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​Land Acknowledgement​
​We acknowledge the lands, which constitute the present-day City of Mississauga as being part​
​of the Treaty Lands and Traditional Territory of the Mississaugas of the Credit First Nation,​
​Haudenosaunee and the Huron-Wendat First Nation. We recognize the ancestors of these​
​peoples as the inhabitants of these lands since time immemorial. The City of Mississauga is​
​home to First Nations, Métis and Inuit peoples.​
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​Introduction​
​It is a requirement for the City of Mississauga to request “Heritage Impact Statements” for​
​proposed demolitions of homes listed within the Cultural Landscape Inventory. The subject​
​property at 1150 Stavebank Road is part of the Mineola West Cultural Landscape and as a​
​result it is "Listed on the Heritage Register but Not Designated”.​

​This report will review the subject property as a part of the Mineola Neighbourhood Cultural​
​Landscape. The property owners are planning to construct a new dwelling.  Due to the​
​requirement for the demolition of the existing house on the subject property, a Heritage Impact​
​Statement has been prepared. This report adheres to the City’s​​Cultural Heritage Landscape​
​HIA terms of reference​

​Property Overview​

​Mineola West Neighbourhood​
​The subject property is located in the Mineola West neighbourhood of Mississauga, Ontario.​

​The Mineola West Neighbourhood is bordered by the Credit River on the West, the QEW​
​highway to the North, Hurontario Street (Hwy 10) on the East, and the Lakeshore West (formerly​
​CN) rail line to the south.  It lies in what was once known as the Credit Indian Reserve (CIR).​

​Map of Mineola West Cultural Neighbourhood​
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​Mineola West Cultural Landscape​
​In the Cultural Landscape Inventory, the unique features of the Mineola Neighbourhood are​
​described:​

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

​Location of Property​

​Map of the City of Mississauga, showing location of subject property​
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​Current Setting​
​The subject property is located in the south-east corner of the Mineola West Cultural​
​Landscape. It is situated on the south-west side of Stavebank Rd, immediately west of the​
​railway. The right-of-way and former lots along Websters Lane are not typical of the area, but​
​recent merges have made the lot size more aligned with neighbouring lots. See Appendix 2.​

​The Mineola West Neighbourhood is noted for having a number of culturally desirable features:​

​The​​scenic and visual​​quality is dominated by mature​​trees. Many street and property​
​boundaries have been maintained with a line of mature vegetation, creating canopies over​
​properties and road sides, resulting in an urban forest that is enjoyed by residents and visitors​
​alike.​

​The​​natural environment​​is enhanced by the infrastructure,​​or lack thereof: there are very few​
​"engineered streets". The roads are often narrow and most do not have sidewalks or curbs.​
​Storm water management is mainly through the use of road-side ditches. This creates an​
​environment that feels less urban than other city neighbourhoods.​

​The housing that creates the​​built environment​​consists​​of a wide variety of building ages,​
​sizes, and styles, creating a patchwork of architectural interest.​

​History​
​Along with the architectural timelines, the area has an important social and ecological history.​
​The Mississaugas of the Credit were the previous inhabitants of this territory up to a series of​
​treaties and land purchases by the British Government in and around the early 1800s. The​
​completion of the Ajetance Treaty of 1818 left the Mississaugas of the Credit with three small​
​reserves at 12 Mile Creek, 16 Mile Creek, and the Credit River.  “On February 28, 1820,​
​according to the terms of Treaty 22, the Mississaugas acquiesced to the Crown and ceded their​
​lands at 12 and 16 Mile Creeks along with northern and southern portions of the Credit River​
​Reserve.”   Almost all of the Mississauga had left the area by 1847.​
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​Map of Credit River Reserve​

​After 1820, farmers and investors began to acquire property and develop the area. With the CN​
​rail line and the new Middle Road (later Queen Elizabeth Way), Toronto businesspeople began​
​to invest and/or reside in the area, as it began to be developed and subdivided into residential​
​lots and dwellings.​

​Plan of the township of Toronto, Mississauga Indian Reserve on the River Credit, 1876​
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​Robert Cotton emigrated from Ireland in 1832 and became a well-known farmer and merchant​
​in Toronto.  In the 1850s, Robert Cotton acquired much of the land in the Credit Indian Reserve​
​east of the Credit River. He purchased land in the Port Credit area and built a home in 1856.​
​The Cotton Homestead still exists, located at 1234 Old River Road, part of Range 1 of the CIR.​

​Ownership of the subject property can be traced back to the crown patents of lots 5 and 6 in​
​the Credit Indian Reserve to James W. Cotton. In 1867, Robert’s son, James Cotton, was​
​issued the Crown patent for Lot 6 in Range 1 of the Credit Indian Reserve.  James was going to​
​take over Robert’s business interests but he died at age 38 in 1884 — a year before his father​
​died.​

​J.H. Pope, “Southern Half Toronto Township,” Illustrated Historical​
​Atlas of the County of Peel, Ont. (Toronto: Walker & Miles, 1877), p. 24.​

​Parts of Range 1, Lot 6 were granted to Alice M Webster in 1908 and 1914 from James Block​
​and Edwin McKay. The location of these parcels are described with respect to the intersection of​
​Stavebank Road, CNR line, the Credit River, and fences in the area. A 40’ Right-of-Way was​
​created and later became known as Webster’s Lane.​

​Alice M Webster (1870-1958) was the eldest daughter of Charles Webster (1842-1923) and​
​Marion Webster (nee Halliday). Along with siblings Frederick Grant, Loren, Charles, and​
​William, the Websters immigrated to Toronto from Port Huron, St. Clair, Michigan, USA. Charles​
​had properties in both Toronto and in the Port Credit area that he left to Alice and Frederick on​
​his death in 1923. Frederick was a builder and carpenter; he died in 1934.​
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​Local map of subject property​

​Aerial view of subject property​
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​Property Details​
​Municipal Address​ ​1150 Stavebank Road​
​Legal description​ ​RANGE 1 CIR PT LOT 6​
​Municipal Ward​ ​Ward 1​
​Zoning​ ​RL-1 (0225-2007)​
​Zone Description:​ ​Large Lot Detached and Semi-Detached​
​Lot Frontage​ ​38.5 m​
​Lot Depth​ ​30.66 m​
​Lot Area​ ​1106.09 sqm​
​Orientation​ ​Front facing north​
​Type​ ​1½ storey detached dwelling​
​Vegetation​ ​Several mature trees and shrubs around the property​
​Access​ ​Existing paver driveway and gravel parking pad​
​Current Property Owner​ ​Ian MacLeod and Natalie Green​

​Chain of Ownership and Historical Associations​
​Based on title search documents gathered from the Ontario Land Registry office for the Region​
​of Peel and other resources indicates the chain of ownership from James W. Cotton in​
​December of 1867 to present day. The information gathered and provided below has been​
​acquired through the use of microfilm archives along with current Land Title search. Refer to​
​Appendix 1 for details.​

​Dec 1867, transfer from Bank of Upper Canada to James W Cotton​
​May 1869, transfer to John Crickmore​
​Sep 1869, transfer to Wm. B. Hunter​
​Sep 1869, transfer to Peel General Mfg Co​
​Oct 1889, transfer to Thomas Hector​
​Jun 1891, transfer to Arthur W Gordon (4 acres)​
​Oct 1893, transfer to Ann Janet Blair (2 ¼ acres)​
​Apr 1914, transfer to Edward A. McKay​
​Jun 1914, transfer to Alice M. Webster​
​Jan 1928, transfer to Alice M. Webster & Frederick G. Webster​

​At this time the lot which included the subject property (1150 Stavebank) also included several​
​of the surrounding present-day properties (1168 Stavebank Road, and 224, 232, and 236​
​Webster’s Lane). Ownership reverted back to Ms. Webster after her younger brother, Frederick​
​Grant Webster, passed away in 1934 and the property was divided and sold over the next two​
​decades.​
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​Websters Lane survey, 1942​

​The current dwelling on the subject property was constructed in 1949 (​​mpac.ca​​) and would have​
​been the last of four dwellings along the east side of the right-of-way, later known as Webster’s​
​Lane. All four dwellings are visible in this historic airphoto of Port Credit from 1949.​

​Port Credit, 1949​
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​While 236 Webster’s Lane had only one owner from 1944 to 2012, the other three properties​
​(224 and 232 Webster’s Lane, and the subject property at 1150 Stavebank Road) changed​
​hands over the following decades. Some records from the 1940s and 1950s may have been lost​
​or destroyed.​

​1949, transfer to Garnet and Edith McGill​
​1959, transfer to Doris and Peter Shipwright​
​1962, transfer to Nigel and Joan Freeman​
​Date unknown, transfer to Harold Robert Hare​
​1975, transfer to Charles Alan Hare and Judith Hare​
​1981, transfer to Janette Halket Rennie​
​1983, transfer to James Dennis Banks and Janette Halket Banks​
​1996, transfer to Janette Halket Banks​
​2007, transfer to Douglas Rennie, David Rennie, and Scott Rennie​
​2007, transfer to Christie and Patricia Brusha​
​2016, transfer to Gregory Bruce Rogers​
​2024, transfer to Websters Lane Developments​
​2025, transfer to Ian MacLeod and Natalie Green​

​Building Details​

​Existing Structure​
​The existing dwelling is a 1½ storey house with a basement. It was built in 1949. It is designed​
​in the post-war era vernacular, similar to “Victory” houses in the region built in the 1940s, and​
​similar to the other original dwellings on Webster’s Lane.​
​The house has a concrete block foundation and basement with wood-frame construction above​
​ground, clad in aluminum siding. The approximate size of the existing dwelling is 1200 sq ft (110​
​sq m). The roof is finished in asphalt shingles, and the windows and door frames are of wood​
​construction. The building does not appear to have had any major renovations since its​
​construction in the 1940s, though the kitchen and living/dining room have been remodelled to​
​remove the separating wall, likely in the 1980’s.  The only permit on the dwelling is from 1999​
​with the addition of the swimming pool, including a small shed for housing pool equipment.​

​The rear entrance alcove appears to have been added along with a small wooden deck, but​
​there are no permitting records associated with this. There is a red shed on the eastern​
​boundary of the property.  Parking pads are located at the north facing house front, and on the​
​south end next to the backyard gate.​
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​There does not appear to be any meaningful architectural elements that would be deemed​
​worthy of preservation (see below for the existing floor plans and photographs). In addition, the​
​dwelling does not appear to display any significance pertaining to a person, event, theme,​
​activity, organization or institution from within the community. The existing dwelling does not​
​appear to be the work of a known architect, designer, artist or builder. Thereby, there is no​
​noteworthy justification for the preservation of the existing dwelling.​

​Existing survey​

​Survey by Young & Young, 2026​
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​Exterior Photos​

​North Elevation​

​West Elevation​
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​South Elevation​

​East Elevation​
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​Out building - Shed​

​Out building - Pool Equipment​
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​Inground Pool​

​Interior Room Layout​
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​Interior Photos​

​Front Entry and Stairs​
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​Living / Dining​

​Kitchen​
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​Office​

​Bedroom​
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​Bedroom​
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​Basement Rec​

​Basement Laundry​

​Basement Storage​
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​Development Proposal​
​The proposed development plan is to merge 1150 Stavebank Road and 224 Websters Lane,​
​demolish both 1 1⁄2 story dwellings and the inground pool, and replace with a 1 1⁄2 story​
​monoslope in a style that is coherent with the recent development trends in the neighbourhood.​

​The proposed dwelling has been designed with a sensitivity to the topography of the property. It​
​has similar massing characteristics of other homes on Stavebank Road and in the Mineola West​
​neighbourhood. The proposed dwelling will add visual interest and serve to enhance the​
​character and charm to the neighbourhood through its aesthetic.  The preservation of existing​
​mature trees is paramount to the home owners, and further additions will be part of the​
​landscaping of the merged property, which is aligned with the large lot sizes in the​
​neighbourhood.​

​Site Plan of proposed dwelling at 224 Websters Lane & 1150 Stavebank Road​
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​Elevations of Proposed Dwelling​

​The east facing/Stavebank Road elevation greets residents and visitors alike from the village of​
​Port Credit.​
​The north facing/Websters Lane elevation invites the use of the shared lane.​
​The west facing / river elevation has extensive windows, creating a connection with nature.​
​The south facing / CN Rail facing elevation is designed to minimize noise and impact from the​
​train and nearby level crossing. It has minimal impact on the wildlife that traverses this area.​
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​Proposed ground floor plan​
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​Proposed loft plan​
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​Proposed basement plan​

​Summary Statement and Conservation Recommendations​
​The existing dwelling located at 1150 Stavebank Road has not been designated under the​
​heritage register. However, the property has been listed on the register under the Mineola West​
​Cultural Landscape. The existing dwelling does not convey cultural or historical value or​
​interest, and as such does not merit conservation measures and is thereby appropriate for​
​demolition.​

​The removal of the existing dwelling will have no impact on the Mineola Cultural Landscape.​
​The Mineola landscape is in fact currently undergoing a transition from post-war bungalows, to​
​modern and energy efficient dwellings. The proposed dwelling will serve to add to the growing​
​aesthetic and character of the neighbourhood. Therefore, it is recommended that the existing​
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​structure be demolished in favour of the proposed dwelling which will serve to enhance the​
​Mineola Cultural Landscape.​

​Mitigation Measures​
​Although there are no grounds for preserving the existing dwelling, based on the above​
​evaluation for O.H.A. designation, its demolition should still be executed in an environmentally​
​sustainable manner. All salvageable materials will be made available for reuse.​

​Mandatory Recommendation​
​As per​​Cultural Heritage Landscape Heritage Impact​​Assessment Terms of Reference​
​(Mississauga.ca)​

​In accordance with the heritage designation criteria per Regulation 9/06, Ontario Heritage Act​
​the following reasons are why the subject property is not worthy of heritage designation and​
​does not meet the criteria as stated in Regulation 9/06.​

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

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

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

​The existing home is not known to represent significance related to theme, event, belief,​
​person, activity, organization, or institution in the community. It is not known to possess​
​any characteristics that contribute to an enhanced understanding of the community or​
​local culture. It is  also not known to represent the work of any architect, artist, builder,​
​designer or theorist in the community. The property has no contextual value inas far as​
​its support of the character of the area. There is no link to its physical, function, visual or​
​historic surroundings and it is not a landmark.​

​3.​ ​Regardless of the failure to meet criteria for heritage designation, does the property​
​warrant conservation as per the definition in the Provincial Policy Statement:​

​The property has been listed on the register and does warrant conservation as per the​
​Mineola West Cultural Landscape. The proposed development proposes conservation of​
​the cultural landscape of the property as a whole. As stated above the existing dwelling​
​does not warrant conservation as per Ontario Regulation 9/06, Ontario Heritage Act.​
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​Provincial Policy Statement​
​Under the Provincial Policy Statement, “Conserved: means the identification, protection, use​
​and/or management of cultural heritage and archaeological resources in such a way that their​
​heritage values, attributes and integrity are retained.”​

​Under this definition, and by virtue of its presence in a Mineola West Cultural Landscape,​
​the existing property at 1150 Stavebank Road does warrant conservation.​

​Cultural Heritage Landscape Inventory​
​The proposed demolition of the existing house will not have any negative impacts on its status​
​within the cultural landscape. The proposed development aligns with the features identified with​
​the Mineola West Neighbourhood Cultural Heritage Landscape Inventory.​

​Landscape Environment:​
​- Scenic and visual quality:​

​The proposed dwelling has been designed to address the conditions of the site. It is the​
​first home encountered at this east entrance to the Mineola West Neighbourhood. The​
​spatial organization of the dwelling on the site is much more appropriate for the​
​neighbourhood and continues to protect the area from intensification. The scale of the​
​proposed dwelling is in keeping with the massing of new dwellings on Stavebank Road,​
​as well as the Mineola West Neighbourhood as a whole. The proposed coverage of the​
​new dwelling is 27%, which is under the City’s zoned maximum coverage of 30% for the​
​property, as are all proposed setbacks.​

​- Natural Environment:​
​Several mature trees and existing landscaping will be updated to preserve the visual​
​integrity of the street. The proposed development will maintain a strong street edge of​
​mature trees that the neighbourhood is known for.​

​- Landscape Design:​
​There will be minimal impact on the existing topography.​

​Built Environment:​
​-Aesthetic/ visual quality:​

​The character and quality of the proposed design will serve to integrate into the existing​
​housing stock as well as the natural feel the Mineola West Neighbourhood maintains.​

​-Consistent scale of built features:​
​There is a variety of dwellings in the vicinity, from new bungalows to older two-storey​
​homes. Several homes in this area have been redeveloped into larger custom homes.​

​Other:​
​-Significant Ecological Interest:​

​The proposed dwelling will have a minimal impact on existing topography. The​
​preservation of the majority of the trees, existing as well as new landscaping will be​
​incorporated.​
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​Book “C”​

​Plan 43R10543​
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​TT29841​
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​Book D, page 559​
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​OnLand​
​Instrument​ ​Date​ ​Grantor​ ​Grantee​

​TT55290​ ​1949/04/05​ ​ALICE M WEBSTER​ ​GARNET McGILL et al​

​TT122800​ ​1959/09/09​ ​GARNET McGILL and​
​EDITH MAY McGILL​

​DORIS SHIPWRIGHT and​
​PETER SHIPWRIGHT​

​TT145891​ ​1962/01/10​ ​DORIS SHIPWRIGHT and​
​PETER SHIPWRIGHT​

​JOAN FREEMAN and​
​NIGEL FREEMAN​

​Unknown​ ​Unknown​ ​JOAN FREEMAN and​
​NIGEL FREEMAN​

​HAROLD ROBERT HARE​

​VS371352​ ​1975/08/21​ ​HAROLD ROBERT HARE​ ​CHARLES ALAN HARE and​
​JUDITH HARE​

​RO581379​ ​1981/04/28​ ​CHARLES ALAN HARE and​
​JUDITH HARE​

​JANETTE HALKET RENNIE​

​RO650124​ ​1983/06/29​ ​JANETTE HALKET BANKS​ ​JAMES DENNIS BANKS and​
​JANETTE HALKET BANKS​

​RO1112071​ ​1996/04/15​ ​JAMES DENNIS BANKS and​
​JANETTE HALKET BANKS​

​BANKS, JANETTE HALKET​

​PR1304423​ ​2007/07/30​ ​BANKS, JANETTE HALKET​ ​RENNIE, DOUGLAS​
​RENNIE, DAVID​
​RENNIE, SCOTT​

​PR1305305​ ​2007/07/30​ ​RENNIE, DOUGLAS​
​RENNIE, DAVID​
​RENNIE, SCOTT​

​BRUSHA, CHRISTIE FRED​
​BRUSHA, PATRICIA LYNN​

​PR3039965​ ​2016/12/01​ ​BRUSHA, CHRISTIE FRED​
​BRUSHA, PATRICIA LYNN​

​ROGERS, GREGORY BRUCE​

​PR4360509​ ​2024/08/01​ ​ROGERS, GREGORY BRUCE​ ​WEBSTERS LANE DEVELOPMENTS​
​INC.​

​PR4531811​ ​2025/11/18​ ​Websters Lane Developments​ ​MACLEOD, IAN​
​GREEN, NATALIE​
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​Appendix 2 - Neighbouring Properties​

​224 Websters Lane - built in 1937, renovated multiple times, wood siding. Directly behind and​
​adjacent to subject property.​

​236 Websters Lane - 1 ½ storey built in 1923, updated in 2013.​
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​1153 Stavebank Road: built in 1954, one storey stucco and wood-clad dwelling.​

​1159 Stavebank Road: built in 1910, two storey, hipped-roof and wood-clad dwelling.​

​1168 Stavebank Road: stucco duplex.​
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​1171 Stavebank Road - new, modern one storey replacement dwelling​

​1174 Stavebank Road: 1 1⁄2 storey side-gabled dwelling with large front dormer, built in 1923,​
​updated in 1998.​

​1181 Stavebank Road - front-gabled two-storey frame house with a stucco finish and circular​
​driveway of interlocking brick.​
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