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Woodcliffe Landmark Properties 
10 Price Street, Suite 200 
Toronto, ON   M4W 1Z4 
 
AAtttteennttiioonn::        JJeeffff  CCrroossssiinngg  ––  CChhiieeff  OOppeerraattiinngg  OOffffiicceerr  
  
 
Dear Mr. Crossing: 
 

RREE::  11119966  --  11221100  YYoonnggee  SSttrreeeett,,  TToorroonnttoo,,  OOnnttaarriioo  

YYoonnggee  SSttrreeeett  EElleevvaattiioonn,,  CCoonnddiittiioonn  AAsssseessssmmeenntt  

          RRJJCC  PPrroojjeecctt##::  TTOORR..111199771199..00000011  

 

11..00 SSIITTEE  DDEESSCCRRIIPPTTIIOONN::  

The site is located at 1196-1210 Yonge Street, at the northwest corner of Yonge Street and Birch Avenue, in the City of 

Toronto, Ontario, and is comprised of two main buildings: 1196-1204 Yonge Street (referred to in this report as Building ‘A’), 

and 1206-1210 Yonge Street (referred to as Building ‘B’) Refer to Photos #2 through #4 in Appendix A. The buildings include 

a total of six retail units and one residential entrance along Yonge Street. However, due to the northward slope of Yonge 

Street at this site, these entrances are at varying elevations, with the entrances at 1196, 1198, 1200, 1202 & 1210 at-grade, 

the entrance at 1204 below-grade, and the entrances at 1206 & 1208 above-grade. Building ‘A’ includes 3 floors of residential 

apartments located above the retail units, while Building ‘B’ includes a single floor of residential above the retail units. The 

entrances to most of the residential units are located on the west elevation of the buildings. 

 

This property is currently under preliminary evaluation by Woodcliffe to explore feasibility options of future redevelopment. 

Overall design concepts include constructing a new multi-storey residential tower and incorporating the original Yonge Street 

Elevation into the new design. Woodcliffe has retained RJC to perform a review and provide a professional opinion regarding 

structural implications to incorporate the existing Yonge Street Elevation into the future redevelopment. 

 

Both buildings “A” and “B” are generally constructed of mass masonry comprised of a combination of clay brick, rubblestone, 

sandstone, and cinder blocks partition walls with wood framed floors and roof structure. No existing original construction 

drawings were available. The foundation walls were found to be unreinforced mass masonry rubble stone and multi-wythe 

brick with some localized sandstone assumed not to be original and mainly for aesthetic reasons. Based on our previous 

experience of building construction from this era, footings are assumed to be constructed from either unreinforced rubble 

stone or multi-wythe brick projecting out beyond the width of supporting walls between a 1:1 or 2:1 ratio to form a footing 

typically  8” to 12”  below the concrete slab on grade. Above grade exterior walls and interior dividing walls are comprised of 

unreinforced multi-wythe brick masonry. The floor and roof structures are mainly supported by timber joists pocketed directly 

into the masonry walls. Note our understanding of the construction of the existing structure is based on random localized 

locations where the structure was visible and therefore the size and geometry of framing members could not be confirmed 

Appendix C
1196-1210 Yonge Street - Condition Assessment (RJC, 2018)
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at this time. Commercial retail units are located at the ground floor units of each building, and feature large single-glazed 

glass windows. The residential windows appear to be single-glazed, and operable either by vertically-hung sashes or 

horizontal sliders. 

 

At Building ‘A’, the interior dividing walls between each unit extend beyond the exterior face of the east elevation, allowing for 

easy identification of the building structure. A wood cornice extends continuously across the east elevation between the 2ND 

and 3RD floor and does not appear to serve a structural purpose. At the 3RD and 4TH floors, continuous decorative brick arches 

are constructed over the windows. At the top of Units 1196 – 1200 Yonge Street, the parapet appear to be a standard brick 

masonry parapet, whereas the parapet at units 1202 – 1204 Yonge Street appears to be more elaborate and decorative. The 

residential windows appear to be single-glazed glass, and operable by either vertical or horizontal sliders. At the 2ND floor of 

Unit 1196, the east elevation appears to be covered with painted plywood. 

 

At Building ‘B’, the interior walls between units appear to be flush with the exterior face of the east elevation. The windows at 

the 2ND floor of Unit 1206 Yonge Street appear to be in line to the exterior wall, whereas the windows at Units 1208 & 1210 

Yonge Street appear to be bay windows. The parapet at the top of the building’s east elevation appears to be decorative brick 

similar to that of Units 1202 & 1204 Yonge Street. 

 

22..00    BBAASSIISS  OOFF  OOUURR  RREEVVIIEEWW::  

Our assessment was based on the following information: 

1. A site visit by representatives of RJC in the morning of Tuesday, December 5, 2017 to visually review the exterior 

elevations, as well as interior structural elements, where exposed, at the ground floor retail areas and select 

residential suites. Visual review of the exterior east elevation was carried out from grade only. 

2. A draft copy of the report 1196-1210 Yonge Street, Toronto: Preliminary Cultural Value Assessment, dated July 25, 

2017, and prepared by ERA Architects Inc. The report provides a background on the history of the site as well as a 

summary of its heritage value. 

3. A copy of  the memorandum ERA Comments – Preliminary Condition Assessment, dated September 25, 2017, and 

prepared by ERA Architects Inc. The memorandum highlights observations noted at the properties at 1196 – 1210 

Yonge Street. 

 

33..00    HHIISSTTOORRYY::  

In approximately 1888 – 1889, Building ‘A’ was constructed as a three-storey building with ground floor retail and 2 floors of 

apartment units above, with a sub-grade basement. In approximately 1906-1907, Building ‘B’ was then constructed as a two-

storey building, similarly with ground floor retail, and 1 floor of apartment units above, and a sub-grade basement. At the time 

of construction for both buildings, Yonge Street was nearly level, and featured an at-grade railway crossing for owned by the 

Canadian Pacific Railway across Yonge Street just south of Birch Avenue. 

 

Between the years 1914 – 1916, Yonge Street was re-graded as part of CP Rail’s plan to eliminate street level crossings along 

this stretch of rail corridor, requiring the excavation of Yonge Street underneath the existing tracks and converting the street 

into an underpass. As part of the re-grading, the sidewalks adjacent to Yonge Street were also re-graded to the same level 

as the street. This required excavation and exposure of the majority of the original below grade basement foundation walls 

of Buildings ‘A’ and ‘B’. Refer to Photo #5 in Appendix A. 
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After the re-grading was completed, the basement of Building ‘A’ was renovated to become new retail unit entrances. 

Consequently significant sections of the basement foundation walls were removed to allow for installation of new store front 

windows and entrances to suit the lowered exterior grade level. The previous retail units (now 2ND floor) were later converted 

into apartments, and the existing storefront windows were removed and replaced with brick infills, with smaller windows 

(similar those at the upper floor) were installed. Renovations of the new storefronts took place approximately between the 

years 1918 – 1933. 

 

Between the years 1935 – 1953, a section of the parapet at Units 1196 – 1200 Yonge Street was removed, while the 

decorative brick parapet at Units 1202 & 1204 Yonge Street remained. Between the years 1953 – 1973, the rounded parapet 

above the decorative parapet at Building ‘B’ was also removed. It is unclear at this time if these parapets were removed due 

to damage and/or deterioration or for other reasons. 

 

44..00    OOBBSSEERRVVAATTIIOONNSS::  

During RJC’s site review, the following observations were noted: 

 

1. At Building ‘A’, 3RD and 4TH floors, the brick and mortar at the exterior of the east elevation, appeared to be undergoing 

deterioration, with numerous loose, spalled or missing bricks most notably toward the upper floors of the elevation 

(Refer to Photo #7 in Appendix A). 

2. At Building ‘A’, at the base of the exterior walls on the east and south elevations spalling bricks and washed out 

joints were observed on the interior (Refer to Photo #8 in Appendix A). 

3. At Building ‘A’, Unit 1196, 2ND floor, the plywood covering the east elevation appeared to be undergoing deterioration. 

The condition of the wall behind the plywood was visually inaccessible at the time of review (Refer to Photo #9 in 

Appendix A). 

4. At Building ‘A’, between the 2ND and 3RD floors, the wood cornice appeared to be undergoing significant deterioration 

and decay (Refer to Photo #10 in Appendix A). 

5. At Building ‘B’, the exterior brick on the east elevation generally appeared to be in fair condition. 

6. At Buildings ‘A’ and ‘B’, the exterior bricks were typically coated in paint. Note that painted brick reduces the potential 

for moisture inside the brick to dry outwards. During seasonal changes, this moisture is susceptible to freeze-thaw 

cycles, which may result in deterioration of the brick. Further, as the brick is coated, the condition of the brick is 

visually inaccessible. Sounding of the exterior brick is required to provide a detailed assessment of the extent of 

damaged brick. 

7. At Building ‘A’, various locations, parging was observed over the existing brick. Similar to the painted brick, the 

condition of the brick behind the parging is visually inaccessible.  

8. At Building ‘A’, 4TH floor, the roofing membrane at the rear terraces was observed to be in poor condition, with several 

patches and poor detailing. While not included within the scope of the assessment, the condition of the roofing 

membrane, as well as the condition of the brick and mortar on the east elevation, suggests there has been poor 

maintenance of the building envelope for a considerable length of time and consequently high probability of water 

damage to the main structure. 

9. At Building ‘A’, 3RD and 4TH floor, Units 1196 and 1198, the brick wall on the east elevations appears to be bowing 

inwards. 
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10. At Building ‘A’, 3RD and 4TH floors, Unit 1196, the brick wall on the south elevation appears to be bowing inwards 

(Refer to Photo #11 in Appendix A). 

11. At Building ‘A’, at Units 1202 and 1204, the rooftop parapets appear to be leaning inwards (Refer to Photo #12 in 

Appendix A). 

12. At Building ‘A’, Unit 1196, 3RD floor, significant step cracking in the exterior brick on the south elevation was observed. 

Step crack appeared to extend from the corner of the 2ND floor window roof level. (Refer to Photos #13 & 14 in 

Appendix A). 

13. At various locations on the interior there was evidence of visible water infiltration indicating potential damage and 

deterioration to the main building structure. 

 

55..00    CCOONNCCLLUUSSIIOONNSS::  

Based on the above information and our own structural assessment we offer the following conclusions and 

recommendations: 

 

1. During the re-grading of Yonge Street, the soil directly adjacent to the original existing basement walls was 

excavated down to basement level. Therefore, the original basement foundation walls that were below grade are 

now exposed, predominantly at Building ‘A’. As the exterior grade was significantly lowered from the original intent, 

the building perimeter footings should have also been significantly underpinned at that time. In our opinion, it is 

unlikely that during the re-grading that any underpinning of the foundation walls was carried out. Consequently, we 

suspect the footings do not have sufficient frost cover, which expose the footings to potential frost heaving during 

seasonal freeze-thaw cycles. 

2. In addition to the above, the original below grade foundation walls have had large sections removed to facilitate 

storefront glazing. This resulted in a reduction of the building foundation to resist loads parallel to the wall (side-

sway). It also results in a redistribution of the building loads, as instead of the walls providing continuous support 

for the loads, the loads are now concentrated at “columns” (i.e. the remaining portions of the east-west walls) and 

in turn increasing the soil bearing pressure at these locations. We did not see evidence of reinforcing the original 

structure and assume the original foundations were not enlarged to accommodate this change in structural loading. 

3. Several sections of the east elevation of Building ‘A’ appeared to be out-of-plane (i.e. brick infill sections, parapets). 

The offset centre of gravity of these sections result in eccentric loads on the building foundations, which as noted 

above may be unable to sustain these loads. 

4. At units 1200 & 1202, 2ND floor, the “column” appears to be out of line with the floors above and below. This offset 

may not be structurally adequate to transfer the building loads from the floors above down to the foundation. 

Further investigation may be required to determine the existing structure at this location. 

5. Throughout the 3RD and 4TH floors of Building ‘A’, the existing brick and masonry appeared to be experiencing 

significant weathering and deterioration where visually accessible, with the potential for further deterioration at 

concealed locations (e.g. painting/parging). At these areas, there is a potential for a failure in the structural integrity 

of the walls to support its self-weight once the remainder of the existing building is removed, as well as potential 

for failure due to construction loads and vibrations due to the removal of the existing building and construction of 

the new building. 
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66..00    RREECCOOMMMMEENNDDAATTIIOONNSS::  

In our opinion, the Yonge Street elevation cannot be maintained during construction if the remainder of the structure behind 

is removed to facilitate redevelopment. Therefore, if the existing historical façade is to be incorporated into the new design, 

we would recommend removal and reconstruction of the façade. Our recommendation is based on the following: 

 

1. The exterior grade was lowered between 1914 - 1916 and this has exposed the existing foundation walls and 

footings directly to the elements making them susceptible to frost heave. 

2. Previous building alterations to remove the majority of the existing foundation wall along Yonge Street to convert 

the original basements into retail units with large store front windows. This alteration has significantly altered the 

load path and load distribution of the structure from the original intent. The original foundation walls would have 

acted to support and distribute the weight of the structure above along the length of the north-south foundation. 

Creating large openings and removal of the foundation walls has concentrated loads to be in line with the E-W 

dividing walls and also partially spread along these walls. Should the Yonge Street elevation be maintained and 

remaining structure removed, there would no longer be sufficient structural support for the façade above. In 

addition, there is no longer N-S lateral support along Yonge St. at the lowest level. 

3. We suspect the previous building alteration change the loading and may have overloaded the original footings and 

in turn this has led to differential settlement resulted in cracking and deformation of the structure above. An example 

of this is the continuous crack on the south elevation up to roof level and leaning out of the southeast corner. 

4. The extent of façade deterioration in terms shifting and leaning of parapets, spalling brick, loss of material, and 

deterioration of mortar joints is significant and shows signs of extensive structural compromise leaving removal 

and reconstruction as the practical method of restoration. 

5. There is visual shifting, cracking and overall deformation of the exterior for which repair would require removal and 

reconstruction in order to properly correct. 

6. There is evidence of considerable water damage which leads us to predict based on our review of similar buildings 

that the main building structure including masonry walls and wood framed floors may have considerable damaged 

and extensive repairs are required. 

 

Also note, in our opinion, this approach with careful removal and reconstruction techniques would reinstate and maintain the 

original heritage fabric that could also be reinforced and designed to with meet or exceed today’s building code requirements. 

 

77..00    DDIISSCCLLAAIIMMEERR    

This letter was prepared in accordance with generally accepted engineering practices.  No other warranties, either expressed 

or implied are made as to the professional services provided under the terms of our contract and included in this letter. 

 

Services performed and outlined in this letter were based, in part, upon visual observations of the site and attendant 

structures.  This report is based on our review of select portions of the existing building. We did not perform a comprehensive 

structural assessment of the entire building structure. Our opinion cannot be extended to portions of the building that were 

not reviewed by RJC. 
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This letter is exclusively for the use and benefit of the client, identified on the first page of this letter and is not for the use 

and benefit of, nor may it be relied upon by, any other person or entity.  The contents of this letter may not be quoted in whole 

or in part or distributed to any person or entity other than Woodcliffe without permission or RJC. 

 

88..00    CCLLOOSSIINNGG 

Thank-you for selecting Read Jones Christoffersen Ltd. for this project. Should you have any questions or concerns, please 

do not hesitate to contact this office. 

 

Yours truly, 

RReeaadd  JJoonneess  CChhrriissttooffffeerrsseenn  LLttdd.. 

 
Prepared by:         Reviewed by: 
 
 
 
Stephen Schauer, B.Eng., EIT       Craig Wadsworth, P.Eng., CCCA 
Engineering Intern      Associate      
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AAPPPPEENNDDIIXX  AA::  

PPHHOOTTOOSS  AANNDD  IILLLLUUSSTTRRAATTIIOONNSS  
(Photos taken on December 5, 2017) 
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Photo #1: General view of east elevation of 1196 – 1210 Yonge Street, Toronto 

 

 
Photo #2: General view of Building ‘A’ – 1196 – 1204 Yonge Street Toronto.  

Building ‘A’ 
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Photo #3: General view of Building ‘B’ – 1206 – 1210 Yonge Street Toronto. 

 

 
Photo #4: Aerial view of Building ‘A’ (red) and Building ‘B’ (yellow). 

 

Building ‘A’ 

Building ‘B’ 

Building ‘B’ 
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Photo #5: View of various historical modifications due to Yonge Street re-grading at Building ‘A’. The approximate line of 

original grading at time of construction is shown in red. The previous basement and current ground floor storefront is 
shown in blue. The previous storefront and current 2ND Floor shown is shown in yellow. The existing upper residential 

floors, shown in orange and appears to be mostly unchanged from the original construction. 
 
 
 
 

 
Photo #6: Building elevation outlining large sections of original basement foundation walls previously removed. 

PREVIOUS BELOW GRADE FOUNDATION 

ORIGINAL STOREFRONT 

EXISTING RESIDENTIAL 



 

RE:  1196 – 1210 Yonge Street, Toronto 
East Elevation Condition Assessment 
 

 RJC No.: TOR.119719.0001 
Page 11 of 15 

 
  

 
Photo #7: Typical view of deteriorated brick and mortar at 4TH Floor on east elevation of Building ‘A’. 

 

 
Photo #8: Typical view of deteriorated brick and mortar at base of exterior walls on interior side. 
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Photo #9: General view of plywood covering at Unit 1196, 2ND Floor. Plywood appeared to be undergoing deterioration. 

 

 
Photo #10: General view of existing wood cornice between 2ND and 3RD Floors at Building ‘A’. Wood cornice appears to be 

undergoing significant deterioration. 
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Photo #11: General view of south elevation of Building ‘A’. At 4TH Floor, the brick wall appeared to be visually bowed inwards 

approx. 6 to 8” 
 

 
Photo #12: General view of parapet at Units 1202 and 1204. Parapets appear to be leaning inwards approx. 15 degrees. 
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Photo #13: General view of south elevation of southeast corner of Building ‘A’. Significant step crack in brick wall noted at 

top of second floor to roof. 
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Photo #14: South elevation of southeast corner of Building ‘A’. Enlarged view of step crack in brick wall. 
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Architectural Drawings by KPMB (2021)
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Copyright is that of the Architect.
Any version of this drawing reproduced by any 
means from any media without prior written 
approval of the Architect is to be read for 
information only. 

The Architect is not liable for any loss or 
distortion of information resulting from 
subsequent reproduction of the original 
drawing.
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dimensions required to perform the Work 
and will report any discrepancies with the 
Contract Documents to the Architect before 
commencing work.

2. The Architectural Drawings are to be read 
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and the Structural, Mechanical and 
Electrical Drawings. In cases of difference 
between the Consultants' documents with 
respect to the quantity, sizes or scope of 
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otherwise noted.
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