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GBCA Project # 19002 - 8 Elm Street— Conservation Plan 

1. INTRODUCTION 

The purpose of this Conservation Plan is to provide a commitment of intent 
for the conservation work as part of the development of the site at 8 Elm 
Street.  

Snapshot of the interactive Heritage Research Map (as of January 1st 2021), 
showing properties included on the City’s Heritage Register.  Purple dots indicate 
properties designated under Part IV of the Ontario Heritage Act (8 Elm and 348-350 
Yonge) and yellow dots indicate properties listed on the Heritage Register. The 
development site is approximately bounded by a red dashed boundary. 

GBCA Architects 

1 April 2021 

1.1 Property Description 

The subject site is located at the northwest corner of Yonge Street and Elm 
Street and comprises the following properties: 

8 Elm Street, occupied by a three-storey brick building. The property is 
designated under Part IV of the OHA as the James Fleming Buildings (by-
law 1234-2007). 

348-350 Yonge Street (including 2-6 Elm Street), occupied by a two-storey 
brick building and located at the corner of Yonge and Elm Streets. The 
property is currently designated under Part IV of the OHA (by-law 
1636-2019) 

352-354 Yonge Street, occupied by a three-storey brick building. The 
property is not on the Heritage Register. 

356 Yonge Street, occupied by a two-storey building, of which the facade 
has been highly altered architecturally. The property is not on the Heritage 
Register and is not proposed to be conserved as part of this Conservation 
Plan. 

1.2 Present Owner and Contact Information 

Owner: 	 8 Elm Park Properties Inc 
50 Confederation Parkway 
Concord, L4k 4T8 

Contact: 	 Catherine Bertucci 
c.bertucci@rogers.com 

Architect: 	 IBI Group Architects 
55 St. Clair Avenue West, 7th floor 
Toronto, ON, M4V 2Y7 
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GBCA Project # 19002 - 8 Elm Street— Conservation Plan 

1.2 Development History 

In support of the Zoning By-law Amendment for the subject site, GBCA 
prepared a Heritage Impact Assessment, dated 12 July 2016. The July 2016 
HIA identified a number of impacts on heritage resources arising from the 
development proposal. Those impacts were primarily geared towards the 
height of the proposal in the context of Elm Street and the alterations to the 
storefront of 8 Elm Street. 

A subsequent HIA, dated 30 May 2018, assessed a revised design proposal 
on a larger site, and was prepared to include additional properties (348-350 
Yonge Street, 352-354 Yonge Street and 356 Yonge Street). The May 2018 
HIA found that the proposal had mitigated impacts identified in the July 
2016 HIA by means of reducing the height of the new building and 
conserving the storefront of 8 Elm Street. Following the submission of the 
second version of the HIA, negotiation and mediation with the City have 
been ongoing and resulted in a final (4th) submission of the HIA, dated 23 
April 2019, which constituted the basis of the Staff Report which was 
presented at the Toronto Preservation Board at its 29th of May 2019 
meeting. 

At its 18th of June 2019 meeting, City Council adopted the application to 
alter the heritage properties with a condition that a Conservation Plan be 
prepared, consistent with the conservation strategy set out in the HIA dated 
23 April 2019.  

1 April 2021 

1.3 Heritage Status 

At the time of this Conservation Plan (18 March 2021), the properties at 8 
Elm Street and 348-350 Yonge Street are designated under Part IV of the 
OHA. All other properties associated with this development are not on the 
Heritage Register. 348-350 Yonge and 352-354 Yonge have contextual 
interest as these buildings inform on the low-scale commercial character 
along Yonge Street. 

During negotiation with the City, the Owner has agreed to retain portions 
of the building facades at 348-350 Yonge Street and rebuild the Yonge 
Street facade of 352-354 Yonge Street, in order to maintain a contextual 
understanding of the low-scale commercial character along Yonge Street. To 
guide the conservation of these buildings, GBCA identified draft attributes 
for each of the buildings, under the HIA. 

356 Yonge Street has been highly altered to accommodate the current 
facade of the McDonald’s restaurant. This property has completely lost any 
traces of potential heritage integrity and is therefore of no heritage value.  

GBCA Architects 3 



 

 

 

  

GBCA Project # 19002 - 8 Elm Street— Conservation Plan 

2. SUMMARY OF CONSERVATION STRATEGY 

This Conservation Plan details the redevelopment of the site which includes 
8 Elm Street, 348-350 Yonge Street (including 2-6 Elm Street), 352-354 and 
356 Yonge Street into a mixed-use, multi-unit residential, office and 
commercial building complex. In addition to a new high-rise construction 
on the site, the Yonge and Elm Street building facades will be partially 
conserved and adaptively re-used for new commercial purposes.  

The overarching strategy is to rehabilitate the building portions proposed to 
be retained as part of the new mixed-use development to allow new uses to 
occupy the site in a manner that will remain sympathetic to the heritage 
character of the buildings. New uses related to the existing building facades 
include office and retail, which are compatible uses for the buildings. 

For all buildings on the development site (except 356 Yonge Street, which 
will be removed), the rehabilitation will consist of restoring all building 
facades along Elm Street and Yonge Street. Some facades will be retained in 
situ (8 Elm Street), while others while require dismantling and rebuilding 
(352-354 Yonge Street) or panelization (348-350 Yonge Street).  
The panelization strategy for the latter building was deemed necessary 
following additional reviews in conjunction with a heritage contractor. This 
revised strategy will permit the panelization of all building facades for this 
building (on the top storey), as opposed to only a portion as originally 
anticipated.Additional information about this strategy is provided under the 
Appendices. 

No interior elements will be retained, as interiors have been modified and 
do not hold any heritage value. All existing roofs (which are all flat roofs) 
will be removed and replaced with new flat roofs. 

As each building on the site varies in scale, design, and condition, the 
identification of specific conservation methods is explained in conjunction 
with observations of the existing condition of the buildings, and is available 
in Section 3 of the Conservation Plan. Proposed elevations related to the 
existing buildings are available in Appendix I. 

GBCA Architects 

1 April 2021 

As with all heritage-related projects, new information may be uncovered 
during the building dismantling process, which can impact details of the 
conservation strategy and inform on the proposed design to incorporate 
newly found items. 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GBCA Project # 19002 - 8 Elm Street— Conservation Plan 	 1 April 2021 

3. OBSERVATIONS AND ACTION 

The information contained in this section is also annotated on drawings 
found in Appendix I to this Conservation Plan. Refer also to the 
Conservation notes on GBCA’s drawings. The work is further detailed in the 
Heritage Specifications, which are not appended to this report. 

For the purposes of this report, the following definitions apply: 

Good: Only minor repairs required (ie. cleaning) 

Fair: Functional, requires repair (ie. repointing) 

Poor: Requires repair in order to be functional 

Very poor: May be nearing functional failure 

Unsalvageable: Beyond repair, too far compromised to warrant  


retention/ repair 

3.1 General Conservation Notes 

•	 All conservation work to be executed as noted in the specifications 

prepared by GBCA 


•	 Verify all conditions in the field and notify consultant immediately 

of any discrepancy between drawings and existing conditions. 


•	 Fixing scaffolding, temporary barriers and/or hoarding into heritage 

materials (brick, stone, etc) is not be permitted. Anchor only into 

joint mortars 


•	 Protect existing heritage features from damage during construction, 

and repair any damage to as found or better condition 


•	 Make test patches (mock-up) and consult with GBCA to select the 

most suitable cleaning method in each case 


•	 The level of cleanliness to be determined by heritage consultant on 

site. 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3.2 8 Elm Street 

This building is a three-storey brick building and is occupied by offices on 
all floors. A portion of the ground floor is vacant. 

3.2.1 Exterior walls 

OBSERVATIONS 

•	 Exterior walls are of multi-wythe brick construction 

•	 Bricks are laid in running bond, which indicate, based on the age 

of the building, that clip bonds may have been used as part of the 

construction of the building. 


‣	 Clip-bond construction consists of using diagonally placed 
bricks to tie the wythes together, which is not a structurally 
stable method of construction. 

‣	 The diagonal bricks have likely failed, however, there is no 
indication of failure (bulging) in the wall. 

‣	 Bricks along Elm Street are in good condition 

•	 Some areas of brick include soiling and bird droppings 

•	 Ivy covers the eastern portion of the Elm facade and cover the 
 entire east side wall 

•	 Side walls are generally in good to fair condition, with the lower 
portions covered in stucco for protection against vehicular damage 

Close-up of the upper storey and the parapet wall. Note the staining due to water 
runoff under the sills, which themselves are soiled. Soiling is also present at the top 
of the brick pilasters. 

Remnants of ivy branches are 
present at the southeast corner , and 
cover the entire east side wall. 

GBCA Architects 6 



 

  

GBCA Project # 19002 - 8 Elm Street— Conservation Plan 	 1 April 2021 

ACTIONS 

The Elm facade is identified as having heritage value, including the ground 
level storefront and upper storey windows. 

•	 Retain Elm Street facade in-situ with a retention structure 

•	 Dismantle and rebuild the west side wall 

‣	 The west side wall will be rebuilt to a larger extent of its 

original length to encompass the new uses on the ground 

level. The wall can not be retained in situ due to the site 

restrictions with the adjacent Arts and Letters Club and the 

requirement to use the eastern side of that side wall for 

excavation purposes.  


‣	 Considering the wall will be rebuilt, the three-dimensional 

form of the building will be retained and will not impact the 

heritage value of the building. 


•	 Dismantle and partially rebuild the east side wall 

‣	 The east side wall will be partially rebuilt as the building will 

integrate with a new ground level design, where additional 

interior space is needed. 


‣	 The rebuilt wall will be approximately 2.5 metres long and 

fully exposed to the exterior, for its entire height. 


•	 Provide mock-ups of selected cleaning techniques for each 

element for review by the heritage consultant. The approved mock-

up will serve as the standard of cleaning for the remainder of the 

work. 


•	 Remove ivy from masonry, including all left-over tendrils, and 

clean surface where necessary with low-pressure wash. 


•	 Repair or replace bricks and repoint mortar joints where indicated 

on the drawings 
 

Overall view of the 8 Elm Street facade 

GBCA Architects 7 



 

  

GBCA Project # 19002 - 8 Elm Street— Conservation Plan 	 1 April 2021 

3.2.2 Upper-storey Windows 

All existing south-facing windows on the building will be conserved, 
however, in order to temporarily secure the facade with a retention 
structure, the windows will need to be removed so that beams can go 
through the existing openings. Windows will be removed, taken off-site for 
repair and maintenance, and brought back to the facade for re-installation. 

OBSERVATIONS 

•	 Windows are of wood. All windows are in good condition and 

their design / materiality are compatible with the heritage character 

of the building 


ACTIONS 

•	 Remove all windows and store in controlled environment for repair 

and maintenance 


‣	 Removal is required for installation of retention structure to go 

through existing window openings. 


•	 Reinstate existing windows in original openings following removal 

of retention structure. 
 

Close-up of the upper storey windows. At the second storey, the windows consist of 
a pair of double hung windows separated with a thick mullion at the center, and 
topped with a fixed semi-circular transom. At the third storey, windows are double 
hung, with a vertical muntin bar on each sash. 

GBCA Architects 8 



 

  

GBCA Project # 19002 - 8 Elm Street— Conservation Plan 	 1 April 2021 

3.2.3 Storefront 

OBSERVATIONS 

•	 Existing storefront consist of wood elements (bases, pilasters, 

brackets and signage bands).  


•	 The storefront is not of original design 

•	 Condition of storefront wood elements is generally good to fair. 

•	 Paint is flaking in localized areas 

•	 Windows are of wood frame and double glazed.  

•	 Doors are of wood  

•	 Entryways are not universally accessible as a step is required from 

the sidewalk to access the ground level 


ACTIONS 

•	 Preserve current storefront design and retain all storefront elements 

•	 Remove all flaking paint from wood surfaces, apply wood 

treatment and repaint (maintain existing colour) 


•	 Repair damaged wood surfaces with dutchman repairs or epoxy 

treatment, as required. 


•	 Replace damaged metal flashing with new to match 

•	 Make entrances accessible by lowering select concrete curbs 

‣	 Alterations to the door will be required (new hardware and 

equipment) 
 

Close-up of the storefront’s western entrance. Note the flaking paint near the edges 
of the bases as they touch the ground as well as at edges overall. These conditions 
are typical throughout the storefront. 

GBCA Architects 9 
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3.2.4 Upper cornice and brick parapet 

OBSERVATIONS ACTIONS 

• Upper cornice is of pressed metal with different brackets styles • Preserve current appearance of cornice and brackets 
ending each brick pilaster 

• Additional interventions may be required upon closer access 
Brick parapet spans the two central bays and is in good condition • (cleaning, repairs, repainting, etc.)  

• No visible sign of deterioration was noted  

Close-up of the upper cornice and brick parapet (collage photograph) 
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GBCA Project # 19002 - 8 Elm Street— Conservation Plan 	 1 April 2021 

3.3 348-350 Yonge Street 
  
This building occupies the northwest corner of Yonge and Elm Streets and is 
a two-storey brick building. The building is occupied on the ground floor by 
commercial establishments and is vacant on the second storey. 

3.3.1 Exterior walls (including sills and lintels) 

OBSERVATIONS 
•	 Exterior walls observed to be 4 wythes in thickness 

•	 Bricks are laid in common bond, with header bricks at every 6th 

course. 


•	 All brick and stone surfaces are covered in successive layers of 

paint 


•	 Beyond the paint the bricks may be spalled in localized areas. 

•	 Holes are present throughout the brick surfaces (indicative of 

previous anchor fastenings) 


•	 Many ferrous anchors are present near the top of the wall (location 

of flagpole holders) 


•	 Localized stepped cracking in brick wall appears near lintels 

•	 Bird droppings on top of window sills 

•	 Sills: one is completely eroded and one is damaged 

•	 Alterations to ground level openings are noticeable, primarily 

along the Elm Street facade 


‣	 These openings appear disconnected with the upper storey 

windows, showing the independant occupancies at the ground 

and second levels. 


‣	 Approximately 9 metres of the Elm Street facade portion closer 

to Yonge Street has been heavily altered with new finishes that 

include stucco parging. 
 

Yonge Street facades of 348-350 Yonge Street 

Note the highly altered storefronts, which appear to have removed much 

of the original fabric (cornices, pilasters etc.) two window sills at the 

second storey which are heavily deteriorated.
 2018 (GBCA) 

c.1950 (City of Toronto Archives) 
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GBCA Project # 19002 - 8 Elm Street— Conservation Plan 	 1 April 2021 

ACTIONS 

•	 Document the building through detailed photographs and 

drawings prior, during and following conservation work 


Facade panelization 
•	 Panelize the top storey of the Yonge and Elm Street facades 

‣	 the original strategy was to retain the Yonge Street facade and 

the easternmost 4.8 metres portion of the Elm Street frontage 


‣	 Elm Street is the proposed entryway for vehicular access during 

construction work. Once re-assembled, it will include 

vehicular entry  for the new development. 


‣	 Considering this portion of the facade has no particular 

architectural expression or articulation, dismantling and 

rebuilding the ground level portion will not impact the 

building’s design. 


‣	 The logical cut lines of the facades are located at window 

jambs to ease the cutting process. See Appendix IV for 

elevations. 


‣	 The re-assembly will include re-keying face bricks with 

salvaged bricks or new bricks to match to erase any indication 

of cut lines 


Facade interventions 

•	 Remove all paint on surfaces with chemical cleaning 

•	 Remove all ferrous materials and patch all holes with mortar to 

match existing colours. 


•	 Replace damaged bricks where required 

•	 Repair cracks in masonry and stabilize, where required 

•	 Clean all bird droppings from sills with chemical cleaning 

•	 Replace sill that is completely eroded and repair sill that is 

damaged with dutchman repair. 


•	 Repair, replace and repoint areas of the facade as necessary 

following paint removal 


•	 Include two additional window openings on the top storey of the 

Elm Street frontage, once panels are reinstated. 
 

Top: overall Elm Street facade, 2016 (GBCA) 

Bottom: Close-up at grade, 2018 (GBCA) 

Note the double doorway in the 2018 image that was added in a previous single 

doorway opening (see the lintel above as a trace). The exposed unpainted brick 

around the doorway is shown as in fair to poor condition.
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Above left: 

Close-up of second storey on Yonge Street facade. Note the deteriorated window 

sills. The brickwork above the signage light boxes is deteriorated with eroded mortar 

joints and damaged bricks, likely due to alterations to the storefronts (GBCA 2018). 


Above right: 

Close-up of storefront on Yonge Street facade. Materials visible near the signage light 

boxes do not appear to be original and are later alterations, all of which appear to 

have severely damaged the brickwork. (GBCA 2018) 


Below right: 

Close-up of base of storefront along Elm Street. Finishing shown in this portion of the 

Elm Street facade appears to be a concrete parging to mimic the appearance of 

brick with plywood backing. Traces of previous ceramic tiling is evident. This 

finishing is applied on the easternmost portion of Elm Street, under the signage band
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facade area to be discarded - alterations are 
significant and a new ground level storefront 
will be proposed to better address the streets. 

See proposed architectural elevations 

metal entablature to be 
documented, catalogued 

and removed prior of 
panelization. See also 

page 18. 

PANEL  
#1 

PANEL  
#2 

PANEL  
#3 

PANEL  
#4 

PANEL  
#5PANEL  

#6PANEL  
#7 

PANEL  
#8 

ORIGINAL AREA PROPOSED TO BE RETAINED 

area where bricks, 
sills and lintels are 
to be catalogued, 

cleaned and 
salvaged for re-use 

in the masonry 
restoration of this 

building 

Approximate areas of panelization of 348-350 Yonge Street. For elevation of areas, 
refer to Appendix IV. 
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GBCA Project # 19002 - 8 Elm Street— Conservation Plan 	 1 April 2021 

3.3.2 Windows and doors (excluding Yonge Street storefront) 

OBSERVATIONS 
•	 At ground level: windows and doors are modern aluminum 


replacements 


•	 At upper storey: windows are wood, double hung, single glazed 

and appear as original 


•	 Original wood windows are in fair to poor condition. 

•	 Successive layers of paint have been noted on the wood surfaces. 

Paint is flaking, exposing the wood  


Examples of windows on the Elm Street facade. Windows are of wood, double 
hung, with the lower sash larger than the upper sash. 

ACTIONS 
•	 Remove all modern aluminum windows and doors. 

‣	 Ground level will be redesigned with new aluminum framed 
windows and doors. 

•	 Remove all upper storey wood windows and replace with new to 
match 

‣	 Windows require removal prior of facade panelization strategy 

‣	 New windows will be of wood with an aluminum cladding on 
the exterior and replicate the existing double-hung style and 
design shown.  

Example of a lower sash with its bottom rail heavily deteriorated. 

GBCA Architects 15 



STORE NAME

 

  

GBCA Project # 19002 - 8 Elm Street— Conservation Plan 	 1 April 2021 

3.3.3 Yonge Street storefront 

OBSERVATIONS 
•	 Storefront structure not properly assessed due to amount of signage 


which, due to their current occupancy, could not be removed. A 

wood beam was visible, but its condition was not confirmed. It is 

expected the beam is in poor condition if it is original. 


ACTIONS 
•	 Remove all obstructions from current storefront and expose the 


existing structure and, if existing, any original finishes. 


‣	 Undertake investigation and documentation of the existing 

condition of the structure 


‣	 Intention is to remove the wood beam (as it is expected to be 

in poor condition) and replace with a new structural steel 

beam and columns. 


•	 Rehabilitate storefront with a new design that respects design 

principles of late 19th century storefronts, using new materials. 


‣	 New storefront is inspired by the 1950s photograph (see right) 

and takes design cues through similar proportions and 

elements. 


‣	 Rehabilitated storefront will turn the corner of the building and 

extend to a portion of the Elm Street facade 


‣	 In the event original heritage fabric is found, it will inform on 

the design of the new storefronts. 


‣	 New materials to include wood, metals, glass and granite at 

the bases. 


‣	 Rehabilitated storefront design must be considered preliminary 

as it is subject to change if additional information is found 

following existing storefront dismantling and through 

coordination with the new retail requirements 


•	 Rehabilitate ground level openings along Elm Street  

Top : 1950s photograph of storefronts 

Middle: 2018 Panorama view of storefronts. 

Bottom: Proposed schematic storefront design.
 

STORE NAME 
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Close-up view of storefronts along Yonge Street	 Close-up view of the condition between signage bands, showing a mix of 
materials resulting from successive alterations. At this location was noted a 
wooden beam, which appear to be original yet was not fully assessed due to 
obstructions of the signage bands. 
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3.3.4 Entablature 

OBSERVATIONS 
•	 Entablature consists of three parts: 

‣	 a cornice in pressed metal 

‣	 a frieze in crimped metal, which includes festoons that are 

possibly of metal appliqués 


‣	 an architrave moulding, in pressed metal 

•	 Entablature is painted 

•	 Frieze appears to have multiple layers of paint as surface is 

‘’patchy’’ 


•	 Cornices and architrave mouldings are damaged in localized parts 

due to bending corrosion and holes 


•	 Some festoons are damaged in localized areas 

•	 Metal flashing over cornice is generally damaged and deteriorated 

ACTIONS 
•	 Document and dismantle existing pieces. Cut pieces in strategic 


locations (at existing joints) for future reinstatement. 


•	 Remove paint with chemical cleaning 

•	 Remove patchy areas of frieze 

•	 Repair all damaged elements 

•	 Replace heavily damaged metal components with new to match in 

gauge and style 


•	 Repair festoons with epoxy and replace heavily damaged 

components with new carved elements. 


•	 Replace metal flashing  

seams of the wooden frieze which vary in their locations. Removal of pieces will 
need to consider these conditions to avoid damage to festoons located in front of 
seams. There appears to be plaster or epoxy applied throughout portions of the 
wooden frieze to mask any potential imperfections of the wood, although the 
plaster is crudely applied. The metal flashing of the cornice is generally bent and 
corroded. 

Overall view of the entablature along Elm Street. Note the metal anchors that 
have damaged the metal cornice and architrave moulding 

Close-up view of the entablature, showing the decorative festoons. Note the 
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3.4 352-354 Yonge Street 

This building is a three-storey brick building, which is partly occupied on 
the ground floor and vacant on the upper floors.  

3.4.1 Exterior walls 

OBSERVATIONS 
•	 Exterior walls are of multi-wythe brick construction 

•	 Bricks are laid in running bond, which indicate, based on the age 
of the building, that clip bonds may have been used as part of the 
construction of the building (see description of clip bond on page 
3) 

‣	 1950 photograph show some of the existing cracks before 
alterations to the storefront were made. Most likely, failure in 
the clip bond has been happening since before the 1950s. 

•	 All brick surfaces are covered in paint 

•	 Window sills are likely stone, but hidden behind pressed metal 
cornice and storefront signage. They are likely painted 

•	 Holes are present throughout the brick surfaces (indicative of 
previous anchor fastenings) 

•	 Remnants of previous signage metal framing are still present on the 
facade 

•	 Facade stability: The facade is in very poor condition 

‣	 Significant ‘’shifting downards’’ is evident in the center of the 
facade, noticeable by step cracks and the misalignment of 
window openings, further made clear from the interiors. 

‣	 This significant shifting of the facade is likely a result of recent 
storefront alterations that have worsen the stability of this 
facade.  

Yonge Street facade of 352-354 Yonge Street 

Top: c.1950 (City of Toronto Archives).  Bottom: 2018 (GBCA) 

Note the ‘’depression’’ at the middle of the wall, likely due to the changes in the 

storefront design (green arrows indicates approximate direction of depression).
 

GBCA Architects 19 



 

 

 

  

GBCA Project # 19002 - 8 Elm Street— Conservation Plan 	 1 April 2021 

ACTIONS 
•	 Document the facade through detailed pictures and drawings 

•	 Dismantle façade and rebuild in kind 

‣	 Facade is too deteriorated and the shifting in plane is 

significant. 


‣	 In-situ conservation, while desirable, is not feasible or 

advisable.  


‣	 Panelling will not be feasible as this strategy works best when 

the wall is plumb. The discrepancies in the wall will challenge 

panelling and render it inefficient. 


‣	 While it is possible to stabilize the facade in its current 

‘’shifted’’ state, this strategy is not recommended as it will 

make rehabilitation challenging and inefficient, where the final 

product will not have an appealing appearance. Significant 

repairs and non-reversible interventions to the facade will be 

required, such as structural bracing, and reinforcement with 

ties. 


‣	 Good quality salvaged bricks and sills, where available, will be 

re-used for the rebuilding.
 

•	 Replace top metal flashing, as required.  

3rd storey interior view. Note the cracking above the window (arrow) and the 
visible displacement of the wall towards the right (center of the facade). 

View of a second storey window showing the visible displacement of the 
lintel(green arrow). Stepped cracking is also notable above the lintel. Note the 
many holes on the facade, previous locations of anchors to secure signage. 

3rd storey interior view. Note the cracking above the window (arrow) and the 
visible displacement of the wall towards the left (center of the facade), evident by 
the sloping window sill. 
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3.4.2 Upper storey windows 

OBSERVATIONS 
•	 Of the 12 windows, 10 are original in wood and 2 are aluminum 


replacements 


•	 The original windows are double hung, with the upper sash of 

smaller size and consisting of 12 lites. 


•	 Original windows are generally in fair to poor condition 

•	 Successive layers of paint have been noted on the wood. Paint is 

flaking and exposing the wood. 


•	 Bird droppings are present on windows 

•	 Glass is broken on one of the lites. Windows are single pane. 

ACTIONS 
•	 Remove all wood windows for restoration to an off-site location 

‣	 Window restoration will consist of: 

‣	 paint removal and repainting 

‣	 repair of damaged wood units and replacement of heavily 

damaged items 


‣	 Interventions to address glass efficiency may consist of one (or 

a combination) of the following strategies: 


‣	 removal of all glass panes, retention of sashes and frames 

and replacement with new insulated glazed units (only 

possible if sashes can accommodate an increase in glass 

thickness) 


‣	 retention of existing glass and inclusion of new interior 

storm sash windows 


‣	 replacement of lower sash with new wood sash and new 

insulated glazed units 


•	 Replacement of 2 non-original windows with new wood windows 

to match. 
 

GBCA Architects 

Aluminum frame (non-original).               Wood frame (original) 

View of second storey windows. The upper sash has been lowered to include 
what appears to be an air conditioning unit. Note the bird droppings on the glass 
and the painted wood surfaces. 
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3.4.3 Storefront 

OBSERVATIONS 
•	 The existing storefront is a result of successive layers of removals, 

additions and alterations. Almost all original storefront fabric has 
been lost. 

•	 Current storefronts include modern finishes (ceramics, wood and 
metal) and signage light boxes, all of which are in fair to poor 
condition. 

•	 Current entryways have been relocated from their original positions 

•	 Remnants of original finishes have been noted, particularly traces of 
a wood cornice above 352 and 354 Yonge. 

ACTIONS 
•	 Remove all obstructions from current storefront and expose the 

existing structure and, if existing, any original finishes. 

‣	 It is expected that original finishes will be in poor condition and 
their integrity lost due to layers of removals and alterations. 
Original finishes (such as the wood cornice), will be 
documented and referenced in a rehabilitated storefront 

‣	 Intention is to remove the wood beam (as it is expected to be in 
poor condition) and replace with a new structural steel beam 
and columns. 

•	 Rehabilitate storefront with a new design that respects design 
principles of late 19th century storefronts, using new materials. 

‣	 New storefront is inspired by the 1950s photograph (see right) 
and takes design cues through similar proportions and elements. 

‣	 New design to reference any traces of original finishes found 
following careful removal of existing non-original storefront 
finishes. 

‣	 New materials to include wood, metals, glass and granite at the 
bases. 

‣	 Rehabilitated storefront design must be considered preliminary 
as it is subject to change if additional information is found 
following existing storefront dismantling and through 
coordination with the new retail requirements  

GBCA Architects 
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2018 view of storefronts 

1950s photograph of storefronts 

STORE NAME 

Proposed schematic storefront design. 
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3.4.4 Pressed metal cornice 

OBSERVATIONS 
•	 Located between the second and third storeys 

•	 Painted in the same colour as the bricks on the facade 

•	 Cornice is in fair to poor condition 

‣	 Signs of rust in many areas 

‣	 Metal is damaged with holes for signage structure 

‣	 Presence of dirt throughout the surface 

ACTIONS 
•	 Remove cornice for restoration off-site. Restoration will include 

‣	 Cleaning of surface 

‣	 Repair and patch holes 

‣	 Replace severely damaged metal pieces 

‣	 Repaint surface to match existing colour. 

‣	 Replace top metal flashing and lookout wood support, as 
required.  

Close-up views of pressed metal cornice between the second and third storeys, 
which is punctured in some locations for signage structure. The cornice is bent, 

dirty and corroded at the top. 
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3.5 Heritage Specifications 

The following heritage-related specifications have been prepared by GBCA 
and are available upon request: 

Division 01 GENERAL REQUIREMENTS 
  General Requirements 
  Photographic Documentation 
  Submittal Procedures 
  Crack Monitoring 
  Scaffold Netting 
  Temporary Scaffolding 

Division 02 EXISTING CONDITIONS 
  Existing Conditions Assessment 
  Dismantling procedures 

Division 04 MASONRY 
  Conservation Treatment for Period Masonry 
  Period Masonry Cleaning 
  Common Work Results (Mortar & Grout)  
  Brick Masonry 
  Granite Cladding 
  Stone Masonry 

Division 06 WOOD 
  Wood Restoration  
  Rough Carpentry 

Division 07 THERMAL AND MOISTURE PROTECTION 
  Metal Restoration Work 
  Sheet Metal Flashing and Trim 
  Joint Sealants 

Division 08 OPENINGS 
  Wood Window Restoration 
  New Wood Windows 
  Glass and Glazing 

Division 09 FINISHES 
  Paint Cleaning 
  Painting  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4. PHASING AND SCHEDULING OF CONSERVATION  
 WORK 

At this stage of the project, planning for the phasing of the conservation 
work is ongoing and will be determined upon further discussions with 
members of the design team. 

4.1 Construction Site Access 

The development site is located in a dense urban environment. Site access 
for construction purposes is not possible on Yonge Street and will only be 
feasible along Elm Street. The current access between 8 Elm and 2-6 Elm is 
approximately 2.5 metres (8 feet) wide and will need to be sufficiently 
increased to allow access to the site. 

4.2 Facade stabilization 

This strategy applies only to the 8 Elm Street facade. Refer to Appendix III. 

4.3 Facade panelization 

This strategy applies to 348-350 Yonge Street with facades along Yonge 
Street and Elm Street. Refer to Appendix IV. 

4.3 Facade Restoration 

Scheduling of the work based on the conservation measures identified in 
the following pages is typically determined by the restoration contractor, in 
collaboration with other contractors on the job site. The facade restoration 
scope typically begins later in the project schedule, once the facades are 
secured to a new backing structure, allowing any retention system (for 8 
Elm Street) to be removed and scaffolding to be installed for access and 
masonry restoration. 

4.4 Coordination with design team 

At this early stage of the design of the project, coordination will be 
required as the development proceeds into subsequent phases, when other 
consultants are added to the design team and further assessments are 
prepared which may have an impact on portions of the conservation scope 
of work. For instance, considerations for building envelope performance, 
such as doors and window details, glazing types and hardware have not 
been fully developed at this early stage and will be addressed at 
appropriate times during design development and the preparation of 
construction drawings. As these items are developed, they will not impact 
the overarching conservation strategy approved by City Council. 

4.5 Unknown conditions 

As in all work involving existing buildings, new information may be 
uncovered during the building dismantling process, which can impact 
anticipated details in this Conservation Plan. An example is the unknown 
condition of the storefront structures, which may reveal existing conditions 
that impact the scope of work and require specific site instructions.  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5. PRELIMINARY COSTING 

Costing estimate will be provided under separate cover. 

6. CONCLUSION AND NEXT STEPS 

The current proposal for the subject site will be refined in subsequent 
phases (and will further be detailed in construction drawings). The 
Conservation Plan remains consistent with the guiding conservation 
strategy and will not be significantly affected as the design of the new 
development progresses. The original conservation strategy of retention in 
situ for a portion of 348-350 Yonge Street was reviewed based on site 
conditions and in coordination with a heritage contractor. The proposed 
conservation strategy of panelization is adequate and will allow a larger 
extent of physical conservation than originally anticipated, which is a 
positive change for the heritage value of the project. 

Additional required plans will be submitted at the Site Plan Approval stage 
and will complement the information in this Conservation Plan. 

As with all heritage related projects, new information may come to light as 
the construction work is undertaken, for instance, the removal of the 
existing storefronts along Yonge Street, which will provide a better 
understanding of the original storefront design and features, and can be 
either integrated or reinterpreted into the rehabilitated storefront design.  

Further, considering the early stage of the design process, coordination with 
the design team is ongoing and details regarding building envelope 
performance (which includes items that pertain to the historic building 
fabric) will be confirmed throughout the design development stages. 

7. CLOSURE 

The information and data contained herein represents GBCA’s best 
professional judgment in light of the knowledge and information available 
to GBCA at the time of preparation. GBCA denies any liability whatsoever 
to other parties who may obtain access to this report for any injury, loss or 
damage suffered by such parties arising from their use of, or reliance upon, 
this report or any of its contents without the express written consent of 
GBCA and the client. 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CONTEXT PLAN +
 BUILDING STATS

8 ELM

STREET

8 ELM ST. & 348-356

YONGE STREET

Toronto, ON

8 Elm St. & 348-356 Yonge Street, Toronto, Ontario

Proposed Residential Building

Site Area:
8 Elm & 348 Yonge St. - 1,355.3m2
356 Yonge Street - 444.5m2
TOTAL - 1,799.8 m² (19,372 ft²)

Top of Last Residential Floor = 215m
* MPH = 3.2m ABOVE 215m

Lot Frontage:

Yonge St: 37.7 m
Elm St: 50.4 m

ZBL 438-86

Retail:
8 Elm & 348 Yonge St - 671.3m2
356 Yonge St - 553.1m2
TOTAL = 1,224.4 m² (13,179 ft²)

Office:
8 Elm & 348 Yonge St - 0m2
356 Yonge St - 945.6 m² (10,177 ft²)
TOTAL = 945.6 m² (10,177 ft²)

Community Space:
8 Elm & 348 Yonge St - 471.4 m2 (5,074 ft²)

Residential:
8 Elm & 348 Yonge St  - 49,397.1m2
356 Yonge St  - 748m2
TOTAL = 50,145.1 m² (539,757 ft²)

Total Zoning GFA on Site:  52,785.8m² (568,181 ft²)

F.S.I (8 Elm/348 Yonge St & 356 Yonge St) : 29.32

ZBL 569-2013

Retail:
8 Elm & 348 Yonge St - 671.3m2
356 Yonge St - 553.1m2
TOTAL = 1,224.4 m² (13,179 ft²)

Office:
8 Elm & 348 Yonge St - 0m2
356 Yonge St - 945.6 m² (10,177 ft²)
TOTAL = 945.6 m² (10,177 ft²)

Community Space:
8 Elm & 348 Yonge St - 471.4 m2 (5,074 ft²)

Residential:
8 Elm & 348 Yonge St  - 50,806.7m2
356 Yonge St  - 748m2
TOTAL = 51,554.77 m² (554,930 ft²)

Total Zoning GFA on Site: 54,196.17 m² (583,362 ft²)

F.S.I (8 Elm/348 Yonge St & 356 Yonge St) : 30.11

Unit Count:
8 Elm & 348 Yonge St - 662 units
356 Yonge St - 5 Units
TOTAL UNITS = 667

8 Elm & 348 - 356 Yonge St Unit Mix:
B.:         35 5.25%
1BR & 1+D:  366 54.87%
2BR:     199 29.84% (Including 5 2BR units on 356 Yonge St.)
3BR:     67 10.04%

8 Elm & 348 Yonge Amenity Provided:
Indoor Amenity = 1,324.2 m² (14,253 ft²)
Outdoor Amenity = 677 m² (7,287 ft²)

356 Yonge St. Amenity Provided:
Indoor Amenity = 10m2 (107.6 ft2)
Outdoor Amenity = 0m2

Loading Provided:

At Grade - Type 'G' -1
At Grade - Type 'C' - 1

Bicycle Req:

8 Elm & 348 Yonge St. -

Residential long-term bicycle parking:0.9 x 657 units = 592
bicycle parking spots
Residential short-term bicycle parking:0.1 x 657 units = 66
bicycle parking spots

Retail long-term bicycle parking:0.2 per 100 SQM of office GFA
(671.3m2) = 2 bicycle parking spots
Retail short-term bicycle parking:3 + 0.3 per 100 SQM of retail
GFA (671.3m2) = 5 bicycle parking spots

Office long-term bicycle parking:0.2 per 100 SQM of office GFA
(945.6) = 2 bicycle parking spots
Office short-term bicycle parking:3 + 0.2 per 100 SQM of office
GFA (945.6) = 5 bicycle parking spots

Total long-term req.:596
Total short-term req.:76

Total bicycles req: 672

8 Elm & 348 Yonge St.  Bicycle Provided:

Total long-term (res. + office + retail) provided.: 634
Total short-term (res. visitors + office + retail) prov.: 80
Total bicycles provided: 714

356 Yonge St. -

Residential long-term bicycle parking:0.9 x 10units =
9 bicycle parking spots
Residential short-term bicycle parking:0.1 x 12 units = 1 bicycle
parking spots

Retail long-term bicycle parking:0.2 per 100 SQM of retail GFA
(553.1m2) = 1 bicycle parking spots
Retail short-term bicycle parking:3 + 0.3 per 100 SQM of retail
GFA (553.1m2) = 5 bicycle parking spots

Total long-term req.:10
Total short-term req.:6
Total bicycles req: 16
Total bicycles provided: 16

8 Elm & 348 Yonge St. Parking Required/Provided:

37 Parking spaces @ P1 level
37 Parking spaces @ P2 level
26 Parking spaces @ P3 level

TOTAL PROVIDED: 100 SPACES
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APPENDIX III 
Structural Retention Drawings 

8 Elm Street 
by Jablonsky Ast and Partners 
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APPENDIX IV 
Panelization Strategy 

by Clifford Restoration Group 
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