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Executive Summary
The Bloor-Dundas ‘Avenue’ Study was prepared by Brook
McIlroy Planning + Urban Design/Pace Architects (BMI/
Pace) in association with Poulos + Chung Limited, for
the City of Toronto as part of the Avenue Studies policy
identified in the City’s Oﬃcial Plan.
Over the next two decades, Toronto is expected to see
significant growth. To ensure stable neighbourhoods
are not subject to inappropriate growth, the City has
identified the Avenues in the Oﬃcial Plan as one of
four places to accommodate the growth - Downtown,
Centres, Avenues and Employment Districts. Bloor Street
West and Dundas Street West are identified as Avenues.
In 2008, the Bloor-Dundas ‘Avenue’ Study was selected
by Council as one of two Avenues to be studied.
The Bloor-Dundas ‘Avenue’ Study addresses the area of
Bloor Street West between the CN tracks to Keele Street
and Dundas Street West between Boustead Avenue and
Glenlake Avenue. The Study will provide a long-term plan
for the area that integrates a community vision. It should
also create an updated and defensible policy framework
for assessing future development applications.
The Avenue Study process included public meetings,
Local Advisory Committee (LAC) meetings, a halfday Design Workshop, a walking tour with the LAC
as well as consultation with other area stakeholders
and representatives. Many of the recommendations
contained in this document stem from the consultation
process, although not all of the recommendations in this
report represent full public consensus.
The following provides a brief summary of the key
Study findings, recommendations and associated
implementation strategies. For additional analysis and
background information please refer to the appropriate
Sections:
Section 1: Introduction and Context
Section 2: Planning Framework
Section 3: Study Area Analysis
Section 4: Consultation Process
Section 5: Community Framework
Section 6: Design Guidelines
Section 7: Implementation Recommendations
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Study Findings
While the Study Area has not seen significant
development activity for many years, two development
applications have been submitted for properties fronting
on Bloor Street West in the last two years. Further
development interest in the area is likely given the
number of underdeveloped sites, increased demand
for city living, existing neighbourhood amenities and
services, excellent public transit and proximity to the
downtown.
Building on the Bloor Street Visioning Initiative
(undertaken in early 2008) and its seven guiding
principles, this Study provides a community framework
and urban design guidelines to direct redevelopment
that strengthens the existing context and contributes to a
vibrant, mixed-use community.

Community Framework
The Study’s framework consists of built form
recommendations, opportunity sites analysis, transit
and street improvements, open and green space
improvements, community facilities and services
recommendations, and sustainability opportunities. The
majority of the recommendations and improvements
fall under the following categories: enhancing the
pedestrian and cyclist experience including short-term
and long-term options for the Bloor Street West right-ofway, encouraging high-quality built form, increasing the
number of meaningful public open spaces and promoting
a mix of compatible uses. The framework supports Bloor
Street West as a retail-oriented street and recommends
that existing at-grade retail commercial uses be
maintained in new developments. New development
on Dundas Street West, south of Bloor Street West,
should also include retail commercial uses at-grade to
complement the existing uses on Roncesvalles Avenue.
North of Bloor Street West, development on Dundas
Street West could include retail or oﬃce uses.

Urban Design Guidelines
The Study’s Urban Design Guidelines provide
recommendations for both the public and private
realms. Public realm guidelines address boulevard
treatments, parks and open space, public art, signage
and accessibility. Private realm guidelines address
building orientation, built form, façade articulation and
sustainability, all focused on encouraging high-quality
and context-appropriate development. Implementing
these design guidelines will help to improve the
appearance and functionality of Bloor Street West and
Dundas Street West for local residents, visitors, business
owners and patrons.

•

•

•

•

Implementation Recommendations
The City should consider the following implementation
strategies to move forward with the recommendations of
this Study:
•

•

•

•

•

•
•

•

•

Increase the maximum allowable height to sixstoreys (20 metres) for properties fronting Bloor
Street West and Dundas Street West in the Study
Area (Section 5.2.1).
Implement a minimum building height of threestoreys (10.5 metres) on Bloor Street West and
Dundas Street West (Section 5.2.1).
Require commercial retail uses on the ground floor
of buildings on Bloor Street West and Dundas Street
West, south of Bloor Street West. The ground floor
use of buildings on Dundas Street West, north
of Bloor Street West, should be retail/oﬃce use
(Section 5.2.5).
Require a minimum ground floor height of 4.5
metres for buildings on Bloor Street West and
Dundas Street West (Section 5.2.5)
Require buildings to be built to the front property
line (or setback line where sidewalk widening is
necessary) along Bloor Street West and Dundas
Street West (Section 5.2.8).
Implement buildings step-backs and setbacks
(Sections 5.2.2 - 5.2.4, 5.2.6, 5.2.8).
Incorporate the principles for development
identified for Opportunity Site 8 into a site and
area specific policy in the Oﬃcial Plan to guide the
future redevelopment of these lands through a
comprehensive planning process (Section 5.3.4).
Increase allowable heights for Opportunity Sites 1, 2,
3, and 4 (Section 5.3.3) subject to built form criteria
(Section 5.2).
Require a minimum 4.8 metre sidewalk for Bloor
Street West and Dundas Street West (to be achieved
though new building setbacks from the property line
or boulevard widening) (Section 5.2.8).

•

•

•

•

•

Improve pedestrian access to the Dundas West
subway station through widening of sidewalks and
intersection crosswalks, and improved signage for
both the Dundas West and Keele subway stations
(Section 5.4.1)
Request the Toronto Transit Commission to
investigate the feasibility of an additional entrance/
exit to the Dundas West Station on the east side of
Dundas Street West (Section 5.4.1)
Provide the preferred short-term and long-term
options for the Bloor Street West R.O.W. to the
Transportation Services Division for consideration as
part of its work program. (Section 5.4.2)
Provide the recommended pedestrian improvements
for the Dundas –Rconcevalles intersection to
Transportation Services for incorporation into the
on-going work on the Roncesvalles streetscape
renewal (Section 5.4.3)
Investigate the possibility for greater public
recreational use of the playing field at Bishop
Marrocco High School (Section 5.5.2)
Provide the pedestrian crossing recommendation
on Bloor Street West towards Dorval Road to
Transportation Services for analysis (Section 5.4.4)
Consult with the Church of the Redeemer about
providing publicly-accessible green space at the
southwest corner of Bloor Street West and Indian
Road (Section 5.5.2)
Secure space in new developments for non-profit
daycare facilities, multi -purpose / recreation
facilities and additional public parkland (Section 5.6)
Adopt the Urban Design Guidelines contained in this
Study (Section 6.0).

Ongoing Monitoring and Evaluation
The transformation of Bloor-Dundas to a more vibrant,
pedestrian-friendly Avenue will be gradual as sites are
redeveloped and new investment occurs in the public
realm. This Study’s ability to direct future growth in
the area will depend on a number of factors, including
the eﬀectiveness of the above-noted implementation
strategies. To assist with implementation over the
longer term, there should be a monitoring process to
review the success of each new development project
upon its completion. This review should inform the
implementation of the next project to ensure that new
buildings are contributing to responsible intensification
that strengthens the Bloor-Dundas area.
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Aerial photograph of the Study Area boundary and neighbouring communities
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1
INTRODUCTION
& CONTEXT

1.1 Study Purpose
Brook McIlroy Planning + Urban Design/
Pace Architects (BMI/Pace) was retained
in the Spring of 2008 to prepare an
Avenue Study for the area of Bloor
Street West between Keele Street and
the CN Rail tracks and Dundas Street
West between Boustead Avenue and
Glenlake Avenue.

The purpose of an Avenue Study is to anticipate the
future growth of an Avenue and to create an updated
and defensible planning framework including a zoning
by-law and design guidelines, for assessing future
development applications.
The Bloor-Dundas ‘Avenue’ Study is the result of the
collaborative eﬀort of the consultants, BMI/Pace in
association with Poulos & Chung Limited, and the City’s
City Planning Division in consultation with members of
the local community and the Councillor’s oﬃce for Ward
14, Parkdale-High Park.
Today, the Study Area has a mix of residential, retail,
commercial and institutional uses. Within the last few
years, there has been increased development interest
in the area of Bloor Street West and Dundas Street
West. This development interest resulted in two Avenue
Segment Studies, and was the catalyst for Council’s
decision in March 2008 requesting staﬀ to conduct a full
Avenue Study for the area.

BMI/Pace in association with Poulos + Chung Ltd.
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Avenues
Centres
Employment Districts
Study Area
Map 2 - Urban Structure from the City of Toronto Oﬃcial Plan

Downtown & Central Waterfront
Green Space System

1.2 What is an Avenue?
The Oﬃcial Plan recognizes that Toronto will continue
to grow in both population and employment. The
Plan indicates that the character of established lowrise neighbourhoods is to be protected, and the
majority of the population growth is to be directed to
the Downtown, the four Centres and the Avenues on
appropriately designated lands. Since Council adopted
the Plan in 2002, a large proportion of new residential
development in Toronto has gone into these ‘growth’
areas.
There are approximately 162 kilometres of Avenues
identified in the City of Toronto’s Oﬃcial Plan (see map
above). Each Avenue is diﬀerent in terms of lot sizes and
configuration, economic health, uses and the quality of
the streetscape. There is no ‘one size fits all’ approach
for the Avenues. Instead, over time, each Avenue will be
studied together by staﬀ, local residents and the business
community to generate a framework for change. An
Avenue Study is meant to develop recommendations for
the area while addressing the larger goals of the Oﬃcial
Plan.
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Avenues are identified in the Oﬃcial
Plan as “important corridors along
major streets where re-urbanization is
anticipated and encouraged to create
new housing and job opportunities while
improving the pedestrian environment,
the look of the street, shopping
opportunities and transit service for
community residents”.

1.3 Work Program
The Bloor-Dundas ‘Avenue’ Study process began in the
Spring of 2008 and was divided into three phases:

Phase

Phase

1

2

Research & Consultation
An inventory of the Bloor-Dundas ‘Avenue’ Study area
included site photos, land use patterns, lot sizes, building
forms, transportation infrastructure, cultural and heritage
aspects, existing planning policies, and a review of the
Bloor Street Visioning Initiative and local development
activities. A kick-oﬀ Public Meeting was held on July 8,
2008 to introduce the Study to the community. The first
two Local Advisory Committee (LAC) meetings, on June
26 and September 3, 2008, were held during this phase.

Principles, Ideas &
Consultation
The Phase 1 analysis was used to prepare guidelines for
the Study. Computer generated models, section diagrams
and precedent images were developed to demonstrate
urban design options for review by the public, LAC and
stakeholders.
A Design Workshop on September 20, 2008, was
organized around the issues and opportunities
identified in Phase 1 and facilitated by BMI/Pace with
the assistance of City staﬀ. The intent of the Design
Workshop was to build on the outcome of the Bloor
Street Visioning Initiative and discuss the ideas presented
by the consultant team. Throughout this Phase, the team
continued to meet with other stakeholders to refine the
principles and develop recommendations.
A third LAC meeting was held on November 5, 2008
followed by a public meeting on November 18, 2008.

Phase

3

Synthesis & Final Report
The final open house was held on January 26,
2009 followed by the fourth and final LAC meeting
on March 18, 2009. This report is a synthesis of
community feedback balanced with the consultants
recommendations for the integrated, balanced and
feasible development of the Avenue.

BMI/Pace in association with Poulos + Chung Ltd.
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LAC members on a walking tour of the Study Area (September 3, 2008)

LAC Membership included representatives from:
Area residents
Bishop Marrocco Secondary School
Bloor By the Park B.I.A.
Councillor Gord Perks, Ward 14, Parkdale-High Park
Friends of Dundas and Bloor
High Park Community Advisory Council

High Park Residents Association
Lithuanian Lutheran Church
Loblaws Properties
Loyola Arrupe
Roncesvalles Macdonell Residents Association
Roncesvalles Village B.I.A.

1.4 Project Team

1.5 Local Advisory Committee

The Bloor-Dundas ‘Avenue’ Study is a joint eﬀort by the
City Planning Division and the consultant team.

The Local Advisory Committee (LAC) is comprised of
local area residents, business owners and property
owners. A total of four LAC meetings were held over
the course of the Study. In addition, LAC members
were encouraged to attend all Open Houses.

The City Team includes:
• Councillor Gord Perks, Ward 14 Parkdale-High Park
• Policy and Research
• Community Planning
• Urban Design
• Transportation Planning
• Transportation Services
• Parks and Recreation
The Consultant Team includes:
• Brook McIlroy Planning + Urban Design / Pace
Architects (Project Management, Planning,
Landscape Architecture and Urban Design)
• Poulos & Chung Limited (Traﬃc and
Transportation)
Other Agencies:
• TTC
• GO Transit
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South Junction Triangle Residents Association
The Crossways Complex
Vilnius Manor
WestBend Community Association
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The role of the LAC was to:
• Represent the interests of the larger
community;
• Help identify key issues;
• Strategize consultation opportunities;
• Provide input to the consultant team and
City Planning staﬀ.
• Provide on-going feedback on the
recommendations and opportunities
presented; and,
• Participate in discussions with the consultant
and attend the public sessions throughout
the Study process.
While many of the recommendations contained
within this document represent recommendations
either stemming from LAC discussions or endorsed by
the LAC, some recommendations do not represent full
LAC consensus.

The Loblaws/Zeller’s property is the largest underutilized parcel in the Study Area

1.6 Consultation Process

1.7 Document Structure

The Study process included one public design workshop,
three public meetings and four LAC meetings. The goal of
the public engagement component of the Study was to
create a practical and realistic community-based vision
for the Bloor-Dundas area.

This report contains the following sections:

The objectives of the public engagement process were to:
•
•
•

•

Engage the community and stakeholders in an
creative and productive manner;
Define the community’s character, issues and
opportunities;
Address specific issues such as building heights,
right-of-way design, streetscape and public
spaces;
Provide a framework for communicating the
on-going Study results to the community and a
range of opportunities for feedback.

Summary of public engagement events:
•
•
•
•
•
•
•
•

LAC Meeting # 1, June 26, 2008
Public Kick-oﬀ Meeting, July 8, 2008
LAC Meeting # 2, September 3, 2008
Design Charrette, September 20, 2008
LAC Meeting # 3, November 5, 2008
Community Meeting, November 18, 2008
Community Meeting, January 26, 2009
LAC Meeting # 4, March 18, 2009

Section 1: Introduction and Context, outlines the
Study context and objectives, the Study process,
the Study team and LAC and summarizes the public
engagement process.
Section 2: Planning Framework, includes the planning
framework and other relevant studies.
Section 3: Study Area Analysis, outlines the Study
Area’s existing conditions, features unique to BloorDundas, predominant land uses and organization,
built form, vehicular movement, pedestrian, transit
and retail/commercial uses.
Section 4: Consultation Process, outlines the public
meetings and LAC meetings and their outcomes held
during the Study process.
Section 5: Community Framework, outlines
recommendations for the area and specific
Opportunity Sites
Section 6: Design Guidelines, provides
recommendations for the public realm, built form,
vehicular movement, streetscape and landscaping
and sustainable development.
Section 7: Implementation, includes
recommendations on the implementation tools that
could be used to guide redevelopment.

BMI/Pace in association with Poulos + Chung Ltd.
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2
PLANNING
FRAMEWORK
2.1 Policy Framework
2.1.1 Provincial Policy Statement

2.1.2 Provincial Growth Plan

The Provincial Policy Statement (PPS) 2005 is issued
under the authority of Section 3 of the Planning Act.
It provides direction on matters of provincial interest
related to land use planning and development, and
promotes the provincial “policy-led” planning system. As
stated by the Province:

The Places to Grow Act, 2005 requires policies and
decisions regarding land use to conform with the Growth
Plan for the Greater Golden Horseshoe.

The Provincial Policy Statement recognizes the
complex inter-relationships among economic,
environmental and social factors in planning and
embodies good planning principles. It includes
enhanced policies on key issues that aﬀect our
communities, such as: the eﬃcient use and
management of land and infrastructure; protection
of the environment and resources; and ensuring
appropriate opportunities for employment and
residential development, including support for a
mix of uses.
The PPS provides clear policy direction for land use
planning across Ontario. It promotes strong communities,
a clean and healthy environment and a strong economy.
The PPS does not provide specific direction on growth
management issues aﬀecting the Greater Toronto Area
or the Greater Golden Horseshoe (GGH). These broader
issues are addressed through the Places to Grow Act
and the Growth Plan for the GGH. In addition, the City of
Toronto’s new Oﬃcial Plan supports and complements
the policies contained in the PPS.

The Growth Plan provides a framework for managing
growth including:
•
•
•
•
•
•
•

Where and how to grow (intensification);
Coordinate regional planning and infrastructure
investment;
Encourage mixed-use and sustainable development;
Promote public transit use;
Prioritize roads for goods transportation;
Ensure a suﬃcient supply of land for industry; and
Protect and conserve rural land and natural
resources.

To achieve these goals, the Plan focuses growth in
Urban Growth Centres, Major Transit Station Areas,
Intensification Corridors, Employment Areas and
Designated Greenfield Areas. It requires municipalities to
define these areas and incorporate them in Oﬃcial Plans.
The Toronto Oﬃcial Plan identifies Avenues where
contextually appropriate, transit-supportive reurbanization
is intended. The Oﬃcial Plan’s Avenues policies are
consistent with the Growth Plan’s Intensification Corridors
policies. Likewise, the Oﬃcial Plan’s higher order transit
stations (e.g. subway stations) are consistent with the
Growth Plan’s Major Transit Station Areas.
Within the Bloor-Dundas ‘Avenue’ Study area, Bloor
Street West and Dundas Street West are Intensification
Corridors and the TTC’s Keele Station and Dundas West
Station are Major Transit Station Areas with the potential
to provide higher density mixed-use development in
keeping with the area’s planned context.

BMI/Pace in association with Poulos + Chung Ltd.
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2.1.3 Regional Transportation Plan

2.1.4 Toronto Official Plan

In 2008, Metrolinx, the provincial government’s regional
transportation planning agency for the Greater Toronto
and Hamilton Area, developed a regional transportation
plan called The Big Move. The plan complements
the Growth Plan for the Greater Golden Horseshoe
developed under the Places to Grow Act in 2005.

The Oﬃcial Plan is both visionary and strategic. It departs
from the traditional land use approach, focusing on
opportunities for renewal and reinvestment, and finding
new ways to direct and manage the physical, social, and
economic development of the City.

The Big Move establishes the vision for the regional
transportation system in 2031. The plan identifies
over 1,200 kilometres of new regional rapid transit
routes intended to form the framework of an eﬃcient
and sustainable transportation system for the region,
in addition to new cycling infrastructure and strategic
highway expansions.
Similar to the Toronto Oﬃcial Plan, the plan makes
linkages between transportation and land use planning,
to ensure both are mutually supportive. Selected major
transit station areas with the potential for high levels of
development and trip generation are identified in the
plan as mobility hubs of two general types. Gateway
hubs are major transit station areas that have two or
more regional transit routes intersecting. Anchor hubs
are major transit station areas within an urban growth
centre that have strategic importance as locations of
major destinations (e.g. universities, hospitals, shopping
centres, etc.). Mobility hubs in general have a targeted
population and employment density of at least 10,000
people and jobs within an 800-metre radius of the transit
station.
Within the Bloor-Dundas ‘Avenue’ Study area, Dundas
West Station is designated in The Big Move as a gateway
hub, representing a confluence of five planned and
existing regional rapid transit lines with a density target
of 25,000 to 50,000 people and jobs within 800 metres
of the station, in keeping with the directives of the
province’s regional plan to concentrate development
growth “around major transit stations [to allow] more
people to live near transit services, and make more
destinations accessible by transit” (p. 46). The regional
transportation plan envisions the realization of mobility
hub objectives through the application of policies (such
as those in the Toronto Oﬃcial Plan and arising from this
Avenue Study) and the development of master plans for
each mobility hub.
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The purpose of the City’s Oﬃcial Plan is to direct physical
growth by:
•

•
•

Identifying areas where the City wishes to see that
growth occur (Downtown, Centres and Avenues, and
Employment Districts);
Focusing civic resources to ignite that change; and,
Creating a new regulatory framework (i.e. Zoning Bylaw and design guidelines) that allows development
to proceed in a timely manner with a degree of
design flexibility while continuing to provide the
broader community with a level of certainty about
the character and form of development.

Approximately 75% of the City, which includes stable
neighbourhoods, apartment neighbourhoods, parks
and open spaces, and utility corridors, is not intended to
accommodate significant new growth. The remaining 25%
of the City is where the majority of growth will occur. The
Oﬃcial Plan directs that most future growth will occur in the
Downtown, Centres, Employment Districts, and along the
Avenues.
Avenues are selected corridors along major transit routes
where transit-supportive reurbanization is intended
to create new jobs and housing while improving local
streetscapes, infrastructure and amenities. Avenues are
intended to gradually accommodate significant amounts of
development as Toronto continues to grow.
Bloor Street West and Dundas Street West in the Study
Area are identified as Avenues. In addition, the lands
fronting along Bloor Street West and Dundas Street West
are designated as Mixed Use Areas on Map 18, Land
Use Plan, in the Oﬃcial Plan. This land use designation
permits a range of residential, commercial, employment
and institutional uses. The policies provide criteria that
direct the form and quality of development in this land use
designation including a transition between areas of diﬀerent
development intensity and scale.
The Mixed Use Areas designation generally serves to
implement the Oﬃcial Plan’s strategy for managing growth
in many areas throughout Toronto, including the Downtown
and Central Waterfront, the Centres (e.g. North York Centre,
Yonge-Eglinton Centre) and certain lands along the Avenues.
It is important to note that not all Mixed Use Areas will
experience the same scale or intensity of development.
Generally, areas within the Downtown will have the tallest
buildings or greatest intensity, and development heights
and densities in Centres will be dictated by their respective
Secondary Plans. Most Avenues will develop at a lower scale
than both the Downtown and Centres.
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2.1.5 Existing Zoning
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There are some properties in the Study Areas that are
zoned for uses other than mixed-use, including Industrial
and Residential. The TTC property between Keele Street
and Indian Road is zoned as Transit (T) (see map above).

gu

The MCR zoning allows for mixed-use development
including buildings with a mix of residential, retail and
commercial. The zoning includes requirements for
heights, building step-backs, and angular planes, which
define a zoning envelope (see diagram at right).

building height
an

Most properties fronting onto Bloor Street West and
Dundas Street West are zoned “Mixed-Use Districts”
(MCR) currently allowing for buildings between 2.5
and 3.0 Floor Space Index (FSI) under By-law 438-86, as
amended, of the former City of Toronto.

45
9
90

45
MCR lot with or
without a public or
private lane
90

B

90

90

7.5m setback line

average elevation of ground

A = 13 metres (when building height is less than 18 metres)
A = 16 metres (when building height is 18 metres or greater)
B = 10 metres

MCR Zoning envelope
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Map of allowable building heights

2.1.6 Allowable Building Height
The existing allowable building heights for the Study Area
range from nine metres (2 - 3 storeys) to a maximum
height of 30 metres (9 - 10 storeys). Refer to above map
for allowable building heights.
The allowable building heights along Bloor Street West
are:
•
•

•

10

10 to 14 metres between Keele Street and
Indian Road;
16 metres between Indian Road and Dundas
Street West, with the exception of the
southwest corner of Dundas Street West and
Bloor Street West, which is 13 metres; and,
9 metres on the south side and 30 metres on
the north side of Bloor Street West, east of
Dundas Street West.

Bloor-Dundas ‘Avenue’ Study

The allowable building heights along Dundas Street West
include:
•

•

•

14 metres on the west side of Dundas Street
West between Glenlake Avenue and Dundas
West subway station;
14 to 23 metres on the east side of Dundas
Street West between Glenlake Avenue and the
Crossways Mall; and,
13 metres south of Bloor Street West, with
the exception of the Bishop Marrocco Catholic
Secondary School and Loblaws/Zeller’s site
which are 9 metres.

The Crossways complex, circa 1974, at the northeast
corner of the Bloor and Dundas intersection, is 29-storeys
(approximately 81 metres) and significantly departs from
the established built form.

2.2 Recent City-led Area Planning Work

2.2.1 Bloor Street Visioning Initiative
Prior to commencing the Bloor-Dundas ‘Avenue’ Study,
City Planning staﬀ launched the Bloor Street Visioning
Initiative in January 2008 to engage community
stakeholders in a discussion on how the area should grow
over time. This initiative was based on the following key
objectives:
•
•

•

•

Provide a planning policy overview to facilitate
discussion;
Engage the community to seek insight into the
context of the area and the preferred vision of the
street;
Identify community-developed area-specific guiding
principles through a review of planning documents,
submitted Avenue Segment Reviews, internal
and external agency discussion and community
consultation; and
Use the guiding principles developed through the
process to help inform the Avenue Study, and direct
future Council and community action in the area.

The goal of the Bloor Street Visioning Initiative was
not to provide a detailed implementation strategy that
would be completed subsequently in the Avenue Study,
but to engage the community in outlining development
principles to be used to inform decision-making and the
Bloor-Dundas ‘Avenue’ Study.

Guiding Principles:
1. Encourage community vitality through a mix of uses
that includes retail/commercial at-grade.
2. Enhance the pedestrian and cyclist experience along
Bloor Street West.
3. Encourage opportunities to green the public and
private realm.
4. Improve and integrate transit services and facilities.
5. Encourage development at an appropriate scale and
density that is compatible with the existing built form,
street width and neighbourhood context.
6. Encourage high quality architecture that builds upon
the positive attributes of the area.
7. Protect existing neighbourhoods from negative
impacts.
Collectively, the principles are intended to promote
responsible intensification, to foster and support a
compact, complete community that is well-designed
and oﬀers transportation choices. City Planning’s Final
Report on the Bloor Street Visioning Initiative is available
at: http://www.toronto.ca/legdocs/mmis/2008/te/bgrd/
backgroundfile-14044.pdf

As a result of the Bloor Street Visioning Initiative,
seven guiding principles were developed to reflect the
community comments in the context of the community
visioning sessions.

BMI/Pace in association with Poulos + Chung Ltd.
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2.2.2 Bloor-Lansdowne ‘Avenue’ Study
In January 2000, the Bloor-Lansdowne ‘Avenue’ Study was
undertaken as a pilot Avenue Study in support of the new
Oﬃcial Plan. The Bloor-Lansdowne Study Area is located
directly east of the Bloor-Dundas ‘Avenue’ Study Area. The
two Study Areas overlap at the Bloor Street West and Dundas
Street West intersection.
At the onset of the Study, Bloor-Lansdowne was in a state
of transformation from primarily industrial and low density
residential uses to more intensive mixed-use and higher
density residential developments. Through a series of
charrettes and open houses, the consultant team prepared
a concept plan for the Bloor-Lansdowne Area to repair the
fabric of the neighbourhood and to reinforce the continuity of
Bloor Street West.
The reurbanization strategy included recommendations
on intensification, streetscape improvements and better
transportation connections between the TTC and GO transit.

Map of Bloor-Lansdowne Avenue Study Area boundary

Bloor-Lansdowne ‘Avenue’ Study Summary Table Consultant Recommendations
CHARACTER

LAND USE

DENSITY
SECTION 37
TRANSITIONS /
ANGULAR PLANE
MIN. HEIGHTS
BASE HEIGHTS
MAX. HEIGHTS

SETBACKS
STEPBACKS

FRONTAGE

12

Infill sites developed as mixed-use buildings
High capacity transit node (Bloor-Dundas intersection)
Employment opportunities provided by incubator type buildings
Retail uses encouraged wherever possible
No restrictions (except heavy industrial or toxic)
Infill sites with retail space at-grade, possible commercial space on the
second floor, and residential above
Fulfill important public objectives (i.e. library, daycare, etc.) at large sites
(requiring comprehensive plans, and usually characterized by 40-50 m
depths)
3.0 FSI is recommended
6.0 FSI could be encouraged at major transit hub (Bloor-Dundas intersection)
Recommended to acquire funding for community meeting and recreation space

Angular plane guidelines should be applied to the massing of proposed
buildings to ensure that sunlight reaches the street
4 storeys (ensured by as-of-right density incentives)
4 storeys
Generally 4-5 storeys on the south side of Bloor Street West
10 storeys (max.)
Additional height possible on sites adjacent to the railway corridors
Built-to line at the street edge
30 m from railway lines (setback area should be landscaped and part of open
space system)
3 m after 4 storeys (to a max. of 10)
70% of the building frontage is required to be built to the built-to line (street
frontage)
Active frontages with accessible retail, commercial or residential
Side street frontages in large sites (requiring comprehensive plans, and
usually characterized by 40-50 m depths) should be compatible with adjacent
residential areas in terms of scale, character and use

Bloor-Dundas ‘Avenue’ Study

GROUND FLOOR
ENTRANCES
ACCESS

PARKING

SERVICING
ACTIVE TRANSP.

Ground floor heights should be generous, even if the building is not initially
planned for retail use, to encourage flexibility of use over time, and the
possibility of conversion to retail in the future
Accessible directly from the street
New public secondary streets (where needed) can be created at large sites
(requiring comprehensive plans, and usually characterized by 40-50 m
depths)
On-street parking for off-peak hours
Public district parking at large sites (requiring comprehensive plans, and
usually characterized by 40-50 m depths)
Buildings should be serviced from a lane behind the main street in keeping
with the normative retail front/service back condition found all along Bloor
Street West
Link existing bike paths to create a continuous linear open space network
Connect TTC and GO Transit systems at Dundas W. station
Additional entryway to enhance access

TRANSIT

New platforms for GO station to serve commuter rail increases in the future

Covered platforms and glazed linkages to street
Sidewalk paving with decorative precast concrete banding, tree planting, and
STREETSCAPE
low level lighting
Murals and landscaped walls on underpasses
New large scale developments south of Bloor Street West, requiring a
comprehensive plan, should allocate space in the plan for an urban park
OPEN /
Network of publicly accessible open spaces to link residential neighbourhoods
GREEN SPACE
Footpaths to link existing open spaces
New public parks and open spaces as part of large sites (requiring
comprehensive plans, and usually characterized by 40-50 m depths)
Amendments to the policy framework to designate the area as a high capacity
transit node
Short, medium, and long-term recommendations:
• Short (immediate) term – Streetscape improvements, infill vacant sites,
enhance transit connections
• Medium (10-20 year) term – Infill and intensify all vacant sites, promote the
economic base of the area by developing incubator type buildings, complete
the open space network
IMPLEMENTATION • Long (20-30 year) term – evolve into a high capacity transit node centered
around the Bloor-Dundas intersection
Infill vacant sites with mixed-use urban avenue buildings of a scale
appropriate to Bloor Street West
• 4 storey “Urban Villas,” with live/work space on the ground floor, and
residential above, are recommended
Implement provisions to ensure new development adjacent to the rail
corridor adds to the network of open space to eventually establish a
continuous system

Bloor-Lansdowne ‘Avenue’ Study Summary Table Staff Report
3.0 FSI (max.)
4.0 FSI in 4 larger development sites
MIN. HEIGHTS
16 m (where max. height is 30 m)
16 m (where existing mixed-use, low-rise development)
MAX. HEIGHTS
30 m (in areas with high investment in transportation and other infrastructure)
IMPLEMENTATION Amendments to the existing Policy Framework (Official Plan, Zoning by-law)
DENSITY
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Study Area
Analysis
3.1 Study Area
The Study Area runs along Bloor Street West between
Keele Street/Parkside Drive and the CN Rail tracks and
Dundas Street West between Glenlake Avenue and
Bousted Avenue (See Study Area and Context map on the
following pages).

3.1.1 Area Character
The Study Area has a variety of built form, including
mixed-use buildings, residential dwellings, oﬃce
buildings and warehouses, within the approximately
650 metre segment of Bloor Street West and 400 metre
segment of Dundas Street West.
BLOOR STREET WEST - EAST OF INDIAN ROAD
Bloor Street West, east of Indian Road is a typical Toronto
main street, with narrow frontages and low-rise, mixeduse buildings, mostly two-storeys that are built to the
property line. There are also some residential house-form
buildings on the south side of the street.
BLOOR STREET WEST - WEST OF INDIAN ROAD
The character changes west of Indian Road, where the
low-rise main street is less consistent as it is interrupted
by several oﬃce buildings, strip plazas and a gas station.
On the north side, buildings are mostly set back from the
property line with surface parking in front. On the south
side, there are some traditional main street buildings.
The grade slopes down steeply towards the west in this
segment of Bloor Street West, and retail uses occupy the
ground floor of most buildings.

DUNDAS STREET WEST - NORTH OF BLOOR
On Dundas Street West, the built form is much more
fragmented. The west side of Dundas Street West is
primarily house-form buildings, some still occupied by
residents, some used as home-oﬃces. The east side of
Dundas Street West has a number of large format retail
developments and older warehouse buildings. The tallest
buildings located in the Study Area are concentrated
around the intersection of Dundas Street West and Bloor
Street West. Two 29-storey (approximately 81 metre)
residential towers on top of the Crossways Mall are
located on the northeast corner of Bloor Street West and
Dundas Street West. The two towers sit on a two-storey
podium and are set back approximately 45 metres from
Bloor Street West.
The buildings along Dundas Street West, north of Bloor
Street, are a variety of heights, ranging from one-storey
retail developments to five-storey warehouses.
DUNDAS STREET WEST - SOUTH OF BLOOR
On the southwest corner of Bloor Street West and
Dundas Street West, there is a 12-storey (approximately
41 metre) mixed-use building known as Bloor Dundas
Square. This building is set back approximately 16 metres
from the street and sits on top of a one-storey podium.
The remainder of the west side is low-rise commercialretail stores and houses. The east side is comprised of the
Bishop Marrocco Catholic Secondary School and the large
Loblaws/Zeller’s plaza, a walk up apartment building and
mixed-use buildings.
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Bloor Street West, looking south on Dundas Street West (1913)

Dundas Street West, north of Bloor Street West (1935)

Bloor Street West CPR train crossing (1924)

Bloor Street West and Dundas Street West (1927)

3.1.2 Area Heritage
The Study Area falls within the boundaries of the former
West Toronto, renamed to the West Junction after the
arrival of four railways: the Grand Trunk (1856), the
Toronto Grey and Bruce (1876), Credit Valley Railway
(1879) and the Ontario and Quebec Railway (1883).
The introduction of these railroads and the joining of
the West Toronto Electric Railway to the City’s streetcar system helped create favourable conditions for the
introduction of industrial uses in the area.
Prior to the 1920s, the two railway tracks crossing Bloor
Street West were located at-grade, creating a physical
barrier between these two streets. Eventually, the
underpasses were built, improving the connection, but
still not providing a welcoming stretch of street. Due to
this obstacle, the area west of Lansdowne Avenue and
east of Dundas Street West have little connection with
each other and no viable retail along Bloor Street West.
While the West Toronto Junction is historically significant
because of the railway and industrial uses, there are
currently no designated or listed heritage buildings in the
Study Area. However, there are a number of buildings
with heritage value such as the Lithuanian House and
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the Redeemer Lutheran Church and the open space
associated with it. The industrial warehouse buildings
north of Bloor Street West on the east side of Dundas
Street West are also significant as they link the area to
its early history and provide a distinct context for future
building infill on this section of Dundas Street West.
The area referred to as High Park North – the
neighbourhood north of Bloor Street West, within the
Study Area – is primarily residential, containing many
semi-detached homes built in the early 20th century. Early
housing in the area was concentrated to the north and east,
where there was easier to access the stores and industry
along Dundas Street West. High Park North emerged as a
neighbourhood once Bloor Street was widened and evened
out following World War I, when most of the residential
homes, which still exist today, were built.
To the south of the Study Area, in the Roncesvalles
neighbourhood, streets were laid out or extended to Keele
Street (this section was later renamed Parkside Drive) when
Parkdale was annexed to Toronto in 1889, and the street
grid took the shape it remains in today. This area is almost
entirely residential.
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Industrial buildings located on
Dundas Street West provide a
distinct character and link to the
area’s heritage

Terminus views in the Study Area

3.1.3 Views
The combination of street layout, topography and built
form create opportunities for views within and into the
Study Area.
The T-intersections created by local streets as they
cross Bloor Street West and Dundas Street West create
opportunities for terminus views on select properties
(see map above). The Lithuanian House, which is located
directly at the end of Dorval Road, is an example of a
positive terminating view.
New development should be massed, and incorporate
architectural details, in a context-appropriate manner to
enhance the view terminus from local streets.
Views to the cluster of heritage character industrial
buildings, located on the east side of Dundas Street West
just north of Shopper’s Drug Mart, should continue to be
protected.
At the south end of the Study Area, where Roncesvalles
Avenue and Dundas Street West intersect at an unusual
angle creating a triangular-shaped site (not within the
Study Area), there is a unique view corridor and sense of
entry into the Study Area.

High Park’s highly visible tree canopy provides a sense of arrival to this
major City Park

The sloping nature of Bloor Street West, west of
Indian Road, creates interesting views traveling in both
directions. At the highest point of elevation on Bloor
Street West, the tree canopy of High Park can be seen in
the background.
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The Study Area
View north from the intersection
of Bloor Street West and Dundas
Street West

3.1.4 Circulation & Access
Bloor Street West is a major arterial road with a four lane
cross-section within a 27 metre right-of-way. The street
pavement is 16.5 metres wide with a five metre curb lane
to accommodate a travel lane, oﬀ peak on-street parking
and cycling. Dundas Street West is a 20 metre right-ofway with a four lane cross-section that includes streetcar
infrastructure in the two centre lanes, south from the
Dundas West station.
Keele Street and Parkside Drive, which form the western
boundary of the Study Area, function as a link between
Highway 401, and the Lake Shore Boulevard/Gardiner
Expressway, via Weston Road and Black Creek Drive.
Black Creek Drive links to the southern terminus of
Highway 400.
Local streets connect the surrounding residential
neighbourhoods to Bloor Street West and Dundas
Street West, although none of the north south streets
line up on either side of Bloor Street West. All the
local streets extending south from Bloor Street West
have southbound “do not enter” restrictions in place
from 7:00 am to 9:00 am on weekdays, to limit traﬃc
infiltration through the neighbourhood to the south.
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Northbound and southbound left turns are prohibited
from 7:00 am to 7:00 pm from Monday through Saturday
from Dundas Street West onto Bloor Street West to
minimize the impact on streetcar traﬃc operations.
There are also right and/or left turn restrictions from
Bloor Street West to Indian Grove as Indian Grove north
of Bloor Street West is a one-way street southbound.

Old streetcar shelters on
Dundas Street West

Sidewalk conditions are poorly defined
along Dundas Street West

There are many empty concrete
planters on Bloor Street West

Mature trees along Bloor Street
West

3.1.5 Streetscapes
The existing streetscape conditions vary across the Study
Area. Some conditions are attractive and accommodating
where others require improvements.
TREES AND PLANTINGS
There are consistent tree plantings along both sides of
Bloor Street West east of Indian Road. These mature
trees greatly contribute to the character of the area, and
make this one of the most attractive stretches of Bloor
Street West. West of Indian Road, the tree plantings are
sparse and/or non-existent. The concrete flower planters
along Bloor Street West are in poor condition and are not
planted regularly.
The few plantings that exist along Dundas Street West
are landscape treatments in front of Shopper’s Drug Mart
and private residences’ front yards. As redevelopment
occurs on Dundas Street West, the improvement of the
streetscape must be a high priority.
STREET FURNITURE
The new coordinated City of Toronto street furniture is
currently being installed across the City. Some items have
been installed on Bloor Street West and Dundas Street
West, but many old benches, transit shelters, newspaper

boxes, bicycle, litter and recycling receptacles are still
placed haphazardly along the sidewalks.
SIDEWALKS
Curb-cuts along Dundas Street West and Bloor Street
West, west of Indian Road, interrupt the sidewalk area.
This often results from the front yard parking associated
with the existing commercial uses.
Sidewalks on Bloor Street West between Dundas Street
West and Indian Road are relatively wide with ample
room to accommodate outdoor cafes and fruit stands.
As the grade slopes down from Indian Road towards
Keele Street, the front entrances of many buildings do
not line up with the established grade. This inconsistent
grade change interrupts the sidewalk and pedestrian flow
with the introduction of stairs leading to front entrances.
Sidewalks on Dundas Street West are very narrow and
further impeded by utility poles and boxes. There is very
little landscape treatment to buﬀer pedestrians from the
street traﬃc.
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3.1.6 Transit
The Study Area is extremely well served by transit. The
majority of the Study Area falls within a five-minute
walking distance from one of two subway stations:
Dundas West and Keele. Entrances to both stations are
located north of Bloor Street West, approximately 600
metres apart from each other. Daily transit trips for
Dundas West and Keele station are upwards of 40,500
people (24,530 transit users per day for Dundas West
and 16,050 transit users per day for Keele). Two streetcar
lines (504 King and 505 Dundas) and two bus routes (40
Junction and 168 Symington) terminate at Dundas West
station. Three bus routes terminate at Keele station (80
Queensway, 41 Keele and 89 Weston). The two streetcar
lines have frequent service (2-6 minutes) and most of the
bus routes operate between 5-15 minutes during the day.
(Source: TTC ridership numbers for 2007-2008)
The community has expressed serious concerns about
the accessibility and location of the Dundas West subway
entrance for a long time, and was identified as a primary
issue during consultation for the Bloor-Lansdowne
‘Avenue’ Study (2000). The only entry and exit point at
the subway station is located on the west side of Dundas
Street West. Due to the high pedestrian traﬃc, the lack
of designated pick-up and drop-oﬀ locations, coupled
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with other traﬃc issues (waiting taxis, motorists making
left turns and u-turns, pedestrians crossing north of the
traﬃc light, etc.), there are numerous concerns about
how pedestrians and vehicles circulate near the subway
station. A recent Traﬃc Impact Study (June 2007) by
MMM Group looked at the pedestrian crossings at
Dundas Street West and Bloor Street West. The Study
indicated that as many as half of the pedestrians crossing
Dundas Street West were crossing mid-block instead
of at the signalized intersection located 60 metres
south. These findings indicate the need to address
the pedestrian and vehicular environment in this area
both in the short and long-term. Short-term actions
could include increased police enforcement directed
towards both motorists and pedestrians, improved
pedestrian environments on both the east and west
sides of Dundas Street West as opportunities arise, and
enhanced crosswalks at the Dundas/Bloor intersection.
In the longer-term, a second TTC entrance point on the
east side of Dundas Street West, if feasible, would be
desirable to address some of the identified concerns.
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Loblaws/Zeller’s

3.1.7 Parking
GO Transit’s Bloor station, located approximately 200
metres east of Dundas Street West, provides access to
the Georgetown Corridor GO trains with approximately
nine trains running between Georgetown and Union
station on weekdays in each direction.
The TTC and GO operate independently of each other.
The Bloor GO station is located less than a two-minute
walking distance from Dundas West station, however
transit users transferring from one service to the other
have to leave one system completely and take an
indirect, poorly defined pedestrian route to use the other
service. A new eastern entrance to Dundas West station
through the Railpath and GO station is being studied
by Metrolinx as part of a mobility hub. Metrolinx has
also recently announced the start of an Environmental
Assessment study to look at a possible service expansion
along the GO Georgetown Corridor and an express
transportation link between Pearson International
Airport and Union station.

There are two large public surface parking lots located
in the Study Area. The parking lot located at Dorval
Road and Edna Avenue is operated by the Lithuanian
House and has 75 spaces. The other surface parking lot
is located north of Bloor Street West adjacent to Keele
station, at Indian Road and is operated by the TTC. This
parking lot has a capacity of 221 spaces and parking is
free on weekends and holidays.
Oﬀ-peak parking is generally provided on Bloor Street
West within the Study Area, however there is no stopping
between 7 am to 9 am and 4 pm to 6 pm, during rush
hour.
The large retail sites on Dundas Street West provide
approximately 171 parking spots at the Price Chopper/
Shopper’s Drug Mart lot and approximately 250 at
the Loblaws/Zeller’s parking lot. The predominance of
surface parking, particularly on this considerable length
of Dundas Street West, creates a poorly defined street
edge and further contributes to the impression of a very
wide, busy street.
The Crossways and Bishop Marrocco School have belowgrade parking structures with public parking associated
with The Crossways.
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The Lithuanian House rents space to community groups

Bishop Marrocco Catholic Secondary School

3.1.8 Community Services and Facilities
The Oﬃcial Plan requires an assessment of community
services and facilities as part of an Avenue Study. The
purpose is to determine the ability of existing publicly
funded schools, libraries, day-care centres, community
centres, other social service agencies and parks and open
spaces serving the local population to accommodate
additional demand, and to identify emerging priorities
for additional community resources that should be
considered when planning for future growth along the
Avenues.
City Planning staﬀ have conducted a Community Services
and Facilities Assessment as part of the Bloor-Dundas
‘Avenue’ Study. The Assessment covers an area larger
than the Bloor-Dundas ‘Avenue’ Study area in recognition
of residents’ ability to access key services and programs
in the broader community.
The Assessment provides a demographic profile of
the area and reviews the inventory of key community
resources that are currently serving the local population.
In general, the area is served by an array of facilities
and service providers who in many cases have provided
programs to local residents for many years. The ability
of these community resources to address current and
future demands is highlighted below:
Schools: some local schools have enrolment pressures,
which school board personnel have indicated will be
monitored throughout any build-out period, and will
likely be resolved through adjustment to attendance
boundaries and optional enrolment policies.
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Public Library: High Park Library, the branch in closest
proximity to the Bloor-Dundas ‘Avenue’ Study area,
is scheduled for renovation and expansion, and in
conjunction with the other libraries in the area, is
expected to accommodate any additional residential
growth which may occur.
Child Care: There is a need for additional licensed child
care for children aged 0 to 5 to meet both existing and
projected demand.
Recreation / Public Assembly Space: The existing Keele
Community Recreation Centre’s ability to accommodate
additional demand is hampered by the lack of space
currently available within Keelemount Junior Public
School. In addition, the loss of the indoor swimming pool
at this location has meant that local residents must travel
outside of the Study Area for aquatic programs.
Human Service Providers: Smaller agencies have
indicated a need for satellite space to supplement their
existing facilities in order to meet the growing needs of
the existing population.
Parks and Open Space: The area has been identified as
under-served with respect to local public parkland, and
additional parks are needed to serve both existing and
future residents.
For additional details please review City Planning’s
Community Services and Assessment available on the
Bloor-Dundas ‘Avenue’ Study website at: www.toronto.
ca/planning/bloordundas.htm
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3.1.9 Parks & Open Spaces
There are no public parks or public open spaces within
the Study Area, but there are some smaller local
parkettes located in the neighbourhoods. City Planning’s
Community Services and Facilities Assessment reviews
the parks and their facilities in the larger area (see
Section 3.1.8).
As identified on Map 8b, Local Parkland Provision, in
the Oﬃcial Plan, the Study Area has 0 to 0.42 hectares
of local parkland per 1,000 people, the lowest possible
category. Therefore, priority should be given to the
creation or improvement of parkland within the Study
Area. The Study Area has also been designated as a
Parkland Acquisition Priority Area in the City’s Alternate
Parkland Dedication Rate By-law.
There are only two green open spaces within the Study
Area: the private green space surrounding the Redeemer
Lutheran Church at Indian Road and Bloor Street West,
and the Bishop Marrocco Catholic Secondary School’s
playing field located between the CN tracks and the high
school. While these spaces provide a relief from the
urban landscape, they are generally not accessible to the
public.

One of the most significant parks in Toronto, High Park,
lies just outside the western boundary of the Study Area.
The park provides 161 hectares of public park space and
a number of community amenities within its boundaries.
With an entrance at the southwest corner of Bloor Street
West and Parkside Drive, the park has a highly visible
presence in the neighbourhood and is a gateway to this
west-end Toronto neighbourhood and the Study Area.
The West Toronto Railpath (bicycle path) will soon be
completed in this area and accessible to the public via
Bloor Street West, just east of Dundas Street West. The
plan is for a linear green multi-use trail running along
the east side of the CN Rail tracks. When finished, the
trail will include 6.5 kilometres from Cariboo Avenue to
Strachan Avenue. In 2003, the City of Toronto bought
the first 2.1 km section of the rail corridor from Cariboo
Avenue to Dundas Street West at Lansdowne Avenue.
The other two-thirds of the proposed Railpath are still
owned by CN and with plans for a GO train service
expansion and the proposed Air-Rail Link, the future of
the Railpath’s extension is uncertain (see Section 3.1.6
for more detail).
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NORTH

Approved and proposed development projects in the Study Area

not to scale
1. 2376-2388 Dundas Street West
2. 1638-1644 Bloor Street West*
3. 1540 Bloor Street West
* Final building mass not available at the
time of printing

3.1.10 Proposed Development Projects
Prior to the Avenue Study, three development
applications, two along Bloor Street West and one along
Dundas Street West, were submitted to the City. Avenue
Segment Studies were prepared for the two Bloor Street
West applications as they required Zoning By-law
Amendments. The Dundas Street West application
predates the current Oﬃcial Plan and its Avenue policies.
1. 2376-2388 Dundas Street West
This property is located north of the Crossways complex.
The original application, filed with the City in 1988,
proposed a 24-storey residential tower. The application
was reduced to two 12-storeys and further reduced to
two 8-storey buildings, which was approved by Council in
1994. Two local resident associations appealed Council’s
decision. A modified proposal consisting of a 5-storey
mixed-use building fronting Dundas Street West and an
11-storey apartment building on the east portion of the
site was approved by the OMB in 1998. The proposed
building height is a result of that lengthy process. The
height of the first building, at the street frontage, is 16
metres (21 metres with mechanical penthouse). The
proposed building height of the second building, located
closer to the rail lines, is 31.5 metres (36.5 metres with
mechanical penthouse).
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2. 1638 - 1644 Bloor Street West
This development application was submitted in January
2008 for a 12-storey mixed-use building located at
the corner of Indian Road and Bloor Street West. The
applicant proposed a 12-storey building at a height of
33.75 metres, which is 17.75 metres above the permitted
height. Following submission of a revised site plan,
City approval was given. The Ontario Municipal Board
subsequently approved a revised proposal in accordance
with the Council’s adopted terms of settlement and
withheld its Order pending finalization of the Section
37 Agreement, Site Plan and Site Plan Agreement. The
Board’s final order has not been issued to date.
3. 1540 Bloor Street West
This development application was submitted in June
2007 for a 29-storey mixed-use building at the northwest
corner of Bloor Street West and Dundas Street West. The
proposed height of 94.2 metres and proposed density
of 13.3 times the area of the lot do not comply with the
Zoning By-law. The application is currently under review
by the City.

4
CONSULTATION
PROCESS

4.1 Avenue Study Public Meetings
4.1.1 Open House 1 - Kick-off Meeting
During the Study process three public meetings, four
LAC meetings, and one design workshop were held. Each
meeting was attended by the consultant team, City staﬀ,
the Councillor and members of the public. The open
houses, design workshop, and the LAC meetings provided
an opportunity for community discussion and feedback
on the Avenue Study direction.
Consultation material was posted on the Study’s web
site to allow individuals unable to attend the meetings,
or those interested in reviewing material on their own,
to familiarize themselves with the Study’s work and to
provide feedback.
The following is a summary of the public consultation
process. Appendix B includes notes from the community
meetings.

On Tuesday, July 8, 2008, the City of Toronto, in
conjunction with the consulting team hosted a Kick-oﬀ
Meeting. The purpose of the Kick-Oﬀ Meeting was to
introduce the Avenue Study and commence community
discussion on the future of this section of Bloor Street
West and Dundas Street West. Participants were invited
to make comments at three “Working Stations”:
1. Community Mapping: Participants identified areas
of interest, areas in need of improvement and
pedestrian connections.
2. Street Design and Transportation
Recommendations: Participants decided between
diﬀerent preferred methods of implementation
for potential transportation recommendations and
ranked the importance of diﬀerent transportation
elements.
3. Visual Preference Survey: Participants chose
precedent images of built form they liked and
identified where they would like to see this type of
development implemented along the Study Area.

BMI/Pace in association with Poulos + Chung Ltd.
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Group discussion at the Design Workshop

Presentation from the consultant team and City staﬀ at the Design Workshop

4.1.2 Open House 2 – Design Workshop
The second Open House (Design Workshop) meeting was
held on Saturday, September 20, 2008. The objective of
this half-day workshop was to gather design input from
a variety of stakeholders, including residents, business
owners, and members of the LAC. The presentation
included a summary of the City’s Avenue Studies and
mid-rise initiatives to date, as well as a breakdown of
transportation and community service opportunities.
The presentations concluded with an explanation of the
exercises that were to follow.
The participants were organized into five smaller tables
to facilitate discussion and allow the groups to draw,
build and describe their “vision” with the help of a
consultant team member or City staﬀ. Three exercises
were outlined for the groups:
Exercise 1: Bloor Street West Right-of-Way
Exercise 2: Area Precincts and Focal Points
Exercise 3: Built Form Principles & Opportunity Sites
Each team was asked to appoint a speaker to present
feedback on their table’s discussion.
The following is a brief summary of the exercises and
presentations. See Appendix A for the full Workshop
Summary.
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Exercise
1

Bloor Street West R.O.W.

In this exercise, each group was given a set of short and
long-term right-of-way (R.O.W.) options for Bloor Street
West. Groups were asked to identify the priorities for
circulation, how the design and greening of the street
ties into the surrounding area, and what necessary
improvements to the streetscape were required.
Five themes emerged for the Bloor Street West R.O.W.
from the five groups:
•
•
•
•
•

Improving the pedestrian experience by increasing
sidewalk widths;
Introducing a double row of trees on the south
side, and enhancing key intersections;
Reducing the width and number of travel lanes to
slow down through traﬃc;
Creating dedicated bicycle lanes that eliminate
conflict with vehicular traﬃc and parked cars; and,
Maintaining and/or introducing on-street parking
in support of local businesses.

Exercise
2

Area Precincts & Focal Points

In Exercise 2, participants were asked to discuss and
clarify the diﬀerent “precincts” within the Study Area,
and define a realistic and defensible framework for
built form that responds to the short and long-term
Opportunity Sites and area as a whole (refer to the map
on the following page for the four precincts).

Exercise
3

Built Form Principles &
Opportunity Sites

In Exercise 3, groups were asked to discuss the draft Built
Form Principles, focusing on:
•
•
•
•
•
•

Building step-backs and massing;
Replicating the character of a main street;
Preserving sunlight and sky views and creating
enclosure;
How lot depth and transitions to adjacent lowrise can be applied;
Where taller buildings are appropriate; and,
Important characteristics of good buildings.

Model pieces and trace paper were used to demonstrate
the desired build-out of Opportunity Sites for each group.

Exercises 2 and 3 were grouped to allow for a more
comprehensive discussion of the vision for the Study
Area. General consensus was that the Study Area could
be better understood by dividing the larger area into
four precincts, based on diﬀerent built form and use.
Bloor Street West has a diﬀerent character on either
side of Indian Road. To the east, the area has a more
typical main street character with low-rise buildings
and narrow frontages. To the west, the buildings are
bulkier and there is more surface parking adjacent to
the street. The groups identified the finer grain retail/
building as an important feature that they feel provides
interest and variety at the street level. They felt that this
should be integrated into all of the precincts. Similarly,
building articulation at the ground floor was regarded as
important in that it contributes greatly to the character
of the area.
The appropriate locations for taller buildings were
identified at major intersections and adjacent to the rail
corridor. The north side of Bloor Street West was also
viewed as being able to accommodate greater height as
opposed to the south side, as the TTC subway corridor
provides a buﬀer.
The Loblaws/Zeller’s site discussion resulted in the
following key suggestions:
•
•

•
•
•
•

Taller buildings should be away from the
neighbourhoods or adjacent to the rail;
The area should be connected to existing
neighbourhoods, Bloor Street West and Dundas
Street West via pedestrian and vehicular
connections;
A local street network that connects to the
surrounding community;
The area should have large park spaces included as
part of development;
Building heights should consider appropriate
transition to the existing neighbourhoods; and
The Dundas Street frontage should have street
related mixed-use development.

The fourth precinct, Dundas Street West north of Bloor
Street West, has some heritage character and it was
recommended that the appropriate building type for this
area would be warehouse-type buildings with at-grade
retail and continuous frontages along Dundas Street West.
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1&21 Precinct
Bloor St. W. (Keele St. - Dundas St. W.)

32 Precinct
Dundas St. W. (north of Bloor St. W.)

WHAT WE HEARD: YOUR KEY COMMUNITY DIRECTIONS

WHAT WE HEARD: YOUR KEY COMMUNITY DIRECTIONS

•

•

•
•
•
•

•
•

Bloor St. W. should become a mid-rise, mixed-use
village
Retain heritage character buildings, & community
uses
Redesign Bloor St. W. right-of-way (R.O.W.) to
improve & enhance pedestrian & cyclist usability
Encourage the redevelopment of street-fronting
surface parking lots & strip plazas
Locate taller building elements at important
intersections and with minimum impact to adjacent
sensitive areas
Improve access to the Dundas West & Keele subway
stations
Development on the northwest corner of Bloor St.
W. & Dundas St. W. should signiﬁcantly improve
the pedestrian experience & access to the Dundas
West subway station

•
•
•
•
•
•

Retain & protect warehouse buildings & build
upon their character with mid-rise, mixed-use
development
Create a consistent built form from Bloor St. W. to
Glenlake Blvd.
Encourage redevelopment of surface parking lots
Large sites should be comprehensively planned &
contain a diversity of form & uses
Improve access to the Dundas West subway
station
Widen sidewalks & plant trees along Dundas St. W.
from Bloor St. W. to the edge of the study area
Any development on the northwest corner of Bloor
St. W. & Dundas St. W. should signiﬁcantly improve
the pedestrian experience & access to the Dundas
West subway station

KEY RECOMMENDATIONS

Opportunity Sites (potential building massing

KEY RECOMMENDATIONS

STREETSCAPE/OPEN SPACE

Approved buildings massing

STREETSCAPE/OPEN SPACE

•

The long-term improvements to the Bloor St. W. right-ofway (R.O.W.) will create a widened boulevard, allowing for
signiﬁcant space to plant trees & locate pedestrian & cyclist
amenities
• Use “orphaned” spaces at corners to introduce landscaping
•1 Retain the heritage open space character at the southwest
corner of Bloor St. W. & explore future opportunities for
community uses

•
•
1
•
2
•
•
3

BUILT FORM
•

•

•
•

•
•

Buildings will require the base design to create a balanced
street-wall; podium height should respond to existing built
form context (approximately 2 - 4 storeys)
Bloor St. W. Opportunity Sites:
o South side: 6 – 8 storey mid-rise with deep step-backs
2
(5m) above the podium
3
o North side: 8 – 10 storey mid-rise with deep step-backs
(5m) above the podium
o NW corner of Bloor/Dundas & northeast corner of Bloor
St. W. & Keele St. could be developed up to 15 storeys,
provided access & buildable footprint is sufﬁcient
o Total of 4 Opportunity Sites on north side of Bloor St. W.,
including the 2 application sites (1540 & 1638 Bloor St. W.)
Step-backs/podium height can range between the second &
fourth ﬂoor, & should be context appropriate
Sites other than the Opportunity Sites may not be able to
develop up to 1:1 height because setbacks & step-backs
constrain development potential
All other sites can be developed as-of-right up to 6 storeys
(20m); while addressing angular planes & setbacks
The rear of buildings should be carefully articulated because
they are visible from the neighbourhoods

4

4
2

2

2

2

•4
•5
5

2

1

5

•
2

•

5
4

New buildings should reﬂect the style & massing of traditional
warehouse buildings (i.e. the Robert Watson Lofts & Broadview
Lofts)
New buildings fronting Dundas St. W. should ﬁt within the
1:1 ratio (up to 6-storeys)
Properties on the west side are narrow & unlikely to develop
without property consolidation
Redevelopment of the southwest corner of Dundas St. W. &
Chelsea Ave. should be in a mid-rise form (up to 6-storeys)
subject to setbacks & step-backs that respect the existing
context
Continue the mixed-use & retail nature of Dundas St. W. north
of Bloor St. W.

1

3

2

6
7

TRANSIT/ACCESS
•
6
•
7
•
8

Improve the intersection of Bloor St. W. & Dundas St. W.
through widened sidewalks, paving markings, & signage
Provide a new entrance to the Dundas West subway station
on the east side of Dundas St. W.
New development on the east side of Dundas St. W. should
include on-site vehicular circulation systems to minimize
impacts on Dundas St. W.

SOCIAL
•
•
9
•
•

Ensure a diversity & mix of uses supported by a well-deﬁned
public realm
• Provide a range of housing tenure & types including familyfriendly & affordable housing
• Integrate retail or public uses into the grade-level of all
buildings fronting onto Bloor St. W.
• Active outdoor spaces should be encouraged & located within
a setback, including patios, seating areas, & display spaces
• Improve existing rental housing (protected by existing City
policies)
•5 Retain, respect & build-up heritage character, (e.g. Redeemer
Lutheran Church, & traditional main street retail frontages)
wherever possible
• Provide opportunities for socializing within public spaces &
streets
• Incorporate sustainable features into new development &
the public realm, including implementing Toronto Green
Standards sustainable features

9

8

•

•4 Improve access & visibility of Keele & Dundas West subway
stations
• The short-term improvements (repainting the lines) to the
Bloor St. W. R.O.W. will narrow the travel lanes, reduce the
number of travel lanes to either two or three, introduce all
day parking on one or both sides of the street, provide cycling
lanes in each direction & widen the sidewalks
• The long-term improvements (reconstructing the curb) to the
Bloor St. W. R.O.W. will create narrower travel lanes, on-street
parking, cycling lanes & a widened boulevard

•

Approved buildings massing

Connect any development on the east side of Dundas St. W.
to the West Toronto Rail Path
Through redevelopment, new buildings along Dundas St. W.
should be setback to allow for a wider sidewalk
Improve the pedestrian experience by redeveloping parking
lots
Use the 30m setback from the rail line as recreational & open
space
Design buildings around green courtyards that are publicly
accessible

BUILT FORM

TRANSIT / ACCESS

SOCIAL

Opportunity Sites (potential building massing

Conceptual rendering: looking east along Bloor St. W. from Keele St. Mid-rise building with retail & residential
(proposed building massing in white, 1638 Bloor St. W. in orange)

Buildings on the east side of Dundas St. W. should provide a
diversity of uses, including ofﬁce, live-work, & residential
Retain heritage character buildings, including warehouse
buildings
Provide a range of housing tenure & types including familyfriendly & affordable housing
Incorporate sustainable features into new development
& public realm, including implementing Toronto Green
Standards sustainable features
Conceptual rendering: looking north along Dundas St. W. from Dundas West TTC Mid-rise residential building integrated into a
entrance (proposed building massing in white, approved building in orange)
“warehouse context” (Broadview Lofts)

Conceptual rendering: looking west along Bloor St. W. from Dundas Mid-rise building with retail & residential
St. W. (proposed building massing in white, 1638 Bloor St. W. in
orange)
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Information Boards from Open House 4

4.1.3 Open Houses 3 & 4

4.1.4 LAC Meetings

Two public sessions were conducted as Open Houses
following the Design Workshop. The third meeting was
held on Tuesday, November 18, 2008 to present the
feedback from the design workshop.

The LAC met four times during the Study process and
members helped by providing advice and feedback on
recommendations presented by the project team. LAC
members were encouraged to participate in discussion
during the consultation and to attend the public
sessions throughout the Study process. At each meeting,
presentations were made to the group to facilitate
discussion and elicit feedback.

The fourth Open House meeting, on January 26,
2009 was held to present refinements to the draft
recommendations and provide an opportunity for further
community discussion and feedback in particular on the
built form scenarios for specific Opportunity Sites. The
presentations were followed with an opportunity for
questions and comments from the attendees.

While many of the recommendations contained within
this document either stem from LAC discussions or are
endorsed by the LAC, some recommendations contained
in this report do not represent full LAC consensus. This
document represents the recommendations as prepared
by the consultant team.

BMI/Pace in association with Poulos + Chung Ltd.
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5
COMMUNITY
FRAMEWORK
5.1 Introduction
Built form, open space and transportation-related
recommendations were developed based on input
from the Bloor Street Visioning Initiative, public open
houses, Design Workshop and discussions with the LAC.
The aim of the Bloor-Dundas ‘Avenue’ Study process
is to establish appropriate development standards
that will help strengthen the area’s uniqueness, while
improving existing conditions and protecting the
neighbourhood from negative impacts. A number of
areas for improvements were discussed. The majority of
these improvements fall under the following categories:
enhancing the pedestrian and cyclist experience;
encouraging high quality built form; promoting a mix of
compatible uses; and increasing the number of usable
public open spaces.
The Community Framework provides for significant
intensification across the Study Area. It directs that
new development should be designed in a contextappropriate and sensitive manner, while building upon
the area’s existing urban fabric to create a vibrant,
mixed-use, mid-rise community. While the Community
Framework identifies opportunities for some additional
height in the form of taller mid-rise buildings (10-15
storeys) at specific locations, it otherwise recommends a
20 metre (6-storey) building envelope for the Study Area.
This approach provides for responsible intensification
in a manner that is consistent with the City’s desire
for focused urban growth along Bloor Street West and
Dundas Street West. Intensification will be in a form that
supports the City’s focus on investment in quality of life,
the promotion of transit use, and the preservation and
enhancement of adjacent stable neighbourhoods.

Guiding Principles
(from the Bloor Street Visioning Initiative)
1. Encourage community vitality through a mix of
uses that includes retail/commercial at-grade.
2. Enhance the pedestrian and cyclist experience
along Bloor Street West.
3. Encourage opportunities to green the public and
private realm.
4. Improve and integrate transit services and
facilities.
5. Encourage development at an appropriate scale
and density that is compatible with the existing
built form, street width and neighbourhood
context.
6. Encourage high quality architecture that builds
upon the positive attributes of the area.
7. Protect existing neighbourhoods from negative
impacts.

BMI/Pace in association with Poulos + Chung Ltd.
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Conceptual illustration identifying locations for various built form

5.2 Built Form Recommendations
The vision of Toronto’s Avenues is a series of mixeduse, mid-rise corridors. Generally, Bloor Street West
and Dundas Street West should be developed as a
mid-rise built form with low-rise elements that are
comparable with the best aspects of the existing main
street conditions that create a transition between
the Avenues and the adjacent stable residential
neighbourhoods. A strong building base or podium with
functional storefronts that support a range of retail and
employment uses will help to create a human-scaled
street-wall that is reflective of Toronto’s existing main
streets and distinguishes this Study Area from other
Avenues throughout the city.
The Oﬃcial Plan directs that new development will be
massed to fit harmoniously into its surroundings, and
will respect and improve the local scale and character.
At specific locations, taller mid-rise buildings may be
appropriate as long as they are scaled and designed to
address their surrounding context.
For further guidance on built form, please see Section
6.2: Private Realm Guidelines.
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What is a Mid-Rise Building?
In its “Urbanizing the Avenues” report dated March
14, 2007, the City describes mid-rise buildings as
being no taller than the width of the right-of-way
(R.O.W.), between 4 and 12 storeys. The range in
heights is indicative of the need to be responsive to
a range of conditions, only one of which is the R.O.W.
width. Others include, but are not limited to, the
built form context, the local planning framework and
proximity to adjacent Neighbourhoods designated in
the Oﬃcial Plan.

Low-rise

Mid-rise

Taller Mid-rise

General Recommendations
The following principles for built form will assist in
ensuring that new developments respect the existing
and desired mid-rise character of the area. New built
form should:

These mid-rise buildings with taller building
elements (taller mid-rise buildings) should be located
where the impact on adjacent residential uses and
open space is minimized, for example:

• Generally be mid-rise and provide a street-wall podium
that strengthens the existing main street condition;

• Properties on the north side of Bloor Street West
are adjacent to the TTC tracks (above grade),
which provide separation between potential
development on Bloor Street West and the
residential neighbourhood to the north.

• Contribute to a comfortable pedestrian realm by
providing active ground floor uses;
• Provide high-quality exterior materials and design
that supports the character and function of Bloor
Street West and Dundas Street West; and
• Be massed to fit harmoniously with existing
smaller scale buildings and to minimize adverse
impacts including traﬃc, shadows, and overlook
on adjacent neighbourhoods.
Mid-rise buildings that have an appropriate
proportional relationship with the streets they front,
reinforcing the planned context for the area, may
be able to incorporate taller building elements (up
to 15-storeys) at specific locations to meet broader
planning objectives. But these opportunities will be
limited and will be specifically identified as part of
the planning framework.

• The area directly adjacent to the CN Rail tracks on
the northern portion of Opportunity Site 8 (Loblaw’s
Site) could accommodate taller mid-rise buildings as
the tracks create a buﬀer from surrounding uses.
• The north properties at the intersections of Bloor
Street West at Keele Street and at Dundas Street
West may be appropriate locations for taller
mid-rise buildings, because the sites are at major
intersections and are also buﬀered from the
neighbourhoods by transit infrastructure.
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5.2.1 Height & Massing
The heights of buildings along Bloor Street West and
Dundas Street West should be of a mid-rise scale and
help to frame the street. This overall building massing
will help to create a well-defined and sensitive transition
between the street and adjacent neighbourhoods, while
providing intensification opportunities along Bloor Street
West and Dundas Street West.
Given there are numerous sites with the opportunity for
intensification through appropriately-scaled buildings
and appropriate location, the entire Study Area should
not be subject to significant increased density. Therefore,
the maximum allowable height for all properties is
recommended to be 20 metres (6 storeys).
There are some sites that, because of their location,
adjacency and physical characteristics, can accommodate
buildings taller than the base height of 6 storeys, or even
a 1:1 ratio of building height to street width. While these
sites can be taller than the maximum allowable height,
they should continue to address and be sensitive to the
existing context, as well as conform to all other built
form recommendations (these sites and conditions are
outlined in Section 5.3.3 Demonstration Plans).
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The Crossways
The built form of The Crossways complex is an
anomaly within the Study Area. Located at the
northeast corner of Bloor Street West and Dundas
Street West, it was constructed in the 1970s as an
apartment-hotel; a permitted commercial use. The
complex includes two 29-storey (approximately 81metre) residential towers above a two-storey retail
/ commercial podium known as The Crossways Mall,
and has a total density of 4.95 times the area of the
lot.
Within the surrounding context, The Crossways
complex is the exception in terms of building height,
massing and relationship to street frontages. It
relates poorly to the prevailing character and scale
of the Study Area, and as such, exemplifies what is to
be avoided in new development.
In 1973 the former City of Toronto eliminated the
apartment-hotel zoning permission in response
to developments such as The Crossways that had
resulted in residential heights and densities greatly
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Recommendations
in excess of those within their surrounding contexts.
Changes to the general zoning permissions under
Zoning By-law 438-86, enacted in 1986 and updated
in 1993, could have permitted similar tall buildings
within the Study Area were they considered
desirable, appropriate development. Instead the
mixed-use areas along Bloor and Dundas Streets
were zoned for maximum building heights between
13 and 16 metres.

In order for the City to make eﬃcient use of existing
infrastructure and create a more vibrant street life on
Bloor Street West and Dundas Street West, a minimum
level of development should also be achieved. To do
this, the City should require buildings of a minimum
height. One-storey retail buildings and town-homes
are examples of ineﬃcient building typologies for the
Avenues.

For all sites other than certain Opportunity Sites
(identified in Section 5.3), the maximum allowable
height for any new building along Bloor Street West
and Dundas Street West is 20 metres (6 storeys).
The overall building massing of new developments
must be further articulated through a number of
other regulations including step-backs, angular
planes and setbacks, outlined in the following
sections of this document.
All new buildings on Bloor Street West and Dundas
Street West must achieve a minimum height of 10.5
metres (up to 3 storeys) at the street frontage.
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4th storey
3rd storey

Diagrams show a range of alternative step-back locations for Bloor Street West, which create interest in the urban fabric

5.2.2 Building Podiums & Front Step-backs
A podium or step-back can help to create a balanced
street-wall and help integrate new development with the
existing lower-rise built fabric.
There was a consensus among residents that any new
development should build on the existing attractive built
fabric and that building podium heights is one way to
reference the existing heights and fabric.
With the increase in the allowable heights along Bloor
Street West from the existing five-storeys (generally) to
the recommended six-storeys, it will be important that
any new buildings, and the cumulative eﬀect of new
buildings, have a positive eﬀect on the street. The overall
height of buildings should be mitigated through the
application of step-backs on the front façade to create a
podium.
Step-backs at a generally consistent height along the
street will achieve a number of positive outcomes,
including:
• Creation of a human-scale street-wall;
• Reference the existing context of low-rise buildings
through architectural elements or podium height;
• Reference the traditional main street context
particularly on Bloor Street West;
• Increase sunlight access and reduce shadow impacts;
and,
• Mitigate wind impacts at street level.
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On Bloor Street West, the step-back that defines the
podium should be deep to reinforce the low scale main
street character. A number of buildings along Bloor
Street West already exhibit a similar condition, and new
buildings should continue to fit within this framework.
On Dundas Street West, the building fabric has a diﬀerent
character; there are some main street buildings, as well
as warehouse type buildings. The warehouse building
typology is a desirable form for Dundas Street West north
of Bloor Street West, as it references the area’s heritage.

Recommendations
Bloor Street West - Front step-backs should
occur above the top of the third or fourth storey,
recognizing that a diversity of podium heights along
the street creates interest in the urban fabric. Stepback depths of 5.0 metres should apply to the Bloor
Street West frontage and 2.5 metres to the side
street frontage.
Dundas Street West (North of Bloor Street) - Front
step-backs may not be required or may occur above
the top of the fourth storey in keeping with the
existing warehouse character.
Dundas Street West (South of Bloor Street) - Stepbacks of 2.5 metres should apply to the Dundas
Street West frontage.

Adjacent Property
(existing or new
building any height)

Redeveloped Property

shared property line

5.5m

20m

1.2m

Podium Height
(varies)

Elevation illustrating the location and depth of side step-backs
for buildings with a shared property line

5.2.3. Side Yard Step-backs
There are two conditions for side step-backs - where a
building abuts a secondary street (all streets other than Bloor
Street West or Dundas Street West) and where a building
abuts another property (building or property line).
In response to the first condition, for façades along side
streets, the podium height facing the Avenue should “wrap”
around the corner and onto the side street. This will result
in a step-back on the side street at the top of the third or
fourth storey. This step-back will be an important part of
the building’s transition downward in scale to that of the
buildings on adjacent streets. The step-back will also provide
wider sky views from the Neighbourhoods towards the two
Avenues.
In response to the second condition, where a building abuts
another property (mid-block condition), the step-back
requirements would diﬀer from the first condition. In a
mid-block condition, above the height of the podium and
the prevailing context, the façade adjacent to the side lot line
should step-back a minimum of 1.2 metres and be articulated
with windows.

Recommendations
Side yard street step-backs should be 2.5 metres
deep.
For building facades on a shared property line (or
any mid-block condition):
• The podium (up to four storeys) may be built up
to the property line.
• Above the podium (at the top of the third or
fourth storey), buildings should step-back 1.2
metres.
• For facades facing a shared property line, all
portions of the buildings above six storeys (20
metres) should step-back 5.5 metres.
Where buildings face an open space (i.e. Opportunity
Site #4), this will be extremely important and should
therefore incorporate a 5.5m step-back above the
podium.

The overall maximum allowable height throughout the
Study Area is 20 metres (approximately 6 storeys), except in
certain locations identified as Opportunity Sites. On those
Opportunity Sites, above 20 metres, façades adjacent to
side lot lines should be set back a minimum of 5.5 metres.
This would allow for substantial expanses of glazing and
encourage significant investment in the treatment of
permanently exposed side façades.
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front property line

front property line

4.5m
minimum

Taller mid-rise buildings may require additional step-backs at
upper storeys

Example of minimum ground floor height for commercial-retail
uses

5.2.4. Step-backs at Upper Floors

5.2.5 Ground Floor - Uses & Height

In addition to the creation of a human-scale along the
street, step-backs at the upper storeys of buildings that
are as tall as the width of the R.O.W., or taller, also allows
for sunlight penetration on the opposite sidewalk (only
for buildings on the south, east and west sides of the
street) as well as sunlight on the south side of the street
at the end of the day during summer months.

Within the building podium, the ground floor design and
use plays a particularly important role in contributing
to the street character. The general public use of all
ground floors within the Study Area (with the exception
of buildings internal to Opportunity Site 8) should be
highlighted by the height of the ground floor and other
building materials and elements.

Recommendations

Recommendations

The application of a second step-back above the
podium height should also be considered where it
will provide increased sunlight access. This is only
required where buildings are as tall, or taller, as
the width of the R.O.W. Buildings that are not as
tall as the 1:1 ratio will not need to employ upper
level step-backs other than those used to define the
podium. The depth and location of these step-backs
should be determined through shadow testing.

The ground floor of buildings on Bloor Street West
and Dundas Street West should be entirely nonresidential.
All buildings on Bloor Street West should have
ground floor uses that are retail, commercial or for
community use.
The ground floor use along Dundas Street West
south of Bloor Street West should be retail to
continue the frontage that exists on Roncesvalles
Avenue.
The ground floor use along Dundas Street West
north of Bloor Street West should be a combination
of retail and oﬃce use.
The minimum floor to ceiling height recommended
for the ground floors of mid-rise buildings is 4.5
metres to allow for flexibility of uses and loading/
servicing to be internal to the building.
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Rear transition to Neighbourhoods

Example of mechanical penthouse placement within all angular
planes

5.2.6 Rear Transition

5.2.7 Rooftops

The City’s Oﬃcial Plan policies are very strong in their
intent to protect Toronto’s neighbourhoods. The existing
MCR zoning that applies to most properties within the
Study Area defines a building envelope that transitions
between mid-rise buildings on the Avenues and lowrise residential neighbourhoods to the rear. The 10
metre height of buildings at the rear, as applied in the
existing MCR Zoning, is an appropriate scale for buildings
adjacent to residential houses.

Roofs can provide additional opportunities for amenity
space or achieving sustainability objectives (e.g. green
roofs). The roof should also be considered an important
element as part of the overall building design.

The MCR zoning’s setback and angular plane protect
abutting neighbourhoods and provide for privacy,
sunlight, sky-views and space for a rear-lane.

Recommendations

Recommendations

MCR Zoning regulations for rear transitions adjacent
to a neighbourhood or open space land use should
continue to be utilized in the Study Area.

Rooftop uses and mechanical penthouses should be
incorporated into the architecture of the buildings.
This includes quality exterior cladding consistent
with the rest of the building.

Where an Avenue-facing property backs onto a
utility corridor or transit use, the 7.5 metre setback
should apply to allow for a public rear lane and
the angular plane should be taken from the closest
neighbourhood property to the rear. However, the
overall height is regulated by maximum allowable
height recommendations in Section 5.1.1. Height and
Massing and 5.2.3 Opportunity Sites.

Mechanical penthouses or other rooftop structures
should not exceed the maximum allowable height
by more than 5.0 metres, penetrate rear angular
planes, or create additional shadow impacts on the
street.

Within the rear setback of 7.5 metres, a two-way lane
(6.0 metre) and landscape buﬀer (1.5 metres) should
be included. In the instance where a property abuts
a public lane, the lane will be included within the 7.5
metre setback. This setback encourages the creation
of a continuous rear lane system for segments where
none currently exists.
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setback line

front property line

min. 4.8m

Buildings shall be built to the front property or setback to provide
additional space where the sidewalk is already narrow or additional
boulevard is desirable

5.2.8 Front Property Setbacks
There is a strong street-wall on the north side of Bloor
Street West east of Indian Road. New buildings should
maintain the established “build-to” line and be built right
up to the front property or setback line. West of Indian
Road, this street-wall is currently fragmented, but new
developments should re-establish this consistent streetwall by building to the front property or setback line.

On Dundas Street West, there are currently no sidewalks
that achieve the 4.8 metre width. Front property
setbacks will be particularly important along Dundas
Street West, where these conditions are much more
constrained, particularly on the east side. The sidewalks
along Dundas Street West are very narrow and the
R.O.W. is 7 metres narrower than Bloor Street West.

Minimal setbacks should be permitted for one of three
conditions:
•
•
•

To create a minimum 4.8 metres sidewalk;
To allow for outdoor display, cafes, and landscaping;
and,
High pedestrian volumes on the west side of Dundas
Street West to the subway station may warrant
greater setbacks.

Generally, Bloor Street West has adequate sidewalk
widths, and achieves the minimum 4.8 metres. Two
blocks on Bloor Street West that are slightly less than the
4.8m include the north side blocks between Keele Street
and Indian Grove and between Dundas Street West and
Alhambra Avenue. As well, Bloor Street West east of
Dundas Street West has less than adequate sidewalk
widths, but this will be much harder to improve because
of the underpass, Crossways complex, and the retaining
wall for the school playing field.
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Recommendations
Bloor Street West - Sidewalk widening will be
achieved through right-of-way reconfiguration
and building setbacks where required. New
developments should be set back to create a
minimum 4.8 metre sidewalk width where required.
Dundas Street West - Sidewalk widening on the east
side of Dundas Street West will be achieved through
the creation of additional setbacks on private
properties. New developments should be set back to
create a minimum 4.8 metre sidewalk width.

The existing conditions of the Loblaws/Zeller’s site

5.3 Opportunity Sites
5.3.1 Typical Conditions
Property depth plays an important role in the ability of
a site to be developed at a mid-rise (or taller) height,
because of angular planes and setback requirements, i.e.
the deeper the site, the easier it is to comply with the
regulations and still achieve a feasible building envelope.
Property depths in the Study Area are typically between
30 metres to 45 metres. This excludes the larger properties
on the east side of Dundas Street West (adjacent to the
CN Rail tracks) with depths ranging from 41 metres at the
narrowest and 280 metres at the widest.
Property width also plays a role in redevelopment
potential, but to a lesser extent than depth, because
consolidation is possible, although expensive. Property
and building widths are generally narrow creating
a rhythmic pattern of storefronts and/or residential
building entrances on Bloor Street West and portions of
Dundas Street West. There are several exceptions on
both sides, particularly along the east side of Dundas
Street West. Likewise, building footprints are typically
located at the front property line in the Study Area,
although some land uses – car repair shops, grocery
stores, the gas station, churches, community centres, etc.
– have large setbacks from the front property line.
Building heights are predominantly two to three storeys
with limited examples of six to ten storeys and one
13-storey building. The two 29-storey towers at The
Crossways complex are an anomaly in the Study Area.

A number of properties should be excluded from future
development due to their contribution to local heritage
character and value (see Section 3.1.2).

5.3.2 Selection Process
By identifying the sites that have short to medium-term
development potential, the Avenue Study can anticipate
the development potential of the area, including
projected population, employment numbers and
transportation needs.
The Bloor-Dundas ‘Avenue’ Study Area is relatively small,
and there have been two development applications
made within the last two years. Prior to these
development applications, there has been little or no
change in the area over the last few decades.
A property-by-property site analysis was conducted
to gauge which sites may have development potential
in the short to medium-term, either as stand-alone
sites or as part of consolidation(s). Input was also
provided by the public through the LAC and at the KickOﬀ Public Meeting. These “Opportunity Sites” were
identified in order to understand the impacts of the
recommendations on the Study Area as a whole.
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Areas/properties in the Study Area that should not be included in the Opportunity SIte selection

By identifying the site characteristics, properties with
little or no development potential can be eliminated
from consideration as an Opportunity Site. The following
criteria were used to determine which sites may be
subject to development interests and which would be
less likely subjects of interest:

5.

Rental Housing: Protection of rental housing is a
City priority. Buildings with numerous rental housing
units are less likely to redevelop than other buildings
because of the City’s Rental Replacement By-law
which requires the replacement of rental units onsite.

1.

6.

Lot Ownership: Sites that were large enough,
without consolidation, or sites that require minimal
consolidation, are more likely to redevelop in the
short-term.

7.

Existing Lot Use: Redevelopment of sites that have
an automobile focus or plaza setback from the street
would improve the streetscape and these were a
high priority for Opportunity Sites.

8.

Likelihood of Current Use Being Redeveloped: In
some instances, due to the nature of existing uses,
redevelopment will be unlikely in the short-term.
For instance, churches that serve the community
are unlikely to redevelop in the short-term. Some
of these uses are included in the Opportunity Sites
primarily because of physical characteristics.

2.

3.

4.
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Property Depth: An analysis of lot depths, as measured
from the front property line to the rear property line.
Generally, properties with less than 30 metres in
depth are a challenge to provide below grade parking
structures necessary for mid-rise buildings as well as all
setback and angular plane requirements. These sites
were eliminated from the selection process.
Property Width: A large number of lots within the
Study Area are too narrow to develop at heights taller
than a low-rise building. Properties less than 10 metres
in width, unless consolidated, are diﬃcult to develop.
Consolidation of multiple narrow properties is possible,
but likely to be diﬃcult and expensive and could take
many years.
Special Sites: There are several buildings/sites that the
City, consultants and community, feel contribute to the
area’s character and amenity and therefore should not
be redeveloped.
Large Buildings: Existing taller buildings and/or
buildings with a larger footprint are not likely to
redevelop in the short to medium-term.
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Based on the criteria listed above, eight potential
Opportunity Sites were identified. The following table
identifies the properties and parcel characteristics for
each opportunity site. Refer to the map on pages 46 - 47
for the location of the Opportunity Sites.

SITE DIMENSIONS (m)
BLOCK

O pportunity S ite 1 -

SITE AREA (m2)
FRONTAGE

STOREYS

1

DEPTH

Plaza and Gas Station

1750

B LO O R S T W

32.0

33.7

1,236.8

1.0

1730

B LO O R S T W

36.5

32.3

1,189.1

1.0

68.5

2

2,425.9

O pportunity S ite 2 - MIDAS
1660

B LO O R S T W

53.0

30.0

53.0

1,677.3

1.0

1,677.3

O pportunity S ite 3 - Northwest corner of Bloor Street West and Dundas Street West
1540

B LO O R S T W

31.0

Irregular

2,012.5

2.0

1542

B LO O R S T W

7.9

23.4

185.8

2.0

1546

B LO O R S T W

5.0

23.5

116.8

2.0

1548

B LO O R S T W

5.1

23.5

119.2

2.0

1550
1552

B LO O R S T W
B LO O R S T W

4.8
8.8

23.4
23.4

121.5
204.3

2.0
2.0

62.6

2,760.8

4

O pportunity S ite 4 - St. Joan of Arc Church
1701

B LO O R S T W

72.5
72.5

3

41.1

2,982.0
2,982.0

2.0

O pportunity S ite 5 - Southeast corner of Bloor Street West and Alhambra Avenue
1547

B LO O R S T W

6.7

36.8

250.8

2.5

1549

B LO O R S T W

6.7

36.8

250.8

2.5

1551

B LO O R S T W

6.7

7.61

204.3

2.5

1553

B LO O R S T W

6.7

22.5

148.6

2.5

1555

B LO O R S T W

6.7

22.5

157.9

2.5

1557
63
61

B LO O R S T W
ALHAMBRA AVE
ALHAMBRA AVE

7.1
8.7
7.4
56.8

22.6
24.3
24.2

160.5
157.9
160.5
1,566.9

2.0
2.0
2.0

5

6

O pportunity S ite 6 - Budget and Kingdom Hall
2393

DUNDAS ST W

17.9

30.4

557.4

1.0

2401

DUNDAS ST W

19.5
37.4

30.4

594.5
1,151.9

1.0

O pportunity S ite 7 - Shoppers Drug Mart and Price Chopper
2382

DUNDAS ST W

16.7

110.6

1,858.0

1

2388

DUNDAS ST W

16.9

103.3

1,740.1

1

2440

DUNDAS ST W

162.2
195.8

49.5

11,151.8
14,749.9

1.5

3.0

7

O pportunity S ite 8 - Loblaws / Zeller’s
2238

DUNDAS ST W

50.0

39.9

1,995.3

2252

DUNDAS ST W

14.0

30.4

448.0

3.0

2264

DUNDAS ST W

9.1

42.1

296.2

2.0

2280

DUNDAS ST W

Irregular

Irregular

17,317.0

1.0

2288

DUNDAS ST W

41.1

60.9

2,842.7

1.0

2290

DUNDAS ST W

32.0
146.2

Irregular

17,390.8
40,290.0

1.0

8

Note: Data / information for general reference only
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Opportunity Sites within the Study Area
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Opportunity Sites &
Approved Developments
Approved Developments
(see Section 3.1.10)
Opportunity Sites
Existing Buildings

2

1
4
NORTH

Opportunity Sites and approved developments

5.3.3 Demonstration Plans
This section provides conceptual demonstration plans
illustrating a maximum built form envelope for each of
the eight Opportunity Sites. It is important to recognize
that the built form envelope shown for each Opportunity
Site represents the maximum extent of the building mass
according to the recommendations in Section 5, but
neither represents a building design nor entitlement to a
specific density.
The built form envelopes were determined by applying
the recommendations that evolved over the course
of the Study in consideration of the objective of
accommodating additional appropriate intensification
(see Section 5.2). The envelopes address site specific
factors including site orientation as it relates to sunlight
and shadow, adjacent land uses, existing built form and
the width and type of the adjacent streets.
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The built form envelope for each Opportunity Site
assumes the following:
•

4.5 metre ground floor height for retail/commercial
oﬃce uses, and

•

3.0 metre residential floor height for the floors
above the ground floor.

As described in Section 5.2.1, there are some sites that
may, upon further analysis, be able to accommodate
taller mid-rise buildings. These sites are included as
Opportunity Sites. However, it should be noted that
a number of these sites would require consolidation
to achieve their full development potential, therefore
redevelopment in the short-term is unlikely.

7
8
6

3
5

Opportunity Sites and approved developments

not to scale

BMI/Pace in association with Poulos + Chung Ltd.
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Opportunity
Site #1
(Option 1a)

OPPORTUNITY SITE 1 - Option a

15 st

10 st

not to scale

NORTH

Units: 194 Population: 407 Retail Employees: 51
Opportunity
Site #1
(Option 1b)

KEELE SUBWAY

OPPORTUNITY SITE 1 - Option b

10 st

NORTH

Units: 52 Population: 109 Retail Employees: 20

Opportunity Site 1:
Opportunity Site 1 is located at the northeast corner of
Bloor Street West and Keele Street and is currently occupied
by a gas station and strip plaza. The sites is approximately 68
metres wide by 32 metres deep.
Any redevelopment proposal for this site should improve
the pedestrian environment by lining the street frontages
with buildings and locating parking and access from Indian
Grove. The podium height should make reference to the
existing built form adjacent and across from the site.
Two options were developed for this site, because there
was a general consensus that the gas station is an important
local and community amenity. Option 1A considers the
site as a consolidated development parcel, and Option 1B
retains the gas station site and considers the plaza as a
single site.
This site is appropriate for an increase in the maximum
allowable height because; it is buﬀered by the Keele subway
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not to scale

station to the north, it marks a major intersection and there
are no shadow impacts on the Bloor Street West sidewalk.
•

Maximum height at the corner of Bloor Street
West and Keele Street West should be 46.5 metres
(approximately 15 storeys).

•

Maximum height at the corner of Bloor Street West and
Indian Grove is 31.5 metres (approximately 10 storeys).

•

Step-backs of 5.0 metres should apply to the Bloor
Street West frontage and 2.5 metres to all other street
frontages above the podium (side step-backs as per the
recommendations in Section 5.2.3).

•

The rear 7.5 metre setback should apply.

•

Due to the proximity to the TTC station entrance at this
location, vehicular access and servicing must be located
so as not to impede transit service and pedestrian
movement.

Opportunity
Site #2

OPPORTUNITY SITE 2

10 st

BLOOR S

s
st

not to scale

NORTH

Units: 76 Population: 160 Retail Employees: 27

Opportunity Site 2:
Opportunity Site 2 is located at the northwest corner
of Bloor Street West and Indian Road. The site is
approximately 53 metres wide by 30 metres deep and is
currently occupied by a muﬄer shop.
Similar to Opportunity Site 1, the pedestrian realm in
this location could be greatly improved with a more
urban built form that frames the street and restricts front
driveways that cross the public sidewalk.
This site is appropriate for an increase in the maximum
allowable height because it is buﬀered by the TTC tracks
to the north, which are above grade at this location. As
with all properties on the north side of Bloor Street West,
there are no shadow impacts on the Bloor Street West
sidewalk.
Northwest corner of Indian Road and Bloor Street West
OPPORTUNITY SITE 1

•

Maximum height should be 31.5 metres
(approximately 10 storeys).

•

Step-backs of 5.0 metres above the podium (10
metres) should apply to the Bloor Street West
frontage and 2.5 metres to the side street frontage
(side step-backs as per the recommendations in
Section 5.2.3).

•

The rear 7.5 metre setback should apply.

OPPORTUNITY SITE 2

Model view east from the intersection of Bloor Street West and
Keele Street

BMI/Pace in association with Poulos + Chung Ltd.
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Opportunity
Site #3

OPPORTUNITY SITE 3

10 st

6 st
NORTH

15 st

not to scale

Units: 154 Population: 325 Retail Employees: 39

Opportunity Site 3:
Opportunity Site 3 is located at the northwest corner of
Bloor Street West and Dundas Street West. The site is
approximately 62 metres wide by 23 metres deep.
There is currently a development application for 1540
Bloor Street West. Opportunity Site 3 as defined in
this Study includes several properties to the west of
1540 Bloor Street West. By incorporating additional
properties, Opportunity Site 3 provides for an improved
condition that allows for full development potential
without compromising neighbouring properties, as well
as the ability to extend the rear lane.
Because of the proximity of the Dundas West station
entrance, vehicular access and servicing for Opportunity
Site 3 must be located so as not to impede transit
services and pedestrian movement. With the inclusion of
the properties to the west, access from the rear lane is
possible.
The consolidated Opportunity Site would be appropriate
for an increase in height above the maximum allowable
height, because it is at a major intersection and there are
no shadow impacts on the Bloor Street West sidewalk.
The height limit references the existing 13-storey mixeduse building at the southwest corner of Bloor Street West
and Dundas Street West.
•
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Maximum height at the corner of Bloor Street West
and Dundas Street West is 46.5 metres (15 storeys),
stepping down to 31.5 metres (10 storeys) on the
western portion of the site.
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Northwest corner of Bloor Street West and Dundas Street West

•

Step-backs of 5.0 metres should apply to the Bloor
Street West frontage and 2.5 metres to the side
street frontage above three storeys (side step-backs
as per the recommendations in Section 5.2.3).

•

Because of the proximity to the TTC station entrance
at this location, vehicular access and servicing must
be located so as not to impede transit service and
pedestrian movement.

•

The rear 7.5 metre setback should apply.

Opportunity
Site #4

10 s

OPPORTUNITY SITE 4

8 st

not to scale

NORTH

Units: 89 Population: 187 Retail Employees: 41

Opportunity Site 4:
Opportunity Site 4 is located at the southeast corner
of Bloor Street West and Indian Grove. The site is
approximately 72 metres wide by 40 metres deep and is
currently the location for the Saint Joan of Arc church,
which has no current plans to relocate.
This is one of only two Opportunity Sites located on the
south side of Bloor Street West.

Bloor Street West looking west towards Indian Grove

This site is appropriate for an increase in the maximum
allowable height because it is deep enough to provide all
the necessary setbacks and step-backs and still achieve
a mid-rise height. This site is considered an Opportunity
Site for two reasons: because of the site’s dimensions;
and, the topographic condition of Indian Road south of
Bloor Street West (slopes upwards), where the perceived
height at the rear of the site appears to be less than the
actual height. Therefore, this site may be developed
slightly above the base height of six-storeys.
•

Maximum height should be 25.5 metres (8 storeys)

•

Step-backs of 5.0 metres should apply to the Bloor
Street West frontage and 2.5 metres to the side
street frontage above the podium (side step-backs as
per the recommendations in Section 5.2.3).

•

The rear 7.5 metre setback and angular plane should
apply.

•

On the east side of the property, building setbacks
are required above the podium, because it is
recommended and anticipated that the adjacent
property remain as open space. Additionally, the
facade should be articulated at all levels.
BMI/Pace in association with Poulos + Chung Ltd.
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Opportunity
Site #5

15 st
OPPORTUNITY SITE 8

6 st

NORTH

VENUE

OPPORTUNITY SITE 5

not to scale

Units: 40 Population: 83 Retail Employees: 24

Opportunity Site 5:
Opportunity Site 5 is located at the southeast corner
of Bloor Street West and Alhambra Avenue. The
site is approximately 41 metres wide by 38 metres
deep and is currently comprised of eight separate
residential properties (six fronting onto Bloor Street
West, two fronting onto Alhambra Avenue), requiring
property consolidation, which makes it unlikely that the
redevelopment of this Opportunity Site will occur in the
short-term.
The two properties fronting onto Alhambra Avenue were
included in this Opportunity Site, because the Mixed-Use
land use designation and MCR zoning extends south to the
lane on the south side of these two properties.
This is one of only two Opportunity Sites located on the
south side of Bloor Street West.
This site is considered an Opportunity Site because the
current form and use creates an interruption in the mixeduse, main street character of Bloor Street West. Mixed-use
development with retail at-grade would help contribute
to the vibrancy of Bloor Street West and create a doublesided retail street, which is important for the viability of
retail.
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•

Maximum height should be 20 metres (6 storeys)

•

Step-backs of 5.0 metres should apply to the Bloor
Street West frontage and 2.5 metres to the side street
frontage above the podium.

•

The MCR rear 7.5 metre setback and angular plane
should apply.
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Bloor Street West looking east towards Dundas Street West

OPPORTUNITY SITE 5

Model view west from the intersection of Bloor Street West and
Dundas Street West

Opportunity
Site 6

6 st

SEA AVENUE

6 st
OPPORTUNITY SITE 6

NORTH

UNDAS STRE
ET WEST

OPPORTUNITY SITE 3

6 st

not to scale

Units: 42 Population: 88 Retail Employees: 20

Opportunity Site 6:
Opportunity Site 6 is located at the southwest corner
of Bloor Street West and Chelsea Avenue. The site is
approximately 37 metres wide and 30 metres deep and is
currently used as a car rental outlet and place of worship.
This is the only Opportunity Site on the west side of
Dundas Street West.
This site is considered an Opportunity Site because of its
dimensions and the potential to improve upon the largely
under-utilized site occupied by the car rental agency.
This entire block has a public rear lane, thereby
improving the rear transition to the neighbourhood.
Dundas Street West looking south towards Bloor Street West

•

Maximum height should be 20 metres (6 storeys).

•

The rear 7.5 metre setback and angular plane should
apply.

BMI/Pace in association with Poulos + Chung Ltd.

55

Opportunity
Site #7

OPPORTUNITY SITE 7

OPPORTUNITY SITE 6

Units: 80 Population: 168 Retail Employees: 73 Oﬃce employees: 290 (Assumes oﬃce on 2nd and 3rd floor of Dundas
Street West frontage)

Opportunity Site 7:
Opportunity Site 7 is an irregularly shaped site located on
the east side of Dundas Street West, north of the Crossways.
The site is approximately 161 metres wide by 41 metres
deep at the north and 98 metres deep at the south. The
site is currently occupied by Shoppers Drug Mart and Price
Chopper, with a large surface parking lot joining the two
existing buildings.

6 st

CN

Residential uses will require a 30 metre setback from the rail
corridor. This setback area should be developed as usable
green space for residents.
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•

Maximum height should be 20 metres (6 storeys) to
relate to the existing warehouse character.

•

Because the buildings in this location can be built with a
more “warehouse” type character, no step-backs along
the street facade are required, except where necessary
to provide for sunlight on the opposite sidewalk.
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6 st

NORTH

DUNDAS STR
EET WEST

6 st

The new street network should provide access from the
existing signalized entrance and should wrap the buildings
at the rear so that individual driveways are not required
on Dundas Street West for each building. A vehicular or
pedestrian access point could flank the north end of the site.

L

RAI

This site is considered an Opportunity Site because the built
form and surface parking that creates a void in the urban
fabric. The site is quite large and could be comprehensively
planned to provide new open spaces, streets and buildings.

6 st

not to scale

5.3.4 Opportunity Site 8 - Key Principles
Opportunity Site 8, referred to as the “Loblaws Site”,
was the subject of much discussion throughout the
Avenue Study process. The size of the site, with some
consolidation of additional street fronting properties, is
approximately 41,000 square metres.
It is important that the City require any development on
this site to be part of a comprehensive planning process
or application that includes new public streets, a public
park, open spaces, and pedestrian connections. New
public streets that connect the site to Dundas Street
West and the neighbourhoods to the south will allow this
site to become part of the overall neighbourhood fabric.
The site should support a wide range of uses, built
form and open spaces, making it a self-sustaining
neighbourhood that contributes positively to the wider
community.
Seven principles for development on this site were
developed with the community. The site should:
1.

Be a community with its own neighbourhood
character.

2.

Achieve harmonious integration with the
neighbourhood to the south.

3.

Include a public space or park that is inviting and
commodious, to serve as a gathering/recreational
space for the local and wider community.

4.

Be based on a framework for development that is
appropriate so that it the plan is “defensible”.

5.

Include a mix of uses for living, working, shopping
and recreation in the appropriate locations.

6.

Integrate community uses.

7.

Be a model of sustainable development.

The above principles are highlighted in the following
sections.

1. A community with its own neighbourhood
character.
This site has four very diﬀerent contexts that it must
address - the Dundas Street West/Roncesvalles
Avenue frontage to the west, Golden-Ritchie
neighbourhood to the south, CN Rail to the east and
Bishop Marrocco Catholic Secondary School and
playing field to the north.
The Dundas Street West frontage should be mixeduse in character and continue the retail frontage
that exists on Dundas Street West and Roncesvalles
Avenue. Street-fronting buildings will enhance the
pedestrian orientation of Dundas Street West.
The Golden-Ritchie residential neighbourhood to the
south requires a sensitive transition in built form and
use on the site. The school building presents a less
sensitive frontage as most of the school’s loading
and servicing is located on the south side of the
building. Therefore, the Demonstration Plan allows
for taller mid-rise buildings and less active frontages
along this edge.
The CN Rail boundary is also a frontage that does not
require sensitivity in terms of shadowing and privacy.
There is a requirement for a 30-metre setback from
the rail for residential uses. This setback should be
developed as usable green space and / or circulation
space.

2. Harmonious integration with the
neighbourhood to the south.
The scale of buildings at the south edge of the site
should be similar to permissions in the GoldenRitchie neighbourhood itself. The creation of a
backyard-to-backyard condition is similar to adjacent
neighbourhoods, and also provides a green/amenity
buﬀer at the south edge of the site.
By locating similarly scaled residential buildings
that are set back from the southern boundary of
the site, privacy will be maintained in the existing
neighbourhood. Residential-only buildings are
an appropriate use for the southern portion of
Opportunity Site 8.
Opportunity Site 8 will be integrated with the
existing neighbourhoods through the extension of
the public street network from the Golden-Ritchie
neighbourhood into Opportunity Site 8. This will
help create a seamless integration between the
neighbourhoods.
BMI/Pace in association with Poulos + Chung Ltd.
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3. A public space or park that is inviting and
commodious, to serve as a gathering/
recreational space for the local and wider
community.
Through the planning approval process, the City
is able to secure up to 15% of the net site area for
public park space, which is recommended to be
designed as a large, public space, becoming the
“jewel” of the community.
The usability of this new park will be enhanced by
locating it so that it is visible from Dundas Street West.
It should connect to all other adjacent open spaces the West Toronto Railpath, playing field and rail setback
- through wide, tree-lined public streets and sidewalks.
The central location of the park space makes it
accessible from both the existing neighbourhood
to the south, and the potential new residential
population within the Opportunity Site and the
wider community.
By surrounding the park with public streets,
accessibility is improved, as is visibility. Residential
and limited retail uses will line the streets that face
the park thereby creating – “eyes on the park”,
increasing safety and usability.

4. A framework for development that is
“defensible”.
A variety of building heights are recommended for
this Opportunity Site. The location of the diﬀerent
building heights respond to the existing context and
frontages of the site.
The increase in the maximum allowable height for
this site takes into account all of the desired uses
and amenities that can be accommodated on a site
of this size.
By incorporating mixed-use and appropriate
development, the Demonstration Plan implements
the Avenue and Mixed-Use Area policies in the
Oﬃcial Plan.
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5. A mix of uses for living, working,
shopping and recreation in the appropriate
locations.
Proximity to multiple modes of public transit makes
this an ideal site for employment uses. Buildings
fronting onto Dundas Street West would be desirable
locations for oﬃce uses above the ground floor.
Retail uses should line Dundas Street West,
creating a double-sided main street condition.
Parks and open spaces are of a scale that a variety
of recreational activities can be accommodated
within them. New residential development should
accommodate a number of users - families, singles,
and seniors.

6. Integrate community uses.
The site should accommodate a range of uses for the
community - including day-cares and multi-purpose
spaces suitable for programming and public use.
These uses do not need to be stand-alone buildings,
but could be accommodated in the first floor of
mixed-use buildings.
Through agreements between the City and the
Toronto District Catholic School Board, the public
could potentially take advantage of existing pool
facilities at Bishop Marrocco Catholic Secondary
School and its playing field. If an agreement is made,
the playing field will help to provide visibility and
accessibility from Bloor Street West to the new park
in addition to public access to the playing field for
active recreational uses.

7. Be a model of sustainable development
By nature of its proximity to subway stations, bus
and streetcar lines, and GO transit, this site should
have reduced parking requirements in keeping
with the requirements for Avenues with a subway
proposed in the City’s new Zoning By-law, and be a
model for alternative transportation modes.
New development on this site should be a showcase
for sustainable technologies by incorporating
sustainable materials, green roofs and alternative
energy sources such as geothermal. See Section
5.7 Sustainability for other potential methods of
incorporating sustainability.

Opportunity
Site #8

Demonstration Plan

C
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A
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L
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(Assumes oﬃce on 2nd and 3rd floor of Dundas Street West frontage)
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New pedestrian connections will improve access and visibility
to community amenities such as the Bishop Marrocco’s playing
field

Rendering of the proposed West Toronto Railpath

5.3.5 Demonstration Plan
There were a number of iterations of the Demonstration
Plan for Opportunity Site 8, illustrating the principles for
development. The Demonstration Plan illustrated on the
previous page represents the plan that best achieved
consensus on these principles, outlined in Section 5.3.4
with the community.
The Demonstration Plan is organized around a new
public street network and central public park that help to
integrate Opportunity Site 8 with the larger community.
The following sections provide a description of the
various key components.

1. New Street Network
A new public street network is essential to the
development of this site. The creation of “front doors”
and a coherent circulation network all rely on this. This
street network is recommended to be integrated into the
existing street network to the south (Herman Avenue and
Ritchie Avenue). The configuration and design of these
roads must be studied at the time of an application.
The feasibility of a new traﬃc signal at the intersection of
the new east-west street and Dundas Street West should
be considered.
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2. Parks & Open Space
A key feature of the Demonstration Plan is the provision
of a large, central public park. The City is able to secure
up to 15% of the site’s net area through planning
approvals for large sites. This Study recommends that the
public park be located in one consolidated area.
Integral to the functionality of this park is its central
location in proximity to Dundas Street West, for visibility,
and to the Golden-Ritchie neighbourhood to the south.
The Demonstration Plan’s network of streets, sidewalks
and open spaces connect the park to the new and
existing communities, creating a highly-accessible and
visible open space.
The 30-metre setback required along the rail corridor
should be developed as usable green space that is
well landscaped and accessible to promote a positive
condition between the site and the rail.
New open space and pedestrian connections should
improve on the visibility and accessibility of existing
amenities including the Bishop Marrocco school playing
field and the West Toronto Railpath.
The Demonstration Plan creates a balance of public park
and green space as well as private and semi-public open
spaces.

A large, central park should be located in a highly visible
location with in the Loblaws site

Wide tree-lined pedestrian connections should be incorporated
in the development plan

3. Pedestrian Connections

5. Parking & Servicing

Wide, tree-lined sidewalks should connect Dundas Street
West and the green space along the rail setback.

The Demonstration Plan does not illustrate specific
locations for parking, servicing, and loading, but
recommends general principles for the positive
integration of parking and servicing.

The primary pedestrian connection will be along a new
east-west street from Dundas Street West. This new
street should have wide sidewalks with large canopy
shade trees, creating a green “spine” through the new
development and linking the rail setback, central park
space and Dundas Street West.
North-south pedestrian connections, through mews type
streets or mid-block breaks, should link the new public
park to the school playing field on Bloor Street West.

Garage and loading entrances should be located away
from residential frontages and park spaces. At the
northwest end of the site, these uses should occur
internal to any new building adjacent to the school
building and accessed from the new north-south street.

The redevelopment of this site would allow for significant
improvement in the sidewalk conditions along Dundas
Street West. Buildings along Dundas Street West should
be setback from the property line, where necessary, to
create a 4.8 metre wide sidewalk.

The Demonstration Plan illustrates building footprints
that would allow for below-grade parking, which would
be necessary to accommodate the densities and heights
illustrated here. Short-term, on-street parking should
be integrated to serve the needs of visitor parking,
convenience retailers and other community services such
as day-cares.

4. Focus on Grade-level Uses

Also see Section 6.3.4 Servicing & Loading for further
guidelines.

New development on this site should provide housing
to accommodate a number of users, including families,
singles and seniors. The creation of grade-related
residential units is key to creating this balance. Buildings in
groups C and D, have been configured to accommodate a
large number of units that front onto either public streets
or pedestrian mews. Building E also creates this condition,
whether the built form is a regular or stacked townhouse.
See Section 5.3.6 Building Typologies for a description of
all building types illustrated in the Demonstration Plan.

BMI/Pace in association with Poulos + Chung Ltd.
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5.3.6 Demonstration Plan - Building Typologies
In terms of building mass, the Demonstration Plan is divided into five groups of
buildings (A to E). Each building group addresses one or more aspects of the
seven development principles.

A. Street-related Mixed-Use Buildings
•

The Dundas Street West frontage in this location is quite fragmented in
its current condition; including one-storey buildings, wide driveways and
multiple curb-cuts that create an unattractive pedestrian realm.

•

Building Group A should line the Dundas Street West frontage with midrise, mixed-use buildings that retain the character of the Roncesvalles
Avenue main street, so that retail uses can create a continuous retail
frontage.

•

Oﬃce or residential uses could be located above the first storey.

B. Street-related Mixed-Use Building with Large Footprint
•

Like Building Group A, Building Group B will frame Dundas Street West
with a mid-rise mixed-use building. The footprint of this building has been
illustrated as a large format building (approximately 4,000 square metres)
to accommodate a use such as a grocery store. Floorplate size could vary
depending on uses. This could potentially replace the current Loblaws or
other large retail stores on one or multiple floors of this building.

•

Provide active retail entrances along Dundas Street West and the new public
street frontage.

C. Mid-Rise Residential Buildings
•

This grouping of buildings would likely be residential-only, with some
convenience retail (e.g. dry cleaners, convenience stores, etc.) and / or
community space on the ground floor, likely at the corners. Any more
substantial retail uses are recommended to be located within Building groups
A and B, to improve both traﬃc circulation and visibility.

•

The tallest buildings are recommended in this location. The tallest building
is 11 storeys at the farthest northeast corner. A semi-public open space
connection runs north-south between these two buildings, creating a link
between the new park space and the school playing field.

•

Buildings are oriented to frame the new east-west street, and provide a mix
of unit size and type.

D. Mid-Rise Residential Buildings with Townhouses
•

The uses in Building Group D would be similar to Building Group C, with a
residential focus oﬀering a range of housing options. These buildings are sixstoreys along the new east-west street and transition down to three-storeys.
The three-storey buildings should frame the park, creating an urban setting
where the park is in full view at all hours of the day.

•

The green spaces created by the C-shaped buildings could be developed as
private yard space or semi-public courtyards.

•

There is an opportunity for day-care uses in proximity to the public park.

E. Low-Rise Residential Townhouses
•
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The southern boundary of the site is flanked by three-storey townhouses
with backyards at the south edge. This creates a similar transition to
the existing neighbourhood to the south. A smaller parkette, which is
a continuation of the network of green space, is located next to the
townhouses.
Bloor-Dundas ‘Avenue’ Study

A variety of housing forms should be integrated
within Opportunity Site 8

Dedicated bicycle lanes

Building setbacks from the property
line create wider sidewalks

On-street parking will be maintained
where possible on Bloor Street West

5.4 Transit & Street Improvements
Recommendations in Section 5.4 Transit & Street Improvements were developed jointly by BMI/Pace and Poulos +
Chung Limited. The consultant team attended several meeting with City divisions involved in traﬃc, transportation,
transit and streetscape decisions, as well as external agencies, including the TTC and GO Transit to discuss
recommendations for transit and street-related improvements.

5.4.1 Improved Access to Transit
The need to improve pedestrian access to Dundas West
subway station has been identified by the community
and City in this and previous studies, as described in
Section 3.1.6. One solution, also identified in the BloorLansdowne Avenue Study, is the development of an
additional entrance/exit on the east side of Dundas
Street West. If feasible, this would help alleviate
the problem of mid-block crossing and pedestrian
safety in the long-term. This Study reiterates this
recommendation. In the interim, there may be other
urban design solutions to this, including:
1.

Widen the east-west crosswalk on the north side
of the Bloor-Dundas intersection and create a
highly-visible, marked walkway with special paving
treatments. This will help to draw pedestrians to
the crosswalk rather than crossing to the north
of the intersection. Any widening would have to
be evaluated against potential delay impacts on
streetcar operations.

2.

Widen the west sidewalks on Dundas Street West
between Bloor Street West and the Dundas West
subway entrance. The current sidewalk is quite
narrow and by creating a wider sidewalk with
amenities and trees, pedestrians will be encouraged
to use this sidewalk. This will also be an important
improvement as the residential population of the
area increases.

3.

Improve the visibility of the Dundas West TTC
entrance. By making the TTC entrance visible
from all corners of the Bloor-Dundas intersection,
pedestrians will be able to choose their path
accordingly, preferably using the west sidewalk.

The Keele subway station also suﬀers from a lack of visibility
from the intersection, and the pedestrian realm surrounding
the entrance is not particularly attractive. The area
surrounding the Keele station entrance and the east sidewalk
of Keele Street should be designed with improved pavement
markings, amenities and trees. Treatment of the underpass
area should also be considered. For example, murals have
been used to help beautify underpasses elsewhere in the city.

BMI/Pace in association with Poulos + Chung Ltd.
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Existing R.O.W. conditions on Bloor Street West looking west
towards Indian Road

Existing R.O.W. conditions on Bloor Street West looking east
towards Dorval Road

5.4.2 R.O.W. Recommendations
The preferred right-of-way options developed in this report present options for improving on the identified shortfalls.
The Bloor Street West right-of-way is lacking certain amenities that are desired by the local and wider communities.
Some of the shortfalls identified through the Bloor Street Visioning Initiative and the Avenue Study process included,
a lack of dedicated cycling lanes, no all-day on-street parking, narrow sidewalks and high traﬃc speeds.

5.4.2.1 Bloor Street West R.O.W.
As part of the design workshop, and throughout the
Avenue Study process, participants were presented with
a number of options for the reconfiguration of the Bloor
Street West right-of-way.
The following right-of-way options were developed
in consultation with Poulos + Chung and through
discussions with City staﬀ.

SHORT TERM
The short-term options included modifications that could
be incorporated quickly, such as re-striping. Community
members stressed the importance of on-street parking to
support local businesses and dedicated bike lanes.
LONG TERM
When road reconstruction occurs over the long-term,
further enhancements should be introduced. One of the
primary goals is to reduce traﬃc speeds, and create a safe
and welcoming environment for walking and cycling. A
key recommendation was to narrow both the pavement
width and the number of travel lanes, while including onstreet parking and dedicated bike lanes. By narrowing the
pavement width, the boulevard width can be increased
and utilized for tree planting and street furniture.
Given the preference for a reduction in the number of
general purpose travel lanes through the Study Area,
a comprehensive traﬃc needs evaluation should be
undertaken, further to the direction identified by this
Study. The preferred options are illustrated on the
following pages.
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Preferred Short-Term Options

ShortTerm

Three lanes with dedicated bike lanes and parking
on one side

Op. 1

Advantages
•
•
•
•

Dedicated, marked bike lanes on
both sides of the street
On-street parking on one side of
the street throughout the day
A reduction in travel lanes (4-3)
- traﬃc calming
Minimal costs - restriping

Disadvantages
•
•
•
•

Asymmetrical road configuration
Reduced availability of on-street
parking (on one side only)
Reduced vehicular capacity by
one lane
Diﬃcult to transition at
intersections at boundary of the
Study Area

BMI/Pace in association with Poulos + Chung Ltd.
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ShortTerm

Two travel lanes with striped - median and dedicated bike
lanes

Op. 2

Advantages
•
•
•
•
•

Dedicated, marked bike lanes on
both sides of the street
On-street parking (on one or
both sides of the street)
A reduction in travel lanes (4-2)
- traﬃc calming
Minimal costs - restriping
Centre median in the middle of
the R.O.W. - traﬃc calming

Disadvantages
•
•
•
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Painted median may be
unattractive
Potential environmental
assessment (timing/cost)
Reduce vehicular capacity by two
lanes
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Preferred Long-Term Options

LongTerm
Op. 1

Dedicated bike lanes, bump-out parking, widened sidewalks and
two-travel lanes

Advantages
•

•

•
•
•

Significant reduction in
pavement width and additional
boulevard space
On-street parking is in bumpouts and can therefore be used
all day
Bump-outs can be used for
additional streetscaping
A reduction in travel lanes (4-2)
- traﬃc calming
Dedicated marked bike lanes on
both sides of the street

Disadvantages
•
•

•
•

Potential for conflict between
on-street parking and bicycles
Change in cross-section
throughout the short distance
of Bloor Street West may be
confusing to drivers and cyclists
Potential environmental
assessment (timing/cost)
Snow clearing in bump-outs may
be diﬃcult

BMI/Pace in association with Poulos + Chung Ltd.
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LongTerm

Dedicated bike lanes, all day on-street parking, widened
sidewalks and two travel lanes – Symmetrical Boulevard

Op. 2a

Advantages
•

•
•
•
•

Widened boulevard creates
opportunities for greening the
street
On-street parking is maintained
on both sides of the street
Snow can be cleared easily
A reduction in travel lanes (4-2)
- traﬃc calming
Dedicated marked bike lanes on
both sides of the street

Disadvantages
•
•
•
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Reduced travel lanes
Potential environmental
assessment (timing/cost)
Separation between bike lane
and on-street parking may not
be wide enough, increasing
potential for vehicle-bicycle
conflict

Bloor-Dundas ‘Avenue’ Study

LongTerm
Op. 2b

Dedicated bike lanes, on-street parking, widened sidewalks and
two travel lanes – Asymmetrical Boulevard (south sidewalk wider)
Advantages
•

•
•
•
•

•

Widened boulevard creates
opportunities for greening the
street
Dedicated marked bike lanes on
both sides of the street
On-street parking is maintained
on both sides of the street
Snow can be cleared easily
Gives prominence to the south
boulevard which provides a
direct connection to High Park
A reduction in travel lanes (4-2)
- traﬃc calming

Disadvantages
•
•
•

Reduced travel lanes
Potential environmental
assessment (timing/cost)
Separation between bike lane
and on-street parking may not
be wide enough, increasing
potential for vehicle-bicycle
conflict
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Section through Dundas Street West south of Bloor Street West

5.4.2.2 Dundas Street West R.O.W.
The existing Dundas Street West right-of-way is 20
metres, with streetcar infrastructure for routes travelling
south of Bloor Street West. Any redesign of the street
layout will need to accommodate the existing streetcars
and buses.
Through redevelopment, sidewalk widening should be
undertaken by setting buildings back from the front
property line. The sidewalk width for Dundas Street West
should be a minimum of 4.8 metres wide.

North of Bloor Street West
Existing public sidewalk

This could be accomplished along the entire east side
of Dundas Street West through the redevelopment of
only a few large properties. As these large properties
redevelop, there will be additional pedestrian volumes
in the community and improvements to sidewalks will
facilitate pedestrian mobility. On the west side, a 4.8
metre wide sidewalk will be more diﬃcult to achieve
because most of the parcel fabric is narrow and under
separate ownership.
As noted earlier, the sidewalks on the west side of
Dundas Street West, immediately north of Bloor Street
West, are particularly narrow and in need of widening
to improve pedestrian movement to the TTC’s Dundas
Street West station.
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South of Bloor Street West
New development on Dundas Street West should be setback
from the property line to create a wide sidewalk

Bump-out at the northwest
corner of Boustead Avenue and
Roncesvalles Avenue

Existing crossing conditions at Dundas
Street West and Boustead Avenue

Improved crossing conditions at Dundas
Street West and Boustead Avenue

Proposed left-turn
lane stop line
Proposed through
lane stop line

Existing condition at Dundas Street West north of
Boustead Avenue

Improved conditions at Dundas Street West north of
Boustead Avenue

5.4.3 Dundas-Roncesvalles Intersection

5.4.4 New Street Connections

The intersection of Dundas Street West and Roncesvalles
Avenue is problematic for pedestrians. The narrow
sidewalk on the west side of Dundas Street West is
further constrained by a utility pole, which contributes
to an unpleasant walking experience and limits the space
for pedestrians waiting to cross the intersection.

Due to the historic development patterns of lots adjacent
to the CN rail tracks, the finer grain street network was
never introduced on the east side of Dundas Street West.
This has caused the east-west street grid to end abruptly
at, or just before Dundas Street West. The introduction
of a consistent street network on the larger sites on the
east side of Dundas Street West will increase continuity
of the established neighbourhood. New streets will also
create smaller lot sizes allowing opportunities for more
appropriately-scaled attractive developments.

The two-stage pedestrian crossing at this intersection
is currently the most viable and safest method for
pedestrians crossing the street south of Bloor Street
West. The following recommendations will improve the
pedestrian environment at the Dundas Street West and
Roncesvalles Avenue intersection:
•

Introducing a bump-out (sidewalk widening) near
the intersection north of Boustead Avenue by
narrowing the outside southbound travel lane to
create a wider waiting area and shorter crossing
distance for pedestrians.

•

Stagger the stop lines for the two southbound lanes
to improve pedestrian visibility of southbound traﬃc
along Roncesvalles Avenue.

•

Other methods to improve safety and make the
pedestrian crossing more visible including restriping the
pedestrian crossing and improving / enlarging signage.

There are very few controlled pedestrian crossing points
in the Study Area. A new pedestrian crossing should be
considered along Bloor Street West towards Dorval Road
to facilitate pedestrian crossings and retail interaction
between both sides of the street.

BMI/Pace in association with Poulos + Chung Ltd.
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Redeemer Lutheran Church open
space

There is very little vegetation on Dundas
Street West

Streetscape conditions on Bloor Street West

5.5 Open & Green Space
As identified in Section 3.1.9, the Study Area lacks public
parkland. There are a number of improvements that can
be made in both the public and private realm to provide
new green space opportunities.

5.5.1 Open Space in New Development
When Opportunity Site 8 redevelops, there is an
opportunity to create a large, green public park. This
park should be connected to other adjacent open spaces,
including the West Toronto Railpath and the playing field.
See Section 5.3.5 for further details regarding potential
for a public park on Opportunity Site 8.
Opportunity Site 7 is also large enough to incorporate
some green open space - which could be public or semipublic.
Any residential developments on the east side of Dundas
Street West will require a 30-metre setback from the CN
Rail. This space should be developed as usable green space,
but should not be the primary green space where there
is adequate space on a large site to provide an alternative
open space. Planting and fencing should be used to create a
buﬀer between this green space and the rail corridor.

5.5.2 Existing Open Spaces
In addition to acquiring new public parkland through the
redevelopment of larger sites, which will gradually occur
over a number of years, the Study Area contains two
private open spaces with the potential to provide greater
public amenity for the community.
The community identified the intersection of Bloor Street
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West and Indian Road as a focal point for this part of
Bloor Street West, making this an ideal location for a
publicly-accessible green space. The southwest corner
of Bloor Street West and Indian Road is occupied by
the small building for the Church of the Redeemer and
the associated open space. This open space could be
improved upon for public use, should the church ever
wish to enter into an agreement with the City.
As described in Section 3.1.9, the Bishop Marrocco
playing field could be a great resource to the community.
It could accommodate recreational programs and
activities outside of school hours. The City should seek
to enter into an agreement with the Toronto Catholic
District School Board for public use of the playing field.

5.5.3 Streetscape
Through the widening of sidewalks on Bloor Street
West, new trees and landscaping treatments should be
introduced along the length of the street. Landscaping
guidelines are further discussion in Section 6.1.5. Along
the south side of Bloor Street West, an enhanced
streetscape with large canopy shade trees and a wide
sidewalk can create a “green link” to High Park. Welldesigned raised or flushed planters should be better
integrated with the new landscape treatment.
The R.O.W. allowance on Dundas Street West is not
as wide as Bloor Street West and may not be able to
accommodate the same treatment. Any landscape
treatment on Dundas Street West will have to allow a
minimum 2.0 metres clear sidewalk. Improvements should
occur at the time of redevelopment of individual sites.

Green spaces should be incorporated in the large developments and should
incorporate publicly accessible seating and public art

The proposed West Toronto Railpath
- Photo courtesy of the West Toronto
Railpath

5.6 Community Services & Facilities
Section 3.1.8 highlights City Planning’s Community
Services and Facilities Assessment for the larger area.
To address service and facilities needs, the Assessment
recommends that as new development occurs in the
Bloor-Dundas ‘Avenue’ Study area, consideration be
given to the provision of the following:
•

New non-profit day-care facilities providing licensed
child care spaces to serve current and future
demand. Infant and toddler (aged 0 to 5 years)
space is in particular need.

•

Multi-purpose / recreation facilities for a changing
array of programs to meet the needs of an evolving
and growing population. Further consultation with
the service agencies and the City will be required
during the application review process for new
development to assess their particular needs and
ensure that suitable space is obtained.

•

Additional public parkland in the immediate area
to provide a variety of park types and recreational
opportunities for existing and future residents.

•

Increased public access to the playing field, as
well as the indoor swimming pool located in
Bishop Marrocco Secondary School as a means
of compensating for the loss of the aquatic
programming at Keelemount Public School.

BMI/Pace in association with Poulos + Chung Ltd.
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Green roofs minimize water runoﬀ

Precedent of a living wall

5.7 Sustainability
During the Study process, residents identified
sustainability as an important objective for new
development and the overall community. With the
potential for growth in this area, the need to reduce
environmental impacts, provide renewable energy
generation and incorporate sustainable design into
buildings and open spaces, will help in creating a
comprehensive and sustainable, mixed-use community.
This section outlines Toronto’s approach – through
regulations, initiatives and programs for incorporating
sustainability into city building practices.

5.7.1 Sustainable Regulations
TORONTO GREEN STANDARD
The Toronto Green Standard (TGS) is two-tiered a set
of performance measures that promote sustainable
development. The Standard represents Toronto’s
approach to greening development practices in multi-unit
high-rise residential buildings, institutional, commercial
and industrial buildings and low-rise residential and nonresidential development.
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Tier 1 is secured through the planning approvals process
and will be validated by the City. Tier 2 is achieved by
way of incentives and will be validated by a third party
review. A Development Charge Refund of 20 percent will
be available for new development that achieves Tier 2. A
full launch of the two-tiered Toronto Green Standard is
anticipated for September 2009.
There are two guideline documents available which
provide design strategies to implement some of the
performance measures of the TGS: ‘Bird Friendly
Development Guidelines’ and ‘Design Guidelines for
Green Surface Parking Lots’ (discussed below).
The TGS and the guidelines can be viewed on the City’s
website: www.toronto.ca/planning/greendevelopment.htm
New development on Bloor Street West and Dundas
Street West will have to implement Tier 1 of the TGS.
This will contribute towards building a sustainable
community.

Green roofs can be designed to be an integral part of a new building (Mountain Equipment Co-op’s green roof on left) or be installed
on an existing building (410 Richmond on right)

GREEN ROOF BYLAW

RENEWABLE ENERGY GENERATION & DISTRIBUTION

The City’s Oﬃcial Plan supports the use of green roofs as
an innovative approach to reducing the urban heat island
eﬀect in Toronto.

In March 2008, Toronto City Council passed a Zoning
By-law Amendment to permit the use of renewable
energy (i.e. Solar Energy and Wind Energy Devices) and
cogeneration (simultaneous production of heat energy
and electrical energy or mechanical power from the
same fuel in the same facility) devices in all zones, and
to permit the distribution of energy produced by those
devices.

In May 2009, Toronto City Council passed a Green Roof
By-law, under the authority of the City of Toronto Act,
requiring green roofs on certain types of new buildings
and establishing a construction standard for green
roofs. Toronto is the only city in North America with a
By-law that both requires green roofs and establishes
the construction standards for them. The By-law can
be viewed on the City’s website: www.toronto.ca/
greenroofs.
The By-law applies to new development with a gross
floor area of over 2,000 square metres in the Study
Area. Green roofs can also be installed on smaller
developments and can be secured through the City’s
planning approval process.

Development in the Study Area, particularly on larger
sites (e.g. Opportunity Site 8), could incorporate
sustainable energy production and distribution systems,
and should be considered as part of any comprehensive
redevelopment application.

BMI/Pace in association with Poulos + Chung Ltd.
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Environmentally sustainable principles can be incorporated into new development in a number of ways

5.7.2 Sustainable Initiatives
There are a number of City-led sustainable initiatives that
new and existing developments in the Study Area could
benefit from.

TOWER RENEWAL PROJECT
The Tower Renewal Project combines green technology
with neighbourhood revitalization projects to make
stronger, greener communities across Toronto. The focus
of the project is the city’s more than 1,000 residential
apartment towers. In 2007, four pilot sites were chosen,
one in each Community Council area. More information
can be viewed at: www.towerrenewal.ca. Existing
apartment buildings in the Study Area could benefit from
this initiative in the future.
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TOWERWISE
TowerWise is intended to support and complement the
Tower Renewal Program to improve the energy eﬃciency
of residential high-rise buildings. The TowerWise program
works by bringing developers, building managers and
residents together to improve the energy eﬃciency and
comfort of both newly built and existing structures.
Toronto Atmospheric Fund’s (TAF) TowerWise initiative
can be used to improve the eﬃciency of existing
apartment buildings in the Study Area. More information
can be viewed at: www.towerwise.ca

Green roofs help minimized water run-oﬀ

Green roofs can expand the potential usable outdoor
space of the site

5.7.3 Sustainable Programs
The City oﬀers a number of programs providing
opportunities for existing and new developments to
incorporate sustainable infrastructure. Some of these
programs are highlighted below.

TORONTO ATMOSPHERIC FUND
The Toronto Atmospheric Fund (TAF) was established
in 1991. The goal of TAF is to provide grants and loans
for Toronto-based initiatives that combat global climate
change. Residents can receive financial assistance
through one of TAF’s priority interests: FleetWise,
LightSavers, Solar Neighbourhoods and TowerWise
program. More information can be viewed on the City’s
website: www.toronto.ca/taf

ECO ROOF INCENTIVE PROGRAM
The Eco-roof incentive program oﬀers incentives to
retrofit existing industrial, commercial or institutional
buildings with a green (vegetated) roof or a ‘cool’ roof.
The Program oﬀers $50 per square metre up to $100,000
for a green roof, and $2 per square metre for coating
or $5 per square metre for a new roof membrane up to
$50,000 for a cool roof. Details can be found at City’s
website: www.toronto.ca/livegreen/bus_eco-roof.html

SOLAR NEIGHBOURHOODS
Solar Neighbourhoods is a joint project between the TAF,
Toronto Energy Eﬃciency Oﬃce, Toronto Environment
Oﬃce and Toronto Hydro. The goal of the project is to
implement the use of solar hot water systems across the
City. The pilot project was introduced in Riverdale-Ward
30 in 2009. A City-wide solar hot water campaign will
roll out in 2010. Larger sites, particularly Opportunity
Sites 7 and 8, should be leaders in this initiative. More
information can be viewed on the City’s website: www.
toronto.ca/taf/solar.htm

BMI/Pace in association with Poulos + Chung Ltd.
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Landscape elements should be used to minimized water run-oﬀ

Native plant material should be used wherever possible

5.7.4 Addressing Surface Run-Off
The Toronto Green Standard sets out performance
measures and implementation strategies for storm
water retention and run oﬀ, which are derived from
the Wet Weather Flow Management Guidelines. New
development and reconstruction of the Bloor Street West
and Dundas Street West rights-of-way should incorporate
the following practices to manage storm-water:
•
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Landscaped areas should be maximized to increase
the total amount of water infiltration. Where there
is minimal available area, landscaped green roofs
should be employed. Landscape designs should
incorporate a wide range of strategies to minimize
water consumption, e.g. native species, use of
mulches and compost, alternatives to grass and
rainwater collection systems.

•

Paved areas should be minimized and use permeable
pavers to maximize surfaces that absorb water and
filter pollutants.

•

Parking areas should use permeable pavers to
allow infiltration, and be graded to drain into
vegetative or grassy swales incorporated in a
project or perimeter landscaping. City Planning’s
Design Guidelines for ‘Greening Surface Parking
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Lots’ provides design alternatives to implement the
sustainable performance measures of Tier 1 of the
Toronto Green Standard. The Guidelines available
on the City’s website at: www.toronto.ca/planning/
urbdesign/greening_parking_lots.htm
•

The surface area of streets, driveways and parking
areas should be as small as possible within allowable
standards.

•

Well-drained snow storage areas should be provided
on each site in locations that enable melting snow to
enter a filtration feature prior to being released into
the storm water drainage system.

6
DESIGN
GUIDELINES
The urban design guidelines in this section build on the feedback received throughout the course of this Avenue Study
and incorporates best practices for buildings and streetscape design.
The design guidelines are intended to improve the appearance and functionality of Bloor Street West and Dundas
Street West for local residents, visitors, business owners and patrons. The Urban Design Guidelines in Section 6 should
be read in conjunction with Section 5 Community Framework.

6.1 Public Realm
Improving the public realm for pedestrians, cyclists and
transit users will contribute to a livable and animated
streetscape. Section 5 Community Framework identified
recommendations related to improvement of the public
realm through both City initiatives and improvements
that can be made through redevelopment of private
property. These include changes to the street cross
section, integration of large, public open spaces through
comprehensive site planning (i.e. Loblaws site) and
enhancements to the boulevard to increase tree planting
and create wider sidewalks. As properties on Bloor
Street West and Dundas Street West redevelop, it will be
increasingly important to improve the public realm.
Bloor Street West already has wide sidewalks, and
is identified to be resurfaced in 2013 in the City’s
Transportation Capital Works Plan. Through street
reconstruction, the City will be able to incorporate the
recommendations for the R.O.W. as identified in Section
5.4 of this document, which includes dedicated, marked
bike lanes and wider sidewalks. The importance of Bloor
Street West as a pedestrian and cycling connection to
High Park should be emphasized through the streetscape
design, R.O.W. cross section and landscape treatments.
Civilizing the streetscape will occur through wider
boulevards and de-emphasizing vehicular traﬃc.

Dundas Street West has fewer opportunities for
streetscape improvements in the public realm because
the narrower right-of-way and streetcar infrastructure
limit the modifications that can be made to the street
cross section. However, because of the significant
redevelopment opportunities along the length of
the east side of Dundas Street West within the Study
Area, numerous improvements can be made through
redevelopment of private properties. New building
frontages on the Dundas Street West Opportunity
Sites will begin to create a continuous street-wall that
frames the street and will be set back to create a wider
boulevard than what currently exists. Within the larger
redevelopment sites (Opportunity Sites 7 & 8) new
streets will connect the Dundas Street West frontage
to new open spaces located within these sites. These
new public streets should be treated in a similar manner
to enhancements proposed for Bloor Street West and
Dundas Street West, with trees, furnishings and wide
sidewalks.
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79

Building

Frontage and
Marketing Zone

Pedestrian
Clearway

Edge Zone

Furnishing and
Planting Zone

Parking

PL

Sidewalks along Bloor Street West and Dundas Street West
should be a minimum of 4.8 metres wide

The four zones of a typical Main Street.

6.1.1 Boulevards
Most boulevard improvements will only be possible
through redevelopment of the Opportunity Sites
(or other sites) or at the time of curb and roadway
reconstruction. As mentioned previously, according
to the City’s Transportation Services Division, Bloor
Street West from Keele Street to the CN Rail corridor is
planned for resurfacing in 2013 and Dundas Street West
from Glenlake Road to Boustead Avenue is anticipated
to be scheduled for resurfacing in a 6 to 10 year time
frame. Resurfacing work typically consists of repaving
the roadway completely, combined with localized “state
of good repair” work to damaged curbs, boulevards
and sidewalks. These dates are based on City priorities,
funding and coordination of work.
The boulevard should be a minimum of 4.8 metres
(distance between the curb and the building wall) along
Bloor Street West and Dundas Street West. Where this
minimum is not achievable within the public R.O.W.,
buildings may need to be set back at-grade in order to
achieve this width.
The City’s requirements for boulevards on “Typical Main
Streets” in the Vibrant Streets Manual should be adhered
to for the redesign of both Bloor Street West and Dundas
Street West. The elements of the Typical Main Street
includes four zones, described as follows:

FRONTAGE & MARKETING ZONE
•

PEDESTRIAN CLEARWAY
•
•

•
•

•
•

Will contain street furniture, street trees, street
lighting and other fixed objects.
Incorporate street trees along all sidewalks and
walkways facing streets and open spaces in a 1.8
metre wide tree trench.
Tree pits may be covered or open pits with plantings.
Snow storage will likely occur in this area and all
elements should be designed to accommodate and
withstand snow loading.

EDGE ZONE

•
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A minimum pedestrian clearway of 1.7 to 2.1 metres
is required for all sidewalks.
May include demarcated areas along sidewalks
where vehicles may encounter pedestrians along
their route (i.e. at drive aisles, crosswalks and
intersections) through the use of accent paving.

FURNISHING & TREE PLANTING ZONE

•

80

New seating areas and patios that will accompany
new mixed-use developments in this zone.

Should be a hard surface contiguous with the grade
of the Furnishing and Planting Zone.
Located next to the curb.

Treatments in the pavement will provide visual cues to
pedestrians

Astral Media Outdoor LP’s street furniture design

6.1.2 Special Treatments

6.1.3 Street Furniture

As part of the enhancement to the boulevard on both
Bloor Street West and Dundas Street West, there are
many opportunities to create focus areas or call attention
to important area amenities, such as High Park and the
high level of transit service through two TTC stations.

For future boulevard widenings through road
reconstruction and/or redevelopment, it will be
important to properly locate any new street furniture
and amenities to ensure that they not impede pedestrian
movement. Street furniture should be placed in the
Furnishing and Tree Planting Zone (See Section 6.1.1).

CONNECTIONS TO HIGH PARK
Bloor Street West provides an important connection
to High Park for pedestrians, cyclists and drivers alike.
Special paving or signage markers should be designed
in conjunction with an enhanced landscape treatment
that identifies Bloor Street West as a primary connection
to High Park. This may include small scale plaques,
pavement designs, or other signage.

Other guidelines for street furniture include:
•

Streetcar stops along Dundas Street West should
include a shelter with interior bench and a litter/
recycling bin.

•

The City should select strategic locations for
groupings of furniture that would benefit adjacent
retail establishments and the public. For example,
litter/recycling bins are appropriate on the sidewalk
near food establishments and groupings of benches
are welcome near cafes and patios. Furnishings
should be placed at regular intervals along Bloor
Street and Dundas Street.

•

Groupings of benches should be located in new
green/park spaces throughout the Study Area. In
particular, the central public park in Opportunity Site
8 should have ample seating for local residents and
patrons.

ACCESS TO TRANSIT
The usability of the TTC stations in the Study Area is not
just about the physical location of entrances, but the
visual “cues” to locate the entrances. The appearance
and visibility of these access points are just as important.
Improvements could include pavement markings, public
art, signage, bicycle parking, or façade treatments.
Special paving or wide crosswalks should be designed for
TTC entrances and intersections adjacent to TTC stations.
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Dedicated cycling lanes are recommended for the
Bloor Street West R.O.W.

Bicycle racks should be located at subway entrances and along sidewalks
in the Study Area

6.1.4 Provisions for Cycling
Bloor Street West is an important east-west route for
people commuting by bicycle within the city. High Park
also attracts numerous cyclists, as it is an important
recreational amenity. Therefore, dedicated cycling lanes
will play an important role along Bloor Street West in this
area.
This Study recommends on-street cycling lanes for
the Bloor Street West R.O.W. within the Study Area.
Dedicated cycling lanes can be introduced into the
existing paved street through re-striping. The two
preferred short-term options for the Bloor Street West
R.O.W. include dedicated cycling lanes (see Section
5.4.2). This may eventually become part of a larger
cycling network as the City is currently studying the
feasibility of bike lanes along the entire length of Bloor
Street West.
The accommodation of convenient bicycle parking
is an essential element in support of the progressive
implementation of cycling in the area. Bike racks should
be placed in highly active pedestrian areas, including
the TTC subway entrances and where space permits
along sidewalks between street trees in the Furnishing
and Tree Planting Zone. The placement of racks within
the pedestrian realm should not impede pedestrian
movement.
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New development must also provide substantial bicycle
parking facilities for both residents and visitors. Resident
bicycle facilities should be located on the ground floor
or on the first level below grade of a building, while
visitor bicycle facilities should be located on the ground
floor in highly visible, weather protected locations. City
Planning’s Guidelines for the Design and Management of
Bicycle Parking Facilities should be followed. Guidelines
are available on the City’s website at: www.toronto.ca/
planning/bicycle_parking_guide.htm#bicycleguidelines
Other guidelines for the placement of bicycle racks
includes:
•

Bicycle racks should generally be installed at regular
intervals along Bloor Street West and Dundas Street
West to promote cycling and support new cycling
lanes.

•

The post-and-ring design constructed of aluminium
or galvanized steel is preferred as larger units can
impede pedestrian movement and snow clearing.

•

The number and configuration of bike racks at any
location should be evaluated on a case-by-case basis.

Tree plantings should not impede the pedestrian flow

Free standing planters on private property should be used
where tree plantings are not feasible

6.1.5 Landscaping
Greening Bloor Street West and Dundas Street West will
create a visual continuity within the Study Area and will
reinforce the presence of a significant natural resource
just outside the Study Area - High Park. Trees will provide
shade and visual enclosure within the boulevards,
giving the street a human-scale, even in the presence of
potentially taller buildings.
•

New landscape treatments should be coordinated
with the existing mature trees that line segments of
Bloor Street West to create a strong visual green link
to High Park. The Bloor Street West long-term R.O.W.
options illustrate how a widened boulevard on either
side of the street can be accommodated (see Section
5.4.2.1).

•

When Opportunity Site 8 redevelops, any new
streets that connect Dundas Street West to a central
public park and an open space along the rail corridor
within the site should be connected by wide, treelined sidewalks.

•

Street trees should be planted with appropriate soil
volume in continuous tree trenches as identified
by the City of Toronto’s standards, to allow for full
growth and to ensure their long-term viability.

•

Where occasional compaction of planting soil
is anticipated, the use of soil cells should be
considered.

•

Only species that are tolerant of urban conditions
should be used. Mono-cultures should be avoided
and tree selection should be context specific, i.e.
trees with narrow growing canopies should be
selected for areas where mature canopy space may
be limited.

•

Existing significant trees, tree stands, and vegetation
should be protected and incorporated into
streetscape design.

•

Shrub and ground cover planting should be utilized
in open tree pits, provided the minimum pedestrian
clearway dimension is available.

•

Seasonal appeal, especially for the winter months
should be considered for all planting.

•

All shrubs and groundcovers should be tolerant of
urban conditions, should be noninvasive and be
completely non-toxic, appropriate for use in public
areas.

•

Free standing planters should be considered
where below ground planting areas may not be
feasible. The existing Bloor by the Park BIA planters
should be replaced in the interim (prior to R.O.W.
reconstruction) and planted with materials that will
flourish in all seasons.
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Parks should provide a variety of recreational amenities

6.1.6 Parks & Open Space
New public parks and green spaces of varying scales
are recommended throughout the Study Area. There
are opportunities for large parks that could include
recreational activities and there are locations where
building orientation can provide semi-public courtyard
spaces. The following is a summary of opportunities for
green space that could be accessible to the public:

GREEN CONNECTIONS
Wide sidewalks, tree plantings and/or special paving
should be used to link existing and planned open spaces.
•
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Create and/or enhance visual and physical
connections to existing or new open spaces within
walking and cycling distance of the Study Area. This
will enhance visibility and encourage the use of
parks and open spaces and promote accessibility to
existing community assets. For example, the Bishop
Marrocco playing field should be connected through
tree-lined pedestrian paths to any new open spaces
within Opportunity Site 8.
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PARKS/RECREATIONAL SPACES
Two of the eight identified Opportunity Sites are large
enough to integrate parks or open spaces that can serve
the neighbourhood. These include:
•

Opportunity Site 7 - This site should include some
public open space between buildings or in the form
of courtyards or forecourts.

•

Opportunity Site 8 - This site should be developed
through a comprehensive plan that includes new
buildings, roads and green spaces. The focus of
this large site should be a large public park that is
in a relatively central location within the site. This
park space should include playground equipment,
adequate seating areas for socializing and public art.

On both Opportunity Sites 7 and 8, a 30 metre setback
(for residential uses) will be required along the CN Rail.
On both sites, this setback should include extensive
landscaping and small seating areas. In a strategic
location on Opportunity Site 8, there could be a link to
the east side of the CN tracks connecting to the West
Toronto Railpath.

Public art should be incorporated within parks, parkettes, plazas
and development sites

An example of public art that recalls a neighbourhood’s heritage
(Toronto’s Garment district at Richmond and Spadina)

6.1.7 Public Art
Section 3.1.4, Public Art, in the Oﬃcial Plan states:
“Public art installations, both publicly and privately
owned, make walking through the City’s streets, open
spaces and parks a delight for residents, workers and
visitors alike. Public art has broad appeal and can
contribute to the identity and character of a place
by telling a story about the site’s history. It creates
a landmark and celebrates the cultural diversity and
creativity of our communities. A partnership between the
public and private sectors is to be nurtured to transform
Toronto into a large public art gallery with installations
throughout the City.”
The areas surrounding Bloor Street West and Dundas
Street West have a rich industrial heritage. The area has
been largely shaped by this history. In particular, the
alignment of the CN Rail, the presence of High Park and
the varied topography all contribute to the Study Area’s
character.
Recognition of these elements should be expressed
through public art. This may include the retention of
the warehouse building murals on Dundas Street West,
or new elements within the public realm that share or
interpret the history of the area.
Public art can be secured through the planning approvals
process for new development in keeping with the
Oﬃcial Plan. The City’s Percent for Public Art Program

recommends that a minimum of one percent of the
gross construction cost of a significant development be
contributed for public art. Public art can be installed
in a publicly visible location on a development site, or
installed on public lands (e.g. a park). The City’s Percent
for Public Art Program Guidelines are available on the
City’s website at: www.toronto.ca/planning/urbdesign/
public_art_guidelines.htm
Larger-scaled public art installations may be appropriate
within proposed civic spaces and parks. Specific locations
for these include:
•

Northwest corner of Bloor Street West and Dundas
Street West (provided there is adequate space for
pedestrian movement);

•

Northeast corner of Bloor Street West and Keele
Street;

•

Within any of the Parks and Open Spaces identified
in Section 6.1.6 that are visible from the street; and

•

In new open spaces within Opportunity Site 8.

Other opportunities for public art include subtle
treatments within the public realm including special
pavement plaques or patterns. See Section 6.1.2 for
Special Treatment Opportunities and for related public
art recommendations.
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6.1.9 Safety & Accessibility
Safety and accessibility for the Study Area can be
addressed through the following recommendations:

CRIME PREVENTION THROUGH
ENVIRONMENTAL DESIGN

Building entrances should be clearly identified

All publicly accessible areas, including streetscapes,
parks, parkettes, mid-block connections, forecourts and
patios, should conform to the provisions recommended
through CPTED (Crime Prevention Through Environment
Design). The application of CPTED principles should
address items such as:
•
•
•
•

6.1.8 Signage
The quality of signage is of great importance in creating
a positive and attractive image for a neighbourhood.
Low quality signage can undermine the general
appearance of an area despite eﬀorts made to improve
buildings and the public realm. Just as important as the
“look” of signage, is the placement of these elements.
Signage should never impede pedestrian circulation or
overwhelm the visual character of the streetscape.
•

•
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All permanent and temporary advertising, business,
directional, incidental and identification signage
associated with all new and existing buildings and
developments within the area will be subject to the
City of Toronto Sign By-law.
All signage should be considered to be an amenity of
the streetscape and enhance the streetscape. Eﬀorts
should be made to avoid ‘cluttering’ by prohibiting
certain types of signs such as pylon signs, inflatable
signs, non-retractable, non-fabric awnings, obsolete
or unsafe signs, handwritten signs, digital, electronic,
neon or otherwise internally illuminated signs, except
for small “open for business” signs in retail windows.

•

Any signage that has a heritage character (i.e. murals
on the warehouse buildings on Dundas Street West,
north of Bloor Street West) should be preserved.

•

As part of the City’s Urban Design’s 1:50 Elevations
Program, all signage for new developments should
be shown on submitted drawings illustrating how it
will be integrated with the design of the facade.
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Providing clear views to sidewalks and public areas.
Taking advantage of passing traﬃc surveillance as a
deterrent for unwanted activities.
Identifying point of entry locations.
Placing amenities such as seating and lighting in
areas where positive activities are desired and
expected.

ACCESSIBILITY
Accessibility is essential in reinforcing a pedestrian
environment that provides excellent facilities for transit
and cycling. The key to providing a high quality public
realm is making accessibility universal to all people. The
guidelines and requirements in the following documents
will provide more detailed information on how to create
and promote accessible environments and should be
referred to in the design of all public spaces including
sidewalks:
•
•
•
•

Ontario Building Code
Ontarian’s With Disabilities Act
City of Toronto Accessibility Plan & Accessibility
Design Guidelines
Principles of Universal Design

As well, recent changes to the Planning Act enable the
City to secure facilities designed to have regard for
accessibility for persons with disabilities through Site
Plan Control.

WINTER ACCESS
Public realm design should address winter maintenance
by addressing the following:
•

•

Provide surfacing materials and position furnishings
and other ground mounted elements in a manner
that will facilitate snow and ice removal.
Design areas for snow storage and snow melt
capture.

Built form should complement the existing character of the area

Building height can be mitigated by incorporating step-backs

6.2 Private Realm
Built form guidelines for new development can be used
by the City staﬀ and the development community to
guide the built form character of the area, establish
criteria for building orientation and layout, height and
massing, façade articulation, materials and details. They
will be used to evaluate development proposals in the
Bloor-Dundas ‘Avenue’ Study Area.
Community input throughout the Avenue Study process
with regards to built form was extensive. While building
height was a contentious issue, the community did
recognize that the impact of building heights and
massing can be mitigated by stepping building mass
away from streets, adjacent residential areas, and public
spaces. The guidelines in this Section, along with the
recommendations for built form outlined in Sections
5.2 and 5.3, will promote a built form that is sensitively
integrated within the existing context.

BMI/Pace in association with Poulos + Chung Ltd.
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Buildings should step down to transition towards
adjacent low-rise residential neighbourhoods

New development should be setback to maintain a generous sidewalk
width

6.2.1 Building Orientation & Layout
The orientation of buildings and overall site layout
are key considerations that when designed correctly,
will enhance the existing character of the street. This
is achieved by relating buildings to the street and
pedestrian activities, and positioning buildings to frame
and preserve desirable views.
The existing continuous street façade found along
segments of Bloor Street West is an important and
desirable part of the Study Area’s character. This built
form characteristic should be maintained where it exists
and replicated as new development occurs along both
Bloor Street West and Dundas Street West. The following
guidelines should be applied throughout the Study Area:

FRONT ALIGNMENT & SETBACKS
•
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All new buildings and developments should be
located parallel to the street-edge to frame the
abutting streets and create a continuous streetwall. Exceptions to this include buildings on larger
or deeper sites (i.e. east side of Dundas Street
West) where buildings may be organized to frame
courtyards and open spaces.
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•

Frame private open space with buildings
appropriately scaled to the purpose of the space. A
courtyard designed for recreational amenity may be
framed with a lower built form edge.

•

Parking areas should never be located between the
front building façade and public sidewalks.

•

Setbacks may be required where sidewalks are
too narrow (less than 4.8metres). Please refer to
section 5.2.8 Front Property Setback for specific
recommendations.

REAR TRANSITION & SETBACKS
•

Building setbacks at the rear should be a minimum of
7.5 metres to provide a rear lane and/or landscape
buﬀer. Where a public rear lane exists, the 7.5 metre
width will include the lane. Please refer to section
5.2.6 Rear Transition for specific recommendations.

Step-backs help minimize the appearance of the overall building mass

6.2.2 Building Height & Massing
Sections 5.2 and 5.3 outline the recommendations for
a maximum allowable building height within the Study
Area as well as the eight Opportunity Sites that may be
permitted an increase in height above the maximum
base height. Please refer to Section 5.3 for specific
recommendations for building height and massing for
specific Opportunity Sites.

MASSING & STEP BACKS
Step-backs should be used to minimize the appearance of
the overall building mass, create a building podium, and
provide opportunities for usable outdoor spaces such as
terraces and green roofs.
The following guidelines should be used to define the
location and depth of building step-backs:

For all buildings, including the Opportunity Sites, a
context sensitive approach to height and massing must
be considered that respects the scale of existing built
form and the public realm.

•

On Bloor Street West, buildings that are taller than
four-storeys should have a step-back. The first stepback on the principle façade above the building base
should be a minimum of 5.0 metres deep.

The following guidelines for building height and massing
should apply:

•

North of Bloor Street West on Dundas Street West,
buildings may be a full six-storeys without a stepback.

•

South of Bloor Street West on Dundas Street West,
the first step-back on the principle façade above the
building base should be a minimum of 2.5 metres
deep.

•

All step-backs on façades above the building base
that face the side street should be a minimum of 2.5
metres.

•

Upper level step-backs (above the podium) will vary
with the location and design of the building.

MINIMUM HEIGHTS
•

All new buildings and developments in the
Study Area should be a minimum of 10.5 metres
(approximately three storeys).

MAXIMUM HEIGHTS
•

The maximum allowable building height on Bloor
Street West must be no more than 20 metres
(approximately 6 storeys) with the exception of
the Opportunity Sites identified in Section 5.3.3
Demonstration Plan. The maximum allowable
building height on Dundas Street West is 20 metres
(approximately six storeys).

Please refer to Sections 5.2.2 Building Podium & Stepbacks, 5.2.3 Side Step-backs, and 5.2.4 Step-backs at Upper
Floors for further details on Podiums and Step-backs.
BMI/Pace in association with Poulos + Chung Ltd.
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Example of a traditional main street with narrow retail bays articulated through multiple entrances, window displays, materials and
signage along Bloor Street West (at Keele Street)

6.2.3 Building Façade Articulation
In addition to a context appropriate approach to height
and massing, the overall design of a building can greatly
improve the sensitive integration of buildings into an
existing context. A well-designed building will respond
to the existing built form and streetscape conditions
through its architectural expression.
The following guidelines for building façade articulation
will promote buildings that are responsive to the existing
context.

FACADE ARTICULATION UPPER STOREYS
•

All building façades facing (or visible from) streets
and public spaces should be varied in both the
horizontal and vertical plane through functional
building elements and/or architectural details (e.g.
friezes, canopies, glazing details and/or overhangs),
use of materials, openings in the façade, and
projections and recessions.

•

Buildings should not have blank façades. Where
buildings are prohibited from using windows, e.g.
where future adjacent development is anticipated,
the side façades should still incorporate a minimum
level of articulation. This may include detailed
brick work or ornaments. This also applies to
facades facing subway or rail tracks, because the
facades can still be viewed from both the adjacent
neighbourhoods and passing subway cars.

•

All new buildings and developments that occupy a
corner site should acknowledge the corner condition
through architectural expression and should feature
fully developed façades along both frontages.

•

All new buildings and developments should integrate
building elements such as vents or rainwater leaders
within the wall plane or other façade features to
prevent any potential negative impacts on public and
pedestrian areas.

•

All new larger buildings and developments should
be designed with continuous street façades that
incorporate appropriately-scaled and well-designed
‘breaks’ featuring opportunities for public open
space, mid-block pedestrian walkways and/or
private rear lane access. This will be particularly
important within Opportunity Sites 7 and 8, as well
as redevelopment sites that span an entire block.

FACADE ARTICULATION BUILDING PODIUMS
Some of the most cherished blocks along Bloor Street
West are the traditional main street type buildings. New
podiums should reflect the scale and design features of
this building type without replicating them exactly. The
design and articulation of building podiums are crucial to
creating a vibrant and human-scaled streetscape.
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•

Expansive glazing and multiple entrances at-grade
will add to the visual interest and to improve
functionality and legibility of retail uses.

•

Building podiums with frontages exceeding
25 metres should be strategically divided into
functionally and visually smaller units through the
use of façade articulation. This will create a similar
urban fabric to the main street form that exists in
much of the Study Area (see photograph above). The
storefronts in the Study Area are generally between
5.0 - 7.0 metres in width. This dimension should be
used as a guide for “breaking up” long facades.
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Building materials should be harmonious with existing context

6.2.4 Building Materials & Details
The choice of building material is integral to the
appearance of new buildings. Particular attention must
be paid to the building’s podium as this is the portion
of the building most visible from the pedestrian’s
perspective. Through the City’s Site Plan review process,
new development needs to provide drawings depicting
the exterior design, including materials, as part of Urban
Design’s 1:50 Elevation Program.
In reviewing a project through Site Plan Control, the City
can now consider the exterior design including exterior
architectural details and materials, which influence a
projects character, scale, appearance and how it relates
to adjacent developments.
•

All new buildings and developments should utilize
building materials chosen for their functional and
aesthetic qualities. All exterior building finishes
should demonstrate a high quality of workmanship,
durability and ease of maintenance.

•

The ground floor façade should incorporate
a minimum of 60% transparent glazing (see
Section 6.2.3 for further detail on Building Façade
Articulation).

•

Building materials and finishes/accents on building
façades facing onto or visible from streets and public
spaces should not include synthetic siding systems,
mirrored/heavily tinted glass panels and unadorned
concrete block.

•

Blank walls or “unfinished looking” materials along
property lines where new taller developments
are adjacent to existing parking or smaller-scaled
buildings should be avoided.

•

Mechanical penthouse design should be integrated
into the overall building form and clad with the same
high quality materials used on the primary facades.
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Access to below-grade parking should be
located oﬀ side streets and lanes to reduce
curb-cuts on Bloor Street West and Dundas
Street West

Parallel on-street parking should be maintained on Bloor Street West

6.3 Vehicular Movement
To maximize the quality of the public environment, vehicular access points should be integrated in a way that does
not impede pedestrian movements or safety, and contributes to an attractive streetscape.

6.3.1 Vehicular Access
Vehicular access for new development will need to be
reviewed on a site-by-site basis and should address:
•
•
•
•

Access to parking, laneways and servicing and
loading areas.
Potential vehicle / pedestrian and cyclist conflicts.
Elimination of or consolidation of curb-cuts on Bloor
Street West and Dundas Street West.
Vehicles using local neighbourhood streets for
through trips.

BLOOR STREET WEST
•
•
•

•
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Vehicular access should be from side streets and rear
lanes rather than Bloor Street West.
Wherever possible, the introduction or extension of
rear lanes should be implemented.
Where side street or rear lane access is not possible,
there should be no more than one driveway per
block. Driveways should be a maximum dimension of
7.0 metres, inclusive of a pedestrian pathway.
Shared access between individual properties should
be encouraged.
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DUNDAS STREET WEST
•

•
•

•

On the east side of Dundas street West, there are
no rear lanes or side streets, therefore, existing
driveways should be consolidated through
redevelopment.
New public streets should extend the existing street
network onto large sites.
On the west side of Dundas Street West, new
development should use side street / rear lane
access.
Street grid networks and traﬃc impact studies
should be conducted at the time of a redevelopment
applications.

Access to structured parking should be well integrated into
the overall building design and be located away from the
public realm.

Access points to underground parking should be located on side
streets or oﬀ of a public lane

6.3.2 Structured Parking

6.3.4 Servicing & Loading

New developments will require below grade parking to
accommodate parking requirements.

Retail-oriented streets, such as Bloor Street West and
Dundas Street West, require the provision of service
and loading facilities. As sites get developed, combined
servicing and loading facilities must be easily accessible
to ensure organized deliveries and pick-ups. In order to
ensure a safe and pedestrian-focused public realm, it is
essential that these functions be located out of sight of
the public realm.

•

•

•

All new below-grade structured parking should
be accessed from side streets or from rear lanes
to minimize curb cuts and reduce conflicts with
pedestrians on Bloor Street West and Dundas Street
West. Vehicular entrances should not be located
on the Bloor Street West or Dundas Street West
frontages.
Pedestrian access to structured parking should be
clearly demarcated, highly visible and incorporated
into the overall design of the building.
Structured parking located within new developments
could include some short-term public parking
available for retailers and customers. This should be
coordinated with the Toronto Parking Authority.

6.3.3 Surface Parking
Surface parking between the public sidewalk and building
façade is prohibited. Where surface parking can not be
contained within the built form, or is required to meet
the needs of short-term parking, the following guidelines
should be used:
•

All new developments should locate all surface
parking areas at the rear of buildings to ensure that
sidewalks/pathways and building façades eﬀectively
define the street edge. Parking areas should be
appropriately screened from view.

•

The design of surface parking lots should adhere to
guidelines set out in the City’s “Design Guidelines
for Greening Surface Parking Lots” and the “Toronto
Green Standard”.

•

In all new developments, the required service areas
should be located within the buildings and accessed
from rear service lanes or side streets.

•

Service areas in new developments should not be
visible from streets, public spaces, landscaped open
spaces and/or amenity areas.

•

In all new developments, utility facilities and spaces
for the storage of goods and refuse should be
internal to the main building(s).

•

Where service areas require screening, the building
materials used on the screening enclosure should
be similar and/or complementary to those of
the building’s exterior materials and finishes.
Landscaping treatments, providing year-round
screening capabilities, may be considered suitable
adjunct to other screening devices. Building
materials not suitable for service area screening
include: unfinished wood, metal cladding and
concrete block.
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7
Implementation
Recommendations
7.1 Implementation Recommendations

7.1.1 Zoning By-law Amendments
The development potential for the Bloor-Dundas Study
Area is strong given the number of underdeveloped sites,
increased demand for city living, existing neighbourhood
amenities and services, excellent public transit and
proximity to the downtown. Recent development
applications for the area applied for heights and densities
that far exceed than what is currently allowed. Therefore,
it is essential that an up-to-date framework, that has
been prepared with significant community input for the
area, is implemented.
This Study recommends updates to the City’s zoning
by-law to reflect a more appropriate, and therefore
defensible, framework for the Study Area. Appropriate,
context-sensitive built form that also reflects feasible
development will improve conditions for property
owners and provide the community with a level of
certainty as to what their community will look like in the
future. The recommended Zoning By-law Amendments
for Bloor Street West and Dundas Street West are as
follows:
Increase maximum allowable height to 20 metres
(approximately six-storeys) for properties fronting onto
Bloor Street West and Dundas Street West. (Section 5.2)
All sites may be developed to a maximum height
20 metres, provided they meet all other built form
recommendations outlined in Section 5.2 (Note: not all
properties may be able to achieve the built from criteria
set out, and therefore will not be able to achieve the
maximum height).
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Incorporate Built Form Criteria to regulate building mass
(Section 5.2)
In addition to the maximum height permissions, sites must
comply with requirements for building setbacks, upper
level building step-backs and angular planes, which work
together to define a zoning building envelope.
Require a minimum building height of 10.5 metres (up to
three-storeys) on Bloor Street West and Dundas Street
West. (Section 5.2.1)
At a minimum, all sites should be developed to 10.5
metres to create an eﬃcient model of development for
this Avenue.
Require a minimum ground floor height of 4.5 metres
and active non-residential ground floor uses for buildings
on Bloor Street and Dundas Street West (Section 5.2.5)
Ground floor uses such as retail, commercial, oﬃce or
for community use, will help create vibrant, pedestrian
main streets in the community. A minimum ground floor
height will accommodate a variety of uses.
Secure Minimum Building Setbacks along Dundas Street
West (Section 5.2.8)
Require new development to be setback from the Dundas
Street frontage in order to secure a minimum 4.8 metre
wide sidewalk.
Increase allowable height for certain Opportunity Sites
(Section 5.3.3)
The maximum allowable heights for Opportunity Sites
1,2,3 and 4 should be included in an updated Zoning Bylaw.

7.1.2 Official Plan Amendment
Redevelopment of Opportunity Site 8 requires a
comprehensive planning process given its potential to
provide a wide range of uses, built form, a public street
network, a public park and open spaces, and contribute
to the wider community. This potential also applies to
the Loblaws lands on their own, which form the majority
of Opportunity Site 8 (i.e. without consolidation of some
additional properties on the Dundas frontage).
To guide the site’s redevelopment, the Avenue
Study process identified a number of principles for
development. An amendment to the Oﬃcial Plan should
incorporate these principles thereby requiring any
future proposal to address these principles as part of a
comprehensive planning application.
Prepare a Site and Area Specific Oﬃcial Plan Policy for
Opportunity Site 8 (Section 5.3.4)
Incorporate the principles for development identified for
Opportunity Site 8 into a site and area specific policy in the
Oﬃcial Plan to guide the future redevelopment of these
lands through a comprehensive planning process.

7.1.3 Other Recommendations
Playing Field at Bishop Marrocco (Section 5.5.2)
Investigate the possibility to enter into an agreement
with the Toronto Catholic School Board for greater public
recreational use of the playing field.
Improved Access to Transit (Section 5.4.1)
Request the Toronto Transit Commission to investigate
the feasibility of an additional entrance/exit to the
Dundas West station on the east side of Dundas Street
West. Immediate measures to improve pedestrian

access including widening of sidewalks and intersection
crosswalks, and enhanced signage for both the Dundas
Street West and Keele Street stations.
Bloor Street Right-of-Way (Section 5.4.2)
Provide the preferred short-term and preferred long-term
options for the Bloor Street West R.O.W. to Transportation
Services for incorporation and further analysis as part of its
work program.
Dundas – Roncesvalles Intersection (Section 5.4.3)
Provide the two recommendations to improve the
pedestrian environment at the intersection’s northwest
corner, north of Boustead Avenue, to Transportation
Services for incorporation into the on-going work on the
Roncesvalles streetscape renewal.
Pedestrian Crossing near Dorval Road (Section 5.4.4)
Provide the pedestrian crossing recommendation on
Bloor Street West towards Dorval Road to Transportation
Services for analysis.
Improvements to existing Public Realm Open Space
(Section 5.5.2)
Consult with the Church of the Redeemer and appropriate
City Divisions regarding opportunities to provide publiclyaccessible green space at the southwest corner of Bloor
Street West and Indian Road.
Community Services and Facilities (Section 5.6)
Secure space in new developments for non-profit
daycare facilities, multi-purpose / recreation facilities and
additional public parkland.
Adopt the Urban Design Guidelines (Section 6.0)
To ensure the character and built form of new
development is in keeping with the community’s vision,
the City should adopt Urban Design Guidelines for the
Bloor-Dundas Study Area.
BMI/Pace in association with Poulos + Chung Ltd.
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7.2 Community Involvement
The Bloor Street Visioning Initiative and Bloor-Dundas
‘Avenue’ Study have involved extensive community
consultation. During the Avenue Study process,
community meetings and workshops were conducted
to solicit feedback from stakeholders and provide
updates on the Study’s progress along with postings
on the Study’s website. Public participation and
feedback indicates strong interest and commitment in
determining how the community will grow. Moving
forward, community involvement and awareness should
continue to be a key part of any review process. Regular
communications, community meetings and partnerships
with local community groups will be useful tools for
maintaining community engagement.
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7.3 Ongoing Monitoring &
Evaluation
This document will be made available to the LAC and
the public in an eﬀort to continue to make this process
transparent. This report will be forwarded to the
Community Council with the staﬀ implementation report.
It is essential that a monitoring process be established
to review the success of each new development project
upon its completion. This review should inform the
implementation of the next project to ensure that new
buildings respond to changing conditions in the area.

BMI/Pace in association with Poulos + Chung Ltd.

Appendix a
Workshop Summary

Bloor-Dundas ‘Avenue’ Study
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1.0 Introduction
1.1 Design Workshop Outline
On Saturday, September 20th, the City of Toronto, in
conjunction with the consulting team of Brook McIlroy
Planning + Urban Design/Pace Architects (BMI/Pace) hosted
a Public Design Workshop. The objective of this workshop
was to gather design input from a variety of stakeholders,
including residents, business owners, and members of the
Local Advisory Committee (LAC).
The morning began with an introduction from Councillor
Gord Perks and Corwin Cambray, Senior Planner, followed
by a PowerPoint presentation by BMI/Pace and Nick Poulos.
This presentation included a summary of the City’s Avenue
Studies and mid-rise initiatives to date, as well as a breakdown
of transportation and community service opportunities.
The presentations concluded with an explanation of the
exercises that were to follow:
•

1.2 Who Came to the Public
Design Workshop?
Approximately forty-five members of the community
attended the design workshop. These participants included
a mix of residents, property and business owners, and
representatives from the LAC. Staﬀ from the City’s Planning,
Transportation Services and Parks Divisions were present to
help facilitate the design workshop and answer questions.
A BMI/Pace staﬀ or City Staﬀ member was present at each
table.

1.3 What was Presented?
To introduce the Avenue Study, and to assist with the
workshop exercises, there was a brief PowerPoint
presentation, which served as an introduction to the BloorDundas Avenue Study. Topics included:

Exercise 1: Bloor Street West R.O.W.:
Participants to discuss a variety of short, and longterm options for the Bloor Street West R.O.W.
Exercise 2: Area Precincts and Focal Points:
Participants to discuss the diﬀerent precincts derived
from the July 8th Kick-oﬀ Public Meeting.
Exercise 3: Built Form Principles and Opportunity
Sites:
Participants to discuss a strategy for built form and
began to flesh out this strategy using trace paper and
model pieces.

•
•
•
•
•
•

Participants were asked to sit at one of five tables for group
discussions. Each group was asked to select a member of
their table to present the highlights of their discussions.

•
•

•

•

•
•

Introduction of the Consultant Team
Background - Avenue Studies
Bloor Visioning and Guiding Principles
Feedback from Previous Open House
Today’s Activities
Transportation Summary (By Nick Poulos, Poulos +
Chung)
Exercise # 1 - Bloor R.O.W. Options
Exercise # 2 - Community Services in the Bloor Dundas
Area (By Paula Prieditis, Community Policy Planner,
City of Toronto)
Exercise # 3 - Explanation and Background
Consultation Strategy and Work Plan

Note: The presentation can be seen in full on the City’s
website: www.toronto.ca/planning/bloordundas.htm
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2.0 Design Workshop Exercises
To initiate discussion and community input during the design
workshop, three exercises were designed to gather feedback
on a range of issues, including the use of the Bloor Street
West R.O.W., location and need for community uses, and built
form opportunities. A brief outline, as well as a summary of
the findings, is provided for each of the exercises below:

2.1 Exercise # 1: Bloor Street West R.O.W.
From the Bloor Street Visioning and Avenue Study Open
House #1, there has been public support for enhancements
to the Bloor Street West R.O.W.
From this direction, and in co-ordination with the City’s
Planning and Transportation Services, BMI/Pace developed a
series of options for the Bloor Street R.O.W. that balance the
functional requirements of Bloor Street West with improved
cycling and pedestrian infrastructure. The other driving
factor in the options for the R.O.W. is the need to “green”
the corridor, which will likely occur in the boulevard through
narrowing of the pavement, as well as optional planted
medians or bump-outs.
The community also expressed an interest for immediate
change. Because this section of Bloor Street West is not
scheduled for reconstruction for some time, the short term
options maintain the existing curb to curb dimensions, while
redesigning or reallocating lanes. Long-term options would
be feasible when overall reconstruction occurs.

General Advantages & Disadvantages
Short-term Options (maintain the existing 16.5m curb to
curb paved area)
• No increase in the boulevard or pedestrian space
• Minimal cost, short term implementation
• All options are designed to be flexible – little or no
construction/planting to keep long-term options
open
• Trade-oﬀs with regards to cycling, vehicle lanes and
on-street parking
Long-term Options (reconstruction of the existing 16.5m
curb to curb paved area)
• General increase in the boulevard or pedestrian
space
• High cost of full curb reconstruction, long term
implementation
• Trade-oﬀs with regards to cycling, vehicle lanes and
on-street parking
Exercise Objective: Review the R.O.W. Options package at
you table, and consider:
•
•
•
•

What is the preferred short-term option?
What is the preferred long-term or “ideal” option?
What would you change?
What components of the street are necessary?

Exercise Description: In this exercise, each group was given
a set of short and long-term R.O.W. options for Bloor Street
West (see Appendix A). In the questionnaire, groups were
asked to identify the priorities for circulation, how the
design and greening of the street ties into the surrounding
area, and what necessary improvements to the streetscape
are required.

Short-term option 4 (left) and Long-term option 5 (right)
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Bloor Street West R.O.W. Exercise Findings
After the discussions, each group presented a summary of
their conclusions. The general consensus was that shortterm options 3 and 4 were most desirable as Bloor Street
West should have dedicated cycling lanes, and ensure that
parking is available to support local businesses, but also
to slow traﬃc. The group conclusions are summarized in
greater detail below:

Group 1
•

•
•
•
•

•

Stressed the importance of the pedestrian experience
on Bloor Street West and Dundas Street West, and
therefore sidewalk width and character is very
important
Cycling lanes are needed and should be clear and
consistent
On-street parking is needed to slow traﬃc and support
local businesses
The Bloor by the Park area should have a strong
connection with High Park
Most desirable was a modification of short-term
option 4 which reduced travel lanes to 3.3m to slow
traﬃc and increase striped median width. The median
could be painted in the short-term and become a
raised planted area in the long-term
Option 5 was also considered because of the possibility
for a double row of trees

Group 2
•
•

•

3

Reiterated Group 1’s thoughts on the importance of
parking, cycling lanes and traﬃc-calming
Considered in the long-term whether the pavement
could be narrowed to 20m to match the Bloor Street
West R.O.W. east of Dundas Street West and help
create a constant traﬃc flow.
Preferred either short-term option 3 or 4

Group 3
•
•
•
•

•
•

Favoured dedicated bike lanes and on-street parking
The group overwhelmingly favoured bike solutions
that eliminated conflicts with traﬃc and parked cars.
The group supported a reduction of the roadway to
two lanes
On street parking on both sides, if possible, was seen
as an important amenity that would preserve the
viability of the Bloor Street West businesses
Favoured the short-term option 4
Favoured long-term option 3, but with the profile
flipped from north-south, so that the bike lanes would
be separated from parking on the south

Group 4
•

•

Focused most of their discussion on the short-term
options, favouring short-term options 3 & 4 because
they provide for both bikes and parking
Supporting local businesses is a top priority, therefore
all options must have on-street parking

Group 5
•
•
•
•
•
•

Wanted to make simple changes to the street for ease
of construction
Favoured dedicated bike lanes
Focused on enhancing the pedestrian experience,
especially at key intersections
Wished to see a continuous street wall, with a variety
of activities
Supported an increased sidewalk width on Bloor
Street West and Dundas Street West
Recommended a second subway entrance to improve
pedestrian connections from the east side of Bloor
Street West and Dundas Street West

Note: Most groups did not get to discuss the long-term
options in detail. Most groups however did come to consensus
regarding some general principles for the R.O.W. design. All
groups stressed the importance of on-street parking (one
or both sides of the street) to support local business, bike
lanes and wider sidewalks. These recommendations will be
carried forward and will inform the selected R.O.W. options
for the short and long-term.
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2.2 Exercise # 2: Area Precincts & Focal Points and Exercise # 3: Built
Form Principles & Opportunity Sites
Exercise #1 generated considerable and additional discussion
time therefore Exercises 2 and 3 were combined to allow for
eﬃcient use of the group’s time and eﬀort was devoted to
developing a comprehensive vision for the study area.

Exercise # 3: Groups were asked to discuss the draft Built Form
Principles, focusing on:
•
•
•
•

Exercise # 2: Discuss and clarify the diﬀerent “precincts”
within the study area, and define a realistic and defensible
framework for built form that responds to the short and longterm opportunity sites and area as a whole. To begin, the
questionnaire instructed participants to further discuss the
“precincts” identified at the July 8th kick-oﬀ public meeting
and Bloor Street West Visioning Study. They were asked
what defines the character within each precinct of the study
area and how will the built form and streetscape respond
to these diﬀerent conditions. Specifically, each group was
asked to consider the range of uses and activities, where the
focal points are, and where opportunities for special places
are located.

•
•

Building step-backs and massing
Replicating the character of a main street
Preserving sunlight and skyviews & creating enclosure
How does lot depth and transitions to adjacent low-rise
factor in?
Where are taller buildings appropriate?
Important characteristics of good buildings?

Model pieces and trace paper were used to demonstrate the
desired build-out of opportunity sites for each group.
At the end of each exercise, each group chose a representative to
present the group ideas to the entire room. A special thanks to
our presenters - Harry, Joey, Vic and Chris, David, and Abbey.

LEGEND
Area Precincts & Focal Points
ABBOTT AVENUE

Warehouse Fabric (South Junction ext.)
Mixed-use & Warehouse Fabric
Main Street

ITHUARIA PARK

Mixed-use
Potential Community Focal Points

WANDA ROAD

DUNDAS STREET WEST

DORVAI ROAD

PRINCE RUPERT AVENUE

INDIAN ROAD

GLENLAKE AVENUE

INDIAN ROAD

INDIAN GROVE

KEELE STREET

MOUNTVIEW STREET

Area Focal Points

CHELSEA AVENUE

GLEN GORDON ROAD

EDNA AVENUE

KEELE
EELE SUBWAY STATION
T
N

CRO
C
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OSSWAYS
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CROSSWAYS

BLOOR STREET
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S
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OAN OF
OAN
O ARC
RC
C
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CHURCH

REDEEMER
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H
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H
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O
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INDIAN TRAIL
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Sample Districts Map
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Area Precincts & Built Form Exercise Findings
As the groups began to build-out the opportunity sites, there was a variety of suggestions for Bloor Street West and Dundas
Street West, as well as strong focus on the Loblaws site (Site # 1).

LEGEND
Building Heights
1 - 2 storeys

GLENLAKE AVENUE

3 - 4 storeys

8 - 10 storeys
WANDA ROAD

INDIAN ROAD

CHELSEA AVENUE

GLEN GORDON ROAD
MOUNTVIEW AVENUE

9

11

8

4

DORVAI ROAD

INDIAN ROAD

INDIAN GROVE

KEELE STREET

11 + storeys

7

DUNDAS STREET WEST

PRINCE RUPERT AVENUE

5 - 7 storeys

3

2

5
EDNA AVENUE

KEELE SUBWAY STATION

CROSSWAYS

REDEEMER
LUTHERAN
CHURCH

INDIAN TRAIL

INDIAN ROAD

INDIAN GROVE

PARKSIDE DRIVE

10

RADFORD AVENUE

RIDOUT STREET

BOUSTEAD AVENUE

EXERCISE #3: BUILT FORM PRINCIPLES & OPPORTUNITY SITES

5

6

RONCESVALLES AVENUE

HIGH
PARK

ALHAMBRA AVENUE

BISHOP
MARROCCO

L
RAI
CN

BLOOR STREET
ST. JOAN
OF ARC
CHURCH

1

1:1000

Bloor Dundas Avenue Study

Group 1:
•

Bloor Street West - Along Bloor Street West, Group
1 wanted to create a mid-rise “village.” The group
focused on neighbourhood amenities, including
the historic church at Indian Road, where it was
recommended that the existing green space be
preserved, and should not be overshadowed by
surrounding development. The intersection of Bloor
Street West and Indian Road was seen as the centre of
the “village,” and should be re-designed to promote
this.

•

There were concerns about whether transit would
be able to support development along Bloor Street
West and it was suggested that Bloor Street West (as
well as other transit nodes) should be innovative and
disallow any vehicles within the node. In addition,
there were concerns about the parking that will be
required with development at the Giraﬀe (application
for 29-storey mixed-use condominium building at the
NW corner of Bloor Street West and Dundas Street
West), and that it should be reduced. The group also
felt strongly about retaining the gas station at Bloor
Street West and Keele Street because this is a transit
hub.

•

Loblaws Site - Group 1 envisioned the Loblaws site
as a low to mid-rise “village” with a unique identity,
but integrated into the surrounding communities of
Golden-Ritchie and Roncesvalles to the south (similar
to the St. Lawrence area). To avoid too much height at
the street, it was recommended that taller buildings
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(12-20 storeys, not point towers) be incorporated in
the east portion of the site, and mid-rise (5-6 storeys)
at the street. To enhance the “village” feel, there
were a number of suggestions made, including the
development of a focal point on the Loblaws site,
recreation/community centres, and controlled access
into the site. Improved circulation would be essential
for this development. Dundas Street West requires
wider sidewalks and more parking for retail, and to
support businesses on the west side.
•

Dundas Street West - Group 1 wanted this area
to have a smaller scale (3-4 storeys) “village” feel,
characterized by focal points at Glenlake Avenue
and Chelsea Street. Dundas Street West is currently
characterized by fragmented built form, significant
surface parking areas and dangerous, fast-moving
traﬃc. To reduce traﬃc speeds, it was suggested
that street trees and widened sidewalks could be
incorporated on the east side of Dundas Street West
to Glenlake Avenue. This could be accomplished if
existing warehouses were maintained, but street
parking would need to be eliminated to make room
for sidewalk widening.
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Group 2:
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•

Bloor Street West - Group 2 saw Bloor Street West as
a mid-rise, mixed-use (commercial/residential) area,
that would include retail at the ground level.

•

Bloor Street West has diﬀerent character east and
west of Indian Road, with major redevelopment
happening more on the eastern portion.

•

Residential uses would bring more people to the
street throughout the day and could make the area
feel safer. Other street-related uses, such as pubs,
cafes, etc. would help to create a vibrant streetscape
and could be encouraged by creating a wider setback
at the base of buildings. Building articulation at the
ground floor was very important as it contributes
greatly to the character of the area.

•

New retail development should mimic the rhythm of
traditional storefronts, and murals can be incorporated
along blank walls to deter graﬃti. The TTC lot at Keele
was also recognized as a potential redevelopment
site.

•

Loblaws Site - Group 2 saw the Loblaws site as a
mixed-use (retail/residential) development, with
higher buildings in the centre and along the northeast
corner of the site, taking into consideration potential
impacts (e.g. shadowing, built form) on the Bishop
Marrocco field, and a central public recreational
green space. This green space could be connected
to the Bishop Marrocco field to ensure it is large
enough for multiple fields and recreation, and visible
from both Dundas Street West and Bloor Street West.
Along Dundas Street West, building facades should
be consistent in character but not one homogenous
building (Bloor Street West Village is a good example).
Also, to ensure it is accessible to new development
on-site, the GO Station should be relocated south of
Bloor Street West.

•

Dundas Street West - Group 2 noted that warehouse
type buildings are appropriate along Dundas Street
West, but stressed that they would also like to see
redevelopment of the parking lots. The street should
have grade-level retail and continuous frontages. In
addition, Group 2 would like to see connections from
new developments link with the West Toronto Rail
Path.
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Group 3:
•

•

For Bloor Street, the group would like to see the area’s
character enhanced to more closely resemble that of
Roncesvalles or Bloor West Village. Although they did
see an opportunity for buildings that could achieve
a height of 6 storeys stepping back to possibly more
(8 or 10, depending upon location and impacts) they
do not want the area to feel like the downtown. They
admire and want a finer grain of buildings/retail, to
provide interest and variety at the street. Guidelines
for the neighbourhood should be created to secure
high quality architecture and materials that will
enhance the character of the neighbourhood.
Setbacks at grade and at upper levels should be
applied to create a consistent building form character
that works with existing buildings.

•

The corner of Keele and Bloor Street may provide
an opportunity for buildings taller than elsewhere,
possibly as tall as 15 storeys.

•

The group would like to see the character of High Park
spill out onto Bloor Street with widened sidewalks on
the north side secured through lower level setbacks,
and a green median on the south side of Bloor
Street.

•

The Loblaws site could be organized to have streets
that would service the neighbourhood and connect
with existing streets to the south east. Within the
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neighbourhood there could be a mix of residential
and live/work buildings, with some retail scattered
throughout, in the manner seen on Sorauren Avenue,
to provide vitality and interest.
•

Heights within the neighbourhood would generally
be low to mid-rise but could rise upward towards the
railway corridor if the base of these buildings fit in with
the generally lower character of the neighbourhood
and there was suﬃcient space around the towers
to provide sunlight and skyviews. The height of the
tallest buildings would be limited by the impacts they
would have on the residential community on the far
side of the railway tracks.

•

The Dundas Street edge should be lined with small
store fronts consistent with those elsewhere in
the neighbourhood. The Loblaws could be located
behind these stores, above them or below them, but
accessed via a door from Dundas Street West. The site
should be organized to have traﬃc generating uses,
such as Loblaws, adjacent to Dundas Street, so that
large amounts of traﬃc would not infiltrate into the
neighbourhood.

•

The overall character of the area would be green with
tree lined streets, with a park as a focal point, possibly
visible from Dundas.
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Group 4:
•

9

Bloor Street West - Group 4 saw Bloor Street West as
a single precinct, with little distinction between the
areas. Their vision had residential apartments above
at-grade retail, which would wrap onto the side streets
to be more accessible to subway traﬃc. Within this
neighbourhood, Group 4 recognized the potential for
a public focal point at Indian Road and Bloor Street
West as well as in the church building.

•

Greening of the area through new tree plantings and
landscaped area is encouraged.

•

Loblaws Site - Group 4’s vision was of a low to midrise (9-10 storey) “Main Street.” Along this new main
street would be retail uses at grade, with residential
above. To enhance circulation, it was recommended

that the existing street grid in the Golden-Ritchie
neighbourhood extend north, and new streets
connect with existing neighbourhoods. New buildings
on the Dundas frontage would maintain a street-wall
consistent with the immediate area.
•

To increase accessibility, it was recommended
that pedestrian and cyclist access to the eastern
neighbourhoods be provided via a pedestrian bridge/
connection from the Loblaws site.

•

The school’s sports field could become an amenity for
new communities within the redeveloped Loblaws
site. Smaller green spaces could also be introduced
within this larger site and would provide pedestrian
connections between these new open spaces.

•

A daycare could be also be introduced in this
location.
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Group 5:
•

•

Bloor Street West - Along Bloor Street West, Group
5 envisioned a balance between old and new. The
character of Bloor Street West was identified by the
rhythm of storefronts along the street. These smaller
shops that occur more frequently need to be protected
in the same way heritage buildings are protected for
their contribution to area character. It was noted that
old housing forms, aﬀordable housing and existing
green space should be preserved. Also, cheaper rent
could allow existing businesses to improve creatively.
For new development, it was recommended that
higher density be located at the intersection of
Bloor Street West and Dundas Street West and
should step-down west to transition towards Keele
Street. Specifically it was noted that development
on the north side of Bloor Street West should be 6-8
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storeys, while the south side should be lower. The
TTC parking lot at Keele Street was also recognized for
its redevelopment potential.
•

Loblaws Site and Dundas Street West - Group 5
recognized the potential for the Loblaws site to
become a recreational centre for the community.
Their suggestion was to connect the existing field to
more passive recreation and ensure that the green
spaces can be seen from Dundas Street West.

•

New 4-6 storey buildings could front onto wide
sidewalks along Dundas Street West and step up to
20 storeys in the centre of the block. To be a fully
integrated community, increase pedestrian traﬃc,
and ensure activity on the site, it was recommended
that new entrances be located along Dundas, and
that an entrance to the Dundas subway be provided
on the east side. At the southern edge of the Loblaws
site, it is important that new development transition
towards the Golden-Ritchie neighbourhood.
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3.0 Consultation Process
To date, the consultation process has included:
• LAC #1 (June 26th)
•

Kick-oﬀ Public Meeting - Open House #1 (July 8th)

•

LAC #2 (September 3rd)

•

Design Workshop – Open House #2 (September
20th)

The findings of this workshop will form the basis of the
Design Alternatives for the Avenue Study. Other consultation
activities include:
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•

On-going meetings with the LAC

•

On-going updates to the City’s website

•

On-going consultation with other stakeholders

•

Public Open House #3 (date TBD) to present workshop
findings and preliminary study recommendations

•

Public Open House #4 (date TBD) to present final
study recommendations

•

Updated materials on City’s website www.toronto.ca/
planning/bloordundas.htm
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Feedback from
Community Meetings

Bloor-Dundas ‘Avenue’ Study

Bloor Dundas ‘Avenue’ Study
Consultation Summary:
Kick-Off Public Meeting
July 8, 2008.
1.0 Introduction:
On Tuesday, July 8, 2008, the City of Toronto, in conjunction with
the consulting team of Brook McIlroy Planning and Urban Design/
Pace Architects hosted a Kick-Off Public Meeting at Saint Joan of
Arc to introduce the Bloor Dundas ‘Avenue’ Study. This was the first
meeting in a series of meetings as part of the public engagement
process for the study.

Retail Vitality

1.2 Purpose:
The purpose of the Kick-Off Public Meeting was to introduce the
‘Avenue’ Study and commence community discussion on the future
of this stretch of Bloor Street and Dundas Street.
1.3 Who Came to the Kick-Off Meeting?
Over 75 people attended the meeting including residents, property
owners, business owners, representatives of community groups
and members of the Local Advisory Committee. The meeting was
also attended by the Ward Councillor, Gord Perks, who gave a brief
introduction to the study.
1.4 What was Presented?
Corwin Cambray, Senior Planner with the City, started the
evening with an introduction to the Bloor Dundas ‘Avenue’ Study.
A presentation by Brook McIlroy/Pace Architects followed and
included:
•
•
•
•
•

Green Streets

Industrial Heritage

Introduction of the Study Team
Introduction to ‘Avenue’ Studies
Phases and Process of the Bloor Dundas ‘Avenue’ Study
Draft Vision & Guiding Principles from the Bloor Street West
Visioning Initiative
Description of the “Working Stations”

The presentation is available on-line at the web address listed
below.
Cultural Uses

2.0 Community Input Exercise
Participants were invited to give feedback at three “Working
Stations”:
1. Community Mapping: Participants identified areas of interest,
areas in need of improvement and pedestrian connections.
2. Street Design and Transportation: Participants ranked
various street design and transportation recommendations,
and decided between different preferred methods of
Streets for People
The meeting materials are available on-line at:
http://www.toronto.ca/planning/bloordundas.htm
Page 1
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implementation for select recommendations.
3. Visual Preference Survey: Participants chose precedent
images of built form they liked and identified where they
would like to see placed in the study area.
Working Station material is available on-line at the web address
below.
Working Station 1: Community Mapping
Comments from the Community Mapping are summarized into three
general themes:
1. Traffic and Parking
a. Traffic moves too fast through the area
b. More stop signs/traffic lights should be incorporated into
this stretch
c. Large bump-outs at intersections to allow large trees,
benches, and patios
d. Remove private parking that abuts Bloor Street
2. Building Form and Massing
a. Building height should be more uniform
b. Limit building height through Zoning
c. Taller buildings should be transitional and placed away
from stable residential buildings

A summary map of the participants’ Community
Mapping is available on-line at the web address
listed below.

3. Pedestrian Crossings should to be improved at:
a. Indian Grove
b. Dundas Crossway to TTC
c. Dorval
Working Station 2: Street Design and Transportation
Recommendations
The general comments from Working Station 2 are summarized into
four themes:
1. Dundas Street West TTC Access + GO Station
a. Access to Dundas Street West should be provided off
Edna Street
b. There should be a TTC connection from the Crossways
c. At-grade pedestrian access should be improved
d. Provide a pedestrian tunnel or connection between the
subway and GO station
2. Calming Traffic on Bloor Street
a. Place a median in the centre of Bloor Street
b. Widen the sidewalks on Bloor Street and Dundas Street,
and narrow the road lanes.
c. Make Bloor Street one lane in both directions

The meeting materials are available on-line at:
http://www.toronto.ca/planning/bloordundas.htm
Page 2
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d. Provide on-street parking
3. Improving the Pedestrian Realm
a. People should be considered first in designing public
spaces
b. Street furniture needs to be updated and consistent
c. Provide continuous landscaping on Bloor and Dundas
through street trees and other planting
d. Provide visually pleasing retail signage
e. Extend High Park into the neighbourhood
4. Traffic Regulations
a. Facilitate left turns at Bloor and Dundas
b. Improve/realign Indian Road Intersection
c. Improve the Roncesvalle/Dundas Street West intersection
d. Provide improved taxi stands that are safe for pedestrians
e. Prevent taxis from doing U-turns (i.e. a central street
median)
Specific comments included:
Transit and pedestrian amenities ranked highest as areas of
•
importance.
Wide sidewalks should be incorporated into the design;
•
however restaurant patios should not obstruct pedestrian
space.
Designated bike lanes were preferred over wide curb lanes
•
with “sharrows” (wider outside curb lane).
Hatched/textured pedestrian crossings are ideal for this
•
area. The construction of these needs to be carefully
considered as they will be heavily used.
The two conditions for on-street parking (bump-outs vs. no
•
bump-outs) were equally desired.

A summary of the participants’ Visual Preference
Survey is available on-line at the web address
listed below.

Working Station 3: Visual Preference Survey
Low-rise buildings, and open space and streetscape examples were
the favored typologies by community members. Most notable were
the three-storey Montreal building and Port Credit Village built form
typologies, and the urban plaza in Yorkville and the Cloud Garden
on Richmond Street between Yonge and Bay Streets.
Some additional comments included:
•

•
•

The current Loblaws site is large enough to create park
space and a building transition. Taller buildings should be
placed next to the rail or in the middle with lower buildings
surrounding them.
There needs to be more consistency in terms of height and
design.
Five or six storey buildings would be ideal for the study area

The meeting materials are available on-line at:
http://www.toronto.ca/planning/bloordundas.htm
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Bloor Dundas ‘Avenue’ Study
3.0 Questions and Answers
The evening ended with a short Q&A. These questions included:
Q: In the past there was a lengthy process with the Loblaws lands.
Will we have to go through it again?
A: Yes. This will give us a fresh look at the area as a whole.
Q: What is the current population density of the study area?
A: We do not have that type of information as the boundaries that
Census Canada uses to collect data are not the same as the study
area. The new Official Plan does not prescribe densities, it considers
what buildings should look like in context.
Q: What is the optimal density for the neighbourhood?
A: The ‘Avenue’ Study will help to define what buildings should look
like from a massing, height and articulation perspective and will then
be able to estimate potential density based on proposed building
envelopes.
Q: What is the difference between a step-back and set-back?
A: Setbacks refers to the distance between the public right-of-way or
property line and the face of a building. Setbacks may occur at the
front, rear or sides of properties.
Stepbacks refers to the setting back of the building facade at an
interval above the building base to provide appropriate separation
between adjacent buildings, streets and/or open spaces
We can put a glossary on the website explaining the difference.
Q: Will the Airport Link be completed? And will there be a connection
between the GO station and TTC station?
A: The City will be meeting with TTC and GO soon to discuss these
matters in the context of the study.
What’s Next?
Design Workshop
Saturday, September 20, 2008
If you are interested in
participating in the half day
workshop, please contact
Corwin Cambray

Contact Information:
Corwin Cambray, Senior Planner, City Planning Division, City of Toronto
tel: (416)397-0244
email: ccambra@toronto.ca
The meeting materials are available on-line at:
http://www.toronto.ca/planning/bloordundas.htm
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Redevelopment of some of
the run down housing

DUNDAS STREET WEST

WORKING STATION 1:
COMMUNITY MAPPING

Preserve old
buildings

LEGEND
Parking
Crosswalk
Potential new development

Bike trail/lane
Some people did not agree with the median along
Bloor Street. They would rather see wider
sidewalks, bicycle lanes, and other ways to make
traffic slower.

Green space

Crossways need to be
greened

DUNDAS WEST
SUBWAY STATION

KEELE SUBWAY STATION

Pedestrian connection

New TTC entrance
Access to TTC and GO

gas station is an
amenity to the
neighbourhood

CROSSWAYS MALL
Green P parking

BLOOR STREET
ST. JOAN OF
ARC CHURCH

opportunity for a
cafe that
overlooks the park

Review this map in conjunction with the Community
Mapping Handout for Working Station 1 on-line at:
http://www.toronto.ca/planning/bloordundas.htm

BISHOP MARROCCO
CATHOLIC S.S.

landmark

opportunity for a
continuous street facade

Shopping venues
Urban plaza
Condos
Multi-unit housing
Parking behind retail

WORKING STATION 3:
VISUAL PREFERENCE SURVEY
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Review this map in conjunction with the Community
Mapping Handout for Working Station 3 on-line at:
http://www.toronto.ca/planning/bloordundas.htm
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Bloor‐Dundas ‘Avenue’ Study
Open House Meeting #3
Date & Time:
Location:
Attendance:

November 18, 2008 @ 7:00 pm
Saint Joan of Arc – Gymnasium (1701 Bloor Street West)
Approximately 35 members of the Local Advisory Committee and general public
Councillor Gord Perks, Shana Almeda
City Staff: Corwin Cambray, Kevin Edwards, Andrea Old
Consultant Team: Anne McIlroy & Shima Mirkarimi, Brook McIlroy Planning &
Urban Design/Pace Architects

1. Introduction
On Tuesday, November 18, 2008, the City of Toronto, in conjunction with the consulting team of
Brook McIlory Inc./Pace Architects hosted an Open House in the Gymnasium of Saint Joan of Arc
for the Bloor Dundas Avenue Study. This was the third meeting in a series of meetings as part of
the Bloor Dundas ‘Avenue’ Study, Public Engagement Process.

1.2 Purpose
The purpose of the meeting was to present the feedback from the design charrette on September
20, 2008 and meetings with the LAC representatives and to continue the community discussion
on the future of this stretch of Bloor Street and Dundas Street.

1.3 Attendees
Over 35 people attended the meeting including residents, property owners, business owners,
representatives of community groups and members of the Local Advisory Committee. The
meeting was also attended by the Ward Councillor, Gord Perks, and the Member of Provincial
Parliament, Cheri DiNovo.

1.4 What was Presented?
Councillor Gord Perks and Corwin Cambray, Senior Planner with the City gave an introduction to
the study summarizing the process to date and what to expect as the study moves forward. A
presentation by Brook McIlroy/Pace Architects followed and included:
1. Community Priorities
2. Design Workshop Results – Exercises #2 & 3
3. Emerging Area Framework
• Open Space & Connections
• Character Areas & Constraints
• Built Form
• Opportunity Sites & Conceptual Urban Design
Note: The presentation did not include a discussion of the Bloor Street West R.O.W. due to time
constraints. However, the slides and boards related to the R.O.W. options are posted under the
“Community Meeting ‐ Tuesday November 18, 2008” section on the study’s web page at
http://www.toronto.ca/planning/bloordundas.htm
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2.0 Community Input / Q & A Summary
The evening’s presentation allowed for two discussion breaks where attendees were given a
chance to ask questions. The following section is a summary of the questions and comments that
were raised during the presentation.
Q: Board 3 proposed the occasional high‐rise. What sorts of heights came out of the previous
meetings?
A: Taller buildings have been defined as anything higher than a mid‐rise building. On Bloor Street
this would be buildings that are taller than 7‐8 storeys. On Dundas Street these are buildings taller
than 5‐6 storeys.
Q: What do you mean when you say “we”? Is it the City? The consultant team? The developers?
A: That includes all of us in the room. These findings are based on what we have heard from
residents, property owners, business owners, representatives of community groups, members of
the LAC, City of Toronto Planning staff etc.
Q: The Giraffe proposal does not adhere to the 1:1 ratio. What assurances do we have that
proposals like that won’t win at the OMB in the future?
A: The reason developments come forward with proposals like the Giraffe is because this type of
Avenue Study work has not been done before for this stretch of Bloor Street West. The
completion of this Avenue Study will set the rules for developments in the future.
Q: What is the process of introducing streets in areas like the Loblaw’s site that do not have any
streets? Will they line up with adjacent streets?
A: Since these lands are privately owned with a number of owners, any application that comes
forward will have to consider how it will work with the rest of the adjoining properties.
Q: Is it possible to put some guidelines in place for future development to follow?
A: The Avenue Study report will include Urban Design Guidelines.
Q: High‐rise and mid‐rise should be defined clearly in terms of number of storeys.
A: High‐rise and mid‐rise are dependent on the right‐of‐way width.
Q: How do recommendations impact the final decisions? How does an Avenue Study work?
A: The Avenue Study will be produced based on the public consultation process and conversations
between City staff and the consultant team. Council will then have to vote on the consultant’s
report. If adopted, the Avenue Study will direct the City’s updated zoning by‐law provisions for
the area.
This process will allow us to think about what we want as a community and what we think will
work in the neighbourhood and what won’t. However, this doesn’t preclude individual owners
from putting in an application for a building that is taller than the Study’s recommendations.
However, with an Avenue Study in place, the City will have the tools and the regulations to argue
for development that is designed to fit within the neighbourhood context.
Q: First of all, thank you for incorporating our comments. The green lines on Dundas what does
that actually mean? They are smaller than the ones on Bloor Street. What kind of boulevard will
be there?
2
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A: Bands of green on Bloor Street versus Dundas Street reflect the right‐of‐way width. It does not
mean the treatments will be different, but sidewalks are narrower. There will be some constraints
that determine how much and what can be done in those areas such as the narrower sidewalks.
Q: Will there be any new space added to the Bishop Marroco Playing field? (The green space
needs to be visible from Dundas)
A: We’ve repeatedly heard that you want a strong park identity. Unfortunately we can’t design
what it will look like exactly but connectivity and linkage is all very important and will be raised in
the final Study document.
Q: When the Study is completed, the City will propose a change in the zoning by‐law. Any
property owner can raise an objection and go to the OMB if they want. This will especially be a
problem because now we’ve highlighted areas that can accommodate taller buildings. The
community has entered into a risky process since we’ve put these properties on the table.
A: Yes, you are right in a sense. When you start a conversation people will come forward but
before we didn’t have a tool. Avenue Studies are identified in the Official Plan as a tool for
directing and managing growth in certain areas of the city. We are using the best tool in the tool
box. If we don’t do this, then developers can argue that since the Official Plan has identified this
area as an Avenue (an area of intensification) than they can go ahead and build any where they
want. This is our chance in advance of developers coming in and proposing inappropriate
development to identify what we value and what we want our neighbourhood to look like.
Q: One of the concerns we have had all along with the 1:1 ratio is that on the north side of Bloor
because of the train tracks buildings can be taller and there will be an over development of the
north side. We should take that into account as development should relate to the south side of
Bloor Street.
A: In general, there needs to be a balance street wall on the north and south. Because of the
relationship to adjacent neighbourhoods, the north side of Bloor Street does have opportunity
that the south side does not. It is important though that meaningful setbacks and step‐backs at
the podium level and above are achieved.
Q: The statements you are making are they statements from you? The community? The City?
A: The statements in the presentation are taking what we have heard and presenting them in a
format that could potentially be recommendations in an Avenue Study.
Comment: The Loblaw’s site is the largest site. A new community can be developed. The City of
Toronto wants to encourage families to move to the downtown. Families want front doors not
apartments. This site provides an opportunity for a front door neighbourhood. We should
maximize the use.
Comment: Buildings taller than three‐storeys should provide the same square foot space as their
ground floor for public use. Buildings should step out starting at the base (i.e. an inverse step‐
back).
Q: I have hostility for tall buildings. I’m scared of this neighbourhood turning into St. James Town.
A: In the City’s Official Plan, Avenues are identified as areas of intensification. In the Avenue
Study we can decide what we value about this community and in doing this we have to be
realistic. However, “taller” doesn’t necessarily mean towers. Taller buildings can be
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accommodated if the context is right. There needs to be some trade‐offs. Opportunities will be
wasted if we recommend single‐family houses here.
Q: How can we engage in this process so that great architecture can occur instead of bad
architecture? How do we ensure it?
A: Good architecture is something we can’t ensure. However we can provide a chance for better
architecture and the right framework might attract better architecture. The Urban Design
Guidelines can also support the City when considering applications.
Q: Taller buildings are a good opportunity for green roofs.
A: The Loblaw’s site can be a good pilot project to demonstrate green technology.
Q: On the slide there are taller buildings next to the single storey homes on the Loblaw’s site.
Central location of tower buildings is a mistake. Maybe taller buildings are not necessary. Maybe
buildings with larger bases are better. Can buildings with larger bases be realistic?
A: Mid‐rise buildings may or may not be good enough to achieve the density.
Comment: Who is going to be living in these single family homes? We don’t have any transitional
housing to accommodate people who can’t necessarily afford a single family home in downtown
Toronto. There are arguments to be made for more diverse demographics. What we need to ask
ourselves is what sort of neighbourhood we will be looking for in the next 10 years.
Q: This area is a neighbourhood with kids. If we are preserving the distinct character of the
neighbourhood, these large sites can provide single family housing.
A: Seventy‐five percent of Toronto is not within the intensification/growth area (i.e. Avenues and
Centres). We need to put on a lens of reality, entirely low‐rise development on a large site such as
the Loblaw’s site is not realistic.
Comment: We should decide what we actually want. If we make concessions it would be nice to
know we’ll get them.
Comment: We need to crank this as far as we can. Neighbourhoods can be diverse. People can
age in place. Front door accommodation can be triplexes. We need to look at more alternatives
for this site to accommodate density. If we need to accommodate them or else there will be
sprawl. If we want density, we need to find ways to accommodate it.
Comment: Our area is screaming for development, there are a lot of people for development in
the neighbourhood. The six‐storey scale of development is good for families.
Comment: There is a huge difference between six and twelve‐storeys.
Comment: Why do the high‐rises have to come here?
Comment: Wish the existing buildings were shown. Need more contexts to understand the plans
on the Loblaw’s site.
Produced by Brook McIlroy Planning & Urban Design/Pace Architects
‐ END ‐
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Bloor‐Dundas ‘Avenue’ Study
Open House Meeting #4
Date & Time:
Location:
Attendance:

January 26, 2009 @ 6:30 pm
High Park Baptist Church – Lower Auditorium (9 Hewitt Avenue)
Approximately 80 members of general public
Councillor Gord Perks, Shana Almeda
City Staff: Corwin Cambray, Kevin Edwards, Andrea Old
Consultant Team: Anne McIlroy, Shawna Bowen & Shima Mirkarimi, Brook
McIlroy Planning & Urban Design/Pace Architects

1. Introduction
On Monday, January 26, 2009, the City of Toronto, in conjunction with the consulting team of
Brook McIlory Planning + Urban Design, hosted an Open House in the Lower Auditorium of High
Park Baptist Church for the Bloor‐Dundas ‘Avenue Study’. This was the fourth meeting in a series
of meetings as part of the Bloor‐Dundas ‘Avenue’ Study, Public Engagement Process.

1.2 Purpose
To present refinements to the draft recommendations based on feedback from the public open
house on November 18, 2008, and provide an opportunity for further community discussion and
feedback on the Avenue Study directions, including examples of built form scenarios for sites and
sub‐areas.
The meeting started with an open house at 6:30 p.m. providing an opportunity to review
information boards, ask questions and provide comments. A presentation followed at 7:15 p.m.
The information boards were posted on the study’s web page on Wednesday, January 21, 2009 to
facilitate community feedback.

1.3 Attendees
Over 80 people attended the meeting including residents, property and business owners,
representatives of community groups and members of the Local Advisory Committee (LAC). The
meeting was also attended by the Ward Councillor, Gord Perks, and Shana Almeda from the
Councillor’s office.

1.4 What was Presented?
Councillor Gord Perks and Corwin Cambray, Senior Planner with the City gave an introduction to
the Study, summarizing the process to‐date and what to expect as the Study moves forward. A
presentation by Brook McIlroy Planning & Urban Design followed. The agenda of the presentation
included a discussion of the following topics:
1.
2.
3.
4.
5.
6.

Overview of Consultation
Planning Framework
Key Community Directions
Key Recommendations by Precinct
opportunity sites
The Avenue Study
1
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The presentation is posted under the “Community Meeting – Monday, January 26, 2009” section
on the study’s web page at www.toronto.ca/planning/bloordundas.htm

2.0 Community Input / Q & A Summary
The presentation was followed with an opportunity for questions and comments from the
attendees. The following is a summary of the questions and comments raised during the
presentation, and answers when applicable.
Q1a: How did you come up with the population per number of units? Are they the same for all
the scenarios?
A1a: The ratios used to calculate the population based on the number of units is from the 2006
Statistics Canada data. They are as follows:
• Apartment, duplex = 2.83 people per unit
• Apartment, building that has five or more storeys = 2.11 people per unit
• Apartment, building that has fewer than five storeys = 2.15 people per unit
• Employment ratios = 250 sq.ft. per employee/office & 500 sq.ft. per employee/retail
(The number of units was calculated based on the gross building area divided by an average unit
size of 100 square metres)
Q1b: Do we have similar numbers for the GTA?
A1b: No
Q2: The opportunity site at Bloor Street West and Keele Street is shown as “up to 15 storeys” on
the boards. Will it be in writing in the final report that only elements of the development can be
15 storeys?
A2: Corner sites that can accommodate the extra height have been identified, including Bloor
Street West and Keele Street. All recommendations will be explained in detail in the report,
including where this height is appropriate.
Q3: There is a strong desire to keep the gas station where it is (northeast corner of Bloor Street
West and Keele Street) but your diagram overrides that. Can we keep it?
A3: Lots of people see the gas station as an essential service. The plans do not override the desire
for it to be kept. Because this is a major intersection, we want to anticipate what its potential is
over the long term. If the gas station isn’t needed in this location in 20‐30 years, for example, then
the site could accommodate this type of building/massing.
At the start of the study Petro Canada contacted the City and advised that they have no desire to
move, as this location is one of their most profitable in the downtown and they made a large
investment on this site not too long ago. But the City has to be prepared that in the future the site
may not be desirable as a gas station any longer.
Q4: There are a few things I do not agree with in the Key Community Directions: You speak about
affordable and family‐oriented housing but what you have proposed is not in keeping with that.
These mid‐rise buildings with retail on the ground floor, office space on the second and third
floors and residential above are not appropriate as family units. At the last meeting some people
expressed a desire for the Loblaw’s site to be all townhouses, but we don’t see that reflected in
any of the options presented tonight.
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A4: Both options for the Loblaw’s site have a low‐rise edge and have multiple opportunities for
“front door units” which are considered “family‐oriented”. We have also heard from the
community meetings that it’s important for buildings facing onto Dundas Street West to have a
retail / employment edge, as it would help to create a vibrant streetscape and better connect
Bloor Street West and Dundas Street West to Roncesvalles Avenue. As you move further into the
site, there are more family‐oriented buildings. We think it is important to illustrate the potential
for a range of building types and uses.
Q4b: The mixed‐use buildings with retail and office space on the first two storeys and residential
on top go against all the criteria of family housing.
A4b: We are showing both types of built form. Some buildings are all residential on the interior
portions of the Loblaw’s site while others have a mix of uses.
Q5: If you thought the gas station at Bloor Street West and Keele Street would be there for many
years and that there is a possibility that they would not be able to consolidate the adjacent lots
then why not show us an option based on those realities?
A5: If in the future, the lands were consolidated and the owners were to express development
interest, the City wants to be proactive about what this important corner will look like.
Q6: Could we look at a sub‐option for opportunity site #1, which considers the gas station staying
and only the strip plaza redeveloped?
A6: Yes, we can do that.
Q7: What is the status of the Giraffe development (1540 Bloor Street West)? In your presentation
the building on that site is 15 storeys. They are proposing something much higher.
A7: The City has raised a number of concerns, such as access, scale and shadow impacts,
regarding this development. The developer is working at their response to these concerns. The
City is currently working on a Staff Report for this development.
Q8: Does the City have any idea about the TTC’s future planning projects? Has there been any talk
about building on top of the subway stations (Keele or Dundas West)?
A8: In some of the City’s negotiations for the Giraffe, the City asked the developers to look at
building on top of the TTC station but because of the way the tunnel and station operates it would
take a lot to structurally anchor the building and the cost would be prohibitive. The developer
would essentially have to building four 20‐storey buildings to cover the cost of building on top of
the TTC Station.
Q9: The opportunity site boundaries at the northwest corner of Bloor Street West and Dundas
Street West are not the same as for the Giraffe development. Could you show an option with the
existing site boundaries and no consolidation?
A9: Yes, we can consider that.
Q10a: The opportunity sites appear where there are currently churches. Could you please clarify
how you picked these sites?
A10a: At the start of the process the community was asked to identify
opportunity sites. The St. Joan of Arc church was one of the sites the community asked us to take
a closer look at, to consider if they were to redevelop at some point. The other site was the
Budget Rental site and the Jehovah’s Witness temple on Dundas Street West and Chelsea Avenue.
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Opportunity sites were also analyzed based on their physical dimensions, for example, are they
deep enough and wide enough to accommodate a mid‐rise building?
Q10b: It appears that all the opportunity sites were picked based on the idea that people will stop
going to churches or they will stop driving. How realistic is that?
A10b: We’ve seen former churches in the city being sold to developers and being converted into
lofts or torn down. The same thing could happen to these sites.
Q11: What impact does this study have on future sites?
A11: An Avenue Study helps support the City’s position on future applications. It indicates a
strong and comprehensive community consultation process on the part of the City, which helps
greatly at the Ontario Municipal Board.
Collectively we have a better chance of dealing with new development where an Avenue Study is
in place. It is important to note that a lot of the opportunity sites are sites that might stay in their
current use/configuration for a long time.
Q12: The RFP requested skills to implement mid‐rise development in the area before any
community input. No surprise then that mid‐rise buildings are being proposed. There is a
potential loss of tenant housing. The existing stores on the Loblaw’s site provide important
services for the neighbourhood and if you get rid of them, where will people go to take care of
their basic needs? Similarly, the warehouses north of Bloor are well used and their
redevelopment would replace affordable with costly space.
A12: The Avenue Study process is to create a framework so that development is not dealt with in
a “piecemeal” process. It’s a comprehensive public process to hear from you. It is not realistic to
expect only one type of building or low‐rise buildings. There will be a number of building types.
The day‐to‐day services that Loblaw’s and Zellers provide are important for the community and
will be encouraged to be retained within the community through redevelopment.
Q13: My concern is with the massing of the buildings on the Loblaw’s site. The proposed buildings
located in the southern most portion of the site are right beside 2‐storey buildings and are too tall
for that context. You should consider buildings that are a maximum of 5‐storeys. How did you
come up with the 2.5 and 2.7 density numbers?
What is the density in other parts of the city, such as St. James Town or Liberty Village and how
does it compare to the Loblaw’s site. We need to see examples of other comparable precedents
to what you proposed.
A13: The exercise for the Loblaw’s demonstration plans started by looking at an appropriate built
form, not a density number. The gross density is simply a result of the massing shown on the
demonstration plans. Once the roads and the 30‐meter setback from the railway, the allowable
building area is quite low.
The density of St. Lawrence is around 2.7. Liberty Village is a large area with many existing
warehouse‐style buildings and is zoned industrial, so it is not comparable.
What we have been hearing through the Public Open Houses is that everyone expects the
Loblaw’s site to deliver a lot of things: a range of building forms, at‐grade entrance, large public
green or open spaces, retail uses, etc. In order to achieve these things on this site, there will have
to be some trade‐offs with height and densities on the site. The demonstration plans consider
how the buildings, open spaces and roads can be configured on the site and what the resulting
built form is. It would be unrealistic to expect a developer to deliver public amenities without
achieving a certain density.
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Comment: The southeast corner of the Loblaw’s site needs to be considered carefully as it will
directly impact the neighbourhood south of the site. The Official Plan addresses impacts on
adjacent neighbourhoods and the importance of protecting them. We are fine with the low‐end
of mid‐rise, for example, 5‐storeys or less. South of the new east‐west street should be no more
than 3‐storeys.
Comment: Thank you for an excellent presentation. There are lots of good ideas here. We should
increase the potential for public space on the Loblaw’s site. A third demonstration plan could
show more publicly‐accessible open space, not contained within courtyards to buildings.
Comment: We live on Golden Avenue. We appreciate the previous suggestions about lowering
the building heights on the Loblaw’s site closer to the residential buildings to the south. We’d like
to also see the green space moved next to the residential neighbourhood instead of the school.
Q14: What about the “roadscapes”? Have you given it much thought?
A14: The Bloor Street West right‐of‐way (R.O.W.) and streetscape has been dealt with
comprehensively during most of the previous Public Open Houses. We have spent a lot of time
discussing it and there has been general consensus on the direction for these, which is why it has
not been discussed again tonight.
Q15: I live in a house south of the Loblaw’s site. With all the new roads that connect to the
existing residential streets, it seems like a lot of traffic will come through the Loblaw’s site.
A15: There are streets traversing the site, but we have not determined whether they will be one‐
way streets, reduced lanes, etc. It is important that this site be integrated into the community and
not be “land‐locked”. A detailed traffic analysis is required when a development application is
brought forward for this site.
Q16: The rear lane behind the proposed building on opportunity site #6 is extremely narrow. The
shadow from that building will not be contained within the site and will affect the neighboring
houses.
A16: The MCR zoning requires a 7.5 meter rear setback. However, there may be some
incremental shadowing to the north and on the east and west side and on Dundas Street West.
Q17: What will the traffic patterns be like? Will there be underground parking? Will there be a
light at Loblaw’s?
A17: There will be exits and entrances for parking and there will have to be consideration for a
traffic light at the entrance to the Loblaw’s site. Once we generate the unit counts and population
numbers, Nick Poulos from Poulos + Chung Transportation Engineers (part of the Consultant
Team) will look at the scenarios in terms of impact. All of the opportunity sites assume below‐
grade parking.
Q18: What is the rear setback? The Chelsea Avenue site is not very large.
A18: It is 7.5 metres from the rear property line, and this may include a laneway.
Q19: I have a question about the site at Alhambra Avenue and Bloor Street West ‐ the lane runs
east‐west here. Is the building shown right next to the lane? And is the City suggesting that they
tear down building for that property?
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A19: The two houses on the flanking street are zoned as MCR (Mixed Commercial Residential) and
therefore part of the Avenue Study. With an MCR zoning, these sites could already be developed
as mixed‐use buildings. There are very few instances within the Study Area where this happens,
but it does happen sometimes. Based on the existing zoning a developer could redevelop these
properties today or consolidate them with the properties fronting Bloor Street West.
Q20: It seems best to anticipate the worst case scenario. It would be productive to talk to the
owners of the Loblaw’s site before they propose a development scenario, like what has happened
at 1540 and 1638 Bloor Street West.
A20: Loblaw’s has been invited and have attended meetings. The Councillor’s office calls them
every 6 months to see what their immediate plans are and each time we call they have said that
they are not moving yet. The Councillor’s office wants to start the conversation with the
developers before the application comes through. And this has been possible in the past.
Q21: Congratulations to the planning team. The identified opportunity sites have been identified
and discussed. I understand that these sites may come into the market eventually but what if
another site comes up. Will it be harder to apply those rules on these non opportunity sites?
A21: The report will have regulations that guide development throughout the rest of the Study
Area. We are using opportunity sites to test out these scenarios.
Q22: With respect to Dundas Street West north of Bloor Street West, rather than setting back the
buildings to create wider sidewalks the extra space should be taken from the existing road space.
This will create a narrower street and will help slow down traffic and prevent cars from racing
through this area.
A22: That is something we could ask the City’s transportation staff to consider.
Q23: Which sites have been approved so far?
A23: Two sites have been approved so far: 1638 Bloor Street West (northwest corner of Bloor
Street West and Indian Road) and 2376‐2388 Dundas Street West (north of the Crossways Mall).
Comment: To have an 8‐storey property adjacent to the existing neighbourhood would ruin the
fabric of the street – particularly at Alhambra Avenue.
Follow‐up: Do you have a sense intuitively of what height you could see at that site?
A: Anything beyond 4 storeys would be too high.
Comment: No matter what you want to do, if Loblaw’s doesn’t come through nothing will develop
on that site. There are some things that can happen fairly quickly though, like the TTC station that
could be improved. There is already a 30‐storey building. Surprised that nothing is happening to
the TTC station, especially with the potential Giraffe development. Bloor Street West and Dundas
Street West is a speed trap, and it’s a good idea to narrow the street.
Q24a: Tonight we’ve seen a number of proposals and we’ve heard comments from people that
disagree with proposal. We’re not ready for a final report without bringing it back to another
meeting.
A24a: When report is written you have a chance to make comments. You still have time to
provide comments about this meeting until mid‐February.
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It is important to note that the consultants provide their report to Staff; Staff then take their own
report to Community Council. At that point anyone can come and make a presentation in front of
Community Council.
Q24b: A lot of people do not feel comfortable making a presentation in front of Community
Council.
A24b: The Councillor and Corwin are available to discuss the Study with any individual who does
not feel comfortable making a presentation.
Q24c: We are not ready to move the process over to the City Staff. We need another meeting.
A24c: We could have another meeting but we can not bring back the consultants. At some point
we need to get comments from you. There have already been numerous meetings.
Q25: Why is the Lutheran Church not an opportunity site?
A25: It wasn’t identified by the community and people felt there was the heritage character of
the green space and building should be retained.
Comment: The street configuration in Precincts 3 and 4 appears to be a suburban cul‐de‐sac.
New streets should connect to existing streets, so that the new communities are integrated,
rather than creating “closed' communities” that are isolated through a single access
roadwork. Safety may be compromised with dead‐end streets. This is especially a concern for
women. Single points of access on Dundas Street West should be avoided. In Precinct 3, the
street on the east side of the street should connect to create another intersection on Dundas
Street West, at the north end. In Precinct 4 the road network is much better, with connections to
the existing neighbourhood to the south. Other streets within this block should avoid “dead
ends”.
Comment: The massing of buildings should be higher in the northeast corner of the Loblaw’s site.
Heights should be lower along the south edge to ensure a better fit with the existing community.

Meeting Summary produced by Brook McIlroy Planning & Urban Design.
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1. 0 Introduction
This transportation analysis has been completed in support of the Bloor‐Dundas ‘Avenue’ study.

2.0 Proposed Development Addition
Please refer to Figures 1 and 2 for locations of opportunity sites. Table A‐1 in the appendix displays
detailed information about each opportunity site.

3.0 Existing Traffic Flows
Figure 3 shows existing traffic flows along Bloor Street West. The traffic flows were gathered by Dillon
Consulting with data from the City of Toronto.

4.0 Analysis Methodology
4.1 Existing Vehicle Trip Generation Characteristics
The City of Toronto conducted traffic surveys on a building and proposed building in the Study Area. The
findings of the survey can be found in Table 1. The upper part of the table includes the vehicle count and
the lower part of the table is the trip generation rates. The lower half was calculated by dividing each
count (e.g. “a.m. in”) by the total number of units for each building.

4.2 New Development Vehicle Trip Generation statistics
Table 2 shows the number of trips generated by the new development. Trip generation rates for
residential and retail uses were estimated using the trip generation rates in table 1 and the new
development statistics in table A‐1.

4.3 Vehicle Trip Distribution and Assignment
The destinations of vehicular trips originating from the planning district of the Study Area were
determined using “Transportation Tomorrow Survey” (TTS) data. It was assumed that the zones in
which the Study Area is located also had the same origin‐destination distribution. It was observed that
the planning district had a significant quantity of origin‐destinations terminating within it. Thus, the
distribution of origin‐destinations among the traffic zones within the planning district was also
determined. Figure 4 shows the percentage make‐up of the trip destinations from the Study Area.
The same general trip distribution and assignment was used for all trip types (e.g. work, retail,
residential.).
For destinations west of the Study Area and within the city, it was assumed that they departed the Study
Area via the west end of Bloor Street West. For destinations north of the Study Area, it was assumed
that the vehicles would depart the Study Area via Keele Street unless the origin was very close to, or on
Dundas Street West, in which case they would depart via Dundas Street West. For destinations just east
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of the Study Area, or in the central part of the city, it was assumed that they departed via the east end
of Bloor Street West. For downtown destinations, it was assumed that they departed southbound on
Dundas Street West.
For destinations that were of a significant distance (eastbound or westbound) from the Study Area, it
was assumed that they headed south towards the Gardiner Expressway. Vehicles travelled to the
Gardiner Expressway in one of two ways, the first is southbound on Parkside Drive. The second is
southbound on Roncesvalles Avenue to Howard Park Avenue and west to Parkside Drive. Figures 5 and 6
show the final total assignments of all traffic to be generated from the new development.

4.4 Vehicle Totals
The new vehicle flow totals were calculated by adding the vehicle flow generated from the new
development and the current vehicle flows. Figure 7 shows the new total vehicle flows for the two main
intersections – Bloor Street West & Dundas Street West and Bloor Street West and Keele
Street/Parkside Drive. As expected, the traffic flows for both through and turning movements increased,
although none of the new turning lane vehicle demands appear excessive.

5.0 Transit Modal Split
The trip generation rates in Table 1 were compared to the Institute of Traffic Engineers (ITE) rates for
that type of development. The results of that comparison are presented in Table 3. Table 3 shows that
the trip generation rates in the area are significantly less than those suggested by ITE. The vehicle trip
generation rates in the area are only 25%‐45% of typical ITE vehicle trip generation rates. The difference
is attributed to the strong transit presence in the area. In addition, the availability of numerous retail
activities within the study area are likely to attract a significant amount of persons (who live in the area)
to walk instead of taking an automobile. The live/shop opportunity is such that a fairly high proportion
of trips would be by walking. A further analysis examining trip generation based on population also
suggested a strong transit presence in the area. Figures A‐1 and A‐2 in the appendix show this further
analysis.

6.0 Conclusions
The existing trip generation rates in the area are significantly lower than ITE values. Using these we have
determined that the proposed development will not significantly affect the operation of the surrounding
roadway network. This is attributed to the strong transit presence in the area as well as the many
live/shop opportunities.
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Figure 3‐ Existing traffic flow along Bloor St. W. (Dillon Consulting, 2007)
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0.125

Retail total (Trips/1000 ft )

0.139

2

0.112
0.166

0.040
0.048
0.044

in

1
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5
14
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Retail total (Trips/100 m2)

Residential total (Trips/Dwelling)

Units

Address

Residential
2495 Dundas St. W.
1638 Bloor St. W.

Area (100 m2)

# of Units

Retail
1638 Bloor St. W.
181 Richmond St. W.

Residential
2495 Dundas St. W.
1638 Bloor St. W.
Total

Address

Table 1‐ Current trip generation rates (city of Toronto, 2008)

28
74

total

0.125

0.139

0.112
0.166

0.175
0.205
0.190

0.250

0.277

0.223
0.331

0.214
0.253
0.233

0.425

0.472

0.447
0.497

0.159
0.157
0.158

0.425

0.472

0.447
0.497

0.063
0.096
0.080

0.849

0.944

0.894
0.993

0.222
0.253
0.237

total

8
28

p.m.
out

Vehicle Trip Generation Rates
a.m.
p.m.
out
total
in
out

4
3

20
46
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8
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2
2
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74

total

4
3

1
1

22
60

a.m.
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Vehicle Counts

Table 2‐ Trips generated by new development.

Land Use
Residential
Retail*

Units
Dwelling
100 m2

In
0.044
0.139

Land Use
Area: 1A
Residential
Retail
Subtotal
Area: 2
Residential
Retail
Subtotal
Area: 3
Residential
Retail
Subtotal
Area: 4
Residential
Retail
Subtotal
Area: 5
Residential
Retail
Subtotal
Area: 6
Residential
Retail
Subtotal
Area: 7
Residential
Retail
Subtotal
Area: 8
Residential
Retail*
Subtotal

Units

In

Total

Trip Generation Rates
a.m.
p.m.
Out
Total
In
Out
0.190
0.233
0.158
0.080
0.139
0.277
0.472
0.472
Vehicle Trips
a.m.
p.m.
Out
Total
In
Out

Total
0.237
0.944

Total

145
19.5

6
3
9

28
3
30

34
5
39

23
9
32

12
9
21

34
18
53

69
12.5

3
2
5

13
2
15

16
3
20

11
6
17

5
6
11

16
12
28

142
19

6
3
9

27
3
30

33
5
38

22
9
31

11
9
20

34
18
52

68
15

3
2
5

13
2
15

16
4
20

11
7
18

5
7
12

16
14
30

48
12.3

2
2
4

9
2
11

11
3
15

8
6
13

4
6
10

11
12
23

42
9.47

2
1
3

8
1
9

10
3
12

7
4
11

3
4
8

10
9
19

147
33.9

6
5
11

28
5
33

34
9
44

23
16
39

12
16
28

35
32
67

704
84.4

31
12
42

134
12
145

164
23
188

111
40
151

56
40
96

167
80
247

88

287

376

313

206

518

*The vehicle generation rates will vary and depend on the size and form of retail
brought forward in Opportunity Site 8.
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Table 3‐ Comparison of Actual trip rates with ITE rates.
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0.233
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Appendix

Note:
Figures A‐1 and A‐2 compare the vehicle generation rates per a person between what exists (rates based
on city counts) and what is expected (ITE rates). This differs from the report text which compared the
city based rates and the ITE rates on a per a dwelling basis. The building populations are based on
assumed unit occupancies as shown.

Bloor & Dundas

Bloor & Indian Grove

Bloor & Alhambra

Dundas & Chelsea

Shopper's Drug Mart

Loblaws

2

3

4

5

6

7

8

Totals

Bloor & Keele

Bloor & Indian Road

1

Opportunity Site

78,202

79,133

18,132

5,100

6,016

8,257

16,066

8,157

66,031

70,698

14,741

4,153

4,787

6,757

14,166

6,907

14,520

12,171

8,435

3,391

947

1,229

1,500

1,900

1,250

1,954

Ground Floor
(m2)

All floors above
Ground Flr. (m2)

(m2)

16,474

Total
Retail Area

Total Residential
Area

Total
Building
Area

Table A‐1‐ New Development statistics (BMI/Pace, 2008)

14,768

14,768

Assumes
floors 2 & 3

Total
Office
Area

661

704

147

42

48

68

142

69

145

Assumes 100
(m2) per unit

Units

1,395

1,485

310

89

101

143

300

146

306

2.11
people/unit

Residential
Population

262

182

73

20

26

32

41

27

636

636

250 square
foot/employee
(retail)

500 square
foot/employee
(retail)

42

Office
Population

Retail
Population

Figure A‐1: Comparison of Person Trips
Information from the City of Toronto
Address: 2495 Dundas Street West (Glenlake condos)
Type
1 bedroom
2 bedroom

Quantity
95
31
Total people

People
190
93
283

Assuming 2 people per 1 bedroom unit and 3 people per 2 bedroom unit.
Total # of a.m. trips = 27
Total # of p.m. trips = 28
a.m. trips / person = 27/283 = 0.095
p.m. trips / person = 28/283 = 0.099
ITE Values (from pages 316‐317 volume 2 ‐ 7th edition)
a.m. trips / person = 0.28
p.m. trips / person = 0.40

Address: 1540 Bloor Street West (application site)
Type
Studio
1 bedroom
2 bedroom
3 bedroom

Quantity
17
153
108
15
Total people

People
17
306
324
60
707

Assuming 1 person per Studio unit, 2 people per 1 bedroom unit, 3 people per 2 bedroom unit, and 4 people
per 3 bedroom unit
Total # of a.m. trips = 74
Total # of p.m. trips = 74
a.m. trips / person = 74/707 = 0.105
p.m. trips / person = 74/707 = 0.105
ITE Values (from pages 316‐317 volume 2 ‐ 7th edition)
a.m. trips / person = 0.28
p.m. trips / person = 0.40

Figure A‐2: Comparison of Person Trips
Information from the City of Toronto
Address: 2495 Dundas Street West (Glenlake condos)

Toronto Data
ITE Rates
Absolute difference
Toronto/ITE

a.m. trips / person

a.m. trips / person

0.095
0.28
0.185
34%

0.099
0.4
0.301
25%

Address: 1540 Bloor Street West (application site)

Toronto Data
ITE Rates
Absolute difference
Toronto/ITE

a.m. trips / person

a.m. trips / person

0.105
0.28
0.175
38%

0.105
0.4
0.295
26%

