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This Heritage Impact Assessment (HIA) revises the HIA dated July 12, 
┮┬┭┳"EJ"NAOLKJOA"PK"?KIIAJPO"BNKI"*ANEP=CA"2H=JJEJC"5P=ド"EJ"PDA"6KSJ"
of Oakville and has been prepared on behalf of 1 Oak Developments for 
the property municipally known as 2467 & 2477 Old Bronte Road (the 
“Development Site”) to assess the impact of a proposed new development 
on recognized on-site and adjacent heritage properties.

The Development Site contains two properties listed on the Town of 
Oakville Register of Properties of Cultural Heritage Value or Interest: 
2467 & 2477 Old Bronte Road. The Development Site is not considered 
=@F=?AJP『"=O"@AバJA@"EJ"PDA"2NKREJ?E=H"2KHE?U"5P=PAIAJP『"┮┬┭┰『"PK"=JU"
properties designated under Part IV of the Ontario Heritage Act (OHA) 
. The Development Site is also not within or adjacent to an in-force 
Heritage Conservation District. 

An evaluation of the existing properties on the Development Site under 
Ontario Regulation 9/06 was undertaken for the purposes of this report. The 
result of this evaluation indicates that 2467 & 2477 Old Bronte Road contain 
EJOQドE?EAJP"@AOECJ『"DEOPKNE?=H"KN"?KJPATPQ=H"R=HQA"PK"IANEP"@AOECJ=PEKJ"
under Part IV of the OHA. 

The proposed development, as indicated in the conceptual drawings 
produced by Quadrangle Architects dated 17 November 2017, alters the 
composition of the Development Site by removing the listed structures 
at 2467 & 2477 Old Bronte Road and replacing them with a multi-storey 
mixed-use building with retail space at-grade.

)ERAJ"PDA"バJ@EJCO"KB"PDA"DANEP=CA"AR=HQ=PEKJ"?KJP=EJA@"SEPDEJ"PDEO"NALKNP"
and the need to balance the various land-use policy objectives set by the 
provincial government, the contribution to the cultural heritage value 
KB"2=HANIK"KドANA@">U"┮┰┲┳"┫"┮┰┳┳"1H@"$NKJPA"4K=@"?=J">A"?KJOANRA@"
through interpretation rather than retention. Further, the scale of the 
proposed development, its material character and its relationship to the 
street responds to the emerging built-form character of Old Bronte Road 
while, through the inclusion of at-grade retail space, helps reactivate the 
former village as a hub of pedestrian activity. 

No negative impacts on the nearby designated property at 2495 Old 
Bronte Road are anticipated as a result of the proposed development.

ざどざごてづずでざ"つてぞぞげっな
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Й" ずたづっださてごづずだた

1.1 Scope of the Report

This revised Heritage Impact Assessment (HIA) has been prepared 
by ERA Architects Inc. to assess the impact of the development 
proposed at 2467 & 2477 Old Bronte Road on on-site recognized 
heritage properties and designated properties within the ‘immediate 
vicinity’ of the Development Site.

The purpose of an HIA, according to the Heritage Impact Assessment 
Terms of Reference for the Town of Oakville, is to determine the impact 
of a proposed development on the cultural heritage value of a property 
and to recommend an overall approach to the conservation of the 
heritage resources.  

1.2 Present Client Contact 

Nick Stillo
1 Oak Developments
28 Rivalda Road
Toronto, ON M9M 2M3
T: 416.991.9814
E: nick@1oakdevelopments.com
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1. Aerial Map showing the Development Site location in red and the nearby Part IV designated property at 2495 Old  
 Bronte Road in blue. This is the only designated property within the ‘immediate vicinity’ of the Development Site  
 (Source: Google Maps, annotated by ERA Architects)
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1.3 Site Location and Description

The Development Site is comprised of the properties municipally 
GJKSJ=O┮┰┲┳┫┮┰┳┳1H@$NKJPA4K=@》4A?P=JCQH=N EJ?KJバCQN=PEKJ『
the Development Site contains a house form structure at 2467 Old 
$NKJPA4K=@=J@>KPD=DKQOA BKNI=J@IK@EバA@>=NJおHEGAOPNQ?PQNA
at 2477 Old Bronte Road. The surrounding built form context includes a 
mixture of building types and uses including a variety of semi and single 
detached residential properties typical of contemporary suburban 
development as well as multi-storey mixed-use properties and low 
and mid-rise commercial properties.

The Development Site is adjacent to an approved development on 
the properties municipally known as 2480, 2488 & 2496 Old Bronte 
Road. By-law No. 2014-025 amending Zoning By-law Nos. 1984-63 and 
2014-014 was adopted by the Council of the Town of Oakville on March 
17, 2014 to permit two 8-storey buildings containing 400 residential 
units and at-grade commercial space. 2480 Old Bronte Road, a listed 
property, was relocated within the site to permit construction of the 
mixed-use development.

See Section 1.4 for photo-documentation of the Development Site.
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2. The west (principal) & south elevations of 2467 Old Bronte Road, 2017 (Source: ERA Architects) 

3. The north elevation of 2467 Old Bronte Road, 2017 (Source: ERA Architects)

1.4 Site and Context Photographs
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4. The east and partial south elevations of 2467 Old Bronte Road, 2107 (Source: ERA Architects)

5. The south elevation of 2467 Old Bronte Road, 2017 (Source: ERA Architects)
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6. The west (principal) and partial north elevations of the house form building at 2477 Old Bronte Road, 2017   
 (Source: ERA Architects)

7. The north elevation of the house form building at 2477 Old Bronte Road, 2017 (Source: ERA Architects)
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9. The south elevation of the house form building at 2477 Old Bronte Road, 2017 (Source: ERA Architects)

8. The north elevation of the house form building at 2477 Old Bronte Road, 2017 (Source: ERA Architects)
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10. The west elevation of the gambrel roof structure at 2477 Old Bronte Road, 2017 (Source: ERA Architects)

11. The north elevation of the gambrel roof structure 2477 Old Bronte Road, 2017 (Source: ERA Architects)
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12. The east elevation of the gambrel roof structure at 2477 Old Bronte Road, 2017 (Source: ERA Architects)

13. The south elevation of the gambrel roof structure 2477 Old Bronte Road, 2017 (Source: ERA Architects)
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14. The mixed-use development at 2480 Old Bronte Road as viewed from the Development Site. The listed house  
 form structure was relocated to accommodate the development, 2017 (Source: ERA Architects)
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15. The west (principal) elevation of the designated property at 2495 Old Bronte Road (Anson Buck House) as seen  
 from Old Bronte Road, 2017. The Development Site is nearby but is not considered adjacent to the property   
 (Source: ERA Architects)
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1.5 Heritage Context

The Development Site contains two properties listed on the Town of 
Oakville Register of Properties of Cultural Heritage Value or Interest 
municipally known as 2467 & 2477 Old Bronte Road (see Appendix C 
for a copy of the reasons for listing).

The Development Site does not contain any properties designated 
under Part IV of the OHA nor is it within or adjacent to an in-force 
Heritage Conservation District. 

There are no designated properties considered adjacent to the 
&ARAHKLIAJP"5EPA"=O"@AバJA@">U"PDA"2NKREJ?E=H"2KHE?U"5P=PAIAJP『"
2014. As per Section 5.3.4 of the Town of Oakville OP, a heritage impact 
assessment is required when a proposed development is ‘adjacent to, 
or in the immediate vicinity of, an individually designated property’. 
#O"PDA"12"@KAO"JKP"@AバJA"ぇEIIA@E=PA"RE?EJEPUぉ『"BKN"PDA"LQNLKOAO"KB"
this report a reasonable distance is considered to be within a one 
block radius of the Development Site.

One property designated under Part IV of the OHA is within the 
‘immediate vicinity’ of the Development Site:

し" 2495 Old Bronte Road (see Appendix D for designation By-law 
1995-45).

Section 1.0 of the Provincial Policy Statement (PPS) addresses cultural 
heritage:

5ECJEバ?=JP">QEHP"DANEP=CA"NAOKQN?AO"=J@"OECJEバ?=JP"?QHPQN=H"DANEP=CA"
H=J@O?=LAO"OD=HH">A"?KJOANRA@

Section  4.2.4 of the Growth Plan addresses conservation of cultural 
heritage resources:

%QHPQN=H"DANEP=CA"?KJOANR=PEKJ『"EJ?HQ@EJC"?KJOANR=PEKJ"KB"?QHPQN=H"
DANEP=CA"=J@"=N?D=AKHKCE?=H"NAOKQN?AO"SDANA"BA=OE>HA『"=O">QEHPおQL"
=NA=O"=NA"EJPAJOEバA@

2KHE?U" ┭┲┳" せ┯そ" KB" PDA"*=HPKJ"4ACEKJ"1ドE?E=H" 2H=J" せ?KJOKHE@=PA@""
January 13, 2016) addresses development proposals on or adjacent 
to recognized heritage properties:

=そ"5PQ@U"=J@"?KJOE@AN"PDA"LNAOANR=PEKJ『"NAHK?=PEKJ"=J@"KNと=@=LPERA"
NAおQOA"KB"DEOPKNE?">QEH@EJCO"=J@"OPNQ?PQNAO">=OA@"KJ">KPD"OK?E=H"
=J@"A?KJKIE?"?KOPO"=J@">AJAバPO【
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>そ"+J?KNLKN=PA"EJ"=JU"NA?KJOPNQ?PEKJ"KN"=HPAN=PEKJO『"@AOECJ"BA=PQNAO"
PD=P"=NA"EJ"D=NIKJU"SEPD"PDA"=NA=ぉO"?D=N=?PAN"=J@"ATEOPEJC">QEH@EJCO"
EJ"I=OO『"DAECDP『"OAP>=?G"=J@"=N?DEPA?PQN=H"@AP=EHO【"=J@

?そ"'TLNAOO"PDA"%QHPQN=H"*ANEP=CA"4AOKQN?AO"EJ"OKIA"S=U『"EJ?HQ@EJC』"
@EOLH=U"KB">QEH@EJC"BN=CIAJPO『"I=NGEJC"PDA"PN=?AO"KB"BKNIAN"
HK?=PEKJO『"ATDE>EPEJC"@AO?NELPEKJO"KB"BKNIAN"QOAO『"=J@"NAパA?PEJC"
PDA"BKNIAN"=N?DEPA?PQNA"=J@"QOAO》

%D=LPAN"┱"KB"PDA"6KSJ"KB"1=GREHHA"1ドE?E=H"2H=J"せ?KJOKHE@=PA@"#LNEH"┰『"
┮┬┭┳そ"=@@NAOO"?QHPQN=H"DANEP=CA"NAOKQN?AO"E@AJPEバA@"KJ"PDA"4ACEOPAN"
or designated under the Ontario Heritage Act. Policy 5.3.3 states that:

5ECJEバ?=JP"?QHPQN=H"DANEP=CA"NAOKQN?AO"OD=HH">A"?KJOANRA@『"=J@"
I=U">A"EJPACN=PA@"EJPK"JAS"@ARAHKLIAJP

Policy 5.5.1 addresses retention of heritage resources on-site or 
relocation:

#HH"KLPEKJO"BKN"KJおOEPA"NAPAJPEKJ"KB">QEH@EJCO"=J@"OPNQ?PQNAO"KB"
?QHPQN=H"DANEP=CA"OECJEバ?=J?A"OD=HH">A"ATD=QOPA@">ABKNA"NAOKNPEJC"
PK"NAHK?=PEKJ》"4AHK?=PEKJ"KB">QEHP"DANEP=CA"NAOKQN?AO"OD=HH"KJHU">A"
?KJOE@ANA@"PDNKQCD"="%QHPQN=H"*ANEP=CA"+IL=?P"#OOAOOIAJP"PD=P"
=@@NAOOAO"NAPAJPEKJ"=J@"NAHK?=PEKJ

1.6 Heritage Policy Context

1H@"$NKJPA"4K=@と-D=HO=")=PA"5PNAAPO?=LA"2H=J"せ┮┬┭┮そ

The Old Bronte Road/Khalsa Gate Streetscape Plan divides the 
Palermo Village into three character areas. The Development Site 
is located within the ‘Historic Core South’ character. This character 
=NA="EO"@AバJA@">AHKS』

6DEO"L=NP"KB"PDA"REHH=CA"EO"HK?=PA@"FQOP"OKQPD"KB"&QJ@=O"5PNAAP"SDANA"
="?HQOPAN"KB"DANEP=CA">QEH@EJCO"=J@"LH=?AO"KB"SKNODEL"HEJA"PDA"OPNAAP》"
6DA"J=NNKSJAOO"KB"PDA"OPNAAP"?NA=PAO"="MQ=EJP"=PIKOLDANA"SEPD"
I=JU"I=PQNA"PNAAO》"6DEO"LKNPEKJ"KB"PDA"OPNAAP"?=J"?KJPEJQA"PDA"
DANEP=CA"PDAIA》"4AOPKNA@"DANEP=CA">QEH@EJCO"?=J">A"=@=LPERAHU"
NAQOA@"PK"?NA=PA"="DANEP=CA"REHH=CA"I=EJ"OPNAAP》"6DA"NK=@"?KQH@"
>A"QOA@"PK"DKOP"?KIIQJEPU"ARAJPO"KN"OQIIAN"=?PEREPEAO『"OQ?D"=O"
SAAGAJ@"B=NIANぉO"I=NGAPO"KN"=NPEO=J"O=HAO

2NKREJ?E=H"2KHE?U"5P=PAIAJP『"┮┬┭┰

#@F=?AJP』"BKN"PDA"LQNLKOAO"KB"LKHE?U"┮》┲》┯『"
PDKOA"H=J@O"?KJPECQKQO"PK"="LNKPA?PA@"
DANEP=CA"LNKLANPU"KN"=O"KPDANSEOA"@AバJA@"
EJ"PDA"IQJE?EL=H"KドE?E=H"LH=J》
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16. A map of recognized heritage properties nearby and adjacent to the Development Site (Source: Quadrangle   
Architects)
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A number of guidelines pertaining to integration of heritage properties 
are contained within the Old Bronte Road/Khalsa Gate Streetscape 
Plan. These guidelines mirror the policies/guidelines contained within 
the Oakville OP and the Standards and Guidelines for the Conservation 
of Historic Places in Canada.

2=HANIK"8EHH=CA』"#"*ANEP=CA"4AOKQN?AO"4AREAS"=J@"5PN=PACU"
せ┮┬┬┴そ

The Heritage Planning Division of the Town of Oakville conducted a 
study of the former village of Palermo. The purpose of the study was 
to document and evaluate the heritage character and resources of 
the village and to propose conservation strategies for conserving the 
heritage of the community both as individual elements and collectively 
as a cultural heritage landscape.

6DA"NALKNP"E@AJPEバA@"PDNAA"?HQOPANO"KB"LNKLANPEAO"PD=P"?KJPNE>QPA"PK"
PDA"?D=N=?PAN"KB"PDA"REHH=CA》"6DA"?HQOPANO"=NA"E@AJPEバA@">AHKS"SEPD"
JKP=PEKJO"PD=P"NAパA?P"PDAEN"?QNNAJP"DANEP=CA"NA?KCJEPEKJ"せQJNA?KCJEVA@『"
listed or designated under Part IV of the Ontario Heritage Act). Cluster 
#1 contains the properties within the Development Site:

Cluster #1

し" 2495 Old Bronte Road (Part IV) – Anson Buck House c.1860

し" 2487 Old Bronte Road (Listed) – Edwardian style residence c.1925

し" 2480 Old Bronte (Listed) - Residence

し" 2477 Old Bronte Road (Listed) - vernacular frame house c.1870

し" 2460 Old Bronte (Listed) – Victorian Gothic style residence c.1875

し" 2467 Old Bronte Road (Listed) – Queen Ann style residence c.1909

Cluster #2

し" 3015 Dundas Street (demolished) – Hagar House c. 1848

し" 2527 Dundas Street West (Listed) – Hagar House c. 1870

し" 2521 Dundas Street West (Part IV) – Palermo United Church c.1867

し" 2507 Dundas Street (Part IV) – Switzer House c.1868
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し" 3017 Old Bronte Road (Listed) – United Church Rectory c.1880

Cluster #3

し" Dundas Street West (Barn on ORC) (Listed)*

し" 2457 Dundas Street West (Listed) – vernacular frame house c. (no 
date provided)

し" 2431 Dundas Street West (Part IV) – former schoolhouse c.1942

し" 2403 Dundas Street West (Listed) – former farm house c. (no date 
provided)

し" 2430 Dundas Street West (Part IV) - Palermo Cemetery c.1818

The report found that the buildings in Cluster #2 are ‘collectively the 
IKOP"OECJEバ?=JP"CNKQLEJC"KB"OPNQ?PQNAO"EJ"PDA"D=IHAP》"6DAEN"?KJPEJQA@"
ATEOPAJ?A『"IKNA"PD=J"=JU"KPDAN『"@AバJAO"2=HANIK"=O"="LH=?A"KB"OAPPHAIAJP"
and can be considered a cultural heritage landscape as an important 
reminder of this historic village’.

ね#O"LAN"*ANEP=CA"5P=ド"=P"PDA"6KSJ"KB"1=GREHHA『"PDEO"LNKLANPU"@KAO"JKP"D=RA"
="IQJE?EL=HHU"=OOECJA@"=@@NAOO》"
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К" ぞざづすださだそだじな

This Heritage Impact Assessment was prepared by ERA Architects in 
accordance with the Town of Oakville’s Heritage Impact Assessment 
Terms of Reference. The methodology for evaluating the structures 
contained with the Development Site aligns with the provisions of 
the Ontario Heritage Act and is based on the Regulation 9/06 criteria 
contained therein.

To document the Development Site and its surroundings, a site visit 
was conducted by Evan Manning of ERA Architects on June 13, 2017. 
Luke Denison, a conservation architect with ERA Architects, conducted 
two site visits to document the structures within the Development Site. 
External  and internal condition assessments, including photographic 
documentation, were conducted on June 14, 2017 and on October 
17, 2017, respectively.

2NEI=NU"5KQN?AO

Tax Assessment and Collectors Rolls were consulted in person at The 
Town of Oakville’s Central Library on June 13 and October 5, 2017  to 
determine the approximate date of construction of the structures 
contained within the Development Site. Review of records at the Land 
4ACEOPNU"1ドE?A"BKN"*=HPKJ"4ACEKJ"S=O"=HOK"?KJ@Q?PA@">U"-EI>ANHU"
Thomas (Law Clerk & Conveyancer) on September 15, 2017. The purpose 
of which was to establish a full chain of title for the properties that 
comprise the Development Site (see Appendix F for a copy of the 
chain of title for 2467 & 2477 Old Bronte Road). A review of primary 
sources contained within digital archives of the Trafalgar Historical 
Society and the Oakville Historical Society was also undertaken.

5A?KJ@=NU"5KQN?AO

Secondary sources relating to the history of Halton Region, Trafalgar 
6KSJODEL"=J@"PDA"BKNIAN"8EHH=CA"KB"2=HANIK"SANA"E@AJPEバA@"=J@"
consulted online and in person at the Town of Oakville’s Central 
.E>N=NU》"4AOA=N?D"OP=ド"=P"PDA"#N?DERAO"KB"1JP=NEK"SANA"=HOK"?KJOQHPA@》"
Further, a review of the digital archives of the Trafalgar Historical 
Society and the Oakville Historical Society was undertaken as part of 
the background research contained within Section 3.0 of this report.  

#"?KILHAPA"HEOP"KB"OKQN?AO"EO"EJ?HQ@A@"EJ"5A?PEKJ"┴》┬"KB"PDEO"NALKNP》
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Л" こげごぜじっだてたさ"っざつざげっごす"げたさ"げたげそなつずつ

The following summarizes supporting research and analysis of the 
Development Site done in preparation for this report.

3.1 Site History

#"NAREAS"KB"NA?KN@O"=P"PDA"*=HPKJ"4ACEKJ".=J@"4ACEOPNU"KドE?A"S=O"QOA@"
PK"LNK@Q?A"="BQHH"?D=EJ"KB"PEPHA"BKN"PDA"PSK"LNKLANPEAO"PD=P"?KILNEOA"PDA"
&ARAHKLIAJP"5EPA》"#"?KLU"?=J">A"BKQJ@"EJ"#LLAJ@ET"("KB"PDEO"NALKNP》""2HA=OA"
JKPA"PD=P"LNEKN"PK"┭┴┱┴『"PDA"%=J=@E=J"LKQJ@"S=O"QOA@"=O"PDA"KドE?E=H"
?QNNAJ?U"EJ"PDA"2NKREJ?A"KB"%=J=@="せLNAOAJP"@=U"1JP=NEK"=J@"3QA>A?そ》"
6DA"%=J=@E=J"@KHH=N"S=O"=@KLPA@"=O"PDA"KドE?E=H"?QNNAJ?U"EJ"┭┴┱┴》"

6DA"H=J@"PD=P"SKQH@"H=PAN"?KJP=EJ"PDA"&ARAHKLIAJP"5EPA"S=O"バNOP"
surveyed for the Crown by Samuel Wilmot in the early nineteenth 
century. The 1806 Wilmot Map shows that a 200 acre parcel of land 
south of present day Dundas Street West and east of Bronte Road was 
granted to Bildad Simons (First Concession South, Lot 30). Portions 
of this property in combination with adjacent parcels of land owned 
by Benjamin Smith, David Hager and John Shaw would soon become 
the site of the village of Palermo.

As the Development Site is comprised of properties that were at one 
point legally distinct, a separate site history for each constituent 
LNKLANPU"EO"LNKRE@A@">AHKS》"6DEO"DEOPKNU">ACEJO"=ビAN"PDA"バNOP"@EREOEKJ"
of the Simons property in February 1812 as both properties were 
contained within the purchase of 90 acres by Charles Teetzel. 

┮┰┳┳"1H@"$NKJPA"4K=@

The chain of title search conducted for this HIA indicate that the 
house form structure currently located on the southern portion of 
┮┰┳┳"1H@"$NKJPA"4K=@"=J@"PDA"IK@EバA@">=NJおHEGA"OPNQ?PQNA"HK?=PA@"
to its north were once separate properties. Division of the Teetzel 
property to provide for the land that would eventually house both 
structures occurred in January and December 1842 with the sale of 
1/4 acre to Hiram Adair and 1/2 acre to Robert Miller, respectively. 
These properties remained legally distinct until 1986 at which point 
they were combined to form a single property under the ownership 
of Sally Hogeveen.

For ease of review, the lineage of each property has been structured 
under the following headings:
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House Form Structure

A review of tax assessment rolls for 1844 indicates that the 1/4 acre 
property owned by Hiram Adair was under cultivation and consisted 
of a frame house under 2-storeys. Adair’s property was assessed at 
a value of 46 pounds and 5 shillings. The Trafalgar Township Census 
of 1841 indicates that Hiram Adair was a carpenter. 

Hiram Adair later sold his property to Benjamin Swanton in November 
1851. In 1854, Swanton acquired the adjacent property, previously 
owned by Robert Miller, bringing both the land that contains the 
current barn-like structure and the frame house under his ownership. A 
review of tax assessment rolls for 1854 indicates the value of Benjamin 
Swanton’s property at 60 pounds. These records also indicate that 
Swanton was a carpenter. Unlike the tax assessment rolls for the 
1840s, a description of the nature of built-form on the property was 
not provided. The property was subsequently sold to David Lebar in 
April 1863 and then Jennet Clubine in May 1863.

A review of tax assessment rolls in 1864 indicates that the 1/4 
acre property was assessed at a value of $40. This assessment 
was substantially lower than the value of nearby properties (see 
Appendix E). By 1869, the property, still owned by Jennet Clubine, 
was assessed at $250, bringing it in line with the assessed value of 
nearby properties. To provide a reference point, the nearby Anson 
Buck House, constructed using brick in 1860, was assessed at a value 
KB"〃┲┬┬》"6DA"OECJEバ?=JP"EJ?NA=OA"EJ"LNKLANPU"R=HQA"OQCCAOPO"PD=P"PDA"
OPNQ?PQNA"PD=P"S=O"LNAREKQOHU"KJ"PDA"OEPA"I=U"D=RA">AAJ"OECJEバ?=JPHU"
altered or, more likely, removed and replaced in favour of a new building. 
Using the Anson Buck house as a reference point, the assessed value 
of $250 suggests that the building may have been constructed using 
wood frame rather than brick. Based on this assumption, this would 
date the present house-form building at 2477 Old Bronte Road to the 
mid-1860s, roughly corresponding to the 1870 date of construction 
indicated in the municipally prepared Palermo Village: A Heritage 
Resources Review and Strategy. It should be noted, however, that 
properties were not necessarily assessed on an annual basis. As such, 
it is possible that the house-form building may have been  constructed 
prior to the mid-1860s.
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Following the death of Jennet Clubine in 1871, ownership of the 
property passed to her brother John Sibbald who subsequently sold 
the property to James Curtis in May 1871. The property was sold to 
Catherine Patterson in 1886 and remained in the Patterson family 
until its sale to William Cowan in March 1930. The Trafalgar Historical 
5K?EAPU"E@AJPEバAO"/NO》"4KOO"%KS=J"せバNOP"J=IA"S=O"JKP"LNKRE@A@そ"=O"
a school president at the Palermo Public School in the mid-1950s. 
The property remained in the Cowan family until its sale to Taeke 
and Saakje Visser in 1960. The property was subsequently sold to 
Tobias and Sally Hogeveen in July 1966. The property remained in 
the Hogeveen family until its sale to Tyron D’Souza in August 1997. By 
this time, both the frame house property and the barn-like structure  
property were combined to form a single property . For the remainder 
of the chain of title to present day, refer to Appendix F. 

Barn-like Structure 

Following a period between 1854-1858 in which both properties 
were owned by Benjamin Swanton, a local carpenter, the property 
containing the barn-like structure was sold twice in 1858, once to 
John Speers in April of that year and later to Thomas Robinson in 
1858. The property remained in the Robinson family until its sale to 
Thomas Garner and then Mary Ann Harrod. Both transactions took 
place in January of 1905. The L-shaped gambrel roofed barn (as it 
S=O"KNECEJ=HHU"?KJバCQNA@"LNEKN"PK"="OANEAO"KB"=@@EPEKJOそ"EO">AHEARA@"
to date from the late 19th or early 20th century (gambrel roof barns 
were typical of this time period). The original L shaped plan is atypical 
of working agricultural barns of this period, which were commonly 

17. Below: Excerpt from the  
Canada Directory (1857-1858) for 
Palermo. The entry for Benjamin 
Swanton is indicated in red (Source: 
Toronto Reference Library, annotated 
by ERA Architects)

18. Above: George Henry 
Wilkinson (1842-1916) and his 
wife Maria Patterson (1863-1939). 
Ownership of the house-form 
structure at 2477 Old Bronte Road 
passed to the couple in 1907 (Source: 
Trafalgar Historical Society)
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19. Looking north along (Old) Bronte Road from in front of 2467 Old Bronte Road c1970s. A partial south and west  
elevation of the frame house at 2477 Old Bronte Road is visible to the right, note that the front porch has yet to be  
enclosed (Source: Trafalagar Historical Society)

20. A photograph of the general store operated by George Stanley (G.S.) Wood c1934. G.S. Wood inherited the   
barn-like building at 2477 Old Bronte Road in 1924 (Source: Trafalgar Historical Society)
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NA?P=JCQH=N"EJ"LH=J》"6DA"?KJバCQN=PEKJ"KB"PDA">QEH@EJC"=J@"EPO"OI=HH"
size relative to working agricultural barns of its period suggests that 
it may have been used as a carriage house.

Upon the death of Mary Ann Harrod, the property, as per the terms 
of her will, was transferred to George Stanley Wood. Upon his death, 
the property was transferred to his wife, Fanny Ethel Wood. According 
to the Trafalgar Historical Society, George Stanley Wood and his wife 
KSJA@"PDA"CAJAN=H"OPKNA"SEPD"LKOP"KドE?A"KJ"PDA"JKNPDA=OP"?KNJAN"KB"
Bronte Road and Highway #5 (present day Old Bronte Road & Dundas 
Street West) from the 1930s until the 1950s Ethel also ran the Palermo 
telephone switchboard out of the store for the rural area. Further, 
a review of the digital archives of the Trafalgar Historical Society 
reveals that the current structure at 2487 Old Bronte Road served 
as the Wood family home. This property is immediately to the north 
of 2477 Old Bronte Road.

The property was sold by Fanny Ethel Wood to Tobias Hogeveen 
in October 1979 and combined with the adjacent property owned 
by Sally Hogeveen in 1986. For the remainder of the chain of title to 
present day, refer to Appendix F. 

┮┰┲┳"1H@"$NKJPA"4K=@

#"NAREAS"KB"PDA"NA?KN@O"BNKI"PDA"*=HPKJ"4ACEKJ".=J@"4ACEOPNU"1ドE?A"
indicates that this property was originally composed of two separate 
1/4 acres parcels of land. Sold by Charles Teetzel to Peter Campbell 
and John McPhail in December 1842 and September 1854 respectively,  
the two parcels were purchased and combined under the ownership 
of William Sovereign Morse in November 1857. A review of the Trafalgar 
County tax assessment rolls from 1864 indicates that the combined 
value of the land and the structures was $250. Again using the assessed 
value of the Anson Buck house as a point of comparison, the value 
of William Morse Sovereign’s property suggests that the structure 
on-site may have been a wood frame building.

Morse sold the property to George Garno in 1878 who would later sell 
the property to Milton McCrimmon in December 1889 and to John 
Marshall in 1908. The digital archives of the Trafalgar Historical Society 
date the current Queen Anne revival style house-form structure to 
1908 while the Town of Oakville lists the date of construction as 1909. 
These dates are consistent with the period in which Queen Anne 
revival architecture was common in Southern Ontario.
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21. 9APPH=QドAN"B=IEHU"LDKPKCN=LD"BNKI"PDA"H=PAお┭┵┰┬O"せ5KQN?A』"6N=B=HC=N"*EOPKNE?=H"5K?EAPUそ
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22. #"LDKPKCN=LD"KB"'PDAH"9APPH=QドAN"OP=J@EJC"EJ"BNKJP"KB"PDA"2=HANIK"2Q>HE?"5?DKKH"せ5》5》"や┮『""
 Palermo) c1940s/1950s
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John Marshall sold the property to George Wettlaufer who retired to 
Palermo in 1926 along with his widowed daugthers Rosetta Christner 
and Charlotte Waterbury. Ekhardt Wettlaufer, brother of Rosetta and 
Charlotte, also lived in Palermo. His wife, Ethel Wettlaufer, taught at 
Palermo School (S.S.#2) during the 1940s and 1950s. The property 
remained in the Wettlaufer family until its sale to 1OAK Developments 
Group Oakville Inc. in 2016. 

3.2 Context

The village of Palermo is the oldest settlement within the present 
boundaries of the Town of Oakville, predating the founding of the 
villages of Oakville and Bronte by approximately 20 years. The 
community was founded in 1806 by Lawrence Hagar, a United Empire 
Loyalist, and was originally known as Hagartown. In 1836, Dr. William 
Cobban, who was stationed in Sicily as a naval surgeon, suggested the 
community be renamed Palermo in honour of Lord Nelson. Palermo 
S=O"PDA"J=IA"KB"KJA"KB"PDA"LNKLANPEAO"CN=JPA@"PK".KN@"0AHOKJ"=ビAN"
his military success in the Napoleonic Wars.

Located along Dundas Street, then the most important east-west 
land route in Upper Canada, the village served as a stage coach stop 
for those travelling westwards toward Milton and points beyond. The 
community was also home to the second grammar school in Upper 
Canada, opening in 1844. 

Early economic activity in the village centered around the Palermo 
Agricultural Works. Founded in the early 1840s, the complex contained 
an iron foundry, blacksmith shop, wood shop, pattern house and 
paint shop. At its commercial peak, the town contained two general 
stores, a hotel, wagon shop, blacksmith shop, creamery and sawmill.

Prominent local families included Hagar (among the original setllers 
of the community), Ingelhart (donated land for a grammar school and 
cemetery in Palermo), Switzer, Hope, Smith (among the original settlers, 
PDA"5IEPD"B=IEHU"DKOPA@"PDA"バNOP"?DQN?D"OANRE?AO"EJ"PDA"?KIIQJEPU"
prior to the construction of a purpose-built church), Buck (Dr. Anson 
Buck was a well-known and well-traveled physician from Palermo), 
Howell and Wilkinson (Dr. Wilkinson, along with Dr. Anson Buck, served 
the medical needs of Palermo and Trafalgar County).
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Bypassed by rail lines in the mid-nineteenth century, the village experienced 
little in the way of population growth, expanding from approximately 300 
in 1877 to a peak population of approximately 400 in 1920. The Village 
was amalgamated with surrounding municipalities in Trafalgar Township 
to create the Town of Oakville in 1962.

#"LNKCN=I"KB"NK=@"SE@AJEJC"LKOPお┭┵┰┱"D=@"="OECJEバ?=JP"AドA?P"KJ"2=HANIK》"
The widening of Highway 5 (Dundas Street West) and Highway 25 (Old 
Bronte Road, formerly Bronte Road) led to the demolition of a number 
of historic properties, including both general stores. This was soon 
followed by the loss of the Lawrence Foundry (part of the Palermo 
#CNE?QHPQN=H"9KNGOそ"SDE?D"S=O"@AOPNKUA@">U"バNA"EJ"┭┵┱┴》"6DA"SE@AJEJC"
of Dundas Street West to 6 lanes in the early 2000s led to the demolition 
of additional properties associated with Palermo, eroding the legibility 
of the former village as a crossroads settlement. Further changes to the 
road network came with the construction of the Bronte Road bypass. 
The encroachment of suburban growth facilitated by road expansion has 
changed the character of the community, introducing land-use patterns 
and housing typologies foreign to the former village.
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23. 1806 Wilmot Map showing land grants by the Crown. The village of Palermo would be founded a the   
intersection of these four parcels of land (indicated in red) (Source: Town of Oakville, annotated by ERA   
Architects)
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24. 1880 map of the County of Halton showing the location of the village of Palermo. By this time, the 200 acre parcel  
granted to Bildad Simmons is now primarily owned by John Hager  (Source: Toronto     
Reference Library)
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25. Looking north along Bronte Road (Highway 25) at the intersection with Dundas Street   
(Highway 5) prior to road widening c1912  (Source: Trafalgar Historical Society)

26. Palermo Inn as photographed in the late nineteenth/early twentieth century (Source:   
Oakville Historical Society)
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27. #"LDKPKCN=LD"KB"PDA".=SNAJ?A"(KQJ@NU"EJ"┭┵┱┰》"6DA">QEH@EJC"SKQH@">A"@AOPNKUA@">U"バNA"EJ""
1958 (Source: Oakville Historical Society)

28. Looking south along (Old) Bronte Road towards Dundas Highway c1906. Note the Lawrence  
" (KQJ@NU"KJ"PDA"HAビ"SDE?D"BKNIA@"L=NP"KB"PDA"Palermo Agricultural Works (Source: Oakville  
 Historical Society)
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30. 6DA"EJPANOA?PEKJ"KB"$NKJPA"4K=@"=J@"&QJ@=O"5PNAAP"=ビAN"NK=@"SE@AJEJC『"HKKGEJC"SAOP『"" "
" ?┭┵┳┱》"$U"PDEO"PEIA"PDA"?KIIAN?E=H"LNKLANPEAO"?HQOPANA@"=P"PDA"EJPANOA?PEKJ"せREOE>HA"EJ"バCQNA""

19) were demolished (Source: Oakville Images)

29. Looking southwest towards the intersection of Bronte Road and Dundas Street.   
 The location of the Anson Buck House at 2495 (Old) Bronte Road is indicated in   
 red. The Development Site is out of frame c.early 1950s (Source: Oakville Images)
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3.3  Design

The Development Site contains three structures on the properties 
municipally known as 2467 & 2477 Old Bronte Road. A description of 
each structure is found below:

┮┰┲┳"1H@"$NKJPA"4K=@

The building is an early twentieth century, two-storey brick masonry 
structure with an attached garage. The building features a pitched 
roof with a dormer extension. There is a full height extension at the 
rear, and a modern porch extension.  The building is comprised of 
red stock brick masonry, with segmented arched window openings, 
and concrete sills.  There is a mixture of metal framed windows with 
storm windows, and a smaller number of timber windows.  The roof 
EO バJEODA@ SEPD >H=?G ODEJCHAO》

┮┰┳┳"1H@"$NKJPA"4K=@

*KQOA"(KNI"5PNQ?PQNA

The building is a two-storey house form structure with a pitched roof 
and dormer containing three windows. The building is covered with 
a metal over cladding that obscures the building materials behind. 
The building has a mixture of metal and wood framed windows, with 
metal, and timber storms. There is a wooden deck attached to the 
NA=N KB PDA LNKLANPU》 6DA NKKB EO バJEODA@ SEPD ODEJCHAO》

$=NJおHEGA"5PNQ?PQNA

The building is  a two-storey structure. The building appears to have 
had numerous additions extending from what appears to be the original 
gambrel roof structure at its centre. The structure is partly covered by 
metal over cladding that obscures the construction material behind.  
6DA NKKB EO バJEODA@ EJ ODEJCHAO》

3.4 Architect

The architect of either property is not currently known.



31Revised Issued: 2017-11-20

3.5  Building Evolution

The following is an outline of additions made to the structures currently 
contained within the Development Site. In order to determine what is 
KNECEJ=H">QEH@EJC"B=>NE?"=J@"SD=P"EO"=J"=@@EPEKJ『"'4#"#N?DEPA?PO"バHA@"="
Freedom of Information Request with the Town of Oakville for all available 
building records for 2467 & 2477 Old Bronte Road (see Appendix G). As 
the Town of Oakville does not have building records for either property 
prior to 1980, visual inspection (interior and exterior) of the properties 
by a conservation architect from ERA Architects was undertaken in order 
to identify likely alterations to the original structures. These alterations 
=NA"E@AJPEバA@">AHKS』

┮┰┲┳"1H@"$NKJPA"4K=@

Enclosure of front porch and 
connection to the garage (date 

unknown, likely post-1950)

Rear addition (2-storeys including 
basement). Approved by the Town 
of Oakville in September 1983 (as 

per Building Records)

Dormer on west elevation. 
Approved by the Town of Oakville 

in April 1981 (as per Building 
Records)
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Enclosure of front porch and 
connection to the garage (date 

unknown, likely post-1950)

Dormer on west elevation. 
Approved by the Town of Oakville 

in April 1981 (as per Building 
Records)

Rear addition to east elevation 
(2-storeys including basement). 

Approved by the Town of Oakville 
in September 1983 (as per Building 

Records)
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Addition of double car garage to 
north elevation. Single car garage 
approved by The Town of Oakville 
in 1986. Appears to not have been 

built to the approved plan.

Single-storey addition to the 
building’s south elevation (date 

unknown)

Rear addition to east elevation 
(one-storey plus basement). 

Approved by the Town of Oakville 
in February 1982 as per Building 

Records)

Enclosure of front porch (date 
unknown, likely post-1970 as per 
archival photograph - see image 

19)

┮┰┳┳"1H@"$NKJPA"4K=@

House-Form Building

Barn-like Building
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Enclosure of front porch (date 
unknown, likely post-1970 as per 
archival photograph - see image 

19)

Rear addition to east elevation 
(one-storey plus basement). 

Approved by the Town of Oakville 
in February 1982 as per Building 

Records)

House-Form Building
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Addition of double car garage to 
north elevation. Single car garage 
approved by The Town of Oakville 
in 1986. Appears to not have been 

built to the approved plan.

Single-storey addition to the 
building’s south elevation (date 

unknown)

Barn-like Building
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М" げつつざつつぞざたづ"だし"ざどずつづずたじ"ごだたさずづずだた
#HH"EI=CAO"?NA@EPA@"PK"'4#"#N?DEPA?PO

4.1 2467 Old Bronte Road

'TPANEKN

This visual building condition assessment was carried out on 14th 
June, 2017.  The review was done from grade, and the interior and 
roof were not accessed.  The weather was sunny and clear with a 
temperature of 20°C.

The building is an early 20th century, two -storey brick masonry 
dwelling, with pitched roof with dormer extension, 1980s full height 
extension at the rear, and a modern porch extension.  The attached 
garage was not assessed.  The building is comprised of red stock brick 
masonry, with segmented arched window openings, and concrete 
sills.  There is a mixture of metal framed windows with storms, and 
a smaller number of timber windows. One of the basement windows 
KJ"PDA"5KQPD"AHAR=PEKJ"D=O">AAJ"EJバHHA@》"6DA"NKKB"EO"バJEODA@"SEPD"
black shingles.  

The building is not located on cardinal lines.  For the purpose of this 
assessment, North is the elevation facing Dundas Street West, South  
is the elevation facing Pine Glen Road, East is the rear of the property, 
and West is the elevation facing Old Bronte Road.

The condition of the exterior of the building is generally good, with 
some elements that have deteriorated. The 1980s extension is in a 
good condition.  The red stock brick is in a good condition.  There 
are some spalled bricks within the enclosed porch at the entrance 
door,  and on the south elevation at the lower courses of brick.  On all 
original elevations there are stepped cracks in the mortar between the 
segmented arches of the windows, and the sills of the windows above.  
These cracks have resulted in dislodging the mortar, leaving open 
mortar joints.  Deteriorated mortar joints also exist in the segmented 
arches above the window, and in the bricks beneath the sills where no 
windows are located below.  The bricks below the sills are stained, and 
PDANA"EO"ARE@AJ?A"KB"AドHKNAO?AJ?A"KJ"PDAI》""+J"EOKH=PA@"=NA=O"KJ"A=?D"
elevation, there are small areas of mortar where it has deteriorated, 
and is missing.  Boxes in the enclosed porch have obscured part of 
the original brick walls.  At the West elevation facing Old Bronte Road, 
a number of bricks have been pushed out from the face of the wall, 
and are no longer plumb.  

31. Spalled and chipped bricks   
at entrance (South    
elevation)

32. Spalled brick, and    
deteriorated parging at base   
(South elevation)
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The chimney to the original building is in a poor condition.  Vegetation 
is growing around it, obscuring much of the brick. The bricks at the 
top are spalled, and there are open mortar joints.

Vegetation on the North and West elevations has obscured much of 
the base of the masonry.  Vegetation is also growing up the building 
on the North elevation, obscuring the brick beneath.

The parging to the rough coursed masonry at the base of the building 
is in a poor condition and has deteriorated in places, leaving open 
joints between the masonry.  There is a large hole in the parging at 
the base of the 1980s extension where a pipe has been inserted.

The metal framed windows appear to be in a fair condition.  The 
timber framed windows are in a poor condition, with paint missing 
from sections of them.  The concrete sills are in a fair condition with 
most them cracked.  There are two original stone sills located in the 
enclosed porch, these are in a good condition.

6DA"NKKB"EO"EJ"="CKK@"?KJ@EPEKJ『"SEPD"="OI=HH"JQI>AN"KB"ODEJCHAO"HEビEJC》""
6DA"OKドEP"=J@"B=O?E="=NA"EJ"="CKK@"?KJ@EPEKJ『"SEPD"OKIA"IEJKN"OP=EJEJC"
from where vegetation has been removed. The rainwater system 
appears to be in a good condition (note it was not raining, and no 
S=PAN"S=O"LKQNA@"@KSJ"PK"?KJバNI"EB"N=EJS=PAN"OUOPAI"BQJ?PEKJO"
adequately).

The deck at the rear of the building is in a poor condition, weathered, 
with paint peeling.

The porch addition is in a fair condition.  There are some minor cracks 
to the concrete parging at the base.

33. Deteriorated and open   
 mortar joints    
 (North elevation)

34. Stepped cracks between   
 arch and sill, and    
 deteriorated mortar joints

)KK@』" 0KNI=H" 4AOQHP》" (QJ?PEKJEJC" =O"
EJPAJ@A@【"JKNI=H"@APANEKN=PEKJ"K>OANRA@【"
JK"I=EJPAJ=J?A"=JPE?EL=PA@"SEPD"EJ"PDA"
JATP"バRA"UA=NO》

(=EN』"(QJ?PEKJEJC"=O"EJPAJ@A@【"0KNI=H"
@APANEKN=PEKJ"=J@"IEJKN"@EOPNAOO"K>OANRA@【"
I=EJPAJ=J?A"SEHH">A"NAMQENA@"SEPDEJ"PDA"
JATP"バRA"UA=NO"PK"I=EJP=EJ"BQJ?PEKJ=HEPU》

2KKN』" 0KP" BQJ?PEKJEJC" =O" EJPAJ@A@【"
@APANEKN=PEKJ" =J@" @EOPNAOO" K>OANRA@【"
I=EJPAJ=J?A"=J@"OKIA"NAL=EN"NAMQENA@"
EJ"PDA"JATP"UA=N"PK"NAOPKNA"BQJ?PEKJ=HEPU》

&ABA?PERA』"0KP"BQJ?PEKJEJC"=O"EJPAJ@A@【"
OECJEバ?=JP" @APANEKN=PEKJ" =J@" I=FKN"
@EOPNAOO"K>OANRA@『"LKOOE>HA"@=I=CA"PK"
OQLLKNP"OPNQ?PQNA【I=U"LNAOAJP"="NEOG【"IQOP"
>A"@A=HP"SEPD"EIIA@E=PAHU》
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35. Deteriorated and open mortar joints (West   
Elevation)

36. Stained >NE?GO『"=J@"AドHKNAO?AJ?A"QJ@AN"OEHH"せ9AOP" 
 elevation)

37. Bricks out of plumb (West elevation) 38. Spalled bricks and deteriorated mortar joints on   
 chimney



39Revised Issued: 2017-11-20

39. Deteriorated parging at base (North elevation) 40. Hole in parging (East elevation)

41. Example of condition of metal framed window   
 (West elevation)

42. Poor condition of timber framed window (North   
 elevation)
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43. Crack and chip in concrete sill (West elevation). 44. Good condition of stone sill (West elevation).

45. .EビEJC"shingles on dormer extension. 46. Poor condition of timber deck.
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47. Crack in parging at base of porch (West   
 elevation) 

48. Vegetation on brick (North elevation)
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+JPANEKN

This visual building condition assessment was carried out on October 
17th October  2017.   The weather was sunny and clear with a temperature 
of 16°C.

The condition of the interior of the building is generally fair to good.  
6DA"バJEODAO"PK"PDA"S=HHO"=J@"?AEHEJCO"EJ"PDA"┭┵┭┭"OA?PEKJ"=NA"IKOPHU"
in a fair condition.  The ceiling in the kitchen is failing and in a poor 
condition, with a temporary support underneath to prevent its collapse.

6DA"パKKN"?KRANEJCO"EJ"PDA"┭┵┭┭"OA?PEKJ"KB"PDA"DKQOA"=NA"EJ"="B=EN"PK"
good condition.

The wood window frames, door frames, doors, and baseboards in 
the 1911 section of the house, all appear to be original and are in a 
CKK@"?KJ@EPEKJ》""6DA"SKK@"パKKNEJC"EJ"PDA"┭┵┭┭"OA?PEKJ"KB"PDA"DKQOA"
SDANA"ATLKOA@"KJ"PDA"バNOP"パKKN"=LLA=NO"PK">A"KNECEJ=H"=J@"EO"EJ"="
good condition.  The timber balustrade and newel posts to the stairs 
are in a good condition.

The original windows in the 1911 section of the house have mostly 
been replaced with modern double glazed units, and are in a fair 
condition.  There is a timber sash window in the attic, which is in a fair 
?KJ@EPEKJ『"SEPD"L=EJP"LAAHEJC"BNKI"PDA"SKK@》""#P"PDA"バNOP"パKKN"=@F=?AJP"
PK"PDA"I=EJ"AJPN=J?A"KB"PDA"DKQOA"EO"="バTA@"PEI>AN"BN=IA@"SEJ@KS"
with coloured glazing squares around the perimeter.  This window is 
in a good condition.  The operability of the windows was not tested.

The 1980s addition at the rear of the 1911 house is in a good condition.  
The original external bricks at the rear of the 1911 house have been 
HAビ"=O"=J"ATLKOA@"S=HH"SEPDEJ"PDA"EJPANEKN"KB"PDA"┭┵┴┬O"=@@EPEKJ》""6DAOA"
bricks have been cleaned with an abrasive type of material which has 
NAIKRA@"PDA"B=?A"KB"PDA">NE?G『"=J@"CERAJ"PDA">NE?GO"="@EドANAJP"PATPQNA『"
and shade of colour to the rest of the original bricks.  These bricks 
are chipped in places, and a number of the joints are missing mortar.

6DA"S=HHO『"パKKNO『"=J@"?AEHEJCO"EJ"PDA"┭┵┴┬O"=@@EPEKJ"=NA"EJ"="CKK@"
condition.

49. Cracked and damaged   
kitchen ceiling with   
temporary support.

50. Good condition of faux   
>NE?G"AドA?P"S=HH"?KRANEJC"=J@" 
wood panelling.
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51. Good condition of modern wood panelling in   
1911 section of house.

52. Good ?KJ@EPEKJ"KB">=OA>K=N@O『"=J@"パKKNEJC"EJ"  
 1911 section of house.

53. Good condition of door frames in 1911 section of  
house.

54. Good condition of door in 1911 section of house.
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55. Good condition of entrance door. 56. Good condition of window frame in 1911 section   
 of house.

57. Fair condition of sash window in attic of 1911   
section of house.

58. Good condition of modern panelling in attic of   
 1911 section of house.
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59. Missing mortar from joints at rear of 1911 section  
of house.

60. Missing mortar from joints, and rough texture of   
 surface of original bricks due to abrasive cleaner.

61. Good condition of 1980s extension. 62. Good ?KJ@EPEKJ"KB"PEHA@"パKKNEJC"=J@"SKK@"  
 panelling in 1980s extension.
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4.2  2477 Old Bronte Road

*KQOA"(KNI"5PNQ?PQNA"せ'TPANEKNそ

This visual building condition assessment was carried out on 14th 
June, 2017.  The review was done from grade and the interior and 
roof were not accessed.  The weather was sunny and clear with a 
temperature of 22°C.

The building is a two-storey dwelling.  The building had been covered 
with a metal over cladding that obscures the building materials behind.  
6DA"NKKB"EO"バJEODA@"SEPD"ODEJCHAO》"6DA">QEH@EJC"EO"JKP"HK?=PA@"KJ"?=N@EJ=H"
lines.  For the purpose of this assessment, North is the elevation facing 
Dundas Street West, South  is the elevation facing Pine Glen Road, 
East is the rear of the property, and West is the elevation facing Old 
Bronte Road.

The condition of the exterior of the building is in fair to poor condition.  
The cream metal cladding has some staining, and is scratched in 
places, but is otherwise in a good condition.  The plastic damp proof 
membrane (dpm) at the base is in a good condition.  The coverage of 
this dpm is sporadic, and it appears to have been cut back in places.

The two chimneys are in a poor condition.  One chimney appears to 
have previously been reduced in height to roof level, and has bracing 
around to support it.  The vertical mortar joints in this chimney increase 
in width with each course, indicating that there has possibly been 
previous movement in this chimney, and it has had to be repointed.   
This and the other chimney both have spalled bricks.

The building has a mixture of metal and wood framed windows, 
with metal, and timber storms.  The windows are in a fair condition.  
The bay window on the North elevation has a timber sill, and timber 
storm, which are in a poor condition, with peeled paint and weathered 
timber. All parts of the roof including those over the bay window, 
and porch, are in a poor condition, with deteriorated shingles.  The 
rainwater system appears to be in a good condition (note it was not 
N=EJEJC『"=J@"JK"S=PAN"S=O"LKQNA@"@KSJ"PK"?KJバNI"EB"N=EJS=PAN"OUOPAI"
functions adequately.

The timber deck at the rear of the building is in a good condition.  The 
PEI>AN"@A?G"KJ"PDA"OA?KJ@"パKKN"S=O"L=NPE=HHU"REASA@"BNKI"CN=@A》""
This deck is in a poor condition, with one of the structural supports 
wrapped in a metal sleeve.  The reason for the repair is not know, but 
it is likely that the timber had started to split.

63. Chips to paint on metal   
cladding (North elevation)

64. Dents to base of cladding   
(South elevation)
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65. Wood cladding at rear 66. Spalled bricks at chimney

67. Bracing support for chimney 68. Increase in vertical mortar width as chimney   
 height increases
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69. Example of metal framed window. 70. Timber sash with storm window.

71. Weathered timber sill and frame at bay window   
 (North elevation)

72. Deteriorated shingles on roof.
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73. Metal support for timber post to deck above
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*KQOA"BKNI"5PNQ?PQNA"せ+JPANEKNそ

This visual building condition assessment was carried out on October 
17th October  2017.   The weather was sunny and clear with a temperature 
of 16°C.

The condition of the interior of the building is generally fair to good.    
The interior of the original 1860s building has been heavily altered.  Two 
separate basements, and a single storey rear extension are among the 
additions to the property.  The basement and single storey extension 
at the rear date from the 1980s.

6DA"?AEHEJCO『"S=HHO"=J@"パKKNO"KJ"PDA"バNOP"=J@"OA?KJ@"パKKN"=NA"=HH"EJ"
a fair to good condition.

The 1980s basement at the rear is in a fair condition.  Drywall boards 
have been removed, exposing the concrete blockwork behind.  The 
stairs to the basement have wood panelling that pre-dates the 
construction of the basement.  This panelling has probably been 
taken from elsewhere in the house.

The basement underneath the original house is in a fair to poor 
?KJ@EPEKJ》""6DEO">=OAIAJP"EO"BQHH"DAECDP"BKN"L=NP"KB"PDA"パKKN"OL=?A"KB"
the original 1860s building, with the rest a crawl space.  The basement 
is constructed of cast concrete, and concrete blocks.  Part of the 
KNECEJ=H"パKKN">K=N@O『"=J@"FKEOPO"KB"PDA"KNECEJ=H"OPNQ?PQNA"KB"PDA"DKQOA"
can be viewed from the basement.

Much of the interior appears to be modern, with little historic detail 
HAビ》""6DA"@KKN"=J@"BN=IA"=P"PDA"NA=N"KB"PDA"KNECEJ=H"LNKLANPU"SDE?D"
leads through to the 1980s addition appear to be from the early 20th 
century.

74. Good condition of window   
KJ"バNOP"パKKN》

75. Good condition of door and   
BN=IA"KJ"バNOP"パKKN》
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76. Fair condition of walls and ceiling in 1980s   
extension.

77. Fair condition of kitchen in 1860s section of the   
 house.

78. Good condition of windows and frames in 1860s   
section of the house.

79. Good condition of walls and ceiling in porch   
 addition at the front.
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80. Fair condition of timber threshold at front   
entrance of 1860s section of the house.

81. Good condition of possible early 20th century   
 doors and door frame.

82. Good condition of walls and ceiling in 1860s   
section of the house.

83. Good condition of stairs in 1860s section of the   
 house.
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84. Good condition of stairs in 1860s section of the   
house.

85. Fair condition of 1980s basement.

86. Removed drywall revealing concrete blockwork   
in 1980s basement.

87. Concrete blockwork in 1980s basement.
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88. Wood panelling to stairs in 1980s basement 89. Stairs down to basement underneath 1860s   
 section of the house.

90. Cast concrete and concrete block walls in   
basement underneath 1860s section of   
the house.

91. Supports PK"パKKNEJC"EJ">=OAIAJP"QJ@ANJA=PD"  
 1860s section of the house.
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92. Crawl space underneath part of 1860s section of   
house.

93. Floor FKEOP"=J@"パKKNEJC"PK"┭┴┲┬O"DKQOA》

94. Joist =J@"パKKN>K=N@O"PK"┭┴┲┬O"DKQOA》
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4.3  2477 Old Bronte Road

$=NJ".EGA"5PNQ?PQNA"せ'TPANEKNそ

This visual building condition assessment was carried out on 14th 
June, 2017.  The review was done from grade and the interior and 
roof were not accessed.  The weather was sunny and clear with a 
temperature of 22°C.

The building is  a two-storey structure, that according to the Town of 
Oakville’s  Register of Properties of Cultural Heritage Value or Interest 
was a barn.  The building appears to have had numerous additions, and 
is partly covered by metal over cladding that obscures the construction 
I=PANE=H >ADEJ@》 6DA NKKB EO バJEODA@ EJ ODEJCHAO》

The building is not located on cardinal lines.  For the purpose of this 
assessment, North is the elevation facing Dundas Street West, South  
is the elevation facing Pine Glen Road, East is the rear of the property, 
and West is the elevation facing Old Bronte Road.

The condition of the exterior of the building is mostly in a poor condition, 
with some building elements that are in fair condition.  The dark 
coloured metal cladding is in a good condition.  This cladding has 
been partially removed on the North elevation, revealing particle 
board behind.  This particle board is in a poor condition, with staining 
indicating water damage.  The walls on the rear elevation are covered 
SEPD PSK@EドANAJPI=PANE=HO【IAP=H?H=@@EJC『=J@ODEJCHAO》 6DAODEJCHAO
=NA EJ = LKKN ?KJ@EPEKJ『 B=HHEJC Kド PDA S=HH『 NARA=HEJC L=NPE?HA >K=N@
behind.

The chimney is constructed of concrete bricks, and is in a poor 
condition, with one brick chipped, and a previous cement repair 
that is now cracking.

6DASEJ@KSOKJ PDA>QEH@EJC =NA =HH PEI>AN =J@=IETPQNA KB @EドANAJP
styles.  Storm windows have been installed on some windows.  They 
are all in a poor condition, with weathered timber, and paint peeling.  
The South and East elevation have a number of full height windows.  
The doors are in a poor condition, missing hardware.  Where they 
have been painted, the paint is chipped and peeling.  There is a large 
garage door, that is in a fair condition.  The doors were not checked 
for operability.

95. General condition of metal   
cladding (North,    
and West elevation)

96. Dent to base of cladding   
(West elevation)
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6DA"B=O?E=">K=N@O"=J@"OKドEPO"=NA"IAP=H》""9DANA"PDAU"ATEOP"PDAU"=NA"EJ"="B=EN"PK"LKKN"?KJ@EPEKJ》""1J"PDA"
0KNPD"AHAR=PEKJ"PDA"OKドEP"D=O">AAJ"NAIKRA@『"NARA=HEJC"S=PAN"@=I=CA@"L=NPE?HA">K=N@">ADEJ@》""6DA"
OKドEP"D=O">AAJ"NAIKRA@『"KN"B=HHAJ"=S=U"KJ"L=NP"KB"PDA"NA=N"AHAR=PEKJ『"=J@"EO">ACEJJEJC"PK"B=HH"@KSJ"KJ"
the South elevation. 

All parts of the roof are in a poor condition, with shingles that are deteriorated, and missing.  The damaged 
particle boards on the North elevation indicate that the roof has been leaking in this location.  The rainwater 
system is in a fair to poor condition.  Some of the gutters are bent, and downpipes in at least two places 
discharge onto the ground directly in front of the building.  Vegetation is also growing from the gutters.

97. Missing metal cladding.  Note dark stains at top of  
board indicating water damage (North elevation)

98. Shingles falling from rear elevation

99. Chipped brick on chimney 100. Weathered timber window (West elevation)
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101. Full height windows (South and West elevation) 102. 7JバJEODA@"door.  Note stick used to keep door   
 shut (West elevation)

103. Door with paint peeling (South elevation) 104. Garage style door (West elevation)
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105. Missing OKドEP"せRear elevation) 106. Damaged OKドEP"せ5KQPD"AHAR=PEKJそ

107. Missing OKドEP》""0KPA"S=PAN"@=I=CA"PK"L=NPE?HA"  
board (North elevation)

108. General ?KJ@EPEKJ"KB"B=O?E="=J@"OKドEP"せ9AOP"  
 elevation)
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$=NJ".EGA"5PNQ?PQNA"せ+JPANEKNそ

This visual building condition assessment was carried out on October 
17th October  2017.   The weather was sunny and clear with a temperature 
of 16°C.

The condition of the interior of the building is generally fair to poor.  
The original L-shaped gambrel roofed barn is believed to date from 
the late 19th or early 20th century (gambrel roof barns were typical 
of this time period) and has had a number of additions. The original 
L shaped plan is atypical of working agricultural barns of this period 
SDE?D SANA ?KIIKJHU NA?P=JCQH=N EJ LH=J》 6DA ?KJバCQN=PEKJ KB PDA
building and its small size relative to working agricultural barns of 
its period suggests that it may have been used as a carriage house.

Since the 1980s, single storey additions have been made to the North, 
West, and South of the barn.  The addition to the North has a double 
car garage door as the main entrance.  The Northern extension is in 
= B=EN PK LKKN ?KJ@EPEKJ》 # HEIEPA@ JQI>AN KB PDA S=HHO D=RA CN=ドEPE
on them, and are damaged.

The South extension was only partially viewed due to rubbish bags 
in this location, and a mice infestation. The South extension has full 
height glazing along the external walls. This addition is in fair to poor 
condition.

The original barn is in fair to poor condition.  A limited number of the 
timbers can be seen, and it has not been possible to tell if this is a 
complete frame or if they have been re-purposed.  One timber post 
KJ PDA CNKQJ@ パKKN EO ATLKOA@ =J@ = OI=HH ?KJ?NAPA L=@ D=O >AAJ
?=OP =P EPO >=OA PK N=EOA PDA LKOP Kド PDA CNKQJ@》 6DA ?KJ?NAPA パKKN
KJ PDA バNOP パKKN =LLA=NO PK >A EJ = CKK@ ?KJ@EPEKJ》 6DA S=HHO EJ PDA
NKKI KJ PDA バNOP パKKN『 SDE?D S=O QOA@ =O =J KドE?A『 D=RA = IETPQNA
KB バJEODAO》 .=NCAKNECEJ=HSKK@L=JAHO PD=P D=RA>AAJSDEPAS=ODA@
have been installed horizontally against the frame.  In places in this 
room a more modern wood panelling has been installed, presumably 
over the top of these larger planks.

6DA . OD=LA@ >=NJ D=O = OA?KJ@ パKKN HARAH》 6DEO パKKN S=O KJHU
L=NPE=HHU REASA@ @QA PK ?KJ?ANJO =>KQP PDA パKKNEJC》 6DA パKKNEJC
has been covered with composite particle boards, obscuring the 
surface beneath.  In places this particle board was rotten.  The large 
wood planks that have been installed as panels on the wall are in a 
fair to poor condition.  In places there are holes in the boards, and 

109. Fair to poor condition   
" KB"S=HHO"=J@"パKKNEJC"EJ"" "

Northern extension.

110. )N=ドEPE『"and damage to wall   
in Northern extension.
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there are large white stains, which are presumed to be the residue of 
AT?NAIAJP》""""6DA"HKビ"D=P?D"S=O"KLAJ『"=J@"="LDKPKCN=LD"S=O"P=GAJ"
which shows part of the timbers that form the roof.  This space was 
not viewed and accessed due to concerns over raccoon infestation, 
=O"N=??KKJ"AT?NAIAJP"S=O"JKPE?A@"KJ"PDA"OA?KJ@"パKKN》

The operability of doors and windows was not tested.
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111. Fair condition of concrete blockwork, and bricks   
 at Western extension.

112. Fair ?KJ@EPEKJ"KB"?AJPN=H"OA?PEKJ"KB"バNOP"パKKN『"  
 looking towards West extension.

113. Poor condition of Southern extension. 114. Poor condition of Southern extension.
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115. Fair condition of framing in Southern extension. 116. Fair condition of framing in Southern extension.

117. Base of timber post with concrete foundation. 118. Timber planks as panelling underneath stairs.
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119. Fair condition of wall coverings in area labelled as  
" ぇPDA"KドE?Aぉ》

120. White washed planks, with additional panelling   
" EJOP=HHA@"KRAN"EJ"=NA="H=>AHHA@"=O"ぇPDA"KドE?Aぉ》

121. White washed planks in area labelled as ‘the   
" KドE?Aぉ》

122. Fair condition of ceiling boards in area labelled as 
" ぇPDA"KドE?Aぉ》
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123. Fair condition of internal window. 124. Fair ?KJ@EPEKJ"KB"OP=ENO"PK"OA?KJ@"パKKN》

125. General ?KJ@EPEKJ"KB"OA?KJ@"パKKN『"SEPD"IEOOEJC"  
planks of wood on wall.

126. Boarded QL"SEJ@KS"KLAJEJC"KJ"OA?KJ@"パKKN》
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127. Excrement staining to wood wall planks, and hole  
in planks.

128. Rotten ?KILKOEPA"L=NPE?HA">K=N@"パKKNEJC》

129. Fair condition of wood planks to ceiling, and   
walls at West gambrel end of roof.

130. Partial REAS"KB"NKKB"OL=?A"PDNKQCD"KLAJ"HKビ"D=P?D》
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Н" ちだそずごな"っざでずざと

The following were among sources reviewed in preparing this HIA: 

し" 2NKREJ?E=H"2KHE?U"5P=PAIAJP"せ┮┬┭┰そ【

し" )NKSPD"2H=J"BKN"PDA")NA=PAN")KH@AJ"*KNOAODKA"せ┮┬┬┲そ【

し" 6DA"1JP=NEK"*ANEP=CA"#?P"せ4》5》1》"┭┵┵┬そ【

し" Heritage Impact Assessment Terms of Reference, Town of 
1=GREHHA"せOAA"#LLAJ@ET"#そ【

し" *=HPKJ"4ACEKJ"1ドE?E=H"2H=J"せ?KJOKHE@=PA@",=JQ=NU"┭┯『"┮┬┭┲そ【

し" 6KSJ"KB"1=GREHHA"1ドE?E=H"2H=J"せ?KJOKHE@=PA@"#LNEH"┰『"┮┬┭┳そ【

し" 1H@"$NKJPA"4K=@と-D=HO=")=PA"5PNAAPO?=LA"2H=J"せ┮┬┭┮そ【

し" Palermo Village: A Heritage Resources Review and Strategy 
(2008)

し" North Oakville Heritage Resources Review and Strategy 
(2009)
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О" つづげづざぞざたづ"だし"つずじたずしずごげたござ

The Development Site contains two properties listed on the Town of 
Oakville Register of Properties of Cultural Heritage Value or Interest at 
┮┰┲┳"┫"┮┰┳┳"1H@"$NKJPA"4K=@》"6DA"KドE?E=H"NA=OKJO"BKN"HEOPEJC"=LLA=N"
below:

┮┰┲┳"1H@"$NKJPA"4K=@

This property has potential cultural heritage value for its c.1909 
RANJ=?QH=N">NE?G"DKQOA"SEPD"3QAAJ"#JJA"OPUHA"EJパQAJ?AO"=J@"BKN"EPO"
association with the development of the village of Palermo. 

┮┰┳┳"1+@"$NKJPA"4K=@

This property has potential cultural heritage value for its vernacular 
frame house and barn and for its association with the development 
of the village of Palermo. 

6.1 Heritage Evaluation

An evaluation of the existing properties on the Development Site 
under Ontario Regulation 9/06 was undertaken for the purposes 
of due-diligence (see Appendix B for a copy of the regulation). The 
result of this evaluation indicates that 2467 & 2477 Old Bronte Road 
?KJP=EJ"EJOQドE?EAJP"@AOECJ『"DEOPKNE?=H"KN"?KJPATPQ=H"R=HQA"PK"IANEP"
designation Part IV of the OHA. 
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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
EE》"@EOLH=UO"DECD"@ACNAA"KB"?N=ビOI=JODEL"KN"=NPEOPE?"IANEP
EEE》"@AIKJOPN=PAO"DECD"@ACNAA"KB"O?EAJPEバ?"KN"PA?DJE?=H"=?DEARAIAJP

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 
EO"OECJEバ?=JP"PK"="?KIIQJEPU
ii. yields, or has the potential to yield, information that contributes to an understanding of a community 
or culture
EEE》"@AIKJOPN=PAO"KN"NAパA?PO"PDA"SKNG"KN"E@A=O"KB"=J"=N?DEPA?P『">QEH@AN『"@AOECJAN"KN"PDAKNEOP"SDK"EO"
OECJEバ?=JP"PK"="?KIIQJEPU

6.2 Evaluation of Development Site Properties under Ontario Regulation 9/06

2467 Old Bronte Road is a common example of early twentieth century rural residential architecture in 
Southern Ontario. Although subject to fewer alterations relative to the structures at 2477 Old Bronte Road, 
the structure is neither rare nor particularly sophisticated in its architectural detailing or use of materials.

6DA"C=I>NAHおNKKB">=NJ"=P"┮┰┳┳"1H@"$NKJPA"4K=@"D=O">AAJ"DA=REHU"IK@EバA@"SEPD"="OANEAO"KB"QJOUIL=PDAPE?"
additions added over time. These interventions have removed original building fabric (i.e. the barn’s original 
@KKNOそ『"=HPANA@"PDA"NKKB"HEJA"=J@"?D=JCA@">KPD"PDA"ATPANJ=H"=J@"EJPANJ=H"?KJバCQN=PEKJ"KB"PDA">QEH@EJC》"
6DA"DKQOAおBKNI">QEH@EJC"=P"┮┰┳┳"1H@"$NKJPA"4K=@"=LLA=NO"PK"D=RA">AAJ"IK@EバA@"SEPD"KNECEJ=H"I=PANE=HO"
AEPDAN"NAIKRA@"KN"K>O?QNA@">U"KRAN?H=@@EJC》"#HPDKQCD"?KJバNI=PEKJ"RE="@AOPNQ?PEJC"PAOPEJC"EO"NAMQENA@『"
it appears that original fabric is limited to the wood frame structure of the house. Visual inspection of 
PDA">QEH@EJCぉO"EJPANEKN"NARA=HA@"IEJEI=H"KNECEJ=H"I=PANE=HOとバPPEJCO》"#O"SEPD"┮┰┲┳"1H@"$NKJPA"4K=@『">KPD"
structures at 2477 Old Bronte Road are neither rare nor particularly sophisticated in their architectural 
detailing or use of materials.

┮┰┲┳"┫"┮┰┳┳"1H@"$NKJPA"4K=@"@K"JKP"OQドE?EAJPHU"?KJPNE>QPA"PK"PDA"J=NN=PERA"KB"2=HANIK『"AEPDAN"PDNKQCD"
?KJJA?PEKJ"PK"EPO"DEOPKNE?=H"@ARAHKLIAJP"KB"PDNKQCD"=OOK?E=PEKJ"SEPD"="OECJEバ?=JP"LANOKJ"KN"ARAJP"PK"
merit designation under Part IV of the OHA. There are nearby listed/designated properties that served 
=O"?AJPNAO"KB"?KIIQJEPU"HEBA"SEPDEJ"PDA"REHH=CA"KN"D=RA"AOP=>HEODA@"?KJJA?PEKJO"PK"B=IEHEAO"PD=P"バCQNA@"
prominently in the history of Palermo. These include:

し" ┮┰┵┱"1H@"$NKJPA"4K=@"き"$Q?G"*KQOA"?》┭┴┲┬

し" ┮┱┮┳"&QJ@=O"5PNAAP"9AOP"き"*=C=N"*KQOA"?》"┭┴┳┬

2467 & 2477 Old Bronte Road
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3. The property has contextual value because it:

E》"EO"EILKNP=JP"EJ"@AバJEJC『"I=EJP=EJEJC"KN"OQLLKNPEJC"PDA"?D=N=?PAN"KB"=J"=NA=

ii. is physically, functionally, visually or historically linked to its surroundings
iii. is a landmark

2467 & 2477 Old Bronte Road form part of the built-form fabric of Palermo. They are, however, not 
OEJCQH=NHU"EILKNP=JP"EJ"I=EJP=EJEJC"PDA"?D=N=?PAN"KB"PDA"BKNIAN"REHH=CA》"#O"E@AJPEバA@">U"PDA"*ANEP=CA"
Planning Division of the Town of Oakville in their 2008 report ‘Palermo Village: A Heritage Resources 
Review and Strategy’ the series of structures clustered around the intersection of Old Bronte Road & 
&QJ@=O"5PNAAP"9AOP"せ%HQOPAN"や┮そ"ぇ=NA"?KHHA?PERAHU"PDA"IKOP"OECJEバ?=JP"CNKQLEJC"KB"OPNQ?PQNAO"EJ"PDA"D=IHAP》"
6DAEN"?KJPEJQA@"ATEOPAJ?A『"IKNA"PD=J"=JU"KPDAN『"@AバJAO"2=HANIK"=O"="LH=?A"KB"OAPPHAIAJP"=J@"?=J">A"
considered a cultural heritage landscape as an important reminder of this historic village.’ With the 
exception of the 3015 Dundas Street West, all the properties within Cluster #2 are extant and are either 
listed on the Town of Oakville Register of Properties of Cultural Heritage Value or Interest or designated 
under Part IV of the OHA. 

し" ┮┱┬┳"&QJ@=O"5PNAAP"き"5SEPVAN"*KQOA"?》┭┴┲┴

し" ┯┭┭┰"&QJ@=O"5PNAAP"9AOP"き"2A=?K?G"*KQOA

し" ┯┬┭┳"1H@"$NKJPA"4K=@"き"7JEPA@"%DQN?D"4A?PKNU"?》┭┴┴┬

し" ┮┱┮┭"&QJ@=O"5PNAAP"9AOP"き"2=HANIK"7JEPA@"%DQN?D"?》┭┴┲┳》
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The proposed development, as indicated in the conceptual drawings 
produced by Quadrangle Architects dated 17 November 2017, alters 
the composition of the Development Site by removing the structures 
at 2467 & 2477 Old Bronte Road and replacing them with a mixed-use 
building containing retail space at-grade.

The proposed mid-rise development consists of a single, articulated 
volume clad in mixed iron spot brick and stone masonry. Transparent 
glazing is contemplated for the retail units at-grade while a mixture 
of brick masonry and a light coloured stone masonry is proposed for 
PDA"NAI=EJ@AN"KB"PDA">QEH@EJC》"9KK@"EO"?KJPAILH=PA@"BKN"PDA"OKドEPO》

The proposed pattern of cladding  generally responds to the series 
of articulations with stone masonry applied to the recessed portions 
of each elevation while brick masonry is reserved for the remainder 
of the exterior. A staggered balcony placement is also proposed. The 
JAP"AドA?P"KB"PDEO"L=PPANJ"EO"PK"NAHEARA"PDA"I=OOEJC"KB"PDA"OPNQ?PQNA『"
suggesting that it is composed of two interconnected components 
N=PDAN"PD=J"=J"="OEJCHA"QJ@EドANAJPE=PA@"RKHQIA》

Pedestrian access to the residential lobby and proposed retail spaces 
EO"EJ@E?=PA@"Kド"1H@"$NKJPA"4K=@》"8ADE?QH=N"=??AOO"PK"PDNAA"HARAHO"KB"
below-grade parking is proposed to be achieved at a single point 
along the building’s north elevation. 

See Appendix H for a full set of architectural drawings. 
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131. )NKQJ@"パKKN"LH=J"KB"PDA"LNKLKOA@"@ARAHKLIAJP""せ5KQN?A』"3Q=@N=JCHA"#N?DEPA?POそ
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132. North (above) and south (below) elevations of the proposed development (Source: Quadrangle Architects)
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133. East (above) and west (below) elevations of the proposed development (Source: Quadrangle Architects)
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The proposed development as described in Section 7.0 replaces the 
listed structures on the Development Site with a mid-rise, mixed-use 
building containing retail space at grade.

8.1 Considered Alternatives

Incorporating one or more of the listed structures into the proposed 
development was explored as an alternative approach, as was 
relocation of the structures within the Development Site. 

4AHK?=PEKJ

Relocation of the properties within the Development Site is unfeasible. 
Given the small size of the land assembly relative to 2478, 2486 & 2490 
Old Bronte Road (2480 Old Bronte Road, a listed property, was relocated 
=O L=NP KB PDA @ARAHKLIAJP KB PDEO OEPAそ『 PDANA EO EJOQドE?EAJP OL=?A PK
relocate the listed properties within the Development Site without 
exceeding the height permitted by the current zoning or resulting in 
substantial reconstruction of both properties. Further, the value of 
both properties are derived from their semi-rural setting, most notably 
2467 Old Bronte Road and the barn-like structure at 2477 Old Bronte 
Road. To relocate the structures within the Development Site would 
make this already degraded condition illegible, diluting their already 
limited contribution to the character of Palermo. 

+J?KNLKN=PEKJ

Given the incongruity of scale between the existing structures and 
the proposed mid-rise development as well as their current positions 
within their respective lots, incorporation of any portion of the listed 
buildings presents considerable challenges. The scale of the proposed 
development is not well-suited for incorporation with the house-form 
structures and barn-like structure, compromising the design integrity 
of both the heritage buildings and the proposed development. Further, 
incorporation of the existing structures would require moving them 
within the Development Site, creating an altered historic condition 
(i.e. setback from property line and absence of green space) that 
would undermine the value of the buildings by divorcing them from 
their original context. 

Incorporation of heritage fabric into new development is better suited to 
in-situ retention of larger, multi-storey buildings (i.e. former commercial 
or industrial buildings) where the scale of the larger multi-storey 
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134. Model showing remaining buildable area 
 with retention of the    
 existing structure at 2467 Old Bronte Road  
 the Development Site    
 (Source: Quadrangle Architects)

135. Model showing remaining buildable area 
 with retention of the    
 existing house-form structure   
 at 2477 Old Bronte Road    
 the Development Site    
 (Source: Quadrangle Architects)
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136. Diagram showing the buildable area should both structures be retained in-situ (based on   
 the minimum limiting distance set back for unprotected openings as set by the Ontario    
 Building Code) (Source: Quadrangle Architects)
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development doesn’t overwhelm that of the retained heritage structure. 
In-situ retention also avoids the need for substantial reconstruction or 
replacement of heritage fabric that would be required by relocation and 
incorporation. The incorporation of the existing structures at 2477 Old 
$NKJPA"4K=@"EO"=HOK"LNK>HAI=PE?"=O">KPD"D=RA">AAJ"DA=REHU"IK@EバA@》")ERAJ"
the relative absence of heritage fabric, rehabilitation of both structures 
would amount to re-creation, requiring more replacement than repair 
of heritage fabric.

In summary, relocation or incorporation of the listed structures would not 
constitute best practices in conservation as outlined in Parks Canada’s"
5P=J@=N@O"=J@")QE@AHEJAO"BKN"PDA"%KJOANR=PEKJ"KB"*EOPKNE?"2H=?AO"EJ"%=J=@="
せOA?KJ@"A@EPEKJそ『 requiring a degree of alteration or reconstruction that 
would erode their already minimal design and  contextual value. 

8.2 Policy Context

6DA"DANEP=CA"AR=HQ=PEKJ"?KJP=EJA@"SEPDEJ"PDEO"NALKNP"バJ@O"PD=P『"EJ"KQN"
KLEJEKJ『"PDA"LNKLANPEAO"=P"┮┰┲┳"┫"┮┰┳┳"1H@"$NKJPA"4K=@"D=RA"EJOQドE?EAJP"
design, historical or contextual value to merit designation under Part IV 
KB"PDA"1*#》"9A"?KJ?QN"SEPD"PDA"バJ@EJCO"KB"PDA"┮┬┬┴"NALKNP"?KILHAPA@"
>U"PDA"*ANEP=CA"2H=JJEJC"&EREOEKJ"KB"PDA"6KSJ"KB"1=GREHHA"PD=P"E@AJPEバA@"
PDA"LNKLANPEAO"?KJP=EJA@"SEPDEJ"%HQOPAN"┮"=O">AEJC"PDA"IKOP"OECJEバ?=JP"
grouping of structures in Palermo (see Section 1.6 of this report). 

)ERAJ"PDA"バJ@EJCO"KB"PDA"DANEP=CA"AR=HQ=PEKJ"?KJP=EJA@"EJ"5A?PEKJ"┱》┮"KB"
this report, the incompatibility of relocating or incorporating the house-
form structures into the proposed development and the need to balance 
H=J@おQOA"LKHE?EAO"K>FA?PERAO"OAP">U"PDA"LNKREJ?E=H"CKRANJIAJP"=J@"=ドENIA@"
>U"PDA"NACEKJ=H"=J@"IQJE?EL=H"CKRANJIAJPO『"J=IAHU"EJPAJOEバ?=PEKJ"
=J@"PDA"?KJOANR=PEKJ"KB"?QHPQN=H"DANEP=CA"NAOKQN?AO『"SA"バJ@"PD=P"PDA"
?KJPNE>QPEKJ"PK"PDA"?QHPQN=H"DANEP=CA"R=HQA"KB"2=HANIK"KドANA@">U"┮┰┲┳"┫"
2477 Old Bronte Road can be conserved through interpretation rather 
than retention.

8.3 Mitigation Measures

The building’s massing has been sculpted to respond to the low-rise scale 
of nearby recognized heritage properties and its material composition, 
textured and natural in character, references the built-form character of 
nearby heritage fabric. The project’s design, while compatible with the 
emerging scale and material vernacular of Palermo, remains distinguishable 
from recognized heritage properties within the immediate vicinity of the 
Development Site.  Further, the proposed inclusion of retail space at-grade 
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will help to animate Old Bronte Road, reactivating the former village 
as a hub of pedestrian activity and drawing new users into contact 
with extant heritage resources within Palermo.

No negative impacts on the nearby designated property at 2495 Old 
Bronte Road are anticipated as a result of the proposed development.

8.4 Further Studies

Opportunity exists for an interpretation strategy either on-site to 
commemorate on-site heritage fabric and to help make legible the 
DEOPKNU"KB"2=HANIK『"KドANEJC""?KJPATP"BKN"ATP=JP"DANEP=CA"NAOKQN?AO"
and connecting them with the historical narrative of the community. 

The strategy is proposed to be developed in cooperation with Heritage 
Planning Division of the Town of Oakville.  
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137. Rendering of the proposed development looking north along Old Bronte Road (Source: Quadrangle Architects)
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6DEO NAREOA@ *ANEP=CA +IL=?P #OOAOOIAJP バJ@O PD=P EJ KN@AN PK
balance the various land-use policies objectives set by the provincial 
government and summarized in the Planning Rationale provided as 
L=NP KB PDEO =LLHE?=PEKJ『 J=IAHU EJPAJOEバ?=PEKJ =J@ PDA ?KJOANR=PEKJ
of cultural heritage resources, the contribution to the cultural heritage 
R=HQA KB 2=HANIK KドANA@ >U ┮┰┲┳ ┫ ┮┰┳┳ 1H@ $NKJPA 4K=@ ?=J >A
conserved through interpretation rather than retention.

(QNPDAN『 PDEO NALKNPバJ@O PD=P PDAI=PANE=H ?KILKOEPEKJKB PDALNKLKOA@
mid-rise development and its relationship to the street responds to 
the character of nearby recognized heritage properties while the 
inclusion of at-grade retail space  helps to reactivate the former village 
as a hub of pedestrian activity.

No negative impacts on the nearby designated property at 2495 Old 
Bronte Road are anticipated as a result of the proposed development. 

Development of an interpretation plan to commemorate existing 
on-site heritage fabric is proposed to be developed in cooperation 
with Heritage Planning Division of the Town of Oakville.  
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Project Personnel

'@SEJ"4KSOA『"2NEJ?EL=H『"1##"(4#+%"%#*2"4+$#

Edwin J. Rowse is a registered architect in Canada with thirty years 
KB ATLANEAJ?A EJ PDA バAH@ KB DEOPKNE?=H =N?DEPA?PQNA》 *A OLA?E=HEVAO
in the renovation of existing buildings and in the conservation and 
restoration of historic buildings.

#ビAN CN=@Q=PEJC BNKI PDA 7JERANOEPU KB '@EJ>QNCD『 DA SKNGA@ EJ
London, England, for nine years for Donald W. Insall and Associates, 
=J EJPANJ=PEKJ=HHU NA?KCJEVA@ バNI KB NAOPKN=PEKJ =N?DEPA?PO》 +J ┭┵┴┰
DA IKRA@ PK 6KNKJPK『 %=J=@=『 SDANA DA SKNGA@ BKN PSK バNIO SEPD
heritage expertise before starting his own practice in 1990. He has 
>AAJ EJ L=NPJANODEL SEPD /E?D=AH /?%HAHH=J@ OEJ?A ┭┵┵┰》 6DA バNI
is well known for heritage planning and architecture, with projects 
ranging from the award-winning Distillery District and Carlu hospitality 
centre, both in Toronto, to the care of four national historic sites. ERA 
is also committed to promoting related cultural causes such as the 
revitalization of Allan Gardens in Toronto.

His experience covers a broad range of historical building types, 
OPUHAO『 ?KJOPNQ?PEKJ PA?DJKHKCEAO『 =J@@A?KN=PERA バJEODAO『 EJ?HQ@EJC
carving and gilding.

)N=AIA"5PAS=NP『"2NEJ?EL=H『"1##"/4#+%"422"/%+2"%#*2

Graeme Stewart has been involved in numerous urban design, cultural 
planning, conservation and architecture projects with particular focus 
on neighbourhood design and regional sustainability. Graeme was 
a key initiator of the Tower Renewal Project. He is also the co-editor 
of Concrete Toronto: A Guidebook to Concrete Architecture from 
PDA (EビEAO PK PDA 5ARAJPEAO》 *A EO = NACQH=N HA?PQNAN EJ PDA 6KNKJPK
Area’s Universities and Colleges and has been a sessional instructor 
at the Daniels Faculty of Architecture at the University of Toronto. 
Graeme is a founding director of the Centre for Urban Growth and 
Renewal (CUG+R), an urban research organization formed by ERA 
and planningAlliance in 2009. In 2010, he was recipient of an RAIC 
National Urban Design Award for his ongoing research and design 
work related to Tower Renewal. Graeme has studied architecture in 
Canada and Germany and received his Master of Architecture from 
the University of Toronto.
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,QHEA"6UJ@KNB『"#OOK?E=PA『"/%+2"422

As an experienced development planner in Toronto, Julie Tyndorf, 
MCIP RPP possesses valuable insight into the municipal approvals 
process and specializes in the interpretation and preparation of 
complex policy and assessment documents.

Beyond these technical abilities, Julie embraces a collaborative 
approach to planning that values diversity, vibrancy, and sustainability 
of both culture and built form. 

As co-Chair of Ryerson University’s Planning Alumni Association,  Julie 
regularly volunteers her time to support planning students through 
fundraising initiatives and professional career mentorship.  Julie is 
a registered planner in the Province of Ontario and a member of the 
Canadian Institute of Planners. 

.QGA"&AJEOKJ『"/》5?》

Luke Denison is a project manager at ERA Architects Inc., where he 
focuses on the restoration and adaptive reuse of buildings, and the 
contract administration of projects. This work has included the repair 
and restoration of plaster ceilings at Branksome Hall, the restoration 
of Salmon Run Fountain, and the reuse of Casey House Hospice. Prior 
to joining ERA, Luke was a Building Surveyor in the UK.

'R=J"/=JJEJC『"/》2H》

Evan Manning holds a Master’s of Planning in Urban Development 
from Ryerson University. His work with the preservation organization 
Dominion Modern imparted a respect for our modern built heritage 
that guided the direction of his graduate studies with particular focus 
on Toronto’s post-industrial landscapes and post-war suburbs.
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Sources

Archives of Ontario.

Blair, Ruth. (2006) ‘Remembering Trafalgar Township’ Trafalgar Historical Society. Oakville, Ontario.

Clarke, Gwendoline. (1953) ‘Halton’s Pages of the Past’ Dills Print & Publishing Co. Acton, Ontario. 

Digital Archives of the Trafalgar Historical Society. http://images.ourontario.ca/trafalgartownship/search

Digital Archives of the Oakville Historical Society. http://oakvillehistory.pastperfectonline.com/photo

*=HPKJ 4ACEKJ .=J@ 4ACEOPNU 1ドE?A》

Town of Oakville. (2008) Palermo Village: A Heritage Resources Review and Strategy.

Town of Oakville. (2009) North Oakville Heritage Resources Review and Strategy.
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Heritage Impact Assessment Terms of Reference, Town of Oakville

げちちざたさずど"げ



Development application guidelines

Heritage impact assessment

What is the 
purpose of this?

A heritage impact assessment is a study to determine the impact of a proposed 
development on the cultural heritage value of a property and to recommend an overall 
approach to the conservation of the heritage resources.

The assessment should be based on a thorough understanding of the significance and 
heritage attributes of the cultural heritage resource(s), identify any impact the proposed 
development or alteration will have on the resource(s), consider mitigation options, and 
recommend a conservation strategy that best conserves the resource(s) within the 
context of the proposed development. 

The heritage impact assessment should apply conservation principles, describe the 
conservation work and recommend methods to avoid or mitigate negative impacts to the 
cultural heritage resource(s). Minimal intervention should be the guiding principle for 
all work. 

Who should 
prepare this?

This analysis is to be prepared by a qualified heritage specialist. Applicants may refer to 
the Canadian Association Heritage Professionals (CAHP) at www.caphc.ca, which lists 
members by their specialization. 

When is this 
required?

In accordance with the heritage conservation policies in the Livable Oakville Plan, a 
heritage impact assessment is required when a development or redevelopment is 
proposed:   
̇ on, adjacent to, or in the immediate vicinity of, an individually designated historic 

property; or, 
̇ within, adjacent to, or in the immediate vicinity of, the boundaries of a Heritage 

Conservation District.

Why do we 
need this?

The heritage impact assessment is required in order to: 
̇ determine compliance with relevant cultural heritage policies
̇ assist staff with their analysis and report preparation

The rationale for the requirement for the heritage impact assessment arises from: the 
Ontario Heritage Act; Section 2(d) of the Planning Act; Section 2.6.3 of the Provincial 
Policy Statement (2005); Section 5.3.1 of the Livable Oakville Plan. 

How should this 
be prepared?

A heritage impact assessment should contain, but is not limited to:

Introduction to Development Site 
̇ a location plan and current site plan of the property 
̇ a written description of the property, its location and surroundings, including the 

heritage status of the development site and adjacent properties
̇ a written description of the heritage attributes of the site, including any significant 

features, buildings, landscapes and vistas
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Research and Analysis
̇ a comprehensive review of the history of the property’s development as documented 

in pictorial and textual records and as observed in as-found evidence 
̇ a chronological history of the development of any structures, such as additions, 

removals, conversions, etc.
̇ an evaluation of the cultural heritage significance of the site in terms of its history, 

architecture and local context
̇ the reproduction of any pictorial records found, including relevant maps, atlases, 

drawings, photographs, permit records, land title records, assessment rolls, etc.

Statement of Significance
̇ a statement of significance identifying the cultural heritage value and heritage 

attributes of the cultural heritage resource(s), in accordance with provincial 
legislation Ontario Regulation 9/06 

̇ this statement should be informed by current research and analysis of the site as well 
as pre-existing heritage descriptions 

̇ this statement should be written in a way that does not respond to or anticipate any 
current or proposed interventions to the site 

Assessment of Existing Condition
̇ a comprehensive written description of the physical condition of the structures on the 

site, including their exterior and interior 
̇ current photographs of the property, including:

̇ views of the area surrounding the property to show it in context with adjacent 
properties 

̇ exterior views of each elevation of each building
̇ views of the property including all significant landscape features
̇ interior views of each room in each building 
̇ close-up views of all significant interior heritage features

Description of the Proposed Development
̇ a written description of the development proposal 
̇ a conceptual site plan and conceptual drawings of all building elevations
̇ description and drawings should note which heritage attribute(s) are considered for 

retention and which are considered for removal or alteration 

Impact of Development on Heritage Attributes 
̇ a discussion of the potential impacts the proposal may have on the site’s heritage 

attributes
̇ negative impacts on cultural heritage resources may include:

̇ destruction of any, or part of any, significant heritage attribute 
̇ alteration that is not sympathetic to the heritage attribute
̇ shadows created by new development that alter the appearance of or change the 

viability of a heritage attribute
̇ isolation of a heritage attribute from its surrounding environment, context or 

significant relationship
̇ direct or indirect obstruction of significant views or vistas
̇ a change in land use which negates the property’s cultural heritage value
̇ land disturbances such as a grade change that alters soils and drainage patterns 
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that adversely affect a cultural heritage resource

Considered Mitigation and Conservation Strategies
̇ an assessment of alternative options, mitigation measures and conservation methods 

that may be considered in order to avoid or limit the negative impact on the cultural 
heritage resource(s)

̇ alternatives and strategies should have consideration for relevant cultural heritage 
policies (Provincial Policy Statement; Official Plan; Heritage Conservation District 
Plan, Designation By-law, if applicable)

̇ recommendations for additional studies to be undertaken related to, but not limited 
to: restoration specifics, design guidelines, interpretation and commemoration, 
lighting, signage, landscaping, structural analysis, additional written and photo 
documentation prior to demolition, long-term maintenance plan

Appendices 
̇ a list of primary and secondary sources consulted  
̇ a summary of the author’s qualifications 

The study is to be submitted in hard copy (2 copies) and in PDF format. 

What else 
should we
know?

The Town of Oakville reserves the right to request an independent peer review of a 
heritage impact assessment at the applicant’s cost. Heritage Planning staff will 
facilitate peer reviews if deemed necessary by the Director of Planning.  

Peer reviews will evaluate the assessments provided in heritage impact assessments. 
These reviews may include, but are not limited to, addressing inconsistencies, factual 
errors, discrepancies, inappropriate conservation advice not consistent with recognized 
standards (see below), omissions and misrepresentations. 

It is expected that the preferred protective and mitigative measures will be consistent 
with recognized standards for heritage conservation, including: 
̇ Ontario Ministry of Tourism and Culture’s Standards and Guidelines for 

Conservation of Provincial Heritage Properties
̇ Ontario Ministry of Tourism and Culture’s Eight Guiding Principles in the 

Conservation of Historic Properties
̇ Ontario Ministry of Tourism and Culture’s Heritage Conservation Principles for 

Land Use Planning
̇ Well-Preserved: The Ontario Heritage Foundation’s Manual of Principles and 

Practice for Architectural Conservation
̇ the Parks Canada Standards and Guidelines for the Conservation of Historic Places 

in Canada
̇ the Appleton Charter for the Protection and Enhancement of the Built Environment
̇ the International Charter for the Conservation and Restoration of Monuments and 

Sites (the Venice Charter)
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What other 
resources are 
available? 

Town of Oakville - Heritage Planning Information:
http://www.oakville.ca/business/heritage-planning.html

Province of Ontario - Ministry of Tourism and Culture: 
http://www.mtc.gov.on.ca/en/heritage/heritage.shtml

Parks Canada: 
http://www.pc.gc.ca/

The Appleton Charter for the Protection and Enhancement of the Built Environment: 
http://www.international.icomos.org/charters/appleton.pdf

The Venice Charter: International Charter for the Conservation and Restoration of 
Monuments and Sites: 
http://www.icomos.org/venice_charter.html



87Revised Issued: 2017-11-20

げちちざたさずど"こ
Ontario Regulation 9/06



88 HERITAGE IMPACT ASSESSMENT | 2467 & 2477 OLD BRONTE ROAD

げちちざたさずど"ご
Reasons for Listing (2467 & 2477 Old Bronte Road)
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Chain of Title for 2467 Old Bronte Road & 2477 Old Bronte Road
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Building Records for 2467 & 2477 Old Bronte Road
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Conceptual Drawings prepared by Quadrangle Architects dated 17 November 2017
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