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1.0 INTRODUCTION TO THE REPORT 

1.1 EXECUTIVE SUMMARY 

AREA, Architects Rasch Eckler Associates Ltd. (AREA) was retained by CIMA+ to prepare this 
Heritage Impact Assessment report (HIA) of the property with current municipal address 1130-
1140 Clarkson Road North, City of Mississauga, Ontario and legal description Part of Lot 67, 
Registered Plan G-13, designated as Parts 1 and 2, Plan 43R-37471, formerly part of Lot 28, 
Concession 2. SDS, Toronto Township.  

This HIA is required as the subject property is included in the City’s Heritage Register as a 
designated heritage property and will form a part of an already submitted PUCC development 
application (no. AUC-017-19 R4) to the City of Mississauga PUCC Department.  

The property located at 1130-1140 Clarkson Road North (“subject site” or “Clarkson House & 
General Store”) is designated under the terms of the Ontario Heritage Act (‘OHA’), Heritage By-
Law 0057-2017, as being of cultural heritage value or interest. This HIA has been prepared to 
review the impact of the proposed development on the heritage resource.  

 

Figure 1: Aerial photograph showing the location of the subject property in red in the City of Mississauga 
(Google 2020) 

The proposed development involves converting existing Alectra distribution overhead lines on the 
subject site to underground cabling to accommodate Metrolinx’s expansion of GO Transit and 
meet its clearance requirements to provide faster and frequent service on the rail corridor with 
electrified rail lines.  
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Based on the results of archival research, site investigation and existing conditions, this HIA will 
describe the cultural heritage resource, a detailed land-use history of the site and photographic 
documentation, a description of the proposed development and an assessment of impacts of the 
proposed undertaking. No alterations are proposed for the heritage building. This HIA concludes 
that the proposed adjacent development will have no impact on the cultural heritage value of the 
heritage property. 

To ensure the long-term sustainability and use of the Clarkson House & General Store as a valued 
built heritage resource, AREA recommends to: 

 preserve and protect the Clarkson House & General Store at its original location within the 
property in the proposed development. This operation will require the following short-term 
actions: 
 

Short-term Conservation Actions: 

 Ensure that the vacant heritage resource is protected in accordance with the City of 
Mississauga Property Standards By-Law 654-98 Section 14.2 BOARDED BUILDINGS 
ON HERITAGE PROPERTIES (368-06) and to the satisfaction of the City of Mississauga. 

1.2 METHODOLOGY OF HIA REPORT 

This HIA was prepared based on the City of Mississauga’s Terms of Reference for HIAs and best 
practices in Ontario municipalities. This HIA report's scope involves the evaluation of the existing 
heritage resources and the impact on them from the proposed development on and around the 
subject property.  
 
Archival research, site and building investigations were also incorporated as part of AREA’s 
comprehensive heritage consulting services. Representatives of AREA undertook site visit in 
February, 2021 to view and photograph the Clarkson House & General Store and their 
surroundings.  

Historical research for this report was based on property background information included in 
existing Geotechnical Studies. Additional background research for this report was based on 
information gathered from available Land Registry records, historical maps, aerial photographs, 
personal and agricultural census records, and other published materials. Primary and secondary 
research was conducted on-line due to the closure of the Peel Art Gallery, Museum and Archives 
(PAMA). Samantha Thompson, archivist at the Peel Art Gallery, Museum & Archives provided 
files on the Clarkson family (Appendix E) that were assembled by a Peel historical research team 
in the 1930s on settler families.  

This HIA is being submitted in compliance with the requirements of the Ontario Heritage Act 
(OHA), and by Council through the Municipal Register. It also references technical drawings and 
documents associated with the subject property, other provincial and municipal heritage 
standards and guidelines, as well as archive documents from various sources. These references 
include but are not limited to: 
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 City of Mississauga’s Cultural Heritage Impact Assessment, Terms of Reference (“HIA-
ToR”), 2017 (Appendix C) 

 City of Mississauga Official Plan (‘OP’), September 2020 Office consolidation 
 Heritage Register for Mississauga, 2018 
 Geotechnical Investigation, Area 5 – Lakeshore West Corridor, Metrolinx Electrical Utility 

Crossing, Alectra Utilities Corporation, October 2020 
 Metrolinx Go Electrical Lwl. – Conflict #LW26, Clarkson Rd. N - Lakeshore Rd. W to 

Truscott Drive, Primary Schematic, Alectra Utilities Corporation, November 2018 
(Appendix D) 

 Mississauga Library – Historical Image Gallery, Online Archives 
 Ontario Heritage Act (‘OHA’); 
 Ontario Heritage Tool Kit (OHTK), Ontario Ministry of Culture (now Tourism, Culture, and 

Sport), 2006; 
 Provincial Policy Statement (‘PPS’) of the Planning Act, with revisions up to 2020 

 
This report's assessment process will reference the above-listed reports, drawings, and heritage 
conservation standards for managing the built heritage resource. Among the report figures, all 
current photographs were taken by the author of this HIA from his site visit unless indicated 
otherwise. This HIA will form part of the subsequent SPA application, subject to the Mississauga 
Heritage Advisory Committee review, and ultimately, Council. 

David Eckler, B.E.S., B.Arch., OAA, MRAIC of AREA, whose curriculum vitae and firm profile are 
attached (Appendix H) is the primary author responsible for the overall preparation and 
recommendations of this HIA.  

Following the guidelines provided by the Ministry of Heritage, Sport, Tourism and Culture 
Industries (MHSTCI), the City of Mississauga Official Plan and Heritage Impact Assessment 
Terms of Reference, and Parks Canada’s Standards and Guidelines for the Conservation of 
Historic Places in Canada (2010), this HIA identifies the heritage policies applicable to new 
development, summarizes the property’s geography and history, and provides an inventory and 
evaluation of the property’s built features. Based on this understanding of the property, the 
potential impacts resulting from the proposed development are assessed, and future conservation 
actions are recommended. 
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2.0  POLICY FRAMEWORK 
The subject property at 1130-1140 Clarkson Road N, Mississauga is subject to several provincial 
and municipal heritage planning policies. The subject property is designated ‘Mixed-Use’ on 
Schedule 10 - Land Use designations in the Mississauga Official Plan, which permits 
developments that provide a variety of retail, service and other mixed uses to support the 
surrounding residents and businesses.  Furthermore, the subject property is located north of the 
Clarkson Village Community Node, as defined by the City of Mississauga Official Plan, and 
adjacent to the Canadian National Railway Line (C.N.R). The existing land-use ‘Mixed Residential 
Commercial’ designation does not allow for single-detached, semi-detached and duplex 
dwellings1.  The Clarkson House and General store building located on the subject property have 
been designated as a ‘Heritage Resource’ and will be not be altered. 
 
Several provincial and municipal heritage planning policies should be considered during the 
decision-making process in the cultural heritage environment. The following policies are relevant 
to the proposed development:  

2.1 PROVINCIAL POLICY STATEMENT (PPS, 2020) 

The PPS 2020 identifies conservation of resources of significant architectural, cultural, historical, 
archaeological, or scientific interest as a provincial interest and it further recognizes that protecting 
cultural heritage and archaeological resources has economic, environmental, and social benefits, 
and contributes to the long-term prosperity, environmental health, and social well-being of 
Ontarians. The following sections of the PPS 2020 recognize the importance of identifying and 
evaluating built heritage and cultural heritage landscapes: 

2.6 Cultural Heritage and Archaeology  

2.6.1 Significant built heritage resources and significant cultural heritage landscapes 
shall be conserved. 

2.6.3 Planning authorities shall not permit development and site alteration on adjacent 
lands to protected heritage property except where the proposed development and site 
alteration has been evaluated and it has been demonstrated that the heritage attributes 
of the protected heritage property will be conserved. 

PPS 2020 defines significant resources in regard to cultural heritage and archaeology resources 
that have been ‘determined to have cultural heritage value or interest. Processes and criteria for 
determining cultural heritage value or interest are established by the Province under the authority 
of the Ontario Heritage Act’ and conserved means the identification, protection, management and 
use of built heritage resources, cultural heritage landscapes and archaeological resources in a 
manner that ensures their cultural heritage value or interest is retained. This may be achieved by 
the implementation of recommendations set out in a conservation plan, archaeological 
assessment, and/or heritage impact assessment that has been approved, accepted or adopted 

 
1 General Land Use, Section 11.2.6 Mixed-Use, City of Mississauga Official Plan (Office Consolidation September 
2020). Retrieved from: 
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by the relevant planning authority and/or decisionmaker. Mitigative measures and/or alternative 
development approaches can be included in these plans and assessments. 

Built heritage resources, cultural heritage landscapes, heritage attributes, and protected heritage 
property are also defined in the PPS 2020: 

Built heritage resources: means a building, structure, monument, installation or any 
manufactured or constructed part or remnant that contributes to a property’s cultural heritage 
value or interest as identified by a community, including an Indigenous community. Built heritage 
resources are located on property that may be designated under Parts IV or V of the Ontario 
Heritage Act, or that may be included on local, provincial, federal and/or international registers. 

Cultural heritage landscape: means a defined geographical area that may have been modified 
by human activity and is identified as having cultural heritage value or interest by a community, 
including an Indigenous community. The area may include features such as buildings, structures, 
spaces, views, archaeological sites or natural elements that are valued together for their 
interrelationship, meaning or association. Cultural heritage landscapes may be properties that 
have been determined to have cultural heritage value or interest under the Ontario Heritage Act, 
or have been included on federal and/or international registers, and/or protected through official 
plan, zoning by-law, or other land use planning mechanisms. 

Heritage attributes: means the principal features or elements that contribute to a protected 
heritage property’s cultural heritage value or interest, and may include the property’s built, 
constructed, or manufactured elements, as well as natural landforms, vegetation, water features, 
and its visual setting (e.g. significant views or vistas to or from a protected heritage property). 

Protected heritage property: means property designated under Parts IV, V or VI of the Ontario 
Heritage Act; property subject to a heritage conservation easement under Parts II or IV of the 
Ontario Heritage Act; property identified by the Province and prescribed public bodies as 
provincial heritage property under the Standards and Guidelines for Conservation of Provincial 
Heritage Properties; property protected under federal legislation, and UNESCO World Heritage 
Sites. 

For municipalities, PPS 2020 is implemented through an ‘Official Plan’ which may outline further 
heritage policies (see Section 2.5.1). 

2.2 A Place to Grow - Growth Plan for The Greater Golden Horseshoe (Office 
Consolidation 2020) 

The Greater Golden Horseshoe (GGH) is one of the North America’s fastest growing regions. The 
GGH City Region includes the City of Toronto and 15 surrounding counties. The subject property 
is located within the identified ‘Urban System’ in the Region of Peel (Region of Peel Official Plan 
Schedule D). Like other provincial plans, this Plan builds upon the policy foundation provided by 
the PPS and provides additional and more specific land use planning policies to address issues 
facing specific geographic areas in Ontario. This Plan is to be read in conjunction with the PPS. 
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The policies of this Plan take precedence over the policies of the PPS to the extent of any conflict, 
except where the relevant legislation provides otherwise.2  
 
The following guidelines and policies stated under Section 4.2.7 Cultural Heritage Resources of 
the Growth Plan for GGH3 (August 2020 Consolidation) are applicable and relevant for the subject 
property and its associated redevelopment: 

1. Cultural heritage resources will be conserved in order to foster a sense of place and 
benefit communities, particularly in strategic growth areas. 

2.3 Region of Peel Official Plan (ROP OP, Office Consolidation 2018) 

The Regional Official Plan (ROP) is a long-term plan used to manage Peel's growth and 
development. It is a public document which provides Regional Council a policy framework for 
decision making and sets the regional context for more detailed planning by protecting the 
environment, managing resources and directing growth. 

The subject property is located within the Region of Peel’s “Urban System” (Region of Peel Official 
Plan Schedule D – Regional Structure). The subject property is also located within a “Designated 
Greenfield Area”. Moreover, the subject property is situated proximally to an “Other Rapid Transit 
Corridor” as show on Schedule G – Rapid Transit Corridors of the Region of Peel Official Plan. 
The following guidelines and policies stated under Section 3.6 Cultural Heritage of the ROP OP4 
(Office 2018 Consolidation) are applicable and relevant for the subject property and its associated 
redevelopment: 
 

3.6.2.4 Require and support cultural heritage resource impact assessments, where 
appropriate, for infrastructure projects, including Region of Peel projects. 
 
3.6.2.8 Direct the area municipalities to only permit developments and site alteration on 
adjacent lands to protected heritage property where the proposed property has been 
evaluated and it has been demonstrated that the heritage attributes of the protected 
heritage property will be conserved. 
 
 
 
 
 

 
2 Relationship with PPS 2020, Place to Grow Growth Plan for The Greater Golden Horseshoe Office Consolidation 
2020. Retrieved from: https://files.ontario.ca/mmah-place-to-grow-office-consolidation-en-2020-08-28.pdf  
3 Cultural Heritage Resources, Place to Grow Growth Plan for The Greater Golden Horseshoe Office Consolidation 
2020. Retrieved from https://files.ontario.ca/mmah-place-to-grow-office-consolidation-en-2020-08-28.pdf  
4 Cultural Heritage, Region of Peel Official Plan (Office Consolidation 2018). Retrieved from: 
https://www.peelregion.ca/planning/officialplan/pdfs/ropdec18/ROPConsolidationDec2018_TextSchedules_Final_TE
XT.pdf  
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2.4 The Ontario Heritage Act and Ontario Regulation 9/06 

The Province and municipalities are enabled to conserve significant individual properties and 
areas through the Ontario Heritage Act (OHA). Under Part III of the OHA, compliance with the 
Standards and Guidelines for the Conservation of Provincial Heritage Properties is mandatory for 
Provincially-owned and administered heritage properties. 

For municipalities, Part IV and Part V of the OHA enables councils to ‘designate’ individual 
properties (Part IV), or properties within a heritage conservation district (HCD) (Part V), as being 
of ‘cultural heritage value or interest’ (CHVI). Evaluation for CHVI under the OHA is guided by 
Ontario Regulation 9/06, which prescribes the criteria for determining cultural heritage value or 
interest. The criteria are as follows: 

1.  (1) The criteria set out in subsection (2) are prescribed for the purposes of clause 29 (1) 
(a) of the Act.  

(2) A property may be designated under section 29 of the Act if it meets one or more of 
the following criteria for determining whether it is of cultural heritage value or interest:  

1. The property has design value or physical value because it,  
i. is a rare, unique, representative or early example of a style, type, expression, material 
or construction method,  
ii. displays a high degree of craftsmanship or artistic merit, or  
iii. demonstrates a high degree of technical or scientific achievement.  
 
2. The property has historical value or associative value because it,  
i. has direct associations with a theme, event, belief, person, activity, organization or 
institution that is significant to a community,  
ii. yields, or has the potential to yield, information that contributes to an understanding of 
a community or culture, or  
iii. demonstrates or reflects the work or ideas of an architect, artist, builder, designer or 
theorist who is significant to a community.  
 
3. The property has contextual value because it,  
i. is important in defining, maintaining or supporting the character of an area,  
ii. is physically, functionally, visually or historically linked to its surroundings, or  
iii. is a landmark.  
 

If a property meets one or more of these criteria, it may be eligible for designation under Part IV, 
Section 29 of the OHA. Once a property is placed on the Register, it gains public recognition, and 
a level of heritage due diligence is exercised for planning, building and/or demolition permit 
applications. The City of Mississauga maintains one register5, a register of properties that are 
listed or designated cultural heritage resources under the Ontario Heritage Act. This register is 
known as the "Heritage Register of Mississauga".  

 
5 Heritage Register for Mississauga. Accessed from: https://www.mississauga.ca/wp-
content/uploads/2020/06/10135918/2018-07-01_Mississauga_Heritage_Register_Web.pdf  
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2.4.1 MINISTRY OF HERITAGE, SPORT, TOURISM AND CULTURE INDUSTRIES 

As mentioned above, heritage conservation on provincial properties must comply with the 
MHSTCI Standards and Guidelines for the Conservation of Provincial Heritage Properties. To 
advise municipalities, organizations, and individuals on heritage protection and conservation, the 
MHSTCI developed the following: 
 

 Standards and Guidelines for Conservation of Provincial Heritage Properties 
These standards and guidelines set out the criteria and process for identifying provincial 
heritage properties and to set standards for their protection, maintenance, use and 
disposal. 
 

 Ontario Heritage Tool kit: 
The Ontario Heritage Tool Kit is a series of guides for municipal councils, municipal staff, 
Municipal Heritage Committees, land use planners, heritage professionals, heritage 
organizations, property owners and others. It was designed to help them understand the 
heritage conservation process in Ontario.6 

 
The Heritage Resources in the Land Use Planning Process (MHSTCI) defines an HIA as follows: 
‘A heritage impact assessment (or equivalent study) is a study to determine if any cultural heritage 
resources (including those previously identified and those found as part of the site assessment) 
or in any areas of archaeological potential, are impacted by a specific proposed development or 
site alteration. It can also demonstrate how the cultural heritage resource will be conserved in the 
context of redevelopment or site alteration. Mitigative or avoidance measures or alternative 
development or site alteration approaches may be recommended.’ 
 
Determining the optimal conservation or mitigation strategy is further guided by the MHSTCI ‘Eight 
guiding principles in the conservation of historical properties.’ 
 
The following guiding principles for the conservation of historical properties are based on 
international charters that have been established over the past century:7 
 
1. Respect for documentary evidence 
Do not base restoration on conjecture. Conservation work should be based on historical 
documentation, such as historical photographs, drawings and physical evidence. 
 
2. Respect for the original location 
Do not move buildings unless there is no other means to save them. Site is an integral component 
of a building. Any change in site diminishes heritage value considerably. 
 
 
 

 
6 Ontario Heritage Tool kit, Culture, Heritage, Ministry of Heritage, Sport, Tourism and Culture Industries. Accessed 
from: http://www.mtc.gov.on.ca/en/heritage/heritage_toolkit.shtml  
7 Eight guiding principles in the conservation of historical properties, Ontario Heritage Trust. Accessed from: 
https://www.heritagetrust.on.ca/en/pages/tools/tools-for-conservation/eight-guiding-principles  
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3. Respect for historical material 
Repair or conserve rather than replace building materials and finishes, except where absolutely 
necessary. Minimal intervention maintains the historical content of the resource. 
 
4. Respect for original fabric 
Repair with like materials, to return the resource to its prior condition without altering its integrity. 
 
5. Respect for the building’s history 
Do not restore to one period at the expense of another. Do not destroy later additions to a house 
solely to restore it to a single time period. 
 
6. Reversibility 
Alterations should be able to be returned to original conditions. This conserves earlier building 
design and technique. For instance, when a new door opening is put in a stone wall, the original 
stones are numbered, removed and stored, allowing for future restoration. 
 
7. Legibility 
New work should be distinguishable from old. Buildings should be recognized as products of their 
own time, and new additions should not blur the distinction between old and new. 
 
8. Maintenance 
With continuous care, future restoration will not be necessary. With regular upkeep, major 
conservation projects and their high costs can be avoided. 

2.5 CITY OF MISSISSAUGA PLANS AND POLICIES 

2.5.1 City of Mississauga Official Plan Policies 

City Council adopted Mississauga’s current Official Plan in September 2010. The updated 
September 2020 Office Consolidation includes LPAT decisions that have resolved several of the 
appeals to the 2010 Official Plan and amendments made to reflect Council decisions.8 The 
following guidelines and policies stated under Section 7.4 Heritage Planning of the Mississauga 
Official Plan9 (September 2020 Consolidation) provide direction for development on or adjacent 
to the heritage resource: 

7.4.1.2 Mississauga will discourage the demolition, destruction or inappropriate alteration 
or reuse of cultural heritage resources.  
 
7.4.1.3 Mississauga will require development to maintain location and settings for cultural 
heritage resources that are compatible with and enhance the character of the cultural 
heritage resource.  

 
8 Mississauga Official Plan, Consolidated Versions. Accessed from: 
http://www6.mississauga.ca/onlinemaps/planbldg/MOP/OfficeConsolidation_and_Information/2-Subtab-I-
Consolidation-Versions-September3,2020.pdf  
9 Heritage Planning, Cultural Heritage Resources, Mississauga Official Plan (Office Consolidation September 2020). 
Retrieved from: http://www6.mississauga.ca/onlinemaps/planbldg/MOP/Chapter7-CompleteCommunities-July13-
2016.pdf  
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7.4.1.11 Cultural heritage resources designated under the Ontario Heritage Act, will be 
required to preserve the heritage attributes and not detract or destroy any of the heritage 
attributes in keeping with the Ontario Heritage Tool Kit, the Ontario Ministry of Culture, 
and the Standards and Guidelines for the Conservation of Historic Places in Canada, 
Parks Canada.  
 
7.4.2.3 Development adjacent to a cultural heritage property will be encouraged to be 
compatible with the cultural heritage property. 
 
9.3.1.10 Consideration will be given to the location of utilities on private property and the 
public right-of-way. Utilities will be grouped or located underground where possible to 
minimize visual impact. The City encourages utility providers to consider innovative 
methods of containing utility services. 
 
9.5.2.12 Heating, venting and air conditioning equipment and mechanical/utility functions 
will be located away from the public realm and not be visible from public view. 

 
The following policy outlined in the City of Mississauga’s Official Plan, direct the undertaking of 
Heritage Impact Assessment within the City:  
 

7.4.1.12 The proponent of any construction, development, or property alteration that might 
adversely affect a listed or designated cultural heritage resource or which is proposed 
adjacent to a cultural heritage resource will be required to submit a Heritage Impact 
Statement, prepared to the satisfaction of the City and other appropriate authorities having 
jurisdiction. 
 

2.5.2 Zoning By-Law 

The Mississauga Zoning and Property Information online portal displays the existing zoning ‘D - 
Development’ on the subject property at 1130-1140 Clarkson Road N with land use designation 
as ‘Mixed Residential Commercial < five storeys under the City of Mississauga Zoning By-law 0225-200710, 
see property report (Appendix G). 
 

 
10 1130-1140 Clarkson Road North, Mississauga Property Report. Retrieved from: 
https://ext.maps.mississauga.ca/Html5Viewer/index.html?viewer=izbl.HTML5#  
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Figure 2: Zoning Map for 1130-1140 Clarkson Road N, Annotated by AREA                                                
(Mississauga Zoning and Property Information). 

 

 
Figure 3: D Zone permitted uses and Zone Regulations 

(Retrieved from: https://web.mississauga.ca/apps/zoningbylaw/#/show/12,3248,3250) 
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3.0 INTRODUCTION TO SUBJECT PROPERTY 

3.1 LOCATION OF THE SUBJECT PROPERTY 

Municipal Address 1130-1140 Clarkson Road N, Mississauga, Ontario (Figure 
1)  
 

Legal Description Part of Lot 67, Registered Plan G-13, designated as Parts 1 
and 2, Plan 43R-37471, formerly part of Lot 28, Concession 
2. SDS, Toronto Township (Figure 4). 
 

Square Area The subject property has an estimated area of 19045 square 
ft. (1769 sq.m.) 
 

Location & Boundaries This property is located at 1130-1140 Clarkson Street North, 
north of Lakeshore Road West on the northwest corner of the 
Canadian National / Go Transit rail corridor (Figures 1,2,4) 
 

Official Plan Designation                                    The subject property is located within the Clarkson-Lorne 
Park Neighbourhood Character Area, as defined by the City 
of Mississauga Official Plan, and is designated ‘Mixed-Use’ 
(Schedule 10 Land Use) and ‘Neighbourhood’ (Schedule 9 
City Structure).  
   

Zoning By-Law 
 

The existing zoning on the subject property is ‘Development’ 
under the City of Mississauga Zoning By-law 0225-2007 
(Figure 3) 
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Figure 4: Property Index Map showing the approximate extents, lot number, block number of the subject 
property11. (Source: Ontario Land Registry 2020) 

 

Figure 5: Aerial map showing the location of the subject property in red in the City of Mississauga   
(Google Maps 2021). 

 
11 Property Index Map, Ontario Land Registry. Retrieved from: 
https://www.onland.ca/api/cmv/export/_ags_WebMap_afaa6370-6bc9-11eb-9809-005056975444.pdf  
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Figure 6: Plan showing the subject property and surrounding lots and city roads. 
(Source: Culture Division, City of Mississauga) 
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3.2 DESCRIPTION OF SUBJECT PROPERTY 
The subject property’s address is 1130-1140 Clarkson Road North, northwest corner of the 
Canadian National / Go Transit rail corridor in the City of Mississauga (Figure 5). The property is 
located within the Clarkson-Lorne Park Neighbourhood Character Area (Figure 7) which is an 
established neighbourhood containing large lots and mature vegetation. The land is identified as 
a ‘Special Site 13’, located on the west side of Clarkson Road, south of Balsam Avenue. 

 

Figure 7: Map 16-5: Clarkson-Lorne Park Neighbourhood Character Area12, annotated by AREA 
(Source: Mississauga Official Plan – Part 3) 

3.2.1 Site 

This site is in close proximity to Lakeshore Road West and Clarkson Village Community Node, a 
predominantly mixed-use area. The immediate area contains mostly detached homes as well as 
some commercial uses north and south of the CN Railway on the east side of Clarkson Road 
North. 1141 Clarkson Road North, is listed on the City's Heritage Register and contains the 
'Clarkson Paisley House' that was initially commissioned by Henry Clarkson in 1936. The local 
area is historically known as 'Clarkson Corners', and was a service stop on the railway in the 
1800s. The rail station was the hub of the community from 1850 to 1950. 

 
12 Map 16-5: Clarkson-Lorne Park Neighbourhood Character Area, Mississauga Official Plan – Part 3. Retrieved 
from: http://www6.mississauga.ca/onlinemaps/planbldg/MOP/Chapter16-Neighbourhoods-March13-2019.pdf  
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Figure 8: GO Transit tracks adjacent to the 

subject property 

 

 
Figure 9: Rear of the lot (West elevation), 

proposed location for the underground ductbank. 
 

 
Figure 10: East Elevation (Front) 

 

 
Figure 11: West Elevation (Rear) 

 

 
Figure 12: South Elevation (facing the tracks) 

 

 

 
Figure 13: North Elevation showing the side 

elevation of William Clarkson House and Store. 
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3.2.2 Buildings 

1130-1140 Clarkson Road North is a rectangular shaped property and is comprised of the 
following three buildings that are listed on the City’s Municipal Heritage Register as cultural 
heritage resources (Figure 8): 

A. The Clarkson General Store;  
B. The former Post Office building & 
C. The William Clarkson House. 

 

 
 

Figure 14: Aerial view of the subject property 
(Source: Google maps 2020). 

The buildings front onto Clarkson Road North and the southwest portion of the lot has soft 
landscaping with no driveway. The above properties at 1130-1140 Clarkson Road North were 
designated as being of cultural heritage value or interest under the Ontario Heritage Act. The By-
Law 0057-2017 was enacted and passed on 26th April 2017 (Appendix G). The properties are 
described separately.  
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William Clarkson House 
 
The William Clarkson House is a one-and-a-half storey Gothic Revival home dating back from the 
latter half of the 19th century. William was the son of Warren Clarkson.  

 

 
Figure 15: The main elevation of the William Clarkson 

House.  
(Source: Mississauga, Historical Images Gallery) 

 

 

 
Figure 16: William Clarkson Store built in 1835 

and Post Office, Clarkson, built in 1837 
(Source: Mississauga, Historical Images Gallery) 

  
The William Clarkson House is a vernacular wood frame residence with a front/cross gable roof, 
rectangular floor plan, symmetrical arrangement of openings on the principal facades and a wrap-
around verandah. The exterior cladding material is clapboard siding with corner boards and door 
and window openings with triangular shaped heads on the front elevation. Despite later alterations 
to the exterior including the installation of new siding, the addition of two roof dormers, removal 
of the original chimneys and some modifications to the door and window openings, the building 
retains its dominant form and exterior elements of its original design character. 
 

 
Figure 17: William Clarkson House, 2021 
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General Store and Post Office building 
William took over operation of the family store and post office in 1865. (Figure 16). The General 
Store and Post Office provided one of the cornerstones of the community. On this site Warren 
Clarkson built the first store around 1835. The current building dates from the later half of the 19th 
century. The Clarkson Store was substantially altered from its 19th century form c. 1906-1910. 
These early 20th century alterations are considered to be of sufficient age as to form an integral 
part of the history of the building. Although more recent exterior alterations have been completed 
(Figure 18), the store building still retains its 1906-1910 height, scale, shape, form and massing 
and a commercial storefront of an early 20th century rural store13. 

  

 

Figure 18: General Store and Post Office building, February 2021 
 

3.2.3 Context 

The subject property is located at the intersection of Balsam Rd. and Clarkson Road North.  

The site’s present surroundings are representative of suburban development in Ontario. 
Immediate north & west of the subject site are large residential lots with detached dwellings. Lands 
south comprise of the Go Transit rail corridor (Figure 24) & east of the subject site is designated 
mixed-use. Further southeast, a large community park is located. 

Historically the vicinity was dominated by agricultural uses.  

 
13 Schedule B to By-Law No. 0057-2017, Designation Statement. 
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3.3 EXISTING CONDITION 

A high-level condition assessment of the original Clarkson House and General Store building 
was undertaken during a February, 2021 site review. Conditions were assessed with a visual 
review from grade with no destructive testing used. Interiors of the property were not accessed 
as no alterations both interior and exterior are proposed for the cultural heritage resources. 

 

 
Figure 19: North Elevation of the William Clarkson 

House and store 
 

 

 
Figure 20: View of the William Clarkson House 

and store from Balsam Avenue looking southeast 

 

 
Figure 21: View of the subject lot from Clarkson 

Road North looking southwest. 
 

 

 
Figure 22: View of the subject lot from Clarkson 

Road North looking northwest. 

 
The windows and doors were all boarded at the time of review (Figures 19-22). 
The William Clarkson House had undergone substantial renovations to the exterior and interior of 
the building in 2014. No further modifications were observed till date. The rear addition to the 
house dates back to 1913. A wrap-around verandah possibly existed on the south side along with 
a rear building which was demolished later (See Appendix F, Figure 59). The Clarkson Store was 
a brick structure which was later reclad. After the addition of the second floor and a north addition 
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around 1910, further storefront renovations were carried out in 1934 followed by alterations in 
2014-2015. The following photos provide views of the current development adjacent to the subject 
lot.  
 

 
Figure 23: View of adjacent residential property 

west of the subject lot from Balsam Avenue 
looking southwest. 

 

 
Figure 24: View of adjacent listed heritage 
property from Clarkson Road North looking 

northwest. 
 

 
Figure 25: Intersection at Clarkson Road North 

and Balsam Avenue looking north. 

 

 
Figure 26: View of GO Train tracks and property 

beyond from the subject lot looking south. 
 

 
Figure 27: Looking north on Clarkson Road North 

 

 

 
Figure 28: Clarkson Go Station south west of the 

subject lot. 
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3.4 HERITAGE STATUS OF CHR AND ADJACENT HERITAGE PROPERTIES 

1130-1140 Clarkson Road North is included on Mississauga’s Municipal Register of Cultural 
Heritage Resources as a ‘Designated’ heritage property.14  

The following adjacent heritage properties are included in the Mississauga’s Municipal Register 
of Cultural Heritage Resources (2020) as ‘Listed’ heritage properties15.   

 

Figure 29: Adjacent Heritage properties, Mississauga’s Municipal Register of Cultural Heritage 
Resources (2020) 

 
 
 

1. 1141 Clarkson Road North (Listed on The Heritage Register but Not Designated) 
2. 1160 Clarkson Road North (Listed on The Heritage Register but Not Designated) 
3. 1182 Clarkson Road North (Listed on The Heritage Register but Not Designated) 
4. 1188 Clarkson Road North (Listed on The Heritage Register but Not Designated) 
 

 
14 Mississauga Heritage Board, “Municipal Register of Cultural Heritage Resources ‘Listed’ Heritage Properties Last 
Updated: 2020,” 
https://www.Mississauga.ca/EN/Arts-Culture-Tourism/Cultural-Heritage/Documents1/Listed_Register.pdf 
15 Ibid, 30. 
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4.0 STATEMENT OF CULTURAL HERITAGE VALUE OR 
INTEREST 
The Designation Statement in By-Law 0057-2017 includes the following Statement of Cultural 
Heritage Value or Interest for the subject property: 

‘The subject property, located at 1130-1140 Clarkson Road North in the City of Mississauga is an 
important and significant cultural heritage property that has design, associative and contextual 
values. 
 

Design Value 
The design/physical value of the subject property relates specifically to the Clarkson Store and 
the William Clarkson House. 
 
The Clarkson Store was substantially altered from its 19th century form c. 1906-1910. These early 
20th century alterations are considered to be of sufficient age as to form an integral part of the 
history of the building. Although more recent exterior alterations have been completed, the store 
building still retains its 1906-1910 height, scale, shape, form and massing and a commercial 
storefront of an early 201h century rural store. Examples of rural commercial stores of this age 
are considered to be a diminished resource in the City. 
 
The William Clarkson House is a vernacular, mid-19th century, wood frame residence with 
characteristics of the Gothic Revival style. When built, it was one and one-half storeys high with 
a front/cross gable roof, rectangular floor plan, symmetrical arrangement of openings on the 
principal facades and a wrap-around verandah. Exterior details included clapboard siding with 
corner boards and door and window openings with triangular shaped heads on the front elevation. 
Despite later alterations to the exterior including the installation of new siding, the addition of two 
roof dormers, removal of the original chimneys and some modifications to the door and windo.w 
openings, the building retains its dominant form and exterior elements of its original design 
character.  

 
Historical/Associative Value 

The property has historical value for its associations with an important settlement family that 
contributed significantly to the settlement of Clarkson and Toronto Township in the 19th century. 
 
In recognition of the significance of the Clarkson store to the community, the road passing in front 
of the general store, and later post office, the train station, and the village were all named 
Clarkson. The local GO Transit train station still bears the family name. The Clarkson family was 
fundamental to the development of the local community. Warren Clarkson was one of the first 
settlers in this area of Toronto Township. His decision to locate the first general store in the area, 
the construction of the railway beside the store, which ensured the community's economic 
viability, and the location of the first postal service in the store represent and illustrate important 
social and development periods of the community's history. The property was the site of the first 
post office in Clarkson, an event that meant local residents no longer had to travel to Erindale to 
retrieve their mail. The post office was located in the Clarkson Store, the focal point of the 
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community. It was located on the subject property for 80 years from 1875 to 1955. A new, separate 
post office building was constructed in the late 1940s beside the store and house. 
 

Contextual Value 
The subject property, in its entirety, has been identified as having contextual value relating to the 
historical, visual, physical and functional links between the property, its buildings and the 
surrounding neighbourhood that once formed the nucleus of Clarkson's Corners, later Clarkson, 
people and activities that were significant to the community and its ability to yield information that 
contributes to an understanding of the community.  
 
The property was the site of Warren Clarkson's store in 1835. The store became the nucleus of 
the historic settlement community and in 1875, the location of the first post office to serve 
Clarkson. The three buildings on the subject property are positioned on the north side of the 
railway tracks facing onto and set close to Clarkson Road North, an important transportation north 
to south route both historically and currently. This setting of the subject property is valued for 
maintaining the 19th and early 201h century character of the historic village core of Clarkson 
village. The original Clarkson land holdings were subdivided as Plan G-13 in 1913. and the 
buildings were placed on Lot 67. The configuration of Lot 67 has not been subdivided since 1913 
and is clearly delineated in the environment between-the railway tracks to the south and Balsam 
Avenue to the north. 
 
The property with its buildings is the pivot point for historically, visually and contextually linking 
the adjacent properties associated with the Clarkson family and the village. The Clarkson Store 
on the south end beside the railway track and the William Clarkson House on the north end of the 
property at Balsam Avenue are clearly visible in the streetscape. The subject property at 1130-
1140 Clarkson Road North is considered to be a physical landmark in the community.  
 

Heritage Attributes 
The heritage attributes of the subject property located at 1130-1140 Clarkson Road North include, 
but are not limited to the following listed. 
 
• The placement and orientation of the buildings, the Clarkson Store, the former Post Office 
Building and the William Clarkson House, in their original positions on the west side of Clarkson 
Road North to the north at the railway tracks with the principal elevations facing onto the said 
road. 
• The integrity of Lot 67, Plan G-13 on which the three buildings are located. 
• Its pivotal position in the historic core of Clarkson as an historical, visual and contextual link 
adjacent to the neighbourhood properties associated with the Clarkson family, former commercial, 
industrial and residential buildings that were clustered around the store and the location of the 
former Clarkson's railway station. 
• The wood frame construction, the scale, height, form, massing, gable roofline, original window 
and door openings and the commercial storefront of the Clarkson Store. 
• The wood frame construction, the scale, height, form, massing, gable roofline, original window 
and door openings, and verandah of the William Clarkson House. 
• The north and south views to the subject property and its three buildings from Clarkson Road 
North. 
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4.1 HISTORICAL / ASSOCIATIVE SUMMARY 

4.1.1 TORONTO TOWNSHIP 

The property is located within the Traditional Lands of the Mississaugas of Credit First Nation. 
The Mississaugas were hunter-gatherers whose way of life involved seasonal migration. During 
the summer season they would camp along creeks, cultivating corn along flats and fishing for 
salmon. After the harvest they returned to the interior hunting grounds for the colder months. Until 
the latter 18th century, contact with Europeans was limited mostly to French traders through travel 
or at forts and outposts.  

In 1763, the Seven Years’ War between Great Britain and France ended with France ceding its 
north American territories to Great Britain. King George III issued the Royal Proclamation which 
established the basis of government administration in north American territories. The 
Proclamation forbade the settlement of territories by non-First Nations and established that First 
Nations lands could only be transferred through negotiation and sale to the Crown. By this 
process, large portions of southern Ontario were acquired via treaty and subsequently divided 
into counties and townships. The surveys created a grid of concessions and lots (typically 200 
acres) that formed the basis for private ownership and settlement.   

Settlement in this portion of southern Ontario began after the American Revolution (1775-1783) 
when Loyalists and discharged British soldiers migrated north. In 1806 the Mississaugas of the 
Credit and the British signed the Head of the Lake Treaty (No. 14) covering the lands along Lake 
Ontario between Etobicoke Creek and Burlington Bay and north for six miles. The Mississaugas 
maintained two reserves, a mile on each side of the Credit River as well as the sole right of 
fisheries on 12- and 16-Mile Creeks. In addition, the Mississaugas of the Credit held another 
648,000 acres of land north of the Head of the Lake lands. Following the War of 1812, the influx 
of settlers into the Mississaugas’ lands and fisheries weakened their traditional economy, putting 
their rapidly declining population into a state of impoverishment. In 1818, Chief Ajetance, on 
behalf of the assembled people, agreed to the sale of the 648,000 acres for £522.10 of goods 
paid annually. 

Immediately following the Ajetance Treaty, the land was surveyed and divided into the townships 
of Chinguacousy, Toronto Gore, Albion and Caledon and the enlarged Toronto Township.16 
Toronto Township came into being, comprising 29,569 acres, with a mile (1.4 kilometers) on either 
side of the Credit River designated as the Mississauga Indian Reserve17. This brought the 
establishment of small communities in the Toronto Township. Syndenham (Dixie) & Harrisville 
(Cooksville) along Dundas, Lakeview to the east and Clarkson to the west along the shores of 
Lake Ontario were formed throughout the Toronto Township.  

 
16 When these townships came into existence, they were administered by the Home District Court of Quarter 
Sessions out of York. In 1850, Districts were dissolved and replaced with Counties which were smaller administrative 
units. 
17 Kathleen A. Hicks, Clarkson and Its Many Corners (Mississauga, Ontario: Mississauga Library System, 2003), XVI 
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4.1.2 TOWNSHIP OF CLARKSON  

Settlement first began in this rural village in 1807 after the first survey and among the first settlers 
were the Bradley, Clarkson, Gable, Greeniaus, Hammond, Hendershott, Jarvis, Marlatt, Merigold, 
Monger, Oliphant, Shook, and Thompson families (Figure 30). The area was first referred to as 
“Merigold’ s Point”, and later became known as “Clarkson’ s Corners” after early settler Warren 
Clarkson, who also operated the post office and general store. Peter Hess received the Crown 
Patent for all 200 acres of Lot 29, Concession 2 SDS, in 1815 and sold 120 acres to Malcolm 
Wright in the same year. His heir Archibald Wright sold part of Lot 29, Concession 2 SDS, to 
Warren Clarkson in February 1819 on which he built a generous for room timber frame house 20ft 
x 30ft on a stone foundation. This structure was abandoned in 1822. By 1850, the road bordering 
Warren Clarkson’ s property was known as Clarkson Road North and a train station for the Great 
Western Railway was built in 1855 on part of Warren Clarkson’ s property (Heritage Mississauga 
2009).18 

 

Figure 30: Concession Map showing the resident families in the village of Clarkson, 1833 
(Source: Clarkson and its Many Corners, Kathleen A.Hicks, 2003) 

 

4.1.3 CLARKSON ROAD NORTH  

Clarkson Road North consisted mainly of a wagon trail until 1845, when Captain James Harris 
and Warren Clarkson donated the land to enhance the road. Clarkson had a store on the west 
side of the road, north of Lake Shore Road. There is a short jog in the road, which starts in front 
of the subject property, which was created so that Clarkson’ s store could front the new road. The 
road was officially opened and named in 1850 by Toronto Township Council19. This ensured that 
the road would be maintained by the Township. 

 
18 ASI, Heritage Impact Assessment 1141 Clarkson Road North City of Mississauga, Ontario, (2017) 
19 Kathleen A. Hicks, Clarkson and Its Many Corners (Mississauga, Ontario: Mississauga Library System, 2003), 52 
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4.1.4 HISTORY OF OWNERSHIP 

The Gables (1807), the Greeniauses (1808), the Marigolds and the Mongers (1808) were the first 
residents of the Clarkson area (Figure 30). It was not until 1833 that the initial patent of the 150 
acres at Concession 2, WHS, Lot 28 (the property) was made to Frederick Jarvis (Figure 31). The 
same year, Jarvis sold the land to Edgar Neave who sold 50 acres to Warren Clarkson in 1835 
(Figure 30). Neave owned a number of lots in the area and is best known for being the original 
builder of “Benares”, the house and present-day museum at 1503 Clarkson Road. The General 
Directory for the City of Toronto and Gazetteer of the Counties of York and Peel, for 1866 also 
lists Warren Clarkson, Henry Warren Clarkson and William Clarkson as settlers in the Township 
of Toronto Ward No.1. (Appendix E) 

 

 

Figure 31: Land Registry Records, Township of Toronto 
Retrieved from: Ontario Land Registry Access – Historical Books 
https://www.onland.ca/ui/43/books/42302/viewer/706285865?page=787 
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Historical Mapping 
 

 

Figure 32: Warren Clarkson’s property in the village of Clarkson in late 1850s 
(Source: Tremaine’s Map of the County of Peel, Canada West. Toronto: George c. Tremaine, 1859) 

 

 

Figure 33: The William Clarkson property on Lots 28,29 & 30, Concession 2 SDS and the village of 
Clarkson in the late 1870s. The building annotated by AREA shows the current subject site and is marked 

as the property of W.W.C ‘William Warren Clarkson.  
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Figure 34: 1936 Clarkson Fire insurance Map (Underwriters’ Insurance Bureau 1936) 
Study area annotated by AREA in red, Adjacent listed Heritage property 1141 Clarkson Road N in grey. 
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4.1.5 HISTORY OF LANDUSE 

The property is located in the village of Clarkson. The history of the property reflects the 
agricultural character of the area. The 1861 Census identified Warren Clarkson as a 69-year-old 
farmer, residing with his wife at the property. The personal census lists the family as living in a 1 
½ storey frame house (Figure 35).20 

 

Figure 35: Personal Census, Enumeration District 1, Township of Toronto, County of Peel  
(Source: Library and Archives Canada) 

 
In 1835, Warren Clarkson bought 50 acres of the southern portion of Lot 28, from Edgar Neave 
for £162 (Peel Region Land Registry Office, Conc. 2SDS, Lot 28). In addition to the land in Lot 

 
20  Library and Archives Canada, 1861 Personal Census, Enumeration District 1, Township of Toronto, County of 
Peel, p. 13.  
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28, Clarkson owned the southern portions of Lots 29 and 30, which he bought in 1819.21 In 1856, 
Clarkson put the 50 acres in Lot 28 in his son Henry’ s name (Figure 29). Henry went to the United 
States for a short time in the late-1850s to work as a railway surveyor-foreman, and according to 
the 1861 Census (District 1, Toronto Township), his brother George lived on the property and 
farmed potatoes. When Henry returned to Canada, he built a house and assisted his father with 
the farm’ s operations.22 The house does not appear on the 1860 Tremaine Map (Figure 30) or 
the 1877 County Atlas Map (Figure 31). The following excerpt from ‘Clarkson and its Many 
Corners’ by Kathleen A. Hicks narrates the land use development under the ownership of Warren 
Clarkson: 

‘By 1835, Warren Clarkson owned land on Lots 28, 29 Concession 2SDS, on either side of the 
wagon trail running north from Lakeshore Road. The same year Warren built and opened the first 
grocery store in the area on the dirt trail that would become Clarkson Road. With the 
stagecoaches travelling along Dundas Street and south from Erindale, it became a waiting room 
for travelers. In 1837, he built what he called a trading post in the Port Credit area where the 
harbour was a port of call for the vessals that plied Lake Ontario. In 1852, he sold the Port Credit 
store to Robert Cotton, who sold it to James Hamilton in 1860. This is where the first telephone 
in Toronto Township would be installed in 1881.’ 

Later in 1853, the Great Western Railroad purchased nearly six acres of Warren’s property for 
the right-of-way, a station and siding space. The station was called “Clarkson’s”. William Clarkson 
took over the management of the Clarkson Store from his father, and built a house for his family, 
beside the store, this how is now the William Clarkson house. Historical research suggests a mid-
1860s construction date however it may have been constructed later in 1870s or early 
1880s.William’s brother Henry Clarkson also built a house on Clarkson Road North near the family 
grocery store and house in the 19th century. By the end of the 19th century, the village of Clarkson 
included, but was not limited to, the Clarkson Store and post office, the William Clarkson House, 
the house built by Warren and Susan Clarkson and a house owned by Henry Clarkson and 
Clarkson’s railway station23. 

 

Figure 36: Henry Shook Clarkson’ house. (Source: Mississauga Library – Historic Image Gallery) 

 
21 Kathleen A. Hicks, Clarkson and Its Many Corners (Mississauga, Ontario: Mississauga Library System, 2003), XVI 
22 Ibid 
23 ASI, Heritage Impact Assessment 1141 Clarkson Road North City of Mississauga, Ontario, (2017) 
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Figure 37: The front elevation of the Carload 

Groceteria (‘Clarkson Store’) on Clarkson Road 
North (Mississauga Library – Historic Image 

Gallery, n.d) 
 

 

 
Figure 38: View of the former railway station 

(Mississauga Library – Historic Image Gallery, 
1900) 

 

 
Figure 39: View of the Clarkson Store and Post 

office prior to the 1906-1910 renovations 
(Mississauga Library – Historic Image Gallery, 

n.d) 

 

 
Figure 40: Interior View of the Clarkson Store and 
Post Office (Mississauga Library – Historic Image 

Gallery, 1910) 
 

 

  
Figure 41: View of the former railway station on 

the north side of the tracks (Mississauga Library – 
Historic Image Gallery, n.d) 

 

  
Figure 42: View of Alex Durie’s store (right) and 
the Edith (Warren Clarkson’s granddaughter) 
Clarkson Store (left). (Mississauga Library – 

Historic Image Gallery, 1900) 
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Figure 43: Orthoimagery Aerial, 1967, Region of Peel Archives 
(Annotated by AREA to show the location of the subject property and adjacent streets) 

 

         Clarkson Road North                                                                                                NORTH 

         Balsam Avenue 
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4.2 DESIGN / PHYSICAL SUMMARY 

4.2.1 Builders 

Clarkson Store was built by Warren Clarkson in 1835. William built his house next door to his 
father Warren’s store on Clarkson Road, when he took over the management in the mid-1860s. 
In the 1950s, it was Bill Elliot’s fruit market24. The buildings are currently vacant. 

4.2.2 Clarkson Store 

The original Clarkson store built in 1835 was replaced with a simple, one-and-a-half storey, wood 
frame building with a front gable roof circa 1865. The exterior cladding was horizontal clapboard 
siding. This building was significantly altered between 1906 and 1910 when a second floor was 
added along with an addition to the north side transforming it into a two-and-a-half storey ‘L-
shaped structure’ with a front gable roof and storefront. In 2015, the building was again renovated 
(Figure 44). 

 

 

 

 
 

Figure 44: East (front) elevation of the Clarkson Store, left - July 2015 (Source: CHER: 1130-1140 
Clarkson Road North, City of Mississauga, Ontario, October 2015, 26), right – February 2021 

 
In 2005, a Heritage Mississauga report described the Clarkson Store as follows, 

The store is ‘L’ shaped in plan and is 2 ½ storeys with a low pitch gable roof, Classic 
Revival in style. There are pediments on the east-front, west-rear and north facades. The 
store has been boarded up but according to an architectural assessment done on the 
property in 1989, the: first floor is divided into two stores, each having a central door 
flanked by display windows. The doors on the left stands in a recess decorated by two thin 
Corinthian pillars. The second storey is defined by a moulded wooden entablature over 
the store windows. There are three over the store windows. There are three rectangular 
sash windows on the second floor, and a small rectangular window in a round-headed 

 
24 Kathleen A. Hicks, Clarkson and Its Many Corners (Mississauga, Ontario: Mississauga Library System, 2003), 65 
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opening in the gable. The south façade has a door on the first floor and three sash 
windows on the second. At the rear are, a door on the first floor, two sash windows on the 
second and a small round-headed window in the gable. There is also a rectangular sash 
window on the north side inside the ‘L’. The building is covered with a brick pattern pressed 
metal, exposed on the northern façade and otherwise covered with asphalt siding. The 
cornice is decorated throughout with patterned moulding. The wide soffits are panelled. 

The pressed metal brick pattern siding was popular in the early 20th century, it is believed 
that the siding was applied between 1900-1920, after the building was constructed, 
covering 1x10-inch horizontal boards.25 

The Clarkson Store is located on its original site however has undergone some exterior 
renovations since it was built. The massing, height, scale and form of the building remains as 
original.  

The windows and doors are presently boarded and the building is vacant. 

4.2.3 William Clarkson House  

The William Clarkson House is a representative example of a 19th century vernacular style 
dwelling of wood frame construction with Gothic Revival characteristics (Figure 45). 

              

Figure 45: Selection of drawings from the 1864 The Canada Farmer column showing the suggested plan 
and principal elevation of the rural Ontario gothic cottage being advertised  

(The Canada Farmer, Volume 1, No.2, February 1, 1864). 
 

 
25 Heritage Mississauga. “Recommendations for Designation on the Heritage Registry, 1130-1132 and 1140 Clarkson 
Road North (Clarkson Store and William Clarkson House” built 1865-1894 (July 15, 2005), 3 
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The house is noted by key identifiers: steeply pitched roof, one-and-a-half storey, rectangular floor 
plan and gables with decorative bargeboard. The gable is present in the center of the façade. The 
windows are symmetrically placed in composition and a verandah wraps south side. The original 
exterior cladding included clapboard siding. The William Clarkson house is located on its original 
site however has undergone some exterior renovations since it was built. The massing, height, 
scale and form of the building remains as original. 

 

 
Figure 46: The main elevation of the William Clarkson 

House, early 20th century (Source: Mississauga, 
Historical Images Gallery, BA0154) 

 

 

 
Figure 47: The main elevation of the William Clarkson 
House, 1980 (Source: Mississauga, Historical Images 

Gallery) 
 

 

 
Figure 48: The main elevation of the William Clarkson 

House, 2004 (Source: Heritage Mississauga 2005) 
 

 

 
Figure 49: The main elevation of the William Clarkson 

House, 2020 (Source: Google Maps 2021) 
 

 

In 2005, Heritage Mississauga Report described the exterior of the house as follows. 

The Clarkson House is a one-and-a-half storey Victorian Gothic with an ‘L-shaped’ floor 
plan. A single storey later addition was built on the rear, with a hipped roof. The original 
house was a cross gable roof, the front gable of the house faces Clarkson Road North. 
The peak has a hammer beam fretwork decoration. This is new as it is not present in the 
older picture. The front verandah extends beyond the south wall indicating that it may have 
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been a wrap around verandah, however, the side portion is gone. This may also specify 
the sets of bay windows on the south façade are an addition. A wide reed moulding 
surrounds the front door. The original exterior covering is unknown as it was covered by 
pressed steel siding in brick pattern, which was also present on the store, this siding was 
available in the 19th century but became popular in the early 20th century. The new plywood 
covering conceals the majority of the pressed metal sheathing. 

and, 

Recent renovations to the house include dark yellow plywood siding with vertical laths, 
resembling board and batten, as well as blue window trim. The window trim is respectful 
of the heritage of the home. The trim details at the top of the windows comes to a slight 
point in the centre. This feature looks similar to a picture of the Clarkson house in the 
Barnett Scrapbook. Two chimneys visible in the older photograph are no longer present 
from the exterior.26 

The windows and doors are presently boarded and the building is vacant. 

4.3 SUMMARY 

The subject property, located at 1130-1140 Clarkson Road North in the City of Mississauga is an 
important and significant cultural heritage property that has design, associative and contextual 
values. Unterman McPhail Associates Heritage Resource Management Consultants provided the 
City with a Cultural Heritage Evaluation Report for the subject property in 201527 for consideration 
in municipally designating the subject property under Part IV of the Ontario Heritage Act (OHA). 
 
The above properties at 1130-1140 Clarkson Road North were designated as being of cultural 
heritage value or interest under the Ontario Heritage Act. The By-Law 0057-2017 was enacted 
and passed on 26th April 2017 (Appendix G). 

 
 

 

 

 

 

 
26 Heritage Mississauga. “Recommendations for Designation on the Heritage Registry, 1130-1132 and 1140 Clarkson 
Road North (Clarkson Store and William Clarkson House” built 1865-1894 (July 15, 2005),3 
27 Cultural Heritage Evaluation Report 1130-1140 Clarkson Road North City of Mississauga, Ontario. Unterman 
McPhail Associates Heritage Resource Management Consultants, 2015. Accessed from: 
http://www7.mississauga.ca/documents/agendas/committees/heritage/2016/1_-_01_12_16_-_HAC_Agenda.pdf 
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5.0 DESCRIPTION AND EXAMINATION OF PROPOSED 
DEVELOPMENT/SITE ALTERATIONS 

5.1 PROPOSAL OVERVIEW  

The proposed development by CIMA+ involves converting the existing Alectra distribution 
overhead lines to underground (UG) cabling for the rail crossing adjacent to the subject site to 
meet Metrolinx’s clearance requirements. Metrolinx aims to expand the GO Transit to provide 
faster service on the Lakeshore West corridor with electrified lines in Mississauga.  

The conversion of the overhead system to underground infrastructure is proposed within the 
subject site in proximity to the heritage resource, this HIA is thus required to identify and assess 
the impacts of the property's proposed undertaking at 1130-1140 Clarkson Road North that 
involves the above-described execution. The existing heritage resource, however, will not 
undergo any alterations. This part of the HIA provides an overview of the risks and issues posed 
by the existing overhead system and subject site's development proposal, and its investment 
benefits.  

The development proposal’s description is based on the permit drawings (July 2020) prepared by 
CIMA+ for Alectra Utilities Corporation of the electrical work to be carried out on the subject 
property. 

5.2 PURPOSE  

Appendix A007 of the Alectra Utilities 2020-24 Distribution System Plan defines and summarizes 
the primary and secondary drivers for Overhead Legacy Infrastructure:28 

TABLE 1: INVESTMENT DRIVERS 

INVESTMENT DRIVER REASONING AND INVESTMENT BENEFITS 
Primary Driver: 
Functional Obsolescence 

The primary driver for these investments is functional 
obsolescence. Overhead legacy assets, including legacy rear-lot 
construction and legacy under-classed poles, conveying four 
feeder circuits, no longer align with Alectra Utilities' standards and 
practices. Rear lot infrastructure introduces accessibility and safety 
issues.  
 
These assets cannot be maintained using efficient maintenance 
and operational practices the leverage labour saving equipment 
and device such as bucket trucks. 
 

Secondary Driver: 
Safety 

Rear Lot infrastructure poses an elevated safety risk to (i) field 
crews, due to the non-standard and manual procedures that must 
 

28 EB-2019-0018 Alectra Utilities Corporation 2020 EDR Application Exhibit 04 Tab 01 Schedule 01 Appendix A07 — 
Rear Lot Conversion, Pg. 8 of 21 
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be utilized to maintain and operate this infrastructure on a regular 
basis, and (ii) the general public, due to the limited clearances 
between the electrical plant and customer properties. 
 

Secondary Driver: 
Reliability 

Given that like-for-like replacement would perpetuate some of the 
inherent shortcomings associated with rear lot supply, the 
proposed rear lot conversion investment will involve renewal to 
present-day standards which provides reliability benefits including 
an expected 11-fold improvement to rear-lot SAIFI and more than 
a 3-fold improvement to rear-lot SAIDI when compared the three-
year historical system SAIFI and SAIDI. 

 

Based on the criteria above, Alectra has determined that underground ductbank at the rear of 
the subject lot is their preference over the overhead electrical distribution system. 

5.3 ISSUES AND RISKS POSED BY THE EXISTING OVERHEAD SYSTEM 

5.3.1 OPERATIONAL ISSUES 

According to the Alectra Utilities 2020-24 Distribution System Plan, Appendix A05 – Overhead 
Asset Renewal, operational issues on some feeders and direct buried cables were identified in 
the Clarkson Station area29. Alectra Utilities’ extensive maintenance program to manage the 
substation assets has allowed facilities to operate past their typical useful life. However, due to 
the operational issues identified, these facilities are now outdated and should be replaced with 
better infrastructure. 
 

 
Figure 50: View of the subject property and existing overhead electric distribution system from Balsam 

Avenue looking southeast (February 2021) 

 
29 Alectra Utilities 2020-24 Distribution System Plan, EB-2019-0018 Alectra Utilities Corporation 2020 EDR 
Application Exhibit 04 Tab 01 Schedule 01 Appendix A05 — Overhead Asset Renewal, Pg. 46 of 53 
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5.3.2 ACCESSIBILITY ISSUES 

As the infrastructure continues to age and deteriorate over time, it becomes increasingly difficult 
to monitor asset deterioration due to the following accessibility challenges30:  

 Wood poles are generally congested, due to multiple service attachments and 
communication drops. This makes it impossible to sufficiently climb poles. Crews must, 
therefore, use ladders to access these poles. Alectra Utilities is limited in utilizing ladders 
to access the overhead system due to Ministry of Labour restrictions for congested areas 
which complicates the situation further. Figures 51 & 52 show the existing wood poles.  
 

 
Figure 51: View of the subject property and existing overhead electric system from Clarkson Rd. N 

looking northwest (February 2021) 
 

 
Figure 52: View of the subject property and existing overhead electric system from Clarkson Rd. N 
looking southwest. The hydro pole fronting the Clarkson general store is proposed to be removed, 

annotated by AREA in red. (February 2021) 
 

 Configuration is generally unsafe to the public due to the large trees growing near 
energized power lines. In tandem with such an unsafe configuration, there are also line 
clearing hazards and related additional costs to do this work. 

 
30 Ibid, Pg. 2 of 21 
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5.4 DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The proposal involves the conversion of the existing overhead system to current-standard front-
lot underground infrastructure, including the installation of padmounted transformers, tree 
retardant cross-linked polyethylene ("TRXLPE") underground cables in conduit and solid dielectric 
padmounted underground switches (Figure 53). All primary voltage assets will be converted 
accordingly to underground infrastructure. Similarly, all secondary voltage assets will also be 
converted such that customer meter bases will be supplied via underground connections31. 

 

Figure 53: Schematic diagram showing the existing and proposed electrical lines within and adjacent to 
the subject site. (Source: Metrolinx GO Elec. LWL – CONFLICT #LW26 Clarkson Road North-Lakeshore 

Road West to Truscott Drive, Primary Schematic, Sheet No. D07-396295-001) 
 

31 Alectra Utilities 2020-24 Distribution System Plan, EB-2019-0018 Alectra Utilities Corporation 2020 EDR 
Application Exhibit 04 Tab 01 Schedule 01 Appendix A07 — Rear Lot Conversion, Pg. 4 of 21 
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5.4.1 SCOPE OF WORK32 (Figure 54): 

Poles: 
Install poles as indicated on electrical layout: 2- 55'cp and remove existing pole p11747, p11748 
and pn/a. 
 
Guying: 
Install/remove guying as indicated on electrical layout. All guying to be as per ehm std's 9-101 & 
9-107. For anchors install 12" single helix pisa anchor (ehm item #10722), except where otherwise 
indicated. 
 
Grounding: 
Install grounding at p1, & p2 using ehm std. 41-99, 41-103 as indicated on the drawing. 
 
Existing overhead primary & secondary: 
Ehm to transfer the existing primary & secondary to the new poles as indicated on the drawing, 
as per std. 13-101 on table 13-101.1 and 13-123 on table 13-123.1. 
 
Overhead switches & primary risers: 
Install underground to overhead three-phase risers to pole p1, & p2 As per alectra-ehm std 37-
190. Alectra to supply and install new solid blade switches on poles p1,& p2 as per alectra-ehm 
std 37-98. 
 
Underground primary cables: 
Supply and install approximately 200m of 6-1000kcmil cu., tr-xlpei, cn, lldpej, 28kv primary cables 
(item# 16798) c/w 500kcmil rwu90. Neutral (item#16406) as shown on the drawings. 
 
Ductbank: 
Civil contractor to supply and install all 4" (100mm) pvc and hdpe ducts as required. All direct 
buried ducts to be constructed in accordance with ehm std. 37-142d. Ductbank shall be subject 
to Alectra-ehm inspection prior to backfill and/or pouring concrete. Further inspections shall be 
completed after construction, prior to cables installation.  
 
Supply and install all concrete encased Ductbank at road crossings, bends and at other locations 
as indicated on the drawings as per 10-106.1 to 10-106.7 and per individual cross-section 
sketches. Supply and install steel casing duct bank at railway crossing up to cn railway r.o.w. all 
high voltage ducts (100mm) shall have 60" radius bends, concrete encased to 1.0m past the duct 
bend as per 10-107c. 
 
Street lighting: 
Power services to transfer the existing street lights and relocate the luminares to the proposed 
poles if applicable. 

 
32 Metrolinx GO Elec. LWL – CONFLICT #LW26 Clarkson Road North-Lakeshore Road West to Truscott Drive, 
Standards and Notes, Sheet No. D07-396295-005 
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Figure 54: Electric Plan and the Trenching Plan of the proposed development 
showing the Heritage Resource fronting onto Clarkson Road North, annotated by AREA 

(Source: Metrolinx GO Elec. LWL – CONFLICT #LW26 Clarkson Road North-Lakeshore Road West to 
Truscott Drive, Electrical and Trenching, Sheet No. D07-396295-002) 

 
The above electric and trenching plan show the location of both existing and proposed single 
phase transformers, power trenches, cables, hydro poles, circuits, switches etc. For further 
details, drawing legends and construction notes, please refer to Appendix D Electrical Drawings.  

Anchors proposed to be installed on the existing pole in front of the property to provide 
structural stability, this will be visible above ground (Figures 54 & 55).  
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Figure 55: Sketch of the 2 new anchors to be installed on the existing pole in front of the property to 
provide structural stability, overlayed on the current conditions at 1140 Clarkson Rd N.  

(Source: CIMA+) 

5.5 SITE ALTERATION 

The existing heritage resource will be retained and protected at its original position within the lot. 
The subject property will be utilized as a mixed-use building, no changes to land use or building 
alterations are proposed. The building will be protected and monitored before and throughout the 
period of construction. A concrete encased ductbank (18x100mm PVC Ducts & 2x100mm HDPE 
Ducts) is proposed 9.2m west of the William Clarkson house and 1.4m below existing grade level 
(Figure 56). This ductbank is proposed to be connected to a 20x100mm Steel casing ductbank 
which will be placed 4.1m below the railway tracks. A minimum clearance of 4.1m from the base 
of rail to top of the steel casing will be maintained as shown in Figure 56. An easement will thus 
be required.  
 
Existing hydro pole (south end of the property) fronting Clarkson Road North will be removed. 
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Figure 56: Profile view of the proposed ductbank within the subject site. Distance buffer of the William 
Clarkson house from the ductback annotated by AREA  

(Source: Metrolinx GO Elec. LWL – CONFLICT #LW26 Clarkson Road North-Lakeshore Road West to 
Truscott Drive, Trenching 2, Sheet No. D07-396295-003) 
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5.6 IMPACT ASSESSMENT 

Impacts can be described as ‘direct’ when cultural heritage landscapes and/or built heritage 
resources will be removed or significantly altered by a proposed development activity or ‘indirect’ 
when cultural heritage resources are disrupted by the introduction of physical, visual, audible or 
atmospheric elements that are not in keeping with their character and, or setting.  

5.6.1 ASSESSMENT OF ADVERSE IMPACTS 

When determining the effects, a development or site alteration may have on known or identified 
built heritage resources or cultural heritage landscapes, the MTCS Heritage Resources in the 
Land Use Planning Process advises that the following direct and indirect adverse impacts be 
considered: 

A. DIRECT IMPACTS 
 Destruction of any, or part of any, significant heritage attributes, or features; and  
 Alteration that is not sympathetic or is incompatible, with the historic fabric and 

appearance. 
 

B. INDIRECT IMPACTS 
 Shadows created that alter the appearance of a heritage attribute or change the viability 

of a natural feature or plantings, such as a garden; 
 Isolation of a heritage attribute from its surrounding environment, context or a significant 

relationship; or 
 A change in land use such as a rezoning an open space to residential use, allowing new 

development or site alteration to fill in the formerly open spaces. 
 

Other potential impacts associated with the undertaking may also be considered. Historic 
structures, particularly those built in masonry, are susceptible to damage from vibration caused 
during the construction phase. Like any other structure, they are also threatened by collisions 
with heavy machinery or subsidence from utility line failures (Randl 2001:3-6). 

The following is an assessment of the potential direct or indirect adverse impacts on the property’s 
heritage attributes resulting from the proposed development, based on those identified in Ontario 
Heritage Tool Kit, Info Sheet #5.  

TABLE 2: ASSESSMENT OF DIRECT AND INDIRECT ADVERSE IMPACTS 

Potential direct and 
indirect adverse 

Impact 

Assessment Summary of Impact 
with Mitigation 

1. Destruction of 
any, or part of any 

The proposed development includes the 
retention and protection of the property’s-

Minor Impact. 

If controls are followed 
during construction, 
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significant heritage 
attributes of features. 

built heritage resource in its entirety. No 
alterations are proposed for the CHR. 

 

impact will be limited and 
monitored. No heritage 
attributes are at risk if the 
recommended mitigation 
measures are 
implemented (see section 
6). 

2. Alteration that is 
not sympathetic, or is 
incompatible, with 
the historic fabric and 
appearance. 

On the east (front) elevation, an existing 
hydro pole will be removed.  

A concrete encased ductbank (18x100mm 
PVC Ducts & 2x100mm HDPE Ducts) is 
proposed 9.2m west of the William 
Clarkson house and 1.4m below existing 
grade level (Figure 56) 

The proposed development has the 
potential to negatively impact heritage 
attributes during the construction phase 
through accident or faulty procedure. 
Construction activity and potential 
excavation adjacent to the property has 
potential to cause limited and temporary 
impacts to the CHR. 

These impacts can be mitigated though 
construction controls, protection plans and 
retention of a structural engineer to avoid 
any damage to the property’s heritage 
attributes. 

Minor Impact. 

If controls are followed 
during construction, 
impact will be limited and 
monitored. No heritage 
attributes are at risk if the 
recommended mitigation 
measures are 
implemented (see section 
6). 

Positive impact will be the 
removal of the existing 
wood hydro pole which 
obscured view from and 
to the east facade of the 
original former Clarkson 
General Store. 

3. Shadows created 
that alter the 
appearance of the 
heritage attribute or 
change the viability 
of an associated 
natural feature or 
plantings, such as a 
garden. 

The proposed development will not result in 
shadows on the CHR.  

 

 

 

 

No impact. 
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4. Isolation of a 
heritage attribute 
from its surrounding 
environment, context 
or a significant 
relationship. 

The Clarkson General Store and the 
William Clarkson House will be retained at 
their original location dating to c. 1835. The 
buildings will continue to front on Clarkson 
Road North and will remain within its 
original lot.  

The rear underground cabling will not block 
the existing structure from surrounding 
properties or views. 

No impact. 

Retention is within the 
original site and will 
maintain visual 
relationship with Clarkson 
Road North & Balsam 
Avenue, and potentially 
draw new interest and 
appreciation for the 
former Clarkson Corners 
and the history of the 
Township of Clarkson.  

5. Direct or indirect 
obstruction of 
significant views or 
vistas with, from, or 
of built and natural 
features. 

N/A - No significant views or vistas have 
been identified within, to, or from the 
Subject Property.  

2 new anchors to be installed on the 
existing pole in front of the property to 
provide structural stability, overlayed on the 
current conditions at 1140 Clarkson Rd N 
(Figure 55). 

No impact. 

The impact of the 
proposed development 
will be minimal, as the 
addition is located 
underground, to the rear 
of the property and the 
existing heritage structure 
will be retained. 

Visual impact by the 2 
new anchors will be 
minimal and reversible. 
The cables will be thin 
and will have a yellow 
protector to protect 
pedestrians (Figure 55).   

Positive impact will be the 
removal of the existing 
wood hydro pole which 
obscured view from and 
to the east facade of the 
original former Clarkson 
General Store. 
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6. A change in land 
use (such as 
rezoning a church to 
a multi-unity 
residence) where the 
change in use 
affects the property’s 
cultural heritage 
value.  

A change in land use is not proposed for the 
Subject Property.  

The mixed-use character of the area will be 
preserved. The subject property will be 
preserved and will be utilized as a mixed-
use building associated for the owners of 
the building which will provide stewardship 
of the CHR in the long-term. 

No Impact. 

 

7. Land 
disturbances such 
as a change in grade 
that alters soils, and 
drainage patterns 
that adversely affect 
a cultural heritage 
resource, including 
archeological 
resources. 

Construction of underground ductbanks. 

Land disturbances during construction 
phase can be monitored if mitigation 
measures such as standard drainage, site 
grading and vibration monitoring are 
implemented. There are no anticipated 
changes in grade that would negatively 
impact the building.  

No impact. 

If mitigation measures 
are followed during 
construction, impact will 
be limited and monitored. 

 

5.6.2 Results of Impact Assessment 

The preceding assessment has determined that with the proposed conservation strategy, the 
proposed development will not result in significant direct and indirect impacts to the heritage 
attributes of the CHR. Such impact will be limited and monitored through proper mitigation 
measures. The following section provides an analysis of potential alternative mitigation strategies. 

5.7 CONSIDERED ALTERNATIVES AND MITIGATION STRATEGIES  

Various mitigation options are evaluated in this section, to determine how the proposed 
development can lessen its impacts on the subject property. This proposed conservation strategy 
implements "mitigative measures and/or alternative development approaches" supported by the 
PPS. This PPS provision is incorporated municipally through the Official Plan, which states that, 
(Section 7.4.1.13) ‘Cultural heritage resources must be maintained in situ and in a manner that 
prevents deterioration and protects the heritage qualities of the resource.”33  
 
The proposed development proposes the in-situ preservation and protection of the CHR. This HIA 
thus evaluates the following mitigation options while maintaining the CHR in-situ in the following 
order of priority: 
 

 
33 Heritage Planning, Cultural Heritage Resources, Mississauga Official Plan (Office Consolidation September 2020). 
Retrieved from: http://www6.mississauga.ca/onlinemaps/planbldg/MOP/Chapter7-CompleteCommunities-July13-
2016.pdf  
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(i) On-site retention of the CHR in the original use and maintaining the existing overhead 
system as is; 
(ii) On-site retention of the CHR in the original use and replacing the existing overhead 
system with Rear Lot overhead system; and, 
(iii) On-site retention of the CHR in the original use and replacing the existing overhead 
system with full underground infrastructure. 
 

The following table provides analysis of each mitigation option: 

TABLE 3: ANALYSIS OF OPTIONS FOR CONSIDERED ALTERNATIVES 

OPTION ADVANTAGES DISADVANTAGES FEASIBILITY 
(i) On-site 
retention of the 
CHR in the 
original use and 
maintaining the 
existing 
overhead 
system as is 
 

- Minimal intervention 
and no investment. 
- Potential for retaining 
all heritage attributes of 
the property. 
- Assets will only be 
replaced when they are 
obsolete. 
 

-Customers will be 
exposed to prolonged 
reliability impacts due 
to the operational and 
accessibility issues 
associated with the lot.  
- Wood poles will have 
to replaced manually 
with field crews 
accessing private 
properties in order to 
execute the work. 
- Both crew and 
customers will be 
exposed to safety risks 
due to minimal 
proximity between the 
customer and overhead 
lines as well as the 
non-standard and non-
ergonomic work 
procedures that field 
crews would have to 
continue to execute to 
sufficiently maintain, 
inspect and service the 
assets.34 
 

Alectra Utilities 
rejected this approach 
due to inherent issues 
with maintenance, 
reliability, safety 
concerns and 
resulting operational 
inefficiencies.35 

(ii) On-site 
retention of the 
CHR in the 
original use and 

- All heritage attributes 
retained. 
 

-The rear lot overhead 
infrastructure would 
remain on private 
property. 

This option is not 
feasible because it 
would perpetuate 

 
34 Ibid. 
35 Alectra Utilities 2020-24 Distribution System Plan, EB-2019-0018 Alectra Utilities Corporation 2020 EDR 
Application Exhibit 04 Tab 01 Schedule 01 Appendix A07 — Rear Lot Conversion, Pg. 18 of 21 
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replacing the 
existing 
overhead 
system with 
Rear Lot 
overhead 
system; 

- The existing 
infrastructure would 
have to be reconfigured 
to make it accessible 
from the street in case 
the crew wants to 
access the plant during 
an outage event. 
- This approach would 
require easements, 
access private 
property.  
 

operating constraints 
and safety concerns. 
Alectra Utilities 
rejected this 
approach.   

(iii) On-site 
retention of the 
CHR in the 
original use and 
replacing the 
existing 
overhead 
system with full 
underground 
infrastructure. 

- All heritage attributes 
retained. 
- The Clarkson House 
will maintain a visual 
relationship to Clarkson 
Road North. 
- Through preservation, 
the heritage building 
can be conserved.  
- This scenario 
proposes the complete 
replacement of the 
existing overhead 
system with 
underground 
infrastructure that can 
be accessed from 
Clarkson Road North. 
- The new assets will 
be installed as per the 
current design 
practices. 
- This proposal also 
ensures efficiencies for 
the utilities as activities 
like tree 
cutting/trimming can be 
eliminated.  
 

- Stabilization and 
monitoring measures 
will be required. 
If controls are followed 
during construction, 
impact will be limited 
and monitored. No 
heritage attributes are 
at risk if the 
recommended 
mitigation measures are 
implemented (see 
section 6). 
 
 

This option is feasible 
as this approach will 
completely mitigate 
the reliability and 
safety issues 
associated with 
overhead distribution 
as well as the 
operational 
constraints associated 
with the existing 
infrastructure. 
-The subject property 
has sufficient lands to 
incorporate the 
proposed 
construction. 
-The CHR is in overall 
good condition with 
high integrity; and 
- It will assist in 
meeting the objectives 
for Protection of 
Cultural Heritage 
Resources as 
identified in the City of 
Mississauga’s Official 
Plan under section 7.4 
Heritage Planning. 

 

Based on the above evaluation, the on-site retention of the CHR in the original use, on its original 
location and replacing the existing overhead system with full underground infrastructure is the 
most feasible and most appropriate form of conservation strategy. 
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6.0 CONSERVATION AND IMPLEMENTATION STRATEGIES 

6.1 PRESERVATION APPROACH 

Based on the evaluation from the previous section, preservation of the Clarkson House and 
General store is the most appropriate form of conservation strategy among those listed in the 
Official Plan. Preservation involves protecting, maintaining and stabilizing the existing form, 
material and integrity of a historic place, or of an individual component, while protecting its 
heritage value. There are nine Standards relating to Preservation, and they must all be applied to 
a Preservation project. Since protection, maintenance and stabilization are at the core of all 
conservation projects, all nine Preservation Standards must be applied to any conservation 
project.36 In conclusion, the proposed preservation of the Clarkson House & General Store will 
accommodate a balance between conservation and development, and is therefore recommended 
by this HIA. This approach will allow the recovery of the building’s historic Gothic Revival form, 
while also permitting viability for its integration within the proposed development. The process of 
preservation can be achieved through the processes described in the following sub-sections.  

6.1.1 Planning for Stabilization and Monitoring  

The CHR should be stabilized as part of a mothballing plan that involves correcting deficiencies 
to slow down the deterioration of the building while it is vacant. The building’s windows and doors 
are currently boarded; however, it is essential to provide adequate air exchange throughout the 
building to prevent mould formulation, rot and insect infestation. A structural engineer should visit 
the site and determine if structural stabilization measures will also be required to ensure that the 
vibration caused by the underground digging to lay the ductbank will not harm the building or its 
finishes. Once the property is stabilized, a regular schedule for surveillance, maintenance and 
monitoring should be established. The local fire and police departments should be notified that 
the buildings are vacant. For details related to pre-construction, construction and post 
construction monitoring and contingency measures, please refer to Appendix D - drawing 
Metrolinx GO Elec. Sheet No. D07-396295-007. 

6.1.2 Recommendations and Approvals 

To undertake the proposed construction work, a Heritage Permit Application (HPA) is typically 
submitted to the City’s Heritage Planning, Culture Division. Typically, a submission for HPA would 
be required, however in this case it is recommended and requested of Heritage Planning staff 
that this HIA be approved and represent the only required submittal to allow for the underground 
ductbank construction. It is commonplace for municipalities to delegate authority to Heritage 
Planning staff to approve such infrastructure related projects which do not impact the CHR. It is 
thus requested that the heritage approval be delegated to Heritage Planning staff in order to 
expedite the approval of this infrastructure project. This heritage staff approval therefore would 
entail communicating with the Building Division to provide clearance and sign off of the building 
permit for the ductbank work.  

 
36 Page1,2, Standards for conservation — Applying the Standards, Standards and Guidelines for the Conservation of 
Historic Places in Canada, 2010 
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7.0 SUMMARY STATEMENT & RECOMMENDATIONS 
Based on the results of archival research, site investigation and existing conditions and an 
assessment of impacts of the proposed undertaking, this HIA concludes that the proposed 
adjacent development will have no impact on the cultural heritage value of the heritage property. 
The site is subject to the City's Property Standards By-law. 

To ensure the long-term sustainability and use of the Clarkson House and General Store as a 
valued built heritage resource, AREA recommends to: 

 preserve and protect the Clarkson House and General Store at its original location within 
the property in the proposed development. This operation will require the following short-
term actions: 
 

Short-term Conservation Actions: 

 Ensure that the vacant heritage resource is protected in accordance with the City of 
Mississauga Property Standards By-Law 654-98 Section 14.2 BOARDED BUILDINGS 
ON HERITAGE PROPERTIES (368-06) and to the satisfaction of the City of Mississauga. 
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APPENDIX F: ARCHIVAL PHOTOS AND HISTORICAL PLAN 

 

Figure 57: Edith and Cora Clarkson  
(Source: Image BA0156, Historical Image Gallery, Mississauga Library System, undated) 

Edith and Cora were the daughters of William Clarkson. Cora Clarkson married Robert Shook. 
 

 

Figure 58: Edith Clarkson House 1160 Clarkson Road North, Plan G-13, Lot 1  
(Source: Image BA0153, Historical Image Gallery, Mississauga Library System, undated) 
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Figure 59: An opening announcement of the Carload Groceteria in the local newspaper 
(Source: Port Credit News, August 29, 1934) 
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Figure 60: Plan G-13, Plan of Subdivision of Parts Lot 28, 29 and 30, Concession 2, SDS, Township of 

Toronto, Co. Peel, Speights and Van Nostrand, O.L Surveyors Toronto, May 15, 1913. 
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APPENDIX G: THE CORPORATION OF THE CITY OF MISSISSAUGA BY-LAW 
0057-2017 
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APPENDIX H: RESUME 

A. DAVID ECKLER, AREA 

 
 

8.1



1130-1140 Clarkson Road North, Mississauga, Ontario  Cultural Heritage Impact Assessment 
                                  Issued March 2021 

 

116 
   Architects Rasch Eckler Associates Ltd. 
   Project No. 20-682 

 

 

8.1


	TABLE OF CONTENTS
	TABLE OF FIGURES
	LIST OF TABLES
	1.0 introduction to the report
	1.1 EXECUTIVE SUMMARY
	1.2 Methodology OF HIA REPORT

	2.0  POLICY FRAMEWORK
	2.1 PROVINCIAL POLICY STATEMENT (PPS, 2020)
	2.2 A Place to Grow - Growth Plan for The Greater Golden Horseshoe (Office Consolidation 2020)
	2.3 Region of Peel Official Plan (ROP OP, Office Consolidation 2018)
	2.4 The Ontario Heritage Act and Ontario Regulation 9/06
	2.4.1 MINISTRY OF HERITAGE, SPORT, TOURISM AND CULTURE INDUSTRIES

	2.5 CITY OF MISSISSAUGA PLANS AND POLICIES
	2.5.1 City of Mississauga Official Plan Policies
	2.5.2 Zoning By-Law


	3.0 Introduction to SUBJECT Property
	3.1 LOCATION OF THE SUBJECT PROPERTY
	3.2 Description of Subject Property
	3.2.1 Site
	3.2.2 Buildings
	William Clarkson House
	General Store and Post Office building

	3.2.3 Context

	3.3 Existing Condition
	3.4 Heritage Status of chr and adjacent heritage properties

	4.0 STATEMENT of Cultural Heritage Value or Interest
	Design Value
	Historical/Associative Value
	Contextual Value
	Heritage Attributes
	4.1 Historical / Associative Summary
	4.1.1 TORONTO TOWNSHIP
	4.1.2 TOWNSHIP OF CLARKSON
	4.1.3 CLARKSON ROAD NORTH
	4.1.4 HISTORY OF OWNERSHIP
	Historical Mapping

	4.1.5 HISTORY OF LANDUSE

	4.2 Design / Physical Summary
	4.2.1 Builders
	4.2.2 Clarkson Store
	4.2.3 William Clarkson House

	4.3 Summary

	5.0 Description and Examination of Proposed Development/Site Alterations
	5.1 PROPOSAL OVERVIEW
	5.2 Purpose
	5.3 ISSUES AND RISKS POSED BY THE EXISTING OVERHEAD SYSTEM
	5.3.1 OPERATIONAL ISSUES
	5.3.2 ACCESSIBILITY ISSUES

	5.4 DESCRIPTION OF THE PROPOSED DEVELOPMENT
	5.4.1 SCOPE OF WORK31F  (Figure 54):

	5.5 SITE ALTERATION
	5.6 IMPACT ASSESSMENT
	5.6.1 ASSESSMENT OF ADVERSE IMPACTS
	A. DIRECT IMPACTS
	B. INDIRECT IMPACTS

	5.6.2 Results of Impact Assessment

	5.7 CONSIDERED ALTERNATIVES AND Mitigation STRATEGIES

	6.0 CONSERVATION AND IMPLEMENTATION STRATEGIES
	6.1 PRESERVATION approach
	6.1.1 Planning for Stabilization and Monitoring
	6.1.2 Recommendations and Approvals


	7.0 SUMMARY STATEMENT & Recommendations
	8.0 APPENDICES
	APPENDIX A: BIBLIOGRAPHY & REFERENCES
	Appendix B: Site Photos (February 2021)
	Appendix c: City of Mississauga’s Cultural Heritage Impact Assessment, Terms of Reference (“HIA-ToR”)
	Appendix D: Metrolinx Go Electrical Lwl. – Conflict #LW26, Clarkson Rd. N - Lakeshore Rd. W to Truscott Drive, Alectra Utilities Corporation, ISSUED JULY 2020
	Appendix D: Metrolinx Go Electrical Lwl. – Conflict #LW26, Clarkson Rd. N - Lakeshore Rd. W to Truscott Drive, Alectra Utilities Corporation, ISSUED JULY 2020
	Appendix E: Clarkson family file, William Perkins Bull fonds, Region of Peel Archives
	Appendix F: ARCHIVAL PHOTOS AND HISTORICAL PLAN
	Appendix G: THE CORPORATION OF THE CITY OF MISSISSAUGA BY-LAW 0057-2017
	Appendix H: Resume




