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Disclaimer 

This Report represents the work of LEA Consulting Ltd (“LEA”). This Report may not be relied upon for 

detailed implementation or any other purpose not specifically identified within this Report. This Document 

is confidential and prepared solely for the use of Crombie REIT. Neither LEA, its sub-consultants nor their 

respective employees assume any liability for any reason, including, but not limited to, negligence, to any 
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 INTRODUCTION 

LEA Consulting Ltd. (LEA) has been retained by Crombie REIT to undertake a Traffic Operations Assessment 
(TOA) for the proposed mixed-use development at 2026-2042 Queen Street East (herein referred to as the 
“subject site”). 

The subject site is located at the northwest corner of Queen Street East and Lee Avenue in the City of Toronto, 
as shown in Figure 1-1. The site is currently occupied by retail stores at-grade, including restaurants, a grocery 
store, and a yoga studio on the 2nd storey.  

Figure 1-1: Site Location 

 
Source: Google Maps, accessed November 2023 

 DEVELOPMENT PROPOSAL 

The development proposal consists of a mixed-use building containing 60 residential units and 1,140 m2 of 
commercial GFA. A total of 33 parking spaces are proposed within one level of underground parking, with an 
unsignalized full-movement vehicle access provided off Lee Avenue. Site statistics are presented in Table 1-1. 
The proposed ground floor plan is illustrated in Figure 1-2. 
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Table 1-1: Proposed Mixed-Use Redevelopment 
Land Use Units /GFA Unit Mix 

1-Bedroom 40 Units 67% 

2-Bedroom 14 Units 23% 

3-Bedroom 6 Units 10% 

Residential Total 60 Units 100% 

Retail 1,140m2 - 

 

Figure 1-2: Proposed Ground Floor Plan 

 
Source: RAW Design, November 2023 
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 EXISTING & PLANNED TRANSPORTATION CONDITIONS 

This section provides an overview of the existing transportation conditions within the study area, including 
the road, transit, cycling, and pedestrian networks. The study area was determined by assessing the size of 
the proposed development and its anticipated impact on the existing road network.  

 ROAD NETWORK 

The following section describes the road network within the study area, with the existing intersections and 
lane configuration illustrated in Figure 2-1. A description and classification of the roadways within the study 
area are outlined below. 

Figure 2-1: Existing Intersection and Lane Configuration 

 

Queen Street East is an east-west minor arterial road with a two to four-lane cross-section (one to two 
through lanes per direction). On-street parking is available on both sides of the street within the study area. 
The roadway operates with a posted speed limit of 40 km/h within the study area. 

Lee Avenue is a north-south local road with a two-lane cross-section (one through lane per direction). 
On-street parking is permitted along the west side of the roadway within the study area. The roadway 
operates with a posted speed limit of 30 km/h.  

Wheeler Avenue is a north-south local road with a two-lane cross-section (one through lane per direction) 
within the study area. The roadway operates with a posted speed limit of 30 km/h. 
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 TRANSIT NETWORK 

The subject site is located in an area well-serviced by the Toronto Transit Commission (TTC) network. There 
are a number of existing TTC surface transit routes within the study area, including the east-west streetcar 
Route 501 along Queen Street East and the north-south bus Route 64 along Wineva Avenue and Main Street.  

Further, subway service is available via Main Station, located within a 29-minute walk or an 11-minute 
connecting bus ride, and Woodbine Station, located within a 34-minute walk or an 14-minute connecting bus 
ride, from the subject site. The Danforth GO Station on the Lakeshore East GO Train Line is also within a 2 km 
walking distance of the subject site, thus providing regional transit service within a similar 28-minute walk or 
15-minute connecting bus ride.  

The transit routes currently servicing the immediate and surrounding area are illustrated in Figure 2-2. The 
subject site has a TransitScore™ of 69/100, which categorizes the site as having “Good Transit” and indicates 
that there are many nearby public transportation options. 

Figure 2-2: Existing Transit Network 
 

 
Source: City of Toronto, Accessed November 2023 
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TTC Streetcar Route 501 – Queen is a streetcar route that operates generally in the east-west direction 
between Neville Park Loop in the Beaches and the Long Branch Loop in Etobicoke. The route also provides 
connections to Queen Station and Osgoode Station on TTC Subway Line 1 Yonge-University. The route is part 
of the 10-Minute Network, and operates 10 minutes or better all day, every day. 

Access Location: Route 501 is accessible in the study area at the intersection of Queen Street East at 
Bellefair Avenue (within 120 m or a 2-minute walk from the subject site). 

TTC Streetcar Route 301 – Queen Blue Night is a streetcar route that operates generally in the east-west 
direction between Neville Park Loop and the Long Branch Loop. The route also provides connections to Queen 
Station and Osgoode Station on TTC Subway Line 1 Yonge-University. The route operates Monday to Saturday, 
between 6:00AM and 1:30AM and Sunday between 8:00AM and 1:00AM with headways of 30 minutes. 

Access Location: Route 301 is accessible in the study area at the intersection of Queen Street East at 
Bellefair Avenue (within 120 m or a 2-minute walk from the subject site). 

TTC Bus Route 64 – Main is a bus route that operates generally in the north-south direction between the Main 
Street Station and Wineva Avenue at Queen Street East. The route operates Monday to Saturday, between 
6:00AM and 1:30AM, and Sunday between 8:00AM and 1:00AM with headways of 30 minutes. 

Access Location: Route 64 is accessible in the study area at the intersection of Hambly Avenue at Queen 
Street East North Side (within 170 m or a 2-minute walk from the subject site). 

 CYCLING NETWORK 

The existing and future cycling network surrounding the subject site are indicated in this section. 

2.3.1 Existing Cycling Network 

The subject site has a BikeScore™ of 85/100, which categorizes the site as “Very Bikeable” and indicates that 
cycling is convenient for most trips.  

On-street shared cycling connections are provided along Lee Avenue, directly east of the subject site, which 
connects to major multi-use trails along Lakeshore Boulevard East, adjacent to Woodbine Beach Park.  

Further, cycle tracks are provided along Woodbine Avenue and bike lanes are provided along Dundas Street 
East, which can be accessed via the network of multi-use trails and shared on-street connections in the area.  

The cycling facilities provide connections to parks throughout the city, such as Balmy Beach Park and Kew 
Gardens. A City of Toronto Bike Share docking station is also located at 85 Lee Avenue, within 60 m, or a one-
minute walk, of the subject site. 

The existing cycling network surrounding the subject site is illustrated in Figure 2-3. 
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Figure 2-3: Existing Cycling Network 

 
Source: City of Toronto, Accessed November 2023 

2.3.2 Future Cycling Network Improvements 

The City’s Cycling Network Plan has been adopted by the City Council to enhance the existing cycling network. 
The City’s 2022-2024 Near-Term Implementation Program outlines the planned cycling network 
improvements that are expected to occur over the next two years. 

Of note, key bicycle facilities in the surrounding area are planned to be maintained, such as the nearby shared 
on-street connections along Lee Avenue and the multi-use trail system along the waterfront, or renewed, such 
as facilities on Dundas Street East and Woodbine Avenue. This will help to maintain and develop east-west 
and north-south connections to, from, and beyond the subject site, and will enforce cycling as a viable 
transportation mode for future residents and visitors of the subject development. Figure 2-4 illustrates the 
cycling improvements relative to the subject site.  
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Figure 2-4: Future Cycling Network 

 
Source: City of Toronto, Accessed November 2023 

 PEDESTRIAN NETWORK 

The subject site has a Walk ScoreTM of 97/100, which categorizes the site as a “Walker’s Paradise” and indicates 
that daily errands do not require a car. The area surrounding the subject site is very walkable, with sidewalks 
along both sides of Queen Street East, Lee Avenue, and Wheeler Avenue. Pedestrian crosswalks with 
pedestrian phases are available at all approaches at the signalized intersection of Queen Street East and Lee 
Avenue.  

As illustrated in Figure 2-5, a 15-minute walk from the subject site could permit an individual to reach the 
intersection of Main Street and Kingston Road to the north, the intersection of Queen Street East and Silver 
Birch Avenue to the east, Woodbine Beach Park to the south, and the intersection of Queen Street East and 
Northern Dancer Boulevard to the west. 

A range of retail and service destinations can be reached within a convenient walking distance, including 
grocery stores, pharmacies, eating establishments, public facilities such as parks, and the Toronto Public 
Library – Beaches Branch, as shown in Figure 2-6. Kew Gardens is across the street from the subject site, with 
Woodbine Beach Park also accessible via a 13-minute walk from the subject site, facilitating further 
connections to several other trails in the City.  
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Figure 2-5: 15-Minute Walking Distance from Subject Site 

 
Source: WalkScore™, Accessed November 2023 

Figure 2-6: Subject Site Nearby Amenities 

 
Source: WalkScore™, Accessed November 2023 
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 TRAFFIC DATA COLLECTION 

Due to the relatively small scale of the proposed development and low peak hour vehicle trip generation, as 
further discussed in Section 3, an intersection capacity analysis was undertaken for only the proposed site 
access following full build-out. This was completed to ensure the proposed site access could accommodate 
the projected site traffic volumes without resulting in significant traffic impacts to the adjacent intersection 
of Queen Street East and Lee Avenue. 

Existing turning movement counts (TMCs) were therefore obtained for the intersection of Queen Street East 
and Lee Avenue to determine the northbound through (NBT) and southbound through (SBT) volumes at the 
proposed site access. The TMCs were collected during the weekday AM and PM peak periods in March 2019 
and were obtained from the City of Toronto. Detailed survey data and signal timing plans are available in 
Appendix A. A summary of the TMC data collected is outlined in Table 2-1. 

Table 2-1: Summary of Traffic Data 
Intersection TMC Date Source 

Queen Street East and Lee Avenue Tuesday, March 5, 2019 City of Toronto 

As the TMCs were obtained during pre-pandemic conditions during the typical school year, no COVID-19 
adjustment factors were performed. In addition, no growth was applied as no significant change has occurred 
in the area between the 2019 and 2022 conditions and an overall trend towards a decrease in traffic volumes 
since the COVID-19 pandemic has been observed for comparable traffic studies undertaken in Toronto.   
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 SITE TRIP GENERATION 

The development proposal consists of a mixed-use building containing 60 residential units and 1,140 m2 
(12,271 ft2) of commercial GFA. Site statistics were rounded up to 13,000 ft2 of commercial GFA as part of the 
analysis. Trip generation associated with the proposed development was estimated using the baseline average 
person trip rates provided in the ITE Trip Generation Manual 11th Edition. The following subsections outline 
the calculation and assignment of site-generated vehicle trips.  

 TRIP GENERATION 

3.1.1 Residential Trip Generation 

For the proposed residential use, ITE Land Use Code (LUC) 221 Multi-family Housing (Mid-Rise) in a General 
Urban/Suburban, Not Close to Rail Transit setting was applied to estimate person trips.  

The local mode split was then applied to convert the estimated person trips to auto trips. The local mode split 
was determined based on 2016 Transportation Tomorrow Survey (TTS) data obtained for home-based work 
trips, and home-based school trips for the residential land use. Traffic analysis zones (TAZs) 1 and 251-258 
were used.  

Although the subject site is a proposed mixed-use development, no retail auto trips are being assumed as the 
proposed development will have no dedicated on-site customer parking spaces similar to its existing 
condition. Therefore, no site interaction trip reduction was applied. Table 3-1 outlines the proposed site 
vehicle trip generation.  

Table 3-1: Subject Site Vehicle Trip Generation  

Land Use Description 
Weekday AM Peak Hour Weekday PM Peak Hour 

In Out Total In Out Total 

ITE LUC 221 – 
Multi-Family 

Housing (Mid-Rise) 
60 units 

ITE Person Trip Rate (/unit) 0.11 0.37 0.48 0.31 0.22 0.53 

ITE Person Trips 7 22 29 19 13 32 

Total External Trips 7 22 29 19 13 32 

External Auto Trips (35%) 2 8 10 7 5 12 

Total Proposed Residential Site Auto Trips 2 8 10 7 5 12 

The proposed development is predicted to generate 10 two-way auto trips (2 inbound and 8 outbound) during 
the weekday AM peak hour and 12 two-way auto trips (7 inbound and 5 outbound) during the weekday PM 
peak hour.  

3.1.2 Retail Trip Generation 

There are no retail vehicle trips generated, as the proposed development will have no dedicated on-site 
customer parking spaces similar to its existing condition. It has therefore been assumed that the existing retail 
travel behaviour would be maintained, and no new auto trips would be generated. Similarly, no existing retail 
auto trips were removed from the analysis. 

To determine person trips for the proposed retail (supermarket) use compared to the existing store on-site, 
ITE Land Use Code (LUC) 850 Supermarket in a General Urban/Suburban, Not Close to Rail Transit setting was 
applied to estimate vehicle trips. The ITE-estimated vehicle trips were converted to person trips using baseline 
vehicle mode split and occupancy data. The estimated person trip generation of the proposed retail use 
compared to the existing is shown in Table 3-2. 
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Table 3-2: Retail Trip Generation 

Land Use Description 
Weekday AM Peak Hour Weekday PM Peak Hour 

In Out Total In Out Total 

Proposed 

ITE LUC 850 – 

Supermarket 

13,000 ft2 

ITE Auto Trip Rate (/unit) 1.69 1.17 2.86 4.48 4.48 8.95 

ITE Auto Trips 22 15 37 58 58 116 

Conversion to Person Trips 27 18 45 74 72 146 

Total External Trips 27 18 45 74 72 146 

External Auto Trips (0%)1 0 0 0 0 0 0 

Total Proposed Retail Person Trips 27 18 45 74 72 146 

Existing 

ITE LUC 850 – 

Supermarket  

5,155 ft2 

ITE Auto Trip Rate (/unit) 1.69 1.17 2.86 4.48 4.48 8.95 

ITE Auto Trips 9 6 15 23 23 46 

Conversion to Person Trips 11 7 18 29 29 58 

Total External Trips 11 7 18 29 29 58 

External Auto Trips (0%)1 0 0 0 0 0 0 

Total Existing Retail Person Trips 11 7 18 29 29 58 

Difference  +16 +11 +27 +45 +43 +88 

Note:  1 - It is assumed that future retail will have similar or fewer trips than the existing retail. As a result, no vehicle trips were 
assumed for the proposed retail, and no vehicle trips were removed for the existing retail. 

The proposed retail use is predicted to generate 45 two-way person trips (27 inbound and 18 outbound) 
during the weekday AM peak hour and 146 two-way person trips (74 inbound and 72 outbound) during the 
weekday PM peak hour. Compared to existing conditions, the proposed development’s retail use has an 
increase of 27 and 88 person trips in the AM and PM peak hour, respectively. 

3.1.3 Subject Site Multi-Modal Trip Generation 

As noted above, the local mode split was extracted from the 2016 TTS to identify the modal split during the 
weekday AM and PM peak periods for the subject site. The auto driver mode split for retail trips was 
proportionally redistributed across the other modes based on the 2016 TTS data. The subject site modal split 
and anticipated trips by mode are summarized in Table 3-3. Full details are provided in Appendix B. 
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Table 3-3: Subject Site Multi-Modal Trip Generation 

Land Use Description Modal Split 

Weekday AM Peak 

Hour 

Weekday PM Peak 

Hour 

In Out Total In Out Total 

Proposed 

Residential 

External Person Trips 100% 7 22 29 19 13 32 

Auto Driver Trips  35% 2 8 10 7 5 12 

Passenger Trip  5% 0 1 1 1 0 1 

Transit Trips  44% 3 10 13 8 6 14 

Pedestrian trips  10% 2 2 4 2 1 3 

Cycling Trips 6% 0 1 1 1 1 2 

Proposed 

Retail + 

Passby 

External Person Trips 100% 27 18 45 74 72 146 

Auto Driver Trips 1 0% 0 0 0 0 0 0 

Passenger Trip  18% 5 3 8 13 13 26 

Transit Trips  55% 15 10 25 41 40 81 

Pedestrian trips  20% 5 4 9 15 14 29 

Cycling Trips 7% 2 1 3 5 5 10 

Existing 

Retail + 

Passby 

External Person Trips 100% -11 -7 -18 -29 -29 -58 

Auto Driver 44% 0 0 0 0 0 0 

Auto Passenger 10% -2 -1 -3 -5 -5 -10 

Transit 31% -6 -4 -10 -16 -16 -32 

Walk 11% -2 -1 -3 -6 -6 -12 

Cycle 4% -1 -1 -2 -2 -2 -4 

Net 

External Person Trips 100% 23 33 56 64 56 120 

Auto Driver Trips  - 2 8 10 7 5 12 

Passenger Trip  - 3 3 6 9 8 17 

Transit Trips  - 12 16 28 33 30 63 

Pedestrian trips  - 5 5 10 11 9 20 

Cycling Trips - 1 1 2 4 4 8 

Note: 1 - The local mode split obtained from the 2016 TTS was used to proportionally re-distribute the auto driver split to the other 
modes. 

The proposed development is predicted to generate a net total of 28 two-way transit trips (12 inbound and 
16 outbound) during the weekday AM peak hour and 63 two-way transit trips (33 inbound and 30 outbound) 
during the weekday PM peak hour. Auto passenger, pedestrian, and cycling trips are expected to account for 
the remaining non-auto driver trips. Overall, the site trips are expected to be supported by the multi-modal 
transportation network surrounding the subject site.  

 TRIP DISTRIBUTION AND ASSIGNMENT 

The trip distribution of site traffic was estimated using 2016 TTS data for the surrounding traffic analysis zones 
(TAZs 1, and 251-258). The trip distribution calculation was completed using the AM and PM peak hour data. 
Vehicle site trip assignment is based on the local road network, turn restrictions, logical routing, and type of 
access.  

Table 3-4 below summarizes the subject site vehicle trip distribution. The details of the TTS data are provided 
in Appendix B. 
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Table 3-4: Subject Site Trip Distribution 

Direction From/ To Expected Route 

Residential 

Weekday AM/PM  

In Out 

North 
Queen Street East 33% 32% 

Lee Avenue 11% 10% 

East 
Queen Street East 8% 7% 

Lee Avenue 7% 6% 

West Queen Street East 41% 45% 

Total 100% 100% 

The site-generated traffic volumes for the weekday AM and PM peak hours are shown in Figure 3-1 

Figure 3-1: Site-Generated Peak Hour Traffic Volumes  
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 FUTURE TOTAL TRAFFIC VOLUMES 

The future total traffic volumes during the AM and PM peak hours are illustrated in Figure 3-2. 

Figure 3-2: Future Total Peak Hour Traffic Volumes 

  



 

 

 P a g e  | 15  C A N A D A  |  I N D I A  |  A F R I C A  |  A S I A  |  M I D D L E  E A S T  

T r a f f i c  O p e r a t i o n s  A s s e s s m e n t  

P r o p o s e d  M i x e d - U s e  D e v e l o p m e n t  

C i t y  o f  T o r o n t o  

 INTERSECTION CAPACITY ANALYSIS RESULTS 

The intersection capacity analysis was undertaken using Synchro version 11.0, which is based on the Highway 
Capacity Manual 2000 methodology. The Synchro network was modelled in accordance with the City of 
Toronto’s Guidelines for the Preparation of Transportation Impact Studies (July 2013). Key movements of 
interest are defined as those with level-of-service (LOS) ‘E’ or worse or a volume-to-capacity (V/C) ratio greater 
than 0.85 for through and right-turn movements and a V/C greater than 0.90 for left-turn movements.  

As noted in Section 2.5, an intersection capacity analysis was undertaken for only the proposed site access 
following full build-out. This was completed to ensure the proposed site access could accommodate the 
projected site traffic volumes without resulting in significant traffic impacts to the adjacent intersection of 
Queen Street East and Lee Avenue.  

 UNSIGNALIZED INTERSECTION 

The results of the intersection capacity analysis for the unsignalized site access are provided in Table 4-1. 
Detailed capacity results are provided in Appendix C. 

Table 4-1: Site Access – Intersection Capacity Analysis 
AM Future Total Traffic 

Mvmt Vol V/C Delay (s) LOS 95th Queue 

EBLR 9 0.01 9 A 0 

NBLT 29 0.00 0 A 0 

SBTR 106 0.06 0 - 0 

PM Future Total Traffic 

Mvmt Vol V/C Delay (s) LOS 95th Queue 

EBLR 5 0.00 9 A 0 

NBLT 70 0.00 0 A 0 

SBTR 82 0.05 0 - 0 

Under future total AM and PM peak hour conditions, all movements at the site access are expected to operate 
within capacity with LOS ‘A’ and V/C ratios well below 1.00. None of the site access movements are expected 
to experience delays or queuing constraints. Therefore, the proposed development can be accommodated 
within the existing road network with negligible traffic impact. 
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 PARKING REVIEW 

This section reviews the applicable bicycle and vehicle parking standards for the subject site as outlined by 
the City of Toronto Zoning By-law 569-2013. 

 BICYCLE PARKING 

The City of Toronto Zoning By-law 569-2013 bicycle parking requirements were reviewed and applied to the 
proposed development, as summarized in Table 5-1. As per Section 230.5.10.1(3), bicycle parking is not 
required for the retail component of the proposed development as it has an interior floor area below 2,000m2. 

Table 5-1: Bicycle Parking Requirements  

Land Use Units 
Type of 
Space 

Parking Rate  
(Bicycle Zone 1) 

Required Bicycle 
Parking Spaces 

Proposed Supply 

Residential 60 
Short-Term 0.2 spaces/unit 12 12 

Long-Term 0.9 spaces/unit 54 56 

Total 66 68 

Under By-law 569-2013, as amended by By-law 839-2022, the proposed development is required to provide 
a minimum of 66 bicycle parking spaces, consisting of 12 short-term spaces and 54 long-term spaces. The 
proposed bicycle parking supply is 68 spaces, consisting of 12 short-term spaces and 56 long-term spaces. The 
proposed parking supply therefore satisfies the By-law requirement, with an excess of  2 long-term spaces to 
further promote cycling to and from the site.  

 VEHICLE PARKING 

In February 2022, City Council enacted Zoning By-law 89-2022, which amends By-law 569-2013 with respect 
to parking standards. By-law 89-2022 removes the majority of minimum parking requirements from By-law 
569-2013 and sets updated maximum parking standards applicable for new developments citywide.  

As per the By-law 89-2022 Parking Zone Overlay map, the subject site is located in Parking Zone B (PZB). The 
parking requirements and proposed supply are summarized in Table 5-2. 

Table 5-2: Vehicular Parking Requirements 

Land Use Units/GFA 
Minimum Maximum Proposed 

Supply Rate (PZB) Spaces Rate (PZB) Spaces 

1-Bedroom 40 Units 

N/A 0 

0.8 spaces/unit 32 

33 
2-Bedroom 14 Units 0.9 spaces/unit 12 

3-Bedroom 6 Units 1.1 spaces/unit 6 

Residential Sub-Total 50 

Visitor 60 Units 
2.0+0.05 

spaces/unit 
5 

1.0 spaces/unit for 
first 5 units, then 0.1 

spaces/unit 
10 

0 

Retail 1,140m2 N/A 0 4.0 spaces/100m2 45 

Total 5 - 105 33 
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Under By-law 569-2013, as amended by By-law 89-2022, a minimum of 5 visitor parking spaces are required 
for the proposed development. The proposed development is deficient by 5 visitor parking spaces as no visitor 
parking will be provided on-site. 

The proposed development’s underground parking will be accessible via car elevator only and will 
accommodate verified residents who will have access to the controlled system. Parking will not be provided 
for visitor and non-residential uses due to safety and security reasons. 

To accommodate the lack of visitor parking facilities on-site, a review of the public parking options within the 
vicinity of the site was conducted. The review indicated that there is nearby free public parking, limited 
to 1 hour between 8:00AM and 6:00PM, north of the site along Lee Avenue, which will accommodate visitors 
at most times, except for between 12:00AM and 7:00AM in which a parking permit is needed. Paid parking is 
also available on-street along Queen Street East and in a municipal parking lot at the southeast corner of the 
intersection of Peggy Delaney Way and Lee Avenue. The numerous nearby public parking options will 
accommodate the 5 visitor parking spaces required under By-law 569-2013, as amended by By-law 89-2022.  

5.2.1 Accessible Parking Requirements 

The accessible parking requirements and proposed supply under By-law 569-2013, as amended by By-law 89-
2022, are shown in Table 5-3. 

Table 5-3: Accessible Parking Requirements 

Land Use Unit Count/GFA 
Zoning By-law 569-2013 (Parking Zone B) 

Accessible Parking Rate  Effective Parking Spaces 

1-Bedroom 40 Units 0.8 spaces/unit 32 

2-Bedroom 14 Units 0.9 spaces/unit 12 

3-Bedroom 6 Units 1.1 spaces/unit 6 
Residential Sub-Total 50 

Visitor 60 Units 0.1 spaces/unit 6 

Retail 1,140m2 1.0 space/100m2 11 

Total 67 

Min. # Accessible Spaces 1 space per 25 effective spaces, or part thereof 3 

Proposed Accessible Parking Supply 2 

Under By-law 569-2013, as amended by By-law 89-2022, the proposed development is required to provide a 
minimum of 3 accessible parking spaces. The proposed parking supply will include 2 accessible parking spaces, 
which is deficient by 1 space.  

The proposed supply of 2 accessible parking spaces is appropriate given that the total number of vehicular 
parking spaces provided (33) is significantly less than the number of effective spaces (67). According to the 
previous Zoning By-law 569-2013 accessible parking rates, as amended by By-law 569-2017, the number of 
accessible parking spaces is determined based on the number of required parking spaces rather than the 
number of effective parking spaces, as shown in Section 200.15.15.4(3). Based on the previous Zoning By-law 
569-2013 rates, the proposed development exceeds the accessible parking requirement by one (1) accessible 
parking space, as shown in Table 5-4.  
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Table 5-4: Accessible Parking Requirements Using Previous ZBL 569-2013 Rates 

Land Use Units/GFA 
Zoning By-law 569-2013 Minimum Requirements Proposed 

Supply Rate (PZB) Parking Spaces 

1-Bedroom 40 Units 

n/a 0 

2 

2-Bedroom 14 Units 

3-Bedroom 6 Units 

Visitor 60 Units 
2.0+0.05 

spaces/unit 
5 

Retail 1,140m2 N/A 0 
Total 5 

Min. # of Accessible Spaces 
1 space if the number of required parking spaces 

is 5 to 24 

Total Required # of Accessible Spaces 1 
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 TRANSPORTATION DEMAND MANAGEMENT 

Transportation Demand Management (TDM) is a set of strategies that strive towards a more efficient 
transportation network by influencing travel behaviour. Effective TDM measures can reduce vehicle usage 
and encourage people to engage in more sustainable methods of travel. In addition to the active 
transportation and transit routes in the area, which are discussed in detail under Section 2, there are several 
opportunities to incorporate TDM measures that support alternative modes of transportation. The 
recommendations should enhance non-single occupant vehicle trips for the future residents of the proposed 
development. To reduce single occupancy vehicle (SOV) trips generated, a variety of multimodal infrastructure 
strategies and TDM measures have been detailed below. 

 PEDESTRIAN-BASED STRATEGIES 

SIDEWALK CONNECTIVITY TO QUEEN STREET EAST 

The proposed development’s main entrances are oriented towards the existing sidewalk on Queen Street 
East. The connectivity between the site and nearby public sidewalks will make it convenient, comfortable, and 
safe for pedestrians and transit users to access the building. 

MIXED LAND USES 

The provision of on-site residential and retail uses will help internalize site travel demand and provide several 
on-site destinations that encourage walking trips. The proposed development is located in a mixed-use area 
with nearby amenities, as indicated in Section 2. The site’s surrounding pedestrian infrastructure and 
proximity to grocery stores, pharmacies, eating establishments, parks, and a library will encourage walking 
trips in place of auto trips.  

Estimated Impact: It is estimated that the pedestrian-based strategies will result in a SOV reduction of 2-4% 
based on the site’s safe and convenient pedestrian network which encourages people to walk to and from the 
site in place of driving. 

 CYCLING-BASED STRATEGIES 

PROVISION OF BICYCLE PARKING SPACES 

The subject site will provide bicycle parking spaces to support and encourage active transportation. Short-
term bicycle parking spaces will be provided at-grade, along the driveway at the north side of the site which 
is accessible via Lee Avenue. Long-term bicycle parking spaces will be provided in a secure bicycle storage area 
at the P1 level. Additionally, the proposed supply exceeds the By-law requirements by 2 long-term spaces as 
indicated in Section 5.1. The provision of bicycle parking spaces will promote cycling to and from the site while 
also reducing the demand for single occupancy vehicles.  

CYCLING INFORMATION PACKAGES 

It is recommended that information packages be distributed to residents of the proposed development to 
help encourage active transportation and increase awareness of different travel alternatives. The packages 
should include information on the environmental and health benefits of cycling, rules of the road, as well as 
maps of the cycling infrastructure available in the surrounding area.  

BIKE SHARE MEMBERSHIP 

As mentioned in Section 2, a Bike Share docking station is located at 85 Lee Avenue, which is within 60 m or 
a one-minute walk of the subject site. It is recommended that an annual Bike Share membership be provided 
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to each unit upon occupancy. The provision of annual Bike Share memberships will encourage residents to 
use Bike Share services to and from the site instead of driving. 

ON-SITE BICYCLE REPAIR STATION  

A significant barrier for some people considering cycling as their day-to-day mode of travel is cycling repair 
and maintenance. As such, it is recommended that a bicycle repair station be provided on-site to alleviate the 
stress of cycling technical issues and promote cycling as a convenient travel option for residents. 

Estimated Impact: Given that the site is expected to have a vehicle trip generation of 10 trips during the AM 
peak hour and 12 trips during the PM peak hour, it is estimated that a SOV reduction of 16-20% will occur if 2 
people replaced their daily driving commute with cycling via the additional two long-term bicycle parking 
spaces on-site and/or the nearby Bike Share vehicles. 

 TRANSIT-BASED STRATEGIES 

CONNECTION TO TRANSIT NETWORK  

The subject site is located in an area well-serviced by the Toronto Transit Commission (TTC) network. There 
are a number of existing TTC surface transit routes within the study area, including the east-west streetcar 
Route 501 along Queen Street East and the north-south bus Route 64 along Wineva Avenue and Main Street. 
Further, subway service is available via Main Station, which is located within an 11-minute connecting bus 
ride, and Woodbine Station, which is located within a 14-minute connecting bus ride, from the subject site. 
The Danforth GO Train Station on the Lakeshore East GO train line is also within a 15-minute connecting bus 
ride. The availability of transit services will encourage future residents, visitors and employees of the site to 
use public transit. 

TRANSIT INFORMATION PACKAGES 

For residents to take complete advantage of the transit services surrounding the subject site, it is 
recommended that information packages be distributed to increase transit awareness and multi-modal 
transport. The information packages should contain public transit information such as route maps and 
timetables.  

DIGITAL DISPLAY FOR TRANSIT INFORMATION 

It is recommended for a digital display to be located in the lobby of the building with up-to-date information 
regarding transit schedules, adjacent transit stops, and service disruptions. The addition of digital displays 
showing transit information will help residents gain a better understanding of what transit routes are available 
and when departure times are so that they can easily plan their trip.  

Estimated Impact: Given that the site is expected to have a vehicle trip generation of 10 trips during the AM 
peak hour and 12 trips during the PM peak hour, it is estimated that a SOV reduction of 8-10% will occur if 1 
person replaced their daily driving commute with public transit usage instead. The site’s proximity to existing 
transit routes, transit information packages, and display of transit information will encourage transit usage to 
and from the site. 

 PARKING MANAGEMENT & TRAVEL-BASED STRATEGIES 

UNBUNDLED PARKING 

It is recommended that the proposed development lease parking spaces separately from the cost to rent/own 
a unit. This will encourage other sustainable modes of transportation and reduce auto-dependency by 
discouraging vehicle ownership as occupants recognize the costs of keeping a parking space. 
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Estimated Impact: It is estimated that the parking management and travel-based strategy will result in a SOV 
reduction of 2-4% since it discourages vehicle ownership and encourages alternative modes of transportation 
in place of SOV trips, including walking, cycling, transit, and rideshare trips.   

 TDM CHECKLIST 

The recommended TDM strategies have been summarized along with their impacts in Table 6-1 

Table 6-1: TDM Impacts and SOV Reduction 

Item Impact Unit Costs Total Costs 
SOV  

Reduction  

Pedestrian-Based Strategies 

Sidewalk 
Connectivity to 
Queen Street East 

+ Sidewalk connectivity will provide convenient 
linkages for pedestrians and transit users to 
access the building. 

N/A 

2-4% 

Mixed Land Uses 
+ Amenities located on-site and in nearby off-
site locations will encourage walking trips. 

N/A 

Cycling-Based Strategies 

Provision of Bicycle 
Parking Spaces 

+ Convenient short-term and secure long-term 
bicycle parking will encourage cycling as a mode 
of transportation. 

Included in Site Plan 

16-20% 

Cycling Information 
Packages 

+ Improves knowledge of cycling routes and 
encourages cycling usage. 

TBD 

Provision of Bike 
Share 
Memberships 

+ Provision of annual Bike Share memberships 
will encourage residents to use Bike Share 
services to and from the site instead of driving. 

$105/year for 
Annual 30 

$6,300  
(60 Units) 

On-Site Bicycle 
Repair Station 

+ Provides on-site cycling repair and 
maintenance tools for residents. 
+ Alleviates the stress of technical issues and 
promotes cycling as a convenient travel option. 

$1000-$2,500 
$1000-$2,500 

(1 repair 
station) 

Transit-Based Strategies 

Connection to 
Transit Network 

+ Site’s proximity to nearby transit routes will 
encourage transit usage. 

N/A 

8-10% 

Transit Information 
Packages 

+ Improves knowledge of transit routes and 
encourages transit usage. 

TBD 

Digital Display for 
Transit 
Information 

+ Help residents gain a better understanding of 
what transit routes are available and when 
departure times are so that they can easily plan 
their trip. 

TBD 

Parking Management & Travel-Based Strategies 

Unbundled 
Parking 

+ Encourages sustainable modes of 
transportation and reduces auto-dependency 
by discouraging vehicle ownership, as occupants 
recognize the costs of keeping a parking space. 

Included in Site Plan 2-4% 

Total 28-38% 

The TDM measures outlined above are expected to cumulatively achieve a 36-48% reduction in the number 
of SOV trips generated by the proposed development, satisfying the Toronto Green Standards (TGS) V4 
criteria.  
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 TORONTO GREEN STANDARDS REVIEW 

The subject site is required to meet the Tier 1 Performance Measures listed under the Toronto Green 
Standards Version 4 (TGS V4) for Mid to High-Rise Residential & Non-Residential developments. 

 LOW EMISSIONS TRANSPORTATION 

7.1.1 Single-Occupant Vehicle Trips 

Section AQ 1.1 of TGS V4 requires developments to reduce single occupancy auto vehicle trips generated by 
the proposed development by 25% through a variety of multimodal infrastructure strategies and 
Transportation Demand Management (TDM) measures. The proposed TDM Plan satisfies the TGS requirement 
of a 25% SOV reduction, as shown in Section 7. 

7.1.2 Electrical Vehicle Infrastructure 

Section AQ 1.2 of TGS V4 requires developments to provide parking spaces equipped with an energized outlet 
in accordance with Zoning By-law 89-2022. The By-law specifies that all residential parking spaces must 
include an energized outlet. All residential parking spaces will be equipped with an energized outlet, satisfying 
this requirement.  

 CYCLING INFRASTRUCTURE 

7.2.1 Bicycle Parking Rates 

Section AQ 2.1 of TGS V4 requires developments to provide bicycle parking spaces in accordance with Zoning 
By-law 569-2013. As discussed in Section 5.1, the proposed bicycle parking supply satisfies and exceeds the 
By-law requirements by 2 long-term parking spaces. 

7.2.2 Long-Term Bicycle Parking Location 

Section AQ 2.2 of TGS V4 requires developments to provide long-term bicycle parking in a secure controlled-
access bicycle parking facility or purpose-built bicycle locker on the first or second storey of the building or on 
levels below ground commencing with the first level below ground. The proposed development locates all 
long-term bicycle parking spaces in a secure bicycle storage area at the P1 level, satisfying this requirement.  

7.2.3 Short-Term Bicycle Parking Location 

Section AQ 2.3 of the TGS V4 requires developments to provide short-term bicycle parking in a highly visible 
and publicly accessible location at-grade or on the first parking level of the building below grade. The proposed 
development locates all short-term bicycle parking in an accessible location at-grade, satisfying this 
requirement. 

7.2.4 Electric Bicycle Infrastructure 

Section AQ 2.4 of the TGS V4 requires developments to provide bicycle parking spaces equipped with an 
energized outlet for at least 15% of the required residential long-term bicycle parking spaces. 15% of the long-
term bicycle parking spaces will be equipped with an energized outlet, satisfying this requirement.  
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 PEDESTRIAN INFRASTRUCTURE 

7.3.1 Connectivity 

Section AQ 3.1 of the TGS V4 requires developments to provide safe, direct, and universally accessible 
pedestrian routes that connect the buildings on-site to the off-site pedestrian network and priority 
destinations. The proposed development meets this requirement as the principal entrances connect to the 
existing sidewalk network along Queen Street East. 

7.3.2 Sidewalk Space 

Section AQ 3.2 requires developments to provide a context-sensitive pedestrian clearway that is a minimum 
of 2.1 m wide to accommodate pedestrian flow safely and comfortably. The existing pedestrian clearway along 
Queen Street East meets this requirement.  

7.3.3 Weather Protection 

Section AQ 3.3 of the TGS V4 requires developments to provide covered outdoor waiting areas for pedestrian 
comfort and protection from inclement weather. The proposed development has covered waiting areas by 
the entrances, satisfying this requirement.  

7.3.4 Pedestrian Lighting 

Section AQ 3.4 of the TGS V4 requires developments to provide pedestrian scale lighting that is evenly spaced, 
continuous, and directed onto sidewalks, pathways, entrances, outdoor waiting areas, and public spaces. The 
proposed development will satisfy this requirement through the existing streetlights located along Queen 
Street East and Lee Avenue. 
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 LOADING & FUNCTIONAL DESIGN REVIEW 

The loading requirements for the subject site were reviewed based on City of Toronto By-law 569-2013. The 
minimum loading requirements are noted below in Table 8-1. 

Table 8-1: Loading Requirements 

Land Use 
City of Toronto ZBL 569-2013 

Units/GFA A B C G 

Residential 31-399 Units - - - 1 

Retail 500 m2 -1,999 m2 - 1 - - 

Total 0 1 0 1 

Proposed Loading Supply 0 1 1 0 

Under By-law 569-2013, the proposed development is required to provide a minimum of one (1) Type B and 
one (1) Type G loading space. The proposed loading supply will include one (1) Type B and one (1) Type C 
loading space. 

Internal loading activities will include deliveries, moving and commercial garbage while residential garbage 
will be picked up on Lee Avenue. 

The site plan provides safety recommendations for internal loading within the subject site, such as post 
mounted light warning systems, convex mirrors, and minimum sidewalk widths of 2.1 metres. The internal 
loading supply will serve two-way vehicle movements within the site. As such, the subject site provides safe 
vehicle and pedestrian movement with adequate loading facilities for future uses.  

A functional design review demonstrating vehicular and loading functionality is provided in Appendix D. 
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 CONCLUSIONS 

► The proposed mixed-use development will replace the existing two-storey building with retail stores 
at-grade, including restaurants and a grocery store, and a yoga studio on the 2nd storey, with a mixed-
use building containing 60 residential units and 1,140 m2 of commercial GFA. A total of 33 parking 
spaces are proposed within one level of underground parking, with an unsignalized full-movement 
vehicle access provided off Lee Avenue. 

► The site is located in an area well-serviced by transit, cycling facilities, and pedestrian infrastructure. 
There are a number of existing TTC surface transit routes within the study area, including the east-
west streetcar Route 501 along Queen Street East and the north-south bus Route 64 along Wineva 
Avenue and Main Street. The site is located nearby on-street shared cycling connections along Lee 
Avenue with connections to major multi-use trails, cycle tracks along Woodbine Avenue, and bike 
lanes along Dundas Street East. A City of Toronto Bike Share docking station is also located within 60 
m of the site. There are sidewalks along both sides of Queen Street East, Lee Avenue and Wheeler 
Avenue, and amenities such as grocery stores, pharmacies, eating establishments, parks and a library 
within walking distance of the site. 

► The proposed development is predicted to generate 10 two-way auto trips (2 inbound and 8 
outbound) during the weekday AM peak hour and 12 two-way auto trips (7 inbound and 5 outbound) 
during the weekday PM peak hour.  

► The proposed retail use is predicted to generate 45 two-way person trips (27 inbound and 18 
outbound) during the weekday AM peak hour and 146 two-way person trips (74 inbound and 72 
outbound) during the weekday PM peak hour. Compared to existing conditions, the proposed 
development’s retail use has an increase of 27 and 88 person trips in the AM and PM peak hours, 
respectively. 

► The proposed development is predicted to generate a net total of 28 two-way transit trips (12 inbound 
and 16 outbound) during the weekday AM peak hour and 63 two-way transit trips (33 inbound and 
30 outbound) during the weekday PM peak hour. Auto passenger, pedestrian, and cycling trips are 
expected to account for the remaining non-auto driver trips.  

► An intersection capacity analysis was undertaken for the proposed site access following full build-out 
to ensure the proposed site access can accommodate the projected site traffic volumes without 
resulting in significant traffic impacts to the adjacent intersections. All movements at the site access 
are expected to operate within capacity with a LOS of ‘A’ and V/C ratios below 1.00. None of the site 
access movements are expected to experience delays or queuing constraints. Therefore, the proposed 
development can be accommodated within the existing road network with negligible traffic impact. 

► Under By-law 569-2013, as amended by By-law 839-2022, the proposed development is required to 
provide a minimum of 66 bicycle parking spaces, consisting of 12 short-term spaces and 54 long-term 
spaces. The proposed supply meets the short-term requirements and exceeds the long-term 
requirements by 2 spaces. 

► Under By-law 569-2013, as amended by By-law 89-2022, a minimum of 5 visitor parking spaces are 
required for the proposed development. The proposed development is deficient by 5 visitor parking 
spaces as no visitor parking will be provided on-site. Parking will not be provided for visitors and non-
residential uses due to safety and security reasons as the proposed development’s underground 
parking will be accessible via car elevator only. However, there are many on-street and off-street 
parking locations near the subject site to accommodate the visitor parking demand. 
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► Under By-law 569-2013, as amended by By-law 89-2022, the proposed development is required to 
provide a minimum of 3 accessible parking spaces. The proposed parking supply will include 2 
accessible parking spaces, which is deficient by 1 space. An accessible parking justification has been 
provided to indicate how the accessible parking provision is acceptable for the site. 

► The proposed development meets all the Tier 1 Performance Measures in the Toronto Green 
Standards Version 4 (TGS V4) where applicable. 

► Several Transportation Demand Management measures have been proposed to reduce automobile 
usage and encourage people to engage in more sustainable transportation modes. Initiatives in the 
TDM plan include pedestrian, cycling, transit, and parking management & travel-based strategies. 

► Under By-law 569-2013, the proposed development is required to provide a minimum of one (1) Type 
B and one (1) Type G loading space. The proposed loading supply will include one (1) Type B and one 
(1) Type C loading space. Although a Type G space will not be provided, the Type B loading space will 
maintain the required 6.1 m vertical clearance to accommodate waste collection on-site.
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