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INTRODUCTION 

 
It is a requirement for the City of Mississauga to request “Heritage 
Impact Statements” for proposed demolitions of homes listed 
within the Cultural Landscape Inventory. This report will review the 
subject property as a part of the Mississauga Road Scenic Route 
and the Credit River Corridor Cultural Landscapes.  
 
The property owners are planning to construct a new dwelling 
situated significantly back on the lot such that the new dwelling will 
not be visible from the street.  
 
As a result of the requirement for the demolition of the existing 
house on the subject property, a Heritage Impact Statement is 
being prepared.  
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1. Context Map 

 
 
 

 
 
Subject Property 
 
 
 

The property is located on the east side of Mississauga Road backing onto the Credit River in the 
south central part of the City of Mississauga. It is south of the QEW and north of the CNR Tracks.  
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2. Location Map 
 

 
 

       Subject Property 
 
 

The subject property is located on the east side of Mississauga Road, South of Indian Road and north 
of the CNR tracks. 
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3. Owners Information 
The subject property is owned by: 
 

Sonia Slawuta-Shulakewych and Bohdan A. Shulakewych 
2473 Sir Caradoc Lane 
Mississauga, ON L5K 2J1 
P: 416-601-1799
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4. Plan of Survey 



Heritage Impact Statement 
1267 Mississauga Road, Mississauga, Ontario 
pg. 8 

 
 

W.E. Oughtred & Associates Inc.   

 
 
 

The property has an area of 4,883.54 m2 and is occupied by a single family residential dwelling that is 
to be removed. 
 
A full sized copy of the survey is attached in Appendix A. 
 

Enlargement of the existing dwelling 
on the subject property.  
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5. Mississauga Plan (Official Plan) 

 
 
Subject Property  

 
The subject property is designated Residential Low Density 1 in the Clarkson District Policies of the 
Mississauga Plan. 
 
The Residential Low Density 1 policies provide for single detached residential dwellings. 
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6. Zoning Map  
 
 

 

 
 
Subject Property 

 
 

 
The subject properties are zoned R1-3 and G1, under the City of Mississauga Zoning By-law 225-
2007, as amended.  
 
The provisions of the R1-3, zoning permits single detached residential dwellings. The site specific 
exceptions require a minimum lot area of 1,160 m2 and a minimum lot frontage of 24.0m. 
 
The lands zoned G1 are being dedicated to the City of Mississauga as part of this site plan 
application.  
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7. Significant Cultural Landscape Designation 
 

Mississauga Road is designated as a scenic route within the Cultural Landscape Inventory (January 
2005). Mississauga Road is one of the oldest roads in Mississauga. Its alignment varies from being 
part of the normal road grid in the north to a curvilinear alignment in the south following the top 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 neighborhoods 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. It is acknowledged as an important cultural 
landscape because of its role as a pioneer road and its scenic interest and quality.  
 
 
 

*City of Mississauga Cultural Landscape Inventory. 
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8. Property History (Title Chain)  
 
This lot is part of an Old Credit Indian Reserve lot so we can trace the property history back to 1910 
when the plan was registered. A copy of the property abstract index going back to Day 1 is attached 
under Appendix B. Prior to 1910, the original land grant was in favour of the Peel Manufacturing Co. 
We have no information on ownership prior to 1910, with the exception that both the Peel Atlas and 
the Tremaine Map of Peel County, indicate ownership by the Peel Manufacturing Co.  
 
1910 – Plan was Registered and the property owner was Enoch Thompson Ltd. 
1919 - Enoch Thompson Ltd to John & Elizabeth Greer 
1939 - John & Elizabeth Greer to Ettie P. Playle 
1953 -  Ettie P. Playle to Charles and Grace Lloyd-Jones 
1974 – Grace Lloyd Jones to Bonita Sorokolit 
1978 -  Bonita Sorokolit to The Bank of Nova Scotia 
1979 – The Bank of Nova Scotia to Granab Inc.  
1984 – Granab Inc to Andrew and Cynthia Waller 
2010 – Waller to Sonia Slawuta-Shulakewych and Bohdan A. Shulakewych 
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9. Peel Historical Atlas 
 

 
 
Subject Property 
 
Based on the scale of the map, we have approximately located the subject property on the section of 
the Peel Historical Atlas. The owner of the property is shown as the “Peel Manufacturing Co.”. The 
date of the survey is 1877. 
 
The Tremaine Map of Peel County, dated 1859, also reflects the property ownership by the “Peel 
Manufacturing Co.”. 
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10. Existing Site Conditions – 1267 Mississauga Road 
  

A) Exterior Photographs 

   
 
 
 

 
      

Front Elevation     
 
   



Heritage Impact Statement 
1267 Mississauga Road, Mississauga, Ontario 
pg. 15 

 
 

W.E. Oughtred & Associates Inc.   

 
 

     Rear Elevation               
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South Elevation 
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North Elevation     
 
The subject property 1267 Mississauga Road, is built in the Georgian Style. Georgian architecture in 
Britain and in Canada was a modification of the Renaissance style adapted throughout Europe during 
the 18th Century. It was a variation on the Palladian style which was known for balanced facades, 
muted ornament and minimal detailing. Simplicity, symmetry and solidity were the elements to be 
strived for. The Upper Canadian at this time wanted a sturdy house that reflected his simple dignity. 
These houses were very much more than the need for shelter, they were a “physical expression of 
the cultural mental climate of the first settlers of Upper Canada”. (Anne MacRae). Log houses were 
good shelters, but they were not architectural. The floor plans and details were constructed according 
to the English Georgian styles and were meant to give the same impression. The site was chosen 
with great care to afford the most pleasant view for the new occupants. 
(www.ontarioarchitecture.com) 
 
The subject property typifies this description of the Georgian Style. It is built of yellow brick over a 
concrete block foundation. It is not totally symmetrical and does not contain a centre staircase, but 
rather the stairs are on the front and side wall, turning as they go up to the second level. We assume 
that the house was constructed sometime in the 1920’s based on the date of the registration of the 
reference plan and the change of ownership in 1919 and the style of the foundation. “The 1930’s 
brought a gradual decline in the use of ornamental block. Part of the reason was changing 
architectural taste. But also, the new, automatic machines, although they could make block faster and 
more economically, could produce only smooth-faced block, the bland kind we know today”. (The Old 
House Journal, October 1984). While the home is solidly built and situated ideally on the lot for the 
time that it was built, it does not meet the needs of the current property owner.  
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Matthew Wilkinson from Heritage Mississauga stated that they do not have a ‘direct reference to the 
house itself in our files, but a resident recalls that the property was purchased by the Waller Family in 
1984”. This is confirmed with the title abstract. He goes on to say that ‘the properties on the east side 
of Mississauga Road, south of Indian Road, were surveyed into these narrow, deep lots backing onto 
the Credit River by Enoch Thompson circa 1905. It is believed that the present house at 1267 
Mississauga Road is the original house on the property and likely dates to the 1925-30 time period.” 
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B) Interior Photographs 

     
 

Looking down the hall from the kitchen towards the side entrance. 
 

    
 

 The front entry 
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The kitchen from both directions. The bottom photo provides a glimpse into the hallway through to the 
side entrance on the north side of the dwelling.  
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The living and dining area. 
           

 
 
The living room with fireplace and sitting ‘nook’.  
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The living room fireplace 
 

 
 
The bedroom on the main floor. The small door on the left of the photo is a closet. 
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The other end of the bedroom looking into the backyard.  
 
The house is a two storey, two bathroom, four bedroom dwelling with an unfinished basement. The 
house has a floor space of approximately 1,750 square feet. The house is well constructed and there 
have not been improvements to the interior finishes in many years. However, both the kitchen and 
bathrooms are not original to the home. Nor are the windows; at some point they have been replaced, 
the front windows retaining the style that reflects the Georgian style of the home. As per the survey 
plan, there has been one addition over the years, a one-storey rear addition of approximately 300 
square feet. City of Mississauga records provide no information as to when the addition was 
constructed.  
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C). Floor Plans
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11. Historical Images  
 

A). Historical photograph 
 

 
 
This photograph is provided by the Canadiana room from the Mississauga Central Library circa the 
1980’s.  An impromptu inventory was conducted of some neighbourhoods in Mississauga, but not all 
areas were captured.  
 
The garage shown had been demolished sometime in the last five years. There is no record of the 
demolition permit in City of Mississauga Files.  
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B). Historical aerial photos 

 
 
1954 Aerial Photo (City of Mississauga Website) 
 

 
 
1994 Aerial Photo (City of Mississauga Website) 
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2010 Aerial Photo (City of Mississauga Website)  
 
The historical aerial photos available for viewing at the Canadiana Room at the City of Mississauga 
Central Library are at a scale where no details are visible. As such, images from the City of 
Mississauga website have been provided. The photos prior to 1994 are very ‘pixilated’ as evidence by 
the photo from 1954.  
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12. Proposed House – 1267 Mississauga Road 
 
 
 
 

 
 
Front Elevation - House 
 
The house has a European feel to it in that the massing of the house creates a 
forecourt to the entry or in other words a courtyard. The house is symmetrical; 
garages are placed in front of the house with lower one-storey massing versus the 
two-storey massing of the house proper. The house has a French style which is 
somewhat formal but straight forward without too much embellishment.  
 
Full size elevations of the proposed home are attached under Appendix C. 
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The proposed home will have a gross floor area of 320.20 m2; a combined width of 
side yards of 5.08m, a front yard setback of 79.72m to the garage and a rear yard 
setback of 51.59m.  The exterior finish will be a light coloured architectural block. 
 
Below is the architect’s rendering of the proposed dwelling.  
 

 
 
A Committee of Adjustment Application, “A” 192/11 approved numerous variances 
for the proposed dwelling including the reduced side yard setbacks as well as the 
garage projection. A copy of the Committee Decision and Final Notice is attached 
under Appendix D for your reference.  
 
The subject property will be extensively landscaped to enhance and retain its natural 
features. All of the mature trees in front of the proposed dwelling are to be retained. 
The path of the proposed driveway is curvilinear to respect the location of the 
existing mature trees on the property.  



Heritage Impact Statement 
1267 Mississauga Road, Mississauga, Ontario 
pg. 30 

 
 

W.E. Oughtred & Associates Inc.   

 
Front Elevation - Garages 
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Rear Elevation 
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South Side Elevation 
 

 
 
 
 
 
 
 
 
 
 
 
North Side Elevation  
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13. Proposed Site Plan 

A full sized site plan is included 
under Appendix F for your reference 
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   14. Streetscapes - Existing Streetscape 
 

 

" .-l t 
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These three pictures provide a glimpse of what the existing homes look like. The home to the north of 
the subject property is not visible from the street. The front of the property is heavily treed and the 
home is screened from view by the street. From the second photo, you can see that all three houses 
currently provide a similar, within meters, front yard setback. The setback to the existing home is 33m 
± and the setback to the garages of the proposed home is 83.22m. The house is setback 
approximately another 17m beyond the front face of the garages, so it is significantly setback from the 
street.  
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Streetscapes – Proposed Streetscape 
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15. Cultural Heritage Landscape Inventory 
 
The subject property is located within an area of Mississauga Road that has the following features 
identified under the “Cultural Landscape Inventory”: 
 
Landscape Environment 

• Scenic and Visual Quality 
• Horticultural Interest 
• Landscape Design, Type and technological Interest 

 
Historical Association 

• Illustrates style, trend or pattern 
• Illustrates important phase in Mississauga’s Social or physical development 

 
Built Environment 

• Consistent Scale of built features 
 
Other 

• Historical or Archaeological Interest 
 
The proposed demolition of the existing house will not have any negative impacts on its status within 
the cultural landscape.  
 
We offer the following information to expand on each of the areas identified;   
 
 
Landscape Environment 

• Scenic and Visual Quality  
o Properties along Mississauga Road are very desirable. The street is undergoing 

intense redevelopment. Older, typically smaller homes are being replaced with larger 
homes. The proposed dwelling is in keeping with the size and scale of the existing 
newer homes constructed along Mississauga Road. The proposed new home has 
provided a very generous front yard setback and the mature trees on the lot will 
obscure the view of the dwelling from the street. No trees will be removed from the 
front yard of the property to facilitate the construction of the new dwelling.  

• Horticultural Interest 
o The subject property is heavily treed and will be extensively landscaped. The existing 

mature trees will be maintained to provide privacy as well as to maintain the existing 
streetscape. No trees will be removed from the front yard of the property to facilitate 
the construction of the new dwelling. 

• Landscape Design, Type and technological Interest 
o Mississauga Road was developed in a time when natural elements respected the lot 

pattern and road system. These elements include rolling topography, natural drainage 
and mature trees. The proposed home will maintain the generous setbacks required by 
the City of Mississauga Zoning By-law. Further, all of the mature trees within the 
property are being retained. The location of the new home on the subject property has 
been chosen so that the mature trees on the lot can be retained.  
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Historical Association 
• Illustrates style, trend or pattern 

o Based on the date of construction of the existing dwelling, there is no associative 
value with a social or physical development 

• Illustrates important phase in Mississauga’s Social or physical development 
o The homes along this section of Mississauga Road, just north of Port Credit Village 

and the railway tracks, south of Indian Road represent a rare feature of elongated 
lots, upwards of 700 ft (200m) backing onto the Credit River where a unique form of 
home can be created that cannot be duplicated elsewhere. The lots were created in 
1905. There is no relevant trend or pattern anywhere else in Mississauga. This series 
of lots creates its own character and ambiance. By development of this particular lot 
into a new single family dwelling, it is thwarting any future attempts to extend 
Temagami Crescent further south, over and above the lot immediately adjacent to the 
cul-de-sac. The fact that this new home is being constructed where Temagami 
Crescent could be extended results in the historical lot pattern to the south to be 
retained.  

 
Built Environment 

• Consistent Scale of built features 
o As this section of Mississauga Road is undergoing re-vitalization, there is a mix of 

scale of buildings, ranging from older bungalows to the south and newer two-storey 
homes to the north. The majority of homes in this area are being redeveloped into 
larger custom built homes.  

 
Other 

• Historical or Archaeological Interest 
o The existing house does not have historical or associative value. Mississauga Road is 

undergoing intense redevelopment; many homes have been demolished in favour of 
new homes.  Various architectural styles are still evident, including the Georgian Style 
this home was built to emulate. The homes do not reflect the work or ideas of an 
architect who is significant to the community. The homes were built economically. 
There is, in our opinion, little significant value in the design. The homes that are 
different were built by homeowners who wanted to be different and not be a part of a 
‘cookie cutter neighbourhood’. This is the case with the area today. Modest custom 
built homes are replacing the original homes without any archaeological interest.  
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16. Conclusions 
                            

The redevelopment of the subject property will have no negative impacts on the historic character or 
the scenic qualities of Mississauga road.  

The Mississauga Road neighbourhood is a desirable community for people looking for larger lots, 
centrally located in Mississauga which can accommodate a new custom built home. The older homes 
of this area are nearing the end of their life cycle and the market has recognized this area as being a 
suitable area for renewal. This has been supported with the demolition of the older homes in the area 
being replaced with larger, more modern homes that meet the needs of a changing society.  

The house to be removed at 1267 Mississauga Road reflects some qualities of homes built in the 
Georgian style but many of its features would exclude it from truly being considered a “Georgian” 
home.  

Where the Georgian style of housing was a reflection of the changing priorities of society, the new 
homes being constructed in today’s marketplace are also responding to the changing demands and 
expectations of society.  Architectural style is equally as important as the interior amenities that are 
included in a new home. With the mass production of houses in large sprawling subdivisions across 
Mississauga, the opportunity for infilling is becoming a focus for those people who do not want the 
‘cookie cutter’ house in the typical suburban subdivision.  

Opportunities exist along Mississauga Road to acquire a property in this established and unique 
community to construct a new and modern home and enjoy the benefits of an older residential 
community. The new homes that have been built in recent years are varied in their architectural style 
perpetuating the eclectic character of the area.   

All of the homes in the immediate vicinity of the subject property are uniquely individual. There is not 
necessarily any general ‘style’ of home, character flow or massing of homes along this stretch of 
Mississauga Road. As the lots are so deep, the house positioning varies significantly. Furthermore, 
the architectural style of home is diverse. The uniqueness of this stretch of lots provides the architect 
with the ability to design a distinctive home. In this case, a French Country design, well situated on 
the lot.  

It is our position that the existing house at 1267 Mississauga Road does not have any heritage 
features or qualities that should be considered for preservation. The replacement of the existing 
house with a new structure will be in keeping with the evolution of the community and at the same 
time will not impact on the heritage character of the area that resulted in the Significant Cultural 
Landscape designation of the area.  

Mississauga Road “is acknowledged as an important cultural landscape because of its role as a 
pioneer road and its scenic interest and quality.” These qualities will not change with the construction 
of the new dwelling.  
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17. Mandatory Recommendation 
 

The subject property does not meet the criteria for heritage designation under Ontario Regulation 
9/06 of the Ontario Heritage Act.  

Subsection (2) sets out the criteria by which consideration is given in determining whether a property 
is of cultural heritage value or interest. It is our opinion that the property does not have cultural 
heritage value or interest as supported by the following points: 

1. The property has design value or physical value  

a. The house at 1267 Mississauga Road is not rare or unique. The house style can be 
described as Georgian Style and similar to many houses that were being built during 
this time throughout southern Ontario. Although the home was well constructed, the 
materials used were of no significance. There was little to no technical or scientific 
achievement in the construction of the existing house.  

2. The existing house does not have historical or associative value. 

a. It is lacking some of the qualities that would define it as a true “Georgian” style home. 
Those characteristics being a square symmetrical shape and a four over four plan. 
Due to the age of the structure, one can only speculate that the home was 
constructed with the owners input based on the irregular shape of the footprint. The 
house is in the range of 60 – 80 years old and was not constructed with any vision of 
unique architectural character. The houses were constructed with a utilitarian 
purpose of providing residential housing that was appropriate to the era of their 
construction. The homes were built economically and there is, in our opinion, little 
significant value in the designs. The property does not have contextual value.  

3. The property has contextual value. 

a. The defining character of the neighbourhood is a mix of housing including homes that 
are between 30 and 50 years of age that are predominantly clean, simple and 
modest designs of one and two storey’s. The newer homes in the community (15 
years old and younger) are larger custom designed homes with more intricate 
architectural features. Generally speaking, the 30, 40 and 50 year old homes have 
little aesthetic, heritage or architectural value however they do dominate the 
character of the street. As these homes approach the end of their life cycle, the 
market will force their replacement with larger homes which will include the modern 
amenities and design features that are demanded and expected by the marketplace 
today. The proposed removal of the subject houses is part of this renewal.  
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18. 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 twenty years. Mr. Oughtred has 
worked in the land use planning field for over 20 years, specializing in the City of Mississauga. He is 
well versed in both Planning and Building procedures and the City of Mississauga Zoning By-law and 
The City of Mississauga Official Plan. 
 
William was born, raised and attended school in Mississauga. He is a lifelong resident and has been 
very active in the Mississauga community through his other interests and pursuits including 
volunteering on the Spring Creek Cemetery Board.   
 
William specializes in infill type development projects which typically require attendance before the 
Committee of Adjustment in connection with Applications for Consent or Minor Variance. His twenty 
years of experience has afforded him the opportunity to see the City evolve and be at the forefront of 
evolving trends and patterns in land development in Mississauga. William has been involved in the 
City of Mississauga’s challenge in dealing with the pressures created by the infill housing that has 
occurred in the south part of Mississauga. His experience in shepherding development applications 
through the approval process and dealing with the community, City staff and the Members of Council 
provides an insight into the market for redevelopment that has focused its attention on this 
community.  
 
W.E. Oughtred & Associates Inc. has completed numerous Heritage Impact Statements for properties 
in Mississauga. These include: 
 

• 2701 Mississauga Road 
• 123 Kenollie Avenue 
• 1168 Mississauga Road 
• 4077 Mississauga Road 
• 1510 Stavebank Road 
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FJG:'A'IV2JII 
WAROZ 

On June Z. ZOII, Mr. W. E. Oughlrlld, authorized agent, attended and requested a defel'fal 
of the subject application. He Indicated that he required additional limo 10 reeolve 
outsl3ndlng eoncernswlth Zoning Siaff. 

The Comrnlttea tevlewed \he Informaliofl and plans GUbmkted with tM application. 

The City of MisllSlJauga P\ilnnlng and Buiding Department commented as follows (June I, 
Z011): 

·1 ,0 BEcow.!fiHDAT!ON 

The P'~nnlno and Buildin9 Department recommend~ that tha application be deferred. 

2,0 SACKQROUND 

Mlnl.nuga Plan 

Planning Dislrlct 
DeaiQnmion: 

Zoning By.law 0225-2007 

C/"bOll-Lorne P"k 
R .. ,d.ntla ' Low Oansl ty t and Greanbel t 

Zoning: ~RI _3~, Rnldantlal and -Gl-, Grunb.11 

J 0 OntERArrUCADQNS 

IZI SI/e Plan FII,,: SP 10/174 W2 - Not ~atlilactory 

4,0 COMMfHTS 

Based on the revi8W of the revIa&d SIte Plan submission, we recorrwnend Dlat vattancn tI, 
2. 3. 5_ 6. 9 and lObe amended as follows: 

1) two (2) acoesSOfY &tructur .. attached at 1m! .e .... of the dweIlin9 each hBvIn9 • Iloor 
alaa 0/ 30.95 sq. m (333.1-4 sq. fl.) (for a totailloor arel 0161 .90 sq. m (6&6.28 sq. ft.); 
wheraal By-law 0225-ZOO7, as pmMded, permits a mulmum of ooa (1) accelllOf)' 
stru(:ture with a maximum tIoor area of 10.00 sq. m (107.64 sq. ft.) In this insl8nee; 

2) two (2) detached 9arages on the lot; whereas By·law 02Z5-2007. as amended. parmll8 
only one (I) detached garage or one (1) attached garaga on a 101 In this Instanca; 

Wa note that the yartance to permlt two (2) detached g.raoes having a total floor are. of 
69.00 sq. m (058_01 sq. Il); whereas a tnilmllWn IIoor area of 75.00 sq. m (807.31 sq. ft.) 
" permitted, 16 not requj.ed. We II<Mse that the maximum IIocr area of each detached 
garage," permitted, would be 75.00~. m (807.31 sq. ft.) In this imtantl8. 

3) 10 palmll an attic storaoe area within the detect>.ed garllDSS: whereas By·law 0225-
2007. 1M emended, makes no provltloos for an attic slOfage .rea within a garage and only 
permits a garage 10 be utlllzod for the parlling of motor Yehlcles: 

4} correel as requested; 

5) a m£nimum front yard selb8e11; 10 the detachod gar~ of 63.22 m (273.03 ft.); wllereas 
By4aw 0225-2007, as amended. requires a lTIiMnum front yard &alb. eII; to be the lame 
distance to the weill as \he front waR of the d'wellillg on \he t-ame 101, being appfoxima!ely 
102,00 m (334.6-4 ft.) W'ithis Instance; 

e) a 9arage plOjec:tlon of 18.64 m (61.61 It) beyoond the front wal of the firat slorey of the 
dwelWng; whefeos By·1aw OZ25-2007. as amended, permits. maximum garage p'ojecllon 
of 0.00 m (0.00 ft.) beyond the I,ont wan of the first I torey of the (/weill,,!!'" Ihls I~tance: 

7) COffeet as requestlld; 

6) urlBbla to COflflrm allhia time; 

9) an eave hel9ht fof 1M detached 9arages 01 4.18 m (13.71 ft .): wflBfea. By-law 0225-
2007. as ImtItIded. pem1U a maximum eave height of 3.00 m {9 .64 ft.} In IhIa Instance; 

"'" 
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File: "N 192111 
WAR02 

10) II combined width of side yards of 5.28 m (17.32 It): whoroas By-law 0225-2007, as 
amended, requires a minimum combined width 01 side yards of 27% 01 the 101 frontage, 
baing 9.39 m (30.80 ft .) In this Instance. 

We adYise that an additional variance is require to permit a dock structure within the lands 
zoned G1, Gr""nbelt; whereas By-law 0225_2007, as amended, doos not permit a dock 
structure within the lands ~oned G1, Greenbelt In thislnSlance. 

Furlh .. r, additional inlormation has be<':n requ .. sted regarding th .. driveway width measured 
at the wldMt point the distance from lhe side lot line to the closest part ol lhe driveway, 
detailed drawings 01 the proposed porgola structure(s) in the front yard, among other 
things. Unlil the additionat informabon has been submitted in support of the Site Plan 
appllcalion for a detailed re\/lew, we are unable to YIlrify the accuracy 01 variance #8 or 
determine whether add~ional variances will be required. 

WhUe we recognize that a unique front courtyard design may general" the nee<:! for some 
variances, this Oepartment has a concern w~h the number of variances being requested. 
The variances lor attic S\<Jrall" area, height, dwelling depth, eave height, combined side 
yard widlh and dock strllCture do not relate 10 the front courtyard design and can, therefore, 
be eliminated or reduced to more closely meet the intent of the 8y~aw. It is more 
appropriate for infilt d"v"topment in matUTe, es/aMshed areas to be designed In a manlier 
that mitigates potential negative impacts on adjacent properties. We strongly re.commeoo 
that the application be deferred to allow the applicant the opporlun ity to provide the 
requosted information and to addrellS this Ooparlmant's OOl1G<':ms with Somll of th .. 
requested variances: 

The City of Misslssauga Transportation and Works Department commented as follows 
(May 26, 2011): 

'We note lor Committee's Information that the Cily is currently processing a Sit" Plan 
Application for thl. property, Reference SP 101174. Transportation and Wori<.s Department 
concernsirequlremenls forthls pr0p8rty will ba addressed through the Sit" Plan Process. " 

The City of Mlsslssauga Community Services Department, Culture Division oommented as 
follows (May 3D, 2011): 

"The subj"ct property is listed on the City's Heritage Register because of Ils location with in 
both the Credit RNer COIridor Cu~ural Landscape and the Mississauga Road scenic Route 
Cultural Landscape. 

The Credit River Corridor is recognJzed as a Cultural Landscape for a varIety of reasons. 
Ills a rare lnner.clty scenic natural landmark Which contains remnant heavily treed and 
marshy areas: 
II is ecoklgically significant, 
It Is an invaluable archaeological site that yields information about our native, pioneer 
and Industrial hiatory: 
It is a link to the historic communily d8Veiopmenl along the liver oorrid(/(. 

Mlsslssauga Road Is recognized as a Cultural Landscape also for a variety of raasons: 
It is one of the City's oldest and most picturesqua thoroughfares; 
Its alignment, at this location is a unique culVi~ll9ar alignment which follows the top of 
bank of the Credit Riv .. r; 
The boul8Vards and adjacent lalJdscapes are home \<J samll 01 th .. old""t and most 
spectacular trees in the City: 
The road also indudes soma of the city's most intaresling architectura and landscap" 
faatures, indlldinglow stone walls: 
Too road's pioneer history and ils function as II link between MississllOJglI's early 
communibes, mekes It an important pari 01 the City's heritage. 

AceOfdingly, Herilage Planning opposes the minor varlanoo appllcallon, as ~ undermines 
many of the cu~urallandscape's idenfified criteria . . 
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File: -N 192111 
WARD 2 

The proponents have b9fJ1l informed, and still are required to submit a Heritage Impact 
Statement to Heritage Staffberore demolitiOn can occur On this property" 

The Region of Peel, Environment, Transportation and Planning Services, commented as 
follows (May 24, 2011): 

-Please be advised that currently this property has e 'A Inch water saNioo. As per 
Region of Peel Water dll'Sign standard 6.2, lois 500m2 and greater require a 1 Inch 
water service. Therefore a water selVlce upgrade will be required. Site servicing 
approvals will be required prior 10 building permit. For more Information. please call 
our Site Servicing Technicians al 905.791 ,7800 x7973. 

The northern portion of the subject property is located within to the Core (MajOf Valley) 
area. Thts erea is designated under the Regional OffiCial Plan (ROP), as a Core Area of 
the Greenlands SY5tem m Peel, under Policy 2.3.2.6. W~hln this designation, ROP policies 
seek to protect erlvironmental resourC<lS, The Region relies O(l the environmental expertise 
of the Credit Val ley Conservation Authority (CVC) stall fOf the review of development 
applications located within or adjacent to Core Areas of thlt Gr .... nlands Systems in Peel 
and their potential impacts on the natural environment. Regional Planning staff therefore, 
request that City staff consider ctlmments Irom the CVC and incorporate their coodrtions of 
approval appropriately.-

The Credit Valley Conservation commented a. follows (May 11, 2011): 

' Staff of Credit Valley Conservation (CVC) has had' an opporlunity to review the abo",,· 
note<:! ~pplicaUon and we provide the following lor your consldllralton: 

SrTE CHARACTERISTICS: 
The subject property is Ilaverslld by the Credit River Valley and the Credit River 
Environmentally Significant Area (ESA). It is the policy 01 CVC and the Province of Ontario 
\0 conserve and protect the significant physical, hydrological and blologleal features and 
l uncllO/la 0( the above noted characteristics and to recommend that no development be 
permitted which would adverooly offool tho notural f03!uros or the ,,",ologlcal function. of 
these areas. 

ONTARIO RE GUVoTION NO. 16011i6: 
The subject property is partially within the AU!hOO'ity's Regulated Area. As such. !hll 
property 15 subject \0 CVC Regulation of DeVl'!lopment Interference w~h Weiland'll. and 
Alterations \0 Shoretlnes and Watercourses (Ontario Ragulation No. 160106). The proPllrty 
is regulated due it baing traversed by Ihe Credit River Valley and due to its viGinlty to a 
provlncia»y slgnilicant wetlarld. 

PROPOSED OEVELOPMENT 

evc staff understand the pulpose 01 this application Is to p(lrm~: 
I . two (2) accessory structures having a tolal lloor area 01 61.00sq m (666,3Qsq II); 

whereas By· law 0225-20(17. as amended, permits 'a maximum of one accessory 
structure wtth a maximum floor area of 10.CIOsq m (107,64sq It) in this iM tance; 

2. two (2) detached garages having a total floor area 01 89.00 sq m (95S.01sq It); whereas 
By-low 0225-2007, as amendad, pennlts only one detached garage per lot and permits 
a maximum noor area of 75sq m (807.31sq It) for aU garages In this instance; 

3. to pennR attio storage area above the detached garages; whereas By.law 0225-2007, 
as amended, does not perm~ storage and only allows the garage \0 be utilized for the 
parking of motor vehicles; 

4. a height of 6.31m (20.700) for the deteched garages; whereas By.law 0225-2007, as 
emended, permits It maximum !lelght of 4.60m (15.0911) in this instance; 

5. a front yeld to the dataclled garages 01 approximately 82.8m (271.65ft); whereas By-law 
0225-2007, as amended, does not permit the garages to extend beyond the front wall of 
the dwelling; 

6. a 18.85m (84.84ft) garage projedlon beyond the fmnt face of the proposed dwelling; 
whereas By-laW 022i!i-2007, as amended, pBrmlts a D.OOm garage projection !n this 
Instance: 
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WARD 2 

7. a dwelling d!!pth of 20.75m (58.07ft); wh!!reas By"law 0225-2007, as amended, permrts 
a maximum dwelling depttl of 20.00m (65.61ft) in this instance; 

8. a driveway wklttl of 20.25m (66.4311); whereas By-law 0225.2007, as amended, permits 
a maximum driveway width of 8.50m (27.88ft) In Ihis instance; 

9. an eave height of the detached garages from the established grede level 01 
approximately 5.00m (IS.40ft); whereas By~w 00225.2007. es amended. parmits a 
maKimum hei9ht of 3.00m (9.8411) in this instance: end. 

10.a combined width of ~lde yards of 5.08m (IS.66ft); whereas By·lew 0225·2007, es 
amended, requires a minimum combined width of side yards of 27% of the klt width. 
being 9.39m (30.80ft) in this instance. 

COMMENTS 
CVC is presently reviewing Ihe proposed development through the City of Missiuauga Sile 
Plan process (SPIOII74). CVC has oulstandlng concerns due 10 Iha proposed 
dev!!klpments !!flCfoachment into the ESA. OUl:! 10 the outstanding S~e Pion concerns CVC 
finds the approval of the minor variances premature. CVC encourages the City of 
Mississaugs to defer approvsl of the minor variance until all other concerns for Site Plan 
approval ha"" be!!n addressed." 

No other pe",ons expressed any interest In th" applk:allon. 

The Committee consented to the request and deferred the appTicahon to June 23, 2011 . 

on June 23. 2011. Mr. W. Oughtred. of w.E. Qughtred & AS$Oclales Inc., atlended and 
presented the application. Mr. Oughlred advised that the home had a unique design with 
two detached garages located In front of the dwelling together with a flOnt courtyard . He 
Indicated that the gal'llges would contain a second storey and would be connected Via an 
archway. Mr. OlIghlred noted tl\a.t the second storeys would be utill~ed for storage 
purposes. Mr. OUghtred advised th!! Committee thai th!! Zoning By·law on ly parmitted one 
gara(l(lon the subject properly aoo did flOl allow for garages to be constructed in front of 
the dWell ing or to contain a secooo Hoor lor storage purposes. Mr. Oughtred presented en 
elevaUon plan aM explained that the garage doors would face Internally on the property 
and tllat lhe height of the garages has be!!n increased 10 plesool an aesthetically pleasing 
design element complementary to Ihe dwelling. He noted that the requested driveway 
width was required to occommodate the courtyard a"""ss al eo 10 the garages. 

Mr. Oughlred presented a ~et of plans for the Committee's review and conslderaHon. He 
advised that two accessory storage rooms were proposed to be located beneath the rear 
yard deck and that these areas would not be accessed through the dwelling. Mr. Ought red 
Indicated that the requested Increase In dwelling depth was Imperceptible in nature as the 
dwell inll was 1oca\8d a considerable distance from the street. He noted Ihat the 101 tapered 
In width where lhe dwelling would be klcated and Ihat the proposed combined side yard 
width would be reduced. 

Mr. Oughtred ooted Ihat a dock and stairs were proposed 10 be constructed along the 
shoreline of \he Credit River abutting the rear of the property. He noted that the dock and 
stairs wouid be located within the laoos with a Greenbell zoning designation. Ha advised 
that the Credit Valley Consarvatlon had atlended the sita and did not hava any coocems 
with the dock. and stai", and noted that an encroachment agreement would be required !Of 
their construction. Mr. Oughlred advised that the boundary line for the Gr .... nbelt lOne 
designation had recenlly been changed resulling in an additklnal varianca to allow the pool 
pat io to be setb8d< 1.00 m (3.28 ft.) from the Greenbelt zOfle. 

Mr. Oughlred requested that the appncation be amended to allow Ihe dock and stai", to be 
located within the Greenbelt zone. 

The Commiltee reviewed the inlo/motion and plans accompanying the appli<:8Iion. 
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The City of Misaisaauga Planning and Building Department commented as IDilows (June 
22,2011): 

"to RECQMMENQADON 

The Planning and Building Department strongty recommends that the application be 
deferred to allow the applicant to redesign the proposat to better comply with the Zoning 
By-law. 

20 BAcKGRWND 

Mississaugs Plan 

Plnnni"fJ Dis/ricl: 
Designation: 

Zlmlng By-law 0225-2007 

Zoning: 

30 OIHERA!>rl tCAJIQN§ 

(8l Sile Plan 

4.0 COMMEIfT§ 

ClarkiJon-Lorn., Park. 
Residontlal Low Density I and Greenbelt 

"RI -3", Raaldantlal and "G1", Graenbel l 

File: SP 10/174 W2 - Not Satisfactory 

Based on the review of the levised Site Plan submission and the additional Infurmalion 
provided, we recommend that all of the requested variances, except vallance 117, be 
amended as follOWS: 

1) two (2) accessory stluctules bolh aMclled at the rear of the dwelling aOO each having a 
floor orell of 25.0() sq. m (269.09 sq. ft.) [for a total floor area 0150.00 sq. m (536.19 sq. 
ft,)[; whereas By-law 0225·2007, as amrmded, permits a marimum of one (1) accessory 
slructure with e maximum floor area 01 10.00 sq. m (107.63 sq. fl.) in this instance; 

2) two (2) detached garages on lhe lot: whereas By-law 0225-2007, as amended, permits 
only one (I) detached lIamoe 0( one (1) altacher! g"'''II'' nn" lot In this IMtarICB: 

We note that thll requestlld ~ariance to permrt two (2) detachild garages having a total nool 
area of 89.00 sq. m (958.01 sq. fl.) ; whereas II mllxlmum floor area of 75.00 sq. m (607.31 
sq. fl .) Is permftted, is no1 required . We advise that tho maximum floO( area of each 
detadl!ld 9.1I11ge, if p!!rmltted, would be 75.00 sq. m (607.31 sq. n.) In (h15 inslilnce. 

3) to permit an alUc storage area within the detached garage-s: whereas By.law 0225-
2007, as amended, makes no provisions for an attic storage area within a garage arid onty 
permits a garage to be ulillzed lor the parklna of motor vehicle&; 

4) a height of 8,63 m (26.31 II.) for the detached garages; whereas By·law 0225_2007, as 
amanded, permits a maximum height 01 4-'10 m (15.01) fl.) in this instarICB; 

5) a minimum Ilonl yard setback to the detached garages 0163.22 m C273.03 fl .); wtrerea ~ 
By·law 0225-2007, as amended, rsquires a minimum front yard setback to be the same 
d",tarlOl'> to the street as the fronl wall 01 the .;Iweliing on the $lime lot, being approximately 
102.00 m (334.64 fl.) 1I11hls Instance; 

6) e garage projectio!l of 18.64 m (61.81 ft.) beyond the Ilont wall of the first storey of lila 
dwelling; whereas By-law 0225--2007, as amended, permits a maximum garage projection 
orO.GO m (0.00 ft.) beyond lhe front wall of the first slorey of the dwelling In this instance; 

7) COffed as requested; 

6) a maximum drlVeway width of 20.43 m (67.02 fl.); whereas By·law 0225-2007, as 
amended, a maximum driveway width 018.50 m (27.6B fl.) in this instance; 

9) an eave height for the detached garages of 4.65 m (15.25 fl.); whereas By-law 0225-
2007, as amended, permits a maximum eaYe heigh! of 3.00 m (9.64 ft.) in this instance; 

""d 
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10) a combined width of sid .. yards of 5.28 m (17.32 ft.); whereas By·law 0225.2007, as 
amended, requires a minimum combined width 01 side yards 01 27% 01 the lot Iront89", 
being 9.39 m (30.80 fl.) in this instanCII. 

Further, we advisB that an additionat variance ts requtred to permit a dock structure wllhin 
the tands zoned Gl, Greenbelt; whereas By-law 022S-2007, as amended, does not permll 
a dock struoture within tha lands zoned Gl, Greenbelt In thls lnetance, We advlse that we 
do not support approval of the proposed dock structure, es it does not maintain the intent of 
\he Official Plan or Zoning By-law and encroaches beyond the property limits Into the river. 
The dock structure WOUld, therefore, also require an encroachment agreement, which 
would nol be supported by this Department. 

Since the JUIl<l 2. 2011 mo<lting. too applicant has provided addilioolll Information 10 
confirm variances #1, 4. 8 and 9, as amende<:!. We note that the two aooe5&lry struotures 
proposed at the rear of the new dwelling have been reduce<:! in sila and will not be visible 
to the neighbouring properties given Iheir location under the rear porch, therefore, we have 
no concerns with variance #1 , as amended. However, while we recognize that a unique 
front courtyard design may generata the need for some variances, !his Department has 
oonCll(OS with the number and type of variances being raquested, This was e~pre$sll(\ to 
the applicant at the preliminary Site Plan meeting, however, only minor changes wara 
made prior to sUbmlsglon of the Site Plan application. The variances for at~c storage area, 
height and eavo height 10f the detached garages, dWelling deplh, combined side yanJ width 
and dock structure de> not relate to the front courtyard design and can, therefore, be 
eliminated or reduood to better wmply with the Zoning By-law. No rationale has been 
provided for the requestod variances and we are not galisfiad as to why new wnstructlon 
l8qulres a significant number of varlances. It is more appropriate for infoll development in 
mature, established areas to be deslgnoo in a manner that mitigates potential negative 
impacts on adjacent properties and maintains the intent of the By-law." 

The City of Mississauga Transportation and Works Dapariment commentod as follows 
(june 16, 2011): 

·Please refer to our comments submitted for the June2, 2011 hoarlng of this application as 
those comments are stilt applicable: 

The ReglOll of Peel, E~vironment, Transportation and Planning Services, commented as 
follows (June 16, 2011 - Revised June 22, 2011): 

"Tnll northe," portion 01 the subject property 15 locatlld within to tho Cor .. (Major Valley) 
area. This area is designated under the Regionll l Offl(:lal Plan (ROP), as 1I Core Area of 
the Greenlands System In Peel, under Policy 2.3.2.6. Wrthin this designation, ROP policies 
seek to proted environmental resources. The Region relies on Ineen~ironmentalllXpertisll 
of the Credit Valley Conservation Aulhorily (CVe) staff for the review of development 
applications locaterf wTlhln or adjacent to Core Areas of the Greenlands Systems Tn Peel 
and their potential impacts on the nalural environment. Regional Planning staff therefore, 
request that City staff consider comments from the cve and Incorporote their conditions of 
approval appropriately: 

No other persOllS expressed any interest In the application. 

Mr. Ought red, upon hearing Ihe comments of the Committee and tha Planning and Bulkllng 
Department requeslad that the application be further amended in acwrdance with their 
recommendations. 

TI", Co"u"itwe noted lhal th .. Cr"uit Vall"y COOlservatioll have requeat6d tllill the 
application be deferred. Mr. Oughtred advised that they have ~n working with the Cred~ 

Valley Conservation w~h respect to the dock and stairs. He requested that the Commill .... 
consider tha request, as amended. 

The Committee consented to the requost and, after considering' the submissions put 
forward by Mr. Oughtrad and having reviewed the plans, Is satisfied that the amended 
request Is deslrab:e for theappropriateturther devolopment of the su~act proporty. 
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The Commlltee 1& satisfied Iha! the generallntent and purpose 01 the Zoning By·law and 
Ihe OffICial Plan will be maintained In thia instance. 

The Commiltee Is 01 the opinion that tile requestad amended request Is minor in nature in 
thm Instanoo. 

Accord ingly, Ille Committee resolves to authorize and grant tile amended request to pennil 
the construction of a new detaelled dwetling Oil the subject property prop03ing: 

1. two (2) accessory structures both attached altlle rear of Ihe dweling and each having 
a Roor area of 25.00 sq. m (269.09 sq. fl.) [for a total fioor area of 50.00 sq. m (538.19 
sq. ft.)!; whereas By-law 0225-2007, as amended, Jlermits ' a ma~imum of one (1) 
accas$Ory structure wilh a ma~imum tloor area of 10.00 sq. m (107.63 sq. ft.) In th~ 
instance: 

2. two (2) delacllad garages on the 101; whereas By-law 0225-2007, es amended, 
permils only oM (1) detachEld garage or one (1) attached garag" on .. 101 in this 
Instance; 

3. to permit an attic siorage area wilhln Ille detached gareges; whereas By-law 0225-
2007, as amended, makes no provisions lor an attic storage area w~lIln a garage and 
only permils a garage to be uWizlld for Ille parking of motor velliclas; 

4. a height of 6.63 m (28.31 fl.) for til" d"taohed garages; whereas By-law 0225-2007. as 
amended. pennlts a ma~imum heigllt of 4.60 m (15.09 ft.) in tllis instance: 

5. a minimum front yard selback to the detached garages of 83.22 m (273.03 fl.); 
whereas By-law 0225-2007. as amaMed. requires a minimum front yard setback to be 
the Mme distance 10 tile slloot as Ille lront wall of the dwelling on the same lot, belllQ 
approximately 102.00 m (334.64 fl .) in this instance; 

6. a gaf"31)e projection of 18.84 m (61.81 ft.) beyond the front wall of the first storey of the 
dwal1lr>g: whereas By· law 0225·2007, as amend"d, permits a maximum garage 
pro[ection of 0.00 m (0.00 ft.) beyond the frol1t wa ll of Ille first storey of Ille dwellillQ in 
this instance: 

7. e ma~lmum dwelling depth of 20.75 m (68.07 fl.) ; wllereas By-law 0225·2007, as 
amende(!, permits a maximum dwellillQ depth of 20.00 m (65.61 fl.) In tills Instance; 

8. a maximum driveway width 01 20.43 m (67.02 It.); whereas By-law 0225-2007, as 
amended, a ma~lmum drivewaywidlh of 6.50 m (27.88 ft.) In Ihls Instance; 

g. an eave height for the d"taclled garages of 4.65 m (15.25 fl .): wIIereas By-law 0225-
2007, as amended, permits I'l maximum eavo lI"i9h! of 3.00 m (9.84 fl.) in this 
instance; 

10. a 'comblned widtll of side yards of 5.28 m (17.32 fl.); whereas By-law 0225·2007, as 
emended, requires a minimum combined width of side yards of 27% of the lot 
frontage, being 9.39 m (30.80 fl.) In IlIls instance; 

11. a dock and stairs to be located within the G. Greenbell zon&; whereas By-law 0225-
2007. as amended. does not permit the use In IlIls Instance: and. 

12. the pool patio to be located 1.00 m (3 .. 28 fl.) from the G, Greenbelt zone, whereas By­
law 0225·2007, as amended, requires a minimum setback of 5.00 m (16.40 fl.) In tills 
Instance. 

This appllcatkm is approved, subJecllo the followillQ condition: 

1. Prior to the Is~uance of Site Plan Approval. jlle Credit Vall"y Conservation 811all 
approve Ih" location of Ihe dock and stairs. 

MOVED BY: S. Pal~zlo SECONDED BY: l. Dahonick CARRIED 
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M"""'''' 
Final Notice 
Minor Variance Application 4r -' 

File:"N 192111- Bohdan Shulakewych 
1267 Mississauga Road 
Misslssauga, Ontario 

Committee of Adjustment 
City of Miss/snugll 
300 City Centre DriVil 
MissJssayga,Ontarfo L5B 3C1 
Teklphooo: (905) 800-5000 

In the matter of the above-noted application considered by the Committee of Adjustment 
pursuant 10 Section 45 of The Planning Act, RS.O. 1990, c.P.13, as amended, wherein the 
applicant requested a minor variance to the provisions By-law 0225-2007. 

The 20-day period of Appeal allowed by Section 45(12) of the Planning Act, R.S.O. 1990, 
c.P.13, as amended, has now terminated and no Notiye of Appeal was received. 

In accordance with Section 45(14) of The Planning Act, R.S.O. 1990, c.P.13, as amended, the 
decision of the Committee of Adjustment is now final and binding. 

Dated this 21st day of July, 2011 . 

David L. Martin 
Secretary-Treasurer 
Committee of Adjustment 
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Section 1 | Introduction 
 

Author: 

David W. Small Designs Inc. is a custom home design firm that specializes in infill housing.  (i.e. 

redevelopment of properties in existing mature neighborhoods). David Small was born to design houses 

as he grew up watching and learning from his Father and Grandfather who were builders and 

developers. Growing up with such a ‘heritage of housing’ David’s passion for the business was ignited 

and this passion led him to where his is today.  

Over the past decade, David W. Small Designs Inc. recognizes what heritage is and what it 

means because as a firm we have our research and have been involved in the design of over 80 new 

homes or renovations in the Mineola West neighborhood. When designing these custom homes David 

takes into consideration the heritage and the Mineola west cultural landscape.   The success of the firm 

is largely based on developing “neighbourhood sensitive” designs that respect the integrity of existing 

natural and built surroundings. 

The firm has successfully prepared heritage impact statements for the city of Mississauga for the 

properties listed in the Mineola west cultural landscape for the last 3 years. Through the preparation of 

over 10 “H.I.S” documents David W. Small Designs has acquired a clear understanding of the cultural 

landscape known as Mineola west. 

David W. Small Designs Inc has successfully completed “H.I.S” documents for the following 

properties within this area: 

1. 1285 Stavebank Road – May 2008 

2. 1397 Birchwood Height Drive – July 2008 

3. 1443 Aldo Drive – July 2008 

4. 1524 Douglas Drive – September 2008 

5. 142 Inglewood Drive – September 2008 

6. 1379 Wendigo Trail – September 2008 

7. 1570 Stavebank Road – October 2009 

8. 224 Donnelly Drive – October 2009 
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9. 125 Veronica Drive – January 2010 

10. 64 Veronica Drive – February 2010 

11. 1248 Vista Drive – March 2010 

12. 1380 Milton Avenue – April 2010 

 

Relevance of Heritage Impact Statement: 

The subject property is located in the Mineola West neighbourhood otherwise known as the 

‘Mineola West cultural landscape’.  As such, it is listed on the city’s heritage register. 
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Section 2 | Property Overview 
 

Mineola West Neighborhood: 

 The Mineola West Neighborhood is bordered on the West by the Credit River, the East 

by Hurontario Street (Hwy. 10), the North by the Queen Elizabeth Way and the South by the CN 

Rail line. It falls directly into what was previously known as the “Credit Indian Reserve” (CIR). 

The CIR originated as part of a land sale by the Mississauga Indians to the British Government in 

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

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

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

Neighborhood within the context of the Township of Toronto’s Lot Survey. 

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

 
 

 

 

 

 

 

 

 

 

 

 

                                       Mississauga’s Heritage: The Formative Years, City of Mississauga, 1983 
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Current City of Mississauga Map: 
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Mineola West Neighborhood Map: 
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Aerial Map: 

 
Zoning Map: 
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The Mineola West Cultural Landscape: 

 “Mineola was developed before it became standard practice to re-grade top soil into 
large piles in the early twentieth century, level every nuance of natural topography and 
engineer the complete storm water drainage system artificially. In Mineola a road system was 
gently imposed on the natural rolling topography of the Iroquois Plain; homes were nestled into 
slightly larger lots and natural drainage areas were retained. This provided greater opportunity 
to save existing trees and because the soils and drainage system were minimally impacted, 
provided fertile ground for the planting of new vegetation, the natural regeneration of native 
trees and landscaping of the residential landscapes. What has evolved today is a wonderful 
neighbourhood with a variety of quality housing stock and a rich stimulating landscape that 
blends the houses with their natural and manicured surroundings. There are no curbs on the 
roads which softens the transition between street and front yards. The roads wind, rise and fall 
with the natural topography and houses sit often at odd angles to take advantage of slopes and 
the location of large trees. A gradual infilling has increased the density over the years and care 
must be taken to ensure that this does not, in the end, ruin the very quality and character that 
makes this neighbourhood so appealing and attractive. Of the many neighbourhoods in 
Mississauga, the Mineola neighbourhood stands out as one of the most visually interesting and 
memorable. As is often the case, when new development is balanced with the protection of the 
natural environment, a truly livable and sustainable community evolves. Mineola is an excellent 
example of this type of community.” – Excerpt from City of Mississauga Cultural Landscape Inventory L-RES-6 

 

The Mineola West Neighbourhood is Unique in Several Ways: 

Vegetation: More than most 
neighbourhoods, Mineola West is 
dominated by the presence of mature 
trees. They are the number one 
physical feature that shapes ones 
impression as they travel through the 
area. Most of these trees are found 
along property boundaries and have 
been, therefore easily preserved 
through the years. 
 
 

 

Mineola West Vegetation
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Engineering Infrastructure: Unlike most 

neighbourhoods, Mineola West is 

composed of very few “Engineered 

Streets”. Roads are often narrow and lack 

the presence of curbs or sidewalks. Storm 

drainage is dealt with via a network of 

road side ditches as opposed to the more 

intrusive storm sewer system found 

throughout the city. Large trees are often 

in very close proximity to roads which 

reinforce the ‘soft’ overall impression of 

the neighbourhood. 

Narrow Roads, road side ditches and mature vegetation 

 

Housing:    As previously stated 

Mineola West is home to a 

broad range of housing sizes, 

configurations and styles. 

  

 

Examples of broad range of housing in the 

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

aforementioned attributes. Although the overall housing density has increased most homes 

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

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

important characteristics and have superseded house style and size in the redevelopment of 

the area. One can see numerous examples of new and original homes, large and small homes or 

homes of varying architectural styles coexisting comfortably. 

     
Houses of varying architectural styles   Houses of varying architectural styles 

     
Houses of distinct size differences   Houses both old and new 
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Historical Associations 

 

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

of the people and events that shaped Mineola West neighbourhood. 

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

merchant in Toronto. Robert Cotton purchased land and had a house built in 1856 and only 

remnants of the log cabin still exists. The Cotton Homestead is located on 1234 Old River Rd 

part of range 1 of the C.I.R. Robert Cotton passed away in 1885 and before that time he had 

transferred the Cotton Homestead to James W. Cotton. Robert and James Cotton were 

brothers and to most are considered to be the “Fathers” of Port Credit. James Cotton worked 

along side Robert as a postmaster, storemaster and was owner of a Wharf. The Cotton 

Homestead remained in the family until it was sold by Cyril E. Cotton in 1943, and now the 

Cotton Homestead is designated under Part IV the Ontario Heritage Act in June 1984. 

Throughout our research regarding  our owner’s current property 1448 Stavebank Road, we 

were unable to find much information, but we do come across some possibilities that we 

believe could be true. In the land registry we dicover that when Adelaide Gouinlock transferred 

land to John G. Cameron it states in the remarks that the lot John now owned is at the NE bank 

of Credit River to Stavebank Road parallel to lot line of the property to the edge of High Bank. 

This gives a very similar description to exactly were 1448 Stavebank road is located. Coming to 

know that John G. Cameron likely servered this lot and, therefore, may also have been the 

home builder. 
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The lot of our current owner is shaded on orange. 

The outline in red is the property that Kenneth Skinner owned and subdivided. 

The outline in green is where the Angus estate is located and throughout  our 

research the Angus family owned that 20 acres of land, and a construction 

company called Talka Construction is believed to have built quite a few homes in 

that area . Heritage Mississauga has just begun doing research on this part of 

land on Lot 4 and this is all that has been assumed. 

The outline in brown shows the border line of were Lot 3 and 4 are separated, 

and notice that out current lot 1448 Stavebank rd is right at the edge of Lot 4. 

Looking at this map our current owner’s property is located between two 

different estates the Skinner family and the Angus Family. It is possible that this 

lot could have been owned to the Angus Family but we also believe that the 3 

lots next to 1448 which are 1460, 1472 and 1470 could have been a small acre of 

land, and then it could have been subdivided by John Cameron. 
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Section 3 | Property Details 
 

Municipal Address | 1448 Stavebank Road 

Legal description | PART OF LOT 4, RANGE 2 CREDIT INDIAN RESERVE 

Municipal Ward | 1 

Zoning | R 1-2 (0225-2007), G1 (0225-2007) 

Lot Frontage | 24.48 m (0325-2007) 

Lot Depth | 136.25 m 

Lot Area | 2685.57m2 (0.268 ha) 

Orientation | Front facing North-East 

Type | Existing 1 storey single family dwelling 

Vegetation | Several mature trees located throughout site. 

Access | Existing linear asphalt drive w/ conc. curbing 

Current Property Owner | Robert Di Stefano (416-425-9009) 
 

Parcel Register:  

 Information gathered from the Ontario Land Registry office for the Region of Peel indicates the 

chain of ownership from July 11, 1854 to current. Information provided has been acquired through use 

of microfilm archives along with current Land Title search. The following ownership transfers have taken 

place since the earliest records of the property on title.  

  

1. The Crown – Granted to James Cotton SW for Lot 4 Range 2  (July. 11/1854) 

Through our research we were unable to discover which parts of land were transferred over to different parties, but we believe that 

Ida M. Taylor  may have been one of the first persons to purchase  from James Cotton. 

2. James Cotton transferred to Bank of Upper Canada. 

Through our research we were unable find a correct date of what Bank of Upper Canada took land from James Cotton, but it is 

believed that it was between 1854 – 1869. 

3. Bank of Upper Canada transferred to John Crickmore (May.15/1869) 

4. William B. Hunter transferred to  Peel General Mfg. Co. (July.20/1869) 

5. Peel General Mfg. Co. transferred to Thomas W. Hector (1.Oct/1888) 

6. Thomas W. Hector and Edwin Crickmore transferred to John Gouinlock (10.Dec/1891) 

7. James M. Gouinlock transferred to Adelaide Gouinlock (Apr.12/1938) 

8. Adelaide Gouinlock transferred to John G. Cameron (Apr. 9/1942) 

Through our research we believe that when John G. Cameron purchased this land from the Gouinlock’s that out current owner’s 

property lot was developed and a possabity that the house was also built between this time and 1946.  

9. John G. Cameron transferred to Annie M. Cameron and John G. Cameron as Joint Tenants (Mar. 24/1946) 
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10. John G. Cameron transferred to Magdalene M. Martin (Aug. 24/1953) 

Our research suggests that John G. Cameron transferred the property to Magdelene M. Martin shortly before he passed away. It is 

believed that Magdalende was John’s daughther  

11. Magdalene M. Martin transferred to George and Mary Shute (May.1/1962) 

12. George and Mary Shute transferred to Bernard and Joan Aylward (Nov.12/1965) 

13. Transmission Land from Joan Aylward to what is belived her son Sean Aylward (Sept. 30/2010) 

14. Sean Aylward transferred to our current ower Robert Di Stefano (Sept. 30/2010) 
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Subject Property Topographical Survey: 
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Section 4 | Building Details 
 

Exterior Photos 

 

 

Front Elevation 

 

Rear Elevation 

 

 

Right Side Elevation 

 

Left Side Elevation 
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Sketch – Existing Floor Plans (not to scale) 

  -
Garage 

r------... 
I 
I 
I 
I 

I 
-J 

I 
I 
I 
I 

---- --~ 

r--------~---- ----- --1 
I I 
I I 
, I 
I I 
I 
I 
I 
I 
I 
I 
I 

I 
I ,---....I. 

I 
I I !-_____ ,-1 

Family 
Room 

I;;;;.I.J."~: 

Dining 
Roan 

" " I 

LIVIng 
Room 

Porch 

• 1440 Hurontario Street, Suite 200, Mississauga, ON L5G 3H4 • PH 905-271-9100 • FX 905-271 -9109 • 



 

  19 | P a g e  

Sketch - Interior Photo reference Plan (not to scale) 
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Interior Photo 1 

 

Interior Photo 2 

 

 

 Interior Photo 3                                   Interior Photo 4 

 Interior Photo 5                  Interior Photo 6 
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House Description: 

Construction Date | Assumed 1950’s 

Size | Approx.1700 sf + 200 sf detached garage 

Building Type | 1-1/2 storey + 1 storey detached garage 

Wall Construction | Masonry and Frame + wood and stone cladding 

Exterior Cladding | Natural Stone, Brick, Wood Siding 

Roofing Material | Asphalt Shingles 

Setbacks | Front Yard – 12.85 m 

 | Right Side – 2.69 m 

 | Left Side – 9.69 m 

 | Rear Yard – approximately 102.44 m 

 

Alterations to the Original House 
 
The original home, built in the 1950’s, is a 1-1/2storey dwelling. We have made reference to the City of 

Mississauga permitting records and the city has no record of any alterations to the existing dwelling.  

Upon visual inspection of the current dwelling it would appear that the second floor sunroom may have 

been an alteration added on after the initial construction of the house due to the rough connection 

details evident. This information cannot be substantiated due to lack of permit records from the City of 

Mississauga. 
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Analysis of Existing Structure 
 
The existing home is representative of circa 1950’s vernacular 1-1/2 storey with a 1 storey detached 
garage. The home does not display any outstanding degree of craftsmanship, technical achievement and 
has only moderate artistic merit. 
 
The existing home is not known to represent significance related to theme, event, belief, person, 
activity, organization or institution in the community.  It is not known to possess any characteristics that 
contribute to an enhanced understanding of the community or local culture.  It is also not known to 
represent the work of any architect, artist, builder, designer or theorist in the community.   The property 
has only modest contextual value in as far as its support of the character of the area.  It’s physical, 
functional, visual or historic link to the surroundings and is not a landmark. 
 
The existing home plays a moderately significant role in its support of the character of the area as its 
massing and scale are similar to the adjacent homes on Stavebank Road. 
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Section 5 | Development Proposal 
 

Site Development Plan 
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Proposed Ground Floor Plan: 
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Proposed Second Floor Plan 
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Proposed Elevations: 

 

 

 

1448 Stavebank Road 

Streetscape Elevation 

Rear Elevation 

1442 Stavebank Road 

Right - Side Elevation 
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Section 6 | Conclusion 
 

 

 The proposed home at 1448 Stavebank 

Road has been designed with similar massing 

characteristics of other homes on Stavebank 

Road and adjacent streets throughout the 

neighborhood. Although the massing of the 

proposed home does not represent the 

immediate adjacent neighbors the house has 

been designed in a manner in which it can 

successfully cohabitate with the                        View from existing garage towards front of lot 

existing dwellings. The scale of the proposed dwelling is similar to other dwellings located throughout 

the neighborhood.  As seen on the streetscape sketch in Section 5 of this report this area is home to 

mature foliage in the front yard. This provides some screening between the proposed dwelling and the 

immediate adjacent structures. 

The majority of existing mature trees have 

been preserved through the development with the 

exclusion of 6 trees which vary in size which are in 

conflict with the proposed dwelling. The home has 

been situated on the site to regularize the front 

yard setbacks along Stavebank Road as the existing 

dwelling has been set ahead of adjacent dwellings. 

 

View from rear yard viewing NAS associated with the Credit River           

 

The driveway entry location and width has been maintained on Stavebank Road. The proposed house 

has also been relocated away from the existing top of bank as per Credit Valley Conservation request for 

this development.  
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  Photo 1 – View from Street Looking South       Photo 2 – View from Street Looking West 

  

  Photo 3 – View from Street Looking East     Photo 4 – View from Rear Yard looking North 

  

                     Photo Reference Plan 

 

Overall the proposed home respects the Mineola West Cultural Landscape’s characteristics and 

is consistent with all planned redevelopment efforts throughout the area. 
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Summary Statement and Conservation Recommendations: 

 The existing 1-1/2 storey dwelling located at 1448 Stavebank Road has not been designated 

under the heritage register however the property has been listed on the register under the Mineola 

West Cultural landscape. As such the significance of the existing dwelling does not merit conservation 

measures. The impact of the proposed development has been taken into consideration when designing 

both the proposed home and the natural preservation of streetscape presence.  The proposed dwelling 

has been designed to regularize the front yard setbacks of this lot with the adjacent properties. The 

proposed dwelling has been designed in such a manner that the frontage represents a 1-1/2 storey 

dwelling with mixed massing and scale which helps lower the impact on adjacent properties. The 

proposal does not contravene the intentions of the Mineola West Cultural Landscape listing. For the 

aforementioned reasons we are certain that conservation or alternative development measures are not 

appropriate for the subject property. 

 

Mandatory Recommendation: 

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

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

Regulation 9/06. 

 

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

The property itself has been listed on the heritage register under the Mineola West 
Cultural Landscape; however the existing dwelling has not been designated. The existing 
house does not meet criteria set out in Regulation 9/06, Ontario Heritage Act. 
 

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

The existing home is not known to represent significance related to theme, event, belief, 
person, activity, organization or institution in the community.  It is not known to possess 
any characteristics that contribute to an enhanced understanding of the community or 
local culture.  It is also not known to represent the work of any architect, artist, builder, 
designer or theorist in the community.   The property has only modest contextual value 
in as far as its support of the character of the area.  It’s physical, functional, visual or 
historic link to the surroundings and is not a landmark. 
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3. Regardless of the failure to meet criteria for heritage designation, does the property warrant 
conservation as per the definition in the Provincial Policy Statement? 
 

The property has been listed on the register and does warrant conservation as per the 
Mineola West Cultural landscape. The proposed development proposes conservation 
methods of the cultural landscape of the property as a whole. As stated above the 
existing dwelling does not warrant conservation as per Ontario Regulation 9/06, Ontario 
Heritage Act or the Provincial Policy Statement.
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NOWINTHECnvOFMISSISSAUGA, 
REGIONAL MUNICIPAUlY OF PEEL 

EXEcunVESUMMARY 

Archaeological SelVlces Inc. was retained by David Sma" Designs to undertake a Stage 1 Archaeological Assessment 

of 1448 Stavebank Road, part of Lot 4, Range 2, Credit Indian ReselVe, former Geographic Township ofToronto, now 

in the City of Mississauga, Regional Municipality of Peel. The subject property encompasses approximately 0.3 ha. 

Ageneral review ofthe physiographic region Indicated thatlhe subject property Is situated within the Iroquois Plain 

physiographic region of southern Ontario. The closest mapped watercourses Include the Credit River, Kenollie Creek 

and Stavebank Creek. The background review ofthe subject property revealed that 14 registered archaeological sites 
have been documented within one kilometre ofthe subject property. Based on a review ofthe historic mapping ofthe 

area, the subject property Is adjacent to a historical transportation conrtdor. Given these factors there is potential for 

encountering pre·contact archaeological deposits as we" as historical archaeological deposits within the property. 

The Stage 1 field review resulted In the Identification of a portion of the subject property being disturbed, In addition 
to a portion being steeply sloped. A Stage 2 archaeological assessment is required on a" undisturbed lands by 

means of a test pit sUlVey In accordance with the Ministry ofTourism and Culture'S 2011 Standards and GuIdelInes 
for Consultant Archaeologists. 
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1.0 PROJECT CONIDCT 

1.1 Development Context 

Pagel 

Archaeological SeIVices hlc. was contracted by David Small Designs to conduct a Stage I Archaeological 
Assessment of the propelty located at 1448 StavebankRoad, part of Lot 4, Range 2, Credit Indian 
Reselve, fonner Geographic Township of Toronto, now in the Cily of Miss iss aug a, Regional 
Municipalily ofPee1. The subject properly is approximately 0.3 ha in size. An image of the subject 
propelty illustrated on the NTS sheet Brampton 30 MlI2 and can be fmmd in Section 9.0, Figure I. 

This assessment was conducted ll1lder the project management of Ms. Bev Gruller and project direction of 
Mr. Andrew Riddle (MTC PIF P347-048-2011), as required by the Ontario Plamling Act. All activities 
canied out during tillS assessment were completed as prut of a site plan application for pre-development 
approval reqllirements in accordance with the tellns of the Ontario Heritage Act and the Ministry of 
Tomism ruld CuJture's 2011 Standards and GllidelinesJor Consllitallt Archaeologists. 

Pennission to access the subject propelty and to cany out all activities necessruy for the completion of the 
assessment was granted by David Small Designs on JlllIe 13, 2011. 

1.2 Arehaeologlcal Context 

A Stage 1 archaeological assessment involves research to describe the known and potential archaeological 
resources within the vicinily of a subject properly. TIle backgrolmd research for such an assessment 
incOlporates a review of previous archaeological research, physiography, and nineteenth and twentieth­
centllly development for the subject propelty. Backgrmmd research was completed to identify any 
archaeological sites in the subject properly ruld to assess its archaeological potential. 

In order that an inventOlY of archaeological resources could be compiled for the subject propelty, three 
sources of infonnation were consulted: the site record fol1\lS for registered sites housed at the Ministry of 
TOlUism ruld Culture, published and unpublished documentary sources, and the files of Archaeological 
Selvices Inc. 

In Ontario, infollnation conceming archaeological sites is stored in the Ontruio Archaeological Sites 
Database (OASD) which is maintained by the Ministry of TOlUism and Culture. This database contains 
archaeological sites registered within the Borden system. The Borden system was fIrst proposed by Dr. 
Chru"les E. Borden and is based on a block of latitude and longitude. Each Borden block measures 
approximately 13 km east-west by 18.5 kmnOlth-south. Each Borden block is referenced by a fmu'-letter 
designator, and sites within a block are munbered sequentially as they are fmmd. The subject propelty 
lmder review is located witilln the AjGv Borden block. 

While no sites have been registered within the subject properly limits, 14 sites have previously been 
registered within a I kilometre radius (Table 1). Regional sites can be expected to relate to the 
cultural/temporal categories outlined in Table 2. 
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Tlble1: Ro&lslanld Sites within I 1 km Rldlus oftha Subject PllIperf;y 
Borden No. Noma SltaType Temporal/ CulwralAmllaUon 
AjGv-1 Hare Campsite Archaic, Middle Woodland 
AjGv-10 Stavebank Campsite Undetermined 
AjGv-ll Port Street Campsite Undetermined 
AjGv-13 Fort Toronto Village Historic, Mississauga 
AjGv-17 Nunan Campsite Undetermined 
AjGv-3 Hogsback Burial Undetermined 
AjGv-32 Scott-O'Brlen Campsite Early, Middle, Late Woodland 
AjGv-4 Stillmeadow Campsite Undetermined 
AjGv-5 Glenbumy Campsite Aceramlc 
AjGv-57 Rewa Burlal Middle Woodland 
AjGv-71 lamesTaylor Harbour Storehouse Euro-Canadlan 
AjGv-9 Avonbridge Campsite Archaic, LaurenUan 
AjGv-46 Unknown Flndspot Pre-contact 
AjGv-47 Unnamed Flndspot Pre-contact 
MPP' = Mayer, Pihl, Poulon & Associates Inc. 
ASI" = Archaeological Services Inc_ 
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Researther 
V. Konrad, 1972 
V. Konrad,1972 
V. Konrad,1972 
V. Konrad,1972 
V. Konrad, 1972 
V. Konrad, 1972 
MPP',1988, ASI",1991 
V. Konrad,1972 
V. Konrad, 1972 
ASI,2003 
ASI,2010 
V. Konrad, 1972 
ASI,1999 
ASI,1999 

The Scott-O'Brien site (AjGv-32) was situated on a series of small level terraces immediately overlooking 
the west bank of the Credit River and adjacent to a small relict feeder creek that would have provided a 
convenient landing for watercraft It was frilly excavated in 1991. While the earliest and latest 
occupations of the site respectively date to the Middle Archaic (circa 3,000 B.c.) and post-contact 
Iroquoian peliods, the site did not appear to have been used on an intensive or consistent basis pIior to 
800 B.c., nor fromA.D_ 800 onward_ It would appear that people were attracted to the site because of the 
dch vaIiety of food resources that would have been available from the Credit River and its associated 
floodplain, especially during the spring fishery_ Repeated use of the site involved settlement over an area 
ofapproxirnately 0.5 hectare (ASI 1994). 

The Rewa site (AjGv-57) was encOlmtered dming the constmction of a tiered deck in the extreme 
nOltiIeastem portion of a residential propel1y on Mississauga Road. ASI was asked to investigate this 
discovery of hllUlan remains (ASI 2003). The remains were fOlmd approximately three metres from the 
top of the southwest bank of the Lower Credit River. Thee individual bmials were fOlmd: all adult male 
aged 40-50 years, a clrild aged 2 yeals +/- 8 montils, and a newbom (ASI 2005). Two concentrations of 
artifacts were associated with the adult burial. The altifacts included a sheet of silver, worked shell, shell 
beads, worked deer antler, bear teeth, a bear tooth pendant, chert flakes and a hmnan uhla separate from 
the adult burial. Based on the mOltllalY assemblage, the caries-free condition of the adult's teeth and the 
close proxiInity to the Scott-O'Brien site (AjGv-32), the Rewa site (AjGv-57) was dated to the Middle 
Woodland period (400BC-AD 800) (ASI 2005). The bulial located within the resideutial property on 
Mississauga Road likely represents a unique intenullellt event perhaps associated with the settlement at 
the O'Brien site (AjGv-32). 
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Table 2: OuUlne o'Southem Onta~o Pllhlstory 
Pe~od Archaeologlcal/ Materfal CUlture Date Ringe Ufeways/ At!IIbutes 

PAlfO·INDIAN 
Ea~y Gainey, Bames, Crowfield 9000·8500 BC Big game hunters 
Late Holcombe, HI·Lo,lanceolate 8500·7500 BC Small nomadic groups 
ARCHAIC 
Ea~y Nettling, Bifurcate-base 7800·6000 BC Nomadic hunters and gatherers 
Middle Kirk, Stanly, Brewerton, LaurenUan 6000·2000 BC Transttion to territorial settlements 
Late Lamoka, Genesee, Crawford Knoll,lnnes 2500·500BC Polished/ground stone tools (small stemmed) 
WOODLAND 
Ea~y Meadowood 800·400 BC Introduction of pottery 
Middle Point Peninsula, Saugeen 400 BC-AD 800 Incipient horticulture 
Late Algonkian,lroquoian AD 800·1300 Transition to village life and agriculture 

Algonkian,lroquoian AD 1300·1400 Establishment of large palisaded villages 
Algonklan,lroquolan AD 1400·1600 Tribal differenUaUon and warfare 

HISTORIC 
Ea~y Huron, Neuteal, Petun, Odawa, Ojibwa AD 1600·1650 Tribal displacements 
Late Six NaUons Iroquois, Ojibwa AD 1650·1800's 

EurojCanadlan AD 1800·present European settlement 

The subject property is situated just within the Iroquois Plain physiographic region of southern Ontario, 
which is the fonner bed of glacial Lake Iroquois (Chapman and Putnam 1966:324-336). In the 
Mississauga area, the Lake Iroquois strand is situated approximately 4.5 kill inland from the current Lake 
Ontario shore. Below the strand, the quatenuuy sediments are dominated by outwash sands typical of near 
shore deposits. The balance of the plain, towards the modem lake shore, is dominated by fine sediments 
of silt and clay, typical of off-shore deposits of overlying till (Chapman and Putnam 1966:324-336). 

Potable water is the single most important resollIce necessary for any extended hlUnan occupation or 
settlement. Since water SOIlICes have remained relatively stable in south central Ontario after the 
Pleistocene era, proximity to water can be regarded as a usefhl index for the evaluation of archaeological 
site potential. Indeed, distance from water has been one of the most cOllUnonly used variables for 
predictive modeling of site location. The Credit River flows directly to the rear of the propelty limits, 
Kenollie Creek is located approximately 140 metres to the northeast, and Stavebank Creek is fouud 
approximately 180 metres to the west. 

The MTC's Stalldards alld Guidelilles for COl/sultant Archaeologists ( MTC 2011: 17) stipulates that 
PI1mlllY water sources (lakes, livers, streams, creeks), secondalY water sources (intennittent streams aud 
creeks, splings, marshes, swamps), ancient water sOllIces (glacial lake shorelines indicated by the 
presence of raised sand or gravel beach lidges, relic liver or stream charrnels indicated by clear dip or 
swale in the topography, shorelines of drained lakes or marshes, cobble beaches), as well as accessillie or 
inaccessillie shorelines (high bluffs, swamp or marsh fields lly the edge of a lake, sandblll'S stretching into 
marsh) are charactelistics that indicate archaeological potential. 

Other geographic characteristics tlmt can indicate archaeological potential include: elevated topography 
(eskel'S, dlllmlins, large knolls, plateaux), pockets of well-drained sandy soil, especially near areas of 
heavy soil or rocky grOlUld, distinctive land fonnatiollS that might have been special or spititual places, 
such as watelfalls, rock outcrops, caverns, mOlmds, lllid pfOmontOlies and theit·llases. There may be 
physical indicatOl'S of the it· use, such as burials, stlllctures, offelings, rock paintings or ClllVitlgS. ResollIce 



Stage 1 Archaeological Assessment 1448 Stavebank Road, 
City of Mississauga, Regional MunlclpalityofPeel 

Page 4 

areas, including; food or medicinal plants (migl'3tOlY routes, spawning areas, pl'3uie), and scarce raw 
materials (quartz, copper, ochre, or outcrops of chert) are also considered characteristics that uldicate 
archaeological potential (MfC 2011:18). 

Therefore, given the proximity of the Credit River, Kenollie Creek and Staveballk Creek, in addition to 
the presence of the 14 registered sites withul a 1 kill radius which include the Scotl-O-Blien site (AjGv-
32) and the Rewa site (AjGv-S7), there is the potential for the identification of pre-contact archaeological 
remains, dependulg on the degree of later developments or soil alterations. 

The Stage 1 field review was completed on Jlme 29, 2011 in order to assess the archaeological potential 
of the propelty. All field work was conducted by Mr. Jolm Dunlop (R261). The weather conditions were 
appropriate for the completion of field work. Field obselvations have been compiled on l)roject mapping 
for the subject propelty (Figure 2). 

The subject property is approximately 0.3 ha in size, and is comprised of one residential lot located at 
1448 StavebankRoad. The rear of the property includes a portion ofland directly adjacent to the edge of 
the Credit River. The front of the propelty consists oflevel terrain, however, the majority of the rear yard 
of the property consists priml1lily of gently SIOpUlg terrain towards the river (Plates 1-2). Areas of 
manicmed and overgrown grasses as well as clnsters of coniferons I1lld deciduons trees are fmmd 
throughout the subject property. The far end of the rear yard slopes quite steeply downwards toward tile 
Credit River. 

1.3 Historical Context 

The MfC's Stalldards alld Guidelillesfor COllsultallt Archaeologists (MfC 2011:18) stipulates that areas 
of early Euro-Canadil1l1 settlement, including places of early military pioneer settlement (pioneer 
homesteads, isolated cabins, farmstead complexes), early wharf or dock complexes, pioneer chmches and 
eady cemeteries, are considered to have l1l'chaeological potential. There Ill3y be cOlmnemorative markers 
of their history, snch as local, provincial, or federalmonnments or heritage parks. Early historical 
transportation routes (trails, passes, roads, railways, portage routes), properties listed on a municil)al 
register or designated lUlder the Olltario Heritage Act or a federal, provulcial, or mlmicipal historic 
ll1lldmark or site, and properties that local histories or infonnants have identified with possible 
archaeological sites, historical events, activities, or occupations are also considered to have archaeological 
potentia!. 

The subject property is located within palt of Lot 4, Range 2, Credit Indian Reserve, fonner Geogmphic 
Township of Toronto, now in the City of Miss iss aug a, Regional Mlmicipality of Pee!. A review of the 
1859 Tremaille Map and 1877 Illustrated Historical Atlas of the COUllty of Peel were completed in order 
to detennllie iftllis source depicts any nUleteenth-cen!my Emo-Canadian settlement features that may 
represent potential historical archaeological sites on the property. 

The 1859 Tremaille Map depicts the landowners as R & S Cotton. No stmctures are visible WitilUI the 
property mnits. The subject propelty fronts the historically unportant transpOltation conidor of present­
day Stavebank Road. The Credit River is depicted dit'ectly to the southwest, or the rear of the property. 
Kenollie Creek is depicted to the northwest and Stavebank Creek is fonnd to tile nOlthwest (Figure 3). 
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The 1877 JIII/sh'ated Historical Atlas a/the COl/lily a/Peel depicts tbe Peel Manufacturing Company as 
the owner at this time. Once again no stmcnlfes are visible within the property limits (Figme 4). 

It should be noted that not all feanlres of interest were mapped systematically on tbe Ontario series of 
historical maps and atlases, given !bat tlley were financed by SUbSCliption, and subscribers were given 
preference with regard to tiIe level of detail provided on the maps. Given that tile property fronts tile 
bistOlically iInportant transportation corridor of present-day Stavebank Road there is the potential of 
encOlUltering nineteentb-centulY historical sites within the subject property, depending on tile degree of 
recent land disnlfbances. 

2.0 AELD MElHODS 

The Stage 1 archaeological assessment was conducted by means of a visual review of !be property walked 
at five metre intervals. This resnlted in some ru'eas being deemed as disnlfbed and having no 
archaeological potential. These areas consisted of a paved dIiveway, a two storey dwelling and gru'age 
(Plates 3-4). In addition to tiIis, a steep slope was encountered at the rear of !be property toward !be river 
valley edge (Plates 5-6). These ru'eas do not warrant any further archaeological assessment. The remainder 
of the property is considered to have archaeological potential. 

3.0 ANALYSIS AND CONCLUSION 

Archaeological Selvices Inc. was contracted by David Small Designs to conduct a Stage 1 Archaeological 
Assessment of tbe property located at 1448 Stavebank Road, PaIt of Lot 4, Range 2, Credit Indian 
Reselve, former Geographic Township of Toronto, now in the City of Miss iss aug a, Regional 
Municipality of Peel (Figme 1). The subject propelty is comprised of approxiInately 0.3 ha. 

The Stage 1 backgrOlUld assessment deteunined that no sites had been registered witiIin tiIe limits, 
however, 14 sites had previously bee1ll"egistered within a one kilometre radius of the subject propelty. A 
review of the general physiograllhy of the subject propelty and historic mapping suggested that tile 
subject propelty encompasses an area that exhibits potential for the presence of pre-contact Aboriginal 
and Euro-Canadian archaeological resources. 

The Stage 1 visual inspection oftiIe subject property fOlUld that areas encompassing tbe front yard and 
back yard consist of nanuallandscape, and therefore have the potential of containing archaeological 
resources. 
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Page 6 

1. Prior to any land-disturbing activities within the subject property, a Stage 2 Archaeological 
Assessment must be conducted in accordance with the Ministry of Tourism and Culture's 
Standards and GuidelinesJor COl/suitallt Archaeoiogists within the subject property. 

a. The Stage 2 Archaeological Assessment must be canied out on all lands within the 
subject property by means of a test pit survey. All test pits should be excavated at least 
five cm into subsoil with the soil being screened through six nun mesh screens to 
facilitate rutifact recovery. All test pits should be at least 30 cm in diruueter and 
backfilled upon completion. Test pits should be excavated at five metre trrursect interval 
as outlined in the Standards and GuidelinesJor Consultant Archaeologists. 

2. NOTWITHSTANDING the results and reconunendations presented in this study, Archaeological 
Services Inc. notes that no archaeological assessment, no matter how thorough or carefully 
completed, can necessarily predict. accoUllt for, or identify every fOllu of isolated or deeply 
buried ru·chaeological deposit. In the event that archaeological remains are found dtuing 
subsequent construction activities, the consultant archaeologist, approval authority, and the 
CullIn·al Programs Unit of the Ministry of Totuism Culture should be iltuuediately notified. 

6.0 ADVICE ON COMPUANCEWl1H LEGISlATION 

• This report is submitted to the Minister of Totuism and Culnlfe as a condition of licensing in 
accordance with Part VI of the Ontmo HelitageAct, RSO 1990, c 0.18. The repOlt is 
reviewed to ensure that it complies with the standards and guidelines that are issued by the 
Minister, and that the archaeological field work and report recollllllendations ensure the 
conselvation, preservation and protection ofthe cultural heritage of Ontatio. When all matters 
relating to archaeological sites within the project ru·ea of a development proposal have been 
addressed to the satisfaction of the Ministry of Totuism and Culnlre, a letter will be issued by 
the ministry stating that there are no further concerns with regard to alterations to 
rudlaeological sites by the proposed development. 

• It is an offence tUider Sections 48 and 69 of the Ontario Heritage Act for any party other than 
a licensed archaeologist to make any alteration to a known archaeological site or to remove 
any altifact or other physical evidence of past htuuanuse or activity from the site, until such 
time as a licensed archaeologist has completed archaeological field work on the site, 
submitted a repOlt to the Minister stating that the site has no further culnu·al helitage value or 
interest, and the repOlt has been filed in the Ontalio Public Register of Archaeology RepOlts 
refened to in Section 65.1 of the Ontru10 Heritage Act. 

• Should previously undOCtUllented rudmeological resources be discovered, they may be a new 
archaeological site and therefore subject to Section 48 (1) of the Ontru10 Heritage Act. The 

, , 
~ A~ffi.!€c~Ojit~1 5(l'Yk'i-~ I'K_ 
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proponent or person discovel1ng the archaeological resources must cease alteration of the site 
inunediately and engage a licensed consultant archaeologist to carry out archaeological 
fieldwork, in compliance with sec. 48 (1) of the Ont3110 Heritage Act. 

• The Cemeteries Act, R.S.O 1990 c. C.4 and the FIUleral, Bmial and Cremation Selvices Act, 
2002, S.O. 2002. c.33 (when proclaimed in force) require that any person discovering human 
remains must innllediately notify the police or coroner and the Registrar of Cemeteries, 
Minisny of Consumer Selvices. 

The doclllllentation related to tillS archaeological assessment will be curated by Archaeological Services 
Inc. IUltil such a tinle that arrallgements for their ultimate transfer to Her Majesty the Queen in right of 
Ontmo, or other public institution, can be made to the satisfaction ofthe project owner(s), the Ontmo 
Minislly of Tourislll and Culnlfe, and any other legitimate interest group 
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7.0 PLATES 

Plate 1: Looking north atlront 01 the property toward Slavebank 
Road. 

Plate 3: Looking northeast at the rear olthe two storey dwelling. 
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Plate 4: Looking northeast down paved driveway. 
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Plate 5: Looking SOUthWBst at top 01 livBr bank. 
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Plate 6: looking east at steep slope toward the Credit River. 
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~ Archaeological Services Inc. 

Rgure 1: 111e subject property Illustrated on the NTS map Brampton 30 M/12, 7~ Edltlon, 1994. 
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Figure 2: Stage 1 Archaeological Assessment Results of 1448 Stavebank Road, City of Mississauga, Regional Municipality of Peel. 
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Figure 3: Subject property located on the 1859 Tromalne Map. 
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~ Archaeological Services Inc. 

Figure 4: Subject property located on the 1877 Illustrated Historical AUas o{the County o{Peel 
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