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EXECUTIVE SUMMARY

Background

ERAwas retained by NJS SherbourneInc. as the heritage consultant
fortheredevelopmentofthe properties known municipally as 383-387
Sherbourne Street (the “Development Site”). This report considers
the impact of the proposal on heritage resources on and adjacent
to the Development Site. The report has been revised from an initial
submission dated July 26,2021. This revised HIA reflects an updated
development scheme following an OLT mediated settlement. New
content is indicated in pink throughout the report.

The Development Site is currently occupied by two four storey
residential buildings constructed in 1926-1927.

Heritage Status

The Development Siteis located within the Cabbagetown Northwest
Heritage Conservation District (CNWHCD) and, as such, the properties
at 383 and 387 Sherbourne Street are designated under Part V of
the Ontario Heritage Act (OHA). The HCD Plan does not classify
the properties within its boundaries as either “contributing” or
“non-contributing”.

The Development Site is also considered adjacent to a number of
PartVdesignated properties, including 377,381 and 391 Sherbourne
Street, and 32-36 and 50 Bleecker Street.

Proposed Development

As a result of a mediated settlement, the development proposal
has been revised. The revised development, as illustrated in the
architectural drawings prepared by Arcadis Architects dated May
12,2023, shifts the tower footprint northward to allow for the whole
building conservation of 383 Sherbourne Street, in situ. Given the
poor condition of the existing building at 387 Sherbourne Street
as a result of fire damage, only the west (primary) elevation will be
retained in situ, while portions of the north and south elevations will
be reinstated, and incorporated into the podium of a new 39-storey
residential building.

End



Impact Assessment & Mitigation Measures

An assessment of the cultural heritage value of the existing buildings
on the Development Site, contained in Section 5.0 of this report,
indicatesthatwhile the existing buildings possess minimal contextual
value as low-rise interwar apartment buildings along Sherbourne
Street, neither building meets the criteria under Ontario Regulation
9/06. The revised development conserves the contextual value of
the site through: full building conservation of the existing building
at 383 Sherbourne Street and retention of the primary facade of 387
Sherbourne Street. Given the poor structural condition of the existing
building at 387 Sherbourne Street, a full retention and repair scopeis
not feasible; however, the west (primary) elevation will be retained in
situ,and the north and south returns, will be deconstructed, salvaged
and reinstated.

The proposed multi-storey volumeis generally concentrated above the
retained 387 Sherbourne Street fabricand encloses the retained north
elevation of 383 Sherbourne Street, conserving the three-dimensional
legibility of both heritage buildings. The tower is setback from the
primary (west) elevation of the heritage podium at the fifth storey
to provide visual and physical differentiation between new building
fabric and the retained and restored elevations. The materiality and
fenestration of the revised development, includingtransparent glazing
and spandrel panels, together with the aforementioned setbacks,
break up the massing of the tower and ensure new construction is
compatible with, yetdistinguishable from the retained heritage fabric
and the character of the CNWHCD, more broadly.

Conclusion

Through various design and mitigation measures discussedin Section
7 of this report, the proposed development conserves the cultural
heritage value of on-site and adjacent heritage properties, as well as
the heritage character of the Cabbagetown Northwest HCD. Further, the
proposed developmentis also found to conformwith provincial policy
directives, Official Plan heritage policies and relevant municipal design
guidelines, while allowing forintensification of the Development Site.

End
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INTRODUCTION

1.1 Scope of the Report

ERA was retained by NJS Sherbourne Inc. as the heritage consultant
for the redevelopment of the properties known municipally as 383-387
Sherbourne Street (the “Development Site”). This report considers the
impact of the proposal on heritage resources on and adjacent to the
Development Site. Since the initial Zoning By-law Amendment (ZBA)
application, which was submitted on July 26, 2021, the proposed
development was appealed because of a lack of decision, and went
to Ontario Land Tribunal (OLT) mediation. The first hearing took place
on July 6,2022 and a second hearing occurred on February 27, 2023.
Results of the mediated settlementincluded the tower footprint shifting
north to allow for the whole building conservation of 383 Sherbourne
and the overall height of the tower being reduced to 39 storeys. The HIA
is being reissued to describe the proposed OLT settlement and update
the impact assessment, mitigation strategy and conservation strategy
in accordance with these changes. Additional historic research was not
conducted, and no updates to the policy framework are required.

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

1.2 Present Owner Contact

NJS Sherbourne Inc.
2345 Yonge Street, Unit 405
Toronto, Ontario M4P 2E5

End



1.3 Site Location and Description

The Development Site is located on the east side of Sherbourne Street,
north of Carlton Street,and comprises the properties municipally known
as 383 and 387 Sherbourne Street.

383 Sherbourne Streetis a4-storey apartment building thatis rectangular-
shaped in plan, dating to 1927. 387 Sherbourne Street is a 4-storey
apartment building that is T-shaped in plan, and dates to 1927.

The Development Siteis located withinthe Cabbagetown neighbourhood,
which is defined by its lowrise semidetached and detached residential
typologies. Around the intersection of Sherbourne Street and Carlton
Street, the built-form contains a mix of Victorian houses, apartmentsfrom
theearly and mid 20th century, institutional buildings, parks, and surface
parking lots. This area of Sherbourne Street is largely low-rise, with the
exception of the 10-storey Sherwood Apartments, located on the west
side of Sherbourne Street, directly across from the Development Site.
Those institutional buildings include churches like Paroisse du Sacre-
Coeurand Saint Luke’s United Church located south of the Development
Site. Allan Gardens is located south-west of the Development Site.

1. Satelliteimage, with the Development Site outlined in pink (Source: Google Maps, annotated by ERA Architects).

End



1.4 Site and Context Photographs

2. Photograph looking
east on Sherbourne
Street showing
the properties at
383 (right) and 387
(left)  Sherbourne
Street. While 383
Sherbourne Street
remains occupied
by residential uses,
387 Sherbourne
Street is vacant
(Source: ERA
Architects).

3. West elevation of
383 Sherbourne
Street (Source: ERA
Architects).

4. South elevation of
383 Sherbourne
Street, rear addition
to Sacre-Coeur
Parish Church at
381 Sherbourne
Street, and the
adjacent  parking
lot (Source: ERA
Architects).

r li ‘\ Issued: May 15,2023
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5. East (rear) elevation
of both 383 and 387
Sherbourne Street,
looking north from
surface parking
lot at Paroisse
du Sacre-Coeur,
the adjacent
church property
381 Sherbourne
Street (Source: ERA
Architects).

6. North elevation of
387 Sherbourne
Street, looking
south east. The
flanking wings of
the T-shape can
be seen atthe
rear (Source: ERA
Architects).

7. Therear addition
to the Sacre-Coeur
Parish Church at
381 Sherbourne
Streetis adjacent
to 383 Sherbourne
Street, seen on the
left (Source: ERA
Architects).
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8. TheMel Court
Apartments at
391 Sherbourne
Streetis adjacent
to 387 Sherbourne
Street, seen on the
right (Source: ERA
Architects).

9.  View of Sherbourne
Street looking
north, with the
Development
Sire at the right of
the photograph
(Source: ERA
Architects).

10. Looking south-east
on Sherbourne
Street. The
Development Site
is situated in the
centre-right of the
photo (Source: ERA
Architects).




1.5 Heritage Context

Municipally-recognized heritage properties are located both on and
adjacenttothe Development Site. These properties are outlined below.

On-Site Heritage Resources

The Development Site is contained within the boundaries of the
Cabbagetown Northwest HCD and, as such, the properties at 383
and 387 Sherbourne Street are designated under PartV of the Ontario
Heritage Act (OHA). The HCD Plan does not classify the properties
within its boundaries as either “contributing” or “non-contributing”.

383 Sherbourne Street (Part V): Apartment; 1926. Part of the

Cabbagetown Northwest Heritage Conservation District - Enacting
By-law No. 325-2008 passed on December, 2017.

387 Sherbourne Street (Part V): Apartment; 1927. Part of the
Cabbagetown Northwest Heritage Conservation District - Enacting
By-law No. 325-2008 passed on December, 2017.

Adjacent Heritage Resources

377 Sherbourne Street (PartV): Church; 1936. Part of the Cabbagetown
Northwest Heritage Conservation District - Enacting By-law No.
325-2008 passed on December, 2017.

381 Sherbourne Street (PartV): Addition to church; ¢.1951. Part of the
Cabbagetown Northwest Heritage Conservation District - Enacting
By-law No. 325-2008 passed on December, 2017.

391 Sherbourne Street (Part V). Apartment; ¢.1927. Part of the
Cabbagetown Northwest Heritage Conservation District - Enacting
By-law No. 325-2008 passed on December, 2017.

32-36 Bleecker Street (PartV): House; ¢.1930. Part of the Cabbagetown
Northwest Heritage Conservation District — Enacting By-law No.
325-2008 passed on December, 2017.

50 Bleecker Street (PartV): Converted apartment; c.1940. Part of the
Cabbagetown Northwest Heritage Conservation District - Enacting

By-law No. 325-2008 passed on December, 2017.

Provincial Policy Statement, 2020

Adjacent: for the purposes of policy 2.6.3,
those lands contiguous to a protected
heritage property or as otherwise defined
in the municipal official plan.

City of Toronto Official Plan, Chapter
3.1.6 (Consolidated 2022):

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/oreasement, or an intersection of any
ofthese; 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 bylaw. (Official Plan)

End



11. City of Toronto Property Data Map showing Development Site

the Development Site in red, and the . Cabbagetown Northwest
Cabbagetown Northwest HCD indicated in HCD (Desicnated PartV

green (Source: City of Toronto, annotated by (Designated Part V)
ERA Architects).

Issued: May 15,2023 7
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1.6 Area Development Context

Thereareanumberofrecentlycompleted and approved developments
nearby the Development Site. These developments are briefly
described below:

307 Sherbourne Street: 15 storey residential building. LPAT approved
January 2019; SPA under review by City staff.

227 Gerrard Street: 7 storey residential building. LPAT approved August
2018; SPA under review by City staff.

308 Jarvis Street: 34 storey residential building. LPAT approved February
2018; SPA under review by City staff.

159 Wellesley Street East: 35 storey residential building. Approved by
City Council February 2013. Currently under construction.

280 Jarvis Street: 22 storey residential building. LPAT approved April
2019.

319 Jarvis Street: 45 storey residential building. LPAT approved October
2020; SPA under review by City staff.

339 George Street: 9 storey institutional building. Approved by City
Council November 2017; SPA under review by City staff.

End
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BACKGROUND RESEARCH AND ANALYSIS

2.1 Historical Context

The following section has been adapted from the Cabbagetown
Northwest HCD Study and supplemented with archival and
historical research.

Pre-Contact

The Development Site is located on the traditional territory of the
Huron-Wendat, Petun, Seneca, and most recently the Mississauga of
the Credit River First Nations. Archaeological evidence suggests that
the Wendat occupied and cultivated portions of the land currently
known as Toronto from as early as the 15th century. European contact,
the fur trade, and disease initiated the displacement of the Wendat
in the 17th century, whereupon the Iroquois occupied the territory.
The territory then became the subject of the Dish with One Spoon
Wampum Belt Covenant, an agreement between the Haudenosaunee
Confederacy and the Anishnaabeg and allied nations to peaceably
shareand carefortheresources around the Great Lakes. In 1787, British
Loyalists negotiated thefirst Toronto Purchase from the Mississaugas
of the New Credit, purchasing over 250,000 acres of land for small
amounts of money and supplies, including gunflints, rifles, mirrors,
and western clothing. In 1805, the 1787 Purchase was revised and
the two documents were amalgamated as Crown Treaty Number 13.

Early European Settlement

On September 20, 1793, Governor Simcoe sent a letter to Britain
thatincluded a map of the Town of York, located within the Toronto
Purchase lands; a simple plan of 10 square town blocks located
west of the Don River, with boundaries extending to Queen Street.
From Queen Street (then known as Lot Street) to Bloor Street, 32
narrow Park Lots of 100 acres were laid out running north-south, with
similarly sized Township Lots laid out west of these, then granted to
prominent Toronto residents and British loyalists. The Development
Site is located on Park Lot 4, which was granted to John White, the
first Attorney-General of Upper Canada, in 1793. Upon his death in
1800, the Park Lot was sold to Samuel Ridout and divided among
the Ridout family. The east side of Sherbourne Street was sold to
Thomas Gibbs Ridout, whose residence was located north of the
Development Site, near Wellesley Crescent.

End



19th Century

In the late 19th century, the availability of transportation services
encouraged Toronto’s wealthy families to build homes in newer
districts, further from the original downtown core. By the 1870s,
public transportation services began to serve Sherbourne Street
when the Toronto Street Railway horse car service expanded its
operationstoincludestreetsin Cabbagetown. Tracks were laidin 1878,
followed by electrification shortly afterwards, replacing the horse car
servicewith streetcars. By the 1880s, a grouping of Victorian mansions
developed on both sides of Sherbourne Street and the area became
a desirable place to live for the city’s wealthy. Prominent residents
along Sherbourne Streetduring thistimeincluded Robert Gooderham
of Gooderham and Worts Distillery, and James Bain, the first chief
librarian of the Toronto Public Library. As a result of transportation
advances, Sherbourne Street became a major north-south corridor,
with Belt Line streetcars operating in a loop from Sherbourne, Bloor,
Spadina and King Streets in 1891.

To the east of Sherbourne, brick and woodframe rowhouses were
developed in the same period. These residential buildings are more
modestinsizethanthose constructed on Sherbourne Street, and are
associated with what is now known as the Cabbagetown (formerly
Don Vale) neighbourhood.

20th Century

By the early 1900s, the area had changed and the homeowners
of Sherbourne Street began to move further north into Rosedale
and other fashionable residential neighbourhoods. The character
of the surrounding area shifted as a result of the aforementioned
relocation of wealthy residents, with a number of older residential
properties reconfigured for use as rooming houses. The prominence
of Sherbourne Street asa corridor dwindled following the 1920s, when
streetcarserviceupgrades prioritized Church Streetinimportance. The
1920s-1940s saw the introduction of a number of midrise apartment
buildings along Sherboune Street. During this era of growth, many
apartmentsonlsabella, Jarvis, Wellesley and Sherbourne Streets were
built with exemption bylaws, as apartment buildings were prohibited
outside of commercial main streets (Dennis, 1998). The landmark

10
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Ernescliffe Apartments at 195 Wellesley Street East located north of
the Development Site precede 383 and 387 Sherbourne Street by a
decade.

Bythe 1950s, many ofthe olderVictorian residences had been converted
to rooming houses, which attracted a large number of single men to
the area. In the mid-20th century, urban renewal efforts introduced
many post-war apartments near the Development Site, such as the
Sherwood Apartments at 392 Sherbourne Street (1966), as well as
the Allan Plaza Apartments at 166 Carlton Street (1957). The City of
Toronto’surban renewal efforts continued toimpact the area through
the 1960s. To the north, the St. James Town area was redeveloped
with numerous high-rise apartment buildings. Many structures to
the south were removed and replaced by tower typologies leading
to the creation of Regent Park. In the 1970s, renovations to Victorian
houses in the area now known as Cabbagetown capitalized on a
renewed interest in downtown living. Subsequently, low-rise house-
form typology gained popularity in the Cabbagetown.

21st Century

In the 2000s, the City of Toronto identified four HCDs within the
Cabbagetown neighbourhood; North, Northwest, Metcalfe, and South.
Theresponsibilities of these HCDs includes the care and conservation
ofthearea’s architectural heritage, and public and private landscapes
and the alteration of properties and streetscapes in the area. By the
2010s, a new trend started taking place with older buildings being
replaced by new, higher-density apartment developments. An HCD
Plan foraCabbagetown Southwest HCD is expected to be completed
by Summer 2021.

End
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2.2 Site History

The following section has been adapted from the Cabbagetown
Northwest HCD Study, along with supplementary archival and historical
research.

The Development Site was originally located within Park Lot 4, First
Concession from the Bay, which was granted to John White, the first
Attorney-General of Upper Canadain 1793 by Governor Simcoe. Athis 12 Archival photograph from the late
death, Park Lot4was passed to White’s eldest son, howeverthe lot was #8505 of herbourne Villa (Source:
oronto Public Library).
subsequently sold and resold untilit became the property of Thomas
Ridout. In 1845, Thomas Ridout and William Allan opened a road
between theirlands,and named it “Sherborne Street” (later changed
to “Sherbourne”) after Ridout’s birthplace in England. Ridout sold off
mostof his property along Sherbourne Street, keeping a parcel north
of the Development Site (today located at 495 Sherbourne Street) on
which he constructed hishome, Sherbourne Villa (Fig. 12). Sherborne
Villaremained standing for over a century, at one time operating as a
residence for female employees of the Simpson’s Department Store.

By the 1860s, the growing city resulted in subdivision of the area
surrounding the Development Site, as indicated in the 1862 Browne
Plan of the City of Toronto (Fig. 16). A review of Goad’s Fire Insurance  13. C.1890  archival  photograph
Plans from 1884 to 1913 shows that at the time the land containing
andsurrounding the Development Site were owned by Henry O’Brien.

looking east on Carlton Street
at Sherbourne Street (Source:
Toronto Public Library).

14. 1972 archival photograph looking
north east from the corner of
Sherbourne and Carlton Streets.
The Development Site is seen

: ;; on the far left, indicated in blue

o of Tornto Arcives, P 2632, Sacas 841, P 7, Ram 19 ' (Source: City of Toronto Archives.

Annotated by ERA Architects).
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Areview of historic maps and Goad’s Fire Insurance Plans indicates
that although the area surrounding the Development Site had been
developed bythe 1920s,the Development Site itselfremained vacant
untilthe construction of 383 and 387 Sherbourne Streetin the 1920s.
Specifically, a review of the Toronto City Directories and municipal
building records indicates that 383 Sherbourne Street was built in
1927, and was referred to as the Sherbourne Apartments. Similarly,
387 Sherbourne Street was built in 1927, and was initially known as
the DeLos Apartments. Both buildings were constructed towards the
endof Toronto’s apartment buildingboom from the 1910s-1920s. The
adjacent Mel Court Apartments at 391 Sherbourne Street was built
in 1928. A review of aerial photography appears to show no major
additionstothe Development Sitesince the building’s constructionin
thelate 1920s. Afirein September 2017 contributed to 387 Sherbourne
Street’s poor current condition.

End
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Site Evolution
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15.

16.

17.

1851 Fleming
Topographical

Plan of the City of
Toronto showing the
approximate location
of the Development
Sitein red (Source:
Toronto Public
Library, annotated by
ERA Architects).

1862 Browne

Map showing the
approximate location
of the Development
Sitein red (Source:
Toronto Public Library,
annotated by ERA
Architects).

1884 Goad’s Fire
Insurance Map
showing the
approximate location
of the Development
Site in red. (Source:

Toronto Public Library,

annotated by ERA
Architects).
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18.

19.

20.

1913 Goad’s Fire
Insurance Map
showing the
approximate location
of the Development
Site in red. (Source:
Toronto Public Library,
annotated by ERA
Architects).

1924 Goad’s Fire
Insurance Map
showing the
approximate location
of the Development
Site in red. (Source:
Toronto Public Library,
annotated by ERA
Architects).

1950 aerial image
showing the
approximate location of
the Development Site
in red. By this point,
the two apartment
buildings at 383-387
Sherbourne Street
have been constructed
(Source: City of Toronto
Archives, annotated by
ERA Architects).
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21. 1960 aerialimage
showing the
approximate location
of the Development
Site in red. (Source:

- City of Toronto

1 Archives, annotated by
E = ERA Architects).
ofl

22. 1970 aerialimage
showing the
approximate location
of the Development
Site in red (Source: City
of Toronto Archives,

1 annotated by ERA
L Architects).
4

23. 1985 aerial image
showing the
approximate location
of the Development
Site in red (Source: City
of Toronto Archives,
annotated by ERA
Architects).
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24.

1992 aerial image
showing the
approximate location
of the Development
Site in red. (Source:
City of Toronto
Archives, annotated by
ERA Architects).

End
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2.3 Design
383 Sherbourne Street

383 Sherbourne Streetis afour-storey rectangular-shaped residential
apartmentbuildingdatingto 1926. The buildingis cladin red brickand
features modest classical detailingand a minimum of ornamentation,
limited to the cornice, parapets and soldier course brick at the west
elevation, and breeze bricks abovethe primary entrance. The principal
(west) elevation features stucco cladding at the first and second
storeysthatwrap around a portion of the north and south elevations
with an awning at the entrance.

387 Sherbourne Street

387 Sherbourne Streetis a four-storey T-shaped residential apartment
building dating to 1927. The building is clad in red brick and features
modest classical detailingand a minimum of ornamentation, limited
tothecornice, parapetsandsoldiercourse brick at the west elevation,
and breeze bricks above the primary entrance. The principal (west)
elevation an awning at the entrance.

2.4  Architect
W. G. Hunt

The architect of record for 383-387 Sherbourne Street is William
George Hunt (1858-1927). W. G. Hunt was not formally educated in
architecture, but worked as a builder into his 40s. The 1906 City of
Toronto directory list him as an “architect”, but he wasn’t listed in
eitherthe Ontario Association of Architects northe Royal Architectural
Institute of Canada. His best recognized works include the 1.0.0.F.
Sovereign Lodge (present-day Dovercourt House) (805 Dovercourt
Road) and the Merrill Mansions apartment block (135 Earl Place). He
worked as an architect from 1906 until his death in 1928.

18
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3 ASSESSMENT OF EXISTING CONDITION

3.1 383 Sherbourne Street

This visual building condition assessment was carried out on March
29,2021 and updated March 8,2023. The assessmentwas conducted
from grade, and the interior was not reviewed. The operability of the
doors and windows was not checked. The weather was sunny, with
a temperature of 3°C and partially cloudy and a temperature of 3°C
respectively.

383 Sherbourne Street is a 4-storey apartment building constructed
of wire cut bricks and cast stone dating to 1926. The building is
rectangular-shaped in plan with a flat roof.

The west elevation is the principal facade and features 3 bays with
a central inset balcony that functions as a light well for the upper
storey hallways. The lower storeys of the building are clad in painted
caststoneand feature asemi-circularfanarch overthedoorway. The
cladding is capped with a cast stone cornice which provides a base
for the upper storeys (Fig. 1).

Aclassically detailed cast stone surround marksthe primary entrance.
The entrance features a decorative wood fanlight above the front
door, in addition to a carved ornamental lintel with the building’s
address (Fig. 4).

Fig.1: Overall view of the west fagade (March 2023).

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.

Fig.2:  View of the south and east
facade.

Fig.3: View of the north facade
(March 2023).

End
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The upper storeys are clad in wire cut brick. Inset
decorative brick panels with cast stone accents at
thecornersareset between brick piersateach floor
on either side of the elevation (Fig. 5).

The central light well contains a window with 2
side lights and a cast stone lintel with an Art Deco
style keystone. The light well is gated by 2 short
columns and partitioned with decorative petal
shaped concrete screen blocks (Fig. 6).

At the roofline is a cast stone cornice with small
dentils (Fig. 7).

All ofthewindows throughout the building consist of
contemporary metal glazing. On the west elevation
windows are capped with cast stone lintels, and
below, has sills covered in metal flashing.

The classical detailing and lower level cladding on
the building, which has been painted, appears to
be cast stone but could potentially be limestone.
Asaresultofthe paint coveringthese elements, the
material could not be determined during the site
visit. For the purposes of this review, these details
will be assessed as cast stone.

West Elevation

Masonry: The brickwork at the west elevation is in
generally good to fair condition with some locations
in poor condition. Efflorescence and recessed and
missing mortar joints were noted in a few areas
throughout the elevation, although concentrated
below the upper cornice, along the corners and
around the inset panels below the windows (Fig. 8
&9). Peeling paint was noted throughout the inset
decorative brick panels (March 2023). Deterioration
wasalso noted alongthe base of the buildingwhere
the brick has been painted (Fig. 10).

The cast stone throughout the west elevation is in
fairto poorcondition, with some areasin a defective
condition. The cast stone envelopeis painted white
and contains a number of sections with peeling
and cracked paint and panels that are spalling,

Fig.4:
wood fanlight and ornamental wood lintel on the west facade.

Classically detailed cast stone surround with a

Fig.5:
facade.

Detail of inset decorative brick panel on the west

Fig.6:
facade.

Detail of the second storey light well on the west

20 HERITAGE IMPACT ASSESSMENT | 383-387 SHERBOURNE STREET
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particularlyaroundthe entranceway (Fig. 11). There
are multiple holes in the cast stone panels, likely in
locations of previous fasteners (Fig. 12).

The upper and lower level cornices and other
architectural detailing throughout the elevation
are in generally poor to defective condition with
peeling paint and significant spalling, particularly
above the front entrance and above the top floor
windowson eitherside of the building (Fig. 13, 14 &15).

Wood: The decorative wood elements include an
ornamental lintel carved with the street name and
a wood fanlight above the door. The ornamental
lintel is in fair condition with some peeling paint.
The fanlight has been painted black and screened
in with chicken wire making it difficult to assess
(Fig. 16). A section of peeling paint is exposing the
wood inthefanlightindicating high moisture levels
in the wood.

Openings: Thewindows are all contemporary metal
windows in fair condition. The sealants appear
to be in generally fair with some minor peeling
and cracking along the joints (Fig. 17). The metal
flashing surrounding the windows are generally in
fair condition with some minor dents and some
broken panels (Fig. 18). The front entrance door
appears to be in good condition.

Metals: The metal flashing on the window sills
are in good condition with the exception of some
instances of warping and dents (Fig. 19). The metal
roof flashing appears to be in good condition (Fig.
20). The wrought iron fencing and rails appear to
be in fair condition with some rusting at the base
and rails (March 2023).

Concrete: The concrete steps at the frontentrance
are in poor condition. There appears to be many
layers of peeling paintin additionto large horizontal
and vertical cracks (Fig. 21).

Fig.7: Detail of cast stone cornice with small dentils on the

west facade (March 2023).

Fig.8: Example of light efflorescence, and recessed and
missing mortar joints below the upper cornice on the west
facade.

Fig.9: Example of recessed and missing mortar joints

which run vertically along the corners on the west fagade.
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Fig.10:  Example of painted brick at the base of the building ~ Fig.13:  Example of peeling paint, spalling, deterioration on
with recessed mortar joints on the west facade. the upper cornice, south side of the west fagade.

Fig.11:  Example of the cast stone cladding where paintis — Fig.14:  Example of peeling paint, spalling and deterioration

peeling and the cast stone is spalling on the west fagcade. on the upper cornice on the north side of the west fagade.

Fig.12:  Example of holes in the cast stone panels on the  Fig.15:  Example of peeling paint, spalling and deterioration
west fagade. on the lower cornice on the west fagade.
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Fig.16:  Condition of the ornamental lintel and the wood Fig.19:  Example of sill flashing condition with warping and

fanlight which has peeling paint and exposed wood on the
west fagade (March 2023).

dents on the west fagade.

Fig.17:  Example of holes and cracking in window sealant — Fig.20:  Example of roof flashing in good condition on the
on the west fagade. west fagade.

Fig.18:  Example of window flashing with a dislodged panel ~ Fig.21:  Example of concrete front steps with peeling paint
on the west fagade. and large cracks on the west facade.

End ”




South Elevation

Masonry: The brickwork at the south elevationisin
generally goodtofaircondition withsome locations
in poor condition. Efflorescence, spalling, recessed
and missing mortar joints, and step cracks were
noted in sections throughout the south elevation.

Large sections of efflorescence can be seen
underneath the windows on the east side of the
south elevation (Fig. 22). This is due to the poor
condition of the bricksills with missingmortarjoints
andincorrectrepairs. In somesections mortarwas
spread across the brick sills, in addition to spot
pointing below the sills (Fig. 23).

Step cracks can beseen belowsome of the windows
which have air-conditioning unitsinstalled (Fig. 24).
At the base of the building, sections with spalled,
cracked and missing mortar joints were noted. In
onearea, mismatched masonry repairs were done
at grade since the March 2021 assessment (Fig.
25) (March 2023). There are multiple holes in the
masonry, likely in locations of previous fasteners
(Fig. 26).

Thecaststonethroughoutthesouth elevationisin
fairto poor condition. The cast stone, like the west
elevation, is painted white and contains a number
of sections with peeling and cracked paint (Fig. 27).

Theupperand lower level cornices are in generally
poorcondition with peeling paintand minorspalling
running along the entire length of the cornices (Fig.
28).

Openings: Thewindows are all contemporary metal
windows in fair condition. The sealants appear to
be in generally fair with some minor peeling and
crackingalongthejoints (Fig. 29). Peeling paintwas
noted across window lintels (March 2023).

Metal: The metal roof flashing appears to be in
good condition. The eavestrough appears to been
upgraded recently andin poor condition, with leaks
atthe gutter and large sections detached at grade
in multiple locations. Large amounts of water was
noted pouring on the masonry and sills (Fig. 30)
(March 2023).

Fig.22:
the south facade.

Example of efflorescence underneath windows on

Fig.23:
south facade.

Example of poorly applied mortar repairs on the

Fig.24:
conditioning units on the south facade.

Example of step cracks under windows with air
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Fig.25:  Mismatched masonry repairs at the base of the  Fig.28:  View of the upper and lower level cornices both with
building on the south facade (March 2023). peeling paint on the south facade.

Fig.26:  Example of holes in the masonry on the south  Fig.29:  Example of windows along the south facade.
facade.

Fig.27:  View of cast stone with peeling and cracked painton ~ Fig.30:  View of flashing and downspouts on the south
the south facade (March 2023). facade (March 2023).
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East Elevation

Masonry: The brickwork at the east elevation is in
generally goodtofaircondition withsome locations
in poor condition from what could be assessed.
Efflorescence and missing mortarjoints were noted
at the window sills (Fig. 31).

Openings: Thewindows are all contemporary metal
windows infaircondition (Fig. 32). Peeling paintwas
noted acrosswindow and doorlintels (March 2023).

Metals: The metal roof flashing appears to be in
good condition.

. Fig.31:  View of the masonry on the east facade.
North Elevation

Masonry: The brickwork at the north elevation
is in generally good to fair condition with some
locationsin poor condition. Efflorescence, spalling,
andrecessed and missing mortarjoints, were noted
in sections throughout the north elevation.

Efflorescence was noted underneath some of the
windows (Fig. 33). This condition is a result of the
recessed and missing mortarjoints on the bricksills
(Fig. 34). Recessed and missing mortar joints are
noted throughout the elevation. Asmall number of
spalling bricks were noted underneath the roofline
(Fig. 35).

L Fig.32:  Detail of the wind. th tfacade.
The caststone throughoutthe north elevationisin 9 cratorinewndows on fe eastiorade

fairto poor condition. The cast stone, like the west
elevation, is painted white and contains a number
of sections with peeling and cracked paint (Fig. 36).

Theupperand lower level cornices are in generally
poor condition with peeling paintand spalling cast
stone runningalongtheentirelength of the cornices
(Fig. 37).

Openings: Thewindows are all contemporary metal
windows in fair to poor condition. The sealants
appear to be in generally fair condition with some
minor peeling and cracking along the joints (Fig.
38). Peeling paint was noted across window lintels
(March 2023).

] ) Fig.33:  Efflorescence below window sills on the north
Metals: The metal roof flashing appears to be in

good condition (Fig. 39).
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Fig.34:  Example of sills with recessed and missing mortar ~ Fig.37:  View of the peeling paint and spalling on cornice of
Jjoints on the north facade (March 2023). the north facade.

Fig.35:  Example of spalling bricks below the roofline on the  Fig.38:  Detail of the windows at the north facade.
north facade.

Fig.36:  View of cast stone with peeling and cracked paint — Fig.39:  Detail of metal roof flashing on the north facade.
on the north fagade (March 2023).
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3.2 387 Sherbourne Street

Thefollowing building condition assessment focuses on the exterior
features of 387 Sherbourne Street and is based on visual inspections
performed on March 8, 2023. It was conducted from grade, and the
interior was not reviewed as it is unoccupied and not structurally
sound. The operability of doors and windows was not checked.

387 Sherbourne Streetis a4-storey apartment building constructed of
red brick with modest classical detailingand minimal ornamentation
dating to 1927. The building is T-shaped in plan with a flat roof.

The west elevation is the principal facade and features 3 bays with
a central inset balcony that functions as a light well for the upper
storey hallways. The central light well is partitioned with decorative
petal shaped concrete screen blocks (Fig. 40).

The entryway looked to be originally prominent is now boarded up
and not accessible for review. The upper storeys feature decorative
brick panels with cast stone accents at the corners.

All of the windows throughout the building consist of contemporary
metal glazing which are broken and/or boarded up. On the west
elevation, windows are capped with cast stone lintels and below, have

Fig.40:  Overall view of the west facade. Fig.41:

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.

Overall view of the north facade.
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sills covered in metal flashing. On other elevations,
mainly brick window sills are present with select
cases of stone sills.

The exterior condition of the building appears to
be in poor to defective condition overall.

Masonry

Atthewestelevation, brickworkisin generally good
tofaircondition with some areasin poor condition.
At grade, brick and cast stone lintels have been
painted over due to graffiti and an abundance of
conduits and electrical lines are present on the
facade (Fig. 42). Efflorescence, recessed and missing
mortarjointswere notedin select areasthroughout
the elevation, although concentrated at the roof
line and below window sills (Fig. 43). At decorative
brick panels below windows, some spalled and
stained masonry were also noted (Fig. 44). Peeling
and cracked paint was noted at painted cast stone
lintels and selective masonry repointing has been
carried outatthetop 3-4 courses of brick (Fig. 43, 47).

Masonry piers at the front entrance are in poor
conditionwith masonry being painted over, missing,
spalled and cracked (Fig. 42). Extensive water damage
was noted.

Atthe north, south and east elevations, brickwork
is in generally fair to poor condition. Spalled
bricks, recessed and missing mortar joints are
seen throughout, but concentrated at the roof
line, corners, and along bricksills (Fig. 49). Stepped
crackingis noted beneathwindowsinsomelocations
and efflorescence was noted throughout, also
concentrated beneath window sills (Fig. 49, 50, 52).
Select areas are stained, graffiti present or painted
over, notably at grade (Fig. 52). Some vegetation is
present along the facades.

Select areas of masonry repointing was noted
throughoutandalarge area of mismatched masonry
repointingis present atthe upper storey of the east
elevation (Fig. 53). An abundance of wiring and
fasteners are present throughout the elevations.

Fig.42:  Condition at grade, west facade.

Fig.43:  Efflorescence, recessed and missing mortar joints,
west facade.

Fig.44:  Typical masonry condition at decorative brick

panels, west facade.

End

Issued: May 15,2023 29



On the north facade, stone banding between the
first and second storeys is in fair condition, with
stainingand some chips present (Fig. 54). This stone
bandingis covered byflashingon the west elevation.

Fig.45:
facade. Note recessed and open mortar joints above window,

Peeling and cracked paint at cast stone lintels, west

along with rust and peeling paint at lintel.

Fig.46:
facade. Note selective masonry repointing, recessed and open

Typical masonry condition below roof line, west

mortar joints.

Fig.47:  Condition at front entrance masonry pier, west  Fig.48:  Poor condition of brick sills, north facade. Note rust
facade. and peeling paint at lintel.
30
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Fig.49:  Poor condition of masonry below windows, north Fig.50:  Poor condition of masonry below window, east

facade. facade. Note efflorescence, spalled masonry, stepped cracking

and missing mortar joints.

Fig.51: ~ Condition of masonry, south facade. Note  Fig.52:  Painted masonry atlower storeys of south facade.
efflorescence, recessed and missing mortar joints.

Fig.53:  Mismatched repointing at top storey, east facade. Fig.54:  Condition of stone banding, north facade.

End )




Openings

Thewindows are all contemporary metal windows
in defective condition, with window panes mostly
brokenandallwindows boarded up (Fig. 55). Peeling
paintandrustwas noted across window lintels (Fig.
48, 49) and traces of existing wood windows were
seen at boarded up window openings (Fig. 56).

The entryway has been painted over, boarded up
and not accessible for review (Fig. 42). Under the
awning and above the entryway, some exterior
walltiles are seeninsitu and arein poor condition.
Where tiles are missing, exposed masonry back up
and electrical is visible (Fig. 57).

Fig.55:

Fig.56:

Fig.57:
facade.

Typical condition of windows, north facade.

Traces of wood window in opening, north fagade.

Exterior tiles in poor condition at entryway, west
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Metals

The metal roof flashing appears to be in generally
good condition with an area of defective condition
on the east elevation with exposed conduits (Fig.
58,59). Metalflashing over windowsills and flashing
onbanding above 2nd storey windows on the west
elevation also appear to be in generally good
condition with some limited instances of dents
(Fig. 60).

The wrought iron fencing and rails appear to be
in fair to poor condition with rusting and warping
present, along with missing post caps and some
areas painted over (Fig. 61).

Fig.60:  Typical condition of metal flashing over sills and
banding, west facade.

Fig.58:
facade.

Fig.59:

Fig.61:

Typical condition of metal roof flashing, south

Defective area of metal roof flashing, east facade.

Condition of wrought iron fencing, west facade.
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Concrete

The concrete steps at the front entrance are in
poor condition and not original. There appears to
many layers of peeling paint in additional to large
horizontal and vertical cracks (Fig. 62).

Fig.62:  Condition of concrete steps at front entrance, west
facade.
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4

HERITAGE POLICY REVIEW

Thefollowingwere amongthe sources reviewed in preparing this HIA:

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

«  APlace to Grow: Growth Plan for the Greater Golden Horseshoe
(GPGGH) (2020, as amended);

«  City of Toronto Official Plan Chapter 3.1.6;

« TOCore / Downtown Plan (OPA 406) - Minister Approved;
«  City of Toronto Tall Building Design Guidelines;

« Cabbagetown Northwest HCD;

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

«  City of Toronto Heritage Register.

4.1 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.

Provincial Policy Statement (PPS) (2020)

The PPS provides policy direction on matters of provincial interest
related toland-use planningand development. Provincial plans, such
as the Growth Plan for the Greater Golden Horseshoe (2020), build
upon the policy foundation set out by the PPS, and take precedence
over the PPS in the event of conflicting policy direction.

ThePPS‘“isintendedtobereadinitsentirety and therelevant policies
are to be applied to each situation” (PPS Part Il).

Section 2.6 of the PPS titled “Cultural Heritage and Archaeology”
provides specific direction regarding heritage sites. Policy 2.6.1 of
the PPS states that:

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

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) inregard 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 Prov-
ince under the authority of the Ontario
Heritage Act.

While some significant resources may
already be identified and inventoried
by official sources, the significance of
others can only be determined after
evaluation.
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Further, Policy 2.6.3 states:

Planningauthoritiesshallnot permitdevelopmentandsite alteration
on adjacent lands to protected heritage property except where
the proposed developmentandsite alteration has been evaluated
and it has been demonstrated that the heritage attributes of the
protected heritage property will be conserved.

A Place to Grow: Growth Plan for the Greater Golden
Horseshoe (GPGGH) (2020, as amended)

The Growth Plan forthe Greater Golden Horseshoe (“the Growth Plan”)
offersaframeworkforimplementingthe 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 3.1.6 (2022)

Chapter 3.1.6 of the City of Toronto Official Plan contains policies
relating to heritage conservation.

Policy 4 states:

Properties on the Heritage Register will be conserved and
maintained consistent with the Standards and Guidelines for
the Conservation of Historic Places in Canada, as revised from
time to time and as adopted by Council.

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 Assessmentis required in Schedule 3 of the Official Plan,
it will describe and assess the potential impacts and mitigation
strategiesforthe proposed alteration, development or public work.
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Policy 6 states:

The adaptive re-use of properties on the Heritage Register is
encouraged for new uses permitted in the applicable Official
Plan land use designation, consistent with the Standards and
Guidelines for the Conservation of Historic Places in Canada.

Policies 22-25 of Chapter 3.1.6 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/
orto properties adjacent to a property on the Heritage Register,
to the satisfaction of the City.

Policies 26-29 of Chapter 3.1.6 concern properties on the Heritage
Register.

Policy 26 states:

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

Policy 27 states:

Whereitissupported by the cultural heritage values and attributes
of aproperty on the Heritage Register, the conservation of whole
or substantial portions of buildings, structures and landscapes
on those properties is desirable and encouraged. The retention
of facades alone is discouraged.

And Policy 29 states:

Heritage buildings and/orstructures located on propertieson the
Heritage Register should be conserved on theiroriginal location.
However, where it is supported by the cultural heritage values
and attributes of a property on the Heritage Register a heritage
building may be relocated within its property or development
site where:
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a) the heritage building or structure is not attached or adjoining
another building or structure;

b) the location, orientation, situation orview of the heritage building
is notidentified in the Official Plan or as a cultural heritage value
or attribute of the property, and/or the proposed relocation will
not negatively affect the cultural heritage values or attributes of
the property;

c) the portion of the heritage building or structure that contains
the identified cultural heritage values and attributes is being
conservedinitsentirety and will notbe demolished, disassembled
and/or reconstructed;

d) the relocation on site does not conflict with any applicable
Heritage Conservation District plans;

e) a Heritage Property Conservation Plan is submitted that
demonstrates that the removal and relocation of the building
orstructurewithinits existing property will not pose any physical
risktothe heritage building and/orstructure, its cultural heritage
values and attributes, to the satisfaction of the City; and

f)these and any otherrelated conditions are secured in a Heritage
Easement Agreement prior to removal and relocation on site.

Finally, policies 30-33 address Heritage Conservation Districts.
Policy 32 states:

Impacts of site alterations 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
characterareconserved. Thisassessmentwill be achieved through
aHeritage ImpactAssessment, consistent with Schedule 3 of the
Official Plan, to the satisfaction of the City.

Downtown Secondary Plan (OPA 406) (2019)

The Downtown Secondary Plan is a 25-year plan for Toronto’s
Downtown which provides detailed direction on the appropriatescale
and location of future growth. City Council adopted the Downtown
Plan Official Plan Amendment (OPA 406) on July 27, 2018. OPA 406
includes amendments to Section 2.2.1 and Map 6 of the OP, as well
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as a new Secondary Plan for Downtown Toronto. OPA 406 was
submitted to the Ministry of Municipal Affairs and Housing for review
and approval pursuantto Section 26 of the Planning Act, and received
Ministerial approval, 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:

Developmentwill beencouraged to demonstrate a high standard
of heritage conservation.

Policy 9.10 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 9.24.3 states:

Development may be required toincorporate transitioninscaleto
achieve built form compatibility whenitis adjacent to a property
designated under PartIVofthe Ontario Heritage Act or aHeritage
Conservation District.

City of Toronto Tall Building Design Guidelines
(2013)

TheTall Building Design Guidelines provides a unified set of performance
measures forthe evaluation of tall building development proposals to
ensure they fit within their context and minimize their local impacts.
The Guidelines were adopted by City Council in 2013.

Section 1.6 Heritage Properties and Heritage Conservation Districts
describes the appropriate design response for locating tall buildings
on or adjacent to heritage properties and Heritage Conservation
Districts (HCDs). These guidelines include:

a. Conserve and integrate heritage properties into tall building
developments in a manner that is consistent with accepted
principlesof good heritage conservation (see Appendix A: Heritage
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Conservation Principles). Tall building proposals with adjacent
or on-site heritage properties or within an HCD are required to
provide a Heritage Impact Assessment as part of a complete
application.

b.Conservetheintegrity of the culturalheritage values, attributes,
character, and three-dimensional form of an on-site heritage
buildingorstructure or property withinan HCD. Facade retention
aloneis not an acceptable method of heritage preservation.

c. When a tall building is adjacent to a lower-scale heritage
property:

«  designnew base buildingstorespecttheurban grain, scale,
setbacks, proportions, visual relationships, topography, and
materials of the historic context;

« integratetheexisting heritage characterinto the base building
through high-quality, contemporary design cues;

+  provide additional tall building setbacks, stepbacks, and
otherappropriate placement ordesign measuresto respect
the heritage setting (see also 1.5 Prominent Sites and Views
from the Public Realm); and

« ensureconsistencywith applicable HCD Plan requirements.

d. Tall buildings will not visuallyimpede the setting of propertieson
theheritage register. The objective forthe long-term preservation,
integration,and re-use of heritage properties may mean that not
all sites with or adjacent to heritage properties are appropriate
for tall building development.

Downtown Tall Buildings: Vision and
Supplementary Design Guidelines (2012)

The Downtown Tall Buildings: Vision and Supplementary Design
Guidelinesisusedtoevaluatetall building proposals falling within the
Downtown Guideline area boundary. The Guidelines were adopted
by City Coundil in 2012 and are now used together with the city-
wide Tall Buidling Design Guidelines.
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Section 3.4 Supplementary Design Guideline #4 - Heritage Properties
and Heritage Conservation Districts describes the appropriate
placement and design of tall buildings on or adjacent to heritage
propertiesand Heritage Conservation (HCDs). These guidelinesinclude:

a.Respectand complementthescale, character,form and setting
of on-site and adjacent heritage properties;

b. Respect the character and values of downtown area Heritage
Conservation Districts; and

c.Respectthehistory and character of downtown streets (corridors)
identified in the Waterfront Culture and Heritage Infrastructure
Plan, 2001 and complement any initiatives affecting these streets
stemming from this Plan.

Cabbagetown Northwest HCD (2007)

The Development Site is located within the boundaries of the
Cabbagetown Northwest HCD. The HCD and designation By-law
325-2008 were adopted by City Council on December 11,12, and 13,
2007 and enacted on April 29,2008. The purpose of the Cabbagetown
Northwest HCD studyisto provide guidance related to development,
aswellasfosterand encourage a sense of interestin the preservation
of the area’s heritage resources.

The Cabbagetown Northwest HCD does not classify properties within
its boundaries as “contributing” or “non-contributing” properties
within the district.

Section 3.0 of the Cabbagetown Northwest HCD contains principles
relating to heritage conservation within the District. Section 3.2.1
addresses demolition within the HCD, and states:

«  Demolition of heritage buildings should be discouraged and
retention advocated. Every avenue should be explored and
considered to prevent demolition. And,

«  The destruction, alteration or removal of historic fabric or
distinguishing architectural features is considered to be the
least preferred course of action.

Section 3.2.2 addresses the treatment of heritage buildings within
the HCD, and states:
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To protect and enhance existing heritage buildings.

To retain and encourage sound building conservation
techniques for built properties.

To avoid the removal or alteration of distinguishing features
and materials.

Encouragetherestoration of the exterior of heritage buildings
using pictorial or physical evidence with an understanding
of period construction techniques and styles.

Section 3.2.4 addresses new development within the HCD, and states:

Where new buildings and additions are necessary, toencourage
design thatissympatheticand compatible withthe character
of the existing heritage properties and the character of the
District.

Forinfill construction, to encouragethe design that respects
thehumanscale ofthe areawhileenhancingthe area’s heritage
attributes.

Section 4.0 of the Cabbagetown Northwest HCD contains guidelines
for building conservation and change within the District. Section
4.2.2 addresses conservation objectives of heritage buildings, the
landscape, land use, and new development within the HCD, and states:

Toencourage continuing maintenance and repair of individual
heritage buildings by property owners.

Tosupportthecontinuingcare, conservation and restoration
of heritage buildings, wherever appropriate, by providing
guidance on sound conservation practice and encouraging
applications to existing funding sources, where available,
for eligible work.

To encourage the maintenance and protection of the urban
landscape character of Cabbagetown Northwest as well
as avoiding or minimizing the adverse effects of any public
undertakings.

To maintain and preserve individual trees, treelines and
boulevards within the District.

Toenhance publicspaces,includingboulevards, with suitable
landscaping and replant as the existing trees mature and
die with appropriate species historically planted in the area.

To encourage the maintenance of the existing, residential
environment found within the Cabbagetown Northwest
Heritage Conservation District.
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To support existing land uses and adaptive re-uses for
residential purposes wherever feasible within the existing
building stock.

To discourage those land uses that would be out of keeping
with or have detrimental effects upon the principal land use
characterfound within the Cabbagetown Northwest Heritage
Conservation District.

To permit new development only where it respects or
otherwise complements the prevailing character of existing
heritage buildings and structures within the Cabbagetown
Northwest Heritage Conservation District.

To discourage the demolition of existing heritage buildings.

Section 6.0 ofthe HCD Plan contains guidelines foralterations, additions
and new construction within the District. Section 6.2 addresses
alterations to heritage buildings and sites, and states:

Within the Cabbagetown Northwest Heritage Conservation
District, the majority of properties constructed prior to 1960 are
considered to be of heritage value and interest. It is the intent of
this plan that in the consideration of permit applications these
existing heritage structures should be retained and demolition
of buildings discouraged.

Section 6.3 addresses additions to heritage buildings and sites, and

states:

[...] new additions should be constructed in a way that:

Iscompatible with, but subtly distinguishable from, the original
historic building fabric; and,

Ensuresthe continued protection of distinguished architectural
features and does not radically change, damage, obscure,
destroy or detract from such features.

Section 6.3.2 ofthe HCD Plan contains design guidelinesforalterations,
additions and new construction, and states:

New additions are best designed in a manner that, at least
to the discerning eye, distinguishes between old and new.
Duplicating the style of the existing heritage building or
imitatinga particularhistorical style or period of architecture
should only be done in a way that provides subtle indicators
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that this is new construction. This does not preclude the
imaginative use and interpretation of historically-derived
styles;

Contemporarydesign foradditionsis appropriate when such
additions do not destroy significant architectural, historical
or cultural material and when the design is compatible with
mass, ratio of solids tovoids, i.e.,window and door openings,
colour,material,and character of the property, neighbourhood
or environment;

New additions should be designed in such a mannerthatthe
essential form and integrity of the existing building would
be unimpaired if the addition were removed in the future;

Additions are encouraged to be located at the rear or on
an inconspicuous side of the building, limited in size and
scaleto complementtheexisting building and neighbouring
properties. Keep the height and bulk of the new addition
smaller where possible than the existing building; and,

Do notadd tothe heightorroof of an existing historical building
as changes to the roofline alter the character of a building
significantly. Pay close attentionto the junction of the old and
new ensuring asoundvisualaswellasfunctional connection.
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5

STATEMENT OF SIGNIFICANCE

Preliminary assessments of the cultural heritage value of 383 and 387 Sherbourne Street under Ontario
Regulation 9/06 were undertaken as part of this Heritage Impact Assessment. These evaluations, presented
below, conclude thatneitherof the properties possess sufficientdesign, associative or contextual value to
meritindividual designation under Part IV of the Ontario Heritage Act, and are not considered significant
cultural heritage resources

5.1 9/06 Heritage Evaluation: 383 Sherbourne Street

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

:i.isarare, 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

383 Sherbourne Streetis alow-rise apartment building constructed in 1927 primarily clad in brick with
 stucco at the first and second storey of the primary (west) elevation. :

- Whilethe structure displays modest classical detailingand a minimum of ornamentation, limited to the
: cornice, parapets and solider course brick at the west elevation, and breeze bricks above the primary
: entrance there are a number of better representative examples of early 20th century apartments in
 the surrounding Cabbagetown area, including the Ernescliffe Apartments at 477 Sherbourne Street.

: Assuch, the property at 383 Sherbourne Street does not represent a rare, unique, good representative, :
i or early example of a style, type, expression, material or construction method. Further, the property
i cannot be said to display a high degree of craftsmanship, artistic merit, or technical achievement.
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2. The property has historical value or associative value because it:

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 com-
: munity or culture, or;

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

: A review of Toronto City Directories indicates that 383 Sherbourne Street, otherwise known as the
: Sherbourne Apartments, has only contained apartment uses since its construction. While this use is :
: associated with thefirstapartmentboomin Toronto between the 1910s and 1920s, given the prevalence :
 of this building typology in the surrouding area and Toronto, more broadly, this association is not :
: considered to be of significant cultural heritage value. Historical research into the property has not
 revealed any additional links with a theme, event, belief, person, activity, organization or institution
 that is significant to a community. :

- Municipal buildingrecords indicate that 383 Sherbourne Street was constructed in 1927 and the architect
: was W. G. Hunt. Hunt’s other works include the 1.0.0.F. Sovereign Lodge (present-day Dovercourt
House) (805 Dovercourt Road) and the Merrill Mansions apartment block (135 Earl Place). A review of
: relevant sourcesindicates thatthe buildingis not considered to be especially revealing of the ingenuity,
 craftsmanship or capabilities of the architect. :
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3. The property has contextual value because it:

i.isimportant 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.

: 383 Sherbourne Street is located north-east of the intersection of Sherbourne and Carlton Street in
: the Cabbagetown neighbourhood. Cabbagetown principally reflects a late 19th-century residential :
: character comprised of low-rise detached and semi-detached dwellings. Sherbourne Street which
: forms the western boundary of the neighbourhood represents a transition from the area’s low-rise :
Victorian character, has avaried builtform character,andis comprised of surface parking lots, inter-and
| post-war apartments, places of worship, and low-rise Victorian houses. While 383 Sherbourne Street
| supportsthe area’s residential characterinscale and use, its apartment style differs from the built form
 typology of the area. As such the building isimportant in supporting the character of the area, but not
. uniquely important in defining or maintaining character of the neighbourhood or Sherbourne Street.

Furtherthe propertyisvisually linked to its surroundings as it forms part of two clusters of apartments
i onthe eastside of Sherbourne Street through a shared architectural characterand scale. The property :
i at 383 Sherbourne Street is not considered a landmark. :

Summary Statement:

In conclusion, the above assessment for 383 Sherbourne Street under Ontario Regulation 9/06 reveals
that the property does not possess significant design or associative value. While the property does
possess minimal contextual value as a low-rise interwar apartment building along Sherbourne Street,
this value is not sufficient to merit individual designation under Part IV of the Ontario Heritage Act. 383
Sherbourne Street is not considered a significant cultural heritage resource.

End ”



5.2 9/06 Heritage Evaluation: 387 Sherbourne Street

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

i.is arare, 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

387 Sherbourne Street is a low-rise apartment building constructed in 1927 primarily clad in brick.

- Whilethe structuredisplays modest classical detailing and a minimum of ornamentation, limited to the
 cornice, parapets and solider course brick at the west elevation, and breeze bricks above the primary
: entrance there are a number of better representative examples of early 20th century apartments in
the surrounding Cabbagetown area, including the Ernescliffe Apartments at 477 Sherbourne Street.

Assuch, the property at 387 Sherbourne Street does not represent arare, unique, good representative,
: or early example of a style, type, expression, material or construction method. Further, the property :
: cannot be said to display a high degree of craftsmanship, artistic merit, or technical achievement.

End



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

i. has direct associations with a theme, event, belief, person, activity, organization, or institution
: thatis significant to a community;

 ii. yields, or has the potential to yield information that contributes to an understanding of a com-
i munity or culture, or;

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

A review of Toronto City Directories indicates that 387 Sherbourne Street, originally known as the
: De Los Apartments and later the Melody Apartments, has only contained apartment uses since its :
: construction. While this use is associated with the first apartment boom in Toronto between the
: 1910s and 1920s, given the prevalence of this building typology in the surrounding area and Toronto, :
: more broadly, this association is not considered to be of significant cultural heritage value. Historical
research into the property has not revealed any additional links with a theme, event, belief, person,
activity, organization or institution that is significant to a community. :

: Municipal building recordsindicate that 387 Sherbourne Street was constructedin 1927 and the architect :
: was W. G. Hunt. Hunt’s other works include the 1.0.0.F. Sovereign Lodge (present-day Dovercourt
House) (805 Dovercourt Road) and the Merrill Mansions apartment block (135 Earl Place). A review of
: relevant sourcesindicates that the building is not considered to be especially revealing of the ingenuity,
 craftsmanship or capabilities of the architect. :
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3. The property has contextual value because it:

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

il is a landmark.

: 387 Sherbourne Street is located north-east of the intersection of Sherbourne and Carlton Street in
 the Cabbagetown neighbourhood. Cabbagetown principally reflects a late 19th-century residential
: character comprised of low-rise detached and semi-detached dwellings. Sherbourne Street which
: forms the western boundary of the neighbourhood represents a transition from the area’s low-rise
Victorian character, hasavaried builtform character,andis comprised of surface parking lots, inter-and
| post-war apartments, places of worship, and low-rise Victorian houses. While 387 Sherbourne Street
| supportsthe area’s residential characterinscale and use, its apartment style differs from the built form
 typology of the area. As such the building isimportant in supporting the character of the area, but not
: uniquely important in defining or maintaining character of the neighbourhood or Sherbourne Street. :

Furtherthe propertyisvisually linked to its surroundings as it forms part of two clusters of apartments
: ontheeastside of Sherbourne Street through a shared architectural characterand scale. The property
i at 387 Sherbourne Street is not considered a landmark. :

Summary Statement:

In conclusion, the above assessment for 387 Sherbourne Street under Ontario Regulation 9/06 reveals
that the property does not possesses significant design or associative value. While the property does
possess minimal contextual value as a low-rise interwar apartment building along Sherbourne Street,
this value is not sufficient to merit individual designation under Part IV of the Ontario Heritage Act. 387
Sherbourne Street is not considered a significant cultural heritage resource.

End
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DESCRIPTION OF PROPOSED DEVELOPMENT

Asaresult of OLT mediationon July 6,2022 and February
27,2023, the overall development proposal was revised
resulting in greater heritage conservation. The tower
placement was moved northward which allows for
whole building retention of 383 Sherbourne Street.

The proposed development, as illustrated in the
architecturaldrawings prepared by Arcadis Architects
dated May 12,2023, retains the entirety of the existing
building at383 Sherbourne Streetinsitu. Given the poor
condition of the existing building at 387 Sherbourne
Street and further engineering considerations, only
the west (primary) elevation will be retained in situ,
to the extent of the chimney line. A residential tower
stepsback above the west elevation of 387 Sherbourne
Street, and a glass atrium connects the two buildings.

The proposed 39-storey buildingis generally rectangular
inplanand massing. The proposed towervolume steps
back above the podium at the fifth storey to provide
visual and physical differentiation between new building
fabricand the retained and reconstructed elevations.

New constructionisproposedtobecladinacombination
of transparent glazing, spandrel, and contemporary
panels, with final materials and detailed design to be
determined through the Site Plan Approval process.

Pedestrian accesstothe groundfloorresidential lobby
is proposed from Sherbourne Street and Bleecker
Street. Vehicular access to two levels of below-grade
parking is proposed from the laneway to the north of
the buildings. See Appendix D for the complete set of
architectural drawings by Arcadis Architects.

25. Aerial view from southwest (Source:

Arcadis Architects).

End
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BLEECKER STREET

26. Site Plan of the proposed development (Source: Arcadis Architects).
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Demolition and Alterations

The following diagramsiillustrate the extent of the demolition and alterations to existing heritage fabric.
383 Sherbourne Street will be retained in its entirety with some interior upgrades to rental replacement
units. However, no exterior alterations are proposed.

27. Axonometric diagram looking
from southwest. Demolished
attributes indicated in red.
Removed and reinstated
material indicated in dashed
red. Alterations indicated in blue
(Source: ERA Architects).

28. Axonometric diagram looking
from northwest. Demolished
attributes indicated in  red.
Removed and reinstated
material indicated in dashed
red. Alterations indicated in blue
(Source: ERA Architects).
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DEVELOPMENT IMPACTS AND MITIGATION

The following section of this report describes the impacts of the
development proposal on the Part V properties at 383 and 387
Sherbourne Street, along with measures taken to mitigate these
impacts. Potential impacts on adjacent heritage resources are also
summarized below.

The properties at 383 and 387 Sherbourne Street have contextual
value as part of the Cabbagetown Northwest HCD. There are no
identified attributesthrough PartV designation and the Cabbagetown
Northwest HCD does not classify properties within its boundaries as
“contributing” or “non-contributing” within the district.

7.1 Integrity

383 Sherbourne Street

As described in Section 6.0 of this report, the revised development
shifts the tower footprint to the north in order to retain the existing
building at 383 Sherbourne Street in situ. The north elevation will be
enclosed by the glass atrium of the proposed building.

Rationale

While the proposed development will alter the Development Site
through the introduction of a new 39-storey residential building, the
proposal sensitively integrates the fully retained 383 Sherbourne
Street building. The new building interfaces with 383 Sherbourne
Streetalongthenorth elevation,and the heritage elevation will remain
observable from the interior of the atrium.

387 Sherbourne Street

Asdescribedin Section 6.0 of thisreport, the proposed development
retainsthe west elevation of 387 Sherbourne Streetin situ. Theentrance
of the west elevation is proposed to be altered, through the removal
of the existing stairs and lowering of the doorway. Finally, the north
and south elevations to the depth of the chimney (approximately
4.0m) will be carefully dismantled and stored during below-grade
excavation, and reinstated as part of the heritage podium.

Integrity: as it relates to a heritage
property or an archaeological site/
resource, is a measure of its wholeness
and intactness of the cultural heritage
values and attributes. Examining the
conditions of integrity requires assessing
the extent to which the property includes
all elements necessary to express its
cultural heritage value; is of adequate
size to ensure the complete representation
ofthe features and processes that convey
the property’s significance; and the extent
towhich it suffers from adverse affects of
development and/or neglect. Integrity
should be assessed within a Heritage
Impact Assessment.

(City of Toronto Official Plan)
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Rationale

As discussed in the Structural Building Condition Assessment by Devlin Engineering, dated June 22,
2020, 387 Sherbourne was significantly damaged by fire. Given the existing building’s poor structural
condition, retention and repair of the entire building is not feasible. Further, the north and south elevations
must be removed to facilitate stormwater management and mechanical requirements and below grade
structure (see Appendix B, Letter from Aegis Engineering and Appendix C, Report from Facet Group Inc).

The retained west elevation will be repaired, and the entrance improved to provide barrier-free access
to the building. As such, the revised strategy conserves the distinguishing features and materials of the
existing building, per the CNWHCD Plan. Details on the rehabilitation of the elevation can be found in

Section 8, Conservation Strategy.

While the return walls must be removed, they are secondary elevations. Portions of the return walls
will be carefully dismantled, salvaged and reinstated to conserve the legibility of the existing brick
detailing, and strategic removal of the walls at the chimney line conserves the integrity of the materials
forreconstruction. The location from where the returns will be removed is informed by where expansion
joints can be accommodated, without impacting the brick and cast stone detailing of the return walls.

In addition, the development proposal will maintain residential uses on the Development Site, with
frontage onto Sherbourne Street, maintaining the residential character that defines the CNWHCD, and

and conserving the building’s contextual value.

29. Dashed pink line indicating extent
of 387 Sherbourne Street south
return to be removed, salvaged

return is proposed.

Issued: May 15,2023
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7.2 Visual Impact

383 Sherbourne Street

Whole Building Conservation

Therevised scheme fully retains 383 Sherbourne Street and the west
(primary) elevation of 387 Sherbourne Street in situ, maintaining the
existing character along Sherbourne Street. This is consistent with
direction in the Provincial Policy Statement to conserve significant
built heritage resources, as well as the recommendations contained
within the CNWHCD regarding preservation of the character of the
neighbourhood.

Alterations to North Elevation

The proposed development will impact the north elevation of 383
Sherbourne Street where it integrates with the proposed tower. The
elevation will be enclosed within an atrium. However, it will retain its
three-dimensional legibility, as it will read as an exterior elevation
within the atrium.

387 Sherbourne Street

Partial In Situ Retention

While portions of the north and south elevations, and the entirety
of the rear (east) elevation, of 387 Sherbourne will be removed and
replaced, the retention and reinstatement of the primary elevation
and north and south return walls will conserve the existing building’s
scale, form and massing. New material at the north elevation will
be primarily brick masonry that is compatible with, distinguishable
from, and subordinate to the heritage fabric, as encouraged in the
CNWHCD. Further, the revised design of the north elevation reflects
the fenestration of the heritage building by generally maintaining
the rhythm of the bays. As such, reconstruction of 387 Sherbourne
Street will maintain the legibility of both buildings within the base as
discrete buildings, separate from the contemporary fabric of tower.
Finally, the retention of the front facade maintains the character of
the buildings along Sherbourne Street.
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30. West elevation showing setback from existing lane and stepbacks
(Arcadis Architects, annotated by ERA Architects.

31. South elevation showing tower stepbacks (Arcadis Architects,
annotated by ERA Architects.

End
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Proposed Tower

The proposed development includes a residential tower above the
retained facade of 387 Sherbourne Street that interfaces with the
retained north elevation of 383 Sherbourne Street.

The proposed tower is setback from the primary elevations of the
retained buildings, conserving the legibility of the heritage buildings’
massing and form. This setbackis continued to the eighth floor of the
tower, ensuring the heritage buildings are read as distinct volumes
from new construction; conservingthe character of Sherbourne Street
and the CNWHCD, more broadly. The atrium is setback 5 metres and
setbehindthe primaryfacades ofthe heritage buildings, maintaining
their prominence along the street.

The placement, massingand proposed setbacks of the development
prioritizes the whole building retention of 383 Sherbourne Street,
and retains the legibility of the 387 Sherbourne Street volume within
its context. Proposed fenestration patterns and contemporary
materiality distinguish new development from heritage fabric in a
compatible manner. Further, the proposed tower is consistent with
nearby proposed and recently completed developmentsand supports
municipal and provincial policy to directintensification to downtown
areas near transit.

Adjacent Heritage Resources

The proposed developmentwill notimpactthe cultural heritagevalue
of the adjacent Part V properties at 377, 381 and 391 Sherbourne
Street and 32-36 and 50 Bleecker Street.

The whole building conservation of 383 Sherbourne Street and
the street facing facade of 387 Sherbourne Street, as well as the
incorporation of a setback above the heritage podium, maintains a
datum line thatis compatible with the surrounding low-rise heritage
resources and mitigates visual impact on these properties from the
public realm.

Whilethe proposed developmentwill change the surrounding built form
contextof these heritage resources, itis consistentwith theemerging
built form context of Sherbourne Street and the surrounding area,
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as exemplified by recently approved and constructed multi-storey
developments at307 Sherbourne Street, 410 Sherbourne Street, 280
Jarvis Street, 308 Jarvis Street, 319 Jarvis Street, 240 Wellesley Street
East, and 28 Linden Street.

7.3 Shadow Study

ERA has reviewed the shadow study prepared by Arcadis Architects
dated May 10, 2023 (Appendix D). While the proposed development
may cast new net shadows on the adjacent heritage property at
377 and 381 Sherbourne Street, the impact of these new shadows
is minimal. There are no shadow-sensitive attributes identified for
the heritage property, but no significant impact on the integrity of
adjacent heritageresourcesis anticipated as a result of the proposed
development.

End
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7.4 Mitigation Measures

The proposed developmentincorporates a number of
design considerations intended to mitigate negative
impactson the heritage attributesand cultural heritage
value of on-site and adjacent heritage properties, which
are outlined below:

1. Whole Building Conservation of 383 Sherbourne
Street

Therevised schemeretainstheexisting building at 383
Sherbourne Street in its entirety and conserves this
low-rise apartment as a unique residential typology
within the CNWHCD and along Sherbourne Street.

2.In Situ Fagcade Retention and Reinstatementof Return
Walls

Therevised schemeretainsthewest (primary) elevation
of 387 Sherbourne Street, in situ. Further, the return
walls, to the extent of the chimney line (approximately
4.0m), will be removed, salvaged, and re-instated.

3.Reconstruction of North Elevation of 387 Sherbourne
Street

Although new construction, the north elevation of the
podiumwillbe constructed of brick masonry and reflect
the historic rhythm of the bays and retained fabric,
conserving the character of the CNWHCD.

4. Setbacks and Stepbacks

Step backs at the fifth storey of the proposed
development ensure the proposed development is
compatible with the low-rise character of adjacent
heritage properties and the CNWHCD, more broadly.
The proposed building maintains the existing 5.9m
setback from the adjacent lane.

5.Visual Separation

The tower step backs and contemporary materiality
provide visual and physical differentiation between
new building fabric and the retained elevations.

6. Facade Improvements

®
o
o o
o o
o
o @
6

32. West elevation showing mitigation measures
(Arcadis Architects, annotated by ERA Architects)
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The revised development would make improvements to enhance
existing building envelope performance, as well as repairs and
restoration of character-defining elements of both existing buildings.

7. Materiality

The new north elevation will be clad in red brick masonry, reflecting
the character of the retained facade in a contemporary expression.
Theatrium andtowerare proposed to be clad with transparent glazing
and spandrel panels, to contrast with the heritage buildings’ brick
masonry.8. Barrier-free Access

The primary entrance of 387 Sherbourne Street will be altered to
accommodate barrier-free access while conservingits character. The
existing door opening will be lowered, existing stairs removed, and
the masonry columns to the sides of the entrance will be retained.

9. Rental Replacement

The proposed development would retain the majority of the rental
housingstock currently onssite, fulfilling municipal rental replacement
targets. Further, thefull retention of 383 Sherbourne ensures existing
rental housing is preserved, and will be enhanced through energy
performance and resident comfort improvements. Conserving the
building also avoids loss of embodied carbon in the existing structure.

10. Intensification

The proposed development will intensify an underutilized site in a
rapidly evolving area, thusfulfilling broader provincial policy directives,
and mitigating any minimal negative impact on adjacent heritage
properties.

7.5 Recommended Mitigation Measures

Furthermitigation measures arerecommended and are to be explored
through the Conservation Plan and Site Plan Approvals process.
They include:

«  Explore opportunities to provide barrier-free access to 383
Sherbourne Street through the proposed atrium. Alterations
to the north elevation may be required.

«  Explore opportunities to maintain the existing soft-landscap-
ing in front of the heritage buildings, where bicycle parking is
currently proposed, to support the landscaped character of
Sherbourne Street.

Rental Housing Demolition

Concurrent to the Zoning By-law
Amendment Application, the proposal
also requires a Rental Housing
Demolition Application. As part of
Rental Replacement requirements,
in accordance with Chapter 667 of
the Toronto Municipal Code, rental
replacement requirements will involve
upgrades to the existing building
and rental units at 383 Sherbourne
St. Rental replacement units will be
retained within 383 Sherbourne Street
and additional replacement units will
be accommodated within the proposed

tower.

Rehabilitation of the existing building
at 383 Sherbourne Street will involve
interior upgrades to the existing rental
units including;

High efficiency lighting all common
areas

High efficiency water upgrades - all
toilets converted to low flow and
shower fixtures retrofitted

South side exterior wall brick repair
and tuck pointing

Concrete lintels and sills

New DH water tank installed
Heating upgrades replacement of
steam traps and condensation tank
Central low energy cooling

Ceiling fans

Triple glazed windows

Direct ducting for fresh air supply
in suites with heat supply

New plumbing system
Modernized electrical system

All state of repairissues addressed
to achieve 30 year plus asset
renewal

Bicycle parking within the proposed
building

End
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CONSERVATION STRATEGY

8.1 Response to Standards and Guidelines

The proposed interventions and alterations to both 383 and 387
Sherbourne Streethave beeninformed by the Standards and Guidelines
forthe Conservation of Historic Placesin Canada (specifically Standards
1, and 3 through 13).

The proposed conservation objectiveisto rehabilitate 383 Sherbourne
Street,and the primary (west) elevation of 387 Sherbourne Street, for
continued residential use and intensification of the Development Site.

8.2 Conservation Strategy

The following summarizes the conservation strategy as developed
at this early stage in the design process.

383 Sherbourne Street

The revised scheme proposes the whole building conservation of
383 Sherbourne Street and rehabilitates it for continued residential
use. Character-defining architectural features will be repaired and
restored according to available archival materials, and include:

1. Repairand restoration ofthe cornice that wrapsthe primary (west),
and portions of the north and south elevations.

2.Replacement of existingwindows throughout the building with new
units that are compatible with the character of the building. Existing
cast stone lintels and sills will be retained and restored as required.

3. Cleaning of brick masonry and general repair and repointing, as
required.

4. Enhancement of primary entrance, including restoration of the
door, wood frame, stone surround, and signage.

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.

(The Standards and Guidelines for
the Conservation of Historic Places
in Canada (second edition) )
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387 Sherbourne Street

The revised scheme will retain the primary (west) elevation of 387
Sherbourne Streetinsitu,and reinstate the north and south elevations
to thedepth of the chimney using salvaged brick. Character-defining
architectural features will be repaired and restored according to
available archival materials, and include:

1. Cleaning of brick masonry and general repair and repointing, as
required.

2.Repairandrestoration of the cornicethatwraps the primary (west),
and portions of the north and south returns.

3.Rehabilitation of the existingentranceincludingremoval of existing
stairs, door and surrounds and enlarging the opening to grade to
accommodate barrier-free access.

4. Replacement of existing windows at the retained facade with new
units that are compatible with the character of the building. Existing
cast stone lintels and sills will be retained and restored as required.

5.Removal, salvage and reinstatement of the north and south return
walls, including the brick and cast stone detailing.

Thefuture conservation ofthe retained elevationswill include a repair
scope to address the items identified in the condition assessment,
containedin Section 3.0 of thisreport, to ensure long-term conservation
ofthe heritage resource. Priorto and during construction, the retained
elevations will be protected and regularly monitored.

Furtherdetailsonthe construction-related protection and later repair
ofthe heritage building will be provided in a future Conservation Plan.
Aretention strategy, withinputfrom astructuralengineerand heritage
contractorwill be coordinated as part of the future Conservation Plan.

End
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387 Sherbourne Street 383 Sherbourne Street

33. Proposed primary elevations showing restoration of 383 Sherbourne Street entrance and proposed alterations to 387
Sherbourne Street to accommodate barrier-free access. (ERA Architects)
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CONCLUSION

This report finds that the proposed redevelopment conserves the cultural
heritage value of 383 and 387 Sherbourne Street and adjacent Part V heritage
properties, while allowing for intensification of the Development Site within
its evolved urban context.

The Development Site is located within the Cabbagetown Northwest HCD
and, assuch, the existing buildings are designated under Part V of the Ontario
Heritage Act (OHA). ERA’s evaluation of the existing buildings under Ontario
Regulation 9/06 finds that while the existing buildings possess some contextual
value, they are not considered significant heritage resources.

The proposed developmentwill retain the existing building at 383 Sherbourne
Street in its entirety in situ. The existing building at 387 Sherbourne Street is
no longer structurally sound due to fire damage. However, its west (primary)
elevationwill be retained insitu,and portions of the north and south elevations
willbesalvaged and reinstated. Together, these structures will form the podium
ofa39-storeybuilding containing residential uses. Further, the full retention of
383 Sherbourne ensures existing housing is preserved, and will be enhanced
through energy performance and resident comfortimprovements. Conserving
the building also avoids loss of embodied carbon in the existing structure.

A number of design measures have been incorporated into the proposed
developmentto to mitigate any potentialimpactson, and conserve the cultural
heritage value, of on-site and adjacent recognized heritage resources. In
summary, the revised development represents an architectural addition to
the area that is visually distinct from, yet compatible with, retained building
fabric and the Development Site’s built form context. Further, the setbacks at
the fifth storey will maintain the legibility of the existing buildings’ four storey
massing along Sherbourne Street and ensure a compatible relationship with
the adjacent Part V designated properties at 377, 381 and 391 Sherbourne
Street and 32-36 and 50 Bleecker Street.

Based onourreview, the proposed developmentis also found to conform with
provincial policy directives, Official Plan heritage policies, relevant municipal
design guidelines, and the objectives of the Northwest Cabbagetown HCD.

It is anticipated that a Conservation Plan will be required as a condition of
approval for the proposed development. 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.

End
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Ng, Nathan. Historical Maps of Toronto. http://oldto- rontomaps.blogspot.com/p/index-of-maps.html.

Toronto Public Library.
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Project Personnel

Graeme Stewart Principal, OAA, MRAIC, MCIP, RPP, CAHP

Graeme Stewart OAA, AAA, MRAIC, RPP, MCIP, CAHP is a registered
architect and planner and is a Principal at ERA Architects. Graeme has
beeninvolvedin numerous urbandesign, cultural planning, conservation
andarchitecture projectswith particularfocus on neighbourhood design
and regional sustainability. Graeme was a key initiator of the Tower
Renewal Project. This initiative in low-carbon retrofit and community
reinvestmentexaminesthe future of Canada’sremarkable stock of modern
tower neighbourhoodsin collaboration with CMHC, the United Way, City
of Toronto, Province of Ontario, University of Toronto, and other partners.

Graeme is also a founding director of the Centre for Urban Growth and
Renewal (CUG+R),aninterdisciplinary urban research organization founded
in 2009. Working with NGOs, academic, government and community
partners, CUG+R supports policy and action toward more equitable and
resilient urban regions. Graeme is a member of the Toronto Community
Housing Design Review Panel and is a regular lecturer in Universities in
Ontario and abroad.

Graemeisalsothe co-editorof Concrete Toronto: AGuidebook to Concrete
Architecture from the Fiftiestothe Seventies, andin 2014 was recipient of
the Jane Jacobs Prize for his ongoing research and design work related
to Tower Renewal.

Graeme has studied architecture in Canada and Germany and received
his Master of Architecture from the University of Toronto.

Sharon Hong MScPl, RPP, MCIP

Sharon Hongis an associate withthe heritage planningteam at ERA. She
holds a Master of Science in Planning from the University of Toronto and
has over 10 years of experience working in both the public and private
sectors in heritage, urban design, and community planning.

Brendan McCabe

Brendan holds a BAUrban Studies fromthe University of Calgary. Before
joining ERABrendan helmed anNPO focused on theinterloping 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
tohis publicengagementand teaching experiences throughout Canada,
inform both his planning theory and practice.
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ErinisaPlanneratERAwhohasassistedin planningand engagement
processes for a range of projects throughout Canada. Erin holds a
Master of Planning (Urban Development) from Toronto Metropolitan
University. She has over 6 years of experience working in policy and
development planning.
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APPENDIX B:

Letter Prepared by Aegis Engineering Inc.



May 08, 2023.
VIA E-MAIL
NJS Sherbourne Inc.
2345 Yonge Street, Unit 405
Toronto, ON M4P 2E5

Attn: Mr. Jonathan Rubin. V.P. Development.

Ref: Proposed Residential Development.
383-387 Sherbourne Street
Toronto Ontario

AEI Project: 2023-007

Subject: Proposed Building Mechanical Room — Level 1
Dear Mr. Rubin

As per your request, Aegis Engineering Inc. has reviewed the preliminary architectural and civil
engineering plans as it pertains to the Level 1 parking level and specifically the proposed
mechanical room location. Based on receipt of the latest Level 1 drawing provided (copy
attached), the current location shown for the main mechanical room is considered the preferred
location, to support compliance with municipal building service connection requirements, as
well as required mechanical building services infrastructure.

If you have any questions on the above or the related attachment, please do not hesitate to
contact our office.

Trusting this meets with your requirements, we remain,

Sincerely,
AEGIS Engineering Inc.

Michael Lindsay
President

Cc: Y. Yan P. Eng AEI
Attach: 1 pg. Part Level 1 Plan
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APPENDIX C:

Report Prepared by Facet Group Inc.



Facet Group Inc.

716 — 228 Queens Quay West
Toronto, Ontario M5J 2X1

T 416-409-0772 | F 647-349-2453
www.facetgroup.ca

May 08, 2023

ERA Architects Inc.

Graeme Stewart

c/o NJS Sherbourne Inc.
2345 Yonge Street, Unit 405
Toronto, ON M4P 2E5

Re: 383 — 387 Sherbourne Street, Toronto — Structural Preservation Strategy

Facet Group Inc. project no. 202307

Dear Graeme,

We have been retained by NJS Sherbourne Inc. to provide professional services related to the
structural preservation of the heritage attributes. We understand the client intends to preserve
the following:

e 387 Sherbourne Street, west (principal) elevation, including the +- 2.3m recessed entry

An exterior review was completed from grade. Interior inspections were completed at all levels
including below grade. The building’s current condition prevented the completion of
investigative openings and test pits, they will be completed prior to the issuance of our concept
drawings as part of the Conservation Plan submission.

Based on our initial inspection, access to the property and building should be restricted until
such time that the building is made safe. We recommend shoring and temporary supports be
installed as soon as possible under the direction of a Structural Engineer specialized in the
retention and demolition of heritage masonry and timber framed structures.

As part of our review, we have relied upon the following supporting documents:
e Architectural ZBA (draft) Drawings as prepared by IBI Architects, dated 27Apr2023
e Heritage Impact Assessment (HIA) as prepared by ERA Architects Inc., dated 13Jul2021
e Subsurface Utility Mapping drawing as prepared by Onsite Locates Inc, dated April 2023
e Shoring Concept as prepared by Tarra Engineering, dated March 2023
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The proposed development includes a single tower with two levels below grade. The shoring
for the excavation will be installed on the interior of the elevations to be retained; the foundation
walls are to remain undisturbed. See below our findings, recommendations, and
methodologies.

Findings:

387 Sherbourne Street, circa 1927, is a four storey, mass masonry and timber framed
residential apartment building.

The west (principal) elevation has been constructed using multi wythe brick, with cast
stone accents. The exterior wythe of masonry has been installed in a running bond
pattern, the interior wythes of masonry were found to be exposed and installed in a
common bond pattern. Bonding across the interior wythes and exterior wythe of masonry
requires further investigation; the collar joints at the exposed window jambs appear to
be grouted, we believe blind or concealed headers were used.

The above grade exterior masonry was found to be four wythes at Level O (partial above
grade floor) and Level 1, and three wythes at levels 2 and 3.

The above grade masonry was generally found to be in fair condition.

The below grade foundation walls were found to be constructed of multi wythe brick
masonry installed in a common bond pattern. Wall thickness, and footing type, size and
condition requires investigation. The perimeter foundation walls were found to be
painted. The north west corner of the foundation walls, in the area of the existing
mechanical room and sump pit, were found to be damp to the touch with moderate to
severe deterioration. The south west foundation walls were found to be in fair condition
with minor deterioration and efflorescence.

The below grade masonry was found to be in fair to poor condition.

The interior partitions and finishes, down to the subfloor, were found to have been
removed. Areas of failed and or inadequate structural support of the floor and roof
assemblies were observed.

Recommendations and Methodologies:

The following right of way, site logistics and construction constraints were considered:

e Subsurface utilities, specifically the gas and communication lines within the right-of-
way.

e Above grade utilities, specifically the utility pole, power lines, and transformer
adjacent to the west elevation.

e Pedestrian protection and traffic flow.

Page 2 of 8
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e North property line laneway access easement.

e Site access, staging and constructability, specifically the equipment types, sizes, and
turning radiuses required to facilitate the installation of the shoring system, and for
the bulk excavation.

387 Sherbourne Street:

Retention of the north and south elevation +- 4000mm returns was reviewed; due to the
constraints of the new construction, we are not recommending in-situ retention of the
returns. The site servicing and below grade mechanical room for the proposed
development is to be located at the north west corner, adjacent to the property lines. To
facilitate the installation of the mechanical room, shoring and foundations walls are to be
constructed. The turning radius of the equipment required to install the shoring will not
permit the north return to be retained in-situ.

We believe the west (principal) elevation, and the recessed entry can be retained.

Our retention design will include external steel skeletal frames supported on
temporary cast-in-place concrete ballast foundations. Interior steel columns and
or trusses may be installed to reduce the depth of the exterior frames. If require,
our design will allow for a pedestrian walkway within the footprint of the retention
structure. Additional precast concrete counterweights may be installed to prevent
overturn.

Where possible, all lateral connections will be designed to pass through the
existing window and door openings and at the top of the masonry walls. Weather
protection for the interior masonry will be coordinated with the heritage architect.

Our design will rely on the existing foundation walls and footings. Based on the
observed conditions, portions of the foundation walls may be replaced and
restored prior to the installation of the retention system. Unshrinkable fill (U-fill)
will be placed in the basement along the elevation to be retained. The U-fill will be
placed prior to the removal of the existing ground floor assemblies. The shoring
will be drilled through the U-fill to minimize any settlement between the shoring
and the masonry foundations to be retained, and to allow for drainage.

The following investigative openings, test pits, and exterior daylighting will be completed prior
to the submission of our concept drawings.

¢ Investigative openings will be completed to verify the bonding type and condition across the
interior and exterior wythe of masonry.

¢ Investigative openings will be completed to verify the foundation wall thicknesses and
conditions.

¢ Interior test pits will be completed to verify the footing sizes and conditions.

o Exterior daylighting will be used to verify location, depth, and condition of any subsurface
utilities.
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The above investigative scope will not rule out or change our opinion and recommendations
for the structural preservation of the heritage attributes.

Selective restoration and or permanent structural repairs may be completed concurrently with
the installation of the retention system. The building demolition sequence, an integral part of
preserving the heritage fabric, will be coordinated with our design.

Precision monitors will be installed on the facades and retention systems. They will be surveyed
monthly until the fagades are supported and connected to the permanent structure.

Refer to Facet Group appendix A: Examples of retention projects.

We are pleased to provide the above for your review and discussions with City of Toronto as
part of the Heritage Planning and Development approval process. We are available to meet to
further discuss our findings and approach for the redevelopment of 383 — 387 Sherbourne
Street, Toronto.

Best regards,

Neil Puype
Principal
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FACET GROUP — APPENDIX A: EXAMPLES OF RETENTION PROJECTS:

365-385 Yonge St, Toronto, Facet Group Project No. 201705
External Retention, multiple two to four-and-a-half storey buildings, pedestrian walkway on cast-in-place and pre-
cast base walls, bridging over hydro vault, internal shoring.

Exterior four-and-a-half storey Internal four-and-a-half storey vertical stiffening
beams connected to shoring piles

External two and three storey bridged over hyrdo vault Internal looking west from Gerrard St east entrance

Page 5 of 8
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160 Front St E, Toronto, Facet Group Project No. 201816

Facgade Panelization (upper four floors), multi wythe masonry, up to six wythes panelized with compression frames
Cantilevered Retention (lower three and a half floors), needle beams connected and supported on micro piles to
prevent overturn, prefabricated towers providing lateral restraint.

5 wythe decorative pilaster Cantilevered retention on below grade steel support grid

Spandrel with toothed pilaster Cantilevered retention, interior needle beams
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495, 511-529 King St W, Toronto, Facet Group Project No. 201822

495 King St W, internal and external building retention, north elevation external retention towers are connected to
the caisson wall and cantilevered over the site.

511 — 529 King St W, external three-storey and four-and-a-half storey retention with pedestrian walkway, tapered
towers to maintain 3m clearance from stood-off high voltage lines, internal shoring.

495 King St W — Interior, south elevation 495 King St W — Exterior looking south-east

511-529 King St W — Pedestrian walkway 511-529 King St W — Exterior
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90 Queen Street East, Toronto, Facet Group Project No. 202105

External Facade Retention of multiple three and four storey buildings. Prefabricated retention towers with
pedestrian walkways on cast-in-place concrete base walls, with sections supported on helical piers to provide
subsurface utility access. Truck and emergency vehicle access at public laneway. Cast-in-place base walls
designed to support the fagades during the sequenced removal and replacement of the existing foundation walls.

98 — 104 Queen St E EXTERIOR 98 — 104 Queen StE INTERIOR

Richard Bigley Lane — vehicular access 3 Mutual St
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APPENDIX D:

Architectural drawings prepared by Arcadis Architects, dated May 12, 2023



383-387 SHERBOURNE STREET

ZONING BY-LAW AMENDMENT APPLICATION
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RESIDENTIAL UNIT MIX COUNT

CLIENT

NJS SHERBOURNE INC.

ISSUED

No. DATE DESCRIPTION

1 |2021-06-28 |ISSUED FOR ZBA SUBMISSION

2 |2023-05-12 |ISSUED FOR ZBA 2ND SUBMISSION

W Scale: 1:500

GFA Construction GFA Deductions GFA Residential GFA Indoor Amenity GFA Outdoor Amenity 383 Sherbourne GFA

Level sqft sgm sqft sgm sqft sgm sqft sgm sqft sgm sqft sgm
MPH 4,638 f2 431 m2 4,638 ft2 431 m2 0 ft2 0m? 0 ft2 0 m? 0ft2 0 m? 0ft2 0m?
LEVEL 39 5,393 ft2 501 m? 381 ft2 35 m? 5,012 ft2 466 m? 0 ft2 0m? 0ft 0m? 0ft 0m?
LEVEL 38 5,393 ft2 501 m? 381 ft2 35 m? 5,012 f2 466 m? 0 ft2 0m? 0ft 0m? 0ft 0m?
LEVEL 37 6,111 ft2 568 m2 381 ft2 35 m? 5,731 ft2 532 m? 0 ft2 0 m? 0ft2 0 m? 0ft2 0 m?
LEVEL 36 6,111 ft2 568 m2 381 ft2 35 m? 5,731 ft2 532 m? 0 ft2 0 m? 0ft 0 m? 0ft 0m?
LEVEL 35 6,111 ft2 568 m? 381 ft2 35 m? 5,731 f¢2 532 m? 0 ft2 0m? 0ft 0m? 0ft 0m?
LEVEL 34 6,111 ft2 568 m? 381 ft2 35 m? 5,731 f2 532 m? 0 ft2 0m? 0ft 0m? 0ft 0m?
LEVEL 33 6,111 ft2 568 m2 381 ft2 35 m? 5,731 ft2 532 m? 0 ft2 0 m? 0ft 0 m? 0ft2 0 m?
LEVEL 32 6,111 ft2 568 m2 381 ft2 35 m? 5,731 ft2 532 m? 0 ft2 0 m? 0 ft2 0 m2 0ft 0 m?
LEVEL 31 6,111 ft2 568 m? 381 f2 35 m? 5,731 f¢2 532 m? 0 ft2 0 m2 0 ft2 0 m? 0 ft2 0 m2
LEVEL 30 6,111 ft2 568 m? 381 ft2 35 m? 5,731 f¢2 532 m? 0 ft2 0 m2 0 ft2 0 m2 0 ft2 0 m2
LEVEL 29 6,111 ft2 568 m2 381 ft2 35 m? 5,731 ft2 532 m? 0 ft2 0 m? 0ft2 0 m? 0ft 0 m?
LEVEL 28 6,111 ft2 568 m2 381 ft2 35 m? 5,731 ft2 532 m? 0 ft2 0 m? 0ft 0 m? 0ft 0 m?
LEVEL 27 6,111 ft2 568 m? 381 ft2 35 m? 5,731 f¢2 532 m? 0 ft2 0m? 0ft 0m? 0ft 0m?
LEVEL 26 6,111 ft2 568 m? 381 ft2 35 m? 5,731 f¢2 532 m? 0 ft2 0m? 0ft 0m? 0ft 0m?
LEVEL 25 6,111 ft2 568 m? 381 ft2 35 m? 5,731 ft2 532 m? 0 ft2 0 m2 0 ft2 0 m2 0 ft2 0 m?
LEVEL 24 6,111 ft2 568 m? 381 ft2 35 m? 5,731 ft2 532 m? 0 ft2 0 m? 0ft2 0 m? 0ft2 0m?
LEVEL 23 6,111 ft2 568 m? 381 ft2 35m? 5,731 ft2 532 m? 0 ft2 0m? 0ft 0m? 0ft 0m?
LEVEL 22 6,111 ft2 568 m? 381 ft2 35 m? 5,731 f2 532 m? 0 ft2 0m? 0ft 0m? 0ft 0m?
LEVEL 21 6,111 ft2 568 m? 381 ft2 35 m? 5,731 ft2 532 m? 0 ft2 0 m? 0ft2 0 m? 0ft 0 m?
LEVEL 20 6,111 ft2 568 m? 381 ft2 35 m? 5,731 ft2 532 m? 0 ft2 0 m? 0ft2 0 m? 0ft2 0m?
LEVEL 19 6,111 ft2 568 m? 381 ft2 35 m? 5,731 f¢2 532 m? 0 ft2 0m? 0ft 0m? 0ft 0m?
LEVEL 18 6,111 ft2 568 m? 381 ft2 35 m? 5,731 f2 532 m? 0 ft2 0m? 0ft 0m? 0ft 0m?
LEVEL 17 6,111 ft2 568 m2 381 ft2 35 m? 5,731 ft2 532 m? 0 ft2 0m? 0ft 0m? 0ft 0m?
LEVEL 16 6,111 ft2 568 m? 381 ft2 35 m? 5,731 ft2 532 m? 0 ft2 0 m? 0ft2 0 m? 0ft2 0m?
LEVEL 15 6,111 ft2 568 m? 381 ft2 35m? 5,731 ft2 532 m? 0 ft2 0m? 0ft 0m? 0ft 0m?
LEVEL 14 6,111 ft2 568 m? 381 ft2 35m? 5,731 ft2 532 m? 0 ft2 0m? 0ft 0m? 0ft 0m?
LEVEL 13 6,111 ft2 568 m2 381 ft2 35 m? 5,731 ft2 532 m? 0 ft2 0 m? 0ft2 0 m? 0ft2 0 m?
LEVEL 12 6,111 ft2 568 m2 381 ft2 35 m? 5,731 ft2 532 m? 0 ft2 0 m? 0ft2 0 m? 0ft2 0m?
LEVEL 11 6,111 ft2 568 m? 381 ft2 35 m? 5,731 f2 532 m? 0 ft2 0m? 0ft 0m? 0ft 0m?
LEVEL 10 6,111 ft2 568 m? 381 ft2 35m? 5,731 f2 532 m? 0 ft2 0m? 0ft 0m? 0ft 0m?
LEVEL 09 6,111 ft2 568 m2 381 ft2 35 m? 5,731 ft2 532 m? 0 ft2 0 m? 0ft2 0 m? 0ft2 0 m?
LEVEL 08 6,111 ft2 568 m2 381 ft2 35 m? 154 ft2 14 m2 5,577 f2 518 m2 0ft 0m? 0ft2 0 m?
LEVEL 07 5,632 ft2 523 m? 381 ft2 35 m? 5,251 ft2 488 m? 0 ft2 0m? 0ft 0m? 0ft 0m?
LEVEL 06 5,632 ft2 523 m? 381 f2 35 m? 5,251 ft2 488 m? 0 ft2 0m? 0ft 0m? 0ft 0m?
LEVEL 05 4,921 f©2 457 m? 381 ft2 35 m? 2,454 f2 228 m? 2,087 f2 194 m? 0ft2 0 m? 0ft 0m?
LEVEL 04 4,599 f2 427 m? 906 ft2 84 m? 2,531 f2 235 m? 1,161 ft2 108 m? 4,846 ft2 450 m? 4,249 ft2 395 m2
LEVEL 03 6,759 ft2 628 m? 1,978 ft2 184 m? 4,781 2 444 m? 0 ft2 0m? 0ft 0m? 4,249 ft2 395 m2
LEVEL 02 6,880 ft2 639 m? 4,010 ft2 373 m2 2,870 ft2 267 m? 0 ft2 0m? 0ft 0m? 4,249 ft2 395 m2
LEVEL 01 6,925 ft2 643 m? 3,278 ft2 304 m2 2,412 ¢ 224 m? 1,235 ft2 115 m? 0ft 0m? 4,249 fi2 395 m2
TOTAL 240,115 ft? 22,307 m? 28,134 ft? 2,614 m? 201,922 ft? 18,759 m? 10,059 ft2 935 m? 4,846 ft? 450 m? 16,996 ft2 1,579 m?
GFA Construction U/G GFA Deductions U/G GFA Residential U/G
Level sqft sgm sqft sgm sqft sgm
LEVEL P1 8,662 ft2 805 m2 8,662 ft2 805 m2 0 ft2 0 m?
LEVEL P2 8,662 ft2 805 m? 8,662 ft2 805 m? 0 ft2 0m?
TOTAL 17,323 ft2 1,609 m? 17,323 ft2 1,609 m? 0 ft2 0m?
TOTAL NO. OF PARKING STALLS RES VIS NON-RES BF TOTAL RESIDENTIAL BIKE SPACES RES LT RES ST
TOTAL No. of No. of No. of No. of Total Bike Long Term | Short Term
No. of RESIDENTIAL| VISITOR NON-RES |BARRIER-FREE Level Spaces |RESIDENTIAL | RESIDENTIAL
Level Stalls Stalls Stalls Stalls Stalls
LEVEL 01 76 0 76

LEVEL 01 2 0 2 0 1 LEVEL P1 295 295 0
LEVEL P1 0 0 0 0 0 LEVEL P2 46 46 0
LEVEL P2 6 6 0 0 4 TOTAL BIKE SPACES 417 341 76
TOTAL PARKING SPACES 8 6 2 0 5

Level Total BA 1B (+) 2B (+) 3B (+)
LEVEL 39 6 0 1 4 1
LEVEL 38 6 0 1 4 1
LEVEL 37 10 4 3 2 1
LEVEL 36 10 4 3 2 1
LEVEL 35 10 4 3 2 1
LEVEL 34 10 4 3 2 1
LEVEL 33 10 4 3 2 1
LEVEL 32 10 4 3 2 1
LEVEL 31 10 4 3 2 1
LEVEL 30 10 4 3 2 1
LEVEL 29 10 4 3 2 1
LEVEL 28 10 4 4 1 1
LEVEL 27 10 4 4 1 1
LEVEL 26 10 4 4 1 1
LEVEL 25 10 4 4 1 1
LEVEL 24 10 4 4 1 1
LEVEL 23 10 4 4 1 1
LEVEL 22 10 4 4 1 1
LEVEL 21 10 4 4 1 1
LEVEL 20 10 4 4 1 1
LEVEL 19 10 4 4 1 1
LEVEL 18 10 4 4 1 1
LEVEL 17 10 4 4 1 1
LEVEL 16 10 4 4 1 1
LEVEL 15 10 4 4 1 1
LEVEL 14 10 4 4 1 1
LEVEL 13 10 4 4 1 1
LEVEL 12 10 4 4 1 1
LEVEL 11 10 4 4 1 1
LEVEL 10 10 4 4 1 1
LEVEL 09 10 4 4 1 1
LEVEL 08 0 0 0 0 0
LEVEL 07 0 0 0 0 0
LEVEL 06 0 0 0 0 0
LEVEL 05 0 0 0 0 0
LEVEL 04 0 0 0 0 0
LEVEL 03 0 0 0 0 0
LEVEL 02 0 0 0 0 0
LEVEL 01 0 0 0 0 0
TOTAL UNITS 302 116 109 46 31
100% 39% 36% 15% 10%
387 SHERBOURNE ST RENTAL REPLACEMENT UNIT COUNT
Level Total BA 1B (+)
LEVEL 07 10 4 6
LEVEL 06 10 4 6
LEVEL 05 5 3 2
LEVEL 04 5 3 2
LEVEL 03 9 5 4
LEVEL 02 5 3 2
REPLACEMENT UNITS 44 22 22
REPLACEMENT + NEW RESIDENTIAL UNIT COUNT
REPLACEMENT+NEW UNITS Total BA 1B (+) 2B (+) 3B (+)
346 138 131 46 31
TOTAL UNITS 346 138 131 46 31
EXISTING UNIT COUNT AT 383 SHERBOURNE ST
Level Total BA 1B (+)
383 - FOURTH FLOOR 8 4 4
383 - THIRD FLOOR 8 4 4
383 - SECOND FLOOR 8 4 4
383 - MAIN FLOOR 8 6 2
383 SHERBOURNE UNITS 32 18 14
TOTAL UNITS (EXISTING + REPLACEMENT + NEW RESIDENTIAL)
ALL UNITS Total BA 1B (+) 2B (+) 3B (+)
378 156 145 46 31
TOTAL UNITS 378 156 145 46 31
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LOADING AREA © H [ESIGNED TO

A. COMPLY WITH DESIGN CODE - ONTARIO BUILDING CODE

B. COMPLY WITH DESIGN CODE - CITY BJLK IFT VEHICLE IN ADITION O BJILDING CODE REQUIREMENTS

C. COMPLY WITH IMPACT FACTOR - 5% FOR MAXIMUM \EHICULAR SPEEDS TO 15 KM/H AND ®% FOR HIGHER $EEDS

200 MM HICK REINFORCED CONCRETE RAD PR HE LOADING AND BN HDLDING AREA . THE SPACE WLL HAVE I[ESS THAN A2, $OPE. AND
TO HE DESIGNED IN ACCORDANCE WTH HE OB.C. AND © 3JIT CITY & TORONTO GARBAGE RUCKLOAD AD MPACT FACTORS.

A RAINED ON-SITE FERSON MIST BE AVAILABLE © MNOEUVER HE BNS FOR HE ®LLECTION RIVER AND ASO ACT AS A EAG-MAN
WHEN HE RUCKIS REVERSING. IN'HE WENT THE ON-SITE SAFF IS WAVAILABLE A THE TIME WHEN THE CITY ©LLECTION VEHICLE
ARRIVALS, THE COLLECTION \EHICLE WLL LEAVE HE 3$TE AND NOT RETURN UNTIL 'HE NEXT SCHEDULED COLLECTION [AY.

IF THE LOADING AREA ISFULL AND THE @LLECTION \EHICLE CANNOT ACCESS O IOADING AREA HEN THE \EHICLE WLL RETURN THE
NEXT REGULARLY COLLECTION [ATE.

THE TPE G IOADING SPACE MY H SHARED BJT THE QVNER WLL ENSURE HE SPACE $§ VACANT FOR HE GTY LLECTION \EHICLE ON
THE SHEDULED RCK-UP TME

WASTE MANAGEMENT METHOD: SINGLE GHUTE WTH TRI-SORTER A THE BOTTOM KUIPPED WTH GRGAGE COMPACTOR
REFER © LADSCAPE RAWINGS FOR HE [ETAILS & THE BICYCLE RNGS OR RACKS

PARKING GARAGE AR EHAUST WILL HE LOCATED AWAY ROM HREDESTRIANS. ONLY THE EXHAUST SHAFT WILL HAVE EXTRACT FANS
INSTALLED. OUND AND VIBRATION AMPENING © HE REVIEWED B HE ACOUSTIC AND MECHANICAL ENGINEERS

CANADA ROST STAFF WILL BE RROVIDED WTH MSTER KY TO ENTER THE BUILDING
REFER © LADSCAPE RAWING PR THE SITE GRADING, SIDEWALK, @WRB & FEETAILING WALL [ETAILS

ALONG THE WASTE MANAGEMENT ®LLECTION \EHICLE ACCESS ROUTE, HE MXIMUM 3$OPE OF HE 3JRFACE O HE N GREATER HAN
8%, THE MINIMUM VERTICAL @CEARANCE OD 4.4 METERS T HE MINTAINED. REFER TO SITE GRADING PLANS FOR THE DETAILS.

BLEECKER STREET

CLIENT

NJS SHERBOURNE INC.

ISSUED

No. DATE DESCRIPTION

1 |2021-06-28 |ISSUED FOR ZBA SUBMISSION

2 12023-05-12 |ISSUED FOR ZBA 2ND SUBMISSION

LEGEND
2600 PARKING SPACE DIMENSIONS AS PER
REAR CITY OF TORONTO BY-LAW 569-2013
+ o AS AMENDED, BY-LAW 89-2022
v |\ REGULAR
A PARKING SPACE
[ 5.6m LENGTH
3 2.6m WIDTH*
8 [ 2.0m HEADROOM
[ * 0.3m INCREASE ON EACH
'R SIDE WITH OBSTRUCTION
‘u MORE THAN 1.0m FROM THE
4 REG FRONT OR REAR OF THE
FRONT PARKING SPACE
L 3400 L1500 |
A A
-
o1
|\ BARRIER FREE PARKING
A SPACE (BF)
[ 5.6m LENGTH
8 3.4m WIDTH - ADJACENT TO
8 [ 1.5m ACCESS AISLE
(@GN 2.1m HEADROOM
/ | 1.5m WIDE
/R | |PAINT]
.. MARKED AISLE
- < 4
NO PARKING ZONING STRIP
PAINTING
L CONVEX MIRROR
@ ELECTRIC VEHICLE
7 SYMBOL
) GREEN ROOF
RENTAL REPLACEMENT UNIT
BICYCLE STALLS
SINGLE HORIZONTAL BICYCLE TAG
o ABBREVATIONS
 1.8mLENGTH
| 0.6mWIDTH H  -HORIZONTAL
wsz. 1.9m MIN HEADROOM V. -VERTICAL
S -STACKED
SINGLE VERTICAL
7
| 1.2m LENGTH ST  -SHORT TERM
s 0.6mWIDTH LT  -LONG TERM
1.9m MIN HEADROOM
STACKED
1.8m LENGTH
0.6m WIDTH
*=| 4 2m MIN HEADROOM
No. DATE DESCRIPTION

REVISIONS

ALL DIMENSIONS ARE TO BE CHECKED ON SITE BY THE
CONTRACTOR. ANY DISCREPANCIES ARE TO BE
REPORTED TO THE ARCHITECT BEFORE PROCEEDING
WITH THE WORK. DRAWINGS ARE NOT TO BE SCALED.
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2600 PARKING SPACE DIMENSIONS AS PER
REAR CITY OF TORONTO BY-LAW 569-2013
4 AS AMENDED, BY-LAW 89-2022

01
TYP REGULAR

PARKING SPACE

CA
ELEVATOR
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it
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2.6m WIDTH*
2.0m HEADROOM

- e
N
N
—
— |
]
AN

5600

/l

\ |
i [ VEST.
El

ELEVATOR LOBBY

j 0_30‘[11' / / “ “ CH N 590 m ]L

*0.3m INCREASE ON EACH

R SIDE WITH OBSTRUCTION

L -* 3 MORE THAN 1.0m FROM THE

=~ REG FRONT OR REAR OF THE
FRONT PARKING SPACE

6.79m

' BF BARRIER FREE PARKING
LOCKER ROOM SPACE (BF)

5.6m LENGTH

3.4m WIDTH - ADJACENT TO
1.5m ACCESS AISLE

-
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~ ~ - - 1.5m WIDE

£ | PAINT
.. MARKED AISLE
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4.36m
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PAINTING
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¥ SYMBOL
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|
|
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BICYCLE STALLS
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PROJECT

383-387 SHERBOURNE
ST.

383-387 Sherbourne St.
Toronto, ON Canada

TOTAL RESIDENTIAL BIKE SPACES RES LT RES ST TOTAL NO. OF PARKING STALLS RES VIS SHEET TITLE

Total Bike Long Term | Short Term TOTAL No. of No. of P1 TO P2 F LOO R

Level Spaces | RESIDENTIAL RESIDENTIAL No.of  |RESIDENTIAL| VISITOR
Level Stalls Stalls Stalls PLANS
LEVEL 01 76 0 76

LEVEL P1 295 295 0 LEVEL 01

LEVEL P2 46 46 0 LEVEL P1
TOTAL BIKE SPACES 417 341 76 LEVEL P2
TOTAL PARKING SPACES
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CLIENT

NJS SHERBOURNE INC.

ISSUED

No.

DATE

DESCRIPTION

1 |2021-06-28

ISSUED FOR ZBA SUBMISSION

2 |2023-05-12

ISSUED FOR ZBA 2ND SUBMISSION

LEGEND

REAR
N

2600

PARKING SPACE DIMENSIONS AS PER
CITY OF TORONTO BY-LAW 569-2013

s AS AMENDED, BY-LAW 89-2022
TYP REGULAR
PARKING SPACE
5.6m LENGTH
S 2.6m WIDTH*
© 2.0m HEADROOM
*0.3m INCREASE ON EACH
R SIDE WITH OBSTRUCTION
MORE THAN 1.0m FROM THE
=~ REG FRONT OR REAR OF THE
FRONT PARKING SPACE
L 3400 L 1500
K 1 A
-
01
BF BARRIER FREE PARKING
SPACE (BF)
5.6m LENGTH
8 3.4m WIDTH - ADJACENT TO
© 1.5m ACCESS AISLE
@ 2.1m HEADROOM
1.5m WIDE
R | PAINT |
.- MARKEDAISLE
- W« 4
NO PARKING ZONING STRIP
PAINTING
< CONVEX MIRROR
@ ELECTRIC VEHICLE
57 SYMBOL
) GREEN ROOF
RENTAL REPLACEMENT UNIT
BICYCLE STALLS
SINGLE HORIZONTAL BICYCLE TAG
o ABBREVATIONS
, | 1.8m LENGTH
| | 0.6m WIDTH H -HORIZONTAL
s 1.9m MIN HEADROOM v -VERTICAL
S -STACKED
SINGLE VERTICAL
[
| 1.2m LENGTH ST - SHORT TERM
le) 0.6m WIDTH LT  -LONG TERM

a-Lr

1.9m MIN HEADROOM

STACKED

1.8m LENGTH
0.6m WIDTH
1.2m MIN HEADROOM

No.

DATE

DESCRIPTION

REVISIONS

ALL DIMENSIONS ARE TO BE CHECKED ON SITE BY THE
CONTRACTOR. ANY DISCREPANCIES ARE TO BE
REPORTED TO THE ARCHITECT BEFORE PROCEEDING
WITH THE WORK. DRAWINGS ARE NOT TO BE SCALED.
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CLIENT

NJS SHERBOURNE INC.

ISSUED

No. DATE

DESCRIPTION

1 |2021-06-28 |ISSUED FOR ZBA SUBMISSION

2 ]2023-05-12 |ISSUED FOR ZBA 2ND SUBMISSION

LEGEND
2600
,I—,IL PARKING SPACE DIMENSIONS AS PER
REAR CITY OF TORONTO BY-LAW 569-2013
=k o1 AS AMENDED, BY-LAW 89-2022
TYP REGULAR
PARKING SPACE
5.6m LENGTH
§ 2.6m WIDTH*
© 2.0m HEADROOM
*0.3m INCREASE ON EACH
R SIDE WITH OBSTRUCTION
MORE THAN 1.0m FROM THE
=~ REG FRONT OR REAR OF THE
FRONT PARKING SPACE
L 3400 L 1500
K 1 A

5600

&

BICYCLE STALLS
SINGLE HORIZONTAL

| 1.8m LENGTH
. 0.6mWIDTH
. 1.9m MIN HEADROOM

SINGLE VERTICAL

[
| 1.2m LENGTH
v 0.6m WIDTH
1.9m MIN HEADROOM

STACKED

1.8m LENGTH
0.6m WIDTH
1.2m MIN HEADROOM

8-Lr

BARRIER FREE PARKING
SPACE (BF)

5.6m LENGTH

3.4m WIDTH - ADJACENT TO
1.5m ACCESS AISLE

2.1m HEADROOM

1.5m WIDE
R | PAINT

~ .. MARKEDAISLE
VA A—i

NO PARKING ZONING STRIP
PAINTING

CONVEX MIRROR

ELECTRIC VEHICLE
SYMBOL

GREEN ROOF

RENTAL REPLACEMENT UNIT

BICYCLE TAG
ABBREVATIONS

H -HORIZONTAL
\% -VERTICAL
S -STACKED

ST - SHORT TERM
LT - LONG TERM

No. DATE

DESCRIPTION

REVISIONS

ALL DIMENSIONS ARE TO BE CHECKED ON SITE BY THE
CONTRACTOR. ANY DISCREPANCIES ARE TO BE
REPORTED TO THE ARCHITECT BEFORE PROCEEDING
WITH THE WORK. DRAWINGS ARE NOT TO BE SCALED.
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CLIENT

NJS SHERBOURNE INC.

ISSUED

No. DATE

DESCRIPTION

1 |2021-06-28 |ISSUED FOR ZBA SUBMISSION

2 |2023-05-12 |ISSUED FOR ZBA 2ND SUBMISSION

5600

&

BICYCLE STALLS
SINGLE HORIZONTAL
1.8m LENGTH

0.6m WIDTH
s 1.9m MIN HEADROOM

| |
| |
| |

SINGLE VERTICAL
. 1.2mLENGTH

v 0.6m WIDTH
1.9m MIN HEADROOM

STACKED

1.8m LENGTH
0.6m WIDTH
1.2m MIN HEADROOM

8-Lr

LEGEND
2600
7|_’|L PARKING SPACE DIMENSIONS AS PER
REAR CITY OF TORONTO BY-LAW 569-2013
=k o1 AS AMENDED, BY-LAW 89-2022
TYP REGULAR
PARKING SPACE
5.6m LENGTH
§ 2.6m WIDTH*
© 2.0m HEADROOM
*0.3m INCREASE ON EACH
R SIDE WITH OBSTRUCTION
MORE THAN 1.0m FROM THE
=~ REG FRONT OR REAR OF THE
FRONT PARKING SPACE
L 3400 L 1500
K 1 A
-
01

BARRIER FREE PARKING
SPACE (BF)

5.6m LENGTH

3.4m WIDTH - ADJACENT TO
1.5m ACCESS AISLE

2.1m HEADROOM

1.5m WIDE
R | PAINT

.. MARKED AISLE
VA A—i

NO PARKING ZONING STRIP
PAINTING

CONVEX MIRROR

ELECTRIC VEHICLE
SYMBOL

GREEN ROOF

RENTAL REPLACEMENT UNIT

BICYCLE TAG
ABBREVATIONS

H -HORIZONTAL
\% -VERTICAL
S -STACKED

ST - SHORT TERM
LT - LONG TERM

No. DATE

DESCRIPTION

REVISIONS

ALL DIMENSIONS ARE TO BE CHECKED ON SITE BY THE
CONTRACTOR. ANY DISCREPANCIES ARE TO BE
REPORTED TO THE ARCHITECT BEFORE PROCEEDING
WITH THE WORK. DRAWINGS ARE NOT TO BE SCALED.
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CLIENT

NJS SHERBOURNE INC.

ISSUED

No. DATE

DESCRIPTION

1 |2021-06-28 |ISSUED FOR ZBA SUBMISSION

2 |2023-05-12 |ISSUED FOR ZBA 2ND SUBMISSION

5600

&

BICYCLE STALLS
SINGLE HORIZONTAL
1.8m LENGTH

0.6m WIDTH
s 1.9m MIN HEADROOM

| |
| |
| |

SINGLE VERTICAL
. 1.2mLENGTH

v 0.6m WIDTH
1.9m MIN HEADROOM

STACKED

1.8m LENGTH
0.6m WIDTH
1.2m MIN HEADROOM

8-Lr

LEGEND
2600
7I_’IL PARKING SPACE DIMENSIONS AS PER
REAR CITY OF TORONTO BY-LAW 569-2013
=k o1 AS AMENDED, BY-LAW 89-2022
TYP REGULAR
PARKING SPACE
5.6m LENGTH
§ 2.6m WIDTH*
© 2.0m HEADROOM
*0.3m INCREASE ON EACH
R SIDE WITH OBSTRUCTION
MORE THAN 1.0m FROM THE
=~ REG FRONT OR REAR OF THE
FRONT PARKING SPACE
L 3400 L 1500
K 1 A
-
01

BARRIER FREE PARKING
SPACE (BF)

5.6m LENGTH

3.4m WIDTH - ADJACENT TO
1.5m ACCESS AISLE

2.1m HEADROOM

1.5m WIDE
R | PAINT

.. MARKED AISLE
VA A—i

NO PARKING ZONING STRIP
PAINTING

CONVEX MIRROR

ELECTRIC VEHICLE
SYMBOL

GREEN ROOF

RENTAL REPLACEMENT UNIT

BICYCLE TAG
ABBREVATIONS

H -HORIZONTAL
\% -VERTICAL
S -STACKED

ST - SHORT TERM
LT - LONG TERM

No. DATE

DESCRIPTION

REVISIONS
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No. DATE

DESCRIPTION

1 |2021-06-28

ISSUED FOR ZBA SUBMISSION

2 |2023-05-12

ISSUED FOR ZBA 2ND SUBMISSION

No. DATE DESCRIPTION

REVISIONS

ALL DIMENSIONS ARE TO BE CHECKED ON SITE BY THE
CONTRACTOR. ANY DISCREPANCIES ARE TO BE
REPORTED TO THE ARCHITECT BEFORE PROCEEDING
WITH THE WORK. DRAWINGS ARE NOT TO BE SCALED.
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APPENDIX E:

Shadow Study prepared by Arcadis Architects, dated May 12,2023





