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1.0 INTRODUCTION 

BA Group is retained by 466DCR Urban Properties Inc. to provide transportation consulting services in 

support of a proposed mix-use development located at 466-468 Dovercourt Road (the ‘Site’) in the City of 

Toronto. The Site is located in the Dufferin Grove neighbourhood of the City, north of College Street between 

Dovercourt Road and Bill Cameron Lane.  

 

Figure 1 and Figure 2 illustrate the location and context of the site with respect to the surrounding area. 

 

1.1 SITE CONTEXT 

The Site, formerly known as The Matador Ballroom is bounded by single family residential uses to the north, 

Bill Cameron Lane to the west, Dovercourt Road to the east and retail and residential uses to the south along 

College Street. 

  

1.1.1 Area Road Network 

The following provides a brief description of the surround area road network. 

 

 College Street is an east-west oriented major arterial road which extends from Dundas Street West 

to the west and Yonge Street to the east where it becomes Carlton Street. Within the vicinity of the 

Site, College Street has a 4-lane cross section with streetcar rails contained within the centre lanes 

and posted speed limit of 40 km/hr. On-street public parking is provided east and west along the curb 

lanes Monday to Friday from 10:00 a.m. to 6:00 p.m. and Saturday 8:00 a.m. to 6:00 p.m. Stop is 

prohibited Monday to Friday from 7:00 a.m. to 10:00 a.m. 

 

 Dovercourt Road is a north-south oriented minor arterial road which extends from Sudbury Street to 

the south to Davenport Road to the north. Within the vicinity of the Site, Dovercourt Road has a 4-

lane cross section and posted speed limit of 40 km/hr. On-street permit parking is provided north and 

south along the curb lanes and signed as no parking from 12:01 a.m. to 7:00 a.m. except by permit. 

  

 Bill Cameron Lane is an east-west oriented public lane located between Dovercourth Road and 

Rusholme Road and extends from College Street to the south to Hepbourne Street to the north. At 

College Street, eastbound left-turn are restricted Monday to Friday from 7:00 a.m. to 10:00 p.m. Bill 

Cameron Lane utilized primarily as a service lane providing access to residential garages and garage 

collection. 
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1.1.2 Area Transit Network 

The following provides a brief description of the existing area transit services. 

 

 506 Carlton Streetcar route is located adjacent to the Site and operates generally in an east-west 

direction between the High Park Loop to the west and Main Subway Station to the east. Night service 

is provided along this route as the 306 Carlton and extends from Dundas West Subway Station to the 

West to Main Subway Station to the east. Typical weekday peak hour headways are in the order of 5 

to 5 ½ minutes between streetcars and is part of the 10-minute network, which operates every 10 

minutes or better, all day, every day. 
 

 Line 2 Bloor-Danforth Subway Line is located approximately 1.3 km (15 minute walk) from the Site 

and can be access at the Dufferin and Ossington Stations. This line has 31 stations and operates in 

an east-west direction between Kipling Station in the west and Kennedy Station in the east. Line 2 

connects with TTC Line 1 (Yonge-University) at three stations (Bloor-Yonge, St. George, and 

Spadina).Typical weekday peak hour headway are in the order of 2 ½ minutes between trains. 

 

Figure 4 illustrates the area transit network. 

 

1.2 DEVELOPMENT PROPOSAL 

The development proposes to demolish the existing building at 466 Dovercourt Road and construct a new 6-

storey mixed-use building containing 30 residential units and approximately 1,133 sq.m. of commercial GFA. 

The existing building was previously utilized as an entertainment venue / night club known as the Matador 

Ballroom. 

 

Residential parking is proposed to be provided along the Site’s frontage along Bill Cameron Lane within three 

individual 3-storey vertical vehicle stackers accessed by the Lane. Commercial parking is proposed to be 

accommodated within the existing on-street public and permit parking supply. A total of 9 vehicle parking 

spaces are proposed. 

 

A total of 31 bicycle parking spaces are proposed on Site, including 4 short-term spaces at-grade and 27 

long-term spaces within a secure, weather protected bicycle room.  

 

On-site loading is not required for the building per the City of Toronto Zoning By-law. Rather refuse and 

recycling collection activities are proposed to be accommodated via use of totes that will be placed next to the 

building on Bill Cameron Lane, consistent with the City’s existing waste collection operations along the Lane. 

 

Figure 3 illustrates the site plan for the subject site. Reduced scale copy of the proposed site plan can be 

found in Appendix A. 
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2.0 VEHICULAR PARKING CONSIDERATIONS 

2.1 ZONING BY-LAW REQUIREMENT 

The site is currently subject to the requirements of City of Toronto Zoning By-law 569-2013, which includes 

designation of Policy Areas. Minimum parking supply standards that apply to Policy Area 4 (PA-4) are 

outlined in Table 1 below. 

 

TABLE 1 ZONING BY-LAW 569-2013 PA-4 MINIMUM PARKING REQUIREMENTS   

Land Use / Unit 
Type Min. Parking Rate Units / GFA 

Min. Parking 
Requirement 

Bachelor 
0.7 / unit for >45m2 GFA 
1.0 / unit for <45m2 GFA 

- 0 spaces 

1-bedroom 0.8 / unit  21 16 spaces 

2-bedroom 0.9 / unit  6 5 spaces 

3+ bedroom 1.1 / unit  3 3 spaces 

Resident Sub-Total 30 24 spaces 

Residential Visitor 0.15 / unit 30 4 spaces 

Commercial 1.0 sps / 100m2 GFA 1,133 m2 11 spaces 

Non-Resident Sub-Total 15 spaces 

SITE TOTAL 39 spaces 

Notes: 
1. Parking calculations are based upon site statistics provided by Axia Design Associates dated December 23, 2019 
2. City of Toronto Zoning By-law 569-2013 states that calculations resulting in a fraction of a parking space are rounded down to 

the nearest whole number, but there may not be less than one parking space. 
 

Based on the above table, under prevailing Zoning By-law 569-2013 a total of 39 spaces, including 24 spaces 

for residents, 4 visitor spaces and 11 commercial spaces. The effective resident vehicle parking ratio is 0.8 

spaces per unit. 

 

2.2 OTHER APPLICABLE STANDARDS 

Given the Site’s proximity to the downtown core and approximately 1.5 km distance to neighbouring Policy 

Area 1 (PA-1) zone east of Bathurst Street, a review of the City of Toronto Zoning By-law PA-1 parking 

standards was undertaken and provided in Table 2. 

 

As noted in Table 2, a total of 23 spaces, including 17 spaces for residents, 3 visitor spaces and 3 

commercial uses. The effective resident vehicle parking ratio is 0.57 spaces per unit. 
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TABLE 2 ZONING BY-LAW 569-2013 PA-1 MINIMUM PARKING REQUIREMENTS   

Land Use / Unit 
Type Min. Parking Rate Units / GFA 

Min. Parking 
Requirement 

Bachelor 
0.7 / unit for >45m2 GFA 
1.0 / unit for <45m2 GFA 

- 0 spaces 

1-bedroom 0.5 / unit  21 10 spaces 

2-bedroom 0.8 / unit  6 4 spaces 

3+ bedroom 1.0 / unit  3 3 spaces 

Resident Sub-Total 30 17 spaces 

Residential Visitor 0.1 / unit 30 3 spaces 

Commercial 0.35 sps / 100m2 GFA 1,133 m2 3 spaces 

Non-Resident Sub-Total 6 spaces 

SITE TOTAL 23 spaces 

Notes: 
1. Parking calculations are based upon site statistics provided by Axia Design Associates dated December 23, 2019 
2. City of Toronto Zoning By-law 569-2013 states that calculations resulting in a fraction of a parking space are rounded down to 

the nearest whole number, but there may not be less than one parking space. 

 

2.3 ACCESSIBLE CAR PARKING REQUIREMENTS 

Where the vehicle parking requirement is between 13 to 100, City of Toronto By-law 579-2017 requires the 

provision of a minimum of 1 parking space for every 25 parking spaces.  

 

Application of this rate to the PA-4 vehicle parking requirement of 39 spaces results in a requirement of 2 

accessible spaces. Application of this rate to the PA-1 vehicle parking requirement of 23 spaces results in a 

requirement of 1 accessible space. 

 

2.4 PROPOSED VEHICLE PARKING SUPPLY 

A total of 9 vehicle parking spaces are proposed within three individual stackers on the west end of the 

property. Each stacker is designed to accommodate 3 vehicles vertically. Access to the stackers is proposed 

via the existing Bill Cameron Lane to the west and set back from the property line to achieve an effective 

laneway approach width of 6.0 m.  

 

An overall proposed effective reduced resident vehicle parking supply ratio of 0.30 spaces per unit is 

proposed. Visitor parking, which according to the zoning bylaw requirement would be approximately 3 spaces 

of vehicular demand, is proposed to be accommodated via the area on-street along the College Street 

corridor. 

 

No on-site parking is proposed for the commercial uses within the Site. The commercial uses are envisioned 

to be creative space in nature and given the site context near downtown, demand is anticipated to be more in-

line with parking requirements noted in PA-1. Should the commercial space change to retail uses, the parking 
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required would be tailored to the owner / staff person of each unit (not customers), and given a max of three 

(3) retail units a demand of 3 commercial spaces, at most is likely. 

 

Commercial parking is proposed to be accommodated on-street along the College Street and/or on-street by 

permit within the surrounding roadway network. 

 

Access to / from each of the proposed parking stackers is illustrated in the attached Vehicle Manoeuvring 

Diagrams (VMDs) provided in Appendix B. 

 

2.5 RATIONALE FOR PROPOSED PARKING SUPPLY 

The City of Toronto and Province of Ontario actively promote lower levels of auto ownership through a 

number of initiatives, both from a policy perspective and the provision of additional infrastructure to support 

alternative modes of transportation. This section summarizes the prevailing policies and site specific factors 

which will influence auto ownership and parking demand for the subject site. 

 

As discussed in Section 2.1, City of Toronto Policy Area 4 standards for car parking would result in a ratio of 

0.8 resident parking spaces per unit. Under Policy Area 1 standards, a ratio of 0.57 spaces per unit would be 

required. 

 

In the context of the site’s location adjacent to the 506 streetcar and both Dufferin and Ossington subway 

stations on Bloor-Danforth Subway Line 2 (a walk of approximately 15 minutes), the parking requirements 

outline Zoning By-law 569-2013 are considered to overstate the parking requirements of the proposal. 

 

A lower parking rate for the site is being sought and is appropriate for the following reasons: a) a reduction is 

supported by planning policy and transportation planning principles – which encourages the reduction in 

parking provisions to encourage non-auto behaviour; b) there is a trend of decreasing parking provisions / 

demands at residential projects in the City of Toronto; c) the existence of on-street permit and pay-and-

display parking supply within the vicinity of the subject site to accommodate visitor and commercial needs; 

and d) the concept includes TMD measures which are proposed on site which are aimed to enhance mobility 

for sustainable modes of travel and reduce the need for auto dependency.  

 

These supporting discussion points are outlined further in the following sections. 

 

2.5.1 Planning Policy and Planning Principles 

2.5.1.1 Ontario’s Five-Year Climate Change Action Plan 

The former government’s Ontario’s New Five-Year Climate Change Action Plan was announced in June 2016 

(‘the Plan’). The Plan will be utilized to help Ontario fight climate change. More specifically the Plan 

understands the importance of tackling climate change at the municipal level. Some of the key transportation / 

land-use planning actions outlined in the Plan are as follows: 

 

 Support cycling and walking: Commuter cycling networks will be established across Ontario, 

targeting routes with high-commuting volume such as between residential communities, major transit 

stations and employment areas. There will be more cycling facilities in urban areas, including grade 
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separated routes and cycling signals. There will be more bike parking at transit stations and 

provincially owned, publicly accessible facilities. Ontario will revise provincial road and highway 

standards to require commuter cycling infrastructure be considered for all road and highway 

construction projects where it is safe and feasible. Ontario will do the same for major transit corridors. 

 Reduce single-passenger vehicle trips: Ontario will provide grants to municipalities and large 

private employers to implement Transportation Demand Management Plans. The plans will be 

designed to help increase walking, cycling, carpooling, telecommuting, and flex-work schedules, 

thereby reducing overall fossil fuel consumption, traffic congestion, and transportation emissions. 

 Eliminate minimum parking requirements: Minimum parking requirements will be eliminated over 

the next five years for municipal zoning by-laws, especially in transit corridors and other high density, 

highly walkable communities. Minimum parking requirements are a barrier to creating complete, 

compact and mixed-use communities. Instead, bylaws will encourage bike lanes, larger sidewalks, 

and enhanced tree canopies. 

 

The idea to eliminate minimum parking requirements in transit accessible areas is not new in North America. 

Residential developments with lower resident parking requirements are being promoted, approved, and 

developed in Toronto, Calgary, Vancouver and other cities. This shift away from providing excess residential 

parking highlights a changing perspective toward automobile ownership, travel, and the cost of living.  

 

On this basis, a reduced minimum parking supply requirement for the subject site would be in conformance 

with Ontario’s current vision for transit corridors. 

 

2.5.1.2 A Place to Grow: Growth Plan for the Greater Golden Horseshoe 

The property, by way of its proximity to Dufferin and Ossington Stations on the Bloor-Danforth Subway Line 

(Line 2) is situated near a Major Transit Station Area as outlined in the “A Place to Grow: Growth Plan for the 

Greater Golden Horseshoe” (also referred to as the ‘Growth Plan’). The Growth plan supports alternative 

development standards, such as reduced parking within Major Transit Station Areas, where appropriate. 

 

2.5.1.3 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 

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

and implementation of various TDM initiatives is recommended, these initiatives are always more effective 

when 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. 

 

2.5.2 Decreasing Parking Demands Over Time 

BA Group has conducted a number of parking demand studies for rental apartment buildings within transit 

accessible areas of the City over a substantial period of time. BA Group has been able to obtain parking 

demand information for a series of observations at three rental buildings over the last 20 years (1996 to 

2015). 
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It is acknowledged that the project is purpose-built condominium development. However, the overall history of 

demands recorded in each case provides a significant level of insight into the way parking demands have 

evolved at each building over time and may continue to evolve in the future. It is noted that the availability of 

parking supply at any of these buildings has not been constrained at any time. Survey information recorded at 

these buildings is illustrated below. The three buildings are as follows: 

 

 45 Dunfield Avenue:      rental apartment building in Yonge / Eglinton area 

       7 information points between 1996 and 2015 

 

 55 / 57 Charles Street West:    rental / condominium buildings in the Bay / Bloor  

     area 6 information points between 2005 and 2015 

 

 77 Davisville Avenue:     rental apartment building in the Yonge / Davisville  

     area 8 information points between 2011 and 2013 

 

It is notable that all three buildings have experienced, while not always linear, a significant decrease in 

parking demands during the timeframe outlined above. This provides strong evidence of the downward 

evolution of parking in transit accessible locations. 

 

While the three buildings listed above are rental buildings, the overall decrease in parking demand trends, can 

likely be applied to residential condominium buildings as well. The overall trends relate to the increase in 

modal split towards non-automobile modes as vehicle ownership decreases within the downtown. 

 

  

PARKING DEMAND TRENDS (1996-2015) 
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2.5.3 On-Street Permit Parking and Pay-and-display Parking 

On-street parking availability was considered towards reducing parking on site, and was split into two 

categories: (1) residential on-street permit parking and (2) pay-and-display parking.  

 

Table 3 summarizes the on-street permit parking supply within the vicinity of the site. Table 4 summarizes the 

Pay-and-display parking supply on College Street. On-street parking supplies are illustrated in Figure 5 

TABLE 3 PERMIT PARKING AVAILABILITY  

Parking Road Area Boundary 
Permits issued Permitted Parking 

Supply 
Total Available 

Spaces 

Dovercourt Road 

College Street north 
to Dewson Street 

36 issued 56 spaces 18 

College Street south 
to Heydon Park 

Road 
5 issued 12 spaces 7 

Rusholme Road 

College Street north 
to Dewson Street 

34  issued 38 spaces 4 

College Street south 
to Rusholme Park 

Crescent 
16 issued 15 spaces 0 

Total Available On-Street Permit Supply  29 

Notes: 
1. Data was provided by City staff on November 07, 2019 and attached in Appendix C. 

 

Based on data received from the City of Toronto regarding nearby on-street permit parking supply availability 

shown in Table 3, there are in the order of 29 spaces (or potential permits) available to support the Site. 
 

TABLE 4 ON-STREET PARKING SUPPLY  

College Street 

 
Havelock to 
Rusholme 

 

Rusholme to  
Bill Cameron 

Bill Cameron to 
Dovercourt 

Dovercourt to 
Delaware 

Delaware to 
Midblock 

Total 

North South North South North South North South North South North South 

10 13 6 11 5 4 9 8 8 7 38 43 

Notes: 
1. Data was collected on November 14, 2019, by BA Group and attached in Appendix C. 

 

In addition to permit parking available near the Site, in the order of 81 on-street pay-and-display parking 

spaces, available on a ‘first come first service’ basis are provided within approximately 150 m (3 minutes 

walk) of the site, as noted in Table 4. 

 

Based on the foregoing it can generally be concluded that there a large supply of on-street parking spaces in 

proximity to the site which can accommodate site related demand. 
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2.5.4 Transportation Demand Management and Parking Relationships 

An extensive Mobility Choice Plan and Transportation Demand Management (TDM) strategy have been 

developed for the site as outlined in Section 5.0 of this report. One of the main goals of this strategy is reduce 

automobile reliance, while promoting and accommodating travel through sustainable modes. Key elements of 

this strategy include the provision of: 

 

 Cycling facilities such as – bike parking (to meet  and exceed TGS Tier 1 supply requirements) 

 Reduced parking provisions and unbundling of the sale of parking and units 

 A transit information screen in the building lobby 

 Transit passes 

 Travel Information Brochures 

 

Provision of these measures would assist in reducing the practical need for an automobile, and reduce the 

overall demand for resident car parking spaces. 

 

2.5.5 Parking Rationale Summary 

It is considered that a reduced parking provision on the site is appropriate on the basis of the following: 

 

 Ontario’s Five-Year Climate Change Action Plan which amongst other things, aims to eliminate 

minimum parking requirements in transit corridors. 

 The site is located near a Major Transit Station Area within the Growth Plan and parking reductions in 

these areas are considered to be supportive of increased use of non-automobile travel modes. 

 Reducing the amount of available vehicle parking can be used to effect change in travel behaviour 

and is a direct incentive for residents to use sustainable transportation. 

 A general decrease in parking demand over time. 

 Availability of on-street permit parking and pay-and-display parking around the site as parking supply 

for residents and visitors to reduce amount of dedicated parking spaces for each unit and commercial 

uses. 

 The development proposal provides a TDM Plan geared towards reducing automobile usage and 

promoting and accommodating travel through alternative modes of travel. 

 

2.5.6 Electric Vehicle Parking Considerations 

The Toronto Green Standard, Version 3 (TGS V3) for “Mid to High-Rise Residential & All Non-Residential” 

came into effect on May 1, 2018. Included within the document are requirements to essentially “future-proof” 

sites with electric vehicle charging infrastructure. 

 

In particular, requirement AQ 1.3 (Tier 1) requires a building to provide 20% of all parking spaces with electric 

vehicle supply equipment. In addition, the remaining parking spaces (80% or less) must be designed to permit 

future electric vehicle supply equipment installation; in essence, these remaining spaces must be fitted with 

“roughed-in” conduits. 

 

Each of these requirements will be accommodated as part of this project. 2 parking spaces will be fitted with 

electric vehicle supply equipment (i.e. charging facilities) and the remaining 7 will be fitted to allow for future 

installation of charging facilities. 
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2.6 BICYCLE PARKING REQUIREMENTS 

The site is located within Bicycle Zone 1 of the City of Toronto Zoning By-law 569-2013 and under Tier 1 of 

the Toronto Green Standards - 3 (TGS-3) requirements. 

 

Table 5 outlines the Zoning By-law 569-2013 Zone 1 and TGS-3 bicycle parking requirements. 

  

TABLE 5 ZONING BY-LAW 569-2013 BICYCLE ZONE 1 AND TGS-3 PARKING REQUIREMENTS  

Use Number of 
Units / GFA 

Short –Term 
Bicycle 

Parking Rate 

Long–Term 
Bicycle 

Parking Rate 

Short –Term 
Bicycle 
Parking 

Requirement 

Long–Term 
Bicycle 
Parking 

Requirement 

Total 

Residential 30 
0.1 

/ dwelling 
unit 

0.9 
/ dwelling 

unit 
3 27 30 

Overall Bicycle Parking Requirements 3 27 30 

Notes: 
1. Under Zoning By-law 569-2013, Section 230.5.10.1(3) despite the bicycle parking space rates set out in regulation 

230.5.10.1(1) and 230.5.10.1(5) and (6), if a bicycle parking space is required for uses on a lot, other than dwelling unit, and 
the total interior floor area of all such uses on the lot is 2,000 square metres or less, then no bicycle parking space is required.” 

 

Application of the City of Toronto By-law 569-2013 Bicycle Zone 1 and TGS-3 Tier 1 parking standards 

outlined in Table 5 prescribes a total of 30 bicycle parking spaces including 3 short-term and 27 long-term 

bicycle parking spaces. 

 

2.7 PROPOSED BICYLE PARKING SUPPLY 

A total of 31 bicycle spaces are proposed on site consisting of 4 short-term and 27 long-term bicycle parking 

spaces which meets and exceeds the minimum Zoning By-law 569-2013 Bicycle Zone 1 requirements, as 

well as Tier 1 of the Toronto Green Standards - 3.  

 

Short-term spaces are proposed at-grade along the Site’s Dovercourt Road frontage within the Site property 

boundaries. 

 

Long-term spaces are proposed within a secure bicycle room and is accessible via an elevator in the west 

residential block by way of Bill Cameron Lane. 

 

The proposed bicycle parking supply will acceptably accommodate the needs of the site. 
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3.0 LOADING 

3.1 LOADING REQUIREMENTS 

The City of Toronto Zoning By-law 569-2013 prescribes the following loading requirements for the site as 

outlined in Table 6. 

 

TABLE 6 ZONING BY-LAW 569-2013 LOADING REQUIREMENTS 

Use Rate Type ‘A’ Type ‘B’ Type ‘C’ Type ‘G’ Total 

Residential Uses 
(30 units) 

0 to 30 units - - - - 0 

Non-residential 
Uses 

(1,133m2) 

1,000 to 
1,999 m2 - 1 1 - 1 

Site Total  - 1 1 - 2 

 

Application of the City of Toronto Zoning By-law 569-2013 loading requirements for the site results in a 

requirement of one Type ‘B’ and one Type ‘C’ loading space for the site. 

 

3.1.1 By-Law 569-2013 Loading Exemptions 

Under the Zoning By-Law 569-2013 Chapter 220.5.200: Loading Exemptions, clause 220.5.200.40 states that 

“if lot in a CR zone that is subject to Development Standard Set 2 (SS2), the loading space requirements for 

any non-residential uses do no apply to a lot that as a lot area less than 1,000 square metres”.  

 

The Site is situated in a CR Zone that is subject to Development SS2, with a lot area of approximately 725 m2. 

Given the lot area, the By-law requirements for non-residential uses noted in Section 3.1 do not apply to the 

subject Site. Application of the loading exemption by-law requires none loading space on Site.  

 

3.1.2 Proposed Loading Arrangement 

No designated loading space is required or proposed for the Site. Refuse and recycling stored in totes will be 

placed curbside on Bill Cameron Lane for collection by City of Toronto truck, consistent with existing 

operations along the Lane. On-site maintenance staff will transport these totes to and from the garbage room 

located at-grade. 
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4.0 TRAFFIC VOLUMES AND OPERATIONS 

4.1 EXISTING TRAFFIC VOLUMES 

Existing traffic volumes were established for the weekday morning and weekday afternoon at the College St. / 

Bill Cameron Lane intersection based on traffic count information collected by Spectrum Traffic Data Inc. on 

behalf of BA Group. A summary of the turning movement count dates and sources is provided in Table 7.  

 

Turning movement counts data sheets are provided in Appendix D. 

 

TABLE 7 TRAFFIC COUNT INFORMATION 

Intersection Count Date Conducted By 

College Street / Bill Cameron Road Thursday October 10, 2019 Spectrum Traffic Data Inc. 

 

Existing area traffic volumes for the weekday morning and weekday afternoon peak hours are illustrated in 

Figure 6. 

 

4.2 FUTURE BACKGROUND TRAFFIC (2024) 

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

changes related to: 

 

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

 General corridor growth on College Street 

 

4.2.1 Future Background Developments 

Future background developments considered in this study is summarized in Table 8. 

 

TABLE 8 BACKGROUND DEVELOPMENTS 

Development Location Development Statistics Transportation Study 

871-899 College Street 
131 residential units 

1,746 m2 non-residential GFA 
TMIG (May 2017) 

Total 1,746m2 non-residential GFA & 131 Units - 

 

The adopted background development site trip generation and assignment are based upon information 

provided in the traffic impact studies submitted to the City of Toronto as part of the approvals processes for 

the development shown above. 
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4.2.2 Corridor Growth 

A 1.0% of annual growth rate was conservatively assumed along the College Street corridor east and 

westbound at the College Street / Bill Cameron Lane intersection over a 5-year horizon.  

 

Future background traffic volumes during the weekday morning and weekday afternoon peak hours are 

illustrated in Figure 6. 

 

4.3 SITE GENERATED TRAFFIC VOLUMES 

The Site is located adjacent to the 506 Carlton Streetcar route and about 1.3 km away from Dufferin and 

Ossington Subway Stations on the Bloor-Danforth Subway Line (Line 2). As such, the Site is located in an 

area that is highly accessible through a transportation network that provides opportunities for non-automobile 

modes of travel. 

 

Residential vehicle trip generation was developed based on a review of traffic generation rates observed at a 

number of condominium developments with a similar transportation context near higher order transit. 

 

Table 9 summarizes the trip generation rate adopted from these sites and the resultant new Site related 

residential traffic. 
 

TABLE 9 RESIDENTIAL SITE TRIP GENERATION  

Source Date 
AM Peak Hour PM Peak Hour 

In Out 2-Way In Out 2-Way 

Minto High Park June 7, 2016 0.02 0.10 0.12 0.10 0.05 0.15 

35 High Park Avenue June 8, 2016 0.03 0.09 0.12 0.08 0.05 0.13 

51 Quebec Avenue Dec. 15, 2015 0.02 0.07 0.09 0.07 0.04 0.11 

60 Heintzman Street Feb. 18 & 20, 2016 0.02 0.14 0.16 0.09 0.06 0.15 

1375 Dupont Street Feb. 18 & 20, 2016 0.01 0.13 0.14 0.09 0.01 0.10 

Average Rates 0.02 0.11 0.13 0.09 0.04 0.13 

Adopted Rates 0.03 0.10 0.13 0.08 0.05 0.13 

New Site Trips (30 units) 1 3 5 2 2 5 

Notes: 
1. Two-way trips are rounded to the nearest 5 trips. 

 

Based on the foregoing, the proposed residential uses on Site are anticipated to generate in the order of 5 

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

 

Given that no dedicated commercial parking is proposed on Site, it is anticipated that commercial related 

traffic generated from the Site will be negligible. As such, no specific allowance made for the proposed 

commercial uses on Site. 
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Total anticipated Site related traffic volumes during the weekday morning and weekday afternoon peak hours 

are illustrated in Figure 6.  

 

Based on the negligible increase in traffic anticipated by the Site, it is in our opinion that Site related traffic can 

be acceptably accommodated within the area roadway network. 

 

4.3.1 Toronto Green Standard Version 3 

The Toronto Green Standard (TGS) is Toronto’s sustainable design requirements for new developments that 

aim to promote sustainable site and building design across five areas. TGS consists of multiple tiers of 

sustainable performance measures (from Tier 1 to Tier 4) where Tier 1 is mandatory as part of the planning 

approval process, whereas Tiers 2 to 4 are voluntary. A new Version 3 of the TGS is applicable to 

development applications submitted after May 1, 2018.  

 

The Tier 1 standard within the updated TGS requires all development proposals to reduce single occupancy 

auto vehicle trips generated by the proposed development by 15% through the adopted TDM measures and 

multimodal infrastructure strategies for the site. As such, the impacts of the adopted TDM measures and site 

context on the proposed site trip generation must be quantified. The combined effect of the adopted TDM 

measures and multimodal infrastructure strategies were assessed based on a comparison to default trip 

generation derived from the ITE Trip Generation Manual 10th Edition for an urban locational context and is 

summarized in Table 10.  

 

TABLE 10 RESIDENTIAL TRIP GENERATION REDUCTION SUMMARY 

 Inbound Outbound Two-Way 

ITE Trips Rates 0.17 (0.33) 0.50 (0.33) 0.67 (0.67) 

Residential (ITE 222)2 5 (10) 15 (10) 20 (20) 

Site Trip Generation 0 (5) 5 (0) 5 (5) 

Reduction -100% (-50%) -67% (-100%) -75% (-75%) 

Notes: 
1. xx (xx) – AM (PM)  
2. Trips rounded to nearest 5 vehicles 
3. Residential based on ITE 222 “General Urban/Suburban” best fit curve equations: 
 AM: T = 0.28(x) + 12.86, PM: T = 0.34(x) + 8.56  
 

As outlined above, a comparison of the ITE trip generation to the projected Site trip generation, with the 

adoption of the suggested Transportation Demand Management (TDM) measures (noted in Section 5.0), is 

anticipated to have a reduced two-way trips generation by approximately -75% during the study peak hours.  

As such, this reduction meets and exceeds the requirements set out within the TGS for Tier 1.  
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4.4 FUTURE TOTAL TRAFFIC VOLUMES (2024) 

Future total traffic conditions for the peak study hours in the 2024 horizon were derived by combining the 

existing traffic volumes, the projected future background traffic volumes and the new Site related traffic 

volumes.  

 

Figure 6 illustrates the future total traffic volumes during the weekday morning and weekday afternoon peak 

hours. 
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5.0 TRANSPORTATION DEMAND MANAGEMENT 

Transportation Demand Management (TDM) promotes travel behaviour towards sustainable and active 

modes of transportation by reducing demand and dependency of single-occupant drivers. The proposed TDM 

strategy for the site is made up of several initiatives intended to reduce the need to travel to site by vehicle.  

 

Proposed TDM measures are summarized into Table 11 below. 

 

TABLE 11 PROPOSED TDM MEASURES – BASE TDM MEASURES 

Measure Description Travel Plan Objective 

Base TDM Measures 

Vehicle Parking 
Standards 

Reduced vehicle parking supply. Provide resident parking at 
an effective parking rate of 0.30 spaces / unit. 

- Encourage alternative travel modes. 
- Increase vehicle occupancy. 

- Reduce vehicle kilometres travelled.   

Cyclist End of Trip 
Facilities 

Secure, weather-protected bicycle parking for long-term use 
will be provided in secure locations.   

- Encourage alternative travel modes. 
- Reduce vehicle kilometres travelled.    Short-stay bicycle parking will be provided near major 

entrances and above the minimum zoning by-law 
requirements. 

Pedestrian Connections 
Provide a fine-grained and generous public realm, and 

provision of pedestrian sidewalks.  
 

- Encourage alternative travel modes. 
- Reduce vehicle kilometres travelled. 

Additional Potential Building Specific TDM Measures 

Sustainable Automobile 
Infrastructure 

Provide electrical vehicle infrastructure to meet Toronto 
Green Standards requirements. 

 
Provide electrical vehicle charging stations for 20% of the 

total supply and rough-ins for the remaining 80%.  

- Encourage use of non-gasoline 
dependent vehicles. 

Additional Cyclist End 
of Trip Facilities 

Potential of 1 bicycle repair station  - Encourage cycling use 

Travel Information 
Centre 

Provide 1 transportation user information and communication 
screen that outline the availability of the area transportation 

services such as broader taxi / Uber / other ride provider 
service networks, transit / bike share provisions and other 

transportation services. 

- Encourage alternative travel modes. 
- Increase vehicle occupancy. 

- Shift travel to off-peak periods. 
- Reduce vehicle kilometres travelled. 

Transit Provisions 
Potential to offer a $20 Presto card to each of the first 

residents/tenants of the building 

Travel Mode 
Information Packages 

Implement a marketing program aimed at all users to ensure 
they are aware of available travel choices in the area  

(i.e. bike maps, bus schedules, etc.). 

Provide incentive programs designed to encourage the use of 
on-site services included cooperate or private membership to 

car-share / car-pool / bike share services. 

Parking Management 
Programs 

Potential to provide unbundling of parking costs from overall 

residential unit sale. 

- Encourage alternative travel modes. 
- Increase vehicle occupancy. 

- Reduce vehicle kilometres travelled. 
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6.0 SUMMARY AND CONCLUSIONS  

Introduction 

 

1. BA Group is retained by 466DCR Urban Properties Inc. to provide a transportation consulting 

services in support of a proposed mix-use development located at 466-468 Dovercourt Road (the 

‘Site’) in the City of Toronto. The Site is located in the Dufferin Grove neighbourhood of the City, north 

of College Street between Dovercourt Road and Bill Cameron Lane. 

 

2. The Site, formerly known as The Matador Ballroom is bounded by single family residential uses to the 

north, Bill Cameron Lane to the west, Dovercourt Road to the east and retail and residential uses to 

the south along College Street. 

 

Development Proposal 

 

3. The development proposes to demolish the existing Matador Ballroom and construct a new 6-storey 

mixed-use building containing 30 residential units and approximately 1,133 sq.m. of commercial GFA.  

 

4. Residential parking is proposed to be provided along the Site’s frontage along Bill Cameron Lane 

within three individual 3-storey vertical vehicle stackers accessed by the Lane. Commercial parking is 

proposed to be accommodated within the existing on-street public and permit parking supply. A total 

of 9 vehicle parking spaces are proposed. 

 

5. A total of 31 bicycle parking spaces are proposed on Site, including 4 short-term spaces at-grade and 

27 long-term spaces within a secure, weather protected bicycle room.  

 

6. No designated loading space is required or proposed for the Site. Refuse and recycling stored in 

totes will be placed curbside on Bill Cameron Lane for collection by City of Toronto truck, consistent 

with existing operations along the Lane. 

 

Parking Considerations 

Vehicular Parking Requirements  

 

7. The site is currently subject to the requirements of City of Toronto Zoning By-law 569-2013 Policy 

Area 4 (PA-4). 

 

8. Based on the under prevailing Zoning By-law 569-2013 a total of 39 spaces, including 24 spaces for 

residents, 4 visitor spaces and 11 commercial spaces. The effective resident vehicle parking ratio is 

0.8 spaces per unit. 

 

9. Given the Site’s proximity to the downtown core and approximately 1.5 km distance to neighbouring 

Policy Area 1 (PA-1) zone east of Bathurst Street, a review of the City of Toronto Zoning By-law PA-1 

parking standards was undertaken. 

 

10. Under Policy Area 1, a total of 23 spaces, including 17 spaces for residents, 3 visitor spaces and 3 

commercial uses. The effective resident vehicle parking ratio is 0.57 spaces per unit. 
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Proposed Vehicular Parking Supply  

11. A total of 9 vehicle parking spaces are proposed within three individual stackers on the west end of 

the property. Each stacker is designed to accommodate 3 vehicles vertically. Access to the stackers 

is proposed via the existing Bill Cameron Lane to the west and set back from the property line to 

achieve an effective laneway approach width of 6.0 m.  

 

12. An overall proposed effective reduced resident vehicle parking supply ratio of 0.30 spaces per unit is 

proposed. Visitor parking is proposed on-street along the College Street corridor. 

 

13. No on-site parking is proposed for the commercial components of the Site. Commercial parking is 

proposed to be accommodated on-street along the College Street and/or on-street within by permit 

within the surrounding roadway network. 

 

Vehicular Parking Rational 

14. It is considered that a reduced parking provision on the site is appropriate on the basis of the 

following: 

 

 Ontario’s Five-Year Climate Change Action Plan which amongst other things, aims to 

eliminate minimum parking requirements in transit corridors. 

 The site is located near a Major Transit Station Area within the Growth Plan and parking 

reductions in these areas are considered to be supportive of increased use of non-automobile 

travel modes. 

 Reducing the amount of available vehicle parking can be used to effect change in travel 

behaviour and is a direct incentive for residents to use sustainable transportation. 

 A general decrease in parking demand over time. 

 Availability of on-street permit parking and pay-and-display parking around the site as parking 

supply for residents and visitors to reduce amount of dedicated parking spaces for each unit 

and commercial uses. 

 The development proposal provides a TDM Plan geared towards reducing automobile usage 

and promoting and accommodating travel through alternative modes of travel. 

 

Bicycle Parking Requirements  

15. The site is located within Bicycle Zone 1 of the City of Toronto Zoning By-law 569-2013 and under 

Tier 1 of the Toronto Green Standards - 3 (TGS-3) requirements. 

 

16. Application of the City of Toronto By-law 569-2013 Bicycle Zone 1 and TGS-3 Tier 1 parking 

standards prescribes a total of 30 bicycle parking spaces including 3 short-term and 27 long-term 

bicycle parking spaces. 

 

Proposed Bicycle Parking Supply 

17. A total of 31 bicycle spaces are proposed on site consisting of 4 short-term and 27 long-term bicycle 

parking spaces which meets and exceeds the minimum Zoning By-law 569-2013 Bicycle Zone 1 

requirements, as well as Tier 1 of the Toronto Green Standards - 3.  

 

18. The proposed bicycle parking supply will acceptably accommodate the needs of the site. 
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Loading Considerations  

Loading Requirements  

19. Application of the City of Toronto Zoning By-law 569-2013 loading requirements for the site results in 

a requirement of one Type ‘B’ and one Type ‘C’ loading space for the site based on the commercial 

uses proposed on Site. 

 

20. Under the Zoning By-Law 569-2013 Chapter 220.5.200: Loading Exemptions, clause 220.5.200.40 

states that “if lot in a CR zone that is subject to Development Standard Set 2 (SS2), the loading space 

requirements for any non-residential uses do no apply to a lot that as a lot area less than 1,000 

square metres”.  

 

21. The Site is situated in a CR Zone that is subject to Development SS2, with a lot area of approximately 

725 m2. Given the lot area, the By-law requirements for non-residential uses do not apply to the 

subject Site. Application of the loading exemption by-law requires none loading space on Site.  

 

Proposed Loading Arrangement  

22. No designated loading space is required or proposed for the Site. Refuse and recycling stored in 

totes will be placed curbside on Bill Cameron Lane for collection by City of Toronto truck, consistent 

with existing operations along the Lane. On-site maintenance staff will transport these totes to and 

from the garbage room located at-grade. 

 

Traffic Volumes and Operations 

Existing Traffic Volumes 

23. Existing traffic volumes were established for the weekday morning and weekday afternoon at the 

College St. / Bill Cameron Lane intersection based on traffic count information collected by Spectrum 

Traffic Data Inc. on behalf of BA Group. 

 

Future Background Traffic Volumes 

24. Traffic growth in the vicinity of the site has been considered based upon an evaluation of traffic 

volume changes related to: 

 

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

 General corridor growth on College Street. 

 

25. A 1.0% of annual growth rate was conservatively assumed along the College Street corridor east and 

westbound at the College Street / Bill Cameron Lane intersection over a 5-year horizon.  

 

Site Generated Traffic Volumes 

26. Residential vehicle trip generation was developed based on a review of traffic generation rates 

observed at a number of condominium developments with a similar transportation context near higher 

order transit. 

 

27. The proposed residential uses on Site are anticipated to generate in the order of 5 two-way vehicle 

trips in the weekday morning and afternoon peak hours.  
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28. Given that no dedicated commercial parking is proposed on Site, it is anticipated that commercial 

related traffic generated from the Site will be negligible. As such, no specific allowance made for the 

proposed commercial uses on Site. 

 

29. Based on the negligible increase in traffic anticipated by the Site, it is in our opinion that Site related 

traffic can be acceptably accommodated within the area roadway network. 

 

Future Total Traffic Volumes 

30. Future total traffic conditions for the peak study hours in the 2024 horizon were derived by combining 

the existing traffic volumes, the projected future background traffic volumes and the new Site related 

traffic volumes.  

 

31. Figure 6 illustrates the existing, future background, site related and future total traffic volumes during 

the weekday morning and weekday afternoon peak hours. 

 

Transportation Demand Management 

32. Transportation Demand Management (TDM) promotes travel behaviour towards sustainable and 

active modes of transportation by reducing demand and dependency of single-occupant drivers.  

 

33. The proposed TDM strategy for the site is made up of several initiatives intended to reduce the need 

to travel to site by vehicle and include: 

 

 reduced vehicle parking supply; 

 secure weather-protected bicycle parking for long-term use will be provided in secure 

locations; 

 short-stay bicycle parking will be provided near major entrances; 

 provide a fine-grained and generous public realm, and provision of pedestrian sidewalks; and 

 

34. Additional potential building specific TDM measures include: 

 Sustainable automobile infrastructure (ie. EV charging stations) 

 Potential of 1 bicycle report station 

 Travel information Centre (1 transportation user information and communication screen that 

outline the availability of the area transportation services such as broader taxi / Uber / other 

ride provider service networks, transit / bike share provisions and other transportation 

services.) 

 Transit provisions (one time $20 Presto card to each of the first residents/tenants) 

 Travel mode information packages (ie. bike maps, bus schedules, membership to car-share / 

bike share services) 

 Parking management programs (unbundling of parking costs from overall residential unit 

sale). 

 

Conclusions  

35. Based on the foregoing the proposed mix-used development as contemplated can be acceptably 

accommodated within the Site environs. 
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APPENDIX A: REDUCED ARCHITECTURAL PLAN 
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APPENDIX B: VEHICLE MANOEUVRING DIAGRAMS (VMDS)  
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APPENDIX C: AREA ON-STREET PARKING INFORMATION



1

Kyrylo C. Rewa

From: Kyrylo C. Rewa
Sent: December 4, 2019 3:04 PM
To: Kyrylo C. Rewa
Subject: FW: On Street Parking Permit Availability

 

From: Jeff Chung <Jeff.Chung@toronto.ca>  
Sent: November 7, 2019 11:58 AM 
To: Andrew T. Pasco <pasco@bagroup.com> 
Cc: Michael Cude <Michael.Cude@toronto.ca> 
Subject: RE: On Street Parking Permit Availability 
 
Hi Andrew, 
 
No worries. 
Please see the numbers in red colour for your inquiry below. 
 
FYI, the section north of College St belongs to permit parking area 3i and this area has 843 parking space and currently 
632 regular permits are issued. 
The section south of College St belongs to permit paring area 3J and this area has 412 space and currently 356 regular 
permits are issued so it’s close to the full capacity. 
 
Thank you 
 
Jeff Chung 
Coordinator, Permit Parking 
Permits and Enforcement 
Transportaion Services 
City of Toronto 
City Hall, Mian W. 
100 Queen St W, Toronto 
Ont. M5H 2N2 
416‐338‐5897 

 
 
 
 

From: Andrew T. Pasco [mailto:pasco@bagroup.com]  
Sent: November 7, 2019 11:01 AM 
To: Jeff Chung <Jeff.Chung@toronto.ca> 
Cc: Michael Cude <Michael.Cude@toronto.ca> 
Subject: RE: On Street Parking Permit Availability 
 
Hello Jeff, 
 
Apologies for not fully defining the permit area, the south block is quite ambiguous.  Could we please look at the 
following areas: 



2

 
Dovercourt Rd 
 

 College St north to Dewson St Area 3i, 56 space and 36 permits issued  
 College St south to Haydon Park Rd Area 3J, 12 space and 5 permits issued 

 
Rushholme Rd 
 

 College St north to Dewson St Area 3i, 38 space and 34 permits issued 
 College St south to Rusholme Cres Area 3J, 15 space and 16 permits issued 

 
Thank you, 
 
Andrew 
 
 

From: Jeff Chung <Jeff.Chung@toronto.ca>  
Sent: November 7, 2019 10:44 AM 
To: Andrew T. Pasco <pasco@bagroup.com> 
Cc: Michael Cude <Michael.Cude@toronto.ca> 
Subject: FW: On Street Parking Permit Availability 
 
Hi Andrew, 
 
On behalf of Michael Cude, I would like to provide you with the information that you requested. 
To provide you with accurate information, can you advise me the name of the streets that you were referring to ‘a block 
north and south’, please ? 
I can only assume that the north street would be Dewson St, but there are a few possible streets in south of College 
Ave. Can you clarify which street that you were looking for, please ? 
 
Thank you 
 
Regards, 
 
 
Jeff Chung 
Coordinator, Permit Parking 
Permits and Enforcement 
Transportaion Services 
City of Toronto 
City Hall, Mian W. 
100 Queen St W, Toronto 
Ont. M5H 2N2 
416‐338‐5897 

 
 



Project: 466 ‐ 468 Dovercourt
Project No: 8013‐01
Location: College St ‐ Havelock to Delaware Midblock

Parking Supply

North South North South North South North South North South North South Combined
10 13 6 11 5 4 9 8 8 7 38 43 81

Total
College St

Havelock to Rusholme Rusholme to Bill Cameron Bill Cameron to Dovercourt Delaware to MidblockDovercourt to Delaware
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Appendix D: Existing Turning Movement Counts (TMCs) 










