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EXECUTIVE SUMMARY

This Heritage Impact Statement is intended to assess the impact arising  from 
a proposed hotel and residential development for the site found at 203 
Jarvis Street, the northeast corner of Shuter and Jarvis Streets in the  Moss 
Park area of the City of Toronto.

The proposal is for a 34 storey building  (with two mechanical penthouse 
levels) which includes 282,940 ft2 of Gross Floor Area over a site area of 
10,727.3 ft2.

The development site is located adjacent to the proposed Garden District 
Heritage Conservation District (HCD) Study Area, which is, at the time of 
this report, currently in the Plan phase. The site is directly south of seven 
properties which are Listed under the City of Toronto’s Inventory of Heritage 
properties.

The proposed building  will be built on a lot which has been vacant for 
several years and will introduce a modest monumentality to the 
intersection.  The building will be of its own time and place and will be 
consistent with other existing  and future higher structures in the vicinity.  It 
will also become a point of reference at the northeast corner of Shuter and 
Jarvis Streets. The building facades have been broken down into a series of 
volumes that echo the scale of the adjacent buildings.  Brick masonry has 
been introduced at the lower levels to blend the texture of the new structure 
with its surroundings.  There will be a small negative impact on the adjacent 
heritage properties resulting from the lack of setback of the podium level 
along Jarvis Street but, because of the lower height difference of the base, it 
is visually subordinate to the three-storey heritage buildings to the north. A 
gathering space at grade between the proposed tower and the heritage 
buildings to the north will reduce the impact of the proposed tower.

It is our opinion that the proposed development will create minimal impacts 
on heritage resources in its vicinity. It represents an acceptable and 
reasonable development within its urban context.

This HIS has been prepared in accordance with HIS Terms of Reference as 
required by the City of Toronto and evaluates the impact of the proposed 
development on existing heritage resources.

203 Jarvis Street- Heritage Impact Statement 6 November 2015

GBCA 2

East elevation, from Jarvis Street, as prepared by the IBI Group / Page & Steele.



1. INTRODUCTION

1.1 Property Description

This HIS considers a proposed hotel and residential building  on a 
development site at the northeast corner of Shuter and Jarvis Streets. The 
development site is adjacent to the Garden District Heritage Conservation 
District Study Area and is currently a vacant lot. It is also south of seven 
properties (row houses), Listed under the City of Toronto’s Inventory of 
Heritage properties.

Proposed Development Data:
Height in storeys: 34
Site area: 10,727.3 ft2

Gross Floor Area: 282,940 ft2

   

1.2 Present Owner and Contact Information

Owner:   Manga Hotels
   3279 Caroga Drive, 
   Mississauga, Ontario, 
   L4V 1A3

Contact:  Sukhdev (Dave) Toor, President & CEO
   T 905-672-4811!! 
   F 905-672-4809
   

1.3 Location Plan
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Overall location of the development site (in red ) as identified in the aerial photo 
above,. The development site is included in the Garden District HCD Study Area 
(blue line). The proposed boundary for the HCD Plan is marked with a yellow 
dashed line,  and shows the development site excluded from the proposed 
boundary for the Plan.

Heritage Properties

1. 207-213 & 215-219 Jarvis Street (Listed)
2. 14 Pembroke Street - École Gabrielle-Roy (Listed) 

SHUTER ST.
JARVIS ST.

1

2
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Survey Plan of the site, showing the Development site at left and an existing development (currently under construction) at right.



203 Jarvis Street- Heritage Impact Statement 6 November 2015

GBCA 5

Context Plan of the site, showing the surrounding development. The Development Site is highlighted in red. 
The yellow dashed line is the extent of the Garden District HCD study, currently in the Plan phase.

Base drawing prepared by CORE Architects (with their permission).

1. 225 Jarvis P 45 storeys

2. 175 Jarvis P 47 storeys

3. 75 Mutual P 38 storeys

4.  200 Dundas A 45 storeys

5. 155 Dundas A 42 storeys

6. 186 Jarvis A 30 storeys

7. 102 Shuter A 14 storeys

8. 203 Jarvis A 20 storeys

9. 14 Pembroke E 3 storeys

10. 90 Shuter E 10 storeys

11. 170 Jarvis E 3 storeys 

12. 178 Jarvis E 11 storeys

13. 192 Jarvis E 14 storeys

14. 207-219 Jarvis E 3 storeys

15. 226-244 George E 3storeys

16. 270-276 George E2 & 3 storeys

LEGEND
P:  Proposed
A:  Approved
E:  Existing



2. BACKGROUND RESEARCH & ANALYSIS

The subject site at the northeast corner of Jarvis and Shuter Streets is 
currently a vacant surface-parking lot. It was originally occupied by several 
early brick buildings that ultimately gave way to a gasoline and service 
station in the 1950s.  Prior to these early buildings, the property was part of 
the lands owned by the prominent Jarvis family.

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 (660 feet) on Queen Street to allow all 
owners access to the town, while they were ten times as deep (6,600 feet).  
Like the adjacent McGill Estate to the west of Mutual Street, Jarvis used his 
Park Lot to establish his family estate.  William Jarvis’ heir, Colonel Samuel 
Peters Jarvis, ultimately built a large two-storey brick house (known as Hazel 
Burn) in 1824 midway between the eastern and western borders of the Park 
Lot (and approximately where Shuter Street now runs).  Standing on a slight 
hill, facing  south towards the town, it could be seen from the harbor.  It was 
some distance back from Queen and thus far from the town proper.  Jarvis 
cut down the pine forest between the house and the entrance gates at 
Queen Street, and laid out about ten acres in lawns, orchards and gardens.  
Behind the houses of McGill and Jarvis, woods stretched up to modern day 
Bloor Street. 
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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 estates of the Hon. John McGill and of Samuel Peters Jarvis 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.  Jarvis’s estate (Hazel 
Burn) (1) was located at about the intersection of Shuter Street and would be 
demolished in 1848 to make way for the laying of Jarvis Street. 



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 this plan of subdivision, 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 Jarvis, Mutual 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.  Shuter Street was one of the east-
west streets, extended from the neighbouring  Park Lot subdivision on the 
west.

Howard conceived an exceptionally wide tree-lined 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 falls within the centre range of 
middle-class dwellings.  The response to the sale of building lots between 
1846 and 1850 was slow and development really only picked up in the 
1860s and 1870s.  

Finally, by the 1870s, Jarvis Street had become one of the most fashionable 
streets in the city – the Champs Elysees of Toronto in the Victorian era.  The 
larger parcels on the northern end of the street were acquired by Toronto’s 
leading  families who financed the construction of elaborate mansions in the 
popular architectural styles of the period.
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opposite: Atlas of Toronto: Surveyed & Compiled by W.S & H.C. Boulton, 
Toronto, 1858

A comparison of the number of structures on McGill’s Park Lot 7 (west  of Mutual 
Street)  and  the amount  of construction on Jarvis’s Park Lot 6  (on the east side of 
Mutual Street) reveals the slower development on Jarvis’ subdivision.



The subject property is located on a block bound by Jarvis, Dundas, George 
and Shuter Streets in the central range of Jarvis Street where the lots were 
not as small as to the south of Shuter Street but not quite as grand as those 
to the north of Carlton Street.  The earliest buildings on this block were 
owned and occupied by the relatively well-off working-class – primarily 
merchants and businessmen.  The buildings were of brick construction and 
generally of some quality.  On the corner of Shuter and Jarvis Streets stood a 
large home occupied for many years by the Nordheimer family (later of 
piano manufacturing fame).  Facing onto Shuter Street, the deep site was 
unoccupied in the rear along Jarvis Street (this former Nordheimer property 
facing both Shuter and Jarvis Streets constitutes the subject site now known 
as 203 Jarvis Street). 

The development of all of the lots along the Jarvis Street frontage between 
Shuter and Dundas Streets was completed in the 1860 and 1870s.  Two 
developments took place on the properties immediately north of the subject 
property eventually forming  a continuous row of housing.  Development 
began on Lot 22 with the construction in 1864 of a row of three, three-
storey brick buildings (215-219 Jarvis Street).  More than a decade passed 
before the final portion of the block was developed – that being Lot 23 and 
the rear yard of the Nordheimer property.  As with the three-unit row at 
215-219 Jarvis Street, a speculative builder developed the six-unit row at 
203-213 Jarvis Street with the intention of selling off the individual houses 
on separate lots once the row was completed.  Only four units remain of the 
original six – 207-213 Jarvis Street, the two southerly units being 
demolished in the 1960s.  Both 207-213 Jarvis Street and 215-219 Jarvis 
Street are typical Victorian Toronto, owner-occupied terrace housing.
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Detail, Atlas of Toronto: Surveyed & Compiled by W.S & H.C. Boulton, Toronto, 1858

By the mid-nineteenth century,  the block bounded by Jarvis,  Shuter, George and  Dundas Streets was 
sparsely  developed.  The corner of Jarvis and  Shuter Streets was occupied by a brick building  with a 
wood-framed  outbuilding  facing  onto Shuter Street.   The subject property has been outlined on this 
plan.   Immediately to the east was Walnut Hall - a row of four terrace houses.   Another early 
building  was the semi-detached brick house halfway between Shuter and Dundas Streets, which was 
also built in the 1850s (it would eventually be demolished  in the late-1960s to make way for the 
new RCMP building).  



While there were several improvements to the prestigious tree-lined Jarvis 
Street roadway in 1889 (for example, 36-foot wide asphalt pavement with 
stone curbing was laid down together with a six-foot wide flagstone 
sidewalk on both sides of the street), the character of Jarvis Street began to 
change in the first three decades of the twentieth century.  As the city of 
Toronto grew rapidly in population and area, great pressure was placed on 
some of the central city neighbourhoods, such as Jarvis Street, primarily 
through the demand for non-residential space and low-cost residential 
accommodation.  Local ratepayers and city council initially succeeded for a 
short period of time to curtail changes along  Jarvis Street - for example, in 
1905 a by-law was enacted to prevent “noxious” uses (such as laundries, 
butcher shops and manufacturing in general) 
from developing on Jarvis Street. However, 
the street eventually succumbed to 
development pressures and within thirty 
years changed from a high status 
residential neighbourhood to one of much 
lower status and different character.

In the first decade of the twentieth century 
Jarvis Street experienced a trend found in 
many fast growing cities of the period – 
that of apartment and rooming house 
construction and the conversion of single-
family residences into rooming houses.  
Initially there was no resistance to this 
trend and several purpose-built apartments 
and rooming  houses were erected along 
the street between 1904 and 1912 – these 
multi-unit dwellings proved popular with 
middle-class society persons and still had 
some prestige.  

With the changes in the social and 
economic fabric of Toronto following 
WWI, it is not surprising  that, by the end of 
the second decade of the twentieth 
century, Jarvis Street was no longer a street 
of single-family freehold residences. The 

increasing demand for and decreasing  supply of central city land for 
industrial/commercial uses put pressure on the surrounding residential 
areas including  Jarvis Street.  Some of the single-family residences, 
especially the larger ones, were converted to non-residential uses of an 
“acceptable” nature, such as schools, philanthropic institutions and health- 
related facilities.  A very early example of the adaptive reuse of the former 
single-family houses was the large home at the corner of Shuter and Jarvis 
Streets (96 Shuter/201 Jarvis Street – the former Nordheimer house), which 
was taken over for use as part of Toronto’s Homeopathic Hospital in the 
1890s onward.
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View of Jarvis Street, 1915
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Insurance Plan of Toronto, Charles E. Goad, 1880

In 1864 a terrace house with three-units was erected  on Lot 22 – that is 215-219 Jarvis 
Street (on this map the numbers are 183, 185 and  187).   A speculative venture, the builder 
Thomas Snarr acquired  the land  to develop  the three-storey brick houses, leasing  them to 
middle-class merchants and  professionals. Note that the corner building, at Shuter and 
Jarvis, extended to the property line as does the proposed development.

215-219 Jarvis Street, 1864

The grand proportions of  this terrace housing  speak to the middle-class occupants 
that builder Thomas Snarr was hoping  to attract to his speculative development.  
Built  of  red brick, the three-storeys on a raised basement houses served as fairly 
gracious residences until they were subdivided into rooming  houses in the mid-
twentieth century. 
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Insurance Plan of Toronto, Charles E. Goad, 1880

In 1879 another terrace housing  development took place on property known as Lot 
23, with the addition of a portion of the lands formerly part of the Nordheimer 
property on Shuter Street.  In this instance, property speculator Charles Camberlain 
laid  out  six-units  – that  is  203-213 Jarvis Street (on this map the numbers are 171, 
173, 175, 177, 179 and 181).  Each of the 20-feet wide terrace houses was two-
and-one-half stories in height (the half-storey being  accommodated in the 
fashionable mansard roof) and each unit had a projecting bay window.

207-213 Jarvis Street, 1879

Property speculator Charles Chamberlain (Chamberlin)  and builder John Smith, 
acquired the property at  the corner of Jarvis and  Shuter Streets  in the late 1870s.  
Chamberlain was responsible for developing  a number of terrace housing  in the 
1870s,  including  165-179 Carlton Street  (1878); 181-183 Carlton Street  (1878); 
187-189 Carlton Street (1878); and  568-582 Parliament Street (1876).  All exhibit 
the same architectural vocabulary.
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Insurance Plan of Toronto, Charles E. Goad, 1903

The corner site at 96 Shuter Street was expanded beyond  the original Nordheimer 
house with another unit facing  Jarvis Street (201 Jarvis  Street).  Annotated  on this 
map with the name Dr. W.S. Clark, the building  had been for many years part of the 
Toronto Homeopathic Hospital – a  very early example of the change to the 
residential  use along  Jarvis Street.  The larger detached  and  semi-detached  houses 
can be seen on the northern portion of the block and  the 1860s and  1870s terrace 
housing  ranged between these larger single-family detached and  semi-detached 
buildings.



Even though a by-law was introduced in 1916 to prevent the establishment 
of certain industrial and commercial uses (i.e. machine shops, dance-halls 
and funeral parlours), by the 1930s, these uses started to creep onto the 
street and the by-law was eventually repealed in the 1920s.  By the late 
1920s the changing land uses resulted in the demolition of the 1850s house 
at 227 Jarvis Street and, by means of a by-law amendment, the owner was 
allowed to erect a four-storey plus basement office building and warehouse 
on the site (225-229 Jarvis Street).  This approval by City Council clearly 
revealed the city’s intention to change the character of the street from a 
fashionable residential street into a business thoroughfare.  In addition to the 
commercial/light-industrial use introduced at 227 Jarvis Street, at 235 Jarvis 
Street the former Rev. Parson’s house was converted to a hotel.  A front 
addition, pushing closer to the street edge, hid the former Victorian house.  
Meanwhile the Dundas Street frontage was being  redeveloped as well, with 
the corner of Jarvis and Dundas being cleared to make way for commercial 
uses such as the Imperial Bank of Canada branch replacing  another of the 
Victorian houses.

The plan in 1930 to extend Jarvis Street north of Bloor to connect with Mt. 
Pleasant Road ultimately transformed Jarvis Street into a major thoroughfare 
linking the northern suburbs with the downtown.  This would serve to 
accelerate the decline of the grand residential street, leading  to the removal 
of trees and the landscaped boulevard in 1947 to widen the street to the 
increasing traffic.  And thus, by the mid-century twentieth century, Jarvis 
Street was beginning to take on a much different appearance and image.   
With increased vehicular traffic using Jarvis Street as a main access route to 
the downtown core, a number of gas and service stations began to appear, 
primarily at the corners of the cross streets.  
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Jarvis Street before street widening, 1910

Jarvis Street after street widening, 1947



Even though a by-law was introduced in 1918  to prevent the erection of 
gasoline stations along Jarvis Street, the by-law was repealed by the late 
1920s.  Applications for the construction of gas stations on the southeast 
corner of Bloor and Jarvis Streets and the northeast corner of Jarvis and 
Wellesley Streets were approved in 1929.  In the 1950s the former 
Nordheimer house at the corner of Jarvis and Shuter (the subject site) was 
demolished to make way for a gasoline and service station.  The terrace 
houses immediately north of the site had, by this time, been turned into 
rooming houses. Thus, the proximity of a gasoline station was not as 
offensive as it may have been if the houses were still owner-occupied.  (The 
gas station was demolished in 1993).

The decline of Jarvis Street peaked in the 1970s.  At that time the area 
around Jarvis and Dundas Streets was known as the “red-light” district of 
Toronto and, in an effort to clean-up the street, the Toronto Planning  Board 
Report of 1970 revealed some recent urban renewal developments, 
including  the nearby Moss Park Public Housing  project and the New RCMP 
Headquarters.

The scale of the streetscape was drastically changed when the 13-storey 
divisional headquarters for the RCMP was erected on the northern half of 
the subject block.  Designed by the architects Mathers and Haldenby in 
1969 and constructed in 1970-71 the building  was characterized at the time 
as being a forbidding, windowless fortress. But, as reported in the Globe 
and Mail, it did not matter “because so few people live in the immediate 
area.” (The 220-foot blank wall flanked by turrets was altered when the 
building was converted into the Grand Hotel in 1993).
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Underwriters Insurance Plan, 1954

The original building  at the corner of Jarvis and  Shuter Streets (the Nordheimer house) 
was demolished prior to 1954 and  the site was used  as a  gasoline and  service station 
until 1993.  At the centre of the block, another early house had been demolished  in 
1928 to make way for the four-storey commercial/light-industrial building, then 
occupied by G. Tamblyn Limited  Drug Warehouse.  And  on the northern most lot (at the 
corner of Dundas)  the original 1870s house had  been demolished  to accommodate  the 
construction of the Imperial Bank of Canada branch building  at 175-177 Dundas Street 
East.  By this date, a number of the units within the two terraces at 203-213  Jarvis Street 
and  215-219 Jarvis  Street  had been converted into rooming  houses.  Similarly, the 
former house at 235 Jarvis Street had been added to become a hotel.

zzzz



3. HERITAGE STATUS

3.1 Current Status

The Development Site is adjacent to the proposed Garden District Heritage 
Conservation District, currently in the Plan phase. The following  adjacent 
buildings (which are included in the Garden District HCD) are Listed under 
the City of Toronto’s Inventory of Heritage Properties:

207-213 Jarvis Street
215-219 Jarvis Street
14 Pembroke Street

Compiled by Heritage Preservation Services for Toronto City Council, the 
Inventory of Heritage Properties is a list that identifies properties of cultural 
heritage value. Heritage Preservation Services recommends to City Council 
those properties that should be included on the inventory. The 
recommendations are based on criteria that relate to architecture, history 
and neighbourhood context. The inclusion of properties on the Inventory is 
a clear statement that the City would like to see the heritage attributes of 
these properties preserved.

It is important to note that the Inventory is not exhaustive, and the City of 
Toronto places properties on the register as they become identified often 
through development applications. The listed status is often obtained 
concurrently with Designation under Part IV of the Ontario Heritage Act.

3.2 Garden District Heritage Conservation District

In 2012, MHBC consultants, initiated a Study for a Heritage Conservation 
District as directed by the City. The Study included community consultation 
and targeted stakeholder engagement, an extensive property inventory, 
historical research and evaluation of the area's heritage significance. The 
Study concluded that the Study Area merits designation as an HCD. 

The Study was endorsed by the Toronto Preservation Board on July 17, 2014, 
and staff were directed to proceed with an HCD Plan for the district. The 

Plan is currently in preparation and, as of the date of this report, the 
provisions of the plan for development in the District or adjacent to it are 
not fully known.

The Study recommended the revision of the boundaries of the original 
Study Area.  The proposed revised boundary has excluded the northeast 
corner of Shuter Street and Jarvis Street (the Development Site, in red) as 
can be seen in the image below - the Development Site is therefore 
adjacent to but not a part of the HCD.
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4. CONDITION REVIEW

As there are no structures on the development site, no condition review was 
conducted.

5. POLICY AND 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, (City of Toronto)

Ontario  Heritage  Act (Ontario Ministry of Tourism, Culture and Sport)

Ontario Regulation 9/06, Criteria For Determining Cultural Heritage 
Value or Interest (Ontario Ministry of Tourism, Culture and Sport)

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

T2014 Provincial Policy Statement for the Regulation of Development 
and Use of Land (Ontario Ministry of Municipal Affairs and Housing)

Official Plan Amendment 199, (City of Toronto)

  Tall Building Design Guidelines, 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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6. ASSESSMENT OF THE PROPOSED DEVELOPMENT

6.1  Assessment of Design 

This Heritage Impact Statement assesses impacts of a development 
proposed for the site found at 203 Jarvis Street, the northeast corner of 
Shuter Street and Jarvis Street in the Moss Park area of the City of Toronto. 
For development data (height in storeys, site area and gross floor area, refer 
to the Property Description under 1. INTRODUCTION, on page 3)

The proposed building  will be built on a lot which has been vacant for 
several years and will introduce a modest monumentality to the intersection 
on an appropriate Tall Building site.  

The design has been modulated to break down its scale in a manner that 
responds to exiting buildings in the vicinity. There are four different parts to 
the building, which echo the different heights and scales found along this 
portion of Jarvis Street. The ground floor acts as the principal level with 
podium ‘‘volumes’’, clad in brick, that protrude from the main outline of the 
facade. The brick cladding  of these volumes takes on the materiality found 
throughout the surrounding  area. The base is set on Jarvis Street to the 
property line, leaving no setback, which partially screens the Listed heritage 
buildings north of the development when viewed from the south - this 
echoes the arrangement of a building contemporary with the listed 
structures dating to the late 1880’s as can be seen in the heritage analysis. 
From Jarvis Street looking towards the proposed building, the tower takes 
into consideration the Listed buildings with a roughly 3 meter setback from 
the property line.  This separates the proposed and existing buildings by an 
exterior wall which forms a part of the podium ‘‘volume’’. This setback 
allows for a small gathering space between both buildings, which mitigates 
the negative impact from the absence of a setback along Jarvis Street.

The brick-clad podium “volume” is two-storeys in height, which is lower by 
one storey than the adjacent Listed buildings. This lower height renders the 
base subordinate to the adjacent 3 storey heritage buildings which 
represents good heritage design practice.

The proposed development is designed to be of its own time and place 
which is in accordance with the Standards and Guidelines for the 
Conservation of Historic Places in Canada. 

It is our opinion that the proposed building will have minor negative 
impacts which are mitigated in the design.  The proposed development 
represents a reasonable and appropriate level of intensification for this 
area. 
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6.2 Shadow Impacts  

Shadow studies for September and March are 
included in Appendix III with the Development 
Drawings (The remaining  months of December and 
June will be included under separate cover with 
planning applications). 

Included at right is an image of a shadow study for 
March 21st at 4.18pm. The shadow cast by the 
proposed development will have a minor impact to 
the Gabrielle-Roy school building  (a Listed building 
under the City’s Inventory of Heritage Properties) 
and playground. At this time of the day, the school 
schedule would be near its end, and therefore the 
impact of the shadows on the functions of the 
school are very minimal. No other significant 
impacts from shadows cast by the proposed 
building will occur in the surroundings.
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6.3 Heritage Impacts

An assessment of possible effects on the proposed development 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 

Possible Effect Assessment

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

The building will be constructed on a 
vacant site. No destruction, in whole or in 
part, of any significant heritage attributes 
or features will occur.

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

There will be no alterations to a heritage 
building. While the building will be 
adjacent to a Heritage Conservation 
District and to a row of listed properties, it 
has been designed to respect the character 
of adjacent heritage resources while being 
of its own time and place.

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 have a minor impact on the adjacent 
HCD and these will be no more significant 
that those cast by extant tall buildings in 
the vicinity.  The listed buildings to the 
north of the proposed development will 
not be affected by shadows as, when 
shadows are cast over them, they are 
already in shadow due to their orientation.

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

Setback of the main tower will reduce any 
isolation of the listed buildings to the 
north.  The projection of the base to the 
property line will not significantly screen 
the listed row and matches the historical 
arrangement of an original building on the 
corner.

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

There will be no obstruction of  significant 
views or vistas to or from the heritage sites.  

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

The building will be constructed on a 
vacant site. which was formerly a 
commercial property.  The proposed use 
will not negate any cultural heritage value.

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.
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7. CONSERVATION STRATEGY

7.1 Overview

A variety of options are typically available for the mitigation of change to, or 
adjacent to, historic sites. These range from full restoration of extant heritage 
buildings to simple commemoration of what previously existed. In this 
instance, the heritage value of the actual site is minimal and the 
development does not involve the restoration or incorporation of heritage 
buildings or features.

While redevelopment and intensification are the pressures that are evident 
in this part of Toronto, the acknowledgement of the historic context of the 
area is a desirable outcome as well as it augments the story which describes 
the evolution of the city. However, in this case, we do not recommend 
heritage commemoration for this site.

8. CONCLUSION

Based on our assessment, the proposed development represents acceptable 
planning  by an appropriate incorporation of a new development onto 
vacant lands and permitting intensification in accordance with municipal 
and provincial policies. There will be a small negative impact on the Listed 
buildings, but this impact is mitigated by a careful setback perpendicular to 
Jarvis Street, which proposes a gathering space between the existing 
buildings and the new development. As well, the proposed development is 
consistent with other existing  and approved development in its vicinity and 
thus fits the local context of the community in an appropriate manner. 

9. SOURCES

MHBC - Planning, Urban Design & Landscape Architecture, “Garden 
District Heritage Conservation District Study”, City of Toronto, September 
2014
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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 Photographs

Additional photographs and site context photos are included on 
the following pages. Photographs were taken on 20 October 

2015.
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Looking south on Jarvis Street. The development site is to the left and not clearly visible in this image, The context on Jarvis, as can 
be seen in this image, is of various heights and scales and a variety of setbacks from the street line.
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Looking northeast from Jarvis Street. The development site (currently a vacant parking lot) is immediately south of the three-storey row 
housing. These row houses are Listed under the City’s Inventory of Heritage Properties and are included in the proposed Garden District 

Heritage Conservation District Study Area. The tall building in the background in the image is the Grand Hotel which was a former 
RCMP office structure.
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Looking east from Jarvis Street towards the development site, at Shuter Street. The fourteen storey high rise development at the centre 
of the image is currently under construction to the east of the proposed Development Site. South of the development site (red arrow) 

is the Moss Park Armoury.
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Looking east from Jarvis Street towards the buildings Listed under the City’s Inventory of Heritage Properties. The development site is 
the vacant lot, immediately south.
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Looking northeast from the corner of Jarvis and Shuter Streets, towards the development site. Note the presence of two high rise 
buildings immediately to the north (hotel) and the east (condominiums) of the proposed development site.
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Looking north on Jarvis Street from Shuter Street. The development site is to the right. Note the various building heights in the site’s 
context, ranging from three storeys up to 42 storeys. The 42 storey building in the image is a recent development and is currently 

under construction.
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Looking east on Shuter Street from the west side of Jarvis Street. The development site is indicated by a red arrow. Note how there is 
no building set back from the property line for the buildings on Shuter Street.
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Looking west on Shuter Street, from the east side of Jarvis Street. The 14-storey high rise building on the right in the image is 
under construction. Note again the varying height of the buildings facing Shuter Street, west of Jarvis.  The Development Site is 

marked with the arrow.
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Looking south from the development site on Shuter Street , towards the Moss Park Armoury. The Moss Park Armoury is a two-
storey building with substantial setbacks from the property lines. The view in this image shows the parking lot, just north of the 

Armoury. 
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Looking northwest from the development site, on Jarvis Street.  Note the three-storey Second Empire/Georgian Revival style with a 
mansard roof which contrasts with the adjacent more modern buildings.



                                                                                                                                                                                                                                                                                                                    

Looking southeast towards the three-storey row housing, north of the development site. These buildings (207 to 213 Jarvis Street) 
are Listed under the City’s Inventory of Heritage Properties. The Development Site is marked with an arrow.



APPENDIX II
Policy Review

Commentary on Heritage Policies
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General Comment
Development of the property is governed by a variety of policies which 
define the approach to, and scope of, the heritage issues related to the 
project.   Some of these policies are reviewed in this Appendix.

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

The Ontario Planning Act deals, in Part 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 objective is to provide for intensification in a manner that does not 
impede the conservation of heritage assets.  In this case,the development 
Site is vacant. The development has been designed to balance the variety 
of planning interests required by the Province.

     2. Ontario Provincial Policy Statement (PPS) - 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.”

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.”

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

“Planning authorities shall not permit development and site 
alteration on adjacent lands to protected heritage property 
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except 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.

(Provincial Policy Statement (2014)
Policy 2.6.3)”

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

In the case of the subject property, it is our opinion that the adjacent 
Listed heritage properties and the adjacent proposed HCD are not 
compromised by the development and that the development implements, 
in a balanced manner, the desire of the Province for intensification.  We 
also note that an as-of-right condition exists on this property with the 
previous approval of a tower of lower height.

     3. Ontario Heritage Act (OHA)

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.(2)  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. 

The Listed heritage buildings along  Jarvis Street will be protected and 
untouched in the new development.

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 implication of which is that 
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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.

5. City of Toronto - Official Plan (OP) 2002 
          (consolidated to  (2010)

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.  

The Garden District HCD, in the Plan stage, excludes the subject property.

Under part 3.1.5 - Heritage Resources, the OP deals with the process of 
listing and designating heritage resources.  It also states, under Polices 
(para 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 
Statement.  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. Design cues have been included with the 
proposed development to respond to the adjacent heritage properties.

An obligation is placed on the submittal of plans to demonstrate that 
changes conserve the character and significance of the heritage 
properties. 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 (OPA) 199

The wording in the Official Plan has been strengthened with the new 
Official Plan Amendment 199 (OPA 199).  Its provisions are applicable to 
this current development. Provisions have been added to the amendment 
to ensure that 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 apparent intent of the Provincial Policy Statement.

The proposed development has taken a stance which makes it evident on 
along Jarvis Street. The height of the base blends well with future 
developments that will occur within the surrounding site context. The 
minimal setback along Jarvis Street will, however, partially screen the 
Listed buildings north of the site.

7.   City of Toronto - Tall Buildings 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.” 

There are no significant views in or around the development site that 
require an evaluation.
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Under Section 1.6 - Heritage Properties and Heritage Conservation 
Districts, the developer is enjoined to 

“Locate and design tall buildings to respect and complement 
the scale, character, form and setting of on-site and adjacent 
heritage properties and Heritage Conservation Districts 
(HCDs). 

We note that an HCD Plan is in preparation for a district which will be 
adjacent to the development site, but not include it. The proposed 
building, will be immediately south of Listed buildings of three-storeys in 
height. The location of the development along Jarvis Street will give 
emphasis to the new building as no setbacks are provided for the podium  
from the property line. 

The podium. although of a lower height than the roof line of the Listed 
buildings, is of an acceptable scale and height compared to the adjacent 
Listed buildings on Jarvis Street.

Paragraph 1.6(c) states “When a tall building is adjacent to a lower-scale 
heritage property:

• design new base buildings to respect the urban grain, scale, setbacks, 
proportions, visual relationships, topography, and materials of the 
historic context.”  

The base of the building is set to a similar scale as the original adjacent 
structures.

• “integrate the existing character into the base building through high-
quality, contemporary design cues”.  

Use of materials and a modulated facade respond to this issue.

• “ensure consistency with applicable HCD Plan requirements”. 

As the HCD Plan for this district is not yet finalized, we cannot comment 
on the proposed requirements.

Based on the above, it is our opinion that the proposed design meets the 
minimum intent of the Tall Building Design Guidelines in terms of 
heritage requirements. 

8. Parks Canada’s 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. An extract of the 
Standards is included in this Appendix.

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  is 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.).

One of the tenets of these standards is that new construction should be of 
its own time and place.  This proposal is consistent with that standard.
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APPENDIX III
Development Drawings and Shadow Studies

As prepared by the IBI Group / Page & Steele
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