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Executive Summary 
MHBC was retained by Dunpar Homes (the “Owner”) to prepare a Heritage Impact Assessment (HIA) 
for the development located at 1020, 1024, 1028, 1032 and 1042 Sixth Line, Oakville (the “Site”). It is 
recognized that the subject property of 1042 Sixth Line is designated on the Town of Oakville 
Heritage Register as a cultural heritage landscape. The Site is also located adjacent (contiguous) to 
the listed (non-designated) properties of 1058 and 1074 Sixth Line.  

The subject property is currently occupied by a single detached dwelling, associated accessory 
structure, and various landscape features. The Owner is proposing to retain the single detached 
dwelling at 1042 Sixth Line and integrate select landscape features on the subject property into the 
57 unit townhouse development concept prepared for the Site. The purpose of this HIA is to 
evaluate the proposed development in terms of potential impacts to cultural heritage resources on 
the subject property and adjacent lands and provide mitigation recommendations, where 
necessary.   

The designating by-law (By-law 2020-047) recognizes that the subject property has cultural 
heritage value or interest (CHVI) pertaining to its design/physical value, historical/associative value, 
and its contextual value. The designating by-law is attached as Appendix B and the associated 
Cultural Heritage Evaluation Report (CHER) is attached as Appendix C to this report.  

Section 6 of this report assesses the impacts that may occur as a result of the proposed 
development that may effect the heritage resources associated with the subject property and 
adjacent listed properties. It is recognized that the development was intentionally designed to 
reduce impacts to heritage resources. Nonetheless, the following impacts were identified to the 
distinct areas and views on the subject property and to the adjacent properties:  

¶ The moderate overall impact to the Entry as a result of alteration;  
¶ The potential impacts to the Residence as a result of alteration and vibration; 
¶ The moderate overall impact to the Arboretum as a result of alteration;  
¶ The potential impact to Views 1 and 2 and the moderate impact to View 3 as a result of 

alteration; and 
¶ The potential impact related to vibration in regards to the adjacent dwelling on 1058 Sixth 

Line.  

It is recommended in this report that the Landscape Plan consider a variety of species in the 
proposed arboretum (including those which currently exist in the Arboretum) and have 
consideration for identified views, that vibration monitoring be implemented for the adjacent and 
subject dwelling, that a Temporary Protection Plan be prepared for retained features on the subject 
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property, and that an Interpretation Plan be prepared for commemorative and informative 
purposes on the Site.  
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1.0  Introduction  
MHBC was retained by Dunpar Homes to undertake a Heritage Impact Assessment (HIA) for the 
development of the lands addressed as 1020, 1024, 1028, 1032, and 1042 Sixth Line, Oakville (the 
“Site”). The Site is proposed to be developed with 57 townhouse units and involves the retention 
of the dwelling and integration of select landscape features on the subject property of 1042 Sixth 
Line. The purpose of this HIA is to evaluate the proposed development of the Site in terms of 
potential impacts to cultural heritage resources located on the designated property of 1042 Sixth 
Line and on the adjacent listed properties.  

This report has been prepared as input to the revised Official Plan and Zoning By-law Amendment 
applications and related development proposal. This report evaluates the proposal in the context 
of the Town’s policy framework and Provincial policy. 

1.1  Description of Site 

The Site is located on the west side of Sixth Line, to the north of the Queen Elizabeth Way (403 
Highway), in the Town of Oakville. The Site is located in a low-rise residential neighbourhood with 
various natural features to the south (rear), including the Sixteen Mile Creek. The Site has a frontage 
of approximately 102 metres and an area of approximately 3.35 hectares; the designated property 
of 1042 Sixth Line comprises 11 metres of that frontage and approximately 2.10 hectares of the 
area.  

The Site is composed of five separate properties, as described below: 

¶ 1042 Sixth Line is a deep lot with frontage on Sixth Line and flankage on Sunny Crest Lane. 
The property contains an Arts and Crafts two and a half storey dwelling, a cinderblock 
garage, and various landscape features, including a formal entry framed by Norway Spruce 
trees and an arboretum. The property extends across Sixteen Mile Creek and includes valley 
lands to the north of the Creek;  

¶ 1032 Sixth Line has frontage on Sixth Line with vehicular access provided to the property 
from a shared private laneway. The property is developed with a single detached dwelling; 

¶ 1028 Sixth Line is located to the rear of 1032 Sixth Line, with access to the property provided 
by the shared private laneway. The property is developed with a one and a half storey single 
detached dwelling; 
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¶ 1020 Sixth Line has frontage on Sixth Line adjacent to the Sixteen Mile Creek Heritage Trail. 
The property is developed with a single detached dwelling; and 

¶ 1024 Sixth Line is located to the rear of 1020 Sixth Line, with access provided by the shared 
private laneway. The property is developed with a single detached dwelling and extends 
beyond Sixteen Mile Creek to the south.  

With the exception of 1042 Sixth Line, the aforementioned properties which encompass the Site 
are not listed (non-designated) or designated on the Town’s Heritage Register.  

The following figure depicts the configuration of the properties on the Site. 

 
Figure 1: Aerial view of Site (outlined in red) (courtesy of Town of Oakville Information Map).  

The Location Plan has been attached as Appendix A.  

1042 

1028 

1032 

1024 

1020 
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1.2   Heritage Status 

The property of 1042 Sixth Line is designated on the Town of Oakville’s Heritage Register pursuant 
to Section 29, Part IV of the Ontario Heritage Act (OHA). The property was designated on May 25, 
2020, by By-law 2020-047. This By-law has been attached as Appendix B and the associated 
Cultural Heritage Evaluation Report (CHER) prepared by Letourneau Heritage Consulting 
Incorporated (LHC) is attached as Appendix C.  

The following statement of significance is provided for the subject property in the aforementioned 
By-law: 

The property at 1042 Sixth Line has cultural heritage value or interest due to its design value 
and physical value, historical/associative value, and contextual value. Furthermore, the 
property is a significant cultural heritage landscape and its cultural heritage value is best 
expressed through the individual components that comprise the landscape and their inter-
relationships. 

The property has physical/design value as a representative example of a designed landscape 
composed of both formal and informal planting schemes within a picturesque landscape 
plan reflective of the Arts and Crafts movement. The three storey residence is constructed in 
an Arts and Crafts style. The location, orientation, and relationship of the residence with 
other key features of the landscape (i.e., the long, spruce-lined lane-way, formal circle, the 
Sixteen Mile Creek Valley, mature specimen plantings, and stone gate posts and walls) are 
characteristic of the movement, which embodied a respect for traditional building forms 
and design meant to be harmonious with the natural setting. Fenestration location, size, 
and orientation provides clear views to natural features, deliberate plantings and manmade 
landscape features. 

The Sixteen Mile Creek has been identified as a natural feature of significance to the 
Mississaugas of the Credit First Nation, and the property has associative value for this reason. 
The property also has associative value for its association with Stuart Brown, one of the 
founding members of the nearby Oakville Golf Club while residing at this rural estate and a 
contributor to the sporting history of Oakville. Given the proximity of the property to a 
number of identifiers of archaeological potential, in particular the Sixteen Mile Creek, this 
property may have the potential to yield information that contributes to an understanding 
of a community or culture. 

The following heritage attributes are provided for the cultural heritage landscape in the designating 
By-law: 
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¶ The rubblestone entrance gateposts and walls; 
¶ The formal entrance drive lined on both sides with mature spruce planted at short intervals 

forming a Y-shape as it opens to the formal circle at the main entrance; 
¶ The landscape design of the house grounds, including: 

o The terrace of land along the river valley, accessed from the rear of the residence 
along an earthen footpath lined by a low, intermittent stone wall; 

o The placement of specimen deciduous and coniferous trees adjacent to the house 
(ginko biloba and magnolia), in the formal drive circle (beech) and in an 
“arboretum” east of the open lawn (oak, beech, birch, maple); and 

¶ The orientation of the house closing the vista along the entrance drive and placement of 
windows to take advantage of that view and of views across the lawn to the south and 
over the creek valley to the west. 

Furthermore, the following heritage attributes are provided specific to the c. 1908-1912 residential 
building in the designating By-law: 

¶ Its location, orientation, scale and massing and irregular plan; 
¶ Its irregular roofline; 
¶ Its ashlar stone foundation; 
¶ Its frame construction and horizontal wood siding and wood shingle cladding; and, 
¶ The composition and location of openings, and their frames and glazings. 

A Conservation Plan was prepared by LHC for the Town of Oakville pertaining to the property of 
1042 Sixth Line, Oakville (attached as Appendix D). The Conservation Plan identifies four distinct 
areas within the cultural heritage landscape on the subject property, which include (paraphrased): 

¶ The Entry: This area includes the spruce laneway, the rubblestone entrance 
gateposts, the opening of the driveway into a “Y” onto the formal circular drive, and 
the visual terminus of the laneway being the Residence.  

¶ The Residence: The area comprising the c.1908-1912 Arts and Crafts residential 
building, garage, outdoor pool with surrounding concrete patio and cantilevered 
wood deck, adjacent tree plantings (including a Ginko, Magnolia, and Birch tree), the 
open yard to the south and west, the stone wall to the stone patio overlooking the 
terrace, and the small yard to the northeast that is surrounded by a cedar hedge.  

¶ The Arboretum: This area comprises a collection of conifers and deciduous tree 
species in a relatively open and level area to the east of the Residence. Further, several 
coniferous and deciduous trees can be found at the top of the slope, abutting the 
Valley Lands.  

¶ The Valley Lands: This area is characterized by woodlands and a steep slope that 
descends to a low-lying floodplain area adjacent to the Sixteen Mile Creek.  
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It is noted that not all features within these areas are heritage attributes.  

In addition to the distinct areas, the Conservation Plan identifies that a number of trees function as 
significant defining attributes of the property due to their size, species, and/or spatial composition. 
The trees identified as “Type 1” which are “significant defining attributes” of the Site are identified 
in Figure 5 of the Conservation Plan and include the following: 

¶ The Norway Spruce trees which form part of the formal entry; 
¶ The American Beech in the centre of the formal circle; 
¶ The Ginko to the northwest of the dwelling; 
¶ The Paper Birch, Magnolia, and Eastern Hemlock to the east of the dwelling; 
¶ The three Red Oak trees, the Sugar Maple and the Sugar Maple Ironwood in the area 

identified as an arboretum; and 
¶ The Douglas Fir, Red Oak, Pin Oak, and White Oak along the top of the area identified 

as Valley Lands.  

The Conservation Plan identifies various significant views which are provided as follows and 
depicted in Figure 6 of the Conservation Plan: 

¶ View 1: The laneway view from the gate posts. This is a linear, narrow vista extends along 
the tree-lined driveway from the gate posts, terminating at the residence.  

¶ View 2: The laneway view from the front entrance and windows of the residence. This linear 
view extends from the front entrance and windows of the residence along the tree-lined 
driveway, towards the stone gate posts and Sixth Line. 

¶ View 3: The arrival view. This is the view of the formal circle and residence from the point 
where the driveway opens to the formal circle and residence. Rows of spruce on either side 
of the driveway open to form a “Y”. 

¶ View 4: The valley view. This is the perforated view, through trees, over the Sixteen Mile Creek 
and valley. The sunroom windows along the south and west façade are positioned to take 
advantage of this viewscape. 

¶ View 5: The terrace view. This is the perforated view, through trees, from the stone patio at 
the rear of the residence out over the terrace and Sixteen Mile Creek valley. 

The adjacent properties of 1058 and 1074 Sixth Line are listed (non-designated) on the Town’s 
Heritage Register. The property of 1058 Sixth Line is listed for its potential cultural heritage value 
pertaining to its lakestone foundation walls (modern portion of the house not included). The 
property of 1074 Sixth Line is listed for its potential cultural heritage value pertaining to its lakestone 
garage (house not included). The dwelling on 1058 Sixth Line is located adjacent (west of) the Site 
while the garage on 1074 Sixth Line is located across Sunny Crest Line from the Site.  
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Figure 2: Aerial imagery depicting the adjacent listed properties (yellow) (1074 and 1058 Sixth Line) and 

their respective buildings included in their listing (blue) (courtesy of Town of Oakville interactive 
mapping). 

The Context Map, which includes the location of the adjacent listed properties, is attached as 
Appendix E to this report.  

1.3  Background 

The Site was formerly subject to a medium density residential development application in 2016 
which was revised and heard before the Ontario Land Tribunal (OLT) on two occasions. The subject 
property of 1042 Sixth Line was also designated during this time. The timeline of the applications, 
hearings, and designation is attached as Appendix F.  

1.3.1 Previous Development Proposals 

An application for an Official Plan Amendment (OPA) and Zoning By-law Amendment (ZBA) was 
deemed complete on November 29, 2016, by the Town. The application served to support the 

Site 

1074  
1058  
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implementation of 81 townhouse units with the retention of the existing dwellings on 1024 and 
1042 Sixth Line. The townhouse units were proposed to be four storeys in height and provided a 
site density of approximately 56 units per hectare.  

The Town of Oakville issued a Notice of Refusal of the OPA and ZBA application on March 30, 2017. 
The following reasons for refusal were included (paraphrased):  

¶ The proposal does not maintain or protect the existing character of the surrounding 
neighbourhood;  

�ƒ The proposal does not satisfy the intensification policies or evaluative criteria;  
�ƒ The proposal does not maintain the urban structure;  
�ƒ The proposal is not considered an appropriate use of the lands; 
�ƒ The proposal would result in an unacceptable adverse impact to the surrounding area;  
�ƒ The proposal does not reflect appropriate implementation of the Oakville Plan; and 
�ƒ The proposal is not considered good planning or in the public interest.  

The Town’s refusal was appealed to the Local Planning Appeal Tribunal (LPAT) (now the Ontario 
Land Tribunal ((OLT)). As per the Notice of Interim Decision issued on August 23, 2019, the LPAT 
neither approved nor dismissed the appeal. The Tribunal encouraged re-submission to satisfy the 
Provincial Policy Statement (PPS) and Official Plan policies which generally direct intensification to 
be sensitive to the surrounding neighbourhood character and to provide transitions along the 
frontages and valley edge.  

On August 17, 2021, a Notice of Decision was issued by the OLT to dismiss the case. The proposal 
was revised from previous plans to provide a net reduction of 4 units and an overall density of 50.6 
units per hectare. The updated proposal was recognized to still be too intensive and as inconsistent 
with heritage conservation policy.   

1.3.2 Designation  

A Notice of Intention to Designate the cultural heritage landscape (CHL) at 1042 Sixth Line was 
issued on October 1, 2018, by the Town of Oakville. This Notice provides that the designation was 
in response to the development proposal and that a Cultural Heritage Evaluation Report (CHER) 
was prepared by LHC which identified a significant cultural heritage landscape on the property 
(CHER attached as Appendix C). 

A Notice of Objection to the proposed designation was served by the property owner on the 
municipality and was referred to the Conservation Review Board. Disagreement stemmed from the 
extent of landscaped areas to be included in the designation. On March 9, 2020, the Owner 
provided notice to the Town and Conservation Review Board that the objection was withdrawn.  
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The Council of the municipality designated the property in May of 2020 through the passing of By-
law 2020-047. Thereafter, Council approved the draft CHL Conservation Plan dated September 28, 
2021 in October of 2021.  
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2.0  Policy Context 
This section provides an overview of the provincial and municipal policy framework which has 
guided the assessment contained herein.   

2.1  The Planning Act and Provincial Policy Statement  

The Planning Act, R.S.O. 1990, c.P.13 provides a number of provisions respecting cultural heritage 
and land development, either directly in Section 2 of the Act or through Section 3 respecting policy 
statements and provincial plans.  

The Planning Act outlines 18 spheres of provincial interest that relevant authorities in the planning 
process must consider. Regarding cultural heritage, Subsection 2 of the Planning Act provides that: 

The Minister, the council of a municipality, a local board, a planning board and the 
Municipal Board, in carrying out their responsibilities under this Act, shall have regard to, 
among other matters, matters of provincial interest such as ... 

(d)  the conservation of features of significant architectural, cultural, historical, 
archaeological or scientific interest. 

The Planning Act provides for the overall broad consideration of cultural heritage resources through 
the land use planning process. 

In support of the provincial interest identified in Subsection 2 (d) of the Planning Act, and as 
provided for in Section 3, the Province has refined policy guidance for land use planning and 
development matters in the Provincial Policy Statement, 2020 (PPS). When addressing cultural 
heritage planning, the PPS provides for the following: 

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

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

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

Conserved:  means the identification, protection, management and use of built heritage 
resources, cultural heritage landscapes and archaeological resources in a manner that 
ensures their cultural heritage value or interest is retained. This may be achieved by the 
implementation of recommendations set out in a conservation plan, archaeological 
assessment, and/or heritage impact assessment that has been approved, accepted or 
adopted by the relevant planning authority and/or decision-maker. Mitigative measures 
and/or alternative development approaches can be included in these plans and 
assessments. 

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

Significant: e) in regard to cultural heritage and archaeology, resources that have been 
determined to have cultural heritage value or interest. Processes and criteria for determining 
cultural heritage value or interest are established by the Province under the authority of the 
Ontario Heritage Act. 

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

The Growth Plan for the Greater Golden Horseshoe (A Place to Grow) was approved May 16, 2019, 
and amended in 2020. The Growth Plan represents the long-term framework for implementing 
Ontario’s vision for building strong, prosperous communities and managing growth within the 
Greater Golden Horseshoe.  

Section 4.2.7.1 of the Plan provides that cultural heritage resources are to be conserved in order to 
foster a sense of place and benefit communities, particularly in strategic growth areas.  Section 4.2.7 
also generally requires appropriate engagement with Indigenous peoples and archaeological 
management with regards to cultural heritage resources. 

2.3  Ontario Heritage Act and Ontario Regulation 9/06 

The Ontario Heritage Act, R.S.O, 1990, c.0.18 (OHA) remains the guiding legislation for the 
conservation of significant cultural heritage resources in Ontario. Part IV of the OHA provides that a 
municipality shall maintain a register of properties that are of cultural heritage value or interest 
(CHVI) which may include designated and non-designated properties.  

As per Section 29 (1) of the OHA, the municipal council may, by by-law, designate a property that is 
of CHVI provided the property meets the prescribed criteria contained within Ontario Regulation 
9/06: Criteria for Determining Cultural Heritage Value or Interest. Ontario Regulation 9/06 provides 
that a property may be designated under Section 29 of the Act if it meets two or more of the 
following criteria for demining whether it is of CHVI:  

1. The property has design value or physical value because it, 
i. is a rare, unique, representative or early example of a style, type, expression, 

material or construction method, 
ii. displays a high degree of craftsmanship or artistic merit, or 

iii. demonstrates a high degree of technical or scientific achievement. 
2. The property has historical value or associative value because it, 

i. has direct associations with a theme, event, belief, person, activity, 
organization or institution that is significant to a community, 

ii. yields, or has the potential to yield, information that contributes to an 
understanding of a community or culture, or 

iii. demonstrates or reflects the work or ideas of an architect, artist, builder, 
designer or theorist who is significant to a community. 

3. The property has contextual value because it, 
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i. is important in defining, maintaining or supporting the character of an area, 
ii. is physically, functionally, visually or historically linked to its surroundings, or 

iii. is a landmark. 

The CHER prepared by LHC provides that the subject property of 1042 Sixth Line meets the criteria 
for its physical/design value, its historical/associative value, and its contextual value (CHER attached 
as Appendix C). 

2.4  Halton Region Official Plan 

The Regional Official Plan, approved in 1995 and consolidated in 2021, provides a vision for land 
use planning and the delivery of services in Halton. As a part of the Region of Halton’s planning 
vision, it is set out that growth will be accommodated in a manner that is sensitive to heritage and 
culture.  

The Official Plan provides various policies to protect the material, cultural and built heritage of 
Halton for present and future generations, as outlined in the goals contained in Section 165. 
Pertaining to development, the following policies are included in Section 167: 

(3) Require that development proposals on adjacent lands to protected Cultural Heritage 
Resources:  

a) study and consider the preservation, relocation and/or adaptive re-use of historic 
buildings and structures based on both social and economic costs and benefits; 

b) incorporate in any reconstruction or alterations, design features that are in harmony 
with the area’s character and existing buildings in mass, height, setback and architectural 
details; 

c) express the Cultural Heritage Resources in some way, including: display of building 
fragments, marking the traces of former locations, exhibiting descriptions of former uses, 
and reflecting the former architecture and uses. 

Policy 212.3 defines adjacent lands as: 

For the purposes of Section 167(3), those lands contiguous to a protected heritage property 
or as otherwise defined in the Area Local Official Plan. 

These policies and objectives, particularly with regard for adjacent resources, have directed the 
analysis contained in this Report. 
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2.5  Town of Oakville Official Plan 

The Town of Oakville Official Plan (Liveable Oakville) applies to all lands within the town except the 
North Oakville East and West Secondary Plan areas between Dundas Street and Highway 407. The 
Official Plan was adopted by the Council of the Corporation of the Town of Oakville in June of 2009 
and approved by the Regional Municipality of Halton in November of 2009.  

As per Section 2.1, the mission of the Official Plan is as follows: 

To enhance the Town’s natural, cultural, social and economic environments by ensuring 
that environmental sustainability, cultural vibrancy, economic prosperity and social well-
being are incorporated into growth and development decisions. 

As for the conservation of cultural heritage resources, Section 5.3 of the Official Plan provides the 
following: 

5.3.1 The Town shall encourage the conservation of cultural heritage resources identified on 
the register and their integration into new development proposals through the approval 
process and other appropriate mechanisms… 

5.3.3 The Town shall conserve cultural heritage landscapes in accordance with the Cultural 
Heritage Landscape Strategy… 

5.3.5 Heritage Conservation Districts and cultural heritage landscapes on Appendix 1 shall 
be conserved through the careful consideration of any proposals for change within their 
boundaries, on adjacent lands, or in their immediate vicinity. In reviewing proposals for 
construction, demolition, relocation, removal or for alteration within, adjacent to, or in the 
immediate vicinity of a Heritage Conservation District or cultural heritage landscape 
identified on Schedule A1, the Town will be guided by the applicable Heritage Conservation 
District plan or cultural heritage landscape conservation plan… 

5.3.7 The Town may impose, as a condition of any development approvals, the 
implementation of appropriate measures to ensure the conservation of any affected cultural 
heritage resources, and where appropriate, their integration into new development. 

5.3.8 Where the Town is considering a proposal to alter, remove, or demolish a cultural 
heritage resource that is protected or registered under the Ontario Heritage Act, or repeal a 
designating by-law under that Act, it shall ensure that it has before it any required heritage 
impact assessment or sufficient information to review and consider:  
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a) how the proposal affects the heritage attributes and the cultural heritage value and 
interest of the cultural heritage resource; and,  

b) options that reduce, minimize or eliminate impacts to the cultural heritage resource. 

As for retaining or re-locating heritage resources, the following is provided in Section 5.5: 

5.5.1 All options for on-site retention of buildings and structures of cultural heritage 
significance shall be exhausted before resorting to relocation. Relocation of built heritage 
resources shall only be considered through a Cultural Heritage Impact Assessment that 
addresses retention and relocation. 

The preparation of this HIA has been guided by these policies.  

2.6 Town of Oakville Cultural Heritage Landscapes Strategy 

Council approved the Cultural Heritage Landscape Strategy in January of 2014. The document 
serves to guide the identification and conservation of cultural heritage landscape (CHL) resources 
in the Town.  

The following definition of CHLs is provided in Section 2: 

While any landscape that has been deliberately modified by humans is a cultural landscape, 
only those cultural landscapes that have a deep connection with the history of the 
community and are valued by the community can be identified as ‘cultural heritage 
landscapes’. 

Section 4.2 of the Strategy provides that development should be guided to ensure compatibility 
with and respect for CHLs. Development in the vicinity of a CHL should be physically and visually 
compatible with, and respectful of the distinguishable form of the resources of the CHL. The 
following strategy is provided in Section 4.2 for when a development area overlaps with a CHL: 

1) Staff will meet with the developers and/or applicants as soon as possible in the process in 
order to ensure all parties understand the significance of the [potential] cultural heritage 
landscape and the possible outcomes for it. This may happen at a pre-consultation meeting 
for a planning application or a heritage permit application. 

2) Staff will require a heritage impact assessment for a cultural heritage landscape from the 
owner or developer which outlines how the landscape and its components will be affected 
by the proposed development. 
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3) Staff may require a conservation plan which outlines various options for treatment of the 
landscape, including conservation, restoration, expansion, relocation, and use, as well as 
any costs associated with these projects… 

Further, Section 4.2.2 provides that opportunities should be sought to incorporate CHLs, in whole 
or in part, into new developments where possible. This Section recognizes that “some 
developments may be able to incorporate the heritage attributes of the cultural heritage landscape 
within the development without losing or destroying the essential character of the cultural heritage 
landscape.” The following outcomes are ranked with the most ideal outcome being first pertaining 
to new development in the location of a CHL: 

i. Retain the identified heritage attributes of the landscape in situ and manage the new 
development in a manner that is compatible with and respectful of the heritage resources of 
the landscape. The grading plan for the new development should be designed or adjusted 
to accommodate the existing grading around the heritage attributes of the landscape. 
Significant viewsheds to and from the cultural heritage landscape should be carefully 
considered and the development should be planned to provide the least impact possible on 
the cultural heritage landscape. 

ii. If in situ retention of all heritage attributes within the cultural heritage landscape is not 
possible, relocate one or more of the affected attributes within the landscape to maintain 
the connection between the attribute and the cultural heritage landscape as a whole. It is 
recommended that should relocation be required, the cultural heritage landscape 
assessment should provide a suitable location for the heritage resource within the cultural 
heritage landscape. Relocation is a last resort method of conserving heritage resources and 
should only be utilized when all other options have been exhausted. 

iii. If retention in situ or relocation is not possible, document the resource through 
photography and historical research. Additionally, materials which are found to have 
cultural heritage significance should be removed and salvaged for future investigations and 
as a remnant of the lost resource. Documentation is the last resort method of conserving 
heritage resources and shall only be utilized when all other options have been exhausted. 

2.7 Town of Oakville Terms of Reference 

This HIA has been prepared in accordance with the Town of Oakville’s “Development Application 
Guidelines: Heritage Impact Assessment for a Cultural Heritage Landscape”. The Guidelines require 
the following to be included in an HIA:  

¶ An introduction to the property; 
¶ Research and analysis (including a history of development); 
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¶ Statement of Cultural Heritage Value or Interest (CHVI); 
¶ Assessment of existing conditions (element condition, description, and photographs); 
¶ Description of proposed development; 
¶ Impact of development on heritage attributes; 
¶ Considered mitigation and conservation strategies; and 
¶ Appendices.  

These elements have been incorporated into this report. The Statement of Cultural Heritage Value 
or Interest (CHVI) has been extracted from the designating by-law and included in the introduction. 
This report has also been guided by the standards for heritage conservation which were included 
in the Guidelines.  

The Development Application Guidelines are attached to this report as Appendix G.  
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3.0  Historical Context 
This section of the HIA focuses on the historical development of the subject property. This section 
does not include an assessment of archaeological potential and serves to provide a brief overview 
of the history of development, recognizing that a comprehensive history has been provided by LHC 
to the Town of Oakville in the CHER dated September 2018 (attached as Appendix C).  

3.1 Indigenous Communities and Pre-Contact History 
 
The Town of Oakville is located on the treaty and traditional territory of the Mississaugas of the 
Credit First Nation. This area is also recognized to be the traditional territory of the Huron-Wendat 
and Haudenosaunee.  

The Huron-Wendat are recognized to have been in the area between c.1400 to c.1650. Wendat 
villages migrated throughout the area in 15-20 year rotations dependent on soil fertility and were 
engaged in trade with First Nations and later Europeans, particularly the French, upon their arrival 
(Oakville Historical Society, Our Town).  

The Haudenosaunee, also known as the Six Nations Confederacy, were established in the area 
between approximately c.1650 and c.1695. The Haudenosaunee traded with the Dutch and later 
the British and utilized the majority of Southern Ontario for hunting grounds (Oakville Historical 
Society, Our Town).  

The Mississaugas of the Credit First Nation occupied approximately four million acres of land in 
southern Ontario as their territory; however, this land base was reduced to approximately 200 acres 
through treaties with the British Crown. By 1820, the Mississaugas ceded their land at the mouth of 
the Sixteen Mile Creek to the Crown which was later largely purchased by William Chisholm for 
development (Oakville Historical Society, Our Town). 

This report acknowledges the subject lands are situated on the territory of the Mississaugas, the 
Huron-Wendat, and the Haudenosaunee and is related to Treaty No. 13A (interim for Treaty 14) of 
1805.  

3.2 Halton County 
 
Municipal organization in this area dates back to the late 1700s; however, Halton County was 
officially established as a part of Gore District with Wentworth County in 1816. In 1853, the two 
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Counties were separated by an Act of Parliament that allowed Halton to retain the townships of 
Nelson, Trafalgar, Esquesing, and Nassagaweya. Halton County was named after Major William 
Halton, secretary of Lieutenant Governor, Francis Gore (Hooks, 2018).  

 
Figure 3: Tremaine Map of the County of Halton for 1858 with the approximate location of the subject 

lands outlined in red (courtesy of Heritage Index). 

In 1974, Halton County was replaced with the Regional Municipality of Halton (Hooks, 2018).   

3.3 Trafalgar Township 



Heritage Impact Assessment,  
1042 Sixth Line, Oakville 

January 2023  MHBC | 26  
 

The subject lands are recognized to be within Trafalgar Township which was settled in 1806 (Hooks, 
2018). The Township is recognized to have formerly been intersected by a system of trails and trade 
routes created and used by Indigenous Peoples. In particular, the Old Road from York to the Head 
of the Lake is depicted as just south of the subject property in the figure below; the current Highway 
403 generally aligns with this route (Trafalgar Township Historical Society, Our History).  

 
Figure 4: Trafalgar Plan of the Second Township, 1806, with the approximate location of the subject 

lands outlined in red (courtesy of the Trafalgar Township Historical Society). 

The Trafalgar Township was amalgamated with the Village of Bronte and the Town of Oakville in 
1962 (Trafalgar Township Historical Society, Our History).  

3.4   Overview of Subject Property 

Pre-Confederation, the Trafalgar Plan of the Second Township (1806) depicts the subject lands as 
being part of Lot 16 in the Second Concession South of Dundas Street (Wilmont, courtesy of 
Trafalgar Township Historical Society). This Plan shows Lot 16 as being intersected by Sixteen Mile 
Creek and as being intersected by the Old Road from York to the Head of the Lake. The name 
pertaining to the occupancy of this Lot is illegible.  



Heritage Impact Assessment,  
1042 Sixth Line, Oakville 

January 2023  MHBC | 27  
 

 
Figure 5: Excerpt of Trafalgar Plan of the Second Township, 1806, with Lot 16 outlined in red  

(courtesy of the Trafalgar Township Historical Society).  

In 1826, the 200 acres of Lot 16 of Concession 2 South of Dundas Street was patented from the 
Crown to Kings College (Book 26, Trafalgar, LRO 20). The 1857 map of Trafalgar continues to depict 
the Road from York to the Head of the Lake and the Sixteen Mile Creek as intersecting the Lot. It 
further depicts the land as being leased by King’s College to John Flannigan (County of Halton Act 
of 1857). 

 
Figure 6: Excerpt of County of Halton Act 1857 (Plan of Trafalgar) with Lot 16 outlined in red (courtesy of 

Heritage Index). 

In 1858, the southern 100 acres were transferred to Robert Chisholm who in the same year 
transferred the land to William M. King (Book 26, Trafalgar, LRO 20). Robert Chisholm was a son of 
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William Chisholm, founder of Oakville (Streetdirectory, n.d.). Tremaine’s Map of the County of Halton 
(1858) depicts the subject lands as being occupied by W. M. King and as being referred to as 
“Solitude” (courtesy of Heritage Index).  William McKenzie King (1809-1878) was the publisher of 
“The Oakville Advertiser” (local newspaper), a sailor, and was raised by William Chisholm, founder of 
Oakville, after the death of his parents. He established King’s Castle (designated) located at 21 
Regency Court in 1850 on the northern portion of the south half of Lot 16 (Oakville Historical 
Society, Photo Record).  

 
Figure 7: Excerpt of Tremaine’s Map of the County of Halton (1858) with the south half of Lot 16 

outlined in red (courtesy of Heritage Index).  

In 1859, King transferred the land back to Robert Chisholm who transferred it to Thomas Chisholm 
in the following year (Book 26, Trafalgar, LRO 20).  In 1871, the south 100 acres of Lot 16 were 
transferred to Richard Postans (Book 26, Trafalgar, LRO 20). Richard Postans used the gardens as a 
vineyard (Oakville Historical Society, Photo Record). The 1877 Illustrated Historical Atlas of Halton 
County (below) depicts the subject lands as being occupied by Richard Postans, as having a group 
of plantings in the southeast corner, and as having a structure situated amongst these plantings 
near the frontage (courtesy of the Canadian County Atlas Digital Project).  
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Figure 8: Excerpt of 1877 Illustrated Historical Atlas of the County of Halton, Ont. (J. H. Pope) with the 

southern portion of Lot 16 outlined in red (courtesy of the Canadian County Atlas Digital Project). 

This lot was in turn sold to Marian Findlay (spelling may vary) in 1888 for $3200 as per Instrument 
5083R (Book 26, Trafalgar, LRO 20). There are numerous transfers which are illegible between 
entries; however, the subject property is believed to have been sold to Edward B. Brown by John H. 
Adams in 1912 for $20,000 (Book 26, Trafalgar, LRO 20) which is significantly higher than previous 
sale prices, indicating that the subject dwelling was likely constructed by this time. The 1921 Census 
of Canada depicts Edward Brown (lawyer) as living in a 6 bedroom, wood house with his wife 
(Charlotte) and his son (Stewart) (Library and Archives, 1921).  

The 1954 aerial photo (below) shows the presence of the dwelling, the formal entry, and the valley 
lands on the subject property. There are some plantings vaguely discernable in the east yard where 
the Arboretum is located. This image depicts that there are still orchards to the northeast of the 
dwelling and that some residential development has begun to surround the subject property to 
the north and east. The garage on the adjacent listed property of 1074Sixth Line and the dwelling 
on the adjacent listed property of 1058 Sixth Line appear to have been constructed by this time.  
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Figure 9: Excerpt of 1954 aerial with approximate location of subject lands circled 

(courtesy of McMaster University). 

The 1960 aerial photo (below) depicts that surrounding lands, including the land formerly part of 
Lot 16 on Concession 2, has been developed with subdivisions. This image also depicts that some 
of the orchards remain to the east of the subject property.  

 
Figure 10: Excerpt of 1960 aerial with approximate location of the subject lands circled  

(courtesy of McMaster University). 
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The 1969 aerial photo (below) shows that the orchards to the east have been reduced to 
accommodate further residential development. The Queen Elizabeth Way to the south has also 
been widened by this time.  

 
Figure 11: Excerpt of 1969 aerial photograph of property with approximate location of the subject 

property circled (NAPL, courtesy of Trent University Library). 

The 1995 aerial (below) notably shows an increase in the coverage of the subject property by 
foliage (either due to season or maturity of trees). The pool to the west of the dwelling was also 
constructed by this time.  

 
Figure 12: Excerpt of 1995 aerial with the subject property outlined (Town of Oakville). 
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4.0  Description of Cultural 

Heritage Resources  

This section of the report provides an overview of the cultural heritage resources on the subject 
property (1042 Sixth Line) and on the adjacent listed properties (1058 and 1074 Sixth Line).  

4.1   Description of Subject Property  

The subject property comprises 2.10 hectares, has 11 metres of frontage on Sixth Line, and flanks 
Sunny Crest Lane. The cultural heritage resources on the subject property are primarily localized 
into four main areas: the Entry (driveway and formal circle), the Residence, the Arboretum, and the 
Valley Lands. 

 
Figure 13: Aerial image with approximate location of distinct areas on subject property indicated (Town 

of Oakville).  

Arboretum 

Valley Lands 



Heritage Impact Assessment,  
1042 Sixth Line, Oakville 

January 2023  MHBC | 33  
 

 4.1.1 Entry 

The entryway to the property along the frontage of Sixth Line is formed by a long driveway that 
terminates with a formal circle in front of the Residence. The frontage of the driveway has rubble 
stone posts with rubblestone walls on either side. The length of the driveway is lined with Norway 
Spruce trees on either side which form a “Y” opening to the formal circle.   

  
Figures 14 & 15: Image of the Entry of the property from Sixth Line (left) and image of the laneway 

facing the frontage (right) (MHBC, 2022).  

There are various segments of the tree lines of the Entry which are missing trees (shown in above 
right figure). The vegetation on the trees is primarily located towards the top of these trees. Beyond 
these trees, there is generally privacy fencing visible adjacent to the trees on neighbouring 
properties.  

The Norway Spruce tree lines of the Entry open to form a “Y” around the front portion of the formal 
circle. The formal circle is located in front of the dwelling on the subject property and contains a 
flag post and several plantings in its centre, including a mature American Beech tree.  
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Figures 16 & 17: Image of formal drive opening to formal circle (left) and image of American Beech tree 

located centrally in the circle (right) (MHBC, 2022). 

4.1.2 Residence 

The existing single detached dwelling is located at the terminus of the driveway on the subject 
property. The dwelling has a two and a half storey mass on a stone foundation and was constructed 
in the Arts and Crafts style. The building has a gambrel roof that is intersected with a cross-gable. 
The upper storeys of the building have a wood shingle cladding on the front elevation while the 
remainder of the building is clad with vinyl siding. The building has a somewhat centralized 
chimney and irregularly placed window openings. 

 
Figure 18: Image of dwelling, facing southeast (MHBC, 2022).  
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There is a birch tree and magnolia tree to the east of the dwelling and a pool area and Ginko Biloba 
tree to the west. To the west of the formal circle, there is a single-car detached garage with a 
gambrel roof and cinderblock construction. 1  

 
Figure 19: Image of detached garage, facing west (MHBC, 2022).  

4.1.3 Arboretum 

To the east of the formal circle, there is an arboretum containing various coniferous and deciduous 
trees in a relatively open space. The plantings include several Red Oak trees, a Sweet Cherry, several 
Scots Pine, a Douglas Fir, a Sugar Maple, and an Ironwood tree. This area is framed by cedar 
plantings to the north and east and by the Norway Spruce trees of the Entry to the west.  

  
Figures 20 & 21: Images facing into Arboretum (MHBC, 2022). 

                                                        
1 The single-car detached garage is not considered a cultural heritage resource of significant CHVI.  
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4.1.4 Valley Lands 

To the rear of the property, there are valley lands which are characterized by a slope to the Sixteen 
Mile Creek, floodplains, and by forestation.  

 
Figure 22: Image facing southeast towards valley lands (MHBC 2022). 

4.1.5 Views 

The Conservation Plan identified five views associated with the subject property which are as 
follows:  

¶ View 1: The laneway view from the gate posts. This is a linear, narrow vista extends along 
the tree-lined driveway from the gate posts, terminating at the residence.  

¶ View 2: The laneway view from the front entrance and windows of the residence. This linear 
view extends from the front entrance and windows of the residence along the tree-lined 
driveway, towards the stone gate posts and Sixth Line. 

¶ View 3: The arrival view. This is the view of the formal circle and residence from the point 
where the driveway opens to the formal circle and residence. Rows of spruce on either side 
of the driveway open to form a “Y”. 

¶ View 4: The valley view. This is the perforated view, through trees, over the Sixteen Mile Creek 
and valley. The sunroom windows along the south and west façade are positioned to take 
advantage of this viewscape. 
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¶ View 5: The terrace view. This is the perforated view, through trees, from the stone patio at 
the rear of the residence out over the terrace and Sixteen Mile Creek valley. 

The following figure was extracted from the Conservation Plan to illustrate these views: 

 
Figure 23: Excerpt from Conservation Plan (LHC) showing the views identified on the subject property. 

4.2  Description of Adjacent Lands 

The Halton Region Official Plan defines adjacent as those lands which are contiguous. The 
properties of 1058 and 1074 Sixth Line are contiguous to the western property line of 1042 Sixth 
Line. The property of 1058 Sixth Line is listed pertaining to the lakestone foundation in the original 
portion of the dwelling and the property of 1074 Sixth Line is listed pertaining to the lakestone 
foundation garage.  
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Figure 24: Aerial image showing buildings identified as being of potential CHVI on the adjacent listed 

properties (blue) (Town of Oakville). 

4.2.1 Adjacent Property of 1058 Sixth Line 

As previously mentioned, the adjacent property of 1058 Sixth Line is listed (not designated) on the 
Town’s Heritage Register for the lakestone foundation pertaining to the original portion of the 
dwelling. The original portion of the dwelling is presumed to be the southern portion, given the 
presence of the lakestone foundation visible from the frontage and the square form visually 
apparent in the in the 1954 aerial.  

 
Figure 25: Image of dwelling located on 1058 Sixth Line with visible stone foundation to the right  

(Google Street View). 

1024 Sixth Line 
(Subject Property) 

1058 

1074 
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4.2.2 Adjacent Property of 1074 Sixth Line 

The adjacent property of 1074 Sixth Line is listed (not designated) on the Town’s Heritage Register 
for its lakestone foundation pertaining to the detached garage. This building is located across 
Sunny Crest Lane from the subject property.  

 
Figure 26: Image of garage with lakestone foundation (Google Street View).  
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5.0  Description of Proposed 

Development 

The development proposal includes the construction of 57 townhouse units in 8 townhouse blocks 
on the Site with an internal roadway connected to Sunny Crest Lane to the northwest and to Sixth 
Line to the northeast. The development area is situated to the north of the valley lands and includes 
the integration of the existing dwelling located at 1042 Sixth Line. The Site Plan prepared by Dunpar 
is attached to this report as Appendix H. 

 
Figure 27: Excerpt of Site Plan (prepared by Dunpar). 
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As for landscape features, the proposal retains the Norway Spruce trees which line the laneway 
portion of the Entry; however, the Norway Spruce trees which compose the opening of the “Y” to 
the formal circle are to be removed. The laneway portion of the Entry will be used for a multi-use 
(cycling and walking) path that terminates at the intersection of the sidewalk along the internal 
road. An amenity space is provided at the intersection of these pathways which includes an 
opening in the plantings oriented towards the retained dwelling, a commemorative plaque, and 
benches (see Landscape Plan excerpts in the following figures).  

 
Figures 28 & 29: Excerpts of Landscape Plan showing context (top) and large-scale (bottom) graphic of 

amenity space at the intersection of the laneway and sidewalks  
(prepared by Alexander Budrevics & Associates Ltd.).  
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As for the existing Arboretum, the trees to the north (Douglas Fir tree, five Scots Pine trees, two Red 
Oak trees, and one Sweet Cherry Tree) will be removed and the cedar hedge which frames the area 
to the north and east will be removed. The Sugar Maple tree, Red Oak tree, and Sugar Maple 
Ironwood tree to the south will be retained in the development. The Scots Pine trees located in the 
vicinity have been recommended for removal by Kuntz Forestry Consulting Incorporated and are 
recognized to be an invasive species (Land Owner Resource Centre, 2005). The Tree Preservation 
Plan prepared by Kuntz Forestry Consulting Incorporated is included as Appendix I. 

To mitigate the removal of trees from the existing Arboretum, a new arboretum is being proposed 
to the northeast of the existing one. This arboretum is located to the south of Block B. The species 
intended to be located within this arboretum have not yet been determined. This arboretum is 
intersected by a walking path that extends from the sidewalk, is framed by a decorative stone wall 
with hedges at its entrance from the nearest intersection, and provides a bench for seating.  
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Figures 30 & 31: Excerpts of Landscape Plan showing context (top) and large-scale (bottom) graphic of 

new arboretum space (prepared by Alexander Budrevics & Assocaites Ltd.). 

The valley lands to the south are not proposed to be altered.  
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6.0  Impact Analysis 

6.1   Introduction  

The impacts of a proposed development or change to a cultural heritage resource may occur over 
a short or long period of time and may occur during a pre-construction, construction, or post-
construction phase. The impacts to a resource may be site specific or widespread and may have 
low, moderate, or high levels of impact.  

As per the Ontario Heritage Toolkit (OHTK), the following constitutes impacts which may be a result 
of a proposed development: 

¶ Destruction: of any, or part of any significant heritage attributes or features; 
¶ Alteration: that is not sympathetic, or is incompatible, with the historic fabric and 

appearance: 
¶ Shadows: created that alter the appearance of a heritage attribute or change the viability 

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

relationship; 
¶ Direct or Indirect Obstruction: of significant views or vistas within, from, or of built and 

natural features; 
¶ A change in land use: such as rezoning a battlefield from open space to residential use, 

allowing new development or site alteration to fill in the formerly open spaces; 
¶ Land disturbances: such as a change in grade that alters soils, and drainage patterns that 

adversely affect an archaeological resource. 

The above noted impacts will be considered as it relates to the scope of this HIA. The assessment 
of impacts has been prepared based on the areas identified in the Conservation Plan (LHC). The 
impacts to views have been assessed independently of these areas, as included in Section 6.6 of 
this report.  

6.2   Impact Analysis of the Proposed Development on the Entry of 1042 

Sixth Line  
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The Entry includes rubblestone gateposts and walls on the frontage, a laneway which is lined with 
mature Norway Spruce trees on both sides, and a formal circle. The Spruce trees from the laneway 
open to the circle in the form of a “Y” and the dwelling acts as the terminus of these features. 
Moreover, the designating by-law specifically lists the following heritage attributes pertaining to 
the Entry: 

¶ The rubblestone entrance gateposts and walls; 
¶ The formal entrance drive lined on both sides with mature spruce planted at short intervals 

forming a Y-shape as it opens to the formal circle at the main entrance; 
¶ The placement of specimen deciduous and coniferous trees… in the formal drive circle 

(beech)… 
¶ The orientation of the house closing the vista along the entrance drive… 

The overall impact to the Entry is moderate. The proposal has been intentionally designed to limit 
impacts to this area. Intentional design aspects include: continuing to provide a transportation 
related use down the laneway, orienting the townhouse blocks and landscape features to open 
towards the dwelling and frame this space, providing a break in the visual screening at the end of 
the Entry towards the dwelling, and respecting the established Tree Protection Zones of the Spruce 
trees to be retained in the laneway. The rubblestone gateposts and walls, the spruce trees 
associated with the linear portion of the driveway and the placement of the dwelling closing these 
features will be retained. The American Beech tree in the formal circle has been identified as injured 
(retained) in the Tree Preservation Plan; however, provided mitigation measures within the Tree 
Preservation Plan are sufficient for the tree to survive, there will be no impact to this tree. 

The Norway Spruce trees which form the “Y” opening to the formal circle, the eastern half of the 
formal circle and the extension of the Entry into the Residence area are proposed to be removed. 
The formal entrance drive will terminate at the opening of the “Y” instead of the dwelling. The Entry 
will not provide a direct connection to the dwelling; however, a break in the tree-screening has 
been oriented towards the dwelling to maintain the visual connection of the dwelling as the 
terminus of the feature. The laneway will be used as an active transportation (walking and cycling) 
path that connects to the sidewalks of the development.  

 

Retained 
Dwelling 

Visual 
Opening 

Terminus of Entry 
Multi-use path 
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Figure 32: Excerpt of Landscape Plan with Entry features indicated (courtesy of Alexander 
Budrevics & Associates Limited). 

It is recognized that the townhouse blocks surrounding the dwelling (Block F, G and H) have been 
oriented to contribute to the continued opening of features towards the dwelling and the 
continued framing of this space. Although the extent of the opening is reduced and the Norway 
Spruce trees of the “Y” opening are removed, this area will still maintain its intent of broadening 
towards the dwelling to provide a sense of arrival at the dwelling.  The laneway portion of the Entry 
will also continue to maintain its intent with facilitating transportation (albeit not directly to the 
dwelling). 

 
Figure 33: Excerpt of Tree Preservation Plan with overlay (yellow) indicating the approximate location of 

existing Norway Spruce trees (red identification number indicates removal)  
(courtesy of Kuntz Forestry Consulting Inc.). 

6.3   Impact Analysis of the Proposed Development on the Residence of 1042 

Sixth Line  

As per the Conservation Plan (LHC), the Residence area comprises the residential building, garage, 
outdoor pool with surrounding patio and cantilevered deck, adjacent tree plantings (including the 
ginkgo, magnolia, and birch trees) and the open yard to the south. The designating By-law 
recognizes the dwelling itself, the placement of deciduous and coniferous trees adjacent to the 
house (Ginko Biloba and Magnolia) and the orientation of the house closing the vista along the 
entrance drive and placement of windows to take advantage of that view and of views across the 
lawn to the south and over the creek valley to the west. 
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Provided mitigation measures provided in this report are administered and the measures within 
the Tree Preservation Plan are sufficient, there will be no impacts to the Residence area. The two 
potential impacts are as follows:  

¶ The dwelling is being retained and there are no direct alterations proposed to its built form. 
The retained dwelling does have potential to be impacted by vibrations from construction 
given the proximity of development to the retained dwelling (~9.6 metres) and the 
composition of the retained dwelling foundation being of rubblestone. The rubblestone 
composition of the foundation reduces its tolerance for vibration as per industry standards 
(see Appendix J). This potential impact can be monitored and addressed by vibration 
monitoring, as provided in Section 8 of this report. 

¶ The adjacent tree plantings are also intended to be retained in the proposal. The Ginko 
Biloba is shown as injured (retained) in the Tree Preservation Plan; however, provided the 
mitigation measures in the Tree Preservation Plan are sufficient for the Ginko tree to survive, 
there will be no impact to this tree.   

6.4   Impact Analysis of the Proposed Development on the Arboretum of 

1042 Sixth Line  

As per the Conservation Plan (LHC), the Arboretum is composed of a collection of coniferous and 
deciduous trees in a relatively open and level area to the east of the Residence. The designating by-
law recognizes the placement of specimen deciduous and coniferous trees in an “arboretum” east 
of the open lawn (Oak, Beech, Birch, Maple). Although the By-law identifies the Beech and Birch tree 
as a part of the Arboretum, the Birch tree (retained) is part of the Residence area and the Beech tree 
(injured/retained) is part of the Entry as per the Conservation Plan areas.  

The development concept proposes to remove a portion of the Arboretum and establish a new 
arboretum (see Section 5.0). The trees in the southerly portion of the Arboretum that are located to 
the rear of the proposed townhouse block (Block F) are intended to be retained.  

The northeastern trees in the Arboretum, including a Sweet Cherry tree, two Red Oak trees, a 
Douglas Fir tree, and five Scots Pine trees are proposed to be removed. In regards to these trees, 
the following is recognized in the Tree Preservation Plan:  

¶ A Sweet Cherry tree is being retained east of the Arboretum on Site; 
¶ A Red Oak tree is being retained from within the Arboretum and elsewhere on site (east of 

arboretum); 
¶ The Douglas Fir tree is recognized to be of poor vigor and this species is being retained 

elsewhere on site (rear of dwelling); and 
¶ The Scots Pine trees are all dead in this area.  
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The Eastern White Cedar which frames the area to the north and east as well as the Norway Spruce 
trees and Black Cherry trees which frame the area to the west are proposed to be removed. With 
the exception of the Scots Pine species which is recognized to compose dead trees within the 
Arboretum and is recognized to be an invasive species (Land Owner Resource Centre), the species 
found within the Arboretum are found elsewhere on site and will be retained in the development. 
Although the composition, location, and size of the Arboretum is being altered in the proposal by 
the provision of a new arboretum, the function of having an arboretum is maintained on site.  

Recognizing that a new arboretum is being proposed, the species found in the existing Arboretum 
are found elsewhere on site (excluding Scots Pine), and the southern half of the existing Arboretum 
is being retained, the overall impact to the Arboretum is to be considered to be moderate.  

6.5  Impact Analysis of the Proposed Development on the Valley Lands of 

1042 Sixth Line  

The Conservation Plan identifies the Valley Lands as the area characterized by a steep slope that 
descends to the floodplain of the Sixteen Mile Creek. The designating by-law specifically recognizes 
the terrace area and the footpath from the Residence to this area.  

The development is entirely located outside of the Valley Lands area. There are no impacts 
anticipated to occur in this area.  

6.6   Impact Analysis on Views of Subject Property 

The Conservation Plan (LHC) identifies the following views pertaining to the subject property: 

¶ View 1: The laneway view from the gate posts. This is a linear, narrow vista extends along 
the tree-lined driveway from the gate posts, terminating at the residence.  

¶ View 2: The laneway view from the front entrance and windows of the residence. This linear 
view extends from the front entrance and windows of the residence along the tree-lined 
driveway, towards the stone gate posts and Sixth Line. 

¶ View 3: The arrival view. This is the view of the formal circle and residence from the point 
where the driveway opens to the formal circle and residence. Rows of spruce on either side 
of the driveway open to form a “Y”. 

¶ View 4: The valley view. This is the perforated view, through trees, over the Sixteen Mile Creek 
and valley. The sunroom windows along the south and west façade are positioned to take 
advantage of this viewscape. 

¶ View 5: The terrace view. This is the perforated view, through trees, from the stone patio at 
the rear of the residence out over the terrace and Sixteen Mile Creek valley. 
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The views towards the south (View 4 and 5) will not be impacted by the proposal given that no 
development is occurring on the south side of the dwelling. The assessment of potential impacts 
to Views 1, 2, and 3 are provided in the following sections of this report. 

6.6.1 View 1 (from gateposts) 

This view is from the vantage point at the street by the gateposts at the entry to the property. The 
view is narrow and framed by the Norway Spruce trees along the driveway. The terminus of the 
view is the house with the American Beech tree in front.  

 
Figure 34: Overlay of View 1 on the Landscape Plan (provided by Dunpar). 

 

 
Figure 35: Picture of existing view from gateposts facing dwelling (MHBC, 2022).  

 
There will be no significant impact to this view provided the three trees at the terminus of the 
laneway, the shrubs at the terminus of the laneway, and coniferous trees adjacent to the American 
Beech tree do not interfere with the visibility of the American Beech tree and dwelling (as visible 
under the American Beech tree and adjacent deciduous plantings).  

6.6.2 View 2 (from dwelling) 

American Beech Tree 

3 Trees 

Shrubs 

Coniferous Trees 
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This view is from the vantage point within the house down the lane toward the street. The view is 
framed by the Norway Spruce trees along the driveway.  There will be some change in the framing 
of the view in the foreground since the view will no longer be framed by Norway Spruce trees in 
the “Y” area of the Entry features; however, the proposed buildings and landscape features will 
continue to funnel the view from the dwelling down the laneway given that they angle towards 
the laneway.  

The placement of coniferous trees between Unit 52 and the American Beech tree, the placement 
of shrubs at the terminus of the laneway, and the placement of three trees at the terminus of the 
laneway have potential to interfere with the sightlines between the dwelling and the laneway 
(particularly those from the southeastern windows of the dwelling). Provided the view towards the 
gateposts from the front entrance and windows of the dwelling remains apparent, there will be no 
impact to this view.   

 
Figure 36: Overlay of View 2 on the Landscape Plan (provided by Dunpar). 

6.6.3 View 3 (arrival)  

This view is from the vantage point at the “Y” in the laneway with the terminus being the house 
and the American Beech tree in front. The proposed development would result in a moderate 
impact of alteration pertaining to the arrival view (View 3). The arrival view (View 3) will be changed 
by the removal of the Norway Spruce trees which frame the view, by the removal of the eastern 
portion of the formal circle which centers the dwelling, and by the inclusion of coniferous trees 
adjacent to Unit 52 which have the potential to intersect this view (limited permissibility). This view 
will be narrowed by the placement of landscape features at the terminus of the laneway (three 
trees intended to filter proposed townhouses from view), by the placement of landscape features 
adjacent to Unit 52 (five coniferous trees), and by the placement of Units 52 and 51 given that these 
units are within the existing Norway Spruce line that frames the current view (see Spruce trees in 
Tree Preservation Plan).  
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Figure 37: Excerpt of Tree Preservation Plan with current placement of View 3 shown with the 

red triangle between the lines of Norway Spruce trees (Kuntz Forestry Consulting Inc.). 

The aforementioned development occurring within this area will narrow this view and will remove 
the symmetrical layout of features within this view. The tree plantings have been located to filter 
the units of Block ‘F’ from the view. Nonetheless, this view will continue to open towards the 
dwelling as intended to provide a sense of a grand arrival with the dwelling being situated at the 
consummation of this view. 

 
Figure 38: Rendering of View 3 on the Landscape Plan (provided by Dunpar). 
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6.7   Impact Analysis of Proposed Development on Adjacent Lands 

The adjacent listed properties include 1058 and 1074 Sixth Line. As previously mentioned, the 
property of 1058 Sixth Line is listed for the rubble stone foundation pertaining to the original 
portion of the house and the property of 1074 Sixth Line is listed pertaining to the rubble stone 
garage. The below figure visually depicts the approximate distance between the proposed 
development and adjacent resources.  

 
Figure 39: Aerial with approximate distances between adjacent resources and the proposed 

development (Google Satellite).  

Given the proximity of the dwelling on 1058 Sixth Line there is a potential impact as a result of 
construction pertaining to vibration. As previously mentioned with regard to the dwelling on the 
subject property, the form of the building (rubble stone foundation) is susceptible damage as a 
result of vibration at a lower vibration threshold than concrete foundations (see Appendix J).  

There are no impacts anticipated for the garage located on 1074 Sixth Line given that the building 
is located more than 50 metres from the development area. There are no further impacts 
anticipated for adjacent resources and mitigation measures for the potential vibration are provided 
in Section 8 of this report.   

6.8  Summary of Impact Analysis  
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The impacts from the proposed development pertain to the removal of existing landscape features, 
the placement and form of proposed landscape features and buildings, the discontinuity of 
features, and potential impacts associated with vibration. There will be no impacts to the built 
cultural heritage resources on the subject property (dwelling and gateposts).  

6.9  Conformity with Heritage Policies of the Official Plan 

As provided for in Section 5.3.1 of the Town’s Official Plan, the proposed development involves the 
integration of cultural heritage resources into the proposal where appropriate. Section 5.5.1 of the 
Official Plan states the following: 

All options for on-site retention of buildings and structures of cultural heritage significance 
shall be exhausted before resorting to relocation. Relocation of built heritage resources shall 
only be considered through a Cultural Heritage Impact Assessment that addresses retention 
and relocation. 

As for built heritage resources, both the dwelling and rubble stone gateposts are being retained in 
their original locations.   

As per Section 3.3.3 and Section 3.3.5 respectively, the development has been reviewed in the 
context of the Cultural Heritage Landscape Strategy and the CHL Conservation Plan. Section 4.2 of 
the Strategy provides that development should be guided to ensure compatibility with and respect 
for CHLs. Further, Section 4.2.2 provides that opportunities should be sought to incorporate CHLs, 
in whole or in part, into new developments where possible. As per these concepts and with 
guidance from the CHL Conservation Plan, the proposal has involved the retention in-situ of several 
heritage attributes, including the dwelling, gateposts, and laneway lined with Spruce trees.  

This report serves to satisfy Section 5.3.8 of the Official Plan which states that the Town requires an 
HIA for proposals which may alter, remove, or demolish a cultural heritage resource and serves to 
provide mitigation measures where appropriate to reduce impacts to these resources.  
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7.0  Alternative Development 

Approaches 
7.1  Introduction  

The following have been identified as a range of development alternatives that may be considered 
as part of the heritage planning process. These options have been assessed in terms of impacts to 
cultural heritage resources.  

7.2  1042 Sixth Line (Subject Property) 

7.2.1  “Do nothing” 

The “Do Nothing” option would preclude the development of the designated property of 1042 
Sixth Line. The development area would be limited to the non-listed and non-designated 
properties on the site. The current plan would not be able to proceed with the development of the 
internal road, Block F, G, H, and part of Block E (approximately 15 units lost).  This option may not 
be feasible given practicality considerations, including the need for a fire route. Given that there are 
design mitigation measures being set-forth in the proposal and mitigation measures are provided 
in this report, this option is not recommended.  

7.2.2  Restrict the Extent of Site Development 

This alternative would involve limiting the developable area of the site to reduce impacts which 
cannot be mitigated. At a minimum, this alternative would preclude the inclusion of an internal 
roadway which intersects the Entry features, would preclude the three westerly units of Block F to 
allow the formal circle and opening of the Spruce trees into a “Y” to be retained and would preclude 
the rear laneway access to Blocks G and H to permit the westerly Spruce trees of the Entry “Y” 
opening to be retained. This alternative may pose challenges to the feasibility of implementing a 
functional plan (i.e. fire routes, block layouts, access to Blocks G and H, economy of scale); however, 
this option would generally be preferred as it provides for the retention of most attributes in-situ.   

7.2.3  Demolition  
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The demolition of all buildings and landscape features on the subject property to accommodate 
an increased development area would result in the greatest impact on heritage resources as all 
heritage attributes would be removed from the subject lands. This option is not recommended.  

7.3  Alternative Development Approaches Regarding Adjacent Lands 

The proposed development is not anticipated to result in significant impacts to the adjacent 
properties provided mitigation measures are implemented (i.e. vibration monitoring); therefore, no 
alternatives are proposed.  
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8.0  Mitigation and 

Conservation Recommendations 

The following recommendations are provided for the development of the site, recognizing the 
aforementioned identified impacts: 

¶ The final Landscape Plan should consider including a variety of species in the new 
arboretum, including similar species to those which are being removed from the existing 
Arboretum.2 The tree plantings proposed to be located at the terminus of the Entry should 
be of a similar variety to the Norway Spruce trees which currently line the laneway such that 
the proposed trees do not detract from the focus of views through this area (i.e. draw 
attention). Moreover, the design of the Landscape Plan should ensure that landscape 
elements do not obstruct identified views, as discussed in Section 6.6 of this report; 

¶ A Vibration Monitoring Plan should be implemented to ensure vibration thresholds are not 
exceeded regarding the dwelling on the subject property of 1042 Sixth Line and the 
dwelling on the adjacent property of 1058 Sixth Line; 

¶ A Temporary Protection Plan should be prepared for the proposed development to ensure 
retained features are protected during the construction; and 

¶ An Interpretation Plan should be prepared to provide public explanatory information 
regarding the history and evolution of the site. The form of interpretation can range from 
commemorative plaques to interpretive media (i.e. panels, sculpture, etc.).  

  

                                                        
2 It is recognized that a Sweet Cherry tree, two Red Oak trees, one Douglas Fir tree, and five Scotts Pine trees are being 
removed from the existing Arboretum.  
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9.0  Conclusions & 

Recommendations 

This HIA recognizes that the subject property of 1042 Sixth Line has cultural heritage value or 
interest as per the designating by-law (By-law 2020-047). The Statement of Cultural Heritage Value 
or Interest is included in Appendix B.  

The proposed development retains the Arts and Crafts dwelling, the rubblestone gateposts, and 
various landscape features on the subject property, including the physical features of the Entry 
laneway lined with Spruce trees. The development includes the construction of 57 townhouse 
units, removal of the Norway Spruce trees which form the opening of the “Y” of the Entry, the 
removal of the eastern portion of the formal circle, removal of the northeastern trees of the 
Arboretum, the construction of an internal road, and the implementation of a new arboretum area 
to the south of Block ‘B’.  

The assessment has identified the following impacts associated with the Entry, the Residence, the 
Arboretum, the views, and the adjacent listed properties: 

¶ The moderate overall impact to the Entry as a result of alteration;  
¶ The potential impacts to the Residence as a result of alteration and vibration; 
¶ The moderate overall impact to the Arboretum as a result of alteration;  
¶ The potential impact to Views 1 and 2 and the moderate impact to View 3 as a result 

alteration; and 
¶ The potential impact related to vibration in regards to the adjacent dwelling on 1058 Sixth 

Line.  

It is recommended in this report that the Landscape Plan consider a variety of species in the 
proposed arboretum (including those which are being removed from the Arboretum) and have 
consideration for impacts to views, that vibration monitoring be implemented for the adjacent and 
subject dwelling, that a Temporary Protection Plan be prepared to ensure protection of retained 
features during construction, and that an Interpretation Plan be prepared for commemorative and 
informative purposes on the Site.  
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APPENDIX A – Location Map  
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