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Proposed view looking east from the intersection of 
Shuter Street and Mutual Street



EXECUTIVE SUMMARY

Goldsmith Borgal & Company Ltd. Architects (GBCA) was retained by HPH 
(81 Shuter) Limited to assess the impact on heritage resources arising  from 
a development proposed for the site at 79 to 85 Shuter Street, in the City of 
Toronto. This Heritage Impact Assessment (HIA) describes and summarizes 
our findings.

The Development Site (the site) is currently occupied by three brick 
buildings ranging from 2 1/2 to 3 storeys in building  height. The buildings 
date from the 1860’s and are currently used for commercial and residential 
purposes including a licensed rooming house. None of the buildings on 
the site are listed in the City’s Heritage Register or designated under the 
Ontario Heritage Act (OHA).

The site is in vicinity of (but not adjacent to) the proposed Garden District 
Heritage Conservation District, which is currently in the plan phase and 
not yet enacted.

The proposed development consists of a residential condominium building 
32 storeys in building  height (with a mechanical penthouse). It proposes to 
retain a significant portion of the facades of the property at 79 Shuter Street 
(at the corner) and to demolish the properties at 81-83 and 85 Shuter 
Street.

It is our opinion that the integration of the new development will have 
minimal impact on existing resources on the site through the demolition of 
two buildings (81-83 and 85 Shuter Street). These non designated nor listed 
buildings which possess minimal heritage attributes due to previous 
alterations and renovations. The development has, however, mitigated this 
impact through the careful integration of step backs which clearly express 
the existing residential scale seen at ground level. Additionally, the 
proposed new development preserves the most architecturally and 
historically significant corner property for reuse.

This HIA has been prepared in accordance with HIA Terms of Reference as 
required by the City of Toronto (October 2014) and evaluates the impact of 
the proposed development on existing heritage resources.
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Existing view looking southwest from Shuter Street



1. INTRODUCTION

1.1 Property Description

The Development Site is located at the southeast corner of Shuter and 
Mutual Street. It is near the proposed Garden District Heritage 
Conservation District (HCD), which is currently in the Plan phase. 

The development site includes three brick buildings  ranging from 2 1/2 to 
3 storeys in building height. None are listed or designated.

Development Statistics
Height in storeys:   32 (plus one mechanical penthouse
Site Area:   1,025 sq.m
Gross Floor Area:  17,007 sq.m.
Use:    Residential

1.2 Present Owner and Contact

1.3 Location Plan
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Location Plan showing the development site (red dashed boundary) in context. The 
area in yellow is the proposed Garden District Heritage Conservation District (not 
in force).

Heritage Properties:

1. 207-213 & 215-219 Jarvis Street (Listed) 
2. 14 Pembroke Street - École Gabrielle-Roy (Listed)
3. 191 to 197 Church Street (Listed, City of Toronto)
4. former Athenaeum Club (Designated, Part IV of OHA)
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Legal site survey 
as prepared by 
LSG Land Survey 
Group.



2. BACKGROUND

2.1 HISTORICAL AND CONTEXTUAL

The subject site is located on lands that were originally part of the Jarvis 
family estate.  These properties (Lots 14, 15, 16 and 17 of Registered Plan 
28E) were first developed in the 1860s and 1870s with the construction of 
the buildings that currently stand on the site.

The town of York (as Toronto was known before its incorporation as a City 
in 1834) was surveyed and laid out in 1793 and consisted of a grid of 10 
blocks (each 2.5 acres) bounded by George Street on the west, Front Street 
on the south, Berkeley Street on the east, and Adelaide Street on the north.  
Subsequent development of the town radiated out from these 10 blocks, 
primarily towards the west and north, quickly expanding  the boundaries to 
Queen Street (then known as Lot Street). 

Lands north of Queen Street up to Bloor Street were divided into a series of 
100-acre allotments known as Park Lots.  Lieutenant-Governor John Graves 
Simcoe launched his free land grant system for the upper classes by 
assigning these 100-acre lots to associates of the provincial government.  
The Park Lots were numbered from east to west, beginning  at the Don River 
– the subject property is located on lands that were part of Lot 6, a lot that 
was patented by William Jarvis (the first provincial secretary of Upper 
Canada) in November 1811. 

The Park Lots had narrow frontages on Queen Street (660 feet wide) to 
allow all owners access to the town to the south, while they were ten times 
as deep (6,600 feet up to Bloor Street/First Concession Road).  Like the 
adjacent McGill Estate (to the west of Mutual Street - Park Lot 7), Jarvis 
used his Park Lot to establish his family estate.  William Jarvis’ heir, Colonel 
Samuel Peters Jarvis, ultimately built the large two-storey brick house 
(known as Hazel Burn) in 1824 midway between the eastern and western 
borders of the Park Lot.  Standing on a slight hill, facing  south towards the 
town, it could be seen from the harbor.  It was some distance back from 
Queen (approximately in line with where Shuter Street now runs).  

In the 1840s many of these early land owners began to subdivide their Park 
Lot parcels for profit.  This was the case with Park Lot 6, which Jarvis had 
no choice but to develop due to his waning  fortune.  Each Park Lot owner 
was free to lay out streets and sell lots in any configuration. Their east-west 
streets did not have to line up with the next owner’s east-west streets – and 
frequently did not.  North-south streets were laid out either along  the lot 
lines of each Park Lot, or, as is the case with Jarvis Street, were laid out 
down the centre of the lot.  

For the plan of subdivision of Park Lot 6, Jarvis hired prominent architect 
and surveyor John G. Howard to not only lay out a model subdivision on 
his Park Lot but also to be his selling  agent.  The north-south corridors laid 
out by Howard were Mutual, Jarvis, and George Streets.  The best layout for 
the land necessitated that Jarvis Street cut directly through the Hazel Burn 
estate house, which was demolished in 1847.  George Street was a 
northward continuation of one of the original streets of the Town of York, 
whereas Mutual Street was a new street that started at Queen Street (Lot 
Street) and ended at Carlton Street, and it was so named as it was the 
mutual boundary between Park Lot 6 and Park Lot 7.

Shuter Street was one of the east-west streets of the subdivision and it 
continued the portion of east-west street that McGill had already laid out 
on his property to the west.  Shuter, Crookshank, Gould and Gerrard Streets 
were named after McGill’s friends and relatives – Shuter Street was named 
after Peter McGill’s wife, Sarah Elizabeth Shuter and Crookshank Street was 
named after McGill’s brother-in-law.

For the Jarvis’ Lot 6 lands, Howard conceived an exceptionally wide tree-
line avenue (to be named Jarvis Street) running through the park lot with 
small plots at the south end for workers’ cottages, somewhat larger lots in 
the centre for middle-class dwellings, and large tracts at the north end near 
Bloor Street for the mansions of the rich.  The subject property on Shuter 
Street falls within the centre range of this hierarchical planning model in an 
area consisting  primarily of middle-class dwellings. Registered Plan 10A 
laid out the lots along  Jarvis Street and the rear alley behind those 
properties (this is the alley currently running along the east side of the 
subject property).
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The response to the sale of building lots between 1846 and 1850 was 
initially slow and development really only picked up in the 1860s and 
1870s.  It is this period of the 1860s that the subject property was first 
developed.  Thomas C. Scott (b.1806-d.1876 - chief clerk in the Custom 
House and Surveyor of Customs for the Port of Toronto) purchased the 
entire block on the south side of Shuter Street, between Mutual Street and 
the laneway (Lots 14, 15, 16 and 17) in the 1850s.  

Scott did not develop the property for his own accommodations (he also 
owned property on Pembroke Street on which he built his house in the 
early 1860s), but rather he developed the property in a manner that was 
popular in the nineteenth century, that being  speculative housing for the 
affluent middle-class market.  Initially a row of three semi-detached brick 
houses was erected – numbers 81, 83 and 85 Shuter Street.  These building, 
which date to 1864, were rented to middle-class families of some means, 
including  one of Thomas Scott’s sons, the lawyer, John Galloway Scott 
(1836-1928) – he occupied the westerly-most unit, 81 Shuter Street.  

Upon Thomas C. Scott’s death in 1876, the properties were willed to his 
children – John G. Scott receiving the westerly two lots (79 and 81 Shuter 
Street); David Scott received 83 Shuter Street; and Catherine (Scott) Elliott 
received 85 Shuter Street.  Within a few years, John G. Scott developed the 
lot that was formerly the gardens of his house at 81 Shuter Street, building 
a new house at 79 Shuter Street in 1879. Over the second half of the 
twentieth century, some of the early-nineteenth century brick row buildings 
in the neighbourhood (including  Walnut Hall at 102-106 Shuter Street) 
were demolished.
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Existing view looking southwest from Shuter Street



As with his father, John Galloway Scott was a man of some importance in 
Toronto.  After serving many years in mercantile business, he entered the 
law office of R.G. Dalton and began the study of law.  He was called to the 
bar in 1862 and shortly after became a member of the law firm of Dalton & 
Scott.  In 1870 Scott was appointed to Clerk of the Executive Council/Chief 
Clerk of the Department of the Attorney General of Ontario.  Subsequently 
he was appointed Deputy Attorney General. In 1882 Scott assisted in the 
organization of the Toronto General Trusts Company.  Again, as with his 
father, John Galloway Scott was active in the church, and he and his father-
in-law, William Elliot, joined the Jarvis Street Baptist Church.  Along with 
William McMaster, John Galloway Scott donated money towards the 
construction of the nearby church building at Jarvis and Gerrard Streets.  
The proposed development will retain Scott’s house at 79 Shuter Street 
although only the exterior street facades and roof profiles remain (the 
interiors have been completely gutted leaving  no evidence of the time of 
construction).

The residential character of the area began to change at the end of the 
nineteenth century and into the early twentieth century.  For example, 
north of Shuter Street a former estate property between Dalhousie and 
Mutual Streets was demolished in 1885 to make way for the Caledonian 
Curling  and Skating  Rink.  In 1911, the smaller rink was replaced with a 
much larger Arena Gardens/Mutual Street Arena.  A huge structure for its 
time, the brick and steel building  spanning  the entire block between 
Dalhousie and Mutual Streets changed the character of the neighbourhood, 
especially as the arena came to host numerous sporting  and entertainment 
events.  (The arena was demolished in 1990 for high-rise development).

Meanwhile, south of Shuter Street, multiple residential lots were being 
acquired by corporate owners and were being redeveloped to 
accommodate commercial and industrial uses.  Just south of the subject 
property, at 35 Mutual Street, the two-storey Imperial Glass Works factory 
and warehouse was built in 1907.  A number of early wood-frame houses 
were demolished on the west side of Mutual Street to accommodate the 
Consumers’ Gas Company Garage and warehouse.  Many of the original 
brick houses in the neighbourhood, including those on the subject site, 
became boarding houses. 
The make-up of the entire area north of Queen Street East began to change 
substantially at mid-century.  More and more, institutional buildings were 

replacing the nineteenth century residential building fabric.  For example, 
an entire block of residential buildings south of Shuter Street, east of Jarvis 
Street, was cleared to make way for the construction of the Moss Park 
Armouries in the 1960s.   Eventually the entire block on the south side of 
Shuter Street, between Dalhousie and Mutual Streets (immediately to the 
west of the subject property), was completely cleared.  This included the 
demolition of a continuous row of residential brick buildings spanning from 
Mutual to Dalhousie.  The site is today a surface parking lot.

The scale of the neighbourhood further changed in the 1980s with the 
introduction of high-rise developments, such as 90 Shuter Street directly 
across the street from the subject site (the 11-storey apartment building was 
constructed in 1984).  This trend continued into the first decade of the 
twentieth-century - 76 Shuter Street (a 15-storey condominium) was built in 
2007.
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View looking south at Shuter and Church Streets, c1990.  The surface parking lot 
between Mutual Street and Dalhousie Street is seen on the left of the image, and 
was among many empty lots resulting from demolitions in the 1960s and 1970s.



2.2 ARCHITECTURAL

Three of the four houses - 81, 83 and 85 Shuter Street – were constructed 
in 1864.  Built of the white brick that was popular in Toronto, the buildings 
were originally embellished with stone window sills and stone keystones 
over the windows. The original three houses combined Victorian gables on 
simple Georgian massing, (which is still partially evident in the centre two 
units at 81 and 83 Shuter Street). The original two-storey brick and frame 
buildings each had a two-storey rear tail extending towards the one-storey 
stable sheds in the back, all of which have been demolished (for 81-83 
Shuter, a modern renovation added a two storey rear addition in the past 
20 years). This type of residential architecture was meant to house middle-
class merchants and professionals.

85 Shuter Street has poorly executed Second Empire design characteristics 
dating  from a renovation that was undertaken in the 1880s to allow for a 
third floor. The renovations occurred at the same time that the original 
occupants, Catherine and Robert Elliott, moved out and Alexander Dixon 
moved in. Also altered were the decorative window heads including 
removal of keystones, the resizing and relocation of the front door and  the 
replacement of all the windows. Subsequent renovations have seen the 
complete gutting of the interior and installation of new partitions and 
finishes. Painting was applied over the brick facade and a large billboard 
sign was added on the side.

The renovations of 85 Shuter truncated the original massing of 81 and 83 
Shuter and disrupted the original design integrity of the block. These two 
units have been altered with the removal of an entrance door that once was 
located in the third bay from the east.  This was likely altered in the 1950s 
when the building was turned into a rooming house and therefore only 
required one entrance into a building that had been combined.

The house at 79 Shuter Street was built in 1879 in the then fashionable 
Second Empire style of architecture.  In its vernacular versions, the most 
recognizable stylistic feature of the Second Empire style is the mansard 
roof.  Punctuated with dormer windows, the mansard roof allowed for a 
usable space within a third floor, while technically (for tax purposes) being 
considered a half-storey.  The slight projection of the western half of the 

front façade is also indicative of the style, which was more sculptural than 
the adjacent buildings.  The segmental and rounded arched window heads 
are accentuated with brick soldier courses and stone was used for the 
window sills and keystones.  The asymmetrical balance of the façade 
creates a picturesque quality, not only on the Shuter Street elevation, but 
also on the Mutual Street elevation.  The rear tail of the house (the portion 
consisting  of two storeys) takes the form of a miniature Second Empire 
pavilion, with its own mansard roof, dormers and chimney. The rear tail 
portion consisting  of one storey is original to the building  but differs with 
the rest of the property as it does not have a mansard roof. While some 
alterations have taken place (including  the infilling  of some of the window 
openings on the west façade and the replacement of all doors and 
windows), the building  remains a good example of Second Empire 
residential architecture in Toronto. It is proposed to be retained in the 
development (with the exception of the southernmost  one-storey portion 
along Mutual Street, which does not significantly contribute to this 
picturesque quality) . However, none of the interior finishes, trims, layout 
or details remain due to extensive renovations in the 20th century.
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81-83 Shuter Street. Most of the architectural features of the building have been 
removed or changed, including windows.  The symmetry of the original building 
has been lost with the renovations to 85 Shuter Street at left.
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Topographical Plan of the City and Liberties of Toronto, in the Province of Canada, surveyed drawn and published by James Cane, 1842

The subject site is located on property that was once part of the Jarvis estate.  The estates of the Hon. John McGill (1) (on Park Lot 7 – later Bond, Church and Mutual Streets) 
and of Samuel Peters Jarvis (2) (on Park Lot 6 – later Mutual, Jarvis and George Streets) dominated the lands north of Lot/Queen Street in the 1840s.  The country lane on the 
west side of the Jarvis lot gradually assumed the name Mutual Street because it was the mutual boundary and shared road of the Jarvis and McGill properties.  The Jarvis 
estate building (known as Hazelburn - illustrated inset) was demolished in 1848 to make way for the laying of Jarvis Street.

  1   2 

 Park Lot 6 Park Lot 7
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Topographical Plan of the City of Toronto in the Province of Canada by J. Stoughton Dennis and Sandford A. Fleming, 1851

The subdivision of the Park Lot north of Queen Street began in the 1840s as evident in this 1850s plan.  By this  date, the Jarvis  family lands had  retained  prominent architect 
and  surveyor John G. Howard  to lay out a model subdivision.  Howard  conceived an exceptionally wide tree-line avenue (to be named Jarvis Street) running  through the 
park lot.  The response to the sale of building lots between 1846 and 1850 was initially slow and development really only picked up in the 1860s and 1870s.  
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Left::  Detail, Atlas of Toronto: Surveyed & Compiled by W.S & H.C. Boulton, Toronto, 1858

In the 1850s a number of  brick row houses began to appear along  Shuter Street (for example 64-66  and 
68-70 Shuter Street (1850) and  102-110 Shuter /  Walnut Hall (1856)). The subject property at Shuter and 
Mutual Streets was not yet developed, although an earlier wood frame house stood adjacent to the alley.  
Thomas Chalmers Scott owned the property by this date.

Above:  Insurance Plan of Toronto, Charles E. Goad, 1880

By the 1880s all four building  lots on the Thomas Chalmers Scott property had been developed – the row of 
three brick houses (81-85 Shuter Street) had been built in 1864.  Each of the two-storey houses had  a rear 
extension built of wood with roughcast  exterior.  Each house also had a one-storey brick garage/shed  at the 
very back of the property.  

The two-and-one-half storey brick house on the westerly-most lot (79 Shuter Street)  was constructed in 1879.  
The building  was designed to take advantage of the corner site, with the rear two storey extension, 
accentuated by a bay window, running along Mutual Street.
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Left:  Insurance Plan of Toronto, Charles 
E. Goad, 1889

Right:  Insurance Plan of Toronto, Charles 
E. Goad, 1893

The fair number of  brick semi-detached 
and  row houses defined as  “under 
construction” on the 1889 Fire Insurance 
Plan speaks to the popularity of this  area 
in the 1880s and 1890s for residential 
development.  Even more examples of  this 
building  type appeared  in the four 
intervening  years at  which time the 1893 
Fire Insurance Plan was prepared, 
including  a  row of six houses immediately 
to the west  of the subject site (on the west 
side of Mutual Street).
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Insurance Plan of Toronto, Charles E. Goad, 1924

A notable change in the fine-grained urban fabric is the large-scale Arena Gardens 
(later Mutual Street Arena), just north of Shuter Street.  Commercial and industrial 
uses have begun to appear, for example, the Imperial Glass Works Shop at 35 
Mutual Street (south of the subject site), and, by 1917, the Consumers Gas 
Company Garage and Warehouse (pictured inset) on the west side of Mutual 
Street.
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Underwriters Insurance Plan, 1954 - 81-83 Shuter Street had been converted into a Rooming House by this date.



3. HERITAGE STATUS

The development site currently includes the following three properties 
fronting Shuter Street and dating from the 1870’s. 

Address   Height  Construction Date
79 Shuter Street  3 storeys  1879
81-83 Shuter Street  2 1/2 storeys  1864
85 Shuter Street  3 storeys  1864

These properties are neither listed in the City’s Heritage Register or 
designated under the OHA.

Assessment of Value

Each building have been assessed using the Criteria For Determining 
Cultural Heritage Value or Interest, Ontario Reg. 9/06 made under the 
Ontario Heritage Act. The criteria evaluate the properties based on three 
types of heritage values: design or physical, historical or associative and 
contextual. The assessments are outlined and summarized in the tables in 
the following pages.
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Detail of the brickwork found on 79 Shuter Street



79 Shuter Street

Summary
The building  meets the criteria for determining  cultural 
heritage value. The building is a representative example 
of a residence in the Second Empire style in Toronto 
which features elaborate brickwork and mansard roof. 
It housed an important figure in the legal and social 
community in Toronto. Located at an intersection, it has 
the potential to act as a minor landmark in the area.
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Value (quoted from Ontario Reg. 9/06)Value (quoted from Ontario Reg. 9/06) Assessment for 79 Shuter Street

1. The property has design value or physical value because it,1. The property has design value or physical value because it,1. The property has design value or physical value because it,

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

Meets the criteria. The building is a typical and 
representative example of a Second Empire style 
residential building dating from the 1870’s. The style is 
clearly expressed in both the front and side elevations. 

ii. displays a high degree of craftsmanship or 
artistic merit, or

Meets the criteria. The building features well detailed 
brickwork on the window surrounds and at the 
beltcourse. It also includes carved keystones above all 
window openings. The sculptural quality of the 
building is also evident on both main elevations.

iii. demonstrates a high degree of technical or 
scientific achievement.

Does not meet the criteria. The building is constructed  
out of the clipbond method (hidden tie bricks), which 
is a low quality brick construction method.

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

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

Meets the criteria. The building is associated with John 
Galloway Scott, a prominent figure in Toronto who 
was the former Deputy Attorney General of Ontario.

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

Meets the criteria. The building was built initially for 
housing the affluent middle class market that once 
populated this area.

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

Not applicable. The architect of the building is 
currently unknown.

3. The property has contextual value because it,3. The property has contextual value because it,3. The property has contextual value because it,

i. is important in defining, maintaining or 
supporting the character of an area,

Meets the criteria. The building is of an interesting 
design  and represents an earlier era of construction 
similar to other local structures (such as the site of the 
development at Shuter and Dalhousie). expressing the 
former residential character of this area.

ii. is physically, functionally, visually or 
historically linked to its surroundings, or

Meets the criteria. The building is of an interesting 
design  and represents an earlier era of construction 
similar to other local structures (such as the site of the 
development at Shuter and Dalhousie). expressing the 
former residential character of this area.

iii. is a landmark. O.!Reg. 9/06, s. 1 (2).

Partially meets the criteria. The building is located at 
the intersection of Shuter and Mutual Streets and is 
noticeable as one travels along both streets. However, 
it is not more than a local landmark



81-83 Shuter Street

Summary
The building meets a limited number of criteria 
for determining cultural heritage value. The 
building  is an example of the Georgian style 
including   Victorian features, however, those 
features have been removed, which reduces the 
significance of this building. Heritage attributes of 
the building  were later altered with modern 
windows (with air conditioning units), asphalt 
roofing  material and the change in location of the 
original entrance. All of these later alterations to 
the exterior of the building  have reduced the 
heritage integrity of the building.
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Value (quoted from Ontario Reg. 9/06)Value (quoted from Ontario Reg. 9/06) Assessment for 81-83 Shuter Street

1. The property has design value or physical value because it,1. The property has design value or physical value because it,1. The property has design value or physical value because it,

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

Does not meet the criteria.  While the building is a remaining 
example of Georgian style elaborated with Victorian features, 
significant changes in windows, decorations, and the east end 
of the building have reduced its architectural relevance. 

ii. displays a high degree of craftsmanship or 
artistic merit, or

Does not meet the criteria. Details (indicative of the Victorian 
era) are of not of significant interest.Alterations to the 
windows, original location of the entrance door and the 
roofing materials have reduced the historical integrity of the 
building.

iii. demonstrates a high degree of technical or 
scientific achievement.

Does not meet the criteria. The building is constructed of 
clipbond method (hidden tie bricks), which is a low quality 
brick construction method.

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

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

Does not meet the criteria. The building is associated with one 
of the children of Thomas C. Scott (chief clerk in the Custom 
House and Surveyor of Customs for the Port of Toronto). This 
association is considered of limited significance.

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

Does not meet the criteria. The building was built initially for 
speculative housing of the middle class market in this area.

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

Not applicable. The architect of the building is unknown at 
this time.

3. The property has contextual value because it,3. The property has contextual value because it,3. The property has contextual value because it,

i. is important in defining, maintaining or 
supporting the character of an area,

Partially meets the criteria. The building forms part of a row 
with adjacent buildings (on the site) of a similar  period but 
subsequent renovations and changes have considerably 
eroded its importance in defining the area.ii. is physically, functionally, visually or 

historically linked to its surroundings, or

Partially meets the criteria. The building forms part of a row 
with adjacent buildings (on the site) of a similar  period but 
subsequent renovations and changes have considerably 
eroded its importance in defining the area.

iii. is a landmark. O.!Reg. 9/06, s. 1 (2). Does not meet the criteria. The building is not considered a 
landmark.



85 Shuter Street

Summary
The building does not meet the criteria for 
determining  cultural heritage value. The building, 
currently of a Second Empire Style was altered in 
the 1880s to include a mansard roof. Alterations to 
its facade have significantly reduced its heritage 
integrity, notably by the removal of the keystones 
above the windows, the painting over of the buff 
brick, the replacement of the original roof materials 
with asphalt shingles and the replacement of 
original doors and windows with new units.
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Value (quoted from Ontario Reg. 9/06)Value (quoted from Ontario Reg. 9/06) Assessment for 85 Shuter Street

1. The property has design value or physical value because it,1. The property has design value or physical value because it,1. The property has design value or physical value because it,

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

Does not meet the criteria. When constructed, the building 
originally looked like 81-83 Shuter Street but was altered in 
the 1880’s to add a mansard roof.

ii. displays a high degree of craftsmanship or 
artistic merit, or

Does not meet the criteria. The building was altered to 
remove the keystones above the windows. Windows have 
been lost, a third floor has been added with a faux Second 
Empire style mansard roof. The proportions of the front door 
have been altered and replaced with a commercial unit and 
the overall craftsmanship has been lost.

iii. demonstrates a high degree of technical or 
scientific achievement.

Does not meet the criteria. The building does not showcase 
any technical/ scientific achievement.

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

i.

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

Does not meet the criteria. The building was occupied by 
Alexander Dixon (the founding insurance agent of the 
Canadian Branch of the Norwich Union Fire Insurance 
Society), and is of limited significance to the community.

ii.

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

Does not meet the criteria. The building was built initially for 
speculative housing of the middle class market in this area.

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

Not applicable. The architect of the building is unknown at 
this time.

3. The property has contextual value because it,3. The property has contextual value because it,3. The property has contextual value because it,

i. is important in defining, maintaining or 
supporting the character of an area,

Partially meets the criteria. The building forms part of a row 
with adjacent buildings (on the site) of a similar  period but 
subsequent renovations and changes have considerably 
eroded its importance in defining the area.ii. is physically, functionally, visually or 

historically linked to its surroundings, or

Partially meets the criteria. The building forms part of a row 
with adjacent buildings (on the site) of a similar  period but 
subsequent renovations and changes have considerably 
eroded its importance in defining the area.

iii. is a landmark. O.!Reg. 9/06, s. 1 (2). Does not meet the criteria. The building is not considered a 
landmark.



4. CONDITION REVIEW

The properties were visited on the 7th of July 2015 (exterior and interior 
were reviewed), and again on the 30th of June 2016 (only the exterior was 
reviewed).

79 Shuter Street:

The building is a three storey 
second empire structure 
dating to approximately the 
1870’s.  The following 
assessment of conditions was 
made:

Exterior
Generally intact and in good condition.  Masonry is marl (buff) brick in 
possible clip bond (hidden tie bricks).  Original mansard roof is intact 
and in place but original material, possibly slate, has been replaced 
with asphalt shingles.  All windows have been replaced with new units 
and some have been bricked over.  Exterior doors have been replaced.  
Roofs are in good condition but are protected with modern materials.

Changes in windows, mansard material, and exterior doors devalue the 
building from a heritage standpoint but the overall massing of the 
building and the potential for restoration of the exterior make it a 
potential candidate for heritage preservation.

Interior
The interior of the building consists of entirely new finishes.  The party 
wall has been exposed to the brick.  A full height light well and stair 
has been installed to replace the original stair.  There are no original 
finishes remaining.
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Detail of wall at west side.  The stretcher bond bricks may be locked to the 
backup using “clip bond” masonry. All windows and doors are modern. 

Looking towards the mansard which is sheathed in asphalt shingles.  

79 Shuter main elevation. Only the massing and the cornice/roof slope are 
original.  All windows and doors are modern.
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Windows bricked over at 79 Shuter.  
The one on the left may have been like this originally while the one on the right can easily 

be seen by the colour difference in the masonry.

One storey southernmost building, south elevation.
This portion is original to the building as can be seen from the window 

surrounds and brick detailing. The absence of a mansard roof makes this 
building appear to be an addition. The door and window are not original. 

This portion overall does not significantly contribute to the heritage 
character of 79 Shuter.
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Above: Main entrance hall.  The finishes were stripped to the brick party 
wall, the stair and finishes are all modern.

Below: View looking up to the roof of light well which borders the stair 
landings.  Very little, if any, of the original interiors remains.

Above: Typical interior at 79 Shuter.  The interiors have been gutted and 
replaced down to the back surface of of the exterior masonry.

Below: Unlike 81 and 85 Shuter, the basement has not been renovated or 
occupied.  The stone rubble wall is typical of foundation construction 
during the assumed date of construction.



81 Shuter Street:

The building is a two 
storey structure 
displaying a Georgian 
design incorporating 
discreet Victorian 
elements (which have 
been removed at the 
gables). The following 
assessment of conditions 
was made:

Exterior
Generally intact and in good condition.  Masonry is marl (buff) brick in 
clip bond (hidden headers).  Original roof gables are intact and in 
place but main door and surround are modern and the decorative 
gable inserts at the gable walls have been removed.  All windows have 
been replaced with new units and include air conditioning units. 
Exterior doors have been replaced.  Roofs are in good condition but 
are protected with modern materials. Extensive rear additions dating to 
the late 1990’s have removed heritage value from the back of the 
building.

Changes in windows, and exterior doors devalue the building from a 
heritage standpoint.  The overall massing of the building is not 
remarkable. The removal of the gable features at the roof line have 
further devalued the building. While the potential for restoration of the 
exterior makes it a potential candidate for heritage preservation, the 
exterior is, apart from the gables, of modest interest. 

Interior
The interior of the building consists of entirely new finishes.  There are 
no original finishes remaining.
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The front entrance surround is of modern vintage and poorly constructed.

The details of the 
decorative gable 
inserts have been 
removed.
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The base of the building has been affected by salt migration.  This masonry 
should be fully replaced as mortar will not bond the bricks together. Should a 
request to retain the facade be made by the City, a case can be made here for 
reconstruction rather than retention.

Typical interior of 81 Shuter. All interiors including the basement have been 
renovated and converted  to a rooming house.



85 Shuter Street

The building is a three storey 
structure with a mansard roof.  The 
building is of Second Empire style 
and dates to approximately 1870’s.  
The following assessment of 
conditions was made:

Exterior
Generally intact and in good condition.  Masonry is likely of marl (buff) 
brick and laid in common bond (stretchers and headers) - walls have 
been painted which has compromised the integrity of the brick.  
Original roof mansards are intact and in place but original sheathing, 
likely slate, has been replaced with asphalt shingles.  All windows have 
been replaced with new units.  Exterior doors have been replaced.  
Roofs are in good condition but are protected with modern materials. 
Extensive additions dating to the late 1890’s (rear additions as well as 
the third storey mansard roof) have removed heritage value in respect 
to the original massing of the structure.

Changes in windows, mansard materials and exterior doors and 
painted brick devalue the building from a heritage standpoint.  The 
overall massing of the building is not remarkable save for the mansard 
feature at the roof line. While the potential for restoration of the 
exterior makes it a potential candidate for heritage preservation, the 
exterior is not of great interest.

Interior
The interior of the building consists of entirely new finishes.  There are 
no original finishes remaining.
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Above: 85 Shuter looking up to the mansard.  Much of the original trim has 
been stripped away including the window heads, windows, and original shingles 
on the mansard.

Below: Base of building next to 81 Shuter.  The original stone foundation can be 
discerned.  Several of the sills are original cast concrete. Given the similarity of 
the details, these buildings may have once been joined and of similar design.



5. POLICY & HERITAGE REVIEW

5.1 Policy Review

In accordance with City of Toronto requirements and standard practice, we 
have consulted several documents for the purpose of guiding  the 
preparation of this current report.  These references include:

Heritage Impact  Statement Terms of Reference, August 2011 
(City of Toronto)

Ontario  Heritage  Act

Ontario Regulation 9/06, Criteria For Determining   Cultural Heritage 
Value or Interest

Parks Canada Standards and Guidelines  for the Conservation of Historic  
Places in Canada

The Province of Ontario’s 2014 Provincial Policy Statement for the 
Regulation of Development and Use of Land

Official Plan Amendment 199, City of Toronto

  Tall Building Design Guidelines, March 2013, City of Toronto

A review of key heritage policies as they relate to the proposed project is 
included in Appendix II as part of the discussion related to the assessment 
of the proposal.

5.2  Summary

It is our opinion that matters of Provincial interest with respect to the 
conservation of heritage resources will be respected by this development 
proposal.
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Interior of 85 Shuter looking up the stairs from the basement to the front lobby.  
As with 81 Shuter, all interior trim and details have been stripped out and only 
modern materials remain.



6. ASSESSMENT OF THE PROPOSED DEVELOPMENT

6.1 Assessment of Design 

The proposal consists of a 32 storey residential-use building  located at the 
southeast corner of the Shuter and Mutual intersection.The development 
proposes to remove the properties at 81-83 and 85 Shuter Street and the 
southernmost portion of 79 Shuter. The north and west facades of 79 Shuter 
Street will be preserved as well as their mansard roofs. 

Along  Shuter Street, the new base podium volume is built to the property 
line, leaving  no setback. The height is lower than the top of the mansard 
roof at 79 Shuter Street, which will allow an appreciation of the east   
typical Second Empire style roof. This absence of a setback is appropriate 
as the eastern wall of the existing building, was never meant to be exposed. 

This base podium volume is separated from the tower volume above with a 
three storey high reveal, which is stepped back 5 meters from the face of 
the base podium volume and from the face of 79 Shuter. The tower volume 
steps in front of the face of the reveal by 2 meters which results in a total of 
a 3 meter step back of the tower volume from the property line at a height 
of approximately 9 meters from the roofline of the new base podium. 

As seen from Shuter Street, this layout provides an appropriate clearance to 
the top of the existing corner building, does not create any isolation and 
will highlight the preservation of the facade of 79 Shuter Street.

Along  Mutual Street, south of the existing building, the new base podium 
volume, six storeys in height, is setback at the ground level, and built to the 
property line at its upper levels. 
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Shuter Street 
elevation, as prepared 
by architectsAlliance



The one storey brick portion on the southern end of the existing building is 
proposed to be removed to accommodate a base podium volume, six 
storeys in building height. While this portion is original to the property it 
appears to have been an addition (this portion has a flat roof instead of a 
mansard roof and a modern wood railing  was later added) and its 
demolition will not significantly impact the compositional quality of the 
overall building. This loss is mitigated by the inclusion of a new element 
that will equally contribute to the composition of the existing  building, 
preserve its sculptural quality and remain distinct from it. 

The height of the podium volume along Mutual Street will have a minimal 
impact on 79 Shuter Street as it will minimally obstruct the rear view to the 
corner building when seen from Mutual Street, looking north. This view is 
not considered a significant view or vista and the existing building  at 79 
Shuter will remain noticeable as this new six storey podium height is 
located adjacent to the two storey rear section which steps to two and a 
half storeys at the corner, at a generous distance. The tower component of 
the development is stepped back from the west in a manner that, when 
seen from Mutual Street looking  north, it will create a clearance to better 
appreciate the massing  of 79 Shuter Street. The six storey podium is well 
integrated with the adjacent existing building at 45 Mutual Street.

Stepbacks along Mutual Street are similar to those along Shuter, with a 
generous 5 meter step back of the reveal portion from the face of the 
existing  building. As for the Shuter Street elevation, this layout highlights 
the preserved building at 79 Shuter Street.

The materiality of the project will consist of masonry for the podium level 
and glass for the portion above the podium (reveal and tower). This 
material palette is appropriate for this development as it will ensure a 
consistency with the original materials found for that streetscape and a 
distinctive  and contrasting element between the podium portion and the 
reveal and tower portions. 

The fenestration pattern for the townhouses located at the base podium 
level are clearly distinct from the original building and feature a three 
storey organization, similar to the building at 79 Shuter Street. They respect 
the punched window aesthetic of the original pattern on 79 Shuter Street.
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Mutual Street 
elevation, as prepared 
by architectsAlliance



6.2 Shadow Impacts  

Shadow studies are included in this report in Appendix IV. Presented here 
are examples for September/March 21st for the times indicated.

Shadows cast by this development will be transitory in nature and will  
have a minimal impact on properties in the vicinity. We note that heritage 
properties (either listed or designated) in the vicinity are not significantly 
affected and are not adjacent to the development site.

Overall shadow impacts arising from the development will have no 
significant impact on heritage resources in the vicinity.
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6.3 Heritage Impacts

An assessment the proposed development’s possible effects 
on the heritage properties is presented at right. The table 
lists possible effects based on the City of Toronto’s Heritage 
Impact Statement Terms of Reference (August 2011)
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Possible Effect Assessment

Destruction of any, or part of any, 
significant heritage attributes or features

None of the existing buildings on the site are listed or 
designated. Buildings 81-83 and 85 Shuter Street are 
proposed to be demolished.

Alteration that is not sympathetic, or is 
incompatible with the historic fabric and 
appearance

79 Shuter Street will see the demolition of its southern 
one-storey building to be replaced with a six storey base 
building portion. This impact is mitigated by the addition 
of a new element to contribute to the sculptural 
composition of the existing building.

Shadows created that alter the appearance 
of a heritage attribute or change the 
viability of an associated natural feature or 
plantings, such as a garden

Shadows cast by the new development will not have 
significant impacts in the area or on heritage resources.

Isolation of a heritage attribute from its 
surrounding environment, context or a 
significant relationship

The proposal considers appropriate stepbacks which limit 
any sense of isolation on 79 Shuter Street, from Shuter 
Street. From Mutual Street, looking north, the existing 
building will not be significantly obstructed and will 
remain visible from a distance.

Direct or indirect obstruction of significant 
views or vistas within, from or of built and 
natural features

There will be no obstructions of significant views or vistas 
along Shuter Street or Mutual Street.

A change in land use (such as rezoning a 
church to a multi-unit residence) where the 
change in use negates the property’s 
cultural heritage value

There will be no change in use with the new 
development.

Land disturbances such as a change in 
grade that alters soils and drainage patterns

There will be no land disturbances as a result of this 
development.

Looking southeast at the Shuter / Mutual Street intersection.



7. CONSERVATION STRATEGY

7.1 Overview

A variety of options are typically available for the mitigation of change to
sites with historic buildings. These range from full restoration to simple 
commemoration of what previously existed. While, in this instance, the 
current buildings on the development site were built in the 1860‘s and 
1870‘s, they have been heavily modified in a manner that reduces their 
heritage value.  Although the buildings have sustained modern alterations 
(roofing materials, door and window materials), their general massing 
remains. Based on our assessment under Ontario Regulation 9/06 to 
determine cultural heritage value, we concluded that 81-83 and 85 Shuter 
does not meet the criteria due to the loss of significant heritage attributes. 
79 Shuter, however, meets most of the criteria to warrant a heritage 
designation. The latter building therefore will be the subject of a 
conservation strategy for this development.

The Conservation Strategy for the site will be, from the outset, the 
preservation of the exterior walls and roof of 79 Shuter Street, specifically 
the north facade and most of the west facade, including  the mansard roofs. 
A small “afterthought” addition at the south end of the Mutual Street facade 
will be removed.  The result will be that the building  will be perceived in 
its full three-dimensional form from the public realm. This preservation will 
be done in the following manner.

7.2.Site Recording

The first step will be a full recording  of the existing building on the site 
prior to construction. Recording  will include the preparation of plans of 
each floor identifying any traces of original heritage features - these plans 
may be the original plans, assuming  they are available. We note that the 
interiors of 79 Shuter Street consist entirely of new finishes with no traces 
of original heritage partitions, trim or finishes remaining. Drawings would 
include exterior elevations as originally developed and as changed over 
time. 

In conjunction with the preparation of record drawings and documents, a 
full set of photographs would be prepared. The photographs would be 
provided as a set of TIFF images (stable) at high density permitting 
reproduction of large images. These would be bound into a submittal book 
and include a CD which would also include electronic files of the 
drawings. Similar photographs would be prepared at the conclusion of the 
restoration work.

7.2.2 Conservation Plan

The  Conservation Plan would be submitted as a part of the Building  Permit 
application. The plan will be packaged as a report and will include a 
description of the detailed research completed on the buildings to provide 
the necessary background information for the restoration. This may include 
historic photographs, on-site testing and physical examination, paint colour 
research, test cleaning patches for removal of paint from masonry, etc. As 
well, descriptions of the engineering required for the stabilization and 
retention of the facades will be included with engineering details. 
Protection of the facades during the major project will be described.

The research and background information will inform the drawings and 
specifications prepared for the restoration of the buildings. These 
documents will be included in the Conservation Plan report for review by 
City staff and will be the same documents submitted for the Building 
Permit application.
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7.2.3   Commemorative Plan
Commemoration of the site will be a part of this project. The 
commemoration would celebrate the history and societal connections of 
the area by describing  some of the historical associations of the site and its 
immediate surroundings. A Commemorative Plan would be submitted at a 
suitable time for approvals by City staff. 

The Commemorative Plan would include the specifications and drawings 
to be used for the development of commemorative plaques or displays 
related to the site.

Plaques 
The erection of a free-standing heritage plaque or wall-mounted 
plaques at an appropriate place on the site would briefly describe the 
historical significance of the site. The location or locations would be 
determined in consultation with City staff. The plaques would be 
organized in collaboration with Heritage Toronto.

Illustrated Panels
Illustrated panels can be fabricated and installed at an appropriate 
location, which may, as an example, be in the lobby of the new 
building.

The panels, of etched metal, would describe in words and images the 
evolution of this part of Toronto leading up to and including  the new 
development.

A small display of recovered artifacts can also form a part of the 
presentation should artifacts be discovered on site.  
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8. CONCLUSION

Based on our assessment, the proposed development will have a minimal 
impact on existing  potentially heritage resources on the site as it proposes 
the demolition of two buildings dating  from the 1860’s. Our assessment of 
value under Ontario Regulation 9/06 concluded that these buildings do not 
meet the criteria for determining  heritage value due to the erosion of some 
of their heritage attributes. 

The project proposes the preservation of a portion of 79 Shuter Street, an 
example of a residential Second Empire style built for the upper middle 
class in Toronto. This building  will preserve its scale and massing in the 
new development by means of appropriate stepbacks above the existing 
building. Further details about its preservation would be described in a 
Conservation Plan, to be submitted at a later time.

The project, overall balances the requirements of various applicable 
planning  policies as they relate to heritage issues and is sensitive to the 
existing built fabric found on Shuter Street.
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10. 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.

Christopher Borgal OAA FRAIC CAHP
President
Goldsmith Borgal & Company Ltd. Architects
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APPENDIX I
Site Context Photographs

All photos were taken on 
Wednesday, the 29th of June 2016.
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Looking south from Mutual Street towards the development site, indicated by 
the arrow. The buildings at the far end of the background front Queen Street 
East. Tall buildings are not visible in this view. 

Looking east from Shuter Street towards the development site, indicated by 
the arrow. Building heights on Shuter Streets vary currently from three to ten 
storeys. Recently approved developments will add to the diversity of heights 
in this area in the future.
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Looking southwest from the corner of Shuter and Mutual Streets towards the 
development site. The existing buildings are of a relatively similar height to 

adjacent buildings along both streets.

Looking at the west elevation of 79 Shuter Street, from the vacant parking lot 
across Shuter Street. There is currently a private parking lot between the one 
storey brick portion of the subject building and the adjacent five-storey 
building. This parking lot is included in the development site.
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Looking west on Shuter Street towards the downtown core. The development 
site is seen on the left. The differences in height along this portion of Shuter 

Street (west of Jarvis Street) is evident with the downtown core as a 
background.

Looking northeast from Mutual Street. Notice from this view the stark 
difference in height of the Shuter and Mutual Streets intersection with the 

development in the background (Pace Condos), at the corner of Dundas and 
Jarvis Streets. Elevations on the east side of Mutual Street show that the 
development site has a very small setback from the property line yet the 

buildings south of the site have a larger setback to accommodate entry stairs.
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Looking towards the vacant parking lot immediately west of the development site. Image at left looks towards the southwest and image at right shows towards 
the northwest. The images show the presence of high rise development that is characterizing the vicinity of the development site.



APPENDIX II
Heritage Review

Development of the property is governed by a variety of policies which 
define the approach to and scope of the issues surrounding  the project.   
Some of these policies, as they relate to heritage matters, are reviewed in 
this Appendix.

1. Ontario Planning Act, R.S.O. 1990, Chapter P.13

The Ontar io Planning Act deals , in Par t I - PROVINCIAL 
ADMINISTRATION, (under the title “Provincial Interest”), with heritage 
matters and states “The Minister, the council of a municipality, a local 
board, a planning board and the Municipal Board, in carrying out their 
responsibilities under the Act, shall have regard to, among other matters, 
matters of provincial interest such as, . . . 2. (d) the conservation of features 
of significant, cultural, historical, archaeological or scientific interest:”  

The proposed development site and contains three buildings (not 
designated or listed) which date from the second half of the 19th century. 
Alterations over the years have compromised their heritage value and, apart 
from their massing  and exterior masonry walls, original heritage features 
have been lost. Only the buildings at 81-83 and 85 Shuter Street are 
proposed to be demolished in this development. Impacts on 79 Shuter 
Street, which may potentially become a listed building, are discussed in the 
main body of this HIA. It is our opinion that matters of Provincial interest 
will be satisfied by the subject development.

2. Ontario Provincial Policy Statement - 2014

The Ontario  Provincial  Policy Statement “is intended to be read in its 
entirety and the relevant policies are to be applied to each situation” (PPS 
Part III).  The statement consists of Provincial policy direction related to 
land use planning and development.

Policy direction related to heritage sites and cultural assets is provided in 
Section 2.6 entitled “Cultural Heritage and Archaeology” and states, in 
paragraph 2.6.1, that “significant  built heritage  resources and significant 
cultural heritage landscapes shall be conserved”. “Built heritage resources” 
and “cultural heritage landscapes” are specifically defined in the PPS as 
follows:

“Built heritage resources:
means one or more significant buildings, structures, monuments, 
installations or remains associated with architectural, cultural, social, 
political, economic or military history and identified as being important 
to a community. These resources may be identified through designation 
or heritage conservation easement under the Ontario Heritage Act, or 
listed by local, provincial or federal jurisdictions.”

The development site currently includes three buildings, which do not 
have any designation nor possess any heritage value.

Cultural heritage landscape:
means a defined geographical area of heritage significance which has 
been modified by human activities and is valued by a community. It 
involves a grouping(s) of individual heritage features such as 
structures,  spaces,  archaeological sites and natural elements, which 
together form a significant type of heritage form,  distinctive from that 
of its constituent elements or parts. Examples may include, but are not 
limited to, heritage conservation districts designated under the Ontario 
Heritage Act; and villages, parks, gardens, battlefields, mainstreets and 
neighbourhoods, cemeteries, trailways and industrial complexes of 
cultural heritage value.”
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The development site is in close proximity to a proposed Heritage 
Conservation District (Garden District), but is not adjacent to it.

Paragraph 2.6.3 discusses development and site changes when they have 
an impact on built heritage resources and states:

!Development and site alteration may be permitted on adjacent lands to 
protected heritage property where the proposed development and site 
alteration has been evaluated and it has been demonstrated that the 
heritage attributes  of  the  protected heritage property will be 
conserved.

Mitigative measures and/or alternative development approaches may be 
required in order to  conserve the heritage attributes of the protected 
heritage property affected by the adjacent development or site alteration. 
(Provincial Policy Statement (2014), Policy 2.6.3)”

The preparation of a Heritage Impact Assessment addresses the requirement 
for evaluation and part of the requirement for mitigative measures by 
providing direction on the means of retaining  heritage attributes of the 
cultural features both on and adjacent to the subject property. 

It is our opinion that there will be no negative impact on any currently 
identified adjacent heritage resources. The proposed development will also 
not significantly affect the proposed Garden District Heritage Conservation 
District, northeast of the development site.

3. Ontario Heritage Act

The Ontario Heritage Act (R.S.O. 1990 as amended) is specific and 
prescriptive in terms of development that may have an impact on heritage 
resources.  Whereas the PPS directs municipalities to take steps to protect 
resources in a general manner, the OHA is specific in terms of the 
measures that must be taken both to inventory and designate heritage 
properties and to ensure their protection.  Section 33.(1)  of the Act states 
that:

“No owner of property designated under section 29 shall alter the 
property or permit the alteration of the property if the alteration is likely to 
affect the property’s heritage attributes,  as set out in the description of the 
property’s heritage attributes that was required to be served and registered 
under subsection 29 (6)  or (14),  as the case may be, unless the owner 
applies to the council of the municipality in which the property is situate 
and receives consent in writing to the alteration.”

Section 33.(1)  of the Act states that:

“An application under subsection (1) shall be accompanied by a detailed 
plan and shall set out such information as the council may require.  R.S.O. 
1990, c. O.18, s. 33 (2).”

The development site has no heritage properties Designated under Part IV 
of the OHA.
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4. Growth Plan for the Greater Golden Horseshoe, 2006 
 (rev. 2013)  

This document outlines the policies for the Province of Ontario in terms of 
the development of this specific region as they arise from the Places to 
Grow Act of 2005. 

Under Section 4.2.4, entitled “A Culture of Conservation”, it states  

“Municipalities will develop and implement official plan policies and other 
strategies in support of the following conservation objectives” followed by 
paragraph e) which states “Cultural heritage conservation, including 
conservation of cultural heritage and archaeological resources where 
feasible, as built up areas are intensified.” 

The clear impact of this statement is the acceptance that intensification will 
occur and that conservation objectives in respect to the preservation of 
cultural heritage is to be considered.  We note that the statement includes 
the words “where feasible” - the clear implication of which is that several 
factors are at play in terms of intensification, in a manner that reflects the 
PPS requirements for a balanced approach related to all relevant 
considerations. It is our opinion that the approach to this Development Site 
represents a reasonable balance between preserving the character of the 
adjacent existing resources and intensification policies.

5. City of Toronto - Official Plan 2002 (consolidated to June 2015)

In accordance with the PPS and the OHA, the City of Toronto initiated a 
process of listing of heritage sites across the municipality.  The City’s 
Official Plan includes a directive for that listing process in accordance with 
the PPS.  The Plan directs not only the listing but the designation of 
properties in accordance with the OHA and entering into conservation 
easements and agreements.  The Plan also contains provisions for the 
establishment of Heritage  Conservation  Districts.

Under part 3.1.5 - Heritage Resources, the OP deals with the process of 
listing  and designating  heritage resources.  It also states, under Polices 
(paragraph 2) that “Heritage Resources on properties listed on the City’s 
Inventory of Heritage Properties will be conserved”. This clause also 
stipulates the potential need for a Heritage Impact Assessment.  It also 
requires that development adjacent to properties on the City’s Inventory 
will respect the scale, character and form of the heritage buildings and 
landscapes.

An obligation is placed on the submittal of plans to demonstrate that 
alterations conserve the character and significance of the heritage property. 
This current Heritage Impact Statement has been prepared to satisfy that 
requirement and to demonstrate that the policies are being considered and 
implemented in an appropriate manner. 

6. City of Toronto - Official Plan Amendment 199

The wording  in the Official Plan has been strengthened with the new 
Official Plan Amendment 199 (OPA 199).  The application of heritage 
issues will be done in a manner that balances those issues with other 
provisions of the Official Plan in accordance with the intent of the 
Provincial Policy Statement.
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7. City of Toronto - Tall Building Design Guidelines 2013

The Tall Buildings Guidelines for the City of Toronto, in Section 1.5, deals 
with prominent sites and views from the public realm. It encourages 
setbacks of tall buildings to preserve the views towards heritage resources.   
In Section 1.5 - Prominent Sites and Views from the Public Realm, the 
guidelines discusses the means of achieving  these setbacks. Paragraph b 
states 

“When a tall building will frame an important view from the public 
realm, evaluate the proposed site organization, building placement, 
heights, setbacks, massing and landscaping to ensure that the view is 
maintained, and where possible, enhanced.” 

In our opinion, the project design respects this requirement with its design 
of acknowledging the surrounding  building heights for its podium level. 
The proposed building does not alter any significant views from Shuter 
Street or Mutual Street.

Under Section 1.6 - Heritage Properties and Heritage Conservation 
Districts, paragraph b,  the developer is enjoined to 

“Conserve the integrity of the cultural heritage values, attributes, 
character and three-dimensional form of an on-site heritage building 
or structure or property within an HCD.  Facade retention alone is not 
an acceptable method of heritage preservation”.  

The proposed development respects the current massing and scale of the 
existing  building to be preserved, on both the Shuter Street and Mutual 
street elevations, and meets the intent of the Guidelines.

8. Parks Canada Standards  and Guidelines

In 2008, Toronto City Council adopted  the Standards and Guidelines for 
the Conservation of Historic Places in Canada  (also known as the 
Standards and Guidelines) as the official document guiding planning, 
stewardship and conservation of heritage sites in the city.

Purpose
Conceived as a manual for use by various levels of government in the 
conservation of heritage sites, the document, after its release, has become 
adopted as a code of practice both municipally and provincially across 
Canada. The document is currently in its second edition.

A stated purpose  of the  Standards and Guidelines  was to:

 “achieve  good conservation  practice” and to establish “a  pan-
Canadian  set of Standards and Guidelines.. [for] conserving Canada’s 
historic places” (Parks Canada’s Standards  and Guidelines for the 
Conservation of Heritage Places in Canada, 2nd ed.).

The proposed development meets the intent of the Guidelines which 
require that new development respond to adjacent structures but that it be 
“of its own time and place”.  
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APPENDIX III
Development Drawings and Shadow Studies

as prepared by architects Alliance
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Shuter and Mutual Areas Based on Bylaw 569-2013

16-07-15

Level total levels GCA/level Total GCA
Interior 

Residential 
Amenity

Exterior 
Residential 

Amenity

GFA 
Deductions

Total 
Residential 

GFA
Retail GFA Total GFA

Resident 
Vehicle 
Parking

Visitor 
Vehicle 
Parking

Car-Share 
Vehicular 
Parking

Visitor Bike 
Parking

Resident 
Bike 

Parking

Storage 
Lockers

Commercial 
Occupant 

Bike 
Parking

S per 
level S total 1b per 

level 1b total 2b per 
level 2b total 3b per 

level 3b total Total 
Units

P3 1 966 966 966 21 15 2

P2 1 966 966 966 16 4 21

P1 1 966 966 966 6 124 0

.

Subtotal Below Grade 3 2,899 2,899 0 0 0 37 10 1 0 160 2 0

Ground 1 3.50 3.50 924 924 174 750 750 0 0 0 0 0 7 7 0 0 0 0 7

Level 2 1 3.00 3.00 847 847 156 690 690 26 66 63 0 0 0 0 0 0 0 0 0

Level 3 1 2.95 2.95 888 888 115 36 40 734 734 35 0 0 9 9 1 1 0 0 10 10

9.45 Levels 4 1 2.80 2.80 716.77 717 40 677 677 35 0 0 7 7 1 1 0 0 8 8

12.25 Level 5 1 2.80 2.80 716.77 717 138 40 539 539 0 0 7 7 1 1 0 0 8 8

15.05 Level 6 1 2.80 3.40 716.77 717 111 40 566 566 0 0 7 7 1 1 0 0 8 8

18.45 Level 7 1 3.40 2.80 716.77 717 138 79 40 539 539 0 0 4 4 2 2 1 1 7 7

21.25 Levels 8-10 3 2.80 8.40 641.00 1,923 120 1,803 1,803 0 0 4 12 4 12 1 3 27 9

29.65 Levels 11-26 16 2.80 44.80 526.68 8,427 638 7,789 7,789 0 0 5 80 2 32 1 16 128 8

Levels 27-31 5 3.25 16.25 526.68 2,633 199 2,434 2,434 0 0 5 25 2 10 1 5 40 8

Level 32 1 3.55 3.55 526.68 527 40 487 487 0 0 5 5 2 2 1 1 8 8

Mech 1 5.78 5.78 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Subtotal Above Grade 32 100.03 19,036 502 115 1,527 17,007 0 17,007 26 66 133

Project Totals 32 21,936 502 115 4,427 17,007 0 17,007 37 10 1 26 226 135 0 0 163 62 26 251

0.0% 64.9% 24.7% 10.4%

req'd BF Units 0 24.45 9.3 3.9

Provided Req|Per. Provided Req|Per. unit type unit count min ratio total max ratio total

Site Area - sm 1,025 10 25 S 0 0.3 0 0.4 0.0

Total Residential Units 251 37 157 1 163 0.5 81.5 0.7 114.1

Res GFA Above Grade 17,007 1 0 2 62 0.8 49.6 1.2 74.4

Total GFA Above Grade 17,007 0 0 3 26 1 26.0 1.5 39.0

Interior Residential Amenity 502 502 48 182 Total 157.1 227.5

Exterior Residential Amenity 115 502

FSI 16.59

Provided Req|Per. Level Flr Area Total 25 sm 1 25

Bldg Height Summary 226 226 1 136.62 13 sm 4.02 52.26

Provided 26 25 1 136.62 77.26 sm

Main Roof Height - m 94.25 0 0.0 1 85.58 222.20 831.6 sqft

Mech P.H. Height - m 100.03 0 0.0

252 251 10 sm 1 10

0

Floor Area Parking Residential Units

Floor Area Summary Vehicular Parking Summary Vehicle Parking Calculation PA1

Vehicular Parking

Visitor Vehicle Parking

Resident Vehicle Parking

Auto Share

Commercial Parking

Totals

Bike Parking Summary Existing Building Area Summary Solid Waste Collection Requirements

Bike Parking First 50 Units

Commercial Visitor

Totals Uncompacted Waste

Storage Lockers

Resident Bike Parking

79 Shuter

Additional 50 Units

Visitor Bike Parking Total Garbage Rm Area

Commercial Occupant

   
 

The Toronto Green Standard StatisticsTemplate is submitted with Site Plan Control Applications and stand alone Zoning Bylaw Amendment applications. 
Complete the table and copy it directly onto the Site Plan submitted as part of the application. Refer to the full Toronto Green Standard for Mid to High-Rise 
Residential and All Non-Residential Development (Version 2.0) for the complete set of standards and detailed specifications: 
www.toronto.ca/greendevelopment 
For Zoning Bylaw Amendment applications: complete General Project Description and Section 1.   
For Site Plan Control applications: complete General Project Description, Section 1 and Section 2.  

 

Toronto Green Standard Statistics 
General Project Description Proposed  

Total Gross Floor Area  17,007 
Breakdown of project components (m2):  

Residential   17,007 
Retail   
Commercial   

Industrial   
Institutional/other   

Total number residential units (residential only) 251 
 
Section 1:  For Stand Alone Zoning Bylaw Amendment Applications and Site Plan Control Applications  
Automobile Infrastructure Required Proposed  Proposed (%) 

Number of parking spaces 182  48 26% 

Number of parking spaces with physical provision for future EV charging (residential) NA    

Number of parking spaces dedicated for priority parking: LEV, car pooling, car sharing 
(institutional/commercial) NA  

 

Cycling Infrastructure Required Proposed  Proposed (%) 

Number of  long-term bicycle parking spaces (residential) 226  226 100% 

Number of  long-term bicycle parking spaces (all other uses) NA   

Number of  long-term bicycle parking (residential and all other uses) located on:     

a) first storey of building  0  

b) second storey of building  66  

c) first level below-ground  (also indicate % of net area of level occupied by bicycle parking)  124  

d) second level below-ground (also indicate % of net area of level occupied by bicycle 
parking)  21 

 

e) other levels below-ground (also indicate % of net area of level occupied by bicycle parking)  15  

Number of  short-term bicycle parking spaces (residential only)  26 26  

Number of  short-term bicycle parking spaces (all other uses) NA   

Number of male shower and change facilities (non-residential only)  NA    

Number of  female shower and change facilities (non-residential only) NA   

Storage and Collection of Recycling and Organic Waste Required Proposed  Proposed (%) 

Waste storage room area  (residential only) (m2) 77.26 57.43  

 
 
 
Section 2:  For Site Plan Control Applications  

Cycling Infrastructure Required Proposed  Proposed (%) 
Number of  short-term bicycle parking spaces (residential and all other uses) at-grade or on first level 
below grade    
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Toronto Green Standard Version 2.0 
Statistics Template                                                    

For Mid to High-Rise Residential and All Non-Residential Development 





























 Green Roof Statistics 
        

The Green Roof Statistics Template is required to be submitted for Site Plan Control Applications where a green roof is required 
under the Toronto Municipal Code Chapter 492, Green Roofs. Complete the table below and copy it directly onto the Roof Plan 
submitted as part of any Site Plan Control Application requiring a green roof in accordance with the Bylaw. Refer to Section § 492-
1 of the Municipal Code for a complete list of defined terms, and greater clarity and certainty regarding the intent and application of 
the terms included in the template. The Toronto Municipal Code Chapter 492, Green Roofs can be found online at: 
http://www.toronto.ca/legdocs/municode/1184_492.pdf 
  

  
Green Roof Statistics  
 
Available Roof Space Calculation 

 Proposed
Gross Floor Area, as defined in Green Roof Bylaw (m2)  
Total Roof Area (m2)  

Area of Residential Private Terraces (m2)  
Rooftop Outdoor Amenity Space, if in a Residential Building (m2)  

      Area of Renewable Energy Devices (m2)  
      Tower (s)Roof Area with floor plate less than 750 m2  

Total Available Roof Space (m2)  
Green Roof Coverage Required  Proposed
Coverage of Available Roof Space (m2)  
Coverage of Available Roof Space (%)  
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50%50%
40.039.9

79.8

526.8

115.2
222.7
944.5

19,036
























