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24 RESTORATION OF A DETACHED 
 RESIDENTIAL BUILDING AND NEW DEVELOPMENT 
 9869 KEELE STREET AND 9891 KEELE STREET  
 (WILLIAM BAILEY HOUSE) - MAPLE HERITAGE CONSERVATION DISTRICT 
 DESIGNATED UNDER PART V, ONTARIO HERITAGE ACT 
 WARD 1 - EAST SIDE OF KEELE STREET AND SOUTH OF MAJOR MACKENZIE DRIVE 
 
The Committee of the Whole recommends approval of the recommendation of the Heritage 
Vaughan Committee, dated August 16, 2017: 
 

Recommendation 
 

The City Clerk, on behalf of the Heritage Vaughan Committee, forwards the following 
recommendation from its meeting of August 16, 2017 (Item 1, Report No. 6) for Council’s 
consideration: 
 

1) That the recommendation contained in the following report of the Director of 
Development Planning and the Manager of Urban Design and Cultural Heritage, 
dated August 16, 2017, be approved; 

 
2) That the applicant consider locating the designated parking spots for the heritage 

structure in reasonable proximity to the building; and 
 
3) That the applicant consider redesigning lots 10 and 13 to introduce entrances 

along the main street and extending the sidewalks into the 3 block residential 
units. 

 
Report of the Director of Development Planning and the Manager of Urban Design and Cultural 
Heritage, dated August 16, 2017 

 
Recommendation 

The Director of Development Planning and Manager of Urban Design and Cultural Heritage 
recommend:  

1. THAT Heritage Vaughan approve the proposed restoration and rehabilitation of the 
detached dwelling municipally known as 9891 Keele Street. 

2. THAT Heritage Vaughan recommend to Council that, subject to final approval of the 
Development Application under the Planning Act, a heritage permit be issued for the the 
proposed new construction under Section 42 of Ontario Heritage Act, subject to following 
conditions: 

a) The Development Application under the Planning Act must receive final approval 
before the issuance of the heritage permit.  It is understood that Heritage Vaughan 
Committee recommendations to Council regarding the issuance of a heritage permit 
do not constitute support for any Development Application under the Planning Act or 
permits or requirements currently under review or to be submitted in the future by the 
Owner as it relates to the subject application; 

 
 
 
 

 …/2 



CITY OF VAUGHAN 
 

EXTRACT FROM COUNCIL MEETING MINUTES OF SEPTEMBER 26, 2017 
 

Item 24, CW Report No. 31 – Page 2 
 
b) Any significant changes to the proposal may require reconsideration by the Heritage 

Vaughan Committee, which shall be determined at the discretion of the Director of 
Development Planning and Manager of Urban Design and Cultural Heritage;  

 

c) That a Letter of Credit to the amount of $150, 000 (calculated at $100 per square 
foot) shall be provided to the City of Vaughan for the William Bailey House through 
the Letter of Undertaking; and  

 

d) Although the properties have undergone Stage 1 and 2 Archaeological Assessment 
and was declared to be free of archaeological concerns, the following standard 
clauses shall apply: 

i) Should archaeological resources be found on the property during 
construction activities, all work must cease and both the Ontario Ministry 
of Tourism, Culture and Sport, and the City of Vaughan’s Urban Design 
and Cultural Heritage Division of the Development Planning Department 
shall be notified immediately. 

ii) In the event that human remains are encountered during construction 
activities, the Owner must immediately cease all construction activities. 
The Owner shall contact the York Regional Police Department, the 
Regional Coroner and the Registrar of the Cemeteries Regulation Unit of 
the Ministry of Consumer and Business Services. 

Contribution to Sustainability 
 

This report is consistent with the goals and objectives within Green Directions Vaughan, the City’s 
Community Sustainability and Environmental Master Plan, specifically: 

Goal 4: To create a vibrant community where citizens, business and visitors thrive  

Objective 4.1: “To foster a city with strong social cohesion, an engaging arts scene, and a 
clear sense of its culture and heritage” 

Economic Impact 

There are no requirements for new funding associated with this report. 

Communications Plan 

All materials related to the Heritage Vaughan Committee are posted on the City’s website. 

Purpose 

The purpose of this report is to seek a recommendation from the Heritage Vaughan Committee 
regarding the restoration and rehabilitation of the detached house at 9891 Keele Street and the 
proposed new construction of 15 townhouse units on the same site and the neighbouring vacant 
property to the immediate south, (9869 Keele Street) located within the Maple Heritage 
Conservation District (HCD).  

Timeline 
 

This application is subject to the 90 day review under the Ontario Heritage Act.  This application 
was declared complete on June 18, 2017, and must be deliberated upon by Council by 
September 26, 2017, to meet the 90 day timeline. If this application is not considered by Council 
by the 90 day deadline, it is considered to be approved as outlined under the Ontario Heritage 
Act. 
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Background - Analysis and Options   

Location, Heritage Status, and Policies  

The subject properties, known municipally as 9869 and 9891 Keele Street, are located on the 
east side of Keele Street, south of Major Mackenzie Drive, as shown in Attachment #1. The 
properties are located within the Commercial Core Area of the Maple HCD, and are protected 
under Part V of the Ontario Heritage Act. Guidelines for the Commercial Core area, (boundary 
shown in Attachment #2), are outlined in Section 9.5.3 of the Maple HCD Plan. 
 
A previous development proposal for the two properties (File DA.13.033) was presented to 
Heritage Vaughan Committee for their consideration and recommendation on May 22, 2013.  The 
development proposal included the retention of the existing heritage building in addition to a new 
3-storey condominium building containing 56 units with ground floor commercial uses, five 
townhouse units and underground parking. A Heritage Permit was issued for this project 
(HP.2014-026-00). However, a new development application has been initiated by the Owner.  
 
The property known municipally as 9891 Keele Street (also known as the William Bailey House) 
as shown on Attachment #3 is a recognized contributing heritage property to the Maple HCD and 
is proposed to be retained within the new development proposal. The William Bailey House is 
thought to have been built circa 1884 and is a good, intact example of vernacular Ontario 
architecture, specifically a variation of the Ontario Gothic Revival. It is a one and one and a half 
storey wood frame building with an L-shaped plan, under a cross-gable pitched roof. A full review 
of the property is included as part of the Cultural Heritage Impact Assessment (CHIA) submitted 
in support of the application as shown on Attachment #4.  
 
Cultural Heritage staff have reviewed the CHIA and are of the opinion that it meets the City of 
Vaughan CHIA Guidelines. A Conservation Plan has been prepared and is included as 
Attachment #5. Staff has reviewed the Conservation Plan and are satisfied that it meets the City 
of Vaughan’s Conservation Plan Draft Guidelines. The William Bailey House is proposed to be 
rehabilitated and converted to a live/work unit, similar to what was previously proposed and 
approved in the 2013 Heritage Permit application for the subject lands. In keeping with the 
policies of the Vaughan Official Plan 2010, the Owner shall provide a Letter of Credit to the City of 
Vaughan for the William Bailey House through the site plan approval process, should the related 
site development application be approved. The Letter of Credit shall be returned to the Owner 
once the Conservation Plan and Heritage Plan requirements have been fulfilled, municipal 
services have been connected, and that there are no further possible potential negative structural 
impacts from construction activities on the site. 
 
The property municipally known as 9869 Keele Street is currently a vacant lot that was originally 
part of 9891 Keele and was created circa 1950 through a severance. There was a previously 
existing dwelling on the lands which was built prior to 1954, and it was demolished between 1999 
and 2002. Therefore, there is no entry for this property in the Maple HCD Inventory.  
 
As shown on Attachment #6, directly to the south of 9869 Keele Street is the cemetery for St. 
Andrews Presbyterian Church, a significant cultural heritage landscape in the Maple HCD.  An 
archaeological assessment was completed to confirm the boundaries of the cemetery and to 
determine the potential for the disturbance of human remains or the existence of any outlying 
burials. During the Stage 2 onsite assessment, there was no evidence of any burials outside of 
the known boundaries of the cemetery, and no further concerns were identified through field 
testing. Although the properties did not show further archeological potential, Cultural Heritage 
staff recommends that the standard archaeological clause be applied during construction 
activities as a condition of the Heritage Permit, should the recommendation in this report be 
approved.  
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To the north of the subject property is 9901 Keele Street, as shown on Attachment #7. There is a 
contributing structure on this property that was retained when the site was developed in 2006. 

 
Proposed New Construction 

 
The Owner has submitted a proposal to construct 15 residential units as shown on Attachment 
#8, including eight townhouse units in 3 distinct building forms on the easterly portion of the site 
accessed by a private road and a 5 unit townhouse and a semi-detached unit along Keele Street. 

The proposal provides a variety in the massing of the buildings and the proposed designs for the 
new construction are architectural styles recognized by the Maple HCD Plan. Along Keele Street, 
the Victorian Vernacular style is proposed, as shown on Attachments #9a-f that feature red and 
buff brick patterning and decorative brick work, segmented arches over the windows, four paned 
windows, quoin work along the edges and decorative bargeboard work along the front verandahs. 
All garages are located at the rear of the Keele Street buildings and will not be visible from the 
street view.  

Behind the William Bailey House and the Keele Street new construction, is a second row of units, 
as shown on Attachments #9 g-l.  These proposed buildings feature the Neo-Classical or 
Georgian style recognized in the Maple HCD Plan. These buildings use red brick cladding with 
stone lintels and straight arches over the windows and garage entrances. The windows are 
configured with six over six panes and the front verandahs feature neo-classical details. Multi-
paned transom windows openings are featured over the front door and the rear balcony opening. 
While the garage doors are located at the front of these units, they are largely screened from the 
Keele Street view through the siting of the units and landscape. 

The maximum permitted building height in the Commercial Core Area is 11.8 m and 3 storeys 
(Maple HCD Plan Section 4.6.1 & 9.5.3.6). While the proposed new construction is 3 ½ storeys, 
the midpoint of the front row of buildings is 10. 97 m and is seen to be only a half storey taller 
than the William Bailey House when viewed from the street as shown on Attachment #10. The 
new construction behind the Keele Street structures will be 10.84 m high at the mean of the roof 
and is set well behind the heritage structure. Accordingly, the proposed building height conforms 
to the Maple HCD Plan.  

Within the existing streetscape, the proposed new construction is located between an existing 
development with a heritage resource on the north side and the St. Andrew’s Cemetery to the 
south. The property to the north of the subject property is known municipally as 9901 Keele 
Street. The built heritage resource at 9901 Keele is located along Keele Street and is of similar 
scale and height to 9891 Keele Street. There will be no changes that disrupt this existing balance. 
As shown on Attachment #10, the proposed new construction is set back from the William Bailey 
House at 9891 Keele Street. There will be landscaping around the heritage house and along 
Keele Street to further buffer the property from the newer built forms.  

To the south of the property is the cemetery for St. Andrews Presbyterian Church on the west 
side of Keele Street. Although the cultural heritage landscape of the cemetery has a lower view 
line than the proposed new construction, the existing high stone retaining walls along Keele 
Street and the existing tall evergreen trees planted along the edges of the cemetery mitigate the 
visual impact of the proposed new structures. 

The Heritage Vaughan Committee is advised that the proposed new construction is subject to 
related Official Plan and Zoning By-law Amendment and Site Development and Draft Plan of 
Subdivision applications (File OP.15.009, Z.15.037, DA.15.090 and 19T-15V0015).  These 
applications must receive final approval under the Planning Act, prior to the issuance of any 
Heritage Permit for the new construction. 
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Cultural Heritage Landscape 

The 2005 Maple HCD Inventory entry for 9891 Keele Street identifies a large coniferous tree in 
front of the house as a significant landscape element on the property (“very tall coniferous tree in 
front of house appears to be one of former pair, and should definitely be retained”.) The submitted 
Tree Inventory as shown in Attachment #10, identifies the existing trees on the site as White 
Cedar, Norway Maple, Manitoba Mable, Mountain Ash, Persian Walnut, Black Walnut, Crabapple, 
Horse Chestnut, Crack Willow, Eastern Red Cedar and Colorado Spruce with recommended 
actions to preserve or remove the trees.   

The Landscape Master Plan as shown on Attachment #11, confirms the retention of the Colorado 
Spruce in front of the heritage house, and the prominent linear zone of woody vegetation along 
the southern edge of the site abutting the cemetery, comprised of predominantly White Cedars 
interspersed with various deciduous trees species. The Landscape Master Plan includes the 
removal of 23 other existing trees within the property. Most of the trees proposed for removal are 
Manitoba and Norway Maples and a Siberian elm; three species that are identified as invasive 
and unsuitable for the Maple HCD. Other trees to be removed include Mountain Ash, Persian 
Walnut, Black Walnut, Crabapple, Horse Chestnut, Crack Willow, Eastern Red Cedar. The Tree 
Preservation Plan, shown on Attachment #13, identifies the trees to be preserved and the  trees 
to be removed. 

The Landscape Plan also confirms that 32 new deciduous trees and 3 coniferous trees are 
proposed to be planted within the development. Planting will extend around the heritage structure 
at 9891 Keele Street to frame it and provide a buffer and transition between the original and new 
structures. Tree and shrub plantings are proposed along the Keele Street streetscape including 5 
deciduous street trees within the right-of-way.  

Relationship to Term of Council Service Excellence Strategy Map (2014-2018) 
 
This report relates to the Term of Council Service Excellence Strategy Map (2014-2018) by 
supporting the following initiatives: 

• Support and promote arts, culture, heritage and sports in the community 

Regional Implications 

N/A 

Conclusion 

Cultural Heritage staff have reviewed the Heritage Permit application to retain the existing 
heritage structure at 9891 Keele Street and to construct five new buildings for a total of 15 units 
on the two properties known municipally as 9891 and 9869 Keele Street. The Maple HCD Plan 
outlines that new development should enhance the District’s heritage character and complement 
the area’s village-like, human scale of development, while promoting densities sufficient to secure 
the District’s future economic viability. The proposed design is in keeping with goals and 
guidelines of the Maple HCD Plan. Accordingly, staff recommend that the Heritage Vaughan 
Committee recommend that Council approve a Heritage Permit for the proposed restoration of 
the William Bailey House.  However, a Heritage Permit shall only be issued for the new 
construction once related development applications under the Planning Act, are approved by 
Council.  

Attachments 

1. Location Map 
2. Maple HCD Commercial Core Boundary 
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3. Maple Heritage Conservation District Inventory (Excerpt) 
4. Cultural Heritage Impact Assessment 
5. Conservation Plan 
6.  Street Photos - Current Condition South Side 
7. Street Photos - Current Condition North Side 
8. Site Plan 
9. Elevations a - m 
10.  Tree Inventory Report  
11. Landscape Master Plan 
12.  Tree Preservation Plan 
 
Report prepared by: 
 
Katrina Guy, Cultural Heritage Coordinator, ext. 8115 

 
(A copy of the attachments referred to in the foregoing have been forwarded to each Member of Council 
and a copy thereof is also on file in the office of the City Clerk.) 
 
 



COMMITTEE OF THE WHOLE  SEPTEMBER 19, 2017 

RESTORATION OF A DETACHED 
RESIDENTIAL BUILDING AND NEW DEVELOPMENT 
9869 KEELE STREET AND 9891 KEELE STREET  
(WILLIAM BAILEY HOUSE) - MAPLE HERITAGE CONSERVATION DISTRICT 
DESIGNATED UNDER PART V, ONTARIO HERITAGE ACT 
WARD 1 - EAST SIDE OF KEELE STREET AND SOUTH OF MAJOR MACKENZIE DRIVE  

 
Recommendation 
 
The City Clerk, on behalf of the Heritage Vaughan Committee, forwards the following 
recommendation from its meeting of August 16, 2017 (Item 1, Report No. 6) for Council’s 
consideration: 
 

1) That the recommendation contained in the following report of the Director of 
Development Planning and the Manager of Urban Design and Cultural Heritage, 
dated August 16, 2017, be approved; 

 
2) That the applicant consider locating the designated parking spots for the heritage 

structure in reasonable proximity to the building; and 
 
3) That the applicant consider redesigning lots 10 and 13 to introduce entrances 

along the main street and extending the sidewalks into the 3 block residential units. 
 
Report of the Director of Development Planning and the Manager of Urban Design and Cultural 
Heritage, dated August 16, 2017 

 
Recommendation 

The Director of Development Planning and Manager of Urban Design and Cultural Heritage 
recommend:  

1. THAT Heritage Vaughan approve the proposed restoration and rehabilitation of the 
detached dwelling municipally known as 9891 Keele Street. 

2. THAT Heritage Vaughan recommend to Council that, subject to final approval of the 
Development Application under the Planning Act, a heritage permit be issued for the the 
proposed new construction under Section 42 of Ontario Heritage Act, subject to following 
conditions: 

a) The Development Application under the Planning Act must receive final approval 
before the issuance of the heritage permit.  It is understood that Heritage 
Vaughan Committee recommendations to Council regarding the issuance of a 
heritage permit do not constitute support for any Development Application under 
the Planning Act or permits or requirements currently under review or to be 
submitted in the future by the Owner as it relates to the subject application; 
 

b) Any significant changes to the proposal may require reconsideration by the 
Heritage Vaughan Committee, which shall be determined at the discretion of the 
Director of Development Planning and Manager of Urban Design and Cultural 
Heritage;  
 

c) That a Letter of Credit to the amount of $150, 000 (calculated at $100 per square 
foot) shall be provided to the City of Vaughan for the William Bailey House 
through the Letter of Undertaking; and  



 
d) Although the properties have undergone Stage 1 and 2 Archaeological 

Assessment and was declared to be free of archaeological concerns, the 
following standard clauses shall apply: 

i) Should archaeological resources be found on the property during 
construction  activities, all work must cease and both the Ontario Ministry 
of Tourism, Culture and Sport, and the City of Vaughan’s Urban Design 
and Cultural Heritage Division of the Development Planning Department 
shall be notified immediately. 

ii) In the event that human remains are encountered during construction 
activities, the Owner must immediately cease all construction activities. 
The Owner shall contact the York Regional Police Department, the 
Regional Coroner and the Registrar of the Cemeteries Regulation Unit of 
the Ministry of Consumer and Business Services. 

Contribution to Sustainability 
 
This report is consistent with the goals and objectives within Green Directions Vaughan, the City’s 
Community Sustainability and Environmental Master Plan, specifically: 

Goal 4: To create a vibrant community where citizens, business and visitors thrive  

Objective 4.1: “To foster a city with strong social cohesion, an engaging arts scene, and a 
clear sense of its culture and heritage” 

Economic Impact 

There are no requirements for new funding associated with this report. 

Communications Plan 

All materials related to the Heritage Vaughan Committee are posted on the City’s website. 

Purpose 

The purpose of this report is to seek a recommendation from the Heritage Vaughan Committee 
regarding the restoration and rehabilitation of the detached house at 9891 Keele Street and the 
proposed new construction of 15 townhouse units on the same site and the neighbouring vacant 
property to the immediate south, (9869 Keele Street) located within the Maple Heritage 
Conservation District (HCD).  

Timeline 
 
This application is subject to the 90 day review under the Ontario Heritage Act.  This application 
was declared complete on June 18, 2017, and must be deliberated upon by Council by September 
26, 2017, to meet the 90 day timeline. If this application is not considered by Council by the 90 day 
deadline, it is considered to be approved as outlined under the Ontario Heritage Act. 
 
 
 
 
 
 



Background - Analysis and Options   

Location, Heritage Status, and Policies  

The subject properties, known municipally as 9869 and 9891 Keele Street, are located on the east 
side of Keele Street, south of Major Mackenzie Drive, as shown in Attachment #1. The properties 
are located within the Commercial Core Area of the Maple HCD, and are protected under Part V of 
the Ontario Heritage Act. Guidelines for the Commercial Core area, (boundary shown in Attachment 
#2), are outlined in Section 9.5.3 of the Maple HCD Plan. 
 
A previous development proposal for the two properties (File DA.13.033) was presented to Heritage 
Vaughan Committee for their consideration and recommendation on May 22, 2013.   The 
development proposal included the retention of the existing heritage building in addition to a new 
3-storey condominium building containing 56 units with ground floor commercial uses, five 
townhouse units and underground parking. A Heritage Permit was issued for this project (HP.2014-
026-00). However, a new development application has been initiated by the Owner.  
 
The property known municipally as 9891 Keele Street (also known as the William Bailey House) as 
shown on Attachment #3 is a recognized contributing heritage property to the Maple HCD and is 
proposed to be retained within the new development proposal. The William Bailey House is thought 
to have been built circa 1884 and is a good, intact example of vernacular Ontario architecture, 
specifically a variation of the Ontario Gothic Revival. It is a one and one and a half storey wood 
frame building with an L-shaped plan, under a cross-gable pitched roof. A full review of the property 
is included as part of the Cultural Heritage Impact Assessment (CHIA) submitted in support of the 
application as shown on Attachment #4.  
 
Cultural Heritage staff have reviewed the CHIA and are of the opinion that it meets the City of 
Vaughan CHIA Guidelines. A Conservation Plan has been prepared and is included as Attachment 
#5. Staff has reviewed the Conservation Plan and are satisfied that it meets the City of Vaughan’s 
Conservation Plan Draft Guidelines. The William Bailey House is proposed to be rehabilitated and 
converted to a live/work unit, similar to what was previously proposed and approved in the 2013 
Heritage Permit application for the subject lands. In keeping with the policies of the Vaughan Official 
Plan 2010, the Owner shall provide a Letter of Credit to the City of Vaughan for the William Bailey 
House through the site plan approval process, should the related site development application be 
approved. The Letter of Credit shall be returned to the Owner once the Conservation Plan and 
Heritage Plan requirements have been fulfilled, municipal services have been connected, and that 
there are no further possible potential negative structural impacts from construction activities on 
the site. 
 
The property municipally known as 9869 Keele Street is currently a vacant lot that was originally 
part of 9891 Keele and was created circa 1950 through a severance. There was a previously 
existing dwelling on the lands which was built prior to 1954, and it was demolished between 1999 
and 2002. Therefore, there is no entry for this property in the Maple HCD Inventory.  
 
As shown on Attachment #6, directly to the south of 9869 Keele Street is the cemetery for St. 
Andrews Presbyterian Church, a significant cultural heritage landscape in the Maple HCD.  An 
archaeological assessment was completed to confirm the boundaries of the cemetery and to 
determine the potential for the disturbance of human remains or the existence of any outlying 
burials. During the Stage 2 onsite assessment, there was no evidence of any burials outside of the 
known boundaries of the cemetery, and no further concerns were identified through field testing. 
Although the properties did not show further archeological potential, Cultural Heritage staff 
recommends that the standard archaeological clause be applied during construction activities as a 
condition of the Heritage Permit, should the recommendation in this report be approved.  
 
To the north of the subject property is 9901 Keele Street, as shown on Attachment #7. There is a 
contributing structure on this property that was retained when the site was developed in 2006. 



 
Proposed New Construction 

 
The Owner has submitted a proposal to construct 15 residential units as shown on Attachment #8, 
including eight townhouse units in 3 distinct building forms on the easterly portion of the site 
accessed by a private road and a 5 unit townhouse and a semi-detached unit along Keele Street. 

The proposal provides a variety in the massing of the buildings and the proposed designs for the 
new construction are architectural styles recognized by the Maple HCD Plan. Along Keele Street, 
the Victorian Vernacular style is proposed, as shown on Attachments #9a-f that feature red and 
buff brick patterning and decorative brick work, segmented arches over the windows, four paned 
windows, quoin work along the edges and decorative bargeboard work along the front verandahs. 
All garages are located at the rear of the Keele Street buildings and will not be visible from the 
street view.  

Behind the William Bailey House and the Keele Street new construction, is a second row of units, 
as shown on Attachments #9 g-l.  These proposed buildings feature the Neo-Classical or Georgian 
style recognized in the Maple HCD Plan. These buildings use red brick cladding with stone lintels 
and straight arches over the windows and garage entrances. The windows are configured with six 
over six panes and the front verandahs feature neo-classical details. Multi-paned transom windows 
openings are featured over the front door and the rear balcony opening. While the garage doors 
are located at the front of these units, they are largely screened from the Keele Street view through 
the siting of the units and landscape. 

The maximum permitted building height in the Commercial Core Area is 11.8 m and 3 storeys 
(Maple HCD Plan Section 4.6.1 & 9.5.3.6). While the proposed new construction is 3 ½ storeys, 
the midpoint of the front row of buildings is 10. 97 m and is seen to be only a half storey taller than 
the William Bailey House when viewed from the street as shown on Attachment #10. The new 
construction behind the Keele Street structures will be 10.84 m high at the mean of the roof and is 
set well behind the heritage structure. Accordingly, the proposed building height conforms to the 
Maple HCD Plan.  

Within the existing streetscape, the proposed new construction is located between an existing 
development with a heritage resource on the north side and the St. Andrew’s Cemetery to the 
south. The property to the north of the subject property is known municipally as 9901 Keele Street. 
The built heritage resource at 9901 Keele is located along Keele Street and is of similar scale and 
height to 9891 Keele Street. There will be no changes that disrupt this existing balance. As shown 
on Attachment #10, the proposed new construction is set back from the William Bailey House at 
9891 Keele Street. There will be landscaping around the heritage house and along Keele Street to 
further buffer the property from the newer built forms.  

To the south of the property is the cemetery for St. Andrews Presbyterian Church on the west side 
of Keele Street. Although the cultural heritage landscape of the cemetery has a lower view line than 
the proposed new construction, the existing high stone retaining walls along Keele Street and the 
existing tall evergreen trees planted along the edges of the cemetery mitigate the visual impact of 
the proposed new structures. 

The Heritage Vaughan Committee is advised that the proposed new construction is subject to 
related Official Plan and Zoning By-law Amendment and Site Development and Draft Plan of 
Subdivision applications (File OP.15.009, Z.15.037, DA.15.090 and 19T-15V0015).  These 
applications must receive final approval under the Planning Act, prior to the issuance of any 
Heritage Permit for the new construction. 

 

 



Cultural Heritage Landscape 

The 2005 Maple HCD Inventory entry for 9891 Keele Street identifies a large coniferous tree in 
front of the house as a significant landscape element on the property (“very tall coniferous tree in 
front of house appears to be one of former pair, and should definitely be retained”.) The submitted 
Tree Inventory as shown in Attachment #10, identifies the existing trees on the site as White Cedar, 
Norway Maple, Manitoba Mable, Mountain Ash, Persian Walnut, Black Walnut, Crabapple, Horse 
Chestnut, Crack Willow, Eastern Red Cedar and Colorado Spruce with recommended actions to 
preserve or remove the trees.   

The Landscape Master Plan as shown on Attachment #11, confirms the retention of the Colorado 
Spruce in front of the heritage house, and the prominent linear zone of woody vegetation along the 
southern edge of the site abutting the cemetery, comprised of predominantly White Cedars 
interspersed with various deciduous trees species. The Landscape Master Plan includes the 
removal of 23 other existing trees within the property. Most of the trees proposed for removal are 
Manitoba and Norway Maples and a Siberian elm; three species that are identified as invasive and 
unsuitable for the Maple HCD. Other trees to be removed include Mountain Ash, Persian Walnut, 
Black Walnut, Crabapple, Horse Chestnut, Crack Willow, Eastern Red Cedar. The Tree 
Preservation Plan, shown on Attachment #13, identifies the trees to be preserved and the  trees to 
be removed. 

The Landscape Plan also confirms that 32 new deciduous trees and 3 coniferous trees are 
proposed to be planted within the development. Planting will extend around the heritage structure 
at 9891 Keele Street to frame it and provide a buffer and transition between the original and new 
structures. Tree and shrub plantings are proposed along the Keele Street streetscape including 5 
deciduous street trees within the right-of-way.  

Relationship to Term of Council Service Excellence Strategy Map (2014-2018) 

This report relates to the Term of Council Service Excellence Strategy Map (2014-2018) by 
supporting the following initiatives: 

• Support and promote arts, culture, heritage and sports in the community 

Regional Implications 

 N/A 

Conclusion 

Cultural Heritage staff have reviewed the Heritage Permit application to retain the existing heritage 
structure at 9891 Keele Street and to construct five new buildings for a total of 15 units on the two 
properties known municipally as 9891 and 9869 Keele Street. The Maple HCD Plan outlines that 
new development should enhance the District’s heritage character and complement the area’s 
village-like, human scale of development, while promoting densities sufficient to secure the 
District’s future economic viability. The proposed design is in keeping with goals and guidelines of 
the Maple HCD Plan. Accordingly, staff recommend that the Heritage Vaughan Committee 
recommend that Council approve a Heritage Permit for the proposed restoration of the William 
Bailey House.  However, a Heritage Permit shall only be issued for the new construction once 
related development applications under the Planning Act, are approved by Council.  

Attachments 

1. Location Map 
2. Maple HCD Commercial Core Boundary 
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Village of Maple, City of Vaughan Inventory 

Keele Street (east side) 

9891 Keele Street 

- 1½ storey, Victorian Gothic frame house with broad clapboard and multiple gables (c. 1860) 
- Description – Attractive Victorian vernacular house has unusual aspect of main front on 

Keele Street and also symmetrical façade facing to south.  Building is clad in original, wide 
wooden boards with upper cove moulding, at north, west and east sides.  South elevation 
retains original 2/2 windows either side of narrow 1/1 window, while above is Gothic, 2/2 
window set within steep gable.  Hydro-wire insulators at gable are an intriguing remnant of 
earlier wiring installations.  West elevation has 2/2 windows at RH, gabled wing and at 
ground floor (within verandah), and Gothic, 2/2 window within steep gable above.  Windows 
throughout retain original trim, sills and, most remarkably, shutters.  Front verandah has 
sweeping bell-cast roof and retains original turned wooden posts (on concrete deck), with 
original gingerbread above.  Gables throughout have plain soffit boards and robust mouldings, 
including thick roll moulding at rake edge.  At rear is a later addition, also of some antiquity, 
and worth retention if feasible.  Garage at NE corner of lot has wide pitched roof with gable 
towards Keele.  Building retains cove-type siding, and panelled doors at RH bay, including 
unusual, vertically lined, triple doors, with four upper panes, at LH aperture. 

- History – 1904: “Michael Duffy, a retired farmer, lived here; now the home of Mrs George 
Bailey” (George Garrow). 

- Comments – A venerable frame house, with original siding and windows and trim, and with 
old verandah, shutters etc., all in remarkably sound original condition, including later addition 
at rear.  Early garage is also of heritage value and should be retained, if possible, even if 
moved elsewhere on large lot.  Very tall coniferous tree in front of house appears to be one of 
former pair, and should definitely be retained. 

______________________________________________________________________________ 
Nicholas A. Holman MA, OAQ November 2005 

Attachment #3 Maple HCD Inventory (Excerpt) 
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EXECUTIVE SUMMARY

           Goldsmith Borgal & Company Ltd. Architects (GBCA) was retained 
by Empire Pace (Maple) Ltd. for the purposes of an Official Plan 
Amendment and Zoning  By-Law Amendment, to assess the impact on 
heritage resources arising from a proposed development located between 
Major MacKenzie Dr. and Barhill Road in the City of Vaughan. The property 
is located in the Maple Heritage Conservation District. 

This CHIA follows a previous version issued on April 30, 2013. This 
updated report will establish a framework for conservation work and 
specifications that will be included in a conservation plan under a separate 
cover. Further to this, this revised CHIA evaluates a new development 
proposal that has taken into consideration comments made by the City of 
Vaughan in a memorandum dating February 09, 2017. 

The property located at 9869 & 9891 Keele Street (herein ‘the site’) 
comprises a total of 3745.68  m2 square meters in area. Presently, the 
subject property at 9869 Keele is a vacant lot adjacent to St. Andrew’s 
Presbyterian Cemetery. Further north from this at 9891 Keele Street 
contains the contributing  heritage structure known as the William Bailey 
House. 

The proposal consists of retaining and restoring this contributing  heritage 
structure. The existing building  will be rehabilitated, ensuring a compatible 
contemporary use through repair, alterations, or additions, while protecting 
its heritage value. The new buildings, conform to the Heritage Conservation 
District guidelines and accommodate new growth in this developing area 
of Vaughan.

As noted in the Heritage Conservation District Plan, Maple has many newer 
buildings, which have filled in the spaces between earlier ones, and in 
some cases replaced them. According  to the HCD Plan, these modern 
buildings have tended to make design reference to heritage styles, “with 
mixed success” (Maple HCD). The proposal assessed in this report has been 
developed by considering various alternatives and is ultimately a 
contemporary design that conforms to the guidelines of the district with 
regards to scale, form, materials, and planning. In this case, the proposed 

development represents an interpretation of heritage styles without 
producing a direct historical facsimile. 

Heritage issues arising  from this development are primarily concerned with 
a proposed development’s adjacency to a contributing structure. The 2-
storey heritage building will be located beside a plan comprising i) 3 
Freehold Townhouse blocks with 11 total units ii) 2-Semi-Detached 
Dwellings with 4 units, and iii) the conversion of extant heritage property 
to a commercial ground level with residential upper level. 

This Cultural Heritage Impact Assessment (CHIA) has been prepared in 
accordance to the Ministry of Culture Information Sheet #5: Heritage 
Impact Assessments and Conservation Plans, and evaluates the impact of 
the proposed development on existing heritage resources.
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INTRODUCTION

2.1 Property Description

! This Report considers the property at 9869 and 9891 Keele Street, 
Vaughan.  The property at 9869 Keele Street is a vacant parcel of land and 
the property at 9891 Keele Street contains a one and one-half storey wood 
frame building dating to the 1880s--the William Bailey House.  

Located on the east side of Keele Street, just south of Major Mackenzie 
Drive, the building  has been identified as having  cultural heritage value.  It 
is listed on the City of Vaughan’s Register of Property of Cultural Heritage 
Value and is also within the boundaries of the Maple Heritage 
Conservation District. 

The owner of the property is currently proposing  to develop the properties  
for mixed-use with low-rise, multi-unit residential buildings. The proposed 
design has been prepared by One Riser Designs.  The existing heritage 
building will be rehabilitated and integrated into the development.

2.2 Present Owner and Contact Information

Owner:    Empire Pace (Maple) Ltd.
   125 Villarboit Crescent
   Vaughan, ON  L4K 4K2

Attention:   Armstrong Planning & Project Management
   Carleigh Oude-Reimerink,
   125 Villarboit Cres 
   Vaughan, ON L4K 4K2
   444-3300 x3003
   carleigh@armstrongplan.ca

Proposed Development Statistics:
Site Area:  4981 sq. m.
Number of units:  15 plus (Heritage Component)
Gross Floor Area: 3749.33 sq.m.
Use:   Commercial/Residential
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1.3 Location Plan
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Location of William Bailey House

Proposed Villagio Development at 9869/9891 Keele Street. 



3. IDENTIFICATION AND DESCRIPTION OF 
 CHARACTER DEFINING ELEMENTS

3.1 Historical

The subject property is located on Concession 3, Lot 20, Township of 
Vaughan, County of York within close proximity to the intersection of Major 
Mackenzie Drive (formerly Vaughan Sideroad) and Keele Street.  This 
intersection is the former crossroads that became, in the early nineteenth 
century, one of several settlements in the Township.  

Early settlement of Vaughan in the 1790s and 1900s included a large 
proportion of Germans from Pennsylvania. These first settled were followed 
by those from the British Isles, many of whom were craftsman and millers 
by trade. 

By 1852 the relatively small settlement at the crossroads was deemed a 
town, known first as “Noble’s Corner” after Joseph Noble, the first 
Postmaster and later “Rupertsville,” after Doctor Oliver Rupert, and later 
still, Maple.  It was only with the coming of the railway that the village 
began to grow.  

Two railway lines traversed Vaughan Township—one line ran diagonally 
along the western portion of the Township (the Toronto, Grey and Bruce 
Railway, 1871 – later Canadian Pacific, 1883).  The other, earlier line 
(1853), operated by the Ontario, Simcoe and Huron Union Railroad, ran 
north through the Third Concession (between Keele and Dufferin Streets) in 
close proximity to the crossroads at Maple. This passage from Toronto to 
Lake Simcoe was a strategic route, opening up the agricultural and natural 
resources in the north.  Despite having a railway station, the village of 
Maple did not move into the ranks of incorporated settlements as did other 
towns and cities serviced by the railways. 

In 1928, Maple, with a population of 2000, became a Police Village—a 
self-regulating  and financing  body.  The village remained primarily rural 
with very little development leading up to the 1950s.  Two suburbs, of 
about a hundred houses each, were built in 1950 and 1960 respectively, 

altering the village context and leading to a major shift in population and 
growth, most of which has taken place around the old villages.
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Illustrated Atlas of the County of York, 1878 - showing the development at 
the crossroads of the village of Maple.  The core of the village was always 
small, with some outlying buildings spaced out along the main roads, such 
as Keele Street.  Approximate location of subject property is denoted by the 
arrow.



The layout of the Township was created in 1795 when the survey was 
commenced and settlers began to arrive.  The Concessions ran north-south 
west of Yonge Street--the third Concession spanning between Dufferin and 
Keele Streets.  Each Concession was divided into 200-acre Lots running 
east-west--some of which were further subdivided into 100 acre lots.  The 
subject property is located on a portion of Concession 3, Lot 20.

In 1878, the western 100 acres of Lot 20 in Concession 3 was primarily 
owned by Joshua Oliver.  In 1884 William Bailey (formerly of King 
Township) purchased two and one-half acres in the southwest corner of Lot 
20. The Bailey family has a long  history in the village of Maple and the 
family owned or occupied the house at 9891 Keele Street well into the 
1980s.  The residential building sat on a generous property neighboured on 
the north by a similarly sized brick house and on the south by St. Andrew’s 
Presbyterian Cemetery (established 1827).

The size of the subject property was reduced in the 1950s with the sale of 
land between the house at 9891 Keele Street and the Presbyterian 
Cemetery to the south, thereby creating 9869 Keele Street (currently a 
vacant parcel of land).  It was around this time in the mid-twentieth century 
when the area around the former crossroads of Maple began to be 
developed beyond its original village form.  New modern suburbs along 
with industrial uses were introduced, changing the patterns of the urban 
layout in the former village of Maple.
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Map of Maple, 1984 - showing the industrial ownership of lands around 
Major Mackenzie and Keele Street.  Approximate location of subject 
property is denoted by the arrow.



3.2 ARCHITECTURAL

The building located at 9891 Keele Street is a one and one-half storey 
wood frame building  with an L-shaped plan, under a cross-gable, pitched 
roof.  A kitchen-tail extends at the rear.

The house is a good, intact example of vernacular Ontario architecture, 
specifically a variation of the Ontario Gothic Revival.  This type of building 
generally exhibits a picturesque composition through asymmetrical 
designs, verandahs, bay windows, etc.  The most common characteristic of 
the Ontario Gothic Revival style of building is the simple lancet or pointed 
window.

This style of building  was commonplace throughout the province in the 
nineteenth century, particularly in rural areas after Confederation. The 
popular journal, The Canadian Farmer, illustrated simple examples of  
Gothic Revival dwellings, complete with floor plans, making it accessible 
to many.  Ultimately, these models came from architectural pattern books 
such as Andrew Jackson Downing’s The Architecture of Country Houses.  
Of his working-man’s Model Cottage, Downing wrote:  "Our object, in this 
design, is to give the greatest amount of accommodation and convenience, 
at the smallest cost, for the dwelling of a large family who live in a very 
simple and economical manner. While the exterior is, therefore, very plain, 
the least possible ornament being used, there is still an expression of 
symmetrical beauty, and a certain cheerfulness of external effect. It is 
certainly a cottage which will convey an idea of taste in the occupants, so 
far as the exterior is concerned."  

In keeping  with Downing’s theories, the dwelling  at 9891 Keele Street is 
very simple in its ornamentation. The pointed gables on the west (front) and 
south (side) facades may have had (at one time) some vergeboard details, 
but this detail was not always present.  The scrolled brackets of the 
verandah are also typical of the time period.

The gables became a standard feature of the Ontario Gothic Revival style in 
the 1860s, serving purely practical purposes—it allowed more light and 
headroom into the attic space.
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Above: Front/South facade showing asymmetrical composition with 
pointed gable and lancet window over the wooden porch.GBCA 
2017

Below: Front facade showing the cross-gable roof and rear tail. 
GBCA 2017
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Above: North facade showing pointed gable and lancet window. GBCA 
2017

Below: South facade showing the central location of double hung 
windows and addition of rear tail on the west facade. GBCA 2017

Above: Front (West) facade showing asymmetrical composition with 
pointed gable and lancet window over the wooden porch.2013

Below: Rear (East) facade showing the cross-gable roof and rear tail. 
GBCA 2017



 The variations on vernacular style is evident through other 
buildings in the district. For example, 1 Jackson Street, 10137 Keele Street, 
9920 Keele Street, 9986 Keele Street and 9901 Keele Street.  These 
buildings have the same asymmetrical composition with verandah set to 
the side of the projecting tail of the building.  However, these buildings do 
not incorporate the Gothic Revival feature of the pointed or lancet window, 
and these examples are also constructed of polychromatic brick.

This house at 9891 Keele Street is currently clad in clapboard.  Board and 
batten was popular as a wooden siding for Gothic Revival houses between 
about 1850 and 1870—again, an influence of Downing who saw board 
and batten as an expression of the wood frame that it covered.

The homes of many of the English Settlers arriving in Vaughn were usually 
built of brick and comfortably furnished. There was a desire to replicate 
English properties they had left behing by means of landscaping, and 
related strategies. 
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From top to bottom:

9920 Keele Street; 9986 
Keele Street, and an 
archival image of a 
typical one-and-one-half 
storey brick residential 
building in Maple in the 
nineteenth century.



3.3  CONTEXTUAL

The context of the heritage building at 9891 Keele Street has been 
dramatically altered throughout the twentieth century and most notably in 
the last two decades.  

While originally in a semi-rural village context against a backdrop of trees 
and open fields, the property is now adjacent to commercial/residential 
development and is in close proximity to Vaughan’s new City Hall.  

As described in the historical section of this report, the former residential 
property was severed in the twentieth century.  The south portion has never 
been developed.  

North of the property, a former single-family residential lot has been 
redeveloped with a large multi-unit building.  South of the property is the 
cemetery.
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Aerial view showing context of 9891 Keele Street with modern multi-unit 
residential building on the north, single-family residential on the east, and the 
Cemetery to the south.

Development at 9901 Keele Street where a one-and-one-half storey nineteenth 
century building was integrated into the front of a multi-unit residential building.

Aerial photo from 1954 showing the context of Maple along Major 
Mackenzie and Keele. 



3.4  Statement of Cultural Heritage Value

Current Status: The building is within Village of Maple Heritage 
Conservation District, (VMHCD) and is therefore included as a contributing 
building  under Part V of the Ontario Heritage Act (OHA). As such, 
development proposals or alterations must adhere to the District’s identified 
heritage guidelines (outlined in Section 4 and 6) that are set in place to 
conserve identified heritage resources. The William Bailey House, 9891 
Keele Street, is also listed on the City of Vaughan’s Register of Property of 
Cultural Heritage Value. The house was constructed, circa 1860, in the 
Ontario Gothic and Victorian Vernacular style. 9869 Keele Street is 
currently an empty lot.

Design or Physical value:

The structure retains its original form and much of its original detailing, 
which are characteristic of mid-nineteenth century residential buildings in 
Ontario.  The distinctive configuration with its L-shaped plan under a cross-
gable roof with rear kitchen tail is representative of this building  type.  
These features, along with the exterior material are specific to the date and 
location.  

Historical or Associative value:

The William Bailey House is among the oldest extant structures in the 
Maple Heritage Conservation District, and is important for its association 
with a prominent Maple family (the property remained in the possession of 
the Bailey family into the 1980s).

Contextual value

The presence of this early residential building is a visual reminder of the  
history of Vaughan and the former village of Maple.  However, the 
immediate context of the property has been greatly altered .  The associated 
contextual features such as other nineteenth century residential buildings 
have been lost due to modern developments including  large-scale 
residential (to the north) as well as commercial developments.

Using the historic background material above, the following have been 
assessed as the key heritage attributes of the subject property:

• The asymmetrical L-shaped plan oriented with the front door 
facing west onto Keele Street

• The one-and-one-half-storey massing with cross gable roof broken 
by pointed gables on the south and west elevations

• The painted wood siding

• The bell-cast verandah with decorative brackets

• The proximity of the building to the original crossroads of the 
former Village of Maple
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Statement of Heritage for the Maple Heritage Conservation District.



4. HERITAGE STATUS AND PLANNING 
 POLICIES

The property at 9891 Keele Street is listed on the City of Vaughan Heritage 
Inventory, and both 9869 and 9891 are within the Maple Heritage 
Conservation District, which is designated under Part V of the Ontario 
Heritage Act.

Vaughan Vision 2020/Strategic Plan:

The 2020 Vision states a desire through policy to preserve Heritage and 
Support Diversity, Arts and Culture. And is a welcoming  city that supports a 
vibrant arts community, with diverse heritage and cultural initiatives 
(Strategic Plan). 

Vaughan Official Plan 2010 – Section 6: Cultural Heritage

The Council of the City of Vaughan has adopted policies that recognize and 
conserve cultural heritage resources.  The following  policies have been 
extracted due to their relevance to this proposed project.

6.1.1 Protecting Vaughan’s Cultural Heritage

Policy 6.1.1.1 - It is the policy of Council to recognize and conserve 
cultural heritage resources, and to promote the maintenance and 
development of an appropriate setting within, around and adjacent to 
all such resources.

6.2 Ensuring Heritage Protection and Conservation

Policy 6.2.1.1 – It is the policy of Council, to make full use of the 
provisions of Provincial legislation, such as the Ontario Heritage Act, 
Planning Act, Municipal Act and Environmental Assessment Act, to 
protect and conserve cultural heritage resources in Vaughan.

Policy 6.2.2.4 - The City may permit alterations or additions to 
designated heritage properties when those properties and their heritage 
attributes are conserved in accordance with Good Heritage 

Conservation Practice.  Any proposed alteration, addition, demolition 
or removal affecting a designated heritage property shall require a 
heritage permit application to be submitted for the approval of the City.

Policy 6.2.2.5 - To require that, for an alteration of a designated 
heritage property, the applicant shall submit a Cultural Heritage Impact 
Assessment.

Policy 6.2.2.6 - That, in reviewing  heritage permit applications, the 
City be guided by the following heritage conservation principles:
• Good Heritage Conservation Practices
• protecting heritage buildings including their environs from any 

adverse impacts of the proposed alterations, additions works or 
development

• retaining  and repairing  original building  fabric and architectural 
features

• new development on vacant lots be designed to fit harmoniously 
with the immediate physical or broader district context and 
streetscapes, and be consistent with the existing heritage 
architectural style through such means as i. being  similar in height, 
width, mass, bulk and disposition; ii. providing  similar setbacks; 
iii. using  like materials and colours; and, iv. using  similarly 
proportioned windows, doors and roof shape.

Policy 6.2.2.8  - To allow, where appropriate, the adaptive re-use of a 
built heritage resource on a designated heritage property in a manner 
that does not adversely impact the heritage attributes of the resource.

Policy 6.2.4 Cultural Heritage Impact Assessments
Cultural Heritage Impact Assessments provide the City with 
information about the potential impacts development may have on a 
cultural heritage resource and provide a basis for establishing how 
those impacts may be avoided or mitigated.  Cultural Heritage Impact 
Assessments may be required for many development activities on or 
adjacent to heritage resources.

6.2.4.1 It is the policy of council that Cultural Heritage Impact 
Assessments shall be prepared by a professional with expertise in 
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cultural heritage resources and in accordance with the requirements of 
this Official Plan, and that:

a) the assessment must demonstrate whether the heritage values 
and character of cultural heritage resources, as identified by the 
City, are being  retained, improved, adversely impacted or lost by 
the proposed development;

b) the assessment may not substitute alternate heritage values or 
character for those that have been approved or endorsed by the 
City; and,

c) where there is no designation by-law, approved heritage 
character statement or approved conservation plan, the assessment 
must document, to the City’s satisfaction, the cultural heritage 
values of the property.

6.2.4.2 That Cultural Heritage Impact Assessments are subject to City 
review.  In review of Cultural Heritage Impact Assessments, the City:

a) will be guided by Good Heritage Conservation Practices and 
heritage conservation principles as identified in policy 6.2.2.6 of 
this Plan, by priorities for on-site retention as identified in policy 
6.2.2.7 of this Plan, and by any other relevant policies of this Plan; 
and,

b) may impose conditions of approval to secure the long-term 
conservation of the resource.

6.2.4.3 That if a development proposal substantially changes in scope 
and/or design from that described in the Cultural Heritage Impact 
Assessment, the City may require that the applicant submit additional 
cultural heritage information, including  a revised Cultural Heritage 
Impact Assessment.

6.2.2.6. That, in reviewing heritage permit applications, the City be 
guided by the following heritage conservation principles: a. Good 
Heritage Conservation Practices; b. protecting  heritage buildings, 
Cultural Heritage Landscapes and archaeological sites including  their 

environs from any adverse impacts of the proposed alterations, 
additions, works or development; c. retaining  and repairing original 
building  fabric and architectural features; d. new additions and 
features should generally be no higher than the existing  building and 
wherever possible be placed to the rear of the building or set back 
substantially from the principal façade so as to make the addition 
unobtrusive from the pedestrian realm; and, e. new development on 
vacant lots or lots currently occupied by non-heritage structures in 
Heritage Conservation Districts designated under Part V of the Ontario 
Heritage Act be designed to fit harmoniously with the immediate 
physical or broader district context and streetscapes, and be consistent 
with the existing heritage architectural style through such means as:

i. being similar in height, width, mass, bulk and disposition; 
ii.  providing similar setbacks; 
iii. using like materials and colours; and, 
iv. using similarly proportioned windows, doors and roof shape.

Maple Village Heritage Conservation District

The City of Vaughan has recognized the former Village of Maple as one of 
its four historic villages.  It has been designated under Part V of the Ontario 
Heritage Act.  As such, they have acknowledged that the preservation and 
enhancement of this community is important to the City as it has a 
character that is distinct to the City. 

Vaughan Official Plan Policy 6.3.2 

Heritage Conservation Districts

6.3.2.3 It is the policy of Council to conserve Heritage Conservation 
Districts by approving only those alterations, additions, new developments, 
demolitions, removals and public works in accordance with the respective 
Heritage Conservation District Plans and the policies of this Plan.

6.3.2.4 That any proposed private or public development within or 
adjacent to a Heritage Conservation District will be designed to respect 
and complement the identified heritage character of the district as 
described in the Heritage Conservation District Plan.
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Village of Maple Heritage Conservation District Plan 2007

The overall objective in designating  the district was to ensure the retention 
and conservation of the District’s cultural heritage resources and heritage 
character, and to guide change so that it contributes to, and does not 
detract from, the District’s architectural, historical, and contextual 
character.

2.4.2 Objectives for Heritage Buildings

• To retain and conserve the heritage buildings identified in the 
District Plan 

• To conserve heritage attributes, distinguishing qualities or character 
of heritage buildings and avoid the removal or alteration of any 
historic or distinctive architectural feature

• To correct unsympathetic alterations to heritage buildings

• To undertake the restoration of heritage buildings bases on a 
thorough examination of archival and pictorial evidence, physical 
evidence, and an understanding  of the history of the local 
community.

OPA 350 - Maple Community Plan:

Additional Guidance from the Official Plan the relies on OPA 350, the 
Maple Community Plan, top rovide its context, and it will reflect and 
respect policies found therein. It isworth noting in Part II (k), the Goals for 
Heritage Conservation:

II GOALS 

k) Heritage Conservation

To preserve and protect buildings of heritage and architectural 
interest by designation of such buildings pursuant to the Ontario 
Heritage Act. To require the incorporation and maintenance of 
heritage resources as part of development or redevelopment 

undertaken pursuant to the policies and designations of this plan. 
To preserve and protect heritage resources which include but are 
not necessarily restricted to archaeological sites, buildings and 
structural remains of historical, architectural and contextual value 
and human-made rural, village and urban landscapes of historic 
and scenic interest.
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5. DESCRIPTION OF PROPOSED DEVELOPMENT/SITE 
ALTERATION

The Owner has submitted a Zoning By-law Amendment on the subject 
lands to facilitate the development of the properties including 3 Freehold 
Townhouse blocks with 11 total units, 2-Semi-Detached Dwellings with 4 
units, and the conversion of extant heritage property to a commercial 
ground level with residential upper level. In total there will be 15 new units 
plus the refurbishment of the extant heritage property. 

The design incorporates variations of nearby vernacular styles located 
throughout the district. Characteristic of Gothic Revival architecture, the 
new proposal features: 

1  High peaked center gables

2  Vertical finials and ornamental bargeboard on each ridge. 

3 Three verandahs are centered and appear to be fitted with a mansard 
style roof rather than bellcast 

4 Polychromatic brickwork is evident in elevations

5  Quoins running along each of the four symmetrical elevations with bay 
windows.  

6  Voussoirs are employed, however, the used of patterned coursing  on 
the gables and centre elevation is not present in nearby heritage buildings 
within the district. 
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The Bailey house exhibits characteristics of the Ontario Gothic Revival time 
period, which are likewise expressed by the neighboring buildings. The 
house is far more practical in its construction, and with very modest 
ornamentation. Major elements of the Bailey house are its lancet window, 
shutters, wood board cladding and the economization and utility of its 
components. There are some decorative brackets details present in the front 
verandah, but not in gables. 

In keeping with the HCD, the proposal does make reference to the areas 
historical, contextual character, scale, and employs a iteration of the Gothic 
Revival Vernacular which is an approved heritage style of the Maple 
Heritage Conservation District. 

However, it has been identified that amalgamating characteristics from 
individual buildings, although a matter of taste, does dilute the overall 
cohesion of the design intent. Overall, relative proportions are respected 
between the window, door and height between the new development and 
the William Bailey house. The Standards and Guidelines for the 
Conservation of Historic Places in Canada states that “ 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.” Further comments regarding 
appropriate treatment of elements to consider are described on page 21 in 
the overview of the HCD.
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6. INTERVENTION AND MITIGATIVE STRATEGIES

The preceding information outlining the cultural heritage significance of the 
subject property has been used to direct our evaluation of the proposed 
development at 9869 and 9891 Keele Street.  Focusing on the building’s 
history and the key character-defining features (listed above), along with the 
building’s context, the following  assessment was completed using accepted 
principles in the conservation of historic properties (see listed in Appendix 
I).

In summary, the following  tables demonstrate that the heritage values and 
character of the subject property are being retained and/or mitigated by the 
proposed rehabilitation project, and is therefore in keeping with the City of 
Vaughan, Official Plan Policy 6.2.4.1 and in accordance with the Standards 
and Guidelines for the Conservation of Historic Places in Canada.    The 
tables also demonstrate that the proposed development meets the overall 
objective of the HCD Plan, which is to ensure the retention of the heritage 
resources and the heritage character.  

 

Critical factors in the evaluation of any change affecting a heritage building 
or its setting are consideration of “displacement effects” (those adverse 
actions that result in the damage, loss or removal of valued heritage 
features) and “disruption effects” (those actions that result in detrimental 
changes to the setting or character of a heritage feature).

The existing  heritage building will be rehabilitated - defined as: the action 
of ensuring a continuing use or a compatible contemporary use through 
repair, alterations, or additions, while protecting its heritage value.  While 
the displacement effects will therefore be minimized, the introduction of 
new construction in a Heritage Conservation District could disrupt the 
heritage character of the area.  However, most of the building’s original 
setting  (that which would be heritage character-defining) has long since 
been lost. Careful considerations of alternative design for the new buildings 
have resulted in the currently proposed design.
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Heritage Policies Proposed Conservation Strategy
OP Policy 6.2.2.6 - protecting 
heritage buildings including 
their environs from any 
adverse impacts of the 
proposed alterations or 
development by:

retaining and repairing 
original building fabric and 
architectural features

The heritage building will be preserved in 
its entirety. It will be left intact and in 
place and will be adaptively reused for a 
commercial ground floor and residential 
upper level. Immediately to the south of 
the heritage property are three story 
townhouses. The building is separated by a 
seven-meter lot with a meandering 
sidewalk that leads to a proposed service 
street. The scale of the proposal respects 
the existing heritage building by aligning 
the top of the gable roof with the eaves-
line of the new townhouses.

OP Policy 6.2.2.6 - new 
development on vacant lots 
be designed to fit 
harmoniously with the 
immediate physical or 
broader district context and 
streetscapes, and be 
consistent with the existing 
heritage architectural style 
through such means as i) 
being similar in height, width, 
mass, bulk and disposition; ii) 
providing similar setbacks; iii) 
using like materials and 
colours; and, iv) using 
similarly proportioned 
windows, doors and roof 
shape.

See analysis of Heritage Conservation 
District guidelines below.

OP Policy 6.2.2.8 - to allow, 
where appropriate, the 
adaptive re-use of a built 
heritage resource on a 
designated heritage property 
in a manner that does not 
adversely impact the heritage 
attributes of the resource 

The built heritage resource (the William 
Bailey House) will be adaptively reused to 
occupy a ground floor commercial level 
and upper level residential. These uses do 
not require major interventions to the 
former residential building.

OP Policy 6.3.2.3 - it is the 
policy of Council to conserve 
HCDs by approving only 
those alterations, additions, 
new developments, 
demolitions, removals and 
public works in accordance 
with the respective HCD 
plans and policies

See analysis of Heritage Conservation 
District guidelines below.
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HCD Objectives for Heritage 
Buildings (Section 2.4.2)

To retain and conserve 
heritage buildings

To conserve heritage 
attributes and avoid removal 
or alteration of any historic or 
distinctive architectural 
features

To correct unsympathetic 
alterations to heritage 
buildings

The proposed development conforms with 
the HCD objectives by retaining and 
conserving the William Bailey house.  The 
heritage attributes (as outlined earlier in 
this report) will be conserved.  Window 
and door openings will be maintained, the 
wood porch will be restored, and the 
overall massing will be retained.  Window 
frames and sashes will be replaced with 
appropriate double-hung units.

Recommendation: The modern window 
frames should be replaced with new 
appropriate units to be specified in 
forthcoming Conservation Plan

HCD Objectives for New 
Development (Section 2.4.5)

To ensure compatible infill 
construction that will 
enhance the District's 
heritage character and 
complement the area's 
village-like, human scale of 
development, while 
promoting densities sufficient 
to secure the District's future 
economic viability

The proposed development is compatible 
in the following ways:

• The new townhomes  maintain the area's 
"village-like" scale of three stories

• The elevations of each block are broken 
up visually by architectural design features 
that reference the traditional width of 
buildings in the area.

HCD Policy 4.2.1 - 
Conservation of Heritage 
Buildings

The proposed development conforms to 
the following HCD policies:

• Conserve heritage value by adopting an 
approach involving minimal intervention

• Evaluate the existing condition of 
heritage attributes to determine the 
appropriate intervention needed

• Repair rather than replace heritage 
attributes using recognized conservation 
methods.  Respect historical materials and 
finishes by repairing with like materials.

• Replace using like material any 
extensively deteriorated or missing parts of 
heritage attributes

• Correct inappropriate interventions to 
heritage attributes

• Undertake any work required to preserve 
heritage attributes physically and visually 
compatible with the heritage resource.
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HCD Policy 4.2.6 -Uses of a 
Heritage Building

The uses permitted for a 
heritage building will be 
governed by the zoning by-
law.

Uses that require minimal or 
no changes to heritage 
attributes are supported.

The heritage building is a residential form 
and the proposed use of residential/
commercial is therefore compatible and is 
a use that will require minimal changes to 
the heritage attributes.

HCD Policy 4.4 New 
Residential Buildings

New residential buildings will 
have respect for and be 
compatible with the heritage 
character of the District.  
Designs for new residential 
buildings will be based on the 
patterns and proportions of 
the 19th and early 20th 
century building stock that 
are currently existing or once 
existed in the village.

The proposed development includes a 11-
unit development of townhouses, with two 
semi-detached dwellings. Overall the 
proportions and design acknowledge the 
historic period. Elements are considered 
further in an overview of section 4.4.1. 

4.4.1 - Design Approach (for 
Residential Buildings)

The design will be a product 
of its own time, but should 
reflect one of the historical 
architectural styles 
traditionally found in the 
District.  New design should 
not be a hybrid of many 
styles, nor should it use 
inauthentic details and 
proportions.

New residential buildings will 
complement the immediate 
physical context and 
streetscape by being generally 
the same height, width, and 
orientation of adjacent 
buildings, being of similar 
setback, being of like 
materials and colours, and 
using similarly proportioned 
windows, doors and roof 
shapes

Larger new residential 
buildings will have varied 
massing to reflect the varied 
scale of built

 The building type of the proposed 
residential development (11 townhouses 
and 4 semi-detached units) does not have 
a precedent in the HCD.  However, the 
buildings conform with the design 
approach detailed in the HCD in the 
following ways:
• The design is a product of its own time 
and does not incorporate inauthentic 
historic details. Response:  although the 
proposal represents a contemporary 
interpretation of an approved heritage style 
of the HCD, the townhomes do introduce 
superfluous ornamentation in their 
elevations. The adjacent heritage resource, 
the William Bailey house, is known for the 
economy and utility of its components. 
There are some decorative bracket details 
present in the front verandah, but not in 
gables.              
• The new townhomes are primarily red 
brick -a material characteristic of the 
heritage district.
• The window and door openings are tall 
narrow and rectangular, in keeping with 
the characteristics of the heritage district
• The hipped roof with cross gable is in 
keeping with the forms of the heritage 
district
• The larger building form of the 
townhomes are broken down into smaller 
masses with articulations.
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The façade height of new 
residential buildings should 
be consistent with the façade 
height of existing buildings.  
Differences in façade heights 
between buildings on 
adjacent properties within the 
district should be no more 
than one-storey.

The proposed townhouses are limited to 3-
stories and is set well back (7 metres) from 
the 1 1/2 storey heritage house.  The height 
difference is further mitigated by the 
alignment of the top of the roof with the 
eavesline of the proposed development. 

HCD Design Guidelines for 
New Development in the 
Commercial Core (Section 
9.5.3.2 Objectives)

The use of on-street parking, 
grassed boulevards, 
cooperative connected 
parking arangements and 
access, and connected 
pathways and open spaces 
between and at the rear of 
buildings are all supported in 
site planning of new 
developments

Entrances shall face the 
principal street

The proposed development includes lay by 
parking on-street parking, integrated 
landscape (in the form of planters on Keele 
Street) and plantings in the open space 
behind the buildings.

CONCLUSION: 

Based on our assessment, the proposed development represents good 
planning by incorporating a new development on a site that contains 
heritage resources. The existing heritage building on the development site 
will encounter subsequent phases and will be repaired, stabilized, restored, 
reused and reconstructed. 

The new development will be sympathetic to the setback of the William 
Bailey House and no significant impacts can be foreseen. The house will 
be preserved and any intervention should be minimal and will be 
controlled through a conservation plan submitted under a separate cover. 

The general intent of the development will appropriately conserve the 
heritage attributes of the adjacent buildings and of the site, while 
permitting intensification in accordance with municipal and provincial 
policies The proposed development complies with current applicable 
codes and standards, however, with regard to the design approach for the 
proposal the following should be noted: 

Although the proposed development complies in principle with the HCD 
guidelines, it has been noted that a less! literal interpretation of the 
Victorian, Gothic Revival style is recommended.!As currently designed, the 
new construction includes several competing! architectural features and 
ornaments taken directly from the various nineteenth century styles found 
in the District in an attempt to imitate!the remaining heritage buildings. To 
avoid producing a ‘pastiche’ design, coordination with heritage staff to 
determine an appropriate reference to the Gothic Revival style is 
suggested. Our recommendation is based on ensuring conformance with 
the Standards and Guidelines for the Conservation of Historic Places in 
Canada. In current conservation practices new design should be clearly of 
its own time so as to not distract!from the adjacent historic buildings.

 With the above taken into consideration, the project will strike an 
appropriate balance between various planning and heritage policies 
applicable to the project, in a manner that will preserve the existing 
character adjacent to the site and provide an example of the site’s 
commercial evolution into the 21st century.
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7. PRELIMINARY CONDITION ASSESSMENT

A preliminary visual condition survey was undertaken on April 8, 2017.  
No destructive testing was undertaken.  More in-depth condition 
assessments and conservation recommendations (in the form of 
specifications) will be developed in the conservation plan. Appendix II 
documents the condition of the four elevations in further detail. 

Foundation/Basement: 

The rubble stone foundation appears to have been recently painted. 
Underneath this is a poured concrete floor which has encountered some 
deterioration, especially at the foot of the staircase, and is also evident on 
the floor and sill plate. This is likely due to standing water at a recent point 
in time. The presence of moisture retention in the concrete is evident from 
dampness to the touch, and from visible wicking on cinderblocks that  
support the furnace. 

The exterior walls are constructed of rough-cut stone masonry (“rubble 
masonry” is a common term used) . The varied coursing pattern, uneven in 
some areas, indicates a rapid construction. The mortar joints are heavily 
deteriorated. Most of the foundation walls will likely require repointing all 
the mortar joints and grout consolidation of the wall.
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Above: Location of significant deterioration/buckling  of the concrete floor before 
entry to boiler room, to the left. At the right, concrete foundation deterioration at 
foot of stair. 

Below: Significant deterioration of mortar joints of rubble foundation on the north  
facade. 

Above: Deterioration of concrete foundation on the east elevation. 



Exterior Wall Assembly – Wood Siding, soffit, fascia

The exterior wall assembly consists of painted wood siding. The wood 
siding  that was visible for inspection from grade was in fair to poor 
condition. Peeling  paint is a common problem on all elevations. Although 
some degree of deterioration is more pronounced in localized areas, in 
general,  the following defects were observed:

• ! Wood rot 
• ! Damaged wood
• ! Peeled paint
• ! Missing or loose boards
• ! Holes in cladding

The wood siding on the east elevation is different than that on the west, 
north, and south elevations. While the structure does not appear to have 
settled, it is probable that the siding was replaced due to deterioration. 

In several places, window sill’s have deteriorated, which suggests that 
excessive moisture has been trapped inside and drying of the wood has 
been insignificant and deterioration has occurred at different levels. 
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Above and Below: South and east facade exhibits wood cladding condition with 
areas of deterioration and openings. It is evident that different degrees of 
deterioration have occurred in wood elements of the building. 

Above: Detail of wood cladding deterioration, peeling paint, and sill rot noted on 
the east elevation. 



Exterior Woodwork – Porch

The covered wood porch on the west façade is in good to fair condition.

 There is evidence of rotting wood at the base of the columns. The roof, 
supported on these columns, has unique timber rafters that curve from butt 
to peak, and are covered with tongue and groove boards. They appear to be 
in fair condition with some water staining evident. A further and more 
invasive investigation would yield whether or not the lack of air flow in 
conjunction with moisture retention flow has led to unexposed rot. 
Because of exposure to the elements, there is very noticeable damage to 
the asphalt shingles that have deteriorated to the underlay. 

The verge board is in good condition, and these elements, in addition to 
the rafters and pilasters will be restored.

Roof and Drainage System

The asphalt shingled roof was not accessible for close inspection. The roof 
shingles are not original and are in poor condition. Water stains were found 
in several locations on the second floor, which would suggest leaks in the 
roof. At these locations it is possible that the surrounding roof joists have 
deteriorated due to moisture.

The rainwater disposal system consists of aluminum gutters and rainwater 
leaders that are not original to the building. The existing drainage system is 
in poor condition. 

GBCA Project Number 17021 - 9869-9891 Keele Street, Vaughan - Heritage Impact Assessment                                                                                                                                          15 May 2017 

                                                                                                                                                                                                                                                                                                          25

Above: Porch exhibits substantial damage to asphalt shingles which may also be 
responsible for wood deterioration below this surface. An invasive exploration will 
be required to determine the extend. Below: Roof shows further damage of shingle 
covering. 



Windows and Doors

The doors and windows on all elevations are presently boarded for the 
protection of the building. However, there is door on the rear tail of the 
building is in good to fair condition, despite not being original.

The exterior window frames have been concealed by the application of a 
decorative surround made of styrofoam. The original frames may still be 
present under these foam moulds and in the Conservation Plan, 
recommendations will be provided for the reuse and restoration of the 
original frames.

The majority of the windows have been replaced with vinyl windows. The 
east elevation second floor window appears to be an original window 
double hung  with two panes of glass at the top and the bottom. The unique 
lancet windows on the west and south elevations remain in place, as 
evidenced from an interior inspection. These are in fair to good condition 
and are restorable. 

Shutters (not original) that hang on the exterior are in very poor condition 
and have seen noticeable damage as a consequence of exposure and lack 
of maintenance. 
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Above and Below: Rapidly deteriorating condition of shutters on east 
facade,compared with relatively good condition of shutters one the west facade 
below. 



Masonry - Chimneys

The building has two brick chimneys: one on the east slope of the gable 
roof and the other on the rear tail.  It is likely that the original heating  of the 
home was likely a fireplace in the main house, and a cast iron woodstove 
in the rear tail. Although only reviewed from the ground, the brick 
chimneys appear to have many defective mortar joints, as well as broken 
and damaged bricks. The flashing is not correctly installed.
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Above: Defective mortar joints evident on chimney’s above, will require 
repointing. 



8. CONSERVATION STRATEGY

At subsequent stages of the project, more detailed investigations and 
recommendations will be provided with regard to the conservation of the 
existing  heritage fabric.  Heritage Specifications will be prepared prior to 
building  permit, and will include details regarding mock-ups and material 
and product samples.  A protection plan of the existing heritage building 
during construction on the neighbouring lands will be developed.
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9. CLOSURE

The information and data contained herein represents GBCA’s best 
professional judgment in light of the knowledge and information available 
to GBCA at the time of preparation. GBCA denies any liability whatsoever 
to other parties who may obtain access to this report for any injury, loss or 
damage suffered by such parties arising from their use of, or reliance upon, 
this report or any of its contents without the express written consent of 
GBCA and the client.

Those at GBCA involved in the preparation of this report are professional 
members of the Canadian Association of Heritage Professionals.

Christopher Borgal OAA FRAIC CAHP

President
Goldsmith Borgal & Company Ltd. Architects
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APPENDIX I
Conservation Principles
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APPENDIX II
Condition Assessment Drawings
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1. INTRODUCTION

1.1 Project Description

This Conservation Plan details the conservation treatments for the heritage 
property located at 9891 Keele Street, Vaughan, which contains a one and 
one-half storey wood frame building  dating  to the 1880s. The building has 
been identified as having cultural heritage value. It is listed on the City of 
Vaughan’s Register of Property of Cultural Heritage Value and is within the 
boundaries of the Maple Heritage Conservation district. This current report 
further develops the conservation strategy set out in the Heritage Impact 
Assessment prepared by GBCA on May 15, 2017.

The development site is located on the east side of Keele Street, south of 
Major Mackenzie Drive. The site includes two addresses 9869 and 9891 
Keele Street, Vaughan Ontario. 9869 is a vacant lot adjacent to St. Andrews 
Presbyterian Cemetery. The development proposal is to construct 15 new 
townhouse units on the site. The existing  heritage structure 9891 Keele 
Street will be retained, rehabilitated and converted to a live/work unit. 

GBCA prepared a conservation plan for this heritage building dated June 
13, 2014, it accompanied a previous development proposal that was 
different in form, mass and general design than the current proposal.

1.2 Present Owner and Contact

Owner
Empire Pace (Maple) Ltd.
125 Villarboit Cres.,
Vaughan, ON  L4K 4K2

Contact/Agent
Armstrong Planning & Project Management
Attn: Carleigh Oude-Reimerink 
125 Villarboit Cres.,
Vaughan, ON  L4K 4K2
(416) 444-3300 x3003        (carleigh@armstrongplan.ca
(417)

1.3 Location Plan
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2. STATEMENT OF SIGNIFICANCE AND 
 IDENTIFICATION OF CHARACTER-DEFINING 
 ELEMENTS

Current Status: The building  is within Village of Maple Heritage Conserva-
tion District, (VMHCD) and is therefore included as a contributing building 
under Part V of the Ontario Heritage Act (OHA). As such, development 
proposals or alterations must adhere to the District’s identified heritage 
guidelines (outlined in Section 4 and 6) that are set in place to conserve 
identified heritage resources. The William Bailey House, 9891 Keele Street, 
is also listed on the City of Vaughan’s Register of Property of Cultural Heri-
tage Value. The house was constructed, circa 1860, in the Ontario Gothic 
and Victorian Vernacular style. 9869 Keele Street is currently an empty lot.

Design or Physical value:

The structure retains its original form and much of its original detailing, 
which are characteristic of mid-nineteenth century residential buildings in 
Ontario.  The distinctive configuration with its L-shaped plan under a cross-
gable roof with rear kitchen tail is representative of this building  type.  
These features, along  with the exterior material are specific to the date and 
location.  

Historical or Associative value:

The William Bailey House is among the oldest extant structures in the Ma-
ple Heritage Conservation District, and is important for its association with 
a prominent Maple family (the property remained in the possession of the 
Bailey family into the 1980s).

Contextual value

The presence of this early residential building  is a visual reminder of the  
history of Vaughan and the former village of Maple.  However, the imme-
diate context of the property has been greatly altered .  The associated con-
textual features such as other nineteenth century residential buildings have 
been lost due to modern developments including large-scale residential (to 
the north) as well as commercial developments.

Using the historic background material above, the following have been 
assessed as the key heritage attributes of the subject property:

• The asymmetrical L-shaped plan oriented with the front door fac-
ing west onto Keele Street

• The one-and-one-half-storey massing with cross gable roof broken 
by pointed gables on the south and west elevations

• The painted wood siding

• The bell-cast verandah with decorative brackets

• The proximity of the building to the original crossroads of the for-
mer Village of Maple

Statement of Heritage for the Maple Heritage Conservation District.
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Above: South-East elevation of the building. April 2017.

3. BUILDING CONDITION ASSESSMENT

GBCA visited the site in April 2017 and undertook a visual assessment of 
the exterior condition and the condition of the rubble stone foundation. 

Foundation/Basement

The rubble stone foundation is in fair to poor condition. The foundation 
wall has been painted. There is visible deterioration of the mortar joints.  

The poured concrete floor which has encountered some deterioration, es-
pecially at the foot of the staircase, and is also evident on the floor and sill 
plate. This is likely due to standing water at a recent point in time. The 
presence of moisture retention in the concrete is evident from dampness to 
the touch, and from visible wicking  on cinderblocks that  support the fur-
nace.

Exterior Wall Assembly - Wood Siding, soffit, fascia

The original wall assembly of the building comprised of horizontal exterior 
wood siding, vertical wood furring, wood studs, +/- 8” horizontal wood 
planks, vertical furring, horizontal wood lath and plaster, is in fair condi-
tion. In some areas, the original plaster was already replaced or damaged. 
The energy efficiency of the original wall assembly does not comply with 
current standards.

The wood siding on the east elevation is different than that on the west, 
north, and south elevations perhaps suggesting two different building  peri-
ods.  The wood siding that was visible for inspection from grade was found 
in  poor condition. Peeling paint is a common problem on all elevations. 
The following defects were also observed:

• Wood rot 
• Damaged wood
• Peeled paint
• Missing or loose boards
• Holes and miscellaneous wiring in cladding 
• Damaged and/or missing window shutters 
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An analysis of the wood species of the exterior cladding was not under-
taken for the purposes of this report, but it may be inferred that the siding is 
generally of pine, as would be typical for the period of construction.  

The exterior cladding  is generally in fair to poor condition, signs of age and 
lack of maintenance are clearly evident.  The paint work is currently failing, 
as evidenced by peeling and cracking of the finishes and gaps in the joints 
between cladding elements and trim. In several locations there are holes in 
the wood cladding and the fasica board. 

Above: Deterioration of the wood cladding and fascia board on the south eleva-
tion

In several places, window sill’s have deteriorated, which suggests that ex-
cessive moisture has been trapped inside and drying  of the wood has been 
insignificant and deterioration has occurred. 

Generally, the wood soffits are in fair to poor condition, with some degree 
of deterioration that has to be addressed to increase the life span of these 
elements.

Exterior finishes - Paint

Generally the exterior paint is in poor condition.  The modern paint coat-
ings appear to be of latex rather than the traditional oil-based formulation.  
Oil-based paint would generally fill the small seams and cracks that are 
now evident due to the use of the less robust latex system. 

Windows and Doors

The doors and windows on all elevations are presently boarded for the pro-
tection of the building. The majority of the windows have been replaced 
with vinyl windows. The exterior window frames have been concealed by 
the application of a decorative surround made of styrofoam. The original 
frames may still be present under these foam moulds, although their condi-
tion is unknown. 

Shutters (not original) that hang  on the exterior are in very poor condition 
and have seen noticeable damage as a consequence of exposure and lack 
of maintenance.

Above left: Deterioration of the styrofoam surrounds and peeling paint
on the south elevation

Above right: Deterioration of one of the wood shutters, south elevation.
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Exterior Woodwork – Porch

The covered wood porch on the west façade is in fair condition.
There is evidence of rotting wood at the base of the columns. The roof, 
supported on these columns, has unique timber rafters that curve from butt 
to peak, and are covered with tongue and groove boards. They appear to 
be in fair condition with some water staining evident. Because of exposure 
to the elements, there is very noticeable damage to the asphalt shingles 
that have deteriorated to the underlay. 

The verge board is in good condition, and these elements, in addition to 
the rafters and pilasters will be restored.

  
Above left: Some water staining is visible on the porch roof.

Above right: Side view of the porch, pilasters show some deterioration, at the base 
there is some areas of rot.

Masonry - Chimneys

The building has two brick chimneys: one on the east slope of the gable 
roof and the other on the rear tail. The brick chimneys appear to have 
many defective mortar joints, as well as broken and damaged bricks. The 
flashing is not correctly installed.

Above left: Some water staining is visible on the roof. The mortar joint on the 
chimney are severely deteriorated. 

Above right: Deteriorated asphalt shingles.

Roof and Drainage System

The asphalt shingled roof was not accessible for close inspection. The roof 
shingles are not original and are in poor to very poor condition. There is a 
small amount of water staining found in a few locations on the second 
floor, which would suggest leaks in the roof. At these locations it is possible 
that the surrounding roof sheathing have deteriorated due to moisture.

The rainwater disposal system consists of aluminum gutters and rainwater 
leaders that are not original to the building. This drainage system is in poor 
condition. 
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4. CONSERVATION APPROACH

The proposed alterations to the heritage building can be accomplished in 
accordance with the Standards and Guidelines for the Conservation of 
Historic Places in Canada.  

The conservation work proposed for the project is summarized in this 
section of the report.  This information is also annotated on drawings found 
in Appendix II to this Report and in the Heritage Specifications.  As with all 
heritage related projects, new information may come to light as the 
construction work is undertaken.

The existing  heritage building will be rehabilitated - defined as: the action 
of ensuring a continuing use or a compatible contemporary use through 
repair, alterations, or additions, while protecting its heritage value.  

Heritage Specifications accompany this Conservation Plan, and include 
details regarding mock-ups and material and product samples.  

A protection plan of the existing  heritage building during construction on 
the neighbouring lands is provided in Appendix III to this Report. 

At subsequent stages of the project, more detailed investigations and rec-
ommendations should be provided with regard to the conservation of the 
existing heritage fabric. 

Foundation

The rubble stone foundation wall requires grout consolidation and repoint-
ing the mortar joints.

Exterior – Wood Siding

Repainting of the exterior wood is required in order to protect and maintain 
the exterior wood elements, which are key heritage-character defining fea-
tures of the building.  Paint is the most frequent historic form of protection 
to prevent constant wetting/drying  cycles from attacking the wood.  Exterior 
paint must be renewed regularly.  

Deteriorated paint should be scraped and/or sanded by hand to the next 
sound layer of paint, using  the gentlest method possible.  This preparation 
is crucial and generally in heritage projects one should expect to spend as 
much time preparing the work site as painting. 

Re-coating with an oil-based paint would be impractical due to the nature 
of the current latex coatings.  Ensure that the new paint is compatible with 
the existing one.

Cracks and open joints should be sealed using paintable low viscosity ep-
oxy.

Modern service devices (including  CCTV units, electrical outlets, lights, 
sensors, etc.) should be systematically relocated to match the patterns es-
tablished by the building details, as opposed to the current, seemingly arbi-
trary, installation.  Wood siding  should be repaired in these locations using 
appropriate methods.

Paint colours should be chosen from a heritage palette, in keeping with the 
vintage of the station, and should maintain the decorative pattern of con-
trasting colours.  An archival image from c1905 shows that the building 
was painted in a light tone with contrasting detail.

Ensure that wiring and lighting are fastened to the building in a manner that 
will not cause deterioration of woodwork.

The energy efficiency of the original exterior wall assembly should be im-
proved by replacing remnants of plaster and wood lath with 4” steel studs 
with spray foam insulation (closed cell), new service space,  vapour barrier 
and gypsum board. The spray foam should also fill in the cavity between 
the exterior wall and the first joist., to minimize thermal bridge points on 
the building

GBCA also recommends that an overall maintenance plan be prepared for 
the building.  For the exterior wood siding, the maintenance plan should 
include reference to regular inspections for any signs of deterioration.  De-
cay is often first evident in blistering or peeling  paint, generally sympto-
matic of moisture problems.
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Exterior – Wood details

Sound exterior wood, or deteriorated wood that can be repaired, should be 
retained as opposed to replaced.  Repairs should take the form of patching, 
dutchman, consolidating or reinforcing  the wood using  recognized preser-
vation methods.  

Extensively deteriorated wood elements should be replaced in-kind using 
the physical evidence as a model to reproduce the element.  Replace wood 
only when the wood has lost its material integrity and its ability to hold its 
surface coating.  Substitute in kind, with wood of the same species, and 
with the same moisture content.

On the south bargeboard frame there are wood pegs from the former glass 
insulators of the original telegraph cables.  This historical feature, and any 
others that may be similar in their association with the history of the build-
ing and found during  the rehabilitation project, should be retained in situ 
as part of the historical record.

Roof and Drainage System

The roof is the most exposed part of a building and is therefore the most 
vulnerable to weathering.  Deterioration to other parts of the heritage fabric 
can result from a faulty roof.  For this reason, the roof should be carefully 
assessed prior to proceeding to replacement or repair.  This includes inves-
tigation in the attic spaces for subtle signs of damp and ensuring  that the 
roof is properly ventilated so that any moisture can readily evaporate with-
out damage to the structure.  Inspection of the roof valleys along  the gable 
ends should be part of a regular maintenance-monitoring plan.

Existing  gutter and downspout should be replaced by half-round gutters 
and round downspout in galvanized metal, as the current square downs-
pouts and a box-bottom/ogee gutter profile is not typical for a building  of 
this period in Ontario.  The original material for the gutters would have 
been galvanized iron or steel.  

Eavestroughs and downspouts should follow corners or angles in walls.

Windows

Windows are the most conspicuous of any building’s features and therefore 
special attention must be afforded to the refurbishment of this feature.  At 
the same time, windows are extremely vulnerable to wear and tear and 
weathering.  The frames and sash of early 20th century windows in Ontario 
were assembled from wooden millwork, usually softwood, and were oper-
able. 

Following a detailed condition survey of each window:

• Protect any existing  historic glazing during repairs to window sash 
and frames.

• Remove excessive paint build-up but leave sound paint that ad-
heres well and does not interfere with the window’s operation.

• Vinyl windows installed on existing wood frames will be replaced 
by wood sashes set on existing  wood frame. Original wood win-
dows and/or wood storm windows will repaired. 

Doors

Existing doors are not originals and will be replaced. 

Specifications related to conservation and supplied under separate cover 
by GBCA include:

 00010    Table of Contents
 01000  General Requirements
 01525    Scaffolding
 02050  Demolition
 02151  Shoring and Bracing
 04050  Masonry Procedures
 04065  Grout Injection Stabilization - Restoration
 04210  Brick Masonry
 04500  Masonry Restoration
 04502  Mortar & Grout for Restoration
 06340  Historic Wood Repair
 07216  Sprayed Foam Insulation
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 07310  Asphalt Shingles - Restoration
 07525  Modified Bituminous Roofing
 07610  Metal Flashing and Trim
 07901  Sealants
 08210  Wood doors
 08590  Window Sash Replacement
 08621  Restoration Wood WIndows
 08700  Finish Hardware
 08800  Glass and Glazing
 09250  Gypsum
 09900  Painting
 09902  Paint Removal

6. ESTIMATED CONSERVATION BUDGET

As stated in a memorandum for the City of Vaughan dated February 9, 
2017. A letter of credit will be provided to the City of Vaughan for the 
William Bailey House through the Letter of Undertaking. The amount of the 
letter of credit will be as stated in memorandum dated February 9, 2017 
from the City of Vaughan.

7. CLOSURE

The information and data contained herein represents GBCA’s best 
professional judgment in light of the knowledge and information available 
to GBCA at the time of preparation. GBCA denies any liability whatsoever 
to other parties who may obtain access to this report for any injury, loss or 
damage suffered by such parties arising from their use of, or reliance upon, 
this report or any of its contents without the express written consent of the 
GBCA and the client.
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APPENDIX I
The Standards for the Conservation of Historic Places 

in Canada
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APPENDIX II
Conservation Drawings

Goldsmith Borgal & Company Ltd. Architects
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(William Bailey House)
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HERITAGE WINDOW  SCHEDULE

 No. Location

WINDOW HARDWARE

B
A

S
E

M
E

N
T

.

WS0-1

1
s
t
.
 
F

L
O

O
R

.
2
n

d
.
 
F

L
O

O
R

.

Material Material Finish

Glazing

Finish

Function

Type

FRAME SASH

Top Bottom

REMARKS

PT PT

PT PT

PT PT

PT PT

PT PT

PT

PT PT

PT PT

PT PT

PT PT

PT PT

PT PT

PT PT

CA WD PT ALP/GL

Type

PT

PT PT

WD

WD

WD

WD

WD

WD

WD

WD

WD

WD

WD

WD

WD

WD

WD

WD

WD

WD

WD

WD

WD

WD

WD

WD

WD

WD

WD

2 Hinges

1 Handle

PT WD PTWD

New Sash

Type

Coordinate perforations on aluminum panel w/ Mechanical drawingsA

Function Type:

DH   -   Double Hung

CA   -   Casement Window

4 --

WW1-1 DH B 22 GL

Sash, lock & finger sash lift

New sash on existing frame

WW1-2 DH B 22 GL

Sash, lock & finger sash lift

New sash on existing frame

WS1-1 Exist.

Sash, lock & finger sash lift

Remove remnants of original hardware and install new one. Make window operable

WS1-2

Sash, lock & finger sash lift

Size +/- (mm)

Width Height

Exist. Exist. Exist.Exist. Exist. Exist. Exist.

Exist. Remove remnants of original hardware and install new one. Make window operable.

Replace upper pane of glass

Exist. Exist. Exist. Exist. Exist. Exist.

(1 pane

broken)

WS1-3

Sash, lock & finger sash lift

Exist. Remove remnants of original hardware and install new one. Make window operable.

Replace upper pane of glass

Exist. Exist. Exist. Exist. Exist. Exist.

(1 pane

broken)

WS1-4 Exist.

Sash, lock & finger sash lift

Remove remnants of original hardware and install new one. Make window operableExist. Exist. Exist. Exist. Exist. Exist.

WE1-1
DH B PTWD22 GL

Sash, lock & finger sash lift

New sash on existing frame

WE1-2
Exist. Exist. Exist. Exist.

E

-4 GL Provide new storm sash. Repair existing hardware. Make window operable.

Provide 4 pane of glasses.

-

Exist. Exist. Exist. Exist.

E

-Exist. Exist. Provide new storm sash. Repair existing hardware. Make window operable

-

WE1-3

WE1-4
PTWDExist. Exist. Exist. Exist. Exist. Exist. Exist. PTWD

Sash, lock & finger sash lift

Remove remnants of original hardware and install new one. Make window operable.

Replace bottom part of the frame.

WN1-1
DH B 22 GL

Sash, lock & finger sash lift

New sash on existing frame

WW2-1

WW2-2

Exist. Exist. Exist. Exist. Exist. Exist. Exist.

Sash, lock & finger sash lift

Remove remnants of original hardware and install new one. Make window operable.

Remove and align upper sash

DH B 22 GL

Sash, lock & finger sash lift

Remove remnants of original hardware and install new one. Make window operable

WD

WS2-1 Exist. Exist. Exist. Exist. Exist. Exist. Exist.

Sash, lock & finger sash lift

Remove remnants of original hardware and install new one. Make window operable.

Replace bottom part of the frame

WE2-1 DH B 22 GL

Sash, lock & finger sash lift

Remove remnants of original hardware and install new one. Make window operable

GENERAL NOTES:

1. Remove screws, nails and/or plugs. Fill holes w/

wood filler and sand until surface is smooth and

ready for painting. For purpose of tender

consider 15 holes in each window frame and

storm.

2. Scrape flaking paint. For purpose of tender

consider 50% of each frame to be scraped.

3. Repair damaged wood with wood filler in areas

from 20 mm width x 10 mm depth x up to 300 mm

height. Sand until surface is smooth and ready

for painting. For purpose of tender consider one

repair for each frame.

4. Repair damaged wood frame w/ epoxy in areas

from 50 mm width x 50 mm depth x up to 300 mm

height. This includes reproduce existing frame

profile. For purpose of tender consider that 25%

of the total window frames need this repair.

5. Repair wood frame w/ consolidant (total depth of

the frame and up to 200 mm height). For purpose

of tender consider that 25% of the total window

frames need this repair.

6. Muntin bars to be 16 mm (

5

8

") thickness. For

Double and Single Hung windows, profile to

reproduce existing in window WS1-3. For

Casement windows, profile to reproduce existing

in window WE1-2.

7. Remove non-heritage styrofoam and wood

support. Provide new dutchman in each leg (left

and right), header and bottom of each frame. New

pieces will be nailed and glued to existing frame.

Apply new wood filler at joints, sand and paint.

For purpose of tender consider each dutchman to

be 50 mm x 50 mm x up to 900 mm length.

8. Where vinyl windows are replaced, consider that

sash weights are abandoned and existing pocket

to be insulated.

9. To make Double or Single Hung windows

operable, repair existing pulley, cord, etc. and

counter weight system.

10. Carefully remove storm window and repair. See

General Notes 2, 3, 4 & 5. Paint and re-install.

11. Remove existing sealant in each window frame

and replace with new.

12. Re-putty all pane of glasses in windows to be

kept on place.

Glazing Type:

GL    -   IG Low E- II Argon

Material:

ALP   -   Aluminum Panel

WD    -   Wood

Finish:

PT      -    Paint

TYPE "A" TYPE "B" TYPE "C" TYPE "D" TYPE "E"

TYPE 1 TYPE 2

GL

WDP

WDP

WDP

DOOR SCHEDULE

Door No. Location

DOOR

1
s
t
.
 
F

L
O

O
R

West Elev.
DW-1

South Elev.
DS-1

Type

1

Size (HxWxTHK)

2050 X 880 X 55

Material

WD

Finish

PT

F.R.R

(mins.)

FRAME

Type

A

Material

WD

Finish

PTN/A

F.R.R

(mins.)

N/A

LEGEND:

Material

GL     -   Float Glass

WD    -   Solid Wood

WDP -    Wood Panel

Finish

PT      -    Paint

2

2050 X 880 X 55

WD PT A WD PTN/A N/A

North Elev.
DN-1

2

2050 X 880 X 55

WD PT A WD PTN/A N/A

DOOR NOTES:

1. PROVIDE ACOUSTIC DOOR SEAL AND GASKET AROUND

PERIMETER OF DOOR .

2. RE-WORK EXISTING FRAME TO SUIT NEW DOOR.

3. HARDWARE TO MATCH HERITAGE PERIOD OF THE BUILDING.

HARDWARE COLOUR TO BE BRONZE (AGED).

4. PROVIDE SAMPLES FOR CONSULTANT'S APPROVAL. REPAIR

EXISTING DOOR AND FRAME AND PAINT .

5. CONTRACTOR TO CONFIRM ALL DIMENSIONS ON SITE
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Protection Plan for 9891 Keele Street, the William Bailey House

The property at 9891 Keele Street, Vaughn is currently being developed . The existing heritage building, the William Bailey House at 9891 Keele 
Street, Vaughan is to be rehabilitated and integrated into the new development. GBCA prepared a conservation approach and intervention solutions 
to retain the heritage building. The conservation plan and heritage specifications provide a detailed strategy to retain the heritage fabric. 

The following protection plan will provide an overview of measures that should be undertaken during construction to protect the existing heritage. 
There are other common risks that must be considered to protect the heritage fabric. These risks can be mitigated with the implementation of a 
monitoring program during construction and even when the rehabilitation is finished but the new construction is still underway. 

The monitoring program should be established during the consultation and documentation phases, continued during the rehabilitation of the 
heritage building and until adjacent work is finished. This program is undertaken to detect, gauge, record and interpret structural movement, the 
effects of vibration and other changes to the historic building that result from neighboring construction or demolition work. Data collected during 
the monitoring program can serve as a baseline for any subsequent movement or changes to site drainage patterns that arise within the first years 
after construction is completed.

Monitoring Program
A program of visual inspections undertaken by a qualified conservator and/or engineer along with technical monitoring procedures must be 
implemented. Inspectors should look for newly opened cracks, other signs of settlement and movement, and evidence of increased dampness or 
water infiltration. Any detected structural movement should be monitored. Tools to be used in this process can vary from a crack monitor (telltale) to 
more sophisticated electronic monitors, or optical survey instruments, etc. depending of the type of damage detected. 

Additionally, visual inspections should ensure that any temporary protective coverings are secure, that dust and dirt are not accumulating in the 
historic building, and that fuel and hazardous material protection provisions are being upheld.

This monitoring program includes:

1. Documentation
GBCA prepared an initial condition assessment that can be used as a base for this documentation and recording any change or damage noticed 
during and after construction. 

2. Vibration
Demolition and new foundation work are common sources of vibrations that can affect adjacent structures. The tools and methods used in 
demolition, such as impact hammers, wrecking balls and pavement breakers, produce vibrations that may be transmitted to the historic 
structure.
Vibrations may also be caused by increased truck traffic accompanying new construction or demolition work. In all cases, the force of the 
vibrations reaching the adjacent historic structure depends upon the activity generating the vibrations, the distance between the source and the 
existing structure, and the type of soil or pavement found between the two. 
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During work, a vibration control plan must be developed and monitored to ensure that no construction activity affects the heritage building.

3. Water
A well-functioning water drainage system around the historic building must be kept always. Construction site runoff from cement mixing and 
cleaning and dust suppression activities should not flow toward the historic property. 

Once the heritage building is finished, final landscaping and grading patterns on adjacent construction sites should be examined to ensure that 
rainwater is not routed towards the historic building. Also, debris originating at the construction site must be kept away way to the gutters, 
downspouts and drains of an adjacent building and screen should be installed to cover these areas if necessary. Regular visual inspections 
should be established as means of thwarting increased moisture levels. The inspection procedure should include checking gutters, valleys and 
exposed drains for any obstructions.

4. Temporary Heating
During Winter months and since the historic building is comprised of combustible materials, special care should be taken about the means use 
to provide temporary heating. Do not use oil-fired temporary heaters If enough power is available use electrical heaters. Where the use the not 
enough power is possible use propane heaters.

5. Fire and Security
Along with the temporary heating, other construction activities must be closely monitored and if possible avoided inside or near the heritage 
building. Examples of these activities are cutting, welding and use of plumber’s torches, among others.

Once heritage building is finished the fire and intruder alarm systems must be implemented immediately to minimize opportunities of fire and/
or vandalism.

6. Physical Impact
Cranes, hoists, heavy trucks can cause physical damage to the historic fabric, so protective barriers should be installed around the building until 
construction in the heritage and new buildings is finished. Since west and south facades are directly exposed to the construction site, when the 
construction in the heritage building is finished but in adjacent buildings is still underway windows should be covered with tarps or even 
plywood (with some layers of cushioning material) if necessary. Also, some vertical netting can be installed as part of the protection against 
physical impact and dust control.

This protection plan is complemented for the specifications GBCA has prepared for the project and for a wide variety of construction activities. These 
can be summarized as follow:

General:
• The surrounding private and public property shall be protected from damage during performance of the Work. 
• During construction, the existing heritage building shall be protected by fencing on all sides.
• Protection must be provided for the existing structure, finished and partially finished building finishes, waterproofing systems, and equipment 

during performance of the work.  
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• Open burning of rubbish is not permitted on the Site.

Storage, Handling and Protection 
• Store Products so as not to create any overloading conditions to any part of the building, structure, falsework, form work and scaffolding.

Demolition & Removals
During the demolition and removals phase take the following measurements to provide adequate protection:

• Protect adjacent structures and property against damage which might occur from falling debris or other causes. 
• Hang tarpaulins where debris and other materials are lowered. Build in around
• openings with wood and plywood at locations used for removal of debris and materials.
• Prevent debris from blocking surface drainage system, elevators, mechanical, and electrical systems which are required to remain in operation.
• Pay particular attention to prevention of fire and elimination of fire hazards.
• Supply and install adequate protection for materials to be re-used; set on ground
• and prevent moisture pick-up. Cover stockpiles of materials with tarpaulins.
• Prevent dust, dirt and water from demolition operations entering operational areas.
• Blasting is not permitted.

Shoring & Bracing
Work required for protection of the existing structure through shoring wherever the existing structure is at risk during work executed during this 
contract.

• Prevent movement, settlement or damage of adjacent structures and parts of existing building to remain. Provide bracing, shoring as required.
• Take precautions to support structures and, if safety of adjacent structures appears to be endangered, cease operations and notify Architect.

Mortar & Grout For Chimney Work
Protection and Curing of Completed Work:
• Strictly adhere to requirements of curing including wetted burlap protection for specified period and protection from drying effects of sun.
• Cover completed and partially completed work not enclosed or sheltered with waterproof covering at end of each work day. Anchor securely in 

position.
• Provide temporary bracing if necessary.

Historic Wood Repair
• Protect surfaces adjacent to repair area to prevent damage during work.
• Cover completed work not enclosed or sheltered with waterproof covering. Anchor securely in position.
• Provide protection against the spread of dust and residue into the environment in or beyond the work area.

Restoration of Wood Windows
Protect reusable historic glazing, from breakage during removal, during repair and during storage period.
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• Provide temporary covers over wood elements until exterior masonry restoration has been completed.
• On completion of exterior masonry restoration, remove exterior temporary covers and restore sills and exterior stops as specified.
• Where windows are to be removed protect the remaining elements and building interior from weather.
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Attachment #6 

Current Conditions South Side 



Attachment #7 

Current Condition North Side 



Attachment #8 Site Plan



























Attachment #9  m) Heritage Elevations



Attachment #10 Tree Inventory Report 

TREE INVENTORY TABLE:  VILLAGIO - 9891 Keele Street, Vaughan, Ontario 

BRUCE TREE EXPERT COMPANY LTD.: 3-1750 The Queensway, Suite 1329, Toronto, ON, M9C 5H5 1	  

 Tree 
# 

Species. DBH 
(cm) 

Biol. 

Cond. 

Struct. 

Cond. 
Condition Comments Owner 

Category 

Action 

401 Norway Maple 

(Acer platanoides) 

67 F P SW tree of three; narrow-angle union of 2 
co-dominant stems with included bark; 
girdling root impacts 30% of circumference 
of trunk at ground level south side; some 
minor lower trunk wounds with good 
wound wood margins; small cavity in lower 
main trunk south side 

City Preserve 

402 Norway Maple 

(Acer platanoides) 

61-56 
DRH 

F F SE tree of three; 2 co-dominant stems 
weakly connected due to narrow angle 
branch union with included bark; major 
girdling root visible and impacting 50+% of 
trunk circumference at ground level and 
related bark deterioration noted on lower 
trunk; poor wound wood development at 
old pruning cuts and 2 cankers have 
developed at old pruning wounds 

City Preserve 

403 Norway Maple 

(Acer platanoides) 

66 F P NE tree of three; narrow-angle union of 2 
co-dominant stems with included bark; 
girdling root visible and impacting 30-40% of 
basal circumference of trunk south side and 
related bark loss on trunk; poor wound 
wood development at old cuts; north co-
dominant stem with a structurally significant 
crack across grain of stem at 2 old branch 
wounds 

City Preserve 



TREE INVENTORY TABLE:  VILLAGIO - 9891 Keele Street, Vaughan, Ontario 

	  
BRUCE TREE EXPERT COMPANY LTD.: 3-1750 The Queensway, Suite 1329, Toronto, ON, M9C 5H5 

	  
	  

2	  

 Tree 
# 

Species. DBH 
(cm) 

Biol. 

Cond. 

Struct. 

Cond. 
Condition Comments Owner 

Category 

Action  

 

 

Trees # 404-460:The prominent linear zone of woody vegetation on the cemetery lands abutting the subject site to the south is 
comprised predominantly of a double row of White Cedars, which were in all likelihood originally planted as a cemetery hedge.  Cedars 
in the south row are generally more robust in size and tend to lean south more heavily than the row to the north.  Due to the heavy lean 
of trees to the south, many are close to up-rooting and with arching stems subject to hazard beam cracking due to increasing static and 
dynamic forces acting on the subsiding stems.  Collectively we would rank the row of cedars as in fair to good biological condition but in 
fair to poor structural condition.  It is anticipated therefore, that the life expectancy of most of the cedars will largely a function of poor 
structural condition and not related to poor health.   

Interspersed along the length of the cedar hedge are various deciduous tree species which vary from fair to good biological condition and 
are generally in fair to good condition structurally, but crowding or crowded by the adjacent cedars.  

    

404 White Cedar 

(Thuja occidentalis) 

17    City Preserve 

405 White Cedar 

(Thuja occidentalis) 

11    City Preserve 

406 White Cedar 

(Thuja occidentalis) 

26    City Preserve 

407 White Cedar 

(Thuja occidentalis) 

 

15    City Preserve 
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 Tree 
# 

Species. DBH 
(cm) 

Biol. 

Cond. 

Struct. 

Cond. 
Condition Comments Owner 

Category 

Action 

408 White Cedar 

(Thuja occidentalis) 

25 City Preserve 

409 White Cedar 

(Thuja occidentalis 

10 City Preserve 

410 White Cedar 

(Thuja occidentalis) 

16 City Preserve 

410a White Cedar 16 City Preserve 

411 White Cedar 

(Thuja occidentalis) 

10 City Preserve 

412 White Cedar 

(Thuja occidentalis) 

28/32 City Preserve 

413 White Cedar 

(Thuja occidentalis) 

16 City Preserve 

414 White Cedar 

(Thuja occidentalis) 

10 City Preserve 

415 White Cedar 

(Thuja occidentalis) 

12 2 stems City Preserve 
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 Tree 
# 

Species. DBH 
(cm) 

Biol. 

Cond. 

Struct. 

Cond. 
Condition Comments Owner 

Category 

Action  

 

416 

 

White Cedar 

(Thuja occidentalis) 

15/17   2 stem City Preserve 

417 

 

White Cedar 

(Thuja occidentalis) 

17   2 stem City Preserve 

418 White Cedar 

(Thuja occidentalis) 

20-20- 
10-24 -

24 

  4 stem City Preserve 

419 White Cedar 

(Thuja occidentalis) 

11   2 stem City Preserve 

420 White Cedar 

(Thuja occidentalis) 

30   Multi stem City Preserve 

421 White Cedar 

(Thuja occidentalis) 

14    City Preserve 

422 White Cedar 

(Thuja occidentalis) 

14    City Preserve 

423 White Cedar 

(Thuja occidentalis) 

 

18   2 stem City Preserve 
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 Tree 
# 

Species. DBH 
(cm) 

Biol. 

Cond. 

Struct. 

Cond. 
Condition Comments Owner 

Category 

Action 

424 White Cedar 

(Thuja occidentalis) 

16 City Preserve 

425 White Cedar 

(Thuja occidentalis) 

17 South City Preserve 

426 White Cedar 

(Thuja occidentalis) 

18 South City Preserve 

427 White Cedar 

(Thuja occidentalis) 

25/14 Multi stem; south City Preserve 

428 White Cedar 

(Thuja occidentalis) 

18 South City Preserve 

429 White Cedar 

(Thuja occidentalis) 

12 South City Preserve 

430 White Cedar 

(Thuja occidentalis) 

20 Leans heavily south City Preserve 

431 White Cedar 

(Thuja occidentalis) 

14 Bark stripped recently; north; vertical City Preserve 
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 Tree 
# 

Species. DBH 
(cm) 

Biol. 

Cond. 

Struct. 

Cond. 
Condition Comments Owner 

Category 

Action  

 

432 White Cedar 

(Thuja occidentalis) 

12   Leans south City Preserve 

433 White Cedar 

(Thuja occidentalis) 

12   North; vertical City Preserve 

434 White Cedar 

(Thuja occidentalis) 

20   Lite lean south City Preserve 

435 White Cedar 

(Thuja occidentalis) 

12   Lite lean south City Preserve 

436 White Cedar 

(Thuja occidentalis) 

10   South; garbage City Preserve 

437 White Cedar 

(Thuja occidentalis) 

15/18   North; straight City Preserve 

438 White Cedar 

(Thuja occidentalis) 

32   Leans south City Preserve 

439 White Cedar 

(Thuja occidentalis) 

 

19   3 stems, heavy lean; hazard beam crack in 
largest lower stem 

City Preserve 
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 Tree 
# 

Species. DBH 
(cm) 

Biol. 

Cond. 

Struct. 

Cond. 
Condition Comments Owner 

Category 

Action  

 

440 White Cedar 

(Thuja occidentalis) 

14   Leans south City Preserve 

441 White Cedar 

(Thuja occidentalis) 

17   North City Preserve 

442 Norway Maple 

(Acer platanoides) 

18 G  North; crown crowded City Preserve 

443 White Cedar 

(Thuja occidentalis) 

12 P  North; vertical City Preserve 

444 White Cedar 

(Thuja occidentalis) 

14, 14 & 
23 (44 
DRH) 

  Leans south; 3 stems all with narrow-angled 
branch unions that have propagated cracks 

City Preserve 

445 White Cedar 

(Thuja occidentalis) 

12   North; vertical City Preserve 

446 White Cedar 

(Thuja occidentalis) 

20   South City Preserve 

447 White Cedar 

(Thuja occidentalis) 

 

16   South City Preserve 
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 Tree 
# 

Species. DBH 
(cm) 

Biol. 

Cond. 

Struct. 

Cond. 
Condition Comments Owner 

Category 

Action  

 

448 Norway Maple 

(Acer platanoides) 

13   North City Preserve 

449 White Cedar 

(Thuja occidentalis) 

11   South City Preserve 

450 White Cedar 

(Thuja occidentalis) 

24   Leans south City Preserve 

451 White Cedar 

(Thuja occidentalis) 

15   South City Preserve 

453 White Cedar 

(Thuja occidentalis) 

17   South City Preserve 

452 White Cedar 

(Thuja occidentalis) 

10   South City Preserve 

454 White Cedar 

(Thuja occidentalis) 

20   South; medium lean City Preserve 

455 Mountain Ash 

(Sorbus aucuparia) 

 

14   North; medium lean; crowded City Preserve 



TREE INVENTORY TABLE:  VILLAGIO - 9891 Keele Street, Vaughan, Ontario 

	  
BRUCE TREE EXPERT COMPANY LTD.: 3-1750 The Queensway, Suite 1329, Toronto, ON, M9C 5H5 

	  
	  

9	  

 Tree 
# 

Species. DBH 
(cm) 

Biol. 

Cond. 

Struct. 

Cond. 
Condition Comments Owner 

Category 

Action  

 

456 Mountain Ash 

(Sorbus aucuparia) 

12    North; crowded; appears form survey to 
have been reported by city as 18 cm. dbh 

City Preserve 

457 White Cedar 

(Thuja occidentalis) 

22   South; appears from survey to have been 
reported by city as Mountain Ash 

City Preserve 

458 White Cedar 

(Thuja occidentalis) 

19   North City Preserve 

459 Norway Maple 

(Acer platanoides) 

10   South City Preserve 

460 White Cedar 

(Thuja occidentalis) 

12   South City Preserve 

Subject site trees begin 

461 Norway Maple 

(Acer platanoides) 

38 G G  Subject 
site 

Remove 

462 Manitoba Maple 

(Acer negundo) 

26 F F 2 co-dominant stems; narrow angle branch 
union with included bark  

Subject 
site 

Remove 

 463 Persian Walnut 

(Juglans regia) 

22 DRH 

16 DBH 

G P 3 main stems; was 4; all unions very weak 
60 cm to property line  

Subject 
site 

Remove 
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# 
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Cond. 
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Action  

 

464 Manitoba Maple 

(Acer negundo) 

39 G F Poor form; crowded; leans south Subject 
site 

Remove 

 465 Siberian Elm 

(Ulmus pumila) 

25 G P Union of 2 stems at 6m up trunk weak due 
to included bark 

Subject 
site 

Remove 

 466 Manitoba Maple 

(Acer negundo) 

19-21- 

25 

F-G P 2 co-dominant stems with major included 
bark at main union; union of 2 scaffolds to 1 
co-dominant stem weak due to included 
bark 

Subject 
site 

Remove 

 467 Manitoba Maple 

(Acer negundo) 

23 (x2) G P Union of 2 main co-dominants weak due to 
narrow angled attachment with included 
bark 

Subject 
site 

Remove 

468 Manitoba Maple 

(Acer negundo) 

16-16-9 G P Very poor form and 2 unions very weak  Subject 
site 

Remove 

469 Manitoba Maple 

(Acer negundo) 

32 G P Union of 2 main co-dominants weak due to 
narrow angled attachment with included 
bark 

Subject 
site 

Remove 

 470 Manitoba Maple 

(Acer negundo) 

24 G F-P Old branch pull out wound; poor form Subject 
site 

Remove 

 471 Manitoba Maple 

(Acer negundo) 

32 G P Heavy lean over residential property to east Subject 
site 

Remove 
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 Tree 
# 

Species. DBH 
(cm) 

Biol. 

Cond. 

Struct. 

Cond. 
Condition Comments Owner 

Category 

Action 

 472 Manitoba Maple 

(Acer negundo) 

20 G F-G Subject 
site 

Remove 

473 Manitoba Maple 

(Acer negundo) 

24/25 G P Attachment of 2 co-dominant stems weak 
due to narrow angle branch union with 
included bark; 1 stem previously hacked off 

Subject 
site 

Remove 

 474 Manitoba Maple 

(Acer negundo) 

29 G P Narrow angle branch union with included 
bark at 2 scaffold unions; medium to heavy 
lean 

Subject 
site 

Remove 

 475 Manitoba Maple 

(Acer negundo) 

27 G P Poor form; 1 stem hacked off Subject 
site 

Remove 

476 Manitoba Maple 

(Acer negundo) 

23 G P Poor form Subject 
site 

Remove 

 477 Crabapple 

(Malus spp.) 

44 P P In advanced decline; 50% dead Subject 
site 

Remove 

 478 Horse Chestnut 

(Aesculus hippocastanum) 

85 P P In advanced decline; west stem dying back 
from top; east stem with various cavities 
and wounds from ground level to 7 m up; 
Spiralling inrolling area of trunk 
compression suggests extensive internal 
column of decay 

Boundary 
Tree 

Subject 
site and 
adjoining 
private 

Preserve 
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 Tree 
# 

Species. DBH 
(cm) 

Biol. 

Cond. 

Struct. 

Cond. 
Condition Comments Owner 

Category 

Action 

 479 Colorado Spruce 

(Picea pungens) 

49 F G Signs of early decline; top 60 cm. of 
terminal dead 

Region Preserve 

 480 Black Walnut 

(Juglans nigra) 

21/13 G F Union of 2 stems narrow angle branch 
union with included bark  

Subject 
site 

Remove 

 481 Manitoba Maple 

(Acer negundo) 

46 G P Poor form; recent failure of (1) 15cm 
scaffold due to narrow angle branch union 
with included bark and other stem has 
narrow angle branch union with included 
bark 

Subject 
site 

Remove 

 482 Crack Willow 

(Salix fragilis) 

32/45 G G Subject 
site 

Remove 

483 Eastern Red Cedar 

(Juniperus virginiana) 

21 F P Poor form; evidence of typical branch 
failure due to tortion  

Subject 
site 

Remove 

 484 Manitoba Maple 

(Acer negundo) 

50 G P Poor scaffold structure; 2 main stems off 
trunk have narrow angle branch unions with 
included bark  

Subject 
site 

Remove 
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