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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 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 has successfully completed “H.1.S” documents for the following properties within

this area:

1285 Stavebank Road — May 2008

1397 Birchwood Height Drive — July 2008
1443 Aldo Drive — July 2008

1524 Douglas Drive — September 2008
142 Inglewood Drive — September 2008
1379 Wendigo Trail — September 2008
1570 Stavebank Road — October 2009

© N oo Uk~ W N oRE

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

Neighbourhood 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
neighborhoods, 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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Narrow Roads, road side ditches and mature vegetation

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 neighborhood.

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 Neighborhood
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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 brief history of the Port Credit area through a chronological overview

of the people and events that shaped Mineola West neighbourhood.

In 1837 Robert Cotton emigrated from Ireland, he was 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 Road part of range 1 of
the C.I.R. Robert Cotton passed away in 1885 and before that time he had transferred the
Cotton Homestead to James W. Cotton. Robert and James Cotton were brothers and to most
are considered to be the “Fathers” of Port Credit. James Cotton worked along side Robert as a
postmaster, storemaster and was 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.

In 1854 James W. Cotton took ownership of the S.W part of lot 3 Range 2 C.I.R from the Crown.
The change of ownership is unclear from James W. Cotton in 1854 to John Hector in 1896. In
1869 Frederick Chase Capreol purchased a great amount of land on the S.W of the C.I.R from
John Crickmore. Frederick’s plan was to open a Peel General Manufacturing Company along the
Port Credit River, but in the end Frederick did not have the financial backing to build his
company and in 1888 he sold what was left to Thos. W. Hector. In 1888 to 1903 different parts
of the land was being bought and sold between indivuals, and in 1908 Kenneth Skinner
purchased 60% of the S.W land from George W. Payne and Ellen O’Brien Payne. The land that
Kenneth purchased is shown on page 16 outlined in red. Kenneth Skinner’s name appears on
the land registry numerous times between 1908 and 1950. It is believed he and his sons, Victor
and Milton, were involved in the purchase and sale of several land parcels in the area during

this time.
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In 1909, Kenneth Skinner

purchased 60 acres of land

between Mineola Road and

Kenollie Road and east of

the Credit River to

Hurontario. He purchased

this farmland from

Washington Payne, and

from then on, he began to

subdivide his land into

properties, and with his two

sons Victor Skinner and

Milton Skinner they Port Credit: Past to Present
designed and built 38 homes within their property. Owning his own large property and being a
builder, he had the chance to name streets after him and his wife Mary Ann South (Ollie) as
Kenollie, and after his sons Victor and Milton. It is believed that the Skinner Family built the
exiting home on the subject property. Kenneth and his wife lived at 1372 Stavebank until 1962.
Since this time, their original house has been demolished and new development has taken

place.

On page 15, it shows the map of the range 2 C.I.R Lot 3 that Kenneth Skinner purchased and on
page 16 it shows a modern map of the west Mineola neighborhood of where Kenneth Skinner

and his wife lived also the lot where Milton Skinner lived.

Throughout our research we were only able to discover minimal information about the Skinner
family and of the homes they built. We believe that when Milton D. Skinner purchased this
property (1362 Stavebank Road) from his father Kenneth Skinner in 1931, he owned this
property for a long period of time. Information has been aquired from Mississauga Heritage

that it is believed that the house on the property was built between 1925 — 1932, but it is
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unknown of whom may have lived there before 1972 because through our research we
dicovered that Milton D. Skinner lived at 1392 Stavebank Road, Victor Skinner lived at 113
Mineola Road and Kenneth Skinner lived at 1372 Stavebank Road. In 1972 when Milton Skinner
sold his property to June D. Corbett we believe that she lived there for quite a period of time
according to the parcel registery and then know that June Corbett tranferred the property to
what are believed to be her children. Then from what is listed on the registry it shows the
Corbett children sold the property to Jordan O’Brian and then Jordan O’Brian then sold the
property to the current owner Tamer and Christine Kamel. It is believed that the property
known as 1362 Stavebank the Kamel family purchased never had a Skinner family member

living there.
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Section 3 | Property Details

1362 Stavebank Road

PART OF LOT 3, RANGE 2 CREDIT INDIAN RESERVE
1

R 2-1 (0225-2007)

Lot Frontage 18.66 m (0325-2007)

Municipal Address I
I
I
I
I

Lot Depth | 69.40m
I
I
I
I
I
I

Legal description
Municipal Ward
Zoning

Lot Area 1347.60m*(0.135 ha)

Orientation Front facing North-East

Type Existing 1-1/2 storey single family dwelling with attached garage
Vegetation Several mature trees located throughout site.

Access Existing linear asphalt drive w/ conc. curbing

Current Property Owner Tamer and Christine Kamel (416-576-5582)

Parcel Register:

Information gathered from the Ontario Land Registry office for the Region of Peel indicates
the chain of ownership from The Crown in 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.

*Titles that are highlighed in a colour, indicates that they are linked transfers.

1. The Crown — Granted to James Cotton SW for Lot 3 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

John Hector may have been a person who purchased 25 ac., from James Cotton.
2. John Hector transferred to Samuel Jennings (Mar. 27/1869)
Samuel Jennings does not appear on the land registry for a second time indicting change of ownership.

Bank of Upper Canada transferred to John Crickmore (May.15/1869)
John Crickmore transferred to William B. Hunter (Sep.20/1869)
William B. Hunter transferred to Peel General Mfg. Co. (Jul. 20/1869)
Peel General Mfg. Co. transferred to S.S Lee (Sep.28/1876)

S.S Lee transferred to Canada Life Assce Co (Nov.1/1876)

I

Canada Life Assce Co transferred to Peel General Mfg. Co. (Mar.25/1886)
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10.

11.
12.
13.
14.
15.

16.
17.
18.
19.
20.
21.
22.

23.

24,
25.
26.
27.
28.
29.
30.
31.
32.
33.
34.
35.
36.

Peel General Mfg. Co. transferred to Thos. W Hector (Oct.1/1888)
The Crown — Granted to Elizabeth Blakely NE for Lot 3 Range 2 (Mar.12/1862)

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

Elizabeth Dixie may have been a person who purchased part of land from Elizabeth Blakely.

Elizabeth Dixie transferred to Janadab D. Hardy (Dec.6/1886)
Janadab D. Hardy transferred to James Payne (Jun.3/1887)

Thos. W Hector transferred to Robert C. Sinclair (Nov.1/1889)
Robert C. Sinclair transferred to Ernest E. Thompson (Dec.9/1889)*
Thos W. Hector transferred to Robert Spence (Jul.10/1890)

Robert Spence does not appear on the land registry for a second time indicting change of ownership.

Thos W. Hector transferred to William Andrew (Jun.15/1891)

Ernest E. Thompson transferred to Mary C. Thompson (Mar.20/1890)*
Thos W. Hector transferred to James E. Robinson ( Apr.1/1892)*
Edwin Crickmore transferred to James Graham (Apr.2/1892)

James Graham transferred to Margaret Graham (Oct.22/1892)*
James E. Robinson transferred to Arthur B. Boswell (Jan.13/1893)*

Willian Andrew transferred to Janet Wingfield (Feb.7/1894)
Janet Wingfield does not appear on the land registry for a second time indicting change of ownership.
Edwin Crickmore transferred to Kenneth Skinner (Apr.2/1894)

In 1869 John Crickmore purchased land from Bank of Upper Canada and then begin to see that Edwin Crickmore appears on the land
registry as only a grantor it does not show him ever purchasing a piece of land. So it is believed that John Crickmore and Edwin

Crickmore were related and could have been working together and that’s why we see his name appear mulitple times.

Margaret Graham transferred to Kenneth Skinner (Apr.2/1894)*

Edwin Crickmore transferred to Thos W. Hector (May.23/1896)

Edwin Crickmore and John Crickmore transferred to Henry Strickland and Alferd P. Pousette (May.10/1897)
Henry Strickland transferred to William Scaife (Jan.8/1898)

William Scaife transferred to Edwin Samuel Munroe (Nov.24/1905)

Kenneth Skinner transferred to William C. Chandos Innes (Jul.8/1908)

James Payne tranferred to Ellen O’Brien Payne and George Washington Payne (Nov.4/1903)

George Washington Payne transferrred to Kenneth Skinner (Nov. 14/1908) 60 %

Kenneth Skinner transferred to Milton D. Skinner (Oct. 16/1942)

Kenneth Skinner transferred to Milton D. Skinner and Mary E. Skinner- JT- (Jun. 18/1945)

Kenneth Skinner transferred to Milton D. Skinner (Jun. 17/1948)

Milton D. Skinner tranferred to June Doris Corbett (Aug. 18/1972) Known as Lot 1362 Stavebank Road.
June Doris transferred to Donald J. Corbett, Caroline J. Corbett and John K. Corbett ( Dec. 21/2006)
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37.

38.

39.

Donald J. Corbett, Caroline J. Corbett and John K. Corbett transferred to Allison J. Corbett, Caroline J.

Corbett and John K. Corbett (Dec. 21/2006)
Allison J. Corbett, Caroline J. Corbett and John K. Corbett tranferred to Jordan O’Brien (May. 3/2010)

Jordan O’Brien tranferred to Tamer and Christine Kamel (Sep. 8/2010) Current property owners.
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Existing Subject Property Topographical Survey:
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Section 4 | Building Details

Existing Exterior Photos

Front Elevation Rear Elevation

Right Side Elevation

Left Side Elevation
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Sketch — Existing Floor Plans (not to scale)
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Sketch - Interior Photo reference Existing Plans (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 |
Size |
Building Type |
Wall Construction |
Exterior Cladding |
Roofing Material |
Setbacks |

Approximately 1925 - 1932
Approx.1850 sf + 400 sf attached garage
1-1/2 storey

Masonry and Frame

Stucco and Natural Stone

Asphalt Shingles

Front Yard —26.77 m

Right Side —2.28 m

Left Side—1.32m

Rear Yard —31.27 m

Alterations to the Original House

The original home, is believed to be built between 1925 -1932, it was a 1-1/2 storey dwelling with an

attached garage structure. It would appear that the only alterations that have taken place on the

dwelling is the existing wood deck structure located in the rear of the property that was completed in

the late 90’s as per City of Mississauga Records. The table below indicates all building permits on record

for the subject property extracted from City of Mississauga Permit History Records.

1 App Number 1 Address a Scope
1 App Date 2 Description a Type Description

BP O9NEW 10 3227 | 1362 STAVEBANK RD ' NEW BUILDING

2010-11-18 SFD - CUSTOM DETACHED DWELLING

BP 9ALT 98 10721 = 1362 STAVEBANK RD  ADDITION TO EXIST BLDG

1998-08-05 ADDITION - DECK DETACHED DWELLING
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WITHHELD
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Analysis of Existing Structure

The existing home was representative of circa 1930’s vernacular 1-1/2 storey with a 1 storey attached
garage. The home does not display any outstanding degree of craftsmanship, technical achievement and

has only moderate artistic merit.

The existing home is believed to represent minimal significance related to theme, event, belief, person,
activity, organization or institution in the community. Through our research we have discovered that
Kenneth Skinner was a builder and believe that the Skinner family built the current dwelling. It is not
known to represent the work of any architect, artist, 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 it’s

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

Site Development Plan

*The trees that are highlighted and indicate an “x” in the centre are for removal.
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Proposed Ground Floor Plan:
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Proposed Second Floor Plan
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Proposed Elevations:
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Section 6 | Conclusion

The proposed home at 1362
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 4 young trees in conflict with the
proposed dwelling and 1 mature tree located
between the subject property and 1356 Stavebank
Road. The home has been situated on the site to

regularize the front yard setbacks along Stavebank

Road and to move further away from the NAS

View from rear yard viewing NAS associated with the Credit River (natural area survey)

associated with the Credit River which reduces the impact on natural vegetation. 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 5 — View from front yard looking West 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 1362 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. 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.
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Mandatory Recommendation:

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

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

Regulation 9/06.

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

The property itself has been listed on the heritage register under the Mineola West
Cultural Landscape; however, the existing dwelling has not been designated, because it
is believed that there is no historic link related to theme, event, belief, person, activity,
organization or institution in the community.

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 believed to represent some 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. Itis also not known to represent the work of any
architect, artist, 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 and historic link to the surroundings does not represent this dwelling
as landmark.

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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Stage 1 Archaeological Assessment 1362 Stavebank Road, Page 11
City of Mississauga, Regional Municipality of Peel
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Figure 1: The subject property illustrated on the NTS map Brampton 30 M/ 12, 7% Edition, 1994,
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