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99 FIFTH AVENUE PROPOSED REDEVELOPMENT HERITAGE CONSIDERATIONS REVIEW

The proponent proposes a redevelopment at the rear of the 99 Fifth Avenue
property. The purpose of this Heritage Considerations review is to observe the
potential impact of the proposed development on the older commercial
buildings located at 819-843 Bank Street, at the current early stage of concept
design development (zoning amendment application). It also includes a brief
historical overview highlighting the role of the building within its context and a
brief summary of the building’s perceived heritage value. The heritage
observations are exclusively limited to potential measures intended to enhance
the responsiveness of the proposed development relative to the existing street
frontage (819-843 Bank Street); it does not consider the impact on the broader
neighbourhood. At the time of this report’s preparation, the street frontage
possesses no OHA Part IV designation or register listing. In addition, the subject
property is located within a context that is not within a heritage conservation
district designated under OHA Part V.
This report is not intended to fulfill the requirements of a Cultural Heritage
Impact Study that is prepared as part of a Site Plan Approval submission. The
conclusions contained herein reflect the early stage of concept design
development. As an on-going process, the Heritage Consultants will be involved
in future design development to promote measures that enhance the
responsiveness of the proposed development to heritage considerations where
practical.

“99 Fifth Avenue” is an existing two storey commercial development, completed
in 1980. As part of this development a collection of older commercial buildings
along Bank Street (819-843 Bank Street) were retained, with their rear elevations
opening into the atrium associated with the 1980 commercial development. This
report focuses its commentary on the previously existing structures that front
onto Bank Street, of which there are three buildings that make up the
streetscape. Each building is clad in similar red brick (although there are subtle
differences) along with glazed ground floor storefronts, vertically oriented
second-floor windows along with one large window with a semi-circular top.
Each of the structures making up the frontage was built at different times,
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between 1896 and 1909. Architecturally, these buildings are best described as
Italianate commercial vernacular.
The older buildings within the subject property are not currently designated as
individual heritage resources, nor are they part of a heritage conservation
district or listed on the City of Ottawa’s Heritage Register. However, the City of
Ottawa is currently in the process of undertaking a major update to the City’s
Heritage Register with the Glebe neighbourhood. The subject property is within
the next planned area of study. This study is anticipated to occur during winter
2017 and/or spring 2018. This block is one of the older commercial blocks in the
area, as evidenced by the 1911 insurance map of the area (earlier insurance
maps did not include the area in which the subject property is located).

819-843 BANK STREET:
MIDDLE Looking north-east
towards the Bank Street front
of the pre-existing 1896-1909
buildings within the subject
block.
BOTTOM Looking south-east
along the Bank Street frontage
of the subject property.
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BACKGROUND

819-843 BANK STREET:
TOP Highlighting the corner of
Bank Street and Fifth Avenue
and the relationship between
th
the early 20 c. buildings and
1980s addition (centre &
right).
MIDDLE Highlighting the
exposed rear of the northern
portion of the street-fronting
th
buildings (from 4 Avenue).
BOTTOM Interior courtyard is
part of the 1980s renovation/
addition (all 1980s buildings
shown).
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The subject property commonly known as 99 Fifth Avenue is located within The
Glebe mixed commercial/residential neighbourhood. Bank Street functions as
the main commercial artery for the area. The general boundaries for the
neighbourhood are as follows:



North: Queensway
East: Rideau Canal




South: Rideau Canal
West: Bronson Avenue

Reflecting its dominant use as the main commercial street for the Glebe and its
origins, Bank Street is characterized by 2-3 storey structures with commercial
uses on the ground floor. The upper floors of these buildings are often used as
residential apartments, office space or other commercial uses, among other
functions. Unlike the consistency found in the surrounding residential building
stock, there is an architectural variety in the buildings fronting onto Bank Street
reflecting the evolving nature of the streetscape. Also of note are the churches
that abut Bank Street in the surrounding context of 99 Fifth Avenue, including
the Fifth Avenue Baptist Church that is located diagonally opposite 819 Bank
Street. Given the dominant architecture character of the context, 819-843 Bank
Street serves an important role in defining and reinforcing the character of the
streetscape within its context. Even with the variety within the streetscape there
is a general consistency in the scale of the buildings that front onto Bank Street.

BOTTOM Context map of a
portion of the Glebe. Subject
property outlined in red.
Rideau Canal to the right;
Lansdowne Park commercial/
recreational development at
bottom. Google Earth
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NEIGHBOURHOOD CONTEXT

On both the east and west sides of Bank Street, structures in the Glebe are
characterized by their low-rise, predominantly residential, character. Most
commonly, structures range in height from 2-4 storeys and the dominant
cladding material is red clay brick. Another key attribute of the area is the
presence of street trees throughout, which add greatly to the Glebe’s character.
Dominant residential uses within the Glebe demonstrate a range of occupancies
including single-family homes, semi-detached homes and low rise apartments.
There are also localized pockets of condominium structures, and on some crossstreet there is small-scale commercial, usually within a block of Bank Street.
The scale of the structures allows ecclesiastical buildings to gain greater
prominence and the Glebe possesses a high concentration of these types of
buildings relative to the population. Beyond ecclesiastical buildings, schools
represent another set of structures that act as larger, but modest landmarks for
the area.

TOP LEFT Looking east from
Bank towards the Aberdeen
Pavilion within Lansdowne
Park.

By far the largest landmark site within the neighbourhood is Lansdowne Park,
originally created to host the Central Canada Agricultural Exhibition. Over time,
usage of the grounds has shifted as the exhibition component has been
supplanted by other uses. Today, the TD Place football stadium and arena,
Aberdeen Pavilion and Horticulture Building serve as the built anchors for the
grounds that also contain low-rise commercial structures, a mid-rise mixed-use
condominium and a high-rise mixed-use condominium. Lansdowne Park is
located three blocks south of the subject site.

TOP RIGHT Looking south on
Bank Street just south of the
subject site.
MIDDLE LEFT Looking
northeast on Bank Street
highlighting the frontage, two
blocks south of the subject
property.
MIDDLE RIGHT Looking
northeast on Bank Street
highlighting the frontage two
blocks north of the subject
property.
BOTTOM LEFT Houses located
immediately east of the
subject property on Fifth
Avenue.
BOTTOM RIGHT Houses
located immediately east of
the subject property on Fourth
Avenue.
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Currently the various structures within the property at 99 Fifth Avenue possess
no individual designations and are not located within a heritage conservation
district. The content of this section provides background information on the
history and historical value of the street-fronting buildings located on the site.
These buildings are considered, from a historic perspective, as some of the
earliest brick commercial structures along this portion of Bank Street. Due to the
current absence of a Heritage Character Statement for the buildings and the
expected limited nature of the impact on these structures associated with the
proposed development no information on the perceived or potential heritage
value is included here. It is expected at some future time, the City will prepare a
Heritage Character Stateement for 819-843 Bank Street.

Building

Constructed

819-821 Bank St

1896

845 Bank St

1900 - 1980

823-833 Bank St

1901

835-843 Bank St

1909

Historic information in this section
is taken largely from an article by
historic researcher Bruce
McCallan, published in the Glebe
Report (included on the glebe
heritage blog). Refer to Appendix
A2 for a copy of the article.
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The east side of Bank Street, between Fourth and Fifth Avenues contains 3 red
brick buildings constructed as two storey commercial structures. From 1911 until
the demolition of 845 Bank Street in 1980, the group of buildings provided a
continuous street frontage. The dominant use of red brick of slightly different
hues provides a general sense of visual consistency. The variety found in brick
detailing and within the upper floor windows provides a degree of individual
identity for each separate portion of the block, to create a smaller scale and
more nuanced street frontage. Further accentuating the individualized nature of
each part of the block is the existence of a number of individual entries along the
sidewalk.
Extending back approximately 50-55 feet (approx.. 15-17 metres) along both
Fourth and Fifth Avenues, the two-storey and red brick finishes provide a
compatible relationship with the two-and-one-half storey homes that dominate
these side streets, in close proximity to the subject property.
By the 1970s, the lot immediately behind the street-fronting buildings was
surface parking, until the site was redeveloped with the construction of the Fifth
Avenue Court (also known as Fifth and Bank). This development completed in
the early 1980s is noteworthy for its interior courtyard, two storey scale and
generally respectful response to the existing buildings on the site.

99 FIFTH AVENUE PROPOSED REDEVELOPMENT HERITAGE CONSIDERATIONS REVIEW
HISTORICAL OVERVIEW

TOP 1912 Insurance Map
showing the fully built-out
block and early ground floor
uses. LAC MIKAN 3816060
MIDDLE 1927 historic aerial
photograph. Geo Ottawa
BOTTOM 1991 historic aerial
photograph. Geo Ottawa
NOTE Dashed red line
denotes general outline of
subject property.
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STREETFRONTAGE REFERS TO
819-843 BANK STREET ALONG
WITH THEIR PRIMARY
ELEVATIONS ALONG BANK
STREET AND FOURTH & FIFTH
AVENUES

Absent a Heritage Character Statement (since this property is not designated
under Part IV or Part V of the Ontario Heritage Act), this report’s authors provide
below some preliminary character-defining attributes of the 1896-1909
structures fronting Bank Street:

1.
2.
3.
4.
5.
6.

7.
8.

1.

2.
3.

Simplified Italianate Commercial Vernacular detailing along the streetfronting elevations including the brick detailing;
The parapet cornice that provides a visual termination for the elevations
1
along the primary frontages.
Generally consistent red brick finishes along with limestone window sills
across all three buildings within the block;
Restricted signage below the secondary cornice (marking the separation
2
between upper and lower floors) ;
Ground floor commercial glazing assemblies with recessed entries;
Variation in the upper floor windows that help to distinguish each of the
three component buildings that form the street frontage along Bank
Street;
Vertically-oriented wood sash windows and their associated brick
framing;
Semi-circular and arch-topped windows on the second floor along with
their associated brick framing.

Commercial uses on the ground floor, with short frontages for each
individual unit with 8 entries over approximately 60 metres of frontage
(1 entrance every 7.5 metres on average);
Consistency across three independent structures that exist separately
but form a continuous, unbroken streetscape;
Scale of commercial frontage at two storeys provides a general
consistency with other structures on the street and represents a

1

It is unclear, based on available historic photographs, if the parapet cornice
assembly is original, consistent with the original or otherwise; however, 1970s
images show an arrangement that is consistent with the current arrangement.
Regardless, it is the professional opinion of this report’s authors that this
assembly is sympathetic to the character and spirit of the building.
2
It is unclear, based on available historic photographs, if the lower entablature
and cornice assembly is original, consistent with the original or otherwise;
however, 1970s images do not appear to show this element. Regardless, it is the
professional opinion of this report’s authors that this assembly is sympathetic to
the character and spirit of the building.
8
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HISTORICAL OVERVIEW

common scale for this vintage and type of buildings within the
immediate streetscape.

1.

Part of the wave of turn-of-the-century traditional “Main Street”
commercial development on Bank Street.
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819-843 BANK STREET ARE THE
“POTENTIAL HERITAGE
BUILDINGS” LOCATED WITHIN
THE SUBJECT PROPERTY,
SUBJECT TO CITY OF OTTAWA
PURSUIT OF DESIGNATION

As part of the early design concept development from the proponent’s proposal,
the allowable development potential was reviewed. This option included
redeveloping the entire parcel of land including the removal of the streetfronting buildings, which would be allowed “As-of-Right.”
As this proposal included the removal of the potentially historic street-fronting
buildings, this option is not considered appropriate from a heritage perspective.
This is the conclusion that the proponent reached early in the design
development process, never seriously considering the removal of the existing
street fronting building given their inherent value. The proponent advanced the
“As-of-Right” complete site option to compare the proposed concept against
what the site could, theoretically, offer in terms of total buildable area.
Subsequent options were explored with the retention of the street-fronting
structures, with an eight storey structure located behind, within the approximate
outline of the 1980 addition, which would be removed. This includes the
proposal evaluated as part of this report, in the following subsection.

BOTTOM Section of “Option
D” showing the 6-storey “asof-right” development
approach TACT Architecture
99 FIFTH AVENUE PROPOSED REDEVELOPMENT HERITAGE CONSIDERATIONS REVIEW
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THIS REVIEW IS BASED ON
MATERIALS PROVIDED BY TACT
ARCHITECTURE ON NOVEMBER
17, 2017
LIMITED PHYSICAL IMPACT TO
819-843 BANK STREET
LOCALIZED TO SECONDARY
BUILDING ELEVATIONS

The proposed development includes the removal of the existing 1980s rear
addition and interior courtyard. This removal will require the brickwork along
the rear of the historic buildings to revert back to exterior exposure across most
of this elevation. As part of this work, existing openings will be replaced with
windows or infilled with brick as required by the adjacent new use.
A gap of approximately 4.5m (minimum) will be provided between the existing
and the proposed new development with the exception of the double-height
ground floor lobby and vestibule where these areas abut the rear wall over a
portion of 819-843 Bank Street up to a height of two storeys. Due to the current
level of design concept development, no detail is provided as to what impact this
use will have on the rear wall or how the associated roof structure will interface
with the existing building. The proponent has indicated their intention to retain
the specialized heritage expertise at the appropriate time to deal with this.
On the ground floor of the proposed development, an outdoor amenity space is
identified as the primary interface feature. The level of separation, the use and
adjacent uses place very limited impact on the physical character of 819-843
Bank Street and its secondary rear elevation. The final positioning of the
demising walls within 819-843 Bank Street is not yet fully identified.
In order to provide access to the upper floor a new elevator is proposed at the
south end of the building, entirely within the new shared entry vestibule. Based
on the provided plans the elevator is separate from the existing structure, a good
conservation strategy.

8 STOREY RESIDENTIAL
STRUCTURE WITH GROUNDACCESSIBLE UNITS ON FOURTH
AND FIFTH AVENUES AND
UNDERGROUND PARKING
EARLY CONCEPT STAGE;
CLADDING MATERIALS NOT YET
SELECTED

The proposed development located immediately east of 819-843 Bank Street is
an 8 storey residential structure that steps back in various locations depending
on the elevation. Frontages along Fourth and Fifth Avenue include groundaccessible multi-storey residential units. In plan the proposed structure is Ushaped with the opening in the U facing east towards the inside of the block.
In order to enhance the responsiveness of the proposed development to the
surrounding area and potential heritage character, the existing street fronting
buildings are proposed to be retained as part of the development and separated
by a 4.5m (minimum) set back on all floors , as mentioned above. A two level
underground parking garage is also included as part of the proposed
NOVEMBER 2017
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development, but does not extend under the existing street-fronting buildings.
Access to the underground parking garage is provided via access location on Fifth
Avenue at the east end of the proposed building abutting a rear laneway. To
ensure safety and monitoring of the existing Bank Street buildings during the
excavation and building of the adjacent garage, the proponent has indicated
their intention to retain the specialized heritage expertise at the appropriate
time to deal with this.
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PROPOSED DEVELOPMENT

TOP Ground floor plan
showing the position of the
retained building and new
portion. TACT Architecture
BOTTOM Second floor plan
showing the position of the
retained building and new
portion. TACT Architecture
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TOP Looking northeast at the
corner of Bank Street and Fifth
Avenue. TACT Architecture
MIDDLE Looking southeast at
the corner of Bank Street and
Fourth Avenue. Traditional
residential homes on 4th are
shown at left.
TACT Architecture
BOTTOM Looking towards the
proposed development from
the west side of Bank Street.
TACT Architecture
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PROPOSED DEVELOPMENT

In reviewing the potential heritage value and character-defining elements of 819843 Bank Street, it is apparent that the proposed development will have minor
impacts on the “potentially historic” property.

1.

Limited impact to the rear of the building, at the south end, to connect
the new double height vestibule and lobby to the existing wall. It is
unknown, at this time, what the final level of intervention will be to
accommodate the associated interface. However, given the secondary
nature or service character of this elevation, there is less potential
heritage character within this area. Further resolution on the detailing
associated between the existing street-fronting buildings (at their rear)
and the proposed development will be developed during subsequent
phases of project evolution. The proponent has indicated their
intention to retain the specialized heritage expertise at the appropriate
time to address these design development issues.

1.

The upper three storeys appear to be visible from within the immediate
context of the development. The visibility of additional floors occurs at
the corners of Fourth and Fifth Avenues. However, as a viewer moves
away from the proposed development, the visibility diminishes due to
the distance of the 8-storey mass back from Bank Street.
The mechanical enclosure is visible from within the immediate context
of the development. The visibility of this enclosure is highest at the
corner of Fifth Avenue with some visibility remaining along the Bank
Street frontage.
Further study of materiality and visual nuance during subsequent design
development is recommended to enhance the visual transition between
the “potentially historic” building and the proposed development,

2.

3.
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especially at the northwest and southwest corners of the proposed
development. The proponent has indicated their intention to retain the
specialized heritage expertise at the appropriate time to address these
design development issues.

1.
2.

3.
4.

Retention of street-fronting buildings (819-843 Bank Street).
The positioning of the proposed development well back from Bank
Street (approximately 18.1m) allows it to visually exist as a generally
distinct element, separate from the street fronting buildings.
Installation of elevator and new stairwell to allow for continued use of
the second floor of 819-843 Bank Street.
Proposed development is aligned with adjacent structures along Fourth
and Fifth Avenues providing a consistent street edge.

This preliminary concept analysis suggests that although the proposed 8 storey
infill development is larger than other buildings within the immediate context, on
balance the positive benefits of the proposed development outweigh the
negative impacts, in theory as it applies to the existing street frontage and its
potential heritage value. This is especially true when comparing the 6 storey asof-right-concept (removal of existing street frontage) with the currently
proposed 8-storey option (retaining the street frontage).
In order to enhance the responsiveness of the proposed development on the
Bank Street buildings context, future design development is expected to enhance
the level of visual nuance and finer grain scale within the proposed architecture.
The authors are generally encouraged by the direction of the zoning envelope as
proposed and recognize that the design will evolve and become more detailed.
To promote the continuing positive evolution of the proposed development the
Heritage Consultants will be acting as a resource for the Design Team during
future phases of design development.
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HTTPS://GLEBEHERITAGEBLOG.FI
LES.WORDPRESS.COM/2013/06/I
MAGE17.JPG
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