or assessed using any advanced

methods, and there was no detailed inspection of the root crown(s) involving excavation.

 

Notwithstanding the recommendations and conclusions made in this report, it must be recognized that trees are

living organisms, and their health and vigour constantly change over time. They are not immune to changes in site

or weather conditions, or general seasonal variations. Weather events such as wind or ice storms may result in the

partial or complete failure of any tree, regardless of assessment results.

 

While reasonable efforts have been made to accurately assess the overall condition of the subject tree(s), no

guarantee or warranty is offered, expressed or implied, that the tree(s) or any of its parts will remain standing or in

stable condition. It is both professionally and practically impossible to predict with absolute certainty the

behaviour of any single tree or its component parts, regardless of the assessment methodology implemented.

Inevitably, a standing tree will always pose some level of risk. Most trees have the potential for failure under

adverse weather conditions, and the risk can only be eliminated if the tree is removed. 

 

Although every effort has been made to ensure that this assessment is reasonably accurate, the tree(s) should be

re-assessed periodically. The assessment presented in this report is only valid at the time of inspection.

Prepared and submitted by: Reviewed by:

Shane Jobber, B.Sc.F. 

ISA Certified Arborist ON-1746AM

shane@urbanforestinnovations.com

Philip van Wassenaer, B.Sc., MFC

ISA Certified Arborist ON-0361A

pwassenaer1022@rogers.com

 

Urban Forest Innovations Inc.

1331 Northaven Drive

Mississauga, ON L5G 4E8

T: (905) 274-1022

F: (905) 274-2170

W: urbanforestinnovations.com 
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