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St. Mark’s Anglican Church: Site Potential

1.0

1.2

INTRODUCTION

In February 2004, CMT requested the Planning and
Development Department to prepare a development
analysis for a municipally owned property located at 120 Bay
Street South, formally known as St. Mark's Anglican Church.
The purpose of the development analysis is to establish a
variety of feasible development options for the site in order
to facilitate the sale of the St. Mark's property for a
maximum financial return.

1.1

PURPOSE OF THIS REPORT

The purpose of this report is to examine various
development options for St. Mark's Church property
through disposal of the site for an optimal financial return.
Included in this report is a discussion on how the St. Mark's
property could potentially be developed. This report will
review and analyze a variety of development options.
Accompanying this report are a series of sketches prepared
to illustrate the development options. This report will
conclude with a vision statement and a series of objectives,
as well as, a variety of feasible land use concepts.
The various site options were developed by assessing local
area park needs, the potential for retention of the existing
building, and the potential of re-developing the entire site
including demolition of the existing building.

ST. MARK'S ANGLICAN CHURCH:
BACKGROUND

St. Mark's Church, located at 120 Bay Street South, was
built in 1878 with a Sunday School portion was added 1925.
On July 28, 1994 City Council approved the purchase of St.
Marks at a cost of $425,000 for the purposes of 'OPEN
SPACE' and 'PUBLIC USAGE' of the facility. Following the
acquisition, the former Council of the City of Hamilton,
approved the designation of 120 Bay Street South under
Part IV of the Ontario Heritage Act under by-law 95-13.

Early 1990's Diocese of Niagara made an application for a
high-rise development for 120 Bay Street S. The proposal
was to build a 10 storey, 48 unit apartment building
combined with offices and a chapel in the preserved section
of the church. The former city of Hamilton Council denied
the application necessary for re-zoning. The application was
subsequently approved by the Ontario Municipal Board in
September 1990. However, the diocese’s plans for a nonprofit housing and office complex fell through.
In September 1994, the City of Hamilton purchased the
site at a cost of $425,000. Since 1994, the site has
remained vacant and in municipal ownership with no capital
restoration undertaken. The structure is slowly
deteriorating.

In 1999 the Community Planning Department of the City of
Hamilton put out a Request for Proposals (RFP) for the
subject property. The RFP resulted in the proposed sale of
the site to the Charismatic Episcopal Church. One of the
conditions of the property sale was the rezoning of the
site from 'E3' (High Density Multiple Dwellings) to modified
'A' (Conservation, Open Space, Park and Recreation)
designation. The zoning change was approved however, the
sale of the property did not take place as the church was
not in a position to complete the offer to purchase
document.
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2.0
2.1

SITE CONDITIONS AND PLANNING
CONTEXT

EXISTING SITE CONDITIONS

120 Bay Street South has a site area of 0.141 ha and has
frontage on both Bay Street South and Hunter Street.
Located on the site is a single storey, red brick church, built
to an L shape plan and featuring an attached 3 storey tower
at the north-east corner. A red-brick Sunday School
addition is located at the west end.
A landscaped area featuring pathways and a number of
ornamental plantings are located in the north-east quadrant
of the site.

The west wall of the 1925 Sunday school is currently being
supported structurally through rented bracing at an annual
cost of $24,000. The structural bracing has been in place
since 1995-96. This site has an annual budget requirement
to maintain the property. The bracing for the structure being
rented by the City, has to date cost the Corporation
approximately $192,000.

2.2

ONTARIO HERITAGE ACT, PART IV
DESIGNATION BY-LAW

The property is designated by By-law 95-13 under Part IV of

the Ontario Heritage Act. Permits are required for any
alterations or additions that affect the Reasons for
Designation contained in the By-law. The By-law provides
context on the historical and cultural significance on the St.
Marks’ structure. Permit Applications are also required for
1
demolition .

a corner bell tower was erected on its Bay Street facade and, in
1925, the Sunday school was added to the west end of the
sanctuary. The grounds in front of St. Mark's traditionally have
been landscaped, creating a park-like setting for the church.

The church and Sunday school together create a single storey,
L-shaped structure with an attached three-storey tower. It is
the fifth Anglican church to be erected in Hamilton and the first
to be constructed in brick. As originally built in 1878, St Mark's
was a typical parish church building, designed in the vernacular
Gothic Revival tradition. Characteristic of this late 19thcentury version is the rectangular, one-storey, brick structure
with gable roof, buttresses, belfry, and pointed arched windows.
St. Mark's Church is distinguished in the use of brick corbelling
and sets of triple arched windows which formerly contained
stained glass. A bell tower, built later, adds a strong
architectural feature to the east facade, while the gothic
Sunday school and entrance porch of 1925 blend harmoniously
with the original design of the church.

2.3

EXISTING ZONING PROVISIONS

The subject site is zoned “A” (Conservation, Open Space,
Parks and Recreation) District modified, under the City of
Hamilton By-law No. 6593. Only the following uses are
permitted:
A Place of Worship within the existing
building only;

1.
2.

3.

Offices for outreach programs accessory to a
Place of Worship, including counseling
program but excluding overnight
accommodations, within the existing
building only; and,
Public Open Space.

In 1877, construction of St. Mark's Anglican Church began at the
southwest corner of Bay Street South and Hunter Street West.
By January 1878, the church had its first service. Subsequently,
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2.4

OFFICIAL PLAN POLICIES AND
DESIGNATION

Under the City of Hamilton's Official Plan, Schedule 'A'- Land
Use Concept, the St. Mark's site is identified as
“RESIDENTIAL”. The intent of the residential designation is
to provide for a variation of densities and housing types,
while ensuring the maintenance of amenities for residents.
However, as stated in Section 2.1.3 of the OP, additional
uses permitted within the “RESIDENTIAL” designation are:
i.

ii.

Public parks less than 0.4 hectares in size;

Schools, churches and similar institutional
uses less than .4 hectare in size, in
accordance with the provisions for Major
Institutional uses as set out in Subsection
A.2.6 of this Plan;

iii.

Individual retail or service stores in a multiple
welling containing at least 100 dwelling
units, expressly to serve the occupants
therein; and,

iv.

Limited individual or groups of commercial
uses on sites not exceeding 0.4 hectare in
area, e x c l u d i n g A u t o m o b i l e S e r v i c e
Centres, in accordance with the Commercial
Polices as set out in Subsection A.2.2 of this
Plan.

“6.9 A Heritage Impact Assessment may be
required by the City for any development or
redevelopment, both public and private
initiatives,
that proposes to erect, demolish or
aler buildings or
structures on or adjacent to properties that meet one
or more of the following criteria: (O.P.A 160):

i) The properties are designated under the Ontario
Heritage Act or are adjacent to buildings/structures
that are designated
under the Ontario Heritage
Act;

2.5

NEIGHBOURHOOD PLAN POLICIES

The St. Mark's site is located within the Durand
Neighbourhood. Under the Neighbourhood Plan the subject
site is designated “Civic & Institutional”.

The City of Hamilton OP has policies specific to historic and
architectural resources. It is the intent of the OP that
those resources of historic, architectural, archaeological
and aesthetic merit will be preserved where feasible.
Section 6.9 of the OP states:
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3.0 CONSERVATION & DEVELOPMENT
OPTIONS: PROS AND CONS
Before taking further action on the St. Mark's property, the
City's Long Range Planning and Design Division has developed
a series of conservation and development options for the
property. Included in this Section is a rationale for each
option which attempts to maximize the return to the City.

3.1

ADAPTIVE RE-USE OF EXISTING STRUCTURE:
RESIDENTIAL, COMMERCIAL, MIXED USE

Option 1 comprises the adaptive re-use of the existing
structure with retention of the original Church building and
demolition of the Sunday school portion. Proposed uses for
this re-development option are Residential, Commercial,
and/or Mixed Use. This development option has the following
site potential:
·
·
·
·
·

·

Building foot print of approximately 357.5 m2 ;
23.8% coverage;
2 stories;
13 parking spaces;
Vehicular access onto Bay Street; and,
Private garden area.

Table 1 depicts the number of units that potentially could
be developed within the existing structure depending on
the proposed use.
Table 1: Unit Potential
Proposed Use

Residential
or Commercial
Or Mixed Use

No. Of Units

6 Loft Apartments
6 Office Units
3 Apartments, 3 Office Units

PROS
*

*

Assists in preserving portion of the heritage
building on its landscaped grounds and
partially promotes sound conservation.

Reduces liability inherent in unstable
building portion and reduces ongoing
stabilization costs

*

The creation of on site parking.

*

Financial cost associated with the demolition
o f
the Sunday school portion along with
substantial costs to stabilize and renovate t
h
e
structure.

CONS

*

Alteration of the building would lessen its
heritage integrity.

* Any development applications made for anything
other than a park use may result in opposition by
th e
Durand Neighbourhood residents, who
desire a park on this site.

POLICY ISSUE

All three (3) proposed adaptive re-uses of the c h u r c h
structure requires a zoning change,
OPA, and a
Neighbourhood Plan amendment, and site plan control
approval.
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Option 1

Street Tree Planting
Parking Lot
Screen/Landscape
Feature

Vehicular
Access

6.0m

Loading

Adaptive Re-use of Existing
Structure
Building foot print
Coverage

Main Entrance

Pedestrian
Access

357.5 sq. .M

23.8%

No. of parking spaces

13

Total number of floors
Development Options

2

1A-All residential

6 Loft apartments

1C-Mixed use

3 Office units
3 Apartment lofts

1B-All commercial

6.0m

Private courtyard

6.0m

Parking Lot
(13 Spaces)
Typical Stall Size
2.7x6.0m

Site Plan: Ground Floor
BAY STREET

2.4m

HUNTER STREET

Minimum area per unit

6 Office units

100sq.m

Lobby
Unit 3

Unit 2

Unit 1

Existing Alley

Not to Scale
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3.2

ADAPTIVE RE-USE OF EXISTING
STRUCTURE & CONSTRUCTION OF NEW
ADDITION(I)

The proposed commercial development option (Option 2)
retains the existing 1878 church demolishes the 1925
Sunday school portion, replacing it with a three storey
addition. The commercial option has the following site
potential:
*
*
*
*
*

Building foot print of approximately 550m ;
37% coverage;
14 parking spaces;
Vehicular access onto Bay Street; and,
3 stories.
2

Table 2 depicts the number of units that potentially could be
developed within the existing structure depending on the
proposed use.
Table 2: Unit Potential

Proposed Use

Residential
or Commercial
or Mixed Use

*

*

No. Of Units

7 Loft Apartments
7 Office Units
3 Apartments, 4 Office Units

Three (3) storey addition increases the amount of
developable floor area.

Creates on site parking.

CONS
*

*
*

*

*

Financial cost associated with the demolition of
the Sunday school portion along with
substantial costs to stabilize and renovate the
structure.

Alteration of the building would lessen its
heritage integrity.

Any development applications made for
anything other than a park use may result in
opposition by the Durand Neighbourhood
residents, who desire a park on this site.

Loss of landscaped setting.

The character of the area is predominantly residential.
From a land use prospective introducing commercial
uses to this site may not be supportable.

POLICY ISSUE

All of the adaptive re-use options require a zoning change,
Official Plan amendment, Neighbourhood amendment, and
site plan approval.

PROS
*

*

Assists in preserving key portion of the heritage
building on its landscaped grounds and partially
promotes sound conservation.
Reduces liability inherent in unstable building portion.
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Option 2

Street Tree Planting
Parking Lot
Screen/Landscape
Feature

HUNTER STREET

Site Plan: Ground Floor
Adaptive Re-Use of Existing
Structure with Addition: (I)

6.0m

Limit of existing building

6.0m

Vehicular
Access

Main Entrance

Pedestrian
Access

Lobby

3 Storey
Office

Not to Scale

Existing Alley

BAY STREET

Loading Area

2 Storey Office

37%

No. of parking spaces

Total number of floors
Existing building

Total number of units
Development Options

14
3

3 floors /3 units

2 floors/ 4 units
7 units

2A All Residential

7 Loft Apartments

2C Mixed Use

3 Loft Apartments
4 Office Units

2B All Commercial

2 Storey Office

550 sq.m

Coverage

Addition

3.0m 6.0m

Parking Lot
(14 Spaces)
Typical Stall Size
2.7x6.0m

Building foot print

Minimum area per unit

7 Office Units
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3.3

ADAPTIVE RE-USE OF EXISTING
STRUCTURE & CONSTRUCTION OF
NEW ADDITION (II)

*

Creates on site parking.

The proposed mixed use development option (Option 3)
retains the existing church portion of the building,
demolishes the Sunday school portion and replaces it with a
three storey addition on the west side of the site. The
development option has the following site potential:

CONS

*

*

*
*
*
*

Building foot print of approximately 770m ;
52% coverage;
11 parking spaces;
Vehicular access onto Hunter Street; and,
3 stories.
2

Table 3 depicts the number of units that potentially could be
developed within the existing structure depending on the
proposed use.
Table 3: Unit Potential

Proposed Use

Residential
or Commercial
or Mixed Use

No. Of Units

13 Loft Apartments
13 Office Units
8 Apartments, 5 Office Units

*

*

Financial cost associated with the demolition of
the Sunday school portion along with substantial
costs to stabilize and renovate the structure.

Alteration of the building would lessen its
heritage integrity.

Any development applications made for
anything other than a park use may result in
opposition by the Durand Neighbourhood
residents, who desire a park on this site.

POLICY ISSUE

All of the adaptive re-use options require a zoning change,
Official Plan amendment, Neighbourhood amendment, and
site plan approval.

PROS
*
*

Assists in preserving portion of the heritage
building on its landscaped grounds and partially
promotes sound conservation.

Reduces liability inherent in unstable building portion.

* Three (3) storey addition increases the
amount of developable floor area.
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Option 3

Site Plan: Ground Floor

Vehicular
Access

HUNTER STREET

Adaptive Re-Use of Existing
Structure and Addition (II)

Pedestrian
Access

(Existing Structure with Addition on West
side of Site)
Retail/
Office

6.0m

6.0m

6.0m

2.4mm
Retail/
Office
Retail/
Office

Parking Lot
Screen/
Landscape
Feature
Parking Lot (11
Spaces)
Typical Stall
Size 2.7x6.0m

Main
Entrance

Retail/Office

BAY STREET

Service
Area

Loading
Area

Building foot print
Coverage

No. of parking spaces

Total number of floors
Ground level
Floors 2&3

Pedestrian
Access

Retail/Office

Limit of existing building

Total number of units
Development Options

770 sq.m

52%
11

3

5units

8 units

13 units

3A All Residential
13 Loft Apartments
3B All Commercial
13 Office Units
3C Mixed Use
5 Office Units, 8 Apartments
Minimum area per unit

100sq.m

Existing Alley

Not to Scale
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3.4

DEMOLITION AND NEW CONSTRUCTION:
RESIDENTIAL (I)

Option 4 proposes the demolition of the entire existing
structure. It also entails the construction of a new 3
stories residential building along the south side of the site.
The residential option has the following site potential:
*
*
*
*
*
*

Building foot print of approximately 714m2;
58% coverage;
18 parking spaces;
Vehicular access onto Bay Street;
Loading area; and,
12 Apartment Units

*

Reduces total liability and costs inherent in entire
building complex.

POLICY ISSUE

The residential development requires a zoning change,
Official Plan amendment, Neighbourhood Plan amendment,
and site plan approval. Any development applications made
for anything other than a park use may result in opposition
by the Durand Neighbourhood residents, who desire a park
on this site.

PROS
*
*

The creation of on site parking and the
provision of on site loading.
Low rise building reflects character of the former
structure and is supportable to site character.

CONS
*

Cost of demolition.

*

Loss of City's leadership in role in community as
steward and custodian of Hamilton's
cultural heritage.

*

*

Heritage “costs” incurred as a result of
compromising all heritage attributes
mentioned in “Reasons for Designation”.

Loss of landscaped setting.
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Option 4

Street Tree Planting

HUNTER STREET

Parking Lot
Screen/Landscape
Feature

Site Plan: Ground Floor
Demolition and New
Construction: Residential (I)
Building foot print

No. Of parking spaces

Vehicular
Access

Total number of floors

Apartment units at ground level

Apartment units per floors 2 &3

3.0m

6.0m

Parking Lot (18 Spaces)
Typical Stall Size 2.7x6.0m

6.0m

6.0m

Coverage

Apt.
Unit

Apt.
Unit

Apt.
Unit

Service Corridor
Loading
Area

Existing Alley

Not to Scale

Pedestrian
Access

Minimum area per unit

48%
18

3

4

8

12

110sq.m

Apt.
Unit

BAY STREET

Apt.
Lobby

Total number of units

714 sq.m
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3.5

DEMOLITION AND NEW CONSTRUCTION:
RESIDENTIAL(II)

Option 5 proposes the demolition of the entire existing
structure. It also entails the construction of a new 3
storey residential building with an L-shaped building
footprint with frontage along Bay Street. The residential
option has the following site potential:
*
*
*
*
*
*
*
*

Building foot print of approximately 1016m ;
68% coverage;
10 parking spaces;
Vehicular access onto Hunter Street;
Pedestrian access of Bay Street;
Loading area;
3 stories; and,
16-22 apartment units.
2

PROS
*
*
*

Reduces total liability and costs inherent in entire
building complex.

CONS
*

*
*

Cost of demolition.

Heritage “costs” incurred as a result of
compromising all heritage attributes
mentioned in “Reasons for Designation”.

Loss of City's leadership in role in community
as
steward and custodian of Hamilton's
cultural heritage.

POLICY ISSUE
The residential development requires a zoning change,
Official Plan amendment, Neighbourhood Plan amendment,
and site plan approval. Any development applications made
for anything other than a park use may result in opposition
by the Durand Neighbourhood residents, who desire a park
on this site.

The creation of on site parking and the
provision of on site loading.
Low rise building reflects character of the former
structure and is supportable to site character.
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Option 5

HUNTER STREET

Site Plan: Ground Floor

Vehicular
Access

6.0m

6.0m

Apt. Unit
Parking Lot
(10 Vehicles)
Typical Stall Size
2.7x6.0m

Main
Entrance
Lobby

Apt. Unit

Apt. Unit

Apt. Unit

Apt. Unit

Loading
Area

Building foot print

Apt Unit

Apt. Unit

Coverage

BAY STREET

6.0m

Demolition and New
Construction: Residential (II)
No. of parking spaces

Total number of floors

Apartment units at ground level
Apartment units per floors 2 &3
Total number of units

Minimum area per unit

Apt. Unit

1016 sq.m

68%
10
3

9
4-6

16-22

100sq.m

Pedestrian
Access to
Unit From Bay
Street
(Typical)

Apt. Unit

M

F

Existing Alley

Not to Scale
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3.6

PARK AND OPEN SPACE USES

The St. Marks site was originally purchased by the City of
Hamilton out of park funds. Option 6 proposes a passive park
use for the site with a variety of design features. The
proposal has 4 pedestrian entries into the site and is
enclosed with decorative wrought iron fencing. The park
layout has the potential to provide areas for sculpture
placement along with decorative entrance markers.

POLICY ISSUE
There are no policy issues with the proposed park use.

PROS
*
*

Reduces total liability and costs inherent in entire
building complex.

Provides the Durand residents with a
Neighbourhood Park.

CONS
*

*
*
*

*

Cost of demolition.

Heritage “costs” incurred as a result of
compromising all heritage attributes mentioned in
“Reasons for Designation”.

Loss of City's leadership in role in community as
steward and custodian of Hamilton's cultural
heritage.

Annual cost for park maintenance.

Promotes amenity and perceived enhancement,
retains some element of church through “ruins”

St. Mark’s Anglican Church: Site Potential
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Pedestrian access to park from
Hunter Street with
decorative/sculptural entrance marker

HUNTER STREET

Option 6
Neighbourhood
Park
Pedestrian access to park
from intersection

Opportunity for vertical
element/sculpture

Open grass
area/potential
sculpture placement

Pedestrian access to park from Bay
Street with decorative/sculptural
entrance marker
Open grass area with low berm

Secondary pedestrian
access

BAY STREET

Opportunity to retain remnant
element of church as ruins

Existing Alley

Wrought iron fencing

Not to Scale
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4.0

SUMMARY AND CONCLUSIONS

In summary, this report examined various development options
for the St. Mark’s Church property. The report has evaluated
the strengthens and weakness of 6 development options. The
development options were based on one of three themes:
1.

Adaptive re-use the existing Structure.

3.

Demolition and new construction.

2.

Adaptive re-use of a portion of the existing
structure with construction a new addition.

The intent of the report was not to select a preferred
development option, rather to present CMT with a few
development options for their review. A major objective of this
report was to create development options that maintain the
character of the existing residential neighbourhood. Each
option looked at the following development issues:
*
*
*
*

Visibility
Pedestrian access
Traffic/vehicular movement
Parking

One of the constraints of the report is that none of the
development options were evaluated from a cost perspective,
due to timing constraints. Approximate cost allocations for
each development option can be determined.
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