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1.0 Meeti ng at a Glance
On Wednesday, May 20th, Macaulay Shiomi Howson Ltd. (MSH) in associati on with 
Brook McIlroy Planning + Urban Design|Pace Architects (BMI|Pace) met with the Area 
2 Community Advisory Group to discuss the top ten issues derived from the Kick-off  
Workshop held on April 21st.

A brief introducti on by Anne McIlroy included a review of the top issues from the Post-it 
Note exercise at the Kick-off  Workshop (based on the percentage of comments received):

Control Impacts of New Development (65%)
Maintain the Character of the Area (42%)
Control Impacts of Intensifi ed Traffi  c and Safety at Intersecti ons (38%)
Provide Opportuniti es for Parks and Trails (31%)
Protect and Preserve the Mature Forest/Trees (10%)

1.1 Community Recommendati ons
Following the introducti on, a discussion session was held based on the “Top Ten” Priority 
Directi ons derived from the Kick-off  Workshop. A number of specifi c recommendati ons 
were generally agreed upon throughout this discussion, including:

New Development

The scale and mass of new and alternate form of housing should be consistent with 
existi ng housing to preserve the character of Area 2.
Semi-detached houses, low-income houses and townhouses should be discouraged as 
they are inconsistent with the character of Area 2.
By-laws should ensure that the subdivision of lots is only allowed where new lots will 
remain consistent with the character of the area (i.e. subdivision of a 100’ lot into two 
50’ lots would be appropriate).

Streets and Traffi  c Calming

Sidewalks should be incorporated only where necessary (i.e. on long, through-
streets).
A 3-way stop should be located at the intersecti on of Cliff  Road and Pathfi nder Drive.

Natural Heritage, Parks and Open Spaces

Cooksville, Camilla and Cliff  Parks should be cleaned up and properly maintained.
Existi ng and future trails should be maximized by enhancing visibility and adding 
lighti ng and seati ng.
Public access to Cooksville Creek should be enhanced through greater visibility and 
more trails. This should discourage litt ering and other undesirable behaviour.

Community Ameniti es

A fi tness facility and other community ameniti es should remain at Cliff way Plaza. 
The existi ng school sites should be considered for public faciliti es (i.e. library) as they 
are accessible and have a suffi  cient amount of parking.
Shared student/public educati onal open/green space should be provided in the 
area. Camilla Park and the Woodland Nurseries property are both opportuniti es that
 are accessible to the local students.
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Woodland Nurseries was seen as an opportunity for 
shared student/public educati onal space.
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1.2 Who Came to the Meeti ng?
The Community Advisory Group consists of eight members of the Area 2 community, 
including:

Linda McCready
Christi ne Kells
Pat Stuart
Shirley Manderson
Vivianne Schinkel
Monique Gagnon
Andrew Gasmann
Fred Fischer

Staff  from BMI|Pace and the City of Mississauga were present to help lead the discussion 
and answer any questi ons. Staff  in att endance from the City of Mississauga included:

Karen Crouse, Policy Planner
Frank Marzo, Policy Planner

1.3 What was Presented?
A brief introducti on by Anne McIlroy served as a reminder of the top issues from the 
April 21st Kick-off  Workshop Post-it Note exercise (based on the percentage of comments 
received):

Development (65%)
Maintain the Character of the Area (42%)
Traffi  c (38%)
Parks and Trails (31%)
Mature Forest/Trees (10%)
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2.0 Discussion Session
From the April 21st Kick-off  Workshop, the “top ten” directi ons for Area 2 were disti lled. 
From these directi ons a set of questi ons was created to guide the Community Advisory 
Meeti ng and encourage further discussion. The following secti on summarizes the 
discussion.

2.1 Issues Discussed
To ensure that the most important issues received proper att enti on, they were presented 
and discussed in order of signifi cance.

Issue # 1: New development should be consistent with existi ng development (i.e. large 
lots and setbacks, no subdivision/high-rise).

What should new housing look like?

It was generally agreed that seniors housing was needed in the area (or nearby) because 
people do not want to move away as they age. The size and style of these faciliti es should 
be consistent with existi ng housing (i.e. small bungalows with access to communal faciliti es 
like in Hamilton and Brampton). The seniors housing at Dundas Street West and Erin Mills 
Street (Sherwood Forest) was a favourable example of a 2-storey seniors complex in a 
natural setti  ng. There was concern that there is not an area large enough to contain an 
assisted living development and it would be in a high-rise building like on King Street 
East. An additi onal concern was that assisted living is a business use in the area which is 
inconsistent with the residenti al character of the neighbourhood.

As “monster homes” are built, it becomes harder for young people to buy into the area 
but there are some houses that are aff ordable for younger people. There was a general 
consensus that more aff ordable semi-detached houses were not suitable for the area 
(though they would fi t in just outside the study area, east of Cliff  Road or north of Camilla 
Park).

What housing characteristi cs are not desirable?

Most group members agreed that they worked hard to obtain their property in this area 
and do not wish to live next to low-income, semi-detached housing or small, subdivided 
lots. Also, it was felt that higher density development will eventually become low-income 
residences and this is suitable in some nearby areas but not within the study area. There 
was also agreement to see the low-income apartment buildings at Cliff  Road and the North 
Service Road removed or converted. 

If you consider areas outside of the study area there are some nice examples of townhouses 
that fi t within their context (i.e. Sherobee Road), however, it was generally felt that 
townhouses were undesirable because they do not currently exist in the area (with the 
excepti on of Camilla Road and King Street and a proposed development at Paisley Boulevard 
and Camilla Road). Many of the properti es along Camilla Road are owned by developers 
who are able to build townhouses because they meet all the City requirements. This sets a 
precedent for development that would be undesirable if it conti nued along Camilla Road.

During constructi on, development sites should be considerate of the surrounding 
community and not litt ered with trucks and constructi on waste.

Most residents considered this development (north of the 
QEW) to be inconsistent with the character 
of Area 2.

New housing should be consistent with existi ng 
housing in Area 2.



Area Specific Review
City of  Mississauga

cooksville

All presentati on materials for this Study are being posted on the City’s Website. Please visit:
htt p://www.mississauga.ca/portal/residents/cooksvilleplanreview4

Issue # 2: Preserve and maintain important built features.

Are there important heritage or other buildings in Area 2 which should be protected or 
enhanced?

The heritage signifi cance of all unique buildings in the area (i.e. the houses on the Woodland 
Nurseries property, Duchess Olga Ramanov Residence) should be investi gated to determine 
whether they should be preserved. It was noted that the problem with this is that heritage 
properti es can not be maintained unless there is someone willing to maintain them.

Are there important heritage landscapes in Area 2 (i.e. Woodland Nurseries )?

The Cliff way Plaza site was once an apple orchard and residents have tried, without success, 
to have it designated as a heritage landscape to limit any high-rise redevelopment on the 
site. If Cliff way Plaza is allowed to develop at a much higher density, the residents would 
lose the fi tness facility and not see any other benefi ts to the neighbourhood.

Issue # 3: The existi ng character of Area 2 should be preserved (i.e. quiet streets, mature 
tree canopy, housing style, etc.).

Discuss the character of the area and provide thoughts on how they can be preserved 
or enhanced?

With the City’s policies on intensifi cati on, land use would have to be maximized. Subdivision 
of a 100’ lot into two 50’ lots is potenti ally acceptable, but dividing a 60’ lot into two 30’ 
lots is inconsistent with the character of the area. This study is seen as an opportunity 
to adjust the existi ng bylaws to minimize subdividing that is inconsistent with the area. 
In additi on, the tree canopy is essenti al to the character of the area and should not be 
sacrifi ced in the subdivision of lots.

Should the design of streets and boulevards be improved? What elements are most 
important (sidewalks, street trees, lighti ng etc.)?

While a lack of sidewalks is an important element in the character of the area, it was 
generally agreed that long through-streets (i.e. Daphne Avenue) require a sidewalk for 
safety reasons. 

Issue # 4: Reduce traffi  c speed and congesti on at key intersecti ons.

Where are traffi  c issues most problemati c in Area 2 (i.e. Cliff way Plaza)?

The most problemati c areas are long through-streets such as Daphne Avenue, where cars 
acheive high speeds creati ng unsafe conditi ons for children to play or walk in the area.

How can traffi  c and vehicular circulati on be improved?

In additi on to sidewalks, a centre boulevard, additi onal stop signs, bike lanes and speed 
bumps were suggested to slow traffi  c in the study area. Specifi cally, a 3-way stop should 
be located at the intersecti on of Cliff  Road and Pathfi nder Drive.  

Residents were generally in favour of the red brick median used on Clarkson Road as a way 
to psychologically narrow the street.

One resident suggested that all these methods aimed to reduce cars on the street and 
suggested the best alternati ve would be to provide an effi  cient public transit system.

Unique buildings, such as the houses on the Woodland
Nurseries property, should be 
considered for their heritage value.

Sidewalks are not necessary on all streets but should 
be encouraged on busy, through-streets that connect 
to area schools.
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Issue # 5: Develop a variety of community ameniti es (i.e. fi tness facility, library).

What new community ameniti es would you like to see in Area 2?

Residents were in favour of maintaining the fi tness centre in Cliff way Plaza. The current 
zoning would allow the owner to expand and add additi onal retail with some offi  ce above 
and this is acceptable. However, the owner is likely to pursue tall building heights and this 
is not appropriate in the area.

There was some concern as to whether or not any small shops would survive in the area 
with Square One so close by, but it was noted that the cafe and bakery at the Tiveron Apple 
Market has been there for a long ti me and it is very successful.

While everyone agreed that a library was essenti al to the area, some felt that the existi ng 
library at Hurontario Street and Dundas Street was accessible and served the area well. 
Others felt that this library was too small and should be expanded. One suggesti on that 
was favoured was to use the school properti es for public faciliti es as there is already 
suffi  cient parking.

One group member noted that a subway would be necessary if Mississauga plans to 
intensify. While it was noted that the LRT along Hurontario Street would help during rush 
hours, it was felt that it would sti ll be diffi  cult to get to Toronto.

Issue # 6: Develop new parks and open spaces/enhance existi ng parks and open spaces.

Where should new parks and open/public spaces be developed?

Aside from a facility for students (which could be included at an existi ng park) and the 

Woodland Nurseries, it was generally agreed that more parks were not needed if existi ng parks were 
properly maintained. 

The group also noted that the City is slowly removing landscaping from Cliff  Park to 
reduce the size and to minimize maintenance requirements. This should be stopped 
immediately.

What kind of parks should be developed (i.e. acti ve or passive recreati on)?

With three schools in the study area, there should be open space nearby that can be shared 
between students and the public and used for learning opportuniti es (i.e. community 
garden). Both Camilla Park and the Woodland Nurseries were seen as potenti al locati ons.

How can existi ng parks (i.e. Camilla and Cliff  Park) be enhanced?

Camilla Park is seen as dangerous because of acti viti es related to the townhouses that 
backlot onto the park. Children can not play here and that the police are oft en called to 
the area.

If the City were to purchase the Woodland Nurseries property, it could be left  as a 
natural area and Camilla Park could be redeveloped as a complementary acti ve 

open space.

Another suggesti on to enhance parks and trails in the area was the introducti on of more 
sustainable lighti ng standards.

Residents wished to see the fi tness facility remain 
at Cliff way Plaza with the potenti al development of 
small, complementary shops (i.e. Cafes).

Many residents felt that Camilla Park is unsafe 
because of undesirable acti viti es associated with the 
adjacent apartment buildings.

It was suggested that the school properti es be used 
for public ameniti es  as they are highly accessible and 
there is already suffi  cient parking.
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Issue # 7: Create more trails and greater connecti vity to natural features.

Is there suffi  cient public access to natural features (i.e. Cooksville Creek)?

Cooksville Creek is an important resource in the area but existi ng trails are not used to 
their full potenti al because people do not feel safe there due to a lack of visibility, trails, 
lights and benches. Many expressed that they would not use new trails unless the existi ng 
conditi on of the creek area was improved.

It was suggested that trails are not currently being developed because the City will not 
pay and are instead waiti ng for the developers (who are on hold because of fl oodplain 
issues). 

Issue # 8: Convert the hydro corridors along The Queensway and The Queen Elizabeth 
Way into useable open space.

What acti viti es/elements should be accommodated in the hydro corridors (i.e. walking 
and cycling trails)?

An off -leash dog park was noted for the hydro corridor north of The Queensway and one 
resident felt that trails along The Queensway (walking or cycling) should be natural because 
there is a variety of small wildlife habitat there (i.e. squirrels, butt erfl ies, etc.).

Issue # 10: Preserve and maintain important natural features (i.e. Cooksville Creek).

Is Cooksville Creek well integrated within the area? What other natural features are 
important to the identi ty and character of the community?

Cooksville Creek is not used as oft en as it should be because it is dirty and needs to be 
properly maintained. Increasing visibility and enhancing public access should deter people 
from leaving garbage in the area. Another suggesti on included a community clean-up 
program through the rate-payers associati on. 

To maximize use, Cooksville Creek should be cleaned 
up and enhanced with trails, lighti ng and benches.

Natural trails along the hydro corridors would preserve 
the existi ng small wildlife habitats.
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2.2 Additi onal Issues
Due to the detailed discussions concerning some of the most signifi cant issues, there were 
some issues that were not fully discussed during this meeti ng (i.e. Issue # 9: Maintain and 
protect the existi ng mature tree canopy). If necessary, these issues and any outstanding 
issues will be reconsidered at the next meeti ng on June 15th. 

Woodland Nurseries was seen as one of the most signifi cant resources in Area 2. 
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3.0 Opportuniti es Plan: Area 2
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Study Area Boundary 

While the boundary covers a defi ned area, group members felt it is necessary to consider issues outside of this that will 
directly aff ect the study area (i.e. Cliff way Plaza).

Parks and Trails

Camilla Park is currently isolated and is not maintained in a positi ve way. It should be maintained and/or enhanced with 
trails, lights and benches and should be part of a conti nuous trail system throughout the area.

The hydro corridors are opportuniti es for open space development and should develop walking and cycling trails that 
connect with Camilla Park and other open spaces in the area. Small wildlife habitats here should be maintained.

Cliff  Park should be restored to its original size, cleaned up and well maintained to increase usability.

Existi ng Trails

There is an existi ng trail that follows Cooksville Creek from Dundas Street East. This trail could be conti nued along the 
creek throughout the study area.

Special Sites

 Woodland Nurseries (and the houses on the property) is an important feature in the community. It should be protected and 
potenti ally developed as an educati on centre and/or a natural setti  ng adjacent to open space at Camilla Park.

The Tiveron Apple Market is an important community feature and should be maintained.

Registered (but not designated) heritage properti es at 2130 Camilla Road, 199 North Service Road as well as the three 
unique properti es at King Street East and Camilla Road should be investi gated regarding their heritage signifi cance.

Development Opportuniti es/Concerns

Site 1 is a large area of vacant land that was previously the site of a listed heritage barn.

Site 2 is a potenti al development site that is currently an unmaintained vacant lot. There is an existi ng development 
applicati on to develop detached condos here, but the residents are concerned this will set an undesirable precedent if 
approved.

The development at Cliff way Plaza should preserve the existi ng fi tness facility and incorporate complementary community 
faciliti es (i.e. cafes). Density should be limited to fi t within the neighbourhood context and minimize traffi  c impacts.

The existi ng apartments at North Service Road and Cliff  Road and the townhouses at Camilla Road should be 
cleaned up and maintained.

Traffi  c Concerns

Opportuniti es for pedestrian crossings should be investi gated at The Queensway.

3W: A three-way stop should be incorporated at Pathfi nder Drive and Cliff  Road.

Cooksville Creek

Above King Street East and around Camilla Park, Cooksville Creek is overshadowed by large apartment buildings and 
townhouses and does not feel safe for residents. The creek should be enhanced with greater public access and a well 
connected walking and cycling trail system.

Note: The informati on included in the Opportuniti es Plan represents a summary of public input collected at the Community Advisory 
Meeti ng held on May 20. The plan is for discussion purposes only and does not represent fi nal community recommendati ons.
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Meeti ng # 2 

with Community 

Advisory Group

(June 15th)

Preparati on of 

draft  OP policies 

and zoning
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and circulati on for 

comment
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