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INTRODUCTION 

This Heritage Impact Assessment (HIA) Addendum has been prepared by heritage consultant Megan 
Hobson on behalf of Hughson Business Space Corporation to assess impacts of a revised development 
proposal for 18-30 King Street East prepared by David Premi Architects. The purpose of this HIA 
Addendum is to ensure that heritage attributes identified in the Designation By-law are conserved and 
that the conservation approach is consistent with the Standards and Guidelines for the Conservation of 
Historic Places in Canada.  

The proposal includes a conservation strategy for preserving three architecturally significant stone 
façades at 18-22 King Street East (Kerr Buildings) and 28 King Street East (Glassco Building) and 
replicating one severely deteriorated and heavily modified brick façade at 24 King Street East (Skinner 
Building). The conservation strategy is based on a detailed condition assessment and recommendations 
provided by heritage engineer Jonathan Dee of John G. Cook & Associates, heritage masonry 
contractor Jeff Feswick of Historia Restoration and construction manager Henry Schultuis of Shultuis 
Construction. A summary of the engineer’s findings and recommendations are included as an Appendix 
to this report. 

The revised architectural drawings show how the heritage façades will be seamlessly integrated into the 
proposed 6-storey building. Design measures have been successfully employed so that all new work is 
visually compatible with the heritage façades. The proposal provides an opportunity to rehabilitate three 
architecturally significant facades and to maintain an important historic streetwall that defines the south 
side of the Gore Park Cultural Landscape. Architectural drawings by David Premi Architects are included 
as an Appendix of this report. 

DEVELOPMENT APPLICATION HISTORY 

In December 2012, a demolition permit was issued for 18-30 King Street East and the building at 30 
King Street East was demolished under that permit. Due to community interest in the heritage value of 
the remaining buildings, demolition was halted so that an alternative development proposal could be 
developed. Discussions included offers of financial assistance from the City of Hamilton under Hamilton 
Heritage Property Improvement Grant Program and the GORE Building Improvement Grant Program, if 
the properties were not demolished and/or Designated under Part IV of the Ontario Heritage Act. In 
2013, the buildings were Designated under Part IV of the Ontario Heritage Act. 

A revised development proposal was given Conditional Site Plan approval on November 27, 2017 with 
an addendum containing further conditions being added on August 2, 2018. A Cultural Heritage Impact 
Assessment and Conservation Plan prepared by Goldsmith Borgal Architects was submitted and 
heritage permits were issued based on recommendations in those reports. 

The following Heritage Permits have been issued and reflect the evolution of the proposal in response to 
heritage interests: 

• HP 2016-027
o for façade retention and penthouse addition to 18-22 King Street East

• HP 2016-028
o for demolition of the buildings at 24 & 28 King Street East
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• HP 2018-035
o for retention and restoration of the front portion of 24 & 28 King Street East and a 5th

storey addition 
• HP 2020-002

o for renewal of previously approved HP2016-027 for 18-22 King Street East

In 2019, the building permits and heritage grant offer were extended to allow the applicant more time to 
complete the requirements of the Conditional Site Plan Approval, with an understanding that all the 
facades will be conserved and integrated into the proposed development. Since that time, further 
investigation of the condition of the masonry of 24 King Street East (Skinner Building) has determined 
that the brick has deteriorated to such an extent that retention of this façade is not feasible. The current 
proposal provides a strategy for meeting the intent of the earlier agreement through replication of this 
façade with new brick. This approach is appropriate because the original work and materials can be 
easily replicated and because it is already understood that this façade does not have architectural value. 
The ornate cornice that is the only original decorative feature remaining on this façade has architectural 
value but is in poor condition. This original feature will be repaired and will be reinstated on the 
replicated façade. 

KING E PHOTO HERITAGE 
VALUES 

2016  
CHIA  
(GBCA) 

2018 
REVISED 
CHIA (GBCA) 

2021 
HIA 
ADDENDUM 
(HOBSON) 

18-22
KERR
BULDINGS

Historical 
Architectural 
Contextual 

Façade 
retention 
in situ  

Façade 
retention 
in situ 

Façade 
retention  
in situ 

24 
SKINNER 
BUILDING  

Historical 
Contextual 

Demolition Façade 
retention 
in situ  

Façade 
replication 

28 
GLASSCO 
BUILDING  

Historical 
Architectural 
Contextual 

Demolition Façade 
retention 
in situ  

Façade 
retention 
dismantling & 
rebuilding 

TABLE 1.0 – evolution of the conservation strategy  
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HERITAGE RECOGNITION 

In December of 2013, the City of Hamilton passed Designation By-law 18-321 to designate lands 
located at 18-22 and 24-28 King Street East (Gore Buildings). The Reasons for Designation are included 
in the Appendix of this report 

The Pre-Confederation stone façade at 18-22 King Street East attributed to William Thomas and the 
stone façade at 28 King Street East by an unknown architect have historical, contextual and architectural 
value. The brick façade at 24 King Street East has historical and contextual value but is not Designated 
for its architectural value, because it has been heavily altered.  

The following heritage attributes are identified in the Designation By-law: 

18-22 King Street East (Kerr Buildings)
• All stone blocks, coursing, quoins and voussoirs on the second and third levels of the front

façades; 
• All window surrounds, sills and hood mouldings on the second and third levels of the front

façades; 
• The stone cornices and parapet walls of both buildings;
• All surviving original stone materials and features remaining under the existing storefront

cladding and signage on the ground level; and, 
• The gable roof and dormers of 18-20 King Street East.

24 King Street East (Skinner Building) 
• The brick façade of the third and fourth levels of the front façade;
• The window openings and stone sills on the third and fourth levels of the front façade;
• The cornice and stone end brackets;
• All surviving original brick and stone materials and features remaining under the existing

storefront cladding and signage on the ground and second levels; and, 
• The parapet walls

28 King Street East (Glassco Building) 
• All stone masonry walls and pilasters on the second, third and fourth levels of the

front façade; 
• All window openings and sills on the second, third and fourth levels of the front façade;
• The original two-over-two wood window sashes and frames in the third and fourth level window

openings; 
• The wood framed picture windows and leaded transoms in the second level window openings;
• The projecting stone horizontal mouldings between the second and third levels and the third

and fourth levels; 
• The cornice and parapet walls;
• A stone pilaster at the northeast corner of the ground level; and,
• All surviving original stone materials and features remaining under the existing storefront

cladding and signage on the ground level. 
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REVISED DEVELOPMENT PROPOSAL 

The revised development proposal consists of a 6-storey office building with retail on the ground floor 
and one level of below-grade parking. The new building will be timber frame construction and will have 
an internal courtyard. Access to the underground parking garage will be located on the alleyway behind 
the building. The lot where 30 King Street East formerly stood, will remain open as publicly accessible 
amenity space.  

The architecturally significant stone facades of 18-22 King Street East (Kerr Buildings) and 28 King Street 
East (Glassco Building) will be preserved and integrated into the development. The severely 
deteriorated and heavily modified brick façade of 24 King Street East (Skinner Building) is too 
deteriorated to be preserved and will be replicated with new brick. 

The two floors to be added above the heritage façades will have a generous setback, so that the ornate 
cornices of all the buildings and the front roof slope and rounded dormers of the Kerr Buildings can be 
retained. New storefronts will be introduced so that individual storefronts for each building are 
maintained and will be framed by the surviving masonry piers on the ground floor.  

GORE BUILDINGS - Rendering of the proposed development for 18-30 King Street East [David Premi Architects] 
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CONSERVATION STRATEGY 

The heritage facades will be integrated into the development according to the following conservation 
strategy: 

• 118-22 King Street East (Kerr Buildings)
o the stone façade will be conserved in situ and will be temporarily supported on a façade

retention frame during construction of the new building 
o the stone cornice will be dismantled and will be reinstated when the façade is secured to

the new building 
o the front slope of the roof will be rebuilt with three dormers to restore it to its original

appearance 
• 24 King Street East (Skinner Building)

o the brick façade will be replicated and the original window openings on the 2nd & 3rd

floor will be restored 
o the original metal cornice will be dismantled and will be reinstated on the replicated

façade  
• 28 King Street East (Glassco Building)

o the stone façade and metal cornice will be dismantled and rebuilt

GORE BUILDINGS – conservation strategy for heritage facades [John G. Cooke & Associates] 
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The conservation strategy outlined in this HIA Addendum is consistent with guidance in the Standards 
and Guidelines for the Conservation of Heritage Places in Canada pertaining to rehabilitation projects 
because it is based on an understanding of the current condition of the heritage façades, an 
appreciation of heritage values associated with each façade and the requirements of the architectural 
program. The benefits of the proposal include a continuous floor plate from 18-28 King Street East for 
more flexible interior space, new street level amenity space, new private amenity spaces on the roof 
terraces and creation of additional frontages for retail spaces along the entire length of the west 
elevation and opening onto the interior courtyard. Risks associated with the proposed interventions are 
significant but can be successfully mitigated through a detailed Conservation Plan and Construction 
Management Plan that provides a framework for coordination of heritage conservation work, demolition, 
dismantling and new construction. Risks associated with doing nothing and allowing the buildings to 
further deteriorate is a significant concern, given that the buildings have been vacant with services 
disconnected since 2013. 

CURRENT CONDITIONS 

The proposed conservation strategy is based on detailed site investigation undertaken by heritage 
engineer Jonathan Dee of John G. Cooke & Associates, construction manager Henry Schultuis of 
Schultuis Construction, and heritage masonry contractor Jeff Feswick of Historia Restoration. Previous 
technical reports were reviewed and several site visits were undertaken to identify condition issues and 
identify the most feasible approach for integrating the façades into the new development. The roof and 
masonry façades of 18-22 King Street East (Kerr Buildings) were inspected from a boom lift and the 
masonry façade of the 28 King Street East (Glassco Building) was inspected from scaffolding. 3-D 
scanning of the façades was undertaken by John G. Cooke and Associates, to supplement measured 
drawings already prepared by Goldsmith Borgal Architects.  

A summary of the current conditions and the rationale for the conservation approach proposed for each 
façade is outlined by Jonathan Dee of John G. Cook & Associates and is included in the Appendix of 
this report.  

Since the previous application, non-structural elements have been removed from the interior of the 
buildings as part of the remediation required prior to issue of a demolition permit for the rear portion of 
the buildings. Now that the interior partition walls and plaster have been removed, structural elements 
are fully exposed. This has allowed more detailed investigation of structural components to be 
undertaken and documentation of newly revealed heritage elements on the interior of the Kerr 
Buildings. These findings have informed the revised conservation strategy and are outlined below and 
supporting documentation is attached as an appendix. 

SSignificant condition issues identified by heritage engineer Jonathan Dee of John. G. Cooke & 
Associates: 

o 18-22 King Street East (Kerr Buildings) – portions of the roof adjacent to the heritage
façade have collapsed. This issue was identified in earlier condition assessments and 
continues to be a major concern. In order to protect the façade from further water 
damage and facilitate stabilization of the façade on the façade retention frame, 
dismantling of the stone cornice and the stone parapet walls above the roofline is 
recommended. 
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o 224 King Street East (Skinner Building) - the brick façade is severely deteriorated due to
water damage, to the extent that retention of this facade is not feasible. 

o 28 King Street East (Glassco Building) – the east pier and the upper courses of masonry
have shifted because the east side wall is leaning eastward due to lack of lateral support 
provided by 30 King Street East since it was demolished in 2012, to the extent that the 
upper portion of the building will have to be dismantled and rebuilt. Given the extent of 
the damage, total dismantling and rebuilding is recommended as a more cost-effective 
approach. 

o 18-22 King Street East (Kerr Buildings) and 28 King Street East (Glassco Building) - the
windows have deteriorated due to exposure to the elements, to the extent that repair of 
original wood windows is not feasible. 

Interior heritage elements identified by heritage consultant Megan Hobson: 

o there are 7 Doric columns on the 1st, 2nd & 3rd floors of 18-22 King Street East (Kerr
Buildings) that may date from c. 1852 when the building was enlarged by William 
Thomas. These columns have been identified as elements that have potential for salvage 
and reuse in the new development.   

o there are ornate plaster cornices, skylights and an arched window in a room overlooking
the courtyard on the 1st floor of 18-22 King Street East (Kerr Buildings) that dates from c. 
1852 when the building was enlarged by William Thomas. The plasterwork has been 
identified as a rare example of ornate plasterwork in a Pre-Confederation commercial 
building. This room will be documented prior to demolition. 
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CURRENT DEVELOPMENT PROPOSAL IMPACTS & MITIGATION 

The impacts of the current proposal are similar to those evaluated in the 2018 Revised CHIA by GBCA. 
All of the heritage attributes of the Designated heritage facades will be preserved, with the exception of 
the parapet walls above the roofline.  
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118-22 King Street East (Kerr Buildings)

The façade of 18-22 King Street East will be retained in situ on a ‘facade retention frame’ so that the rear 
potions of the buildings can be removed, the site can be excavated for the below ground parking level, 
and the foundation and structural framework for the proposed 6-storey building can be constructed. The 
heritage façades will then be physically attached to the new building using masonry anchors. Retention 
in situ is the recommended approach for this façade because of its early construction date and method 
of construction consisting of finely jointed and overlapping ashlar sandstone blocks with a rubble stone 
backing.  

18-22 KING E (KERR BUILDINGS) – significant deterioration of stone cornice due to failure of the roof and gutters

18-22 KING E (KERR BUILDINGS)
Left: further failure of the roof behind the cornice
Right: significant masonry deterioration exposed on the interior now that finishes have been removed

The ‘façade retention frame’ will be designed by John G. Cooke & Associates, a firm that has experience 
designing and implementing retention frames for heritage façades. Structural drawing and further details 
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regarding the design and installation of the retention frame will be provided in a separate Conservation 
Plan. Historia Restoration, the heritage masonry contractor, will work in collaboration with John G. 
Cooke to ensure that heritage elements are safe and secure at all stages of the project. The exposed top 
of the wall will be capped and the rubble backing will be covered with plywood and a waterproof 
membrane to protect them from the elements. Regular monitoring will be carried out with regular 
reports provided to heritage staff.  

Detailed investigation carried out by John G. Cooke and Historia Restoration confirm that the stone 
cornices and stone parapets on the roof are badly deteriorated. The stone cornices will be carefully 
dismantled prior to demolition of the rear portions of the buildings. Individual stones will catalogued and 
labelled so that they can be reinstated in their original locations when the new roof is constructed. This 
approach allows for repairs to be made off-site in Historia’s climate-controlled workshop over the winter 
and while site work and new construction are underway. Further details regarding the removal, safe 
handling and storage of dismantled elements will be provided in a separate Documentation & Salvage 
Plan.  

Original masonry on the 1st floor of 18-22 King Street East (Kerr Buildings), previously covered with 
modern cladding, will be preserved and integrated into the new storefront. Further investigation is 
needed to determine if these elements will be stabilized in situ or dismantled and rebuilt. Dismantling 
may be preferable due to the considerable amount of repairs and cleaning that will be required and to 
facilitate installation of the new storefronts. Further details will be provided in a separate Conservation 
Plan. If a suitable stone cannot be sourced to restore the large amount of masonry that is missing on the 
ground floor, then an alternative design has been provided that references the original design and is 
constructed with wood panelling and glazing set in a metal clad wood frame, similar to the storefront 
design that was previously approved. Any original stone on the ground floor will be preserved in this 
option also. 

24 King Street East (Skinner Building) 

The brick façade of 24 King Street East is so extensively deteriorated that retention is not feasible. This 
façade has been extensively and irreversibly altered and most of the original features have been 
removed. Therefore, this façade will be rebuilt with new brick that replicates all of the original design 
details. The original cornice will be taken down and repaired off site by Historia Restoration and will be 
reinstated on the replicated façade. The replication of this façade will provide an opportunity to reinstate 
the original window openings on the 2nd & 3rd floor. This is considered an improvement that will restore 
the original rhythm of the fenestration and be more consistent with the adjacent heritage façades. More 
detailed information about the current condition of the brick and why repair is not recommended is 
provided by Jonathan Dee of John G. Cooke & Associates and is included in the Appendix of this 
report. 
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24 KING E (SKINNER BUILDING) 
Left:  cracked and delaminating cement render on the brick façade 
Right:  severe deterioration of the brick is evident now that finishes have been removed from the interior 

228 King Street East (Glassco Building) 

The stone façade of 28 King Street East has significant condition issues along the full height of the east 
pier. Investigation undertaken by John G. Cooke Associates and Historia Restoration confirms that there 
are open joints in the masonry due to eastward movement. The deflection of the east wall was measured 
using a plumb line and is significant and appears to be ongoing. Given the extent of the damage and 
the limited amount of masonry on this façade, dismantling and rebuilding is being proposed rather than 
stabilization in situ. Original masonry on the 1st floor of 28 King Street East (Glassco Building), previously 
covered with modern cladding, will be preserved and integrated into the new storefront. More detailed 
information about the current condition of this façade and the recommended approach to conserving it 
through dismantling and rebuilding is provided by Jonathan Dee of John G. Cooke & Associates and is 
included in the Appendix of this report.  

28 KING E (GLASSCO BUILDING) 
Left: temporary cabling installed to secure the masonry on the northeast corner has not prevented ongoing 

movement of the east wall 
Right: the east pier of the masonry façade has now shifted to the east and separated from the window frame 
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NNew Construction 

A new 6-storey timber framed building will be built behind the rehabilitated heritage façades. The new 
structure will have continuous floorplates to accommodate the proposed layout. The floor plates of the 
new structure will be consistent with existing masonry openings on 18-22 King Street East (Kerr 
Buildings) and 24 King Street East (Skinner Building). The only overlap will occur on the 4th floor of 28 
King Street East (Glassco Building) where the new floor plate crosses the lower portion of the windows. 
The window opening will not be altered but the floorplate will be visible through the glazing. This is 
considered a minor visual impact because it is limited to 28 King Street East and occurs on an upper 
floor that will not be highly visible from ground level.   

PROPOSED DEVELOPMENT – King Street East Elevation [DPAI] – yellow line indicates the continuous floor plates of 
the new building – the only area where the new floorplates are not consistent with existing window sill heights is on 
the 3rd floor of 28 King Street East (Glassco Building) 

New windows will be installed that replicate the style and configuration of the original windows. Given 
the poor condition of the remaining original windows, replacement with a suitable replacement window 
is an appropriate conservation strategy. Adverse impact will be mitigated through the design of suitable 
replacement windows. Each façade has unique windows and the replacement windows will replicate the 
original windows for each building based on physical evidence and historic documentation.  

The existing storefronts have been heavily modified in a manner that is not complimentary to the 
heritage façades. Therefore, the renewal of the storefronts will have a positive impact. Original masonry 
that survives on the 1st floor of 18-22 King Street East (Kerr Buildings) and 28 King Street East (Glassco 
Building) will be preserved and integrated into a new storefront design.  

The proposed setback of the 5th & 6th floors is respectful of the heritage facades and will allow the ornate 
roof cornices of the heritage buildings to remain visually prominent from the street. The proposed 
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alterations and additions will support the new use and will not have a significant impact on heritage 
value. Adverse impacts have been successfully mitigated by the setback, material and design of the 
upper floors that includes replication of the roof slope above 18-20 King Street East (Kerr Buildings). The 
replicated roof offers an opportunity to restore the third dormer that is currently missing that will have a 
positive impact.  

The design of the 5th & 6th floor and the new storefronts is contemporary and distinguishable in a manner 
that is complementary and deferential to the heritage façades. These alterations are consistent with 
design guidelines for buildings adjacent to the Gore Park Cultural Landscape and will support a new use 
that includes conservation of heritage façades that are currently at risk and in need of significant 
investment to ensure their long-term conservation.  

COMMEMORATIVE STRATEGY 

Adverse impacts due to demolition of the rear portion of the buildings will be mitigated through 
documentation of the layout and interior features prior to demolition. A number of interior elements 
have been identified as potential salvage items that could be incorporated into the new development.  
These artefacts can be used to tell the story of the occupants and commercial activities associated with 
these buildings. A number of strategies will be considered for integrating salvaged items into the new 
development including the following: 

• Salvaged beams can be used to build landscape features in the outdoor amenity spaces
• Salvaged brick can be installed on the lower portion of the east wall to enhance the outdoor

amenity space 
• Doric columns can be used as architectural elements in the courtyard area
• Fragments or photographs of ornamental plaster work can be displayed in the interior

Further details will be provided in a separate Conservation Plan.  

POTENTIAL SALVAGE ITEMS 

18-22 KING E (THE KERR BUILDINGS) – photo-documentation of ornamental plasterwork and Doric columns on the
1st floor revealed during remediation work
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RECOMMENDATIONS 

In order to mitigate the risks of the proposed conservation strategy, the following conditions of approval 
are recommended: 

• Conservation Plan that includes further details regarding:
o structural drawings for the façade retention frame
o demolition and dismantling plan that provides the methodology for labelling,

dismantling, re-locating and storing heritage elements and the location and description 
of the storage location 

o inventory of items to be dismantled and stored
o masonry key plan that shows the original location and condition of individual stones
o monitoring plan for regular monitoring of stored elements and providing updates to

heritage staff 
o protection and monitoring measures for elements to be retained in situ based on the

project timeline 
o repair methodologies and materials for heritage fabric including masonry specifications

for suitable repair mortars and replacement stone 
o structural and architectural drawings for integration of the heritage façades into the new

structure, including detailed drawings and masonry specifications for the method for 
securing the heritage façade to the new building, wall assembly of the integrated 
building envelope, roof flashings and gutters by a qualified professional 

o window specifications for replacement windows to be installed in the heritage façades
o construction management plan that includes protection & monitoring of the façade

retention frame and sequencing & co-ordination of conservation work, demolition work 
and new construction 

o project schedule and cost estimates for the proposed conservation work

It is also recommended that securities be required such as: 

• a Heritage Easement Agreement between the owner and the City to ensure that conservation of
the heritage façades is carried out in accordance with the Heritage Permit 

• a Security Deposit held by the City based on cost estimates for the proposed conservation work.
This deposit can be returned in increments, as work is completed to the satisfaction of the 
Director of Development Planning, but a significant portion should be retained until occupancy 
has been achieved. 

SUPPORTING DOCUMENTATION 

Appendix A: Gore Buildings: Reasons for Designation 
Appendix B:  Engineer’s Report, Jonathan Dee, John G. Cooke & Associates 
Appendix C: Architectural Drawings, David Premi Architects 
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