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Introduction
This Heritage Impact Assessment (HIA) has been prepared by W.E. Oughtred & Associates 

Inc. as a requirement for obtaining a heritage permit for the proposed demolition of the 

existing dwelling at 1346 Mississauga Road.  An HIA is required as this property is located 

within  the Cultural Heritage Landscape area of Mississauga Road. “Mississauga Road is 

recognized as a Cultural Landscape, as it is one of the City's oldest and most picturesque 

thoroughfares. Its alignment varies from being part of the normal road grid in the north to a 

curvilinear alignment in the south, following the top of bank of the Credit River. The scenic 

quality of the road is notable because it traverses a variety of topography and varying land 

use, from old established residential neighbourhoods to new industrial and commercial areas. 

From Streetsville south the boulevards and adjacent landscapes are home to some of the 

oldest and most spectacular trees in the City. The road also includes some of the city's most 

interesting architecture and landscape features, including low stone walls. The road's pioneer 

history and its function as a link between Mississauga's early communities, makes it an 

important part of the City's heritage.  1

This report was prepared in accordance with the City of Mississauga’s Terms of Reference for 

Heritage Impact Assessments (March 2022). A site visit was undertaken by W.E. Oughtred & 

Associates on February 16, 2022, to assess and document the property and its relationship 

to the neighbourhood. 

 City of Mississauga1
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Location & Site Description
Municipal Address:  1346 Mississauga Road 

Legal Description:  Lot 58, Plan 599 

Lot Area:   1536.77 m2  

Zoning:  R2-5, Residential 

General Location:  West Side of 

Mississauga Road, South of the QEW and 

North of Indian Road.  

Figure 1: Site Location Map

The subject property is located on the west side of Mississauga Road between Indian Road 

and Shenandowa Drive. Mississauga Road is a multifaceted roadway. Along with its scenic 

route designation; it is also a collector road and a cycling route. It is designated as a Major 

Collector (Scenic Route) on Schedule 5 of the Long Term Road Network within the City of 

Mississauga Official Plan. It is also a primary on-road Cycling Route (Schedule 7 - Long Term 

Cycling Routes). 

The subject property is adjacent to 1362 Mississauga Road, a Part IV Designated heritage 

property that contains the Perrin-Bonner-Bluett Residence, a Gothic Revival style farmhouse 

that was built in 1888. The importance of this property is described as follows in the 

designation statement from the City of Mississauga website. 

The Perrin-Bonner-Bluett Residence, 1362 Mississauga Road North, is recommended for 

heritage designation for reasons of its architectural significance. The residence was built in 

1888 by Addison Perrin and later willed to his wife, Anne Wingfield Perrin in 1895. In turn the 

house was willed to a daughter, Josephine Wallbridge Bonner, in 1915, and passed to the 

next generation, a daughter Rosa C. Bluett, in 1945. The property was sold in 1971 when it 

W.E. OUGHTRED & ASSOCIATES INC. 5

9.1



was transferred out of the family. This finely crafted residence is an interesting combination of 

the Gothic style, depicted by the steep gables, Queen Anne style elements of the decorative 

detailing of the porch, and windows, and the Victorian Gothic style represented by the gable 

vergeboard and squared king post and collar-beam. The two-storey structure is L-shaped in 

plan; wood sided, with a one storey addition to the rear. The high pitched gable roof originally 

had cedar shingles with decorative bands of diamond pattern shingles, now replaced with 

plain cedar shingles. Original decorative verge board runs beneath the gable and turned 

finials extend above the gable apex. There are two wall dormers on the main facade; a wall 

dormer with a gable roof and decoration carved into the wooden pediment or tympanum and 

a wall dormer in a gable with the same decorative vergeboard at the gable ends. There is an 

external chimney on the west facade. The original porch on the main facade has a hipped 

cedar roof supported by chamfered columns and pilasters. A fret sawn pierced decoration 

runs beneath the porch roof and is accentuated in the corners by fan-line brackets. Though 

not original to the house, the turned balusters which extend between a moulded hand rail and 

lower rail above the planked porch floor, is an attractive feature. The rail is supported by 

turned newel posts. The windows are all one-over-one paned sash. Identical one-storey bay 

windows are located on the front of the main (south) facade and the east facade. The original 

doors have been replaced with glass panelled doors. The original front door was relocated to 

the one-and-a-half storey garage outbuilding located in the southwest corner of the property. 

The property has been restored and carefully maintained by the current owners, with special 

acknowledgement to the late Mr. R. Bilac.  2

 City of Mississauga2
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Property History
Mississauga Road

Mississauga Road is recognized as a cultural landscape within the City of Mississauga 

because it is the City’s oldest north-south transportation route. The road follows the path of 

an aboriginal trail that lead from fishing grounds at the mouth of the Credit River to farms and 

hunting grounds located inland to the north. It follows high land on the west bank of the Credit 

River from Port Credit to Streetsville. These lands were originally reserved for the 

Mississaugas, but by 1847 they had relocated elsewhere and the land was re-distributed by 

the Crown and Mississauga Road was extended further north to Brampton. As the 

settlements linked by Mississauga Road grew, the cultural landscape made up of villages and 

farmsteads evolved. In the 20th century, changes to this cultural landscape accelerated as 

urban boundaries expanded and rural areas were transformed by suburban development. 

Mississauga Road is now a major arterial road continuously lined with development. Some of 

the built and natural features associated with this early pioneer road remain. These features 

define the character of the Mississauga Scenic Route Cultural Landscape.  3

Lot 6, Range II CIR

Historically, the subject property is located in the area that was reserved on either side of the 

Credit River for the Mississauga. In 1805 the Crown negotiated a large purchase of these 

lands from the Mississauga and it was surveyed into 200-acre lots for settlement. This area 

was divided into three ‘Ranges’ and identified as the Credit Indian Reserve (CIR) in land 

documents. Lots located in the lower portion of the New Survey (1806) were aligned with the 

Credit River, rather than the shoreline of Lake Ontario, so the lots are slightly skewed in 

relation to other lots in Toronto Township. By 1847, the Mississauga had relocated elsewhere 

and the land was re-distributed by the Crown.  4

   

 Hobson, Megan; 1376 Mississauga Rd, HIA3

 Hobson, Megan; 1376 Mississauga Rd, HIA4
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Figure 2: 1849 MAP

The Mississauga village on the Credit River is noted.  Lot 6, Range II Credit Indian Reserve is 

noted by the green star.  

In February 1820 the Mississaugas surrendered the last of their lands along the Credit River, 

only keeping a small piece for a village that they subsequently abandoned in 1847 (now the 

Mississauga Golf and Country Club).  5

The subject property is located in Lot 6 in Range II of the Credit Indian Reserve (CIR). This 

lot, along with adjacent lots, was purchased by Robert Cotton (1809-1885), a major 

 Peel Archives Blog, The History of Peel Region, Ontario, Canada5
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landowner in the Toronto Township and one of the founders of Port Credit. Throughout the 

19th and early 20th century this land remained agricultural. Historic mapping from 1859 and 

1877 does not show any structures in the location of the subject property. By 1877, Robert 

Cotton had formed the Peel Manufacturing Company and Lot 6 was registered under this 

name.  6

Figure 3: 1877 MAP of Toronto Township

Lot 6 on the earlier mapping is identified on this map as Lot 8 – Robert Cotton was the 

director of the Peel Manufacturing Company that owned Lots 6, 7 & 8 in Range II 

Addison Perrin Farmhouse (1888)

In 1888, Addison Perrin owned a farmstead on Lot 6 that included the subject property. The 

Addison Perrin farmhouse is still standing at 1262 Mississauga Road and is now known as 

the Perrin-Bonner-Bluett Residence, to reflect the name of the original and subsequent 

owners of the property. In the 20th century, the agricultural land around the house was 

 Hobson, Megan; 1376 Mississauga Rd, HIA6
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subdivided for residential development. The portion where the subject property is located was 

sold in 1958 by Ralph Bonner.  7

Figure 4: Plan 599

S.B. McLaughlin & Associates (Plan 599, 1958) 

In 1958, land records show that Ralph Bonner sold land in Lot 6 to S.B. McLaughlin 

Associates Ltd. That same year, McLaughlin Associates registered a plan of subdivision 

 Hobson, Megan, 1376 Mississauga Rd, HIA7
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known as Plan 599 that included the land where the subject property is located. S.B. 

McLaughlin Associates Ltd. was one of the largest land developers in Mississauga in the 

1960s and 1970s. The company was formed in 1957, built residential subdivisions through 

the 1960s, and diversified into resorts and commercial development in the 1970s. By 1978 

the corporate assets were over $250 million.  8

1346 Mississauga Road

The subject property is associated with post-WWII suburban development along Mississauga 

Road on former agricultural land. The 1954 Aerial Photo shows the rural character of this 

section of Mississauga Road beginning to be transformed and there are two new streets off 

Mississauga Road lined with dwellings. At this time, the area where the subject property is 

located was still being used as an agricultural field. The 1969 Aerial Photo shows new 

subdivisions built on the remaining agricultural lands on either side of Mississauga Road and 

the subject property has been built by this time. The 1974 Topographical Map shows the area 

completely transformed into the current street pattern of residential streets. The subject 

dwelling was therefore built sometime between 1958, when Plan 599 was Registered and 

1969, when it appears on aerial photos.  9

 Hobson, Megan; 1376 Mississauga Rd, HIA8

 Hobson, Megan, 1376 Mississauga Rd, HIA9
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Existing Site Conditions

Figure 5: Topographic survey of subject property. 
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The lot has an area of 1536.77 m2, a 

street frontage of  31.93m and an 

irregular depth of 64.7m. It is an 

irregular shaped lot, narrowing slightly 

towards the rear. The property is well 

treed on the east property boundary 

with both deciduous and coniferous 

trees. The home is situated midway 

back on the lot with a generous front 

yard setback. The property is accessed 

by a double width driveway from Mississauga Road. The subject property contains a one-

storey bungalow c 1964. It is a vernacular dwelling. The home is built in white brick with soffit 

and trim painted in a dark grey.  

Image 1: Front Elevation 

The home appears to have been randomly updated. For example, the bathroom retains the 

original tile on the walls and flooring, however the cabinetry has been updated. Some 

windows have been replaced, where others have not. The kitchen cabinetry was replaced at 

some point as well. The flooring throughout has been replaced and yet the original steel 

banister remains.  
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The main floor of the dwelling has three bedrooms, two bathrooms, kitchen, dining and living 

room. There is also an attached two car garage. The basement is finished with an additional 

kitchen, family room, bedroom and bathroom. Water damage from the main floor is evident in 

the ceiling.  

Image 2: Street view of subject property.

The subject property is well treed with many mature trees and hedges. The front yard is 

screened from Mississauga Road by many large trees. Both the north and the south side 

property boundaries are well treed as well. Note that the adjacent heritage dwelling at 1362 

Mississauga Road is not visible from the street and is screened from the subject property by 

mature trees. 
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Image 3: North Side Elevation

Image 4: South Side Elevation  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Image 5: Rear Elevation 

Hedge rows are evident in the rear yard on both sides of the property. 

Image 6: Cedar hedge on south 
property line.  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Property History
City of Mississauga Building Permit records do not show any permits issued for the 

construction of the dwelling. Site plan and building permit applications were submitted in 

1990 and subsequently cancelled. 

Figure 6: City of Mississauga Permit Records

Figure 7: 1954 Aerial 
Mosaic 

Subject property is 

identified by the green 

star. 

Prior to construction of 

the dwelling, it was part 

of the fruit orchards and farmland bisected by Mississauga Road.  The lot was originally part 

of 1362 Mississauga Road (Lot 6, Range 2, CIR). Of note, the dwelling at 1362 Mississauga 

Road was built in 1888 and is a Part IV designated property. 
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Figure 8: 1963 Aerial 
Photo.

The photo is distorted, 

however, it is evident the 

house has been built 

prior to this photo.  

Notably, the entire area 

has been converted to 

dwellings from orchard.  

Figure 9: 2019 Aerial Photo

The property in its current state. 
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The first inhabitant of the home is likely Roman Humeniuk;  ‘a first-generation Canadian (s)  

whose parents emigrated from Ukraine, he and his brother were partners as real estate 

developers’.  The property was transferred to son Nicholas in 1969, who later sold the 10

property in 1979. 

The existing home is not known to represent significance related to a style, trend or pattern. 

Nor does it illustrate an important phase in Mississauga’s social or physical development. It 

does not have any characteristics that contribute to an an enhanced understanding of the 

community or location culture. There is no link to its physical, functional, visual or historic 

surroundings. 

A summary of Title Chain from the Crown to the current owner is provided below. This was 

prepared by Stephen Nott Conveyancing Services Inc. 

Table 1: Title Chain
DATE GRANTOR GRANTEE

1854 The Crown James Cotton

1857 James Cotton Ross E. Anderson

1865 Frederick H. Jarvis Robert T. Hood

1865 Richard T. Hood Henry Fowler

1867 Henry Fowler Richard S. Wood

1869 Richard S. Wood Henry Fowler

1869 Henry Fowler Peel Mfg. Co.

1887 Peel Mfg Co Addison Perrin

1895 Addison Perrin Ann Wingfield Perin

1915 Ann Perrin Josephine W. Bonner

1948 Josephine Bonner Ralph & Harry Bonner

1958 Ralph & Harry Bonner S.B. McLaughlin Associates 
Ltd.

DATE

 https://toronto.citynews.ca/2017/07/29/at-the-turn-after-25-years-timeless-top-shelf-osprey-valley-looks-to-10

future-2/

W.E. OUGHTRED & ASSOCIATES INC. 19

9.1



1958 Plan 599

1960 S.B. McLaughlin Associates Ltd. Dulcie Developments Limited

1964 Dulcie Developments Limited Roman Humeniuk

1969 Roman Humeniuk Nicholas Humeniuk

1979 Nicholas Humeniuk Allan Mickevicus

1981 Allan Mickevicus Mary L. Mickevicus

1988 Mary L. Mickevicus Olde World Developments Ltd.

1990 Olde World Developments Ltd. Harinder & Reminder Sahota

1996 POWER OF SALE

1996 Home Savings & Loan 
Corporation

Manuel, Louisa, Ruy & 
Anabela Galego

2000 Manuel, Louisa, Ruy & Anabela 
Galego

Manuel & Louisa Galego

2010 Manuel Galego Louisa Galego

2021 Louisa Galego Current Owner

GRANTOR GRANTEEDATE
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Evaluation according to Ontario Regulation 09/06
Table 2: Evaluation to OReg 09/06

Criteria for Determining Cultural Heritage 
Value or Interest

Assessment  
(yes/no)

Rationale

1. Design or physical value:

a) Is a rare, unique, representative or early 
example of a style, type, expression, 
material or construction method

NO It is a suburban home built in the 1960’s. 

b) Displays a high degree of craftsmanship 
or artistic merit

NO While the home is well built, it is typically of the 
era of construction.

c) Demonstrates a high degree of technical 
or scientific achievement 

NO It is a bungalow, frame dwelling and does not 
demonstrate a high degree of technical merit.

2. Historical or associative value

a) Has direct associations with a theme, 
event, belief, person, activity, organization 
or institution that is significant to a 
community

NO The property is not known to have any direct 
associations significant to the community.

b) Yields, or has potential to yield, 
information that contributes to an 
understanding of a community or culture

NO The home does not have any potential to yield 
information that contributes to an 
understanding of a community or culture.

c) Demonstrates or reflects the work or 
ideas of an architect, artist, builder, designer 
or theorist who is significant to a community

NO An assumption can be made with regards to 
the builder, however, there are no records of 
the company existing today.

3. Contextual Value 

a) Is important in defining, maintaining, or 
supporting the character of an area

NO It is a typical residential dwelling in a residential 
neighbourhood

b) Is physically, functionally, visually, or 
historically linked to its surroundings

NO This is a typical home of the era in which it was 
built. 

c) Is a landmark NO It is a private residential dwelling
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Cultural Heritage Value
Table 3: Evaluation of subject property against the attributes of the Cultural Landscape 
Inventory (2005), Mississauga Road Scenic Route

Development Proposal
This particular stretch along Mississauga Road (west side only), between Indian Road and 

Shenandoah Trail is comprised of 8 properties (not including the corner property at 

Shenandoah Trail as it does not have a Mississauga Road address). Four homes have 

undergone alterations and renovations between 1986 and 2015. The homes at 1370, 1362, 

1346 and 1336 are all original, with the home at 1362 being a Part IV designated heritage 

dwelling. The construction of a new dwelling on the subject property will represent the first 

Inventory Item 1346 Mississauga Road

Landscape Environment

Scenic and Visual Quality The nature of Mississauga Road will not change. There is no change to the lot 
frontage or the roadway.

Horticultural Interest The existing front yard landscaping will be maintained and enhanced. The 
property contains a mix of deciduous and coniferous trees that will be 
maintained. The separation between the adjacent Heritage dwelling will be 
maintained using the existing tree canopy.

Landscape Design, Type 
and Technological Interest

The yard is consistent with other homes fronting onto Mississauga Road. It 
provides driveway access to the home, has a front lawn/yard area and mature 
trees.

Built Environment

Consistent Scale of Built 
Features

The subject dwelling was built along with all of the other homes on lots created 
through the subdivision plan in 1958.

Historical Association

Illustrates Style, Trend or 
Pattern

The existing dwelling was likely built by S.B. McLaughlin Associates Ltd. one of 
the largest developers in Mississauga at the time. 

Illustrates Important Phase 
in Mississauga’s Social or 
Physical Development

The existing dwelling was constructed in the 1960’s and is consistent with the 
suburban development occurring during the period. 

Other

Historical or 
Archaeological Interest

There is nothing on the lot of historical or archaeological interest. The subject 
property was originally part of the Perrin-Bonner property, but was annexed in 
1958 for residential development. 
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new construction since the subdivision was registered in 1958. The home at 1376 is 

proposed for demolition and reconstruction as well (see HIA prepared by Megan Hobson, 

December 2021). 

Figures 10 & 11: Relationship between subject property and adjacent Heritage Property

The proposed new dwelling at 1346 Mississauga Road is separated by approximately 32m 

from the Perrin-Bonner-Bluett Residence. The area between the dwellings is well treed and 

this will be maintained with the proposed new construction. This setback will ensure a 

substantial buffer so as not to have any impact on the heritage resource.  

W.E. OUGHTRED & ASSOCIATES INC. 23

Perrin-Bonner-
Bluett Residence 

Subject property 

Perrin-Bonner-
Bluett 

Subject 
property 

9.1



Figure 12: Proposed Site Plan

The proposed new two storey dwelling is situated on the lot to ensure the retention of the 

mature trees. The new dwelling will be moved slightly closer to Mississauga Road; the 

existing front yard setback is approximately 19m, whereas the proposed new setback is 

14.59m. 

Figure 13: Proposed Front Elevation
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PROPOSED ELEVATION

EXISTING TREE TO BE REMOVED 

EXISTING TREE TO BE RELOCATED

SUMP PUMP
HYDRO METER

EXISTING ELEVATION

DIRECTION OF SURFACE FLOW

EXISTING ELEVATION TO REMAIN

EXISTING TREE TO REMAIN

1.

6.

9.

8.

7.

5.

4.

3.

2.

16.

15.

14.

12.

11.

10.

GENERAL NOTES
THE CONTRACTOR IS TO CHECK AND VERIFY ALL DIMENSIONS.  IF ANY DISCREPANCIES, THEY MUST BE REPORTED 
TO THE ENGINEER IMMEDIATELY PRIOR TO CONSTRUCTION.

THE CONTRACTOR IS RESPONSIBLE FOR LOCATING AND PROTECTING ALL UTILITIES DURING CONSTRUCTION. GAS, 
HYDRO, TELEPHONE OR ANY OTHER UTILITIES THAT MAY EXIST ON THE SITE OR WITHIN THE STREETLINES MUST 
BE LOCATED BY ITS OWN UTILITIES AND VERIFIED PRIOR TO CONSTRUCTION.

ALL CONNECTIONS SHALL BE INSTALLED AS PER MUNICIPAL STANDARDS AND SPECIFICATIONS.

BUILDER IS TO VERIFY TO THE ENGINEER THAT THE FINAL FOOTING ELEVATION AND TOP OF FOUNDATION WALL 
ELEVATION ARE IN CONFORMITY WITH THE BUILDING CODE AND THE CERTIFIED GRADING PLAN PRIOR TO 
PROCEEDING.    

LINE AT THE CENTRE OF THE SWALE.

PRIOR TO ANY SODDING, THE BUILDER IS TO ENSURE TO THE SOILS CONSULTANT AND/OR THE ENGINEER THAT 

THE ENTIRE LENGTH OF EACH DRIVEWAY ON A FIRM SUBGRADE AND THE DRIVEWAY TO BE PAVED WITH A 

NO SODDING ON ANY LOTS IS PERMITTED UNTIL PRELIMINARY INSPECTION IS DONE BY THE ENGINEER AND THE 
BUILDER.

THE DRIVEWAY GRADE WILL BE COMPATIBLE WITH THE EXISTING OR FUTURE SIDEWALK AND CURB DEPRESSION 
WILL BE PROVIDED FOR EACH ENTRANCE.

SHALL HAVE A FENCE INSTALLED ON THE HIGH SIDE. 

ALL WATERMAINS AND WATER SERVICE MATERIALS AND CONSTRUCTION METHODS MUST CORRESPOND TO 
CURRENT MUNICIPAL STANDARDS & SPECIFICATIONS.

GAS METER

ROOF DOWNSPOUTS 

AREA DRAIN

SEDIMENT CONTROL FENCE

TREE HOARDING

PROPOSED CATCHBASIN WITH TEMPORARY 
SEDIMENT CONTROL

1.

2.

4.

3.

REGION OF PEEL STD. & SPEC.

TYPE 'B' BEDDING THROUGHOUT EXCEPT AT RISERS, UNLESS OTHERWISE NOTED.

ALL SANITARY SEWER MATERIALS AND CONSTRUCTION METHODS MUST CORRESPOND TO CURRENT 

SANITARY SEWERS

THE SERVICE CONNECTION TRENCH WITHIN THE TRAVELLED PORTION OF THE ROAD ALLOWANCE SHALL BE
BACKFILLED WITH  UNSHRINKABLE BACKFILL MATERIAL AS PER  C.M. STDS. 2220.030, 2220.031 AND 2220.032
UNLESS OTHERWISE SPECIFIED PRIOR APPROVAL FOR OTHER BACKFILL MATERIAL HAS BEEN OBTAINED.

SEDIMENT CONTROL FENCE TO BE INSTALLED AS PER  C.M. STD. 2940.010.

ALL MANHOLES TO BE  R.P. STD 2-5-3, UNLESS OTHERWISE NOTED.

SANITARY SEWAGE EJECTOR

-

-

-

-
-

-

-

-

-

-

-

-

-

-

-

-

-

PROPOSED GAS MAIN

PROPOSED HYDRO

-

-

13. ALL BACKFILL FOR SEWERS, WATERMAINS AND UTILITIES ON THE ROAD ALLOWANCE AND THE INTERNAL SITE

OF THE GEOTECHNICAL SOILS CONSULTANT.

FRAMED TREE HOARDING-

SOLID PLYWOOD HOARDING-

SANITARY CONNECTIONS 150dia. AND LESS TO BE PVC SDR-28.

SANITARY SEWERS AND CONNECTIONS 200dia. AND LARGER TO BE PVC SDR-35 ASTM D3034-81 WITH

MUST BE COMPACTED TO MINIMUM 95% S.P.D. EXCEPT FOR TOP 300mm WHICH MUST BE COMPACTED TO 98% S.P.D.
ON THE ROAD ALLOWANCE UNLESS OTHERWISE NOTED AND UNDER THE DIRECT SUPERVISION

LAWN AND SWALES SHALL HAVE A MINIMUM SLOPE OF 2.0% AND A MAXIMUM SLOPE OF 6%.

WHERE GRADES IN EXCESS OF 6% ARE REQUIRED, THE MAXIMUM SLOPE SHALL BE 3:1 GRADE CHANGES IN

DRIVEWAY GRADES SHOULD NOT BE LESS THAN 2.0% AND NOT GREATER THAN 8%.

EXCESS OF 1.0m ARE TO BE ACCOMPLISHED BY USE OF A RETAINING WALL. RETAINING WALLS HIGHER THAN 0.6m

OUTSIDE FINISHED GRADE TO BE A MINIMUM OF 150mm BELOW BRICK VENEER ELEVATION.

THE ELEVATION OF THE SIDE SWALE AT THE BUILDING LINE SHALL BE A MINIMUM OF 150mm BELOW THE BUILDING

THE LOT HAS BEEN GRADED AND TOPSOILED AND SODDED COMPLETELY WITH A MINIMUM DEPTH OF 100mm OF
TOPSOIL AND NO 1. NURSERY SOD AND A MINIMUM DEPTH OF 150mm OF CRUSHED STONE TO BE PROVIDED ON

MINIMUM COMPACTED DEPTH OF 75mm OF ASPHALT BETWEEN THE CURB AND THE GARAGE.

INIT.REVISIONDATE

DEC. 20, 21 ADDRESSED REGION OF PEEL COMMENTS A.M.

No.

1.

METER ROOM-

PROPOSED CATCHBASIN 

FOUNDATION DRAINS TO HAVE SUMP PUMP FITTED WITH BACKWATER
VALVE AND DISCHARGE ONTO THE SURFACE AND DIRECTED
TOWARDS THE ROAD. (OR TO THE REAR OF LOT.)

WATERMAINS

NOTE:
FOR ADDITIONAL INFORMATION, DETAILS,
DIMENSIONS AND CONFORMITY TO THE SITE
PLAN, THE CONTRACTOR MUST REFER TO THE
ARCHITECTURAL SITE PLAN.

INFORMATION SHOWN HEREON REGARDING THE SIZE
AND LOCATION OF EXISTING SERVICES AND/OR
UTILITIES IS FURNISHED AS THE BEST AVAILABLE
INFORMATION AND SHALL BE INTERPRETED AS THE
CONTRACTOR SEES FIT WITH THE UNDERSTANDING
THAT THE OWNER DISCLAIMS ALL RESPONSIBILITY
FOR ITS SUFFICIENCY AND/OR ACCURACY.

ALL INTERNAL EXISTING SERVICES AND APPURTENANCES
NOT UTILIZED FOR SERVICING OF THIS PROJECT ARE TO BE
REMOVED OFF SITE UNLESS OTHERWISE DIRECTED BY THE
ENGINEER.

ALL ROOF DOWNSPOUTS FROM EAVESTROUGH ARE TO
DISCHARGE ONTO THE SURFACE VIA CONCRETE SPLASH PADS
AND THE RUNOFF DIRECTED TOWARDS THE REAR WHERE
POSSIBLE AND TO THE ROAD.

SURVEY NOTE:
INFORMATION FOR THIS SITE PLAN WAS TAKEN IN PART FROM
PLAN OF SURVEY, PART OF LOT  317  REG. PLAN F-12. FRONTING
IROQUOIS AVENUE  CITY OF MISSISSAUGA AND PREPARED BY:
HOLDING JONES VANDERVEEN INC.,ONTARIO LAND SURVEYORS
MARCH 29,2021.

THE CONTRACTOR/BUILDER IS RESPONSIBLE FOR
CONFIRMING ALL ABOVEGROUND AND UNDERGROUND
UTILITY LOCATIONS AND IS TO IMMEDIATELY ADVISE THE
ENGINEER OF ANY DISCREPANCIES.

PRIOR TO ANY CONSTRUCTION, THE CONTRACTOR IS
TO REFER TO THE TREE PRESERVATION PLAN
PREPARED BY THE LANDSCAPE ARCHITECT.

PRIOR TO ANY CONSTRUCTION, THE BUILDER IS TO CONFIRM WITH
ARCHITECT OR THE OWNER, THAT THE PROPOSED FINISHED
FLOOR, BASEMENT FLOOR AND TOP OF WALL ELEVATIONS ARE IN
CONFORMITY WITH THE ARCHITECTURAL DRAWINGS.

NOTES:
IF A WELL IS DISCOVERED, THE WELL MUST BE DECOMMISSIONED
IN ACCORDANCE WITH THE ONTARIO WATER RESOURCES ACT
REGULATION 903 (FORMERLY 612/64) AND ANY OTHER
APPLICABLE REGULATIONS AND GUIDELINES.

THE APPLICANT WILL BE REQUIRED TO CONTACT ALL UTILITY
COMPANIES TO OBTAIN ALL REQUIRED LOCATES PRIOR TO THE
INSTALLATION OF HOARDING WITHIN MUNICIPAL RIGHT-OF-WAY.

PRIOR TO ANY CONSTRUCTION, THE CONTRACTOR MUST VERIFY  THE
EXISTING SANITARY,STORM SEWER AND WATERMAIN  ELEVATION AND
LOCATION AND ADVISE THE ENGINEER OF ANY DISCREPANCIES.

WORKS IN THE MUNICIPAL RIGHT - OF - WAY  BEING PERFORMED
BY THE CITY'S CONTRACTOR WILL REQUIRE 4 TO 6 WEEKS
NOTICE PRIOR TO COMMENCEMENT OF CONSTRUCTION AFTER
ALL DRAWINGS HAVE BEEN APPROVED AND SECURITIES HAVE
BEEN RECEIVED.

IF A SEPTIC SYSTEM IS DISCOVERED ON SITE IT WILL BE
DECOMMISSIONED AND REMOVED ACCORDING TO ALL
APPLICABLE GUIDELINES AND REGULATIONS.

SUMP PUMP DISCHARGE WILL BE MANAGED WITHIN THE
SITE WITHOUT A DETRIMENTAL EFFECT TO ADJOINING
LANDS INCLUDING CITY DITCHES.

5.

9.

6.

11.

2.

4.

3.

8.

1.

7.

HYDRANT AND VALVE SET TO R.P. STD. 1-6-1.

WATERMAIN MUST HAVE A MIN. VERTICAL CLEARANCE OF 0.30m OVER OR 0.50m UNDER SEWERS AND  ALL OTHER UTILITIES
WHEN CROSSING.

WATERMAINS AND/OR WATER SERVICES ARE TO HAVE A MIN. DEPTH OF 1.7m WITH A MIN. HORIZONTAL SPACING OF 1.2m FROM
THEMSELVES AND OTHER UTILITES.

WATERMAIN AND/OR WATER SERVICE MATERIALS 100dia. AND LARGER MUST BE P.V.C.  DR-18 TO AWWA SPEC

PROVISIONS FOR FLUSHING WATER LINE PRIOR TO TESTING, ETC. MUST BE PROVIDED WITH AT LEAST A 50dia OUTLET ON 100dia.
AND LARGER LINES. COPPER LINES ARE TO HAVE FLUSHING POINTS AT THE END, THE SAME SIZE AS THE LINE. THEY MUST ALSO BE

C900-16, SIZE 50dia. AND SMALLER MUST BE SOFT COPPER TYPE 'K' SPEC. ASTM-B88-49.

10.

DIMENSION A AND B, 0.70m AND 0.90m AND TO HAVE PUMPER NOZZLE.

ALL  MATERIALS AND CONSTRUCTION METHODS MUST CORRESPOND TO THE CURRENT PEEL PUBLIC WORKS
STANDARDS AND SPECIFICATIONS.

WATERMAINS TO BE INSTALLED TO GRADE AS SHOWN ON APPROVED SITE PLAN. COPY OF GRADE SHEET MUST BE SUPPLIED
TO INSPECTOR PRIOR TO COMMENCEMENT OF WORK, WHERE REQUESTED BY INSPECTOR.

HOSED OR PIPED TO ALLOW THE WATER TO DRAIN ONTO A  PARKING LOT OR DOWN A DRAIN.  ON FIRE LINES, FLUSHING
OUTLET TO BE 100dia MINIMUM ON A HYDRANT.

ALL PROPOSED WATER PIPING MUST BE ISOLATED FROM EXISTING LINES IN ORDER TO ALLOW INDEPENDENT PRESSURE
TESTING AND CHLORINATING FROM EXISTING SYSTEMS.

ALL LIVE TAPPING AND OPERATION OF REGION WATER VALVES SHALL BE ARRANGED THROUGH THE REGIONAL INSPECTOR
ASSIGNED OR BY CONTACTING THE OPERATIONS AND MAINTENANCE DIVISION.

MECHANICAL RESTRAINTS MUST BE INSTALLED ON ALL BENDS, TEES AND REDUCERS.

ALL CURB STOPS TO BE 3.0m OFF THE FACE OF THE BUILDING UNLESS OTHERWISE NOTED.

12. LOCATION OF ALL EXISTING UTILITIES IN THE FIELD TO BE ESTABLISHED BY THE CONTRACTOR.

13. THE CONTRACTOR(S) SHALL BE SOLELY RESPONSIBLE FOR LOCATES, EXPOSING, SUPPORTING AND PROTECTING OF ALL
UNDERGROUND AND OVERHEAD UTILITIES AND STRUCTURES EXISTING AT THE TIME OF CONSTRUCTION IN THE AREA OF THEIR
WORK. WHETHER SHOWN ON THE PLANS OR NOT AND FOR ALL REPAIRS AND CONSEQUENCES RESULTING FROM DAMAGE TO SAME.

14. THE CONTRACTOR(S) SHALL BE SOLELY RESPONSIBLE TO GIVE 72 HOURS WRITTEN NOTICE TO THE UTILITIES PRIOR TO CROSSING
SUCH UTILITIES, FOR THE PURPOSE OF INSPECTION BY THE CONCERNED UTILITY. THIS INSPECTION WILL BE FOR THE DURATION OF
THE CONSTRUCTION, WITH THE CONTRACTOR RESPONSIBLE FOR ALL COSTS ARISING FROM SUCH INSPECTION.

KEY PLAN  N.T.S.

DRAWN BY:SCALE:

DATE: AREA:

PROJECT No.

R SI N E EE NL T I N G GO N S UC

3464  Semenyk  Court,  Suite 100,  Mississauga,  Ontario  L5C  4P8

SKIRA
@Tel. (905) 276-5100 Fax. (905) 270-1936 Email - info    skiraconsult.ca

DESCRIPTION:

PROPOSED RESIDENTIAL BUILDING
 LOT 58 , REG PLAN 599

SITE GRADING
AND

SERVICING PLAN

OCTOBER 2021

1:200

Z-08

S.S.

221-M111

1346 MISSISSAUGA ROAD

SOLID GENERAL CONTRACTOR INC.
66 LEEK CRESCENT, RICHMOND HILL , ON L4B 1H1 ,905-475-0707

ELEVATION: 92.160m

ON THE EAST FACE AT THE NORTH CORNER OF A BRICK HOUSE #1296 ON THE WEST SIDE OF 
MISSISSAUGA ROAD , 61m SOUTH OF INDIAN ROAD.

C.M. BENCHMARK No. 46

C101
DWG.No.

CITY FILE: . REGION FILE: C-602811

15. ALL PROPOSED WATER PIPING MUST BE ISOLATED THROUGH A TEMPORARY CONNECTION THAT SHALL INCLUDE AN APPROPRIATE
CROSS-CONNECTION CONTROL DEVICE, CONSISTENT WITH THE DEGREE OF HAZARD, FOR BACKFLOW PREVENTION OF THE ACTIVE
DISTRIBUTION SYSTEM, CONFORMING TO R.P. STD. 1-7-7 AND 1-7-8.

ROADS
1.

3.

2.

5.

6.

4.

a)

PROCTOR DENSITY.  THE SUITABILITY AND COMPACTION OF ALL FILL MATERIALS  TO BE 
CONFIRMED BY A RECOGNIZED SOIL CONSULTANT TO THE CITY ENGINEER  AND THE SUBGRADE OF
ALL ROADWAYS SHALL BE PROOF ROLLED UNDER THE  SUPERVISION OF THE SOILS CONSULTANT
PRIOR TO THE INSTALLATION OF ANY  ROAD BASE MATERIALS.

THE DEVELOPER/CONTRACTOR IS RESPONSIBLE FOR LOCATING AND PROTECTING ALL EXISTING 
UTILITIES PRIOR TO AND DURING CONSTRUCTION.  LOCATION OF EXISTING UTILITIES, 
WATERMAINS, SEWERS AND OTHER UNDERGROUND OR  ABOVEGROUND UTILITIES  AND 
STRUCTURES ARE NOT NECESSARILY SHOWN ON THE  DRAWINGS.  PRIOR TO  COMMENCEMENT OF 
WORK, CONTRACTOR MUST EXAMINE THE  ACCURACY OF SUCH EXISTING  UTILITIES AND 
STRUCTURES WHETHER SHOWN OR  NOT AND ASSUME ALL LIABILITY FOR  DAMAGE TO THEM.  ANY 
DISCREPANCIES TO  LOCATION OF EXISTING WATERMAINS AND  SEWERS TO BE RECTIFIED AT 
DEVELOPER/  CONTRACTOR'S EXPENSE.  

THE DEVELOPER/CONTRACTOR MUST ENSURE THAT A SUBGRADE CERTIFICATE  IS  ISSUED  BY THE 
GEOTECHNICAL SOILS CONSULTANT TO THE ENGINEER.  ONLY UPON  VERIFICATION  AND APPROVAL 
OF THE SUBGRADE BY THE LOCAL AUTHORITY  INSPECTION DEPARTMENT  WILL COMMENCEMENT 
OF ANY ROAD BASE MATERIALS BE  PLACED.  FAILURE TO FOLLOW  THIS PROCEDURE WILL MEAN 
THE REMOVAL OF ROAD  BASE MATERIALS AND/OR ADDITIONAL  TESTING THAT PROPER 
COMPACTION HAS  BEEN ACHIEVED AT THE SUBGRADE AT  DEVELOPER/CONTRACTOR'S EXPENSE.

TRENCH BACKFILLING ON PROPOSED ROADS SHALL COMPLY WITH CITY OF  MISSISSAUGA   

REQUIREMENT MANUAL.

ALL OTHER EXCAVATIONS WITHIN EXISTING ROAD ALLOWANCE SHALL BE  BACKFILLED  TO  

STANDARD PROCTOR DENSITY. SURFACE RESTORATION SHALL BE EQUAL TO OR BETTER THAN 

ALL CONNECTIONS WITHIN PAVED PORTION OF ANY EXISTING ROAD TO BE BACKFILLED  WITH
UNSHRINKABLE BACKFILL MATERIAL AS PER C.M. STDS. 2220.030, 2220.031 AND 2220.032, UNLESS
OTHERWISE SPECIFIED PRIOR APPROVAL FOR OTHER BACKFILL MATERIAL  HAS BEEN OBTAINED.

ALL FILL WITHIN ROAD ALLOWANCE AND EASEMENTS TO BE COMPACTED TO MIN 95% STANDARD

SECTION 4.02.06 - (TRENCH BACKFILLING ON ROADS) AS PROVIDED IN  THE CITY'S  DEVELOPMENT

THE TOP 1000mm OF THE SUBGRADE IS TO BE COMPACTED TO A MINIMUM 98% OF SPD WITHIN
2% OF THE OPTIMUM MOISTURE CONTENT.

SUBGRADE ELEVATION WITH GRANULAR 'C' MATERIAL  AND COMPACTED TO A  MINIMUM OF 95%

EXISTING CONDITION IN ACCORDANCE WITH O.P.S.S. 507

7. CURB TO BE AS PER O.P.S.D. 600.040 UNLESS OTHERWISE NOTED.

8.

9. ALL DISTURBED AREAS WITHIN EXISTING ROAD ALLOWANCE TO BE REINSTATED WITH  TOPSOIL 
AND SOD TO THE SATISFACTION OF CITY OF MISSISSAUGA.

SUBDRAIN UNDERNEATH ALL CURBS TO BE MINIMUM 100dia. AS PER C.M. STDS. 2220.040 AND 2220.05
AND ON EXISTING ROADS.

IT IS BUILDERS RESPONSIBILITY TO ENSURE GRAVITY
FLOW OF THE SANITARY SEWER FROM PROPOSED BASEMENT
FLOOR ELEVATION .IF A GARVITY CONNECTION CANNOT BE
ACHIEBED FROM THE PROPOSED BASEMENT FLOOR
ELEVATION (OR U/S FTG) A SEWAGE EJECTOR PUMP IS TO BE
INSTALLE AS PER OBC AND MUNICIPAL REQUIREMENTS

SLOPE OF SANITARY LATERAL MUST
BE BETWEEN 1% AND 2% AS PER
REGION OF PEEL STANDARDS.

PRIOR TO ANY CONSTRUCTION, CONTRACTOR TO VERIFY LOCATION
AND DEPTHS OF  EXISTING WATER AND SANITARY CONNECTION/OR
EXISTING UTILITIES AND IF ANY DISCREPANCIES, THE CONTRACTOR
TO REPORT TO THE ENGINEER IMMEDIATELY.

PROPOSED SITE DATA

AVERAGE GRADE ELEVATION = 92.68

AVERAGE GRADE CALCULATION ELEVATION

LOCATION

C/L OF ROAD (along the side lot lines)

STREET LINE
7.5m OFFSET FROM STREET LINE

15.0m OFFSET FROM 7.5m FRONTAGE

AVERAGE GRADE ELEVATION

L - LEFT R - RIGHT
AVERAGE

HOUSE

92.50

92.78

92.92

92.21

92.35

93.35

92.70

92.39

92.43

93.07

92.81

92.68

SIDE OF
HOUSE
SIDE OF

92.57

CAP AND GROUT OF THE ABANDONED WATERMAIN MAY BE
REQUIRED FOR ANY NEW SERVICES CROSSING ABANDONED
INFRASTRUCTURE.

GARAGE (UNDERGROUND)  

887 s.f.

PROPOSED

COVERED PORCHES
PROPOSED LOT COV.: (23.11 %) 3,827 s.f.
(GARAGE & PORCHES INCL'D.)

(& COV'D AREAS)

MAXIMUM HEIGHT: 9.5m.

GROUND FLOOR
SECOND FLOOR

2,940 s.f.

MIN FRONT SETBACK: 9.0 m. (29'-6" )

ZONE R2-5

MAX. LOT COV. 30% (Garage & porches inc.: 461.39m  (4,966 s.f.)

LOT AREA:                              1,537.99 m. (16,554 SQ.FT.)

MAX G.F.A.  (Garage  inc.): 497.59m  (5,356 s.f.)

2

MIN SIDE SETBACK: 2.41 m. (7'-10")

MAX. COMBINED SETBACKS 27% 8.53 m. (27'-11")

6,388 s.f.

MIN REAR SETBACK:

31.6m. (103.67')

2

2

G.F.A. : *

9.5 mPROPOSED ROOF HEIGHT

LOT FRONTAGE:

7.5 m. (24'-7" )

2,747 s.f.
701 s.f.

7.20 mPROPOSED SOFFIT HEIGHT *

(  Underground garage included )

QUEEN ELIZABETH W
AY

MISSISSAUGA RD.

INDIAN GROVE

IN
DIA

N R
OAD

KANE ROAD

W
AT

ES
KA

 B
LV

D.

WATESKA BLVD.

SITE

SAN OBV   

SAN OBV   

STM OBV   

C1

C2

C3

STM INV

WS INV

WS  INV

89.61
88.98

90.70
88.89

90.70
89.00

CROSSINGS

AREA UNDER CONSTRUCTIONAREA TO BE PROTECTED

FROZEN CONDITION

NOTE

N.T.S.

2.

1.

SEDIMENT CONTROL FENCE C.M. STD. 2940.010

NON WOVEN OR WOVEN GEOTEXTILE(MAYBE CONSIDERED BASED ON
SOIL PARAMETERS AND SITE CONDITION) TO HAVE A MINIMUM
EQUIVALENT OPENING SIZE OF 0.15mm AND A MAXIMUM EQUIVALENT
OPENING SIZE OF 0.25mm.
WOVEN GEOTEXTILE TO HAVE A HORIZONTAL
OVERLAP OF 1.0m AT JOINTS.

AREA UNDER CONSTRUCTIONAREA TO BE PROTECTED

3. SNOW FENCE TO BE UV STABILIZED HIGH DENSITY
POLYETHYLENE OR APPROVED EQUIVALENT.

SECTION A-A

CATCHBASIN SEDIMENT CONTROL DETAIL

NOTES:

N.T.S.

PLAN
CATCH BASIN LIFT HOLES TO BE
PARGED WITH CONCRETE.
WOVEN GEOTEXTILE TO HAVE AN
EQUIVALENT OPENING SIZE OF
0.15mm AND A MAXIMUM EQUIVALENT
OPENING SIZE OF 0.25mm.

N.T.S.

CONCRETE ENCASEMENT

I /WE HAVE REVIEWED THE PLANS FOR THE CONSTRUCTION OF A NEW SINGLE FAMILY DWELLING
AT 1346 MISSISSAUGA ROAD AND HAVE PREPARED THIS PLAN TO INDICATE THE COMPATIBILITY
OF THE PROPOSAL TO EXISTING ADJACENT PROPERTIES AND MUNICIPAL SERVICES. IT IS MY BELIEF
THAT ADHERENCE TO THE PROPOSED GRADES AS SHOWN WILL PRODUCE ADEQUATE SURFACE
DRAINAGE AND PROPER FACILITY OF THE MUNICIPAL SERVICES WITHOUT ANY DETRIMENTAL
EFFECT TO THE EXISTING DRAINAGE PATTERNS OR ADJACENT PROPERTIES.

---------------------------------------------------------------------------------------------------------------------------------------
SIGNATURE                                                                                                               DATE

MAR 08,2022 ADJUSTED BASEMENT FLOOR FINISH ELEVATIONS AS PER THE ARCHITECT S.S.2.
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Figure 14: Proposed Rear Elevation

Figure 15: Proposed Side Elevation

A reversed grade driveway is proposed to access the garage in the lower level. This is done 

to achieve symmetry of the front elevation. A prominent, covered front porch grounds the 

home. The home is balanced both vertically and horizontally with the use of substantial 

fenestration.  

The front entry is a focal point using pillars as a defining feature. Elevations have been 

upgraded using stone, concrete and composite panels. The roofline follows the circular 

windows breaking up the roofline for added dimension. 
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Side elevations have been upgraded with stone and composite panels as well. Contrasting 

colours have been chosen to enhance the design. The main body of the house being a muted  

neutral tone whereas the roof, windows and accents are all black. 

Figure 16: Existing (North) Streetview (google image) 

Figure 17: Existing (South) Streetview (google image)
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Streetviews of subject property heading both North and South on Mississauga Road. Note, 

the existing dwelling is well screened from Mississauga Road and the adjacent Heritage 

home. The screening and separation will be maintained with the construction of the new 

home. The proposed new home will not alter the existing streetscape. 

Development Assessment
Analysis of potential impacts of the proposed development against heritage values 

associates with Mississauga Road Scenic Route 

Table 4: Mississauga Road Scenic Route
Inventory Item Analysis of proposed development

Landscape Environment

Scenic and Visual Quality NO IMPACT 
The nature of Mississauga Road will not change. There is no change to the lot 
frontage or the roadway.

Horticultural Interest NO IMPACT 
The existing front yard landscaping will be maintained and enhanced. The 
property contains a mix of deciduous and coniferous trees that will be 
maintained. The separation between the adjacent Heritage dwelling will be 
maintained using the existing tree canopy.

Landscape Design, Type 
and Technological Interest

NO IMPACT 
The existing access point is to be maintained, A hammerhead driveway is 
proposed to provide on-site turnaround to eliminate reverse movements onto 
Mississauga Road

Built Environment

Consistent Scale of Built 
Features

NO IMPACT 
The adjacent 2 storey heritage home is buffered from the subject property by a 
significant setback and mature trees. The property to the south is an existing 2 
storey dwelling. The proposed 2 storey dwelling is consistent with adjacent 
properties.

Historical Association

Illustrates Style, Trend or 
Pattern

NO IMPACT 
The existing dwelling was likely built by S.B. McLaughlin Associates Ltd. one of 
the largest developers in Mississauga at the time. 

Illustrates Important Phase 
in Mississauga’s Social or 
Physical Development

NO IMPACT 
The proposed new construction typifies the rejuvenation of an older 
neighbhourhood and existing homes 

Other

Inventory Item
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Evaluation of Impact of Proposed Development
Potential impacts on the Mississauga Scenic Route Cultural Landscape and on the adjacent 

Part IV Designated heritage property at 1263 Mississauga Road are assessed in the table 

below: 

Table 5: Ontario Heritage Toolkit

The design of new dwellings on the Mississauga Road Scenic Route are guided by the 

Mississauga Scenic Route Urban Design Guidelines. The table below provides comments on 

the compatibility of the proposed dwelling with the guidelines:  

Historical or 
Archaeological Interest

There is nothing on the lot of historical or archaeological interest. The subject 
property was originally part of the Perrin-Bonner property, but was annexed in 
1958 for residential development. 

Analysis of proposed developmentInventory Item

Potential Negative Impact Assessment

Destruction of any part, or part of any, significant 
heritage attributes or features

No perceived impact. No part of the existing home 
contains any heritage attributes or features.

Removal of natural heritage features, including trees. No perceived impact. No trees in the front yard will be 
removed as part of the new construction..

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

No, a generous front yard setback is proposed. It is in 
line with the adjacent dwelling

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

No perceived impact. There will be no change to a 
natural feature or plantings.

Isolation of a heritage attribute from its surrounding 
environment, context or a significant relationship.

No perceived impact. The scenic and visual quality of 
Mississauga Road will remain. 

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

No perceived impact.

A change in land use where the change in use 
negates the property’s cultural heritage value.

Not applicable. The existing and continued use of the 
property is residential.

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

No perceived impact.
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Table 6: Urban Design Guidelines, Mississauga Road Scenic Route

Mitigation Measures
 The proposal for 1346 Mississauga Road is the demolition and construction of a new 

single family detached dwelling.  An assessment of alternative development options and 

mitigation measures has been considered in order to limit the negative impact on the cultural 

heritage resource. Methods of minimizing or avoiding negative impact on a cultural heritage 

Design Principles Evaluation

2.1 Zoning By-law Variances to the by-law are proposed, however, they are in keeping 
with adjacent new construction. 

2.2 40m Detached Lots The existing lot boundaries are to be maintained

2.3 Direct Vehicular Access No changes proposed to the existing driveway access from 
Mississauga Road. 
The design guidelines recommend a maximum driveway width of 
6.0m, the proposed is 5.79m

2.4 Upgraded Building Elevations Building materials include natural stone and concrete panels 
Articulation is achieved with the windows and roof forms. 

2.5 Buffer Road & Reverse 
Frontage Lots

Not Applicable

2.6 Street Pavement Width Not Applicable

2.7 Residential Complementary 
Built Form

1, The proposed dwelling will not be greater than 2.0 storeys in height 
2. The lot frontage will be maintained 
3. A generous front yard setback is proposed 
4. The proposed dwelling will not have an overshadowing or overlook 
condition

2.8 No Projecting Garages 1. The garage is located behind the front facade of the main building 
2. The garage width does not exceed 40% of the overall house width

2.9 On-site Turn-arounds A hammerhead is proposed

2.10 Tree Preservation 1. Existing mature trees and shrubbery is to be maintained 
2. A 3m buffer will be provided on three sides of the property. A 
reduced buffer of 2.4m is provided on the north side of the dwelling.

2.11 Landscape, Cultural & 
Heritage Features

The existing mature trees abutting Mississauga Road will be 
maintained.

2.12 Utility Location Not Applicable

2.13 Grading and Retaining Walls 1. The grading and drainage pattern in the rear yard will be 
maintained. 

2. A reverse grade driveway is proposed, and as such, retaining 
walls on either side of the driveway are proposed. 

2.14 Enhance Connections Not Applicable
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9.1



resource as stated in the Ontario Heritage Tool Kit (InfoSheet #5, Ministry of Culture) include 

but are not limited to: 

1. Isolating development and site alteration from significant built and natural features and 

vistas 

2. Design guidelines that harmonize mass, setback, setting, and materials 

3. Limiting height and density 

4. Allowing only compatible infill and additions 

5. Buffer zones, site plan control, and other planning mechanisms 

The subject property is subject to site plan control and will be reviewed through the City of 

Mississauga Planning process, thus ensuring the development is compatible infill 

development. By maintaining a consistent scale of built features and retaining the existing 

mature trees at the front of the property, the proposed development is compatible with recent 

development along Mississauga Road. As such, no additional mitigation is required. 

Conclusions, Recommendations
 The subject property contains a one-storey residential dwelling built post WWII. It does 

not meet any of the criteria for Designation under the Ontario Heritage Act. The proposed 

new construction will not impact the cultural heritage resource, that being the Mississauga 

Road Scenic Route. Mitigation measures, as noted above, have been considered and no 

further action is required. 

About the Author:

William Oughtred of W.E. Oughtred & Associates Inc., is a development and land use 

consultant who has been practicing in the Mississauga and GTA area for over 30 years. Mr. 

Oughtred has a Bachelor of Arts from McMaster University. Mr. Oughtred is well versed in 

both Planning and building procedures and the City of Mississauga Zoning By-law and 

Official Plan. 
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Mr. Oughtred specializes in infill development projects. His extensive experience has afforded 

him the opportunity to see the City evolve and be at the forefront of growing trends and 

patterns in land development in Mississauga. He consults regularly on both heritage and 

urban design for infill projects.  

Heritage Impact Statements and Assessments have been completed for many properties in 

Mississauga, including, but not limited to. the properties listed below. 

❖ 1532 Adamson Road 
❖ 1484 Hurontario Street 
❖ 846 Chaucer Ave 
❖ 2222 Doulton Drive 
❖ 915 North Service Road 
❖ 2375 Mississauga Road 
❖ 943 Whittier Crescent 

References

www5.mississauga.ca/pdfs/Cultural_Landscape_Inventory_Jan05.pdf 

https://www.mississauga.ca/portal/services/property 

http://www.mtc.gov.on.ca/en/heritage/heritage.shtml 

PAMA 

Hobson, Megan: HIA, 1376 Mississauga Rd, December 2021 
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