
First Capital (Park Lawn) Corporation
2253213 Ontario Limited

2150 - 2194 - LAKE SHORE 
BOULEVARD WEST 
23 PARK LAWN ROAD
TORONTO

2150 LAKE SHORE 
HERITAGE IMPACT 
ASSESSMENT



PREPARED FOR: PREPARED BY:

ii HERITAGE IMPACT ASSESSMENT  |  2150 & 2194 LAKE SHORE BOULEVARD 
WEST, TORONTO

ERA Architects Inc.
#600-625 Church St
Toronto ON, M4Y 2G1
416-963-4497

Jodi Shpigel
First Capital (Park Lawn) Corporation
85 Hanna Avenue, Suite 400
Toronto, ON M6K 3S3
416-216-2052

Project # 17-290-03

Prepared by PE / SI / EA
COVER PAGE: 2150 Lake Shore Boulevard 
West (ERA 2019).

1957 aerial photograph of the Site and surroundings (City of Toronto Archives, annotated by ERA).



iiiFEBRuARY 24, 2021 12:39 PM

CONTENTS
Executive Summary iv

1 INTRODUCTION 1

1.1 Scope of the Report 
1.2 Site Description and Context
1.3 Context Photos
1.4 Existing Heritage Status
1.5 Adjacent Heritage Resources
1.6 Protected Views

2 SITE HISTORY 8

2.1 Pre- and Early Contact History (to 1791)
2.2 Early Subdivisions and Settlement (1791-1880s)
2.3 Industrial Development: Brickmaking on Site (1880s-1920)
2.4 Leisure and Recreation: Motor Tourism on Site (1920s-1940s)
2.5 Industrial Development: Christie Lakeshore Bakery (1949-2013)
2.6 Waterside Residential Development: Humber Bay Shores (2000s-2010s)

3 ASSESSMENT OF CULTURAL HERITAGE VALUE 18

3.1 Ontario Regulation 9/06 Evaluation
3.2	 Draft	Statements	of	Significance

4 ASSESSMENT OF EXISTING CONDITION 26

5 POLICY REVIEW 27

6 DESCRIPTION OF THE PROPOSED DEVELOPMENT 34

7 IMPACT ASSESSMENT 37

8 CONSERVATION STRATEGY 38

8.1 Conservation Approach
8.2 Impact Mitigation Strategies

9 CONCLUSION 53

10 PROJECT PERSONNEL 55

11 REFERENCES 56

12 APPENDICES 60

A Master Plan (Context Plan) by Allies & Morrison LLP (2021)
B Visual Assessment of the Water Tower by Carvajal Structural Engineers Inc. (2017)
C Water Tower Relocation Analysis by ERA Architects Inc. (2020)



iv HERITAGE IMPACT ASSESSMENT  |  2150 & 2194 LAKE SHORE BOULEVARD 
WEST, TORONTO

ExEcutivE Summary
Background

This Heritage Impact Assessment (HIA) has been 
prepared	as	a	component	of	a	combined	Official	
Plan Amendment, Zoning By-law Amendment, and 
Draft	Plan	of	Subdivision	application	resubmission	
(‘the application’) for the properties at 2150-2194 
Lake Shore Boulevard West and  23 Park Lawn Road 
(“the Site”). 

The HIA evaluates the Master Plan for the Site. It 
represents an update on two previous versions, 
submitted in September 2019 and May 2020 
respectively.

Cultural Heritage Value

This	HIA	finds	that	the	Site	contains	the	following	
elements of cultural heritage value:

• Design value associated with the existing 
commercial bank building at 2194 Lake Shore 
Boulevard West;

• Association with Christie, Brown & Co., a 
significant	 institution	 in	 the	 Humber	 Bay	
community;

• Association with broader themes of Toronto’s 
waterfront history: industrial production, and 
leisure, recreation and public use;

• A physical, visual, functional and historical 
relationship to the key transportation routes 
adjacent to the site: the Gardiner Expressway, 
the Canadian National Rail corridor, and Lake 
Shore Boulevard West; and,

• Landmark value via the Water Tower.

While there is some remnant built heritage fabric 
that conveys this value, much of the historic built 
form has been lost. Other elements of value are 
intangible, and cannot be conveyed through building 
conservation strategies.

Proposed Development: The Master Plan

The proposed Master Plan includes the establishment 
of new roadways, a plan for 15 new high-rise 
buildings, two new plazas (Station Square, and Park 
Lawn Gardens), a galleria, two potential schools, two 
daycares, a community recreation centre, library, 
community agency space, the public Boulevard 
Square Park, and a large neighbourhood park. 

The Water Tower is now proposed to be conserved 
within Station Square.

While there is some remnant built heritage 
fabric that conveys this value, much of the 

historic built form has been lost. 

Other elements of value are intangible, 
and cannot be conveyed through building 

conservation strategies.

The commercial bank building at 2194 Lake Shore 
Boulevard West is proposed to be replaced with 
a building with a pedestrian-scaled streetwall at 
the northeast corner of Park Lawn and Lake Shore.

The Master Plan responds to components of the 
City’s	draft	Secondary	Plan,	which	include	a	new	GO	
transit station on Site, and a major new relief road 
(‘Street A’) for the Gardiner Expressway which would 
run along the Site’s north edge. The  regrading and 
infrastructure work associated with the construction 
of Street A will necessitate the temporary removal 
of the Water Tower.
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Conservation Strategy

Because the Site’s cultural heritage value is largely 
intangible, ERA’s recommended conservation 
approach is the development of a robust 
interpretation program for the Master Plan lands. 

The proposed interpretation program is  intended to 
communicate the Site’s intangible cultural heritage 
value,	through	the	use	of	diverse	media	on	and	off	
the Site.

The Water Tower is proposed to be retained and 
restored, with placemaking / branding signage 
consistent with its historic use for advertising, and 
relocated to Station Square as a key component 
of the Site’s interpretation program. Relocation is 
proposed in order to conserve the Water Tower’s 
value amid a changed context and setting. Its 
current	location	has	not	been	identified	as	a	heritage	
attribute. 

The May 2020 submission proposed to relocate 
the Water Tower to the neighbourhood park, 
but this has since been deemed infeasible as the 
City of Toronto’s Parks, Forestry and Recreation 
department requires that the Water Tower not be 
located on future parkland.

The Station Square location was deemed similarly 
appropriate in a Relocation Analysis conducted 
by ERA (see Appendix C), which reviewed three 
proposed locations for heritage conservation, 
provision for views, and potential for placemaking. 

Site-Wide Interpretation Program

The interpretation program considers various media 
(e.g. sculptural art pieces, sidewalk inlays, panels, 
murals, oral history projects, interpretive public 
realm design) to conserve and convey the stories 
of the Site’s four key historical themes:

• Natural systems and resources;

• Key transportation routes;

• Industrial production and employment on site; 
and,

• Leisure, recreation and public uses on the 
waterfront.

Ideas for interpretation program elements are 
explored in Section 8.1.2 of the HIA. Collaboration 
between the applicant, the City of Toronto, and 
local community members is necessary in order 
to implement the interpretation program.

Recommendations

ERA recommends that this HIA be followed by two 
subsequent studies/plans:

• A	Conservation	Plan	specific	to	the	Water	Tower;	
and,

• An	Interpretation	Plan	outlining	specific	on-	and	
off-site	interpretation	strategies,	with	reference	
to	all	four	of	the	Site’s	historic	themes	identified	
in this report.

The Water Tower is proposed to be retained 
and relocated to Station Square in order to 
conserve its value amid a changed context 
and setting.

The appended Relocation Analysis reviews 
three proposed locations for heritage 
conservation, provision of views, and 
potential for placemaking.

The recommended conservation approach 
is a robust interpretation program for the 

Master Plan lands.
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1 iNtrODuctiON
1.1 Scope of the Report 

ERA Architects Inc. (ERA) have been retained by First Capital (Park Lawn) Corporation 
and 2253213 Ontario Limited (‘the Owners’) to act as a heritage consultant for the 
Master Plan being developed for the properties at 2150 -2194 Lake Shore Boulevard 
West and 23 Park Lawn Road (“the Site”), and their surroundings. 

The purpose of an HIA, according to the City of Toronto’s HIA Terms of Reference, is 
to evaluate the proposed development in relation to cultural heritage resources and 
recommend an approach to the conservation of the heritage value of these resources.

This HIA evaluates the Master Plan in relation to the Site’s cultural heritage value and 
any heritage attributes that convey that value.

This report was prepared with reference to the following:

• City of Toronto Terms of Reference for Heritage Impact Assessments (2014);

• Ontario Regulation 9/06 Criteria for Determining Cultural Heritage Value or 
Interest;

• Ontario Heritage Tool Kit;

• Parks Canada’s Standards and Guidelines for the Conservation of Historic Plac-
es in Canada (2010); 

• Provincial Policy Statement (2020); and,

• City	of	Toronto	Official	Plan	(2019).
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The Site and properties within it, overlayed onto a contemporary aerial photo-
graph (Google Maps, annotated by ERA).
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Previous page: Rendered view from with-
in the proposed neighbourhood (Allies 
and Morrison LLP, 2020).
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1.2 Site Description and Context

The Site comprises the majority of the area bounded by Park Lawn Road 
(west), Lake Shore Boulevard West (south),  the Canadian National Rail 
corridor	(north),	and	by	on-and-off	ramps	for	the	Gardiner	Expressway	
(northeast). The Site is comprised of two properties: 2150 and 2194 
Lake Shore Boulevard West. 2150 Lake Shore Boulevard West is also 
known as 23 Park Lawn Road.

There are currently two structures on the Site: 

• The Water Tower, at 2150 Lake Shore’s north edge, a remnant 
industrial artefact from the demolished Christie Lakeshore Bakery; 
and,

• A BMO Bank of Montreal branch in a single-storey commercial 
building located at 2194 Lake Shore Boulevard West, at the 
northeast corner of Lake Shore Boulevard West and Park Lawn 
Road.

The Site’s immediate context consists of a range of uses, including: 

• North: the Ontario Food Terminal and other low-rise commercial 
uses, with residential uses beyond;

• East: a highway exit route and mixed-use and residential towers;

• South: mixed-use residential towers and a waterfront trail and park;

• West: mixed-use towers.

Property data map showing 2150 Lake Shore Boulevard West in blue and 2194 
Lake Shore Boulevard West in orange (City of Toronto, 2014, annotated by ERA).

The Water Tower (ERA 2019).

BMO Bank of Montreal (ERA 2019).
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Aerial view, showing the Site in orange (Google Maps, annotated by ERA).

Axonometric view, showing the Site in orange (Google Maps, annotated by ERA).
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1.3 Context Photos

Northbound view across the Site, with the Gardiner Expressway behind the Water Tower (ERA, 2019).

View into the Site (right) while driving eastbound along the Gardiner Expressway (Google Streetview, 2019).
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View	to	the	Site	(left)	while	driving	westbound	along	the	Gardiner	Expressway	(Google	Streetview,	2019).

View of adjacent properties along Lake Shore Boulevard West, southeast of the Site (ERA, 2019).
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Northward view from the corner of Park Lawn and Lake Shore of the bank building on the Site at 2194 Lake Shore Boule-
vard West (ERA, 2019).

View of the eastern portion of 2150 Lake Shore Boulevard West and the highway exit bordering the Site, from the south 
side of Lake Shore Boulevard West (ERA, 2019).
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1.4 Existing Heritage Status

The Site does not include any properties listed on the City of Toronto Heritage Register 
or designated under Parts IV or V the Ontario Heritage Act.

On November 15, 2016, Etobicoke York Community Council adopted a request for City 
staff	to	evaluate	the	Water	Tower	for	potential	inclusion	on	the	City	of	Toronto’s	Heritage	
Register. No further action has been taken at this time. 

1.5 Adjacent Heritage Resources

The Site is not adjacent to any properties designated under Parts IV or V the Ontario 
Heritage Act, nor listed on the City of Toronto’s Heritage Register.

1.6 Protected Views

Map	7A	of	the	City	of	Toronto	Official	Plan	(OP)	illustrates	the	views	from	the	public	
realm	described	within	Schedule	4	of	the	OP.	Skyline	views	are	identified	in	Schedule	
4, and enumerated with blue arrows throughout Map 7A.

The viewpoint for 1b is adjacent to the Site. The view is described as follows:

Gardiner Expressway (eastbound) at Humber Bay Shores – Buildings, including the 
CN Tower, which compose the Downtown/Financial District skyline, can be viewed 
clearly from the eastbound lanes of the Gardiner Expressway at the bend just past 
Park Lawn. The view is across Jean Augustine Park and is framed by buildings in 
Humber Bay Shores.

Map	7A	of	the	City	of	Toronto	Official	Plan	
with the Site annotated in orange (City of 
Toronto, annotated by ERA).
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2 SitE HiStOry
2.1 Pre- and Early Contact History (to 1791)

Archaeological evidence suggests that Toronto has been 
home to indigenous peoples since at least the 15th century. 
An ancient indigenous trail ran south of the Site along what 
is now Lake Shore Boulevard West, connecting the area to a 
greater network of trails, including the Toronto Carrying Place 
on the east side of the Humber River. 

To the west of the Site, the mouth of Mimico Creek was a 
favoured nesting ground for passenger pigeons, which may 
have provided an important food source for indigenous groups.

 In 1787, Euro-Canadian colonial administrators signed the 
controversial Toronto Purchase with the Mississaugas of the 
Credit River, which they understood to permit permanent 
Euro-Canadian settlement of the area.

Shortly	after	the	signing	of	the	Toronto	Purchase,	Lieutenant-
Governor John Graves Simcoe ordered the survey of the lands, 
dividing them into concession lots for settlers, institutions, 
and members of the Family Compact. 

The lands north of the Site were forested with high quality 
timber and were reserved for the King’s Mill along the Humber. 
In 1791, Simcoe ordered the survey of Lake Shore Boulevard 
West to provide a connection between lakefront settlements.

The Toronto Carrying Place Trail along the 
Humber River. The Site is located to the west 
(left)	of	the	River,	and	trails	passed	adjacent	to	
and through the Site to connect to the Toron-
to	Carrying	Place	pictured	here	(C.W.	Jeffreys,	
1933).

An 1860s sketch of two passenger pigeons by 
William Pope (Toronto Public Library).

A westward view along the water’s edge of the mouth of the Humber Riv-
er and the waterfront beyond, circa 1870 (Toronto Public Library).
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2.2 Early Subdivisions and Settlement (1791-1880s)

In 1795, Lieutenant-Governor John Graves Simcoe reserved over 
4,000 acres of land in Etobicoke for settlement by members 
of the Queen’s Rangers who had fought for the British in the 
recent American Revolution. The Governor hoped to secure 
an army proximate to York (now Toronto) in case of American 
invasion. Settlement was slow to develop in the area.

The Site and nearby lands were given to Dr. John Gamble, 
a surgeon with the Queen’s Rangers. His son John William 
Gamble inherited the lands and in 1823 he settled on the 
west bank of Mimico Creek and constructed a sawmill near 
the present crossing of the railway bridge. The mill had limited 
success	due	to	the	unreliable	water	flow	of	the	Mimico	Creek,	
and Gamble relocated to Vaughan Township in 1843. 

In 1855, the Toronto & Hamilton Railway was built, and served 
routes in southwestern Ontario. A station was constructed 
west of Mimico Creek. The Site was integrated into an 1850s 
subdivision, planned in response to the Mimico rail station, 
called Mimico Estates. Real estate developer J. Lukin Robinson 
appears to have owned the Site and surrounding lands, and 
began to advertise the subdivision as a commuter suburb for 
working class immigrants. The subdivision did not succeed as 
planned in the 1850s, and the Mimico Estate lots, including 
those on Site, were sold as larger rural parcels through the 
later part of the 19th century.

The expansion of light rail transit westward along Lake Shore 
Boulevard in the early 1890s fostered an awareness of the 
area as an accessible place, with residential, recreational and 
industrial potential on the Site and its surroundings.

In 1895, the Site and its area were subdivided again, creating 
four separate lots on Site that would remain as distinct parcels 
until their eventual assembly in 1946 by Christie, Brown & Co. 

As locals and Toronto-based businessmen began to discover 
that the Site’s soil composition would support brickmaking in 
the 1880s, rental accommodations were introduced throughout 
the Site. Two duplexes were established along Salisbury Avenue 
(today’s Park Lawn Road) north of Lake Shore, and six wood-
frame residences established near the Site’s east end.

Plan of the Town of Mimico, 1890, by Charles 
Goad. Site highlighted in blue. The town lots 
pictured to the west would be occupied in ear-
nest beginning in the early 1900s (City of Toron-
to Archives, annotated by ERA).

The Toronto & Mimico Electric Railway, later the 
Toronto & York Radial Railway, enabled easier 
access to the Site and surroundings from To-
ronto, and ultimately fostered its residential, 
recreational and industrial development (To-
ronto Public Library, c. 1891).
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2.3 Industrial Development: Brickmaking on Site (1880s-1920)

Butwell’s Humber Bay brick yard circa 1908 (City of Toronto 
Archives).

Butwell brick kilns, likely at Davidson Crescent (n.d, Humber 
Bay the Way We Were: 1900-1950).

Henry Butwell and employees at Butwell’s brick yard circa 
1908 (City of Toronto Archives).

The	first	known	brickyard	on	the	Site	was	operated	
by local entrepreneur George Armstrong and a 
Toronto-based partner, John Maloney. Operations 
began in the 1880s, and may have attracted the 
notice of brickmakers based elsewhere. Richard 
West, a Mimico brickmaker, purchased multiple lots 
in the area, and leased these lots and eventually 
sold them to Henry Butwell, a brickmaker based 
around today’s Christie Pits Park. Butwell opened 
a Humber Bay expansion site, and sent his sons to 
manage and operate the yards.

The clay on the Site was mild and sandy, with the 
upper part burning to red brick while the lower gray 
coloured clay burned to white or gray brick. In a 
1906 report released by the Bureau of Mines, the 
process of brick making on the Site was described 
in the following way: 

“Both these clays are dug in separate heaps and 
allowed to slake. They are then wheeled to Martin 
machines, dried in an open hack yard, and are 
burned with wood in the ordinary way in open-
shed scoved kilns.”

By 1906, the Butwell brickyard was producing 
2,000,000 bricks per year and the Maloney & 
Armstrong brickyard was producing over 800,000.  
By 1913, Toronto’s brickmaking Price family was 
attracted to the area, and purchased the lot 
immediately north of the railway and Site for the 
Price Cummings Brick Co. All three brickyards on 
and near the Site were partially or fully owned by 
Toronto residents, but operated by Humber Bay 
locals living on the Site’s worker housing, or nearby.

The Butwell brickyard, the largest operation of the 
three, moved twice from its original location on Site 
at the intersection of Salisbury (now Park Lawn) and 
Lake	Shore:	first	to	a	Lake	Shore	lot	immediately	
east of the Site, and then to the end of Davidson 
Crescent, just north of the Site and rail corridor. 
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2.4 Leisure and Recreation: Motor Tourism on Site (1920s-1940s)

Visitors at Frederick Groves’ Salisbury Camp 
cabins on site in the 1920s (Courtesy of Mont-
gomery’s Inn).

Salisbury Ave (Park Lawn Rd) entrance to Salis-
bury	Camp	off	Lake	Shore	Road,	1928	(Toronto	
Archives).

Left:	 A	 circa	 1935	 local	 history	map	 that	 con-
veys the general use of the Site as a recreational 
camp ground in the interwar period (Humber 
Bay, the Way We Were).

While tourist uses were well established east of the Site at the 
mouth of the Humber River as early as the 1850s, the Site itself 
is most closely associated with a later wave of motor tourism. 

In	the	1920s,	a	concerted	effort	to	improve	highway	quality	and	
promote automobile use ushered in a wave of motor tourism 
and campgrounds in southern Ontario. Lake Shore Boulevard 
West served as a connection between lakefront communities, 
and residents on the Site took notice of this new trend. 

Between 1919-1921, the majority of the lands comprising the Site 
had been purchased by the Hydro-Electric Power Commission 
of Ontario (“HEPCO”). This may have been especially conducive 
to the establishment of camping grounds on this largely open 
space, the brickyards having closed between 1917-1920.

In the late 1920s, Frederick Groves was living with his family in 
the southernmost semi-detached unit on Site, on Salisbury 
Avenue (now Park Lawn Road). He established the Salisbury 
Camp as early as 1928, which featured cabins for motor tourists.

Early 1930s city directories also include the Homewood Tourist 
Camp and the Palace Cabins on the Site. In the mid-1930s, the 
Brown Derby Restaurant was operating on Site as a gambling 
joint, and local historians have recalled an underground tunnel 
that would allow patrons to evacuate when police visited the 
premises. These establishments cement the Site’s history as 
truly mixed-use, incorporating residential, recreational and 
industrial	phases	that	often	overlapped.

In the interwar period, the waterside “motel 
strip” was concurrently emerging, as residents 
established cabins and later motor hotels on 
their waterfront lots (Chuckman’s Toronto Nos-
talgia Blog, c. 1940s).
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2.5 Industrial Development: Christie Lakeshore Bakery (1949-2013)

Postcard of Christie Factory at Adelaide and George Streets (Toronto Public 
Library, 1902).

Trade card bearing the Christie Brown name (Toronto Public Library, circa 1880).

In 1946, the Site was consolidated and sold to Christie, Brown & Co, 
an industrial confectionery with a national reputation for excellence. 
The company was established a century earlier when William Mellis 
Christie opened a bakery in downtown Toronto with his father-in-law. 
It expanded over the next two decades and in 1868, Christie partnered 
with Alexander Brown to establish Christie, Brown & Co.

In 1872-74, their operations expanded to a factory in downtown Toronto 
between Adelaide, Frederick, George and King Streets. By the 1880s, 
Christie, Brown & Co. became the largest cookie and cracker maker 
in	Canada,	with	one-fifth	of	Toronto’s	bakery	workers	employed	by	
the company. Christie died in 1900, and in the 1920s his family sold 
the	company	to	Nabisco,	which	eventually	merged	with	Kraft.
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By the 1940s, the company was looking to expand yet again. In 1946, 
they purchased the Site at 2150 Lake Shore Boulevard West (then 200 
Lake Shore Road). The bakery would transform the Site, operating 
for over 60 years and employing generations of people from the area. 

The new Lakeshore Bakery was built to accommodate a workforce that 
arrived	by	automobile.	Designed	by	Toronto-based	architecture	firm	
Mathers & Haldenby, the factory was opened in 1950. It was low and 
expansive to easily move baked goods from production to packaging 
and storage. The water tower is contemporary to the factory and 
was painted with the Christie logo between 1950-1982, capitalizing 
on its visibility from the Gardiner Expressway as an opportunity to 
advertise to a growing post-war audience of drivers.

The factory evolved over its operative years. An addition to the 
southwest corner of the original factory was added by 1957 to extend 
production capacity. A second parking lot was also added at that 
time. By 1966, another addition was completed at the east of the 
original factory, likely to extend the storage and shipping capacity 
of the factory. 

The factory remained an important source of employment for the 
Humber Bay community until its closure in 2012.

Aerial photograph of the Lakeshore Bakery (RAIC Journal, Feb 1950).

Photograph of the Lakeshore Bakery 
(Toronto Archives, c. 1950).

The production line inside the facto-
ry, where workers are making Christie 
Snowballs (n.d., Christie Yearbook, To-
ronto Archives).
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Reproduced with permission of the copyright owner.  Further reproduction prohibited without permission.

Advertisement printed in the Globe and Mail, October 2, 1950 ( ProQuest Historical Newspapers Online, Toronto Public 
Library)
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A contemporary northward view of the 
bank’s south and east elevations (ERA 
2019).

Bank of Montreal at 2194 Lake Shore Boulevard West 

In 1952, a small square corner lot was severed from the Christie, Brown 
& Co. property, and conveyed for $1.00 to the Bank of Montreal. The 
lot became 2194 Lake Shore Boulevard West, and the existing bank 
building was constructed that year. The building has been occupied 
by the Bank of Montreal since its construction.

Further	research	is	required	to	confirm	the	building’s	architect.	The	
building may have been designed by architects Mathers & Haldenby 
in conjunction with the Christie Lakeshore Bakery, as it bears a design 
relationship to the now-demolished cookie factory. The building has 
been occupied by the Bank of Montreal since its construction.

A contemporary westward view of the 
bank’s east elevation (ERA 2019).

A 1966 northward view from the corner of Lake Shore Boulevard West and Park Lawn Road (Chuckman’s Toronto Nostalgia 
blog).

A 1954 view eastward along Lake Shore Boulevard West, with the bank visible in 
the background behind the car (Toronto Public Library).
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Reproduced with permission of the copyright owner.  Further reproduction prohibited without permission.

Photograph of Humber Bay Shores 
sign at Lake Shore Boulevard West, 
east of the Site (ERA, 2019).

This architect’s drawing of a proposal for Humber Bay Shores appeared in the Toronto Star on July 26, 1988 ( ProQuest 
Historical Newspapers Online, Toronto Public Library).

The Humber Bay Shores tower neighbourhood has emerged in recent 
decades adjacent to the Site, to its south and east across Park Lawn 
Road and Lake Shore Boulevard West.

The towers comprising the neighbourhood have largely replaced 
what was known as the “motel strip”. It emerged in the 1940s and 
1950s as waterside residents on Lake Shore Boulevard West’s south 
side converted their lots to accommodate cabins, and eventually 
upgraded their cabins sites to motor hotels. Very quickly, however, 
the “motel strip” fell into decline, likely as a result of the emerging 
industrial character in the surrounding area.

Redevelopment of the motel strip was contemplated through the 
1980s. In 1991, a Secondary Plan was adopted for the area, and in 
the early 2000s, the Humber Bay Shores neighbourhood began to 
emerge. The project provided a number of mixed-use towers with 
retail	or	office	uses	in	the	podiums.	Street	names	such	as	Shore	Breeze	
Drive	or	Silver	Moon	Drive	reflect	the	names	of	the	previous	motels	
south of the Site.

Today, although the towers’ architecture is not widely lauded, 
the neighbourhood is seen as a successful transition to higher-
density residential development along Toronto’s waterfront. The 
neighbourhood integrates a mix of uses, and is complemented by 
the	expansion	and	reconfiguration	of	the	waterside	lands	south	of	
the neighbourhood for public use as Humber Bay Park.

2.6 Waterside Residential Development: Humber Bay Shores (2000s-2010s)
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Rendered view of the proposed development, 
within the neighbourhood park (Allies and 
Morrison LLP, 2021).
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3 aSSESSmENt OF cuLturaL HEritaGE vaLuE

Value (quoted from O. Reg. 9/06) Assessment: 2150 Lake Shore Boulevard West

a rare, unique, representative 
or early example of a style, type, ex-
pression, material or construction 
method.

n/a

displays	a	high	degree	of	crafts-
manship or artistic merit.

n/a

demonstrates a high degree of 
technical	or	scientific	achievement.	

n/a

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

The property has historical value for its association with the institution of 
Christie, Brown & Co., a major employer in the Humber Bay community for 
over 60 years. The company opened its Christie Lakeshore Bakery on Site in 
1950 and continued to operate until 2012. During that time, the bakery occu-
pied	a	significant	presence	in	the	Humber	Bay	community

The property also has historical value for its association with the themes of 
industrial production, and leisure and recreation, along Toronto’s waterfront 
throughout its history.

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

n/a

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

n/a

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

n/a

physically, functionally, visually or 
historically linked to its surround-
ings.

The property exhibits contextual value for its physical, visual, functional and 
historical connection to key regional transportation corridors along Toronto’s 
waterfront (the Gardiner Expressway and Lake Shore Boulevard), which facili-
tated both industrial and leisure uses on Site over time.

a landmark. The property exhibits contextual value through the Water Tower, which is 
considered a landmark.
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3.1 Ontario Regulation 9/06 Evaluation
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Value (quoted from O. Reg. 9/06) Assessment: 2194 Lake Shore Boulevard West

a rare, unique, representative 
or early example of a style, type, ex-
pression, material or construction 
method.

The property exhibits design value as a high-style, representative example of 
a mid-century modern commercial bank building.

displays	a	high	degree	of	crafts-
manship or artistic merit.

n/a

demonstrates a high degree of 
technical	or	scientific	achievement.	

n/a

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

n/a

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

n/a

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

The building’s architect has not been determined and may require further 
research.

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

n/a

physically, functionally, visually or 
historically linked to its surround-
ings.

n/a. Although the bank building may have historically been linked to the 
adjacent Christie Lakeshore Bakery, the bank building no longer contributes 
contextual value as the bakery building has been removed.

a landmark. n/a

DE
SI

GN
/P

H
YS

IC
AL

 V
AL

u
E

H
IS

TO
RI

CA
L/

AS
SO

CI
AT

IV
E 

VA
Lu

E
CO

N
TE

XT
u

AL
 V

AL
u

E



20 HERITAGE IMPACT ASSESSMENT  |  2150 & 2194 LAKE SHORE BOULEVARD 
WEST, TORONTO

3.2 Draft	Statements	of	Significance

The	following	draft	Statements	of	Significance	have	been	prepared	
according to Parks Canada’s Canadian Register of Historic Places: 
Writing Statements of Significance (November 2006). This document 
is associated with the Standards and Guidelines for the Conservation 
of Historic Places in Canada, a framework which the City of Toronto 
has adopted. 

The lists of heritage attributes are structured according to its guidance, 
which states that “each [heritage attribute] must directly relate to a 
heritage value” to “provide a clear link between the heritage value 
of the place and its existing features”.
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3.2.1 2150 Lake Shore Boulevard West
Description of the Historic Place

2150 Lake Shore Boulevard West is a 27-acre property comprising the 
majority of the land between the Gardiner Expressway, the CNR Rail 
Corridor, Park Lawn Road and Lake Shore Boulevard West.

The property was most recently the site of the Christie, Brown & Co. 
Lakeshore Bakery, a large-scale industrial confectionery, from 1950 
until its closure in 2013 and demolition in 2017. The Christie Lakeshore 
Bakery Water Tower, installed 1949-1950, is the sole remnant industrial 
artefact on the Site.

Statement of Cultural Heritage Value

Historical/Associative Value

The property carries historical value through its association with 
Christie,	Brown	&	Co,	a	significant	institution	in	the	Humber	Bay	
community between 1950 and 2013. The Christie Lakeshore Bakery 
was the western expansion site for Christie, Brown & Co, Canada’s 
largest industrial confectionery, in operation in downtown Toronto 
since 1853. In the 1940s, the company purchased and expanded to 
two sites outside the downtown core, in response to the growing 
accessibility of suburban lands driven by the expansion of highway 
systems to facilitate freight commerce. The Christie Lakeshore Bakery 
became a major employer in the Humber Bay community, employing 
multiple generations of local families over six decades. It served not 
only as a workplace, but as a community institution for neighbourhood 
residents,	hosting	social	events,	fielding	company	sports	teams,	and	
engendering pride and loyalty through in-house promotion programs 
and recognition of employee contributions. There is intangible historical 
value associated with the Site for many residents of Humber Bay and 
the neighbourhoods adjacent.

The property carries additional historical value for its association 
with	two	significant	themes	of	Toronto’s	waterfront	history:	industrial	
production, and recreation and leisure. Industrial production began 
along Toronto’s waterfront in response to the key locations of freight 
commerce routes, beginning with shipping wharves, followed by 
the introduction of railway systems in the 1850s, built along the 
waterfront to provide access to existing wharves. The proliferation 
of the automobile led to highway networks a century later, built along 
the waterfront as part of a system of highways that would surround 
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the city of Toronto. All three eras engendered industrial typologies 
designed to facilitate production and export along these routes. On 
this property, several brickyards were established at the turn of the 
20th century, and designed to export bricks along the adjacent rail 
corridor. In the mid-20th century, the Christie Lakeshore Bakery was 
designed as a low, sprawling industrial facility, with vehicle access 
points onto the newly-built Queen Elizabeth Way, soon to be the 
Gardiner Expressway.

Throughout Toronto’s history, leisure, recreation and public uses have 
competed with industrial uses for space along Toronto’s waterfront, 
with varying success depending on the priorities of the day. On this 
property, the 1920s to 1940s saw the advent of campsites, including 
tourist cabins and tent grounds, as well as tourism-driven businesses 
like lakeside BBQ joints and gas bars. The proliferation of the automobile 
led to an interest in recreational motor vehicle travel, and Lake Shore 
Road (now Lake Shore Boulevard West) served as a major route for 
tourist excursions. Municipalities were encouraged to improve their 
highway systems and establish spaces for camping to facilitate such 
travel. While this Site did not feature lake frontage, its marshy open 
space provided ample open land for tourist cabins and tent sites, to 
complement the lakeside cabin sites (which would soon evolve into 
the motel strip) across the street on Lake Shore Road.

Contextual Value

The property carries contextual value for its physical, visual, functional 
and historical links to the key regional transportation corridors along 
Toronto’s waterfront: the Gardiner Expressway, the Canadian National 
Railway corridor and Lake Shore Boulevard. Its uses over time have 
been shaped by the property’s adjacency to these corridors, and 
several industrial artefacts over time, including the square brick 
brickyard chimneys, the round concrete Christie Lakeshore Bakery 
chimney, and the Water Tower, have contributed to Toronto’s landscape 
of industrial projections alongside its rail corridors and the Gardiner 
Expressway.

The property exhibits additional contextual value with the presence of 
the Water Tower on the Site. The Water Tower is a recognizable, valued 
feature for both former Christie Lakeshore Bakery employees, who have 
frequently referenced the water tower in reminiscences of the Bakery, 
and is an iconic projection along the Gardiner Expressway commuter 
route. Its landmark quality is conveyed through its distinctive form, 
its familiar branding, and its visibility both on the Site and from the 
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*Retention of Christie branding on water tower tank may be subject to legal trademark and 
copyright permissions for the use of the company’s logo.

Gardiner Expressway. The Water Tower’s context and setting, which 
inform its landmark quality, have evolved over its history, and will 
continue to evolve into the future.

Heritage Attributes

Attributes that convey the property’s association with Christie, Brown 
& Co. include:

• The Water Tower, with signage displayed on its tank.*

Attributes	that	convey	the	property’s	association	with	significant	
themes of Toronto’s waterfront include:

• The property’s adjacency to key transportation corridors: Lake 
Shore Boulevard West, the Gardiner Expressway, and the Canadian 
National Rail corridor.

Attributes that convey the property’s physical, visual, functional and 
historical connection to key regional transportation corridors include:

• The property’s adjacency to key transportation corridors: Lake 
Shore Boulevard West, the Gardiner Expressway, and the Canadian 
National Rail corridor.

Attributes that convey the property’s contextual value for the presence 
of a landmark** (the Water Tower) include:

• The Water Tower’s visibility from the Canadian National Railway 
corridor and the Gardiner Expressway;

• The Water Tower’s prominence as a tall industrial projection 
visible along Toronto’s waterfront corridors.

**While	the	City	of	Toronto	has	not	described	a	definition	of	the	term	“landmark”,	ERA	finds	
that	landmark	qualities	are	often	conveyed	through	combinations	of	a	feature’s	views,	context,	
and in certain cases, its silhouette.
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3.2.2 2194 Lake Shore Boulevard West
Description of the Historic Place

2194 Lake Shore Boulevard West is a half-acre rectangular lot located 
at the northeast corner of Lake Shore Boulevard West and Park Lawn 
Road. The site consists of a double-height single-storey commercial 
bank	building	constructed	in	buff	brick,	with	stone	accenting,	circa	
1952. 

Statement of Cultural Heritage Value

The bank building exhibits design value as a representative example of 
high-style mid-century modern commercial bank building architecture. 
Its style is conveyed through sleek linearity and unadorned surfaces, a 
flat	roof,	and	asymmetrical	facades.	A	single	element	of	ornamentation	
is articulated in a rectangular blank stone facade feature, which 
projects	above	the	roofline	on	the	east	elevation.

The building appears to have been constructed following the Christie 
Lakeshore Bakery to its north. It bears a design relationship to the 
now demolished Christie Lakeshore Bakery through its architectural 
style,	fenestration,	and	use	of	buff	brick	cladding	and	stone	accents.

Heritage Attributes

• Architectural features that convey the building’s mid-century 
modern style, including:

• Its form, scale and irregular massing;

• Its	multi-level	flat	roof;

• Its rectilinear window openings;

• Its	buff	brick	cladding;

• The stone accenting on all building elevations, including 
along its base and at its openings;

• Its double-height entrance broken into three bays, and 
accented with stone surrounds; and,

• The projecting stone element on its east elevation.
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Rendered view of Station Square, 
looking toward the proposed GO Sta-
tion (Allies and Morrison LLP, 2020).
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4 aSSESSmENt OF ExiStiNG cONDitiON

The Site’s built character currently consists of two structures: the Water Tower at the 
north edge of 2150 Lake Shore Boulevard West, and the single-storey bank building at 
2194 Lake Shore Boulevard West. Both structures are considered to be in good condition.

The fenestration on the bank building at 2194 Lake Shore Boulevard West has been 
altered since its construction, with the original windows and double-height entrance 
glazing replaced. It is assumed that the contemporary BMO signage and blue cladding 
covers original fabric, but no investigations have been undertaken to determine what 
exists beneath the BMO signage band.

A condition assessment of the Water Tower was prepared by Carvajal Structural Engineers 
Inc.	in	May	2017.	The	report	finds	that	there	are	no	major	structural	concerns	with	the	
tower, and is attached as Appendix B.

Water Tower (ERA 2019). East elevation of the building at 2194 Lake Shore Boulevard West (ERA 2019).

Principal (south) elevation of the building at 2194 Lake Shore Boulevard West 
(ERA 2019).
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5 POLicy rEviEW
The following documents comprise the policy framework relevant 
to the heritage resource on Site:

• Ontario’s Provincial Policy Statement, 2020 (the “PPS”); 

• City	of	Toronto	Official	Plan,	2015	(the	“Official	Plan”);	

• City	of	Toronto	Official	Plan,	Site	and	Area	Specific	Policy	15;

• DRAFT OPA #506: Christie’s Secondary Plan (2020); and,

• DRAFT Christie’s urban Design and Streetscape Guidelines 
(2020).

Provincial Policy Statement, 2020

The PPS is intended to guide planning policy across Ontario’s 
municipalities. It provides the following framework for the conservation 
of heritage resources:

2.6.1	 Significant	built	heritage	resources	and	significant	cultural	 
 heritage landscapes shall be conserved.

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

The	PPS	additionally	provides	the	following	definition	for	conservation:

Conserved: means	the	identification,	protection,	management	
and use of built heritage resources, cultural heritage landscapes 
and archaeological resources in a manner that ensures their 
cultural heritage value or interest is retained. This may be 
achieved by the implementation of recommendations set 
out in a conservation plan, archaeological assessment and/
or heritage impact assessment that has been approved, 
accepted or adopted by the relevant planning authority and/
or decision-maker. Mitigative measures and/or alternative 
development approaches can be included in these plans 
and assessments.

The PPS consistently emphasizes the need to conserve heritage 
resources that are subject or adjacent to development by ensuring 
that their heritage value is retained, which is achieved through the 
conservation of the heritage attributes that convey that value.
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Toronto Official Plan, 2019

The	City	of	Toronto	Official	Plan	Chapter	3.1.5:	Heritage	Conservation	
provides policies that direct the conservation of heritage resources. 

Despite the fact that no properties on or adjacent to the Site are 
included in the Toronto Heritage Register, the following policies in 
Chapter 3.1.5 may still be considered relevant to the Site, given its 
cultural heritage value:

3.1.5.2

Properties and Heritage Conservation Districts of potential 
cultural	heritage	value	or	interest	will	be	identified	and	evaluated	
to determine their cultural heritage value or interest consistent 
with provincial regulations, where applicable, and will include 
the consideration of cultural heritage values including design 
or physical value, historical or associative value and contextual 
value. The evaluation of cultural heritage value of a Heritage 
Conservation District may also consider social or commu-
nity	value	and	natural	or	scientific	value.	The	contributions	of	
Toronto’s diverse cultures will be considered in determining the 
cultural heritage value of properties on the Heritage Register.

3.1.5.14

Potential and existing properties of cultural heritage value or 
interest, including cultural heritage landscapes and Heritage 
Conservation	Districts,	will	be	 identified	and	 included	 in	area	
planning studies and plans with recommendations for further 
study, evaluation and conservation.

3.1.5.17 

Commemoration of lost historical sites will be encouraged 
whenever a new private development or public work is under-
taken in the vicinity of historic sites, such as those where major 
historical events occurred, important buildings or landscape 
features have disappeared or where important cultural activ-
ities have taken place. Interpretation of existing properties on 
the Heritage Register will also be encouraged.

Adjacent: means those lands ad-
joining a property on the Heritage 
Register or lands that are directly 
across from and near to a property 
on the Heritage Register and sepa-
rated by land used as a private or 
public road, highway, street, lane, 
trail, right-of-way, walkway, green 
space, park and/or easement, or an 
intersection of any of these; whose 
location has the potential to have 
an impact on a property on the 
heritage register; or as otherwise 
defined in a Heritage Conservation 
District Plan adopted by by-law 

Toronto Official Plan, 2015.
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3.1.5.22 

Heritage Impact Assessment will address all applicable heritage 
conservation	policies	of	the	Official	Plan	and	the	assessment	will	
demonstrate conservation options and mitigation measures 
consistent with those policies. A Heritage Impact Assessment 
shall be considered when determining how a heritage property 
is to be conserved.

3.1.5.38 

upon receiving information that lands proposed for develop-
ment may include archaeological resources or constitute an 
area of archaeological potential, the owner of such land will 
undertake studies by a licensed archaeologist to:

a) assess the property in compliance with Provincial Standards 
and Guidelines for Consulting Archaeologists, and to the satis-
faction of the City;

b) assess the impact of the proposed development on any 
archaeological resources;

c) identify methods to mitigate any negative impact that the 
proposed development may have on any archaeological 
resources, including methods of protection on-site or interpre-
tation and curating; and

d) provide to the City a Provincial concurrence letter recognizing 
the completion of the Archaeological Assessment where one is 
issued by the Province.

Site and Area Specific Policy 15

The	Site	is	subject	to	Site	and	Area	Specific	Policy	15:	East	of	Park	
Lawn Road and North of Lake Shore Boulevard West. 

Site	and	Area	Specific	Policy	15	provides	for	the	transition	of	the	Site	
from Employment Areas to Regeneration Areas and General Employment 
Areas. 

Heritage is addressed in policy 4(c):

In	addition	to	the	matters	identified	in	Policy	2	of	Section	4.7	
Regeneration Areas, the area study leading to the Secondary Plan 
will include: (c) a Heritage Impact Assessment that considers the 
cultural heritage value of the property, particularly the existing 
water tower structure. 
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DRAFT OPA #506: Christie’s Secondary Plan (Aug 26, 2020)

The	City	of	Toronto’s	draft	secondary	plan	for	the	former	Christie	Cookie	
Factory lands provides policies that will direct the conservation of 
the Site’s tangible and intangible heritage, including:

7.19

The design of the public realm and built form will be informed 
by the site and surrounding areas indigenous and more recent 
heritage	attributes	and	values	that	reflect	the	important	historical	
and cultural use of the site by:

7.19.1

providing street furniture, landscaping, lighting, paving, public art, 
interpretation materials and other features within the public realm 
designed	to	reflect	the	history	of	both	the	site	and	surrounding	
area; and

7.19.2

commemorating the Christie, Brown & Co. Bakery formerly situated 
on the site, through the retention of the existing water tower 
associated with the bakery, to be visible from the public realm.

7.30.2

Public Art will contribute to the character of the Plan Area by 
facilitating the expression of the area’s cultural and natural 
heritage, including the indigenous history, the history of Toronto’s 
Waterfront, the former industrial use of the site, and Indigenous 
cultural representation.

15.9

Section 37 of the Planning Act may be used to secure the following 
public	benefits	or	contributions	prior	to	the	enactment	of	an	
implementing Zoning By-law or the removal of a Holding (H) 
symbol:

15.9.4

Commemoration, refurbishment and/or adaptive re-use of the 
former Christie, Brown & Co. Bakery water tower.
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DRAFT Christie’s Urban Design and Streetscape Guidelines (2020)

The	City	of	Toronto’s	draft	urban	design	and	streetscape	guidelines	
for the former Christie Cookie Factory lands provide direction that will 
guide the conservation of the Site’s tangible and intangible heritage, 
including:

5.2.1

The water tower is a well-known structure and is the only remaining 
feature of the site associated with the Christie, Brown & Co. industrial 
bakery activities. The water tower will be retained on site as a 
commemorative element of the historic former industrial use.

5.2.2

It is preferred that the water tower remain in its current, original 
location	in	an	effort	to	continue	to	act	as	a	commemorative	marker	
to travelers along the Gardiner Expressway. If the current location 
of the water tower cannot be maintained, a new location with 
continued visibility from the public realm should be explored. 
Additionally,	in	an	effort	to	retain	the	water	tower’s	historic	
association with the former Christie bakery, the tower will not be 
used for advertising but will be reverted to its original one-colour 
painted appearance.

5.2.3

An Interpretation Plan will address the site’s other industrial 
connections	and	should	also	address	other	identified	themes	
including natural systems and resources, key transportation 
routes and leisure and recreation. Initiatives commemorating 
and/or interpreting the Indigenous history of the area following 
First Nations engagement and consultation is recommended.
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velopment, looking west (Allies and 
Morrison LLP, 2021).
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6 DEScriPtiON OF tHE PrOPOSED DEvELOPmENt

A Master Plan has been prepared to guide the future redevelopment of the 
Site and surrounding area.The Master Plan responds to the policy direction in 
the	City	of	Toronto’s	draft	Secondary	Plan	for	the	Site	and	surrounding	area.

The proposed development as described in the Master Plan includes:

• Excavation of the Site to provide underground parking garages, site servicing, 
storage, amenity and loading space;

• 15 high-rise buildings incorporating a mix of uses, one of which would 
replace the existing commercial bank building at 2194 Lake Shore Boulevard 
West to establish an active, pedestrian-scaled corner;

• Construction of new roadways, in alignment with those adjacent to the 
Master Plan area;

• A galleria in the centre of the site, which provides a covered pedestrian 
street with access to retail, services and amenities;

• A public park at the Site’s northeast end, and the public Boulevard Square 
Park along the Site’s southeast edge; and

• Two pedestrian plazas at the Site’s northwest end: Station Square, and 
Park Lawn Gardens. The industrial artefact Water Tower is proposed to be 
retained and relocated to Station Square as an interpretive installation. 
Exploration of opportunities for the adaptive reuse of the artefact as an 
interactive feature may be undertaken as part of a future phase. (See pg. 32)

The Master Plan responds to components of the Secondary Plan, proposes 
for the Site and surroundings:

• A new GO transit station connected to the existing rail corridor on the Site;

• Replacement of the existing Park Lawn Road entrance/exit to the Gardiner 
Expressway with Street A at the Site’s north edge. The infrastructural work 
required to construct Street A will necessitate the regrading of the Site and 
the temporary removal of the Water Tower, which is located immediately 
adjacent to its planned location.

A Ground Plan of the Master Plan area, by Allies and Morrison LLP,  is included 
on the following page to illustrate the proposal.



35FEBRuARY 24, 2021 12:39 PM

Context Plan for the Master Plan area (Allies and Morrison LLP, 2021).
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Rendered view of Station Square as seen looking southeast from the GO Station (Allies and Morrison LLP, 2021).
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7 imPact aSSESSmENt

The Master Plan involves a proposed change in land use, which is 
appropriate for the Site’s location at the intersection of two transit 
corridors,	and	is	reflective	of	the	community’s	growth	in	response	
to transit access. The industrial use of the Site from the 1880s-1910s 
was	historically	mixed	with	residential	uses,	and	briefly	replaced	by	
tourist and residential uses in the 1920s - 30s. The reintroduction of 
residential housing and commercial uses on Site is consistent with 
the historic condition, and in keeping with the evolving context of 
the surrounding area.

The proposal seeks to contribute to the conservation of the Site’s valued 
industrial heritage through commemoration and interpretation. The 
remaining industrial artefact associated with the Christie Lakeshore 
Bakery, the landmark Water Tower, will be conserved and highlighted 
in the new development.

The Water Tower is proposed to be relocated, altering its relationship to 
the Canadian National Rail corridor and the Gardiner Expressway, but 
maintaining its visibility from both the Rail corridor and the Gardiner 
Expressway.

The relocation strategy is designed to maintain the Water Tower’s 
prominence, and establish it centrally within the new neighbourhood, 
with new views to the Water Tower from within the neighbourhood.

The	relocation	provides	the	Water	Tower	with	buffer	space,	away	
from planned tall buildings. The Water Tower’s proposed relocation 
will conserve the heritage attribute relating to its prominence as a 
tall industrial projection along the waterfront corridor.

The proposal involves the replacement of the commercial bank building 
at 2194 Lake Shore Boulevard West. The bank building is proposed 
to be replaced in order to achieve various urban design goals for the 
new neighbourhood:

• providing a mixed-use, transit-supportive gateway to the new 
development;

• providing active frontages; and

• establishing	a	facade	and	massing	that	fits	into	the	planned	
context for the Site and the existing context nearby.
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8 cONSErvatiON StratEGy
8.1 Conservation Approach

The cultural heritage value of the Site is largely intangible; it is based 
predominantly in historical associations with the Christie Lakeshore Bakery 
as	a	community	institution,	and	in	broader	associations	with	significant	
themes of Toronto’s waterfront history. Furthermore, there is little remaining 
built heritage fabric on Site, as the Christie Lakeshore Bakery building was 
demolished in 2017.

As a result, ERA’s recommended conservation approach is the development 
of a robust interpretation program for the Site. The interpretation program 
is intended to communicate the Site’s intangible cultural heritage value, 
through	the	use	of	diverse	media	on	and	off	the	Site.

The Water Tower is proposed to be retained, relocated, and incorporated into 
the planned Station Square as a key component of the Site’s interpretation 
program. ERA recommends that a Conservation Plan be developed for the 
water	tower	specifically,	in	parallel	with	an	Interpretation	Plan	describing	
the interpretation program for the entire Site.

The interpretation program is proposed to prioritize two key objectives: 
the conservation of the Site’s heritage attributes, and the interpretation 
of the Site’s historic themes.

8.1.1 Conservation of Heritage Attributes
The interpretation program developed for the Site will ensure that the Site’s 
heritage attributes are conserved, celebrate and where possible, enhanced.

The Water Tower is proposed to be retained as an industrial artefact with 
placemaking / branding signage, and adapted as an interpretive installation 
within a greater Site-wide interpretation program. The use of the Water 
Tower for signage is consistent with its historic use: at the Christie Factory, it 
served as not only a functional apparatus, but also as a new opportunity for 
high-profile	advertising	to	a	growing	audience	of	drivers	along	the	Gardiner	
in the post-war era. 

The Water Tower is proposed to be relocated in order to conserve its value. 
Its conservation approach is explored further on the following two pages.

Other heritage attributes are proposed to be enhanced and celebrated. The 
Site’s adjacency to key transportation corridors, which helps to convey the 
history of transportation route-based industrial and leisure uses on Site, 
will be enhanced through the development of a GO transit station on Site, 
effectively	reinstating	the	connection	between	the	rail	corridor	and	the	
Site once again.
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CONSERVING THE WATER TOWER AS A HERITAGE ATTRIBuTE

The Water Tower is proposed to be conserved as a heritage 
attribute of the Site. The conservation approach for the Water 
Tower should consider how it can best be highlighted and 
celebrated within a surrounding context that will have sustained 
dramatic change.

The Water Tower will be temporarily removed from the Site 
during regrading and the construction of Street A.

As	the	location	of	the	Water	Tower	has	not	been	identified	as	
a heritage attribute, we explore whether, and how, the Water 
Tower could be relocated as part of its conservation strategy 
upon its return to the Site.

Option A: No Relocation

under this option, the Water Tower would be temporarily 
removed during regrading and construction of Street A and 
returned following these infrastructural works.

At this time, a building is planned for the current site of the 
Water Tower. As the location of the Water Tower has not been 
identified	as	a	heritage	attribute,	it	is	not	considered	necessary	
to retain the Water Tower in situ from a heritage conservation 
perspective. 

Option B: Relocate in Close Proximity to Original Location 
and Gardiner Expressway

The Water Tower would be relocated as closely as possible to 
its original location, preserving its relationship to the Gardiner 
Expressway. 

GROSS. MAX. landscape architects2150 LAKE SHORE BOULEVARD, TORONTO 

MASTERPLAN 

Water Tower 
Original location 

GROSS. MAX. landscape architects2150 LAKE SHORE BOULEVARD, TORONTO 

MASTERPLAN 

Water Tower 
Original location 

Option C: Relocate to a Prominent Civic Space in the New 
Neighbourhood

The Water Tower would be relocated to a prominent civic 
space in the new neighbourhood.

This option would allow the Tower to continue to convey  its 
value through a prominent presence within the public realm.

Recommendation

As	the	location	of	the	Water	Tower	has	not	been	identified	as	
a heritage attribute, Option C (Relocation to a Prominent Civic 
Space) is considered to be the most appropriate conservation 
strategy for the Water Tower. 

In support of  this approach, ERA has prepared a Relocation 
Analysis to determine the most appropriate civic space for 
the Water Tower (see Appendix C). 

The Relocation Analysis reviews the potential of three proposed 
locations in the context of heritage conservation, provision 
of views, and placemaking. A comprehensive View Study is 
included, as recommended in the October 2019 HIA. The 
Relocation Analysis is summarized on the following page.

While this location would 
provide the Water Tower 
with a similar relationship to 
the Gardiner Expressway, it 
would be overpowered by its 
proximity to tall buildings, and 
would have no open setting 
in which to be seen as a 
prominent projection. 

This setting would limit the views of the Tower. Finally, the 
distance from public activity would limit the Tower’s potential 
for placemaking.
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WATER TOWER RELOCATION ANALYSIS
The	Relocation	Analysis	(included	as	Appendix	C)	finds	that	the	Water	Tower	may	be	successfully	relocated	to	any	of	the	three	civic	spaces	identified	below.	The	analysis	yields	a	slight	preference	for	relocation	within	the	new	Park,	which	allows	for	
the highest visibility (i.e. most number of views), the retention of views from both the Gardiner Expressway and Lake Shore Boulevard West, and the potential to prioritize the interpretation of the Christie Cookie Factory theme. However, relocation 
to the Park has been deemed infeasible as the Toronto Parks, Forestry and Recreation department requires that the Water Tower not be located on future parkland. As such, this submission proposes relocation to Station Square instead. 

OPTION 2: STATION SQuARE

Heritage Value

The Water Tower continues to convey its association 
with the Christie Cookie Factory.

The Water Tower remains visible on Site as a remnant 
industrial artefact and landmark.

OPTION 1: PuBLIC PARK

Heritage Value

The Water Tower continues to convey its association 
with the Christie Cookie Factory.

The Water Tower remains visible on Site as a remnant 
industrial artefact and landmark.

Views

This	location	offers	5	identified	views	of	the	Water	
Tower, compared to the original location’s 5.

This	location	also	offers	views	from	the	Gardiner	
Expressway, but not Lake Shore Boulevard West 
nor the Lakeshore GO Line.

This	location	offers	views	of	similar	prominence	as	
the	original	location	(as	defined	in	the	appended	
Relocation Analysis, Section 2.2).

Potential for Placemaking

This location does not have any inherent storytelling 
potential associated with the Christie Cookie Factory 
or industrial landscape.

The theme to be prioritized at this location is the 
history of key transportation routes adjacent to the 
site, including Lake Shore, and the QEW.

This	location	offers	the	potential	for	adaptive	reuse	
as an interactive piece.

Views

This	location	offers	8	identified	views	of	the	Water	
Tower, compared to the original location’s 5.

This	location	also	offers	views	from	Lake	Shore	
Boulevard West and the Gardiner Expressway, but 
not the Lakeshore GO Line.

This	location	offers	views	of	similar	prominence	as	
the	original	location	(as	defined	in	the	appended	
Relocation Analysis, Section 2.2).

Potential for Placemaking

This location does not have any inherent storytelling 
potential associated with the Christie Cookie Factory 
or industrial landscape.

It would be possible to prioritize the interpretation 
of the Christie Cookie Factory history, as the park is 
not inherently associated with other themes.

This	location	offers	the	potential	for	adaptive	reuse	
as an interactive piece.

OPTION 3: BOuLEVARD SQuARE PARK

Heritage Value

The Water Tower continues to convey its association 
with the Christie Cookie Factory.

The Water Tower remains visible on Site as a remnant 
industrial artefact and landmark.

Potential for Placemaking

This location does not have any inherent storytelling 
potential associated with the Christie Cookie Factory 
or industrial landscape.

Themes to be prioritized at this location include 
recreation and leisure history, and the history of 
the Lake Shore Road as a key transportation route.

This	location	offers	the	potential	for	adaptive	reuse	
as an interactive piece.

Views

This	location	offers	3	identified	views	of	the	Water	
Tower, compared to the original location’s 5.

This	location	also	offers	views	from	Lake	Shore	
Boulevard West, but not the Gardiner Expressway 
nor the Lakeshore GO Line.

This	location	offers	views	of	the	same	prominence	
as	the	original	location	(as	defined	in	the	appended	
Relocation Analysis, Section 2.2).
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8.1.2 Interpretation of Historic Themes

The interpretation program developed for the Site would be designed 
to convey stories associated with four key historic themes:

1. Throughout its history, the Site’s uses have been shaped in part 
by human interaction with the natural resources and systems 
present on Site.

2. The Site’s character and uses have been shaped by its position 
alongside a series of key regional transportation routes over the 
course of its history.

3. In its role as a large-scale industrial expansion site on the outskirts 
of Toronto, the Site supported the workforces in Humber Bay and 
Mimico, and fostered the economic growth of these communities.

4. The Site forms part of a greater story of Toronto’s waterfront as 
a site for leisure, recreation and public uses over its history.

The interpretation program would incorporate diverse media to 
convey these stories. This could include:

• Sculptural public art pieces;

• Ground-based inlays which might include writing, art and/or 
mapping;

• Interpretive panels and/or murals in the neighbourhood’s planned 
public squares;

• An oral history project with former Christie Lakeshore Bakery 
employees to document and recognize this cultural heritage value;

• Interpretative design of the functional public-realm components 
of the new neighbourhood, including playgrounds structures 
and gathering places.
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The interpretation program might identify certain public realm 
locations for the targeted interpretation of certain themes, for 
example:

• Boulevard Square: the Lake Shore Road as a key historic 
transportation route; leisure, recreation and public uses along 
Toronto’s waterfront

• Station Square: key regional transportation routes; industrial 
railway-side activity;

• Public Park: human interaction with natural resources and 
systems.

While the Christie Cookie Factory is not inherently associated with 
any of the planned public realm locations on Site, its history is 
expected to feature centrally in the future interpretation program. 
The communication of the Christie Cookie Factory history could be 
conveyed through diverse interpretive media, including:

• Conservation of the Water Tower structure as an industrial artefact;

• Interpretation	of	the	factory	floorplan	within	the	public	realm;

• A ‘ghost chimney’ art installation;

• An oral history project with former Christie Lakeshore Bakery 
employees.

In the following pages, we explore ideas and precedents for 
interpretation that could convey each of the four themes that have 
emerged throughout the Site’s history. 

Ideas like these are recommended to be incorporated into an upcoming 
Interpretation Plan for the Site’s redevelopment. We recommend that 
each of the four themes be represented in the Interpretation Plan.

Collaboration between the proponent, the City of Toronto and local 
community members will be necessary in order to develop a successful 
Interpretation Plan and implement the proposed program.



43FEBRuARY 24, 2021 12:39 PM

Interpretive media ideas for Theme #1: Natural Systems & Resources

• Incorporation of alder trees into the site’s landscaping strategy 
/ apple tree plantings at the neighbourhood park, the historic 
site of an apple orchard;

• An art piece interpreting the grounds abundant with passenger 
pigeons at Mimico Creek, possibly with an historic quote about 
their nature or their settlement there, e.g.:

At other times I have seen them move in one unbroken column 
for hours across the sky, like some great river, ever varying in 
hue - Potawatomi Chief Simon Pokagon, 1895;

• An art piece, at the Park Lawn edge of the site, interpreting the 
evolution of the watercourse along Mimico Creek, demonstrating 
its pre- and post-channelization routes, e.g. standing columns in 
the shapes of the evolved watercourse;

• Interpretive piece showing a cross-section of soil, demonstrating 
the clay deposits that made brick production possible on site.

Interpretation	ideas	demonstrated	on	the	following	page,	clockwise	from	top	left:

1. Standing column interpretation piece. Here, a standing column interpretation of a 
timeline of Calgary public parks (ERA 2018).

2. A sculptural piece could be used to interpret the passenger pigeon history around 
the	Site	(Birds,	by	artist	Jeff	Morse,	Brea	CA.	Sourced	from	Public	Art	in	Public	Places).

3. Apple tree interpretation (West Virginia university).

4. A soil cross section could demonstrate clay deposits on Site (by artist Carl Cheng, 
Museum of Space Information, Redondo Beach CA. Sourced from Public Art in Public 
Places).
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Interpretive media ideas for Theme #2: Key Transportation Routes

• A series of panels in Station Square on the rail and light rail heritage of the 
Humber Bay area, and particularly the way the arrival of the Toronto & 
Mimico Electric Railway (later the Toronto & York Radial Railway) brought 
growth and change in Humber Bay. There is particular relevance to light 
rail connectivity to and from downtown Toronto on site;

• Reinstate the Somerville, Loring & Wyle “lion monument” as a gateway 
marker into the site. The lion monument has been moved more than once 
from	its	position	marker	the	entrance	to	the	QEW	adjacent	to	the	site	(first	
to Sunnyside Park, and now to Casimir Gzowski Park), and currently sits 
adjacent to a pedestrian trail, with limited public exposure. There is a prime 
opportunity to reintroduce the monument, near to its original context, as 
a gateway marker as it was originally intended;

• An interpretive piece along Lakeshore Boulevard West (possibly in Boulevard 
Square) marking the chronological moments of Lakeshore Road’s evolution: 
ancient trail, 1791 survey, 1894 introduction of light rail, 1916 paving, 1929 
widening, 1962 incorporation into Lakeshore Boulevard - e.g. a timeline 
inlaid into the ground;

• A standing, eye-catching interpretive art piece along either Lakeshore 
Boulevard West or as a public contribution along the waterside Humber Bay 
Park Trail, commemorating the ancient waterside trail used by indigenous 
peoples pre-dating the 1790s Lakeshore Road - e.g. a standing directional 
signpost, pointing ‘travellers’ to the Humber River Carrying Place, the village 
of Teiaiagon, and pre-Contact sites/trails to the west;

• A playground structure interpreting the historic light rail streetcar vehicle. 
(A playground could be designed to interpret any theme.)

Interpretation	ideas	demonstrated	on	the	following	page,	clockwise	from	top	left:

1. An historic light rail car presents an interesting opportunity to be interpreted as a playground 
structure (Toronto Public Library, 1890s).

2. Consider opportunities for eye-catching contributions to the waterside public trail, to engage 
travellers at varying speeds (Cleveland Warehouse District, LANDstudio).

3. An example of a timeline inlaid into paving in Tokyo (EARTHSCAPE).

4. The City of Toronto might consider whether there are opportunities to relocate the Somerville, 
Loring & Wyle lion monument more relevantly to a gateway moment within the Site’s planned pub-
lic realm (e.g. at Street A), in close proximity to the original location for which it was designed (To-
ronto Public Library, 1970s restoration at Sunnyside Park).
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Interpretive media ideas for Theme #3: Industrial Production & Employment

• use of brick throughout the development, notably within the ground paving. There may be 
interesting opportunities for brick street paving on the sites of  the historic brickyards, if their 
specific	locations	can	each	be	determined;

• Retention of the Water Tower within Station Square, visible from the Gardiner Expressway. 
Recommended to be retained as a standing industrial artefact and/or interpreted as an art 
piece;

• Construction of a tall square brickyard “ghost chimney”, in metal or iron, visible along the 
rail corridor and the Gardiner Expressway as an interpreted industrial relic, projecting along 
these corridors;

• Recognize and acknowledge community value by: (1) undertaking an oral history project with 
former employees of the Christie Lakeshore Bakery to document and recognize this valued 
history, to be published in a document or on a website; and (2) integrating quotes by former 
employees/stakeholders as inlays in the ground on sidewalks leading to the neighbourhood 
park - e.g. 

I remember arriving at the plant and looking at the Christie name on the water tower and 
thinking how proud I was to be working in a place that made great products by such great 
people - Peter DiPonio, Lakeshore Bakery employee, 2013

The Christie Lakeshore Bakery history is the central story that is valued by people within living 
memory, and there is an opportunity to recognize the history of workers in this community, 
where generations of residents and families were employed on this site, even as the industrial 
context is changing;

• Interpretation	of	the	floorplan	of	the	Christie	Lakeshore	Bakery,	providing	an	opportunity	to	
understand	how	the	modernist	factory	operated	-	e.g.	a	floorplan	inlaid	into	the	ground	at	the	
neighbourhood park, or “doorways” throughout the public realm marking the real locations of 
entrances into sections of the factory, with some interpretation at each “doorway” explaining 
what occurred within that area of the factory. 

• Printing of historic brick company signage on wall surfaces along the rail corridor.

Interpretation	ideas	demonstrated	on	the	following	page,	clockwise	from	top	left:

1. Interpretation should speak to historic industrial projections along the Gardiner and railway (RAIC Journal Feb 1950).

2. A “ghost chimney” could be interpreted with an approach similar to this planned interpretation for a “ghost spire” in St. 
Thomas, Ontario (ERA 2018)

3. H. Butwell Brick Yards signage/branding seen on a cart, c. 1900 (Toronto Archives).

4. Brick kiln landscape design inspiration, Taiwan (landezine.com)

5.	Consider	the	interior	circulation/floorplan	within	the	Lakeshore	Bakery	as	an	opportunity	for	interpretive	moments	with-
in the new neighbourhood’s public realm (Large photo: 1962 Fire Insurance Plan of factory, Toronto Public Library. Small 
photo at bottom right: Sidewalk marker in Carlisle, uK).
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Interpretive media ideas for Theme #4: Leisure & Recreation

• Street location and orientation to physically and visually connect 
the Site to the waterfront, wherever possible;

• Mural reproductions along Lakeshore Boulevard West of nostalgic 
postcards of either the campgrounds on Site or the motel strip 
across the street, possibly at Boulevard Square;

• Small inlays of tent or cabin icons along Lakeshore Boulevard at 
each of the locations of campgrounds and cabin sites, with the 
name of each site noted in the ground;

• At Boulevard Square, gathering spots (e.g. benches) that are 
designed to interpret tent shelters or campsite-style gatherings.

Interpretation	ideas	demonstrated	on	the	following	page,	clockwise	from	top	left:

1. Consider ways to interpret the tent sites and/or camp sites on the north side of 
Lake Shore Road, on site, as gathering places in Boulevard Square. (City of Toronto 
Archives)

2. Consider how tent sites might be interpreted in contemporary fashion, as seen here 
(landezine.com).

3. Postcards of motor hotels along Lake Shore Road, immediately south of the site, 
circa 1940s - 1950s. Consider opportunities to interpret the motel strip in mural form. 
(Source: Chuckman’s Toronto Nostalgia Blog)

4.	The	Christie	Lakeshore	Bakery’s	interior	floorplan,	circulation	and	operation	areas	
interpreted with inlays or markers in the public realm, e.g. to mark the doorway be-
tween the Mixing room and the Production Area. (Source: 1962 Fire Insurance Plan, 
Toronto Public Library. Bottom right corner: Sidewalk marker in Carlisle, uK.)

5. Poignant quotes from Christie employee interviews integrated into the sidewalk on 
the streets leading toward the neighbourhood park. (Source: Poetry in the sidewalk 
interpreting coal mining heritage in Canmore, AB, TripAdvisor).
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8.2 Impact Mitigation Strategies

The following mitigation strategies are proposed to address any impact 
on the Site’s tangible cultural heritage value and heritage attributes.

Proposal: Construction of tall buildings adjacent to the Water Tower

A	tall	office	building	is	proposed	to	be	constructed	on	the	current	
location of the Water Tower. The building is intended to function as 
a sound and visual barrier to shelter the new neighbourhood and 
the planned neighbourhood park from the impact of the adjacent 
Gardiner Expressway.

In order to ensure that the Water Tower maintains the context and 
buffer	space	that	contributes	to	its	value	as	an	iconic	structure,	the	
Water Tower is proposed to be relocated to the planned Station Square. 

A considered alternative would have moved the tower just slightly 
westward from its original location. While this option would have 
maintained a similar relationship to the Gardiner Expressway, the 
Tower would have lacked prominence between the newly constructed 
mixed-use buildings. 

Providing it with a new context and setting, in a planned open space, 
will	allow	it	to	maintain	its	landmark	status	with	a	substantial	buffer	
surrounding the Tower.

Proposal: Replacement of 2194 Lake Shore Boulevard West Bank of 
Montreal building

The proposal includes the demolition of the bank building at 2194 
Lake Shore Boulevard West, and the replacement of that building 
with a mixed-use and transit-supportive building that animates the 
corner of Lake Shore Boulevard West and Park Lawn Road.

The existing building is an example of high-style mid-century modern 
commercial bank building architecture. At the time of its construction, 
the building bore a design relationship to the Christie Lakeshore 
Bakery. The area is evolving and since the demolition of the Bakery 
in 2017, the bank building has been isolated from its previous context. 

In recognition of the site’s evolution, the replacement of this building 
with a suitably designed building to reinforce the corner would mitigate 
the loss of this resource.
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Proposal: Relocation of the Water Tower further from the Gardiner Expressway and Canadian National 
Rail corridor

Rendered view of the Water Tower at its proposed location in Station Square, as it might be seen driving eastward on the 
Gardiner Expressway. Note that this view has not be formally modelled. (Allies and Morrison LLP, 2021).

The retention of the Water Tower in situ is not 
considered to be necessary from a heritage 
conservation perspective, as the Site’s heritage 
attributes do not relate to the Water Tower’s exact 
location, but rather to its relationship to the Gardiner 
Expressway and Lake Shore Boulevard West.

Furthermore, it is acknowledged that the factors 
that inform the Water Tower’s landmark quality 
-in this case, its context and setting- have evolved 
over the Water Tower’s history, and will continue 
to evolve in the future. 

The loss of the Water Tower’s immediate adjacency 
to the Gardiner Expressway and its prominence 
as a tall industrial projection along the Gardiner 
Expressway is proposed to be mitigated by ensuring 
that view moments from these corridors to the Water 
Tower are retained in its new location.

ERA has prepared a comprehensive Relocation 
Analysis (appended), including a view study of three 
options for the Water Tower’s relocation within the 
Site. The Relocation Analysis was developed to 
better understand what it means to be visible and 
prominent within the Site, and to ensure that the 
proposed mitigation strategy would be successful 
in conserving these attributes.

The proposed relocation to Station Square ensures 
that views to Water Tower from the Gardiner 
Expressway and the Canadian National Rail Corridor 
are conserved (see below). Additional views are also 
provided to reinforce the Water Tower’s prominence.
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9 cONcLuSiON

The proposed Master Plan for the Site and its surrounding area involves 
the construction of mixed-use towers, new roadways, interface with 
a planned GO transit station, one large public park, and two public 
squares, one of which would incorporate the retained and relocated 
Water Tower.

The Master Plan proposes to conserve the tangible and intangible 
historic fabric of the Site through the development and implementation 
of a comprehensive, multi-media, Site-wide interpretation program. 

As a key component, the interpretation program would involve the 
adaptation of the existing Water Tower as an interpretive medium, 
given that as an industrial artefact it is uniquely well positioned to 
help communicate the stories of the Christie Lakeshore Bakery on 
Site, as well as the greater theme of historic industrial activity along 
Toronto’s waterfront transportation corridors. 

Recommended Next Steps

ERA recommends that two studies/plans be undertaken as the 
proposed development moves forward on Site:

• A	Conservation	Plan	specific	to	the	Water	Tower;	and,

• An	 Interpretation	 Plan	 outlining	 specific	 on-	 and	 off-Site	
interpretation strategies, with reference to all four of the Site’s 
historic themes. It is anticipated than some initiatives proposed in 
the Interpretation Plan may require shared responsibility between 
partners including the proponent, the City of Toronto and local 
community organizations.
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Facing page: Rendered view along 
Park Lawn Road (Allies and Morrison 
LLP, 2020).
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Appendix B: 

Visual Assessment of the Water Tower by Carvajal Structural Engineers Inc. (2017)



































Appendix C: 

Water Tower Relocation Analysis by ERA Architects Inc. (2020)
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EXECUTIVE SUMMARY
Background

The Water Tower at 2150 Lake Shore is proposed to 
be retained and relocated in order to conserve its 
value amid a changed context and setting. 

While the Water Tower’s visibility from certain 
locations has been identified as a heritage attribute, 
the Water Tower’s location has not been identified 
as a heritage attribute. Relocation is proposed as a 
conservation strategy to ensure that the Water Tower 
continues to be highlighted amid a new context.

This Relocation Analysis explores three prospective 
options for the Water Tower’s relocation within the 
2150 Lake Shore Master Plan:

• The Park;
• Station Square; or
• Boulevard Square.

The locations are evaluated according to a set of 
criteria centred on three objectives: 
• the conservation of heritage value;
• the provision for views, and 
• the potential for placemaking. 

Throughout the analysis, scoring systems and 
quantitative comparisons are used only for the 
purpose of understanding locations, and views, 
in relation to each other. The scores are produced 
only to foster and inform discussion.

Heritage Value

Each location is reviewed for its potential to convey 
the Site’s association with the Christie Cookie Factory, 
and for the Water Tower’s continued presence as a 
remnant industrial artefact and landmark feature.

Views

Each location is reviewed for its potential to provide a 
comparable view experience to the original location, 
including number of views, location of views, and 
relative prominence of views.

A comprehensive View Study Framework is 
developed to identify the relative prominence of 

views. The Framework is applied to the existing 
views on Site so they can be compared against 
the views associated with each proposed location. 

The definitions, view typology and criteria set out 
in this Framework should be subject to review 
with Heritage Preservation Services to evaluate 
the Framework’s success in characterizing and 
measuring views at 2150 Lake Shore.

Potential for Placemaking

The inherent storytelling potential of each location 
is explored, with consideration to a future Site-wide 
interpretation program. The evaluation criteria 
asks whether the Water Tower is compatible as an 
interpretive installation at each location within this 
context.

The analysis finds that Boulevard Square may be 
most appropriate for the interpretation of rec and 
leisure  history along the water, or the interpretation 
of Lake Shore as an historic transportation route.

The analysis finds that Station Square may be most 
appropriate for the interpretation of transportation 
history adjacent to the Site, including the arrival of 
the railway (1850s), the expansion of light rail along 
the waterfront (1890s), and the opening of the Queen 
Elizabeth Way (1939).

The analysis finds that the Park has no inherent 
historic theme associated with its location or 
identity, so it could be an appropriate location 
for the interpretation of other key themes on Site, 
including the Christie Cookie Factory theme

Recommendation

The analysis concludes that the Water Tower could be 
appropriately relocated to any of the three options. 

The analysis yields slight preference for relocation 
to the Park, which offers the highest visibility, views 
from both the Gardiner Expressway and Lake Shore 
Boulevard West, and the potential to prioritize the 
interpretation the Christie Cookie Factory theme.
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1 INTRODUCTION
The Water Tower was installed at the northwest edge of 2150 Lake Shore Boulevard 
West (“the Site”) in 1949-1950, during the construction of the Etobicoke expansion of 
the Christie Cookie Factory.

Since the factory’s closure and demolition in 2017, the Water Tower exists as the only 
remaining physical evidence of the Christie Cookie Factory’s history on Site.

The Water Tower is a remnant artefact of a mid-century industrial landscape, currently in 
the process of evolution. With the development of the Humber Bay Shores neighbourhood 
to the south, and the upcoming redevelopment on Site, this former industrial landscape 
is slated to evolve as a mixed-use urban neighbourhood.

The Water Tower is also a recognizable object due to its distinctive form. Since the 
1950s, the Water Tower has stood out on the horizon along Lake Shore Boulevard West, 
and particularly along the Gardiner Expressway, immediately adjacent. 

The Water Tower is proposed to be relocated within the 2150 Lake Shore Master 
Plan in order to conserve its value amid a changed context and setting.

2150 Lake Shore Master Plan, showing the existing location of the Water Tower in red, and 
the three proposed new locations in green, yellow and orange (Grossmax 2020, annotated 
by ERA).

CURRENT LOCATION

PROPOSED 1

PROPOSED 3

PROPOSED 2
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2 EVALUATION CRITERIA

This study establishes an evaluation framework for the relocation of 
the Water Tower within the Master Plan for the new neighbourhood 
at 2150 Lake Shore.

The evaluation consists of three categories of analysis, outlined below. 
Section 2 concludes on page 13 with eight questions designed to 
evaluate the options for relocation according to these three categories.

Heritage Value

Does the proposed location convey the aspects of the Site’s heritage 
value that are associated with the Water Tower?

Views Study

Does the proposed location offer a parallel view experience of the 
Water Tower?

Potential for Placemaking

Does the proposed location offer potential for placemaking within 
the new master-planned community?

Previous Page: Water Tower (Grossmax 2020).



4 WATER TOWER RELOCATION ANALYSIS  |  2150 LAKE SHORE

2.1 Heritage Value

The Water Tower is associated with three aspects 
of the Site’s heritage value, as described in its 
draft Statement of Significance (ERA Heritage 
Impact Assessment dated October 2019, revised 
May 2020):

1. The Water Tower evokes the Site’s association 
with Christie, Brown & Co., a major employer 
in the Humber Bay community for over 60 
years. 

2. The Water Tower evokes the Site’s association 
with themes of industrial production along 
Toronto’s waterfront throughout its history. 
It appears today as a remnant industrial 
artefact projecting along Toronto’s 
waterfront corridors.

3. Due to its distinctive form, the Water Tower 
has also been recognized as a landmark.

Reproduced with permission of the copyright owner.  Further reproduction prohibited without permission.

From top: 1950 newspaper ad (ProQuest Historical Newspapers Database) / 1950 aerial view (RAIC Journal).
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2.2 Views Study

Five notable views of the Water Tower have been identified as a baseline for this study. 
These views date to the 70 years during which the Christie Cookie Factory was present 
on Site.

In order to determine whether the proposed new location options would offer parallel 
view experiences, it is necessary to understand the nature of both the existing views 
and the future views at the proposed locations.

The following five pages lay out a framework for the identification and comparative 
analysis of prominent views. The framework is then applied to the five factory-era 
views of the Water Tower on page 11.

Views of the Water Tower at its existing location, from when the factory building 
was intact (Google Maps 2020, annotated by ERA).

Gardiner Expwy - Eastbound
400m pass-by view

Gardiner Expwy - Westbound
1.1km pass-by view

GO Train - Eastbound
~300m pass-by view

Lake Shore - Westbound
200m pass-by view

Lake Shore - Eastbound
300m pass-by view
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VIEW STuDy FRAMEWORK

Views form a key element of our built environment. In planning and urban design 
frameworks, they are commonly identified for protection and enhancement.

The views we identify are not all of the same caliber or value. 

Policy  3.1.5 (45) of the Toronto Official Plan identifies three public ceremonial 
sites of exceptional importance, and describes a higher level of protection for 
their views, including the conservation of their silhouettes. 

This is an important start in acknowledging that views vary in their contribution to 
the built environment, and thus may merit a range of conservation approaches.

A History of Views in Toronto: On Building Downtown (1974)

Views were first identified and characterized in Toronto in On Building Downtown: 
Design Guidelines for the Core Area - A Report to the City of Toronto Planning 
Board, by Baird et al. (1974).

On Building Downtown noted that many of Toronto’s early landmark buildings 
had been sited to face south on axes with streets, intentionally creating axial 
views. These designed views were listed, described, and recommended to be 
conserved or restored.

On Building Downtown

Diagrams and definitions for axial 
and diagonal views. Axial views 
were recommended to be retained 
(Baird et al., 1974).
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View Protections in Toronto Today

The views identified in On Building Downtown are reflected today in the 
list of views to be conserved in Schedule 4 of the Toronto Official Plan.

Today, many planning documents identify views to be conserved, 
including Heritage Conservation District Plans like the St. Lawrence 
HCD Plan (as adopted by Council), Secondary Plans, and Area-Specific 
Policies like the Port Lands Planning Framework. 

These recommendations go beyond designed axial views; they 
reference diagonal views, sky views, skyline views, long views, 
and other terms that, as of yet, have not been officially defined.

These view descriptions typically identify a viewpoint from which 
the view is seen. This is common practice throughout view studies 
in other jurisdictions too; designated viewpoints are useful to define 
the place from which a view must be protected without obstruction. 

This approach fails to acknowledge that many views are dynamic, 
seen from within a zone. To date, there is no recognized methodology 
for the selection of static viewpoints within a broader view zone.

Objective of this Framework

This view analysis framework has been prepared in the context of the 
proposed Water Tower relocation at 2150 Lake Shore.

The framework builds on the baseline established in On Building 
Downtown with a set of definitions and a typology of views. The 
view typology attempts to address some of the gaps in the existing 
dialogue around views. 

The framework is intended to inform an emerging discussion around 
approaches to view conservation. Which views must be conserved 
exactly as they are? Which view experiences can be conserved even 
through alteration?

It concludes with a set of criteria for the identification of prominent 
views. These criteria are intended to assist in understanding views 
in relation to each other, and to help inform conservation decisions.

This document lays the groundwork for future studies, which could 
include a formal guide to views.
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VIEW STuDy FRAMEWORK: DEFINITIONS

*Viewpoint: the singular point from which a static view is seen.

*View Zone: the zone from within which a dynamic view is seen.

-----

*View Object: the subject of the view.

-----

Viewshed: the territory emanating from a viewpoint that encompasses the [view object], its 
foreground, its background, and the lateral areas. (Canada’s Capital Views Protection, 2007)

View Corridor: the linear envelope of space between the viewer and the view object. (On Building 
Downtown, 1974). 

-----

*Static View: a view seen from a standstill, at a viewpoint facing the view object.

*Dynamic View: a view seen while the viewer is moving toward or alongside the view object within 
a view zone. A dynamic view results in multiple perspectives.

-----

Axial View: A linear envelope of space through which an unobstructed view exists to a view object. 
(On Building Downtown, 1974)

Diagonal View: A triangular envelope of space through which an unobstructed view exists to a view 
object. (On Building Downtown, 1974)

*Silhouette: the outline of a view object seen against a contrasting background (often against sky, 
trees, or distant buildings).

-----

*Intrusion: an object in the background that projects behind a silhouetted view object.

*Obstruction: an object in the foreground that partially obscures the view object.

-----

*Designed View: a view experience that was intentionally designed, either through the siting of the 
view object, or through the design of the environment around it.

*Incidental View: a view experience that was not intentionally designed.

-----

*Definitions proposed by ERA for the purposes of this discussion.

For the purposes of this report, ERA has found the following definitions to be helpful in discussing 
and analyzing views. Some terminology varies in precedent documents, e.g. viewpoint or 
vantage point, viewshed or view plane, view object or view subject.
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VIEW STuDy FRAMEWORK: TyPOLOGy

*SKYLINE VIEW

• A panoramic view of a 
combination of view objects (built 
and/or natural)

• Static or Dynamic

TERMINUS VIEW

• An axial view through a corridor 
to a view object

• Static or Dynamic

*DESIGNED VIEWPOINT

• A view from a formalized 
viewpoint toward a view object

• Static

FRAMED VIEW

• A diagonal view where the view 
object is closely framed by 
objects in the foreground

• Static or Dynamic

PASS-BY VIEW

• A diagonal view of the view object 
on approach

• Dynamic

*Skyline Views and Designed Viewpoints 
are currently employed in City of Toronto 
policy documents in the context of view 
protections.

SKyLINE VIEW

TERMINuS VIEW 
static

DESIGNED VIEWPOINT 
static

PASS-By VIEW 
dynamic

static
dynamic

FRAMED VIEW

static
dynamic

viewpoint

view object

viewshed

viewzone

 
dynamic
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4. Is the view accessible to a large audience?

• Is the viewpoint or view zone located in a high-traffic area?

• Is the viewpoint or view zone accessible by multiple modes of 
transportation?

• Can the view object be seen globally and locally, from a wide range of 
distances or perspectives?

5. Is the view object silhouetted against the sky at the viewpoint (for static 
views), or at a location in the view zone (for dynamic views)?

6. If dynamic, does the view last for a significant duration?

7. If static, is the view object unobstructed by objects in its foreground at 
the viewpoint?

IDENTIFYING PROMINENT VIEWS: PRIMARY CRITERIA

1. Is the view object distinctive due to superior design or rare form?

2. Is the view object recognized in the collective consciousness as a public 
ceremonial site or a place of civic importance?

3. Was the view a designed view?

IDENTIFYING PROMINENT VIEWS: SECONDARY CRITERIA

VIEW STuDy FRAMEWORK: CRITERIA
The following seven criteria have been established to assist with the identification of 
prominent views. They are split into primary criteria and secondary criteria. 

The primary criteria are considered the most important factors in determining if a 
view is prominent. The highest achievable ‘score’ in this category is 3; each criterion 
is assigned a value of 1.

The secondary criteria consider other factors that can influence the prominence of a 
view. The highest achievable ‘score’ in this category is also 3; each criterion is assigned a 
total value of 1. (Note that criteria 6 and 7 are never applied together, as 6 is for dynamic 
views and 7 is for static views.)

The framework allows for scoring so that views may be benchmarked and understood in 
relation to each other. The scores exist only to foster discussion; conservation decisions 
should not be based solely on scores achieved using this framework.
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ANALYSIS: PROMINENCE 
 OF THE EXISTING  

WATER TOWER VIEWS

GARDINER EXPWY 
WESTBOUND

GARDINER EXPWY 
EASTBOUND

LAKESHORE GO 
LINE EASTBOUND

LAKE SHORE 
BLVD W 

WESTBOUND

LAKE SHORE BLVD 
W EASTBOUND

PRIMARY CRITERIA

1
Is the view object 
distinctive due to superior 
design or rare form?

Yes (rare water 
tower form)

Yes (rare water 
tower form)

Yes (rare water 
tower form)

Yes (rare water 
tower form)

Yes (rare water 
tower form)

2

Is the view object 
recognized in the collective 
consciousness as a public 
ceremonial site or a place 
of civic importance?

No (industrial 
water tower)

No (industrial 
water tower)

No (industrial 
water tower)

No (industrial 
water tower)

No (industrial 
water tower)

3 Was the view a designed 
view? No No No No No

TOTAL 1 1 1 1 1

SECONDARY CRITERIA

4

Is the view accessible to a 
large audience?  
 
(a) Is the viewpoint or view 
zone located in a high-
traffic area? 
 
(b) Is the viewpoint or 
view zone accessible 
by multiple modes of 
transportation? 
 
(c) Can the view object 
be seen globally and 
locally, from a wide 
range of distances and 
perspectives?

Yes (major 
highway)

No (only vehicles) 
 

No

Yes (major 
highway)

No (only vehicles) 
 

No

Yes (daily 
commuter route)  

 
No (only rail 
passengers)

No

Yes (arterial 
road) 

Yes (vehicles, 
pedestrians, 

streetcar riders)

No

Yes (arterial road) 

Yes (vehicles, 
pedestrians, 

streetcar riders)

No

5

Is the view object 
silhouetted against 
the sky at the viewpoint 
(for static views), or at a 
location in the view zone 
(for dynamic views)?

No No No No Yes

6
If dynamic, does the view 
last for a significant 
duration? 

Yes (1.1km) Yes (400m) Yes (~300m) Yes (200m) Yes (300m)

7

If static, is the view object 
unobstructed by objects 
in its foreground at the 
viewpoint?

n/a n/a n/a n/a n/a

TOTAL 1.33 1.33 1.33 1.66 1.66
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2.3 Potential for Placemaking

As a distinctive, recognizable object, the Water Tower offers placemaking potential for 
its future location within the master-planned community.

There are three key places within the 2150 Lake Shore Master Plan where the Water 
Tower may be relocated:

• Boulevard Square: a major civic gathering place along Lake Shore Boulevard West;

• Station Square: a commuting hub adjacent to the Park Lawn GO Station; and

• The Park: a large neighbourhood public park.

These places may carry inherent potential for storytelling or placemaking, which could 
be highlighted through the future interpretation program for the 2150 Lake Shore 
Master Plan as a whole. This storytelling potential is explored in the following pages.

There may also be potential for the adaptive reuse of the Water Tower as an interactive 
feature, which could further contribute to its potential for placemaking.

GROSS. MAX. landscape architects2150 LAKE SHORE BOULEVARD, TORONTO 

MASTERPLAN 

BOULEVARD SQUARE

THE PARK

STATION SQUARE

The three key ‘public’ places within the 2150 Lake Shore Master Plan (Grossmax 2020, annotated by ERA).
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BOuLEVARD SQuARE

STORYTELLING POTENTIAL

History of Rec and Leisure: early vehicle travel 
campgrounds, motel strip across the street

History of Lake Shore Boulevard West: 
indigenous portage trail, upper Canada plank 
road, 1916 expansion as a highway for early 
vehicle travel

Clockwise from top: Rendering of Boulevard 
Square (Allies & Morrison 2020) / 1924 photo 
of the campsite on Site (Toronto Archives) / 
Hillcrest Motel, date unknown (BlogTO).
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STATION SQuARE

From top: Rendering of Station Square 
(Allies & Morrison 2020) / 1890s photo of a 
Toronto & Mimico Electric Rail car (Toronto 
Public Library) / 1940 entrance to the 
new Queen Elizabeth Way, marked by the 
Somerville, Loring & Wyle lion monument 
(Chuckman’s Toronto Nostalgia).

STORYTELLING POTENTIAL

History of Key Transportation 
Routes Adjacent to Site

• Pre-1790s: Lake Shore 
indigenous portage trail

• 1850s: Rail connection and 
Mimico freight yard drives 
new towns, local industry

• 1894: Light rail extended 
along Lake Shore, drives 
recreation / tourism 
identity

• 1939: QEW opens adjacent 
to site
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THE PARK

From top: Rendering of the Park (Allies & Morrison 2020) / 1950 
photo of Christie factory (RAIC Journal) / 1962 plan of Christie 
factory (Toronto Reference Library)

STORYTELLING POTENTIAL
Other Key Themes, e.g.:

• Christie Cookie Factory

• Brickyards on Site

• Natural Heritage
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2.4 Relocation Evaluation Criteria

The following 8 criteria provide a framework for the evaluation of 
relocation options for the Water Tower:

Heritage Value

1. Does the Water Tower continue to convey its association with 
the Christie Cookie Factory?

2. Does the Water Tower remain visible on Site as a remnant 
industrial artefact and a landmark?

Views Study

3. Does this location offer the same number of identified views, 
at minimum?

4. Does this location offer views from the same three identified 
locations as the original?

5. Does this location offer at least one identified Water Tower 
view of similar (or higher) prominence than the views of the 
Water Tower at its original location?

*Note that because the existing views of the Water Tower were not intentionally 
designed and are of relatively low prominence (as evaluated in Section 2.2), 
our approach is that they can be conserved and expressed at new locations.

Potential for Placemaking

6. Does this location have specific storytelling potential associated 
with the Christie Cookie Factory or the evolving industrial 
landscape?

7. Is the Christie Cookie Factory / industrial landscape the primary 
theme to be interpreted at this location?

8. Does this location offer the potential for adaptive reuse as an 
interactive piece?
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3 RELOCATION OPTIONS 
The Water Tower is proposed to be relocated to one of three locations within the 2150 
Lake Shore Master Plan: the Park, Station Square, or Boulevard Square.

The following section reviews each proposed location for:

• the new water tower views that would be created; the prominence of these views is 
analyzed according to the seven criteria established in Section 2.2 of this report; and

• the way the new location measures against the eight Relocation Evaluation Criteria 
established in Section 2.4 of this report. The view analysis described above is 
applied to respond to the Relocation Evaluation Criteria 3-5.

BOuLEVARD SQuARE STATION SQuARE

THE PARK

Modelled views of the Water Tower at the three proposed options for relocation (Grossmax 2020).
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STREET B

PARK LAWN RD

3.1 The Park

3.1.1 Views Study
At this proposed location, there would be eight new 
views of the Water Tower. These views are analyzed 
for their prominence in the chart on the following 
two pages.

Views of the Water Tower at the proposed location, layered onto the master plan (Grossmax 2020, annotated by 
ERA).

(1-2) Gardiner Expwy - Eastbound 
~75m framed views

(3) Gardiner Expwy - Westbound 
~150m framed view

(4) Street A - Northbound 
~25m framed view

(5) Street B - Northbound 
~150m pass-by view

(6) Lake Shore Blvd W - Eastbound 
~40m framed view

(7) Street B - Westbound 
~150m pass-by view

(8) LRT Tracks at Station Square - Northbound 
~25m framed view

GARDINER EXPWy

RAILWAy

LA
KE

 S
HO

RE
 B

LV
D 

W

STREET A
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ANALYSIS: PROMINENCE OF THE 
PROPOSED WATER TOWER VIEWS AT THE 

PARK (VIEWS 1-5)

(1) GARDINER 
EXPWY EASTBND 

(W)

(2) GARDINER 
EXPWY WESTBND 

(E)

(3) GARDINER 
EXPWY EASTBND

(4) STREET A 
NORTHBND

(5) STREET B 
NORTHBND

PRIMARY CRITERIA

1 Is the view object distinctive due to 
superior design or rare form?

Yes (rare water 
tower form)

Yes (rare water 
tower form)

Yes (rare water 
tower form)

Yes (rare water 
tower form)

Yes (rare water 
tower form)

2

Is the view object recognized in 
the collective consciousness as a 
public ceremonial site or a place 
of civic importance?

No (industrial 
water tower)

No (industrial 
water tower)

No (industrial 
water tower)

No (industrial 
water tower)

No (industrial 
water tower)

3 Was the view a designed view? No No No No No

TOTAL 1 1 1 1 1

SECONDARY CRITERIA

4

Is the view accessible to a 
large audience?  
 
(a) Is the viewpoint or view zone 
located in a high-traffic area? 
 
(b) Is the viewpoint or view zone 
accessible by multiple modes of 
transportation? 
 
(c) Can the view object be seen 
globally and locally, from a 
wide range of distances and 
perspectives?

Yes (major 
highway)

No (only vehicles) 
 

No

Yes (major 
highway)

No (only vehicles) 
 

No

Yes (major 
highway)

No (only 
vehicles) 

 
No 

No (secondary 
road) 

Yes (vehicles, 
pedestrians)

No 

No 
(neighbourhood 

road)  
 

Yes  (vehicles, 
pedestrians, 

streetcar riders, 
cyclists)

No

5

Is the view object silhouetted 
against the sky at the viewpoint 
(for static views), or at a location in 
the view zone (for dynamic views)?

No No No No No

6 If dynamic, does the view last for a 
significant duration? No (~75m) No (~75m) Yes (~150m) No (~25m) Yes (~150m)

7
If static, is the view object 
unobstructed by objects in its 
foreground at the viewpoint?

n/a n/a n/a n/a n/a

TOTAL 0.33 0.33 1.33 0.33 1.33
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ANALYSIS: PROMINENCE OF THE PROPOSED WATER 
TOWER VIEWS AT THE PARK (VIEWS 6-8)

(6) LAKE SHORE BLVD 
EASTBND

(7) STREET B 
WESTBND

(8) LRT TRACKS AT 
STN SQ  NORTHBND

PRIMARY CRITERIA

1 Is the view object distinctive due to superior 
design or rare form?

Yes (rare water 
tower form)

Yes (rare water tower 
form)

Yes (rare water 
tower form)

2
Is the view object recognized in the collective 
consciousness as a public ceremonial site or a 
place of civic importance?

No (industrial water 
tower)

No (industrial water 
tower)

No (industrial water 
tower)

3 Was the view a designed view? No No No

TOTAL 1 1 1

SECONDARY CRITERIA

4

Is the view accessible to a 
large audience?  
 
(a) Is the viewpoint or view zone located in a high-
traffic area? 
 
(b) Is the viewpoint or view zone accessible by 
multiple modes of transportation? 
 
(c) Can the view object be seen globally and 
locally, from a wide range of distances and 
perspectives?

Yes (arterial road) 

Yes (vehicles, 
pedestrians, 

streetcar riders)

No

No (neighbourhood 
road)  

 
Yes (vehicles, 
pedestrians, 

streetcar riders, 
cyclists)

No

No (pedestrian 
connection)  

 
Yes (pedestrians, 
streetcar riders) 

No 

5
Is the view object silhouetted against the sky at 
the viewpoint (for static views), or at a location in 
the view zone (for dynamic views)?

No No No

6 If dynamic, does the view last for a significant 
duration? No (~40m) Yes (~150m) No (~25m)

7 If static, is the view object unobstructed by 
objects in its foreground at the viewpoint? n/a n/a n/a

TOTAL 0.66 1.33 0.33
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3.1.2 Relocation Analysis
Achieving 5.66 - 6.66 out of a total of 8 points (the range is dependent on 
the potential to prioritize Christie Cookie Factory interpretation at the 
Park), the analysis determines that the Park would be an appropriate 
option for the Water Tower’s relocation.

PUBLIC PARK
HERITAGE VALUE

1 Does the water tower continue to convey its 
association with the Christie Cookie Factory? Yes

2 Does the water tower remain visible on Site as a 
remnant industrial artefact and a landmark? Yes

HERITAGE VALUE TOTAL 2
VIEW STUDY

3 Does this location offer the same number of identified 
views, at minimum? Yes (8, compared to the original 5)

4
Does this location offer views from the same three 
identified locations as the original?

Each location is worth 1/3 of a point.

Yes (Gardiner Expwy) 
Yes (Lake Shore Blvd W) 
No (Lakeshore GO Line)

5
Does this location offer at least one identified view of 
similar (or higher) prominence than the views of the 
Water Tower at its original location?

Yes (highest rated view is 2.33 / 8, 
compared to the original 2.66 / 8)

VIEW STUDY TOTAL 2.66
POTENTIAL FOR PLACEMAKING

6
Does this location have specific storytelling potential 
associated with the Christie Cookie Factory or the 
evolving industrial landscape?

No

7 Is the Christie Cookie Factory / industrial landscape the 
primary theme to be interpreted at this location? Possible

8 Does this location offer the potential for adaptive 
reuse as an interactive piece? Yes

PLACEMAKING TOTAL 1-2

FULL TOTAL 5.66 - 6.66
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3.2 Station Square

3.2.1 Views Study
At this proposed location, there would be five new views of the Water Tower. These views are analyzed 
for their prominence in the chart on the following page.

Views of the Water Tower at the proposed location, layered onto the master plan (Grossmax 2020, annotated by 
ERA).

(2) Pedestrian Street - Eastbound
~100m pass-by view

(1) Street B - Northbound
~150m pass-by view

(3) Park Lawn - Northbound
~50m framed view

(4) Street B - Westbound
~250m pass-by view

(5) Gardiner Expwy - Eastbound
~150m framed view
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ANALYSIS: PROMINENCE OF 
THE PROPOSED WATER TOWER 

VIEWS AT STATION SQUARE

(1) STREET B 
NORTHBOUND

(2) PEDESTRIAN 
ST EASTBOUND

(3) PARK LAWN RD 
NORTHBOUND

(4) STREET B 
WESTBOUND

(5) GARDINER 
EXPWY 

EASTBOUND

PRIMARY CRITERIA

1
Is the view object 
distinctive due to superior 
design or rare form?

Yes (rare water 
tower form)

Yes (rare water 
tower form)

Yes (rare water 
tower form)

Yes (rare water 
tower form)

Yes (rare water 
tower form)

2

Is the view object 
recognized in the collective 
consciousness as a public 
ceremonial site or a place 
of civic importance?

No (industrial 
water tower)

No (industrial 
water tower)

No (industrial 
water tower)

No (industrial 
water tower)

No (industrial 
water tower)

3 Was the view a designed 
view? No No No No No

TOTAL 1 1 1 1 1

SECONDARY CRITERIA

4

Is the view accessible to a 
large audience?  
 
(a) Is the viewpoint or view 
zone located in a high-
traffic area? 
 
(b) Is the viewpoint or 
view zone accessible 
by multiple modes of 
transportation? 
 
(c) Can the view object 
be seen globally and 
locally, from a wide 
range of distances and 
perspectives?

No 
(neighbourhood 

road)  
 

Yes (vehicles, 
pedestrians, 

streetcar riders, 
cyclists)

No

No (pedestrian 
connection)

No (only 
pedestrians) 

 
No

No (secondary 
road)  

 
Yes (vehicles, 
pedestrians)

No 

No 
(neighbourhood 

road)  
 

Yes (vehicles, 
pedestrians, 

streetcar riders, 
cyclists)

No

Yes (major 
highway) 

No (only vehicles)

No

5

Is the view object 
silhouetted against 
the sky at the viewpoint 
(for static views), or at a 
location in the view zone 
(for dynamic views)?

No No No No No

6
If dynamic, does the view 
last for a significant 
duration? 

Yes (~150m) No (~100m) No (~50m) Yes (250m) Yes (~150m)

7

If static, is the view object 
unobstructed by objects 
in its foreground at the 
viewpoint?

n/a n/a n/a n/a n/a

TOTAL 1.33 0 0.33 1.33 1.33
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3.2.2 Relocation Analysis
Achieving 5.33 out of a total of 8 points, the analysis determines 
that Station Square would be an appropriate option for the Water 
Tower’s relocation.

STATION SQUARE
HERITAGE VALUE

1 Does the water tower continue to convey its 
association with the Christie Cookie Factory? Yes

2 Does the water tower remain visible on Site as a 
remnant industrial artefact and a landmark? Yes

HERITAGE VALUE TOTAL 2

VIEW STUDY

3 Does this location offer the same number of identified 
views, at minimum? Yes (5, compared to the original 5)

4
Does this location offer views from the same three 
identified locations as the original?

Each location is worth 1/3 of a point.

Yes (Gardiner Expwy) 
No (Lake Shore Blvd W) 
No (Lakeshore GO Line)

5
Does this location offer at least one identified view of 
similar (or higher) prominence than the views of the 
Water Tower at its original location?

Yes (highest rated view is 2.33 / 8, 
compared to the original 2.66 / 8)

VIEW STUDY TOTAL 2.33

POTENTIAL FOR PLACEMAKING

6
Does this location have specific storytelling potential 
associated with the Christie Cookie Factory or the 
evolving industrial landscape?

No

7 Is the Christie Cookie Factory / industrial landscape the 
primary theme to be interpreted at this location? No (transportation history)

8 Does this location offer the potential for adaptive 
reuse as an interactive piece? Yes

PLACEMAKING TOTAL 1

FULL TOTAL 5.33
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3.3 Boulevard Square

3.3.1 Views Study
At this proposed location, there would be three new views of the Water Tower. These views are analyzed 
for their prominence in the chart on the following page.

Views of the Water Tower at the proposed location, layered onto the master plan (Grossmax 2020, annotated by 
ERA).
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(2) Lake Shore Blvd - Eastbound
100m pass-by view

(1) Lake Shore Blvd - Westbound
400m pass-by view

(3) Street B - Southbound
~150m pass-by view
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ANALYSIS: PROMINENCE OF THE PROPOSED  
WATER TOWER VIEWS AT BOULEVARD SQUARE

(1) LAKE SHORE BLVD 
W WESTBOUND

(2) LAKE SHORE BLVD 
W EASTBOUND

(3) STREET B 
SOUTHBOUND

PRIMARY CRITERIA

1 Is the view object distinctive due to superior 
design or rare form?

Yes (rare water tower 
form)

Yes (rare water tower 
form)

Yes (rare water tower 
form)

2
Is the view object recognized in the collective 
consciousness as a public ceremonial site or a 
place of civic importance?

No (industrial water 
tower)

No (industrial water 
tower)

No (industrial water 
tower)

3 Was the view a designed view? No No No

TOTAL 1 1 1

SECONDARY CRITERIA

4

Is the view accessible to a 
large audience?  
 
(a) Is the viewpoint or view zone located in a 
high-traffic area? 
 
(b) Is the viewpoint or view zone accessible by 
multiple modes of transportation? 
 
(c) Can the view object be seen globally and 
locally, from a wide range of distances and 
perspectives?

Yes (arterial road) 

Yes (vehicles, 
pedestrians, 

streetcar riders)

No

Yes (arterial road) 

Yes (vehicles, 
pedestrians, 

streetcar riders)

No

No (neighbourhood 
road)  

 
Yes  (vehicles, 

pedestrians, streetcar 
riders, cyclists)

No 

5
Is the view object silhouetted against the 
sky at the viewpoint (for static views), or at a 
location in the view zone (for dynamic views)?

No No No

6 If dynamic, does the view last for a significant 
duration? Yes (400m) No (100m) Yes (~150m)

7 If static, is the view object unobstructed by 
objects in its foreground at the viewpoint? n/a n/a n/a

TOTAL 1.66 0.66 1.33
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3.3.2 Relocation Analysis
Achieving 4.33 out of a total of 8 points, the analysis determines that 
Boulevard Square would be an appropriate option for the Water 
Tower’s relocation.

BOULEVARD SQUARE
HERITAGE VALUE

1 Does the water tower continue to convey its 
association with the Christie Cookie Factory? Yes

2 Does the water tower remain visible on Site as a 
remnant industrial artefact and a landmark? Yes

HERITAGE VALUE TOTAL 2

VIEW STUDY

3 Does this location offer the same number of identified 
views, at minimum? No (3, compared to the original 5)

4
Does this location offer views from the same three 
identified locations as the original?

Each location is worth 1/3 of a point.

No (Gardiner Expwy) 
Yes (Lake Shore Blvd W) 
No (Lakeshore GO Line)

5
Does this location offer at least one identified view of 
similar (or higher) prominence than the views of the 
Water Tower at its original location?

Yes (highest rated view is 2.66 / 8, 
compared to the original 2.66 / 8)

VIEW STUDY TOTAL 1.33

POTENTIAL FOR PLACEMAKING

6
Does this location have specific storytelling potential 
associated with the Christie Cookie Factory or the 
evolving industrial landscape?

No

7 Is the Christie Cookie Factory / industrial landscape the 
primary theme to be interpreted at this location?

No (rec + leisure history, Lake Shore 
Blvd history)

8 Does this location offer the potential for adaptive 
reuse as an interactive piece? Yes

PLACEMAKING TOTAL 1

FULL TOTAL 4.33
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4 COMPARATIVE ANALYSIS

COMPARATIVE ANALYSIS

RELOCATION OPTIONS THE PARK STATION SQUARE BOULEVARD SQUARE

HERITAGE VALUE

1
Does the water tower continue 
to convey its association with 
the Christie Cookie Factory?

Yes Yes Yes

2

Does the water tower remain 
visible on Site as a remnant 
industrial artefact and a 
landmark?

Yes Yes Yes

HERITAGE VALUE TOTAL 2 / 2 2 / 2 2 / 2

VIEW STUDY

3
Does this location offer the 
same number of identified 
views, at minimum?

Yes (8, compared to the 
original 5)

Yes (5, compared to the 
original 5)

No (3, compared to the 
original 5)

4

Does this location offer views 
from the same three identified 
locations as the original?

Each location is worth 1/3 of a 
point.

Yes (Gardiner Expwy) 
Yes (Lake Shore Blvd W) 
No (Lakeshore GO Line)

Yes (Gardiner Expwy) 
No (Lake Shore Blvd W) 
No (Lakeshore GO Line)

No (Gardiner Expwy) 
Yes (Lake Shore Blvd W) 
No (Lakeshore GO Line)

5

Does this location offer at least 
one identified view of similar 
(or higher) prominence than 
the views of the Water Tower at 
its original location?

Yes (highest rated view is 
2.33 / 8, compared to the 

original 2.66 / 8)

Yes (highest rated view is 
2.33 / 8, compared to the 

original 2.66 / 8)

Yes (highest rated view is 
2.66 / 8, compared to the 

original 2.66 / 8)

VIEW STUDY TOTAL 2.66 / 3 2.33 / 3 1.33 / 3

POTENTIAL FOR PLACEMAKING

6

Does this location have 
specific storytelling potential 
associated with the Christie 
Cookie Factory or the evolving 
industrial landscape?

No No No

7

Is the Christie Cookie Factory 
/ industrial landscape the 
primary theme to be 
interpreted at this location?

Possible No (transportation 
history)

No (rec + leisure history, 
Lake Shore Blvd history)

8
Does this location offer the 
potential for adaptive reuse as 
an interactive piece?

Yes Yes Yes

PLACEMAKING TOTAL 1-2 / 3 1 / 3 1 / 3

FULL TOTAL 5.66 - 6.66 / 8 5.33 / 8 4.33 / 8

The Relocation Analyses for the proposed new locations are compared below. With scores ranging from 
4.33 to 6.66, all three locations are considered appropriate options for the Water Tower’s relocation.
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The Water Tower is proposed to be relocated within the 2150 Lake 
Shore Master Plan in order to conserve its value amid a changed 
context and setting.

Given that the Water Tower’s location has not been identified as a 
heritage attribute, this is considered to be an appropriate conservation 
strategy in order to highlight the Water Tower within its changed context.

This analysis concludes that the Water Tower could be successfully 
relocated to any of the three civic spaces explored in this document: 
Boulevard Square, Station Square, or the Park.

The analysis yields a slight preference for relocation to the Park, 
which allows for:

• the highest visibility (i.e most number of views);

• the retention of views from both the Gardiner Expressway and 
Lake Shore Boulevard West;

• the potential to prioritize the interpretation of the Christie Cookie 
Factory theme.

5 RECOMMENDATION






