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SECTION 1 - INTRODUCTION 

On behalf of the Brotto Investment Inc., Zelinka Priamo Ltd. has prepared a Heritage Impact 
Statement in support of the proposed development at 183 Main Street East, Town of Kingsville 
Ontario.   

A Heritage Impact Statement is required as the subject lands are adjacent to 171 Main Street East 
(Bon Jasperson Property), a property designated under Part IV of the Ontario Heritage Act.  

SECTION 2 – SITE DETAILS 

2.1 The Subject Lands  

The lands are located along the south side of Main Street E., between Spruce Street South to the 
west and Wigle Avenue in the east in the Town of Kingsville. The lands are known legally as PT LT 2 
CON 1 EASTERN DIVISION GOSFIELD (KINGSVILLE) AS IN R1027697; KINGSVILLE (subject lands). The 
lands are irregularly shaped, have an area of 0.4269 HA and a frontage along Main Street East of 
42.4 m.  

The subject lands are currently occupied by a vacant single detached residential dwelling (Figure 
1). The lands have a single driveway access to Main Street East, and contain ancillary garages 
and workshops at the rear of the property. Large trees exist along the boundaries of the site and 
there is a municipal sidewalk along Main Street East.  

 

Based on the information provided by the Town, the subject lands are a non-designated property 
listed on the Town of Kingsville Municipal Heritage Inventory (Register of Cultural Heritage 
Properties).  The single detached dwelling is a Georgian Revival style and was built c. 1924.  As per 
the Register, some of the architectural features include hip on gable roof, flat arches, smooth-
faced sills, uncut field stone foundation, belt course, gable dormer, interior chimney, un-
pedimented door surround with side lights.   
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Non-designated listed properties should not be given the same treatment as designated 
properties under Section 29 of the Ontario Heritage Act.  Listed properties are only potential 
candidates for protection.   

2.2 Neighbourhood 

The subject lands are bounded by Kingsville District High School to the north, open fields to the 
east and south.  In terms of the surrounding area, the lands are located approximately 680 m east 
of the main Kingsville intersection of Main Street and Division Street and approximately 375 m from 
the eastern boundary of the Kingsville Commercial Core at Spruce Street. Two large 
developments have recently been approved across the street from the subject lands at 200 & 141 
Main Street E., consisting of medium and high-density residential apartments and medical office 
uses.   

Beyond Main Street East, the lands are surrounding by low density residential neighbourhoods to 
the north, south and east which include schools, parks and institutional uses. Highway Commercial 
uses are located further east of the subject lands. 

2.2 Bon Jasperson Property 

The subject lands are adjacent to 171 Main Street East, a property designated under Part IV of the 
Ontario Heritage Act.  The Bon Jasperson House is a 2 1/2 -storey c. 1903 brick dwelling in the late 
Victorian style. 

The property is associated with Bonzano Jasperson, one of Kingsville’s leading citizens.   

Description of Heritage Attributes: 

 Tile bricks from Kingsville’s Broadwell Brick & Tile Yard; 
 A raised cut-fieldstone foundation; 
 Formal staircase of stained solid oak from local groves, with paneled sides, crafted mill 

work and detailing, five box newel posts and a bullnose tread; 
 Two solid oak pocket doors opposite the staircase which are stained and finished to 

match; 
 Carved mantle and grate for foyer fireplace; 
 Solid oak six-panel doors (six beveled horizontal panels); 
 Solid oak ball and crown headers on windows and doors; 
 Oak front door with large windowpane and transom; 
 Bevelled, poured glass and stained-glass windows, including: 

o Large northwest first floor window and semi-elliptical fanlight with beveled glass 
o First floor northeast tripartite window with a wide sash at its centre (12 lites) and 

narrower sashes on each side (12 smaller lites); 
o Six first floor double-hung windows – one facing east and five in east sunroom 

addition; 
o Upstairs bedroom – two large windows and semi-elliptical fanlights with stained 

glass; 
 10” decorative oak baseboards; 
 Cold air returns and heating grates from early heating system; 
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 Hardwood floors throughout the house, except for the master bedroom floor; 
 Built-in kitchen oak cabinet, excepting glass; 
 Built-in bookcases and mantle surrounding living room fireplace (added in the early 1900s); 
 Built-in linen cupboards in second floor hallway; and,  
 Original door knobs. 

Refer to Appendix 1 for the full designating By-law. 

2.3 The Proposed Development 

Brotto Investments Inc. has applied for a Zoning By-law Amendment to change the zoning on 
subject lands from a Residential Zone 1 Urban (R1.1) Zone to Residential Zone 4 Urban (R4.1) 
Exception Zone. The Amendment would permit development of a 6 storey 28-unit condominium 
apartment building at the rear of the property together with 5 townhouses fronting onto Main 
Street E., as depicted in the Concept Plan dated September 6, 2019 prepared by Baird AE. Access 
will be provided via a private driveway on the eastern side of the site opposite the adjacent 
dwelling at 171 Main Street E., which loops to the rear of the townhouses and to the surface level 
and indoor ground level apartment parking at the rear of the property.  

The townhouse units would be accessed from the rear, with courtyards fronting onto Main Street 
East.  The loading area for the apartment building is on the west side of the site. Landscaped open 
space is proposed at the north, west and south end of the apartment building. The Concept Site 
Plan allows for the possibility (if available) of a mutual access/driveway with the future lands to be 
developed to the east.  In such a case, the driveway at 183 Main St. E. would be closed off with a 
future 6th townhouse unit to be constructed in its place. 

Landscaped open space is proposed at the north, west and south end of the apartment building.   

Refer to Appendix 2 for Concept Site Plan and Elevations. 

SECTION 3 – POLICY REVIEW 

3.1 Provincial Policy Statement 2014 (PPS) 

The Provincial Policy Statement (PPS), issued under the authority of Section 3 of the Planning Act 
“provides policy direction on matters of provincial interest related to land use planning” in order 
to ensure efficient, cost-efficient development and the protection of resources. All planning 
applications are required to be consistent with these policies. 

“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.” Section 2.6.3 

6.0 PPS Definitions: 

Adjacent lands (d) means those lands contiguous to a protected heritage property or as 
otherwise defined in the municipal official plan. 
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Built heritage resources: means a building, structure, monument, installation or any 
manufactured remnant that contributes to a property’s cultural heritage value or interest 
as identified by a community, including an Aboriginal community.  Built heritage resources 
are generally located on property that has been designated under Parts IV or V of the 
Ontario Heritage Act, or included on local, provincial and/or federal registers. 

Conserved: means the identification, protection, management and use of building 
heritage resources, cultural heritage landscapes and archaeological resources in a 
manner that ensures their cultural heritage value or interest is retained under the Ontario 
Heritage Act.  This may be achieved by the implementation of recommendations set out 
in a conservation plan, archaeological assessment, and/or heritage impact assessment.  
Mitigative measures and/or alternative development approaches can be included in 
these plans and assessments. 

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

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

Significant (e) in regard to cultural heritage and archaeology, resources that have been 
determined to have cultural heritage value or interest for the important contribution they 
make to our understanding of the history of a place, an event, or a people. 

3.3 Town of Kingsville Official Plan 

Section 4.1.1 of the Town of Kingsville Official Plan provides policies regarding the cultural heritage 
value of properties in Kingsville. The subject lands are adjacent to a protected heritage property 
and must have regard for the following policies in the Official Plan: 

Section 4.1.1 – Cultural and Built Heritage Resources 

“Development and site alteration may be permitted on adjacent lands to protected 
heritage property where the proposed development and site alteration has been assessed 
and evaluated and it has been demonstrated that the heritage attributes of the protected 
heritage property will be conserved.   Mitigating measures and/or alternative 
development approached may be required in order to conserve the heritage attributes 
of the protected heritage property affected by the adjacent development or site 
alteration.” 
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3.4 Ontario Heritage Tool Kit 

The Ontario Ministry of Tourism, Culture and Sport developed the Ontario Heritage Tool Kit as a 
guide to help understand the heritage conservation process in Ontario.   

The tool kit provides guidelines for the preparation of heritage studies, such as Heritage Impact 
Statements and provides a list of possible negative impacts on a cultural heritage resource.    These 
include, but are not limited to, the following impacts: 
 

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

appearance; 
3. Shadows created that alter the appearance of a heritage attribute or change the viability 

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

relationship; 
5. Direct or indirect obstruction of significant views or vistas within, from, or of built and natural 

features; 
6. A change in land use where the change in use negates the property’s cultural heritage 

value; and 
7. Land disturbances, such as change in grade that alters soils and drainage patterns that 

adversely affect cultural heritage resources. 

SECTION 5 – ANALYSIS AND MITIGATION 

5.1 Provincial Policy Statement 2014 (PPS)  

The proposed development is consistent with the policies of the 2014 Provincial Policy Statement.   

The subject lands are listed on the municipal register as having cultural heritage value or interest, 
however, have not been designated under the Ontario Heritage Act.   

The heritage attributes of the adjacent 
property designated under Part IV of the 
Ontario Act will be conserved. 

All but two of the heritage attributes that 
embody the heritage value of the Bon 
Jasperson House are interior features.  Any 
potential impacts to the adjacent property 
would be to the exterior heritage attributes.  
Both properties are large (approx. 1 acre each) 
which allows a large setback of approximately 
60 feet (18 m) between the proposed buildings 
and the Bon Jasperson House.  This setback 
helps eliminate any potential impacts to the 
exterior tile bricks (from Kingsville’s Broadwell 
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Brick & Tile Yard) and the raised cut-fieldstone foundation. 

In addition, the existing vegetation on the Bon Jasperson property will continue to screen the 
house from the adjacent property (Figure 2). 

5.3 Town of Kingsville Official Plan 

The heritage attributes of the adjacent protected heritage property will be conserved.   The 
proposed development does not have direct interaction with the heritage attributes of the Bon 
Jasperson house.   

5.4 Ontario Heritage Tool Kit 

An impact assessment as outlined in the Ontario Heritage tool Kit, Info sheet #5 Heritage Impact 
Assessments and Conservation Plans (2006) is provided as follows: 

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

o All but two of the heritage attributes that embody the heritage value of the Bon 
Jasperson House are interior features and will not be impacted by the proposed 
development. 

o The proposed setback and existing landscaping eliminate any potential 
destruction to the exterior tile bricks (from Kingsville’s Broadwell Brick & Tile Yard) 
and to the raised cut-fieldstone foundation. 

o The visual impact of the parking areas can be further reduced through additional 
landscaping. 

o The subject lands are not designated under the Ontario Heritage Act and any 
features of the property would only be considered potential heritage attributes at 
this time.   
 

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

o The proposed development will not have a negative impact with the historic fabric 
and appearance of the adjacent property. 

o The designating By-law for the Bon Jasperson Property mainly focuses on interior 
attributes and does not identify the landscape features of the property and the 
architectural features of the exterior of the house.   
 

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

o The municipality did not require a Shadow Study to be completed; however, we 
anticipate the existing mature vegetation will mitigate any shadows. 
 

 Isolation of a heritage attribute from its surrounding environment, context or a significant 
relationship: 
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o The proposed development does not isolate the heritage attributes of the 

adjacent property to its surrounding environment.  The proposed development 
does not have direct interaction with the heritage attributes of the Bon Jasperson 
house.     

o The proposed townhouses are separated from the Bon Jasperson house by 
approximately 60 feet (18 metres), and have similar setbacks to the structures 
along the Main Street Corridor.     

o The proposed apartment building is located at the rear of the subject lands and is 
setback even further than the proposed townhouses. 
 

o The current visual relationship between the subject lands and the Bon Jasperson 
Property will not change.  The existing vegetation will be maintained allowing the 
existing condition0 to remain intact.   
 

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

o No significant views or vistas were identified in the designating By-law for the Bon 
Jasperson Property.  However, the existing vegetation on the Bon Jasperson 
property will continue to screen the view to and from the adjacent property. 
 

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

o The subject lands will be continuing as a residential use. 
 

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

o If required, measures will be made to avoid any adverse impacts to the adjacent 
property at the building permit stage of the project.  

SECTION 6 – CONCLUSION 

It is our opinion the proposed development will conserve the significant built heritage resources of 
the adjacent Bon Jasperson Property.   

The designating By-law for the Bon Jasperson property mainly focuses on interior attributes which 
will not have direct interaction with the proposed development.    Any potential impacts to the 
exterior heritage attributes, tile bricks (from Kingsville’s Broadwell Brick & Tile Yard) and the raised 
cut-fieldstone foundation, will be mitigated.  The setback between the proposed buildings and 
the existing adjacent structure (approximate 60 feet) eliminates any potential impacts to the 
exterior attributes of the Bon Jasperson property.  Furthermore, the existing landscaping will 
continue to screen the view, to and from, the proposed development and the Bon Jasperson 
property.   
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HEATHER GARRETT, Dipl. Urban Design, B.A., CPT 
 

PROFESSIONAL ASSOCIATIONS 
 

Member, Canadian Association of Certified Planning Technicians (CACPT) 
 
EDUCATION 
 
Bachelor of Arts, Urban Planning, University of Windsor, 2000; 
Diploma Urban Design, Fanshawe College of Applied Arts and Technology, 1998. 
 

PROFESSIONAL EXPERIENCE 
 
September 2003 to Present: - Zelinka Priamo Ltd.  London, Ontario – Senior/Heritage Planner  
May 2000 to September 2003 - Prince and Associates Ltd., Kingsville, Ontario – Assistant Planner 
 
SELECT PROJECT EXPERIENCE 
 
Municipal Planning 
 
Consulting Planner for the Township of Pelee  

 reporting to the office of the Chief Administrative Officer (CAO) with duties including: responding to 
inquiries from the public; providing advice and opinion on a range of planning topics to the CAO’s Office; 
providing pre-consultation opinion on planning applications; preparing planning reports with 
recommendations on applications predominantly for consents, for amendments to the Zoning By-law, for 
applications to the Committee of Adjustment and for site plans; preparing By-laws; attending Council 
meetings and make presentations as required. 

 
Preparation of new Official Plan and new Zoning By-law for the Township of Pelee  

 preparation of documentation in support of the Official Plan and the Zoning By-law; attend public 
consultation meetings and respond to questions from Council, staff and the public; negotiate with the 
Ministry of Municipal Affairs and Housing and other Ministries in preparing modifications to the Official 
Plan and concurrent amendments to the Zoning By-law. 

 
Community Master Plans & Urban Design Guidelines 
 
Town of Amherstburg Urban Design Guidelines 
 
Land Use Planner for Commercial Development 
 
Loblaw Properties Limited Seasonal Garden Centre program for Ontario – Obtain municipal approvals for 
approximately 300 sites across Ontario; 
Cara Operations Limited – Due Diligence Reports for various properties across British Columbia, Alberta, and 
Ontario. 
 
Development Planning 
 
Provide consulting services and prepare planning applications for private sector clients for: 

 Official Plan Amendments 
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 Zoning By-Law Amendments 
 Minor Variance 
 Site Plan Approval 
 Land Use Planning Analyses 

 
Appeals to the Ontario Municipal Board (OMB) 
 
Expert Witness – Minor Variance Application, 297 Eramosa Road, City of Guelph 
Expert Witness – Conditions of Minor Variance Application, 487 Queens Street South, Town of Caledon 
 
Appeals to the Ontario Municipal Board – Heritage (OMB) 
 
Researcher – Non-designated property on Registry – 265 St. David Street, Town of Stratford; 
Researcher – Heritage Conservation District – City of Windsor. 
 
Appeal(s) to Ontario Superior Court of Justice 
 
Preparation of Affidavit to Ontario Superior Court of Justice – 769 Borden Avenue, City of Peterborough 
 
Heritage Impact Statements (HIS) 
 
Heritage Impact Statement – Redevelopment Part IV Property  

 13305 Coleraine Drive, Town of Caledon; 
 1040 Waterloo Street (St. Peter’s Seminary), City of London; 
 1656 Hyde Park Road, City of London. 

 
Heritage Impact Statement – Removal of a Heritage Attribute - Part IV Property  

 2722 County Road 42 (Saint Joachim Church) Town of Lakeshore. 
 
Heritage Impact Statement – Redevelopment Part V Property  

 764/754 Waterloo Street, City of London; 
 195 Dundas Street, City of London. 

 
Heritage Impact Statement – Adjacent to Part IV Property  

 809 Dundas Street, City of London. 
 
Heritage Impact Statement – Adjacent to Heritage Conservation District; 

 515 Richmond Street, City of London. 
 
Heritage Impact Statement – Non-designated property on Local Register and/or adjacent to non-designated 
properties on Local Register  

 651 Talbot Street, City of London; 
 83 Sandwich Street, Town of Amherstburg; 
 653 Talbot Street, City of London; 
 147 Wellington Street, City of London; 
 100 Kellogg Lane, City of London; 
 3270 Colonel Talbot Road, City of London; 
 1018 Gainsborough Road, City of London. 

 
Heritage Impact Statement – Alteration to non-designated property on Local Register  

 493 Springbank Drive (Woodland Cemetery), City of London; 
 1635 & 1629 Bradley Avenue, City of London; 
 1076 Gainsborough Road, City of London; 
 462-472 Springbank Drive, City of London; 
 124 St. James Street, City of London. 
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Cultural Heritage Evaluation Report (CHERs) 
 

 875 St. David Street, Fergus. 
 
Due Diligence Reports - Heritage 
 
Due Diligence Report – Redevelopment Opportunities – Part IV Property: 

 1180 Western Road, City of London; 
 83 Rolph Street, Town of Tillsonburg; 
 497 Richmond Street West, City of Toronto; 
 Boblo Island, Town of Amherstburg. 

 
Due Diligence Report - Redevelopment Opportunities – Part V Property, 723 Lorne Avenue, City of London: 

 272 Queen Street West, City of Toronto. 
 
Due Diligence Report - Redevelopment Opportunities – Non-designated property on Local Register: 

 20 Balaclava Street, City of St. Thomas; 
 43 Myrtle Street, City of St. Thomas; 
 4402 Colonel Talbot Road, City of London; 
 255 Delacourt Road, City of London. 

 
Other Heritage Consulting Services 
 
Supervised the review of heritage status of LCBO properties and adjacent properties – LCBO, Ontario. 
 
Monitor the Transit Project Assessment Process (London Bus Rapid Transit) for impact on cultural heritage 
resources – Various Clients. 
 
Advisor – Development of former London Psychiatric Hospital Lands, City of London. 
 
Advisor – Redevelopment of Part V Property - 556 Wellington Street, City of London. 
 
PROFESSIONAL DEVELOPMENT 

 
Workshop, Walking Tour Stratford Heritage Conservation District, Ontario Professional Planners Institute (OPPI), 
October 2016; 
 
Lecture, International Archeology Day, City of London, Archaeology Master Plan presentation, October, 2016; 
 
Workshop, Walking Tour Downtown Detroit, Michigan, Ontario Professional Planners Institute (OPPI), November 
2014; 
 
Workshop, Heritage Conservation District, Old East Industrial Area, City of London, October, 2014; 
 
Workshop, Heritage Conservation, Archaeology and Land Use Planning, Ministry of Tourism, Culture and Sport, 
November 2012; 
 
Workshop, Provincial Policy Review, Ministry of Municipal Affairs and Housing, October 2012; 
Certificate, Heritage Conservation District Workshop, The Heritage Resources Centre, University of Waterloo, 
March 2012; 
 
Urban Design Charrette, Woodstock’s Hospital Site, Ontario Professional Planners Institute, Woodstock, 
September 2009;  
 
Conference, Preserving Our Past, Canadian Association of Certified Planning Technicians, October 2009; 
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Course Work, Statement of Significant Heritage Writing Workshop, Province of Ontario, 2007; 
 
Course Work, Past Perfect: The Standards and Guidelines for the Conservation of Historic Places in Canada, 
Parks Canada, 2006; 
 
Certificate, Heritage Planning, Urban and Regional Planning, University of Waterloo, January – April 2002. 
 
COMMITTEES AND VOLUNTEER WORK 
 
London Area Planning Consultants (LAPC) - Member - January 2011 to Present; 
 
London Advisory Committee on Heritage (LACH) - Committee Member - October 2012 to May 2019. 

 Vice Chair – December 2015 – December 2016,   
 Education sub-committee – Past Chair,  
 Planning and Policy sub-committee – Past Chair, 
 Archaeology sub-committee – Past member. 

 
Archaeology Master Plan Steering Committee, City of London - Committee Member - 2016 and 2017; 
 
Municipality of Chatham-Kent Municipal Heritage Committee - Committee Member – 2005 to 2007; 
 
Amherstburg Architectural Conservation Advisory Committee - Committee Member - 2000 to 2003; 

 
Amherstburg Revitalization Committee (A.R.C.), Amherstburg Chamber of Commerce - Member - 2000 to 2003; 

 
Mayor’s Task Force, Redevelopment of Olde East London, Ontario - Member – 1999; 
 
The Park House Museum, Amherstburg Ontario - Assistant to the Curator/Volunteer - 1994 to 2005. 
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