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ExEcutivE Summary 
Background 

This Heritage Impact Assessment (HIA) has 
been prepared by ERA Architects Inc. (‘ERA’) on 
behalf of 1140 Yonge Inc. The purpose of this 
report is to evaluate the impact of the proposed 
redevelopment of the properties known 
municipally as 1140 and 1134 Yonge Street (“the 
Development Site”) on recognized heritage 
resources on and adjacent to the Development 
Site. 

The Development Site is currently occupied by 
a single storey commercial building (1140 Yonge 
Street) and a three-storey brick commercial 
building (1134 Yonge Street). 

Heritage Status

The Development Site contains one property (1140 
Yonge Street) that is listed on the City of Toronto’s 
Heritage Register, however, no official Statement 
of Significance for the property has been prepared 
by the City.

The Development Site is considered adjacent, as 
defined in Chapter 3.1.5 of the City of Toronto Official 
Plan, to the South Rosedale Heritage Conservation 
District (HCD) and the following municipally 
recognized heritage properties: 

• 1148 Yonge Street (listed)

• 1095-1099 Yonge Street (designated under 
Part V as part of the South Rosedale HCD)  

Potential Cultural Heritage Value

As part of this report, an assessment of the cultural 
heritage value of 1140 Yonge Street under Ontario 
Regulation 9/06 was undertaken by ERA for the 
purposes of due diligence. 

The evaluation, contained in Section 3.0 of this 
report, indicates that 1140 Yonge Street possesses 
design value, as well as historical/associative value 
for its former use as a production studio by the CBC 
for much of the twentieth century. 

Further, the building is visually linked to its 
surroundings as the decorative arches along its 
street-facing elevations correspond with those 
on the south elevation of the Darling and Pearson 
designed CPR North Station at 5 Scrivener Square 
(now Summerhill LCBO).  

An assessment of the potential cultural heritage 
value of 1134 Yonge Street under Ontario Regulation 
9/06 was also undertaken by ERA for the purposes 
of due diligence. The evaluation, contained in 
Section 3.0 of this report, indicates that the 
property possesses design and contextual value 
as an example of the nineteenth century mainstreet 
commercial typology. 

As such, it is our opinion that both 1134 and 1140 
Yonge Street meet the criteria under O.Reg 9/06. 

Proposed Development 

The proposed development, as illustrated in the 
architectural drawings prepared by Audax Architects 
Inc. dated August 10, 2020, repairs and modifies 
the existing buildings on the Development Site 
to accommodate construction of a multi-storey, 
mixed-use building.

As drawn, the proposal is comprised of two elements: 
a multi-storey building, comprising the majority of 
new built form, and three 3-storey townhouses at 
the northwest corner of the Development Site. The 
townhouses are connected to the remainder of the 
development via a covered driveway with access 
from Marlborough Avenue.
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The proposed base of the multi-storey building 
is composed of the repaired east (primary) and 
portions of the north elevations of 1140 Yonge Street. 
The east (primary) elevation of 1134 Yonge Street 
is also proposed to be retained and incorporated 
into the new development.

 
Impact Assessment & Mitigation Measures

The proposed development maintains the legibility 
of the heritage resource, specifically the density 
of architectural detailing at the base including 
dichromatic brick masonry and cast stone sculptural 
elements, with an austere architectural expression 
above that is comprised of materials that are 
compatible with, yet distinguishable from heritage 
fabric, including contemporary glazing, panelized 
systems with natural stone and brick, and aluminum 
mullions.

In addition, a series of stepbacks and loggias are 
proposed in order to differentiate between the 
heritage base and new construction, and to reduce 
the visual weight of the building. 

The height of the proposed podium maintains a 
datum line that roughly corresponds to the cornice 
height of 1148 Yonge Street, and appropriately 
responds to the scale of 1095-1099 Yonge Street 
through its massing. In addition, the proposed 
development maintains and reinforces the 
mainstreet commercial character of Yonge Street, 
and will reanimate the commercial frontage along 
Yonge Street and Marlborough Avenue. 

Finally, the east elevation of the existing building at 
1134 Yonge Street, which is not currently municipally 
recognized as a heritage resource, is proposed to 
be retained in-situ and rehabilitated to accomodate 
new commercial uses. 

Conservation Strategy 

The preliminary conservation strategy contemplates 
the repair of the east and north elevations of 1140 
Yonge Street. However, as identified in Section 4.0 of 
this report, the street-facing elevations of 1140 Yonge 
Street are not in good condition, specifically the 
decorative cast stone arches, capitals and columns 
with terrazo bases, and remaining decorative cast 
stone elements. As such, the conservation strategy 
proposed herein contemplates the removal and 
replacement of select cast stone features.

The original decorative cast stone detailing that 
has been lost, including the projecting gargoyes, 
modillions, articulated ledge frieze and Grecian 
mask-adorned parapet are proposed to be replicated 
and reinstated to their original location. Further, the 
original extant cast stone columns, capitals and 
arches are to be replicated and reinstated, rather 
than repaired in place, to reduce the need for future 
repairs and achieve a harmonious composition with 
the restored sculptural elements. 

Further research and assessment of the existing brick 
masonry at the building’s east and north elevations 
is required to determine the extent of deterioration, 
required repairs/replacements and the optimal 
conservation approach.
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1 introduction
1.1 Report Scope

ERA Architects Inc. (‘ERA’) has been retained by 1140 Yonge Inc. as a 
heritage consultant for the proposed redevelopment of  the properties 
known municipally as 1140 and 1134 Yonge Street. This report considers 
the impact of the proposed development on recognized heritage 
resources on and adjacent to the Development Site. 

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

1.2 Present Contact
David Wittenberg 
1140 Yonge Inc.
#5-31 Scarsdale Road
Toronto, ON M3B 2R2
416-471-3706 x 205
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1.3 Site Description and Context
The Development Site contains two properties 
located on the west side of Yonge Street south 
of Marlborough Avenue. The Development Site 
is bounded by Marlborough Avenue to the north, 
Yonge Street to the east, and low-rise mixed use 
and residential properties to the south and west 
respectively.  

The surrounding area is characterized by a mixture 
of low and mid-rise buildings containing residential 
and commercial uses. Yonge Street is typified by 
low-rise main street commercial buildings dating to 
the late nineteenth and early twentieth centuries. 
To the east and west of the Development Site are 
residential neighbourhoods also dating from the 
late nineteenth and early twentieth century. Brick 
and stone masonry are the predominant materials 
for both the area’s commercial and residential 
properties.

1.4 Design

1140 Yonge Street: contains a single-storey 
commercial building fronting onto Yonge Street 
and Marlborough Avenue. The building is clad in 
brick masonry and features cast stone arches and 
decorative elements along the east elevation and 
part of the north elevation. The building is currently 
occupied by an office supply store. 

1134 Yonge Street: contains a three-storey brick 
commercial building fronting onto Yonge Street. The 
building is  part of a contiguous row of commercial 
buildings dating from the late-19th century, and is 
currently occupied by a clothing store on the ground 
floor and a salon/spa on the second and third floors. 

1.5 Architect

Review of municipal building records and archival 
materials indicates that 1140 Yonge Street was 
designed by the architectural firm of Sparling, Martin 
& Forbes. The architect of record for 1134 Yonge 
Street is not known at this time. 

Fig. 1.  Property data map showing the Development Site 
outlined with a dashed blue line (City of Toronto. Anno-
tated by ERA).
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Fig. 2.  Bird’s-eye view looking west towards the Development Site, shaded blue (Google Earth. Annotated by ERA). 
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1.6 Site & Context Photographs

Fig. 3.  Looking southwest on Yonge Street towards the Development Site (ERA, 2020).

Fig. 4.  East elevation (ERA, 2020). 
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Fig. 5.  East elevation (ERA, 2020). 

Fig. 6.  North elevation (ERA, 2020). 
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Fig. 7.  Cast stone detailing by artist Merle Foster (ERA, 
2020).

Fig. 8.  Cast stone detailing by artist Merle Foster (ERA, 
2020).

Fig. 9.  Cast stone detailing by artist Merle Foster (ERA, 
2020).

Fig. 10.  Cast stone detailing by artist Merle Foster (ERA, 
2020).
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1.7 Heritage Context

On-Site Heritage Resources

The Development Site contains one property listed on the City of 
Toronto’s Heritage Register:

• 1140 Yonge Street:  Pierce-Arrow Showroom, 1930, Sparling, 
Martin & Forbes -adopted by City Council on Sept. 25, 1978.

Adjacent Heritage Resources

The Development Site is considered adjacent, as defined in Chapter 
3.1.5 of the City of Toronto Official Plan, to the following municipally 
recognized heritage property: 

• 1148 Yonge Street (listed): Dominion Bank Branch, 1929, John 
M. Lyle architect, adopted by City Council on May 23-25, 2006.

The Development Site is also considered adjacent to the following 
Part V property, contained within the South Rosedale HCD (2002): 

• 1095-1099 Yonge Street (designated under Part V): Commer-
cial Building; 1892; adopted by City Council on Jan 29, 2004; 
Heritage Easement Agreement E599178, registered Sept. 
12, 2002; Part of the South Rosedale Heritage Conservation 
District, enacted by City Council on Feb. 7, 2003. 

Adjacent: means those lands adjoining 
a property on the Heritage Register 
or lands that are directly across from 
and near to a property on the Heritage 
Register and separated 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). 

Fig. 11.  Map showing the Development 
Site outlined in blue, with properties 
listed on the City of Toronto Heritage 
register indicated in pink, and prop-
erties designated under Part IV of the 
OHA indicated in green. (City of Toron-
to base map. Annotated by ERA).
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2 HiStory and Evolution
2.1 Historical Context

Pre-Contact & Colonial Context

For millennia, the area now known as Toronto 
has formed part of the territory of diverse 
Indigenous peoples, including the Huron-Wendat, 
Haudenosaunee, and beginning in the late 1600s the 
Mississaugas. For each of these groups, Toronto’s 
regional watershed has been used for transportation, 
fishing, adjacent settlement and agriculture. The  
Development Site is situated to the northwest of 
the Don River and its former tributaries, known as 
Wonscotonach by the Mississaugas, a name that may 
refer to the practice of torchlight salmon spearing 
that occurred along the river. The Site is also situated 
on Yonge Street, which roughly follows the path of 
the Don River portage route, one of three historic 
Indigenous portage routes  that extended north 
from Lake Ontario to Lake Simcoe.

The colonization of the Toronto region by Europeans 
began with the arrival of French explorers and 
missionaries in the 1600s. During the 1700s, the 
French established a series of military and trading 
posts in Toronto, although they never settled in the 
region en masse. Like Toronto’s Indigenous peoples, 
the French made use of the regional watershed and 
portage routes for transportation, in particular for 
the fur trade. 

After the British conquest of New France in 1763, 
the Crown issued a royal proclamation, which 
established guidelines for the colonization of 
indigenous territories in North America. The 
proclamation stated that indigenous peoples held 
title to their territory until it was ceded by a treaty. 

As a result, the British negotiated the first “Toronto 
Purchase” Treaty with the Mississaugas at the Bay 
of Quinte in 1787. The deed, however, contained no 
accurate description of the lands purchased and 
lacked signatures. Due to the illegitimacy of the 
first Treaty, a second “Toronto Purchase” Treaty was 

Fig. 12.  1805 map of the “Toronto Purchase” treaty. The ap-
proximate location of the Development Site is indicated with 
a blue arrow (Toronto Public Library. Annotated by ERA). 

negotiated with the Mississaugas in 1805 (Fig. 12). 
The 1805 Treaty encompassed the territory between 
Ashbridges Bay and Etobicoke Creek, and north 
from Lake Ontario to King Township. In 2010, the 
1805 “Toronto Purchase” Treaty was subject to a 
successful land claim by the Mississaugas of the 
Credit, who contended that the Crown obtained 
more land than originally agreed upon for an 
unreasonable sum.
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Early History of York

In 1791, not long after the first “Toronto Purchase”, 
the Township of York was surveyed by Augustus 
Jones in preparation for settlement. In 1793, the 
original ten block Town of York was laid out, along 
with the first three concessions north from the bay. 

To the north of the townsite in the 1st Concession, 
exclusive 100-acre park lots were granted to wealthy 
colonists. The outlying concessions were surveyed 
into approximately 200-acre farm lots, many of which 
were granted to Loyalists fleeing the American 
Revolution or high-ranking military officers from 
the Queen’s Rangers. The Development Site formed 
part of Lot 21 in the 2nd Concession from the bay, 
granted by the Crown to David William Smith, a 
Loyalist. 

In 1793, anticipating an American invasion, 
Lieutenant Governor John Graves Simcoe ordered 
the construction of a new military road known as 
Yonge Street, connecting York with the Upper Great 
Lakes. The section of Yonge Street between York and 
Holland Landing was completed in 1796. Although 
originally constructed for military use, Yonge Street 
also facilitated the settlement of the farms lots 
north of the 1st Concession Line (present-day Bloor 
Street) during the early 19th century, including Lot 
21. The lots abutting Yonge Street were also subject 
to settlement duties, namely erecting a residential 
dwelling, clearing land and maintaining the new 
road (Fig. 13)

Fig. 13.  1798 notice to settlers on Yonge Street, outlining set-
tlement conditions (Berchem, 1977).  
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The Village of Yorkville

From 1853 until 1883, the Development Site formed 
part of the Village of Yorkville, which was originally 
established near Yonge and Bloor Streets in the 
1830s. One of the earliest buildings in Yorkville was 
the Red Lion Inn (c. 1808), located on the east side 
of Yonge Street between Bloor Street and Asquith 
Avenue. During the early 1830s, a toll gate was 
erected at the intersection of Yonge and Bloor 
Streets to tax farmers travelling south on Yonge 
Street towards the St. Lawrence Market in York. In 
order to avoid paying a double toll, many farmers 
would stay overnight at the Red Lion Inn, continuing 
to the market the next morning and returning the 
same day. The toll gate was relocated in 1865 to 
Yonge north of Marlborough Avenue, adjacent to 
the Development Site (Fig. 15). 

Around 1830, Joseph Bloor constructed a brewery 
on the Severn Creek in the Rosedale Ravine to 
the southeast of the Development Site (Fig. 14). 
Another much larger brewery was constructed on 
the same creek immediately east of Yonge Street 
c.1835, owned by John Severn. Shortly thereafter, 
brick yards were opened near Yonge and Belmont 
Streets, making use of the clay and sand deposits 
left by glacial Lake Iroquois. In 1836, Sheriff William 
Botsford Jarvis and Joseph Bloor laid out the first 
village lots in Yorkville on speculation, likely due to 
the area’s potential as a suburb of Toronto. 

After a period of steady growth, the village was 
incorporated in 1853 with a population of 800. 
The approximate boundaries of the village were: 
Bloor Street to the south, Sherbourne Street to 
the east, Walker Avenue to the north and Bedford 
Avenue to the west. At the time of its incorporation, 
development was concentrated along Yonge Street 
between Bloor Street and Davenport Road, with the 
Development Site and surrounding area still rural 
in character (Fig. 16). 

Fig. 14.  Painting of Joseph Bloor’s brewery in the Rosedale 
Ravine south of the Development Site (Hutcheson, 1978). 

Fig. 15.  1875 photograph of the toll gate on Yonge Street 
north of Marlborough Avenue near the Development Site 
(Toronto Public Library). 
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By 1861, the population of the village had doubled, prompting the 
construction of a horse-drawn streetcar line along Yonge Street 
between the St. Lawrence Market and the Yorkville Town Hall at Collier 
Street. By 1876, the area encompassing the Development Site had 
been subdivided into residential building lots, Marlborough Avenue 
had also been surveyed (Fig. 17). At this time, there were approximately 
fourteen residential dwellings on Marlborough Avenue, along with a 
handful of commercial buildings on Yonge Street to the north of the 
Development Site. In 1883, the Village of Yorkville was annexed by 
the City of Toronto. 

Fig. 16.  1851 JO Browne Map of the Township of York, the location of the Develop-
ment Site is indicated with a blue arrow (University of Toronto. Annotated by 
ERA).

Fig. 17.  1877 Map of the Village of Yorkville, showing the Development Site 
subdivided as building lots, indicated with a blue arrow (Toronto Public Library. 
Annotated by ERA). 
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Post-Annexation

In 1884, the first North Toronto Station on the 
Canadian Pacific Railway line was completed, located 
on the north side of Marlborough Avenue to the east 
of the Development Site. In 1885, the horse-drawn 
streetcar line was extended north to the Canadian 
Pacific Railway line, later replaced by an electric 
streetcar line in 1892.  The extant North Toronto 
Station (now an LCBO) was completed in 1916, 
designed by architectural firm Darling & Pearson 
in the beaux-arts style, with a landmark clock tower 
reminiscent of the Campanile in Venice (Fig. 18). The 
station was meant to compete with Union Station, 
serving as the CPR’s principal passenger  station 
in Toronto.  

After the annexation of the Village of Yorkville and 
arrival of new modes of transportation, the area 
surrounding the Development Site continued to 
develop as a residential neighbourhood, with 
Yonge Street serving as a commercial main street. 
Throughout the 1880s and 1890s, numerous 
dwellings were constructed on the residential streets 
to the west of Yonge Street, including Marlborough 
and MacPherson Avenues, along with Price Street to 
the east of Yonge Street. During the same period, a 
number of extant commercial blocks were developed 
on both sides of Yonge Street north of Macpherson 
Avenue. 

In 1891, Sir David Macpherson subdivided part of 
his estate known as Chestnut Park for residential 
building lots. The estate was located on the east side 
of Yonge Street south of Macpherson Avenue. The 
estate house, originally built in the 1850s, was used 
by St. Andrew’s College from 1899 until 1905, before 
being demolished to make way for a residential 
subdivision. 

The emergence of new residential streets east of 
Yonge Street, along with the further development 

Fig. 18.  1916 photograph of the new North Toronto Station 
(Toronto Public Library). 

Fig. 19.  1916 photograph looking south towards the Devel-
opment Site, indicated with a blue arrow (City of Toronto 
Archives).

of those to the west, prompted the construction 
of commercial blocks on Yonge Street south of 
Macpherson Avenue during the early 20th century.   
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2.2 Site History: 1140 Yonge Street

Wesleyan Methodist Church

The first building to be constructed on the 
Development Site was the Wesleyan Methodist 
Church, built c.1873 and designed by architect 
Henry Langley.

The church stood on the southwest corner of Yonge 
Street and Marlborough Avenue, on the property now 
known municipally as 1140 Yonge Street. Archival 
images indicate that the building was designed in 
the Gothic Revival style, featuring a prominent spire 
(Fig. 21). The church complex contained a church 
and school. 

Fig. 20.  1876 Directory for the Village of Yorkville. The Wes-
leyan Methodist Church on the Development Site is high-
lighted blue (Toronto Public Library. Annotated by ERA).

Fig. 21.  1890s photograph looking west towards the Wesleyan Methodist Church on the Development Site (Toronto Public 
Library). 



14 HERITAGE IMPACT ASSESSMENT  |  1140 & 1134 YONGE STREET

Fig. 22.  1884 fire insurance 
plan. The Development Site is 
outlined with a dashed blue 
line (Library and Archives 
Canada. Annotated by ERA).

Fig. 23.  1910 fire insurance 
plan. The Development Site is 
outlined with a dashed blue 
line (Library and Archives 
Canada. Annotated by ERA).

Fig. 24.  1913 fire insurance 
plan. The Development Site is 
outlined with a dashed blue 
line (City of Toronto Archives. 
Annotated by ERA).

By 1876, a frame dwelling had been constructed on the northwest 
corner of the Development Site fronting Marlborough Avenue. By 
1884, a semi-detached  brick dwelling had been erected between the 
frame house and the church (Fig. 22).  The church and school were 
demolished between 1910 and 1913 as per fire insurance plans and 
City Directories, leaving the lot temporarily vacant (Fig. 24). 
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Pierce Arrow Showroom

The existing building on the Development Site was completed in 1930 
as a Pierce Arrow automobile showroom, designed by architects 
Sparling, Martin & Forbes in a Byzantine/Renaissance Revival style, 
with sculptural details by artist Merle Foster. Manufactured in Buffalo 
beginning in 1901, the Pierce Arrow was among the most luxurious 
automobiles sold during the 1920s, popular with Hollywood stars, 
business magnates, royal families and well-known politicians. 

The showroom was commissioned by H.E. Givan, who previously 
owned and operated a Pierce Arrow dealership at 120 King Street 
East from as early as 1920. Givan later relocated the dealership to 
684 Yonge Street before moving to the Development Site in 1930. A 
lack of space at the previous locations prompted the move. 

Sparling, Martin & Forbes plans called for a single-storey patterned 
veneer brick and cast stone building fronting onto both Yonge Street 
and Marlborough Avenue, with the showroom running parallel to 
Yonge Street. A garage and service centre was located on the western 
portion of the property fronting Marlborough Avenue (Fig. 26). 

The entire east elevation and part of the north elevation featured 
arcade vitrines, providing views of the automobiles on display from 
the public realm on Yonge Street. The upper portions of the windows 
in the rounded-arches were gridded, with the lower portions below 
the capitals comprised of vertical panes. The primary entrance was  
originally located at the central arcade at the east elevation. 

Fig. 25.  1942 aerial photograph show-
ing the Development Site in blue, with 
the completed showroom (City of 
Toronto Archives. Annotated by ERA).

Fig. 26.  1930 sketch of the Pierce Arrow showroom on the Development Site. Note the unbuilt storeys above the garage 
portion, right (13 Jan 1930, The Globe, pg.15)
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Fig. 27.  1930 advertisement for 
Pierce Arrow by H.E. Givan (18 
Feb 1930, The Globe, pg.5). 
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Both the east and north elevations also displayed decorative cast stone 
detailing by artist Merle Foster, including ornate capitals, projecting 
gargoyles, grotesque modillions, an articulated ledge frieze, and a 
Grecian mask-adorned parapet. Each of the capitals feature gargoyles 
supporting a man holding a tire and an automobile, with an imp-like 
creature affixed to the spandrel above (Fig. 28). The stylistic influences 
of these creations were varied, with references to both classical and 
medieval architecture. 

The showroom interior featured terrazzo flooring, as well as a 
mezzanine level containing offices, accessed by a split oak staircase 
near the centre of the showroom (Fig. 29). The garage was accessed 
by sliding doors fronting onto Marlborough Avenue. The building was 
designed for the possibility of two additional floors to be constructed 
over the garage. This addition, however, was never completed. One 
indication of this anticipated expansion was a ramp located on the 
southwest corner of the roof.

In January 1930, the showroom officially opened to the public, 
coinciding with the release of a new series of Pierce Arrow cars recently 
introduced at the National Auto Show in New York City. 

The building’s architecture was praised by the Globe and Mail,  which 
described the showroom as one of the finest in the province. 

“Today sees the crowning of many years’ effort in the opening of one of 
the finest showrooms in Ontario. The building was designed by Messrs. 
Sparling & Forbes, architects, who have certainly erected a building 
which is not only credit to the H.E. Givan company and the Pierce-Arrow 
car, but also adds distinction to that part of Toronto.” (13 Jan 1930, The 
Globe and Mail, pg 15). 

Fig. 28.  Sculptural details by artist 
Merle Foster (ERA, 2020).  

Fig. 29.  1930 photograph of the show-
room interior (25 Jan 1930, The Mail 
and Empire). 
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Fig. 30.  1929 drawing of the east (Yonge) elevation by Sparling, Martin & Forbes (City of Toronto Building Records). 

Fig. 31.  1929 drawing of the north (Marlborough) elevation by Sparling, Martin & Forbes (City of Toronto Building Records). 

Fig. 32.  1929 showroom cross section by Sparling, Martin & Forbes (City of Toronto Building Records). 
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At the time of its completion, automobile dealerships were often 
located along the city’s main thoroughfares, including Yonge Street, 
Danforth Avenue and Bay Street. Completed in 1925, the McLaughlin 
Motor Car Showroom at Bay and Grenville Streets bears similarities to 
the showroom on the Development Site (Fig. 35). In the United States, 
many car showrooms built during this period employed exuberant 
architectural styles and exotic influences (Fig. 35-37). This is exemplified 
by the Byzantine/Renaissance Revival style style of the showroom 
at 1140 Yonge Street. 

Fig. 35.  Photograph of the former Dodge Brothers Motor Car showroom in Detroit Michigan, built in 1922-23; note the 
Indiana Limestone construction and decorative modillions (Indiana University’s Building a Nation: Indiana Limestone 
Photograph Collection, 1923).

Fig. 34.  c.1930 photograph of the Pierce Arrow showroom on the Development Site (Filey, 2008 via Toronto Archives). 

Fig. 33.  McLaughlin showroom at Bay 
and Grenville Streets (ERA).
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During the 1930s, the financial realities of the Great Depression 
drastically reduced demand for the luxury vehicles, leading to the 
company’s bankruptcy in 1938. Although Pierce Arrow cars were 
no longer manufactured, H.E. Givan maintained a car dealership at 
1140 Yonge Street until approximately 1942, selling more affordable 
Studebaker cars while also leasing a portion of the building to an 
engineering supply company. After 1942, H.E. Givan relocated from 
the Development Site, south to 921 Yonge Street. 

Fig. 36.  Photograph of the former 
Pierce Arrow showroom in Buffalo 
New York, built in 1929-30 (ERA, 2020).

Fig. 37.  Photograph of the former 
Howard Motor Company showroom in 
Pasadena California, built in 1927  
(Courtesy of Antique Automobile Club 
of America).
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Shifting Uses

From approximately 1940 until 1945, the building at 1140 Yonge Street 
was occupied by Trent Gordon & Co. Ltd. (1940-1942) and Industrial 
Associates of Canada (1943-1945) to manufacture armament shells 
for Allied forces, then converted into a warehouse by 1946. By 1947, 
the building was home to RCA Victor Company, which remained until 
approximately 1953. 

In 1953, the property was purchased by the Canadian Broadcasting 
Corporation (CBC), who converted the building into a studio for 
television production. The studio was initially known as Studio D (later 
Studio 4), officially opening in April 1954 after a series of renovations, 
including the blocking out of windows on the east and north elevations 
of the building (Fig. 41) for sound and light proofing. In addition, the 
CBC acquired three adjacent residential dwellings on Marlborough 
Avenue, which were demolished for the parking lot (Fig. 39-40). It is 
also likely that the CBC removed some of the building’s decorative 
cast stone elements, including the projecting gargoyes, grotesque 
modillions, articulated ledge frieze and Grecian mask-adorned parapet 
and painted the original cast stone arches as seen in Figure 42.

The CBC’s move to 1140 Yonge Street was prompted by a lack of 
space at the previous Studio A on Mutual Street, which could only 
accommodate a studio audience of 160 people, rather than the 300-400 
that could be accommodated at Studio D. As a result, Studio D became 
the primary television production studio for the CBC. 

The length of the former automobile showroom was beneficial for 
production, as sets could be laid out one after another and moved to 
reveal the set behind. Some of the shows that were produced in Studio 
D included Flashback, Front Page Challenge, Mr. Dressup, Juliette, and 
The Tommy Hunter Show. In 1969, the CBC host Alex Barris published 
a book titled “The Pierce Arrow Showroom is Leaking: An Insider’s 
View of the CBC”, documenting his time at the CBC. 

The CBC remained in the building until the early 1990s, at which point 
its facilities were consolidated in a new headquarters on Front Street. 
In 1995, the property was listed for sale by the CBC and was soon 
occupied by Business Depot (later Staples), which reinstated some 
windows on the east and north (corner) elevations (Fig. 43). 

Fig. 38.  1956 City Directory for Yonge 
Street. 1140 Yonge Street is highlight-
ed blue (Toronto Public Library). 
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Fig. 39.  1953 aerial photo-
graph showing the Devel-
opment Site shaded blue. 
Note the three houses on the 
northeast of the property 
(City of Toronto Archives. An-
notated by ERA). 

Fig. 40.  1956 aerial photo-
graph showing the Develop-
ment Site shaded blue. Note 
that the houses have been 
demolished for a parking lot 
(City of Toronto Archives. An-
notated by ERA).
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Fig. 41.  1971 looking south on Yonge Street towards the development Site. Note the removal of the cornice and blocking 
out of windows (City of Toronto Archives).
Fig. 42.  1973 looking south on Yonge Street towards the development Site. Note the  painting of the cast stone arches (City 
of Toronto Archives).
Fig. 43.  1990s looking south on Yonge Street towards the Development Site. Note that some windows have been reinstated 
(City of Toronto Archives). 
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Architect: Sparling, Martin & Forbes

The architectural firm of Sparling, Martin & Forbes 
was formed in 1928 as a partnership between well-
known Toronto architect William F. Sparling, architect 
William Forbes and engineer “Mr. Martin”. The firm 
was dissolved in 1931, due to a downturn in the 
demand for architectural work in Toronto during 
the Great Depression. 

Due to its short-lived nature, the Biographical 
Dictionary of Architects in Canada attributes only 
three works to the firm, including the Pierce Arrow 
showroom on the Development Site. In addition, the 
firm designed a Modern Gothic church in Oshawa, 
as well as an Art Deco office block at Yonge and 
College Street that was never built (Fig. 44). The firm 
was also responsible for a number of additions to 
buildings that were previously designed by William F. 
Sparling, including the Trust & Guarantee Building at 
Bay and King Streets, and the Granite Club at Yonge 
Street and St. Clair Avenue (demolished in 1973). 

Between 1917 and 1927, architect William F. Sparling 
designed a number of notable Toronto buildings 
under his firm William F. Sparling & Co, prior to the 
formation of Sparling, Martin & Forbes. Sparling’s 
projects ranged from residential dwellings to office, 
hotel, industrial and ecclesiastical buildings. During 
his ten years of independent practice, Sparling made 
use of a variety of architectural styles, including 
Renaissance Revival, Classical Revival, Georgian 
Revival and Art Deco. 

Fig. 44.  1930 drawing of the unbuilt Sparling, Martin & 
Forbes  designed office tower at 435-439 Yonge Street (31 
Oct 1930, Toronto Daily Star,pg.33). 
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One of Sparling’s most noteworthy projects was a 21-storey office 
tower known as the Metropolitan Building, the tallest building in the 
British Empire upon its completion in 1925 (Fig. 46). 

The Masonic Temple at Yonge and Davenport Streets is another 
notable project by Sparling (Fig. 45). The building was designed in 
the Renaissance Revival style with patterned veneer brick similar to 
that of the Pierce Arrow showroom.  At the time of its completion in 
1918, the Masonic Temple featured the largest concrete trusses in 
North America. 

Fig. 45.  1919 looking north towards the Masonic Temple at  Yonge and Daven-
port (City of Toronto Archives). 

Fig. 46.  1925 photograph of the 
Metropolitan Building at Adelaide and 
Victoria (24 June 1925, The Globe, Pg. 
15). 
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Artist: Merle Foster

Merle Foster was a well-known sculptor in Toronto 
during the early-to-mid 20th century, first opening a 
studio in The Ward neighbourhood during the early 
1920s. Foster worked with a variety of materials 
including paper, plaster, cement, stone, clay and 
wood. Although she initially disliked the idea of 
commercializing her art, Foster was commissioned 
for a variety of works, namely for architectural 
decorations such as gargoyles, as well as for works 
at a variety of sales including busts, public fountains, 
and garden statuaries. 

One of Foster’s most noteworthy creations was a 
statue known as Motherhood Group, which stood in 
the Ontario Legislature. The success of the piece also 
prompted requests from the Alberta and Manitoba 
governments for similar statues. At the Canadian 
National Exhibition (CNE), Foster created a drinking 
fountain and decorations for the CNE dining room, 
as well as leading clay modelling demonstrations. 
She also collaborated on a monument known as 
The Spirit of Canada, which stood at entrance to 
the CNE. Other works by Foster included a drinking 
trough designed for the City of Toronto, as well as 
wood carvings on a gas station at Lowther Avenue 
and Avenue Road. There are also many other 
undocumented works by the artist.

 By the late 1920s, Foster’s studio was located at 504 
Church Street, followed by Walton Street and later 
York Mills in the early 1930s. The Great Depression 
resulted in a dramatic decline in paid work for 
Foster, although she still undertook projects such as 
creating headstones for Canada’s first pet cemetery. 
During the Second World War, Foster acted as the 
director of personnel for Victory Aircraft. Most of the 
buildings that displayed Foster’s work have since 
been demolished, leaving little visual evidence of 
her work in the city. 

Fig. 47.  1923 photograph of Merle Foster renovating a foun-
tain monument in Queen’s Park (15 Oct 1923, MacLean’s 
Magazine).

Fig. 48.  1959 photo of a gas station on Lowther Avenue fea-
turing wood carvings by Merle Foster (City of Toronto Ar-
chives).
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2.3 Site History: 1134 Yonge Street 

The three-storey brick building at 1134 Yonge Street was completed 
c.1894 and was first listed in the 1895 City Directory. Note that directories 
were usually compiled in the year prior to publication. The building 
was constructed along with the adjacent existing buildings at 1130-
1132 Yonge Street. The three buildings share a common architectural 
expression, and together form a cohesive commercial block.

Each of the buildings has a ground floor commercial unit, with residential 
uses on the upper two floors. The first business to occupy 1134 Yonge 
Street was John Bentley’s fruit store. Other businesses that occupied 
the building included, but were not limited to:

• Confectionery;
• Cleaners;
• Antique store;
• Grocery;
• Butcher;
• Electronics store;
• Hydroponics store;
• Glass store; and
• Kitchen store.

Fig. 49.  1895 directory for Yonge 
Street, the property at 1134 Yonge 
Street is shaded blue. Note that the 
address has changed (Toronto Public 
Library).

Fig. 50.  1890 fire insurance plan, the Site is outlined with a 
dashed blue line (City of Toronto Archives. Annotated by 
ERA).

Fig. 51.  1894 fire insurance plan, the Site is outlined with a 
dashed blue line. Note the appearance of the commercial 
block (City of Toronto Archives. Annotated by ERA). 



28 HERITAGE IMPACT ASSESSMENT  |  1140 & 1134 YONGE STREET

Fig. 52.  1930 sketch of 1134 Yonge Street (13 Jan 1930, The 
Globe, pg.15)

Fig. 53.  1973 looking south towards 1134 Yonge Street (City 
of Toronto Archives). 
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3 StatEmEnt of SignificancE 

i. is a rare, unique, representative, or early example of a style, type, expression, material, or 
construction method;
ii. displays a high degree of craftsmanship or artistic merit, or;
iii. demonstrates a high degree of technical or scientific achievement

1140 Yonge Street is a unique example of an early twentieth century automobile showroom. The building’s 
design value is concentrated at the east (primary) elevation and part of the north elevation, which 
feature a high degree of exuberant detailing, intended to convey a sense of opulence, and incorporate 
a range of decorative architectural details from various stylistic influences. 

While the double-height cast stone arches and columns still feature sculptural elements that are 
representative of the Byzantine/Renaissance Revival architectural style, a series of modifications 
over the course of the twentieth century have removed many of the original details. Specifically, all 
original window units have been removed and replaced, in addition to a number of decorative cast 
stone elements including: the projecting gargoyes, grotesque modillions, articulated ledge frieze and 
Grecian mask-adorned parapet. 

The building displays a high degree of craftsmanship and artistic merit through its use of cast stone 
scupltures by artist Merle Foster. 

The building demonstrates construction methods typical of the late 1920s and early 1930s, however 
it does not demonstrate a high degree of technical or scientific achievement. 

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

As noted in Section 1.7 of this report, the Development Site contains one property (1140 Yonge Street) 
that is listed on the City of Toronto’s Heritage Register, however, no official Statement of Significance for 
the property has been prepared by the City.  

3.1 9/06 Heritage Evaluation: 1140 Yonge Street 

As part of this report, an assessment of the cultural heritage value of 1140 Yonge Street under Ontario 
Regulation 9/06 was undertaken by ERA for the purposes of due diligence. Per the regulation, a property 
may be designated under Section 29 of the Ontario Heritage Act (OHA) if it meets one or more of the 
following criteria for determining whether it is of cultural heritage value or interest. A copy of the assessment 
can be found below: 
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i. has direct associations with a theme, event, belief, person, activity, organization, or institution that is 
significant to a community;
ii. yields, or has the potential to yield information that contributes to an understanding of a community 
or culture, or;
iii. demonstrates or reflects the work or ideas of an architect, artist, builder, designer, or theorist who is 
significant to a community.

A review of Toronto City Directories and archival newspapers has revealed that the property has a 
number of direct associations with themes, organizations and persons that may be significant to the 
community. 

The property is associated with the Pierce Arrow company, which manufactured luxury automobiles 
during the early twentieth century, before declaring bankruptcy in 1938. The property is also associated 
with the Canadian Broadcasting Corporation (CBC), which converted 1140 Yonge Street into a television 
production studio in 1954. Known as Studio D/4, the studio served as the primary production television 
production facility for the CBC in the twentieth century, and represents the national broadcaster’s 
foray into television, with shows such as Flashback, Front Page Challenge, Mr. Dressup, Juliette, and 
the Tommy Hunter Show filmed on the property.  

The property also has a direct association with artist Merle Foster, a renowned and respected Toronto 
sculptor, who designed the cast-stone sculptural detailing on the façade. In keeping with her oeuvre, 
the cast-stone detailing at 1140 Yonge Street features medieval-inspired sculptures such as gargoyles, 
as well as more statuesque figures such as the man holding the car and tire.

As a result of the historical associations with the CBC and Merle Foster, the property has potential to 
yield information that contributes to an understanding of a community or culture. Specifically, the 
sculptural work of Merle Foster has the potential to provide a greater understanding of women in the 
art and sculpture community in early twentieth century Toronto.

The building demonstrates the work of the architectural firm Sparling, Martin & Forbes. Formed in 
1928, and dissolved in 1931, there are only three projects attributed to the firm by the Biographical 
Dictionary of Architects in Canada: a Modern Gothic church in Oshawa, and an Art Deco office block 
at Yonge and College Street that was never built. Further, review of the Biographical Dictionary of 
Architects in Canada indicates the firm’s work was not prominently featured in periodicals or trade 
journals of the day. 

 Architect William F. Sparling was known for a number of buildings under his own name, including the 
Metropolitan Building at Adelaide Street East and Victoria Street and the Masonic Temple at Yonge 
Street and Davenport Road. Sparling’s work often incorporated exuberant Byzantine and Renaissance 
Revival stylistic elements that are echoed in 1140 Yonge Street, including patterned veneer brick, 
decorative arches and sculptural pieces. 

2. The property has historical value or associative value because it: 
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3. The property has contextual value because it: 

i. is important in defining, maintaining, or supporting the character of an area;
ii. is physically, functionally, visually, or historically linked to its surroundings, or; 

iii. is a landmark.

The area surrounding 1140 Yonge Street is characterized by a mixture of low and mid-rise mainstreet 
buildings, dating from the late-ninteenth and early-twentieth centuries. Given the vintage of the building, 
and its location at the southwest corner of Yonge Street and Marlborough Avenue, it is considered 
important in maintaining and supporting the character of the area. 

Like most buildings, 1140 Yonge Street is physically, functionally, and historically linked to its surroundings. 
The building is visually linked to its surroundings as the decorative arches along its street-facing 
elevations correspond with those on the south elevation of the Darling and Pearson designed CPR 
North Station at 5 Scrivener Square (now Summerhill LCBO). Further the building’s architectural details, 
including patterned veneer brick and decorative cast stone elements, visually correpond to the adjacent 
recognized heritage properties at 1148 Yonge Street and 1095-1099 Yonge Street.     

1140 Yonge Street is not considered a landmark. 

Summary Statement: 

In conclusion, the above assessment for 1140 Yonge Street under Ontario Regulation 9/06 reveals that 
the property possesses design, historical and contextual value. 
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i. is a rare, unique, representative, or early example of a style, type, expression, material, or 
construction method;
ii. displays a high degree of craftsmanship or artistic merit, or;
iii. demonstrates a high degree of technical or scientific achievement

1134 Yonge Street is a fine representative example of the nineteenth century main street commercial 
typology. While the at-grade commercial entrance has been modified with contemporary glazing, the 
building’s original recessed entrance and fenestration remain legible. Further, a number of original 
architectural details remain intact, including the brick banding at the second and third storeys, dentilled 
cornice, and windows with stone sills and keystones.   

1134 Yonge Street does not display a high degree of craftsmanship or artistic merit through its design 
or materiality. While the building demonstrates construction methods typical of the late-19th century, 
it does not demonstrate a high degree of technical or scientific achievement. 

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

3.2 9/06 Heritage Evaluation: 1134 Yonge Street 

As noted in Section 1.7 of this report, 1134 Yonge Street is not currently recognized as a heritage resource. 
An assessment of the potential cultural heritage value of 1134 Yonge Street under Ontario Regulation 9/06 
was undertaken by ERA Architects for the purposes of due diligence. Per the regulation, a property may 
be designated under Section 29 of the OHA if it meets one or more of the following criteria for determining 
whether it is of cultural heritage value or interest. A copy of the assessment can be found below: 

i. has direct associations with a theme, event, belief, person, activity, organization, or institution that is 
significant to a community;
ii. yields, or has the potential to yield information that contributes to an understanding of a community 
or culture, or;
iii. demonstrates or reflects the work or ideas of an architect, artist, builder, designer, or theorist who is 
significant to a community.

A review of Toronto City Directories and archival sources indicate the property was occupied by a 
number of commercial and residential tenants. Historical research into the property, however, has not 
revealed any significant links with a theme, event, belief, person, activity, organization, or institution 
that is known to be meaningful to a community.

As an example of late-nineteenth century development in the area, and an example of the first wave of 
commercial development along Yonge Street north of Bloor Street, the property has potential to yield 
some general information about the commercial growth and character of Rosedale and Summerhill. 
However, as this link is represented in much of the built form along Yonge Street, between St. Clair 
Avenue and Bloor Street, the property is not uniquely valuable for the insight it provides.

The architect of record for 1134 Yonge Street is not known at this time.

2. The property has historical value or associative value because it: 
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3. The property has contextual value because it: 

i. is important in defining, maintaining, or supporting the character of an area;
ii. is physically, functionally, visually, or historically linked to its surroundings, or; 

iii. is a landmark.

Given that 1134 Yonge Street is part of a contiguous row of low-rise, fine-grained commercial buildings 
dating from the late-19th century, the building is considered important in maintaining and supporting 
the character of the area. 

Like most buildings, 1134 Yonge Street is physically, functionally, and historically linked to its surroundings. 
However, given the ubiquity of the building’s typology in the area and throughout Toronto, 1134 Yonge 
Street is not considered a landmark. 

Summary Statement: 

In conclusion, the above assessment for 1134 Yonge Street under Ontario Regulation 9/06 reveals that 
the property possesses design and contextual value. 
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4 condition aSSESSmEnt

4.1 1140 Yonge Street

Cast Stone 

ERA was on site at 1140 Yonge Street on Tuesday June 7th, to complete 
non destructive investigations related to the cast stone arches, 
columns and capitals. The intent of this investigation was to gain 
information on the construction, composition, including location 
of metal reinforcement, and general condition of these elements to 
inform the exterior conservation of the Pierce Arrow Showroom.  For 
reference, columns were named A- J, starting with the south column 
on Yonge Street, as shown in Figure 56. 

Interior Openings   

Interior investigations were carried out via two openings that were 
made during a previous phase of work. The openings located at 
column E on Yonge Street, and column J along Marlborough expose 
the interior structure of the cast stone columns. 

The interior face of the wall in both locations had the original rough 
cast finish. Column ‘E’ was found to be cast in place concrete, while 
column ‘J’ appears to be constructed of concrete block, no metal 
reinforcement was visible.  Based on the different composition of the 
columns, and their relation to the structural grid of columns on the 
interior of the building it is thought that the cast concrete columns 
may be the primary structural columns and the concrete block be 
secondary supports.  In addition it is thought that the cast stone 
elements may be face applied ‘cladding’ rather than integral to the 
structure.  Archival drawing review may provide additional information. 

Exterior   

A visual inspection of the exterior cast stone was carried out from 
grade and a column capitals I and J were viewed up close via an access 
ladder. Access to the column capitals and arches was limited to the 
Marlborough side of the building due to pedestrian traffic along Yonge 
Street.  A thermal imaging camera was used during the investigation. 
Thermal imaging, which makes differences in temperature allowing 
areas of water absorption, differences in material composition and 
other irregularities to be visible.  

The cast stone components include columns, capitals, and arches. 
The cast stones have a buff base with a white aggregate that appears 
to be composed of well graded crushed shells. The cast stones are in 

Fig. 54.  Cast concrete visible at interior 
opening on column E, note original rough 
cast finish. (ERA, 2020). 

Fig. 55.  Concrete block visible at interior 
opening on column J, note original rough 
cast finish with embedded electrical conduit. 

DEFINITION OF TERMS
 
The building components were graded 
using the following assessment system:

Good: Normal result. Functioning 
as intended; normal deterioration 
observed; no maintenance anticipated 
within the next five years.

Fair: Functioning as intended; Normal 
deterioration and minor distress 
observed; maintenance will be 
required within the next three to five 
years to maintain functionality.

Poor:  Not functioning as intended; 
significant deterioration and distress 
observed, maintenance and some 
repair required within the next year to 
restore functionality.

Defective:  Not functioning as 
intended; significant deterioration and 
major distress observed.
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generally fair condition with selected areas in poor condition. Typical conditions include map cracking 
over all of the cast stone elements and surface damage from abrasive cleaning carried out circa 1990 
to remove paint from the cast stone.  Areas in poor condition include cracks caused by fasteners or 
embedded metal  and areas of heavy surface loss which has impacted the sculptural elements and 
resulted in moisture gain and associated staining in these locations.  

The cause of the map cracking is undetermined. However, this type of cracking is typically associated 
shrinkage caused during the curing process. As such it is likely that the cracking occurred when the 
stones were originally cast but was may not have been visible until the surface was abrasively cleaned. 
Historic images and indications on site suggest moderate deterioration over time.  Comparing an image 
of capital  F from 1993, to an image taken during this investigation shows little or no further deterioration. 
In addition, blue paint residue was noted in a large crack on capital H indicating the crack predates the 
1950’s. Thermal imaging and surface staining noted on site indicate moisture is penetrating these cracks 
that may lead to accelerate deterioration. 

The surface loss associated with abrasive cleaning of the cast stone elements is inconsistent on both 
sculptural and plain stones.  The surface damage has resulted in loss of sculptural detail, rough pitted 
surfaces, and heavily exposed aggregate in areas all of which impacts the appearance of the cast 
elements and the building as a whole. Images taken with the thermal camera did not provide information 
on interior reinforcement, but did indicate areas of moisture migration. In addition, the rough surface 
increases moisture absorption and associated environmental and mineral staining. 

Fig. 56.  Looking southwest on Yonge Street towards the Development Site (ERA, 2020).

A B C D E F G H I J K
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Damage from metal fasteners and embedded metal components appear to be localized around the 
current main entrance. Impact from the installation of the fasteners, or rust jacking from the use of non 
ferros metal has resulted in holes, and cracks on either side of the entrance. Embedded ferros metal 
bars approximately 10mm in diameter were noted at the base of capital H in two locations. The metal in 
both locations protrudes from the face of the stone, making it unlikely that it is exposed reinforcement, 
as this condition would not be acceptable during construction. 

However, archival images located to date show no signage or fixture in this location. Thermal imaging 
gave no indication of the embedded metal where exposed or in obscured areas. This may be due to the 
period of prolonged high temperatures which occurred prior to our investigation as both the masonry 
and metal when viewed with the thermal camera were at a consistent temperature. 

Fig. 57.  (top left) 1993 image of 
Capital F
Fig. 58.  (top right) 2020 image 
of Capital F

Fig. 59.  (bottom left) Thermal 
image of column F - note higher 
temperature at cracks
Fig. 60.  (bottom right) Image of 
Column F - moisture is evident 
at vertical crack, but moisture 
indicated in horizontal cracks 
seen in thermal image is not 
evident to the eye.
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Fig. 61.  (Left) Detail of 
inconsistent surface loss on 
cast stones from abrasive 
cleaning: Remaining paint 
fragments 1-2 mm proud of 
surrounding stone indicated 
with black circle. Area 
of low surface loss with 
Detailed ‘tooling’ and subtle 
aggregate indicated by blue 
circle. Area of significant 
surface loss on wings with 
large pits in stone and loss 
of detail indicated by a 
green circle. 

Fig. 62.  (Left) typical map cracking found on cast stone elements. 
Fig. 63.  (Top right) inconsistent surface loss as seen on non decorative stones , note map cracking on cast stones and hairline 
cracks on terrazzo base. 
Fig. 64.  (Bottom right) redundant electrical and fasteners. 



38 HERITAGE IMPACT ASSESSMENT  |  1140 & 1134 YONGE STREET

Fig. 65.  Detail of Capital 
on Column H - Integrated 
metal bars, approximately 
10mm in diameter visible 
in a few locations at base 
of capital. Bars protrude 
from face of the stone on 
the left and were likely just 
below the surface on the 
right. Early images do not 
show any fixture in this 
location but it is unlikely 
that exposed reinforcement 
would have been accepted 
during construction.  This 
condition is not visible 
in other locations on the 
building including locations 
where the area is damaged. 

Fig. 66.  View of protruding metal bars at left site of upper 
image from above. Redundant fastener at lower part of image

Fig. 67.  View of protruding metal bar at left side of upper 
image. Note paint within crack indicating damage predates 
painting and masonry cleaning. 
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Brick Masonry 

The building at 1140 Yonge Street is constructed of a reinforced concrete 
frame enclosed with hand-set masonry: back-up brick (or concrete 
block) and decorative face brick with precast architectural units.

The masonry is multiwythe. The exterior face brick was laid in a Flemish 
bond pattern, however the headers do not appear to be bonded into 
the back-up masonry based on observations of test areas where 
bricks were removed i.e. the header bricks were cut to one wythe. 
The decorative brick face of the building therefore appears to be a 
single wythe, otherwise described as a veneer.

Archival photographic evidence indicates that the original condition 
of the headers and stretchers were differentiated with contrasting 
tones, emphasizing the Flemish bond pattern. It is undetermined 
whether this pattern was applied after the bricks were laid or was 
an integral aspect of the bricks i.e. were differently coloured glazed 
bricks used and the glaze has been removed. The brick samples that 
have been retrieved show no obvious evidence of glazing or staining, 
or of differently pigmented clay composition, so the nature of the 
contrasting pattern is currently conjectural.  

The brick and other surfaces have been painted repeatedly based 
on 20th c photos, and presumably sandblasted. The exterior brick 
faces have a rough texture even with the current thick paint coating, 
whereas the internal brick faces (not sandblasted or weathered) are 
smooth and crisp.

Bricks retrieved from three locations indicate the same or similar 
clay and pigment composition, which is a muddy buff/taupe brick. 
Further surface investigation may indicate the nature of the original 
pattern or glazing.

Sandblasted brick loses its original protective baked-in surface and 
is likely not suitable for retention. More mason-intensive methods of 
reversing brick orientation to expose the unweathered faces would 
maintain original heritage materials.
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Recommended Next Steps 

• Complete a detailed assessment of all of the cast stone elements, 
noting location and size of the existing cracks and other damage 
to inform the conservation strategy and provide a baseline to 
monitor deterioration of the building fabric.

• Source archival images of Merle Foster sculptures at the Toronto 
Archives to determine if any images of the Pierce Arrow showroom 
sculptures are available.

• Remove metal cladding above current entrance to access the 
obscured side of the cast stone elements that may not have been 
damage by abrasive cleaning to determine the original appearance 
of the stones. This may provide additional information on the wall 
assembly.  In addition this investigation will confirm if the original 
window, shown in c 1970 images of the building remains in site.

• Work with an engineer and contractor to develop a strategy to 
remove one of the cast stones on the Marlborough elevation. 
Unless it is confirmed that the cast stones are not integral to 
the building structure, we recommend removing the keystone. 

• Removal of  one of the stones will aid in determining the severity 
of the existing cracking, provide material for testing and the rear 
face of the stone will provide a sample of the original finish of 
the stone.

• A portion of the removed stone should be sent to a materials lab 
for testing to determine the composition of the concrete, pigment 
and aggregate to inform repair and or replacement material. 
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5 HEritagE Policy rEviEw

The following were among the sources reviewed in preparing this HIA:

• Parks Canada Standards and Guidelines for the Conservation of Historic 
Places in Canada (second edition);

• The Province of Ontario’s 2020 Provincial Policy Statement for the 
Regulation of Development and Land Use;

• A Place to Grow: Growth Plan for the Greater Golden Horseshoe 
(GPGGH) (2019)

• The Ontario Heritage Act (R.S.O. 1990);

• City of Toronto Official Plan Chapter 3.1.5;

• South Rosedale Heritage Conservation District (2002);

• Downtown Secondary Plan (OPA 406) Minister Approved (2019);

• Site and Area Specific Policy 211: Bloor Yorkville/North Midtown Area;

• Bloor Yorkville/North Midtown Urban Design Guidelines;

• Heritage Impact Assessment Terms of Reference, City of Toronto (see 
Appendix A);

• City of Toronto Heritage Register.

5.1 Review of Key Heritage Policy

The following section contains a summary of all relevant in-force and 
emerging policy and guideline documents that relate to the Development 
Site. Further evaluation and analysis of the development proposal against 
these policies and guidelines is contained in Section 7 of this report.  

Provincial Policy Statement (2020)

On May 1, 2020, the updated Provincial Policy Statement (PPS) 2020 came 
into effect. With respect to cultural heritage, PPS 2020 continues the long-
established approach within provincial planning policy to conserve built 
heritage resources and significant cultural heritage landscapes. The PPS 
“is intended to be read in its entirety and the relevant policies are to be 
applied to each situation” (PPS Part III).

Provincial Policy Statement, 2020

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. 

Significant: means
e) in regard to cultural heritage 
and archaeology, resources 
that have been determined to 
have cultural heritage value or 
interest. Processes and criteria 
for determining cultural heritage 
value or interest are established by 
the Province under the authority of 
the Ontario Hertiage Act.  
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Section 2.6 provides direction regarding cultural heritage resources.

Policy 2.6.1 states:

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

Further, Policy 2.6.3 states:

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 2020 updates various definitions related to cultural heritage 
resources. Notably, the PPS’s revised definition of “significant” includes 
those properties determined to have cultural heritage value or interest 
under the Ontario Heritage Act.

A Place to Grow: Growth Plan for the Greater Golden 
Horseshoe (GPGGH) (2019)

The Growth Plan for the Greater Golden Horseshoe (“the Growth Plan”) 
offers a framework for implementing the Government of Ontario’s vision 
for building stronger, prosperous communities by better managing 
growth in the region. Section 4.2.7 of the Growth Plan addresses cultural 
heritage, and states:

Cultural heritage resources will be conserved in order to foster a sense of 
place and benefit communities, particularly in strategic growth areas. 

City of Toronto Official Plan Chapter 3.1.5 

Chapter 3.1.5 of the City of Toronto Official Plan contains policies relating 
to heritage conservation. 

Policy 5 states:

Proposed alterations, development, and/or public works on or adjacent 
to, a property on the Heritage Register will ensure that the integrity 
of the heritage property’s cultural heritage value and attributes 
will be retained, prior to work commencing on the property and to 
the satisfaction of the City. Where a Heritage Impact Assessment is 
required in Schedule 3 of the Official Plan, it will describe and assess 
the potential impacts and mitigation strategies for the proposed 
alteration, development or public work.

Growth Plan, 2019

Cultural Heritage Resources: 
Built heritage resources, cultural 
heritage landscapes and 
archaeological resources that 
have been determined to have 
cultural heritage value or interest 
for the important contribution 
they make to our understanding 
of the history of a place, an event, 
or a people. While some cultural 
heritage resources may already 
be identified and inventoried by 
official sources, the significance 
of others can only be determined 
after evaluation. 
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Policies 22-25 of Chapter 3.1.5 specifically relate to Heritage Impact 
Assessments. 

Policy 23 states:

A Heritage Impact Assessment will evaluate the impact of a proposed 
alteration to a property on the Heritage Register, and/or to properties 
adjacent to a property on the Heritage Register, to the satisfaction of the City.

Further, policies 26-29 of Chapter 3.1.5 concern properties on the Heritage 
Register. 

Policy 26 states:

New construction on, or adjacent to, a property on the Heritage Register 
will be designed to conserve the cultural heritage values, attributes and 
character of that property and to mitigate visual and physical impact on it.

Policy 32 of Chapter 3.1.5 addresses development adjacent to Heritage 
Conservation Districts, and states:

Impacts of site alterations, developments, municipal improvements, and/
or public works within or adjacent to Heritage Conservation Districts will 
be assessed to ensure that the integrity of the districts’ heritage values, 
attributes, and character are conserved. This assessment will be achieved 
through a Heritage Impact Assessment, consistent with Schedule 3 of the 
Official Plan, to the satisfaction of the City.

Policies 44-46 of Chapter 3.1.5 concern identified views of heritage properties. 
Policy 44 states:

The view to a property on the Heritage Register as described in Schedule 4 
will be conserved unobstructed where the view is included on Map 7a or 7b.

Maps 7a and 7b in the Toronto Official Plan also identify a number of views 
to prominent heritage buildings, including the Summerhill Station (north 
Toronto Station) Clock Tower, located just north of and adjacent to the 
Development Site. The following vantage points to the Summerhill Station 
Clock Tower are described in Schedule 4 of the Official Plan:

A18. Summerhill Station Clock Tower [H]

The clock tower at the former Summerhill train station can be viewed 
from Yonge Street from the following locations:

i. Alcorn Avenue from the west side of Yonge Street. 
ii. Walker Avenue from the west side of Yonge Street. 
iii. The southwest corner of Yonge Street at Marlborough Avenue.
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South Rosedale Heritage Conservation District (2002)

The South Rosedale Heritage Conservation District (HCD) (November 
2002) identifies and summarizes the historical and architectural character 
of South Rosedale, provides detailed design guidelines which clearly 
define appropriate change for extant properties and new construction, 
and recommends implementation and management procedures.

Although the Subject Site is considered adjacent to the South Rosedale 
HCD, the South Rosedale HCD Study does not address the treatment 
of properties adjacent to the district. As such, the adjacency policies in 
Chapter 3.1.5 of the Official Plan apply. 

Downtown Secondary Plan (OPA 406) Minister Approved  

OPA 406 is a 25 year plan for Toronto’s Downtown which provides detailed 
direction on the appropriate scale and location of future growth. Pursuant 
to Section 26 of the Planning Act, OPA 406 was submitted to the Ministry 
of Municipal Affairs and Housing for review, and was approved with 
significant modifications, on June 5, 2019. 

The Downtown Plan recognizes the continued growth of different scales 
and types of buildings. Section 9 provides direction on built form:

Policy 9.1.4 states:

Development will be encouraged to demonstrate a high standard of 
heritage conservation. 

Policy 9.11 states:

Development on sites that include or are adjacent to properties on 
the Heritage Register will include base buildings that are compatible 
with the streetwall height, articulation, proportion, materiality and 
alignment thereof. 

The Downtown Plan provides direction on transition between areas and 
buildings of different scales. Policy 9.25.3 states:

Development may be required to incorporate transition in scale to 
achieve built form compatibility when it is adjacent to a property 
designated under Part IV of the OHA or a Heritage Conservation District. 
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Site and Area Specific Policy (SASP) 211: Bloor Yorkville/
North Midtown Area

The Subject Site is within the boundaries of Site and Area Specific 
Policy No. 211 of the Official Plan (SASP 211). Specifically, the Subject 
Site is located within the “Yonge Street North of Ramsden Park” area, 
which is identified as an Area of Special Interest. SASP 211 addresses 
development in Areas of Special Identity within Mixed Use Areas, 
and states: 

Development in Mixed Use designations within these Areas or on 
sites that are proximate to these areas will be strictly controlled to 
respect and reinforce the established character of these Areas of 
Special identity. New development will be contextually appropriate 
to the Areas individual setting and development patterns through 
building height, massing, setbacks, rooflines and profile architectural 
expression as well as vehicle access and loading. Heritage buildings 
and features will be conserved and enhanced. 

With regards to development within the Yonge Street North of Ramsden 
Park area, the policy states:

Development will respect and reinforce the existing character of 
mainly three storey buildings built to the street line with shops at 
street level. 

Bloor-Yorkville/North Midtown Urban Design Guidelines  

As per SASP 211, the Subject Site is within an area where the Bloor- 
Yorkville/North Midtown Design Guidelines (BYNMUDG) are applicable. 
Further, the BYNMUDG indicate the Subject Site is located within the 
Yonge Street Corridor. 

Section 3.3 addresses development on or adjacent to identified 
heritage properties, and states:

Listed and designated heritage buildings […] are to be protected 
and enhanced and adjacent developments should complement 
and feature these historic structures. While heritage buildings can 
be incorporated and integrated into new developments, where 
possible, the integrity of the entire original structure should be 
maintained and restored.
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6 dEScriPtion of ProPoSEd dEvEloPmEnt

The proposed development, as illustrated in the architectural drawings 
prepared by Audax Architects Inc. dated August 10, 2020, repairs 
and modifies the existing buildings on the Development Site to 
accommodate construction of a multi-storey, mixed-use building. 

As drawn, the proposed multi-storey building is generally rectangular in 
plan and massing. The building is comprised of two elements: a multi-
storey building, comprising the majority of new built form, and three, 
3-storey townhouses at the northwest corner of the Development Site. 
The townhouses are connected to the remainder of the development 
via a covered driveway with access from Marlborough Avenue. 

The proposed building has a tall mid-rise composition, with three 
interconnected volumes: a 2 storey base, a middle section rising to 
8 storeys, and a crown rising to 13 storeys. 

The proposed base is composed of the repaired east (primary) and 
portions of the north elevations of 1140 Yonge Street. The east (primary) 
elevation of 1134 Yonge Street is also proposed to be retained and 
incorporated into the new development. 

The decorative cast stone elements of 1140 Yonge Street that have been 
damaged or removed are proposed to be replicated and reinstated 
to their original location based on available archival resources (see 
Section 2.2 of this report; Figures 30-32 and 34).  

At-grade, new construction is set back approximately 1.2m from 
the heritage building’s repaired north elevation and incorporates 
contemporary glazing, providing visual and physical differentiation 
between the two elements. Adjacent to the heritage building’s repaired 
north elevation, new construction is primarily clad in natural stone. 
Above the repaired elevations of the heritage resource, the proposed 
residential building is clad in sympathetic but differentiated materials 
(i.e contemporary glazing, panelized systems with natural stone and 
brick, aluminum mullions) defining and dividing its volume. 

The proposed residential building incorporates a number of stepbacks 
above the repaired heritage elevations to further differentiate new and 
repaired building fabric. At the third storey, a stepback of approximately 
1.2m is proposed along the east and north elevations, in addition to 
two, 3.6m deep loggias along each elevation, to provide clear visual 
distinction between heritage fabric and new construction. Additional 
stepbacks at the eighth, tenth, eleventh, and twelfth storeys, further 
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taper the massing of the middle and crown sections of the proposed 
building.  

Pedestrian access to both at-grade, and second floor the commercial 
space is proposed from Yonge Street, while pedestrian access to the 
residential lobby is proposed from Marlborough Avenue. Vehicular 
access to below grade parking is proposed from Marlborough Avenue.    

Fig. 68.  Site Plan (Audax Architects, 2020) 
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Fig. 69.  North elevation (Audax Architects, 2020) 

Fig. 70.  East elevation (Audax Architects, 2020) 
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Fig. 71.  South elevation (Audax Architects, 2020) 

Fig. 72.  West elevation (Audax Architects, 2020) 
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Fig. 73.  Rendering of the east elevation of the base of the proposed development (Audax Architects, 2020) 

Fig. 74.  Rendering of the north elevation of the base of the proposed development (Audax Architects, 2020) 
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7 dEvEloPmEnt imPactS and mitigation

As described in Section 6.1 of this report, the proposed development 
repairs and modifies the existing buildings at 1134 and 1140 Yonge 
Street to accommodate construction of a multi-storey, mixed-use 
building. While 1140 Yonge Street is listed on the City of Toronto 
Heritage Register, 1134 Yonge Street is not currently a recognized 
heritage resource.

The proposed scope of work pertaining to the repair of the existing 
brick masonry of 1140 Yonge Street has been based on assumptions 
from on-site observations to date. Further investigation is required 
to determine the amount of material to be replaced, and may alter 
the scope of work described below. 

7.1 Development Impact 

On-site Heritage Resources

The repair and incorporation of the east and part of the north elevations 
of 1140 Yonge Street maintains the building’s street-facing elevations 
while ensuring the legibility of the heritage building as a three-
dimensional volume. The proposed 1.2m setback above the heritage 
resource is intended to reinforce the perception of the heritage building 
as a three-dimensional volume while also  ensuring the proposed 
building is read as a cohesive whole, rather than two autonomous 
elements. Massing studies were conducted to examine a greater 
stepback than proposed; however, it was found that an increase in 
stepback above the heritage resource creates a dissonant relationship 
between new construction and heritage fabric, undermining the 
design strategy for the development to be read as a cohesive whole. 

The original decorative cast stone detailing that has been removed, 
including the projecting gargoyles, modillions, articulated ledge frieze 
and Grecian mask-adorned parapet, are proposed to be replicated 
and reinstated to their original location, reflecting the building’s 
historical condition. The extant cast stone columns, capitals, and 
arches will be replicated and reinstated, rather than repaired in place, 
in order to reduce the need for future repairs and achieve a harmonious 
composition with the restored sculptural elements. 

Given the extent of available physical and archival evidence, and 
the nature of precast concrete, the replicated columns, capitals and 
arches will match the form, materials and detailing of the original 
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elements. As such, no impact to the building’s design integrity or 
value is anticipated.   

While the brick masonry of the heritage building’s east and north 
elevations is currently proposed to be repaired, further assessment 
of the existing condition is required to determine the extent of 
deterioration and required repairs. 

Adjacent Heritage Resources

The massing of the proposed development responds to the scale 
of the recognized heritage properties adjacent to the Development 
Site. Terracing downwards to a height of two storeys along Yonge 
Street and Marlborough Avenue, the height of the proposed podium 
maintains a datum line that roughly corresponds to the cornice height 
of 1148 Yonge Street. 

Although the South Rosedale HCD Plan does not address the treatment 
of properties adjacent to the District, the massing of the proposed 
development appropriately responds to the character of 1095-1099 
Yonge Street through its massing and materiality.  As such, the proposed 
development is not anticipated to negatively impact the identified 
cultural heritage value of the South Rosedale HCD. 

While the context of the adjacent listed property at 1148 Yonge Street, 
and the Part V designated property at 1095-1099 Yonge Street, will 
change as a result of the proposed development, the area contains a 
variety of building typologies, including mid-rise buildings nearby to 
the Development Site along Scrivener Square. Further, the proposed 
development is in-keeping with the emerging character of the Rosedale 
and Summerhill areas, as reflected by the recent LPAT-approved 
multi-storey development at 5 Scrivener Square.  
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Shadow Study

ERA has reviewed the  shadow study prepared by Audax Architects Inc., 
included as Appendix D of this report.  The proposed development casts 
new net shadows on the following adjacent heritage property: 

• 1148 Yonge Street on March 21 between 10:18AM and 2:18PM,  and 
on September 21 and December 21 between 10:18AM and 3:18PM. 
Refer to Appendix D for details.

The adjacent listed property at 1148 Yonge Street contains a single storey 
brick masonry and cast stone building fronting onto Yonge Street and 
Marlborough Avenue. The building’s identified heritage attributes (see 
Appendix B) are limited to its south and east elevations, and include the 
cast stone piers, cornice, brick parapet, and moulded stone detailing. 
These features are not considered shadow-sensitive from a heritage 
perspective. As such, the shadows cast by the proposed development 
are not anticipated to have an adverse impact on the cultural heritage 
value of 1148 Yonge Street.

The proposed development casts new net shadows on the following 
adjacent Part V property, contained within the South Rosedale HCD:

• 1095-1099 Yonge Street on March 21 and September 21 between 
1:18PM and 4:18PM, and on December 21 between 1:18PM and 
2:18PM. Refer to Appendix D for details. 

The adjacent Part V property at 1095-1099 Yonge Street contains a three-
storey commercial building clad in brick masonry. Although there are no 
identified heritage attributes, notable features of the building are limited 
to the west and south elevations, and include the fenestration with 
segmental-arched windows openings, brick band courses and corbelling, 
and stone and metal detailing. These features are not considered shadow-
sensitive from a heritage perspective. As such, the shadows cast by the 
proposed development are not anticipated to have an adverse impact 
on the cultural heritage value of 1095-1099 Yonge Street. 

While the South Rosedale HCD Plan does not contain policies regulating 
new net shadows, or their impact, on the District, the proposed 
development is in-keeping with the emerging character of the Rosedale 
and Summerhill areas, as reflected by the recent LPAT-approved multi-
storey development at 5 Scrivener Square. As such, the shadows cast 
by the proposed development are not anticipated to have an adverse 
impact on the cultural heritage value of the South Rosedale HCD. 
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7.2 Mitigation Measures

The proposed development incorporates a number of design considerations 
intended to mitigate impact on the cultural heritage value of on-site and adjacent 
heritage resources. These mitigation measures provide a thoughtful design response 
to the existing built form context, and ensures the proposed development is 
compatible with the character of the surrounding area. These mitigation measures 
include: 

• The proposed development maintains the legibility of the heritage resource, 
specifically the density of architectural detailing at the base including dichromatic 
brick masonry and cast stone sculptural elements, with an austere architectural 
expression above that is comprised of materials that are compatible with, yet 
distinguishable from heritage fabric, including contemporary glazing, panelized 
systems with natural stone and brick, and aluminium mullions;

• The proposed development incorporates a series of stepbacks and loggias 
are proposed in order to differentiate between the heritage resource and new 
construction, and to reduce the visual weight of the building;

• A number of original architectural elements by Merle Foster that have been 
lost, removed or damaged over time, including the projecting gargoyles, 
modillions, articulated ledge frieze and Grecian mask-adorned parapet, are 
proposed to be replicated in cast stone and reinstated to their original location;

• The proposed development maintains and reinforces the commercial mainstreet 
character of Yonge Street, and will reanimate the commercial frontage along 
Yonge Street and Marlborough Avenue; 

• The height of the proposed base maintains a datum line that roughly corresponds 
to the cornice height of 1148 Yonge Street, and appropriately responds to the 
scale of 1095-1099 Yonge Street through its massing;

• The proposed development will incorporate a comprehensive Interpretation 
Strategy that celebrates the history of the Development Site. This strategy may 
include exhibition of select salvaged sculptural elements provided sufficient 
publicly accessible space can be found within the Development Site; and, 

• The east (primary) elevation of the existing building at 1134 Yonge Street, which 
is not currently municipally-recognized as a heritage resource, is proposed 
to be retained in-situ and rehabilitated. As part of the conservation strategy, 
unsympathetic alterations will be removed and replaced with historically 
appropriate material. Opportunities to restore the original parapet and cornice 
across the row of existing buildings, including  1130 and 1132 Yonge Street, 
will be explored through discussions with adjacent land owners. 
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7.3 Heritage Policy Discussion

Provincial Policy Statement 

Pursuant to definitions contained in the PPS (2020), there is one listed 
heritage property on the Development Site. Consistent with the PPS, 
the mitigation measures outlined in the preceding section ensure that 
the proposed development conserves this built heritage resource. 

Growth Plan for the Greater Golden Horseshoe

In accordance with the Growth Plan (2019), the mitigation measures 
outlined above ensure that the proposed development conserves 
cultural heritage resources in order to foster a sense of place and 
benefit communities.  

City of Toronto Official Plan

This Heritage Impact Assessment has been prepared to evaluate the 
impacts of the development proposal on the cultural heritage value of 
the listed heritage property at 1140 Yonge Street, the adjacent listed 
property at 1148 Yonge Street, and the adjacent Part V designated 
property at 1095-1099 Yonge Street, thereby fulfilling Policies 5, 23, 
26 and 29 of Official Plan Chapter 3.1.5. 

In summary, the mitigation measures presented in this report fulfill 
the intent of policies found in Official Plan Chapter 3.1.5, by ensuring 
that the proposed development conserves the integrity, cultural 
heritage values, attributes and character of on-site and adjacent 
heritage properties, and by ensuring that visual and physical impacts 
on these heritage properties are mitigated (see Ch. 3.1.5 policies 
5 & 26). Further, the proposed development does not significantly 
impact views to the Summerhill Station Clock Tower, as identified 
in the Official Plan.  

Downtown Secondary Plan (OPA 406) Minister Approved 

The proposed development, and its design response to the surrounding 
built form context, presented in this report fulfills the intent of the policies 
described in Section 9.0 of the Minister Approved Downtown Secondary 
Plan, and reproduced in Section 5.0 of this report. Specifically, the 
proposal meets the intent of policies regarding construction on or 
adjacent to properties on the Heritage Register by ensuring that the 
base building of the proposed development, including the repaired 
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east and north elevations of 1140 Yonge Street, is compatible with 
the streetwall height and proportion of adjacent heritage properties. 

In addition to maintaining the existing streetwall height along 
Yonge Street and Marlborough Avenue, the proposed development 
incorporates a series of stepbacks and loggias above the repaired 
heritage base to enhance the three-dimensional legibility of 1140 
Yonge Street, and achieve built form compatibility with adjacent 
heritage properties and the South Rosedale HCD.  

Site and Area Specific Policy (SASP) 211: Bloor Yorkville/
North Midtown Area

The proposed development presented in this report fulfills the intent 
of the policies described in SASP 211, and reproduced in Section 5.0 
of this report. Specifically, the incorporation of the restored east and 
north elevations of 1140 Yonge Street, and east elevation of 1134 
Yonge Street, into the base of the proposed development maintains 
and reinforces the established character of Yonge Street North of 
Ramsden Park. In addition, the proposed 3-storey townhouses at the 
northwest corner of the Development Site also maintains a datum 
line that roughly corresponds to the cornice height of the adjacent 
heritage property at 1148 Yonge Street.  

While the fenestration and rhythm of the proposed mid-rise building 
is informed by the architectural character of the heritage resource, 
the legibility of 1140 Yonge Street as an independent structure is 
further enhanced by stepbacks, loggias, and contemporary glazing 
that delineate new built form from heritage fabric, and reduce the 
visual weight of the building.

Further, the height of the proposed mid-rise building is in keeping 
with the evolved built form on the east side of Yonge Street and 
the emerging character of the Rosedale and Summerhill areas, as 
reflected by the recent LPAT-approved multi-storey development at 
5 Scrivener Square. 
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8 conSErvation StratEgy

8.1 Conservation Approach

The treatments selected as a conservation approach is a combination 
of rehabilitation and restoration.

The Standards and Guidelines for the Conservation of Historic Places 
in Canada (second edition) defines rehabilitation as:

Rehabilitation: The action or process of making possible a continuing 
or compatible contemporary use of a historic place or an individual 
component, while protecting its heritage value.

Restoration: The action or process of accurately revealing, recovering 
or representing the state on an historic, or an individual component, 
while protecting its heritage value.

The proposed conservation objective is to maintain the long-standing 
commercial use of 1140 and 1134 Yonge Street while allowing for 
intensification of the Development Site.

8.2 Outline of Proposed Conservation Strategy

1140 Yonge Street

The preliminary conservation strategy contemplates the repair of 
the east and north elevations of 1140 Yonge Street. However, as 
identified in Section 4.0 of this report, the street-facing elevations of 
1140 Yonge Street are not in good condition, specifically the decorative 
cast stone arches, capitals and columns with terrazo bases, and 
remaining decorative cast stone elements. As such, repair of the 
existing decorative cast stone elements is not preferred, as the scale 
of repairs would likely lead to a mottled appearance, diminishing the 
heritage character of the building. 

Given that the original cast stone details that were removed, including 
the projecting gargoyles, modillions, articulated ledge frieze and 
Grecian mask-adorned parapet, are proposed to be replicated and 
reinstated to their original location, the deteriorated cast stone concrete 
arches, capitals and columns are also proposed to be replicated and 
reinstated in order to maintain a consistent colour and texture across 
the repaired elevations. 
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As discussed in Section 7.1, further research and assessment of 
the existing brick masonry is required to determine the extent 
of deterioration, required repairs/replacements and the optimal 
conservation approach.

Archival photographs and other documentation, where existing, 
will also be used to inform the conservation approach. A detailed 
assessment of the existing condition of the brick masonry will be 
provided prior to submission to the City. 

Further details on the construction-related protection and later repair 
of the heritage building will be provided in a future Conservation Plan.

1134 Yonge Street

The proposed development will also conserve the east (primary) 
elevation of 1134 Yonge Street. The elevation, containing the primary 
commercial entrance, will be rehabilitated, and unsympathetic 
alterations such as non-original doors and windows removed. 
Additional investigation, including selective demolition, will be 
undertaken to determine the extent of original heritage fabric and 
to guide the conservation strategy.  Opportunities to restore the 
original cornice across the row of adjacent buildings, including  1130 
and 1132 Yonge Street, will be explored through discussions with 
adjacent land owners.

Archival photographs and other documentation, where existing, will 
also be used to inform the conservation approach. Further details on 
the construction-related protection and later repair of the heritage 
building will be provided in a future Conservation Plan.
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This Heritage Impact Assessment finds that the proposed 
redevelopment of 1134-1140 Yonge Street conserves the cultural 
heritage value of 1140 Yonge Street while also conserving the potential 
cultural heritage value of 1134 Yonge Street, which is not currently 
municipally-recognized as a heritage resource. Further, the proposed 
development conserves the cultural heritage value of the adjacent 
listed property at 1148 Yonge Street, adjacent Part V designated 
property at 1095-1099 Yonge Street and the South Rosedale HCD.

Additional details on the construction-related protection and later 
repair and alterations to 1134 and 1140 Yonge Street will be provided 
in a future conservation plan. The Conservation Plan will include 
conservation drawings showing details of conservation work, and 
will be developed in accordance with Parks Canada’s Standards and 
Guidelines for the Conservation of Historic Places in Canada.

9 concluSion
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10 ProjEct PErSonnEl 

Michael McClelland Principal, OAA, FRAIC, CAHP

Michael McClelland, a founding principal of ERA Architects Inc., is 
a registered architect specializing in heritage conservation, and in 
particular in heritage planning and urban design. After graduating 
from the University of Toronto, Michael worked for the municipal 
government most notably for the Toronto Historical Board, advising 
on municipal planning, permit and development applications, and 
on the preservation of City-owned museums and monuments.

Michael is well known for his promotion and advocacy for heritage 
architecture in Canada and in 1999 was awarded a certificate of 
recognition from the Ontario Association of Architects and the Toronto 
Society of Architects for his contribution to the built environment and 
to the profession of architecture.

Scott Weir, Principal, OAA MArch CAHP LEED AP

Scott Weir is a Principal at ERA Architects Inc, and holds a post-
professional Master’s degree in Architecture. Scott has been with 
the firm since 2000 and specializes in heritage conservation, adaptive 
reuse, new design, heritage planning, and advocacy for heritage 
buildings, cities, and the built environment, with a particular interest 
in the custom design and renovation of residences and cottages.

An avid photographer, bibliophile, and writer, Scott’s interest in 
cultural theory and North American urbanism has led to his work 
being published in a variety of architectural periodicals, including an 
award-winning column on architecture, urbanism, and conservation 
for the National Post. He has been formally trained in Canada, Italy, 
and the U.K., and he regularly guest lectures for various programs at 
the University of Toronto, York, Ryerson, and Carleton Universities, as 
well as being a mentor at the College for Creative Studies in Detroit. 
Scott also enjoys getting his hands dirty on his own conservation and 
construction projects, and harbours an obsession with his hometown, 
Detroit.

David Winterton, Associate, OAA, NYS, MRAIC

As an Associate at ERA, David provides senior leadership and is actively 
involved in all aspects of the diverse practice including: design and 
architectural services, office and studio management, mentoring, 
research, scholarship and writing. Prior to ERA, David was a Project 
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Manager and Project Architect at Robert A.M. Stern Architects in New 
York City where he worked on various complex, high budget multifamily 
residential, single family residential and commercial projects.

Due to his keen interest in the preservation and improvement of 
the public realm he founded the Friends of Allan Gardens in 1999, a 
group formed to advocate for the restoration of the Palmhouse and 
grounds of one of Toronto’s oldest parks, and on whose board of 
directors he currently serves.

David received his Bachelor of Architecture degree from the University 
of Toronto and his Master of Architecture degree from McGill University. 
He is a registered architect in the State of New York, a LEED Accredited 
Professional, and a member of the Royal Architectural Institute of 
Canada. 

Julie Tyndorf, Associate, MCIP RPP CAHP

As an Associate with ERA Architects, Julie Tyndorf MCIP, RPP, CAHP,  
engages in the field of heritage conservation through urban planning.  
Her key areas of focus are on municipal heritage policies and the 
heritage approvals process as they relate to new development. Julie 
specializes in the interpretation and preparation of complex policy 
and assessment documents, and works with property owners on the 
adaptive reuse and rehabilitation of heritage buildings in evolving 
urban environments.

In addition to her position at ERA, Julie is actively involved with the 
School of Urban and Regional Planning at Ryerson University as a 
sessional lecturer, as the past Chair of the Ryerson Planning Alumni 
Association, and as a mentor to current students and recent grads 
from Ryerson’s undergraduate and graduate-level planning programs.

Julie is a member of the Canadian Institute of Planners, a Registered 
Professional Planner with the Ontario Professional Planners Institute, 
and a Professional Member of the Canadian Association of Heritage 
Professionals.

Evan Manning , Project Manager, M.Pl. 

Evan Manning holds a Master’s of Planning in Urban Development 
from Ryerson University. His work with the preservation organization 
Dominion Modern imparted a respect for our modern built heritage 
that guided the direction of his graduate studies with particular focus 
on Toronto’s post-industrial landscapes and post-war suburbs.
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Brendan McCabe, B.A.

Brendan holds a BA Urban Studies from the University of Calgary. 
Before joining ERA Brendan helmed an NPO focused on the interloping 
spheres of arts, identity, and the built environment in Calgary AB. 
His passion and appreciation for the social fabric inherent to urban 
life, in addition to his public engagement and teaching experiences 
throughout Canada, inform both his planning theory and practice.

Jamie Glasspool, B.A.

Jamie Glasspool is a research assistant on the heritage planning 
team at ERA Architects.  He completed his Bachelor of Arts in Urban 
Systems at McGill University, where he also studied abroad at the 
University of Manchester. Jamie has research experience in a number 
of fields relating to the built environment. At ERA, Jamie focuses on 
historic and archival research relating to built form, architecture and 
neighbourhoods.
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appendix a: 
Heritage Impact Assessment Terms of Reference, City of Toronto (2014)
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Architectural Drawings prepared by Audax Architects Inc. dated August 10, 2020 
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appendix d: 
Shadow Study prepared by Audax Architects Inc. dated July 20, 2020 
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1 EXISTING - JUNE 21 - 4 18pm
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1 EXISTING - SEPTEMBER 21 - 11 18am
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2 EXISTING - SEPTEMBER 21 - 12 18pm



YO
N

G
E ST

MARLBOROUGH AVE

MACPHERSON AVE

PRICE ST

SCRIVENER SQUARE

ROWANWOOD AVE

BIRCH AVE

SHAFTESBURY AVE

PRICEFIELD ROAD 
PLAYGROUND

1140 YONGE ST

ALCORN AVE

RAILWAY CORRIDOR

RAILWAY CORRIDOR

EXISTING SHADOW

AS OF RIGHT SHADOW

PROPOSED SHADOW

APPROVED DEVELOPMENTS

YO
N

G
E ST

MARLBOROUGH AVE

MACPHERSON AVE

PRICE ST

SCRIVENER SQUARE

ROWANWOOD AVE

BIRCH AVE

SHAFTESBURY AVE

PRICEFIELD ROAD 
PLAYGROUND

1140 YONGE ST

ALCORN AVE

RAILWAY CORRIDOR

RAILWAY CORRIDOR

1 1 4 0  Y O N G E  S T R E E T  / S H A D O W  S T U D Y SS-25
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1 EXISTING - SEPTEMBER 21 - 1 18pm
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