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A. Introduction  
 

Robertson Martin Architects (The Consultant) was retained in September 2021 by Ten 2 Four Architecture (The 
Architect) to provide a Cultural Heritage Impact Statement (CHIS) for the proposed development at 29 North Sykes 
Street in the Municipality of Meaford, Ontario (The Site).   

The Downtown Meaford Heritage Conservation District – Plan and Guidelines, July 2014 defines the Council endorsed 
Heritage Conservation District (HCD) and outlines the municipal policies governing the alteration of classified 
heritage properties, whereby “It is the intent of the Council to guide and manage physical change and development 
within the district by: 

• Adopting the Downtown Meaford Heritage Conservation District Plan and Design Guidelines, 

• Making decisions about heritage permit applications for alterations, demolitions, and new construction 
under Part V of the Ontario Heritage Act according to the Downtown Meaford Heritage Conservation District 
Plan and Guidelines, 

• Initiating appropriate public works, improvements, and financial incentives to conserve and enhance the 
character of the Downtown Meaford Heritage Conservation District within the financial capabilities of the 
Municipality of Meaford, and 

• Complementing these actions by making appropriate amendments to Official Plan policies, the 
Municipality’s Zoning By-law and other relevant Municipal By-laws”.  

North Sykes Street, between Trowbridge Street and Collingwood Street, has the highest concentration of 
designated heritage buildings remaining within the HCD. The ornate brick facades display an Italianate influenced 
design, a distinguishing heritage characteristic feature of the heritage buildings along the main commercial 
streetscape.  

It is the intent of this report to provide the Municipality of Meaford with an assessment of the impact of the 
proposed re-development on the recognized cultural heritage fabric, as it pertains to the established principles 
put forth under the applicable municipal and provincial heritage conservation guidelines. 

 

  

Figure 1 – View to north down North Sykes Street / (Stedman’s) second from right – Google 2021 
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B. General Information 
 

The proposed development is located on a single lot at 29 North Sykes Street, close to the intersection of North 
Sykes Street and Trowbridge Street. The existing building is designated as a heritage property by the Municipality 
of Meaford under Part V of the Ontario Heritage Act (OHA) as it is located within the Downtown Heritage 
Conservation District as defined by the Downtown Meaford Heritage Conservation District Plan and Design Guidelines.  

The planned hotel re-development proposes an alteration of the three-storey brick-clad store front/apartment 
building and an addition stepping up to four-storeys over the existing single-story brick and steel-clad addition at 
the rear with a small portion to cantilever over approximately half of the exiting alley to the northern lot line 
(Figures 2 & 3). 

 

C. Current Conditions / Introduction to Development Site  
 

The commercial heritage buildings 
along North Sykes Street are 
typically brick-clad two to three 
story structures (Figure 1) 
accommodating mercantile 
occupancies on the ground level 
and apartments above. There are 
two parking areas (Lots 22 & 25) at 
the rear. 

Lot 29 (Figure 4 – highlited in blue) 
has an area of 551m² and is 
currently zoned as Downtown 
Commercial (C1) Zone which 
permits retail with dwelling units 
on the 2nd and 3rd levels. The 
proposed adaptive use is to 
redevelop the Site for use as a 
hotel.  

With regards to alterations of properties the Council recognizes that “Property owners may wish to add on to 
buildings and structures, alter buildings and landscapes, or otherwise change their property to accommodate required 
working or living space and new facilities, and Council may permit such work provided it is in conformity with the 
applicable guidelines contained in this District Plan.”. 

Figure 2 – As-found side (north) façade – Ten 2 Four 
Architecture / Rockside Campbell Design Inc. 

Figure 3 – Proposed side (north) façade – Ten 2 Four 
Architecture / Rockside Campbell Design Inc. 

Figure 4 - Zoning map of the property from architectural plans – Ten 2 Four Architecture 
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The original three-storey building was constructed in 1884 after the fire of 1883 with a single-storey addition at 
the rear thought to be constructed c. 1920. Other alterations include the removal of the original brickwork 
parapets that extended above the flat roof line and two more contemporary additions including a small single-
storey addition (Figure 7) at the rear of the c. 1920 addition and a small addition on the second level (Figure 8) at 
the rear of the original building.  

The classic tripartite street façade (Figure 5) is a very fine example of the Italianate style, incorporating ornate di-
chromatic brick work, pilasters, faux bay windows with rounded heads, which all contribute to a very interesting 
three-dimensional, sculptural quality compared to the much less dramatic side and rear facades which are cladded 
in flat, running-bond brick (Figure 6). 

According to town records the building has served a variety of mercantile occupancies over the years including a 
grocer, jeweler, barber, Stedman’s Departments store whose signage remains over the storefront, and what is 
assumed to once be residential apartments on the second and third levels as per the zoning permitted uses.  

 

 

 

 

Figure 6 – Side/front facade Figure 5 – Front (west) facade 

Figure 7 – Existing addition to rear of c. 1920 addition Figure 8 – Existing addition over c. 1920 addition 
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Conservation Goals 

North Sykes Street is the main commercial corridor 
within the heart of the Heritage Conservation District 
(Figure 9), “distinguished by the Sykes Street corridor, 
the Nelson Street link between the downtown and the 
waterfront, the Bay Shore, the Big Head River and the 
harbour”. 

As it pertains to heritage properties, streetscapes, 
land use and new development, the Downtown 
Meaford Heritage Conservation District – Plan and 
Guidelines, July 2014 outlines conservation goals 
including, but not limited to, the following key 
references which are applicable to the proposed re-
development: 

• To maintain the commercial, residential, public, 
and institutional character of the District. 

• To conserve the heritage attributes of individual 
properties and their contribution to the collective 
heritage attributes of the character of the 
District. 

• To avoid the loss or attrition of the Downtown 
Meaford Heritage Conservation District 
character by permitting only those changes that 
are undertaken in the least destructive manner 
and in a way that if such alterations were 
removed in the future the form and integrity of 
the heritage property would generally remain 
unimpaired. 

• To avoid or minimize any adverse direct or 
indirect effects of public undertakings on 
heritage properties and streetscapes. 

• To encourage the maintenance of commercial 
and appropriate mixed uses within the existing 
commercial streets of Sykes and Nelson Streets. 

• To support the adaptive re-use of heritage 
properties where those uses contribute to the 
active conservation of heritage properties and do 
not result in any adverse effects to distinctive or 
valued building heritage fabric. 

• To permit new construction of infill development 
where it is compatible with heritage properties 
and streetscapes within the Downtown Meaford 
Heritage Conservation District. 

 

  

Figure 9 - Heritage Conservation District boundary (black line) 

Figure 10 – Historical Meaford Harbour Town Plan 
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D. Background Research and Analysis 
 

Research and Methodology  

The methodology utilized in the preparation of this report includes review of and reference to the following:  

• Photographic documentation of the existing site – Ten 2 Four Architecture & Rockside Campbell Design Inc., 
August 23, 2021, 

• Schematic Architectural Plans, Ten 2 Four Architecture & Rockside Campbell Design Inc., August 23, 2021. 

• Revised West Elevation for Heritage Review, Ten 2 Four Architecture & Rockside Campbell Design Inc., 
November 19, 2021 

• Archival town information – Ten 2 Four Architecture & Rockside Campbell Design Inc., August 23, 2021, 

• Municipality of Meaford Official Plan – October 2nd, 2014, 

• Downtown Meaford Conservation District Study – Plans and Guidelines – MHBC, July 2014, 

• Ontario Heritage Act R.S.O. 1990, Chapter O.18, as amended 2021, C. 4, Sched. 6, s. 74, 

• Standards and Guidelines for the Conservation of Historic Places in Canada, 2010, Second Edition. 

 

Site Analysis and Evaluation 

The following excerpt from the Downtown Meaford Conservation District Study – Plans and Guidelines – MHBC, July 
2014, provides a description of the District’s heritage attributes: 

“Despite a number of fires between the 1880s and early 1900s, Sykes Street became the primary commercial core 
and main artery of the town. Although fires destroyed buildings, new structures were built to replace the damaged 
ones. In some cases, lots were left vacant for a number of years, but were generally filled by the early 20th century, 
resulting in the streetscape visible today. 

The visual coherence is highest along the Sykes Street commercial core, particularly the section described above 
containing primarily two to three storey red brick commercial blocks. Outside the main commercial district, the 
visual coherence of the area is less uniform but still relatively coherent. There is a wider variety of building types 
and styles, but these generally range from one to two and one-half storey detached residences with front gable, 
side gable or hip roof styles and brick or synthetic cladding. Buildings on one street may vary from a one and one-
half storey vernacular cottage to a stately two and one-half storey Queen Anne revival house, but the overall mix 
of building types and styles is common to most streets in the residential neighbourhoods and lends its own type of 
visual coherence that demonstrates the evolution of the town over time.”  

Figure 11 - Aerial view of downtown Meaford and harbour - Google 2021 
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E. Statement of Cultural Heritage Significance 
 

The building located at 29 North Sykes Street constructed in 1884 has been classified as a ‘Heritage’ building of 
the Italianate style, listed under Appendix A of the Downtown Meaford Conservation District Study – Plans and 
Guidelines – MHBC, July 2014.  Aside from the additions at the rear of the building, the existing three-story structure, 
particularly the street side façade, has retained a high degree of its architectural integrity and is one of forty-two 
properties fronting on North Sykes Street that MHBC Planning Urban Design & Landscape Architecture assessed to 
be part of the heritage fabric of the Municipality of Meaford. 

In the latter half of the 19th century Sykes Street which runs through the heart of the township became the main 
commercial corridor. Soon thereafter fires led to two decades of reconstruction which introduced a wide variety 
of architectural styles which include fine examples of Italianate, Vernacular, Gothic Revival, Beaux-Arts, Queen-Anne, 
and Edwardian Classicism. With the highest concentration of heritage properties, the two blocks of North Sykes 
Street between Trowbridge Street and Collingwood Street form the core of the Downtown Meaford Conservation 
District, greatly contributing to the cultural heritage value of the Municipality of Meaford. 

Upon review of the 29 North Sykes Street photo documentation provided there does not appear to be any interior 
elements with significant cultural heritage defining character except for the brick/stone foundation and structural 
walls with arched openings in the basement. 

 

F. Description of the Proposed Development  
 

It is proposed to adapt 29 North Sykes Street from the current retail with dwelling units on the 2nd and 3rd levels to 
a hotel including a café and restaurant on the ground floor.  

The original front (west) heritage façade exhibits a classic, balanced tripartite design with a unique central bay 
bookended by two matching side bays. Another defining characteristic is the ornate three-dimensionality, 
particularly of the side bays which incorporate two storeys of faux bay windows beneath crowning arches. There 
is a rhythm created by the vertical lines which define the faux bay windows and the pilasters, which is further 
reinforced by the repetition of round headed windows mimicking the crowning arches. Existing modifications to 
the heritage façade included the removal of the original brick parapet, retrofit of a relatively contemporary 
storefront, and replacement of the windows.  

The Consultant has not been able to locate archival 
photos showing the original storefront, but it is assumed 
that at least two of the three central pilasters which now 
terminate over the storefront may have extended down 
to the ground floor level in keeping with the pilasters at 
the either end of the façade. Of the three central pilasters 
it appears that the base of the one to the right may have 
been damaged when retrofitting the new storefront as it 
stops short of the storefront signage (Figure 13). 
However, it may have intentionally differed from the 
other two central pilaster as the face of the base is flat 
and does not step out and down as the base of the other 
pilasters do. 

Figure 13 – Existing pilaster bases over storefront signage 

Figure 12 – North Sykes Street streetscape between Trowbridge Street & Nelson Street / (Stedman’s) second from right 
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With the proposed re-development, the heritage character defining element of the original ornate heritage brick 
front façade will be completely preserved; the only proposed minor modifications being building out the base of 
the right-hand central pilaster over the signage to match the bases of the other two central bay pilasters to provide 
visual balance, and the replacement of the more contemporary Stedmans V&S Department Store storefront, 
awning, and signage which are not original to the building to suit the new adaptive reuse to include separate 
entrances to the hotel, café and restaurant.  

The Consultant collaborated with the architectural team in revising the initial ground floor storefront design 
expression to better align with the existing tripartite geometry of the heritage defining brick façade above (Figure 
14 & Annex B) and take massing and proportion cues from the heritage façade design composition. 

 

Other proposed modifications to the original brick structure include removal of a significant portion of the rear 
façade and second storey addition to integrate the proposed multi-level addition, incorporation of additional 
fenestration on the alley-side façade (Figures 2, 3 & 6) and new skylights on the flat roof (Figures 15 & 16).  

A modern addition (Figures 15 & 16) is proposed to be set back over the single-storey c. 1920 rear addition, 
extending up to four-storeys which will include additional fenestration as well as an exterior fourth floor amenity 
space, including a hot tub, two roof decks, and a pool. The addition will be subdivided into two separate structures 
linked by an enclosed three-storey, glazed walkway flanked by two open landscaped courtyards located off the 
second story over the roof of the c. 1920 addition. 

 

The interior renovation and addition currently propose to include sixteen single occupancy and four double 
occupancy guest rooms, a café and restaurant with separate streetside access, a small retail space with separate 
side alley access, and other amenities typical of a hotel including two private dining / event rooms, guest locker 
room, landscaped courtyards, sauna, hot tub, roof decks, swimming pool, and associated hotel services spaces. 

Figure 16 - Ten 2 Four model view from southeast showing rear 
of addition with amenity spaces & massing of existing adjacent 
buildings – Ten 2 Four Architecture / Rockside Campbell Design 

Inc 

Figure 15 - Model view from southwest showing addition 
setback from street & massing of existing adjacent buildings – 

Ten 2 Four Architecture / Rockside Campbell Design Inc 

Figure 14 - Front (west) façade – existing / Initial storefront redesign / revised storefront redesign 
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G.  Impact of Proposed Development 
 

The planned project is in line with the conservation principals and goals as set forth in Section 4.1 Alterations to 
Commercial Heritage Properties of the Downtown Meaford Conservation District Study – Plans and Guidelines – MHBC, 
July 2014.   

The ornate brick front façade, the heritage character defining attribute of the highest value will be conserved. Any 
cleaning of the existing dichromatic brick cladding shall ensure the method employed does not damage the brick 
surfaces. The condition should be assessed with repairs, such as the modification to the base of one of the central 
bay pilasters and repointing, undertaken by conservation professionals possessing experience with nineteenth 
century masonry methods and materials. 

It is typically preferred to maintain existing storefronts if they are of any historical value. However, the existing 
retrofitted storefront is a standard glazed metal framed contemporary storefront that does not appear to have any 
heritage value. The modern design of the proposed replacement storefront, reconfigured to suit the adapted use, 
has been thoughtfully designed to respect the geometry of the heritage façade above and will not affect the 
heritage fabric of the existing building. Subject to compliance with the Municipality’s Sign By-law, the storefront 
signage to replace the existing Stedmans signage is recommended to be installed in the same location using the 
same anchorage points. 

Original window openings will be maintained. Although the existing windows do not appear to be original and 
may be in good condition, care shall be taken to select compatible windows and to protect the existing exterior 
and interior window surrounds should replacement be considered as part of the scope of this project. The original 
flat, running-bond brick-clad alley-side (north) façade has no ornamentation and minimal heritage defining 
character compared to the ornate front façade. Structurally engineered lintels, compatible windows, methods, 
and materials shall be used when making the proposed fenestration openings. 

Regarding modifications to the existing flat roof, including installation of skylights and associated curbs, 
compatible methods and materials shall be used. These modifications will not be visible in the public realm. 

The proposed addition to include a fourth storey is set back at the rear of the original three-storey heritage 
building and will not require the removal of heritage defining building fabric. Although it is proposed to increase 
the building height to include a fourth storey, it is set back far enough that it should be inconspicuous to 
pedestrian and vehicular traffic along North Sykes Street. In addition, the stepped-back flat roof design sloping 
slightly up at the rear is reasonably unobtrusive to the streetscape and not entirely out of scale with the existing 
three-storey buildings on either side. Subject to approval by the municipality planning department, the increased 
height of the rear two thirds of the roof line should be acceptable provided applicable criteria are met as per the 
Municipality of Meaford Official Plan density bonusing provisions. 

This assessment attempts to identify any positive and negative impacts the proposed development may have on 
the heritage value of cultural heritage resources. Assessment is made by measuring the impact of the proposed 
works on the significance of heritage attributes. The recognized attribute of considerable heritage value is the 
Italianate ornate dichromatic brick front façade which needs to be conserved to maintain the cultural heritage 
value of the Downtown Meaford Heritage Conservation District. 

Extracted from the Downtown Meaford Conservation District Study – Plans and Guidelines – MHBC, July 2014, 
characteristic positive impacts of a development on cultural heritage resources typically include, but are not 
limited to:  

• To maintain and conserve the heritage character of Sykes Street, adjacent streets, the Bighead Riverscape, 
and the Georgian Bay shoreline / harbour area. 

• To protect and enhance heritage property in both the public and private realm including existing heritage 
commercial and residential buildings, institutional structures, road bridges, parks and open spaces, river 
corridors and associated trees and vegetation, and shoreline areas. 
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• To avoid the loss or removal of heritage buildings, structures and landscape fabric and encourage only 
those changes that are undertaken in a manner that if such alterations were removed in the future, the 
essential form and integrity of the heritage property, materials and fabric would remain unimpaired. 

• To encourage property owners to make continuing repairs and undertake maintenance of property in 
order to conserve the overall character and appearance of the District. 

• To support the continuing care, conservation, and maintenance of heritage properties wherever 
appropriate by providing guidance on sound conservation practice and encouraging applications to 
funding sources for eligible work. 

• To support existing uses and adaptive re-uses wherever feasible within the existing building stock. 

• To prevent the establishment of those land uses and associated built forms and features which would be 
out of keeping with or have detrimental effects upon the character of the District. 

• To avoid the demolition of existing heritage buildings or structures and their replacement with 
incompatible new development 

• To permit new development only when it respects or otherwise complements the prevailing character of 
the existing heritage buildings and landscapes within the District. 

• To encourage public realm improvements that respect the historical associations and attributes of the 
area as well as promote a pedestrian friendly environment that links Downtown Meaford to adjacent 
areas. 

• To promote an appropriate gateway feature, such as a landscaped open space, public art or other devices 
at the northern entrance to the district that respects the heritage character of this important entranceway 
into the district. 

• To examine funding sources and adopt appropriate funding programs within the Municipality of 
Meaford’s capability to provide ongoing support to District property owners. 

In this context, the most relevant General Standards for Preservation, Rehabilitation and Restoration listed in the 
Standards and Guidelines for the Conservation of Historic Places in Canada, 2010, Second Edition, are: 

Standard 1. – Conserve the heritage value of an historic place. Do not remove, replace, or substantially alter its 
intact or repairable character defining elements. Do not move a part of an historic place if its current location is 
a character-defining element. 

Standard 4. – Recognize each historic place as a physical record of its time, place, and use. Do not create a 
false sense of historical development by adding elements from other historic places or other properties, or by 
combining features of the same property that never coexisted. 

Standard 8. – Maintain character-defining elements on an ongoing basis. Repair character-defining elements 
by reinforcing their materials using recognized conservation methods. Replace in kind any extensively 
deteriorated or missing parts of character-defining elements, where there are surviving prototypes. 

Standard 10. – Repair rather than replace character-defining elements. Where character-defining elements 
are too severely deteriorated to repair, and where sufficient physical evidence exists, replace them with new 
elements that match the forms, materials and detailing of sound versions of the same elements. Where there is 
insufficient physical evidence, make the form, material and detailing of the new elements compatible with the 
character of the historic place. 

Standard 11. – Conserve the heritage value and character-defining elements when creating any new 
additions to an historic place or any related new construction. Make the new work physically and visually 
compatible with, subordinate to and distinguishable from the historic place. 

Standard 12. – Create any new additions or related new construction so that the essential form and integrity 
of an historic place will not be impaired if the new work is removed in the future. 
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The principal benefit of this proposal is the integration of the 29 North Sykes Street heritage property with a new 
contemporary development which preserves the ornate historic façade and allows continued contribution to the 
historical streetscape and the vitality of the changing municipality for generations to come. 

In general, the proposal is assessed as positive, with well-executed design decisions, including: 

• Continued function as a commercial establishment in the Downtown Meaford Conservation District, 

• Preserving the original structure of a recognized heritage building, 

• Preserving the continuity of the North Sykes Street streetscape by stepping back the four-storey addition 
to respect the massing of the three-storey original and adjacent structures, 

• The new addition will not impact views from or significantly shade adjacent properties,  

• The new addition uses contemporary materials which will distinguish the new addition from the heritage 
building, yet remaining compatible with the established colour palette of the Downtown Meaford 
Conservation District,  

• Providing guest accommodations and amenities, including a café and restaurant for the enjoyment of 
visitors and town residents, contributing economic value to the municipality. 

Aspects of the re-development that may have the potential to negatively impact the Downtown Meaford 
Conservation District, include: 

• The adaptive use of the second and third story of the original heritage building will result in a minor 
reduction of potential residential apartment housing stock in the Downtown Meaford Conservation 
District. 

• With regards to any modifications to the existing heritage building, such as the retrofit of the proposed 
replacement storefront/signage, new fenestration on the alley-side (north) façade, new skylights on the 
roof, and integration of the new addition to the rear of the structure, there is a risk of unnecessarily 
damaging elements of the heritage building if work is not carefully executed by trades who are familiar 
with heritage conservation techniques and materials.  

 

H. Alternatives and Mitigation Strategies 
 

A Cultural Heritage Impact Statement (CHIS) must also assess alternative development options and mitigation 
measures in order to avoid or limit the negative impact on the heritage value of identified cultural heritage 
resources. 

Methods to minimize or avoid a negative impact on a cultural heritage resource include, but are not limited to:  

• Alternative development approaches that result in compatible development and limit negative impacts, 

• Separating development from significant cultural heritage resources to protect their heritage attributes 
including, but not limited to, their settings and identified views and vistas, 

• Limiting height and density or locating higher/denser portion of a development in a manner that respects 
the existing individual cultural heritage resources or the heritage conservation district, and 

• Including reversible interventions to cultural heritage resources. 

Based on a professional assessment of the overall heritage context along North Sykes Street, the Consultant agrees 
with the proposal to integrate a set back addition with a modest increase in building height to four storeys as the 
addition will not adversely impact the cultural heritage character of the Downtown Meaford Conservation District.  

Recommendation: Heritage Conservation Professionals 

It is recommended to engage a heritage conservation architect, structural engineer, and trades versed in the 
methods and materials associated with turn of the 19th century architecture to advise on the best conservation 
practices to minimize impacts to the existing structure with regards to the proposed modifications to retrofit the 
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replacement storefront/signage, new fenestration on the alley-side (north) façade, new skylights on the roof, 
integration of the new addition to the rear with the existing heritage structure, and if it is determined to be in the 
scope of work, for the replacement of any windows in the front façade. 

 

I. Conclusion 
 

The overall conclusion of this Cultural Heritage Impact Statement (CHIS) is based on measuring the impacts of the 
proposal on the Downtown Meaford Conservation District as defined in the Downtown Meaford Conservation District 
Study – Plans and Guidelines – MHBC, July 2014, as well as from an analysis of the schematic plans and revised west 
elevation drawings (Annex A & B), and the limited historical information available. 

The proposed schematic design (Annex A) with the revised west elevation (Annex B) is assessed as being 
compatible with the Downtown Meaford Conservation District and the immediate context of the site.  However, it 
is understood that a municipal review and approval will be required under Part E – Plan Implementation and 
Administration of the Municipality of Meaford Official Plan with regards to the proposed building height and 
adaptive use as the current C1 Zone appears to currently permit retail with dwelling units on the 2nd and 3rd levels.  

The proposal conforms with the requirements of the Standards and Guidelines for the Conservation of Historic Places 
in Canada, 2010, Second Edition, as well as the Downtown Meaford Conservation District conservation principles and 
goals outlined in the Downtown Meaford Conservation District Study – Plans and Guidelines – MHBC, July 2014, The 
original heritage building to be retained and rehabilitated, has been treated in such a way that it will continue to 
contribute positively to the heritage character of the Downtown Meaford Conservation District. 

Through strategic application of massing, form, and relation of the proposed addition with the heritage building 
to remain, the architectural team has achieved a well-balanced design.   

With the revised storefront design successfully integrating with the tri-partite design of the façade above and the 
addition set back, and distinguishable from the historic architecture, yet reasonably inconspicuous from the street, 
the proposed re-development maintains the rhythm of North Sykes Street and is visually compatible within the 
context of the Downtown Meaford Conservation District.  

The Consultant appreciates the design progression to this stage which has been assessed to be aligned with 
municipal conservation objectives.  

 

Please do not hesitate to contact the undersigned should you have any questions or wish to discuss any aspect of 
this assessment. 

 

 

 

 

 

Robert Martin OAA, MRAIC, CAHP, LEED AP 
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