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INTRODUCTION

This is an appeal brought on behalf of the owner of 22 Birchview Boulevard (subject
property) from a refusal by the Etobicoke York Panel of the City of Toronto (City)
Committee of Adjustment (COA) to grant a variance increasing the permissible gross
floor area on the subject property from a previous approval of 0.53x lot area, to 0.67 X
lot area.

The Applicant was not present; however, the owner attended and was represented as
above indicated, by counsel and a Registered Professional Planner who provided the
sole support evidence of this Party on the appeal.

Three of the registered Participants, all of whom are local residents and neighbours,
attended and provided direct evidence: Gabriele D’Eleuterio; Stephen Whitehead and
Fraser Smith.

There were no other Parties.

| described that pursuant to Council’s direction, | had attended on the site and
surrounding area and reviewed the pre-filed materials but that matters of significance to
an individual needed to be brought forward in the evidence.

BACKGROUND

The COA mailed its decision on May 17, 2019. There were no issues of a substantive
or procedural nature raised and the matter was completed in the allotted day sitting.

The COA decision recites that the subject property in 2018 was the subject of a recent,
previous variance application that received COA approval, without appeal. That
decision dealt with three variances to zoning extant on the subject property, and granted
approval to increases in:

1) Lot coverage: 31.46%, from 30% permitted (7 sq. m increase);

2) Gross floor area: to 0.53x lot area, from 0.50x permitted, including a
detached garage,;

3) Driveway width: recognition to 5+ m existing, from 2+ m permitted.

As a result of that decision, with building permit issuance, a new detached dwelling with
a detached garage had commenced construction. At the time of the Toronto Local
Appeal Body (TLAB) Hearing, construction was underway and substantially complete,
with exterior cladding being installed in the relatively late stage of completion. On the
evidence heard, there were no building deficiencies noted; no Order to Comply or Stop
Work Order applied to the subject property.
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MATTERS IN ISSUE

The appeal requests additional gross floor area to permit third floor *attic’ space to be
made habitable floor space to 0.67x lot area, whereas 0.50x is permitted under zoning
and 0.53x lot area was permitted by the previous COA approval (A0568/18EYK). The
COA and Patrticipants did not support recognition of this additional habitable space. The
latter emphasized issues of compromise to area character, privacy and potential for
precedent.

JURISDICTION

Provincial Policy — S. 3

A decision of the Toronto Local Appeal Body (‘TLAB’) must be consistent with the 2014
Provincial Policy Statement (‘PPS’) and conform to the Growth Plan for the Greater
Golden Horseshoe for the subject area (‘Growth Plan’).

Minor Variance — S. 45(1)

In considering the applications for variances from the Zoning By-laws, the TLAB Panel
must be satisfied that the applications meet all of the four tests under s. 45(1) of the Act.
The tests are whether the variances:

maintain the general intent and purpose of the Official Plan;

maintain the general intent and purpose of the Zoning By-laws;

are desirable for the appropriate development or use of the land; and

are minor.

EVIDENCE

Ms. Flynn-Guglietti called Franco Romano who was recognized as qualified, without
challenge, to provide profession opinion evidence on land use planning matters.

By use of a materials Document Book (Exhibit 1) and Expert Witness Statement (Exhibit
2), he presented an evidentiary exposition of neighbourhood character assessment and
the subject property project, including amended drawings (June 2019) provided in the
Exhibit 1 disclosure.

Where there are differences or challenges to the planner’s evidence, these are noted
below.

In general, neighbourhood character attributes were agreed. In brief, as described my
Mr. D’Eleuterio, surrounding development included the evolution of a planned
community by Robert Home Smith in the image of ‘a bit of England, far from England'.
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Indeed, as described, the Romano study area and neighbourhood, as largely accepted
by the residents, is a predominantly low rise, detached residential enclave of substantial
and prestigious housing demonstrating diverse architectural variety and individual
distinction. This well-maintained, stable mix of Georgian, Tudor and styled bungalow
and predominantly two storey dwellings are found nestled in a somewhat extraordinary
setting of significant low and high canopy vegetation; Birchview Boulevard is without
sidewalks.

Located immediately north and west of the Bloor Street and Royal York Road
intersection, this ‘very desirable’ neighbourhood is a striking oasis from adjacent retalil
arterial and mass transit infrastructure.

Mr. Romano provided several factual and own opinion assessments germane to the
above statutory assessment obligations in considering the appeal:

i) The subject property is under construction in accord with approved
building permits and consisting of two full levels of living and
dormers above, within the roof line.

i) The request is to allow attic space to be used as habitable space.
iii) The request to allow a Floor Space Index (FSI) increase from 0.53x
to 0.67x lot area would have no design change, no change to
building height, width, length or any other change to the building

envelop or footprint from that approved and constructed.

iv) The dormer design attributes (and skylights) are permitted as-of-
right and built under permit as extensions from the roof line, are
narrow (generally 2’8" wide (0.8m)); they provide light but not direct
overlook as they are not readily accessible given the narrow
dimensions, roof slope, and mechanical and ledge construction
(north dormer). One dormer provides stairwell lighting; all are set
back from the main wall.

V) Study area attributes (Exhibit 2) demonstrate on Birchview
Boulevard, Brentwood Road N, White Oak Boulevard and Wilgar
Road:

a. A variety of gambrel, flat, pitched and mansard roof styles;
dormers occur frequently both in design and occupancy
circumstances, on second and third levels;

b. FSI, while averaging 0.4+x lot area, constitute a wider range
with 8.1% of the housing stock exceeding 0.6x lot area, as
proposed,;

c. FSl exceeding 0.6x lot area is interspersed uniformly as a
pattern across the study area, the nearest example being on
Birchview Boulevard, at its east limit, south side.

Vi) The City Official Plan and OPA 320 intent, general purpose and
conformity is met by the application on appeal, on both qualitative
and quantitative assessments, by reference to sections: 2.3.1;
2.3.1.1.;3.1.2;3.1.2.2.and 3.; 3.2.1; and 4.1.5. In his view, the
existing building incorporating attic floor space as habitable space
would be physically compatible with the character attributes of the
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neighbourhood, without negative impact on stability. There would
be no change to the roof line or massing, the design elements are
maintained and there would be no offsite streetscape impacts, but
rather an improved and replenished addition to the housing stock.

vii)  He felt FSI is not a measure of density but is a zoning attribute with
examples similar to the proposal found in the area, that properly
‘fits’ and is compatible.

viii)  His Witness Statement (Exhibit 2) and evidence confirmed similar
support for opinions on the zoning, minor and desirable tests. This
opinion was based largely on the fact that the roof height, mass,
scale, footprint and design of this existing, building permit approved
structure, was not changing and there are no observable
“unacceptable or significant’ impacts.”

iX) He offered support for the owner’s demonstration of several
adjustments to the evolving plans respecting window size and
location, garage location and conditions to ameliorate concerns for
overlook from the intended use of the third floor habitable space
sought.

X) He relayed that the evolution to a realization of the utility of the third
floor level space, despite requiring successive variance applications
for FSI approval, had a premise in changed family circumstances,
common in society. He opined this was not a ‘bait and switch’
tactic, as apprehended from exterior observation.

Xi) The variance would permit a desirable and efficient use of attic
space.

Mr. Romano was offered but was not questioned by the Participants.

Mr. Gabriele D’Eleuterio, a 20+ resident to the north of the subject property, challenged
certain aspects of Mr. Romano’s evidence, largely from the perspective of a community
steward but also with a defined personal concern.

He disagreed that the changed FSI demonstrated any community benefit. Rather, while
fairly acknowledging the building style was in character with the neighbourhood, if
increments in the scale proposed became ‘routine’, the proposal would be the ‘thin edge
of the wedge’ and new development would design to that level. As such, new, larger
houses would change the physical character of the area: a form of adverse use and
impact.

He also centred concern on the history and importance of the north, third level, dormer
window, citing its ‘curious history’ of appearance, revision, disappearance and redesign.
He noted that any window would be within his line of sight (‘clear view, especially in
winter’) and presented the potential for an invasion of privacy into the ‘sanctuary’ of rear
yards. He felt the introduction of an FSI that permitted regular occupancy of the third
level space created an area anomaly, a qualitative difference that if, in creating a trend,
was ‘a step too far and too fast’ for his vision of the neighbourhood.
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In questioning, he acknowledged that the subject property rear yard had double the
required depth from his property with intervening spaces or objects including his own
rear yard and three garage or shed structures at grade.

He was frank to acknowledge there was no height increase proposed, and no variance
in respect of any window or skylight. Further, that he could not fully appreciate the
usability, if any, of the dormer space or the effect of a proposed interior ledge inhibiting
access.

Mr. Stephen Whitehead, a 3 year resident to the east of Mr. D’Eleuterio, speaking for
both his wife and himself, acknowledged the neighbourhood to be stable and not static
and the trend existed towards larger homes. He had become alarmed by design
changes from the original COA approval, with actual construction: namely the rear
gable which ‘appeared and disappeared’, was ‘promised to be removed by an ‘agent’,
and now is back, albeit in a reduced form’.

He expressed concern for change and its potential for the future, not just redesigned
windows, but also for decks, unilaterally appearing. He felt the majority of area gables
(dormers?) were decorative, and of modest size. In the proposal, he expressed
concern for the natural inclination to seek interior daylight, and their consequent future
widening. He expected this desire and its risk to be accentuated by increasing the
interior third level living space by way of a bedroom, washroom. He adopted the ‘thin
edge of the wedge’ expression, raised by Mr. D’Eleuterio, as well as the concern to
protect rear yard privacy.

He rephrased the planner’s evidence to say some 92% of neighbourhood dwellings had
a lower FSI; he expressed doubt that there are any homes with a fully inhabited third
storey. He said that the proposal constituted a precedent that would encourage others
“to open up window banks in the rear yards.”

In questioning, he agreed a condition tying the variance to the current plans provided
some comfort, but ‘not enough’ as occupancy of the third level offered the incentive and
threat that future openings would be sought.

He preferred no windows, to prevent peering down. As to his issue of privacy, he
acknowledged that existing coniferous vegetation limited and did not permit him a full
view of the subject property; however, he could still ‘see them’.

Mr. Fraser Smith, like the owner a ten year resident, has a residence abutting the
subject property. He described the somewhat tortured evolution of the site layout,
applications and changing plans. He noted the matter progressed by way of a zoning
waire but was satisfied on his own diligence and discussions agreed to with the owner,
that protection of his view plane to rear yard trees was preserved. This involved a
reduction to the then proposed accessory garage height and its relocation further south.

He noted the architecture proposed and built is appreciated and fits within the
neighbourhood. He noted that attic space was never, in discussions or plans, intended
as habitable third floor until the subject application arose. With occupancy of the third
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floor space he foresaw impact. He said the third storey windows, new skylight and
bigger shed dormer introduced overlook into primary rooms and spaces, to which he
objected.

In his view, a third storey did not fit within the existing or planned context of the
neighbourhood, fixed at an FSI of 0.5x lot area.

He, too, adopted the ‘thin edge of the wedge’ concern for precedent and felt its nurturing
by an approval would not serve the community.

He distinguished that ‘new builds’, as here originally proposed, offered the opportunity
to comply with the zoning by-law, and not simply owner ‘wants’. He felt the adding of a
third storey in this case was an omni-present goal that was ‘caught’ by the COA refusal.

He felt that because there was ‘impact’, the request was no longer minor. He
considered the concern for impact to be a sound planning principle.

In questioning, when taken to COA decision records, he acknowledged at least two
other third storey additions had been approved in the study area.

He clarified that his concerns were not just for the evolution of the rear window, but all
dormer windows and skylights proposed as constituting a component of neighbourhood
impact.

There was no reply evidence. The owner did not testify.

In submissions, Ms. Flynn-Guglietti reminded the tribunal of the limited nature of the
application on appeal as not relating to building design, fenestration, dormers, windows,
approved building permits, or engaging height increases, changes to landscaped open
space or any yard performance standards.

Building massing, she noted, conformed to the zoning by-law and the requested FSI
increase did not institute any change or any precedent that was unique.

She noted that the owner had been listening to neighbours concerns and that actions
were taken to respond to impact concerns: smaller dormers, moving the garage,
restricting overviews, which she described as a ‘normal urban situation’.

She offered two conditions relating to plans to fix exterior design features and to ensure
the rear window, third level, had restricted access.

She submitted any impact was minimal, that it was agreed the dwelling was compatible
to the neighbourhood and that, as for precedent concerns, “each case has to be
considered on its own merits.” Here, she said, despite allegations of ‘bait and switch’,
the tribunal had the sworn evidence of Mr. Romano that he had accepted, that the
owners evolution in family circumstances changed the original intention for the use of
the attic space.
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She suggested that the requested conditions to ensure limited overlook should forestall
any issue of precedent, especially in the circumstance where all zoning standards were
otherwise in compliance.

ANALYSIS, FINDINGS, REASONS

This appeal engages a request for an increase, a second increase, in requested floor
space in the circumstance of a new build.

| find that there is nothing inherently wrong in two applications for variance approval,
even in the case of those occurring in relatively quick succession, and even if engaging
the same performance standard. The statute affords that entitlement. The
circumstances are merely additional considerations to the overall context of applicable
policy, procedure and planning considerations in applying the above tests, listed under
‘Jurisdiction’.

There is no issue of res judicata, issue estoppel or abuse of process in this fact
circumstance.

Here there is an allegation of ‘bait and switch’ and that the original intention of the
owner was to create a design which, taken in two bites, amounts to density request from
that allowed at 0.5x lot area, to 0.67x lot area. Namely, that the dwelling was designed,
approved, building permit issued and built with an intention that attic storage space
would later be sought to be recognized in a two-step plan.

In this case, the difficulty with that proposition is its proof of accuracy. Certainly, it would
be offensive to the principles of land use planning and administrative law to condone a
deliberate attempt to subvert the system by a covert pattern of activity designed to
attract intervening permissions as part of a Machiavellian plan to advance the prospect
of subsequent approvals.

| can find none of that circumstance here. On the evidence, the applicant sought and
received planning permission to build an architect designed home of an essential
Georgian centre-hall plan in very close conformity to original zoning permissions, all as
determined by the COA. For that structure, building permit plans were filed and permits
issued for the structure to include design fenestration, windows and attic space fully
compliant with the COA approval granted.

The building was substantial completed at the time of recognition that the attic space
afforded opportunity for usable habitable space with, essentially, only access
considerations and internal layout.

| accept that design and fenestration revisions are the prerogative of the owner, subject
to compliance with applicable law. There is no instance, here, of non-compliance in that
regard; indeed, there are no discrepancies that have been identified. | do not consider
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that verbal communications that may or may not have been exchanged in the course of
construction between persons unnamed, in any way undermines that reality.

What | heard in the evidence was a genuine apprehension that there may have been a
harboured original intent to approach FSI in two steps, perhaps to gain the advantage of
the first COA approval. Given the risk and cost exposure involved, that suggestion,
while it may appear suspect, is itself an aspect that need not be assessed to a state of
absolute proof. While I did not hear from the owner, Mr. Romano, a Registered
Professional Planner did relay under oath a changed circumstance in the owners’ family
(a passing and the potential for accommodation of a parent), that raised the prospect of
a family need. As a planner, Mr. Romano is committed by his profession - and sworn
obligation to the tribunal - to only provide advice that he has reason to believe to be
true. He must satisfy himself as to authenticity, so as to attest to its accuracy, and not
simply supply hearsay, or risk professional sanction. That advice remained
unchallenged; it is accepted and must be considered as substantially different in
character and weight, than apprehensions or mere allegations.

Had the advice been proven otherwise, a different conclusion might follow.

In any event, it is the substance of the application on appeal that is germane and not the
individual circumstance, evolving or otherwise, of a particular party. The subject
premises represents an investment likely to serve many generations; it is that long term
duration that requires assessment on principles of good community planning.

Although a new- build circumstance, this appeal arises in the context of the dwelling
being substantially complete. The ‘attic’ space, sought to be recognized by the density
measure increase, exists. In this circumstance, although the dwelling has not been
occupied, the request is more in the nature of a conversion of as-built space rather than
an approval sought for the impending construction of new space.

There is no issue of the expansion or enlargement of an existing legal non-conforming
or non-complying space. lItis also not the circumstance of a renovation, with
improvements, of existing historical ‘attic’ space, although an analogy can be made, in
part, to this Members decision in 103 Heath Street East (TLAB 18 226669 S 45 27).

In circumstances where the TLAB is requested to ‘recognize and maintain’ a use of
space by way of an FSl increase, the approach mandated is to assess the request as if
the space did not exist and whether it would otherwise be warranted on principles of
good community planning.

In such a circumstance, the actual existence of the space can assist with those aspects
of assessment that go to impact and the other statutory tests. That can be a
consequence of observation, experience or resultant circumstance. For the subject
property, independent of the calculation of the FSI number, there was general
agreement that the building, as constructed, sits comfortably on its lot. In Official Plan
terminology, the structure fits’ its surroundings, without raising issues of height,
massing, or scale. Mr. Romano described the building, as built, to be similar to and
compatible with the style, massing and type of nearby dwellings. He noted that the
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variance requested would, in this instance, result in no change to the accepted massing
or height: that the design, height and physical character of low rise building form is
maintained, in conformity with the Official Plan, OPA 320 and applicable zoning. Only
the FSI, to him a ‘proxy’ for massing and scale, and a zoning regulation not an Official
Plan measure is infringed. In his view, FSI “is not a measure of density” but an indicator
of scale and fit, which in the instance of this built form is within the range of interspersed
examples throughout his study area.

| am reminded that the only evidence | heard — of a professionally qualified expert in
land use planning matters — came through Mr. Romano who fully supported allowing the
appeal and the rendering of the requested ‘attic’ space as ‘habitable’.

Mr. Smith, | was advised, is also a profession planner. However, he did not assert
those credentials or seek to be recognized as such, nor did he file an Experts Witness
Statement or file the requisite Form of attestation. This was both appropriate and
responsible given the proximity of his residence and expressed concerns related
thereto, as engaged by the appeal.

In the absence of challenge, | am obliged to give considerable weight to the evidence
supplied by Mr. Romano and do so, but not to the exclusion of the consideration of
those elements raised by the Participants or in the Tribunal’'s own deliberations.

In those aspects, there are three principle objections raised on the appeal: area
character, privacy and potential for precedent. | address each in turn.

There is near unanimity of agreement on the area character assessment as above
described. In dispute is the presence of active third floor space, functional and active
space dormers and the spatial extent, pattern and existence of FSI examples - at 0.6x
the lot area within the study area. The Romano study area was generally accepted as
being an appropriate reflection of the neighbourhood.

| find that ‘dormers’ as a design feature are present throughout that area but that the
evidence is indeterminant as to whether their use is active or decorative. | accept that
there are instances of third floor usage but that such is not a prevailing feature of the
neighbourhood, immediate or geographic as defined by OPA 320.

| find, as above, that the neighbourhood is diverse in architectural design and that, on
the admission of all those present, the exterior built form as configured on the subject
property and as proposed to be fixed by conditions is appropriate and compatible; the
built form is generally accepted, without objection, in appearance and presentation —
apart from third floor usage considerations.

| find that there are no requests outstanding other than for the FSI increase. There is,
notably, no zoning performance standard that prohibits a third storey in this area of the
City and there is no policy language that requires prevalence of only two occupied
storeys - or even that suggests a discouragement of third storey space occupancy.
Indeed, there are examples of multiple and split level properties throughout the
community, many of similar Georgian appearance attributes, and dormers.
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| find nothing unique, offensive to the streetscape or that fails to ‘fit’, in the existing
structure as-built, or its interior use, which takes it out of the character to the existing
physical character of the neighbourhood. That is the reference, above, being the test of
the design and assessment criteria in section 4.1.5 of the Official Plan, as referenced
extensively by Mr. Romano.

| find there is no injury or compromise to the integrity of the physical character of the
neighbourhood by the usage of third floor space internal to the roof in this circumstance.

| accept Mr. Romano’s opinions on conformity with the Official Plan, OPA 320,
consistency with the Provincial Policy Statement and conformity with the Growth Plan,
2019.

| have listened with care to the issue of privacy arising from the concern for the design
form of dormers and skylights and their intended usage should occupancy be permitted
in granting the FSI variance.

Issues of privacy and overlook are an element of land use planning, design,
architectural treatment and a matter for generally accepted planning principle
consideration. The City provides little by way of direction in regard to these matters
either by way of policy direction or regulation, except by inference and principle
application. It is well accepted that in an urban environment, absolute or exclusive
privacy protection by way of built form is not guaranteed. Throughout the City, the
juxtaposition of buildings is such that incursions on privacy, view planes and overlook is
unavoidable. While there are a number of tools available to address concerns of this
nature, ranging from applicable refusals to treatment conditions, absolute protection is
beyond the reach of regulatory controls.

In this circumstance, | have considered the concerns for visibility to and from the third
floor windows, should this space be occupied. The site, setbacks, rear yards and
vegetation in this neighbourhood are such as to not reach anywhere near the degree of
concern evident in other parts of the City. The rear yards are generous, more than
twice the regulatory minimum; the vegetation screening is prolific; the view planes are at
best narrow and proposed to be restricted; the presence of existing second storey
windows in the subject and adjacent buildings, which are not the subject of complaint,
and the oblique angles required to give rise to any privacy compromises are all such as
to mitigate any additional impact from the space occupancy proposed.

The conditions proposed, if imposed, would further serve to prevent future changes
without a further review. Conditions can serve to impede and sanction abuses; while
not absolute, they are a device available to assess change.

| find that the concerns about ‘impact’ from overlook and the potential for compromise to
privacy are more illusory than real. None were asserted to amount to ‘undue adverse
impact’, the measure of which is the commonly accepted standard for a variance
request, to make it objectionable and not worthy of approval.

11 of 14



Decision of Toronto Local Appeal Body Panel Member: I. LORD
TLAB Case File Number: 19 161375 S45 03 TLAB

Impacts occur in urban settings: they may be positive or negative. | cannot accept that
any of the Participants would be unduly disadvantaged by the occupancy of the third
floor space on the subject property. To the extent that they extend the concern for
window visibility to the community, respectfully, that is the prerogative perhaps of a duly
organized ratepayer association and, certainly the City - which has not pressed an
objection.

| find that impact concerns asserted are not made out to the standard warranting a
refusal.

The issue of precedent is more thorny. In a somewhat analogous circumstance, | stated
in 103 Heath Street East op.cit.at p.16 of 21:

“I see no undue off-site impact or failure to meet any of the four tests in
the allowance of an increase in fsi premised upon making greater use of
existing floor space within a structure. In this regard, both planners
advanced support for the proposition that the use of existing volumes of
space constituted regeneration of the use and was a good thing. Most
residents, apart from a concern of the scale of the resultant fsi number,
avoided directly contesting the employment of attic space, and its
consequent increase in the fsi number.”

| find that the desire to employ existing space in a usable form is consistent with policy
support for regeneration, energy efficiency, intensification and a general common sense
approach to a more effective use of existing built space.

Past and even contemporary residential design can produce significant areas of void
space that present potentially usable space alternatives to footprint expansion and its
generally associated higher cost. There is a cogent argument that the employment of
such spaces, in lieu of their dereliction and cost associated with heating, air-conditioning
and maintenance, presents the opportunity for a higher and better use employment, in
appropriate circumstances.

What is to be avoided is the prospect of design approvals and construction sought at or
near by-law standards then accompanied by a contemporaneous, intervening or after-
the-fact seeking of permission - to augment proposed compliant space with designs
that can materially alter zoning (FSI, gross floor area or density) permission, whether or
not coupled with additional approvals. Such circumstances can be objectionable and
may better be the subject of policy and consideration by Council.

Support for the use and deployment of attic space is also not a hall pass for requests for
density recognition in every circumstance. Nor are such permissions, if accepted, to be
taken as a precedent for new or higher density numbers, establishing a new area
benchmark, area average or an area character attribute. Individual circumstances can
differ and individual consideration is, | agree, the obligation of the review and appeal
process.
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Finally, it is axiomatic that once a request is made for a planning approval, including the
recognition of attic space as a density increase permission, all relevant assessment
criteria inherent in the policy and statutory tests above recited remain applicable.

For the subject property, | have found that the circumstances warrant the consideration
of incorporating ‘attic space’ as the product of an existing condition, and is not an
example of a prospective risk assessment or ‘bait and switch’.

| find the proposed FSI increment to be acceptable under policy and regulatory
assessment criteria. | find nothing inherently exceptional in the arithmetic number
calculated. The definition of minor or prevailing, | accept, is not solely a mathematical
construct. | find the impact of this additional space to not be undue or adverse. 1 find
that the precedent argument, while justifiably raised, does not, in the circumstances of
this application, its detailed consideration and the proposed conditions prevail or make
an approval a material precedent. In the case history of this particular building form, the
distinctions described and the conditions available to be imposed are intended and do
take it out of the realm or apprehension of the ‘thin edge of the wedge’ as having any
precedent value.

| find, individually and cumulatively that the concerns expressed do not override the
professional advice that the single variance sought constitutes compliance with all
relevant tests governing good community planning.

DECISION AND ORDER

The decision of the Committee of Adjustment is set aside and the following variance is
approved, subject to the following conditions:

Variance;:

A previous Committee of Adjustment decision (AO568/18EYK§
approved a gross floor area of 32% of the lot area (318.51 m?) and a
floor space index of 0.53 (318.51 m?).

The new dwelling, including the detached garage, will have a gross
floor area of 125 m?2 plus 4/% of the lot area (409.7 m2) with a floor
space index of 0.67 (409.7 m?2).

Conditions:

1. Construction shall be in substantial compliance with the site plan, plans
and elevations on the specific amended drawings A 1.2, A2.3,A 2.4, A
3.1 and A 3.2 dated July, 2019 by Ph. D Design found at pages 132,
136, 137, 138 and 139 respectively, of Exhibit 1 and attached hereto;
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Decision of Toronto Local Appeal Body Panel Member: I. LORD
TLAB Case File Number: 19 161375 S45 03 TLAB

2. The third floor gable/dormer and windows shall have the dimensions
shown on the aforesaid applicable plans and shall include, internal to
the dwelling on the third floor north dormer, a ledge or bench above
floor level across its width impeding pedestrian access.

If a difficulty arises in the implementation of this decision and order, the TLAB may be
spoken to.

Any other variances shown, necessary or required to implement the plans or conditions
of this decision and order are expressly not approved.

y lencd.. %

lan Lord

Panel Chair, Toronto Local Appeal Body
Signed by: lan Lord

(Attached Plans)
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22 BIRCHVIEW BLVD.

GENERAL NOTES

ATTACHED PLANS ARE DRAWN IN ACCORDANCE TO THE
ONTARIO BUILDING CODE.

Ph.D. DESIGN INC. DOES NOT ASSUME ANY LIABILITY FOR
ANY ERRORS OR OMISSIONS, UNLESS ADVISED IN WRITING
OF SUCH ERRORS AND OMISSIONS FRIOR TO
COMMENCEMENT OF CONSTRUCTION.

Ph.D. IS NOT LIABLE FOR ANY CHANGES MADE TO THE
APPROVED BUILDING DEPARTMENT PERMIT DRAWINGS.

CONTRACTOR(S) AND OWNER ARE RESFONSIBLE FOR
ARRANGING REQUIRED SITE VISITS BY THE APPROPRIATE
GOVERNMENT AUTHORITIES.

AFTER DEMOLITION/'REMOVALS CONSULT WITH
STRUCTURAL ENGINEER FOR POSSIBLE CHANGES TO THE
STRUCTURAL DESIGN.

ALL PARTITIONS PARALLEL TO FLOOR JOISTS SHALL HAVE
DOUBLE FLOOR. JOISTS BENEATH PARTITION.

ALL HEATING AND ELECTRICAL WORK TO CONFORM TO
APPLICABLE CODES.

CONTRACTOR TO VERIFY SITE CONDITIONS AND MAKE
ANY NECESSARY ADJUSTMENTS TO FOUNDATION HEIGHT,
STEPFING AND VENEERING TO SUIT GRADE.

ANY DEVIATIONS AND DEFICIENCIES OR DISCREPANCIES
FROM THESE DRAWINGS AND SPECIFICATIONS REQUIRES
WRITTEN CLARIFICATION FROM AND/OR APPROVAL FROM
Ph.D. DESIGN INC. FRIOR TO CONSTRUCTION.

ALL LUMBER TO BE A MINIMUM OF No. 1 GRADE SPRUCE
UNLESS SPECIFIED OTHERWISE.

ALL JOISTS ENDING AT A HEADER WITHOUT END BEARING,

TO HAVE METAL JOIST HANGER SUFPORTS.

PROVIDE 2"x2" CROSS BRIDGING BETWEEN I0ISTS. ONE
LINE OF BERIDGING SPACED (@ 24" 0.C. WHERE REQUIRED.

BASEMENT WINDOWS BELOW GRADE TO HAVE
CORRUGATED GALVANIZED WINDOW WELLS. PROVIDE
DRAINAGE WITHIN WINDOW WELLS TO EXTERIOR.
WEEPING TILES,

ALL FOOTINGS TO BE A MINIMUM OF 4'-0" BELOW GRADE
AND TO BE RESTING ON ADEQUATE BEARING
UNDISTURBED SOIL. IF OVER EXCAVATED, BUILD UP
FOOTING THICKNESS AND/OR FOUNDATION WALL HEIGHT.
STEP FOOTINGS WHERE REQUIRED AS PER 0.B.C. 9.15.3.8.

SUBSOIL CONDITIONS MAY REQUIRE INVESTIGATION AND
ARE BEYOND THE SCOPE OF THESE DRAWINGS.
ADDITIONAL INVESTIGATION OF SOIL CONDITIONS IS THE
RESPONSIBILITY OF THE CONTRACTOR AND/OR THE
OWNER.

PROVIDE ROOF VENTILATION EQUIVALENT TO 1/300 OF
INSULATED CEILING AREA.

CONCRETE SHALL BE DESIGNED, MIXED, PLACED, CURED
AND TESTED IN ACCORDANCE WITH CAN3-A438
"CONCRETE CONSTRUCTION FOR HOUSING AND SMALL
BUILDINGS".

CEMENT SHALL MEET THE REQUIREMENTS OF
CAN/CSA-AS, "PORTLAND CEMENT

AGGREGATES SHALL CONFORM TO CAN/CSA-A23.1-M
"CONCRETE MATERIAL AND METHODS OF CONCRETE
CONSTRUCTION". AGGREGATES SHALL BE CLEAN, WELL
GRADED AND FREE OF INJURIOUS AMOUNTS OF ORGANIC
AND OTHER DELETERIOUS MATERIAL.

UN-REINFORCED CONCRETE IS TO HAVE A MINIMUM
COMPRESSIVE STRENGTH OF NOT LESS THAN 3500 psi
AFTER 28 DAYS.

PROVIDE WEATHER-STRIPPING AROUND ALL EXTERIOR
DOORS EXCEPT GARAGE DOOR.

ALL STRUCTURAL STEEL SHALL CONFORM TO C3A-G40.2-1
M300W

CONCRETE BLOCK MASONRY SHALL CONFORM TO
CAN-3A165.1.

PROVIDE TYFE "$" MORTAR IN ALL MASONRY WALLS.

DOORS BETWEEN GARAGE AND DWELLING SHALL BE
TIGHT FITTING AND WEATHER-STRIPPED AND PROVIDED
WITH A SELF-CLOSING DEVICE. DOOR SHALL NOT OPEN
INTO A ROOM INTENDED FOR SLEEPING.

CAULKING SHALL BE PROVIDED BETWEEN ALL WINDOW
FRAMES OR TRIM AND THE EXTERIOR FINISHED WALL.

TREADS AND RISERS SHALL HAVE UNIFORM RISE AND
RUN IN ANY ONE FLIGHT. INTERIOR STAIRS WITHIN A
DWELLING UNIT AND EXTERIOR STAIRS SERVING
DWELLING UNITS SHALL HAVE A MAXIMUM RISE OF

7 7/8" AND A MINIMUM TREAD WIDTH OF 9 1/4"

MAINTAIN MINIMUM 6'-5" HEADROOM FOR ALL STAIRS.

HANDRAILS ON INTERIOR STAIRS AND RAMPS SHALL NOT
BE LESS THAN 2'-7" AND NOT MORE THAN 3'-0".

PROVIDE ALL NECESSARY FLASHING AS PER ONTARIO
BUILDING CODE.

A MIN. 190mm DEPTH OF SOLID MASONRY OR CONCRETE
SHALL BE PROVIDED UNDER ALL BEAMS AND COLUMNS
AS PER OBC 9.20.8.4.(2)

FOUNDATION ENGINEERING NOTES:

SOIL BEARING CAPACITY IS ASSUMED TO BE MINIMUM 100
KPa TO BE VERIFIED AT THE START OF CONSTRUCTION BY
A CERTIFIED PROFESSIONAL. REPORT TO DESIGN
ENGINEER ANY DEVIATION FROM ASSUMPTION.

STABILITY, INTEGRITY AND QUALITY OF ALL EXISTING
STRUCTURE TO BE VERIFIED ON SITE. REPAIR OR REPLACE
AS REQUIRED. EXISTING FOOTING ASSUMED MIN. 20"x8" TO
BE VERIFIED AND REPORTED TO ENGINEER IF DEEMED
SMALLER.

SPRAY FOAM INSULATION NOTES

ROOF INSULATION TO CONFORM TO CAN/ULC-8705.1,
"THERMAL INSULATION APPLIED TO RIGID
POLYURETHANE FOAM, MEDIUM
DENSITY-MATERIAL SPECIFICATIONS", INSULATION
INSTALLERS ARE TO BE CERTIFIED BY THE
MANUFACTURER. INSULATION IS5 TO BE INSTALLED
IN ACCORDANCE WITH CANULC-705.2-05. "THERMAL
INSULATION - SPRAY APPLIED RIGID
POLYURETHANE FOAM, MEDIUM DENSITY™. UPON
COMPLETION OF THE SPRAY FOAM INSULATION
INSTALLATION, THE CERTIFIED INSTALLER OR A
PROFESSIONAL ENGINEER SHALL SUBMIT TO THE
INSPECTOR, VERIFICATION THAT THE INSTALLATION
OF THE 8YSTEM HAS BEEN COMPLETED IN
ACCORDANCE WITH THE MANUFACTURE'S
SPECIFICATIONS AND STANDARDS. DUE TO THE
HAZARDOUS CONDITIONS RELATED TO GASSING, NO
INSPECTIONS SHALL BE CONDUCTED UNTIL 24
HOURS AFTER INSTALLATION. CONTINUOUS 6 MIL
POLY VAPOUR BARRIER IS TO BE INSTALLED ON THE
WARM SIDE OF THE CEILING. POT LIGHTS ARE
ACCEPTABLE IF THEY ARE SEALED UNITS LISTED BY
ULC AND THE VAPOUR BARRIER IS INSTALLED
AROQUND THE LIGHT.

SITE GRADING NOTES

IN COMPLIANCE WITH SENTENCE 9.14.6.1. THE BUILDING
SITE SHALL BE 80 GRADED THAT DISCHARGED WATER
WILL NOT ACCUMULATE AT OR NEAR THE BUILDING AND
WILL NOT ADVERSELY AFFECT ADJACENT PROPERTIES, **
TORONTO MUNICIPAL CODE, CHAPTER 681 PROHIBITS THE
DRAINAGE DISCHARGE INTO A SEWER.

ROOFING NOTES

PROVIDE ROOF VENTS WITH VENT ARE EQUAL TO 1/300 OF
INSULATED CEILING AREA.

PROVIDE METAL H-CLIPS ON UNSUPPORTED EDGES OF
NEW PLYWOOD ROOF SHEATHING.

PROVIDE (R31) INSULATION ON SLOPPED CEILINGS AND
(R60) INSULATION ON FLAT CEILINGS.

ALL ROOF AND CEILING FINISHES TO BE CHOSEN BY
OWNER.

ALL SOFFITS TO BE TOUNGE AND GROOVE PAINTED OR
PREFINISHED.
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Concreteshallbe designed, mixed, placed, cured and tesed iz
Frbr e oo housiog
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door,
AN sractural sacel shall coafires i csa-g40.2-1 0
Comcrete: block masonry skall conforms §o cas-38165.1,
Provide type *s" morter in all masonry walls,
amlmmuﬂdmsmﬁlh

o 20842}
Atth fhe floos joists, locki be installed
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LEGEND

NEW EXTERIOR

mm WALL W/ BRICK OR STOME VENEER

NEW EXTERIOR WOOD-FRAME
WALL W/ STUCCO FINISH

NEW POURED CONCRETE
FOUNDATION WALL

NEW INTERIOR WOOD-FRAMED
WALL

—$— POST ABOVE
AEi} POST BELOW
2

" FLOOR DRAIN

CARBON MONOXIDE DETECTOR

VENTILATION EXHAUST FAN
SIZE: 60CFM - 1 PIECE BATH,
SIZE: 100CFM - 2 PIECE BATIL
SIZE: 250CFM - 1 KITCHEN.

6 D.

-Q— INTER-CONNECTED SMOKE ALARM
L:]

®

apart.

Solid bridging shall be provided a2 3ot more thas 3117 on center
it the exterior continuous stud wall of the steircese.

minimum 48" below firished grade.
mehﬁmﬂnﬂmmnll Mlﬂ,mﬁku’

ill with
u'm}ur

Footing Size
Floors Supporting  Supporting  Column
Supported  Ext. Wall  Int. Wall Aren
1 978" 978" 43 f2
2 13 34" 13 3/4° 8102
3 17 34" 1934 10942

Tncrease footing width by 2 58" for each starey of brick
veneer supported, and by 5 1/8° for cach storey of masoory.

of an e i
not be greater than i

Step Footings

Vertical Rise

23 58" Mux, for firm sodls

15 34" Max. for sand or gravel
Horzontsl Ren = 23 578" Min,

Dowels

Pmntlr!‘hll’]m@ld‘n.c mddmbthutm
yvall bere noked

an drwwings.

Concrete Floor Slabs

Garage, d exterior d C
Jﬁiﬂwmwﬂhi—&%mm

Mizimem 4" thick, placed o= 3 mininvem 4" of coarse, clean,
grameler maerial,

All fill other than coarse clean material placed beneath
concrele shabs shall be campacted to provide uniform sspport.

Masonry Walla

Where constructed of 3 1/2" brick, wall shall be boaded with
header course every fith course.

Provide 2" solid masonry or continuoas | 1127 plate wnder all
roal and fooe framing rembers.

Provide 7 1/2" salid masonry under beams end columns.

Mmmuuhﬂwmmwﬂmv;
316" 4" intn

masoory. When mnpm]ldhu!ﬂ.mn to extend
scross @ least 3 jolsts @ 6T o,

Insider back of wall to be panged and covered with Na. 15
breather-type asphalt paper,

For reduced fousdation walls to allorw 2 brick facing while
mai |ateral support, tie minimum 3 12" brick 1o

Mmmhﬂhwﬂwmm
of

resistant or 5

/5" end hearing,

RESIDENCE - ADDITION AND RENOVATION

Masonry Vencer
Minismum 2 34" thick if joints are not raked and 3 1/2* thick. .
if joins e ruked.

Minismum 1" air space b shesthing,

Provide weep hales @ 31" o.c, ot the bottom af the cavity

and gver doors and windows.

Direet deuizage through weep boles with 20 mil poly flashing
extending minsnmn § T/A" up behind the sheathing paper.

Veneer ties minimum 0.030" thick x 718" wide commusion
resistant straps spaced @ 23 §/8° vertically ond 15 34"
horizootally.

Fasen tica with corrosion resistast 0, 1257 diameter scrows or
spiral nails which penetrate at least 1-3/167 imo studs.

Foundation Walls

To be pourcd cancrets, wnit masoary or preserved wood (sce
drirwinga far type and thickness),

Damppeoafing shall be & heavy coat of bituminous material.
Foundation wall to extend minimu § 78" sbove finished
prade.

A druimage layer is wnmduﬂl:mmﬂeuflﬁmdmm

will where the interior inselation exiends more than 211"

below exterior grade.

A draimage bnyer shall consist of;

. bﬁnim'mhuulﬂnhnﬂlﬁenwiﬂimin.tﬁquflb .
L4

#  Min. 4" of free drainsge grasular material, or -
®  Anappooved ryviems which provides equival -

Foundation walls shall be braced or have the floor joists .
installed before backfilling.
Wood Frame Construction

All lumber shall be spruce-pine-fir No. 142 and shall be
identified by 3 grade samp.
Maximesn moisture content 195 at time of nstallation.

%u‘l conerete in

1 shall b r

wﬂhﬁmipnl)dhyht_ .

Walls
Exterios walls shall consist of:
cladding
sheating ppes bpped 4° st oo

dor 14" plywood sheathis

kL)

Zuf studs @ 167 oo

Zub bottom plate and double 26 top plete
Mm@l&'mmkmwmm]t
value of the batt insulation and exterior righd insulation.
achieves B-17.

Inerior load bearing walls shall consist of:
Zud studs @ 167 0.c.

Zud bottom plate and double 2x4 top plese
254 mid-girts i ot sheathed

1/2" gypsum board sheathing

Floars

Joists to have minimem 1 1/2" of end bearing,

Joists shall bear on a sill plate fixed to foondation with 12"
anchor bolts (3 710" 0.c.

Header joists between 311" and 1076" in kength shall be
doshled. Header joists exceeding 106" shall be sived by
caoulations.

me? T and 6-T°. ‘I‘mnup\dulnlhvwdlu
calculetions when supported header excoeds 6-7%

2x2 cross bei tham §-11" from each
awmlﬂﬁmmhmnf'lﬂlm

Joists shall be supporicd om joist bangees ot all fush beams,
trimmers, and headers.

Joista located usder pasallel nos-loadbeariag partitioss shall
be doabled.

Roof & Ceilings

Hip and valley rafter shall be 2" deeper than comenon raflers,

2x4 collar tics
nndwll‘wlhuemuad;'ﬂ-lﬂ' mlmgh

Mo. 210 {30.5K g/m2) asphal shingles.
Notching & Drilling of ists, Raflers

Holes in floor, roof and ceiling members to be maximem 174
= actual depth of enember and oot less than 2* from edges,

Moeches in loar, rood and ceiling enesbers ta he locaied on
top of the member within 112 the actual depéh from the edge
of bearing and ot greater than 1/3 joist deptt.

no loss.
I-mﬁudapﬁofkmdmiflndbmdl
16" if non-load beasing.

Roof truss members shall not be notched, drilled ar weakened
umless accommodated in the design.

Roofing

Fasteners fior roofing shall be corrosion resistat. R
il shall penetrate throwgh o at beast 127 im0 roof
sheathing,

Every asphalt shingle shall be fastened with at least 4 nails.

Eave protection shall extend 2-11" up the ool 11 34" slope
from the edge, and at least from the inside face of the exterior
wall, and shall consist of Type M or Type § roll roofing kaid
with ménimrs 4% bead and ead laps cemested together, ar
glass fibre ar palyester filire couted base sheets, or self
seafing composile memibranes consisting of modified

is ot required

Tor enheated buildings, for ofs exceeding a slope ol 1 in 1.5,
exharank imele monbication is ovided

O‘nvlllz,lﬂlllbeﬂﬂudmlhyaufmllmﬁn&«
1 Jayer of sheet metal min. 23 58"

‘with exterioe walls and

Flashing shall be provided 2 (e intersection of shinghe wols
chimneys.

Sheet nsetal flashing shall consist of not less than 1716 sheet
Mﬂﬂlrmwl 0L.018" copper, 0.018" zine, ar
0.019" slumminem,

Beams & Lintels
Stec] beams and cohemns shall be shop primed.

Misimuom 3 1/2° end bearing fior wood and stee] beams, with
7 E" golid mesonry beneath the beam.

Stoc] cobemss 1o kave minimem cutside diamecter of 2 7/8
and mininram wall thickness of V16°,

‘Wood cobumes for carports and garges shall be minimum 3
172 3172 im all other cases either 5 12" x 5 172" 0 7 147
onless ines based om achual loads show lesser

sives are adequate. All cobamns shall be not Jess than the
widsh of the supported mensher.

Masoary columms shall b a mindmum of 11 38" x 11 38" or
xS,

Provide solid blocking the fill widh of the sepparted
member under all concentrated boads.

Desigs Louls
Eoony

Dead Load: 0.75 kPy Mwuﬁm
Live Lok 1.92 kPa Live Losd:
Ssow:  1.00kPx

Smow arcumclation where

shows
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| | | DATE _|NO. | DESCRIPTION
| | |
N E— I R
LOT 95 | LOT 94 | LOT 93 | LoT 92
| | |
| |
PIN. 07516-0203 | | e
P..N. 07516—-0202 | | |
' I gl i
|
| | -+
1 : PRV DESINER:
|
' | h.D
| : . .
|
| REGISTERED PLAN i 2147 esign
7 | |
g : P.I.N. 07516_|0205 «def¥e - . ADDRESS: 22 BIRCHVIEW BLVD . TORONTO. Ph. D., M. Arch,, ARLD.O.
I §< PROJECT STATISTICS ALLOWED PROPOSED
= P.I.N. | 07516—0201 | Ea LOT AREA 604.40 sq.m. y#gé;l(s:g}:g %Z%’icRIEgT
| | 88 TABLE LAND NA MEX 2RB
| | @2 | [COVERAGE 3% = 19945 msq 34.16%206.41 sqm
| . | Fra = | [GROSS FLOOR AREA INCLUDING 3RD FLOOR ATTIC (NEW Tel: 416.234.8200
o rame g BY LAW) 50% OF LOT 302.20 sq.m 409.77 sqm
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: @ jg’&s 3 Cres)  owams ln' ()8 MAX BUILDING HEIGHT 95M 95m e L EnenEE
- | R MAX EAVE HEIGHT main wall 7.0 m
| : LOT 116 | i FRONT YARD SET BACK 7.66 7.66m
3 1 L] .66 m
| g _ REAR SET BACK 75m 17.97m
| P.LN| 07516-0225 f SIDE (EAST ) SET BACK 12m 12m
| i [AGGREGATE_BOTH SIDE YARDS 2im m
RN S EE— SIDE (WEST) SET BACK OPTIMUM STRUCTURAL CORP.
LoT 114 | Lot 115 58 [3.60m) funss. :' Lot 17 PARKING SPACE 5.6m X 2.6 m S6mX26m S6mX26m P L ivie
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Sl | i T e { B _
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| ’ ] | e § Z FRONT YARD SET BACK 7.66m
| 8 i 2 AVERAGE GRADE 11881 m
e 7 . e i
| | B e
| * [889m] ‘:' gg 22 | [REMAINGEXTERIOR WALLS TOSTAY 0% NA
| g | 22
2 - | o6z a0 8 _
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z | g8 SEsTT - LANDSCAPE OPEN SPACE( grass, shrubs , walkway . patio , stone) B__[60% of A=70.04 sqm 7771 msq ‘Gopyright © 2019 by PhD. Design In., Paler Marzynsl
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i ! gl —— 5
g | | NEW 2STY [l || secyom 28 ~
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| CONSTRUCTED ! | ARGHITEGTURAL TEGRNOLOGISTS
| % THIRD FLOOR ' 1 800 BURNETT AVENUE
! Fram 5 £ HABITABLE ATTIC | g i 35 4 CAMERIDGELONTARIO
| Garag} 2 E i =d [335m] [10.67 m] 221 1T 22
s | 2 § 1 §| TLAB APPLICATION .y 2t X X : o2z
(N) 2
T : 1y SEFH bh b p— . T,
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EXTERIOR BRICK FINISH CHOSEN BY THE OWNER

AR SPACE 1*

BRICK TIES

WALL SHEATHING WITH TYVEK WRAP

RIMBOARD AS SPECTFIED

FRESSURE TREATED SILL PLATE W/ ANCHOR BOLTS (TYT)

FLASHING (TYP)

MITER QUAD-LOCK PANEL AS SHOWN OR EQUAL

FARGING OR, 12" CEMENT BOARD PAINTED

SLOPE GRADE AWAY FROM WALL

&

e

§66 6

(COMPACTED FILL

PEEL&STICK WATER PROOFING OR BQUAL

QUAD-LOCK REGULAR 2.25" PANEL OR EQUAL

(QUAD-LOCK TIE OR BQUAL

VERTICAL WALL REINFORCEMENT AS SPECIFIED

| HORIZONTAL WALL REINFORCEMENT PLACED ALTERNARLY LEFT

AND RIGT O VERTICAL REINFORCEMENET

REINFORCED CONCRETE CORE AS SPECTFIED

INTERIOR FINISH {GYPSUM WALLBOARD) FASTEN TO TIE FLANGES.
(OPTION 2°x3" FRAMING INSIDE

LEDGE REINFORCEMENT AS SFECIFIED

(QUAD-LOCK TRACK OR EQUAL - PROVIDES FASTENING SURFACE
FOR [NTERIOR FINISH

SUBFLOOR AS SPECTFIED

ENGINEERED I-JOISTS AS SPECIFIED

INSULATION R-22 MIN

prd
23]
24/
5]

BOTTOM PLATE

INTERIOR FINISH

MI INSULATION & STUDS. AS SPECIFIED IN WALLS ASSEMBLEY
DESCRIFTION R-24 SPRAY

27|

GEOTEXTILE

-]

FREE DRAINING FILL

2

WEEPING TILE

2

24" x10" CONCRETE FOOTING WITH 3.10M CONTINUOUS REBAR.

3

UNDISTURBED SOIL

LOCK METAL TRACK FASTEN STRIP FOOTING

FLOOR FINISH AS SPECIFIED

SLAB ON GRADE REINFORCEMENT AS SPECIFIED

INSULATION AS SPECIFIED

VAPOR BARRIER

ZERQ COMPACTION SAND OR GRAVEL

TOTAL R VALUE OF INSULATION IN WALLS ABOVE GRADE=R 22 OR
1945 ci. SEE TABLE 3.1.1 2 A{TP) MMA SUPPLEMENTARY STANDARD
SB12. SEE COMPLIANCE PACKAGE (HVAC DRAWINGS)

TOTAL R VALUE OF INSUL IN THE BASEMENT = 20 c.i. OR 12410 C.L
SEE TABLE 3.1.1.2 (IP) MMA SUPPLEMENTARY STANDARD SB 12. SEE
COMPLIANCE PACKAGE (HVAC DRAWINGS)

24" LONG 15M T 14 0.C. DOWELS

41

23" @16 0.C. STUDS

172" GYPSUM BOARD PAINTED

43/

24" LONG 15M @14° 0.C. DOWELS

15M @14" 0.C. VERTICAL REBARS

15 @16 0.C. HORIZONTAL REBARS.

3 - 10M CONT. REBARS
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WINDOWS AND DOOR ELEVATIONS
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WINDOW SCHEDULE
MARE# WIDTH HEIGHT MATERIAL FINISH QTY. DESCRIPTION
1 0" ym WOOD/CLAD PAINT B CASEMENT
2 1" 56" WOODCLAD PAINT 3 DOUBLE HUNG
3 2 vy WOODVCLAD PAINT 2 CASEMENT
4 0" 8" WOODVCLAD PAINT 2 AWNING
5A nm 56" WOODCLAD PAINT 5 DOUBLE HUNG
5B mrm 56" WOODVCLAD PAINT 2 CASEMENT
L] 54" 6" WOODVCLAD PAINT 1 CASEMENT
T 412" 440" WOODCLAD PAINT 5 FIXED
8 45" 35" WOODVCLAD PAINT 1 FIXED

* ALL ROUGH WINDOW OPENINGS TO BE REMEASURED UPON COMPLETION OF FRAMING

* ADJUST AND COORDINATE ALL WINDOW DIMENSIONS WITH CHOSEN MANUFACTURER

* PROVIDE GRILLES ON ALL WINDOWS AS SHOWN ON DRAWINGS

* ALL WINDOWS AND DOORS TO HAVE TEMPERED OR LAMINATED SAFETY GLASS AS PER OBC 9.6.6.2.

* NOTE: OPENINGS SPECIFIED IN SCHEDULES ARE APPROXIMATE. CONTRACTOR TO VERIFY ALL
ROUGH OPENINGS WITH CHOSEN WINDOW/DOOR MANUF.

DOOR SCHEDULE
MARK# WIDTH HEIGHT MATERIAL FINISH QTY. DESCRIPTION
A 3-2¢ T-6" WOOD/CLAD PAINT 1 FRONT ENTRANCE DOOR
B 258" B WOOD/CLAD PAINT 1 TERRACE DOOR
C 109 112" T WOOD/CLAD PAINT 1 TERRACE DOOR
D 3" ' WOOD/CLAD PAINT 1 MUD DOOR
E L 76" WOOD/CLAD PAINT 1 FRONT GARAGE DOOR
F 5.0" 6.7 304" WOOD/CLAD PAINT 1 SIDE GARAGE DOOR

* ALL ROUGH DOOR OPENINGS TO BE REMEASURED

* ADJUST AND COORDINATE ALL DOOR DIMENSIONS WITH CHOSEN

* ALL WINDOWS AND DOORS TO HAVE TEMPERED OR LAMINATED SAFETY GLASS AS PER OBC 9.6.6.2.

* NOTE: OPENINGS SPECIFIED IN SCHEDULES ARE APPROXIMATE. CONTRACTOR TO VERIFY ALL
ROUGH OPENINGS WITH CHOSEN WINDOW/DOOR MANUF,

UPON COMPLETION OF FRAMING
MANUFACTURER.
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