March 6, 2019

Maurice Wager
President
Collecdev
20 Eglinton Avenue West, Suite 1700
Toronto, ON M4R 2H1

RE: 300 Bloor Street West, Proposed Mixed Use Redevelopment
Update and Response to City Comments (May 9, 2018)
Dear Mr. Wager:
A comprehensive mixed-use development project is proposed by 300 Bloor West LP. It is located within the
northwest quadrant of the Bloor Street West and Huron Street intersection, within the City of Toronto. The
site is located on the current site of the Bloor Street United Church (BSUC) and Pidgeon House.
A Zoning By-law Amendment application was made to the City of Toronto to permit the development of the
site as proposed. BA Group prepared a report, “300 Bloor Street West, Proposed Multi-Use Development,
Transportation Considerations”, in December 2017 as part of the initial Zoning By-law Amendment application
made to the City.
City transportation staff have reviewed this study and provided comments on the latest submission within a
memorandum, dated May 9, 2018. A copy of these comments is provided in Appendix A of this letter for
reference purposes.
Since the initial Zoning By-law Amendment application, the development team has been updating the plan
based upon City Staff comments and stakeholder consultation commentary. An updated Re-Zoning
Application is being submitted which also addresses City Staff comments.
This letter has been prepared to:
 Provide an overview of the updated development programme and arrangements of transportationrelated site elements;
 Respond directly to the May 2018 staff comments regarding the transportation aspects of the
proposed development plan;
 Address the Rezoning Resubmission Report, which is appended as Appendix B of this letter.

BA Consulting Group Ltd.
300 – 45 St. Clair Ave. W
TEL 416 961 7110
Toronto ON M4V 1K9 EMAIL bagroup@bagroup.com
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1.0

DEVELOPMENT PROGRAMME UPDATE

The current site plans have been refined since the original submission to the City as part of the ongoing
design and development process, in response to community consultations and to City comments. Based on
the site statistics below, the site plan, compared to the December 2017 submission, has been reduced and
does not result in any undue changes or impacts. The overall design of the Project, from a transportation
standpoint, is very similar to the previous application with a direct access to Huron Street located at the north
limit of the Site. A comparison of the proposed and revised development programme is summarized in Table
1. A reduced scale version of the most current architectural plans are provided within Appendix B of the
Resubmission Report.

TABLE 1

DEVELOPMENT PROGRAMME COMPARISON
December 2017 Submission1

Current Site Plan2

Building Height
Number of Storeys

38 storeys

29 storeys

Residential Unit Mix
Total Units

259 units

249 units

1-bedroom

109 units

91 units

2-bedroom

134 units

135 units

3-bedroom

16 units

23 units

Commercial Floor Area
Office

5,573 m2

3,994 m2

Place of Worship3

2,367 m2

2,209 m2

93 m2

70 m2

Retail

Vehicle Parking Supply
Total

156 spaces

124 spaces

Residential

108 spaces

76 spaces

Commercial / Visitor

25 spaces

25 spaces

Place of Worship

20 spaces

20 spaces

Car-Share

3 spaces

3 spaces

Bicycle Parking Supply
Total

344 spaces

283 spaces

Long-term

293 spaces

240 spaces

Short-term

51 spaces

43 spaces

Loading Provisions
Spaces Provided

1 Type ‘G/B’ & 2 Type ‘C’ spaces

1 Type ‘G/B’ & 2 Type ‘C’ spaces

Notes:
1.
Statistics based on site plans prepared by KPMB, dated December 20, 2017.
2.
Statistics based on site plans prepared by KPMB, dated March 6, 2019.
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1.1

SITE VEHICULAR ACCESS

The access to the loading area for the site as well as the underground parking entrance will be located from
the driveway off of Huron Street, as shown on the ground floor plan included in the Rezoning Resubmission
Report (Appendix B). The location of the site access has not changed between the previously submitted plan
(December 2017) and the current submission.

1.2

PARKING ASSESSMENT

The site plan has been revised to relocate the parking supply below-grade, within a 6 level underground
parking garage accessed via a ramp from a driveway located on the east side of the site, on Huron Street.
Parking was proposed in the previous application (December 2017) to be located above grade, within a fully
automated parking system. Parking is currently proposed to be located below grade, within a parking garage
and accessible by a ramp. Unlike a fully automated parking system, drivers of these vehicles will be parking
their own vehicle within assigned spaces (residents) or within the commercial portion of the garage (office,
resident visitor and church related uses).
The removal of the automated parking system and replacement by a parking ramp through the underground
provides a better circulation system for drivers to / from their parking space. However, the implementation of
a parking ramp results in a further reduction of parking spaces, to 76 resident parking spaces, equivalent to
0.31 spaces per unit.
The updated parking supply proposes a total of 124 parking spaces for the development, which includes 76
spaces for the residential component, 20 spaces for the church (based upon a previous agreement), 25
spaces for the office and resident visitor use and 3 car-share parking spaces. Parking spaces for the office,
resident visitor, church use and car-share component will be accommodated within the commercial portion of
the parking garage.
The parking standard for office, church, and residential visitors remains unchanged and will be consistent with
the standards previously proposed. Only the resident parking standard will be reduced. The parking rationale
discussing this change can be found in Section 3.0.

1.3

BICYCLE PARKING SUPPLY

The bicycle parking supply requirements for the site are provided based upon the requirement outlined in the
City of Toronto’s Zoning By-law 569-2013, which also meets the Toronto Green Standards Version 3.0, Tier 1
standards.
A total of 283 bicycle parking spaces will be provided, comprised of 240 long-term bicycle spaces and 43
short-term bicycle parking spaces located within the first level of the underground parking garage. These
spaces will be accessed by a bicycle stair ramp, located within the southwest corner of the site, along the
Bloor Street West frontage. This bicycle stair ramp provides access to both long and short-term bicycle
parking spaces.
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1.4

LOADING FACILITIES

Consistent with the previous submission, one shared Type ‘G/B’ loading space and 2 Type ‘C’ loading spaces
will be provided on the site, which satisfies the requirements outlined in Zoning By-law 569-2013. The loading
area will be accessed via the driveway, as shown on the ground floor site plan included in the Rezoning
Resubmission Report (Appendix B). Vehicle manoeuvring diagrams for a City of Toronto front-loading refuse
collection vehicle entering and exiting the proposed Type ‘G’ loading space are provided as part of the
Rezoning Resubmission Report, attached in Appendix B.

2.0

RESPONSE TO CITY OF TORONTO STAFF COMMENTS

2.1

CITY OF TORONTO DEVELOPMENT ENGINEERING COMMENTS

City of Toronto staff provided comments on the Zoning By-law Amendment application submitted in
December 2017 within a memorandum dated May 9, 2018 (included in Appendix A). Provided below is a
selection of transportation related comments and responses by BA Group. The discussion relates to the
proposed changes to the site plan, parking supply and garbage arrangements.

Part A, Section 1, Transportation Services
1.1. Indicate and annotate on all applicable plans to convey to the City a 0.4 metre wide strip of land along the
westerly half of Bloor Street West frontage, and eliminate the encroachment of the proposed below grade
structure from the future road widening lands, as further discussed in Section D.
1.2. Indicate and annotate on all applicable plans to convey to the City a 4.0 metre corner rounding required
at the Bloor Street West and Huron Street corner of the property.
1.3. Revise the streetscape design to demonstrate compliance with the requirements of The Accessibility for
Ontarians with Disabilities Act (AODA) and City's Vibrant Streets Design Guidelines, which among other
things, recommend the following:
 A 0.2 metre wide curb;
 A minimum 0.6 metre wide buffer strip along the curb edge;
 A furnishing/planting zone between 1.0 and 2.2 metres wide (minimum 1.2 metres required for tree
planting);
 Additional setback area for a marketing zone, if desired.
For additional details, please refer to the City’s Vibrant Streets design guidelines.
http://www1.toronto.ca/wps/portal/contentonly?vgnextoid=0e88036318061410VgnVCM10000071d60f89RCR
D
Further to the above, revise all applicable plans including sections to identify a minimum of 3.0 metres
pedestrian clearway along Bloor Street West, and illustrate in all applicable plans including the landscape
plans.
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Response:
Noted. Please see revised drawings attached in the Rezoning Resubmission Report.

Part A, Section 2, Solid Waste Services
2.1. Revise drawings to indicate and annotate the following:
a) The staging pad abutting the front of the Type G loading space will be at least 79.34 square
metres, and has an unencumbered vertical clearance of 6.1 metres.
b) The Type G loading space is 4 metres in width.
c) A bulky storage area of minimum floor area of at least 10 square metres.
d) A storage space for the waste that will be generated by the non-residential component of this
development. This non-residential waste room must be independent from the residential waste room
and must be accessible without entering the residential waste room.
e) All overhead doors have a minimum vertical clearance of 4.4 metres, and a minimum width of 4
metres.
2.2. Revise drawings to indicate and annotate a collection vehicle movement diagram with a minimum
inside/outside turning radii of 9.5 metres and 14 metres respectively, when entering, exiting, and travelling
throughout the site and entering/exiting the type G loading space.
2.3. Show on the drawings that all access driveways to be used by the collection vehicle will have:
a) A maximum gradient of 8%
b) A minimum vertical clearance of 4.4 metres throughout;
c) A minimum width of 4.5 metres throughout; and,
d) 6 metres wide at point of ingress and egress.
Response:
Noted. Please see revised drawings attached in the Rezoning Resubmission Report.

Part B, Section 1, Transportation Services
1.1
Provide and maintain a parking supply according to the following rates and totals:
Condominium Units
0.42 spaces per unit
Residential Visitors & Office
25 shared parking spaces
Place of Worship Office
20 parking spaces
Response:
Noted. The site plan has been revised to incorporate comments from City staff and stakeholder
consultations. The proposed and accepted parking requirements for the residential visitors, office and place
of worship remains unchanged.
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However, a reduced parking supply of 76 parking spaces (equivalent to 0.31 spaces per unit) for the resident
(condominium) units has been proposed as a result of the removal of the automated parking garage. This
change has improved the overall circulation within the garage through the addition of ramps within the
underground parking levels, but has decreased the supply to be provided. The revised parking supply, layout,
access and number of spaces are addressed through the Rezoning Resubmission.
The appropriateness of the proposed parking supply is outlined and discussed in Section 3.0 and is also
discussed within the appended Rezoning Resubmission Report (Appendix B).
1.2
1.3

Despite 40.10.20.100(1)(7), public parking, including an automated parking system, may be permitted
in an above-ground parking garage.
“Automated Parking System” means a mechanical system for the purpose of parking and retrieving
cars without drivers in the vehicle during parking and without the use of ramping of driveway aisles,
and which may include but is not limited to, a vertical lift and the storage of cars on parking pallets.
Automated manoeuvring of other vehicles may be required in order for cars to be parked or to be
retrieved. Parking pallets will not conform to the parking space dimensions set out in By-law No. 5692013, as amended.

Response:
Noted. The site plan has been revised since the initial submission in December 2017. Based upon the
changes, the parking levels have been relocated from the above-grade structure to the underground. As a
result, the development team is no longer implementing the automated parking system.

1.4
1.5.

In addition to the uses permitted by Regulations 40.10.20.10(1) and 40.10.20.20(1) car-share parking
spaces are permitted.
Include the following definitions in the Site Specific By-law for this project:
(i) Car-share means the practice where a number of people share the use of one or more cars that
are owned by a profit or non-profit car-sharing organization and where such organization may require
that use of cars to be reversed in advance, charge fees based on time and/or kilometres driven, and
set membership requirements of the car-sharing organization, including the payment of a
membership fee that may or may not be refundable; and,
(ii) Car-share parking space means a parking space that is reserved and actively used for carsharing.

Response:
Noted. The existing 3 car-sharing spaces will be relocated within the commercial parking portion of the
garage.
1.6

Include a provision in the Site Specific By-law for this project, to provide a minimum of three loading
spaces consisting of one Type G and two Type C loading spaces to serve this project.

Response:
Noted. The proposed loading spaces and location of these spaces has remained largely unchanged. 1 Type
‘G/B’ and 2 Type ‘C’ loading spaces are provided at-grade.
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3.0

UPDATED PARKING ASSESSMENT

The site plan has been refined based upon commentary from City of Toronto staff as well as stakeholder
consultations. Based upon the changes, the parking assessment from our initial submission (December
2017) has been refined and updated.
The updated Zoning By-law requirements for Zoning By-laws 569-2013 and 438-86 are summarized in in
Table 2 and Table 3.

3.1

ZONING BY-LAW 569-2013

Application of Zoning By-law 569-2013, and the shared parking permissions, to the development programme
requires a total of 317 spaces, comprised of 180 resident parking spaces and 137 non-resident parking
spaces shared between the residential visitors, office, retail and place of worship.

TABLE 2

ZONING BY-LAW 569-2013 PARKING REQUIREMENTS
Units /
GFA1

Land Use

Standard

Parking
Requirement

Shared Parking
AM

PM

Eve.

Residential
1-Bedroom

91 units

0.5 spaces per dwelling unit

45 spaces

2-Bedroom

135 units

0.8 spaces per dwelling unit

110 spaces

3-Bedroom

23 units

1.0 spaces per dwelling unit

23 spaces

SUB-TOTAL

178 spaces

178 spaces
100%
178 spaces
(effective resident ratio of
0.71 spaces / unit)

Non-Residential
Residential Visitor

249 units

0.1 spaces per dwelling unit

24 spaces

2 sps
10%

8 sps
35%

24 sps
100%

Office

3,994 m2

0.35 spaces per 100 m2 GFA

13 spaces

13 sps
100%

7 sps
60%

0 sps
0%

Retail2

70 m2

No parking standard required1

0 spaces

0 sps
20%

0 sps
100%

0 sps
100%

Place of Worship3

558 m2

9.0 spaces per 100 m2 of
worship area2

50 spaces

50 sps
100%

50 sps
100%

50 sps
100%

SUB-TOTAL

87 spaces

65 sps

65 sps

75 sps

TOTAL

265 spaces

243 sps

243 sps

252 sps

Notes:
1.
Site statistics are based upon the architectural plans from KPMB, dated November 14, 2018.
2.
Parking requirements for retail stores are not required if the GFA on the lot is less than 200 square metres.
3.
Zoning By-law 569-2013 calculates parking space requirements for place of worship uses based upon the following: the “worship area” means 90% of
the area in a place of worship used for the expression of worship through religious services, rites or ceremonies. Based upon the following, we have
calculated 558 m2 based upon 90% of the 620 m2 sacred space.
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3.2

ZONING BY-LAW 438-86 REQUIREMENTS

While the standards outlined in Zoning By-law 569-2013 are applicable for the site, the standards outlined in
Zoning By-law 438-86 are also referenced by way of context and recognizing that the City routinely considers
previous standards as part of current development applications. Parking requirements, per Zoning By-law
438-86, is summarized below in Table 3.
Application of Zoning By-law 438-86 to the development program, including the shared parking principles,
results in a requirement for a total of 241 spaces, comprised of 179 resident parking spaces and 62 nonresidential spaces to be shared among the proposed uses (i.e. residential visitor, office, retail and place of
worship).

TABLE 3

AREA ZONING BY-LAW 438-86 PARKING REQUIREMENTS
Units /
GFA

Land Use

Standard

Parking
Requirement

Shared Parking
AM

PM

Eve.

Residential
1-Bedroom

91 units

0.5 spaces per dwelling unit

46 spaces

2-Bedroom

135 units

0.75 spaces per dwelling unit

101 spaces

3-Bedroom

23 units

1.20 spaces per dwelling unit

28 spaces

SUB-TOTAL

175 spaces

175 spaces
100%
175 spaces
(effective resident ratio of
0.70 spaces / unit)

Non-Residential
Residential Visitor

249 units

0.06 spaces per dwelling unit

15 spaces

0 sps
0%

5 sps
35%

15 sps
100%

Office

3,999 m2

1.0 spaces per 135 m2 NFA

30 spaces

30 sps
100%

18 sps
60%

0 sps
0%

Retail

70 m2

1 parking space per 100 m2
NFA

1 space

0 sps
20%

1 sps
100%

1 sps
100%

1,294 m2

3.0 spaces per 40 seats1
(277 seats)

21 spaces

21 sps
100%

21 sps
100%

21 sps
100%

SUB-TOTAL

67 spaces

51 sps

45 sps

37 sps

TOTAL

242 spaces

226 sps

220 sps

212 sps

Place of Worship

Notes:
1.
Site statistics are based upon the architectural plans from KPMB, dated November 14, 2018.
2.
Place of Worship is based upon an assumed 277 seats available, as noted on architectural plans from KPMB, dated November 14, 2018.
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3.3

ADJUSTED PARKING REQUIREMENT

The City of Toronto typically applies a formula to determine the appropriate parking reduction ratio that can be
applied to a site. The limit on this parking reduction for car-share is calculated based upon the following
formula: 4 x (total number of units / 60), rounded down to the nearest whole number.
The proposed development recognizes the benefits of on-site car-share towards lowering vehicle ownership,
including the location of 3 existing car-share vehicles on-site. Typically the allowance per car-share vehicle is
a reduction of 4 resident vehicles. Application of the car-share reduction would result in a reduction of 12
parking spaces, as summarized below in Table 4.

TABLE 4

ADJUSTED RESIDENT PARKING REQUIREMENT

Use

Units / GFA

Total Parking Requirement

249 units

178 resident spaces

3 spaces @ 1:4 reduced ratio

-12 resident spaces

Residential Use
Less car-share provision

166 parking spaces
(Effective res ratio: 0.67 sps/ unit)

Adjusted Resident Parking Spaces

3.4

PROPOSED PARKING SUPPLY

BA Group has updated our initial parking assessment, submitted as part of the Zoning By-law Amendment
Application in December 2017. City Staff have provided commentary in May 2018 and have accepted our
proposed parking supply as follows:




Condominium Units
Residential Visitors & Office
Place of Worship Office

-

0.42 spaces per unit
25 shared parking spaces
20 parking spaces

Based upon the revisions to the site plan, vehicular parking is no longer provided above grade within a fully
automated parking garage. Instead, vehicular parking will be provided below grade in a 6 level underground
parking facility accessed by ramps which drivers would utilize to travel to/from their parking space to ground
level.
The ramp system provides a better circulation system for the vehicle drivers. In doing so, it reduces the area
available for parking. Accommodation of the ramp system has resulted in a reduced parking area. The
proposed parking supply is 124 parking spaces, comprised of 76 resident parking spaces, 25 shared
residential visitors & office, 20 place of worship / office parking spaces and 3 car-share space.
It is notable that the proposed reduction in parking supply is being applied only to the resident parking supply.
The commercial parking supply (residential visitors, office and place of worship) will not be affected – it
remain consistent with the approved parking supply per our Zoning By-law Amendment Application and
reflected in the City Staff comments attached as Appendix A.
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3.4.1

Proposed Resident Parking Supply

A total of 124 parking spaces are proposed for the site, including 45 commercial parking spaces to be used
for non-residential uses and 3 car-share spaces on-site. The balance of the spaces, 76 parking spaces,
which is equivalent to 0.31 spaces per unit, will be allocated for resident use.
We note that City of Toronto staff have previously approved a parking reduction which results in a resident
parking rate equivalent to 0.42 spaces per unit, for the residential component in their May 2018 comments.
The proposed resident parking supply of 76 parking spaces reflects a further reduction - a provision
equivalent to 0.31 spaces per unit.
The effective resident parking supply of 0.31 spaces per unit is proposed, which is considered to be well
within a range of parking demands measured and approved at similar buildings in the downtown Toronto
area.

3.4.2

Toronto Green Standards, V3.0 – Electric Vehicle Supply Equipment (EVSE)

The Toronto Green Standards Version 3.0, standard AQ 1.3, specifies that 20% of parking spaces provided
on-site must have electric vehicle supply equipment (EVSE) installed, and the remaining parking spaces must
be designed to permit future EVSE installation. A total of 25 spaces (20%) will have EVSE installed and the
remaining balance of spaces, 100 spaces, will have provisions for future EVSE installation.

3.5

ADEQUACY OF THE PROPOSED RESIDENT PARKING SUPPLY

Resident parking standards outlined in Zoning By-law 438-86 and 569-2013 are considered to overstate the
actual parking needs of the proposed residential condominium within the downtown context and, particularly,
considering the level of transit accessibility afforded to the proposed development.
While the requirements outlined in both Zoning By-law 569-2013 and Zoning By-law 438-86 are similar, there
are also a number of parking reductions within the downtown context that have become more prevalent
recently, through approvals at the Ontario Municipal Board (OMB), City Council, and the Committee of
Adjustment.
The increase in recent approvals of condominiums with reduced parking supplies indicates recognition that
parking demands are lower than those outlined within Zoning By-laws and that these reductions are
supported by the increase of non-automobile infrastructure within the downtown Toronto context, which
include transit improvements, cycling infrastructure, and additional pedestrian infrastructure. Car-share
services have also become more prevalent in the downtown and provide an alternative to vehicle ownership.
As such, the resident parking requirements of Zoning By-law 438-86 and 569-2013 are also considered to
overstate the actual parking needs of some residential condominium developments within the downtown
context.
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A proposed, reduced resident parking standard of 0.31 spaces per unit is considered to be appropriate for this
development based upon the following considerations:





provincial policy direction;
recent reduced residential parking supply ratio approvals for buildings in a similar context;
review of parking demands observed / recorded by BA Group at other residential condominiums in
the City’s downtown area; and,
review of the parking space sales program data at other representative projects in the downtown.

The following provides an overview of the contextual factors influencing parking demand at residential
buildings in the downtown area and the adequacy of the proposed, reduced, parking supply in this instance.

3.5.1

Provincial Policy Direction

Ontario’s New Five Year Climate Change Action Plan was announced in June 2016 (‘the Plan’). The Plan will
be utilized to help Ontario fight climate change and emphasizes the importance of addressing climate change
at the municipal level. Some of the key transportation / land-use planning actions outlined in the Plan are as
follows:


Support cycling and walking: Commuter cycling networks will be established across Ontario, targeting
routes with high-commuting volume such as between residential communities, major transit stations
and employment areas. There will be more cycling facilities in urban areas, including grade-separated
routes and cycling signals. There will be more bike parking at transit stations and provincially owned,
publicly accessible facilities. Ontario will revise provincial road and highway standards to require
commuter cycling infrastructure be considered for all road and highway construction projects where it
is safe and feasible. Ontario will do the same for major transit corridors.



Reduce single-passenger vehicle trips: Ontario would provide grants to municipalities and large
private employers to implement Transportation Demand Management (TDM) Plans. The plans will be
designed to help increase walking, cycling, carpooling, telecommuting and flex-work schedules,
thereby reducing overall fossil fuel consumption, traffic congestion and transportation emissions.



Eliminate minimum parking requirements: Minimum parking requirements would be eliminated over
the next five years for municipal zoning by-laws, especially in transit corridors and other high-density,
highly walkable communities. Minimum parking requirements are a barrier to creating complete,
compact and mixed-use communities. Instead, by-laws will encourage bike lanes, larger sidewalks,
and enhanced tree canopies.

The idea to eliminate minimum parking requirements in transit accessible areas, particularly for apartment
buildings, is not a new phenomenon in North America. Developments proposing ‘zero’ resident parking are
being promoted, approved and developed all over North America including Toronto, Calgary, Vancouver,
Portland, and Boston. Some cities are even going as far as to eliminate minimum residential parking
requirements in downtown/core areas, including the City of London and the City of Ottawa, which is currently
in the process of recommending elimination of parking requirements for new residential developments located
in the downtown.
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The increasing number of apartment buildings with reduced parking standards, compared to the Zoning Bylaw requirements and provision of ‘zero’ residential parking spaces is becoming a new norm as the City’s
population continues to grow, transit expands across the city, and auto-ownership declines. Although the
applicant is not requesting ‘zero’ parking for the proposed development, this shift away from providing excess
residential parking highlights a changing perspective toward auto-ownership, travel, and the cost of living in
Toronto.

3.5.2

Area Transportation Context

The site is well-situated within downtown Toronto, and as a result, is close to significant employment,
recreational and retail centres as well as higher-order transit services that support the core areas of the City.
The proximity to such a broad array of key destinations and service centres for residential buildings in areas
like this within the downtown creates an urban environment that is strongly conducive towards supporting
non-automobile transportation choices.
The site is well-located relative to higher-order transit services, with both Line 1 (Yonge-University-Spadina)
and Line 2 (Bloor-Danforth) transfer stations, St. George Station and Spadina Station, approximately a 250
metre and 200 metre walk from the site, respectively. The proximity of the site to subway connections in all
directions (north, south, east and west), provides excellent non-automobile travel opportunities for residents
and employees of the proposed development, including their visitors. This will, in turn, serve to reduce their
reliance on auto-dependent travel.
Car-sharing is recognized in the City of Toronto’s Official Plan as a means of reducing automobile
dependence. There are 3 primary car-sharing companies in Toronto: Zipcar, Enterprise AutoShare and
Maven, which offer their members access to vehicles across the city. There are numerous car-share vehicles
within the site environs, which provide on-demand automobile use, thus reducing the overall need to own
personal vehicles. The site itself, will include 3 car-share locations.
Bike Share Toronto has also recently expanded across the City of Toronto. The approval of permanent
separated cycle tracks along Bloor Street West, adjacent to the site, encourages cycling activity and affords
an increased level of opportunity for cyclists. There are a total of 10 Bike Share Toronto stations with up to
179 bicycles located within the vicinity of the site. A bike stair ramp will also be located along the site’s Bloor
Street West frontage to provide easy access to the weather-protected cycling facility on the P1 level of the
site.

3.5.3

Parking Changes in the Downtown

The site is well situated within downtown Toronto, located on two subway lines providing east-west and northsouth connections and north of significant employment, institutional, retail and recreational facilities (i.e.
Financial District, University of Toronto, Eaton’s Centre, Rogers Centre, Air Canada Centre, etc). As a result,
it is close to significant employment, educational, recreational, and retail centres as well as transit services
connecting and supporting the site to the core areas of the City. The proximity to such a broad array of key
destinations and service centres for residential buildings in areas like this within the downtown creates an
urban environment that is strongly conducive towards supporting non-automobile transportation choices.
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The ability for residents, resident visitors, office employees and retail visitors to be readily able to travel on
foot or bicycle between their homes, places of work/learning and a wide range of destination and services that
support the downtown area is instrumental towards the shift in travel modes (away from the car) that has
been seen in recent years, resulting in the significant drop in personal vehicle usage that has been
experienced at more recently developed residential buildings.
This change in perspective has resulted in a significant reduction in parking space demand needs at almost
all new residential buildings that are marketed in the downtown environment, compared to those that have
existed historically.
Related factors that have also played a part in establishing the framework for this change in parking needs
include a reduction in the size of residential units on an overall basis, the unbundling of parking from a unit
sale and more importantly, the significant enhancement in travel alternatives available in the downtown that
reduce the need for individuals to use a car on a day to day basis and, in fact, own a vehicle.
The advent of car-sharing services, in particular, and the investments being made in all forms of nonautomobile travel alternatives (i.e. on and off-site bicycle infrastructure, permanent bike lanes) have made,
and are continuing to make, a significant difference in downtown resident and tenant perspective on travel
mode and mobility choice. The policies, programs, or services (i.e. car-share) put in place by the City of
Toronto over recent years have had and continue to experience success and have played a key part in the
changing parking landscape across the downtown areas and transit accessible centres.
3.5.3.1

Decreasing Parking Demands Over Time

BA Group has conducted a number of parking demand studies for rental apartment buildings within transit
accessible areas of the City over a substantial period of time. BA Group has been able to obtain parking
demand information for a series of observations at three rental buildings over the last 20 years (1996 to
2015).
It is acknowledged that the project is a purpose-built condominium development. However, the overall history
of demands recorded in each case provides a significant level of insight into the way parking demands have
evolved at each building over time and may continue to evolve in the future. It is noted that the availability of
parking supply at any of these buildings has not been constrained at any time. Survey information recorded
at these buildings is illustrated in Figure 1. The three buildings are as follows:



45 Dunfield Avenue:

rental apartment building in Yonge / Eglinton area
7 information points between 1996 and 2015



55 / 57 Charles Street West:

rental buildings in the Bay / Bloor area
6 information points between 2005 and 2015



77 Davisville Avenue:

rental apartment building in the Yonge / Davisville
area 8 information points between 2011 and 2013
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It is notable that all three buildings have experienced, while not always linear, a significant decrease in
parking demands during the timeframe outlined above. This provides strong evidence of the downward
evolution of parking needs at residential buildings in transit accessible locations.
While the three buildings listed above are rental buildings, the overall decrease in parking demand trends, can
likely be applied to residential condominium buildings as well. The overall trends relate to the increase in
modal split towards non-automobile modes as vehicle ownership decreases within the downtown.

FIGURE 1:

3.5.3.2

PARKING DEMAND TRENDS (1996-2015)

Recent Approval Trends

It is notable that the downtown Toronto area, in general, houses residential buildings of all types with a range
of parking supply ratios that vary based upon a number of factors including the age of a building, the
marketing needs of a particular time and product, and the approval and parking demand regimes that were in
place at time of a building’s construction.

MOVEMENT
IN URBAN
ENVIRONMENTS

BAGROUP.COM

14

There are a broad spectrum of parking supplies and demands associated with residential buildings across the
downtown, which have been changing (reducing) over recent years in response to the changing
demographics, economic factors, City policy and planning evolving, mobility choices and parking needs of
residents at newer buildings.
Parking supply and demands are typically governed by a number of factors and influences, including but not
limited to the location of the building, building characteristics, market positioning (i.e. rental or
condominium/owned units, size of units), geography, potential heritage considerations and other site specific
factors, area demographics, alternative area mobility options (i.e. transit, car-share, bike share), and proximity
to services, employment centres, amenities and retail facilities.
These factors contribute towards the choices that residents and visitors make with respect to vehicular and
non-vehicular travel mode use and, particularly, in the case of residents, their choices of a building in which to
own a unit.
Residential parking standards outlined in Zoning By-laws 569-2013 and 438-86 can generally be considered
as conservatively high relative to the parking demands generated by residential buildings within the downtown
area based upon current trends.
Parking standards for both condominium and rental buildings have been approved at levels that are less than
the applicable Zoning By-laws by City Council, the Committee of Adjustment (minor variances) and the
Ontario Municipal Board. These approvals are most often applied to proposed developments located within
transit accessible areas of the City of Toronto and most often in the downtown core area with significant levels
of infrastructure that is supportive of non-automobile uses and conducive to travel that relies on travel, cycling
and walking.
It is notable that these residential buildings with approved reduced parking supply ratios are located up to 1.5
kilometres away from the nearest subway station, within similar contexts to the east and west of the proposed
development at 300 Bloor Street West which is only 250 metres away from the nearest subway station.
Approved parking supply ratios (blended) for condominium buildings in the downtown can range from as low
as 0.03 spaces per unit to others that run through and above the rate of 0.40 spaces per unit, the majority
being less than the proposed effective parking supply of 0.30 spaces per unit. A selection of examples where
reduced overall resident parking supplies have been approved for condominium buildings in the downtown
area is provided in Table 5.
These examples where reduced standards have been adopted is strongly indicative of a level of support and
acceptance of parking supply standards that are often substantially lower than the requirements of the Zoning
By-law. Furthermore, the extent and number of new developments that are proceeding with reduced parking
standards in the downtown is, increasingly, reflective of a situation where the Zoning By-law requirements are
considered to overstate current parking needs of residential buildings in the downtown area.
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TABLE 5

APPROVED REDUCED RESIDENTIAL PARKING SUPPLY RATIOS
Effective Parking Supply
(spaces / unit)

Approval

426 University Avenue

315 dwelling units
9 parking spaces
Effective Res Ratio: 0.03 sps / unit

Site Specific By-law 481-2010

155-163 Dundas Street East /
200 Jarvis Street

384 units
minimum 72 residential spaces
Effective Res Ratio: 0.19 sps / unit

Site Specific By-law 161-2012

9-21 Grenville Street

495 dwelling units (max)
89 resident parking spaces
Effective Res Ratio: 0.18 sps / unit

OMB Decision PL111088
(March 7, 2012)

Address

639 dwelling units (max) 1
159 residential parking spaces
454-464 Yonge Street (YC
Condos)

Site Specific By-Law 1724-2013
Effective Res Ratio: 0.25 sps / unit

CoA Decision – A0179/17TEY

Effective Res Ratio with Car Share: 0.19
sps / unit
587-599 Yonge Street, 2-4
Dundonald Street, & 7-9
Gloucester Street
(Clover on Yonge)

475 Yonge Street

528 dwelling units
111 residential parking spaces
Effective Res Ratio: 0.21 sps / unit
985 dwelling units
210 residential parking spaces

Site-Specific By-law 778-2016
(OMB)

Site-Specific By-laws 1472-2017
& 1473-2017

Effective Res Ratio: 0.21 sps / unit
328-340 Adelaide Street West

50-60, 62 and 64 Charles Street
and 47 and 61 Hayden Street

11 Charlotte Street

429 dwelling units
100 residential parking spaces
Effective Res Ratio: 0.23 sps / unit

Site Specific By-law 890-2011
(OMB)

618 dwelling units
201 residential parking spaces
Effective Res Ratio: 0.33 sps / unit
Effective Res Ratio with Car Share: 0.24
sps / unit

Site Specific By-Law 1039-2014 &
1040-2014

232 dwelling units (max)
64 residential parking spaces
Effective Res Ratio: 0.28 sps / unit

Site Specific By-law 1433-2011
(OMB)

1

Unit breakdown was based on a total of 634 units (22 live / work, 53 bachelor, 329 1-Bedroom, 166 2-Bedroom, 64 3-Bedroom) based on March 5, 2014
SPA site stats which were reissued to the City of SPA. The site specific Zoning By-law specifies that the minimum number of parking spaces required to be
provided shall be 50 parking spaces less than required by the rates specified in the ZBL.
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Effective Parking Supply
(spaces / unit)

Approval

335-355 King Street West &
119 Blue Jays Way

910 dwelling units
250 residential parking spaces
Effective Res Ratio: 0.27 sps / unit

CoA Decision A0856/15TEY
(2015)
CoA Decision A0308/15TEY
(2015)
Site Specific By-law 1041-2010

357-363 King Street West and
62 Peter Street

350 dwelling units (max)
93 residential parking spaces
Effective Res Ratio: 0.27 sps / unit

Site Specific By-Law 1556-2012
(OMB)

42 Charles Street East

474 dwelling units (max)
166 residential parking spaces
Effective Res Ratio: 0.35 sps / unit
Effective Res Ratio with Car-share:
0.28 sps / unit

Site Specific By-law 7-2013
(OMB)
OMB Decision PL120212 (2013)

Address

836-850 Yonge Street & 1-9A
Yorkville Avenue

577 dwelling units
162 residential parking spaces
Effective Res Ratio: 0.28 sps / unit

Site Specific By-Law 646-2015

37 Yorkville Avenue

1083 dwelling units
325 residential parking spaces
Effective Res Ratio: 0.30 sps / unit

Site Specific Zoning By-law 10502015

318 Richmond Street West

409 dwelling units
127 residential parking spaces
Effective Res Ratio: 0.31 sps / unit

CoA Decision A0304/15TEY
CoA Decision A0125/10TEY

352 Front Street West

456 dwelling units
162 residential parking spaces
Effective Res Ratio: 0.35 sps / unit
Effective Res Ratio with Car-share: 0.33
sps / unit

2 car-share sps (1:5 ratio)
CoA Decision A0589/13TEY
CoA Decision A4025/11TEY

32 Stewart Street

47 dwelling units
16 residential parking spaces
Effective Res Ratio: 0.34 sps / unit

CoA Decision A539/01TO

5 St. Joseph Street

562 dwelling units
190 residential parking spaces
Effective Res Ratio: 0.34 sps / unit

CoA Decision – A0850/11TEY
(2012) and A0914/10TEY (2011)

75 St. Nicholas Street

308 dwelling units
151 residential parking spaces
Effective Res Ratio: 0.49 sps / unit
Effective Res Ratio with Car-Share:
0.43 sps / unit

45 Charles Street East
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511 dwelling units (max)
225 residential parking spaces
Effective Res Ratio: 0.44 sps / unit

OMB Decision – PL100932 (2010)
Site Specific By-Law 103-2010

Site Specific By-law 566-2013
OMB Decision PL120060 (2013)
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3.5.3.3

Area Condominium Parking Sales Data

Parking sales data trends that were observed at other area condominium developments are summarized
below in Table 6. These condominium developments (7 sites) are located within similar urban contexts and
have comparable levels of access to transit and other non-automobile focussed mobility infrastructure (i.e.
bicycle facilities, car-share locations) as that afforded to the proposed 300 Bloor Street West development.
These sites are also located near major employment, recreational and retail centres.
The sales data indicates a projected parking uptake range for the reviewed buildings of between 0.28 and
0.42 spaces per unit on average, which is well within the range of the proposed effective parking supply of
0.31 spaces per unit.

TABLE 6

TORONTO CONDOMINIUM PARKING SALES DATA
Supply
Units
Sold
(%)

Demand

Resident
Parking
Spaces
Provided

Effective Residential
Parking Rate (Based
on Approved Supply)

Projected Parking
Uptake Rate (Based
on Sales Info)

95%

Bachelor: 68
1-Bedroom: 222
2-Bedroom: 112
3-Bedroom: 10
Total: 305

122 spaces

0.40 spaces per unit

0.35 spaces per unit

100%

Bachelor: 19
1-Bedroom: 353
2-Bedroom: 46
3-Bedroom: 47
Total: 465

170 spaces

0.37 spaces per unit

0.28 spaces per unit

Reve
(560 Front Street)

80%

Bachelor: 28
1-Bedroom: 219
2-Bedroom: 28
3-Bedroom: 30
Total: 305

128 spaces

0.48 spaces per unit

0.42 spaces per unit

The Library District
(155 Dan Leckie Way)

65%

Bachelor: 62
1-Bedroom: 218
2-Bedroom: 84
Total: 364

168 spaces

0.41 spaces per unit

0.35 spaces per unit

Post House
(105 George Street)

94%

1-Bedroom: 206
2-Bedroom: 88
Total: 294

119 spaces

0.40 spaces per unit

0.37 spaces per unit

Bonnycastle Street

58%

1-Bedroom: 367
2-Bedroom: 132
3-Bedroom: 2
Total: 501

318 spaces

0.63 spaces per unit

0.41 spaces per unit

100%

Bachelor = 3
1-bedroom = 274
2-bedroom = 192
3-bedroom = 13
Total = 482

161 spaces

0.34 spaces per unit

0.32 spaces per unit

Address

M5V
(375 King Street West)

Fly
(352 Front Street
West)

154 Front Street E.
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3.5.3.4

Site Related Factors and Support for a Reduced Standard

The site is located in an area that is well served by transit, cycling routes, pedestrian destinations, and is
within walking distance of a number of major employment, retail, entertainment and recreation centres. The
proposed uses on site and the prevailing parking approvals at other centrally located development sites, is
highly supportive of adoption of a further reduced parking standard for 300 Bloor Street West. The proposed
standard, while lower than the prevailing Zoning By-law requirements and already approved City parking
reduction, is still inline and consistent with other reductions seen at comparable sites within the downtown
core.
The specific factors related to the site’s support for adoption of a reduced tenant parking supply include the
following:
Transit Access
The site is well served by higher-order transit, providing connections in all directions along both Lines 1 and 2
(Yonge-University-Spadina and Bloor-Danforth). These subway connections provide fast and convenient
service across the City. The transit accessibility of the site is highly supportive of non-automobile dependent
travel and offers residents, employees, and visitors of the development an excellent travel alternative that
avoids the use of a private automobile on a day-to-day basis. This reduces, in fact, the need for residents to
own a vehicle as has been experienced in many recent downtown / midtown residential developments.
Bicycle Routes and Infrastructure
The site is located adjacent to an approved, installed, dedicated cycling track that provides linkages in an
east-west direction across the City. It also provides connections to other north-south cycling tracks and trails,
which enable and afford the site a strong and viable travel alternative for residents, employees, and visitors.
This reduces their needs for a private vehicle on a day-to-day basis.
Bicycle Sharing Facility Considerations
Bike Share Toronto offers users the use of a fleet of bicycles on a short-term basis and the ability to pick up
and drop off bicycles at various locations across the central area of Toronto, 24 hours a day, seven days a
week. The system is comprised of over 80 terminal locations across Toronto’s downtown core, with 1,000
bicycles available for use.
There are a total of 10 Bike Share Toronto stations with up to 179 bicycles located within the vicinity of the
site. A bike stair ramp will also be located along the site’s Bloor Street West frontage to provide easy access
to the weather-protected cycling facility on the P1 level of the site.
Car-Share Facility Considerations
Car-sharing has been recognized in the City of Toronto’s Official Plan as an effective method of reducing
automobile dependency in the City and has become a valuable part of the overall central area mobility
“solution” for residents and visitors. Car-share services allow members to make use of a vehicle on an hourly
basis as required and offers such access without the need for residents / tenants to own a vehicle
themselves.

MOVEMENT
IN URBAN
ENVIRONMENTS

BAGROUP.COM

19

This, in turn, reduces the need for residents / tenants to own a private vehicle which lowers parking space
needs and also contributes to a reduction in automobile use for day-to-day commuting activity (i.e. people
without a vehicle are not able to use it to travel during the peak hour periods). Three (3) car-share spaces
are provided on-site, to augment the car-share service that is readily available in the site environs.
Pedestrian Accessibility
The site is extremely well located relative to the downtown core and is within walking distance of numerous
employment, recreational, commercial, retail and entertainment amenities and destinations located in the
immediate site environs and across the downtown area that can be readily accessed without the use of a car.
The highly pedestrianized nature of the site’s environs and the downtown in general, affords convenient, nonautomobile based travel opportunities for residents and visitors to the site and provides substantial
opportunity for pedestrian travel by building tenants.
Summary
The convenient pedestrian access afforded to and from a multitude of destinations across the downtown and
the accessibility to higher order transit and bicycle connections in the site environs provides excellent nonautomobile travel opportunities for prospective tenants and visitors to the proposed development. This will
serve to minimize the need for tenants and their visitors to travel using an automobile on a day-to-day basis.
This, in combination with the availability of car-share services in the area, will, in turn, reduce the need for
residents of the 300 Bloor Street West development to own a car thereby reducing the need for vehicular
parking in the development.
The site context is, as such, equivalent to that afforded to many residential (and others) buildings situated
across the downtown area such that parking demand needs of the proposed rental development would be
expected to be comparable to the lower levels of demands described in the previous sections, given its close
proximity to the downtown area. As such, adoption of a further reduced tenant parking standard, as
proposed, for 300 Bloor Street West is considered to be appropriate based upon the foregoing factors.

*

*

*

*

*

I trust that the above noted responses to the City’s comments are satisfactory. Should anyone have any
questions with respect to the above however, please feel free to contact me directly.
Sincerely,
BA Consulting Group Ltd.

Alun Lloyd, P.Eng
Principal
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APPENDIX A:
City of Toronto Transportation Staff Comments

BA Consulting Group Ltd.
300 – 45 St. Clair Ave. W
TEL 416 961 7110
Toronto ON M4V 1K9 EMAIL bagroup@bagroup.com
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Memorandum
Avi Bachar, PMP, P. Eng.
Manager, Development Engineering
Engineering & Construction Services

Metro Hall
16th Floor
55 John Street
Toronto, Ontario M5V 3C6

Tel: 416.392.8320
Fax: 416.392.4426
Avi.Bachar@toronto.ca
Reply to:
Jacqueline McGee, P. Eng.
Tel: 416.338.2197
Jacqueline.McGee@toronto.ca

TO:

Corwin Cambray, Manager, Community Planning
Toronto & East York District, 18th Floor, East Tower, City Hall
Attention: Barry Brooks

FROM:

Avi Bachar, PMP, P. Eng., Manager, Development Engineering
Toronto & East York District
Attention: Jacqueline McGee

DATE:

May 9, 2018

SUBJECT:

Zoning By-Law Amendment Application No.: 17 279303 STE 20 OZ
Planning Circulation Date: January 12, 2018
Applicant: Louis Tinker
Owner: Bloor St Trustees
Location: 300 Bloor Street West
Ward: 20

This is in reference to the Zoning By-Law Amendment Application made by Louis Tinker on
behalf of Bloor St Trustees, for the development on the above noted site. The proposal is to
construct a 38-storey mixed-use building containing 259 residential dwelling units. The
development will be serviced by a 4 level above grade (fully automated) parking garage.
The following comments and conditions are based on the drawings and reports submitted in
support of the application for review, all received electronically by Engineering & Construction
Services staff on January 12, 2018:


Functional Servicing and Stormwater Management Report, prepared by Cole Engineering
Group Ltd., dated December 2017;



Site Servicing Plan (SS-01), General Notes and Details (DD-01) and Cross-Sections (DD02 – DD-03), prepared by Cole Engineering Group Ltd, dated December 15, 2017;



Transportation Considerations prepared by BA Consulting Group Ltd., dated December
2017;



Preliminary Geotechnical Study and Hydrogeological Review, prepared by WSP, dated
December 15, 2017;



Concept Site and Landscape Plan (L101), prepared by Forrec, dated Dec. 22, 2017; and,



Architectural Plans (Drawing Nos. L1-01, A0-01, A0-02, A2-00 – A2-08, A5-01, A5-02, A511, A5-12, A9-00) all prepared by KPMB Arhitects, all dated December 12, 2017.

-2Please advise me if any changes or modifications are required to the conditions identified
in this memorandum.

A. REVISIONS TO PLANS AND ADDITIONAL INFORMATION REQUIRED FOR PLANS,
STUDIES AND DRAWINGS
The Owner is required to amend the plans and/or submit studies/documentation to
address the following comments and resubmit, for the review and acceptance of the
Chief Engineer & Executive Director, Engineering & Construction Services, prior to
the approval of the Zoning By-Law Amendment Application.
1.

Transportation Services
1.1.

Indicate and annotate on all applicable plans to convey to the City a 0.4 metre
wide strip of land along the westerly half of Bloor Street West frontage, and
eliminate the encroachment of the proposed below grade structure from the
future road widening lands, as futher discussed in Section D.

1.2.

Indicate and annotate on all applicable plans to convey to the City a 4.0 metre
corner rounding required at the Bloor Street West and Huron Street corner of
the property.

1.3.

Revise the streetscape design to demonstrate compliance with the
requirements of The Accessibility for Ontarians with Disabilities Act (AODA)
and City's Vibrant Streets Design Guidelines, which among other things,
recommend the following:


A 0.2 metre wide curb;



A minimum 0.6 metre wide buffer strip along the curb edge;



A furnishing/planting zone between 1.0 and 2.2 metres wide (minimum
1.2 metres required for tree planting);



Additional setback area for a marketing zone, if desired.

For additional details, please refer to the City’s Vibrant Streets design
guidelines.
http://www1.toronto.ca/wps/portal/contentonly?vgnextoid=0e88036318061410V
gnVCM10000071d60f89RCRD
Further to the above, revise all applicable plans including sections to identify a
minimum of 3.0 metres pedestrian clearway along Bloor Street West, and
illustrate in all applicable plans including the landscape plans.
2.

Solid Waste Services
2.1.

Revise drawings to indicate and annotate the following:
a) The staging pad abutting the front of the Type G loading space will be
at least 79.34 square metres, and has an unencumbered vertical
clearance of 6.1 metres.

-3b) The Type G loading space is 4 metres in width.
c) A bulky storage area of minimum floor area of at least 10 square
metres.
d) A storage space for the waste that will be generated by the nonresidential component of this development. This non-residential waste
room must be independent from the residential waste room and must
be accessible without entering the residential waste room.
e) All overhead doors have a minimum vertical clearance of 4.4 metres,
and a minimum width of 4 metres.
2.2.

Revise drawings to indicate and annotate a collection vehicle movement
diagram with a minimum inside/outside turning radii of 9.5 metres and 14
metres respectively, when entering, exiting, and travelling throughout the site
and entering/exiting the type G loading space.

2.3.

Show on the drawings that all access driveways to be used by the collection
vehicle will have:
a) A maximum gradient of 8%
b) A minimum vertical clearance of 4.4 metres throughout;
c) A minimum width of 4.5 metres throughout; and,
d) 6 metres wide at point of ingress and egress.

3.

Engineering & Construction Services
3.1.

Please complete the Hydrological Review Summary, the form can be found at
https://www.toronto.ca/wp-content/uploads/2018/02/8b91HydrologicalReviewAccessibleFeb1_2018.pdf.

3.2.

Please note that since the HVM / Dorsch model data is over 40 years old, the
information is no longer accepted as the sole method of analysis for any
servicing related reports. Therefore, additional information /analysis (which
might include field investigation, flow monitoring, etc.) is required to confirm the
capacity of the current operating system. For City of Toronto plan and profile
information, please contact Mike Kolominsky at 416-338-5023. Sewer analysis
(drainage plans, flow sheets and hydraulic analysis as necessary) are required
to accommodate flows generated by this development. We cannot accept a
report where the capacity of the receiving downstream sewer was not
evaluated due to unavailability of records.

3.3.

Confirm whether or not the downspouts from the existing Church and the
Pidgeon House are connected to municipal infrastructure. Where downspouts
are directly or indirectly connected to municipal infrastructure, update the
existing analysis to include these flows and show how this flow is to be
redirected in the post condition. Please be advised in accordance with the
Sewer Use By-Law, no downspout from any building is to be directly or
indirectly connected to municipal infrastructure.

3.4.

Demonstrate and confirm in the report that the site development complies with
the Ministry of the Environment and Climate Change (MOECC) Procedure F-5-

-45, Determination of Treatment Requirements for Municipal and Private
Combined, new developments connecting to combined sewers.

B.

3.5.

Confirm that the proposed Jellyfish filter, model JF4-1-1 is certified by the New
Jersey Department of Environmental Protection (NJDEP) and it will be installed
according to this certification. The NJDEP must also certify that the unit is
capable of 80% TSS removal.

3.6.

Changes must be made to all applicable reports and drawings to ensure
consistency.

3.7.

Revise the Functional Servicing and Stormwater Management Report to
address the comments provided on the attached marked up document,
appended to this memorandum as Attachment 1 – FSR & SWM Comments.

(PRELIMINARY) ZONING BY-LAW AMENDMENT CONDITIONS
The Owner is required as (preliminary) conditions of approval of the Zoning By-Law
Amendment Application, to:
1.

Transportation Services\
1.1.

Provide and maintain a parking supply according to the following rates and
totals:
Condominium Units

-

0.42 spaces per unit

Residential Visitors & Office

-

25 shared parking spaces

Place of Worship Office

-

20 parking spaces

1.2.

Despite 40.10.20.100(1)(7), public parking, including an automated parking
system, may be permitted in an above-ground parking garage.

1.3.

"Automated Parking System" means a mechanical system for the purpose of
parking and retrieving cars without drivers in the vehicle during parking and
without the use of ramping or driveway aisles, and which may include but is
not limited to, a vertical lift and the storage of cars on parking pallets.
Automated manoeuvring of other vehicles may be required in order for cars to
be parked or to be retrieved. Parking pallets will not conform to the parking
space dimensions set out in By-law No. 569-2013, as amended.

1.4.

In addition to the uses permitted by Regulations 40.10.20.10(1) and
40.10.20.20(1) car-share parking spaces are permitted.

1.5.

Include the following definitions in the Site Specific By-law for this project:
(i) Car-share means the practice where a number of people share the use
of one or more cars that are owned by a profit or non-profit car-sharing
organization and where such organization may require that use of cars
to be reversed in advance, charge fees based on time and/or
kilometers driven, and set membership requirements of the car-sharing
organization, including the payment of a membership fee that may or
may not be refundable; and,

-5(ii) Car-share parking space means a parking space that is reserved and
actively used for car-sharing.
1.6.

2.

Engineering & Construction Services
2.1.

C.

Include a provision in the Site Specific By-law for this project, to provide a
minimum of three loading spaces consisting of one Type G and two Type C
loading spaces to serve this project.

Pay for and construct any improvements to the municipal infrastructure in
connection with the Functional Servicing Report, to be resubmitted for review
and acceptance by the Chief Engineer and Executive Director, Engineering &
Construction Services, should it be determined that improvements to such
infrastructure are required to support this development.

ADVISORY OF OTHER CITY APPROVALS AND REQUIREMENTS
The Owner is advised of the need to address the following, prior to issuance of
building permits:
1.

Transportation Services
1.1.

The road widening on Bloor Street West will be secured as a condition of
future site plan approval, and in conjunction therewith the owner will be
required to:
a) Prepare all documents and convey to the City, at nominal cost, a 0.4
metre wide conveyance along the westerly half of the north limit of
Bloor Street West, such lands to be free and clear of all
encumbrances, save and except for utility poles and trees, and subject
to a right-of-way for access purposes, including construction access,
until such time as the said lands have been laid out and dedicated for
public highway purposes, all to the satisfaction of the Chief Engineer &
Executive Director, Engineering & Construction Services and the City
Solicitor.
b) Submit to the Chief Engineer & Executive Director of Engineering &
Construction Services, for review and acceptance, prior to depositing
in the appropriate Land Registry Office, a draft Reference Plan of
Survey with respect to the road widening lands on Bloor Street West in
metric units and integrated with the Ontario Coordinate System,
showing the coordinate values at the main corners of the development
lands, and delineating thereon, by separate PARTS, the lands to be
conveyed to the City and any appurtenant rights-of-way.

1.2.

That in conjunction with the future site plan application of this project, it will be
necessary to:
a) Prepare all documents and convey to the City, at a nominal cost, a 4.0
metre corner rounding at the Bloor Street West and Huron Street
intersection corner of the property to satisfy the Official Plan

-6requirement for additional width for sidewalk/pedestrian clearway
purposes at the intersection, such lands to be free and clear of all
encumbrances, save and except for utility poles and trees, and subject
to a right-of-way for access purposes, including construction access,
until such time as the said lands have been laid out and dedicated for
public highway purposes, all to the satisfaction of the Executive
Director, Engineering & Construction Services and the City Solicitor;
b) Submit to the Executive Director, Engineering & Construction Services,
for review and acceptance, prior to depositing in the appropriate Land
Registry Office, a Reference Plan of Survey in metric units and
integrated into the Ontario Coordinate System, with coordinate values
shown on the face of the plan and delineating thereon, by separate
PARTS, the lands to be conveyed to the City for corner rounding
(public highway widening purposes), and the remainder of the site, and
any appurtenant right-of-way, for review and approval, prior to
depositing it in the Land Registry Office; and
c) Provide differential pavement treatments over the corner rounding
lands and the setback lands to be used for pedestrian purposes, in
order that there is a clear distinction between the lands to be
maintained by the City and the lands to be maintained by the owner.
1.3.

That in conjunction with the future site plan application for the project, it will be
necessary to:
a) Remove all existing accesses, curb cuts, traffic control sign(s) that are
no longer required and reinstate the curb, gutter and boulevard within
the City’s right-of-way, in accordance with City standards and to the
satisfaction of the Executive Director, Engineering and Construction
Services;
b) The owner will be required to redesign the driveway access in
accordance with the City of Toronto Standard T-350.01 for Urban
Entrances;
c)

Provide and maintain “No Parking” signs adjacent to the proposed
loading space;

d) Show all elements within the abutting public right-of-way as
consisting of acceptable City standard materials and design;
e) Provide a warning system to alert drivers when exiting the above-grade
parking garage that large trucks are manoeuvring within the surface
driveway and provide documentation on the type of warning system
used and how it will be activated.
1.4.

Separate applications must be made to the General Manager of
Transportation Services for permits to carry out any works involving the
construction in, or occupancy of the abutting public rights-of-way.

1.5.

That the use of elevating devices are regulated by the Technical Standards
and Safety Authority (TSSA) and limited to licensed operators only, and
therefore, future users of the above-grade parking spaces that are proposed
for this project may be required to be trained and licensed in order to operate
the proposed car elevators;
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That additional comments with respect to site circulation and layout, access to
the proposed parking and loading facilities, streetscape/landscape and site
access arrangements will be provided as part of the site plan review process;
and

1.7.

Approval from Transportation Services is required for all work that will be
carried out within the abutting public rights-of-way, which may include but not
be limited to financial responsibility for removal or relocation of existing street
furniture (transit shelters, benches, litter bins, bicycle locking rings, etc.). The
Owner must contact Street Furniture Management to co-ordinate the removal
or relocation of Astral street furniture or bicycle locking rings. There are thirdparty costs associated with the removal and relocation of Astral street furniture
and costs to remove the City of Toronto bicycle locking ring(s). The City and
Astral will not undertake any work associated with removing, reinstalling or
relocating existing street furniture until it receives payment. If clarification is
required on how the above standards will apply to this site, the Owner can
contact Street Furniture Management at streetfurniture@toronto.ca. For all
other works within the public right-of-way, the Owner can contact Right-of-Way
Management, Toronto & East York District, Construction Activities, at
416.392.7877.

1.8.

To submit payment for the installation of the proposed new City of Toronto
Standard bicycle locking rings within the public right-of-way at the rate of
$433.92/unit, including HST. The certified cheque must be made payable to
the Treasurer, City of Toronto and forwarded to the attention of:
Lisa Ing
Transportation Services, Public Realm
Street Furniture Management
433 Eastern Avenue
2nd Floor, Block B
Toronto, ON M4M 1B7
Tel: 416.397.0590
ling@toronto.ca

2.

1.9.

Details regarding the City's Vibrant Streets Design Guidelines can be obtained
at:
http://www1.toronto.ca/wps/portal/contentonly?vgnextoid=0e88036318061410
VgnVCM10000071d60f89RCRD .

1.10.

That further changes and/or requirements may be imposed by the General
Manager of Transportation Services upon receipt of the revised plans and/or
additional documentation required under Condition A above.

Fire Services
2.1.

Revise the drawings as part of the future Site Plan Application to indicate that
the hydrant is no more than:
a) 45 metres from a fire department Siamese connection (Distances from
siamese connections and fire hydrants on drawings L101 & SS-01
contradict each other. In addition, the siamese connection facing Bloor
Street West does have an unobstructed path to a fire hydrant); and,
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face(s) required to face a street.
2.2.

Revise the drawings to indicate that the Central Alarm and Control Facility
(CACF) shall be located as follows:


Ensure that there is an unobstructed view to the CACF room entry
door; and,



The path of travel to the CACF shall not exceed 15 m from the
buildings main entrance door.

Alternatively, in addition to providing the required CACF, Toronto Fire
Services will accept a separate and remote annunciator panel, installed at the
main entrance of the building. (CACF room entry door has an obstructed view
of the building's main entrance door.
2.3.

3.

Revise the site servicing drawings to show no fewer than two sources of water
supply from a public water system services the building, as it is more than 84
metres high, measured between grade (as defined in the Ontario Building
Code) and the ceiling level of the top storey.

Solid Waste
3.1.

As part of the future Site Plan Application, revise the drawings to address the
following comments:
a) Indicate and annotate a waste compactor within the residential waste
room.
b) Indicate and annotate the Type G loading space and staging pad
abutting the Type G loading space is level (+/-2%), and is constructed
of a minimum 200mm reinforced concrete.
c) Indicate that there will be a warning system installed to caution
motorists driving along the driveway from the parking garage when
loading activities are occurring within the type G loading space. This
warning system must include both lights and signs.
d) Indicate that the bins that will be used for the non-residential waste will
be labelled separately from the bins for the residential waste.
e) Revised drawings must show a separate waste room for the nonresidential bins.
f)

Annotate that a trained on-site staff member will be available to
manoeuvre bins for the collection driver and also act as a flagman when
the truck is reversing. In the event the on-site staff is unavailable at the
time the City collection vehicle arrives at the site, the collection vehicle
will leave the site and not return until the next scheduled collection day.

g) Revised drawings must indicate if it is planned for the non-residential
component to make use of the type G loading spaces and if so, then the
non-residential component will only schedule use of the type G loading
space on different days from the collection days of the residential
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City Waste Collection. If it is not planned for this component to use the
type G loading spaces then this must also be noted.
3.2.

Prior to Site Plan Approval the owner shall submit a letter certified by a
Professional Engineer that in all cases where a collection vehicle is required to
drive onto or over a supported structure (such as an underground parking
garage) the structure can safely support a fully loaded collection vehicle
(35,000 kg) and conforms to the following:
a) Design Code - Ontario Building Code;
b) Design Load - City bulk lift vehicle in addition Building Code
requirements; and
c) Impact Factor - 5% for maximum vehicular speeds to 15 km/h and 30%
for higher speeds

4.

Engineering & Construction Services
4.1.

That a stormwater management report, site servicing, grading and drainage
plan must be submitted with the future site plan application for the
development to address the following:
a) Clarify how the water balance volume will be reused within 72 hours as
required by Wet Weather Flow Management Guidelines. Please note
that dog / bike / amenity / walkway washing / use for cooling towes, etc.
are not considered as part of meeting the water balance requirements.
b) Include schematics and details of the proposed underground storage
tanks. The schematic should include details showing location, profile
and dimensions of the tank, inlet and outlet pipes and their inverts,
active and passive water levels and maximum water level, emergency
overflow mechanisms, orifices to control the release rate, etc.
c) For service connections of a size greater than half the diameter of the
mainline sewer, a manhole is required.
d) The Grading Plan for the development shall show detailed grades on
the site. The subject site must be graded such that water will not
accumulate at or near the building and will not adversely affect adjacent
properties.
e) Further comments related to stormwater management, site servicing
and grading will be provided at site plan application stage

4.2.

Obtain an Environmental Compliance Approval from the Ministry of the
Environment and Climate Change for the installation of the Stormwater
Management Facility discharging into a combined sewer.
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Revise the Site Servicing Plan to include the following note:
a) "The building storm and sanitary systems shall be designed to be able
to operate under municipal sewer surcharge conditions."
b) "The method of installation for the proposed service connections will be
at the discretion of Toronto Water."
c) "Existing connections no longer in use shall be disconnected by Toronto
Water at the Owner's cost."
d) "The location of the water meter shall be to Toronto Water's
satisfaction."
e) "The owner is required to install and maintain a premise isolation device
for all applicable water services in accordance with Toronto Municipal
Code, Chapter 851 Water Supply, the building code, and CSA B64
series standards."

4.4.

Revise the landscape plans:
a) To show the locations of all the proposed utilities/plants (i.e. hydro,
telephone, cable and any other telecommunications, etc.) within the
public right-of-way and on private property to service the development,
and dimensions of all existing and proposed development related
underground utility services and structures within the City public right-ofway. Proposed utilities including those required for access purposes by
the utility compan(ies) required to service the development need to be
located underground or installed inside the building to minimize their
visual impacts on the public streets. The landscape plans must coincide
with the approved site servicing plans. Please note that service
connection to the building must be located away from tree pits and other
landscape features to facilitate future access and maintenance/repair
issues.
b) Provide cross-sections and details of the work proposed within the
boulevard.
c) Provide two structural engineers' stamps on the landscape drawings to
confirm that the design of the sidewalk, together with the underlying soil
cell system and soils, are able to withstand vehicular loading pursuant
to the current version of the Canadian Highway Bridge Code.
d) To show reference to all the applicable City of Toronto standards.

4.5.

That pursuant to an order issued by the Ontario Ministry of the Environment
and Climate Change, all wet taps performed on City watermains must be
performed by, or under the supervision of, a Certified Operator in accordance
with Ontario Regulation 128/04. The City of Toronto Protocol respecting the
performance of and verification of wet taps can be found at
https://www1.toronto.ca/wps/portal/contentonly?vgnextoid=1ed73d308513141
0VgnVCM10000071d60f89RCRD&vgnextchannel=9deeabbf06721410VgnVC
M10000071d60f89RCRD

4.6.

Please ensure that all submitted reports, servicing drawings and grading
drawings are stamped and signed by a qualified professional engineer.
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BACKGROUND

TRANSPORTATION SERVICES
The subject site is located on the northwest corner of Bloor Street West and Huron Street. The
proposal is to construct a 38-storey mixed-use building comprising of 259 residential
condominium units, 5,573 square metres of office space, 3,736 square metres of church space
and 93 square metres of ground floor retail space. The majority of the existing Bloor Street
United Church at the front of the site and the entirety of the Pidgeon House at the rear of the
site will be retained as part of this development. A total of 156 parking spaces will be provided in
a 4-level, full automated, above-grade parking garage with access from Huron Street.
The following comments pertain solely to the rezoning aspects of the subject proposal for the
above-noted site. This project will be subject to a future site plan application and additional
comments and/or requirements related to site access, site circulation and layout and design of
the proposed entrance driveways, their respective operations and streetscape/landscape will be
provided through the site plan review process.
Roadways
The Official Plan requires this section of Bloor Street West to have a right-of-way width of 27.0
metres. As a result, a 0.4 metre widening is required for Bloor Street West (Bloor Street West at
this location has a width of 26.2 metres). However, given that portions of the church building
along Bloor Street West will also be part of the development and will be retained, the easterly
half (approximately 22.4 metres) of the Bloor Street West frontage will be encumbered by the
retained building and, as a result, will not be widened at this location at this time. However, the
westerly half (approximately 21.88 metres) of the Bloor Street West frontage is not encumbered
by the retained building and the required conveyance of a 0.4 metre wide strip of land across
the westerly half of the Bloor Street West frontage will be required as part of the site plan
review process. The plans must be revised to reflect, on all applicable drawings, the 0.4 metre
wide conveyance along Bloor Street West as noted above as 'lands to be conveyed to the City,
at nominal cost'.
As well, given the narrow width of the public boulevard at the corner of Bloor Street West and
Huron Street, the owner is required to convey, at nominal cost, a 5.0 metre corner rounding at
the corner of the property, to satisfy the Official Plan requirement for additional width for
sidewalk/pedestrian clearway purposes at the intersection. However, given that the corner
façade of the church building will be retained, a 5.0 metres radius corner rounding cannot be
provided. We have determined that a 4.0 metres radius corner rounding can be provided
without affecting the building façade (corner). The drawings must be revised to indicate and add
a notation to the plans regarding the conveyance of the 4.0 metre radius corner rounding.
There are no additional lands required for road widening purposes for Huron Street as this road
is not identified in the Official Plan as a road to be widened. Furthermore, there are no public
lanes abutting the site.
Traffic Impact Assessment
In support of the subject proposal, the applicant’s transportation consultant, BA Consulting
Group Ltd,, prepared a report, titled "Proposed Multi-Use Development Transportation
Considerations", dated December 2017. In this study, the consultant estimates that the
proposed development will generate approximately 40 and 50 two-way vehicular trips during the
AM and PM peak hours, respectively. Given this level of estimated trip generation, the
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intersections within the study area.
Based on a review of the documentation provided by the consultant, and taking into account the
nature of the application for this project, we concur with the above-noted conclusion. As a result
traffic impacts of the proposal will be accepted.
Driveway Access and Site Circulation
Access to the loading spaces and the above-grade parking garage will be provided by an
internal private driveway approximately 7.5 metre wide from Huron Street. The width of the
driveway increases at the loading space and access to the car-elevator locations to
accommodate the manoeuvring of inbound and outbound loading trucks. This is acceptable.
The proposed driveway off of Huron Street will be required to be designed and constructed in
accordance with the City of Toronto Standard T-350.01 for Urban Entrances, as part of the Site
Plan application process.
Additional comments and requirements regarding site access arrangement, site circulation and
layout and the design of the proposed site entrance driveway will be provided in conjunction
with the future site plan application for the project.
Parking
According to the statistical summary on the plans, a total of 156 parking spaces are proposed
for the project, consisting of 108 spaces for residents and 48 non-residential parking spaces.
However, the transportation consultants' report indicates that the 156 total parking spaces
provided will consist of 108 spaces for residents and, three car-share spaces and 45 nonresidential parking spaces. The parking spaces will be located 4-level, full automated, abovegrade parking garage.
As per Zoning Bylaw 569-2013, the subject site is required to comply with the parking
requirements as defined in Zoning Bylaw 569-2013: Exception CR 1160 and 2219. The parking
rates for the above-noted By-law are noted in the table below:
Project Parking Requirements As Per Zoning By-Law No. 569-2013 - Policy Area 1 (PA1)
Percent
Spaces
Parking
Minimum
Required
Spaces
Occupancy
Use
Scale1
Parking
(With Sharing)
Required
(Sharing)
Rate
AM PM Eve AM PM Eve
Residential
54
1 Bedroom Units
109
0.5
2 Bedroom Units
134
0.8
107
100 100 100 177 177 177
3 Bedroom Units
16
1.0
16
Residential Visitor
259
0.1
25
10
35 100
2
8
25
Office
5,573 0.35 sp/100
19
100 60
0
19
11
0
sm
2
Retail (LT 200m )
93
Nil
Nil
20 100 100
0
0
0
Church
1,514
9.0 sp/100
136
100 100 100 136 136 136
Grand-Total
334 332 338
1

Expressed as square metres of floor area for the non-residential uses
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resident spaces, 25 residential visitor spaces, and 136 spaces for the Church component. For
information, we have no objection to parking demand associated with the residential visitors and
non-residential uses being shared within the above-grade parking garage.
In support of alternative arrangements to individually owning and operating private vehicles, the
consultant has indicated/proposing to provide three car share parking spaces. These three
spaces are indicated or not denotes as 'car-share' spaces on the plans. However, in order to
introduce some flexibility, we will accept the following:
A reduction of four resident parking spaces for each car-share parking space to be provided and
that the maximum reduction permitted by this means be capped by the application of the
following formula:
4 x (Total No. of Units ÷ 60), rounded down to the nearest whole number.
The application of the resident parking space reduction, noted above, is appropriate given that it
is a generally accepted standard that is now used by Transportation Services when car share
parking spaces are proposed for new developments. Based on the above, a maximum reduction
of 12 resident parking spaces is permitted for the proposed two car-share spaces.
As a result of the forgoing, the proposed parking supply does not comply with the requirements
of the zoning bylaw. In order to justify the proposed parking supply, the owner submitted a
Transportation Considerations report, dated December 2017, and prepared by BA Consulting
Group Ltd. The transportation consultant further elaborates in the parking section that the
proposed parking supply is supported by the development's site location near high-level transit
services, and extended bicycle network in the area and other contributing factors, including the
provision proxy sites and car-sharing spaces (although not shown on the plans). According to
the report, the consultant has justified the reduction in the residential parking supply given the
following:


recent reduced residential parking supply ratio approvals for buildings in a similar
context;



a review of parking demands observed/recorded by BA Group at other residential
condominiums in the City's downtown area; and



a review of the parking space sales program data at other representative projects in the
downtown area.

The consultant has reviewed similar condominium building sites to compare parking supply and
uptake in the area around this site, which indicates that the proxy sites include a residential
parking supply rate observed in the area of 0.03 to 0.4 residential parking spaces per unit.
According to the consultant, the proxy sites are comparable developments based on its similar
locational characteristics within the downtown core, given its similar size in terms of the unit
count as compared to the proposed development. The consultant concludes that the proposed
development is proposing a residential parking supply rate for the subject site 0.42 residential
parking spaces per unit, which is greater than the approved rate of the proxy sites. The visitor
parking rate of 0.1 spaces for residential visitors will also be provided, resulting in 25 parking
spaces to be shared between the office and for the residential visitors.
With respect to the Church component parking, the consultant has undertaken a congregation
travel surveys at a typical City Shul service on Saturday morning and a typical BSUC service on
Sunday morning. The parking demands ranged from 25 to 30 vehicles, with some congregation
members parking within area parking facilities. Given the above and that the parking demands
are not anticipated to increase with the redevelopment, the provision of 20 parking spaces to
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supply is justified and reasonable for the proposed development concept.
As a result of the foregoing, the consultant has recommended a residential parking rate of 0.42
spaces per residential unit (which equates to 108 parking spaces), 25 parking spaces to be
shared between the office component and the residential visitors, and 20 parking spaces for the
church component which is in line with parking demand observed at other developments in the
vicinity and based on surveys undertaken by the consultant. We have reviewed the submitted
parking justification and determined that the proposed parking is generally acceptable have no
objection to the proposed residential and non-residential parking supply.
The provision of a fully automated parking system is generally satisfactory and additional
comments and recommendations will be provided through the site plan review process.
Additional comments related to the parking supply layout, access to the parking spaces and
other site design matters related to the parking supply will be provided through the site plan
review process.
Toronto Green Standards
Given that the applicant is providing parking supply that does not exceed the requirement of the
Zoning Bylaw, Toronto Green Standards (TGS) AQ1.1 Automobile Infrastructure Tier 1
Required Performance Measure will not be applicable in this case.
Loading
The project will be provided with one Type G and two Type C loading space. As far as can be
ascertained the Zoning By-law No. 569-2013 requires one Type G, two Type B and two Type C
loading spaces.
The transportation consultant, BA Consulting Group Ltd., indicates in their December 2017
"Transportation Considerations" report that the provision of 1 Type G loading space, to be used
as a shared Type 'G/B' loading space and two Type 'C' loading space will support the loading
and servicing needs of the residential, office and retail components of the project. The
consultant conducted a review of the loading demands of the proposed development by
undertaking a series of loading demand surveys at proxy sites across the City core to establish
the loading demand for the proposed office component. The office loading vehicle accumulation
and activity for the office proxy sites was based on loading vehicle accumulation data expressed
as a rate corresponding to the office building gross floor area, which was applied to the
proposed development to estimate the number and type of loading spaces appropriate for the
development. Based on the above, the provision of one Type G loading space and two Type C
loading spaces will meet the functional requirements of the proposal and is acceptable.
As part of the site plan process, we will be recommended that "No Parking' signs be located
within their limits, in this area to prevent illegal parking
As noted above, access to the loading spaces of the project will be obtained directly from the
internal private driveway. In order to assess the operation of the proposed loading space, a
series of vehicular manoeuvring diagrams have been provided in the December 2017
"Transportation Considerations" report. These diagrams indicate that design vehicles will be
able to enter/exit the site and the proposed loading spaces in an acceptable manner, which is
acceptable.
It appears from the vehicular manoeuvring diagrams that drivers will be required to perform
back-up manoeuvres in front of the elevators serving the above-grade automated parking levels.
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system within the access driveway that informs drivers exiting the above-grade parking garage
that trucks are turning at the top of the access driveway when the signals are flashing.
Furthermore, documentation will be required to indicate how the flashing warning light will be
activated when trucks are entering and exiting the loading spaces, as part of the site plan review
process.
As well, the requirement of a trained building maintenance person is required to assist large
vehicle operators with any turning manoeuvres to and from the loading space by controlling
cycling, pedestrian and other vehicular activity in the immediate area. The plans include a
notation for such assistance, which is acceptable. Furthermore, Solid Waste Management
Services may have other requirements.
The proponent is advised that additional comments related to the proposed loading spaces will
be provided through the site plan review process.
Sidewalks/Public Boulevards/Streetscaping
A Landscape Plan has been provided and shows the following proposed streetscape elements
within the Bloor Street West and Huron Street public rights-of-way:
a) Provision of new trees and soil trenches/soil cells on Bloor Street West and Huron Street
rights-of-way;
b) Installation of City of Toronto bicycle post and rings and benches within the Bloor Street
West and Huron Street rights-of-way;
c) Reconstruction of sidewalk and curb along all both building frontages according to the
City Standards, with 6-unit paver banding on Bloor Street West and Huron Street.
The proponent is advised that approval for any work to be carried out within the abutting public
rights-of-way must comply with City of Toronto standards and be approved by this Division. If
clarification is required on how these standards will apply to this site, the applicant can contact
the Right-of-Way Management Section, Toronto and East York District, Construction Activities,
at (416) 392-7877.
The site plan and landscape drawings must be designed to demonstrate compliance with and
consisting of acceptable City standard materials and have regard for the Accessibility for
Ontarians with Disabilities Act (AODA) and requirements of the City's Vibrant Streets
Guidelines, which stipulate among other things, the following:


A 0.6 meter wide buffer strip along the curb edge;



A furnishing/planting zone between 1.0 and 2.2 metres wide (minimum 1.2 metres
required for tree planting);



A 2.1 meter wide Pedestrian Clearway; and



Additional setback area for a marketing zone, if desired.

Additional details regarding the City’s Vibrant Streets design guidelines can be obtained at
www.toronto.ca/involved/projects/streetfurniture/pdf/vibrant_streets.pdf.
The landscape plan indicates a 2.6 metre wide Pedestrian Clearway along Bloor Street West
and a 2.7 metre wide Pedestrian Clearway along Huron Street. The Pedestrian Clearway along
Huron Street is satisfactory however, the Bloor Street West Pedestrian Clearway is
substandard. It appears that there is sufficient space within the boulevard to accommodate the
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plans, including the Landscape Plan to identify a minimum of 3.0 metres pedestrian clearway
along Bloor Street West. The pedestrian clearway lands must be free and clear of utility poles,
fire hydrants, benches and bicycle locking rings.
Any proposed tree trenches must be consistent with the City standards ensuring that all
elements of the proposed continuous tree trenches are located within the boulevard and do not
encroach on to private property. A section through the boulevard along each building frontage
must also be included showing the property line and all streetscape elements and fully labelled.
In accordance with the requirements of the new standards incorporated in Province of Ontario Design of Public Spaces Standards – Part IV.1 Of Ontario Regulation 191/11, the bottom edge
of the curb ramp in the sidewalk at the Bloor Street West/Huron Street intersection is required to
be provided with raised tactile profiles. The raised tactile profiles is currently shown on the
landscape plan, which is acceptable and will be secured through the site plan review process.
Work Within Right Of Way
The applicant is advised that approval for all work that will be carried out within the abutting
public rights-of-way, which may include but not be limited to financial responsibility for removal
or relocation of existing street furniture (transit shelters, benches, litter bins, bicycle locking
rings, etc.). The owner must contact Street Furniture Management to co-ordinate the removal
or relocation of Astral street furniture or bicycle locking rings. There are Third Party costs
associated with the removal and relocation of Astral street furniture and costs to remove the City
of Toronto bicycle locking ring(s). The City and Astral will not undertake any work associated
with removing, reinstalling or relocating existing street furniture until it receives payment. If
clarification is required on how the above standards will apply to this site, the applicant can
contact the Street Furniture Management Unit at streetfurniture@toronto.ca. For all other works
within public right-of-way, the applicant can contact the Right-of-Way Management Section,
Toronto and East York District, Construction Activities, at 416-392-7877.
SOLID WASTE MANAGEMENT SERVICES
Multi – Residential Component
Based upon the information available, Solid Waste Management will provide bulk lift compacted
garbage, recycling and organic collection services to this component of the development.
Collection of waste materials from this component will be in accordance with the “City of Toronto
Requirements for Garbage Collection and Recycling Collection from New Developments and
Re-Developments” and Chapter 844, Solid Waste of the Municipal Code.
Non-Residential Component
The commercial component of this development being ineligible for City of Toronto collection,
must store, transport and make arrangements for collection of all waste materials separately
from the residential component. Collection of wastes from the commercial sector of this site will
be in accordance with Chapter 841, Solid Waste of the Municipal Code.
ENGINEERING & CONSTRUCTION SERVICES
In an effort to improve customer service, the City has implemented a new streamlined intake
process to pre-screen key information needed for groundwater discharge permits. This new
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groundwater discharge applications. This will help us advance your development application
approval as well as the processing of groundwater discharge permits.
Due to a high volume of applications there is currently a significant number of Hydrological
Review documents awaiting review, which is impacting both time required to review
development applications and the processing of groundwater discharge permits.
To take advantage of the new process, we require the consultants who prepared your Servicing
Report and the Hydrological Review to complete the following two forms:


Servicing Report Groundwater Summary Form; and



Hydrological Review Summary Form.

As noted previously, the completed summary forms will allow groundwater discharge permit
review staff to expedite the permit process. Should you choose to continue with the existing
review process and not utilize the streamlined intake process, your Hydrological Review
document will remain in the queue for City review. However, you are encouraged to complete
the streamlined intake forms in order to help advance your application.
Moving forward, the City, in consultation with BILD, is updating the Terms of Reference (TOR)
for both the Servicing Report and for the Hydrological Review documents. It is expected that
this will be finalized and will be rolled out within the next month along with the streamlined intake
forms.
Should you have any questions with regard to this new process, please contact Mr. Uwe Mader
at 416 396 5151.
Prepared by:
Jacqueline McGee, P. Eng.
Engineer
Development Engineering
Engineering & Construction Services
Signed by:

Avi Bachar, PMP, P. Eng.
Manager, Development Engineering
Engineering & Construction Services
Attachments: 1 – FSR & SWM Comments
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1.0

INTRODUCTION

BA Group is retained by 300 Bloor West LP to provide transportation consulting services in regards to a
Zoning By-law Amendment being made to the City of Toronto to permit a mixed-use development within the
northwest quadrant of the Bloor Street West and Huron Street intersection, in the City of Toronto. The
proposed development includes the preservation of an existing historic church (Bloor Street United Church)
and the redevelopment of a surface parking lot at the rear of the church to include residential, retail,
institutional and office space. Figure 1 illustrates the site location and context.
The proposed development is comprised of a 29-storey mixed-use building containing a total of 249
residential units, 3,994 m2 of office use, 2,209 m2 of total place of worship use (1,291 m2 of worship space)
and 70 m2 of retail uses. A 6 level below grade parking garage is located on-site. Site access is provided
through a vehicular driveway on the east side of the site, located off Huron Street.

1.1

EXISTING SITE

The site is located on the northwest quadrant of the Bloor Street West and Huron Street intersection, within
the City of Toronto and bounded by Bloor Street West to the south, Huron Street to the west, residential
properties to the north and a student residence to the west (Tartu College).
The site is located at 300 Bloor Street West and is currently occupied by Bloor Street United Church, a
surface parking lot of approximately 36 parking spaces (pay & display), and Pidgeon House. Pidgeon House,
located to the north of the church at 478 Huron Street, also forms part of the property and is currently (and will
remain) leased as commercial office space. The existing building and use at 478 Huron Street is not
anticipated to be changed as part of the proposed redevelopment.
The Bloor Street West corridor provides for a range of retail, residential, and institutional uses. Residential
neighbourhoods are mixed with institutional uses (University of Toronto) to the north, south, east and west of
the site. The University of Toronto’s main campus, located south of the site, is a significant institutional use in
the area. Commercial and retail land uses are located to the east and west of the property. Figure 1
illustrates the location and general context of the site. Figure 2 illustrates the ground-floor site plan. Reduced
scale architectural plans are provided in Appendix A.
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1.2

STUDY SCOPE

BA Group has undertaken a review of the key transportation related aspects (i.e. vehicular parking, loading
and bicycle provisions) of the proposed development as part of the Zoning By-law Amendment Resubmission.
A Zoning By-law Amendment Application was previously submitted in December 2017, which included the
following:










An overview of the proposed development programme.
A description of the existing site and transportation context.
A review of the functionality and appropriateness of the proposed vehicular facilities incorporated into
the site plan, including loading / garbage collection facility arrangements.
A summary of the proposed parking supply provisions and appropriateness of the proposed parking
facility.
A review of the proposed bicycle parking arrangements and supply provisions.
An assessment of travel characteristics surrounding the site, including pedestrian and cycling activity.
An assessment of existing traffic volumes on the area road system surrounding the site.
A review of traffic changes that may occur in the area with the development of a number of area
development projects and the subject proposal.
A review of traffic operations at intersections in the area under existing and future conditions and
assessment of operation impacts of the proposed development.

This Zoning By-law Amendment Resubmission report has been prepared by BA Group, based upon the
updated site plans and will address the following aspects of the current development plan:






An overview of the updated development programme.
An update of the proposed parking supply provisions and appropriateness of the proposed parking
facility.
A review of the functionality and appropriateness of the proposed vehicular facilities incorporated into
the site plan, including loading / garbage collection facility arrangements.
An update of the proposed bicycle parking arrangements and supply provisions.
An update of the traffic changes and operations that may occur in the area as a result of the revised
development programme.
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2.0

AREA TRANSPORTATION CONTEXT

2.1

AREA STREET NETWORK

An overview of area roads surrounding the site area are discussed below: An overview of the surrounding
area arterial roads and local roads is illustrated in Figure 3.

2.1.1

Bloor Street West

Bloor Street West is a major east-west arterial road that runs through the City of Toronto. The roadway
extends from the Etobicoke-York municipal border in the west to Danforth Avenue in the east. Within the
vicinity of the site, Bloor Street West has a basic two-lane cross section with separate left-turn lanes provided
at intersections, formal bicycle lanes in both directions, and on-street parking along the north curb. The street
has an existing speed limit of 50 kilometres per hour in proximity to the site.
Due to the existing eastbound bicycle lane, there is a ‘No Stopping’ restriction in place at all times along the
south side of Bloor Street West, adjacent to the school. Limited on-street parking is permitted on the north
side of Bloor Street West near the site.

2.1.2

Huron Street

Huron Street is a two-way local road which operates in a north-south direction under the jurisdiction of the
City of Toronto. It extends from Dupont Street to the north to Phoebe Street to the south. Within the vicinity of
the site, Huron Street is approximately 7.3 metres in width (face of curb to face of curb), has a basic two-lane
cross section and an existing speed limit of 40 kilometers per hour. On-Street parking is permitted along the
east side of the road.

2.1.3

Madison Avenue

Madison Avenue is a one-way southbound local road that extends in a north-south direction under the
jurisdiction of the City of Toronto. It extends from Dupont Street in the north to Bloor Street in the south.
Within the vicinity of the site, Madison Avenue is approximately 7.5 metres (face of curb to face of curb) and
has a two-lane cross section with an existing speed limit of 40 kilometres per hour. On-street parking is
permitted along the east curb of the one-way road.

2.1.4

Prince Arthur Avenue

Prince Arthur Avenue is a two-way local road that runs east-west under the jurisdiction of the City of Toronto.
The street extends from Huron Street in the west to Avenue Road in the east, with a basic two-lane cross
section. Within the vicinity of the site, Prince Arthur Avenue operates with a 30 kilometre per hour speed limit.
A bike lane is located along part of the road, between St. George Street and Bedford Road. On-street parking
is permitted in designated areas along the south curb, between Huron Street and St. George Street and
Bedford Road and Avenue Road. On-street parking is also permitted in one designated area along the north
curb, between St. George Street and Bedford Road.
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2.1.5

Lowther Avenue

Lowther Road is a two-way local road running east-west under the jurisdiction of the City of Toronto. It spans
from Brunswick Avenue in the west to Avenue Road in the east. Within the site vicinity, Lowther Avenue is
considered a shared roadway and vehicles must obey the existing speed limit of 30 kilometres per hour. Onstreet parking is only permitted along the north side of the two-way road.

2.2

AREA TRANSIT NETWORK

The site is well served by various Toronto Transit Commission (TTC) transit routes that operate at all times.
The site is well situated relative to higher-order transit (i.e. subways) with 2 subway stations located within a
250 metre walk. These stations, St. George Station and Spadina Station, both provide connections to Lines 1
(Yonge-University-Spadina) and 2 (Bloor-Danforth) which traverse the city in a north-south and east-west
direction, respectively. Night bus service is provided with the 300 Bloor-Danforth route, servicing the
immediate site area during overnight hours.
In addition, the 510 Spadina streetcar and 127 Davenport bus routes run north-south along Spadina Avenue /
Spadina Road and are located approximately 150 metres west of the site. Approximately 400 metres south of
the site is the 94 Wellesley bus route, which travels in an east-west direction and between Castle Frank
station and Ossington station. The existing area transit context is illustrated in Figure 4. A brief summary of
the current area transit services is provided below.

2.2.1

Yonge-University-Spadina Subway (Line 1) and Bloor-Danforth Subway
(Line 2)

The nearest point of access from the site to the Yonge-University-Spadina Subway (Line 1) and BloorDanforth Subway (Line 2) is St. George Station, located approximately a 250 metre walk and 200 metre walk
away, respectively. The trains on both subway lines operate within less than three-minute headways during
peak times and less than 10-minute headways at all other times. Given the site’s close proximity to the City’s
major north-south and east-west subway lines, its location is optimal for high-levels of transit connectivity and
access.

2.2.2

510 Spadina Streetcar Route / 310 Spadina Streetcar Route

The 510 Spadina streetcar route operates between Spadina Station (Line 1 Yonge-University and Line 2
Bloor-Danforth) and Union Station (Line 1 Yonge-University) via Spadina Avenue and Queens Quay West,
generally in a north-south direction. Service headways on the 510 Spadina streetcar route are approximately
5 to 7 minutes in the weekday morning and afternoon peak hours. Accessible service is provided with lowfloor streetcars. Spadina Station (Line 2 Bloor-Danforth platforms only) and Union Station are accessible
subway stations. Interior bike racks are available on this route.
The 310 Spadina Blue Night streetcar route operates between Spadina Station (Line 1 Yonge-University and
Line 2 Bloor-Danforth) and Union Station (Line 1 Yonge-University), generally in a north-south direction.
Accessible service is provided with low-floor streetcars. Spadina Station (Line 2 Bloor-Danforth platforms
only) and Union Station are accessible subway stations. Interior bike racks are available on this route.

300 BLOOR STREET WEST, TRANSPORTATION CONSIDERATIONS, REZONING RESUBMISSION
MARCH 2019

6430-17

6

2.2.3

127 Davenport Bus Route

The 127 Davenport bus route operates in an east-west direction between Spadina Station on Line 1 and 2
(Yonge-University-Spadina and Bloor-Danforth subways), as well as the area of St. Clair Avenue West and
Old Weston Road. This route operates with 17 to 20 minute headways during peak travel periods, connecting
with Dupont Station on Line 1 (Yonge-University-Spadina Subway). Accessible service is provided and bike
racks are available on this route. The nearest bus stop to the site is located at Spadina subway station.

2.2.4

94 Wellesley Bus Route

The 94 Wellesley bus route operates in an east-west direction, between Castle Frank station and Ossington
station on Line 2 (Bloor-Danforth), with a connection to Wellesley Station on Line 1 (Yonge-University).
Accessible service is provided and bike racks are available on this route.
This bus route operates two branches: 94A (Castle Frank Station to Ossington Station) branch and the 94B
(Castle Frank Station to Wellesley Station) branch. The 94B operates at various times throughout the week to
provide frequent service between Castle Frank Station and Wellesley Station.

2.2.5

300 Bloor-Danforth Bus Route

The 300 Bloor-Danforth Blue Night bus route operates between Kennedy Station, the area of Warden Avenue
and Danforth Avenue, the area of The West Mall and Burnhamthorpe Road, and Toronto Pearson
International Airport, generally in an east-west direction.
Two services are operated for this route: The 300A (Warden-Pearson Airport) branch and the 300B (Kennedy
Stn-West Mall) branch, which both operate during the overnight period each day of the week.
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2.3

CAR SHARE FACILITIES

There are two primary car sharing companies operating in Toronto (Zipcar and Enterprise CarShare), which
offer their members access to vehicles located around the City of Toronto.
Zipcar is the world’s largest car sharing program, which entered into the Toronto market in 2006 with
approximately 100 vehicles; it has since grown to approximately 500 vehicles. Toronto-based Enterprise
CarShare (formerly AutoShare), founded in 1998, currently has over 12,000 members and 300 vehicles at
over 150 locations across the City. Both of these programs have acquired parking spaces for their vehicles
either in private garages or within Toronto Parking Authority (TPA) lots. Vehicles rented from either of these
programs must be picked up and returned from the same parking space.
The success and influence of car share programs, which only began a decade ago, now provide convenient
non-private automobile travel opportunities for many thousands of residents, employees, and visitors of the
Downtown and Midtown area of Toronto. Vehicles are available “on demand” without the need for car
ownership. As such, the availability of car share vehicles in the site vicinity is supportive of reduced car
ownership, particularly by building residents.
Figure 5 illustrates the location of existing car-share parking spaces near the site. Within 500 metres of the
site, 11 car-share locations are available accommodating for over 20 vehicles.
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2.4

CYCLING INFRASTRUCTURE & NETWORK

Bicycle lanes are provided along Bloor Street West, directly along the frontage of the site, and provide eastwest connections between Avenue Road to Shaw Street. The City of Toronto has identified the Bloor Street /
Danforth Avenue corridor between Danforth Road in the east and Keele Street / Parkside Drive in the west as
a corridor that should be studied in regard to its ability to accommodate bicycle lanes along its entire length.
City Council approved the Bloor Street bike lanes as permanent cycling infrastructure, following a one-year
pilot project. The frontage of the site is now adjacent to a high-quality bicycle route that spans the entire
central Toronto area.
Bicycle lanes are also provided along St. George Street, less than 200 metres east of the site, which connect
between Dupont Street and Queen Street West. Approximately 400 metres south of the site, the Harbord
Street bikes lanes provide a route between Queens Park Crescent and the Shaw Street bike ‘sharrow’ lanes.
Approximately 300 metres north of the site, a shared bicycle route runs along Lowther Avenue and Barton
Avenue, connecting between St. George Street and Shaw Street.
These proximate and central cycling connections will provide convenient opportunities for residents,
employees and visitors of the surrounding area, specifically to travel using non-automobile means. The area
cycling transportation context, including bike sharing facilities, is further illustrated in Figure 6.

2.4.1

Bike Sharing Facilities

The Bike Share Toronto system provides flexible cycling options for residents and visitors of the proposed
development. Bike Share Toronto consists of a network with over 800 bicycles and 80 stations throughout the
downtown Toronto area, which can be used on a short-term basis. The bicycles may be picked-up / droppedoff at different stations located across the downtown area.
The site area provides well-used bicycle facilities with access to the wider route network extending over the
westerly portions of the downtown and midtown Toronto. Several bicycle lanes and marked bicycle routes are
located within the vicinity of the proposed site.
The closest Bike Share Toronto station is located approximately 60 metres west of the site at the intersection
of Bloor Street West and Madison Avenue. The existing Bike Share Toronto stations are illustrated in Figure
6.
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2.5

PEDESTRIAN ENVIRONMENT

The location of the site provides a strong pedestrian-oriented environment and connects to various key
destinations within the City of Toronto. The site vicinity is served by a combination of road types (arterial and
local) where pedestrian sidewalks are provided.
The level of transit accessibility provided in the area offers excellent non-automobile travel opportunities for
residents. The nearest subway stations, Spadina and St. George, are located less than a 250 metre walking
distance from the site. The site is also located approximately 180 metres walking distance from the 510
Spadina and 127 Davenport transit stops. This reduces the need for residents to use or own a car for their
daily travel.
Residents are able to access the building via Huron Street, while office / commercial areas can be accessed
via entrances along Bloor Street West. The sidewalks provided on all roads of the site area serve as primary
pedestrian connections to several districts of the downtown, such as the Annex, Yorkville, and the University
of Toronto. Within these areas, key destinations that can be accessed within a three-minute walking distance
include, but are not limited to: St. George Subway Station, Spadina Subway Station, Bata Shoe Museum, St.
Thomas’s Anglican Church, and the Miles Nadal Jewish Community Centre.
A visual representation of the pedestrian environment is illustrated in Figure 7.

300 BLOOR STREET WEST, TRANSPORTATION CONSIDERATIONS, REZONING RESUBMISSION
MARCH 2019

6430-17

14

ADMIRAL RD

300 M (3 MI
N. W
AL
K)
First Church
of Christ

ER

RD

Madison Manor
Boutique Hotel

WA
LM

Toronto
Public
Library

Ontario College
of Pharmacists

ST. GEORGE ST

Italian
Cultural
Institute

HURON ST

SPADINA RD

Native Canadian
Centre of
Toronto

MADISON AVE

LOWTHER AVE

PRINCE ARTHUR A
AVE

SITE
SITE

Howlett
Academy

New Hope
Fellowship Church
VEMU Museum
of Estonians
Abroad

Baha’i House
of Worship

OISE
Library
Librar

Holiday
Inn

BLOOR ST W
Miles Nadal Jewish
Community Centre

Varsity
Varsit
Centre
Cen

Bata Shoe
Museum

DEVONSHIRE PL

University
of Toronto
Schools

ROBERT ST

Metro

Legend
Two-sided Sidewalk
One-sided Sidewalk
Subway Station
Subway Entrance

SPADINA AVE

WASHINGTON AVE
St. Thomas’s
Anglican
Church

SUSSEX AVE

Robarts
Library

Key Destination

Rotman School
of Management

PEDESTRIAN ENVIRONMENT

300 Bloor Street West
6430-17

November 2018

Figure 7

3.0

EVOLVING TRANSPORTATION PLANNING CONTEXT

The evolving transportation context includes policy direction provided by recently completed and ongoing
planning initiatives that aim towards transforming the site area. Overall, the initiatives described in the
following sections seek to improve the public realm and non-auto modes of travel while appropriately
accommodating intensification and new development.

3.1

BLOOR CORRIDOR VISIONING STUDY (2007)

The City of Toronto launched the Bloor Corridor Visioning Study in 2007, which included the area bound by
Avenue Road to Bathurst Street. The purpose of the study was to create a development strategy that would
protect the existing distinct and stable residential neighbourhoods adjacent to the corridor while
accommodating some intensification, as contemplated in the City’s Official Plan.
Through a comprehensive public engagement strategy, the Visioning Study allowed all stakeholders
(residents, business owners, property owners, political representatives) to contribute to the definition of
principles that would shape the long-term development of this corridor.
The Study’s main objectives include, but are not limited to:
 Developing a coherent urban design concept for the Bloor Corridor;
 Identifying opportunities for potential public realm improvements and enhancing the pedestrian realm
of the corridor;
 Setting reasonable expectations for intensification along the Bloor Corridor by examining appropriate
areas for development; and
 Protecting and enhancing stable low-rise residential neighbourhoods, as well as heritage and cultural
resources.
The City’s consultants, led by Office for Urbanism, completed their final report on the Visioning Study process
in May 2008. This report led to the creation of urban design guidelines in this corridor with area-specific
policies to implement the report’s vision.
As part of the Bloor Corridor Visioning Study, the site will be positively impacted through this development
strategy, such that: the overall pedestrian experience (i.e. connection of key linkages and safety) will be
enhanced, cycling will be supported through the provision of dedicated bike storage in parking lots of new
developments, and transit will become more accessible to area residents.
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3.2

BLOOR CORRIDOR / ANNEX BLOCK STUDY

In June 2015, Toronto and East York Community Council directed staff to undertake a planning study of the
properties on the north side of Bloor Street West, between Walmer Road and St. George Street (the "Bloor
Corridor/ Annex Block Planning Study").
The Study was initiated due to recent interest from developers in redeveloping properties along this segment
of the Bloor Street West Corridor, including the Site, with plans that would exceed the parameters of the
existing planning framework with respect to building height, setbacks from property lines and transition in
scale to the surrounding area.
Amendments were approved for the Site and Area Specific Policy No. 334 (Bloor Corridor) which clarifies
existing Official Plan policies that would apply to the study area. This clarification is meant to assist with the
assessment of development proposals as they relate to height, massing and transition.
The proposed amendment to Official Plan Amendment 199 (Heritage) also provides greater protection of the
significant silhouette view against the sky of the spires and ridgeline of Knox College (1 Spadina Crescent).
The amendments provide a framework for transitioning the current built form through Mixed Use Areas and
making public realm improvements, such as wider sidewalks and mid-block connections.

3.3

CYCLING NETWORK TEN YEAR PLAN (2016)

In June 2016, the City or Toronto Council approved a Cycling Network Ten Year Plan to connect, grow, and
renew Toronto’s cycling infrastructure over the next ten years. The Network Plan serves as a comprehensive
roadmap and work plan, which outlines the City’s planned investments in cycling infrastructure to the year
2025. The plan identifies the opportunities for cycling infrastructure investments in every part of Toronto. This
includes recommendations for cycle tracks or bike lanes on busy streets, as well as recommendations for
traffic-calmed routes with cycling wayfinding on quiet streets. Select recommendations include the following:





It is recommended for the City of Toronto to implement a 1,000 kilometre bikeway network;
That the City continue to improve access to, and the delivery of, CAN-BIKE courses;
That the City of Toronto undertake a comprehensive review of bicycle access to all transit stations in
the City and implement improvements wherever possible; and
Install 1,000 new post-and-ring bicycle stands per year at requested locations.

The Cycling Network Plan is a valuable tool that works towards enhancing cycling, transit, and pedestrian
links and connections. Moreover, the Plan focuses on creating a more convenient cycling network to achieve
higher accessibility on a city scale. Generally, the various recommendations stated in the Plan will be
beneficial for people travelling to and from the site area by bicycle and reducing the need for vehicle trips and
ownership.
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4.0

UPDATED BUILDING PROGRAMME & TDM
INTEGRATION

The development programme has been refined since the previous submission (December 2017) based upon
City Staff comments and stakeholder consultations. The overall design of the project, from a transportation
standpoint, is very similar to the previous application. Table 1 summarizes the key changes. Reduced scale
copies of the architectural plans are attached in Appendix A.

TABLE 1

DEVELOPMENT PROGRAMME COMPARISON
December 2017 Submission1

Current Site Plan2

Building Height
Number of Storeys

38 storeys

29 storeys

Residential Unit Mix
Total Units

259 units

249 units

1-bedroom

109 units

91 units

2-bedroom

134 units

135 units

3-bedroom

16 units

23 units

Commercial Floor Area
Office

5,573 m2

3,994 m2

Place of Worship 3

2,367 m2

2,209 m2

93 m2

70 m2

Retail

Vehicle Parking Supply
Total

156 spaces

124 spaces

Residential

108 spaces

76 spaces

Commercial / Visitor

25 spaces

25 spaces

Place of Worship

20 spaces

20 spaces

Car-Share

3 spaces

3 spaces

Bicycle Parking Supply
Total

344 spaces

283 spaces

Long-term

293 spaces

240 spaces

Short-term

51 spaces

43 spaces

Loading Provisions
1 Type ‘G/B’ & 2 Type ‘C’ spaces

Spaces Provided
Notes:
1.
2.
3.

1 Type ‘G/B’ & 2 Type ‘C’ spaces

Statistics based on site plans prepared by KPMB, dated December 20, 2017.
Statistics based on site plans prepared by KPMB, dated March 6, 2019.
The commercial floor area for the church refers to the total gross floor area, whereas the Zoning By-law requirements reflect
the worship area.
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4.1

SITE VEHICULAR ACCESS

The access to the loading area for the site as well as the underground parking entrance will be located from
the driveway off of Huron Street, as shown on the ground floor plan (Appendix A). The location of the site
access has not changed between the previously submitted plan (December 2017) and the current
submission.

4.2

VEHICULAR PARKING SUPPLY

The development plan had previously proposed a fully automated parking system to be located above grade
in a 4 level parking garage. Based upon refinements to the development plan, the parking supply has been
relocated below-grade, within a 6 level underground parking garage accessed via a ramp from a driveway
located on the east side of the site, on Huron Street.
Contrary to the previous submission, parking will not be located within an automated parking system. A
parking ramp through the underground will replace this system, providing a better circulation system for
drivers to / from their parking space. With the implementation of a parking ramp, however, the overall parking
supply has been reduced to a total of 124 spaces, of which 76 spaces are allocated for residential use,
equivalent to a resident parking ratio of 0.31 spaces per unit. The remaining spaces will be allocated as
follows: 25 spaces for residential visitor / office use, 20 spaces for the church use (based upon a previous
agreement), and 3 car-share spaces.
We note that the previously approved parking standards for office, church, and residential visitors remains
unchanged and will remain consistent with the standards previously proposed and accepted by City Staff in
the Zoning By-law Amendment Application comments received in May 2018, attached as Appendix B. Only
the resident parking standard will be reduced. The parking rationale discussing this change can be found in
Section 5.0.

4.3

BICYCLE PARKING SUPPLY

The bicycle parking supply requirements for the site are provided based upon the requirement outlined in the
City of Toronto’s Zoning By-law 569-2013, which also meets the Toronto Green Standards Version 3.0, Tier 1
standards.
A total of 283 bicycle parking spaces will be provided, comprised of 240 long-term bicycle spaces and 43
short-term bicycle parking spaces located within the first level of the underground parking garage. These
spaces will be accessed by a bicycle stair ramp, located within the southwest corner of the site, along the
Bloor Street West frontage. This bicycle stair ramp provides access to both long and short-term bicycle
parking spaces.
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4.4

LOADING FACILITIES

Consistent with the previous submission, one shared Type ‘G/B’ loading space and 2 Type ‘C’ loading spaces
will be provided on the site, which satisfies the requirements outlined in Zoning By-law 569-2013. The loading
area will be accessed via the driveway, as shown on the ground floor site plan included in Appendix A.
The Type ‘G’ loading space is designed to meet the needs of the City of Toronto garbage and recycling
vehicle and City policy requirements and for other vehicles that may deliver to the proposed residential
building.
Vehicle manoeuvring diagrams for a City of Toronto front-loading refuse collection vehicle entering and exiting
the proposed Type ‘G’ loading space are provided in Appendix C.
We also note that clearances between the northerly tapered columns will need to be assessed at the Site
Plan Application to ensure that appropriate clearances are provided.
Additionally, appropriate bin storage provisions (minimum 20 m²) are provided adjacent to the Type ‘G’
loading space. On collection day, bins are manoeuvred from the P1 level via the ramp by building
maintenance staff to the bin staging area before the City collection vehicle arrives.
Commercial garbage is stored in the storage area on the P1 level. On collection day, bins will also be
manoeuvered from the P1 level via the ramp by building maintenance staff. Collection for commercial
garbage will occur on a separate date – it will not be collected on the same day as residential waste
collection.
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4.5

MOBILITY CHOICE TRAVEL PLAN

The Mobility Choice Travel Plan has been established for this building. The intent of this plan is to guide the
provision of viable alternative personal transportation options beyond the single-occupant, private automobile.
This plan intends to support the proposed development by outlining Transportation Demand Management
(TDM) measures and the suite of strategies under consideration to promote the use of more active and
sustainable transportation modes; respond to the mobility needs of residents, employees and patrons to the
site; and to reduce the overall dependence on the private automobile. The location of the site and its
surrounding uses greatly influences the viability and success of a mobility plan.
The existing and future site context provides for frequent public transit services, cyclist and pedestrian
connectivity. While strong opportunities exist in the area infrastructure to accommodate sustainable
transportation practices, the ability to fully leverage these opportunities is granted by the success of the
implementation of the Mobility Plan.

4.5.1

Mobility Choice Travel Plan Elements

BA Group has proposed a series of Transportation Demand Management (TDM) measures to assist and
support a shift from dependence on vehicular trips to the use of multi-modal or alternative transportation
options (i.e. walking, cycling, transit).
The proposed strategies include both physical and operational / programming options with the goal of
redistributing and reducing the travel demands of the site. The central element of the Mobility Choice Travel
Plan is the adoption of sustainable plans and policies to leverage the investment made in the physical
infrastructure, with the goal of influencing the way residents, employees, and visitors travel to and from the
site, recognizing that each of these groups have differing transportation needs.

4.6

PROPOSED TDM STRATEGIES

Measures from the Mobility Choice Travel Plan will be incorporated into this site development to minimize the
need to own a personal vehicle or use an automobile when travelling to and from the site. It is important to
encourage and facilitate the use of non-automobile travel modes on a daily basis, considering the proximity of
the site to transit services. A summary of the Mobility Choice Travel Plan Strategies are provided in the
following table.
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LAND USE
INTEGRATION
TRANSIT USE
BICYCLE FACILITIES

Intent:
A mixed-use development proposes and supports a variety
of uses to reduce vehicle trips through the provision of land
uses that are compatible with each other. This facilitates a
complementary range of mutually-supportive services and
opportunities on the site. These local land uses provide a
level of convenience that reduces the need to travel off-site
for typical daily activity.
Intent:
Support for and the promotion of the use of area transit
services for both short and long-distance travel by
residents, visitors, and employees will reduce the overall
use of a vehicle and the need to own one.
The development site’s proximity to 2 subway stations (St.
George Station and Spadina Station within a 250 metre
walk of the site, approximately a 3 minute walk) and the
connections provided across the city on the Bloor-Danforth
and Yonge-University-Spadina subway lines will reduce the
need for vehicular use on a day-to-day basis.
Intent:
Bicycle use is a convenient and viable travel alternative to
the personal automobile. The proximity of the site to the
(now permanent) Bloor Street West bike lanes and other
connections to the north and east provide safe, reliable
pathways to connect into downtown Toronto and other
areas of the city.

Implementation:
 offer a mix of mutually-supportive residential,
employment, retail and amenity spaces on-site
 reduce the need for residents, employees, and visitors to
travel off-site to address daily needs
 locate the site with a variety of land uses in the
surrounding area that are easily accessible or provide
space for supportive retail, restaurant, services, etc.

Implementation:
 provide convenient, high-quality and accessible
pedestrian connections within the development,
orientated towards adjacent transit stop facilities
 increase the awareness, utility, practicality and viability of
transit travel options for commuter and recreational travel
 capitalize on the already good, and improving, level of
local and regional transit accessibility afforded to the site;
 enable the widespread use of transit.

Implementation:
 bicycle parking will be provided to meet City of Toronto
Green Standards, Version 3.0, Tier 1.
 240 long-term bicycle parking spaces will be located
within secure and weather-protected areas
 43 short-term bicycle parking spaces are located near the
primary entrance to promote the use of non-auto means
 safe, clear and convenient access is provided to cyclists
 provision of a bicycle repair facility on-site.
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CAR-SHARE

A high-quality, safe, connection between the site and transit
stops, cycling network, and public street system encourages
residents, employees and visitors to travel between the site
and surrounding neighbourhoods without the use of a
vehicle.

Intent:
Car-share programs provide “on-demand” access to a fleet
of vehicles located within the site’s vicinity. The
convenience and easy access reduces the need to own a
personal vehicle, and also encourages the use of other nonautomobile commuting methods.

ELECTRIC
VEHICLES

PEDESTRIAN CONNECTIVITY

Intent:
The quality of the public realm and pedestrian accessibility
surrounding the site influences the mobility choices of
residents, employees, and patrons to the proposed
development.

Intent:
The provision of electric vehicle charging stations
encourage the use of more sustainable vehicles, which help
reduce emissions.

Implementation:
 provide high-quality, safe pedestrian-scale connections
from the site to the surrounding public street network
 maintain on-site pedestrian facilities to enable year-round
pedestrian access and usage
 enhance the quality of the public realm through the
provision of pedestrian-scale landscaping and appropriate
sidewalk widths
 provide accessible and universal connectivity through the
site (i.e. pedestrian walkway mid-block with links to the
pedestrian promenade.
Implementation:
 locate 3 car-share vehicles on-site
 provide information (transit display) with car-share
information (i.e. number of and location of other car-share
vehicles within easy access).

Implementation:
 20% of parking spaces will be supplied with electric
vehicle equipment (EVSE), consistent with the
requirements outlined in the Toronto Green Standards,
Version 3.0, Tier 1
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PARKING MANAGEMENT
TRANSIT DISPLAY

Intent:
Reduced parking standards within the proposed
development encourages residents, visitors and employees
to re-consider the use or ownership of a vehicle. The
reduction of resident parking standards will increase the
potential for residents, visitors and employees to utilize
transit, car-sharing and cycling facilities within the
surrounding area.

Intent:
Provide up to date alternative transportation information in
an easily accessible location (i.e. main building lobby). This
can include real-time transit information, locations of carshare vehicles, and the location of BikeShare bicycles.

Implementation:
 establish appropriate minimum parking supply standards
for the proposed land uses that may be reduced
compared to City By-law provisions and accommodate
essential site related needs in this context;
 adopt a sharing of office, church, and residential visitor
parking to maximize the efficient use of parking
resources;
 operate on-site parking as paid parking for visitors and
employees;
 offer parking to building residents “unbundled” from unit
purchase for a portion of the overall unit supply; and,
 encourage use of other travel modes.

Implementation:
 consider the provision of a display screen with alternative
transportation options and locations in the main building
lobby.
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5.0

UPDATED PARKING ASSESSMENT

The development plan has been refined based upon commentary from City of Toronto staff as well as
stakeholder consultations. Based upon the changes, the parking assessment from our initial submission
(December 2017) has been refined and updated.
The updated Zoning By-law requirements for Zoning By-laws 569-2013 and 438-86 are summarized in in
Table 2 and Table 3.

5.1

ZONING BY-LAW 569-2013

Application of Zoning By-law 569-2013, and the shared parking permissions, to the development programme
requires a total of 252 spaces, comprised of 178 resident parking spaces and 75 non-resident parking spaces
shared between the residential visitors, office, retail and place of worship.

TABLE 2

ZONING BY-LAW 569-2013 PARKING REQUIREMENTS
Units /
GFA1

Land Use

Standard

Shared Parking

Parking
Requirement

AM

PM

Eve.

Residential
1-Bedroom

91 units

0.5 spaces per dwelling unit

45 spaces

2-Bedroom

135 units

0.8 spaces per dwelling unit

110 spaces

3-Bedroom

23 units

1.0 spaces per dwelling unit

23 spaces

SUB-TOTAL

178 spaces

178 spaces
100%
178 spaces
(effective resident ratio of
0.71 spaces / unit)

Non-Residential
Residential Visitor

249 units

0.1 spaces per dwelling unit

24 spaces

2 sps
10%

8 sps
35%

24 sps
100%

Office

3,994 m2

0.35 spaces per 100 m 2 GFA

13 spaces

13 sps
100%

7 sps
60%

0 sps
0%

Retail2

70 m2

No parking standard required 1

0 spaces

0 sps
20%

0 sps
100%

0 sps
100%

Place of Worship 3

558 m2

9.0 spaces per 100 m 2 of
worship area2

50 spaces

50 sps
100%

50 sps
100%

50 sps
100%

87 spaces

65 sps

65 sps

75 sps

265 spaces

243
sps

243 sps

252 sps

SUB-TOTAL
TOTAL
Notes:
1.
2.
3.

Site statistics are based upon the architectural plans from KPMB, dated March 6, 2019.
Parking requirements for retail stores are not required if the GFA on the lot is less than 200 square metres.
Zoning By-law 569-2013 calculates parking space requirements for place of worship uses based upon the following: the
“worship area” means 90% of the area in a place of worship used for the expression of worship through religious services, rites
or ceremonies. Based upon the following, we have calculated 558 m2 based upon 90% of the 620 m2 sacred space.
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5.2

ZONING BY-LAW 438-86 REQUIREMENTS

While the standards outlined in Zoning By-law 569-2013 are applicable for the site, the standards outlined in
Zoning By-law 438-86 are also referenced by way of context and recognizing that the City routinely considers
previous standards as part of current development applications. Parking requirements, per Zoning By-law
438-86, is summarized below in Table 3.
Application of Zoning By-law 438-86 to the development program, including the shared parking principles,
results in a requirement for a total of 238 spaces, comprised of 175 resident parking spaces and 63 nonresidential spaces to be shared among the proposed uses (i.e. residential visitor, office, retail and place of
worship).

TABLE 3

AREA ZONING BY-LAW 438-86 PARKING REQUIREMENTS
Units /
GFA

Land Use

Standard

Shared Parking

Parking
Requirement

AM

PM

Eve.

Residential
1-Bedroom

91 units

0.5 spaces per dwelling unit

46 spaces

2-Bedroom

135 units

0.75 spaces per dwelling unit

101 spaces

3-Bedroom

23 units

1.20 spaces per dwelling unit

28 spaces

SUB-TOTAL

175 spaces

175 spaces
100%
175 spaces
(effective resident ratio of
0.70 spaces / unit)

Non-Residential
Residential Visitor

249 units

0.06 spaces per dwelling unit

15 spaces

0 sps
0%

5 sps
35%

15 sps
100%

Office

3,999 m2

1.0 spaces per 135 m2 NFA

30 spaces

30 sps
100%

18 sps
60%

0 sps
0%

Retail

70 m2

1 parking space per 100 m 2
NFA

1 space

0 sps
20%

1 sps
100%

1 sps
100%

1,294 m2

3.0 spaces per 40 seats 1
(277 seats)

21 spaces

21 sps
100%

21 sps
100%

21 sps
100%

67 spaces

51 sps

45 sps

37 sps

242 spaces

226
sps

220 sps

212 sps

Place of Worship
SUB-TOTAL
TOTAL
Notes:
1.
2.

Site statistics are based upon the architectural plans from KPMB, dated March 6, 2019.
Place of Worship is based upon an assumed 277 seats available, as noted on architectural plans from KPMB, dated November
14, 2018.
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5.3

ADJUSTED PARKING REQUIREMENT

The City of Toronto typically applies a formula to determine the appropriate parking reduction ratio that can be
applied to a site. The limit on this parking reduction for car-share is calculated based upon the following
formula: 4 x (total number of units / 60), rounded down to the nearest whole number.
The proposed development recognizes the benefits of on-site car-share towards lowering vehicle ownership,
including the location of 3 existing car-share vehicles on-site. Typically the allowance per car-share vehicle is
a reduction of 4 resident vehicles. Application of the car-share reduction would result in a reduction of 12
parking spaces, as summarized below in Table 4.

TABLE 4

ADJUSTED RESIDENT PARKING REQUIREMENT

Use

Units / GFA

Total Parking Requirement

249 units

178 resident spaces

3 spaces @ 1:4 reduced ratio

-12 resident spaces

Residential Use
Less car-share provision

166 parking spaces
(Effective res ratio: 0.67 sps/ unit)

Adjusted Resident Parking Spaces

5.4

PROPOSED PARKING SUPPLY

BA Group has updated our initial parking assessment, submitted as part of the Zoning By-law Amendment
Application in December 2017. City Staff have provided commentary in May 2018 and have accepted our
proposed parking supply as follows:




Condominium Units
Residential Visitors & Office
Place of Worship Office

-

0.42 spaces per unit
25 shared parking spaces
20 parking spaces

Based upon the revisions to the development plan, vehicular parking is no longer provided above grade within
a fully automated parking garage. Instead, vehicular parking will be provided below grade in a 6 level
underground parking facility accessed by ramps which drivers would utilize to travel to/from their parking
space to ground level.
The ramp system provides a better circulation system for the vehicle drivers. In doing so, it reduces the area
available for parking. Accommodation of the ramp system has resulted in a reduced parking area. The
proposed parking supply is 124 parking spaces, comprised of 76 resident parking spaces, 25 shared
residential visitors & office, 20 place of worship / office parking spaces and 3 car-share space.
It is notable that the proposed reduction in parking supply is being applied only to the resident parking supply.
The commercial parking supply (residential visitors, office and place of worship) will not be affected – it
remain consistent with the approved parking supply per our Zoning By-law Amendment Application and
reflected in the City Staff comments attached as Appendix B.
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5.4.1

Proposed Resident Parking Supply

A total of 124 parking spaces are proposed for the site, including 45 commercial parking spaces to be used
for non-residential uses and 3 car-share spaces on-site. The balance of the spaces, 76 parking spaces,
which is equivalent to 0.31 spaces per unit, will be allocated for resident use.
We note that City of Toronto staff have previously approved a parking reduction which results in a resident
parking rate equivalent to 0.42 spaces per unit, for the residential component in their May 2018 comments.
The proposed resident parking supply of 76 parking spaces reflects a further reduction - a provision
equivalent to 0.31 spaces per unit.
The effective resident parking supply of 0.31 spaces per unit is proposed, which is considered to be well
within a range of parking demands measured and approved at similar buildings in the downtown Toronto
area.

5.4.2

Toronto Green Standards, V3.0 – Electric Vehicle Supply Equipment (EVSE)

The Toronto Green Standards Version 3.0, standard AQ 1.3, specifies that 20% of parking spaces provided
on-site must have electric vehicle supply equipment (EVSE) installed, and the remaining parking spaces must
be designed to permit future EVSE installation. A total of 25 spaces (20%) will have EVSE installed and the
remaining balance of spaces, 100 spaces, will have provisions for future EVSE installation.

5.5

ADEQUACY OF THE PROPOSED RESIDENT PARKING SUPPLY

Resident parking standards outlined in Zoning By-law 438-86 and 569-2013 are considered to overstate the
actual parking needs of the proposed residential condominium within the downtown context and, particularly,
considering the level of transit accessibility afforded to the proposed development.
While the requirements outlined in both Zoning By-law 569-2013 and Zoning By-law 438-86 are similar, there
are also a number of parking reductions within the downtown context that have become more prevalent
recently, through approvals at the Ontario Municipal Board (OMB), City Council, and the Committee of
Adjustment.
The increase in recent approvals of condominiums with reduced parking supplies indicates recognition that
parking demands are lower than those outlined within Zoning By-laws and that these reductions are
supported by the increase of non-automobile infrastructure within the downtown Toronto context, which
include transit improvements, cycling infrastructure, and additional pedestrian infrastructure. Car-share
services have also become more prevalent in the downtown and provide an alternative to vehicle ownership.
As such, the resident parking requirements of Zoning By-law 438-86 and 569-2013 are also considered to
overstate the actual parking needs of some residential condominium developments within the downtown
context.
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A proposed, reduced resident parking standard of 0.31 spaces per unit is considered to be appropriate for this
development based upon the following considerations:





provincial policy direction;
recent reduced residential parking supply ratio approvals for buildings in a similar context;
review of parking demands observed / recorded by BA Group at other residential condominiums in
the City’s downtown area; and,
review of the parking space sales program data at other representative projects in the downtown.

The following provides an overview of the contextual factors influencing parking demand at residential
buildings in the downtown area and the adequacy of the proposed, reduced, parking supply in this instance.

5.5.1

Provincial Policy Direction

Ontario’s New Five Year Climate Change Action Plan was announced in June 2016 (‘the Plan’). The Plan will
be utilized to help Ontario fight climate change and emphasizes the importance of addressing climate change
at the municipal level. Some of the key transportation / land-use planning actions outlined in the Plan are as
follows:


Support cycling and walking: Commuter cycling networks will be established across Ontario, targeting
routes with high-commuting volume such as between residential communities, major transit stations
and employment areas. There will be more cycling facilities in urban areas, including grade-separated
routes and cycling signals. There will be more bike parking at transit stations and provincially owned,
publicly accessible facilities. Ontario will revise provincial road and highway standards to require
commuter cycling infrastructure be considered for all road and highway construction projects where it
is safe and feasible. Ontario will do the same for major transit corridors.



Reduce single-passenger vehicle trips: Ontario would provide grants to municipalities and large
private employers to implement Transportation Demand Management (TDM) Plans. The plans will be
designed to help increase walking, cycling, carpooling, telecommuting and flex-work schedules,
thereby reducing overall fossil fuel consumption, traffic congestion and transportation emissions.



Eliminate minimum parking requirements: Minimum parking requirements would be eliminated over
the next five years for municipal zoning by-laws, especially in transit corridors and other high-density,
highly walkable communities. Minimum parking requirements are a barrier to creating complete,
compact and mixed-use communities. Instead, by-laws will encourage bike lanes, larger sidewalks,
and enhanced tree canopies.

The idea to eliminate minimum parking requirements in transit accessible areas, particularly for apartment
buildings, is not a new phenomenon in North America. Developments proposing ‘zero’ resident parking are
being promoted, approved and developed all over North America including Toronto, Calgary, Vancouver,
Portland, and Boston. Some cities are even going as far as to eliminate minimum residential parking
requirements in downtown/core areas, including the City of London and the City of Ottawa, which is currently
in the process of recommending elimination of parking requirements for new residential developments located
in the downtown.
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The increasing number of apartment buildings with reduced parking standards, compared to the Zoning Bylaw requirements and provision of ‘zero’ residential parking spaces is becoming a new norm as the City’s
population continues to grow, transit expands across the city, and auto-ownership declines. Although the
applicant is not requesting ‘zero’ parking for the proposed development, this shift away from providing excess
residential parking highlights a changing perspective toward auto-ownership, travel, and the cost of living in
Toronto.

5.5.2

Area Transportation Context

The site is well-situated within downtown Toronto, and as a result, is close to significant employment,
recreational and retail centres as well as higher-order transit services that support the core areas of the City.
The proximity to such a broad array of key destinations and service centres for residential buildings in areas
like this within the downtown creates an urban environment that is strongly conducive towards supporting
non-automobile transportation choices.
The site is well-located relative to higher-order transit services, with both Line 1 (Yonge-University-Spadina)
and Line 2 (Bloor-Danforth) transfer stations, St. George Station and Spadina Station, approximately a 250
metre and 200 metre walk from the site, respectively. The proximity of the site to subway connections in all
directions (north, south, east and west), provides excellent non-automobile travel opportunities for residents
and employees of the proposed development, including their visitors. This will, in turn, serve to reduce their
reliance on auto-dependent travel.
Car-sharing is recognized in the City of Toronto’s Official Plan as a means of reducing automobile
dependence. There are 3 primary car-sharing companies in Toronto: Zipcar, Enterprise AutoShare and
Maven, which offer their members access to vehicles across the city. There are numerous car-share vehicles
within the site environs, which provide on-demand automobile use, thus reducing the overall need to own
personal vehicles. The site itself, will include 3 car-share locations.
Bike Share Toronto has also recently expanded across the City of Toronto. The approval of permanent
separated cycle tracks along Bloor Street West, adjacent to the site, encourages cycling activity and affords
an increased level of opportunity for cyclists. There are a total of 10 Bike Share Toronto stations with up to
179 bicycles located within the vicinity of the site. A bike stair ramp will also be located along the site’s Bloor
Street West frontage to provide easy access to the weather-protected cycling facility on the P1 level of the
site.

5.5.3

Parking Changes in the Downtown

The site is well situated within downtown Toronto, located on two subway lines providing east-west and northsouth connections and north of significant employment, institutional, retail and recreational facilities (i.e.
Financial District, University of Toronto, Eaton’s Centre, Rogers Centre, Air Canada Centre, etc). As a result,
it is close to significant employment, educational, recreational, and retail centres as well as transit services
connecting and supporting the site to the core areas of the City. The proximity to such a broad array of key
destinations and service centres for residential buildings in areas like this within the downtown creates an
urban environment that is strongly conducive towards supporting non-automobile transportation choices.
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The ability for residents, resident visitors, office employees and retail visitors to be readily able to travel on
foot or bicycle between their homes, places of work/learning and a wide range of destination and services that
support the downtown area is instrumental towards the shift in travel modes (away from the car) that has
been seen in recent years, resulting in the significant drop in personal vehicle usage that has been
experienced at more recently developed residential buildings.
This change in perspective has resulted in a significant reduction in parking space demand needs at almost
all new residential buildings that are marketed in the downtown environment, compared to those that have
existed historically.
Related factors that have also played a part in establishing the framework for this change in parking needs
include a reduction in the size of residential units on an overall basis, the unbundling of parking from a unit
sale and more importantly, the significant enhancement in travel alternatives available in the downtown that
reduce the need for individuals to use a car on a day to day basis and, in fact, own a vehicle.
The advent of car-sharing services, in particular, and the investments being made in all forms of nonautomobile travel alternatives (i.e. on and off-site bicycle infrastructure, permanent bike lanes) have made,
and are continuing to make, a significant difference in downtown resident and tenant perspective on travel
mode and mobility choice. The policies, programs, or services (i.e. car-share) put in place by the City of
Toronto over recent years have had and continue to experience success and have played a key part in the
changing parking landscape across the downtown areas and transit accessible centres.
5.5.3.1

Decreasing Parking Demands Over Time

BA Group has conducted a number of parking demand studies for rental apartment buildings within transit
accessible areas of the City over a substantial period of time. BA Group has been able to obtain parking
demand information for a series of observations at three rental buildings over the last 20 years (1996 to
2015).
It is acknowledged that the project is a purpose-built condominium development. However, the overall history
of demands recorded in each case provides a significant level of insight into the way parking demands have
evolved at each building over time and may continue to evolve in the future. It is noted that the availability of
parking supply at any of these buildings has not been constrained at any time. Survey information recorded
at these buildings is illustrated in Figure 10. The three buildings are as follows:



45 Dunfield Avenue:

rental apartment building in Yonge / Eglinton area
7 information points between 1996 and 2015



55 / 57 Charles Street West:

rental buildings in the Bay / Bloor area
6 information points between 2005 and 2015



77 Davisville Avenue:

rental apartment building in the Yonge / Davisville
area 8 information points between 2011 and 2013

300 BLOOR STREET WEST, TRANSPORTATION CONSIDERATIONS, REZONING RESUBMISSION
MARCH 2019

6430-17

33

It is notable that all three buildings have experienced, while not always linear, a significant decrease in
parking demands during the timeframe outlined above. This provides strong evidence of the downward
evolution of parking needs at residential buildings in transit accessible locations.
While the three buildings listed above are rental buildings, the overall decrease in parking demand trends, can
likely be applied to residential condominium buildings as well. The overall trends relate to the increase in
modal split towards non-automobile modes as vehicle ownership decreases within the downtown.

FIGURE 10: PARKING DEMAND TRENDS (1996-2015)

5.5.3.2

Recent Approval Trends

It is notable that the downtown Toronto area, in general, houses residential buildings of all types with a range
of parking supply ratios that vary based upon a number of factors including the age of a building, the
marketing needs of a particular time and product, and the approval and parking demand regimes that were in
place at time of a building’s construction.
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There are a broad spectrum of parking supplies and demands associated with residential buildings across the
downtown, which have been changing (reducing) over recent years in response to the changing
demographics, economic factors, City policy and planning evolving, mobility choices and parking needs of
residents at newer buildings.
Parking supply and demands are typically governed by a number of factors and influences, including but not
limited to the location of the building, building characteristics, market positioning (i.e. rental or
condominium/owned units, size of units), geography, potential heritage considerations and other site specific
factors, area demographics, alternative area mobility options (i.e. transit, car-share, bike share), and proximity
to services, employment centres, amenities and retail facilities.
These factors contribute towards the choices that residents and visitors make with respect to vehicular and
non-vehicular travel mode use and, particularly, in the case of residents, their choices of a building in which to
own a unit.
Residential parking standards outlined in Zoning By-laws 569-2013 and 438-86 can generally be considered
as conservatively high relative to the parking demands generated by residential buildings within the downtown
area based upon current trends.
Parking standards for both condominium and rental buildings have been approved at levels that are less than
the applicable Zoning By-laws by City Council, the Committee of Adjustment (minor variances) and the
Ontario Municipal Board. These approvals are most often applied to proposed developments located within
transit accessible areas of the City of Toronto and most often in the downtown core area with significant levels
of infrastructure that is supportive of non-automobile uses and conducive to travel that relies on travel, cycling
and walking.
It is notable that these residential buildings with approved reduced parking supply ratios are located up to 1.5
kilometres away from the nearest subway station, within similar contexts to the east and west of the proposed
development at 300 Bloor Street West which is only 250 metres away from the nearest subway station.
Approved parking supply ratios (blended) for condominium buildings in the downtown can range from as low
as 0.03 spaces per unit to others that run through and above the rate of 0.40 spaces per unit, the majority
being less than the proposed effective parking supply of 0.31 spaces per unit. A selection of examples where
reduced overall resident parking supplies have been approved for condominium buildings in the downtown
area is provided in Table 5.
These examples where reduced standards have been adopted is strongly indicative of a level of support and
acceptance of parking supply standards that are often substantially lower than the requirements of the Zoning
By-law. Furthermore, the extent and number of new developments that are proceeding with reduced parking
standards in the downtown is, increasingly, reflective of a situation where the Zoning By-law requirements are
considered to overstate current parking needs of residential buildings in the downtown area.
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TABLE 5

APPROVED REDUCED RESIDENTIAL PARKING SUPPLY RATIOS

Address

Effective Parking Supply
(spaces / unit)

Approval

426 University Avenue

315 dwelling units
9 parking spaces
Effective Res Ratio: 0.03 sps / unit

Site Specific By-law 481-2010

155-163 Dundas Street East /
200 Jarvis Street

384 units
minimum 72 residential spaces
Effective Res Ratio: 0.19 sps / unit

Site Specific By-law 161-2012

9-21 Grenville Street

495 dwelling units (max)
89 resident parking spaces
Effective Res Ratio: 0.18 sps / unit

OMB Decision PL111088
(March 7, 2012)

639 dwelling units (max) 1
159 residential parking spaces
454-464 Yonge Street (YC
Condos)

Site Specific By-Law 1724-2013
Effective Res Ratio: 0.25 sps / unit

CoA Decision – A0179/17TEY

Effective Res Ratio with Car Share:
0.19 sps / unit
587-599 Yonge Street, 2-4
Dundonald Street, & 7-9
Gloucester Street
(Clover on Yonge)

475 Yonge Street

528 dwelling units
111 residential parking spaces
Effective Res Ratio: 0.21 sps / unit
985 dwelling units
210 residential parking spaces

Site-Specific By-law 778-2016
(OMB)

Site-Specific By-laws 1472-2017
& 1473-2017

Effective Res Ratio: 0.21 sps / unit
328-340 Adelaide Street West

429 dwelling units
100 residential parking spaces
Effective Res Ratio: 0.23 sps / unit

Site Specific By-law 890-2011
(OMB)

50-60, 62 and 64 Charles
Street and 47 and 61 Hayden
Street

618 dwelling units
201 residential parking spaces
Effective Res Ratio: 0.33 sps / unit
Effective Res Ratio with Car Share:
0.24 sps / unit

Site Specific By-Law 1039-2014
& 1040-2014

11 Charlotte Street

232 dwelling units (max)
64 residential parking spaces
Effective Res Ratio: 0.28 sps / unit

Site Specific By-law 1433-2011
(OMB)

1

Unit breakdown was based on a total of 634 units (22 live / work, 53 bachelor, 329 1-Bedroom, 166 2-Bedroom, 64 3-Bedroom) based on March 5, 2014
SPA site stats which were reissued to the City of SPA. The site specific Zoning By-law specifies that the minimum number of parking spaces required to be
provided shall be 50 parking spaces less than required by the rates specified in the ZBL.
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Address

Effective Parking Supply
(spaces / unit)

Approval

335-355 King Street West &
119 Blue Jays Way

910 dwelling units
250 residential parking spaces
Effective Res Ratio: 0.27 sps / unit

CoA Decision A0856/15TEY
(2015)
CoA Decision A0308/15TEY
(2015)
Site Specific By-law 1041-2010

357-363 King Street West and
62 Peter Street

350 dwelling units (max)
93 residential parking spaces
Effective Res Ratio: 0.27 sps / unit

Site Specific By-Law 1556-2012
(OMB)

42 Charles Street East

474 dwelling units (max)
166 residential parking spaces
Effective Res Ratio: 0.35 sps / unit
Effective Res Ratio with Car-share:
0.28 sps / unit

Site Specific By-law 7-2013
(OMB)
OMB Decision PL120212 (2013)

836-850 Yonge Street & 1-9A
Yorkville Avenue

577 dwelling units
162 residential parking spaces
Effective Res Ratio: 0.28 sps / unit

Site Specific By-Law 646-2015

37 Yorkville Avenue

1083 dwelling units
325 residential parking spaces
Effective Res Ratio: 0.30 sps / unit

Site Specific Zoning By-law
1050-2015

318 Richmond Street West

409 dwelling units
127 residential parking spaces
Effective Res Ratio: 0.31 sps / unit

CoA Decision A0304/15TEY
CoA Decision A0125/10TEY

352 Front Street West

456 dwelling units
162 residential parking spaces
Effective Res Ratio: 0.35 sps / unit
Effective Res Ratio with Car-share:
0.33 sps / unit

32 Stewart Street

47 dwelling units
16 residential parking spaces
Effective Res Ratio: 0.34 sps / unit

CoA Decision A539/01TO

5 St. Joseph Street

562 dwelling units
190 residential parking spaces
Effective Res Ratio: 0.34 sps / unit

CoA Decision – A0850/11TEY
(2012) and A0914/10TEY (2011)

75 St. Nicholas Street

308 dwelling units
151 residential parking spaces
Effective Res Ratio: 0.49 sps / unit
Effective Res Ratio with Car-Share:
0.43 sps / unit

OMB Decision – PL100932
(2010)

45 Charles Street East

511 dwelling units (max)
225 residential parking spaces
Effective Res Ratio: 0.44 sps / unit

2 car-share sps (1:5 ratio)
CoA Decision A0589/13TEY
CoA Decision A4025/11TEY

Site Specific By-Law 103-2010

Site Specific By-law 566-2013
OMB Decision PL120060 (2013)
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5.5.3.3

Area Condominium Parking Sales Data

Parking sales data trends that were observed at other area condominium developments are summarized
below in Table 6. These condominium developments (7 sites) are located within similar urban contexts and
have comparable levels of access to transit and other non-automobile focussed mobility infrastructure (i.e.
bicycle facilities, car-share locations) as that afforded to the proposed 300 Bloor Street West development.
These sites are also located near major employment, recreational and retail centres.
The sales data indicates a projected parking uptake range for the reviewed buildings of between 0.28 and
0.42 spaces per unit on average, which is well within the range of the proposed effective parking supply of
0.31 spaces per unit.

TABLE 6

TORONTO CONDOMINIUM PARKING SALES DATA
Supply
Units
Sold
(%)

Number of Units

Demand

Resident
Parking
Spaces
Provided

Effective Residential
Parking Rate (Based
on Approved Supply)

Projected Parking
Uptake Rate (Based
on Sales Info)

95%

Bachelor: 68
1-Bedroom: 222
2-Bedroom: 112
3-Bedroom: 10
Total: 305

122 spaces

0.40 spaces per unit

0.35 spaces per unit

100%

Bachelor: 19
1-Bedroom: 353
2-Bedroom: 46
3-Bedroom: 47
Total: 465

170 spaces

0.37 spaces per unit

0.28 spaces per unit

Reve
(560 Front Street)

80%

Bachelor: 28
1-Bedroom: 219
2-Bedroom: 28
3-Bedroom: 30
Total: 305

128 spaces

0.48 spaces per unit

0.42 spaces per unit

The Library District
(155 Dan Leckie
Way)

65%

Bachelor: 62
1-Bedroom: 218
2-Bedroom: 84
Total: 364

168 spaces

0.41 spaces per unit

0.35 spaces per unit

Post House
(105 George Street)

94%

1-Bedroom: 206
2-Bedroom: 88
Total: 294

119 spaces

0.40 spaces per unit

0.37 spaces per unit

Bonnycastle Street

58%

1-Bedroom: 367
2-Bedroom: 132
3-Bedroom: 2
Total: 501

318 spaces

0.63 spaces per unit

0.41 spaces per unit

100%

Bachelor = 3
1-bedroom = 274
2-bedroom = 192
3-bedroom = 13
Total = 482

161 spaces

0.34 spaces per unit

0.32 spaces per unit

Address

M5V
(375 King Street
West)

Fly
(352 Front Street
West)

154 Front Street E.
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5.5.3.4

Site Related Factors and Support for a Reduced Standard

The site is located in an area that is well served by transit, cycling routes, pedestrian destinations, and is
within walking distance of a number of major employment, retail, entertainment and recreation centres. The
proposed uses on site and the prevailing parking approvals at other centrally located development sites, is
highly supportive of adoption of a further reduced parking standard for 300 Bloor Street West. The proposed
standard, while lower than the prevailing Zoning By-law requirements and already approved City parking
reduction, is still inline and consistent with other reductions seen at comparable sites within the downtown
core.
The specific factors related to the site’s support for adoption of a reduced tenant parking supply include the
following:
Transit Access
The site is well served by higher-order transit, providing connections in all directions along both Lines 1 and 2
(Yonge-University-Spadina and Bloor-Danforth). These subway connections provide fast and convenient
service across the City. The transit accessibility of the site is highly supportive of non-automobile dependent
travel and offers residents, employees, and visitors of the development an excellent travel alternative that
avoids the use of a private automobile on a day-to-day basis. This reduces, in fact, the need for residents to
own a vehicle as has been experienced in many recent downtown / midtown residential developments.
Bicycle Routes and Infrastructure
The site is located adjacent to an approved, installed, dedicated cycling track that provides linkages in an
east-west direction across the City. It also provides connections to other north-south cycling tracks and trails,
which enable and afford the site a strong and viable travel alternative for residents, employees, and visitors.
This reduces their needs for a private vehicle on a day-to-day basis.
Bicycle Sharing Facility Considerations
Bike Share Toronto offers users the use of a fleet of bicycles on a short-term basis and the ability to pick up
and drop off bicycles at various locations across the central area of Toronto, 24 hours a day, seven days a
week. The system is comprised of over 80 terminal locations across Toronto’s downtown core, with 1,000
bicycles available for use.
There are a total of 10 Bike Share Toronto stations with up to 179 bicycles located within the vicinity of the
site. A bike stair ramp will also be located along the site’s Bloor Street West frontage to provide easy access
to the weather-protected cycling facility on the P1 level of the site.
Car-Share Facility Considerations
Car-sharing has been recognized in the City of Toronto’s Official Plan as an effective method of reducing
automobile dependency in the City and has become a valuable part of the overall central area mobility
“solution” for residents and visitors. Car-share services allow members to make use of a vehicle on an hourly
basis as required and offers such access without the need for residents / tenants to own a vehicle
themselves. This, in turn, reduces the need for residents / tenants to own a private vehicle which lowers
parking space needs and also contributes to a reduction in automobile use for day-to-day commuting activity
(i.e. people without a vehicle are not able to use it to travel during the peak hour periods). Three (3) carshare spaces are provided on-site, to augment the car-share service that is readily available in the site
environs.
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Pedestrian Accessibility
The site is extremely well located relative to the downtown core and is within walking distance of numerous
employment, recreational, commercial, retail and entertainment amenities and destinations located in the
immediate site environs and across the downtown area that can be readily accessed without the use of a car.
The highly pedestrianized nature of the site’s environs and the downtown in general, affords convenient, nonautomobile based travel opportunities for residents and visitors to the site and provides substantial
opportunity for pedestrian travel by building tenants.
Summary
The convenient pedestrian access afforded to and from a multitude of destinations across the downtown and
the accessibility to higher order transit and bicycle connections in the site environs provides excellent nonautomobile travel opportunities for prospective tenants and visitors to the proposed development. This will
serve to minimize the need for tenants and their visitors to travel using an automobile on a day-to-day basis.
This, in combination with the availability of car-share services in the area, will, in turn, reduce the need for
residents of the 300 Bloor Street West development to own a car thereby reducing the need for vehicular
parking in the development.
The site context is, as such, equivalent to that afforded to many residential (and others) buildings situated
across the downtown area such that parking demand needs of the proposed rental development would be
expected to be comparable to the lower levels of demands described in the previous sections, given its close
proximity to the downtown area. As such, adoption of a further reduced tenant parking standard, as
proposed, for 300 Bloor Street West is considered to be appropriate based upon the foregoing factors.
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6.0

BICYCLE PARKING

6.1

ZONING BY-LAW 569-2013 REQUIREMENTS / TORONTO GREEN
STANDARDS, VERSION 3.0, TIER 1

The bicycle parking supply requirements of the city wide Zoning By-law 569-2013 have been reviewed. It is
notable that the bicycle parking rates outlined in the Toronto Green Standards, Version 3.0, Tier 1 are the
same as the standards outlined in the City of Toronto Zoning By-law 569-2013.
Application of the bicycle parking supply requirements results in a total of 274 bicycle parking spaces,
comprised of 234 long-term bicycle spaces and 40 short-term bicycle parking spaces, as summarized in
Table 7.

TABLE 7

ZONING BY-LAW 569-2013 & TORONTO GREEN STANDARDS TIER 1
– BICYCLE PARKING REQUIREMENTS

Use1

Units

Residential Long Term

Rate

Spaces Required

0.90 spaces per unit

225 spaces

0.10 spaces per unit

25 spaces

0.2 spaces per 100 m 2 IFA

1 spaces

249 units
Residential Short Term
Retail Occupant

70 m2

Retail Visitor

3 + (0.3 spaces per 100

Office Occupant

3,994 m2

Office Visitor

m2

IFA)

0.2 spaces per 100 m 2 IFA
3 + 0.2 spaces per 100

m2

IFA

4 spaces
8 spaces
11 spaces

TOTAL LONG-TERM

234 spaces

TOTAL SHORT-TERM

40 spaces

TOTAL BICYCLE PARKING

274 spaces

Notes:
1.

Site statistics are based upon the architectural plans from KPMB, dated December 20, 2017.
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6.2

ZONING BY-LAW 438-86 REQUIREMENTS

For comparison purposes, bicycle parking requirements for the proposed development programme have been
evaluated based upon Zoning By-law 438-86.
Application of the Zoning By-law results in a minimum requirement of 203 bicycle parking spaces (160
resident spaces, 40 residential visitor spaces and 3 office spaces) to be provided on-site to support the
proposed development as planned.

TABLE 8

ZONING 438-86, BICYCLE PARKING REQUIREMENTS

Use

Units

Residential Occupant

Rate

Spaces
Required

80% x (0.75 spaces / unit or up to a maximum of 200
spaces)

160 spaces

20% x (0.75 spaces / unit or up to a maximum of 200
spaces)

40 spaces

249 units
Residential Visitor

Retail

70 m2

1 bicycle parking space for every 1,250 m 2 of net floor
area or fraction thereof equal to or greater than 0.5

0 spaces

Office

3,994 m2

1 bicycle parking space for every 1,250 m 2 of net floor
area or fraction thereof equal to or greater than 0.5

3 spaces

TOTAL
Notes:
1.

203 spaces

Site statistics are based upon the architectural plans from KPMB, dated December 20, 2017.

6.3

PROPOSED BICYCLE PARKING SUPPLY AND FACILITIES

It is proposed to meet and exceed the bicycle parking requirements outlined in Zoning By-law 569-2013 and
Toronto Green Standards for Mid-to-High Rise Buildings Version 3.0, Tier 1 for the proposed development.
Application of the proposed bicycle parking standards (as outlined in Table 7) requires a total of 274 bicycle
parking spaces comprised of 234 long-term bicycle spaces and 40 short-term bicycle parking spaces be
provided to support the proposed development plan. This proposed supply consists of 283 bicycle parking
spaces, comprised of 240 long-term bicycle spaces and 43 short-term bicycle parking spaces.
Bicycle parking spaces are provided on the P1 level of the underground parking facility and are accessed via
a bike stair ramp off of Bloor Street West.
The proposed bicycle parking facilitates and supporting access arrangements are considered to be
appropriate in terms of supply and accessibility, will adequately support the proposed residential
development, and meet the requirements outlined in Zoning By-law 569-2013 and Toronto Green Standards
for Mid-to-High Rise Buildings Version 3.0, Tier 1.
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7.0

LOADING

The current development plans have been refined since the original submission to the City as part of the
ongoing design and development process, in response to City comments and stakeholder consultations. We
note that the City has requested annotations on the submitted development plans. The updated plans,
including the annotations, are attached in Appendix A.
The uses within the proposed development have been reduced since the initial application in December 2017.
The proposed loading spaces and location of these spaces has remained largely unchanged. A summary of
the Zoning By-law requirements is found in the following section.

7.1

ZONING BY-LAW 569-2013

Application of the loading standards outlined in Zoning By-law 569-2013 to the proposed development
programme requires the provision of 1 Type ‘G’ loading space and 1 Type ‘B’ loading space to service the
proposed residential development, as summarized below in Table 9.

TABLE 9

ZONING BY-LAW 569-2013, LOADING REQUIREMENTS

Use

Units /
GFA

Type A

Type B

Type C

Type G

Total

Residential

249 units

0 spaces

0 spaces

0 spaces

1 space

1 space

Office

3,994 m2

0 spaces

1 space

2 spaces

0 spaces

3 spaces

Retail

70 m2

0 spaces

0 spaces

0 spaces

0 spaces

0 spaces

1,291 m2

0 spaces

0 spaces

0 spaces

0 spaces

0 spaces

SUBTOTAL

0 spaces

1 space

2 spaces

1 space

4 spaces

TOTAL AFTER SHARING

0 spaces

0 spaces

2 spaces

1 space

3 spaces

Church

Notes:
1.
2.

Site statistics are based upon the architectural plans from KPMB, dated March 6, 2019.
Shared loading space calculations based upon Zoning By-law 569-2013, Chapter 220.5.10.1(9) and Chapter 40.10.90.1(1).
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7.2

ZONING BY-LAW 438-86

By comparison, application of the loading standards outlined in Zoning By-law 438-86 to the proposed
development programme requires the provision of 1 Type ‘G’ loading space, 1 Type ‘B’ loading space and 2
Type ‘C’ loading spaces, as summarized below in Table 10.

TABLE 10

ZONING BY-LAW 438-86, LOADING REQUIREMENTS

Use

Units /
GFA

Type A

Type B

Type C

Type G

Total

249 units

0 spaces

0 spaces

0 spaces

1 space

1 space

m2

0 spaces

1 spaces

2 spaces

0 spaces

3 spaces

0 spaces

0 spaces

0 spaces

0 spaces

0 spaces

0 spaces

0 spaces

0 spaces

0 spaces

0 spaces

SUBTOTAL

0 spaces

1 space

2 spaces

1 space

4 spaces

TOTAL AFTER SHARING

0 spaces

0 spaces

2 spaces

1 space

3 spaces

Residential
Office

3,999

70 m2

Retail
Church

Notes:
1.
2.

1,291

m2

Site statistics are based upon the architectural plans from KPMB, dated March 6, 2019.
Shared loading space calculations are based upon Section 4(8)(d)(e).

7.3

PROPOSED LOADING SUPPLY AND ARRANGEMENTS

The development plan proposes 1 Type ‘G’ and 2 Type ‘C’ loading spaces to support the loading and
servicing needs of the residential, office and retail components of the proposed development. The proposed
1 Type G and 2 Type C loading spaces are located at grade on the north side of the building. The proposed
loading area is enclosed within the building footprint.
Access to the loading facility is provided from Huron Street, along the east side of the site. The consolidation
and location of the proposed loading spaces minimizes the number of vehicle access points to the site. All
vehicular access to / from the site, including parking access, is located from the same driveway off Huron
Street, in order to enhance the pedestrian realm along Bloor Street West.

7.4

VEHICLE MANOEUVRING

Access to the Type ‘G’ loading space is to be provided from the driveway access located on Huron Street.
Furthermore, the loading facility is in accordance with the design provisions outlined in the City of Toronto
Requirements for Garbage and Recycling Collection for New Developments and Redevelopments.
Appropriate manoeuvring area is provided to accommodate the turning movement requirements of the City of
Toronto garbage and recycling collection vehicles. Detailed vehicle manoeuvring diagrams are shown on in
Appendix C which illustrates inbound and outbound turning movements for a City of Toronto refuse vehicle.
The manoeuvring diagrams confirm that the proposed loading arrangements can acceptably accommodate
the manoeuvring needs of the City collection vehicle. We also note that clearances between the northerly
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tapered columns will need to be assessed at the Site Plan Application to ensure that appropriate clearances
are provided.
A waste management room is located on the P1 level of the proposed development site, with bins being
transferred to grade via the parking ramp. It is noted that there is no need for bins to travel on City property
with all movements occurring within the site boundaries.
Additionally, appropriate bin storage provisions (minimum 20 m²) are provided adjacent to the Type ‘G’
loading space.
The arrangement and functionality of the loading area will appropriately accommodate the loading needs for
the proposed development and is in accordance with the design provisions outlined in the City of Toronto
Requirements for Garbage and Recycling Collection for New Developments and Redevelopments.

8.0

TRAFFIC OPERATIONS ANALYSIS UPDATE

As part of the Zoning By-law Amendment Application, submitted in December 2017, traffic operations
reviewing the impact of the proposed development were analyzed. BA Group’s traffic analysis has been
accepted by City Staff as indicated in their comments dated May 2018.
The following provides a summary update of the traffic generation potential of the current development plan
and provides a comparison to existing site traffic generation levels.
Traffic volume forecasts and operation analysis assessing the impacts of the 300 Bloor Street West
development were assessed in detail as part of a December 2017 Transportation Considerations Report
submitted as part of a Zoning By-law Amendment application.
BA Group’s previous report, 300 Bloor Street West Proposed Multi-Use Development Transportation
Considerations (December 2017), contained a review of the traffic-related impacts of the development plan
(i.e. 259 residential units, 5,537 m2 GFA of office space and 2,367 m2 GFA of church space. It included a
review and assessment of the following from a traffic operations perspective:




Basis for analysis (including analysis scenarios, study area, analysis assumptions and signalized and
unsignalized intersection methodology);
Traffic volumes forecasts (including existing, area growth, background developments, site traffic and
future total traffic volumes); and
Traffic operations analysis undertaken on the area street system.

The current development programme reflects a modest decrease in number of residential units (249 dwelling
units), a decrease in office GFA (3,994 m2 GFA of office space) and decrease in church space (total 2,209 m2
GFA of church space) in comparison to what was considered as part of BA Group’s previous report. It should
be noted that the forecasts outlined herein have been established based upon the same methodology
adopted in our previously submitted materials.
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8.1

TRIP GENERATION

8.1.1

Residential Trip Generation

Vehicular trip generation rates adopted for the residential portion of the proposed development were based on
the same assumptions as outlined in BA Group’s December 2017 report. The residential trip generation
forecasts for the proposed development with the current development programme will remain consistent with
the trips outlined in the December 2017 report in the order of 25 two-way trips in the weekday morning and
afternoon peak hours. Trip generation forecasts for the proposed residential development are summarized in
Table 11.

TABLE 11

RESIDENTIAL SITE TRIP GENERATION
AM Peak Hour

Adopted Residential Trip Rate
(Trips / Unit)
Residential Trips (249 Units)
Notes:
1.

PM Peak Hour

In

Out

2-Way

In

Out

2-Way

0.02

0.08

0.10

0.06

0.04

0.10

5

20

25

15

10

25

Vehicular trip volumes are rounded to the nearest 5 vehicles.

8.1.2

Office Trip Generation

Vehicular trip generation rates adopted for the office portion of the proposed development were based upon
proxy parking supply survey rates undertaken by BA Group and outlined in the BA Group’s December 2017
report. Given that sharing of the non-residential (i.e. residential visitors, office and church) parking spaces will
occur amongst the different land uses at different peak periods, parking supply of 45 spaces for the nonresidential portion of the site will be provided and remain consistent with the supply outlined in the BA Group’s
December 2017 report. Trip generation forecasts for the proposed non-residential development are
summarized in Table 12.

TABLE 12

OFFICE SITE TRIP GENERATION
AM Peak Hour

Adopted Office Trip Rate
(Trips / Parking Space)
Office Trips (43 Parking Spaces)
Notes:
1.
2.

PM Peak Hour

In

Out

2-Way

In

Out

2-Way

0.33

0.01

0.34

0.02

0.33

0.35

15

0

15

0

15

15

Vehicular trip volumes are rounded to the nearest 5 vehicles.
Trips are based upon 45 proposed parking spaces and assumed 95% occupancy.
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8.1.3

Total Site Traffic

Updated trip generation forecasts for the current proposed development are summarized in Table 13.

TABLE 13

TOTAL SITE TRIP
AM Peak Hour
In

Out

PM Peak Hour
2-Way

In

Out

2-Way

December 2017 BA Group Study Trip Generation
Residential Trips

5

20

25

15

10

25

Office Trips

15

0

15

0

15

15

Church Trips

0

0

0

5

5

10

Total Site Trips

20

20

40

20

30

50

Current Development Programme Trip Generation
Residential Trips

5

20

25

15

10

25

Office Trips

15

0

15

0

15

15

Church Trips

0

0

0

5

5

10

Total Site Trips

20

20

40

20

30

50

0

0

0

Change in Total Site Trips
0
Notes:
1.

0

0

Vehicular trip volumes are rounded to the nearest 5 vehicles.

The current development programme for the proposed development will result in a negligible change in total
site trips and is forecasted generate in the order of 40 and 50 two-way trips in the weekday morning and
afternoon peak hours, respectively.

8.2

TRAFFIC OPERATIONS SUMMARY

Based on the above, and City staff approval for the original proposal, the proposed reduced development is
not anticipated to generate additional trips. The proposed trip generation and impacts to the surrounding
street network are considered to be acceptable.
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8.3

TORONTO GREEN STANDARD TIER 1 PERFORMANCE
MEASURE AQ 1.1

The Toronto Green Standard (TGS) is Toronto’s sustainable design requirements for new developments that
aim to promote sustainable site and building design across five areas. TGS consists of multiple tiers of
sustainable performance measures (from Tier 1 to Tier 4) where Tier 1 is mandatory as part of the planning
approval process, whereas Tier 2 to 4 are voluntary. A new Version 3 of the TGS is applicable to
development applications submitted after May 1, 2018.
The Tier 1 standard within the updated TGS requires all development proposals to reduce signal occupancy
auto vehicle trips generated by the proposed development by 15% through the adopted TDM measures and
multimodal infrastructure strategies for the site. As such, the impacts of the adopted TDM measures and site
context on the proposed site trip generation must be quantified. The combined effect of the adopted TDM
measures and multimodal infrastructure strategies were assess based on a comparison to default trip
generation derived from the ITE Trip Generation Manual 10th Edition for an urban locational context and is
summarized in Table 14.

TABLE 14

TRIP GENERATION REDUCTION SUMMARY
AM Peak Hour
In

Out

PM Peak Hour
2-Way

In

Out

2-Way

Residential Trip Generation
ITE LUC 222 Residential Trip
Rate1

0.03

0.18

0.21

0.13

0.06

0.19

Residential Trips ITE (249 units)

10

45

55

35

15

50

Residential Site Trip Generation

5

20

25

15

10

25

50%

56%

54%

57%

33%

50%

Residential Reduction

Office Trip Generation
ITE LUC 712 Office Trip Rate 1

1.05

0.17

1.22

0.18

0.85

1.03

Office Trips ITE (3,994 m2)

45

5

50

10

35

45

Office Site Trip Generation

15

0

15

0

15

15

67%

100%

70%

100%

57%

67%

Office Reduction

Total Trip Generation
Total Trips ITE

55

50

105

45

50

95

Total Site Trip Generation

20

20

40

15

25

40

64%

60%

62%

67%

50%

58%

Total Reduction
Notes:
1.

ITE Rates were based on “Dense Multi-Use Urban” best fit line and curve equations.

As outlined above, a comparison of the ITE trip generation to the projected site trip generation, it is
anticipated to have a reduced two-way trips generation by approximately 58% to 62% during the study peak
hours. As such, this reduction meets and exceeds the requirements set out within the TGS for Tier 1.
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9.0

STUDY FINDINGS

BA Group is retained by 300 Bloor West LP to provide transportation consulting services in regards to a
Zoning By-law Amendment Resubmission being made to the City of Toronto to permit a mixed-use
development project, in the City of Toronto. The site is located on the north-west corner of the Bloor Street
West / Huron Street intersection in downtown Toronto.
Key study findings of this study are as follows:
Updated Proposed Development
1.
The site is currently occupied by Bloor Street United Church, located at 300 Bloor Street West
and Pigeon House, located at 478 Huron Street. A mixed-use development on the site is
proposed, to be located on an existing surface parking lot behind Bloor Street United Church.
The existing building at 478 Huron Street will remain and is not developed as part of the proposed
redevelopment.
2.

A mixed-use development is proposed on the site and will comprise of approximately 249
dwelling units, 3,994 m2 of office space, 2,209 m2 of church space (including worship and church
administrative / meeting facilities) and approximately 70 m2 of retail floor space. A consolidated
site access from Huron Street is proposed to accommodate vehicular activity (including parking
and loading vehicles).

Transportation Context
3.
The development site is well situated relative to higher order transit service linking to the
downtown and other areas of the City. The site is located within a 250 metre walk from St.
George Subway Station and 200 metre walk from Spadina Station, both transfer stations for Line
1 (Yonge-University-Spadina) and Line 2 (Bloor-Danforth). This provides excellent nonautomobile travel opportunities for residents and employees of the proposed development,
including their visitors. This will, in turn, serve to reduce their reliance on auto-dependent travel.
4.

The site, and surrounding area in general is located within the downtown and is, as such, close to
significant employment, commercial, retail and recreational centres located along the Bloor Street
West corridor and across the City. This proximity provides for a multitude of employment, retail,
recreational and other amenity destinations that can be reached on foot and transit from the site.

5.

The site is located adjacent to Bloor Street West, which provides east-west connectivity across
the City and into the downtown via several major arterial roadways in the area (i.e. Spadina
Avenue and Bloor Street West).

6.

The site is also well situated relative to car-share and bike-share facilities that provide users with
access to a bicycle and vehicle on a demand (i.e. as-needed) basis. This, in turn, enhances
accessibility for area residents and reduces the need for residents, tenants and visitors to the
area to use a privately owned vehicle on a regular basis.
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Proposed Transportation Demand Management Plan Framework
7.
A Mobility Travel Choice Plan has been developed to guide the design, development and
implementation of the proposed development, as well as the ultimate operation of the facilities
over time to maximize the travel demand sustainability of the project and allow the development
to leverage its location relative to the amenities and non-automobile travel options that area easily
accessible within the site area. The key elements are as follows:


Land Use And Transit Integration: a mixed-use development located within a 5 minute
walk to higher-order transit facilities supports a variety of uses to reduce vehicle trips
through the provision of land uses that are compatible with each other. Additionally, the
proximity of the development site to two (2) subway stations within 250 metres (walking
distance) encourages the use of transit to reach destinations across the city and reduces
the need for vehicular use on a day-to-day basis.



On-Site Cycling Facilities: encourage and facilitate cycling usage by providing bicycle
storage including long-term and short-term bicycle parking. The proposed development
meets City of Toronto Green Standards, Version 3.0, Tier 1 and Zoning By-law 569-2013
requirements. Additionally, the site is adjacent to the (now permanent) Bloor Street West
bike lanes and other connections to the north and east.



Pedestrian Realm Improvements & Connectivity: the public realm surrounding the site
influences the mobility choices of residents, employees and patrons to the proposed
development. Enhanced landscaping and pedestrian-scale connections from the site to
the surrounding public street network are provided.



Car-Share: car-share programs provide “on-demand” access to vehicles within the site’s
vicinity. The convenience and easy access reduces the need to own a personal vehicle.



Parking Management: reduced parking standards within the proposed development will
encourage residents, employees, and visitors to re-consider the use or ownership of a
vehicle, which increases the likelihood for transit, car-sharing and cycling utilization.

Vehicular Parking
8.
Application of the standards within Zoning By-law 569-2013, including shared parking
occupancies, requires a minimum of 252 parking spaces, comprised of 178 resident parking
spaces and 75 non-resident parking spaces. No retail parking is required.
9.

By comparison, application of the standards within Zoning By-law 438-86, requires a minimum of
226 parking spaces to be provided, comprised of 175 resident parking spaces and 51 nonresidential parking spaces.
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10.

The City of Toronto permits parking space reductions for the provision of car-share vehicles onsite and/or excess bicycle parking spaces provided within Policy Area 1 (PA1) areas of the City,
including the site. Based upon the car-share and excess bicycle parking space reductions
permitted, a total reduction of 12 parking spaces is permitted.

Proposed Parking Supply
11.

A total of 124 parking spaces are proposed for the site, including 76 resident parking spaces, 45
commercial parking spaces for the non-residential uses, and 3 car-share spaces.

12.

Resident parking standards outlined in both Zoning By-laws 569-2013 and 438-86 are considered
to overstate the actual parking needs of the proposed residential condominium within the
downtown context. An effective resident parking supply of 0.31 spaces per unit is proposed,
which is considered to be well within a range of parking demands, sales and approvals at similar
buildings in the downtown Toronto area.

13.

It is proposed to provide the resident visitor, office and retail parking spaces on-site, as required
by Zoning By-law 569-2013. A previous agreement has been made by the developers and the
church to provide 20 spaces for the church use. A total of 45 parking spaces for resident visitor,
office, retail and church uses will be located within the underground parking garage. Based on
the above, there is opportunity for residential visitors, office employees, and visitors / staff of the
place of worship to park on-site.

14.

City of Toronto staff have previously accepted a reduced parking rate for the residential
component of the proposed development (0.42 spaces per unit). Due to the reconfiguration of
the parking area and the change from a fully automated parking system to a parking ramp, a
reduction in the parking supply is being proposed. The proposed reduction is in the order of 0.31
spaces per unit (76 resident parking spaces), which is still consistent with other parking demands,
approvals and condominium sales across the downtown.

15.

There is no change proposed for the non-resident parking supply. The resident / office parking
supply meets City of Toronto Zoning By-law 569-2013 parking standards. The proposed parking
supply for the church meets the previously accepted parking supply of 20 spaces.

16.

The proposed parking supply meets the requirements of the proposed parking standards and
associated typical demands. These demands can be accommodated on-site within the church
and office components and is considered to be appropriate on that basis. The parking supply,
based on the above, will meet the parking needs of the proposed development.
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Loading
17.

Application of Zoning By-law 569-2013 and 438-86 (for comparison purposes) requires a total of
one (1) Type G loading space, one (1) Type B loading space, and two (2) Type C loading spaces.

18.

The proposed development plan provides for one (1) Type G loading space and two (2) Type C
loading spaces within the proposed building, which will provide for the residential garbage and
recycling collection needs of the site, residential moving and delivery activity and office /
commercial delivery needs.

19.

The proposed loading facility arrangement for the site appropriately accommodates the
manoeuvring requirements of City of Toronto garbage and recycling collection vehicles and other
large delivery vehicle that may enter the property. The loading space and related manoeuvring
facilities incorporated into the proposed plan arrangements meet the functional and guideline
provisions outlined by the City of Toronto and facilitate municipal garbage collection at this
property.

Bicycle Parking
20.
Application of Zoning By-law 569-2013 / Toronto Green Standards Tier 1 requirements result in a
total parking requirement of 274 bicycle parking spaces, comprised of 234 long-term spaces and
40 short-term spaces.
21.

The development proposes to meet the above standard by providing bicycle parking spaces per
Toronto Green Standards, Version 3.0, Tier 1 requirements. This would result in a total parking
requirement of 283 bicycle parking spaces, comprised of 240 long-term spaces and 43 short-term
spaces.

Traffic Operations Analysis
22.
The updated development programme results in a modest decrease in number of residential units
(249 dwelling units), a decrease in office GFA (3,994 m2 GFA of office space) and decrease in
church space (1,240 m2 GFA of church space) in comparison to what was considered as part of
BA Group’s previous report.
23.

Based on the above, and City staff acceptance for the original proposal, the proposed reduced
development is not anticipated to generate additional trips. The proposed trip generation and
impacts to the surrounding street network are considered to be acceptable.

Based on the technical review above, the site generated traffic volumes can be acceptably
accommodated at all of the intersections surrounding the subject site. Furthermore, the site’s
transportation elements – namely the vehicle parking supply, number of loading spaces, and bicycle
parking are appropriately designed to support the proposed development programme.
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Car Parking as per Zoning By-Law 438-86

Legal Address

2

Municipal Address

3

Applicable Zoning By-Laws

Units / GFA

Standard

Parking Requirements
AM

300 BLOOR WEST, TORONTO, ON M5S 1W3

City of Toronto Zoning By-Law No. 438-86 as amended
Zoning Designation

6

Lot Area (m2)

7

Total Building GFA (m2)

8

Coverage (Area at Grade, m2)

9

Sustainability Target

TGS TIER 1, VERSION 3

10

Grade (City of Toronto Zoning By-law No. 141-2005)

Geodetic el. 115.00 M

11

Total Area of Renovated Space (m2)

0.50 spaces per unit
0.75 spaces per unit
1.20 spaces per unit

91 Units
135 Units
23 Units

Sub-total

3,635
26,297

Eve.

46 Spaces
101 Spaces
28 Spaces

175 Spaces (100%)

175 Spaces

175 Spaces (effective resident ratio of 0.7 spaces per
unit)

Non-residential

2,328

916

Proposed Building Heights (m)

Shared parking
PM

Residential
1 Bedroom
2 Bedroom
3 Bedroom

City of Toronto Zoning By-Law No. 569-2013 as amended

4
5

Land Use

300 BLOOR WEST, TORONTO, ON M5S 1W3

67 Spaces

5 Spaces
(35%)
18 Spaces
(60%)
1 Spaces
(100%)
21 Spaces
(100%)
45 Spaces

15 Spaces
(100%)
0 Spaces
(0%)
1 Spaces
(100%)
21 Spaces
(100%)
37 Spaces

242 Spaces

226 Spaces

220 Spaces

212 Spaces

249 Units

0.06 spaces per dwelling unit

15 Spaces

Office

3,999 M2

1.0 spaces per 135 M2 NFA

30 Spaces

Retail

103.85 M

0 Spaces
(0%)
30 Spaces
(100%)
0 Spaces
(20%)
21 Spaces
(100%)
51 Spaces

Resident Visitors

Place of Worship 1

70 M2

1 parking spaces per 100 M2 NFA

1 Spaces

1,245 M2

3.0 spaces per 40 seats 1 (277 seats)

21 Spaces

Sub-total
1 Building Height is measured from Grade as defined above

Total

2 Floor Heights are measured from grade at Bloor Street (geodetic el. 115.00 m) to top of floor levels

GENERAL NOTES:
1. Drawings are not to be scaled. Contractor
will verify all existing conditions and
dimensions required to perform the Work
and will report any discrepancies with the
Contract Documents to the Architect before
commencing work.
2. The Architectural Drawings are to be read
in conjunction with all other Contract
Documents including the Project Manuals
and the Structural, Mechanical and
Electrical Drawings. In cases of difference
between the Consultants' documents with
respect to the quantity, sizes or scope of
work, the greater shall apply.
3. Positions of exposed or finished
Mechanical or Electrical devices, fittings
and fixtures are indicated on the
Architectural Drawings. Locations shown
on the Architectural Drawings shall govern
over Mechanical and Electrical Drawings.
Mechanical and Electrical items not clearly
located will be located as directed by the
Architect.
4. Dimensions indicated are taken between
the faces of finished surfaces unless
otherwise noted.
5. The architect has not been retained for
supervision of construction and assumes
no responsibility for means, methods and
techniques of construction.
6. These documents are not to be used for
construction unless specifically noted for
such purpose.

1 Place of Worship is based upon an assumed 277 seats available.

Project Area Breakdown (m2)
Gross Floor Area (GFA) as per 569-2013

Gross Constructed Area
(GCA)*
P06
P05
P04
P03
P02
P01
Ground
L02
L03
L04
L04M
L05
L06
L07-23
L24-27
L28
L29
Mech Pent

248
1,568
1,568
1,568
1,568
1,568
2,328
2,252
1,907
1,572
1,305
874
707
13,600
3,200
800
631
489

Total

37,755

Retail

Residential

70

BUSC Tenant

271

351
1,157
1,772
714

751
717
774
628
12,777
3,006
752
348

FSI

Bicycle Parking

Gross Floor Area (NRGFA +RGFA) as per 438-86

Church

Total

Retail

0
0
0
0
0
0
1,983
2,076
1,772
1,465
717
774
628
12,777
3,006
752
348
0

1,291
919

Residential

BUSC Tenant

31
31
31
31
49
273
29
29
781
784
796
665
12,886
3,032
758
358

19
19
21
21
56
374
1,094
1,740
654

70

Church

Units / GFA

Total
0
50
50
52
52
105
2,011
2,053
1,769
1,435
784
796
906
12,886
3,032
758
358
0

1,294
930

70

20,025

3,994

2,209

26,297

70

20,564

3,999

2,224

26,857

0.0

5.5

1.1

0.6

7.2

0.0

5.7

1.1

0.6

7.4

Residential Long-term
Residential Short-term
Retail Occupant
Retail Visitor
Office Occupant
Office Visitor

249
70 M2
3,994 M2

Rate

Spaces Required

0.90 spaces per unit
0.10 spaces per unit
0.20 spaces per 100 M2 IFA
3 + (0.30 spaces per 100 M2 IFA)
0.20 spaces per 100 M2 IFA
3 + (0.20 spaces per 100 M2 IFA)

225 Spaces
25 Spaces
1 Space
4 Spaces
8 Spaces
11 Spaces

Spaces Provided / Notes

Total Long-term
Total Short-term

234 Spaces
40 Spaces

240 Spaces, located on P1 Level
43 Spaces, located outside on Ground Level

Total Bicycle Parking

274 Spaces

283 Spaces

Loading
Req'd Loading Spaces 1

Req'd Loading Spaces 2

With Sharing
Provided

Loading

Retail

Residential

Type 'A'
Type 'B'
Type 'C'
Type 'G'

Commercial

Church

Retail

Residential

N/A

Commercial

Church

N/A

Total Req'd. 1

Total Req'd. 2

0
0
1
1

0
0
1
0

0
0
2
1

1 Rate requirements calculated as per the City of Toronto Zoning By-Law No. 569-2013

Residential Suite Mix

2 Requirements calculated as per the City of Toronto Zoning By-Law No. 438-86, Section 4(5), Schedule 1.

L04-L04M
L05
L06
L07-23
L24-27
L28-29

1B, 1B
0
2
3
34
0
0

1 B+D, 1 B
0
0
0
17
0
0

1 B+D, 2 B
0
1
0
34
0
0

2 B, 2 B (SM)
0
2
1
34
8
0

2 B, 2 B (LG)
0
1
0
17
0
0

2 B, 2 B
0
2
4
34
8
0

2 B+D, 2 B
1
1
1
17
0
4

3 B (SM)
1
0
0
0
8
0

3 B (LG)
6
0
0
0
4
4

Size Range (in m2)

37 - 44

49 - 52

53 - 58

55 - 60

61 - 70

70 - 79

83 - 111

111 - 139

139 - 204

39

17

35

45

18

48

24

9

14

249

15.7%

6.8%

14.1%

18.1%

7.2%

19.3%

9.6%

3.6%

5.6%

100.0%

Total
% of total

Total
8
9
9
187
28
8

Waste Management
Req'd Garbage & Recycling Facilities 1
Residential Garbage and Recycling

Bins 3
4.98

Recycling: 1 bin / 50 suites
Garbage: 1 bin / 40 suites
Organics: 1 bin / 100 suites

6.225
2.49

Total

13.695

Commercial Garbage and Recycling
BF Requirement

6

3

6

7

3

8

4

2

3

42

Residential Amenity Spaces (m2 / ft2)
Required (m2)

Required (ft2)

Provided (m2)

Room Size (m2)

Proposed Garbage & Recycling Facilities 2
Bins 3

Room Size (m2)

5
7
3
100

15

115

Provided

Recycling toters

TBD

Garbage bins

TBD

Total

TBD

Provided (ft2)

Indoor

Outdoor

Indoor

Outdoor

Indoor

Outdoor

Indoor

Outdoor

Total area:

498

498

5,354

5,354

469

512

5,053

5,508

Area / residential suite:

2.00

2.00

21.50

21.50

1.88

2.05

20.29

22.12

1 Requirements calculated as per the City of Toronto Requirements for Garbage, Recycling and Organics Collection Service (May, 2012).
2Assumes Pick-up once/week.
3 Maximum bin sizes: Recycling: 4.6 m3 (6 yd3), Garbage: 4.6 m3 (6 yd3), Organics: 2 m3 (3 yd3).

Calculation of Required Green Roof Area (m2)
Residential Indoor Amenity Space Provided

Level
G
L04M
L06

Area (m2)
79.4
359.7
30.3

Area (ft2)
855
3,872
326

Total

469.4

5,053

Required

Description
Located adjacent to outdoor residential amenity space along Huron Street
South looking out to BSUC roof, double height space; includes Rooftop pavilion
North looking out to rooftop amenity space

Gross Floor Area 1
Req'd Coverage of Available Roof Space

Area (m2)
71.6
56.6
157.4
226.1

Area (ft2)
771
609
1,694
2,434

Total

511.7

5,508

Description
Located adjacent to indoor residential amenity space along Huron Street
Located in the north west corner of the site, behind Pidgeon House
Rooftop of the tenant space, reaching southward to Bloor Street
Rooftop of the podium level residential units

Spaces Provided
76
20
0
25
3

489

Rooftop Outdoor Amenity Space 2
(up to 512 s.m.)

383
0

Available roof area
(Total - Deductions):
Area of green roof required to provide:
Total area of green roof provided:
Coverage provided:

Notes
Effective Rate = 0.3 Spaces per unit
Per agreement made by BSUC/Collecdev
Ancillary land use, No parking required
Per ZBL 569-2013, Shared parking
Replacement of existing Car-Share spaces

1,605

Rev.

Date

Issued

1

2019.03.06

REZONING APPLICATION

963
989
61.6%

1 As defined in Green Roof By-law
2 Rooftop Outdoor Amenity Space is the req'd amenity space, not exceeding the minimum area req'd under applicable zoning By-Law

124 Spaces
KPMB Architects
351 King St E, Suite 1200
Toronto, ON, Canada M5A 0L6
416 977 5104

Car Parking as per Zoning By-Law 569-2013
Land Use

0

Residential Private terraces

Tower floor plate above
podium < 750 m2

Car Parking Provided

Total

2,477

Areas designated for renewable energy
devices

Level
G
G
L04M
L06

Residential
Church
Retail
Residential Visitor / Office
Car-Share

30,424
60%

Total Roof Area (s)

Residential Outdoor Amenity Space Provided

Proposed (m2)

Units / GFA

Standard

Shared parking

Parking Requirements
AM

PM

Eve.

Residential
1 Bedroom
2 Bedroom
3 Bedroom

91 Units
135 Units
23 Units

0.5 spaces per unit
0.8 spaces per unit
1.0 spaces per unit

Sub-total

45 Spaces
110 Spaces
23 Spaces

178 Spaces (100%)

178 Spaces

178 Spaces (effective resident ratio of 0.7 spaces per
unit)

Client Name

300 BLOOR STREET W
& 478 HURON STREET

Non-residential

87 Spaces

2 Spaces
(10%)
13 Spaces
(100%)
0 Spaces
(20%)
50 Spaces
(100%)
65 Spaces

8 Spaces
(35%)
7 Spaces
(60%)
0 Spaces
(100%)
50 Spaces
(100%)
65 Spaces

24 Spaces
(100%)
0 Spaces
(0%)
0 Spaces
(100%)
50 Spaces
(100%)
75 Spaces

265 Spaces

243 Spaces

243 Spaces

252 Spaces

Resident Visitors

249 Units

0.1 spaces per dwelling unit

24 Spaces

Office

3,994 M2

0.35 spaces per 100 M2 GFA

13 Spaces

Retail 1

70 M2

No parking standard required 1

0 Spaces

Place of Worship 2

558 M2

9.0 spaces per 100 M2 of worship area 2

50 Spaces

Sub-total

Total
1 Parking requirements for retail stores are not required if the GFA on the lot is less than 200 square meters.

2 Parking requirements for the Place of Worship is calculated based upon the GFA of the worship space only and does not include the total gross floor area for church administrative functions.
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work, the greater shall apply.
3. Positions of exposed or finished
Mechanical or Electrical devices, fittings
and fixtures are indicated on the
Architectural Drawings. Locations shown
on the Architectural Drawings shall govern
over Mechanical and Electrical Drawings.
Mechanical and Electrical items not clearly
located will be located as directed by the
Architect.
4. Dimensions indicated are taken between
the faces of finished surfaces unless
otherwise noted.
5. The architect has not been retained for
supervision of construction and assumes
no responsibility for means, methods and
techniques of construction.
6. These documents are not to be used for
construction unless specifically noted for
such purpose.
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Memorandum
Avi Bachar, PMP, P. Eng.
Manager, Development Engineering
Engineering & Construction Services

Metro Hall
16th Floor
55 John Street
Toronto, Ontario M5V 3C6

Tel: 416.392.8320
Fax: 416.392.4426
Avi.Bachar@toronto.ca
Reply to:
Jacqueline McGee, P. Eng.
Tel: 416.338.2197
Jacqueline.McGee@toronto.ca

TO:

Corwin Cambray, Manager, Community Planning
Toronto & East York District, 18th Floor, East Tower, City Hall
Attention: Barry Brooks

FROM:

Avi Bachar, PMP, P. Eng., Manager, Development Engineering
Toronto & East York District
Attention: Jacqueline McGee

DATE:

May 9, 2018

SUBJECT:

Zoning By-Law Amendment Application No.: 17 279303 STE 20 OZ
Planning Circulation Date: January 12, 2018
Applicant: Louis Tinker
Owner: Bloor St Trustees
Location: 300 Bloor Street West
Ward: 20

This is in reference to the Zoning By-Law Amendment Application made by Louis Tinker on
behalf of Bloor St Trustees, for the development on the above noted site. The proposal is to
construct a 38-storey mixed-use building containing 259 residential dwelling units. The
development will be serviced by a 4 level above grade (fully automated) parking garage.
The following comments and conditions are based on the drawings and reports submitted in
support of the application for review, all received electronically by Engineering & Construction
Services staff on January 12, 2018:


Functional Servicing and Stormwater Management Report, prepared by Cole Engineering
Group Ltd., dated December 2017;



Site Servicing Plan (SS-01), General Notes and Details (DD-01) and Cross-Sections (DD02 – DD-03), prepared by Cole Engineering Group Ltd, dated December 15, 2017;



Transportation Considerations prepared by BA Consulting Group Ltd., dated December
2017;



Preliminary Geotechnical Study and Hydrogeological Review, prepared by WSP, dated
December 15, 2017;



Concept Site and Landscape Plan (L101), prepared by Forrec, dated Dec. 22, 2017; and,



Architectural Plans (Drawing Nos. L1-01, A0-01, A0-02, A2-00 – A2-08, A5-01, A5-02, A511, A5-12, A9-00) all prepared by KPMB Arhitects, all dated December 12, 2017.

-2Please advise me if any changes or modifications are required to the conditions identified
in this memorandum.

A. REVISIONS TO PLANS AND ADDITIONAL INFORMATION REQUIRED FOR PLANS,
STUDIES AND DRAWINGS
The Owner is required to amend the plans and/or submit studies/documentation to
address the following comments and resubmit, for the review and acceptance of the
Chief Engineer & Executive Director, Engineering & Construction Services, prior to
the approval of the Zoning By-Law Amendment Application.
1.

Transportation Services
1.1.

Indicate and annotate on all applicable plans to convey to the City a 0.4 metre
wide strip of land along the westerly half of Bloor Street West frontage, and
eliminate the encroachment of the proposed below grade structure from the
future road widening lands, as futher discussed in Section D.

1.2.

Indicate and annotate on all applicable plans to convey to the City a 4.0 metre
corner rounding required at the Bloor Street West and Huron Street corner of
the property.

1.3.

Revise the streetscape design to demonstrate compliance with the
requirements of The Accessibility for Ontarians with Disabilities Act (AODA)
and City's Vibrant Streets Design Guidelines, which among other things,
recommend the following:


A 0.2 metre wide curb;



A minimum 0.6 metre wide buffer strip along the curb edge;



A furnishing/planting zone between 1.0 and 2.2 metres wide (minimum
1.2 metres required for tree planting);



Additional setback area for a marketing zone, if desired.

For additional details, please refer to the City’s Vibrant Streets design
guidelines.
http://www1.toronto.ca/wps/portal/contentonly?vgnextoid=0e88036318061410V
gnVCM10000071d60f89RCRD
Further to the above, revise all applicable plans including sections to identify a
minimum of 3.0 metres pedestrian clearway along Bloor Street West, and
illustrate in all applicable plans including the landscape plans.
2.

Solid Waste Services
2.1.

Revise drawings to indicate and annotate the following:
a) The staging pad abutting the front of the Type G loading space will be
at least 79.34 square metres, and has an unencumbered vertical
clearance of 6.1 metres.

-3b) The Type G loading space is 4 metres in width.
c) A bulky storage area of minimum floor area of at least 10 square
metres.
d) A storage space for the waste that will be generated by the nonresidential component of this development. This non-residential waste
room must be independent from the residential waste room and must
be accessible without entering the residential waste room.
e) All overhead doors have a minimum vertical clearance of 4.4 metres,
and a minimum width of 4 metres.
2.2.

Revise drawings to indicate and annotate a collection vehicle movement
diagram with a minimum inside/outside turning radii of 9.5 metres and 14
metres respectively, when entering, exiting, and travelling throughout the site
and entering/exiting the type G loading space.

2.3.

Show on the drawings that all access driveways to be used by the collection
vehicle will have:
a) A maximum gradient of 8%
b) A minimum vertical clearance of 4.4 metres throughout;
c) A minimum width of 4.5 metres throughout; and,
d) 6 metres wide at point of ingress and egress.

3.

Engineering & Construction Services
3.1.

Please complete the Hydrological Review Summary, the form can be found at
https://www.toronto.ca/wp-content/uploads/2018/02/8b91HydrologicalReviewAccessibleFeb1_2018.pdf.

3.2.

Please note that since the HVM / Dorsch model data is over 40 years old, the
information is no longer accepted as the sole method of analysis for any
servicing related reports. Therefore, additional information /analysis (which
might include field investigation, flow monitoring, etc.) is required to confirm the
capacity of the current operating system. For City of Toronto plan and profile
information, please contact Mike Kolominsky at 416-338-5023. Sewer analysis
(drainage plans, flow sheets and hydraulic analysis as necessary) are required
to accommodate flows generated by this development. We cannot accept a
report where the capacity of the receiving downstream sewer was not
evaluated due to unavailability of records.

3.3.

Confirm whether or not the downspouts from the existing Church and the
Pidgeon House are connected to municipal infrastructure. Where downspouts
are directly or indirectly connected to municipal infrastructure, update the
existing analysis to include these flows and show how this flow is to be
redirected in the post condition. Please be advised in accordance with the
Sewer Use By-Law, no downspout from any building is to be directly or
indirectly connected to municipal infrastructure.

3.4.

Demonstrate and confirm in the report that the site development complies with
the Ministry of the Environment and Climate Change (MOECC) Procedure F-5-

-45, Determination of Treatment Requirements for Municipal and Private
Combined, new developments connecting to combined sewers.

B.

3.5.

Confirm that the proposed Jellyfish filter, model JF4-1-1 is certified by the New
Jersey Department of Environmental Protection (NJDEP) and it will be installed
according to this certification. The NJDEP must also certify that the unit is
capable of 80% TSS removal.

3.6.

Changes must be made to all applicable reports and drawings to ensure
consistency.

3.7.

Revise the Functional Servicing and Stormwater Management Report to
address the comments provided on the attached marked up document,
appended to this memorandum as Attachment 1 – FSR & SWM Comments.

(PRELIMINARY) ZONING BY-LAW AMENDMENT CONDITIONS
The Owner is required as (preliminary) conditions of approval of the Zoning By-Law
Amendment Application, to:
1.

Transportation Services\
1.1.

Provide and maintain a parking supply according to the following rates and
totals:
Condominium Units

-

0.42 spaces per unit

Residential Visitors & Office

-

25 shared parking spaces

Place of Worship Office

-

20 parking spaces

1.2.

Despite 40.10.20.100(1)(7), public parking, including an automated parking
system, may be permitted in an above-ground parking garage.

1.3.

"Automated Parking System" means a mechanical system for the purpose of
parking and retrieving cars without drivers in the vehicle during parking and
without the use of ramping or driveway aisles, and which may include but is
not limited to, a vertical lift and the storage of cars on parking pallets.
Automated manoeuvring of other vehicles may be required in order for cars to
be parked or to be retrieved. Parking pallets will not conform to the parking
space dimensions set out in By-law No. 569-2013, as amended.

1.4.

In addition to the uses permitted by Regulations 40.10.20.10(1) and
40.10.20.20(1) car-share parking spaces are permitted.

1.5.

Include the following definitions in the Site Specific By-law for this project:
(i) Car-share means the practice where a number of people share the use
of one or more cars that are owned by a profit or non-profit car-sharing
organization and where such organization may require that use of cars
to be reversed in advance, charge fees based on time and/or
kilometers driven, and set membership requirements of the car-sharing
organization, including the payment of a membership fee that may or
may not be refundable; and,

-5(ii) Car-share parking space means a parking space that is reserved and
actively used for car-sharing.
1.6.

2.

Engineering & Construction Services
2.1.

C.

Include a provision in the Site Specific By-law for this project, to provide a
minimum of three loading spaces consisting of one Type G and two Type C
loading spaces to serve this project.

Pay for and construct any improvements to the municipal infrastructure in
connection with the Functional Servicing Report, to be resubmitted for review
and acceptance by the Chief Engineer and Executive Director, Engineering &
Construction Services, should it be determined that improvements to such
infrastructure are required to support this development.

ADVISORY OF OTHER CITY APPROVALS AND REQUIREMENTS
The Owner is advised of the need to address the following, prior to issuance of
building permits:
1.

Transportation Services
1.1.

The road widening on Bloor Street West will be secured as a condition of
future site plan approval, and in conjunction therewith the owner will be
required to:
a) Prepare all documents and convey to the City, at nominal cost, a 0.4
metre wide conveyance along the westerly half of the north limit of
Bloor Street West, such lands to be free and clear of all
encumbrances, save and except for utility poles and trees, and subject
to a right-of-way for access purposes, including construction access,
until such time as the said lands have been laid out and dedicated for
public highway purposes, all to the satisfaction of the Chief Engineer &
Executive Director, Engineering & Construction Services and the City
Solicitor.
b) Submit to the Chief Engineer & Executive Director of Engineering &
Construction Services, for review and acceptance, prior to depositing
in the appropriate Land Registry Office, a draft Reference Plan of
Survey with respect to the road widening lands on Bloor Street West in
metric units and integrated with the Ontario Coordinate System,
showing the coordinate values at the main corners of the development
lands, and delineating thereon, by separate PARTS, the lands to be
conveyed to the City and any appurtenant rights-of-way.

1.2.

That in conjunction with the future site plan application of this project, it will be
necessary to:
a) Prepare all documents and convey to the City, at a nominal cost, a 4.0
metre corner rounding at the Bloor Street West and Huron Street
intersection corner of the property to satisfy the Official Plan
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purposes at the intersection, such lands to be free and clear of all
encumbrances, save and except for utility poles and trees, and subject
to a right-of-way for access purposes, including construction access,
until such time as the said lands have been laid out and dedicated for
public highway purposes, all to the satisfaction of the Executive
Director, Engineering & Construction Services and the City Solicitor;
b) Submit to the Executive Director, Engineering & Construction Services,
for review and acceptance, prior to depositing in the appropriate Land
Registry Office, a Reference Plan of Survey in metric units and
integrated into the Ontario Coordinate System, with coordinate values
shown on the face of the plan and delineating thereon, by separate
PARTS, the lands to be conveyed to the City for corner rounding
(public highway widening purposes), and the remainder of the site, and
any appurtenant right-of-way, for review and approval, prior to
depositing it in the Land Registry Office; and
c) Provide differential pavement treatments over the corner rounding
lands and the setback lands to be used for pedestrian purposes, in
order that there is a clear distinction between the lands to be
maintained by the City and the lands to be maintained by the owner.
1.3.

That in conjunction with the future site plan application for the project, it will be
necessary to:
a) Remove all existing accesses, curb cuts, traffic control sign(s) that are
no longer required and reinstate the curb, gutter and boulevard within
the City’s right-of-way, in accordance with City standards and to the
satisfaction of the Executive Director, Engineering and Construction
Services;
b) The owner will be required to redesign the driveway access in
accordance with the City of Toronto Standard T-350.01 for Urban
Entrances;
c)

Provide and maintain “No Parking” signs adjacent to the proposed
loading space;

d) Show all elements within the abutting public right-of-way as
consisting of acceptable City standard materials and design;
e) Provide a warning system to alert drivers when exiting the above-grade
parking garage that large trucks are manoeuvring within the surface
driveway and provide documentation on the type of warning system
used and how it will be activated.
1.4.

Separate applications must be made to the General Manager of
Transportation Services for permits to carry out any works involving the
construction in, or occupancy of the abutting public rights-of-way.

1.5.

That the use of elevating devices are regulated by the Technical Standards
and Safety Authority (TSSA) and limited to licensed operators only, and
therefore, future users of the above-grade parking spaces that are proposed
for this project may be required to be trained and licensed in order to operate
the proposed car elevators;

-71.6.

That additional comments with respect to site circulation and layout, access to
the proposed parking and loading facilities, streetscape/landscape and site
access arrangements will be provided as part of the site plan review process;
and

1.7.

Approval from Transportation Services is required for all work that will be
carried out within the abutting public rights-of-way, which may include but not
be limited to financial responsibility for removal or relocation of existing street
furniture (transit shelters, benches, litter bins, bicycle locking rings, etc.). The
Owner must contact Street Furniture Management to co-ordinate the removal
or relocation of Astral street furniture or bicycle locking rings. There are thirdparty costs associated with the removal and relocation of Astral street furniture
and costs to remove the City of Toronto bicycle locking ring(s). The City and
Astral will not undertake any work associated with removing, reinstalling or
relocating existing street furniture until it receives payment. If clarification is
required on how the above standards will apply to this site, the Owner can
contact Street Furniture Management at streetfurniture@toronto.ca. For all
other works within the public right-of-way, the Owner can contact Right-of-Way
Management, Toronto & East York District, Construction Activities, at
416.392.7877.

1.8.

To submit payment for the installation of the proposed new City of Toronto
Standard bicycle locking rings within the public right-of-way at the rate of
$433.92/unit, including HST. The certified cheque must be made payable to
the Treasurer, City of Toronto and forwarded to the attention of:
Lisa Ing
Transportation Services, Public Realm
Street Furniture Management
433 Eastern Avenue
2nd Floor, Block B
Toronto, ON M4M 1B7
Tel: 416.397.0590
ling@toronto.ca

2.

1.9.

Details regarding the City's Vibrant Streets Design Guidelines can be obtained
at:
http://www1.toronto.ca/wps/portal/contentonly?vgnextoid=0e88036318061410
VgnVCM10000071d60f89RCRD .

1.10.

That further changes and/or requirements may be imposed by the General
Manager of Transportation Services upon receipt of the revised plans and/or
additional documentation required under Condition A above.

Fire Services
2.1.

Revise the drawings as part of the future Site Plan Application to indicate that
the hydrant is no more than:
a) 45 metres from a fire department Siamese connection (Distances from
siamese connections and fire hydrants on drawings L101 & SS-01
contradict each other. In addition, the siamese connection facing Bloor
Street West does have an unobstructed path to a fire hydrant); and,

-8b) 90 metres horizontally from all points along the perimeter of the building
face(s) required to face a street.
2.2.

Revise the drawings to indicate that the Central Alarm and Control Facility
(CACF) shall be located as follows:


Ensure that there is an unobstructed view to the CACF room entry
door; and,



The path of travel to the CACF shall not exceed 15 m from the
buildings main entrance door.

Alternatively, in addition to providing the required CACF, Toronto Fire
Services will accept a separate and remote annunciator panel, installed at the
main entrance of the building. (CACF room entry door has an obstructed view
of the building's main entrance door.
2.3.

3.

Revise the site servicing drawings to show no fewer than two sources of water
supply from a public water system services the building, as it is more than 84
metres high, measured between grade (as defined in the Ontario Building
Code) and the ceiling level of the top storey.

Solid Waste
3.1.

As part of the future Site Plan Application, revise the drawings to address the
following comments:
a) Indicate and annotate a waste compactor within the residential waste
room.
b) Indicate and annotate the Type G loading space and staging pad
abutting the Type G loading space is level (+/-2%), and is constructed
of a minimum 200mm reinforced concrete.
c) Indicate that there will be a warning system installed to caution
motorists driving along the driveway from the parking garage when
loading activities are occurring within the type G loading space. This
warning system must include both lights and signs.
d) Indicate that the bins that will be used for the non-residential waste will
be labelled separately from the bins for the residential waste.
e) Revised drawings must show a separate waste room for the nonresidential bins.
f)

Annotate that a trained on-site staff member will be available to
manoeuvre bins for the collection driver and also act as a flagman when
the truck is reversing. In the event the on-site staff is unavailable at the
time the City collection vehicle arrives at the site, the collection vehicle
will leave the site and not return until the next scheduled collection day.

g) Revised drawings must indicate if it is planned for the non-residential
component to make use of the type G loading spaces and if so, then the
non-residential component will only schedule use of the type G loading
space on different days from the collection days of the residential

-9component to ensure that the Type G loading space will be vacant for
City Waste Collection. If it is not planned for this component to use the
type G loading spaces then this must also be noted.
3.2.

Prior to Site Plan Approval the owner shall submit a letter certified by a
Professional Engineer that in all cases where a collection vehicle is required to
drive onto or over a supported structure (such as an underground parking
garage) the structure can safely support a fully loaded collection vehicle
(35,000 kg) and conforms to the following:
a) Design Code - Ontario Building Code;
b) Design Load - City bulk lift vehicle in addition Building Code
requirements; and
c) Impact Factor - 5% for maximum vehicular speeds to 15 km/h and 30%
for higher speeds

4.

Engineering & Construction Services
4.1.

That a stormwater management report, site servicing, grading and drainage
plan must be submitted with the future site plan application for the
development to address the following:
a) Clarify how the water balance volume will be reused within 72 hours as
required by Wet Weather Flow Management Guidelines. Please note
that dog / bike / amenity / walkway washing / use for cooling towes, etc.
are not considered as part of meeting the water balance requirements.
b) Include schematics and details of the proposed underground storage
tanks. The schematic should include details showing location, profile
and dimensions of the tank, inlet and outlet pipes and their inverts,
active and passive water levels and maximum water level, emergency
overflow mechanisms, orifices to control the release rate, etc.
c) For service connections of a size greater than half the diameter of the
mainline sewer, a manhole is required.
d) The Grading Plan for the development shall show detailed grades on
the site. The subject site must be graded such that water will not
accumulate at or near the building and will not adversely affect adjacent
properties.
e) Further comments related to stormwater management, site servicing
and grading will be provided at site plan application stage

4.2.

Obtain an Environmental Compliance Approval from the Ministry of the
Environment and Climate Change for the installation of the Stormwater
Management Facility discharging into a combined sewer.
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Revise the Site Servicing Plan to include the following note:
a) "The building storm and sanitary systems shall be designed to be able
to operate under municipal sewer surcharge conditions."
b) "The method of installation for the proposed service connections will be
at the discretion of Toronto Water."
c) "Existing connections no longer in use shall be disconnected by Toronto
Water at the Owner's cost."
d) "The location of the water meter shall be to Toronto Water's
satisfaction."
e) "The owner is required to install and maintain a premise isolation device
for all applicable water services in accordance with Toronto Municipal
Code, Chapter 851 Water Supply, the building code, and CSA B64
series standards."

4.4.

Revise the landscape plans:
a) To show the locations of all the proposed utilities/plants (i.e. hydro,
telephone, cable and any other telecommunications, etc.) within the
public right-of-way and on private property to service the development,
and dimensions of all existing and proposed development related
underground utility services and structures within the City public right-ofway. Proposed utilities including those required for access purposes by
the utility compan(ies) required to service the development need to be
located underground or installed inside the building to minimize their
visual impacts on the public streets. The landscape plans must coincide
with the approved site servicing plans. Please note that service
connection to the building must be located away from tree pits and other
landscape features to facilitate future access and maintenance/repair
issues.
b) Provide cross-sections and details of the work proposed within the
boulevard.
c) Provide two structural engineers' stamps on the landscape drawings to
confirm that the design of the sidewalk, together with the underlying soil
cell system and soils, are able to withstand vehicular loading pursuant
to the current version of the Canadian Highway Bridge Code.
d) To show reference to all the applicable City of Toronto standards.

4.5.

That pursuant to an order issued by the Ontario Ministry of the Environment
and Climate Change, all wet taps performed on City watermains must be
performed by, or under the supervision of, a Certified Operator in accordance
with Ontario Regulation 128/04. The City of Toronto Protocol respecting the
performance of and verification of wet taps can be found at
https://www1.toronto.ca/wps/portal/contentonly?vgnextoid=1ed73d308513141
0VgnVCM10000071d60f89RCRD&vgnextchannel=9deeabbf06721410VgnVC
M10000071d60f89RCRD

4.6.

Please ensure that all submitted reports, servicing drawings and grading
drawings are stamped and signed by a qualified professional engineer.
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BACKGROUND

TRANSPORTATION SERVICES
The subject site is located on the northwest corner of Bloor Street West and Huron Street. The
proposal is to construct a 38-storey mixed-use building comprising of 259 residential
condominium units, 5,573 square metres of office space, 3,736 square metres of church space
and 93 square metres of ground floor retail space. The majority of the existing Bloor Street
United Church at the front of the site and the entirety of the Pidgeon House at the rear of the
site will be retained as part of this development. A total of 156 parking spaces will be provided in
a 4-level, full automated, above-grade parking garage with access from Huron Street.
The following comments pertain solely to the rezoning aspects of the subject proposal for the
above-noted site. This project will be subject to a future site plan application and additional
comments and/or requirements related to site access, site circulation and layout and design of
the proposed entrance driveways, their respective operations and streetscape/landscape will be
provided through the site plan review process.
Roadways
The Official Plan requires this section of Bloor Street West to have a right-of-way width of 27.0
metres. As a result, a 0.4 metre widening is required for Bloor Street West (Bloor Street West at
this location has a width of 26.2 metres). However, given that portions of the church building
along Bloor Street West will also be part of the development and will be retained, the easterly
half (approximately 22.4 metres) of the Bloor Street West frontage will be encumbered by the
retained building and, as a result, will not be widened at this location at this time. However, the
westerly half (approximately 21.88 metres) of the Bloor Street West frontage is not encumbered
by the retained building and the required conveyance of a 0.4 metre wide strip of land across
the westerly half of the Bloor Street West frontage will be required as part of the site plan
review process. The plans must be revised to reflect, on all applicable drawings, the 0.4 metre
wide conveyance along Bloor Street West as noted above as 'lands to be conveyed to the City,
at nominal cost'.
As well, given the narrow width of the public boulevard at the corner of Bloor Street West and
Huron Street, the owner is required to convey, at nominal cost, a 5.0 metre corner rounding at
the corner of the property, to satisfy the Official Plan requirement for additional width for
sidewalk/pedestrian clearway purposes at the intersection. However, given that the corner
façade of the church building will be retained, a 5.0 metres radius corner rounding cannot be
provided. We have determined that a 4.0 metres radius corner rounding can be provided
without affecting the building façade (corner). The drawings must be revised to indicate and add
a notation to the plans regarding the conveyance of the 4.0 metre radius corner rounding.
There are no additional lands required for road widening purposes for Huron Street as this road
is not identified in the Official Plan as a road to be widened. Furthermore, there are no public
lanes abutting the site.
Traffic Impact Assessment
In support of the subject proposal, the applicant’s transportation consultant, BA Consulting
Group Ltd,, prepared a report, titled "Proposed Multi-Use Development Transportation
Considerations", dated December 2017. In this study, the consultant estimates that the
proposed development will generate approximately 40 and 50 two-way vehicular trips during the
AM and PM peak hours, respectively. Given this level of estimated trip generation, the
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intersections within the study area.
Based on a review of the documentation provided by the consultant, and taking into account the
nature of the application for this project, we concur with the above-noted conclusion. As a result
traffic impacts of the proposal will be accepted.
Driveway Access and Site Circulation
Access to the loading spaces and the above-grade parking garage will be provided by an
internal private driveway approximately 7.5 metre wide from Huron Street. The width of the
driveway increases at the loading space and access to the car-elevator locations to
accommodate the manoeuvring of inbound and outbound loading trucks. This is acceptable.
The proposed driveway off of Huron Street will be required to be designed and constructed in
accordance with the City of Toronto Standard T-350.01 for Urban Entrances, as part of the Site
Plan application process.
Additional comments and requirements regarding site access arrangement, site circulation and
layout and the design of the proposed site entrance driveway will be provided in conjunction
with the future site plan application for the project.
Parking
According to the statistical summary on the plans, a total of 156 parking spaces are proposed
for the project, consisting of 108 spaces for residents and 48 non-residential parking spaces.
However, the transportation consultants' report indicates that the 156 total parking spaces
provided will consist of 108 spaces for residents and, three car-share spaces and 45 nonresidential parking spaces. The parking spaces will be located 4-level, full automated, abovegrade parking garage.
As per Zoning Bylaw 569-2013, the subject site is required to comply with the parking
requirements as defined in Zoning Bylaw 569-2013: Exception CR 1160 and 2219. The parking
rates for the above-noted By-law are noted in the table below:
Project Parking Requirements As Per Zoning By-Law No. 569-2013 - Policy Area 1 (PA1)
Percent
Spaces
Parking
Minimum
Required
Spaces
Occupancy
Use
Scale1
Parking
(With Sharing)
Required
(Sharing)
Rate
AM PM Eve AM PM Eve
Residential
54
1 Bedroom Units
109
0.5
2 Bedroom Units
134
0.8
107
100 100 100 177 177 177
3 Bedroom Units
16
1.0
16
Residential Visitor
259
0.1
25
10
35 100
2
8
25
Office
5,573 0.35 sp/100
19
100 60
0
19
11
0
sm
2
Retail (LT 200m )
93
Nil
Nil
20 100 100
0
0
0
Church
1,514
9.0 sp/100
136
100 100 100 136 136 136
Grand-Total
334 332 338
1

Expressed as square metres of floor area for the non-residential uses
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resident spaces, 25 residential visitor spaces, and 136 spaces for the Church component. For
information, we have no objection to parking demand associated with the residential visitors and
non-residential uses being shared within the above-grade parking garage.
In support of alternative arrangements to individually owning and operating private vehicles, the
consultant has indicated/proposing to provide three car share parking spaces. These three
spaces are indicated or not denotes as 'car-share' spaces on the plans. However, in order to
introduce some flexibility, we will accept the following:
A reduction of four resident parking spaces for each car-share parking space to be provided and
that the maximum reduction permitted by this means be capped by the application of the
following formula:
4 x (Total No. of Units ÷ 60), rounded down to the nearest whole number.
The application of the resident parking space reduction, noted above, is appropriate given that it
is a generally accepted standard that is now used by Transportation Services when car share
parking spaces are proposed for new developments. Based on the above, a maximum reduction
of 12 resident parking spaces is permitted for the proposed two car-share spaces.
As a result of the forgoing, the proposed parking supply does not comply with the requirements
of the zoning bylaw. In order to justify the proposed parking supply, the owner submitted a
Transportation Considerations report, dated December 2017, and prepared by BA Consulting
Group Ltd. The transportation consultant further elaborates in the parking section that the
proposed parking supply is supported by the development's site location near high-level transit
services, and extended bicycle network in the area and other contributing factors, including the
provision proxy sites and car-sharing spaces (although not shown on the plans). According to
the report, the consultant has justified the reduction in the residential parking supply given the
following:


recent reduced residential parking supply ratio approvals for buildings in a similar
context;



a review of parking demands observed/recorded by BA Group at other residential
condominiums in the City's downtown area; and



a review of the parking space sales program data at other representative projects in the
downtown area.

The consultant has reviewed similar condominium building sites to compare parking supply and
uptake in the area around this site, which indicates that the proxy sites include a residential
parking supply rate observed in the area of 0.03 to 0.4 residential parking spaces per unit.
According to the consultant, the proxy sites are comparable developments based on its similar
locational characteristics within the downtown core, given its similar size in terms of the unit
count as compared to the proposed development. The consultant concludes that the proposed
development is proposing a residential parking supply rate for the subject site 0.42 residential
parking spaces per unit, which is greater than the approved rate of the proxy sites. The visitor
parking rate of 0.1 spaces for residential visitors will also be provided, resulting in 25 parking
spaces to be shared between the office and for the residential visitors.
With respect to the Church component parking, the consultant has undertaken a congregation
travel surveys at a typical City Shul service on Saturday morning and a typical BSUC service on
Sunday morning. The parking demands ranged from 25 to 30 vehicles, with some congregation
members parking within area parking facilities. Given the above and that the parking demands
are not anticipated to increase with the redevelopment, the provision of 20 parking spaces to
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supply is justified and reasonable for the proposed development concept.
As a result of the foregoing, the consultant has recommended a residential parking rate of 0.42
spaces per residential unit (which equates to 108 parking spaces), 25 parking spaces to be
shared between the office component and the residential visitors, and 20 parking spaces for the
church component which is in line with parking demand observed at other developments in the
vicinity and based on surveys undertaken by the consultant. We have reviewed the submitted
parking justification and determined that the proposed parking is generally acceptable have no
objection to the proposed residential and non-residential parking supply.
The provision of a fully automated parking system is generally satisfactory and additional
comments and recommendations will be provided through the site plan review process.
Additional comments related to the parking supply layout, access to the parking spaces and
other site design matters related to the parking supply will be provided through the site plan
review process.
Toronto Green Standards
Given that the applicant is providing parking supply that does not exceed the requirement of the
Zoning Bylaw, Toronto Green Standards (TGS) AQ1.1 Automobile Infrastructure Tier 1
Required Performance Measure will not be applicable in this case.
Loading
The project will be provided with one Type G and two Type C loading space. As far as can be
ascertained the Zoning By-law No. 569-2013 requires one Type G, two Type B and two Type C
loading spaces.
The transportation consultant, BA Consulting Group Ltd., indicates in their December 2017
"Transportation Considerations" report that the provision of 1 Type G loading space, to be used
as a shared Type 'G/B' loading space and two Type 'C' loading space will support the loading
and servicing needs of the residential, office and retail components of the project. The
consultant conducted a review of the loading demands of the proposed development by
undertaking a series of loading demand surveys at proxy sites across the City core to establish
the loading demand for the proposed office component. The office loading vehicle accumulation
and activity for the office proxy sites was based on loading vehicle accumulation data expressed
as a rate corresponding to the office building gross floor area, which was applied to the
proposed development to estimate the number and type of loading spaces appropriate for the
development. Based on the above, the provision of one Type G loading space and two Type C
loading spaces will meet the functional requirements of the proposal and is acceptable.
As part of the site plan process, we will be recommended that "No Parking' signs be located
within their limits, in this area to prevent illegal parking
As noted above, access to the loading spaces of the project will be obtained directly from the
internal private driveway. In order to assess the operation of the proposed loading space, a
series of vehicular manoeuvring diagrams have been provided in the December 2017
"Transportation Considerations" report. These diagrams indicate that design vehicles will be
able to enter/exit the site and the proposed loading spaces in an acceptable manner, which is
acceptable.
It appears from the vehicular manoeuvring diagrams that drivers will be required to perform
back-up manoeuvres in front of the elevators serving the above-grade automated parking levels.

- 15 In order improve vehicular and pedestrian safety in the immediate area, a vehicular warning
system within the access driveway that informs drivers exiting the above-grade parking garage
that trucks are turning at the top of the access driveway when the signals are flashing.
Furthermore, documentation will be required to indicate how the flashing warning light will be
activated when trucks are entering and exiting the loading spaces, as part of the site plan review
process.
As well, the requirement of a trained building maintenance person is required to assist large
vehicle operators with any turning manoeuvres to and from the loading space by controlling
cycling, pedestrian and other vehicular activity in the immediate area. The plans include a
notation for such assistance, which is acceptable. Furthermore, Solid Waste Management
Services may have other requirements.
The proponent is advised that additional comments related to the proposed loading spaces will
be provided through the site plan review process.
Sidewalks/Public Boulevards/Streetscaping
A Landscape Plan has been provided and shows the following proposed streetscape elements
within the Bloor Street West and Huron Street public rights-of-way:
a) Provision of new trees and soil trenches/soil cells on Bloor Street West and Huron Street
rights-of-way;
b) Installation of City of Toronto bicycle post and rings and benches within the Bloor Street
West and Huron Street rights-of-way;
c) Reconstruction of sidewalk and curb along all both building frontages according to the
City Standards, with 6-unit paver banding on Bloor Street West and Huron Street.
The proponent is advised that approval for any work to be carried out within the abutting public
rights-of-way must comply with City of Toronto standards and be approved by this Division. If
clarification is required on how these standards will apply to this site, the applicant can contact
the Right-of-Way Management Section, Toronto and East York District, Construction Activities,
at (416) 392-7877.
The site plan and landscape drawings must be designed to demonstrate compliance with and
consisting of acceptable City standard materials and have regard for the Accessibility for
Ontarians with Disabilities Act (AODA) and requirements of the City's Vibrant Streets
Guidelines, which stipulate among other things, the following:


A 0.6 meter wide buffer strip along the curb edge;



A furnishing/planting zone between 1.0 and 2.2 metres wide (minimum 1.2 metres
required for tree planting);



A 2.1 meter wide Pedestrian Clearway; and



Additional setback area for a marketing zone, if desired.

Additional details regarding the City’s Vibrant Streets design guidelines can be obtained at
www.toronto.ca/involved/projects/streetfurniture/pdf/vibrant_streets.pdf.
The landscape plan indicates a 2.6 metre wide Pedestrian Clearway along Bloor Street West
and a 2.7 metre wide Pedestrian Clearway along Huron Street. The Pedestrian Clearway along
Huron Street is satisfactory however, the Bloor Street West Pedestrian Clearway is
substandard. It appears that there is sufficient space within the boulevard to accommodate the
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plans, including the Landscape Plan to identify a minimum of 3.0 metres pedestrian clearway
along Bloor Street West. The pedestrian clearway lands must be free and clear of utility poles,
fire hydrants, benches and bicycle locking rings.
Any proposed tree trenches must be consistent with the City standards ensuring that all
elements of the proposed continuous tree trenches are located within the boulevard and do not
encroach on to private property. A section through the boulevard along each building frontage
must also be included showing the property line and all streetscape elements and fully labelled.
In accordance with the requirements of the new standards incorporated in Province of Ontario Design of Public Spaces Standards – Part IV.1 Of Ontario Regulation 191/11, the bottom edge
of the curb ramp in the sidewalk at the Bloor Street West/Huron Street intersection is required to
be provided with raised tactile profiles. The raised tactile profiles is currently shown on the
landscape plan, which is acceptable and will be secured through the site plan review process.
Work Within Right Of Way
The applicant is advised that approval for all work that will be carried out within the abutting
public rights-of-way, which may include but not be limited to financial responsibility for removal
or relocation of existing street furniture (transit shelters, benches, litter bins, bicycle locking
rings, etc.). The owner must contact Street Furniture Management to co-ordinate the removal
or relocation of Astral street furniture or bicycle locking rings. There are Third Party costs
associated with the removal and relocation of Astral street furniture and costs to remove the City
of Toronto bicycle locking ring(s). The City and Astral will not undertake any work associated
with removing, reinstalling or relocating existing street furniture until it receives payment. If
clarification is required on how the above standards will apply to this site, the applicant can
contact the Street Furniture Management Unit at streetfurniture@toronto.ca. For all other works
within public right-of-way, the applicant can contact the Right-of-Way Management Section,
Toronto and East York District, Construction Activities, at 416-392-7877.
SOLID WASTE MANAGEMENT SERVICES
Multi – Residential Component
Based upon the information available, Solid Waste Management will provide bulk lift compacted
garbage, recycling and organic collection services to this component of the development.
Collection of waste materials from this component will be in accordance with the “City of Toronto
Requirements for Garbage Collection and Recycling Collection from New Developments and
Re-Developments” and Chapter 844, Solid Waste of the Municipal Code.
Non-Residential Component
The commercial component of this development being ineligible for City of Toronto collection,
must store, transport and make arrangements for collection of all waste materials separately
from the residential component. Collection of wastes from the commercial sector of this site will
be in accordance with Chapter 841, Solid Waste of the Municipal Code.
ENGINEERING & CONSTRUCTION SERVICES
In an effort to improve customer service, the City has implemented a new streamlined intake
process to pre-screen key information needed for groundwater discharge permits. This new

- 17 process is intended to expedite the review of the Hydrological Review for development-related
groundwater discharge applications. This will help us advance your development application
approval as well as the processing of groundwater discharge permits.
Due to a high volume of applications there is currently a significant number of Hydrological
Review documents awaiting review, which is impacting both time required to review
development applications and the processing of groundwater discharge permits.
To take advantage of the new process, we require the consultants who prepared your Servicing
Report and the Hydrological Review to complete the following two forms:


Servicing Report Groundwater Summary Form; and



Hydrological Review Summary Form.

As noted previously, the completed summary forms will allow groundwater discharge permit
review staff to expedite the permit process. Should you choose to continue with the existing
review process and not utilize the streamlined intake process, your Hydrological Review
document will remain in the queue for City review. However, you are encouraged to complete
the streamlined intake forms in order to help advance your application.
Moving forward, the City, in consultation with BILD, is updating the Terms of Reference (TOR)
for both the Servicing Report and for the Hydrological Review documents. It is expected that
this will be finalized and will be rolled out within the next month along with the streamlined intake
forms.
Should you have any questions with regard to this new process, please contact Mr. Uwe Mader
at 416 396 5151.
Prepared by:
Jacqueline McGee, P. Eng.
Engineer
Development Engineering
Engineering & Construction Services
Signed by:

Avi Bachar, PMP, P. Eng.
Manager, Development Engineering
Engineering & Construction Services
Attachments: 1 – FSR & SWM Comments
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