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1.0 INTRODUCTION 
BA Group has been retained by Streetcar Developments to provide transportation consulting services in 

relation to the proposed mixed use development at the property municipally addressed as 21-53 

 Broadview Avenue (referred to herein as “the Site”). The Site is located in the northeast quadrant of 

Broadview Avenue / Eastern Avenue. The Site is bounded by Broadview Avenue to the west, Eastern Avenue 

to the south, semi-detached homes with frontage onto Broadview Avenue to the north and semi-detached 

houses with frontage onto Lewis Street to the east.  

 

A Zoning By-law Amendment application (ZBA) is being made to permit the proposed development of an 12-

storey mixed-used building consisting of 340 residential units, 794 m2 GFA of commercial space located at-

grade and 466 m2 GFA of public park space located at the southeast corner (referred to herein as “the 

Project”). The Project will feature a courtyard at the rear of the building that can be accessed from the 

intersection of Broadview Avenue and Eastern Avenue via the central lobby of the Site or the proposed site 

driveway on Broadview Avenue. The existing sidewalks along Broadview Avenue and Eastern Avenue, and 

the existing laneway/driveway will remain to provide connections to the Site for pedestrian access. The 

following report provides a review of the transportation-related impacts of the proposed development, a 

parking justification for the reduced parking supply, and outlines the proposed strategies to facilitate 

movement by all transportation modes to and from the Site.  

 

The following sections of the report detail the findings of BA Group’s review.  

 

1.1 EXISTING SITE CONTEXT 

The Site presently consists of residential homes along Broadview Avenue with two to three storeys in height 

and a Downtown Hyundai Toronto car dealership at the northeast quadrant of Broadview Avenue / Eastern 

Avenue. The existing Site includes car parking through a laneway/driveway in between 53 and 55 Broadview 

Avenue. The driveway to the parking lot is marked with signage for tenants only of the residential homes 

along Broadview Avenue.  

 

Currently, there are sidewalks provided on both sides of Broadview Avenue in front of the Site. On-street 

parking is provided adjacent to the sidewalks on Broadview Avenue. The Site is in close proximity to Queen 

Street East and is well served by streetcar services such as the 501 Queen Streetcar, 505 Dundas Streetcar, 

503 Kingston Road Streetcar and 504 King Streetcar. The Site is well-situated at the border of Downtown 

Toronto and within walking distance to a variety of land uses and services. The immediate area surrounding 

the Site includes employment, commercial, and entertainment uses. 

 

The Site location and context are illustrated in Figure 1 and Figure 2.  

 

The existing Site key plan illustrating the existing site is captured in Figure 3.  
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1.2 SCOPE OF REVIEW 

BA Group has undertaken a review of the key transportation related aspects (i.e. traffic, parking, loading and 

bicycles) of the proposed Zoning By-law Amendment application being submitted to the City of Toronto to 

permit the proposed development. Key transportation related aspects reviewed include: 

 

Transportation Context 

 A description of the existing transportation context of the Site considering the area road network, 

transit system and other non-automobile dependent travel options; 

 A description of any future transportation related changes / improvements to the area context (i.e. 

transit improvements, other non-automobile dependent travel options, etc.); 

 

Development Plan 

 An overview of the integrated on-Site and area physical and operational transportation elements and 

strategies that enable the minimization of automobile-dependent travel for prospective residents, and 

visitors while meeting the practical and operational needs of mixed-use development; 

 A review of the transportation elements of the proposed development plan including vehicular access 

and circulation, loading, and parking facilities; 

 

Site Planning 

 A review of the adequacy of the vehicular parking supply provisions of the proposed development 

plans; 

 A review of the adequacy of the loading space provisions for the proposed development plans; 

 A review of the bicycle parking supply provisions for the proposed development plans; 

 A review of the functionality and appropriateness of the proposed vehicular facilities incorporated into 

the Site plan including loading / garbage collection facility arrangements; and 

 

Travel Demand Forecasting 

 Assessment of the existing traffic activity patterns and volumes in the study area during the key 

weekday morning and afternoon peak periods; 

 A comprehensive review of traffic changes that may occur in the area in the future with the 

development of a number of other area development projects; and 

 An assessment of the traffic and other trip generation characteristics of the proposed development. 

 

Traffic Operations Review 

 A review of traffic operations at intersections in the area under existing and future conditions including 

an assessment of the operational impacts of the proposed development. 
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2.0 PROPOSED DEVELOPMENT 

2.1 OVERVIEW 

The proposed development is a 12-storey mixed-use building with approximately 340 residential units, a 

commercial component of 794 m2 at grade and public park space of 466 m2 at the southeast corner of the 

Site. The Site Plan is illustrated in Figure 4, and reduced scale architectural plans are included in Appendix 

A. 

 

2.2 PARKING PROVISIONS 

2.2.1 Vehicular Parking  

The applicant is proposing to provide 82 residential parking spaces and 20 non-residential parking spaces, 

resulting in a total parking supply of 102 vehicular parking spaces. The total parking supply of 102 vehicular 

parking spaces will be provided within the underground parking garage of one level.  

 

2.2.2 Bicycle Parking 

350 bicycle parking spaces will be provided for residents of the proposed development and their visitors, as 

well as for retail visitors, along with a range of cycling support facilities. From the total, 350 bicycle parking 

spaces including 40 short term bicycle parking spaces and 310 long term bicycle parking spaces are 

proposed for residents. No bicycle parking spaces are proposed for the retail component of the Project. 

 

2.3 LOADING AND GARBAGE COLLECTIONS FACILITIES 

One Type ‘G’ loading space is proposed to be located at grade adjacent to the east of the existing driveway. 

Bin staging will be provided along the north side of the Type ‘G’ loading space. A garbage room is proposed 

to be located north of the bin staging area.  

 

2.4 SITE ACCESS 

2.4.1 Vehicular Access 

Vehicular access to the vehicle parking spaces located within the underground parking garage are proposed 

through the existing Site driveway from Broadview Avenue. There is a ramp located to the east side of the 

driveway that directly leads the vehicle to the underground parking garage. Refuse, recycling, and other 

vehicles using the Type ‘G’ loading space will also utilize this driveway access from Broadview Avenue. 
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2.4.2 Bicycle Access 

Long-term bicycle parking access is proposed from the existing driveway off Broadview Avenue. Short-term 

bicycle parking will be located at-grade outdoors north of the parking ramp.  

 

2.4.3 Pedestrian Access 

Pedestrian access is provided through the existing sidewalks along Broadview Avenue and Eastern Avenue. 

A pedestrian access to the courtyard and the central lobby is provided from the corner of the Broadview 

Avenue and Eastern Avenue intersection. Access to the commercial at-grade will be provided from the 

sidewalks along Broadview Avenue.  
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3.0 POLICY AND REGULATORY PLANNING FRAMEWORK 
The study area, and specifically the area surrounding the Downtown, Lower Don Lands, Port Lands and 

Waterfront have been subject to much City planning initiative to revitalize and redevelop the surrounding area. 

An overview of the planning context is provided in the following. 

3.1 PROVINCIAL POLICIES & DIRECTIVES 

There are five (5) key Provincial Policies / Directives that are applicable to the East Harbour site, including the 

following: 

 

 Provincial Policy Statement (2020); 

 A Place to Grow – Growth Plan for the Greater Golden Horseshoe (2019); 

 Metrolinx’s “The Big Move”; 

 Provincial Transit Expansion Program (4 priority subway projects, including Ontario Line); and 

 Transit-Oriented Communities Framework. 

 

Each of these plans are to be read in conjunction with each other. These plans generally encourage density 

and a mix of uses to achieve intensification and direct higher density within logical centres, corridors and 

major transit station areas to leverage transit infrastructure investments.   

 

Provincial Policy Statement 2020 (PPS) 

The Provincial Policy Statement 2020 (PPS) provides policy direction on land use planning, development and 

transportation matters.  All planning decisions must be consistent with the PPS.  The PPS is based on the 

principles of “building strong healthy communities”.  The PPS includes transportation relevant policies within 

Sections 1.6.7 and 1.6.8, and specifically refers to multimodal transportation systems, use of transportation 

demand management strategies, and the overall improvement of transportation systems and modes where 

possible. The PPS also refers to land use patterns, density and a mix of uses to minimize the length and 

number of vehicle trips in support of current and future use of transit and active transportation.   

 

Place to Grow – The Growth Plan for the Greater Golden Horseshoe (2019) 

A Place to Grow – The Growth Plan for the Greater Golden Horseshoe (2019) is to be read in conjunction 

with the PPS.  All decisions made by municipalities with respect to planning matters must conform to the 

Growth Plan.  The plan provides a vision and framework for managing growth.  It directs growth to urban 

growth centres and transit corridors and major transit station areas.  In these areas, an increase residential 

and employment densities should be in place to support existing and planned transit services, a mix of land 

uses, and designated access for various transportation modes to the transit facility including pedestrian and 

cycling infrastructure.   

 

Additionally, the design of new facilities and redesign of existing streets will adopt a complete-streets 

approach to ensure that street user needs are accommodated.  Within the hierarchy of street users, public 

transit shall be prioritized. Active transportation networks will also be developed to augment the multi-modal 

purpose of the mobility network.  
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Metrolinx’s “The Big Move” 

Metrolinx’s “The Big Move” establishes policies as part of a regional transportation plan to reflect the vision of 

Places to Grow, which has since been updated by the current growth plan.  The Big Move guides 

transportation and associated land use decision making throughout the Greater Golden Horseshoe region.  

These priorities, policies and programs are intended to achieve an integrated, multi-modal transportation 

system.  Specifically, transportation and associated land use decisions are set out within a framework with 

key strategies identified to develop a comprehensive regional rapid transit network and to build communities 

that are pedestrian, cycling and transit supportive.  The Plan identifies key strategies to achieve the vision, 

goals and objectives laid out in the Plan, including: a) developing a comprehensive regional rapid transit 

network, and b) building communities that are pedestrian, cycling, and transit supportive.   

 

The Plan’s regional rapid transit network includes emphasis on utilizing existing GO Transit corridors to 

enhance regional connectivity. Simultaneously, in order to build communities that are supportive of alternative 

transportation options, the Plan focuses on mobility hubs and their planned surroundings.   

 

In addition to advancing regional transit service on existing GO Transit corridors, one of the options being 

planned to alleviate forecasted capacity challenges on the Line 1 Subway and the Bloor-Yonge interchange is 

the creation of a Relief Line subway.  This was not included in Metrolinx’s first phase of the Big Move, but has 

subsequently been included within the regional plan. Since then, the Relief Line subway has been replaced 

by a Provincial Transit Expansion Program, including the Ontario Line, locating a stop at the East Harbour 

Transit Hub and is further described below.   

 

Provincial Transit Expansion Program (Ontario Line) 

The Provincial Transit Expansion Program (Ontario Line) is currently being designed by the Province of 

Ontario and replaces the former Relief Subway Line.  The proposed Ontario Line begins at Exhibition / 

Ontario Place and extends east and northwards to the Ontario Science Centre. It connects with the TTC at 

Osgoode and Queen Stations on Line 1 and with Pape Station on Line 2. It locates the East Harbour stop at 

the north end of the existing Site by Broadview Avenue and Eastern Avenue. The proposed subway will assist 

in relieving crowding on the Yonge Subway line and the Bloor-Yonge interchange station as well as provide 

riders with more travel options.  The planned East Harbour Station serves the East Harbour Master Plan area. 

The planned East Harbour Station will be located approximately 300 metres south of the Site. 

 

Transit Oriented Communities Framework 

The Transit Oriented Communities program applies to the four priority subway projects, including the Ontario 

Line, which serves the East Harbour community with a stop located at the East Harbour Transit Hub. The 

Transit Oriented Communities Act reinforces the development of transit-oriented communities which located 

mixed-use developments near high quality public transit to leverage the investments that are made.  The 

proposed East Harbour Mixed-Use Master Plan recognizes the benefits of a transit-oriented community and 

has established a mixed-use development plan that responds to the location of a transit hub north of the site.   
   



 

21-53 BROADVIEW AVENUE - ZBA APPLICATION 

SEPTEMBER 2021 7377-04 11 

3.2 LOCAL AREA & SITE SPECIFIC PLANNING POLICIES 

The following local area framework documents and site-specific policies pertain to the Site, including: 

 

 City of Toronto Official Plan (2006) (2015 consolidation); 

 City of Toronto Transportation Planning, “10-year Cycling Network Plan”; 

 City of Toronto Walking Strategy; and 

 City of Toronto Transform TO. 

 

From a transportation perspective, emphasis is placed on making efficient use of road space to move people 

instead of vehicles and to reduce the overall dependency on personal vehicles.  The process and methods to 

achieve these goals is embedded within specific plans that promote more efficient use of transit infrastructure 

investments to increase opportunities for walking, cycling and transit use. A summary of these transportation 

themes is provided below. 

 

Building Complete, Vibrant Streets  

Complete streets provide multi-modal mobility and access, public health and safety, economic development 

environmental quality, livability, and equity. This direction changes how City streets look, function and meet 

the needs of citizens.  New streets are designed to accommodate all road users and minimize risk for 

pedestrians through the provision of generous sidewalks set within a landscaped boulevard.  Separated 

bicycle lanes and bicycle tracks, and off-street multi-use paths are also proposed to accommodate cyclists.  

Accessibility geared towards accommodating all types of users, of all age groups and all abilities is an 

objective of East Harbour and will be prioritized in the detailed design of buildings and public spaces, 

including transit access, pedestrian routes, and open spaces. 

 

Enabling and Supporting Active Transportation  

Cycling and walking strategies from an important part of the overall design of the public realm and the 

connectivity considerations that are realized in the proposed development. The physical design and 

development of these facilities are based on the intent of City related documents and uphold, provide, and 

support the numerous policies that the City has developed to encourage active transportation.   

 

3.2.1 City of Toronto Official Plan 

The City of Toronto (the “City”) is supportive of policies and measures to increase active forms of 

transportation, including walking, cycling and transit. It acknowledges the benefits of physical activity and the 

overall impact of reduced auto dependence and rush-hour congestion in the road and on transit networks.   
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4.0 TRANSPORTATION CONTEXT  
The existing and planned area street network, transit and cycling context is provided in the following sections. 

4.1 AREA ROAD NETWORK 

4.1.1 Existing Area Road Network 

A description of the streets within the local area road network is provided in Table 1. Located in close 

proximity to two major arterial roads, the Site is well-connected from a vehicular accessibility perspective. 

Furthermore, the Don Valley Parkway is approximately 275 meters west of the site, with access being 

provided via Queen Street East. The Site also has close proximity to the Gardiner expressway, approximately 

700 meters from the site, with access via Lake Shore Boulevard East.  

 

Figure 5 illustrates the existing road network, and Figure 6 shows the existing lane configuration and traffic 

control.  
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TABLE 1 AREA ROAD NETWORK 

Street Name 
Road Cross 

Section 
Parking, Regulations 

Posted 
Speed 

Description 

M
a

jo
r 

A
rt

e
ri

a
l 

E
a

s
te

rn
 A

v
e

n
u

e
 

4 lanes 
No stopping during weekday rush 

hours. 
No parking at any time. 

50 
km/h 

Eastern Avenue is an East-
West major arterial road which 
runs between Trinity St. and 

Queen St. E. The road 
continues north east of Queen 

St. E. as Kingston Rd. and 
west of Trinity St., merges 

with Front St. E.  

Q
u

e
e

n
 S

tr
e

e
t 

E
a

s
t 

4 lanes 

No parking at any time on North 
side. No parking in select areas 

during morning rush hour and from 
3:30PM – 6:30PM on the South 

side. Pay enforced parking on both 
sides. No standing at any time.  

40 
km/h 

Queen Street East is an East-
West major arterial road which 

runs continuously between 
Young Street and Broadview 
Avenue, where it turns into a 

minor arterial. West of Younge 
Street it becomes Queen 

Street West.  

M
in

o
r 

A
rt

e
ri

a
l 

Q
u

e
e

n
 S

tr
e

e
t 

E
a

s
t 

4 lanes 

No standing at any time. Pay 
enforced parking on both sides. No 
stopping during weekday morning 
rush hour on the North side. No 

stopping during the weekday 
afternoon rush hour on the South 
side. No parking during weekday 
morning rush hour on the South 

side.  

40 
km/h 

Queen Street East is an East-
West major arterial road which 

runs continuously between 
Broadview Avenue and 

Fallingbrook Road. West of 
Broadview Avenue it becomes 

a major arterial.  

M
in

o
r 

A
rt

e
ri

a
l 

 

B
ro

a
d

v
ie

w
 

A
v

e
n

u
e

 

4 lanes 

No stopping during weekday 
morning rush hour on the west side, 

no stopping during weekday 
afternoon rush hour on the east 

side. No parking on both sides 3AM 
– 7AM except by permit. Paid 

parking during other times of the 
day. 

40 
km/h 

Broadview Avenue is a North-
South minor arterial road 

which runs between O’Connor 
Drive and Eastern Avenue.  

L
o

c
a

l 

L
e

w
is

 S
tr

e
e

t 

No painted 
lanes in the 
local road 

portion 

No stopping at any time. No parking 
from 7PM – 7Am except by permit 
on both sides. Parking permitted 
from 8AM – 6PM for 1h Dec 1 -

March 31 and the 1st to the 15th of 
each month, Apr 1 – Nov 30 on the 
east side. Parking permitted from 
8AM – 6PM for 1h the 16th to the 

end of each month Apr 1 – Nov 30 
on the west side. 

30 
km/h 

Lewis Street is a North-South 
collector road which runs 

between Queen Street East 
and Eastern Avenue.  
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4.1.2 Planned Road Network 

Broadview Avenue Extension 

Broadview Avenue will be extended to provide a primary north-south link from Riverdale to the Port Lands. It 

is proposed to be constructed as a complete street with raised and separated cycling facilities, dedicated 

transit lanes, public art, wide sidewalks, tree plantings, and one vehicle traffic lane in each direction.  

 

Alongside with the project, there is a proposed new east-west street between Don Roadway and Booth 

Avenue in the Unilever Precinct. The new street will also be designed as a complete street with wide 

sidewalks, cycling facilities, one vehicle lane in each direction, tree plantings and space for curbside activities.  

  

4.2 AREA TRANSIT NETWORK 

4.2.1 Existing Transit Network 

The proposed development is well-situated, in regards to transit accessibility, as there are stops for various 

bus and streetcar lines available nearby. The Site is located: 

 

 190 metres (3 minute walk) from Queen Street East at Broadview Avenue streetcar stop for the 504B 

King, 503 Kingston Rd and 501 Queen; and 

 600 metres (8 minute walk) from Dundas Street East at Broadview Avenue streetcar stop for the 505 

Dundas. 

 

A summary of the transit services operating in the area is provided in Table 2. The area transit services are 

illustrated in Figure 7. 
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TABLE 2 AREA TRANSIT NETWORK 

Route 
Nearby 
Stops 

Headways Route Description 

Streetcar (TTC) 

505  
 

Dundas 

Dundas St. 
E. at 

Broadview 
Ave. 

 
(~600 m) 

Maximum of 10 
minutes during all 
periods 

The 505 Dundas streetcar route operates between 
Dundas West Station and Broadview Station on Line 2, 
generally in an east-west direction.  It also serves the 
St. Patrick and Dundas Stations on Line 1. 

504B 
 

King 

Queen St. E. 
at Broadview 

Ave.  
 

(~190 m) 

Peak Hours: 3 to 4 
minutes  
Off Peak: 4 to 5 
minutes 

The 504B King streetcar route operates between 
Dundas West Station and Broadview Station on Line 2, 
generally in an east-west direction. It also serves St. 
Andrew and King Stations on Line 1. This line also 
functions as the 304 line for the Blue Night Network. 

503 
 

Kingston Rd. 

Queen St. E. 
at Broadview 

Ave.  
 

(~190 m to 
EB and WB 

stops) 

Maximum of 10 
minutes during all 
periods 

The 503 Kingston Road streetcar route operates 
between St. Andrew Station on Line 1 and Bingham 
Loop, generally in an east-west direction. It also serves 
King Station on Line 1. 

501 
 

Queen 

Queen St. E. 
at Broadview 

Ave.  
 

(~190 m)) 

Maximum of 10 
minutes during all 
periods 

The 501 Queen streetcar route operates generally in 
an east-west direction between Neville Park Loop and 
Long Branch Loop. It also serves Queen and Osgoode 
stations on Line 1. . This line also functions as the 301 
line for the Blue Night Network. 
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4.2.2 Planned Transit Network 

While the existing level of transit accessibility for the Site today provides convenient connectivity across the 

City of Toronto, planned investments in public transit services will further improve the transit options for future 

residents, visitors, and patrons of the site. Planned transit improvements within the vicinity of the Site are 

discussed below. 
 
SmartTrack 
The SmartTrack Stations Program represents a significant investment to improve transportation choices 

within Toronto and to improve existing transit infrastructure. Combined with Metrolinx’s GO Expansion 

Program (including the Ontario Line) SmartTrack will transform heavy rail infrastructure in Toronto from a 

regional commuter service into an urban rapid transit network. With additional stations, all-day, two-way 

service, increased frequency and quieter and faster trains, SmartTrack and GO Expansion will expand transit 

access for Toronto residents travelling within and beyond the city. 

 

The SmartTrack Stations Program is anticipated to be constructed by 2026. One of the proposed SmartTrack 

stations includes the East Harbour station. The East Harbour station was identified to be located at Broadview 

Avenue, close to Eastern Avenue, north of the East Harbour lands. The planned East Harbour station is to be 

located approximately 300 metres (4 minutes walking distance) from the Site. 

 
Ontario Line 
In 2019, the Province of Ontario announced that the Ontario Line, would be one of four transit priority projects 

for the Greater Toronto and Hamilton Area. The Ontario Line connects Ontario Place (Exhibition Station) to 

the Ontario Science Centre (Science Centre Station) in the north east.  The proposed East Harbour Station 

along the now Ontario Line integrates the East Harbour station with the Metrolinx GO Rail station creating a 

seamless transit hub.   

 

The location of a local and regional transit station has resulted in a development of a new multi-modal transit 

hub. The East Harbour transit hub will connect the GO Transit Lakeshore East rail corridor and the Ontario 

Line rail corridor to intersect with the planned southward extension of Broadview Avenue (to Lake Shore 

Boulevard East) from the west side of the Don River and the rail crossing at Eastern Avenue. Based on the 

above, the East Harbour Transit Hub is a critical component to the development of a transit oriented 

community.   

 

Enhanced GO Transit Services 

A core initiative of Metrolinx’s GO Regional Express Rail (RER) program is to provide frequent, two-way 

transit services operating throughout weekday, evenings, and weekends, utilizing electric trains. It is planned 

that services will run every 15 minutes (or better) within the most utilized areas of the GO Transit / rail 

network.  

 

The City of Toronto’s SmartTrack program expands on Metrolinx’s RER program. SmartTracks integrates 

local TTC fares and regional fares and adds new stations on the existing GO Transit Corridors. The planned 

stations will add an East Harbour Station and Gerrard-Carlaw Station to the Lakeshore East/Stouffville rail 

corridors, as well as a Lawrence-Kennedy Station and Finch-Kennedy Station to the Stouffville rail corridor. 

The East Harbour Station is proposed to be located to the east of the Site, increasing transit access to 

enhanced provincial transit lines and the SmartTracks commuter line that both provide a connection to Union 

Station and other transit services. 
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Broadview Avenue Extension 

An environmental assessment is being coordinated to provide the dedicated streetcar right-of-way for the 

Broadview Avenue Extension as listed in the 2017 Port Lands Transportation and Servicing Master Plan. The 

extension will be south between Eastern Avenue and Lake Shore Boulevard, with a portion of the extension 

extending on Broadview Avenue adjacent to the Site. The extension will include a dedicated streetcar right-of-

way and platforms in the middle of the street. Surface transit routes and stop locations will be integrated to 

connect to the future East Harbour Ontario Line station. The project is also developing and evaluating 

alternative solutions for the design of Eastern Avenue on-ramp to the DVP north and improvements for the 

access to the DVP. Broadview Avenue will have a 35 metre right-of-way that includes streetcar tracks in 

dedicated rights-of-ways. The streetcar tracks will extend from Queen Street East to Eastern Avenue.  

 

The existing transit network and planned transit context are illustrated in Figure 7 and Figure 8. 
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4.3 AREA CYCLING NETWORK 

4.3.1 Existing Cycling Infrastructure 

The Site is well-connected from a cycling perspective as multiple cycling routes exist within a 750 metre 

radius of the Site. Area cycling routes provide several options for travel in to downtown Toronto, and connect 

to additional trails as well as areas to the East of the Site. Cycling facilities include bike lanes, cycle tracks, 

and trails. Table 3 lists the characteristics of cycling routes within the local area of the proposed development. 

 

TABLE 3 AREA CYCLING NETWORK 

Route 
Cycling 

Infrastructure 
Description Image 

East-West Bicycle Connections 

Dundas Street 
East 
 
From Sackville  
Street to 
Kingston Road 

Cycle Tracks  
(from Sackville St 

to Broadview 
Ave) 

 
Bike Lanes 

(from Broadview 
Ave to Kingston 

Rd) 

Bike lanes exist along 
both sides of Dundas 
Street from River to 
Broadview Avenue; 
they are denoted by 
pavement markings. 
They transition into 
cycle tracks; separated 
from traffic by flexible 
posts which continue till 
Kingston Road. 

 
Dundas St E at Broadview Ave facing East 

Lower Don 
Recreation 
Trail 
 
From Don 
Roadway to 
Coxwell 
Avenue 

Cycle Trail The cycle trail travels 
along the north ROW of 
Lake Shore Boulevard 
East with cyclists 
separated from both 
pedestrians and 
automobiles. It 
connects to the Don 
River Recreation Trail in 
the west and 
Ashbridges Bay and 
Woodbine Beach in the 
east.  

 
Lakeshore Blvd E at Booth Ave facing West 

North-South Bicycle Connections 

Logan Avenue 
 
From Lake 
Shore 
Boulevard East 
to Cosburn 
Avenue 

Bike Lanes Bike lanes run in the 
north-south direction on 
both sides of St. Logan 
Avenue, from 
Lakeshore Blvd E to 
College and along 
Beverly Street, from 
College Street down to 
Queen Street East. 

 
Logan Ave at Dundas St E facing North 
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Route 
Cycling 

Infrastructure 
Description Image 

Cherry Street 
 
From King 
Street East to 
Lake Shore 
Boulevard East  

Bike Lanes Bike lanes are provided 
along Cherry Street for 
the portion between 
King Street East and 
Lake Shore Boulevard 
East. 

 
Cherry St at Front St E facing North 

Bayview 
Avenue 
 
From Queen 
Street East to 
Cherry Street 

Bike Lanes Bike lanes are provided 
along Bayview Avenue 
for the portion between 
King Street East and 
Lake Shore Boulevard 
East. 

 
Bayview Ave at Lawren Harris Sq facing North 
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4.3.2 Planned Cycling Infrastructure 

In 2019, Toronto City Council approved the Cycling Network Plan Update, which provided a new timeframe to 

improve road work coordination, accountability and implementation following the review of the 2016 Ten Year 

Cycling Network Plan. The Cycling Network Plan now consists of a longer-term proposed network, as well as 

a detailed three year rolling implementation program. The Near-Term Implementation Program (2019-2021) 

contains plans to upgrade existing area cycling infrastructure and to study corridors in the vicinity of the Site 

for future cycling routes.  

 

The near-term proposal for the city-wide cycling routes includes a renewal of the Shuter Street cycling 

facilities between Church Street and River Street, which are presently bike lanes but will be re-constructed as 

cycle tracks. The Cycling Network Plan also identifies Eastern Avenue and Carlaw Avenue as potential routes 

for new bike lanes/cycle track.  

 

The existing and planned area cycling network is shown in Figure 9. 
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4.4 AREA PEDESTRIAN CONSIDERATIONS 
Surrounding Area 
The Site is located by the eastern edges of downtown Toronto and in close proximity to key pedestrian 

destinations such as Corktown Commons, and the commercial strip along Queen Street East. Given the 

Site’s context being located by the edge of downtown Toronto, there is a variety of land uses surrounding the 

Site’s area including residential, institutional, office, retail, entertainment, parks, and restaurants. The Site is 

situated in an evolving area in terms of the built environment with the nearby proposed mixed-use buildings. 

The following is a list of some of the pedestrian destinations located within 500 metres of the Site: 

 

 Toronto Public Library (Queen/Saulter Branch); 

 Jimmie Simpson Recreation Centre; 

 Public Parks (Saulter Street Parkette, Thompson Street Parkette, and Joel Weeks Park) 

 Lower Don Recreation Trail; 

 Boulton Avenue Child Care; 

 Debre Selam St. Michael Church;  

 Several Restaurants (White Lily Diner, est restaurant, Urban House, Indian Spice Room, Slayer Burger, 

La Carnita, Bonjour Brioche, Saulter Street Brewery and more);  

 Hair Salons (Untitled by Flaunt Boutique Hair Salon, Lone & Co., and Oreya Studio); and 

 The Royal Canadian Curling Club. 

 
Pedestrian Crossings 
Adjacent to the Site, there is a signalized intersection at Broadview Avenue / Eastern Avenue with marked 

pedestrian crossings, adequately facilitating pedestrian movement in a safe manner. Within 500 metres of the 

Site, there are several signalized intersections with pedestrian movement at all four approaches. Other 

intersections surrounding the Site are unsignalized with crossings in most situations provided in the east-west 

direction; such intersections include Lewis Street at Eastern Avenue.  

 
Sidewalks 
Most roads within the Site vicinity have sidewalks along both sides of the road, except along Eastern Avenue, 

west of Broadview Avenue. All other streets surrounding the Site have sidewalks on both sides of the road. 

The sidewalks on Queen Street East also have a buffer of trees and planters between vehicular traffic and the 

sidewalk, providing a degree of safety for pedestrians. 

 

Pedestrian Connections 

The Site is well connected by sidewalks surrounding the area that permits residents and patrons of the Site to 

walk to their desired destinations safely. The adjacent sidewalk to the Site along Broadview Avenue provides 

pedestrians with north-south connections and east-west connections along Eastern Avenue and Queen Street 

East. 
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4.5 AREA MOBILITY SHARING SERVICES 

4.5.1 Local Area Car-Share Availability  

Car sharing has been recognized in the City of Toronto’s Official Plan as an effective method of reducing 

automobile dependency in the City. The provision of car-share spaces can result in a reduction in resident 

parking demand.  
 

There are three (3) primary car sharing companies operating in Toronto (Zipcar, Enterprise CarShare, and 

Communauto), which each offer their members access to vehicles conveniently located around the City of 

Toronto. Prior to COVID-19, Zipcar had approximately 800 vehicles and Enterprise had over 300 vehicles at 

over 150 locations across the City of Toronto. Both of these programs have acquired parking spaces for their 

vehicles either in private garages or within TPA lots. Vehicles rented from either of these programs must be 

picked up and returned from the same parking space. Communauto began in Toronto with their FLEX service 

in 2018 as part of the Free-Floating Car-Share Pilot, which allowed participating companies to park their 

vehicles on-street in residential permit areas, where permit capacity was under 100%. As the pilot program 

proved to be a success for Communauto and the City of Toronto, Communauto FLEX continues to operate 

within the City of Toronto as a free-floating car-share service. 

 

The Communauto FLEX service is a unique car-share service as users are able to undertake one-way tips 

that begin in one location and terminate in another location. Users park the vehicles on the street, where 

permitted, near their final destination and the vehicles do not have a designated space where they need to be 

returned to at the end of the trip. Additional restrictions apply to Communauto vehicles parking in residential 

areas. Only one car-share vehicle for each company is allowed to park on a street block with residential 

permit parking for any length of time. Car-share companies must move their vehicle(s) within 2 hours of a 

compliant. Users are made aware of available vehicle locations using the Communauto mobile app. 

 

Within 500 metres of the Site, there are three (3) Zipcar and one (1) Entreprise car share locations, including 

a Zipcar location with one (1) vehicle available across from the Site. The close proximity of car-share vehicles 

provides convenient access to a vehicle for residents and visitors that can be used on an occasional basis, 

and will serve to reduce the need for residents to own a vehicle. 

 

4.5.2 Bike Share Toronto Availability 

In addition to the cycling facilities listed, there are many Bike Share Toronto locations in the vicinity of the 

Site. Bike Share Toronto offers short-term bicycle rental services across the Toronto area, with the largest 

cluster of bike share stations in Downtown Toronto. The sharing service, akin to car-share services, provides 

a low-commitment and low risk (to bike theft) transportation alternative. Bike Share Toronto provides a 

network of 6,850 bicycles in 625 stations spanning 200 square kilometers of Toronto. Boasting a user base of 

234,000 active members as of May 2020, any of the system’s users may pick-up and drop-off bikes at 

stations with available bikes and docks. There is one (1) bike share station with approximately 12 bicycles 

located within 500 metres of the Site. 

 

The area car-share and bike-share facilities are shown in Figure 10. 
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4.6 AREA TRAVEL BEHAVIOUR – MODE SHARE 

To understand existing travel characteristics and patterns of the Site surrounding area, Transportation 

Tomorrow Survey data has been reviewed for the general Site area. The Transportation Tomorrow Survey 

(TTS) is a comprehensive travel survey that is conducted in the Greater Toronto and Hamilton Area (GTHA) 

once every five years. The data set used for analysis is based upon information from the 2016 survey year. 

 

A review of the travel characteristics of residential trips being made to / from the area during weekday peak 

periods is provided in the following sections.  The multi-modal travel demand forecasts for the proposed 

development are based on the existing travel characteristics outlined in the following sections. Travel 

behaviour characteristics for resident (home-based) travel during peak periods are summarized in Table 4. As 

outlined below, the proportion of trips made by area residents as a driver is very low compared to other 

modes, in particular transit and walking. This is expected in the downtown context where making peak hour 

trips as a driver is typically less efficient than walking, taking transit or cycling, especially when the time and 

costs of end of trip parking are considered. 

 

TABLE 4 AREA RESIDENTIAL MODE SPLIT (2016 TTS ZONES -16-18, 268, 270, 271) 

Mode Outbound (AM Peak Period) Inbound (PM Peak Period)  

Walk 17% 21% 

Transit 41% 41% 

Cycle 7% 4% 

Driver 29% 26% 

Passenger 4% 5% 

Notes 
1. For the purposes of the mode split data in the table above, the AM Peak Period is between 6:00 a.m. and 9:00 a.m., and the 

PM Peak Period is between 3:00 p.m. and 6:00 p.m. 
 

The 2016 TTS survey confirms a substantial proportion of travel is undertaken by using non-automobile 

means during the weekday morning and afternoon peak periods with approximately 65% and 66% residential 

trips being undertaken by walking, cycling or transit, respectively. This is reflective of the limited extent to 

which area residents and visitors use a car on a regular basis. It is expected that the mode split pattern of 

residents travelling to and from the area of the Project will be similar, given the Site’s location. 

 

Detailed TTS queries for travel characteristics are attached in Appendix B. 
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5.0 TRANSPORTATION DEMAND MANAGEMENT 
A Transportation Demand Management Plan (TDM Plan) for the Site is proposed to guide the provision of 

viable alterative personal transportation options beyond the single-occupant, private automobile. This plan is 

intended to support the development proposal in general and the zero parking proposal in particular. The 

suite of TDM strategies under consideration will promote the use of more active and sustainable 

transportation modes, respond to the mobility needs of residents, and visitors to the site, and reduce 

dependence on the private automobile. 

 

Four specific objectives define the policy framework for the TDM Plan: 

 Encourage the use of alternate travel modes (transit, cycling, walking); 

 Increase ride sharing and vehicle occupancy; 

 Shift travel to off-peak periods; and 

 Reduce vehicle kilometres travelled. 

A comprehensive framework has been developed that will serve as a guideline for the implementation of 

effective TDM strategies during the site design stage, as well as in its operations following the full 

redevelopment of the property. 

5.1 ORGANIZATIONAL FRAMEWORK 

The broader objectives can be organized within the following categories: 

 Facilitation of Reduced Car Ownership and Usage; 

 Vehicular Parking Supply and Management; 

 Encourage Transit Use;  

 Encourage and Facilitate Bicycle Use; 

 Enhance Pedestrian Access and Walkability; 

 Land Use and Building Infrastructure; and 

 Coordination, Communication, and Promotion 

 

Within each of the above categories, interventions considered for application may be further organized in their 

implementation as the development progresses: 

 Infrastructure (external links and facilities) 

Measures to improve the active transportation realm along the boundaries of the Site and to facilitate 

the integration of pedestrian, cycling and transit infrastructure 

 Facilities and features of the Site plan and design 

Physical aspects of the internal design of the development, including its buildings, open spaces and 

circulation routings to promote alternative transportation modes 

 Building operations / property management 

User-focused programs and policies enacted once the Site is operational to encourage alternative 

transportation modes 

 Monitoring 

Post-occupancy data collection programs used to assess travel patterns and gauge the effectiveness 

of TDM strategies and the Mobility Choice Travel Plan as a whole. 
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5.2 TDM PLAN STRATEGIES 

The site context provides for access to public transit services and good pedestrian connectivity. While strong 

opportunities exist in the area’s infrastructure to accommodate sustainable transportation practices, the ability 

to fully leverage these opportunities is important for ensuring the success of the TDM strategies. To this end, 

TDM Plan strategies are presented with targeted “intents” (i.e. what it is trying to achieve and for whom), 

accompanied by methods of implementation. 

 

A summary of applicable mobility strategies is outlined below in Table 5. It is important to note that these 

TDM strategies will be continuously refined throughout the application process. Proposed initiatives based on 

these strategies are outlined in the following section of this report.   

 

TABLE 5 POTENTIAL SITE TRAVEL DEMAND MANAGEMENT PLAN STRATEGIES 

 Measure Description Hard or Soft Measure 

1 Reduced vehicular 
parking supply 

The reduction of parking supply (compared to the applicable 
requirements) is itself a TDM measure as it will force 

residents/visitors to consider alternative travel modes. 
Hard Measure 

2 

“Unbundle Parking” 

This measure is also inherent to the reduced parking supply; since 
not all units will have a parking space, a sales program should be 
commenced which gives unit purchasers the option of buying a 

parking space. 

Hard Measure 

3 

PRESTO Cards 

A pre-paid PRESTO card is provided to first-time residents of each 
dwelling unit on the Site; this is a one-time provision. This will help to 

encourage transit use and complement the other TDM initiatives 
proposed as part of the development. 

Soft Measure 

4 

Bicycle Parking 

It is proposed to meet and exceed Tier 1 of the City of Toronto 
Green Standard Version 3 requirements as part of this Project. A 

total of 350 bicycle parking spaces will be provided for 340 
residential units, including 310 long term and 40 short term bicycle 

parking spaces. 
 

Provide secure, weather-protected bicycle parking for long-term use. 

Hard Measure 

5 
Bicycle Repair Station 

Consider a bicycle repair / maintenance station within the residential 
bike parking storage area or near visitor bicycle parking locations 

within the site 
Hard Measure 

6 
Travel Mode 

Information Brochures 

Each new resident receives a brochure and/or receives an email 
informing them of the different available travel options aside from 
driving a personal vehicle, including an overview of transportation 

(sidewalk connections, cycling routes, and transit) in the area. 

Soft Measure 

7 

Community Marketing 
Outreach 

 
It is recommended that an event should be held around the time of 

building launch focused on disseminating information about 
sustainable travel options (i.e. the Travel Mode Information 
Packages), to explore ride-sharing programs for residents.  

 

Soft Measure 

8 Monitoring Program / 
Report 

A monitoring program will be developed to assess the performance 
of the aforementioned TDM measures and to identify ways that the 
TDM program can evolve to foster more sustainable transportation 

Soft Measure 
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activity and decrease auto driver activity; the latter of which will 
result in perpetually lower traffic and parking demand. 

9 Pedestrian 
Connections 

Provide pedestrian sidewalk connection within the Site’s boundaries 
with direct connections to Broadview Avenue and Eastern Avenue. 

Hard Measure 

10 

Bike-Share 

Explore opportunities to provide bicycle sharing stations on-site, in 
partnership with Toronto Bike Share. 

 
Provide contributions to the City for future bike share stations or 
cycling infrastructure implementation in the neighborhood along 

Broadview Avenue and Eastern Avenue. 

Hard Measure 

 

The combination of the above proposed measures will serve to make travel by transit, walking and cycling 

easy, and will provide alternatives to parking a car on site for the portion of trips that require the use of a 

private automobile. 
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6.0 VEHICULAR PARKING 

6.1 MINIMUM VEHICLE PARKING REQUIREMENTS 

The Site is subject to the Zoning By-law 569-2013 (all other areas) and the former Zoning By-law 438-86 

Central Industrial District minimum parking requirements. Application of the Zoning By-law 569-2013 (all other 

areas) requirements results in a requirement of 415 vehicle parking spaces including 336 residential spaces 

and 79 non-residential spaces shared between visitors and retail uses. Therefore, the effective residential 

parking requirement rate is 0.99 spaces per unit according to Zoning By-law 569-2013 (all other areas). The 

minimum parking requirements per Zoning By-law 569-2013 (all other areas) are summarized in Table 6. 
 

TABLE 6 MINIMUM ZONING BY-LAW 569-2013 (ALL OTHER AREAS) VEHICLE PARKING 

REQUIREMENTS 

Use 
Units / 

Floor Area 
Rate (Minimum) 

Requirement 
(Minimum) 

Requirement with Sharing 

Morning Afternoon Evening 

Residential 

1- Bedroom 110 units 0.9 spaces / unit 99 spaces 

100% 100% 100% 2-Bedroom 195 units 1.0 spaces / unit 195 spaces 

3-Bedroom 35 units 1.2 spaces / unit 42 spaces 

SUBTOTAL 340 units  336 spaces 336 spaces 336 spaces 336 spaces 

Non-Resident 

Residential 
Visitors 

340 units 0.2 spaces / unit 68 spaces 
6 spaces 

(10%) 
23 spaces 

(35%) 
68 spaces 

(100%) 

Retail 
794 m2 

1.5 space / 100 
m2 GFA 

11 spaces 
2 spaces 

(20%) 
11 spaces 

(100%) 
11 spaces 

(100%) 

SUBTOTAL 79 spaces 8 spaces 34 spaces 79 spaces 

TOTAL (with sharing)3 -- 344 spaces 370 spaces 415 spaces 

Notes 
1. Based on site statistics provided by Kasian dated August 24, 2021. 
2. As per to Zoning By-law 569-2013, if the calculation of the number of required parking spaces results in a number with a 

fraction, the number is rounded down to the nearest whole number. 
3. Shared Parking Space Calculations based upon Chapter 200.5.10.1(6). 

 

The existing Hyundai dealership on the Site is subject to the former Zoning By-law 438-86 Central Industrial 

District requirements. However, since the listed parking requirements are solely for specific industrial uses, no 

parking requirements are available for the proposed retail component and the residential units. Therefore, no 

parking requirements from the Zoning By-law 438-86 is provided for the proposed Project.  
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6.2 PROPOSED PARKING SUPPLY 

It is proposed to provide less parking than is required by the Zoning By-law 569-2013 (all other areas) in 

accordance with the following parking supply standards: 

 

 82 parking spaces for the use of residents (0.24 spaces / unit) 

 20 non-residential parking spaces (0.06 spaces / unit) 

 

The appropriateness of the proposed parking supply is discussed in Section 6.3. 

 

A total of 102 parking spaces are proposed for the Site. The total parking supply is proposed to be located 

within a one-level underground parking garage. Access to the parking garage is proposed from the Site 

driveway off Broadview Avenue.  

 

Given the ground-level constraints of the Site, dedicated pick-up and drop-off is not provided on-site.  

 

6.2.1 Toronto Green Standard V3- Electric Vehicle Supply Equipment (EVSE) 

The Toronto Green Standard 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. It is proposed to provide a total of 21 spaces (20%) with EVSE 

installed, and the remaining 81 spaces (80%) will have provisions for future EVSE installation. 
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6.3 APPROPRIATENESS OF THE REDUCED PARKING SUPPLY 

It is proposed to adopt a reduced parking supply standard for residents and non-resident (resident visitor and 

retail) in comparison to the minimum requirements of Zoning By-law 569-2013 (all other areas).  

 

A discussion and rationale is provided within the following sections regarding the appropriateness of the 

reduced parking supply for each use. 

 

6.3.1 Resident Parking 

In our opinion, the resident parking standards outlined in former Zoning By-law 569-2013 overstate the 

parking needs of contemporary residential buildings located within the downtown Toronto context. This 

section provides an overview of the contextual factors influencing parking demand in the downtown area and 

the appropriateness of the proposed parking supply in this instance. 

 

Adoption of a reduced series of parking standards are considered appropriate based upon the following 

considerations:  

 

 Transportation planning principles supporting a reduced parking supply to change travel 

behaviour; 

 Toronto Green Standard (TGS)’s design requirements for new developments being favourable of 

reducing green house emissions; 

 A series of Transportation Demand Management measures proposed to be incorporated in the 

development to support the use of non-automobile travel modes; 

 The subject Site is in close proximity to existing transit services including streetcar routes (i.e. 505 

Dundas Streetcar, 504B King Streetcar, 503 Kingston Road Streetcar and 501 Queen Streetcar), 

planned transit services (i.e. East Harbour, SmartTrack Station and the Broadview Avenue 

Extension) and bicycle route facilities that provide non-automobile dependent travel connections 

across the City; 

 The existing area travel characteristics being supportive of low automobile use;  

 Recent reduced residential parking approvals trends; and  

 A review of parking demands observed / recorded by BA Group at other residential 

condominiums in the City’s downtown area.  

 

The following provides an overview of the contextual factors influencing parking demand at residential 

buildings in the downtown area and the appropriateness of the proposed parking supply in this instance 

6.3.1.1 Transportation Planning Principles 

Providing additional parking encourages automobile ownership, which encourages single occupant 

automobile commuting. Taking a holistic perspective of the overall transportation network, the simplest way to 

induce change in travel behaviour is to reduce the amount of available vehicle parking. While the 

consideration and implementation of various TDM initiatives is a part of the plan (see Section 5.0), these are 

always more effective implemented in tandem with a limited vehicle parking supply. Providing a limited 

amount of parking is a direct incentive for residents to use sustainable transportation. 
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6.3.1.2 Toronto Green Standard (TGS) 

The Toronto Green Standard (TGS) sets sustainable design requirements for new developments. The TGS 

implements the environmental policies of the City of Toronto Official Plan and the requirements of multiple 

City divisions through the community planning and development approvals process administered by the City 

Planning Division. The purpose of the TGS is to improve air quality, reduce urban heat island effect, and to 

achieve the City’s greenhouse gas emission targets. Tier 1 of the TGS is a mandatory requirement of the 

planning approval process, while Tier 2 is a higher, voluntary standard. 

 

Tier 1 of TGS requires developments to be designed to encourage low-emissions transportation and non-auto 

modes of transportation. Tier 1 standards set a requirement for single occupancy auto vehicle trips generated 

by the proposed development to be reduced by 15 percent through a variety of multimodal infrastructure 

strategies and Transportation Demand Management (TDM) measures, including bicycle parking, showers 

(depending on the uses in the building), and sustainable mobility spaces if minimum parking standards are 

exceeded. Tier 2 standards of the TGS require single occupancy vehicle trips to be reduced by 30 percent 

through a greater implementation of TDM measures including higher bicycle parking ratios, publicly 

accessible bicycle parking, and the provision of a Bike Share station on the site or on the adjacent public 

boulevard. 

 

Providing vehicle parking can encourage automobile ownership, which in turn encourages single-occupant 

automobile commuting. The most direct, effective way to effect change in travel behaviour is to reduce the 

amount of vehicular parking available to commuters. The implementation of various TDM initiatives are more 

effectively implemented in tandem with limited vehicular parking. 

 

The proposed parking supply ratio of no privately-owned vehicle parking is reduced from the zoning 

requirement of 0.99 spaces per unit. This reflects a 70 percent reduction in parking supply from the minimum 

requirement, which could result in a 70 percent reduction in vehicle ownership and the resulting trips 

generated from these vehicles. This would exceed the 15 percent to 30 percent reduction in single occupancy 

auto trips that are Tier 1 and Tier 2 standards of the TGS. Thus, reducing the parking requirement would be in 

line with the City’s stated policy intentions.  

 

6.3.1.3 Mobility Choice Travel Plan TDM Measures 

As outlined in Section 5.0, a Mobility Choice Travel Plan is proposed for the Site, both as a method to reduce 

vehicular traffic but also to reduce parking demand. Included among the measures are “hard’ infrastructure 

elements, integrated with the site plan, and “soft” strategies intended to promote sustainable transportation 

behaviour.  

 

Highlights of the Plan, in addition to the proposed parking supply reductions, are provided below: 

 Implementation of a sales parking space program; 

 Provision of a one-time pre-loaded PRESTO card per dwelling unit to promote transit use; 

 Providing 414 bicycle parking spaces for the Project; 

 Implementation of a bike repair station on site 

 Distribution of travel mode information brochures; 

 Implementation of a community marketing outreach; 

 Implementation of a monitoring program report; and 

 Providing pedestrian connections through implementation of sidewalks along the Site’s boundaries. 
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6.3.1.4 Existing Transportation Services 

The location of the Site will provide future residents with numerous options for transportation that will 

eliminate the need to own a vehicle. The complete transportation context is provided in Section 4.0. 

 

The Site is well-located relative to transit routes such as streetcar routes. The Site is located approximately 

750 metres within the listed transit options: 

 

 190 metres (3 minute walk) from Queen Street East at Broadview Avenue streetcar stop for the 504B 

King, 503 Kingston Rd and 501 Queen; and 

 600 metres (8 minute walk) from Dundas Street East at Broadview Avenue streetcar stop for the 505 

Dundas. 

 

In addition to being well-served by transit options, there is planned transit nearby the Site that will improve 

connectivity to / from the Site. As part of Ontario Line’s planned transit line, East Harbour station is one of the 

stations being proposed that is planned to be located approximately 300 metres from the Site. Furthermore, the 

Broadview Avenue extension will provide connections to Union Station and the Waterfront from the Site as the 

extension will be adjacent to the Site.   

 

The Site is well served by cycling infrastructure including cycle tracks and bike lanes. The Site is adjacent to a 

cycle track along Cherry Street, which runs north-south on both sides of the road from King Street East to 

Lakeshore Boulevard East. The Site is also in close proximity to the Lower Don Recreation trail, Logan Avenue 

cycle track, Dundas Street East cycle track and Bayview Avenue bike lane. These bike routes provide 

convenient access for cyclists to traverse downtown Toronto.  

 

6.3.1.5 Shifting Area Mode Share Trends 

The reduction in parking supply is supported by the increase of sustainable, non-automobile infrastructure 

within transit accessible contexts that include transit improvements, shared mobility services, and cycling 

infrastructure and services. The convenience and ease of these services have resulted in a decrease in auto 

ownership and decreased reliance on a personal vehicle, along with a corresponding increase in transit use, 

cycling, and walking. 

 

Historical mode split for the area has been reviewed, based upon Transportation Tomorrow Survey (TTS) 

data available for 2001 to 2016 for all households.  

 

The decreasing reliance on autos and an increase in other modes (i.e. cycle, walk, and transit) in the area 

surrounding the Site is summarized in Table 7. 
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TABLE 7 HISTORICAL MODE SPLIT (2001-2016 TTS DATA) 

Travel 
Mode 

 2001 Mode Split1 2006 Mode Split2 2011 Mode Split2 2016 Mode Split2 

AM Peak 
Hour 

PM Peak 
Hour 

AM Peak 
Hour 

PM Peak 
Hour 

AM Peak 
Hour 

PM Peak 
Hour 

AM Peak 
Hour 

PM Peak 
Hour 

Auto Driver 23% 19% 25% 22% 14% 17% 29% 26% 

Auto 
Passenger 

8% 9% 10% 8% 4% 4% 4% 5% 

Passenger4 1% 0% 5% 3% 5% 6% 1% 3% 

Transit 52% 57% 43% 48% 61% 51% 41% 41% 

Cycle 1% 2% 1% 2% 4% 7% 7% 4% 

Walk 15% 13% 17% 16% 11% 15% 17% 21% 

Total 100% 100% 100% 100% 100% 100% 100% 100% 

Notes: 
1. Residential mode split based on 2001 TTS data for home-based trips to and from TTS Zones 250-252, 254, 255, and 263. 
2. Residential mode split based on 2016 TTS data for home-based trips to and from TTS Zone 16-18, 268, 270 and 271. 
3. Peak travel times assumed for resident related trips: 6:00 a.m. to 9:00 a.m., 3:00 p.m. to 6:00 p.m. Peak direction was used for 

both the AM and PM peak periods. 
4. Passenger trips include taxi passenger, school bus and paid rideshare trips. 

 

Based on 2016 TTS data, approximately 65 percent and 66 percent of peak hour trips used sustainable 

transportation (transit, walking and cycling). However, from 2001, there was an increase of sustainable 

transportation to 2011 by 10 percent in the morning peak period and 1 percent in the afternoon peak period, 

respectively.  

 

A summary of the decreasing reliance on automobiles and an increase in sustainable modes in the area 

surrounding the Site is illustrated in Figure 11 and Figure 12 for AM peak and PM peak, respectively.  

 

As residents in the area of the proposed development are relying less and less on automobiles to travel to 

and from their homes, a reduced residential parking supply is appropriate.  
 

The detailed TTS queries are attached in Appendix B. 
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FIGURE 11: AM PEAK HOME BASED TRIPS – MODE SPLIT CHANGES: 2001-2016  

 

FIGURE 12: PM PEAK HOME BASED TRIPS – MODE SPLIT CHANGES: 2001-2016 
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6.3.1.6 Recent Residential Parking Approval Trends 

There is a broad spectrum of parking supplies and demands associated with residential buildings across the 

City and Downtown Toronto area. These parking demands have been changing (reducing) over recent years 

in response to the changing demographics, economic factors, City policies and planning, and mobility choices 

of residents within newer buildings, in particular. 

 

Furthermore, parking supply and subsequent demands have, more recently, become governed by a number 

of factors and influences not limited to: 1) the age and location of a building; 2) building characteristics and 

market positioning; 3) geography; 4) potential heritage considerations and other site specific factors; 5) area 

demographics; 6) alternative area mobility options (i.e., transit, car-share, bike share); and 7) proximity to 

services, employment centres, amenities and retail facilities.  These factors contribute towards the choices 

that residents make with respect to vehicular and non-vehicular use, and where they choose to live. 

 

Residential parking standards outlined in the City of Toronto’s Zoning By-Laws 569-2013 can be considered 

as conservatively high, relative to the parking demands generated by residential buildings in general within 

the downtown area based upon current trends. 

 

Given the above, parking provisions at a substantial proportion of new residential (notably condominiums) 

buildings in the downtown area, in close proximity to the transit services, have been approved at levels that 

are lower than the applicable Zoning By-law standards. Such approvals have been accepted by City staff and 

secured through City Council, the Ontario Municipal Board and the Committee of Adjustment for both 

condominiums and rental buildings within transit accessible areas of the City of Toronto. 

 

BA Group has reviewed parking approvals for many condominium buildings in Downtown Toronto in close 

proximity to the subway to illustrate the approvals at sites with comparable transportation contexts to the Site. 

Recent parking approvals that have been granted for comparable developments vary between 0.03 and 0.21 

spaces per residential unit.  

 

A selection of recent examples of condominium buildings where reduced overall residential parking standards 

were accepted by City staff and/or approved by City Council, the Committee of Adjustment, or the OMB/LPAT 

is provided in Table 8. 
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TABLE 8 APPROVED REDUCED RESIDENTIAL PARKING RATIOS 

Address Effective Resident Parking 
Ratio 

Permission Through 

426 University Avenue 

315 dwelling units2 
9 residential parking spaces  
 
Effective Res Ratio:  0.03 sps / unit 

Site Specific By-Law 481-2010 

40 Wellesley Street East 

337 dwelling units (max) 
30 residential parking spaces  
 
Effective Res Ratio: 0.09 sps / unit 

Site Specific By-Law 524-2016 (OMB) 

111-125 River Street 

433 dwelling units 
48 residential parking spaces 
Effective Res Rate: 0.11 sps / unit 

Approved through principal 

357-363 King Street West and 62 Peter 
Street 

324 dwelling units (max) 
55 residential parking spaces 
 
Effective Res Ratio: 0.17 sps / unit 

Site Specific By-law 1556-2012 (OMB) 
 

Site-Specific By-law 812-2017 

8-30 Widmer Street 

659 dwelling units (max) 
112 residential parking spaces 
 
Effective Res Ratio: 0.17 sps / unit 

Site-Specific By-law 74-2019 (LPAT) 
 

Site-Specific By-law 75-2019 (LPAT) 

9-21 Grenville Street 

495 dwelling units  
89 residential parking spaces  
 
Effective Res Ratio: 0.18 sps/ unit 

OMB Decision - PL111050 
(March 7, 2012) 

 
Site Specific By-Law 621-2012 (OMB) 

391 Cherry Street (West Don Lands Block 
8) 

756 rental dwelling units 
134 residential parking spaces 
 
Effective Res Ratio: 0.18 sps / unit 

CoA Decision Notice  – A0289/19TEY (2019) 

480-494 Yonge Street & 3 Grosvenor 
(Clock Tower) 

451 dwelling units 
82 residential parking spaces 
 
Effective Res Ratio: 0.18 sps / unit 

Site-Specific By-law 1263-2017 

155-163 Dundas Street East / 200 Jarvis 

384 units3 

72 residential parking spaces4 

 
Effective Res Ratio: 0.19 sps / unit 

Site Specific By-Law 161-2012 

161 & 173-175 Eglinton Ave E 

443 dwelling units 
108 residential parking spaces 
 

Effective Res Ratio with Car-Share: 
0.20 sps / unit 

CoA Decision – A0881/15TEY (2015) 
 

CoA Decision – A0934/13TEY (2013) 
 

Site Specific By-Law 1433-2012 

984, 990, 1000 Bay Street 

458 dwelling units 
118 residential parking spaces 
 
Effective Res Ratio with Car-Share: 
0.20 sps / unit 

Site Specific By-Law 838-2015 (OMB) 

 

475 Yonge Street 

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

Site-Specific By-law 1472-2017 
 

Site-Specific By-law 1473-2017 

454-464 Yonge Street 

636 dwelling units 

175 residential parking spaces  
 

Site Specific By-Law 1724-2013 
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Address Effective Resident Parking 
Ratio 

Permission Through 

Effective Res Ratio with Car-Share: 
0.21 sps / unit 

Notes: 
1. Where an effective resident ratio with car-share has been provided, the maximum allowance for car-share has been assumed. 
2. Unit breakdown obtained from BA Report dated January 12, 2009. 
3. Dwelling units obtained from City of Toronto Staff Report dated October 17, 2011. 
4. Number of spaces from Site specific Zoning By-law 161-2012 does not specify breakdown of residential and commercial 

spaces. 
5. 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 for 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. 

 

The past reviewed approvals indicate approved parking ratios ranging from as low as 0.03 spaces per unit to 

others that run through the 0.21 spaces per unit range. Further, the proposed parking standard of 0.24 spaces 

per unit is higher than the observed parking demands listed above. 
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6.3.1.7 Residential Parking Demand 

BA Group has conducted a number of parking demand studies for residential buildings located within 

downtown and transit accessible areas of the City of Toronto over a substantial period of time. The results of 

these studies suggest parking demand ratios that range from as low as 0.06 spaces per unit to others that run 

up to the 0.24 spaces per unit range. Note that all residential buildings involved in the studies provide some 

level of residential parking, which in itself induces demand for parking. These examples are outlined in Table 

9. 

 

TABLE 9 RESIDENTIAL PARKING SPACE UTILIZATION 

Address Site Description Date of Study Observed Parking 
Demand 

Effective Parking 
Demand Ratio 

70 Temperance Street 798 units / 80 parking 
spaces 

Tues., Sept. 26, 2017 49 spaces 0.06 spaces/unit 

Thurs., Sept. 28, 2017 46 spaces 0.06 spaces/unit 

155 Dundas Street East 
148 units (occupied) / 

64 parking spaces 

Wed., May 18, 2016 13 spaces 0.09 spaces/unit 

Thurs., May 19, 2016 11 spaces 0.07 spaces/unit 

Wed. May 25, 2016 15 spaces 0.10 spaces/unit 

57 Charles Street East 
76 units / 38 parking 

spaces 

Sat., Mar. 24, 2018 6 spaces 0.08 spaces/unit 

Tues., Mar. 27, 2018 8 spaces 0.11 spaces/unit 

Wed., Mar. 28, 2018 7 spaces 0.09 spaces/unit 

155 Wellesley Street 
East 

115 units / 80 res 
parking spaces 

Fri., Aug. 17, 2012 21 spaces 0.18 spaces/unit 

Tues., Aug. 21, 2012 21 spaces 0.18 spaces/unit 

Wed., Aug. 22, 2012 21 spaces 0.18 spaces/unit 

77 Dunfield Avenue 
177 units / 50 parking 

spaces 

Tues., Jun. 7, 2011 37 spaces 0.20 spaces/unit 

Wed., Jun. 8, 2011 35 spaces 0.19 spaces/unit 

Thurs., Jun. 9, 2011 34 spaces 0.19 spaces/unit 

75 McCaul Street 
552 units / 604 parking 

spaces2 

Thurs., Nov. 24, 2016 94 spaces 0.17 spaces/unit 

Sun., Nov. 27, 2016 109 spaces 0.20 spaces/unit 

Tues., Nov. 29, 2016 110 spaces 0.20 spaces/unit 

River City, Phase 1 
Garage 

351 units  

Thurs, Jan. 16, 2014 80 spaces3 0.23 spaces / unit 

Fri, Jan. 17, 2014 81 spaces 3 0.23 spaces / unit 

Tues, Jan. 21, 2014 83 spaces3 0.24 spaces / unit 

Notes: 
1. Observed parking demand is a composite of parking utilization observed parking demand in the parking garage and on-street parking permit data 

provided by the City of Toronto. 
2.  Resident and visitor parking not separated; demand accounts for both. 
 

The demands recorded during these studies indicate parking demand ratios ranging from as low as 0.06 

spaces per unit to others that run through and above the 0.24 spaces per unit range. Further, the proposed 

parking standard of 0.24 spaces per unit is higher than the observed parking demands listed above. 
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6.3.1.8 Residential Parking Space Sales Data 

BA Group has reviewed parking sales data at nine (9) condominium developments in the Downtown Toronto 

area, as summarized in Table 10. These developments have comparable levels of access to transit and other 

non-automobile focused mobility infrastructure (i.e., bicycle facilities) as the Site. 

 

A review of the recorded parking sales information indicates that demands for on-site parking range from 0.10 

to 0.42 spaces per unit.  

 

While it is acknowledged that sales information does not necessarily reflect the ultimate demand information 

at a condominium building, it does provide a useful indication of the level of parking sought by the 

marketplace for condominium units in highly urban contexts. Parking sales per unit and by unit type varies 

from each development, depending upon a number of factors including geographic location, Site context, unit 

size, and transit accessibility. 

 

It is noteworthy that the range of parking sales demand information recorded at the nine (9) reviewed 

condominium buildings is significantly below the Zoning By-law requirements that would apply in each case. 

This is reflective of the extent to which purchasers and prospective residents are willing to forgo, given a 

range of factors such as cost, Site location and transportation accessibility, the use of a privately owned 

vehicle. 

 

TABLE 10 CONDOMINIUM PARKING SPACE SALES DATA 

Address 
Total Number of 

Units 
Date of 

Sales Info 
Parking Sales Information 

Dundas Street 
East / Jarvis 
Street 

Total = 1,004 
Bachelor = 257 

1-bedroom = 412  
2-bedroom = 233 
3+ bedroom = 102 

October  
2015 

Residential Parking 
Supply 

176 sps Percent units sold  96% 

Effective Parking Supply 
Ratio (parking 
supply/units) 

0.18 
sps/unit 

Projected Parking 
Uptake Ratio 

0.14 
sps/unit 

42 Charles Street 
East 

Total = 4701 
Bachelor = 115 

1-bedroom = 211  
2-bedroom = 124 
3+ bedroom = 20 

March 2016 

Residential Parking 
Supply 

127 sps Percent units sold  96% 

Effective Parking Supply 
Ratio (parking 
supply/units) 

0.27 
sps/unit 

Projected Parking 
Uptake Ratio 

0.11 
sps/unit 

50 Charles Street 
East 

Total = 6191 
Bachelor = 168 

1-bedroom = 305 
2-bedroom = 110 
3+ bedroom = 36 

March 2016 

Residential Parking 
Supply 

156 sps Percent units sold  86% 

Effective Parking Supply 
Ratio (parking 
supply/units) 

0.25 
sps/unit 

Projected Parking 
Uptake Ratio 

0.10 
sps/unit 

587-599 Yonge 
Street 

Total = 5131 
Bachelor = 109 

1-bedroom = 172 
2-bedroom = 225 

3-bedroom = 7 

February 
2016 

Residential Parking 
Supply 

111 sps Percent units sold  92% 

Effective Parking Supply 
Ratio (parking 
supply/units) 

0.22 
sps/unit 

Projected Parking 
Uptake Ratio 

0.14 
sps/unit 

1000 Bay Street 

Total = 458 
Bachelor = 120 

1-bedroom = 305 
2-bedroom = 33 

March 2016 

Residential Parking 
Supply 

92 sps Percent units sold  97% 

Effective Parking Supply 
Ratio (parking 
supply/units) 

0.20 
sps/unit 

Projected Parking 
Uptake Ratio 

0.19 
sps/unit 
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Address 
Total Number of 

Units 
Date of 

Sales Info 
Parking Sales Information 

297 College 
Street (The 
College Condos)2 

Total = 226 
Bachelor = 1 

1-bedroom = 152 
2-bedroom = 50 
3-bedroom = 23 

May 2016 

Residential Parking 
Supply 

57 sps Percent units sold  81% 

Required Parking Supply 
Ratio (parking 
supply/units) 

0.25 
sps/unit 

Projected Parking 
Uptake Ratio  

0.22  
sps/unit 

70-72 Carlton 
Street3 

Total = 4774 
Bachelor = 44 

1-bedroom = 301 
2-bedroom = 86 
3+ bedroom = 46 

October 2016 

Residential Parking 
Supply 

105 sps Percent units sold  81% 

Required Parking Supply 
Ratio (parking 
supply/units) 

0.22 
sps/unit 

Projected Parking 
Uptake Ratio  

0.15  
sps/unit 

River City Phase 
1 

Total = 348 
Bachelor = 119 

1-bedroom = 155 
2-bedroom = 45 
3+ bedroom = 9 
Penthouse = 20 

May 2010 

Residential Parking 
Supply 

110 sps Percent units sold  68% 

Required Parking Supply 
Ratio (parking 
supply/units) 

0.32 
sps/unit 

Projected Parking 
Uptake Ratio  

0.24  
sps/unit 

River City Phase 
1 & 2 

Total = 610 
Bachelor = 192 

1-bedroom = 251 
2-bedroom = 117 
3+ bedroom = 18 
Penthouse = 32 

January 
2014 

Residential Parking 
Supply 

256 sps Percent units sold  92% 

Required Parking Supply 
Ratio (parking 
supply/units) 

0.42 
sps/unit 

Projected Parking 
Uptake Ratio  

0.42  
sps/unit 

Notes: 
1. Based on the units available at the time of sale, according to information provided to BA Group. 
2. Includes unit purchasers who are on a waiting list.   
3.   Parking was not offered to 1 Bedroom unit purchasers. However, parking was sold to 1 bedroom purchasers with head office 

approval. 
4. Excludes 13 rental replacement units. 
 

The observed parking sales listed above indicate a parking standard range of 0.10 to 0.42 spaces per unit. 

The proposed residential condominium parking rate for the Project of 0.24 spaces per unit is within the range 

of parking demands observed for other condominium in downtown Toronto. 

 

6.3.2 Available On-street Permit Parking 

There is currently on-street parking along Broadview Avenue where permit parking is available. There is a 

total of 36 parking spaces along Broadview Avenue and 32 permits have been issued, therefore a remaining 

of four (4) permits are available if residents of the Project desire to park on-street.  
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6.3.3 Residential Parking Assessment Summary 

In summary, the proposed resident parking supply ratio of 0.24 spaces per unit is contextually appropriate 

based upon its consistency with the planning policy context, support for the Toronto Green Standards, area 

transportation context, and area mode share. Data for residential parking demand, parking space sales, and 

observed parking ratio approvals for other residential and mixed-use buildings in downtown Toronto further 

support the proposed parking supply ratio. The observed ranges outlined within this section are the following: 

 

 Approvals: 0.00 – 0.21 resident spaces per unit 

 Demand: 0.06 – 0.24 resident spaces per unit 

 Parking sales: 0.10 – 0.42 resident spaces per unit 

 

The proposed parking supply ratio of 0.24 spaces per unit is above or in between than the demand and 

parking sales data ranges provided. It is noteworthy that the provision of parking in those instances may be 

instigating some of the demand itself. The observed ranges are supportive of reduced residential parking in 

general, particularly parking ratios that are significantly lower than the required ratio as per the applicable 

Zoning By-law.  

 

The Site’s location in downtown Toronto is also key to the appropriateness of the proposed parking supply. As 

discussed in Section 4.0, the Site is in a located to a number of streetcar routes and cycling facilities. The 

pedestrian context offers many nearby destinations within walking distance. The proposed SmartTrack, 

Ontario Line, Broadview Avenue extension, and improvements to the cycling network will further enhance the 

Site’s active transportation connectivity. The TDM measures discussed in Section 5.0 will support and 

encourage the use of active transportation while discouraging and reducing private automobile use.  

 

Based upon this context, the proposed resident parking supply of 82 parking spaces is appropriate and will 

adequately meet the requirements of future residents of the proposed development.   
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6.3.4 Non-resident Parking 

Similar to residential parking standards, non-residential parking standards outlined in Zoning By-law 569-2013 

may overstate the parking needs in an area that is close to streetcar routes and has available parking near 

the Site. 

 

The Zoning By-law 569-2013 requires a total of 81 non-resident parking spaces, including 68 spaces for 

residential visitors and 13 spaces for retail users of the Project, resulting in a required non-residential parking 

rate of 0.24 spaces per unit. As part of the Project, it is proposed to provide 20 non-resident parking spaces 

for residential visitors, resulting in a 0.06 spaces per unit non-residential parking rate. It is proposed to provide 

zero retail parking spaces to meet Zoning By-law 569-2013 Policy Area 1’s retail parking requirements. In 

Policy Area 1, if the GFA for the retail component of the Project is below 1000 m2, no retail parking is 

required. Therefore, the following justification will focus on a reduced residential visitor parking rate.  

 

Adoption of reduced non-residential parking standards should be considered based upon the following 

considerations: 

 

 Visitor parking approval trends for residential buildings in the downtown area; 

 Visitor parking demand surveys; and 

 The availability of public parking in the vicinity of the Site. 

 

The following provides an overview of the contextual factors influencing the anticipated non-residential 

parking demand and the adequacy of the proposed parking supply in this instance.   

 

6.3.4.1 Approved Reduced Visitor Parking Rates 

As with residential parking, visitor parking standards in the downtown area or areas with transit accessibility 

have been approved at rates below the Zoning By-law 569-2013 and the former Zoning By-law 438-86 

standards. Such approvals have been secured through City Council, the former Ontario Municipal Board, the 

Local Planning Appeal Tribunal (LPAT) and the Committee of Adjustment (CoA). 

 

A selection of examples of such condominium buildings being approved with a reduced non-residential 

parking rate by the City or other processes in the downtown area and other transit accessible areas is 

provided in Table 11.  
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TABLE 11 RESIDENTIAL DEVELOPMENTS WITH APPROVED VISITOR PARKING REDUCTION 

Address Approved Parking Ratio Approval / Support 

391 Cherry Street 0.00 sps/unit C of A Decision A0289/19TEY 

2131 Yonge St & 32 Hilsdale Ave E 0.03 sps/unit 
Site Specific By-laws 1344-2018 and 1345-

2018 

85-91 Broadway Avenue & 198 
Redpath Avenue 

0.03 sps/unit 
Site Specific By-laws 1344-2018 and 1345-

2018 

88 Queen Street East, 10 Mutual St 0.06 sps/units 
Site Specific By-laws 1293-2018 and 1294-

2018 
CoA Decision - A0403/16TEY (2016) 

1 Eglinton Avenue East 0.06 sps/unit 
Site Specific By-law 1257-2018 & 1258-

2018 

898-900 St. Clair Avenue West 0.06 sps/unit 
CoA Decision - A0304/17EYK (2017)   Area 

Specific Zoning By-law 1103-2009 

58-68 Orchard View Blvd & 439-445 
Duplex Ave 

0.06 sps/unit Site Specific By-law 240-2011 & 241-2011 

 

A non-residential parking ratio of 0.06 spaces per unit is in between the range of examples of 0.00 – 0.06 

spaces per unit, therefore the proposed ratio is appropriate.  

 

6.3.5 Availability of Public Parking  

Should resident visitors and / or retail users of the Site arrive via automobile, various public parking lots and 

garages can be accessed within 750 metres of the Site (approx. 5-10 minute walk). Public parking facilities 

within 750 metres of the Site are summarized in Table 12. 

 

TABLE 12 PUBLIC PARKING LOTS/GARAGES WITHIN WALKING DISTANCE 

Name Address 
Lot Capacity 

(spaces) 

Approx. 
Distance from 

Site 

TPA Municipal Carpark 45 111 Broadview Avenue 92 300 m 

TPA Municipal Carpark 248  136 Broadview Avenue 22 400 m 

 

The list of parking facilities in Table 12 indicates that parking is readily accessible within the area, and present 

a reasonable alternative to on-site parking, particularly for those requiring only occasional use of a parking 

space (i.e. visitors). In addition to the facilities listed above, many streets in the area have on-street parking 

available such as Broadview Avenue and Lewis Street. There is also paid on-street parking enforced by 

Green P along Queen Street East.  
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6.4 VEHICULAR PARKING SUMMARY 

The proposed development includes 102 privately owned vehicle parking spaces (i.e. residential or non-

residential). From the total of 102 vehicular parking spaces, 20 non-resident spaces will be shared between 

residential visitor and retail users, resulting in a non-residential parking rate of 0.06 spaces per unit. A 

residential parking rate of 0.24 spaces per unit is proposed for the Project with 82 residential parking spaces. 

 

Zoning By-law 569-2013 parking requirements can be considered to overstate parking requirements in the 

downtown Toronto context. Parking demand trends have shown that private automobile use is declining, as 

supported by data including: Transportation Tomorrow Survey (TTS) recent condominium parking approval 

trends, proxy parking demands, and sales data, all of which are lower than prevailing Zoning By-law rates. 

The policy context for the Site further supports a reduction in parking supply compared to the Zoning By-law 

requirements. 

 

Based on the foregoing, the reduced residential and non-residential parking rate is appropriate. 
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7.0 BICYCLE PARKING 

7.1 MINIMUM BICYCLE PARKING REQUIREMENTS 

Application of Toronto Green Standard Version 3, Zone 1 – Tier 1 on the Site requires a minimum total of 340 

bicycle parking spaces summarized in Table 13. 

 

A total of 340 bicycle spaces are required including 306 long-term spaces and 34 short-term spaces. . 

 

TABLE 13 TORONTO GREEN STANDARD, ZONE 1 – TIER 1 BICYCLE PARKING REQUIREMENTS 

Use Units / 
Floor Area1  

Space Type Minimum Bicycle 
Parking Rate 

Minimum Bicycle 
Parking 

Required 
Location Requirements 

Residential 340 units Short Term / 
Resident 

0.1 spaces / unit 34 spaces For Residential Use: 
Long-term spaces may not be: 
 In a dwelling unit; 
 On a balcony; 
 In a storage locker; or 
 In an area used for 

commercial space 
 
Short-term must be within 30 
metres of a pedestrian 
entrance. 
 
For All Uses: 
Long-term spaces may be 
located on the first or second 
storey of the building, or first 
level below grade. Bicycle 
parking below that level are 
permitted in half the level 
above is dedicated to bicycle 
parking. 

Long Term / 
Resident 

0.9 spaces / unit 306 spaces 

Subtotal  340 spaces 

Retail 794 m2 Short Term 
No Requirement4 

0 spaces 

Long Term 0 spaces 

Subtotal 0 spaces 

Overall  Short Term 34 spaces 

Long Term  306 spaces 

Total 340 spaces 

Notes 
1. Based on site statistics provided by Kasian dated August 24, 2021. 
2. As per Toronto Green Standard V3, if the calculation of the number of required parking spaces results in a number with a 

fraction, the number is rounded up to the nearest whole number. 
3. For the purposes of calculations, it is assumed that the interior floor area (IFA) is equivalent to gross floor area (GFA). 
4. Zoning By-law 569-2013 (230.5.10.1 (3)) specifies that “if a bicycle parking space is required for uses on a lot, other than a 

dwelling unit, and the total interior floor area of all such uses on the lot is 2000 square metres or less, then no bicycle parking 
space is required.” 

5.  Shower and Change Facilities not required in accordance to Zoning By-law 569-2013 (230.5.1.10 (7)). 

 

No change and shower facilities are required for the Project as there are no long term bicycle parking spaces 

required for the non-residential component of the Site. 

 

To support the proposed TDM mobility plan outlined in Section 5.0, it is proposed to meet Tier 2’s bicycle 

parking standard for the residential uses. Application of Toronto Green Standard Version 3, Zone 1 – Tier 2 

on the Site requires a minimum total of 404 bicycle parking spaces as summarized in Table 14. 
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TABLE 14 TORONTO GREEN STANDARD (ZONE 1-TIER 2) – BICYCLE PARKING REQUIREMENTS 

Use Units / 
Floor Area1  

Space Type Minimum Bicycle 
Parking Rate 

Minimum Bicycle 
Parking 

Required 
Location Requirements 

Residential 340 units Short Term / 
Resident 

0.12 spaces / unit 41 spaces For Residential Use: 
Long-term spaces may not be: 

 In a dwelling unit; 
 On a balcony; 

 In a storage locker; or 
 In an area used for 

commercial space 
 

Short-term must be within 30 
metres of a pedestrian 

entrance. 
 

For All Uses: 
Long-term spaces may be 

located on the first or second 
storey of the building, or first 
level below grade. Bicycle 

parking below that level are 
permitted in half the level 

above is dedicated to bicycle 
parking. 

Long Term / 
Resident 

1.08 spaces / unit 368 spaces 

Subtotal  409 spaces 

Retail 794 m2 Short Term 
No Requirement4 

0 spaces 

Long Term 0 spaces 

Subtotal 0 spaces 

Overall  Short Term 41 spaces 

Long Term  368 spaces 

Total 409 spaces 

Notes 
1. Based on site statistics provided by Kasian dated August 24, 2021. 
2. As per Toronto Green Standard V3, if the calculation of the number of required parking spaces results in a number with a 

fraction, the number is rounded up to the nearest whole number. 
3. For the purposes of calculations, it is assumed that the interior floor area (IFA) is equivalent to gross floor area (GFA). 
4. Zoning By-law 569-2013 (230.5.10.1 (3)) specifies that “if a bicycle parking space is required for uses on a lot, other than a 

dwelling unit, and the total interior floor area of all such uses on the lot is 2000 square metres or less, then no bicycle parking 
space is required.” 

 

To meet the Tier 2 requirements stated above, a total of 414 bicycle parking spaces are proposed for the Site 

including 370 long-term spaces and 44 short-term spaces.  
 

7.2 PROPOSED BICYCLE PARKING SUPPLY AND FACILITIES 

The development proposal includes 350 bicycle parking spaces to support the proposed development, with 

310 spaces for long-term residential bicycle parking and 40 spaces for short-term residential bicycle parking. 

The 40 short-term bicycle parking spaces are proposed to be located outdoors at-grade and the 310 long-

term bicycle parking spaces are proposed to be located within the underground parking garage in secured 

storage rooms.  
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8.0 LOADING CONSIDERATIONS 

8.1 MINIMUM LOADING REQUIREMENTS 

The loading requirements for the Site are outlined in Zoning By-law 569-2013. Application of the City of 

Toronto Zoning By-law 569-2013 minimum loading standards are summarized in Table 15. 

 

TABLE 15 ZONING BY-LAW 569-2013 LOADING REQUIREMENTS 

Use Units / Floor 
Area1 

Type A Type B Type C Type G Total 

Residential2 340 units - -  1 space 1 space 

Retail3 794 m2 - 1 space - - 1 space 

Subtotal 0 spaces 1 spaces 0 spaces 1 spaces 2 spaces 

Total (with sharing)2,3,4  0 space  1 spaces 1spaces 

Notes: 
1. Based on site statistics provided by Kasian dated August 24, 2021. 
2.  Shared Loading Space Calculations based upon Chapter 220.5.10 1(9) and Chapter 40.10.90.1.  
3. While the Site is not located in a CR zone and sharing provisions do not currently apply, it is expected that the Site will be 

rezoned given the provision of retail spaces, and therefore, sharing have been applied.  
4.  In order to permit sharing provisions for the Site, the required Type ‘B; loading space needs to be modified to fit the Type ‘G’ 

loading space on-site. 

 

A total of one (1) Type ‘G’ loading space is required with sharing provisions for the Project.  
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8.2 PROPOSED LOADING SUPPLY AND FACILITY 

8.2.1 Loading Supply / Servicing Arrangements 

One Type ‘G’ loading space is proposed to serve the Project. The loading space is proposed to be shared 

between the residents and the retail users. The Type ‘G’ loading space will have a minimum length of 13 metres, 

a minimum width of 4 metres and a minimum vertical clearances of 6.1 metres. The proposed loading supply 

meets the requirements of Zoning By-law 569-2013 and is considered appropriate on that basis.  

 

Access to the loading spaces is provided from the existing Site’s driveway off Broadview Avenue.  

 

Residential and non-residential waste collection for the proposed building will occur within the proposed Type 

‘G’ loading space. 

 

8.2.2 Height Clearances 

A minimum height clearance of 4.5 metres is maintained throughout the loading area, and a minimum height 

clearance of 6.1 metres is maintained above the Type ‘G’ loading space and bin staging area. The height 

clearance provided meets the standards of Zoning By-law 569-2013 and “City of Toronto Requirements for 

Garbage and Recycling Collection for New Developments and Redevelopments” dated May 2012. 

 

8.2.3 Operations and Manoeuvring 

Vehicle manoeuvring diagrams are provided in Appendix C, illustrating the manoeuvring needs of the selected 

design vehicle vehicles to manoeuvre into and out of the proposed loading area. These design vehicles 

comprise the City of Toronto front-loading Garbage Truck and the TAC single-unit (SU) truck with a length of 

9.1 metres.   

 

These diagrams confirm that the functional arrangements of the Site’s loading facility are appropriate and will 

meet the manoeuvring needs of the vehicles that may service the proposed building.  
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9.0 MULTI-MODAL TRAVEL DEMAND FORECASTING 
The following section summarizes the approach taken to estimate the multi-modal travel demand 

characteristics of the Site based upon first principles. This approach was then compared to other proxy sites 

with similar characteristics. 

 

9.1 FORECASTING APPROACH 

Preliminary travel demand forecasts have been prepared, as part of this study, for the proposed development. 

Multi-modal forecasts have been developed from a first principles approach using person trip making 

characteristics for the key component uses within the Site. 

 

As summarized in Table 16, the existing area travel characteristics reflect a low level of automotive travel 

mode usage. Based on existing multi-modal travel characteristics, the proposed development are anticipated 

to reflect a low level of automotive usage. 

 

The existing residential modal split for the area was determined from a review of the 2016 Transportation 

Tomorrow Survey (TTS) data and is summarized in Table 16. 

 

TABLE 16 EXISTING RESIDENTIAL MODAL SPLIT 

Mode Outbound (AM Peak Period) Inbound (PM Peak Period)  

Walk 17% 21% 

Transit 41% 41% 

Cycle 7% 4% 

Driver 29% 26% 

Passenger 4% 5% 

Notes 
1. For the purposes of the mode split data in the table above, the AM Peak Period is between 6:00 a.m. and 9:00 a.m., and the 

PM Peak Period is between 3:00 p.m. and 6:00 p.m. 
2. Residential mode split based on 2016 TTS data for home-based trips to and from TTS Zone 16-18, 268, 270 and 271. 
 

For the purpose of this analysis, travel demand to and from the Site has been developed by applying modal 

split and time of travel assumptions to base person-density parameters provided by Transportation Tomorrow 

Survey (TTS). Travel information that forms on the basis of this analysis has been obtained from 2016 

Transportation Tomorrow Survey (TTS) and data collected by BA Group. 

 

Key technical assumptions used in establishing travel demand forecasts for the Site are outlined in the 

following sections. 

 

9.2 RESIDENTIAL SITE TRAVEL DEMANDS 

Residential travel demand to / from the Site has been developed from ‘first principles’ based upon a review of 

the total number of residents anticipated to live on the Site combined with data on residential travel 

characteristics in the vicinity of the Site, particularly from the 2016 Transportation Tomorrow Survey (TTS) 
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and data collected by BA Group. Forecast travel demand forecast for residential trips to / from the Site in the 

weekday morning and afternoon peak hours is summarized in Table 17. 

 

TABLE 17 RESIDENTIAL PERSON-BASED TRIP GENERATION 

Parameter Peak Hour Travel Characteristics 

Residential Units1 340 units 

Building Occupancy 
(Persons)2 

Assumed 95% of units occupied at any given time @ Unit occupancy of  
 

1.80 persons / unit = 220 people 

Street Peak Hour Travel: 
Proportion of Resident2 

Assume 36% (AM) and 27% (PM)  
of peak period travel occurs during the peak hour 

 
= 210 (AM) and 160 (PM)  

people travelling during peak hours 

Trip Orientation3 Weekday AM Weekday PM 

Inbound Outbound Inbound Outbound 

21% 79% 59% 41% 

Travel Demand 
AM PM 

Based upon modal share assumptions from the 2016 Transportation 
Tomorrow Survey (TTS) for zone 19, 20 and 22-24 

Auto-Driver 29% 26% 15 45 25 15 

Auto-Passenger 4% 5% 0 10 5 5 

Passenger 2% 3% 0 5 5 0 

Transit 41% 41% 20 65 40 25 

Pedestrian 17% 21% 5 30 20 15 

Cyclist 7% 4% 5 10 5 0 

Total Trips 100% 100% 45 165 100 60 

Resulting Vehicular Trips 15 50 30 15 

Peak Hour Demand Trips  Rate Trips Rate 

Inbound 15 0.04 30 0.09 

Outbound 50 0.15 15 0.04 

Two-way 65 0.19 45 0.13 

Notes: 
1. Based on site statistics provided by Kasian dated August 24, 2021. 
2. Temporal variations of peak hour travel demand (i.e. percentage of peak period travel that occur during the peak hour) 

obtained from the 2016 Transportation Tomorrow Survey (TTS) for 2006 TTS zones 16-18, 268 and 270-271. 
3. Residential Inbound / Outbound traffic distribution based upon the Institute of Transportation Engineers Trip Generation Manual 

(10th Edition) Inbound / Outbound splits for Multifamily Housing (High-Rise) Land Use Code 222 in a General Urban/Suburban 
setting. 

4. Person / auto trips rounded to the nearest 5 trips. 

 

Based on the foregoing, non-auto residential travel demand (i.e. transit, walking, cycling and other modes) is 

forecast to be in the order of 135 and 105 two-way trips in the weekday morning and afternoon peak hours, 

respectively. 
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Forecast vehicular residential site traffic generation, based on this ‘first principles’ assessment, is in the order 

of 65 and 45 two-way trips in the weekday morning and afternoon peak hours, respectively. This represent 

trip generation rates of 0.19 and 0.13 two-way trips per unit in the weekday morning and afternoon peak 

hours, respectively. 

 

A comparison of the vehicular residential trip generation rates based on ‘first principles’ were compared to a 

review of trip generation rates adopted by neighbouring developments. These rates were established in prior 

studies prepared for these neighbouring development and are based upon a review of observed trip 

generation rates at comparably located condominium developments. Trip generation forecasts for the 

proposed residential development are summarized in Table 18. 

 

TABLE 18 PROXY RESIDENTIAL TRIP GENERATION RATES  

Proxy Site Location Date 
Number 
of Units 

AM Peak Hour PM Peak Hour 

In Out 2-Way In Out 2-Way 

381 & 397 Front St W March 4, 2013 637 0.03 0.09 0.12 0.07 0.03 0.10 

600 Fleet St March 5, 2013 515 0.04 0.08 0.12 0.06 0.03 0.09 

33 Mill St January 13, 2011 378 0.01 0.13 0.14 0.1 0.03 0.13 

320 Richmond St E December 10, 2015 343 0.03 0.06 0.09 0.06 0.03 0.09 

Average Trip Rate per Unit 0.03 0.09 0.12 0.07 0.03 0.10 

Adopted Trip Rate per Unit 0.05 0.10 0.15 0.10 0.05 0.15 

Number of New Trips (340 Units) 15 35 50 35 15 50 

Notes: 
1. Vehicle trips rounded to the nearest 5 trips. 

 

By comparison, the trip generation rates based on ‘first principles’ methodology are comparable to the rates 

based on proxy surveys. For the purposes of this study, BA Group has conservative adopted the trip 

generation rates based on proxy surveys. Therefore, the proposed development will generate approximately 

50 two-way vehicle trips during the weekday morning and afternoon peak hours.  

 

9.3 RETAIL SITE TRAVEL DEMANDS 

The Project includes approximately 794 m2 GFA of retail space. It is noted that no specific traffic allowances 

were made for the retail component of the site, given the size and nature of the proposed retail, it is 

anticipated to experience similar characteristics to ancillary retail. As well, it is anticipated that the vast 

majority of patrons to the retail portion of the site will consist of internal site trips with the balance of trip 

undertaken by non-automobile modes such as transit, bicycle or by walking, given the site’s excellent location 

with respect to existing and future transit, pedestrian and cycling connections. In this regard, the patrons 

travelling to and from the retail by non-automobile modes are expected to be minimal and majority of the trips 

will be pass-by trips. 
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9.4 SUMMARY OF SITE TRAVEL DEMAND 

The combined multi-modal travel demand for the Site is the sum of the demand contributions from the 

proposed residential and retail land uses and is summarized in Table 19. 

 

TABLE 19 SITE MULTI-MODAL TRIP SUMMARY 

 AM Peak Hour PM Peak Hour 

In Out 2-Way In Out 2-Way 

Auto 15 45 60 25 15 40 

Passenger 0 15 15 10 5 15 

Transit 20 65 85 40 25 65 

Pedestrian 5 30 35 20 15 35 

Cyclist 5 10 15 5 0 5 

Total 45 165 210 100 60 160 

 

Overall, the Site is forecast to generate in the order of 210 and 160 two-way person trips during the weekday 

morning and afternoon peak hours, respectively. 
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10.0 VEHICLE TRAVEL DEMANDS 

10.1 TRAFFIC ANALYSIS SCENARIOS AND DESIGN PERIODS 

Traffic operations analyses have been undertaken during the weekday morning and afternoon peak hours 

under the following conditions: 

 

 existing traffic – traffic activity level under current conditions; 

 future background traffic – traffic activity 5-year into the future which include allowances for corridor 

growth and background development; and 

 future total traffic – traffic activity 5-year into the future with the full build-out of the Site and projected 

site generated traffic added to the future road network. 

 

10.2 EXISTING TRAFFIC VOLUMES 

10.2.1 Existing Baseline Traffic Volumes 

Existing baseline traffic and pedestrian volumes were established at intersections within the study area for the 

weekday morning and afternoon peak hours using traffic count information obtained from surveys undertaken 

by Spectrum Traffic Data Inc. on behalf of BA Group in 2015, 2018 and 2021. A listing of the traffic count data 

and sources are provided in Table 20. 

 

TABLE 20 EXISTING TRAFFIC DATA RESOURCES 

Intersection Survey Date Time Periods Data Source 

Queen Street East / Broadview 
Avenue  

Thursday, June 18, 2015 

7:30 – 9:30 a.m. 
 

4:00 – 6:00 p.m. 

Spectrum Traffic 
Data Inc. 

Queen Street East / Grant Street & 
Lewis Street 

Broadview Avenue / Eastern 
Avenue 

Tuesday, November 27, 2018 

Broadview Avenue / Laneway 
(North)  

Thursday, March 18, 2021 

Broadview Avenue / Laneway 
(Middle)  

Broadview Avenue / Laneway 
(South) 

Broadview Avenue / Hyundai 
Access  

Eastern Avenue / Lewis Street  

 

The existing turning movement counts were reviewed in detail to ensure a general consistency in the traffic 

volumes on roadways between intersections. Where necessary, minor adjustments were made to balance 

traffic volumes between intersections to create a representation traffic volume base for the purposes of the 

traffic operations analyses undertaken as part of this study. 
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Due to the ongoing COVID-19-pandemic (March 2020 onwards), BA Group has applied appropriate 

transportation planning principles and engineering judgement to establish ‘baseline existing conditions’ based 

on the counts listed in Table 20. For intersections that were counted during 2021, these volumes were 

balanced up to meet the 2018 volume and this combination of data is used to represent ‘baseline existing 

traffic volumes’. Counts along Broadview Avenue, Queen Street East and Eastern Avenue were factored up 

based on a corridor growth of 1% to meet the 2021 base counts. 

 

The existing turning movement counts are provided in Appendix D.  

 

Existing, balanced baseline area traffic volumes for the weekday morning and afternoon peak hours are 

summarized in Figure 13. 

 

10.2.2 Existing Site Traffic Volumes 

Existing site related traffic volumes were collected during the weekday morning and afternoon peak hours at 

the existing site driveways on Thursday, March 18, 2021 by Spectrum Traffic Data Inc. on behalf of BA Group 

and are summarized in Table 21. 

 

TABLE 21 EXISTING SITE TRAFFIC VOLUMES 

Driveway Access 
AM Peak Hour PM Peak Hour 

In Out 2-Way In Out 2-Way 

Broadview Avenue / Hyundai Access 5 5 10 5 5 10 

Existing Site Traffic Volumes 5 5 10 5 5 10 

 

The existing site, as surveyed, generates approximately 10 two-way vehicle trips during the weekday morning 

and afternoon peak hours, respectively. Note the existing site will be removed as part of the proposed 

development programme. The removal of existing site traffic volumes during the weekday morning and 

afternoon peak hours are summarized in Figure 14. 
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10.3 FUTURE BACKGROUND TRAFFIC VOLUMES 

Traffic growth in the site vicinity has been considered based upon an evaluation of traffic volume changes 

related to: 

 

 General corridor growth on the area arterial roads (i.e. Broadview Avenue, Queen Street East and 

Eastern Avenue); and 

 Specific area development traffic (i.e. background development traffic). 

 

10.3.1 Corridor Traffic Growth 

Historical traffic volume counts at the signalized key intersection of Broadview Avenue / Eastern Avenue from 

2008 to 2018 were reviewed to determine if there have been any changes in traffic activity due to general 

corridor traffic growth within the study area.  

 

The observed trend was a 1% corridor growth rate, therefore, a 1% per annum was applied, compounded 

annually to the through movements at Broadview Avenue and Eastern Avenue for the north-south and east-

west directions, respectively. 

 

Corridor growth rate calculation sheets are included in Appendix E. 

 

10.3.2 Background Development Growth 

The City of Toronto’s online development application portal was consulted to determine if there are other 

applications within the study area that may influence future traffic volumes. Background developments 

included for this analysis are summarized in Table 22. The location of the considered background 

developments as part of the traffic analysis is illustrated in Figure 15.  

 

TABLE 22 BACKGROUND DEVELOPMENT APPLICATIONS 

Address Transportation 
Consultant 

Date of TIS Application Status Site Statistics 

77-79 East Don 
Roadway & 677 
Queen Street 

LEA Consulting December 2018 Under Review 661 residential units 
and 6,013 sqm retail 

GFA 

462 Eastern Avenue BA Consulting 
Group 

November 28, 2016 Under Review 308 residential units 

433 Eastern Avenue BA Consulting 
Group 

December 2018 Under Review  48,793 sqm office 
GFA and 5,115 sqm 

retail GFA 

405 Eastern Avenue Tranplan Associates 
Inc. 

November 2019 Under Review 5,000 sqm office 
GFA 

 

Site generated traffic from the above-mentioned background development applications was added to the area 

road network for the future study horizon. Future background traffic volumes are illustrated on Figure 16. 
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10.4 SITE TRAFFIC VOLUMES 

10.4.1 Trip Generation 

Forecasted site vehicle travel demands were calculated in Section 9.0. The resultant vehicle trip generation 

for the overall proposed development is summarized in Table 23. 

 

TABLE 23 PROPOSED SITE VEHICLE TRAFFIC 

Driveway Access 
AM Peak Hour PM Peak Hour 

In Out 2-Way In Out 2-Way 

Existing Site Traffic 5 5 10 5 5 10 

Forecast Site Traffic 

New Residential Related Site Traffic 
(340 units) 

15 50 65 30 15 45 

New Retail-Related Site Traffic 
(794 m2) 

0 0 0 0 0 0 

Total New Site Traffic 15 50 65 30 15 45 

Forecast Net New Site Traffic 

Forecast Net-New Site Traffic 10 45 55 25 10 35 

 

Based on the foregoing, the Site is anticipated to generate in the order of 55 and 35 net-new vehicle trips 

during the weekday morning and afternoon peak hours, respectively. 

 

10.4.2 Traffic Distribution and Assignment 

The trip distribution pattern for the residential use was established based upon a review of 2016 

Transportation Tomorrow Survey (TTS) for home-based trips to and from the surrounding area during the 

weekday morning and afternoon peak periods. General direction of approach and routing is summarized in  

 

TABLE 24 RESIDENTIAL SITE TRAFFIC DISTRIBUTION 

To / From Inbound Outbound 

East on Eastern Avenue 25% 15% 

West on Eastern Avenue 55% 15% 

East on Queen Street East 0% 10% 

West on Queen Street East 10% 30% 

North on Broadview Avenue 10% 30% 

Total 100% 100% 

Notes: 
1. Based on 2016 TTS data for vehicle trips to and from 2006 TTS Traffic Zones 16-18, 268, and 270-271 during weekday 

morning and afternoon peak periods. 
2. Rounded to the nearest 5 percent. 
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The net-new site traffic assignment of the proposed development for the weekday morning and afternoon 

peak hours are summarized in Figure 17. 

 

10.5 FUTURE TOTAL TRAFFIC VOLUMES 

Future total traffic volumes, which is the sum of existing, future background and net-new site traffic volumes 

are illustrated in Figure 18.  
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11.0 TRAFFIC OPERATIONS ANALYSIS 

11.1 ANALYSIS METHODOLOGY AND ASSUMPTIONS  

11.1.1 Intersection Capacity Analysis Methodology  

Synchro Version 11.1 and the Highway Capacity Manual (HCM) methodology were used to analyze the study 

area intersections and site access points. All Synchro analyses performed conform to the requirements of the 

City of Toronto’s Guidelines for Using Synchro 11, January 15, 2021. 

 

For signalized intersections, the volume-to-capacity ratio (v/c) is an indicator of the capacity utilization for the 

key movements in the intersection.  A v/c of 1.00 indicates that a traffic movement through an intersection is 

operating at or near maximum capacity. 

 

For unsignalized intersections, the level of service (LOS) characterizes operational conditions for key 

movements in terms of average delay experienced by vehicles attempting to complete a manoeuvre through 

the intersection.  LOS ‘A’ represents a good level of service with short delays, while LOS ‘F’ represents a poor 

level of service with extended delays.   

 

11.1.2 Analysis Parameters 

Heavy Vehicle Assumptions 

Heavy and medium truck percentages incorporated into the analysis were based upon information provided as 

part of intersection turning movement counts. Where not available, a default value of 3 percent heavy vehicles 

was assumed. 
 

Saturation Flow Assumptions 

The City of Toronto Guidelines for using Synchro 11 (including SimTraffic 11) specifies a base saturation flow 

rate of 1,900 passenger cars per hour of green time per lane (pcphgpl) for signalized and unsignalized 

intersections. These default rates were adopted in the analysis for the proposed development. 

 

Lost Time Adjustments 

The City of Toronto Guidelines for using Synchro 11 (including SimTraffic 11) specifies a base lost time 

adjustment factor of -1.0 seconds (i.e. a total lost time per phase equal to the amber plus all-red time minus 1 

second). This default value was adopted in the analysis. 

 

Signal Timings 

Existing signal timing plans were obtained for all of the signalized intersections within the study area from the 

City of Toronto and included in Appendix D. These parameters were adopted for the analysis of existing 

conditions and under future conditions at all intersection, unless otherwise discussed in the following. 

 

Peak Hour Factor 

The City of Toronto Guidelines for using Synchro 11 (including SimTraffic 11) specifies that default peak hour 

factors should be used except where site-specific values can be calculated from existing traffic count 

information. These guidelines specify that a default peak hour factor of 0.90 should be used for through and 
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turn movements during the weekday morning peak hour; and 0.95 for the through movements and 0.90 for turn 

movements during the weekday afternoon peak hour. 

 

The City of Toronto default values were used in the analysis of the proposed site driveway. At other area 

intersections, peak hour factors were calculated based on the existing traffic volume data extracted from the 

traffic counts utilized in this study for the operations analysis. The calculated existing peak hour factors are 

summarized in Table 25. 
 

TABLE 25 SUMMARY OF CALCULATED EXISTING PEAK HOUR FACTORS 

Intersection Morning Peak Afternoon Peak 

Signalized Intersections 

Broadview Avenue  / Queen Street East 0.96 0.95 

Broadview Avenue / Eastern Avenue 0.94 0.95 

Unsignalized Intersections 

Broadview Avenue  / Site Driveway 0.90 0.95 

Queen Street East / Lewis Street & Grant Street 0.95 0.9 

Broadview Avenue / Laneway (North) 0.92 0.94 

Broadview Avenue / Laneway (Middle) 0.91 0.96 

Broadview Avenue / Laneway (South) 0.89 0.97 

Broadview Avenue / Hyundai Access 0.88 0.98 

Eastern Avenue / Lewis Street 0.91 0.93 

Notes: 
1. City of Toronto default values used.  

 

11.1.3 Calibration of Existing Movements 

Traffic operations analyses undertaken at the unsignalized intersection of Queen Street East / Lewis Street & 

Grant Street were calibrated / adjusted under existing conditions in order to appropriately reflect actual 

operating conditions surveyed in the field. Calibrations was undertaken based on delay field studies 

undertaken at these intersections during the weekday morning and afternoon peak hour periods. 

 

The calibration assumptions that have been assumed as part of this study are listed below. 

 

Queen Street East / Lewis Street & Grant Street 

 

Weekday morning peak period 

 Northbound left movement 

o Critical gap (tC) adjusted from 7.8 seconds to 9.0 seconds. 

o Follow-up time (tF) adjusted from 3.6 seconds to 4.8 seconds. 

 

 Northbound right movement 

o Critical gap (tC) adjusted from 6.9 seconds to 7.5 seconds. 
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o Follow-up time (tF) adjusted from 3.3 seconds to 4.0 seconds. 

 

Weekday afternoon peak period 

 Northbound left movement 

o Critical gap (tC) adjusted from 7.5 seconds to 6.5 seconds. 

o Follow-up time (tF) adjusted from 3.5 seconds to 3.2 seconds. 

 

 Northbound right movement 

o Critical gap (tC) adjusted from 6.9 seconds to 8.5 seconds. 

o Follow-up time (tF) adjusted from 3.3 seconds to 4.4 seconds. 

 

Delay study undertaken at the abovementioned intersection is provided in Appendix F. 

 

It should be noted that calibration adjustments were applied under existing conditions and were carried 

forward under future conditions. 

 

11.2 STUDY AREA INTERSECTIONS 

Traffic operations and new site traffic related impacts have been reviewed at the following area intersections 

through capacity analysis: 

 
Signalized Intersections 

 Broadview Avenue / Eastern Avenue 

 Queen Street East / Broadview Avenue 

 
Unsignalized Intersections 

 Broadview Avenue / Laneway (North) 

 Broadview Avenue / Laneway (Middle) 

 Broadview Avenue / Laneway (South) 

 Broadview Avenue / Hyundai Access 

 Eastern Avenue / Lewis Street 

 Queen Street East / Grant Street & Lewis Street 
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11.3 TRAFFIC ANALYSIS SUMMARY 

A summary of the traffic analysis results for the signalized and unsignalized intersections within the study 

area is provided herein. Detailed Synchro analysis output sheets are included in Appendix G. 

 

11.3.1 Signalized Intersection Analysis 

11.3.1.1 Broadview Avenue / Eastern Avenue 

The Broadview Avenue / Eastern Avenue intersection operates under traffic signal control with a cycle length 

of 90 seconds in the weekday morning and afternoon peak periods. The existing cycle length was maintained 

in all analysis scenarios. An adjustment was made to the signal timings in the future scenarios. A summary of 

traffic analysis results for the intersection is summarized in Table 26. 

 

TABLE 26 BROADVIEW AVENUE / EASTERN AVENUE CAPACITY ANALYSIS SUMMARY 

Key 
Movements 

Existing  Future Background Future Total  

v/c LOS v/c LOS v/c LOS 

EBL 0.62 (0.85) C (C) 0.83 (0.70) D (B) 0.84 (0.71) D (B) 

EBTR 0.25 (0.42) A (A) 0.29 (0.45) A (A) 0.29 (0.45) A (A) 

WBL 0.04 (0.02) A (A) 0.05 (0.02) A (B) 0.05 (0.03) A (B) 

WBTR 0.49 (0.31) A (A) 0.54 (0.52) B (B) 0.54 (0.54) B (C) 

NBLTR 0.06 (0.23) C (C) 0.06 (0.23) C (C) 0.06 (0.23) C (C) 

SBLTR 0.61 (0.36) B (C) 0.66 (0.38) B (D) 0.67 (0.38) B (D) 

Overall 0.61 (0.76) B (B) 0.78 (0.66) B (B) 0.79 (0.67) B (B) 

Notes: 
1. XX (XX) – Weekday Morning Peak Hour (Weekday Afternoon Peak Hour) 

 

Under existing traffic conditions, the intersection operates at acceptable overall v/c ratios of 0.61 and 0.76 

during the weekday morning and afternoon peak hours, respectively.  

 

Under future background conditions, with the addition of corridor growth and specific area development, the 

intersection will continue to operate at acceptable overall v/c ratios of 0.78 and 0.66 during the weekday 

morning and afternoon peak hours, respectively.  

 

Under future total conditions, with the addition of site traffic, the intersection will continue to operate at 

acceptable overall v/c ratios of 0.79 and 0.67 during the weekday morning and afternoon peak hours, 

respectively.  

 

Based on the foregoing, new site related traffic can be acceptably accommodated at this intersection. No 

improvements or mitigation measures are recommended at this intersection. 
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11.3.1.2 Queen Street East / Broadview Avenue 

The Queen Street East / Broadview Avenue intersection operates under traffic signal control with a cycle 

length of 80 seconds in the weekday morning and afternoon peak periods. The existing cycle length and 

signal timings were maintained in all analysis scenarios. A summary of traffic analysis results for the 

intersection is summarized in Table 27. 

 

TABLE 27 QUEEN STREET EAST / BROADVIEW AVENUE CAPACITY ANALYSIS SUMMARY 

Key 
Movements 

Existing  Future Background Future Total  

v/c LOS v/c LOS v/c LOS 

EBTR 0.19 (0.39) A (A) 0.24 (0.49) A (B) 0.24 (0.49) A (B) 

WBTR 0.36 (0.22) A (A) 0.40 (0.26) A (A) 0.41 (0.26) A (A) 

NBLTR 0.53 (0.74) C (C) 0.69 (0.77) C (D) 0.71 (0.78) C (D) 

SBLTR 0.55 (0.35) C (C) 0.58 (0.36) C (C) 0.56 (0.36) C (C) 

Overall 0.46 (0.56) B (B) 0.54 (0.66) B (C) 0.56 (0.66) B (C) 

Notes: 
1. XX (XX) – Weekday Morning Peak Hour (Weekday Afternoon Peak Hour) 

 

Under existing traffic conditions, the intersection operates at acceptable overall v/c ratios of 0.46 and 0.56 

during the weekday morning and afternoon peak hours, respectively.  

 

Under future background conditions, with the addition of corridor growth and specific area development, the 

intersection will continue to operate at acceptable overall v/c ratios of 0.54 and 0.66 during the weekday 

morning and afternoon peak hours, respectively.  

 

Under future total conditions, with the addition of site traffic, the intersection will continue to operate at 

acceptable overall v/c ratios of 0.56 and 0.66 during the weekday morning and afternoon peak hours, 

respectively.  

 

Based on the foregoing, new site related traffic can be acceptably accommodated at this intersection. No 

improvements or mitigation measures are recommended at this intersection. 
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11.3.2 Unsignalized Intersection Analysis 

Traffic operations at all unsignalized intersections within the study area are acceptable under all scenarios 

without any need for road improvements or mitigation measures. All movements will function at LOS A to LOS 

E in the future total scenario. The results of the capacity analysis undertaken at the unsignalized intersections 

within the study area are summarized in Table 28. 
 
Note that the site currently provides an access to the Hyundai Car Dealership via Broadview Avenue. As part 

of the proposed development programme, the existing site access will be removed and a proposed site 

access will be provided north of the Site via Broadview Avenue. The site access will function at an acceptable 

level of service (LOS B or better) under future total scenario. 

 

TABLE 28 UNSIGNALIZED INTERSECTIONS ANALYSIS RESULTS 

Lane 
Group 

Existing Future Background Future Total  

Delay (s)  LOS Delay (s) LOS Delay (s) LOS 

Broadview Avenue / Laneway (North) 

EBLR 0.0 (9.5) A (A) 12.7 (12.9) B (B) 13.0 (12.9) B (B) 

NBLT 0.0 (0.0) A (A) 0.4 (0.2) A (A) 0.4 (0.2) A (A) 

Broadview Avenue / Laneway (Middle) 

EBLR 10.9 (14.2) B (B) 11.7 (14.8) B (B) 11.8 (14.8) B (B) 

NBLT 0.4 (0.7) A (A) 0.4 (0.7) A (A) 0.4 (0.7) A (A) 

Broadview Avenue / Laneway (South) 

EBLR 9.2 (9.0) A (A) 9.9 (9.0) A (A) 9.9 (9.0) A (A) 

NBLT 0.5 (0.2) A (A) 0.5 (0.2) A (A) 0.5 (0.2) A (A) 

Broadview Avenue / Hyundai Access 

WBLR 10.9 (12.3) B (B) 11.5 (12.7) B (B) -- (--) -- (--) 

SBLT 0.4 (0.6) A (A) 0.3 (0.6) A (A) -- (--) -- (--) 

Queen Street East / Grant Street & Lewis Street 

EBLT 0.6 (2.0) A (A) 0.6 (1.9) A (A) 0.6 (1.9) A (A) 

NBL 29.0 (33.1) D (D) 32.7 (37.8) D (E) 33.0 (37.8) D (E) 

WBTR 11.0 (21.1) B (C) 11.2 (19.8) B (C) 11.2 (19.7) B (C) 

SBLTR 0.0 (14.0) A (B) 0.0 (14.4) A (B) 0.0 (14.4) A (B) 

Eastern Avenue / Lewis Street 

EBLT 0.8 (1.0) A (A) 0.8 (1.1) A (A) 0.7 (1.1) A (A) 

SBLR 0.0 (11.1) A (B) 0.0 (11.4) A (B) 0.0 (11.4) A (B) 

Broadview Avenue / Proposed Site Driveway 

WBLR -- (--) -- (--) -- (--) -- (--) 10.7 (11.9) B (B) 

SBLT -- (--) -- (--) -- (--) -- (--) 0.3 (0.6) A (A) 

Notes: 
1. XX (XX) – Weekday Morning Peak Hour (Weekday Afternoon Peak Hour)  
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12.0 SUMMARY AND CONCLUSIONS 
Key findings of the transportation review are as follows: 

 
Context 

1. The Site presently consists of residential homes along Broadview Avenue with two to three storeys in 

height and a Downtown Hyundai Toronto car dealership at the northeast quadrant of Broadview 

Avenue / Eastern Avenue. The existing Site includes car parking through an existing 

laneway/driveway in between 53 and 55 Broadview Avenue. The driveway to the parking lot is 

marked with signage for tenants only of the residential homes along Broadview Avenue.  

 

2. The subject Site is located in an area that is adjacent to sidewalks to allow for pedestrian movement, 

cycling facilities, and streetcar services including 501 Queen Streetcar, 505 Dundas Streetcar, 503 

Kingston Road Streetcar and 504 King Streetcar. In addition to existing transit, there is a planned 

SmartTrack Station, East Harbour Station proposed within approximately 300 metres from the Site 

and the Broadview Avenue extension allowing for an improvement in connections. 

 

3. There are numerous shared mobility, cycling and pedestrian infrastructure and services that help 

support sustainable transportation use within the surrounding area. 

 
Proposed Development 

4. The proposed development is a 12-storey mixed-use building with approximately 340 residential units 

and a commercial component with a GFA of 794 m2 at grade and 466 m2 GFA of public park space 

located at the southeast corner. 

 

5. The applicant is proposing to provide 82 residential parking spaces and 20 non-residential parking 

spaces, resulting in a total parking supply of 102 vehicular parking spaces. All parking spaces are to 

be located within a proposed one-level underground parking garage accessed from the existing 

driveway off Broadview Avenue.  

 

6. 350 bicycle parking spaces will be provided for residents of the proposed development and their 

visitors, as well as for retail visitors, along with a range of cycling support facilities. 

 

7. One Type ‘G’ loading space is proposed to be located at grade adjacent to the existing driveway. 

 
Vehicular Parking 

8. Application of City of Toronto Zoning By-law 569-2013 (all other areas) parking standards to the 

proposed development requires the provision of 415 parking spaces.  

 

9. It is proposed to provide less parking than is required by the Zoning By-law 569-2013 (all other areas) 

in accordance with 82 residential parking spaces and 20 non-residential parking spaces, resulting in a 

total of 102 parking spaces.  

 

10. Based on a review of City and provincial policies, declining trends of automobile usage, recent 

parking approvals and parking demand data, along with the Site’s location and the suite of proposed 

TDM measures, the proposed new residential building will not need the level of the parking supply 

required by Zoning By-law 569-2013. 



 

21-53 BROADVIEW AVENUE - ZBA APPLICATION 

SEPTEMBER 2021 7377-04 76 

Bicycle Parking  
11. Application of Zoning By-law 569-2013 and the Toronto Green Standard (TGS) Zone 1 – Tier 1 

bicycle parking standards to the proposed development requires the provision of 340 bicycle parking 

spaces, including 306 long-term and 34 short-term bicycle parking spaces. 

 

12. The Project is to meet Tier 2 requirements to further support the proposed TDM measures. 

Application of the Tier 2 bicycle parking requirements as stated in the Toronto Green Standards 

Version 3 will require the provision of 409 bicycle parking spaces for residents and retail users, 

including 368 long-term and 41 short-term parking spaces.  

 

13. It is proposed to provide a bicycle parking supply of 350 bicycle parking spaces, including 310 long-

term and 40 short-term bicycle parking spaces. The 40 short-term bicycle parking spaces are to be 

located outdoors at-grade and the 310 long-term bicycle parking spaces are to be located within 

secured storage rooms in the underground parking garage accessed from the existing Site driveway 

off Broadview Avenue. The proposed bicycle parking supply exceeds the requirements of the Zoning 

By-law 569-2013.  

 
Loading 

14. Application of City of Toronto Zoning By-law 569-2013 loading standards to the proposed 

development requires the provision of one Type ‘G’ loading space with sharing provisions.  

 

15. The development proposal includes one Type ‘G’ loading space located at-grade adjacent to the 

existing Site driveway. Loading access is provided from the existing driveway off Broadview Avenue. 

The proposed loading supply meets the Zoning By-law 569-2013 requirements. 

 
Multi-Modal Travel Demand Forecasting 

16. BA Group has established travel demand forecasts for auto-based and non-auto based trips for the 

Site. 

 

17. Travel demand forecasts for residential-related person trips have been developed from a “first 

principles” approach using person trip making characteristics. Based on the unit occupancy, non-auto 

residential travel demand (i.e. transit, walking and cycling trips) is forecast to be in the order of 135 

and 105 two-way trips in the weekday morning and afternoon peak hours, respectively. 

 

18. Understanding the nature of the proposed retail uses and the expected travel characteristics 

associated with retail-related person trips, the analysis herein assumes no additional traffic 

allowances for the retail component of the site during the weekday morning and afternoon peak 

hours. 

 

19. In summary, 210 and 160 two-way person trips are forecasted for the proposed development during 

the weekday morning and afternoon peak hours, respectively. 

 

20. A total of 65 and 45 two-way vehicle trips are anticipated during the weekday morning and afternoon 

peak hours, respectively. 
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Vehicle Travel Demands 

21. The existing Site currently generates approximately 10 trips at the existing site driveway during the 

weekday morning and afternoon peak hours. 

 

22. Background developments comprise of approximately 969 residential units, 11,128 m2 GFA of retail 

space and 53,793 m2 GFA of office space. In addition, a 1% per annum traffic growth rate was 

assumed along Broadview Avenue and Eastern Avenue corridors during the weekday morning and 

afternoon peak hours, for a 5-year horizon to 2026. 

 

23. The net-new site vehicular trips generated by the proposed development are in the order of 55 and 35 

two-way vehicle trips during the weekday morning and afternoon peak hours, respectively. 

 
Traffic Operations Review 

24. Under existing traffic conditions, all signalized intersections in the study area operate at acceptable 

level of service with overall v/c ratios of 0.76 or better in the weekday morning and afternoon peak 

hours. 

 

25. Under future background traffic conditions, all signalized intersections in the study area continue to 

operate at acceptable level of service with overall v/c ratios of 0.78 or better in the weekday morning 

and afternoon peak hours. 

 

26. Under future total traffic conditions, all signalized intersections in the study area continue to operate 

at acceptable level of service with overall v/c ratios of 0.79 or better in the weekday morning and 

afternoon peak hours. 

 

27. Under existing, future background and future total traffic conditions, all unsignalized intersections and 

site driveway access in the study area operate acceptably with turning movement level of service 

generally in the LOS A to LOS E range during the weekday morning and afternoon peak hours. 

 

28. Based upon the above, the proposed development plan can be reasonably accommodated from a 

traffic operations perspective.  

 
Overall Conclusion 

29. Based upon our review of the development proposal for 21-53 Broadview Avenue, including 

340 residential units and 794 m2 GFA of retail space, can be reasonably accommodated on the 

surrounding area road network for all types of travel modes (i.e. transit, walking, cycling and 

vehicle). 
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APPENDIX A:  
Reduced Scale Architectural Plans 
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APPENDIX B:  
TTS Queries – Mode Split 
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APPENDIX C:  
Vehicle Manoeuvring Diagrams 
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APPENDIX D:  
Traffic Data 
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APPENDIX E:  
Corridor Growth Calculations 
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APPENDIX F:  
Delay Study 





 

 
 

APPENDIX G:  
Synchro Analysis Worksheets 
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