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1.0 Design Proposal and Report Objective 

13 Thomas Street (often referred to as the Paterson House) has been purchased by a 
Toronto denturst, Mr.               , with the intent of redeveloping this commercially zoned 
building into a denture and auditory clinic.    

David Peterson, his architect, has proposed an adaptive re-use of what was the private 
residence of merchant and political personality, Thomas Paterson.  To the best of public 
knowledge it was constructed in 1847 and the rear kitchen wing added twenty-three years 
later. 

The house is located in the commercial core of Streetsville and is included (and listed) as 
being part of the Streetsville Architectural/Cultural landscape. 

The proposed new use requires the demolition of the 1870 kitchen wing and replacing it with 
a new patient entrance/reception and office area.  Access will be from the east where there is 
presently a parking area (which remains from an earlier commercial use of the house). 

James Bailey Architect has been retained to prepare a Heritage Impact Assessment of this 
design proposal, required as it proceeds toward Site Plan Approval and ultimately is 
submitted for a Building Permit. 

2.0 Location Plan of Subject Property 

12 Thomas Street is located in the community of Streetsville (federal riding of Mississauga-
Streetsville).  Using major north-south and east-west arterials as references, the property sits 
between Mississauga Road and Erin Mills Parkway and between Eglinton Avenue West and 
Britannia Road West. 
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Historically this property was in what was known as Toronto Township.   Toronto Township 
was formed as part of  York County, Upper Canada on August 2, 1805 when officials from 
York (what is now the City of Toronto) purchased 84,000 acres (340 km2) of land from the 
Mississauga for 1,000 pounds. At this time the land was surveyed and much of it was given 
by the Crown in the form of land grants to Loyalists.  

More than a dozen small communities grew in this area, most of which were located near 
natural resources, waterways for industry and fishing, and routes leading into York. The 
township became part of Peel County in 1851. 

Industry was spurred in this area as a result of the many railway lines which had been 
constructed through the township.  In light of the continued growth seen in this area, the 
Toronto Township Council was formed in 1873 to oversee the affairs of the various villages 
that were unincorporated at that time. This Council took on responsibilities for road 
maintenance, established a police force, and also took on mail delivery service.  

A rather unpopular provincial degree in 1968 
forced many of the villages which comprised 
this Township Council to amalgamate, forming 
the Town of Mississauga.  Both Port Credit 
and Streetsville remained independent towns 
until Mississauga became a city in 1974 and 
incorporated these last two communities.  

https://en.wikipedia.org/wiki/York_County,_Ontario
https://en.wikipedia.org/wiki/Upper_Canada
https://en.wikipedia.org/wiki/York,_Upper_Canada
https://en.wikipedia.org/wiki/Toronto
https://en.wikipedia.org/wiki/Mississaugas
https://en.wikipedia.org/wiki/Loyalists
https://en.wikipedia.org/wiki/Peel_County,_Ontario
https://en.wikipedia.org/wiki/Village
https://en.wikipedia.org/wiki/City
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3.0 Description of the Property 
 

 
Thomas Street figures in some of the 
earliest plans of the village of Streetsville. 
Located very near the intersection of Queen 
Street (which we will refer to as running 
north to south, although it is not that true to 
cardinal points), and Main Street which is 
just north of Thomas. 
 
The legal description of the property is 
PLAN STR 4 PT LOTS 8, 9 BLOCK 1 (tax 
roll number 21-05-120-005-06500-0000). 
PIN is 13122-0018. 
 
 
What one finds in this area today is a 
combination of buildings of residential and 
commercial origins.   This integration of 
homes and businesses was not unusual for 
many small towns in Ontario in the 19th 
century. 
 

Today the central core of Streetsville “retains much of the qualities of a rural farming town” 
(quoted from THE City of Mississauga citation).   
 
13 Thomas Street and some of the other residences have become business addresses and 
new developments along neighboring Queen Street have generally respected the scale of 
existing shop fronts. 
 
 
3.1 Description of the Present House 
 
What we see in 13 Thomas Street is a good example of a late Regency home built by a 
respected local merchant, Thomas Paterson for his new wife (nee Agnes Savigny). The main 
mass of the house was constructed in 1847.  Paterson become a member of Village Council 
in 1858.  The brick kitchen wing was not added until 1870.   This was ten years after the 
passing of Thomas.  In all probability there would have been an earlier “summer kitchen” of 
simpler construction—likely wood frame. 
 
The main house, as well as addition, are of brick construction sitting on stone foundations.   
Today there is a basement below the newest addition, and a small area below the main 
house has been excavated to serve as a furnace room.   The foundations seem to have been 
set low enough to not call for underpinning of these walls in the basement areas. 

The main red brick walls rise two stories.  We have been told by the Architect of the current 
renovations, that the walls are solid, triple wythe brick.    

A large quarry of red clay lay on the west side of the village, encouraging the use of brick for 
construction. Another landmark nearby, Timothy Street's (founder of Streetsvile) house, was built 
in 1825 and is one of the oldest brick houses in Peel Region. 
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While time has caused this period feature to fade, at least the front façade was tuck-pointed 
which attempted to regularize the perception of the coursing.   The brick is quite weathered 
with some evidence of abrasive cleaning in the past. 
 
The roof is a hip roof with quite a low slope (3.75:12).  The eave overhang is quite 
pronounced.  The eave is bracketed by pairs of brackets (six pairs across the main façade). 
 
A distinguishing feature of the home is the substantial brick chimneys that rise above the roof 
maintaining the symmetry of the façade.   These chimneys are carried up from fireplaces in 
the two front reception rooms. 
 
The façade is a well-balanced composition with a central main entrance door set in a 
paneled embrasure with typical Regency glazing in the side lights and transom light.  At the 
main level, located to each side of the recessed entrance are French windows. These hinged 
pairs are paneled up to waist height, over which each has a 6/6 window unit.  The French 
windows are provided with shutters. 
 
Somewhat surprising is that there is no evidence of there ever having been either an outdoor 
terrace or a veranda which would have been usual, given the French windows. 
 
Lined up over the main entrance door and these two French window units are three matched 
second floor window units.  These are casements unit with 4/4 glazing.  Shutters are 
provided for all windows. 
 
Each of the two lateral sizes of the house (we will call them east and west) have two 
symmetrically placed 12/12 double hung windows serving the main floor, above which are 
two 6/6 double hung windows. These are all provided with shutters as well as storm 
windows. 
 
An additional peculiarity of the fenestration  is that fact that one window on the west façade—
the main floor window nearest the street—is not an actual window, but with shutters closed, 
seems to have been included over a solid wall in order to maintain the symmetry of that 
façade. 
 
The chimneys, while strong visual elements above the roof line, do not read on the side wall 
elevations—that is they do not protrude beyond the alignment of the walls. 
 
The rear (south) kitchen wing is a single storey with a full basement.   As was often the case, 
such a wing would have replaced an earlier, likely wood-frame “summer kitchen”.   Our 
research indicates that the brick kitchen was added in about 1870.   
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House Exterior Photographs 

Front Façade (north-west) 

South-West Façade (parking lot) 
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Rear (south) façade 

 
South-East Façade   
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INTERIOR PHOTOGRAPHS 

Main Floor 

  
Easterly Living Room Westerly Living Room 

  
Kitchen Westerly LR looking toward dining area 

   
Main Floor Bedroom (Bdrm. 1) Main Floor Bathroom Laundry 
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Second Floor 

  
South-east Bedroom (Bdrm. 2) North-east Bedroom(Bdrm. 3) 

  

North-west Bedroom (Bdrm. 4) Second Floor Bathroom 

 

BASEMENT LEVEL  

  

Furnace Room (under main house) Basement below Kitchen (and Stair) 
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ARCHITECTURAL FEATURES 

 

 

Recessed Doorway, Sidelites and transom French windows  

  
Casement Windows c/w Shutters Bracketed Eave and Symmetrical Chimneys 
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Matched Fireplaces in the two Living Rooms 

  
A grand central stairway (the pickets don’t look original, and the treads look replaced) 

  

Wide Planked Floors Original baseboards and door trim 
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3.2 Plans of the Existing House  
 

Existing House:  Main Floor Plan 
 
 
 
 
 
 

Existing House:  Second Floor Plan 
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Existing House:  Basement 
 
 

4.0 Historical Research 
 
The focus of the archival research on this property has been to confirm when the existing 
house was built and subsequently modified, who has occupied the house and its relationship 
to the historic village of Streetsville. 
 
Based on sources that are listed in the references listed elsewhere in this study, we have 
concluded that ownership and/or occupancy of the house has been as follows.  (Items in 
Italic text are not specific to the house, but to other addresses for assumed occupants.) 
 
YEAR OWNER/OCCUPANT CONNECTION TO 

COMMUNITY 
SOURCE 

1828 Kings College King’s college was the 
predecessor of the University 
of Toronto. In 1828 operated 
by the Church of England 

Patent of Lot 3, Concession 
5 

1844 William Cawthra   

1845 James Patterson (1793-
1874) 
 

One of the first residents of 
Streetsvillle having 
immigrated from Scotland in 
1820.  Known as the “Baird 
of Bonnie Braes” 

From William Cawthra, 
instrument #23518. B.&.S. 
James shows up in Canada 
West Census as living in 
Streetsville in 1851. 
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YEAR OWNER/OCCUPANT CONNECTION TO 
COMMUNITY 

SOURCE 

1847 Thomas Paterson (1818-?) 
Reported to have built 13 
Thomas Street in the 
Heritage Citation 

Son of James Paterson 
(1793-1874) and Jane Pigge 
(1798-1849) 
A local merchant and ran a 
Foundry 

No record found of Thomas 
taking ownership 

1851 Thomas Paterson (1818- 
Agnes Blair Paterson, nee  
Savigny (1819-?) and 
daughter Agnes J. (1848-?)  

 1851 Canada West 
Census. 

1859 Thomas Paterson  Tremaine map of Peel 
Region  
Also, 1959 Streetsville 
Assessment 

1860 Thomas Paterson Purchased 13 Thomas Street 
from his father James 

B.& S. on landtitles 
(perhaps this was to clear 
up estate matters)  

1862 Hugh P. Savigny (1829- 
Surveyor  

Younger brother of Agnes 
Paterson 
Appears to take ownership of 
the house. 

Landtitle transcripts 
appears to take ownership 
of 3 St. Thomas Street (.25 
acres) and 46 Ontario 
Street 

1872 Agnes Paterson (1819-  
living at 46 Ontario Street.  
H. Savigny does not appear 
in transcipts 

 1872 Streetsville tax 
assessments 

1874  Agnes Paterson (1819-  
living at 8 Thomas Street 

 1874 Streetsville tax 
assessments 

1875 Ellen McKindsey Agnes Paterson (1852- ?) 
Daughter of David Thomas 
Paterson, first owner of 13 
Thomas Street still resident 

1875 Streetsville tax 
assessments 
Land title Registry #293 
$1,000 

1877 Thomas Doyle (1854- Tenant, still owned by Agnes 
Patterson 

1877 Streetsville tax 
assessments 

1880  William H. Doyle (1835- )  1880 Streetsville tax 
assessments 

1883 
 
 

Mrs. Jane McKindsey   
Sons Lindsay and Bert 
Minnie (married Frank 
Morgan) 
Etta (Storekeeper and 
School Teacher 
Lily (spinster) 

 Letter dated January 10, 
1942 from someone who 
had lived in Streetsville 
from 1883 addressed to Mr. 
Clements 

1894 Hugh McCaugherty (1827-
1913) marries the owner of 
13 Thomas Street, Jane 
McKindsie.(sic) 
 

 Streetsville Review of 
December 1894 
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YEAR OWNER/OCCUPANT CONNECTION TO 
COMMUNITY 

SOURCE 

1895 Hugh McCaugherty (1827-
1913) 

 Streetsville Review of 
August 8, 1895  
“Mr. Hugh McCaugherty 
has greatly improved his 
residence on Thomas 
Street by having it 
Tuckpointed. He is also 
having it repainted inside 
and out.” 

1887 William H. Doyle (finisher)  1887 Streetsville Tax 
assessments 

1901  William H. Davidson 
(finisher) 
 

Non-resident, living in 
Cobourg 

1901 Streetsville Tax 
assessments 

1902 Richard King (b. 1826) 
(labourer) indicated to be a 
tenant 

William H. Davidson, the 
owner has moved to Dexter, 
Maine  
 
 

1902 Streetsville Tax 
assessments 

1903 King has moved out and  
Mrs. Hugh McCaugherty 
(1830-  is noted as living on 
a half acre comprising Lot 8 
and pt. Lot 9 Thomas Street. 

William H. Davidson, the 
owner has moved to Dexter, 
Maine  
 

1903 Streetsville Tax 
assessments 

1907-
1909  

Hugh McCaugherty (1830-?) 
with son, David (1869- ?) 
and wife Jane  

 1907 and 1909 Streetsville 
Tax assessments 

1912 Lilian McKindsay  (Spinster 
daughter of Jane 
McCaugherty (formerly 
McKindsay) 

Purchased from Jane 
McCaugherty 

Land title Registry #1309 

1918 Harrison Hisey from Lilian McKindsay Land title Registry #1312 
$2,500 

1926 A.B. Bruce (1879-  ), agent, 
with wife and two children  

 1926 Streetsville Tax 
assessments 

1931 Harrison Hisey (1874-  ) 
labourer 
and Margaret Hisey (1875- )  

 1931 Streetsville Tax 
assessments 

1942 
 letter 

Lily McKindsey Spinster daughter of Jane 
McKinnsey reported to live in 
the house for three years 
following her mother’s death. 

Letter dated January 10, 
1942 from someone who 
had lived in Streetsville 
from 1883 addressed to Mr. 
Clements Colonel W.W. Pope  

With son Macaulay Pope 
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YEAR OWNER/OCCUPANT CONNECTION TO 
COMMUNITY 

SOURCE 

1938 Alice M. Pope Purchased from Harrison 
Hisey 

Land title Registry #1936 
$2,500 

1941 William G. Clements Purchased from Alice M. 
Pope 

Land title Registry #2044 
$3,000 

1942 William George Clements 
(1908- ) Manager 
Edith Helana Clements 
(1916-) 

1942 Streetsville Tax 
assessments 
Pt. 8 + 9 94’ 

1955 Lenward (?- 1969) and 
Marian J. Lee 

Purchased from William 
Clements 
The Lee’s ran the Streetsville 
Funeral Home fronting on 
Queen Street 

Land title Registry #4245 

1959 Botsford Trites (1904- ?) 
electrician 
and Hattie Isabel Trites 
(1908-? ) 

Lenward and Marian J. Lee 
owners 

1959-60 Streetsville Tax 
assessments 

1960 Susan Switzer (1883- ) with 
daughter Mary Ethel 
Manning , nee Switzer 
Switzer (1919-1990) and 
Hugh A. Manning (1925-
2009 ) live at 31 Thomas 
Street 

1959-60 Streetsville tax 
assessments 

1962 Mary Switzer Manning and 
Hugh Manning   

Opening of Manning 
Antiques at 13 Thomas 
Street 

Streetsville, from Timothy 
to Hazel (Kathleen A. 
Hicks) 2008 

1966 Hugh Manning  In business with his wife 
Mary and a past President of 
the Antique Dealers 
Association. 

Land-titles Transaction 
7174 

1978 Designation By-law # 635-
78 

Designation By-law # 635-78 

1997 Hugh Manning and Mary 
Ethel Manning 

Land-titles Transaction 
PR1225920 

2010 Martin William Scott  
Manifred Sigmond 
Schneider 
Hugh Manning estate 

Land-titles Transaction 
PR1857790 

2011 On-line Experience 
Programs Inc. 

On-line education?   Can’t be 
sure. 

Land-titles Transaction 
PR2741814 

2015 Green Elephant Nutrition 
Centre 

Nutritional supplements (but 
seems to have gone under) 

Land-titles Transaction 
PR2741813 

2019                       and                    Current Owner, 
commissioning this HIS 

Land-titles Transaction 
PR3474817 
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5.0 Statement of Significance of the Property 
 
Ontario Regulation 9/06 made under the Ontario Heritage Act establishes three criteria for 
determining Cultural Heritage Value or Interest.  
 
1. The property has design value or physical value because it, 

a) is a rare, unique, representative or early example of a style, type, expression, material 
or construction method, 

b) displays a high degree of craftsmanship or artistic merit, or 
c) demonstrates a high degree of technical or scientific achievement. 

 
2. The property has historical value or associative value because it, 

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

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

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

3. The property has contextual value because it, 
a) is important in defining, maintaining or supporting the character of an area, 
b) is physically, functionally,  
c) visually or historically linked to its surroundings, or 
d) is a landmark. 

 
 
5.1  Design or physical value 

 
The current house at 12 Thomas Street represents the home of an early Streetsville 
business man (merchant and owner of a foundry) and it was clearly built to confirm his 
position in the community, in 
addition to pleasing his new bride. 
 
The house has been described in 
detail in section 3.1 of this report. 
 
It represents a home of Late 
Regency style, and when it was 
being recommended for 
designation in 1973, it was felt 
that it was an example of this 
particular style of home in 
Streetsville—circa 1845—which 
had not been defaced either 
inside or out.   
 
 
 

Letter from Hugh Manning 
recommending it for designation 
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The house is not unique, but such examples are being lost by the year.  We cannot be sure 
how the design evolved.  It could well have come from a pattern book.  These came out of 
England and also America. An American architect, Alexander Jackson Davis published a 
collection which included plans and elevations along with key details.  By the early 20th 
century traditional pattern books had been replaced by mail-order catalogues of house plans. 
 
 

  
Examples of late 19th Century Pattern Books illustrating similar styled homes 

 
 
A number of precedents existed in the community which may have directed Thomas 
Patterson toward this particular design.  Sketches of these have been included in the 1877 
Illustrated Atlas of Peel.  One was that of William Barber who ran the local mill. Another was 
that of William Crumbie. (What is telling is the strong similarity between these two homes). 
 

  
Home of William Barber, Streetsville Home of William Crumbie,Streetsville 

 
Whatever the source of the design, it was beautifully crafted by local trades.  Our review of 
the house has identified the floors, a couple of fireplace mantels and a central stairway as 
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being significant features.  There is some question as to how much of the stairway has been 
rebuilt over time. 
 
On the exterior the recessed entrance, with its glazed transom and sidelights, along with the 
elegant French windows either side, contribute to the distinctiveness of this home.   These 
features, the three equally spaced windows on the second floor, and the two chimneys 
present an exceptionally balanced presence on Thomas Street. 
 

DESIGN OR PHYSICAL VALUE 
 
We are happy that this fine example of a Late Regency style house will be retained as the 
house is put to a new use.  Many homes of this period have either been lost, or have been 
altered.  This has, for the most part, been well maintained with few interventions. 
 

 
 

5.2 Historical or associative value 

As determined through our research of land title registries, Streetsville tax assessments, 
other archival records and publications, this house has had quite a number of occupants over 
the past 175 years. 

Most noteworthy are the following families: 

Thomas Paterson (1818-1860) with his wife Agnes Blair Paterson (nee Savigny) 

Thomas supposedly had the house built for his bride and most “authories” have put the date 
of construction as being between 1845 and 1848 (we have not been able to verify the date of 
construction).  Thomas was the son of James Paterson (1793-1874) who came from 
Scotland in 1820 and homesteaded lot 4, Concession 5 of Toronto Township, where he 
became known as Laird of Bonnie Braes. 

Thomas Paterson is shown in tax records to be a merchant and also ran a foundry. By virtue 
of the fact that he was on Streetsville Town Council and also an Elder of St. Andrew’s 
Presbyterian Church (est. 1821), he was clearly a respected citizen at an early age. 

By 1870 Hugh P. Savigny (1829- ?) seems to be the owner although Agnes Paterson 
remains resident.  This is when the brick kitchen wing is reported to have been added. 

Jane McKindsey (1830- ?), and Hugh McCaugherty (1827-1913) 

Mrs. Jane McKindsey, a widow, married a widower, Hugh McCaugherty in December of 1894 
(Streetsville Review) who then moved in with her (plus her three daughters and two sons) at 
13 Thomas Street. (She had been resident in the house since 1883.)  It seems that the one 
spinster daughter, Lily McKindsey stayed on after the death of her mother and step-father. 

The house was upgraded at the time of their marriage. The Streetsville Review of August 
1895, records:  “Mr. Hugh McCaugherty has greatly improved his residence on Thomas 
Street by having it tuckpointed.  He is also having it repainted inside and out.” 
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Early 20th Century Owners and/or Occupants 

During the 1920’s and 1930’s two shorter term owners included A.B. Bruce (1879- ?), “agent” 
with his wife and two children (1926 Streetsville Tax Assessments); and Harrison Hisey 
(1874- ?), “labourer”, with his wife, Margaret (1921 Streetsville Tax Assessments). 

By the 1940’s, a Mr. William George Clements (1908- ? ) is listed along with his wife Edith 
Helana Clements (1916- ?) as residents of the house in the 1942 Streetsville Tax 
Assessments, and this is corroborated by a letter dated January 10, 1942 found in the Mary 
Switzer Manning archives from someone who had lived in Streetsville from 1883. 

During the 1950’s the home was owned, but not occupied by Lenward and Marian J. Lee, 
who had (perhaps among others) a Botsford Trites (1904- ?), “electrician” and his wife, Hattie 
Isabel Trites (1908- ?) 

Mary Ethel (nee Switzer, 1919-1990) and Hugh A. Manning (1925-2009) 

This couple are responsible for the condition we find the home in today.  They were both 
extremely interested in history and ran an antique store, for a time at 13 Thomas Street, 
before it moved to a separate location on Queen Street.   

It was through this couple’s efforts that the house was first documented and application was 
made for designation.  The designation by-law was passed in 1978.    

It should be noted that Hugh Manning was a past present of the Antique Dealers Association. 
Mary Switzer Manning’s archives are now at the Peel Art Gallery Museum and Archives to 
which their estate made a considerable contributions and there is a court within this complex 
carrying their names.  

HISTORICAL OR ASSOCIATIVE VALUE 
 
The most important associations are with the original owner, Thomas Paterson along with 
his family (although he was short-lived and didn’t enjoy the home as long as I am sure he 
planned).  More recently Mary and Hugh Manning left their mark on 13 Thomas Street, 
having occupied it from 1962 to 1997. This couple was instrumental in having the home 
designated, and while it was this couple’s place as business—Manning Antiques—it had 
the most public exposure during its existence. 
 

 
 
5.3      Contextual Value / Landmark Status 
 
In addition to the designation of 13 Thomas Street on its own merits, it is part of the 
Streetsville Core Cultural Landscape.  The main core of Streetsville retains the scale and 
character of a rural farming town. New shop fronts which have established along Queen 
Street have generally been respectful of the scale of established historical precedents and 
residential areas dating back to the 19th century have been characterized by large lots with 
mature trees. 
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There are over ninety heritage properties listed, many of which are designated.  As stated on 
the City of Mississauga Property Look-up Site:  “Streetsville is recognized as a significant 
cultural landscape because it retains a portfolio of heritage buildings of a consistent scale 
and portrays a period landscape of a small village.” 
 
13 Thomas Street complements its context—supports the overall character of its context---
but doesn’t particularly stand out as a landmark. 
 
 
 

AERIAL VIEW OF SITE 

 
  Google Earth view of Thomas Street indicating the location of 13 Thomas Street 

  
 11 Thomas Street:  Masonic Lodge 19 Thomas Street:  Former Douglas Stable 
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Looking across Thomas Street toward the north-west 

 
 

CONTEXTUAL / LANDMARK STATUS 
 
The Patterson House sits at the frontier between buildings that were decidedly 
commercial in their character (fronting on Queen Street) and an historically residential 
neighborhood to the west.  The neighborhood is transitional and from an urban design 
and zoning perspective the block of Thomas Street on which it is located is considered to 
be a Commercial Strip.     
 
Certainly the proposed new use—a dental and auditory testing clinic—is a perfect fit for 
the house, with the renovation providing a state-of-the-art facility in the comfort of a 
gracious home.  

 
 
 
6.0       Summary of relevant municipal/agency requirements 

 
The current zoning of the lot is C-4.   The proposed new use is in full compliance with this 
zoning. 
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As part of a designated cultural landscape, development is also controlled by the Ontario 
Heritage Act, Regulation 9/06, which is addressed by this study.   
 
Over the years, the City of Mississauga has also put a number of regulations and policies the 
address the character and redevelopment of the area around 13 Thomas Street. 
 
Guidelines on how Streetsville should develop have been outlined in the “Streetsville District 
Policies, Amendment No. 49 to the Mississauga Plan, November 2012.” 
 
Specific to the property under review is that the block of Thomas street in which the property 
is located.   In these policies both sides of the street are being regarded as “Mainstreet 
Commercial”—the same as much of Queen Street in the vicinity of St. Thomas. 
 
Thomas street itself is classed as a Major Collector, with a rights-of-way between 20m and 
26m. 
 
Section 4.32.3.2 of these policies addresses the Historic Character of the community: 
 

a. Alterations to heritage structures, including building repairs and additions, and/or 
alterations to existing vegetation which is part of the character of the heritage 
resources to be preserved. 
 

b. Designs for new buildings and additions will enhance the historic character and 
heritage context of the Streetsville Node through appropriate height, massing, 
architectural pattern, proportions, set back and general appearance  
 

c. Commercial signs will reflect the historic village character in the Streetsville Node. 
Hand painted wooden signs, projecting signs as permitted by municipal by-laws and 
other signs which reflect the nineteenth or early twentieth century practices will be 
encouraged. 
 

d. The established residential character of the areas generally located along Main Street 
east of Church Street and along Queen Street south….(this does not apply to Church 
Street). 
 

Section 4.32.3.3 of these policies addresses Mainstreet Commercial Character: 
 

a. Development with a mix of residential and office uses on upper floors and street-
related retail commercial uses in closely spaced storefronts lining the street, will be 
encouraged along the principal streets in the Streetsville Node to promote an active 
pedestrian environment. 
 

b. New buildings will be at least two storeys but not more than three stories in height.  
Building additions will not be more than three stories in height and will be generally 
harmonious in style and massing with the buildings to which they are attached. 

 
c. The apparent height of new buildings will be reduced through massing and design. 

 
d. New development will be encouraged to reflect the original lot pattern and setback 

dimensions of surrounding properties.  The front setback of new buildings should 
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match the setback of adjacent buildings so as to create a uniform street wall. Where 
the building setbacks on either side are not equal, the lesser setback should be used. 

e. Integrated parking opportunities, which may include rear lane access to combined
parking areas and the development of private pay parking lots, will be encouraged
where appropriate.

f. Development which enhances the streetscape through landscaping and the provision
of pedestrian amenities will be encouraged along the principal streets within the
Streetsville Node.

In addition, the Planning and Building Department Development and Design Division has 
developed Design Guidelines related to developments in Streetsville.  These were prepared 
in 2011.  The intent of these guidelines is to “encourage development and change in 
harmony with the historic pattern of development in Streetsville”.  They were developed to 
assist owners who are required to redevelop or develop properties in compliance with the 
Urban Design Policies of the “Streetsville District Policies” of the Mississauga Plan. 

Many of these guidelines relate to new construction.  In this instance we have a home which 
will have its integrity maintained.  Most relevant perhaps is that related to Building Additions. 

 Building additions should not compete with or dominate the original structures.

 While copying historic styles is not recommended, the scale, built form character,
architectural rhythm, horizontal and materials used in the addition should remain
consistent, complimenting both the building and the streetscape.

As well as… 

 Parking areas are not permitted between buildings and the principal street line.

 The apparent height of new construction is to be reduced through massing and
design.

7.0 Proposed redevelopment plan

What follows on the following pages is a site plan and elevations of how the owner of 12 
Thomas Street (Dr.               ) has proposed a redevelopment of this mid-19th century 
home into a medical clinic. 

The project is in compliance with the zoning regulations for the property. As can been seen 
by the Streetscape View of his proposed redevelopment, the impact on the current 
streetscape is minimal, given that new construction is all at the back of the historic house. 

Streetscape View of proposed adaptive reuse of the Patterson House. 
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Site Plan of the Proposed New Medical Clinic 
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Main Floor Plan 

 
 

 

 

Second Floor Plan 
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Basement Floor Plan 

 
 

 
Front Elevation 
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West Side Elevation  

 
Rear Elevation 

 

East Side Elevation 
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8.0    Impact of Proposed Alterations on the Patterson House 
 
The proposed alterations on the mid-19th century Regency style home at 13 Thomas Street 
will impact both the exterior and interior of this house, which has been recognized for the 
integrity in which it has been maintained over the years. 
 
13 Thomas Street was formerly a family home, which by virtue of its location in the central 
business district of Streetsville, is now zoned for commercial use.    
 
The current Owner is proposing that the building become a medical clinic providing a facility 
for both ear and denture care.  Some changes have been proposed to facilitate the functional 
requirements of the new use. 
 
Arrival of clients will most generally be by private car, and this property provides off-street 
parking.  The proposed architectural proposal for the new clinic, has provided a new 
entrance, reception and waiting area for patients at the rear of the main house, and to do 
this, the 1890 kitchen wing will be removed. 
 
As for the original home, the placement of new construction behind it has allowed two (you 
could even say two and a half) of four building elevations to remain true to their origins.  In 
particular, the street façade (north) of the house will be maintained as is, without any 
changes to the main entrance.  Perhaps we can look forward to the front garden being 
restored along 19th century lines. 
 
The beautifully proportioned and placed windows are an important feature of the style and 
the owner will be restoring these from what we understand. 
 
The addition is to the back of the historic mass, although there is a service corridor which 
embraces the east wall of the house, ending well back from the front façade of the house.  
There is no attempt to imitate the architecture of the Regency home but the addition has 
respected the materials of the original house—brick and stone—and the Architect has added 
considerable more floor area without the scale overpowering it.    
 
This has been done by way of putting a large part of the new floor area below grade, and not 
exceeding one level above grade for the new area. 
 
Viewing the house, which is being adaptively reused for a new commercial occupancy, from 
the street, the impact of the addition is minimal.  A viewer sees the new patient waiting area 
to the rear of the parking area, and this clearly defines where the new entrance is to be 
found. 
 
The corridor along the east wall, which links the operatories to the basement laboratory 
areas and upstairs offices, will be hardly noticeable, given that that elevation of the wall 
snuggles up against the Streetsville Masonic Temple (which helas, is very unsympathetic to 
the Paterson House).    
 
The Architect has proposed that the two fireplaces be removed in order to facilitate the new 
use.  With the removal of the fireplaces, the two matching chimneys are shown to be 
removed.  Happily there seems to be the intention of maintaining the beautiful floors and 
baseboards.  The central stairway does not appear in the new design scheme. 
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9.0 Mitigation Measures 
 
It is our view that the two chimneys are one of the design features of this Late Regency 
home and the Owner has proposed that these be removed because the two fireplaces 
represent an impediment to the new use. 
 
We raise the possibility that the fireplaces might be left in place, and if they are not useful for 
the new activities, they might be “walled in” so that a future owner might be able to restore 
them. 
 
While there are structural approaches that may allow the chimneys to remain, whether or not 
the fireplaces below them can be maintained, these solutions are challenging and expensive. 
It is our observation that the westerly fireplace could, with some difficulty, be retained given 
the proposed planning. As the two fireplaces are identical, keeping the one would be a kind 
compromise, and with it the westerly chimney could remain.  
 
Symmetry is such a key feature of this style of architecture, as clearly demonstrated by the 
well-articulated floor plan of the house, its hip roof and exquisite fenestration.  The two 
chimneys support this symmetry, so to leave one chimney and not the other would be the 
equivalent of seeing an airplane with one wing. 
 
If it is impossible to retain the easterly fireplace, and if without this fireplace it becomes 
difficult or impossible to support the easterly chimney, there could be other creative solutions 
to maintaining visual symmetry.   What comes to mind is where an historic massing has been 
maintained using contemporary materials—either in a literal or a suggestive manner.    
 
Might the easterly chimney either be reconstructed without the weight of the original 
masonry?  Or could a facsimile be created with a contemporary material? 
 
We are of the view that the central stair has been considerably restored over the past 170 
years.  The treads and pickets are replacements; the handrail most likely original.  In spite of 
it not being original, it seems a shame to lose this historic artifact.  What of its materials might 
be incorporated into your new stairway?  A challenge, but that is what drives good 
architectural solutions. 
 
 
10.0 Recommendation 
 
Our recommendation is that the scheme presented be allowed to proceed to the building 
permit stage with full support of Heritage Planning. 
 
The mitigation suggested in section 9.0 should be reviewed with the Architect and Owner to 
see if there can be some movement in the design. 
 
We feel that many of the essentials of a Regency style home, so in vogue in Streetsvile at 
the time of its construction, have been maintained:  the mass of the main house (the kitchen 
wing was very much ancillary to the principle building),  the symmetry of the window and 
door openings;  the beautifully proportioned and crafted windows;  the low-pitched, hip roof 
with its generous, bracketed overhangs.   
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We have no issues with the 1870 kitchen wing being removed and the tuck-pointing, having 
been added in 1895 seems to not be original. We are happy that the windows are to be restored 
along with the shutters.     
 
Alternative approaches to maintaining one or more of the fireplaces have been outlined in 
section 9.0, recognizing that maintaining the symmetry of the house over-rides. 
 
 
 
 
APPENDIX A1 Sources of Information  
 

City of Mississauga Services Online:  Property Information 

Government of Ontario Land Registry Office, Peel Region:  Land ownership records 

“Streetsville, from Timothy to Hazel”, Published by the Mississauga Public Library, Kathleen 
A. Hicks, 2008 
 

Mary Switzer Manning archives, Peel Art Gallery Museum and Archives 

1877 Illustrated Historical Atlas of Peel, edited by Walker and Miles 

The City of Mississauga Planning and Building Department Development and Design Division,  
Design Guidelines related to developments in Streetsville, 2011 
 
Streetsville District Policies, Amendment No. 49 to the Mississauga Plan, November 2012. 
 
Government of Ontario landtitles repository at https://onland.ca 
 
Service Ontario Land Registry Office #43 
 
Standards and Guidelines for the Conservation of Historic Places in Canada, Parks Canada, 
2003 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

https://onland.ca/
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APPENDIX A2 Selected Reference Documents  
 
 

a) Heritage Listing for 12 Thomas Street, Mississauga 
 

b) Landtitle transcripts for Parts 8 and 9, Lot 3, Con.5 WHS 
 

c) Teranet Land Registry  
 

d) Selected documents from the Peel Regional Archives 
 

e) Selected documents from the Mary Switzer Manning Archives 
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APPENDIX A3:           Complete Drawings the proposed new house for 13 Thomas Street  

(by David Peterson Architect) 
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 *St. Albert Civic and Cultural Centre 
 
  Public Service Commission, Ottawa 
 
 Globe & Mail, Toronto 
 
 Hitchman & Sprigings, Toronto  
 
 *York Administrative Centre, Newmarket 
 
  
Housing/ Live-Work Facilities 
 
 **Armagh House, Mississauga 
 
   Garden Residence, Aurora 
 
 Webb Residence, Toronto 
 
 Looney Residence, Toronto 
 
 Kersey Residence, Toronto 
 
 Hamilton Studio, South Mountain 
 
 Dubil Residence, Toronto 
 
 81 Portland Live/work Studios, Toronto 
 
 Hitchman Residence, Toronto 
 
 Rose Residence, Port Credit 

 
 O’Leary Residence, Toronto 

 
 

Schools:  New/Renovations 
 
 Bowmore Road School, Toronto 

 
 **Charles Fraser P.S., Junior, Toronto 

 
 George Harvey High School, City of York 
 
 Jones Ave  Adult Education Centre, 

Toronto 
 
 Wycliffe College, U. of T., Toronto 

 
 Island Public School, Toronto 

 
 Palmerston Public School, Toronto 

 
 Regal Road Public School, Toronto 

 
 Alexander Muir Public School, Toronto 

 
Schools:  Exterior Upgrades 
 
 Davisville Public School, Toronto 
 
 North Toronto CI, Toronto  
 
 Pape Public School, Toronto 
 
 Palmerston Public School, Toronto 
 
 John Ross Robertson Public School, 

Toronto  
 

   Public Library Renovations 
 

 ▪ Parkdale Branch Library, Toronto 
    

▪    Bloor Gladstone Branch Library, Toronto 
 
▪    Yorkville Branch Library, Toronto  
 
▪    Locke Memorial Library, Toronto  
 
▪    Runnymede Branch Library, Toronto  
  
▪    College Shaw Library, Toronto    
   
▪    Saunderson Branch Library, Toronto 
 
▪    Pape Danforth Library, Toronto 
 
▪    Gerrard Ashdale Library, Toronto 

 
 St. Clair/Silverthorn Library, Toronto 
 
 Palmerston Branch Library, Toronto 
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Renovations for Exhibition Place, Toronto 

 General Services Building

 Enercare Centre (Direct Energy)

 Allstream Centre (Automotive
Building) 

 Princes’ Gates

 Food Building

Churches: New/Renovations/Additions 

 Danish Lutheran Church, Toronto

 Devon Alliance Church, Alberta

 St. Luke's Church, East York

 St. Cuthbert's Church, Toronto

 St. John's Church, Whitby

 Faith United Church, Courtice


 Grace Ev. Lutheran Church, Oshawa

 Trinity Church, Port Credit

 St. Luke’s Lutheran, Port Credit

 St. John’s United Church, Alliston

 St. Paul’s United Church, Bowmanville

 All Saints’ Anglican Church, King City

 Knox Presbyterian Church, Burlington

 St. Andrew’s Memorial P.C., Port Credit

 Trinity United, Peterborough

 St. John’s Church, York Mills

 Don Valley Bible Chapel, Toronto

 Cathedral Church of St. James

Laboratories 

 I-Fire Technology, Toronto

 Hemosol, Toronto

 Therapure, Mississauga

Historic Restorations 

 **Peel County Court House, Brampton

 **St. John's Anglican Church, Ancaster

 St. John's Church, West Toronto

 St. John's United Church, Alliston

 3 MacDowell Street, Toronto

 Allstream Centre, Exhibition Place

 Rackus Studio, Clarkson

 Boulder Villa, Clarkson

 Princes’ Gates, Exhibition Place

 Macaulay Church Museum, Picton

 St. Clair Reservoir Valve House and
Portal Building

 Harrison Waterworks Reservoir

 Church of the Holy Trinity, Toronto

 St. James' Cathedral, Toronto

 Scarborough Museum

 The Guild Monument Relocation

 Mackenzie House, Toronto

 Alexander Muir Gardens gateway

 Craigleigh Gardens Gates

 Carlsberg Carillon Tower, Toronto

* Work undertaken while in the employ of Douglas
J. Cardinal Limited, Ottawa 

** Work undertaken while Managing Architect, and   
       Architect-of-Record, with Carlos Ventin Architect



STUDIES (Condition Studies/Heritage Impact Studies/Barrier-Free Access Studies) 
 

 Building Condition Assessment for the Beanfield Centre and for Three Heritage Towers 
(Fire Hall, BLC and Carillon), for Exhibition Place, 2017 

 
 Building Condition Assessment for the Dempsey Store, for the City of Toronto Heritage 

and Museums, 2017 

 
 Building Condition Assessment for 12 Alexander St., for the City of Toronto Heritage and 

Museums, 2017 
 

 Heritage Statement for 75 Yorkville Avenue, for the Yorkville Ratepayer’s Association, 
2015 

 

 Heritage Impact Study of 1109 and 1115 Clarkson Road North, Mississauga, 2014 
 

 Building Assessment Study for the Scarborough Historic Museum, Toronto, 2014 
 

 Building Assessment Study for the Coliseum Complex and the Direct Energy Centre, 
Exhibition Place, 2013 
 

 Building Code Conformance Study, Tarragon Theatre, Toronto, for the management and 
Board of Directors of Tarragon Theatre, 2013 

 
 Heritage Impact Study for 1183 Dufferin Street, Toronto, for We Care Homes, 2012 

 

 Heritage Impact Study for 1380 Glenwood Drive, Mississauga, Ontario, for Dr. Mehri 
Habib, 2012 

 
 Building Code/Condition Assessment, Fulford Preparatory College, Merrickville, Ontario 

for Mr. Francois Bernard, Owner, 2012 
 

 Heritage Impact Study for 149 Tremaine Road, Milton, for Royal Park Homes, 2011 
 

 Heritage Impact Study for 94 Peru Road, Milton, for Humphries Planning Group, 2011 
 

 Long-range Planning Study, Tarragon Theatre, Toronto, for the management and Board 
of Directors of Tarragon Theatre, 2010 

 

 Heritage Impact Study for 5514 Fifth Line Road, Milton, for Sempronia Estates Inc., 2010 
 

 Heritage Impact Study for 1336 Britannia Road, and 5553 Fourth Line Road, Milton, for 
Orianna Glen Home Corp., 2009  

 

 Heritage Impact Study for 6390 Fifth Line Road, Milton, for Milton 7-5 Holdings Inc., 2009  
 

 Heritage Impact Study for the Davis-Minardi House, 3079 Neyagawa Boulevard, Oakville 
for the Davis-Minardi Corporation, 2009 

 

 Heritage Impact Study for 2554 Mississauga Road, Mississauga prepared for Dr. Alaa Al 
Tamimi, 2008 

 

 Heritage Impact Study for 1207 Lorne Park Road, Mississauga, prepared for Mr. Claudio 
Prosocco, 2008 

 

  Heritage Impact Study for 3051 Victory Crescent, Mississauga prepared for Nirmal Sidhu, 



 

 
_________________________________________________________________________________________________________ 
James Bailey Architect                                                    Curriculum Vitae for James R. Bailey 
                                                                                                                                                         Page 6 
 

2007 
 

 Heritage Impact Study for 1190 Kane Road, Mississauga, prepared for Gemini, 2006 

 Heritage Impact Studies for 1998 and 2030 Lakeshore Road, Mississauga, prepared for Gemini 
Urban Design, 2006 

 

  Heritage Impact Statement, 2301/2303 Stanfield Road, Mississauga, prepared for       
Moldenhauer, 2006 

 

 Automotive Building Condition Audit, prepared for the Board of Governors, Exhibition Place,  
 Toronto, 2005 
 

 A Masterplan Study for Knox Presbyterian Church, Burlington, Prepared for the Long-range 
Planning Committee, 2004 

 
 Heritage Impact Statement, Horticulture Building, prepared for Musik Clubs Inc. who wished 

to use the Beaux Arts Exhibit Hall as a night club, 2004. 
 
 A Condition Audit for Rosedale Presbyterian Church, Prepared for the Property Committee, 

Toronto, 2003 
 
 Arts Centre Feasibility Study, prepared for the Town of Leamington, Ontario, 2003. 

 
 A Barrier-Free Access Study for St. John’s United Church, Alliston, prepared for the   Property 

Committee, 2003.

  A Barrier-Free Access Study for Kimbourne Park United Church, Toronto, prepared for the        

      Accessibility Committee, 2002. 
 

 A Feasibility Study for the conversion of the Truax Lumber Building into a Performing Arts 
Centre for the Town of Leamington, Ontario, 2002. 

 
 Long Range Redevelopment Master Plan for Christ Church, Stouffville”, for the Rector and 

Wardens of the Parish of Christ Church Anglican Church, Stouffville.  
 

 Heritage Impact Statement, Two Georgian style, Pre-Confederation Houses, located at 
72/74 Elm Street, Toronto, prepared for Toronto Hospital for Sick Children, 2000. 

 
 A Barrier-Free Access Study for St. John’s Church, York Mills, prepared for the Rector and 

Wardens of St. John’s Church, York Mills, Toronto, 1999. 
 
 A Space Needs Study and a Space Utilization Survey for the Parishes of St. John's    

Church, W.T. & St. Paul's Church, Runnymede for the Amalgamation Property Committee. 
 
 Condition Surveys of three Branch Libraries:  Deer Park, Northern District and             

Sanderson Branches for the Toronto Public Library, 1998. 
 

 "A Feasibility Study for developing additional Residential Spaces at Wycliffe College, 
University of Toronto" prepared for the  Property  Committee of the College, 1997. 
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 "A Study of the Implications of accommodating Garbage Trucks inside the Food Building,
Exhibition Place", prepared for the Capital Works Department of the CNE, 1997.

 "A Condition Survey of St. Bartholomew's Church", prepared for the Rector and Wardens of
the Church of St. Bartholomew, Toronto, 1996.

 "A Building Study of Powell's House, Appleby College", prepared for the Board of Appleby
College, Oakville, Ontario, 1995.

 "Condition Study of the Church of the Transfiguration, Toronto", prepared for the Rector
and Wardens of the Church of the Transfiguration, Toronto, 1995

 "Pre-Engineering & Costing Study for Building Envelope Repairs & Barrier-free Access
Improvements to the Food Building & Halls of Fame Building, Exhibition Place, Toronto",
prepared for the Capital Works Department of Exhibition Place, 1995.

 "Condition Survey of the Buildings of the Parish of Georgina in the Diocese of Toronto",
prepared for the Diocese of Toronto, 1994.

 "Building Code Impact Study related to the development of a Night Club in the MacLean
Hunter Building, North York", prepared for Luxor Entertainment Corporation, 1994.
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