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INTRODUCTION

This is an Appeal of the Toronto and East York panel of the City of Toronto (City)
Committee of Adjustment’s (COA) refusal of an application for variances for the property
known as 217 Howard Park Ave (subject property). The purpose of the application was
to alter the existing three-storey detached dwelling by constructing a three-storey rear
addition, a front porch addition, first, second and third storey rear balconies, second and
third storey front balconies, third storey dormers and to enclose the existing second
storey front balcony.

The subject property is located in the Parkdale-High Park area. It is designated
Neighbourhoods in the City Official Plan (OP) and zoned R (d0.6)(x675) under Zoning
By-law 569-2013, and R2 Z0.6 under the former City of Toronto Zoning By-law 438-86
(By-laws).

In attendance at the Hearing were:
e Martin Mazierski, legal counsel for the Owner/ Appellant, and Expert Witness
Steven Qi (Land Use Planning); and
e Vaidila Banelis, Participant.

| was advised at the commencement of the Hearing that an agreement had been
reached with Mr. Banelis, resulting in revisions to the proposal. Minutes of settlement
and revised drawings were provided. Except for the requested floor space index, the
requested variances have not changed as a result of the settlement with Mr. Banelis.

Mr. Mazierski requested that the TLAB approve the variances with a “placeholder” for
floor space index pending a revised zoning notice that would confirm the exact change
to this requested variance.

| advised Mr. Mazierski that | was not prepared to approve a blank variance to be filled
in later following the approval. | agreed to proceed with the Hearing on the basis of the
evidence prepared for the original floor space index variance request (0.88), bearing in
mind that the actual revised request for floor space index will be some degree lower
than originally described. Mr. Mazierski committed to providing a Zoning Notice from
the City within one month of the Hearing to determine the exact floor space index
variance that results from the revisions, which could thereafter be included in my
Decision.

In this Decision, | have reflected the revised floor space index variance request (0.85) in
accordance with the new Zoning Notice received following the Hearing.
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BACKGROUND

The Owner received approval from the COA on July 15, 2020, for variances to facilitate
a rear two-storey and third storey addition.

Construction commenced, but following an Order to Comply under the Building Code,
this further application has been made. Increases to the previously granted variances
are requested: floor space index (from 0.75 to 0.85) and side exterior main walls facing
a lot line (from 9.02 to 10.42) as well as additional variances.

REQUESTED VARIANCES

1. Chapter 10.5.40.70.(1)(B), By-law 569-2013
The minimum required front yard setback is 4.5 m.
The altered detached dwelling will be located 1.63 m from the front lot line.

2. Chapter 10.10.40.10.(1)(A), By-law 569-2013 and Section 4(2)(a), By-law 438-86
The maximum permitted building height is 10 m.
The altered detached dwelling will have a height of 10.61 m.

3. Chapter 10.10.40.10.(2)(B)(ii), By-law 569-2013

The maximum permitted height of all side exterior main walls facing a side lot line is
7.5 m.

The height of the side exterior main walls facing a side lot line will be 10.42 m.

4. Chapter 10.10.40.40.(1)(A), By-law 569-2013

The maximum permitted floor space index of a detached dwelling is 0.6 times the

area of the lot (225.55 m?).

The altered detached dwelling will have a floor space index equal to 0.85 times the area
of the lot (319.33 m?)

MATTERS IN ISSUE

This appeal results from the COA’s refusal of the requested variances. The Appellant’s
evidence was unopposed.

Despite the settlement agreement with Mr. Banelis, (a Participant in this matter), the
fundamental matter at issue before the TLAB remains whether or not the requested
variances satisfy the four statutory tests for approval of variances.

JURISDICTION

Provincial Policy - S. 3
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A decision of the Toronto Local Appeal Body (‘TLAB’) must be consistent with the 2020
Provincial Policy Statement (‘PPS’) and conform to the Growth Plan for the Greater
Golden Horseshoe for the subject area (‘Growth Plan’).

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

A summary of evidence is presented here for the purpose of providing some context for
the following sections of this Decision. All of the evidence and testimony in this matter
has been carefully reviewed and the omission of any point of evidence in this summary
should not be interpreted to mean that it was not fully considered, but rather that the
recitation of it is not material to the threads of reasoning that will be outlined in the
Analysis, Findings, Reasons section below.

Mr. Qi, Expert Witness (Land Use Planning)

Mr. Qi described the context for the proposal as follows:

e Howard Park Ave is classified as a collector road and there is a street car stop
less than 100m from the subject property at Howard Park Ave and Parkside Dr.

e There is a wide range of housing in the neighbourhood, including semi-detached,
triplexes, fourplexes, and apartment buildings.

e Most buildings in the neighbourhood are two to three storeys in height.

e Some lots on Howard Park Ave have irregular shapes due to the curvature of the
road.

e Mr. Barelis lives on one side of the subject property in a two-storey detached
house and there is a large three-storey residential building on the other side.

Mr. Qi disputed the description of the application as contained in the COA Decision. In
his opinion, the Decision should only have noted the third storey addition and only one
balcony on the third storey as the subject of the application, since the two storey
addition and the balconies on the first and second storeys had been, he asserted,
already approved as part of the previous (July 2020) application.

Mr. Qi described the proposal and its history as follows:
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Figure 1: subject property and adjacents. , EX2, Tab 4-4, Photo
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The building is identified as a three storey detached dwelling, although it contains
five rental units.

The purpose of the renovation is to address outstanding major repairs to the
existing building, and to add additional living space for the occupants of the
building. No additional units are proposed.

The current application before the TLAB reflects what had been the Owners’
intention all along, which was to have a sloped peaked roof on the rear addition.
They had misunderstood the proposal that had been put forward at the July 2020
COA meeting. This is the reason for the two sequential applications.

The height of the rear addition will match the height of the existing structure.

The existing second storey front balcony will be enclosed.

The existing front porch is to be widened on the east side to accommodate
access to the second entrance.

Mr. Qi described the revisions to the proposal that result from the settlement with Mr.
Banelis, as follows:

the depth of the interior living space within the rear 3rd storey addition has been
reduced by 7°6”, with the roof at the back of the rear 3rd storey addition now
sloping down toward the back (south) of the property at a slope of 1:1;

the protruding rear 3rd storey balcony has been eliminated and replaced by an
inset rear 3rd storey balcony;

the rear second storey balcony has been uncovered and now has no roof over it;
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e the dormer on the east side of the rear 3rd storey addition has been reconfigured
to better line up with the shallower rear 3rd storey addition.

Mr. Banelis, Participant

Mr. Banelis supports the approval of the revised proposal. He provided additional
context information as follows:

e The site is completely impermeable, there is no landscaping.
e The neighbouring building on the other side of the subject property is also a
multiplex.

Mr. Banelis acknowledged that much of the building on the subject property is
“grandfathered in”.

Mr. Banelis requested that any approval be subject to a condition that construction be in
accordance with the revised plans as reflected in the Minutes of Settlement that he
signed.

ANALYSIS, FINDINGS, REASONS

| accept Mr. Qi’s evidence that the proposal is consistent with the 2020 Provincial Policy
Statement and conforms to the Growth Plan for the Greater Golden Horseshoe for the
subject area.

Mr. Qi established a neighbourhood study area as prescribed by OP Policy 4.1.5.

Front Yard Setback

Mr. Qi advised that the front yard setback variance request was triggered by the
proposal to enclose the existing second floor front balcony. As such, it was his opinion
that the front yard setback reflects the existing condition on the subject property.

It was Mr. Qi’s evidence that a (second) uncovered balcony at the front of the building,
which is proposed next to the existing balcony which is to be enclosed, does not require
a variance.
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FRONT ELEVATION REV 3‘

Figure 2: Proposed front elevation. EX2, Tab 4-7

The enclosure of the existing balcony represents a noticeable change from a simple
platform with a railing to what amounts to a projection of the front main wall. Mr Qi
downplayed the effect of this transformation of the balcony by saying that it “reflects the
existing condition” with respect to the front lot line and front yard setback. In addition, a
second, uncovered balcony is proposed, adding to the amplification of the facade.

In his witness statement, Mr. Qi stated that the front yard setback variance “is only for a
pinch point, and the rest of the front yard setback of the dwelling will be larger than the
requested front yard setback”. | have included below an extract of the Site Plan to
which | was referred. On the basis of the illustration, | do not consider the incursion into
the front yard setback to be a “pinch point”, as the entirety of the enclosed balcony, itself
a substantial part of the width of the facade, is within the setback line as depicted.
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| accept Mr. Qi’'s evidence that the angle of the curve where the subject property is
located is more acute than most other conditions in the neighbourhood and that the
positioning of the existing house on the subject property and the house at 219 Howard
Park Ave have historically maintained a narrower front yard setback than most of the
lots in the neighbourhood.

| give some weight to the fact that the porch and the simple balcony have existed, and
have projected into the front yard to the same extent as is proposed for the enclosed
balcony. This, coupled with the nature of Howard Hill Ave as a busy collector road with
a streetcar line leads me to find that the front yard setback is acceptable and that the
proposal respects the character of the neighbourhood and maintains the intent of the
Zoning By-law. 1 find also that the front yard setback variance is desirable and minor.

Maximum Building Height

Variances for height are requested from both the harmonized City of Toronto Zoning By-
law and that of the former City of Toronto By-law.

The height variance is required for the third floor addition in the rear, which is now
proposed to have a pitched roof and not a flat roof as was proposed in the application
approved by the COA in July 2020. As the height of the roof for the proposed addition
in the rear matches the height of the existing house, the proposed height for which the
variance is sought will not be impactful to the streetscape and | find that the proposed
height maintains the character of the neighbourhood. | accept Mr. Qi’s evidence that
numerous other variances have been granted for similar heights in the neighbourhood.
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| find that the variance for maximum height meets the four statutory tests.

Maximum Height of Side Exterior Walls

The regulation of main wall heights in this neighbourhood was introduced with the
adoption of the harmonized City of Toronto By-law 569-2013. Much of this mature
neighbourhood was built without specific limitations on exterior wall heights prior to this
adoption. Mr. Qi's photographic evidence shows examples of older homes with taller
main walls and dormers.

According to Mr. Qi’s evidence, the variance is required for the east elevation of the
proposal, where an additional dormer has been proposed. The combined width of the
dormers proposed for the east wall of the building would total more than 40% of the total
width of the side wall, which is the maximum allowed by the By-law. The west elevation
adjacent to Mr. Banelis is compliant with this provision of the Zoning By-law.

Mr. Qi's table of COA Decisions shows a record of other examples that have been
approved for taller or similar wall heights within his study area. In reference to OP
Policy 4.1.5, | find that this physical characteristic of dormers and taller exterior wall
height exists in the neighbourhood in substantial enough numbers, as described in Mr.
Qi’s evidence, and that this feature as proposed is compatible with the prevailing
physical character of the neighbourhood.

| find that the requested variance for the height of side exterior walls meets the four
statutory tests.

Floor Space Index (FSI)

o Massing and Density

OP Policy 4.1.5 requires that development respect and reinforce the existing physical
character of each geographic neighbourhood and lists criteria to guide consideration of
this policy. Criterion c) addresses prevailing heights, massing, scale, density and
dwelling type of nearby residential properties.

The Zoning By-law uses floor space index as an indicator of density on a site. While
massing is an architectural term, FSI is a numerical indicator that is used in the By-law
to represent density on a lot. (FSI is the ratio between the gross floor area (size of
house) and the area of the lot).

Mr. Qi stated that the intent of the FSI provision in the By-law is in large part to regulate
the amount of gross floor area which can be built on a property and he related the intent
of the provision to massing and built form. He supported the proposed FSI partially on
the basis that most of the “increased massing” will be underneath a sloped roof at the
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rear of the property and that the “new dormer” will be on the east side of the property
away from Mr. Banelis’s property.

| do not accept that the massing of a third floor addition is mitigated by being covered
with a sloped roof. Neither am | persuaded that the intent of the By-law in regulating
overdevelopment is coloured by whether or not the addition faces onto the property of a
Participant in these proceedings.

o FSI and overdevelopment

In his expert witness statement, Mr. Qi suggests that since the proposal meets the
building length, depth and side and rear yard setbacks, “this means that additional gross
floor area (GFA) can be located in the proposed location on the subject property at the
rear, which demonstrates that this proposal is not an overdevelopment of the subject
property” (my emphasis). | find this a problematic statement and take issue with this
assertion.

The three-dimensional space defined by the maximum building length, maximum
building depth, maximum height, and by the various setback requirements prescribed in
the By-law — known as the building envelope — is not cumulatively “as of right”. Full
build out of the building envelope continues to be restricted by the imposition of a
maximum FSI. An applicant may enjoy the full scope of each individual maximum or
minimum provision in the By-law, but the full deployment of all of them simultaneously is
not an entitlement, nor is it the standard for defining overdevelopment.

The FSI provision is not, in my opinion, subservient to the building envelope which is
sketched out by the maximums and minimums of building height, length, depth and
setback provisions. | also note in the context of this approach, that even if the proposal
does meet the building length and some setback provisions, the proposal requires
additional variances for front yard setback, overall height and exterior wall height.

o Prevailing density

Mr. Qi provided a list of examples in the neighbourhood where larger or similar FSI's
have been approved. On examination of the table of decisions provided at Tab 4-2, |
find that, as contemplated in OP Policy 4.1.5, there are sufficient examples in the
evidence to show that FSI’s similar or greater than the proposal exist in substantial
numbers and therefore the proposal respects the prevailing density of the
neighbourhood.

It is solely on the basis of the data provided in the decision table that | reach my
decision that the FSI variance maintains the intent and purpose of the Official Plan. |
give no weight to Mr. Qi’s “guestimates” of FSI’s on other, undocumented, neighbouring
properties, arrived at by eyeballing aerial photographs.

| am mindful that this proposal is for an expansion of an existing building that contains
five relatively affordable rental units on a collector road served by a streetcar line. A
substantial structure exists adjacent to the subject property on the east. To the west,
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the proposal has been revised to respect the context of Mr. Banelis’s house. A
sufficient rear yard setback has been protected.

Mr. Mazierski described the increase in FSI from 0.75 (approved in July 2020) to the
current request for 0.85 FSI as “negligible”. | do not agree. In my opinion, the
successive additions and alterations that have been proposed for the subject property
are close to the limit of what is an acceptable amount of density for the site.

Nonetheless, recognizing the immediate context and the broader neighbourhood, | find

that there will be no undue adverse impacts from the proposed FSlI, that it qualifies as
minor, and otherwise meets the four tests of s. 45(1).

CONCLUSION

| find that the requested variances individually and cumulatively meet the four tests of s.
45(1) of the Planning Act.

| find that the reduction in the requested floor space index to be minor and that no
further notice is required in accordance with s.45(18.1.1) of the Planning Act.

DECISION AND ORDER

The Appeal is allowed, in part. The variances listed in Appendix A are authorized,
subject to the conditions contained therein.

A. Bassios
Panel Chair, Toronto Local Appeal Body
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APPENDIX A

APPROVED VARIANCES AND CONDITIONS OF VARIANCE APPROVAL:

VARIANCES:

1. Chapter 10.5.40.70.(1)(B), By-law 569-2013
The minimum required front yard setback is 4.5 m.
The altered detached dwelling will be located 1.63 m from the front lot line.

2. Chapter 10.10.40.10.(1)(A), By-law 569-2013 and Section 4(2)(a), By-law 438-86
The maximum permitted building height is 10 m.
The altered detached dwelling will have a height of 10.61 m.

3. Chapter 10.10.40.10.(2)(B)(ii), By-law 569-2013

The maximum permitted height of all side exterior main walls facing a side lot line is
7.5m.

The height of the side exterior main walls facing a side lot line will be 10.42 m.

4. Chapter 10.10.40.40.(1)(A), By-law 569-2013

The maximum permitted floor space index of a detached dwelling is 0.6 times the

area of the lot (225.55 m?).

The altered detached dwelling will have a floor space index equal to 0.85 times the area
of the lot (319.33 m?)

CONDITION:

The proposal shall be constructed substantially in accordance with the following plans
and drawings, as prepared by Pavlo Tourko, dated April 202022, and attached hereto.

Site Plan and Cover Page (A-1)
Basement Floor Plan (A-1)
Ground Floor Plan (A-3)
Second Floor Plan (A-4)

Third Floor Plan (A-5)

Roof Plan (A-5.1)

Canopy Structural Plan (A-5.2)
Front (North) Elevation (A-6)
Side (East) Elevation (A-7)
Percentage of Unprotected Openings or Glazed Areas (A 7.1)
Back (South) Elevation (A-8)

12 of 29



Decision of Toronto Local Appeal Body Panel Member: A. Bassios
TLAB Case File Number: 21 236397 S45 04 TLAB

Side (West) Elevation (A-9)
Section A (A10)

Section B (Al11)

Details (A-12)

General Notes (A-13)
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+ ; - T T

. . =" ==

s TR

i R | 1 _

RET:  waLL sz a2 B UNTEL ' INSTALL 1h. FIRE RATED

/| LeathormstuaTD 203 / WINDOW R FIRE SHUTTER | I

! in MIN.FIRE-RATED DOOR \ N IR VeV Ve

| 32 80°, W/ DEADBOLT - BOST WINDOW TO BE Subject to Revision Permit No: 19 255352 BLD 00 SR

| 1 INCREASED TO 20 MIN. i
sl moolnew enon waut Tve RE-RATED DOOR | | * INTERIOR ALTERATIONS J m

= || *NEW FNDN. WALL NEAR EXIST. PORCH M BXRT. WINDOW ——=1
£ ¢ P N 2
2/ fiow POST HES 1024102448 O | DINING ROOM BEDRM# 1 o LVING ROOM
m H | a-10° g | H=80 3/4
B h - { j=—BEXIST. OPEMING TO: BE CLOSED W/ 1 1
g L 6" E = HRAIRE RATED Wbt WALL ASSEMBLY s
22, ot / < |31 39 12 134 % §1/4* 208 LWL 7 N
] —_—— .
L2 5 ) gl ] . Wiyt CLOSET
u.m o wnmu - o SHARED LAYMDRY ICAL MECHANICAL = —1— - [ = - 2 et
sl v & h o g ROO || NEW J] 2 6 POST Wy 367x 367x i
N & x - M@ 8° CTRS EW 20MPa k

Fl . i1 M | & e ol NCHPAD FTG. W3 GUARD HEIGH 36 IF TOF OF LEVEL EXCEEDS

[ i . E e & a N | sar 2. 42° (F TOP OF LEVEL

| : " Ny o T ulEHe I DXCERDS & 11 GJARDS ShALL BE

\ L ", |- POST :S:.N_m:._mw..?i o 1ol ‘olg ENST. MASONRY BLOCK ASSUMED 10° (TVP) u HON-CLIMB B

ot - _xmmawhaaf» — ] e B[E sk . G SHALL BE 5PRC
® == W WALLASSENELY [CONC SLABA" THICK, 20— ——/EX5T. FOOTING ASSUMED 18% 4" (TYP) s S PROVIDE HANDES

| | o| [ IMIN 230 Pa AR 22 T T a : WAORE THAN 3

A JENTRAIMMENT 56% |2 4y — . £ i ML

UINE OF PROP. BALCONY ABOVE . \WL | MELR o : - g . BE A MiNRAUM

voseomosen ] | L0 1 _ - | = EXIST. DOOR ENTRANCE
iU — = a \ | KTCHEN n BATHROOM Y
E I 3- 2 6 I . edei] - =i
| = EXIST. WIMDOW u
| = TO B DECREASED z
PR T N B ) -

/ » TEETIRE _M_ N iy -]
[ | ) ) J
= E © 4" WEEPING TILE TO BE CONNECTED TO EXISTING — . R A
ax |
T2 >. VAN 8 DAEP CONCRETE FOOTING R hand 5° _ _ _ _ _ / 14
" | PROIECTION EACH SIDE OF WALL FACE ™~ o

CETUNG BETWEEN UNITS “|™ A1 FOOTING TO BEAR ON UNDISTURBED SCJIL [T7F) t||.l_._ , 1 CONTRACT! 9
R ﬂnzun:n.m,h EXST WINDOW EST WINDOW EAST WINDOW A , Ryl e
CHUNGASSEMBLY TYPE: FOC, | v v o v . V. _ T HEW FOUNDATIONS Wn;ﬂhw»ﬁ.mmcm.ﬂ! ALL w
SUBFLOOR 19.05mm PLYWOOD, ~ PROP.2°x 6 SILLPLATE TYP. AROUND THE NON-SNSUL. NEW ENDI. WALL (TVP.} — CONNECT W/ 15M@ 16" =
PROP. 2% 10°@ 16° .., PERIMETER C/W SEAL GASKET BOLTED TO FTN 18"W x8'DP CONC FIG. MIN 4" PROJECTION 5 OF WALL FACE, oica® e CONDITIONS TO THE Lz
ABSORPTIVE MATERIAL ROXUL MIMERAL 1— 30" 40 I 20— T ———— 40" 0" WALL W/0.5%8 BOLTS @ 6-0° Imax) O/C (REINFORCED] 2-15M BARS 1° ABOVE TG, DOWELS {TYP) MIN 4" OWNER BEFORE m w
WOOLBATS OR BETTER, RESILIENT METAL EMBEDDED 4" IN FOTH. WALL FILL TOP COURSE /s ON BEARING UNDISTURBED SOILMIN. 125 KPa C/W WEEPING TILE P INTO EXIST. CONC. (BL¥) | PROCEEDING WITH THE =
CHANNELS ON ONE SIDE AT 16°0.C OR CONC. BLOCK SOLID 07 CONC. BLOCKWALL R/AW 15M® 16° O/C VERT & TRUSS TYPE HOR R +——13%50m—1" FTN. ON ASSUMED WORK. DRAWINGS ARE oW
2 LAYERS OF 15.3mm TYPE X GYPSUM [FULTWELD ALL H555 AND TO WALL PLATE] 15M@ 16" OrC, FILL VOIDS SOUID W/ GROUT EA BAR 18% 8" CONC FOOTING | MOT TO BE SCALED. Ew
BOARD 0N CEILING SIDE OR 10" THICK 25 MPa POUR CONC. WALL RIW 15M@ 12° O/ EW, R
ﬂ.mw 40 wmw._i. _ WATERPROOF ED (TIE HOLES FILLED WITH CEMENT MORTAR OR DAMPROORANG| i CONTRACT DOCUMENTS <
16.40m] ACDITION 112 38m] EXETING rReMaNTHEPROPERTY || S o
SMOKE ALARMS JCARBON MONCKIDE DETECTOR, FOUNDATION WAL BEARING SOIL NOTES OF THE OWNER AND
SHALL BE RETURNED
9.10.19.3. LOCATION OF SMOKE ALARMS BITUMINOUS DAMPROOFING APPLIED TO SURFACE OF CONCRETE BLOCK, - AL SOILS TO BE STABLE WITH 4 ALLCWABLE SOIL BEARING UPON COMPLETION OF
i UNITS, SUFFICIENT SMOKE ALARMS SHALL BE INSTALLED SO THAT, FOUNDATION WALL (THICKNESS OF WALLS A5 SHOWN ON FLOGR. PLANS) PRESSURE OF 125 KFa (18, Ip THE PROVECT,
£ SMOKE ALARM (NSTALLED ON EACH STOREY, ICLUDMG - NEW FOOTINGS DEFTH DOES NOT EXCEED EXISTING HOUSE FOOTING DEPTH LEGEND:
BASEMENTS, AND - BYSTING BEARING SOIL WILL NOT BE DISTURBED BY EXCAVATION
(6] OM ANY STOREY OF A DWELLING UNIT CONTAINING SLEFFING ROOMS, A SMOKE FOOTPRINT OF THE HEW BULDING IS LOCATED I THE AREA OF PUSTING EXISTING EXTERIOR & INTERIOR WALL
st © METALED, (ENT SLAD HOT TO EXCEED (60, ALL Project Name:
1 o OH WALLS FXCEFDING (607 ARE TO BE REINFORCED WITH 100 BARS Residence
M & LOCATION BETWEEN THE SLEEFING FOOMS AND THE REMAINDER OF THE STOREY, @ & O.C. CMW SOLID GROUT FOUNDATION WALLS TO BE ADECUATELY BRACED PROPOSED FOUNDATION WALL Subject to Revision Permit —,11.
AND IF THE SLEEFING ROOMS ARE SERVED BY A HALLWAY, THE SMOKE ALARM SHALL BE FRIOR, TO BACKFLNG. O, B3 THAN No: 19255352 BLD 00 SR ol
TED 1 THE HALLWAY. 45 MAAYEE BE b e pes | PROPOSED INTERIOR WaLL 3 (o]
) A SMOKE ALARM FEQUIRED IN SENTEN: SHALL BE (NSTALLED i CONFORMANCE SECTION 9.15.4. | OF THE O.B.C. 91 FOR REQUIREMENTS AND FEFER TO TABLE Lo . TS & o e '
CAHALC-5563, “INSTALLATION OF SMORE ALARMS™ 2.15.:4, | FOR THE REQURED THICRNESS, w_NMﬂ,,_\wmw:nw TOUNDATION WHERE TVE T GF THE FOUNDATION 1S LEVEL 45 it Ak NS et S vt g
{3) SMOKE ALARMS REQUIRED i ARTICLE 9.10.19. | . AND SENTENCE {1} SHALL BE PER SECTION 9.23.7.2 OF THE ONTARIO BULDING CODE S5/8° TYPE X GYPSUM BOARD ON BOTH SIDES Locaton. = O
INSTALLED CH OF HEAR, THE CEILING. COTRES - T e e . EXISTING WALL TO B DEMOLISHED ST TS oo || 2T Howard Pk fvenue, I
ALL FOOTINGS SHALL REST ON NATURAL UNDISTURBED 301, ROCK OR WG THE = oronto:
WHERE MORE THAN ONE SMOKE ALARM (5 REGUIRED ON EACH DWELLING UNIT, THE . S CAPAGIT . 4
SMORE ALARMS SHALL BE WIRED 50 THAT THE SOUND OF THE ALARM WILL CAUSE AL ﬂw.m.__ﬂw(.q.n_u mm.x..%Mmﬁ%ﬁﬁ,%%:w%@@;%%ﬂ.ﬁﬁﬁ w_rm.w FPaMD  4* DAMETER WEERING TILE AROUND ALL FOOTINGS INCLUDING GARASE 20 MIN. ARE-RATED DOOR /
ALARIAS Wi E DWE E WAL, A oo FOOTINGS, WEEPING THE TO BE COVERED WITH (6] OF CRUSHED STONE.
ALARMS WITHIN THE DWELLING UNIT TO SOUND et L BB e Ber I B ATt DaCAiL roomeS wEEe @) RS oA CODEECTOR
HOTE: On any storey of 3 dweling unt contamng sleeping rooms, 4 smoke alarm & FROST SUSCEFTIBLE SOIL. FOURBATION NSARATION
reurad 6o be nstsied 1 cach u.méj 700 2 w1 3 locabon hetwsen the sleapag THE OWMNER SHALL BE RESPONSIBLE FOR, SOIL REPORT IF REQUIRED, COMEINATION DEVICE INTERCONMECTED,
roowa ancl the remawder of the storey. and ff the . ane served by & holua & mil VAPOUR BARRIER ON (2% € WOOD STUDS WITH MiN. £-20 FIBER (NSULATION | DUCT SMOKE DETECTOR SN
the tarm shal be kocated n the haltway, O 2012,9.10,19.3 " STEF FOOTHGS OH CONCRETE FOUNDATION WAL DAMPROCFED WITH 0.05 MM, PLOY OR NO, 15
- smoke alarm shall be kcated i the haway, O . EXHAUST o
) A ASPHALT - SATURATED FELL OR PAPER LAFPED (4) AT JOINTS, g
PROTECTION PROM DAMPNESS BAAX, VERTICAL FISE BETWEEN HORZONTAL PORTIONS: DRMPRODFING SHALL EXTEND FROM THE LOWEST LEVEL OF 1 HR AIRE-RATED FLOOR/ CELLING ASSEMBLY WITH oﬂ 2019 H A
- (20 FOR FIRM SOLL, FOUNDATION ISULATION AND SHALL TERMINATE AT GRADE LEVEL STC 50 RATING FLOODR FINISH, 1/2° PLYWOOD &
ALL WOOD FRAMING MEMBERS THAT ARE NOT PRESSURE TREATED WITH WOOD PRESERVATIVE AND  [1-4") TOR SAND CR GRAVEL, O MEMBRANE SHALL BE AFPLIED ABCVE GRADE LEVEL BETWEEH SHEATHING ABSORPTIVE MATERIAL IN CAVITY
WHICH ARF SUPPORTED ON CONCRETE 1M COMTACT WITH GROUND OR FILL SHALL BE SEPARATED MIN. HORIZONTAL DISTANCE BETWEEN RISERS (207 THE INSULATION AND THE FOUNDATION WALL. 2 10°@ 16" 0.C WODDEN JOIST W/ RESILIENT

FROM THE CONCRETE BY AT LEAST 2 MIL FOLYET!
OTHER DAMPROOTIHG MATERIAL AS PER OBC, 9.

REQUIRED WHERE THE WOOD MEMBER I3 AT LEAST

POUNDATION MSULATION TO EXTEHD FROM CEILD
FINISHED GRADE LEVEL EMCEFT AT
SHALL EXTEHD FROM CEILING TO

O LAINIMURA (2107 BELCWY

ISHED BASEMENT FLOOR.

CHANNELS @16° O.C. TYPE-X GYPSUM BOARD
DOUBLE LAYER
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Apr20202
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PROPOSED MASONRY ANISH 1h AIRE RATED EXTERIOR WALL ASSEMBLY BXUVC U415 (TYPY —

BRI IO MATC e ING: | [FULLWELD ALL HSSs AND TO WALL PLATE]

GALVANIZED METAL TIES INSTALLED W/ GALVANIZED SFIRAL NAILS OR
SCREWS 16" [400mm) 0. HORIZONTAL; 34" §00mm) O.C. VERTICAL,

( y
( ) JT
* NEW ENTRANCE /
SHEATHING PAPER W/ LAYERS TO OVERLAP EACH OTHER, ——f— e -
i EXTERIOR TYPE GIPSUM SHEATHING, ADDITION EXIST. DWELLING m/ * ADDITION TO EXIST. PORCH f

e T e
Subject to Revision Permit No: 19 255352 BLD 00 SR

\

-~
671 18GA BAILEY STUDS @16° 0.C -~ AP o
R24 NON COMBUSTIBLE BATT INSULATION IN CONTACT WITH SHEATHING, m_‘.»%. 352 1/ A N A A - TN
T/W CONTIHUE 6 mi POLY VAPOR/AIR BARRIER. ON WARM SIDE AS PER. 0.8 C 8255, | B:A0ri] ADDITION T10.73m] EASTING eu
DOUBLE LAYERS OF 1/2° TYPE € GYPSUM BOARD ON INTERIOR SIDE,
TAPEDAND SANDED CAW PAINT FINISH EXIST WINDOW a
—— a6 T .
- EST. WINDOW T a
— 1; o
. . - . 2 =
T [ _._MJLL T
Ed T T 27
3 o E | rz = &
% - ~ 5 | 2 u
. = y g r i
- 3-al5 60 —east winoow  © S e o | * 35 MPa C1 EXPOSURE POUR
. o . TosEclosen B © #[t3 o< ECOR FACING BRICK FINISH
) o @ I b= = A=)
| g g | a5 ¢
—POST HsS KITCHEN PANTRY ! = | BEDRM — LIVING RM = 2 )
T T02X10204 Bmm — = i il o
m ‘o1 = =7 1 =TT m e \_ l—_zmomTov_n»zoE»Sﬁ
- i3 il &
Wi T < N — —|—— — 2 M R p
# T HSS E = 2 - ——LINE OF PROP. BALCONY ABOVE
mw | ﬁ. _sram,._mg AW ph s U m i east. winoow—|[[| Brew |1 mu o
= HL} 2
s T1= Jﬂ.l'?;. — A | |ug m by IR _ |
£ AT ETerop. Balcony ey g . ~ = o] e
o LA / Il af , b oty
i o ol & A g
s £ [ — N/ \ o
= g L P | I Folle oy T i .
% a | m B =1 EXIST DOOR OPENING 7 1 . ; ASSUMED POURED COMC
CHECKERED T o § 1/2% § 12 W BRICK
PLATE : FAMILY RM [ WEETLNTE . N o T !
i i 1 s Y EXIST.UNITT| U
1021025 8mm — S H b Hall  |TO REMAIN oo
: a N o = ~ . |
T T < 102x10234 Bmm T A m_ H=110" 1 HRFIRE RATEDWAA.
©oh,  A2°HIGH £X05T. EXTERIOR WALL W ] " .
i GUARDRAL A , T 7O Be DEMOLISHED _ = e WALL ASSEMBLY =
8 11° 1 o CLOSET PARTITION mD A\
n |0 2 b _||~|I| -] WAL TO BEAZ] T e
3 THEEER T b 3 STORAGE | & e = il A\u
F T TRGEG e Ay 7 i i B mbmnz CTs =
2 [l I ? ﬁ EONC SLAB 5 THICK, MIN|
. EXST. DECK TO—= [ | = m PR - . 135 MPa C1 EXPOJURE, AIR | . 2
sE BE DEMOLISHED P " £ ) g w o BE ENTRAINMENT 58% Arw | % ,q.._mm:n.mr_ 0
a2 . [——exast winoow W - - m_u OM@ 12° 0/C E| B3B8
e JEERS  S S s T et | I | N B ’ g i ' K o
3 - S
o f”_._ 2 A \._J 10l o
_ _ - _ | [ 7N , R / Yy CONTRACTOR 1S TO [o]
ey T T T BETWDOW EXIST WINDOW B I T K GHECK AND VERIFY ALL m
PROPOSED MASONRY FINISH 1h FIRE RATED ASSEMBLY EXTERIOR WALL [TYB ) ™ NEW 36° GUARDRAIL T R DMENSIONS AND L
CHUNG BETWEEN UNITS (im0 warcvosma MATCH B 1o BTEROR My CONDITIONS TO THE -
BASED ON O.8.C SUPPLEMENTARY | | =& SPACE VENTILATED, = e ——— e st QWMNER BEFORE 20
STANDARD S5-3 | GALVANIZED METAL TIES INSTALLED Wy GALVANIZED SPIRAL MAILS OR \ o PROCEEDING WITH THE =Z
CEILING ASSEMBLY TYPE F3C, /| SCREWS 16" (400mm} O.C HORZONTAL 24° (500mm) O.C VERTICAL SHEATHING | FLASHING WORK. DRAWINGS ARE o2
SUBFLOOR J%mwﬂ@mmu o g 4 Wi LAYERS TO OVERLAP EACH OTHER, / NOT TOBE SCALED. £0
I
|| " EXTERIOR TVPE GYPSUM SHEATHING, 52 174 CONTRACT DOCLMENTS.
ABSORPTIVE MATERIAL-ROXULMINERAL 640 ADGITION ¥ SPRSTOTS BT T BTOCKING AT TR POTT, :?ww.;c.wdzm € 2 REMAIN THE PROPERTY M ﬁ
WOOL BATS OR BETTER, RESILIENT METAL 124 BATTINSULATION 1M CONTACT WITH SHEATHING 172 THE ROCF OVERHANG
CHANNELS ON ONE SIDEAT 16° 0. /LW CONTIHUE 6 mi. POLY VAPOR/AIR BARRIER ON WARM SIDE AS PER O.BC. 5255, , OF THE OWNER AND
2 LAYERS OF 15.9mm TYPE X GYPSUM [ DOUBLE PLATE AT TOP, SOLE PLATE AT BOTIOM, \_ FLASHING 15 REGUIRED AT ALL INTERSECTIONS BETWEEN ROOF AND WALLS, SHALL BE RETURNED
BOARD OH CBLING SIDE | DOUBLE LAYERS OF 1/2* TYPE C GYPSUM BOARD O INTERICR SIDE, UPON COMPLETION OF
TAPED AND SANDED C/W PAINT ANISH J LEGEND: THE PROJECT
SMOKE ALAFMS [CARE ON MONOKIDE DETECTOR, WALLS BETWEEN UNITS N ssdhine et Dous ruCTios nore”
- - EASTING EXTERIOR & INTERIGR WALL
9.10.19.3, LOCATION OF SMOKE ALARMS BASED ON 0.B.C. SUPPLEMENTARY STANDARD SB-3 WALL MASONRY TO BE TIED TO SHEATHIG WITH CORROSION RESISTANT STRAPS, MIN 0.76 mm THICK, Project Name:
WITHIN DWELLING UNITS, SUFFICIENT SMOKE ALARMS SHALL BE NSTALLED SO THAT,  ASSEMBLY TYPE. Was WOOD STUD AT 16 O.C., G PROPOSED EXTERIOR WALL Reskdonca M~
THERE 15 AT LEAST ONE SMOKE ALARM INSTALLED ON EACH STOREY, INCLUDING B3 mm THICK, ABSORFTIVE MATERIAL-ROXUL MINERAL WOCL BATS Subject to Revision Permit  —
BASEMENTS, AND O BETTER, Mo: 19255352 BLD 00 SR EEY]
{b) OM ANY mdam« OF A DWELLING UNIT CONTAINING SLEEPING ROOMS, A SHOKE RESILIENT METAL CHANNELS ON ONE SIDE AT 16°0.C,, MASONRY TO HAVE WEEP HOLES SPACED @ 500 MAX @ BOTTOM OF AIR SPACE, ABOVE LINTELS PROPOSED INTERIOR WALL i
b 2 LAYERS OF |5 9mm TYPE X GrPSUM BOARD OVER WINDCW # DOOR OPENINGS, WEEF HOLES TO BE RAVE FLASHING BENEATH SLOPED TO e 16 &
OM RESLIENT METAL CHANHEL SIDE, OUTSIDE AND EQUIPPED WITH INSECT PROTECTION SCREENS, rumhm Wowm_wm_ﬂuwhmn Wﬁ%ﬁ.ﬁmﬂm«om |t g o
1 LAYER OF 15.5mm TY7E ¥ GrPSUM BOARD ON OTHER SIDE, . . . Locaton
PROPOSED MASONRY FIMISH | b FIRE RATED EXTERIOR WAL ASGEMBLY BYUVC U1 5 [TYP. AROUND) LTOBEDEMOLSHED $ —————=— 217 Howard Park Avenue, T
CEILNG BETWEEN UNTS —_——— - Taronta, ON MER 1V9
/
FFLEMENTARY STANDARD S8-3 3 20 MIN. AIRE-RATED DOOR
i TYPE: FaC, GALVANIZED METAL TIES INSTALLED W GALYANIZED SPIRAL HAILS OR — ] [
SUBFLOOR. 13.05mm PLYWOCD, SCREWS 1" (400mm) O.C. HORIZONTAL; 24° (G00mm) O.C, VERTICAL, SHEATHING PAPER W) LAVERS
oG 0TS, TO GHERLAR EACH OTHER, Tomamton st nitaonecrn, D9 GoeQo RCHITECT|
ABSORPTIVE MATERIALROXUL MINERAL WOOL BATS CR BETTER, 5 EXTERIOR TYPE GYPSUM SHEATHING, DUCT SMOREDEECTOR . [ |
RESILIENT METAL CHANNEL: INE SIDE AT 16°0.C, @' | 5GA BALEY STUDS & 1 6* SR 200
2 LAYERS OF 15, Smm TYPE X GYPSLM BOARD ON CELING SIDE. HON COMBUSTIBLE BATT INSULATION 14 CONTACT WITH SHEATHING, EXHAUST D
Dade 5
4\ 1 HR ARE-RATED FLOOR/ CHUNG ASSEMELY WITH s
LTS deprPony WETR STC 50 RATING FLOOR ANISH, 1/2* PLYWOOD Dk 2018 13 <
SHEATHING ABSORP TIVE MATERIAL IN CAMTY
INTERIOR WASHRGOM O WIDOWS #T THE QUTSIDE) TO B2
CHANICALLY \ e T Pt M LA STOVE/ COORTOP VENT TA 11 7/8° WOODEN JOIST W/ RESILIENT o
—_— CHANNELS @16° O.C. TYPE-X GY PSUM BOARD frectivon
MECHANICAL VENTLATION DIRECTLY TO THE QUTSIDE SHALL BE PROVIDED, DOUBLE LAYER




ios

A. Bass

21 236397 S45 04 TLAB

Decision of Toronto Local Appeal Body Panel Member

TLAB Case File Number

of 29

FROPOSED MASONRY FINISH 1h FIRE RATED EXTERIOR WAALL ASSEMBLY BXUVC U415 (TYR) —
35" BRICK TO MATCH EXISTING,
1 AIR SPACE VENTILATED,
GALVANIZED METAL TIES INSTALLED W/ GALVANIZED SFIRAL NAILS OR
SCREWS 167 (400mm) O.C HORIZONTAL; 247 (600mm) 0.C VERTICAL

[FULLWELD ALL HSSs AND TO WALL PLATE] I

NN TN T T TN
[ Subject to Revision Permit Mo: 19 255352 BLD 00 SR /,_

T

* INTERIOR ALTERATIONS
SHEATHING PAPER W/ LAYERS TO OVERLAP EACH OTHER, ADDITION ——=— EXIST, DWELLING
4 BXTERIOR TYPE GYPSUM SHEATHING, * EXIST, BALCONY INCLOSURE /
673 18GA BAILEY STUDS @16° 0.C * NEW BALCOMNY
R24 MO COMBUSTIBLE BATTINSULATION 1N GONTACT WITH SHEATHING, s e A A s~
CAW CONTIMUE & mil. POLY VAPOR/AIR BARFIER ON WARM STDE AS PER QB .C 9255, lw,s.h DITionT
DOUEBLE|LAYERS OF 1/2° TYPE C GYPSUM BOARD ON INTERIOR Si o g . o
TAPED AND SANDED C/W PAINT FINISH b pid b tad 144
INSTALL 1h. FIRE RATED INSTALL 1h. FIRE RATED INSTALL 1R FIRE RATED EXIST, WINDOW
WINDOW OR FIR SHUTTER 'WINDOW OR FIRE SHUTTER WINDOW OR FIRE SHUTTER /
OO T LB Ammy LETATG A BFE T ) 1
] = NG ey T g
e ENTTH T 1T
i 1 ~N —_———_————=
o i~ Tlctoser
© [T EAST. WINDOW 4
[ . TOBECLOSED O
b 0 guaglse . .
& oy 1013 117 w1y h
| BEDRM o @ . PROP. BALCN
9.86m* = H o :
ﬁ Toanon nT 2 & momy o 4 IVING e
J 102048 [ 0000 | T _-H————P——— g-——— ol
ES ; [ TR 05" i CANOPY
" l—— POST HSS. & I EXST. WINPOW— _ CANOPY
] | 102x102x4 Bnm al7 m d v
B EXST BALCONY T0- | ol R | el
78 Iy BE DBMOLSHED 2 212 g o R & T
-3 | Eid i @m. 1 HR FIRE RATED WA - o] S o 4 d e
ml / Bl WALL ASSEMBLY _m B ] |_|
WE & s .. i 8 [ 1 | O il v
g g i 1elE o |2z T T I ] T A K | ~8
=, Al . 55 .| = _u e =
] 3 &
= . ' sl e = WST DOOR GPENING & ki
F1es " ||_ L E S WY ST UNTEL [N Qs [EXIST.URIT 21,4 T EST, BALCONY
1| VNG B _ W D u\g o [TOREMAIN |5 =1 [ INCLOSURE
i s~ ; e =] Tl =
kK n L H L )
H— post 155 o 1l past. pererion e | — M ows - i B e e T T. CONC. SLAB & WIDTH
T 102x1024 Bmm, i | | ToBEDEMOLSH Il T I [ St
s d o X B atl EXST ATHROO i B YR
7 b RMER WALLS ABOVE e § bl
Ca GUARDRAIL [ I §4rn KTCHEN Bl ol L~ i ¥ & T A
% _ IIIIIII KITCHEN/ DINING [ L \ﬂ\,
T }—— TRIPLE EXIST L & £ =1/ oF
| % mwwmkﬁnﬂzmz _ -—oomeRwaus Apov — Ly s 1k od parers e |4 m.}xnx c1s2
15 TRIPLE EXIST. XE @ 16" O CEIING J0IT TP §F
e DORMR walls ReovE————= | o, | — | foe e = RS ONDER NEW I o
b e o . (oolkko - 4
be _H o | e DORMER WAL I Y %, TALOTTOURRD z
2% ) - ¥
TE o e serweoners - | ] o vl o S e | ——| - 6388
BEe | &
I i ,|ur..| i =t _ g
EXIST. WINDOW TO BE CLOSED, ST CHIMNEY TO -/ INSTALL 1h. FIRE RATED [y [ | CONTRACTOR 18 TO [*]
" DXTERIORWALLTO MATCH p(sT. __ FXIST WINDOW EE DEMOLSHED _ﬁ_,zuos. OR %E:SAQM._ L _ —— CHECK AND VERIFY ALL (]
. p: " = |
q\vx WASONIE st 3K e w.ﬂ“ Y exremO iyt B — N 2 ﬁ%wzzwﬂ%i ™
CHLING BETWEEN UNITS / g i B e g . — 1 .
BASED ON O.B.C. SUPPLEMENTARY [ 3Jf BRICk TQ MATCH EXISTING, OWMNER BEFORE [
TANDARD a8y SPACE VENTILATED, PROPOSED 1h FIRE RATED ASSEMBLY EXTERIOR WALL (TYP. ARDUNDY —) =
CELING ASSPUBLY TE Hhe GALVANZED METAL TIES INSTALLED W/ GALVANIZED SPIRAL NAILS OR | BI5T. WINDOW * VINYL SIDING, A, PROCEEDING WITH THE - Z
SUBFLODR '905mm PLAWOOD] WS 16" (400mm) O.C HORIZONTAL; 24° (600mm) O.C VERTICAL, / L SHEATHING PAPER W/ LAYERS TO DVERLAP EACH OTHER, WORK. DRAWINGS ARE & Q
RO I SHEATHING PAPER W/ LAYERS TO OVERLAP EACH OTHER, < ( 142" EXTERIOR TYPE GYPSUM SHEATHING, NOT TOBE SCALED. £0
ABSCRPTIVE MATERIAL ROXUL MINERAL TERIOR TYPE M SHEATHIN \ 3521 2% 6 SPR STUDS @15° O.C W/ BLUCKING AT MID. POINT, 681 CONTRACT DOCUMENTS W
\WOOL BATS OR BETTER, RESLIENT METAL T 236" SPRSTUDS @16 O.C W/ BLOCKING AT NIDPORT, _a.:a_ EXISTING TCA BATTTRGUCATION T CONTACT WITH SHEATHING, (1.99m) remanTHEPROPERTY || 5 6
HANNIEL & M e SI0E AT 18 0.6 . R24 BATT INSULATION IN CONTACT WITH SHEATHING, w C/W CONTINUE 6 mil. POLY VAPOR/AIR BARRIER ON WARM SIDE AS PER 0.6.C 9255, OF THE OWNER AND
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217 Howard Park Avenue,
Toronto, OM M6R TV9
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ASPHALT SHINGLES ON (344°) PLYWOOD

INSTALL ROOF VENTS UNIFORMLY SPACED.
TOTAL AREA OF ROOF VENTS TO BE EQUAL
AT LEAST /300 OF INSULATED CEIING AREA

MO, 210 ASPHALT SHINGLES (SELF-SEALING)

Decision of Toronto Local Appeal Body Panel Member
TLAB Case File Number

[T C . ASTME - 108-59 CLASS "C" ON (3/4°) PLYWOOD SHEATHING WITHH CLIPS SHEETS
[ 1 - J ANDWITH JOINTS PARALLEL TO AND STAGGERED ON ENGINEER ROOF TRUSSES

PROVIDE EAVES PROTECTION BENEATH STARTER STRIF.

-No.15 ASPHALT SATURATED FELT, 2 PLY,

LAPPED 19" & CEMENTED WITH LAP CEMENT.

TYPE M OR S ROLL ROOFING WITH MIN 47 HEAD & END LAPS
S ~SELF-SEALING BITMOD MEMBRANE

2-2'% 107 RIDGE BOARD
| [ 1 TR 12°FLAT

| — J\\

2%6'® 16 OC RAF

RE0 BLOWN INSULATI
T T ey
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£ %
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DOUBLE LAYERS OF 12" TYPE C GYPSUM BOARD ON INTERIOR SDE. ——177JE -, PAVLO“TOURKO -

LIGENGE
6388

o

TAPED AND SANDED C/W PAINT FINISH __

PROPOSED 1h. FIRE RATED ASSEMBLY EXTERIOR WAL
VP ARQUNDE. CONTRACTOR 1870

17 VINYL SIDING, CHECK AND VERIFY ALL
SHEATHING PAPER W/ LAYERS TO OVERLAP EACH OTHER, DMENSIONS AND

1/27 EXTERIOR TYPE GYPSUM SHEATHING,

- ==

5

i 26" SPRSTLDS @16° 0. W/ BLOCKING AT MID. POINT, gmﬂmﬂoﬁﬁi
R24 BATTINSULATION IN CONTACT WITH SHEATHING, | SWAERSEFORE

€AW CONTINUE & mil POLY VAPOR/AIR BARRIER ON
WARM SIDE AS PER OB.C 9255,

DOUBLE PLATE AT TOP, SOLE PLATE AT BOTTOM,
DOUBLE LAYERS OF 1/2° TYPE € GYPSUM BOARD ON
INTERIOR SIDE,

TAPED AND SANDED C/W PAINT FINISH

WORK. DRAWINGS ARE
NOT T0 BE SCALED.
CONTRACT DOGUMENTS.
REMAIN THE PROPERTY
OF THE OWHER AND
SHALL BE RETURNED
N UPON COMPLETION OF
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WIEEEmF%;E.‘Sf.mw:cc,.mﬂ_.%m»nxc«xmw i | SHEATHING PAPER W/ LAYERS TO OVERLAP EACH OTHER,

Pmo HITECT
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%" EXTERIOR TYPE GYPSUM SHEATHING,

67 18GA BAILEY STUDS @16° 0.C

24 MON COMBUSTIBLE BATT INSULATION IN CONTACT WITH SHEATHING,
/W CONTINUE 6 mil POLY VAPOR/AIR BARRIER ON WARM SIDE AS PER

Drawing No.

A-11

0B.C 9255 f
DOUBLE LAYERS OF 1/2° TYPE C GYPSUM BOARD ON INTERIOR SIDE,
TAPED AND SANDED C/W PAINT FINISH

DOUBLE PLATE AT TOP, SOLE PLATE AT BOTTOM,
i DOUBLE LAYERS OF 1/2° TYPE C GYPSUM BOARD ON

Date:
INTERIOR SIDE, Apr20nz

TAPED AND SANDED C/W PAINT FINISH
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OPTION 1 OPTION 2 - Refer to Arc. for Q..:.I?c_, 4
10" CONCRETE BLOCKS FILL 10" POURED nOthm._.w\Nm?___um/. 4
SOLID PROVIDE HEADER N35MPa/t T c GRADE
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\ CONTRACTOR ISTO
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2 PROCEEDING WITH THE [}
— M WORK. DRAWINGS ARE o
_ sl 7 = L— RUBBER MEMBRANE ROOFING ON SLOPING RIGID HOT T0 BE SCALED. S
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PROP. 42" MIGH GUARDRAL E PLYWOOD SHEATHING ON 2% 6 3/4"® 16" O.C. FILLED /W OF THE OWNER AND
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STAGGERED ON ENGINEER ROOF RAFTERS AND PARAPET CAP (TYP) ||| £ w / C/W PAINT FINISH No: 19 255352 BLD 00 SR ERN
e — B
2" 4" ROOF RAFTERS 16" O/C e o _._"mmu” £ n.u
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. . ) mhmmm%wmmﬂ FRAGTE A EXTERIOR TYPE SHEATHING 5N
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D3 | BALCONY & CANOPY SECTION DETAIL [ 1 e __
A2l =10" / 20
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CONSTRUCTION NOTES:

EAM SUPPORT
T xuv TO BEFIXED ON BOTH SIDE OF STEEL BEAMS.

STEEL COLUMN - (FREE STANDING)

[31/27) DIAM. STANDARD STEEL PIPE COLUMN (3 /167)
THICK WITH {107 x 6" x 3/8") THICK WELDED TOP STEEL
PLATE AND (8" x 8 % 5/8°) WELDED BASE PLATE BOLTED
TO TOP OF CONCRETE FOUNDATION WALL

STE

ALLSTEEL SHALL BE CSA GAO.21 300M.

ALL STEEL FABRICATION SHALL BE CERTIFIED BY CSA
W 471 AND

ALLWELDING SHALL CONFORM WITH CSA W59,

ALL STEEL TO BE SHOP PAINTED (PRIMED].

ALL STEEL REINFORCING RODS MIN. YIELD
STRENGTH 60,000 PS.L

WOOD COWMNS

TOLIMNS TN BASEMENTS:

(6" % 67) WOOD COLUMN ON DAMPROCFING ON

(24° % 24" % 12%) CONCRETE FOOTING

COLUMNS ON OTHER FLOORS:

WOOD COLUMNS (SEE PLAN FOR SIZE) TO REST ON STEELOR
WOOD BEAMS OR OTHER WOO D COLUMN EXTENDING TO
BASEMENT AS IN NOTE ABOVE

EXTERIOR COLUMN (DECK, ETC |

(6 % 67) OR [AS SHOWN) WOOD COLUMN ON METAL SHOE AND
(1727} DIAMETER BOLT ANCHORED IN {8°) DIAMETER AND
MINIMUM (4'-0%) DEEP POURED CONCRETE FOOTING.

STUCED WALL CONSRUCTION

STUCCO FINISH ON RIGID NS ULATION C/W REIMFORCING MESH,
MOISTURE/ATR FABRIC, /2 DENCE GLASS GOLD [OR APPROVED EQUAL
ALL JOINTS SEALED. 2"% 6° SPR STUDS @ 16" O.C FILLED WITH (R-24)
NON COMBUSTIBLE BATT INSULATION. VAPOUR BARRIER ON WARM SIDE
COMTINUOUS AIR BARRIER AS PER O B.C 9255 (1/2") DRYWALL TAPED
AND SANDED C/W PAINT FINISH. STUCCO SYSTEM TO MEET
REQUIREMENTS IN SECTION 928 OF THE OB.C_ AS WELL AS BE APPROVED
BY THE CCMH AND ONTARIO MINISTRY OF HOUSING.

MASONRY VENEER CONSTRUCTION NOTE:

MASONRY T0 BE TED T0 SHEATFING WITH CORROSION RESISTANT
STRAPS, MIN 076 mm THICK, MIN 22 mm WIDE, SPACED @ 600 VERT. &
400 HORIZ_ STRAPS TO BE BENT @ 90 deg. ANGLE WITHIN 6mm FROM
FASTENER AND FASTENED WITH CORROSION RESISTANT 318 mm diam
SCREWS PENETRATING 30mm MIINTO SHEATHING

MASONRY TO HAVE WEEP HOLES SPACED @ B00 MAX @ BOTTOM OF AR
SPACE, ABOVE LINTELS OVER WINDOW & DOOR OPENINGS. WEEP HOLES
TO BE HAVE FLASHING BEMEATH SLOPED TO

OUTSIDE AND EQUIPPED WITH INSECT PROTECTION SCREENS.

NS 5
R~ 24, INCLUDING STUCCO (STUCCO 17 EQUAL R-5)

G5 AND BULKHEADS
TNTERIOR DRYWALL TAPED AND SANDED CAW PAINT FINISH

WET WALL PROTECTION

TERAMICS AND PLAS TI TILE INSTALLED OM WALL AROUND
BATHTUBS AND SHOWERS SHALL BE APPLIED OVER

MOISTURE RESISTANT BACKING.

JOINTS BETWEEN WALL TILES AND BATHTUB SHALL BE
CAULKED WITH MATERIAL CONFIRMING TO' CGSB 15-GP-22M
“SEALING COMPOUND MILDEW RESISTANT, FOR TUBS AND TILE®

?: .:.__uw.p:; 10.C

Em BEARING W ALLS. DOUBLE TOP PLATE AND SINGLE
BOTTOM PLATE WITH (1/2°) INTERIOR DRYWALL ON
BOTH SIDES TAPED AND SANDED C/W PAINT FINISH.

TYFICAL FLOOR CONSTRUCTION

FIOOR ANISH ON (341 TONGUE AND GROGVE PLYWOOD
NAILED AND GLUED ON ENGINEERED WOOD *1° FLOOR
JOISTS (SEE PLANS FOR SIZE AND SPACING). WHEN JOISTS
ARE WITHIN {167) OF THEIR MAXIMUM SPAN. PROVIDE SOLID
BLOCKING UMDER ALL CONCENTRATED LOADS, REFER TO
MANUFACTURE RECOMMENDATIONS AND DETAILS.

DOUBLE JOISTS BELOW ALL PARALLEL PARTITIONS.

MAX FLODR CONTILEVERS:

(2" % 8] JOISTS - 167 (400MM)

(2 % 10712°) JOISTS - 24° (BOOMM)

CANTILEVERED MEMBERS MUST EXTEND 6 TIMES THE
CANTILEVER, AND BE END NAILED TO A DOUBLE HEADER

CERAMIC FINISHED FLOORS

TERAMIC FIOOR TILES ON 174" MORTAR BASE RENFORCED
WITH WIRE MESH ON 5/8" SUBFLOOR - ALL EDGES
SUPPORTED BY MINIMUM {27 x 27) BLOCKING 'WITH MAXIMUM
(12°) JOIST SPACING (SEE PLANS FOR SIZE OF JOISTS).

CROSS BRIDGING AS PER TYPICAL FLODR CONSTRUCTION
(SEE NOTE 22).

INTERIOR STAIRS
MAIN STAIR MIT. REQUIREMENTS) DIMENSIONS.
SHOWN ON SECTIONS TO RULE

MAX. RISE = 7 7/8"
MIN. RISE = 4 7/6°
MAX. RUN = 147
MIN. RUN = 61/4°
M&X TREAD = 147
MIN. TREAD =9 14"
MIN. NOSING = 1"
MIN. HEADROOM = 65
RAIL AT LANDING = 307
RAIL AT STAIR = 2°-10°
MIN. WIDTH = 300

mcﬂ CURVED STAIRS
RUN = 6"
ZE AVGAS RUN = &

R STAIRS OR PRECAST STEPS

MAX. RISE = 7 7/8°
MIN. RISE = 4 7/8"
MAX. RUN = 147
MIN. RUM = 614"
MAX. TREAD = 14°
MIN. TREAD =9 144"
MIN. NOSING =1
MIN. HEADROOM =
RAILAT LANDING = 3-0°
RAILAT STAR = 27107
MIN. WIDTH = 3-0r

AN EQUIVALENT BACK SLOPE ON THE RISE MAY BE ADDED TO
OBTAIN THE MINIMUM TREAD WIDTH OF (2 7/87).

EXTERIOR /INTERIOR HAND RAIW GUARDS

GUARD HEIGHT OF 36" IF TOP OF LEVEL EXCEEDS 24” ABOVE GRADE
OR 42" IF TOP OF LEVEL EXCEEDS 5 11°

FINSHED NATURAL WOOD HANDRAIL ON WOOD OR METAL PICKETS
{UNLESS OTHERWISE SHOWN) MAX. {47 O.C. AND GUARDS SHALL BE
NON-CLIMBABLE.

SPACING ¥ HANDRAIL 15 USED AGAINST AN INTERIOR WALL THE
HANDRAL BRACKETS SHALL BE FIRMLY SECURED TO WALL STUDS
HANDRAL MAX HEIGHT = 36"

HANDRAL MIN. HEIGHT = 34

MEASURED VERTICALLY FROM OUT SIDE EDGE OR STAR NOSING
GUARDS AT LANDINGS ANY OTHER INTERIOR AREAS REQUIRING
GUARDS SHALL BE MINIMUM (357).

PROVIDE HANDRALS ON STAIRS IF THERE ARE MORE THAN 3 RISERS.

DAMPROOFING {STAIR)

DAMPRODF UNDERSIDE OR STAIR STRINGER WITH 457 ROLL
ROOFANG OR WITH 2 MILPOLY. WHEN STAIR STRINGER IS IN
CONTACT WITH A CONCRETE SLAB ON GRADE SUCH AS BASEMENT.

ROOFING CONSTRUCTION
FGPHALT SHINGLES [BY OTHERS).

ROOT VENTILATION

FOR TYFICAL RODF - 1 300 OF INSULATED CEILING
AREA WITH 50% AT EAVES

FOR CATHEDRAL ROOF - 1150 OF INSULATED CELING
AREA WITH 505 AT EAVES.

EAVE FROTECTION

TYPE “5” ROLLED ROOFING (SMOQTH SURFACE) EAVES
PROTECTION TO EXTEND MINIMUM OF {127) FROM INNER FACE
OF EXTERIOR WALL AND MINIMUM (3 -0") UP THE ROOF SLOPE

FASCIA AND SOFFIT
FASCIA TO BE PRE-FIMISHED ALUMINUM
SOFFITTO 1" x4 T &G CEDAR C/W 2 CONTINUOUS VENT.

EAVESTROUGH AND RAINWATER LEADER
TO BE PAINTED GALVANIZED METAL OR PRE-FINISHED
ALUMINUM (UNLESS SHOWN OTHERWISE).

[20° K28 ) ATTIC ACCESS HATCH WITH MIN. (R-60}
INSULATION AND WEATHER STRIPPING.

THE TRISS MANUFACTURER SHALL CHECK AND VERIFY
THAT ALL LOADING AND STRESSES COMPLY WITH AND
ARE IN ACCORDANCE TO OB.C AND ALL LOCAL
CONDITIONS AND REQUIREMENTS.

THE TRUSS MANUFACTURER SHALL NOTIFY ARCHITECT
JCOMSULTANT OF ANY DISCREPANCIES THAT MAY
AFFECT ROOF LINES AS DRAWN.

THE TRUSS MANUFACTURER SHALL SUPPLY APPROVED
ROOF TRUSS DRAWINGS AND SPECIICATIONS AT THE
TIME OF BUILDING PERMIT APPLUCATION.

ROOF TRUSS DESIGN AND SPECIFICATIONS SHALL
CONFORM WITH ARTICLES 9.2313.11 OF THE ONTARIO
BULDING CODE

FIREFLACE CHIMNEYS (NOT REQUIRED)

TOP OF FIREPLALE CHIMMEYS SHALL BE (30°) ABOVE THE
HIGHEST POINT AT WHICH IT COMES IN CONTACT WITH
THE RODF AND MINIMUM (2"-0") ABOVE THE RODF
SURFACE WITHIN A HORIZONTAL DISTANCE OF (10°07)
FROM THE CHIMNEY.

FLUE &
ULC LABELED AND RATED CLASS "A° FLUE FOR
FABRICATED FIREPLACES.

FLUE "B

TLC RATED CLASS "B" FLUE MINIMUM (2-0%) HIGH
FROM POINT IN CONTACT WITH THE ROOF FOR
SLOPES LIP TO 9712 AND (407 FOR SLOPES GREATER
THAN 9712

CAPFED DRYER VENTS
CLOTHES DRYER 10 BE VENTED DIRECTLY TO' THE
OUTSIDE THROUGH EXTERIOR WALL

INT ERIOR WASHROOM VENTS

TNTERIOR WASHROOM [NO WINDOWS AT THE OUTSIDE}
TO BE MECHANICALLY VENTED TO THE QUTSIDE TO
PROVIDE AT LEAST ONE AIR CHANGE PER HOUR.

LINEN CLOSETS
AL LIMEN CLOSETS TO HAVE MINIMUM 5 SHELWES.
SHELVES TO BE MINIMUM (14°) DEEP.

RAISED WALLS IN CLOSETS
{1727 INTERICR GYPSUM BOARD TAPED AND SANDED
ON (5/87) PLYWOOD ON (2 X 4] FRAMING.

FIRE STOPS [FLAME SPREAD
FALED SPACES ININTER] ns\sﬁy CELING AND
CRAWL SPACES SHALL BE SEPARATED BY FIRE STOPS
FROM CONCEALED SPACES TN EXTERIOR WALLS. ATTIC
OR ROOF SPACES AS PER SUBSECTIDN 910015 OF THE
ONTARID BUILDING CODE

FOR FLAME SPREAD LIMITS SUBSECTION 9.10.16. OF
OB.LC SHALL APPLY.

DOCRS

ALLOOORS SHALL COMPLY WITH SECTION 96

OF THE ONTARIO BUILDING CODE

WINDOWS AND SKYLGHTS
ALLWINDOWS AND SKYLIGHTS TO COMPLY WITH
SECTION 97 OF THE ONTARIO BUILDING CODE

ALLWINDOWS TO BE DOUBLE GLAZED OR
THERMOPANE

EVERY FLOOR LEVEL COMTAIMING BEDROOMS SHALL BE
PROVIDED WITH AT LEAST ONE QUTSIDE WINDOW
THAT CAN BE OPENED FROM THE TNSIDE WITHOUT THE
USE OF TOOLS.

EACH WINDOW SHALL PROVIDE AN INDIVIDUAL
UNOBSTRUCTED OPEM PORTION HAVING A MINIMUM
AREA OF (38 Q. FT)WITH NO DIMENSIONS LESS THAN
(157

EXCEPT FOR BASEMENT WINDOWS THE ABOVE NOTED
WINDOW SHALL HAVE A MAXIMUM SILL HEIGHT OF
(3™-3°) ABOVE THE FLOOR

ALLWINDOWS WITHIN {6'-7") OF ADIACENT GROUND
LEVEL SHALL CONFORM TO THE REQUREMENTS FOR
RESISTANCE TO FORCED ENTRY AS DESCRIBED IN
CLAUSE 10.13 OF CAN 3-A440, "WINDOWS”

FLASHING

FLASHING 15 REQUIRED UMDER ALL JOIST SILLS,
OVERHEAD OF WINDOWS AND DOORS IN VENEER
WALLS IF DISTANCE BELOW EAVES IS MORE THEN 1/2°
THE ROOF OVERHANG

FLASHING 1S REQUIRED AT ALL INTERSECTIONS BETWEEN
ROOF AND WALLS

SMOKE ALARMS [CARBON MONOXIDE DETECTOR
T10.19.3. LOCATION OF SMOKE ALARMS.

{13 WITHIN DWELLING UNITS, SUFFICIENT SMOKE
ALARMS SHALL BE INSTALLED SO THAT,

{2) THERE IS AT LEAST ONE SMOKE ALARM TNSTALLED ON
EACH STOREY, INCLUDING BASEMENTS, AND

{b} GN ANY STOREY OF A DWELLING UNIT CONTAINING
SLEEFING ROOMS, A SMOKE ALARM 1S INSTALLED,

TN EACH SLEEPING ROOM, AND

) IN A LOCATION BETWEEN THE SLEEFING RODMS AND
THE REMAINDER OF THE STOREY, AND IF THE SLEEPING
ROOMS ARE SERVED BY A HALLWAY, THE SMOKE ALARM
SHALL BE LOCATED IN THE HALLWAY.

(2)A SMOKE ALARM REQUIRED N SENTENCE (1) SHALL
BEINSTALLED IN CONFORMANCE WITH

CANJULC 5553, "TNSTALLATION OF SMOKE ALARMS"

(3} SMOKE ALARMS REQUIRED IN ARTICLE 9.10.19.1. AND
SENTEMCE (1) SHALL BE INSTALLED ON OR NEAR THE
CELING.

WHERE MORE THAN ONE SMOKE ALARM 1S REQUIRED
ON EACH DWELLING UNIT, THE SMOKE ALARMS SHALL
BEWIRED S0 THAT THE SOUND OF THE ALARM WILL
(CAUSE ALL ALARMS WITHIN THE DWELLING UNIT TO
SOUND.

HOT!

Tecp

On any storey of a dwelhng vt contanng
rooms, & smoke alarm s requred to be mstaled
n 2ach sleeping room and 1 a locabon betwean the
rooms and the remamnder of the storey, and
g rooms are sanved by a halway, the smoke
alarm shall be located n the halway, O.B.C. 2012,
2,10,19.3,

DUCTS:
SUPPLY DUCTS AND RETURN DUCTS IN EXTERIDR WALLS
SHALL BE INSULATED WITH MIN. (R-4) FIBERGLASS
INSULATION TO PREVENT MOISTURE CONDENSATION IN
THE DUCT.

DUCT SPACES SHALL BE FURRED OUT WITH {1/27) DRYWALL
ON [2° % 27) WOOD STRAPPING.

SUPPLY DUCTS AND RETURN DUCTS TN UNHEAT ED SPACES
SHALL BE INSULATED WITH MIN. (R-7) INSULATION VALUE.
ALLJGINTS TN DUCTS TO BE SECURELY RIVETED AND TAPED:

NON - PRESSURE TREATED
OO FRAMING MEMBERS THAT ARE NOT PRESSURE TREATED
WITH WOO D PRESERVATIVE AND WHICH ARE SUPPORTED ON
CONCRETE IN CONTACT WITH THE GROUND OR FILL, SHALL BE
SEPARATED FROM THE CONCRETE BY AT LEAST 2 MIL
POLYETHYLENE FILM NO. 50 (45 LB) ROLL RODFING OR OTHER
DAMPROOFING MATERIAL AS PER OBC.9.232 3(1) & (2) .
SUCH DAMPROOFING 15 NGT REQUIRED WHERE THE WOOD
MEMBER IS AT LEAST (67) ABOVE THE GROUND

WELFING TILE

T DIAMETER WEEPING TILE AROUND ALL FODTINGS INCLUDING
GARAGE FOOTINGS. WEEPING TILE TO BE COVERED WITH (67) OF
CRUSHED STONE

BEARING SOIL NOTES

TALLSOILS T0 BE STABLEWITH MINIMUM ALLOWABLE SOIL
BEARING PRESSURE OF 125 KPa (18,1 psi}

- NEW FOOTINGS DEPTH DOES NOT EXCEED EXISTING HOUSE
FOOTING DEPTH

- EXISTING BEARING SOILWILL NOT BE DISTURBED BY
EXCAVATION

- FOOTPRINT OF THE NEW BUILDING 15 LOCATED IN THE AREA OF
EXISTING HOUSE FOOTPRINT.

FOOTINGS
ATLFOOTINGS SHALL REST ON NATURAL UNDIST URBED SO,
ROCK OR COMPACTED GRANULAR ALL WITH MINIMUM
BEARING CAPACITY OF 125 KPa AND MUST BE MIN (4-07)
BELOW FINIS HED GRADE, AND CONTINUOUSLY KEVD.
CONCRETE FOR FODTINGS SHALL BE MIN. 15MPA AT 28 DAYS.
BACKFILL REQUIRED WITH NON-FROST SUSCEPTIBLE SOIL

THE OWNER SHALL BE RESPONSIBLE FOR SOIL REPORT IF
REQUIRED.

BULDING FRAME ANCHORING AND SILL PLAT ES PLACEMENT

BULDING FRAMES SHALL BE ANCHORED TO THE FOUNDATION WITH NO LESS
THAN 127 MM DLAM. ANCHOR BOLTS SPACED NOT MORE THAN 2,400 MM O.C
AS PER SECTION 9.23.67 OF THE ONTARIO BUILDING CODE SILL PLATES SHALL BE
LAID DIRECTLY ON THE FOUNDATION WHERE THE TOP OF THE FOUNDATION 1S
LEVEL AS PER SECTION 92372 OF THE ONTARIO BUILDING CODE

FOUNDATION WALL

BITUMINOUS DAMPROOFING APPLIED TO SURFACE OF CONCRETE BLOCK FOUNDATION

WALL (THICKNESS OF WALLS AS SHOWN ON FLOOR PLANS).

BLK WALL TO BE A MIN. OF {67) ABOVE THE APPROVED FINISHED GRADES. (2" x 67) SILL
PLATE ANCHORED WITH {1/2°) DIAM. ANCHOR BOLTS (67 LONG MIN. SET 4° INTO
CONCRETE AT 6-0° O/C MAX. HEIGHT OF BACKFILL FROM TOP OF BASEMENT SLAB NOT
TO EXCEED (5-07). ALL FOUNDATION WALLS EXCEEDING (6'-0) ARE TO BE REIMFORCED
WITH 10M BARS @ & Q.C. C/W SOLID GROUT FOUNDATION WALLS TO BE ADEQUATELY

BRACED PRICR TO BACKFALUNG. OR

MNOTE: FOUNDATIONS MAYBE BE 10° POURED CONCRETE WALL, REFER TO SECTION
97547 OF THE O.BC 91 FOR REQUIREMENTS AND REFER TO TABLE 9.15.4.1 FOR THE

REQUIRED THICKNESS

CONCRETE:

CONCRETE DESIGN SHALL CONFORM TO CAN-A438 “CONCRETE

(CONSTRUCTION FOR HOUSING AND SMALL BUILDING™.

STOVE / COOKTOP VENT

MECHANIC AL VENTILATION DIRECTLY TG THE GUTSIDE SHALL BE PROVIDED

GENERAL NOTES

ALLCONSTRUCTION TO CONFORM TO THE
CONSTRUCTION REQUIREMENTS OF THE ONTARIO
BULDING CODE REGULATION (403/37), PART 9
DRAWINGS MUST NOT BE SCALED HANDWRITTEN NOTES
WHICH APPEAR ON THE DRAWINGS HAVE PRECEDENCE.
MANUFACTURED ITEMS, MATERIALS AND
CONSTRUCTION MUST COMPLY WITH ALL
REQUIREMENTS OF THE MORTGAGE AND HOUSING
(CORPORATION (C MH.C)

ALL REFERENCES TO AND FINISHED GRADE LINES AS
INDICATED ON THE ARCHITECTURAL WORKING
DRAWINGS ARE FOR REFERENCE ONLY AND DO NOT
NECESSARY DEPICT FINISHED GRADING CONDITIONS OF
ANY PARTICULAR LOT.

1T SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR
OR BUILDER TO CHECK AND VERIFY ALL DIMENSIONS
AND CHECK ALL JOB CONDITIONS OM THE JOB STTE
BEFORE PROCEEDING WITH THE WORK.

ARCHITECT /CONSULTANT IS TO BE NOTIFIED PROMPTLY
OF ANY DISCREPANCIES AT LEAST ONE WEEK BEFORE
ORDERING OR PLACEMENT OF MATERIALS AND UNITS
FOR CONSTRUCTION REGARDING SUCH DISCREPANCES.
FAILURE TO QBSERVE THESE CONDITIONS WHICH MAY
REQUIRE EXPENSIVE REMEDIAL ACTION SHALL MOT
BECOME THE RESPONSIBILITY OF OR COST TO ARCHITECT
JCONSULTANT

MISCELLANEOUS:
ALLCLOSETS TO HAVE A METAL ROD WITH WOOD SHELF
MIN (14°) DEEP.

MAIN BATHROOMS TO HAVE A RECESSED MEDICINE
CABINET, MIRROR AND VANITY.

ALLWASHROOMS /POWDER ROOMS TO HAVE A MIRROR
AND VANITY (QR PEDEST AL SINK)

ALLSUDING CLOSET DOORS R MIRROR DOCRS TO BE
(6-87) HIGH.

CONTRACTOR 1S TO
CHECK AND VERIFY ALL
DIMENSIONS AND
CONDITIONS TO THE
OWNER BEFORE
PROCEEDING WITH THE
WORK, DRAWINGS ARE
NOT TO BE SCALED.
GCONTRACT DOGUMENTS
REMAIN THE PROPERTY
OF THE QWNER AND
SHALL BE RETURNED
UPON COMPLETION OF
THE PROJECT.
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	DECISION AND ORDER 
	Decision Issue Date Thursday, June 02, 2022 
	  PROCEEDING COMMENCED UNDER Section 45(12), subsection 45(1) of the Planning Act, R.S.O. 1990, c. P.13, as amended (the "Act") 
	Appellant(s): GOJKO UZELAC 
	Appellant(s): GOJKO UZELAC 
	Appellant(s): GOJKO UZELAC 
	Appellant(s): GOJKO UZELAC 


	Applicant(s): PAVLO TOURKO 
	Applicant(s): PAVLO TOURKO 
	Applicant(s): PAVLO TOURKO 


	Property Address/Description: 217 HOWARD PARK AVENUE 
	Property Address/Description: 217 HOWARD PARK AVENUE 
	Property Address/Description: 217 HOWARD PARK AVENUE 
	Committee of Adjustment File 


	Number(s): 21 185306 STE 04 MV (A0937/21TEY) 
	Number(s): 21 185306 STE 04 MV (A0937/21TEY) 
	Number(s): 21 185306 STE 04 MV (A0937/21TEY) 


	TLAB Case File Number(s): 21 236397 S45 04 TLAB 
	TLAB Case File Number(s): 21 236397 S45 04 TLAB 
	TLAB Case File Number(s): 21 236397 S45 04 TLAB 



	 
	Hearing date: April 25, 2022 
	Deadline Date for Closing Submissions/Undertakings:  May 25, 2022. 
	DECISION DELIVERED BY TLAB Panel Member A. Bassios 
	REGISTERED PARTIES AND PARTICIPANT 
	Appellant    Gojko Uzelac 
	Appellant's Legal Rep Martin Mazierski 
	Applicant    Pavlo Tourko 
	Participant Vaidila Banelis 
	Expert Witness   Steven Qi 
	 
	INTRODUCTION 
	This is an Appeal of the Toronto and East York panel of the City of Toronto (City) Committee of Adjustment’s (COA) refusal of an application for variances for the property known as 217 Howard Park Ave (subject property).  The purpose of the application was to alter the existing three-storey detached dwelling by constructing a three-storey rear addition, a front porch addition, first, second and third storey rear balconies, second and third storey front balconies, third storey dormers and to enclose the exis
	The subject property is located in the Parkdale-High Park area.  It is designated Neighbourhoods in the City Official Plan (OP) and zoned R (d0.6)(x675) under Zoning By-law 569-2013, and R2 Z0.6 under the former City of Toronto Zoning By-law 438-86 (By-laws).   
	 
	In attendance at the Hearing were:  
	 Martin Mazierski, legal counsel for the Owner/ Appellant, and Expert Witness Steven Qi (Land Use Planning); and 
	 Martin Mazierski, legal counsel for the Owner/ Appellant, and Expert Witness Steven Qi (Land Use Planning); and 
	 Martin Mazierski, legal counsel for the Owner/ Appellant, and Expert Witness Steven Qi (Land Use Planning); and 

	 Vaidila Banelis, Participant. 
	 Vaidila Banelis, Participant. 


	I was advised at the commencement of the Hearing that an agreement had been reached with Mr. Banelis, resulting in revisions to the proposal.  Minutes of settlement and revised drawings were provided.  Except for the requested floor space index, the requested variances have not changed as a result of the settlement with Mr. Banelis.   
	Mr. Mazierski requested that the TLAB approve the variances with a “placeholder” for floor space index pending a revised zoning notice that would confirm the exact change to this requested variance.   
	I advised Mr. Mazierski that I was not prepared to approve a blank variance to be filled in later following the approval.  I agreed to proceed with the Hearing on the basis of the evidence prepared for the original floor space index variance request (0.88), bearing in mind that the actual revised request for floor space index will be some degree lower than originally described.  Mr. Mazierski committed to providing a Zoning Notice from the City within one month of the Hearing to determine the exact floor sp
	In this Decision, I have reflected the revised floor space index variance request (0.85) in accordance with the new Zoning Notice received following the Hearing.    
	 
	 
	BACKGROUND 
	The Owner received approval from the COA on July 15, 2020, for variances to facilitate a rear two-storey and third storey addition.   
	Construction commenced, but following an Order to Comply under the Building Code, this further application has been made.  Increases to the previously granted variances are requested: floor space index (from 0.75 to 0.85) and side exterior main walls facing a lot line (from 9.02 to 10.42) as well as additional variances.    
	REQUESTED VARIANCES 
	 
	1. Chapter 10.5.40.70.(1)(B), By-law 569-2013 
	The minimum required front yard setback is 4.5 m. 
	The altered detached dwelling will be located 1.63 m from the front lot line. 
	 
	2. Chapter 10.10.40.10.(1)(A), By-law 569-2013 and Section 4(2)(a), By-law 438-86 
	The maximum permitted building height is 10 m. 
	The altered detached dwelling will have a height of 10.61 m. 
	 
	3. Chapter 10.10.40.10.(2)(B)(ii), By-law 569-2013 
	The maximum permitted height of all side exterior main walls facing a side lot line is 
	7.5 m. 
	The height of the side exterior main walls facing a side lot line will be 10.42 m. 
	 
	4. Chapter 10.10.40.40.(1)(A), By-law 569-2013 
	The maximum permitted floor space index of a detached dwelling is 0.6 times the 
	area of the lot (225.55 m2). 
	The altered detached dwelling will have a floor space index equal to 0.85 times the area of the lot (319.33 m2) 
	 
	MATTERS IN ISSUE 
	This appeal results from the COA’s refusal of the requested variances.  The Appellant’s evidence was unopposed.   
	Despite the settlement agreement with Mr. Banelis, (a Participant in this matter), the fundamental matter at issue before the TLAB remains whether or not the requested variances satisfy the four statutory tests for approval of variances.   
	 
	JURISDICTION 
	Provincial Policy – S. 3 
	A decision of the Toronto Local Appeal Body (‘TLAB’) must be consistent with the 2020 Provincial Policy Statement (‘PPS’) and conform to the Growth Plan for the Greater Golden Horseshoe for the subject area (‘Growth Plan’). 
	 
	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 Official Plan; 
	 maintain the general intent and purpose of the Official Plan; 

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

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

	 are minor. 
	 are minor. 


	 
	 
	EVIDENCE 
	A summary of evidence is presented here for the purpose of providing some context for the following sections of this Decision.  All of the evidence and testimony in this matter has been carefully reviewed and the omission of any point of evidence in this summary should not be interpreted to mean that it was not fully considered, but rather that the recitation of it is not material to the threads of reasoning that will be outlined in the Analysis, Findings, Reasons section below.   
	Mr. Qi, Expert Witness (Land Use Planning)  
	Mr. Qi described the context for the proposal as follows: 
	 Howard Park Ave is classified as a collector road and there is a street car stop less than 100m from the subject property at Howard Park Ave and Parkside Dr.   
	 Howard Park Ave is classified as a collector road and there is a street car stop less than 100m from the subject property at Howard Park Ave and Parkside Dr.   
	 Howard Park Ave is classified as a collector road and there is a street car stop less than 100m from the subject property at Howard Park Ave and Parkside Dr.   

	 There is a wide range of housing in the neighbourhood, including semi-detached, triplexes, fourplexes, and apartment buildings. 
	 There is a wide range of housing in the neighbourhood, including semi-detached, triplexes, fourplexes, and apartment buildings. 

	 Most buildings in the neighbourhood are two to three storeys in height. 
	 Most buildings in the neighbourhood are two to three storeys in height. 

	 Some lots on Howard Park Ave have irregular shapes due to the curvature of the road. 
	 Some lots on Howard Park Ave have irregular shapes due to the curvature of the road. 

	 Mr. Barelis lives on one side of the subject property in a two-storey detached house and there is a large three-storey residential building on the other side.   
	 Mr. Barelis lives on one side of the subject property in a two-storey detached house and there is a large three-storey residential building on the other side.   


	Mr. Qi disputed the description of the application as contained in the COA Decision.  In his opinion, the Decision should only have noted the third storey addition and only one balcony on the third storey as the subject of the application, since the two storey addition and the balconies on the first and second storeys had been, he asserted, already approved as part of the previous (July 2020) application.   
	Mr. Qi described the proposal and its history as follows: 
	 The building is identified as a three storey detached dwelling, although it contains five rental units. 
	 The building is identified as a three storey detached dwelling, although it contains five rental units. 
	 The building is identified as a three storey detached dwelling, although it contains five rental units. 

	 The purpose of the renovation is to address outstanding major repairs to the existing building, and to add additional living space for the occupants of the building.  No additional units are proposed.   
	 The purpose of the renovation is to address outstanding major repairs to the existing building, and to add additional living space for the occupants of the building.  No additional units are proposed.   

	 The current application before the TLAB reflects what had been the Owners’ intention all along, which was to have a sloped peaked roof on the rear addition.  They had misunderstood the proposal that had been put forward at the July 2020 COA meeting.  This is the reason for the two sequential applications. 
	 The current application before the TLAB reflects what had been the Owners’ intention all along, which was to have a sloped peaked roof on the rear addition.  They had misunderstood the proposal that had been put forward at the July 2020 COA meeting.  This is the reason for the two sequential applications. 

	 The height of the rear addition will match the height of the existing structure. 
	 The height of the rear addition will match the height of the existing structure. 

	 The existing second storey front balcony will be enclosed. 
	 The existing second storey front balcony will be enclosed. 

	 The existing front porch is to be widened on the east side to accommodate access to the second entrance. 
	 The existing front porch is to be widened on the east side to accommodate access to the second entrance. 


	 
	 
	 
	Figure
	Figure 1: subject property and adjacents.  , EX2, Tab 4-4, Photo 1 
	Mr. Qi described the revisions to the proposal that result from the settlement with Mr. Banelis, as follows: 
	 the depth of the interior living space within the rear 3rd storey addition has been reduced by 7’6”, with the roof at the back of the rear 3rd storey addition now sloping down toward the back (south) of the property at a slope of 1:1; 
	 the depth of the interior living space within the rear 3rd storey addition has been reduced by 7’6”, with the roof at the back of the rear 3rd storey addition now sloping down toward the back (south) of the property at a slope of 1:1; 
	 the depth of the interior living space within the rear 3rd storey addition has been reduced by 7’6”, with the roof at the back of the rear 3rd storey addition now sloping down toward the back (south) of the property at a slope of 1:1; 

	 the protruding rear 3rd storey balcony has been eliminated and replaced by an inset rear 3rd storey balcony; 
	 the protruding rear 3rd storey balcony has been eliminated and replaced by an inset rear 3rd storey balcony; 

	 the rear second storey balcony has been uncovered and now has no roof over it; 
	 the rear second storey balcony has been uncovered and now has no roof over it; 


	 the dormer on the east side of the rear 3rd storey addition has been reconfigured to better line up with the shallower rear 3rd storey addition. 
	 the dormer on the east side of the rear 3rd storey addition has been reconfigured to better line up with the shallower rear 3rd storey addition. 
	 the dormer on the east side of the rear 3rd storey addition has been reconfigured to better line up with the shallower rear 3rd storey addition. 


	 
	Mr. Banelis, Participant 
	Mr. Banelis supports the approval of the revised proposal.  He provided additional context information as follows: 
	 The site is completely impermeable, there is no landscaping. 
	 The site is completely impermeable, there is no landscaping. 
	 The site is completely impermeable, there is no landscaping. 

	 The neighbouring building on the other side of the subject property is also a multiplex. 
	 The neighbouring building on the other side of the subject property is also a multiplex. 


	Mr. Banelis acknowledged that much of the building on the subject property is “grandfathered in”. 
	Mr. Banelis requested that any approval be subject to a condition that construction be in accordance with the revised plans as reflected in the Minutes of Settlement that he signed.   
	 
	ANALYSIS, FINDINGS, REASONS 
	I accept Mr. Qi’s evidence that the proposal is consistent with the 2020 Provincial Policy Statement and conforms to the Growth Plan for the Greater Golden Horseshoe for the subject area. 
	Mr. Qi established a neighbourhood study area as prescribed by OP Policy 4.1.5. 
	 
	Front Yard Setback 
	Mr. Qi advised that the front yard setback variance request was triggered by the proposal to enclose the existing second floor front balcony.  As such, it was his opinion that the front yard setback reflects the existing condition on the subject property.   
	It was Mr. Qi’s evidence that a (second) uncovered balcony at the front of the building, which is proposed next to the existing balcony which is to be enclosed, does not require a variance.   
	 
	Figure
	Figure 2: Proposed front elevation.  EX2, Tab 4-7 
	The enclosure of the existing balcony represents a noticeable change from a simple platform with a railing to what amounts to a projection of the front main wall.  Mr Qi downplayed the effect of this transformation of the balcony by saying that it “reflects the existing condition” with respect to the front lot line and front yard setback.  In addition, a second, uncovered balcony is proposed, adding to the amplification of the façade.   
	In his witness statement, Mr. Qi stated that the front yard setback variance “is only for a pinch point, and the rest of the front yard setback of the dwelling will be larger than the requested front yard setback”.  I have included below an extract of the Site Plan to which I was referred.  On the basis of the illustration, I do not consider the incursion into the front yard setback to be a “pinch point”, as the entirety of the enclosed balcony, itself a substantial part of the width of the façade, is withi
	 
	Figure
	 
	I accept Mr. Qi’s evidence that the angle of the curve where the subject property is located is more acute than most other conditions in the neighbourhood and that the positioning of the existing house on the subject property and the house at 219 Howard Park Ave have historically maintained a narrower front yard setback than most of the lots in the neighbourhood.   
	I give some weight to the fact that the porch and the simple balcony have existed, and have projected into the front yard to the same extent as is proposed for the enclosed balcony.  This, coupled with the nature of Howard Hill Ave as a busy collector road with a streetcar line leads me to find that the front yard setback is acceptable and that the proposal respects the character of the neighbourhood and maintains the intent of the Zoning By-law.  I find also that the front yard setback variance is desirabl
	 
	Maximum Building Height 
	Variances for height are requested from both the harmonized City of Toronto Zoning By-law and that of the former City of Toronto By-law. 
	The height variance is required for the third floor addition in the rear, which is now proposed to have a pitched roof and not a flat roof as was proposed in the application approved by the COA in July 2020.  As the height of the roof for the proposed addition in the rear matches the height of the existing house, the proposed height for which the variance is sought will not be impactful to the streetscape and I find that the proposed height maintains the character of the neighbourhood.   I accept Mr. Qi’s e
	I find that the variance for maximum height meets the four statutory tests. 
	 
	Maximum Height of Side Exterior Walls 
	The regulation of main wall heights in this neighbourhood was introduced with the adoption of the harmonized City of Toronto By-law 569-2013.  Much of this mature neighbourhood was built without specific limitations on exterior wall heights prior to this adoption.  Mr. Qi’s photographic evidence shows examples of older homes with taller main walls and dormers.   
	According to Mr. Qi’s evidence, the variance is required for the east elevation of the proposal, where an additional dormer has been proposed.  The combined width of the dormers proposed for the east wall of the building would total more than 40% of the total width of the side wall, which is the maximum allowed by the By-law.  The west elevation adjacent to Mr. Banelis is compliant with this provision of the Zoning By-law.   
	Mr. Qi’s table of COA Decisions shows a record of other examples that have been approved for taller or similar wall heights within his study area.  In reference to OP Policy 4.1.5, I find that this physical characteristic of dormers and taller exterior wall height exists in the neighbourhood in substantial enough numbers, as described in Mr. Qi’s evidence, and that this feature as proposed is compatible with the prevailing physical character of the neighbourhood. 
	I find that the requested variance for the height of side exterior walls meets the four statutory tests.   
	 
	Floor Space Index (FSI) 
	 
	o Massing and Density 
	o Massing and Density 
	o Massing and Density 


	OP Policy 4.1.5 requires that development respect and reinforce the existing physical character of each geographic neighbourhood and lists criteria to guide consideration of this policy.  Criterion c) addresses prevailing heights, massing, scale, density and dwelling type of nearby residential properties. 
	The Zoning By-law uses floor space index as an indicator of density on a site.  While massing is an architectural term, FSI is a numerical indicator that is used in the By-law to represent density on a lot.  (FSI is the ratio between the gross floor area (size of house) and the area of the lot).   
	Mr. Qi stated that the intent of the FSI provision in the By-law is in large part to regulate the amount of gross floor area which can be built on a property and he related the intent of the provision to massing and built form.  He supported the proposed FSI partially on the basis that most of the “increased massing” will be underneath a sloped roof at the 
	rear of the property and that the “new dormer” will be on the east side of the property away from Mr. Banelis’s property.   
	I do not accept that the massing of a third floor addition is mitigated by being covered with a sloped roof.  Neither am I persuaded that the intent of the By-law in regulating overdevelopment is coloured by whether or not the addition faces onto the property of a Participant in these proceedings. 
	o FSI and overdevelopment 
	o FSI and overdevelopment 
	o FSI and overdevelopment 


	In his expert witness statement, Mr. Qi suggests that since the proposal meets the building length, depth and side and rear yard setbacks, “this means that additional gross floor area (GFA) can be located in the proposed location on the subject property at the rear, which demonstrates that this proposal is not an overdevelopment of the subject property” (my emphasis).  I find this a problematic statement and take issue with this assertion.   
	The three-dimensional space defined by the maximum building length, maximum building depth, maximum height, and by the various setback requirements prescribed in the By-law – known as the building envelope – is not cumulatively “as of right”.  Full build out of the building envelope continues to be restricted by the imposition of a maximum FSI.  An applicant may enjoy the full scope of each individual maximum or minimum provision in the By-law, but the full deployment of all of them simultaneously is not an
	The FSI provision is not, in my opinion, subservient to the building envelope which is sketched out by the maximums and minimums of building height, length, depth and setback provisions.  I also note in the context of this approach, that even if the proposal does meet the building length and some setback provisions, the proposal requires additional variances for front yard setback, overall height and exterior wall height. 
	o Prevailing density 
	o Prevailing density 
	o Prevailing density 


	Mr. Qi provided a list of examples in the neighbourhood where larger or similar FSI’s have been approved.  On examination of the table of decisions provided at Tab 4-2, I find that, as contemplated in OP Policy 4.1.5, there are sufficient examples in the evidence to show that FSI’s similar or greater than the proposal exist in substantial numbers and therefore the proposal respects the prevailing density of the neighbourhood.   
	It is solely on the basis of the data provided in the decision table that I reach my decision that the FSI variance maintains the intent and purpose of the Official Plan.  I give no weight to Mr. Qi’s “guestimates” of FSI’s on other, undocumented, neighbouring properties, arrived at by eyeballing aerial photographs. 
	I am mindful that this proposal is for an expansion of an existing building that contains five relatively affordable rental units on a collector road served by a streetcar line.  A substantial structure exists adjacent to the subject property on the east.  To the west, 
	the proposal has been revised to respect the context of Mr. Banelis’s house.  A sufficient rear yard setback has been protected.   
	Mr. Mazierski described the increase in FSI from 0.75 (approved in July 2020) to the current request for 0.85 FSI as “negligible”.  I do not agree.  In my opinion, the successive additions and alterations that have been proposed for the subject property are close to the limit of what is an acceptable amount of density for the site.   
	Nonetheless, recognizing the immediate context and the broader neighbourhood, I find that there will be no undue adverse impacts from the proposed FSI, that it qualifies as minor, and otherwise meets the four tests of s. 45(1).   
	 
	CONCLUSION 
	I find that the requested variances individually and cumulatively meet the four tests of s. 45(1) of the Planning Act. 
	I find that the reduction in the requested floor space index to be minor and that no further notice is required in accordance with s.45(18.1.1) of the Planning Act. 
	 
	 
	DECISION AND ORDER 
	The Appeal is allowed, in part.  The variances listed in Appendix A are authorized, subject to the conditions contained therein. 
	 
	 
	 
	 
	 
	XA. BassiosPanel Chair, Toronto Local Appeal Body
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	APPENDIX A 
	 
	APPROVED VARIANCES AND CONDITIONS OF VARIANCE APPROVAL: 
	 
	VARIANCES: 
	 
	1. Chapter 10.5.40.70.(1)(B), By-law 569-2013 
	The minimum required front yard setback is 4.5 m. 
	The altered detached dwelling will be located 1.63 m from the front lot line. 
	 
	2. Chapter 10.10.40.10.(1)(A), By-law 569-2013 and Section 4(2)(a), By-law 438-86 
	The maximum permitted building height is 10 m. 
	The altered detached dwelling will have a height of 10.61 m. 
	 
	3. Chapter 10.10.40.10.(2)(B)(ii), By-law 569-2013 
	The maximum permitted height of all side exterior main walls facing a side lot line is 
	7.5 m. 
	The height of the side exterior main walls facing a side lot line will be 10.42 m. 
	 
	4. Chapter 10.10.40.40.(1)(A), By-law 569-2013 
	The maximum permitted floor space index of a detached dwelling is 0.6 times the 
	area of the lot (225.55 m2). 
	The altered detached dwelling will have a floor space index equal to 0.85 times the area of the lot (319.33 m2) 
	 
	CONDITION: 
	The proposal shall be constructed substantially in accordance with the following plans and drawings, as prepared by Pavlo Tourko, dated April 202022, and attached hereto. 
	 Site Plan and Cover Page (A-1) 
	 Site Plan and Cover Page (A-1) 
	 Site Plan and Cover Page (A-1) 

	 Basement Floor Plan (A-1) 
	 Basement Floor Plan (A-1) 

	 Ground Floor Plan (A-3) 
	 Ground Floor Plan (A-3) 

	 Second Floor Plan (A-4) 
	 Second Floor Plan (A-4) 

	 Third Floor Plan (A-5) 
	 Third Floor Plan (A-5) 

	 Roof Plan (A-5.1) 
	 Roof Plan (A-5.1) 

	 Canopy Structural Plan (A-5.2) 
	 Canopy Structural Plan (A-5.2) 

	 Front (North) Elevation (A-6) 
	 Front (North) Elevation (A-6) 

	 Side (East) Elevation (A-7) 
	 Side (East) Elevation (A-7) 

	 Percentage of Unprotected Openings or Glazed Areas (A 7.1) 
	 Percentage of Unprotected Openings or Glazed Areas (A 7.1) 

	 Back (South) Elevation (A-8) 
	 Back (South) Elevation (A-8) 


	 Side (West) Elevation (A-9) 
	 Side (West) Elevation (A-9) 
	 Side (West) Elevation (A-9) 

	 Section A (A10) 
	 Section A (A10) 

	 Section B (A11) 
	 Section B (A11) 

	 Details (A-12) 
	 Details (A-12) 

	 General Notes (A-13) 
	 General Notes (A-13) 
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