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between Keele Street and the rail corridor, and Dundas
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Avenue — Final Report
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SUMMARY

These City-initiated amendments are subject to the new provisions of the Planning Act
and the City of Toronto Act, 2006.

This report recommends approva of amendments to the Official Plan and Zoning By-law
438-86, and adoption of Urban Design
Guidelines to implement the findings and

recommendations of the Bloor-Dundas L] UU u
‘Avenue’ Study. The report also provides
recommendations and an implementation
strategy to help advance the revitalization
of Bloor Street West and Dundas Street
West within the Study Area.
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upper level step-backs and maximum heights are intended to create a balance between
new development along the Avenues (Bloor Street West and Dundas Street West) and the
adjacent low-rise Neighbourhoods.

The proposed Official Plan Amendment appliesto alarge block of land on the east side
of Dundas Street West, south of Bloor Street West. The lands are currently occupied by a
grocery store and amix of uses and alarge surface parking area. During the Avenue
Study a number of principles of development were identified for these lands. The
proposed amendment brings forward these principles into a Site and Area Specific Policy
to guide future development proposals for these lands.

Overal, the recommendations and implementation strategy in this report support the
Avenue policiesin the Official Plan and build on the findings of the Bloor Street
Visioning Initiative adopted by City Council in Spring 2008. Together they will assist in
creating opportunities for new housing and jobs and an improved public realm, al of
which will contribute to a more vibrant community in the Bloor Street West and Dundas
Street West area.

RECOMMENDATIONS

The City Planning Division recommendsthat City Council:

1 Amend the Official Plan substantially in accordance with the draft Official Plan
Amendment attached as Attachment No. 11.

2. Amend Zoning By-law 438-86 of the former City of Toronto substantially in
accordance with the draft Zoning By-law Amendment attached as Attachment No.
12.

3. Authorize the City Solicitor to make such stylistic and technical changesto the
draft Official Plan Amendment and draft Zoning By-law Amendment as may be
required.

4. Adopt the Urban Design Guidelines for Bloor Street West between Keele Street
and therail corridor, and Dundas Street West between Glenlake Avenue and
Boustead Avenue as provided in Section 6 of the Bloor-Dundas ‘ Avenue' Study -
Final Consultant Report dated September 2009, attached as Attachment No. 9.

5. Request Heritage Preservation Servicesto review the following properties, 1691
Bloor Street West (Redeemer Lutheran Church), 1573 Bloor Street West
(Lithuanian Community House) and 2454, 2466, 2480 Dundas Street West
(warehouse buildings), and report back to the Toronto Preservation Board and
Toronto and East Y ork Community Council on whether these properties should
be included on the City’ s Inventory of Heritage Properties.
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10.

11.

12.

13.

14.

Adopt the recommendations contained in the Community Services and Facilities
Assessment set out in Attachment 10.

Request Transportation Services and Technical Services to examine the
opportunity to improve the public realm at the northwest corner of Roncesvalles
Avenue and Boustead Avenue as identified in Section 5.4.3 of the Bloor-Dundas
‘Avenue’ Study - Final Consultant Report dated September 2009, as part of the
Roncesvalles Avenue streetscape improvements.

Adopt, in principle, the two preferred short-term options for the Bloor Street West
Right-of-Way prepared for the Study Areain Attachment No. 7, and request
Transportation Services to bring forward an implementation report to the Public
Works and Infrastructure Committee.

Request Transportation Services to examine the three preferred long-term options
for the Bloor Street West Right-of-Way identified in Section 5.4.2.1 of the Bloor-
Dundas ‘Avenue' Study - Final Consultant Report dated September 2009, as part
of its study of the feasibility of a bikeway on Bloor Street and Danforth Avenue,
as directed by City Council on October 22 and 23, 2007.

Request Transportation Services to investigate and consider measures, such as
signals, to facilitate pedestrian crossings of Bloor Street West in proximity to
Dorva Road.

Request Transportation Servicesto install zebra crosswalk markings at the Bloor
Street West and Dundas Street West intersection to facilitate pedestrian
movements to the TTC's Dundas West Station.

Request the Toronto Transit Commission to examine its directional signage to
improve pedestrian movements to the Dundas West and Keele subway stations
from the Bloor - Dundas and Bloor - Keele intersections, respectively.

Request the Toronto Transit Commission to investigate the feasibility of a new
entrance to the Dundas West Station on the east side of the Dundas Street West
right-of-way as part of any proposed transit improvements in the area.

Request Parks, Recreation and Forestry staff, in consultation with the Ward
Councillor, to investigate and report back to Toronto and East Y ork Community
Council on the possibility of entering into an agreement with the Toronto Catholic
School Board for greater public recreational use of the playing field at Bishop
Marrocco - Thomas Merton Catholic Secondary School.
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Financial Impact
The recommendations in this report have no financial impact.

DECISION HISTORY

At its March 2008 meeting, City Council approved an Avenue study for the portion of
Bloor Street West between Keele Street and the rail corridor, and Dundas Street West
between Glenlake Avenue and Boustead Avenue. This area’s locational attributes
including TTC and GO transit infrastructure, underutilized sites and recent development
interest make this area a prime candidate for an Avenue study to help the area
accommodate growth in a context-appropriate manner.

ISSUE BACKGROUND

Why An Avenue Study?

Bloor Street West and Dundas Street West are identified as Avenues in the Official Plan.
Avenues are selected corridors along major transit routes where transit-supportive re-
urbanization is intended to create new jobs and housing while improving local
streetscapes, infrastructure and amenities. Avenues are intended to gradually
accommodate development as Toronto continues to grow.

As each Avenue is different in terms of lot sizes and configuration, street width, existing
uses, neighbouring uses, transit service and streetscape potential, the Official Plan directs
that a framework for change be tailored to the situation of each Avenue, or section of
longer Avenues, through a local Avenue study involving local residents, businesses and
other stakeholders.

Area Characteristics

The Study Areaincludes an 850-metre segment of Bloor Street West between Keele
Street and the CN Rail corridor, and a 750-metre segment of Dundas Street West between
Glenlake Avenue and Boustead Avenue. Attachment 1 shows the Study Area boundary.

Bloor Street West isamgjor arterial road with a four-lane cross-section within a 27 metre
right-of-way. The grade of Bloor Street West begins to decline heading west from Indian
Road. Dundas Street West isaminor arterial road and has a 20 metre right-of-way with
afour-lane cross-section that includes streetcar infrastructure in the two centre lanes.

Within the Study Area building heights are predominantly two to three storeys with
limited examples of six to ten storeys and one 13-storey building. The Crossways
Complex with its two 29-storey towers at the northeast corner of Bloor Street and Dundas
Street West is approximately 81 metrestall and is an anomaly in the Study Area.

Bloor Street West, east of Indian Road, is atypical main street fronted primarily by two
to three storey buildings with at-grade commercial and residential units above. West of
Indian Road, the main street character of Bloor Street West isless consistent asit is
interrupted by plazas with front yard parking and a few office buildings on the north side,
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while the south side consists mainly of street-related mixed use buildings, rental
apartment buildings and institutional uses.

The built form along Dundas Street West is more fragmented than Bloor Street West.
Primarily house-form buildings on narrow lots occupy the west side of the street, while
the east side is characterized by a mix of usesin single and multi-storey buildings on
larger properties.

A variety of uses are found in the Study Areaincluding local retail and commercial,
office, grocery stores, a gas station, churches, social service agencies, arange of housing
types and tenure, and community and institutional facilities. These uses also serve
residentsin the surrounding neighbourhoods.

The Study Area benefits from considerable transit infrastructure including the Dundas
Street West and Keele Street TTC subway stations, several TTC streetcar and bus routes
and the Bloor GO station. All portions of the Study Area are within walking distance of
higher order transit.

Study Process

In Spring 2008 the City retained the consulting firm of Brook Mcllroy Planning & Urban
Design/Pace Architect as the lead consultant for the Bloor-Dundas ‘ Avenue’ Study with
Poulos & Chung Limited providing related transportation work.

The Bloor-Dundas ‘ Avenue' Study consisted of three phases: research, design
alternatives and synthesis/ final report. Community engagement occurred in each phase.

Community Engagement

The study’ s community engagement process consisted of community meetings, a design
workshop, a dedicated web site and establishment of aLocal Advisory Committee
(LAC). Therole of the LAC wasto advise City Planning staff and the consulting team
of issues and opportunities within the area, and to provide feedback throughout the study
process. LAC membership included local residents, business owners and property
owners, and the Ward Councillor.

Community consultation meetings were held:
e June 26, 2008 - LAC meeting
July 8, 2008 - Kick-Off Public Meeting
September 3, 2008 - LAC meeting
September 20, 2008 - Design Workshop
November 5, 2008 - LAC meeting
November 18, 2008 - Public Meeting with feedback from the design workshop
January 26, 2009 - Public Meeting presenting draft study recommendations
March 18, 2009 - LAC meeting
February 17, 2009 - Meeting with Ritchie Triangle Residents
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Community members, in addition to their LAC representatives, were able attend the
November 5 and March 18 LAC meetings. Discussions at the various consultations
helped to inform the study’ swork. City Planning also received written comments from
community stakeholders throughout the community engagement process. Thisreport’s
Comments section identifies the community feedback in relation to the various
components of the Study’ s implementation strategy.

City Planning also maintained a dedicated web site during the study -

providing study information and allowing individuals unable to attend consultation
meetings, or those interested in reviewing materia on their own, to be involved and
provide their feedback to City Planning and the Ward Councillor.

Recent Area Planning Activity

Bloor Street Visioning Initiative

In October 2007, City Planning in consultation with the Ward Councillor initiated the
Bloor Visioning Initiative in response to community and development interest in the
Bloor and Dundas area. The goal of the Bloor Visioning Initiative was to identify
guiding principles to be used to inform decision-making and the Avenue Study for the
Bloor Street West and Dundas Street West area. Through a series of community
consultations seven guiding principles were devel oped:

1. Encourage community vitality through a mix of uses that include

retail/commercial at-grade;

Enhance the pedestrian and cyclist experience along Bloor Street West;

Encourage opportunities to green the public and private realms;

Improve and integrate transit services and facilities;

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; and

7. Protect existing neighbourhoods from negative impacts.

arwDN

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. At its July 2008 meeting, City Council adopted the
recommendation in City Planning’s Final Report that the report be forwarded to the
consultants to inform the Avenue Study for the Bloor Street West and Dundas Street West
area.

Bloor-Lansdowne ‘Avenue Study

In January 2000, City Planning undertook the Bloor-Landowne * Avenue' Study located
to the east of the Bloor-Dundas ‘ Avenue’ Study. The two study areas overlap at the
Bloor Street West and Dundas Street West intersection. The study’ s recommendations
included introducing a mix of residential and commercial permissions and heightsin
keeping with other portions of Bloor Street West, streetscape improvements, options for a
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connection between the TTC and GO facilities, and community service and facility
improvements. Council adopted City Planning’s Final Report at its November 26, 27 and
28, 2002 meeting.

Development Activities
Prior to the Bloor-Dundas * Avenue’ Study, two devel opment applications were submitted
to the City:

a) 1638-1640 Bloor Street West

An application received in January 2008 for a 12-storey mixed use building at the corner
of Indian Road and Bloor Street West. Following submission of arevised site plan, City
approval was given. The Ontario Municipal Board subsequently approved the revised
proposal.

b) 1540 Bloor Street West

An application received in June 2007 for a 29-storey building at the corner of Bloor
Street West and Dundas Street West. A revised application for a 27-storey building was
received in August 2009. The applicant has appealed the proposal to the Ontario
Municipa Board. City Planning staff have prepared a Request for Direction Report for
the November 10, 2009 meeting of the Toronto and East Y ork Community Council.

Further development interest in the areaislikely given increased demand for city living,
existing area amenities and services, excellent pubic transit, proximity to the downtown
and the number of underdeveloped sites in the Study Area.

Provincial Policy Statement and Provincial Plans

Provincial Policy Statement

The Provincial Policy Statement (PPS) provides policy direction on matters of provincial
interest related to land use planning and development. The PPS sets the policy foundation
for regulating the development and use of land. The key objectives include: building
strong communities; wise use and management of resources; and protecting public health
and safety. City Council’s planning decisions are required to be consistent with the PPS.

The PPS includes policies directing municipalities to manage and direct land uses to
achieve efficient development patterns. Policy 1.1.3.3 states:

Planning authorities shall identify and promote opportunities for intensification
and redevel opment where this can be accommodated taking into account existing
building stock or areas, including brownfield sites, and the availability of suitable
existing or planning infrastructure and public service facilities required to
accommodate projected needs.

The PPS recognizes that the Official Plan is the most important vehicle for implementing
itspolicies. That is, there is recognition that a municipality through its Official Plan will
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develop policies, in keeping with the PPS, to direct growth within their local context. As
discussed below, the City of Toronto Official Plan through its growth strategy and land
use designations supports and complements the PPS.

Growth Plan

The Growth Plan for the Greater Golden Horseshoe provides a framework for managing
growth in the Greater Golden Horseshoe including: directions for where and how to
grow; the provision of infrastructure to support growth; protecting natural systems and
cultivating a culture of conservation. City Council’s planning decisions are required to
conform, or not conflict, with the Growth Plan for the Greater Golden Horseshoe.

The Growth Plan focuses growth in Urban Growth Centres, Major Transit Station Aress,
Intensification Corridors, Employment Areas and Designated Greenfield Areas.

The Toronto Official Plan identifies Avenues where contextually appropriate, transit-
supportive re-urbanization isintended. 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'sMgjor 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 Mgjor Transit Station Areas with the potential to provide higher density mixed-use
development in keeping with the area’s planned context.

Regional Transportation Plan

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

Similar to the Toronto Official Plan, The Big Move 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 mgjor transit station areas that have two or more regional transit routes intersecting.
Anchor hubs are mgjor 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 hubsin general have atargeted 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. The regional transportation plan envisions the
realization of mobility hub objectives through the application of policies (such asthosein
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the Toronto Official Plan and arising from this Avenue Study) and the development of
master plans for each mobility hub.

Official Plan

The City of Toronto Official Plan provides a comprehensive policy framework to direct
and manage physical, social and economic development change in a big, complex and
fully urbanized city. The Plan encourages population and employment growth,
recognizing that directing growth to appropriate areasis critical to Toronto’s future. The
Plan’s overriding objective is to maintain and improve the quality of lifein Toronto.

Chapter Two sets out the growth management strategy to guide reurbanization and direct
job and population growth to certain ‘growth’ areas - Downtown and Central Waterfront,
Centres, Avenues and Employment Districts - shown on Map 2, Urban Structure.

Bloor Street West and Dundas Street West in the Study Area are identified as Avenues on
Map 2. The Avenues are important corridors along major streets where re-urbanization is
anticipated and encouraged to create new housing and job opportunities supported by
transit while improving the public realm. To address the individual characteristics of each
Avenue, or sections of longer Avenues, aframework for change will be tailored through a
local Avenue study that entails a comprehensive assessment of local conditions and
resultsin avision and an implementation plan including community improvements,
contextually appropriate zoning and design guidelines, in keeping with the Official Plan.

Chapter Four’s land use designations are considered one of the key implementation tools
for achieving the growth management strategy of the Official Plan. Four land use
designations, covering approximately 25 percent of the City’s geographic area, will
accommodate most of the increased jobs and population anticipated by the Plan’s growth
strategy: Employment Areas, Institutional Areas, Mixed Use Areas and Regeneration
Areas.

The lands fronting along Bloor Street West and Dundas Street West in the Study Areaare
designated as Mixed Use Areas on the Land Use Plan, in the Official Plan (see
Attachment 2). Thisland use designation permits arange of residential, commercial,
employment and institutional uses, in single or mixed use buildings, as well as parks and
open space and utilities. The policies provide criteriathat direct the form and quality of
development in this land use designation including atransition between areas of different
development intensity and scale.

It isimportant to recognize that the Mixed Use Areas designation generally servesto
implement the Official Plan’s strategy for managing growth in many areas across Toronto
including the Downtown and Central Waterfront, the Centres (e.g. North Y ork Centre,

Y onge-Eglinton Centre) and certain lands along the Avenues. Given the varied urban
geographies and the policy emphasis on devel opment compatibility with the local

context, not all Mixed Use Areas will experience the same scale or intensity of
development. Generally, the Mixed Use Areas in the Downtown will have the most
intense urban form in terms of densities and built form. The Centres will develop at
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differing scales and densities based on their secondary plans and zoning by-laws. The
appropriate scale of development on lands designated as Mixed Use Areas along an
Avenue will be determined through an Avenue Study, and will generaly result in
permissions at a much lower scale than in the Downtown and most often at alower scale
than in the Centres.

The Official Plan also contains policies for development in Mixed Use Areas that are
adjacent to or close to Neighbourhoods. In this case, established Neighbourhoods are
located on either side of Bloor Street West and west of Dundas Street West aswell ason
the east side of Dundas Street West south of the Study Area. Section 2.3.1, Healthy
Neighbourhoods, states that development in Mixed Uses Areas that are adjacent or close
to Neighbourhoods will:

a) be compatible with those Neighbourhoods;

b) provide agradual transition in scale and density, as necessary to achieve the
objectives of this Plan through the stepping down of buildings towards and
setbacks from the Neighbourhoods;

c) maintain adequate light and privacy for residents in those Neighbourhoods; and

d) attenuate resulting traffic and parking impacts on adjacent neighbourhood streets
so as not to significantly diminish the residential amenity of those
Neighbourhoods.

These policy objectives helped to guide the analysis of conceptual development scenarios
on the Avenues undertaken as part of the Bloor-Dundas * Avenue’ Study.

The Toronto Official Plan is available on the City’ s website at:

www.toronto.ca/planning/official  plan/introduction.htm

Zoning

By-law 438-86 of the former City of Toronto applies to the entire Study Area.
Attachments 3 and 4 show the general zoning districts in the Study Area.

Properties fronting on Bloor Street West and the west side of Dundas Street West are
zoned Mixed Commercial Residential (MCR) with building height permissions from 13
to 16 metres and density permission between 2.5 and 3.0 times the area of the lot. A
variety of commercial and residential uses are permitted in aMCR zone in either mixed
use or single use buildings.

Properties on the east side of Dundas Street West, north of the Crossways Complex at
Bloor Street West, are zoned for industrial uses (1) with building height permission from
14 to 23 metres and a density permission of 2.0 times the area of the lot.

Properties on the east side of Dundas Street West, south of Bloor Street West, aswell asa

stretch of land south of the elevated subway tracks and behind properties fronting on
Bloor Street West between Keele Street and Indian Road are zoned for residential uses
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(R). Building height permission are 9 to 10 metres with density permission between 0.6
and 1.0 times the area of the lot.

Agency Circulation

The recommendations presented in this report have been devel oped in consultation with
the appropriate agencies and City divisions.

COMMENTS

Building on the principles established in the Bloor Street Visioning Initiative undertaken
by City Planning early in 2008, the consultants’ Final Report dated September 2009
contains a Community Framework in Section 5 devel oped during the course of the Bloor-
Dundas ‘ Avenue’ Study with input from local stakeholders.

The Community Framework provides for significant intensification across the Study Area
in a context-appropriate manner and identifies various public realm improvements to
achieve avision for the Study Area as a vibrant, mixed use, mid-rise community
providing arange of housing and employment opportunities, active main streets with a
pedestrian emphasis and new development that complements the existing urban fabric
and deliversresponsible intensification in aform 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.

To achieve thisvision, the Community Framework contains built form recommendations,
Opportunity Site analysis, transit and street improvements, community facilities and
services recommendations, and sustainability opportunities. The mgority of the
recommendations and improvements fall under the following categories: enhancing the
pedestrian and cyclist experience, encouraging high-quality built form, open space
opportunities and promoting a mix of uses.

The following sections outline and describe the implementation strategy for the
Community Framework. The consultants' Final Report is available on the Bloor-Dundas

‘Avenue’ Study website at: www.toronto.ca/planning/bloordundas.htm

Implementation Strategy

The implementation strategy for the Community Framework resulting from the Bloor-
Dundas ‘Avenue' Study consists of the following components:

e updated zoning permissions to provide contextually appropriate as-of-right zoning
designed to achieve high quality, mid-rise development along Bloor Street West
and Dundas Street West in the Study Areg;

¢ an Official Plan Amendment to bring forward a Site and Area Specific Policy for
alarge block of land on east side of Dundas Street West, south of Bloor Street, to
guide its redevel opment as a mixed use neighbourhood,

e Urban Design Guidelinesto guide the built form character of development and
public realm improvements within the Bloor-Dundas ‘ Avenue’ Study Areg;
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e various public realm improvements and opportunities to support city living and
make the area attractive to residents and businesses, with recommendations for
the appropriate City Divisions and/or agencies,

e examination of certain properties that may have potential as cultural heritage
resources, and identification of private open spaces with the potential to provide
greater public amenity for the community; and

e community service and facilities needs to be addressed as development occurs.

Proposed Zoning By-law Amendment

The proposed Zoning By-law Amendment in Attachment 12 contains detailed land use
permissions and standards to regulate new development within the Study Area. The
amendment sets out contextually appropriate as-of-right zoning that includes provisions
related to permitted uses, maximum density and height and other standards as described
below.

The proposed Zoning By-law Amendment applies to properties fronting onto Bloor Street
West and Dundas Street West as well as a strip of land located north of Bloor Street West
and south of the elevated subway tracks between Keele Street and Indian Road. The
proposed amendment does not apply to ablock of land on the east side of Dundas Street
West, south of Bloor Street West, with the municipal addresses: 2238 to 2288 Dundas
Street West and 105 Ritchie Avenue (commonly referred to as the Loblaw lands and
identified as Opportunity Site 8 in the consultants’ study). This report recommends an
Official Plan Amendment containing a Site and Area Specific Policy of the Official Plan
to guide future development proposals for these lands, as discussed later in this report.

Key components of the proposed Zoning By-law are summarized below.

Building Height and Density

The majority of the lands within the Study Areawill have a maximum height of 20
metres (approximately 6 storeys). To discourage the underdevelopment of sites, a
minimum building height of 10.5 metres (approximately three storeys) is required.

To encourage amix of uses, the proposed zoning by-law permits a maximum combined
density of 4.0 times the area of the ot with residential and non-residential densities
permitted up to 3.0 times and 1.5 times the area of the lot, respectively. The
recommended mixing formulais“MCR T4.0 C1.5 R3.0". Attachments 5 and 6 show the
proposed general zoning heights and density.

To promote an active street edge, the proposed by-law requires non-residential uses on
the ground floor and a minimum ground floor height of 4.5 metres. Ground floor uses
such as retail, commercial, office or acommunity use, will contribute to vibrant,
pedestrian main streets on Bloor Street West and Dundas Street West. The required
minimum ground floor height will be able to accommodate a variety uses.

As part of the Bloor-Dundas ‘ Avenue' Study eight Opportunity Sites were identified with
input from the community as having development potential in the short to medium-term.
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It isimportant to note that a number of these Opportunity Sites require consolidation of
properties to achieve their full development potential. The consultants prepared
conceptual demonstration plans for these sitesin order to understand the built form
recommendations that evolved during the course of the study. Section 5.3in the
consultants' Final Report describes the selection process and the demonstration plans for
each Opportunity Sitein detail.

Of the eight Opportunity Sites, three sites will have the same maximum height (20
metres) and density permissions (MCR T4.0 C1.5 R3.0) as the mgjority of the properties
in the Study Area:

e Opportunity Site 5 at the southeast corner of Bloor Street West and Alhambra
Avenue

e Opportunity Site 6 at the southwest corner of Bloor Street West and Chelsea
Avenue

e Opportunity Site 7 located on the east side of Dundas Street West, north of Bloor
Street

During community consultation a number of residents raised concerns about Opportunity
Site 5 and potential built form and traffic impacts on the abutting homes and Alhambra
Avenue. While there are house-form buildings on the properties that form Opportunity
Site 5, these lands are designated Mixed Use Areas in the Official Plan and zoned for
mixed use in the Zoning By-law. A public lane separates Opportunity Site 5 from the
designated residential properties to the south along Alhambra Avenue. Initially an 8-
storey conceptual development scenario was shown on this site, however, after further
anaysis and the application of rear yard setbacks and angular plane, the concept was
reduced to 6-storeys or 20 metres. The existing zoning permission is 16 metres.
Redevelopment of Opportunity Site 5 as shown in the consultants' Final Report would
require property consolidation along with awidening of the public lane to accommodate
vehicular access. If it were to be redevel oped, the proposed zoning regulations along
with the Urban Design Guidelines and Official Plan policies would ensure a devel opment
that is compatible with the adjacent neighbourhood.

As noted earlier, Opportunity Site 8 (the Loblaw lands) will be dealt with through an
Official Plan Amendment.

The consultants' analysis identified four Opportunity Sites with the potential for
additional height and density. These sites are:

e Opportunity Site 1 at the northeast corner of Bloor Street West and Keele Street.
Two conceptual demonstration plans were developed for thissite. Option 1A
considers the site as a consolidated development parcel (gas station and plaza
properties), while Option 1B retains the gas station and considers the plaza at the
corner of Bloor Street West and Indian Grove as asingle site.

e Opportunity Site 2 at the northwest corner of Bloor Street West and Indian Road.
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e Opportunity Site 3 at the northwest corner of Bloor Street and Dundas Street
West.
e Opportunity Site 4 at the southeast corner of Bloor Street and Indian Grove.

The proposed zoning by-law permits the following maximum heights and densities on
these sites subject to the built form standards in the by-law:

e Opportunity Site 1 (Option 1A) and Opportunity Site 3 — maximum height of 47
metres (approximately 15 storeys) at the main street intersection stepping down to
32 metres (10-storeys) with adensity formula“MCR T7.0 C2.0 R6.0”

e Opportunity Site 1 (Option 1B) and Opportunity Site 2 — maximum height of 32
metres (approximately 10 storeys) with a density formula“®MCR T5.5 C2.0 R4.5”

e Opportunity Site 4 — maximum height of 26 metres (approximately 8 storeys)
with adensity formula“MCR T5.0 C2.0 R4.”

Opportunity Site 1 (Option 1A) and Opportunity Site 3 require property consolidationsin
order to utilize the above-noted heights and densities to achieve their full development
potential as shown in the consultants' Final Report. In the absence of property
consolidations, redevelopment of the property anchoring the north corner of the
intersection of Bloor Street West at Keele Street and at Dundas Street West can occur
albeit at lower scale. Given each property islocated at amajor intersection and is
buffered from the adjacent low-rise residential neighbourhood by the TTC' s subway
transit infrastructure, a maximum height of 32 metres (approximately 10 storeys) with a
density formula“MCR T5.5 C2.0 R4.5” is appropriate. The proposed zoning by-law
addresses this condition.

Ultimately, the ability of any given site developing to its maximum height and density
permissions is dependant on the other built form requirements, such as podium step-
backs and angular plane, being addressed. The following sections discuss these
requirements.

Building Podium Height & Step-backs

Buildings frame and give a sense of enclosure to the streets and open space. The
character and scale of abuilding podium isimportant because it creates a street-wall that
defines the quality of the pedestrian experience. There was consensus among residents
that any new development should provide a strong podium that complements the existing
attractive built fabric.

The consultants' Final Report recommends podium heights and upper level step-backs
along Bloor Street West and Dundas Street West as follows:

e Bloor Street West — a podium height of three or four storeys with afive metre
step-back above;

e Dundas Street West (north of Bloor Street West) — a podium height of four
storeys with a 2.5 metre step-back above or the possibility of no podium;
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e Dundas Street West (south of Bloor West ) —a podium height of four storeyswith
a 2.5 metre step-back above; and
e steps-backs of 2.5 metres above the podium on the side street frontages.

City Planning staff have examined the consultants' recommendations. A consistent
podium height along Dundas Street West will help to strengthen the main street character
and its interface with both Bloor Street West and Roncesvalles Avenue. Accordingly, the
proposed zoning by-law requires a podium height of 13.5 metres (approximately 4-
storeys) with a step-back of 2.5 metres above for Dundas Street West. To ensure the
building podiumis clearly defined, balconies will not be permitted to project into the
step-back zone. For Bloor Street West a podium height of 13.5 meters (approximately 4-
storeys) with afive metre step-back above achieves the objectives identified by the
community of relating new buildings to the existing lower-scale context and providing a
human-scaled street-wall that strengthens the main street character of Bloor Street West.
Balconies on floors above the building podium will be permitted to project two metres
into the step-back zone.

Side Yard Step-backs

There are two conditions for side yard 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.

In response to the first condition, the podium height fronting on Bloor Street or Dundas
Street West should “wrap” around the corner onto the side street. Thiswill resultin a
step-back on the side street above the podium height. Thisis an important part of the
building’ s transition downward in scale to that of the buildings on the adjacent street. To
achieve this transition, the zoning by-law requires a 2.5 metre step-back above the
podium on the side street frontage.

In response to the second condition, where a building abuts another property (mid-block
condition) the proposed zoning by-law requires the fagade to be step-back a minimum of
1.2 metres above the podium height to provide opportunities for design elements and
secondary windows. On the few Opportunity Sites with height permissions above 20
metres, the proposed zoning by-law requires a minimum 5.5 metre setback of the fagade
adjacent to the sidelot line. Thiswill allow for substantial expanses of glazing and
encourage investment in the design treatment of these visible side facades.

Rear Yard Transition

The proposed zoning by-law requires angular planes and rear yard setbacks to ensure an
appropriate transition from the main street character of Bloor Street West and Dundas
Street West to the adjacent neighbourhoods.

A minimum 7.5 metre rear yard setback is proposed for all properties that abut a

residentia or transit zoning district. In addition, a minimum 1.5 metre landscape buffer
isrequired along alot line abutting aresidential property.
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New development on the west side of Dundas Street West and south side of Bloor Street
West will be subject to a 45 degree angular plane projected over the lot from the 7.5
metre rear yard setback at a height of 10.5 metres. A 10.5 metre building height at the
rear coupled with the 7.5 rear yard setback provides an appropriate building scale
adjacent to residential buildings, while the angular plane, which requires the upper
storeys of the building to step-back from adjacent residential uses, helpsto minimize
overlook and privacy impacts and shadowing.

Upper Floor Step-backs

The consultants' Final Report identified that an upper storey step-back on the front
facade may be beneficial for taller mid-rise buildings. City Planning staff have examined
this suggestion and recommend a 2.5 metre step-back above 32 metres (10-storeys). This
requirement appliesto Opportunity Sites 1 and 3, which are the only two sites with height
permissions above 32 metres.

Front Property Setback

Sidewalks and boulevards contribute to a vibrant, comfortabl e pedestrian environment by
facilitating pedestrian movement and creating opportunities for tree plantings, patios and
street furniture. Generally, Bloor Street West has adequate sidewalk width and achieves
aminimum 4.8 metres with the exception of the north side blocks between Keele Street
and Indian Grove and between Dundas Street West and Dorval Road. These areas will be
addressed in conjunction with improvements to the Bloor Street West right-of-way,
discussed later in thisreport. On Dundas Street West, there are currently no sidewalks
that achieve a 4.8 metre width and limited opportunities for widening in the narrower
right-of-way because of streetcar infrastructure. To help achieve a minimum 4.8 metre
sidewalk width, the proposed zoning by-law requires development to be setback a
minimum 1.5 metres and 2.0 metres from the property line on the west and east side of
Dundas Street West, respectively.

Build-to-Line

Continuous building walls on either side of the street help to define amain street as an
urban space. The proposed zoning by-law requires minimum ‘build-to’ standards. A
minimum building height of 10.5 metres (approximately three storeys) or the podium
height of 13.5 metres (approximately four storeys) must occupy a minimum of 80% of
the frontage on Bloor Street and Dundas Street. These build-to-lines are intended to
provide a continuous human-scaled street-wall and to discourage strip plazas with front
yard parking and other uses that do not contribute to the pedestrian experience.

Access

Where a devel opment site has access to arear lane or abuts a side street, the proposed
zoning by-law requires vehicle access, including loading and servicing, from these points.
The intent of this provision isto minimize the number of curb cuts and potential
pedestrian and vehicular conflict along Bloor Street West and Dundas Street West.
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Parking

The existing “MCR” parking requirements will be maintained for the Study Area.
Updated standards recognizing the ared’ s transit options will be provided as part of the
City’ s new zoning by-law.

Permitted Uses

The mgjority of the Study Areais currently zoned “MCR” (Mixed Commercial
Residential), which permits a broad range of commercial and residential uses. There are
certain uses that are currently permitted, which do not support the Mixed Use policiesin
the Official Plan nor contribute to a vibrant public realm along a main street. These uses
include low-rise residential uses, and auto-oriented uses, including automobile service
and repair shops, service stations, car washing establishments. The draft Zoning By-law
Amendment restricts the establishment of new uses. Existing uses would become legal
non-conforming.

Zoning District Changes

As discussed above, the majority of the Study Areais currently zoned Mixed Commercial
Residential. There are afew properties within different zoning districts. This report
recommends changes to the zoning for these areas to more adequately reflect their Mixed
Use designation in the Official Plan. The zoning changes are proposed to the following
lands:

a) certain lands located north of Bloor Street West and south of the elevated subway
tracks between Keele Street and Indian Road. It is recommended that these lands
be rezoned from residential to mixed commercia residential (MCR) in keeping
with the adjacent properties fronting Bloor Street West.

b) certain lands along the east side of Dundas Street West, north of Bloor Street
West:

e The properties at 2376-2388 Dundas Street West are recommended to be
rezoned from industrial to mixed commercial residential (MCR). Thissiteis
located immediately north of the Crossways Complex and have a 1998
Ontario Municipal Board approval for a 5-storey mixed use building fronting
Dundas Street West and an 11-storey apartment building on the east portion of
the site. Thesiteis currently occupied by auto-related uses.

e The properties at 2400-2440 Dundas Street West are recommended to be
rezoned from industrial to mixed commercial residential (MCR). These
properties were identified as an Opportunity Site during the Study given the
existing large surface parking lot and single storey buildings containing a
Price Chopper’s, Shoppers Drug Market and other uses. The properties are
large enough to accommodate rail mitigation measures from the abutting rail
corridor.
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e The properties at 2454-2486 Dundas Street West are recommended to be
rezoned from a general industrial zoning to an industrial zoning category that
permits office uses to encourage a broader range of employment uses. These
properties have existing warehouse-type buildings, which reflect the area’ s
industrial past.

Section 37

The Official Plan contains policies pertaining to the provision of community benefits for
increases in height and/or density pursuant to Section 37 of the Planning Act. Community
benefits must bear a reasonable planning relationship to the increase in height and/or
density, have an appropriate geographic relationship to the development and address
associated planning issues.

The proposed zoning by-law increases the height and density above existing permissions
to establish a 20 metres (6 storeys) and MCR T4.0 C1.5 R3.0 base zoning. No Section 37
benefits are being sought for these additional permissions. However, in addition, certain
sites may receive additional height and density permissions provided Section 37 matters
are secured. The provision of community benefits in conjunction with these larger
developments will assist in addressing the additional demand on local community
resources associated with these larger developments and thereby assist in maintaining the
quality of lifeinthe larger area, and implementing Official Plan objectivesrelated to
balanced and well managed growth. City Planning staff therefore recommend that where
buildings are proposed to have a height and/or density greater than the recommended
base zoning, the landowner be required to enter into a Section 37 agreement with the City
to provide community benefits prior to obtaining the increase in height and/or density in
the proposed zoning by-law.

Community benefits that can be secured include local service and facilities needs, such as
daycare, identified in the Study’ s Community Services and Facilities Assessment, which
isdiscussed later in this report, as well as capital facilities, such asloca improvements to
parkland and the public realm, identified in Policy 6 in Section 5.1.1 of the Official Plan.
The proposed zoning by-law addresses this requirement.

Proposed Official Plan Amendment

This report recommends an Official Plan Amendment for a block of land on the east side
of Dundas Street West, south of Bloor Street West, with the municipa addresses: 2238 to
2288 Dundas Street West and 105 Ritchie Avenue (commonly referred to as the Loblaw
lands). The lands are currently occupied by a grocery store and amix of uses and alarge
surface parking area.

During the Study this block was identified as Opportunity Site 8 and a number of

principles of development were identified in consultation with the community to help
create a vibrant mixed use neighbourhood:
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Be a community with its own neighbourhood character;

Achieve harmonious integration with the neighbourhood to the south;

Include a public space or park that isinviting and commodious, to serve as a

gathering / recreational space for the local and wider community;

4. Bebased on aframework for development that is appropriate so that it is
“defensible’;

5. Include amix of usesfor living, working, shopping and recreation in the
appropriate locations,

6. Integrate community uses,; and

7. Bemodel of sustainable development.

wh e

Demonstration plans were prepared by the consultants to illustrate how these principles
could be addressed. These demonstration plans generated a lot of discussion and
feedback from the community. It was recognized that redevelopment should achieve a
number of city building objectives including integrating the lands with the larger
community through extension of the public street network, a new public park, encourage
astrong retail presence along the Dundas Street frontage, and provide a range of uses and
built form that are responsive to the surrounding context, particularly the low—rise

nei ghbourhood to the south.

Official Plan Policy 3 in Section 2.3.1, Healthy Neighbourhoods, recognizes that
intensification of land adjacent to neighbourhoods will be carefully controlled so that
neighbourhoods are protected from negative impact. The policy identifies various
planning tools, such as a Secondary Plan, area specific zoning by-law or area specific
policy, that Council can implement to help guide intensification following an Avenue
Study or area based study.

In recognition of Opportunity Site 8' s redevelopment potential, this report recommends
an Official Plan Amendment that brings forwards the above-noted principles of
development into a Site and Area Specific Policy of the Official Plan to guide any future
development proposals for these lands. The proposed Official Plan Amendment isin
Attachment 11. Through a comprehensive planning process, future development
proposals for these lands will demonstrate how the policiesin this Site and Area Specific
Policy are addressed.

Addressing Intensification

The proposed Zoning By-law Amendment sets out development standards intended to
promote intensification and redevel opment in a mid-rise building form that is
contextually appropriate, building upon the area’ s most attractive characteristics and
minimizing adverse impacts on the surrounding Neighbourhoods and uses. It doesthis
by evenly distributing the as-of-right opportunity for intensification along the two
Avenues at a height, and in aform that will not overwhelm the scale of the prevailing
main-street buildings. At the same time the proposed changes to zoning recognize that
specific sites, by virtue of their depth, adjacencies and locations, have an opportunity to
accommodate moderately greater intensification without detracting from the quality of
the adjacent streets and neighbourhoods. By permitting additional density and height
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above what is currently permitted, new development under the proposed zoning will
provide additional housing and employment opportunitiesin an areawell served by
public transit infrastructure.

The proposed Official Plan Amendment brings forward a Site and Area Specific Policy
that sets out a policy framework for directing the re-urbanization of alarge parcel of
underutilized lands into a vibrant, mixed use community, providing arange of uses and
built form that responds to its surrounding context.

Overal, the proposed amendments implement Official Plan policies and provincia policy
including intensification around transit infrastructure.

Heritage - Potential Sites

The community identified a number of buildings and properties that contribute to

the existing built context of the area and may have potential as cultural heritage
resources, including the traditional main street buildings with their at-grade retail uses
and commercial / residential uses on the upper floors and walk-up apartment buildings.
The Redeemer Lutheran Church and its open space at 1691 Bloor Street West, Lithuanian
House at 1573 Bloor Street West and the warehouse-type buildings at 2454, 2466 and
2480 Dundas Street West were cited as examples of area buildings and properties with
potential heritage value to the community. This report recommends that these properties
be reviewed by Heritage Preservation staff to determine whether they should be included
on the City’ s Inventory of Heritage Properties and to report on their findings to the
Toronto Preservation Board and Toronto and East Y ork Community Council. If a
property isincluded (listed or designated) on the Inventory of Heritage Propertiesit
means the City will require that the cultural heritage values and attributes of the property
be conserved. Heritage Preservation Services may also consider additional properties, at
any timein the future, for their potential protection under the Ontario Heritage Act.

Urban Design Guidelines

The consultants' Final Report identifies Urban Design Guidelines for the Study Area that
build on the feedback received during the Study process. The Guidelines address both
the public and private realms. Public realm guidelines address boulevard / sidewalk
treatment, cycling infrastructure, parks and open space, public art, signage and
accessibility. Private realm guidelines address building orientation, built form, facade
articulation materials, bicycle facilities, and parking / servicing / loading arrangements, to
encourage high-quality and context-appropriate development. Attachment 9 contains the
Urban Design Guidelines.

This report recommends that Council adopt the Urban Design Guidelines, which will
become a companion document to the Official Plan and Zoning By-law. The Guidelines
will be used to evaluate development proposals and public realm improvements within
the Bloor-Dundas * Avenue’ Study Area.
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Public Realm

A number of the recommendations in the consultants’ Final Report deal with
opportunities to improve the public realm and reflect community feedback received
during the consultation process. These public realm improvements are discussed below
and identified on the Public Realm Opportunities Plan in Attachment 8.

Bloor Street West Right-of-Way

Through the Bloor Visioning Initiative and the Bloor-Dundas * Avenue' Study, the
community identified a number of concerns with the current Bloor Street West right-of -
way configuration including alack of dedicated bicycle lanes, traffic speed, no al-day
on-street parking and limited boulevard / streetscape treatment. In response to these
concerns, short-term and long-term options for reconfiguring the Bloor Street West right-
of-way in the Study Areawere developed by the consultant team in discussions with City
staff. Short-term options included modifications that could be incorporated quickly, such
as re-striping, while long-term options involved road reconstruction.

Short-term and long-term options were presented at the Study’ s design workshop and
subsequent community meetings. Feedback on both the short-term and long-term options
supported right-of-way reconfigurations that reduced the number of general purpose
vehicular traffic lanes, introduced dedicated bicycle lanes, provided all-day on-street
parking and wider boulevards with tree plantings. Attachment 7 provides the two
preferred short-term options identified by the community. This report recommends that
City Council adopt, in principle, these two preferred options and request Transportation
Services to bring forward areport on implementation. This report also recommends that
City Council request Transportation Services to examine the three preferred long-term
options for the Bloor Street West Right-of-Way identified in Section 5.4.2.1 of the
consultants' Final Report dated September 2009, as part of its study of examining the
feasibility of establishing a bikeway on Bloor Street and Danforth Avenue, as directed by
City Council on October 22 and 23, 2007.

Dundas Street West Right-of-Way

Community feedback highlighted the need to improve the pedestrian environment along
Dundas Street West in order to strengthen its main street character and facilitate
pedestrian movements, including accessto the TTC’s Dundas West station. With its 20
metre right-of-way and streetcar infrastructure, there is less opportunity to reconfigure
Dundas Street West compared to Bloor Street West, which has a 27 metre right-of-way.
Accordingly, improvements to the pedestrian environment, such as sidewalk widening
and tree plantings, will occur in conjunction with property redevelopment. On the east
side of Dundas Street West, improvements can be achieved with the redevelopment of a
few large properties. On the west side, implementing sidewak widening and tree
plantings through redevelopment will be more difficult due to the narrow parcel fabric.
As noted earlier in this report, the proposed zoning by-law requires a building setback
from the Dundas Street property line to facilitate these improvements.
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Dundas— Roncesvalles I nter section

Community feedback identified the pedestrian crossing at the intersection as problematic.
While the existing two-stage pedestrian crossing is the most viable and safest method, the
consultants' Final Report identified recommendations to improve the pedestrian
environment at the intersection: introducing a bump-out (sidewalk widening) on the west
side of Dundas Street West north of Boustead Avenue, staggering the stop lines for the
two southbound lanes to improve pedestrian visibility, restriping the pedestrian crosswalk
and improving signage. This report recommends that City Council request
Transportation Services and Technical Services to examine these opportunities to
improve the public realm as part on the on-going Roncesvalles Avenue streetscape
improvements.

Pedestrian Crossing near Dorval Road

Community feedback identified the potential of a new pedestrian crossing on Bloor Street
West around Dorval Road. Introduction of a new crossing would facilitate pedestrian
movements and retail interaction between both sides of the street, helping to strengthen
the main street character of Bloor Street West. This report recommends that City Council
request Transportation Services to investigate and consider measures, such as signals, to
facilitate pedestrian crossings of Bloor Street West in proximity to Dorval Road.

Improved Accessto Transit

The need to improve pedestrian access to the Dundas West Subway station was identified
by the community. Introduction of a second entrance/exit to the Dundas West Station on
the east side of Dundas Street West would help to alleviate the mid-block crossings and
pedestrian safety on Dundas Street West. This report recommends that City Council
request the Toronto Transit Commission to investigate the feasibility of a new entrance to
the Dundas West Station on the east side of the Dundas Street West right-of-way as part
of any proposed transit improvements in the area, including as part of any involvement in
Metrolinx’s Mobility Hub exercise.

In terms of immediate measures to improve pedestrian access, the consultants’ Final
Report identified the widening of sidewalks and intersection crosswalks aswell as
enhanced signage for both the Dundas Street West and the Keele Street stations. The
widening of the west sidewalk on Dundas Street West between Bloor Street West and the
Dundas West subway entrance will improve pedestrian movements and should occur in
conjunction with development. With respect to crosswalks and signage, this report
recommends that City Council request Transportation Servicesto install zebra crosswalk
markings at the Bloor Street West and Dundas Street West intersection, and that the
Toronto Transit Commission examine its directional signage to improve pedestrian
movements to the Dundas West and K eele subway stations from the Bloor - Dundas and
Bloor - Keele intersections.

The consultants' Final Report also identified the need to improve the pedestrian amenity
of the underpass by the Keele subway station. This also appliesto the CN Rail corridor
underpass on Bloor Street West. Murals are one type of aesthetic improvement that have
been used elsewhere in the City to visually improve underpasses and can be considered in
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these locations. Local community groups proposing mural projects can seek support
from Transportation Services Public Realm Section, which provides financial support
for community mural projects.

Sustainability

During the Study the community identified sustainability as an important objective for
the area. With the potential for growth along the Bloor Street West and Dundas Street
West, the need to reduce environmental impacts, provide renewa energy generation and
incorporate sustainable design into buildings and open spaces, will help in creating a
sustainable, mixed-use community. The consultants' Final Report outlines Toronto’s
approach — through regulations, initiatives and programs — for incorporating
sustainability into city building practices.

The Toronto Green Standard (TGS) and the Green Roof By-law are two sustainability
regulations developed by City Planning. The TGS represents Toronto’ s approach to
greening development practices in multi-unit high-rise residential buildings, institutional,
commercia and industrial buildings and low-rise residential and non-residential
development. The Green Roof By-law requires green roofs on certain types of new
buildings, helping to manage stormwater, enhance biodiversity, improve air quality and
energy efficiency and reduce the urban heat island effect. New development in the Study
Areamust address these regulations, as required.

The City will also actively encourage development proposals to incorporate innovative
sustainability measures in addition to those required by the above-noted sustainability
regulations. Some of the larger sites in the Study Area have opportunities to consider
renewal energy generation systems as part of their redevelopment.

Community Services and Facilities

The Official Plan requires assessment of community services and facilities as part of an
Avenue Study. The purposeisto determine the ability of existing publicly funded
schools, libraries, daycare centres, community centres, other social service agencies and
parks and open space 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 in recognition of residents’ ability to access key services
and programs in the broader community. The Assessment is available on the Bloor

Dundas ‘Avenue' Study website at: www.toronto.ca/planning/bloordundas.htm

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
areais served by an array of facilities and service providers who in many cases have
provided programsto local residents for many years. The ability of these community
resources to address current and future demands is highlighted below:
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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.

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 librariesin the area, is expected to accommodate any additional residential
growth which may occur.

Child Care: thereis aneed for additional licensed child care for children aged O 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 thislocation has meant that local residents must travel outside of the
study area for aguatic 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 additiona parks are needed to serve both existing and future
residents.

To address service and facilities needs the A ssessment recommends that as new
development occurs in the Bloor Dundas * Avenue’ Study Area, consideration be given to
the provision of the following:

e new non-profit daycare facilities providing licensed child care spaces to serve
current and future demand. Infant and toddler (aged O to 5 years) spaceisin
particular need.

e 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.

e additional public parkland in the immediate areato provide avariety of park types
and recreational opportunities for existing and future residents.

e increased public accessto the playing field, as well as the indoor swimming pool
located in Bishop Marrocco - Thomas Merton Catholic Secondary School as a
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means of compensating for the loss of the aguatic programming at Keelemount
Public School.

This report recommends that City Council adopt the above recommendations of the
Community Services and Assessment (also in Attachment 10). Through its planning
approvals, including Section 37 provisions of the Planning Act, the Alternative Parkland
Dedication By-law and development charges for new development, the City will be able
to secure space or contributions to provide these facilities.

Parks and Open Space

There are no public parks or public open spaces within the Study Area, but there are
some smaller local parkettes in the adjacent neighbourhoods and High Park is
immediately to the west.

Asidentified on Map 8b, Local Parkland Provision, in the Official Plan, the Study Area
falls within the lowest range of local parkland provision and have been designated as a
Parkland Acquisition Priority Area. In addition to acquiring new public parkland
through the redevel opment 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 West and Indian Road as a
focal point for this part of Bloor Street West. The Church of the Redeemer and its
associated open space occupy the southwest corner of the intersection. This open space
could be improved for greater public use through a shared service agreement with the
City. Aninitia discussion was held with the church during the Study process, but no
advances were made at that time. This opportunity should be investigated further.

The second open space is the playing field at Bishop Marrocco - Thomas Merton
Catholic Secondary School at the southeast corner of Bloor Street West and Dundas
Street West. The playing field could be a great resource to the community providing
recreational programs and activities outside of school hours. To explore this opportunity
further, this report recommends that City Council request Parks, Recreation and Forestry
staff, in consultation with the Ward Councillor, to investigate and report back to Toronto
and East Y ork Community Council on the possibility of entering into an agreement with
the Toronto Catholic School Board for greater public recreational use of the playing field.
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Conclusion

The recommendations and implementation strategy in this report support the Avenue
policiesin the Officia Plan and build on the findings of the Bloor Street Visioning
Initiative adopted by City Council in Spring 2008. Together, they will assist in creating
opportunities for new housing and jobs and an improved public realm, all of which will
contribute to a more vibrant community in the Bloor Street West and Dundas Street West
area.
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