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QUESTIONS OF CLARIFICATION 

Following the overview presentation, participants asked a number of questions of clarification. The 
project team’s responses are in italics. 
 

 Why are you not showing any built form at the south-east corner of Lawrence Ave. West and 
Dufferin Street, specifically between Lawrence Ave. West and Cork Avenue? This area is outside of 
the scope of this project. However, if we were to demonstrate built form there, it would be a mid-rise 
building. The City of Toronto Official Plan policies anticipate mid-rise built form in the Avenues.  

 Are there any specific height and density requirements due to the proximity of the Downsview 
Airport to the study area?  We are not reviewing by-laws pertaining to the Downsview Airport as 
part of this project. We assume that existing regulations apply.    
  

DETAILED FEEDBACK AND ADVICE FROM PARTICIPANTS 

Advice regarding Streetscape, Open Space & Green Frontage Options 
 
Streetscape 

 Ensure that this study provides the residents and the tourists in this area with an attractive public 
realm and streetscape 12 months of the year.  

 Ensure that there are no parking lots fronting Dufferin; otherwise, the appearance of the street 
will not change.  

 Burying all hydro infrastructures should be a priority given the effects on electricity of the recent 
ice storm. 

 
Open Space 

 Open spaces and parks should be located mid-block or back-of-block, rather than fronting the 
street. Such locations would increase safety for the public, have less traffic and create a 
strengthened sense of community.  

 A corner park at Orfus Road can serve as a gateway to the area. A corner park, separated from 
traffic on Dufferin Street by landscaping and street trees, can create a pleasant visual gateway and 
enhances the character of the street by providing publically accessible 'green space'.  

 Ensure that parks along Dufferin Street are buffered to create a safe environment for park users. 

 Open spaces fronting Dufferin Street should have a more ‘urban’ treatment – e.g. squares, 
courtyards, and not just green space. It is important to remember that green spaces can stay green 
only half of the year. 

 Creating an appealing open space in front of Yorkdale Mall on the Dufferin Street frontage might 
also help other retailers along Dufferin. 

 
Green Frontage 

 If there were deeper setbacks along Dufferin Street, ensure that these setbacks have continuity 
along the street to allow the flow of people from one end of the street to another. One participant 
cited Queen Street West as a successful example of deeper setbacks, noting that this area is 
conducive to retail because it allows for a smooth flow of people over a long distance with a 
multitude of unique shops.  

 Consider shallower green frontages with shallower setbacks along Dufferin Street.  
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 Consider greater setbacks on side streets to encourage retail activities. These streets provide a link 
to existing residential communities and have less car traffic.  
 
 

Advice regarding Built Form Options 

 Do not limit the average FSI to 2.5. Consider calculating the appropriate FSI for the study area as a 
function of transit capacity instead. One LAC member expressed his concern regarding the 
proposed FSI limit of 2.5 as limited FSI will mean limited financing for public spaces and streetscape 
improvements. The LAC member added that high density buildings closer to Highway-401 or 
Lawrence Ave. West will impact traffic differently than a higher density built form not located 
adjacent to expressways or major roads. Moreover, this participant intoned that greater densities 
can support higher order public transit, which is needed in the area.  
 
In response to these comments, a team member explained that presently the study area has an 
average density of 0.8x FSI, and the recommended average density of 2.5x FSI is a significant 
increase in density. Currently, there are no regional, municipal or provincial policies that anticipate 
the level of density along an Avenue served by bus transit like Dufferin Street similar to that of 
Treviso (Treviso being 3.22x FSI gross and 5.5x FSI net). Density should not be evaluated solely as a 
function of transit capacity. The City's goal is to create a balanced transportation network to 
accommodate all modes of travel. Additionally, a higher average density would put an even greater 
strain on the existing constrained and congested transportation infrastructure. Currently there are 
no policies in place that designate Dufferin Street as a higher order transit corridor. This area is not 
recognized by the Official Plan as a Centre. The average density of 2.5x FSI is recommended by the 
Places to Grow Regional Growth Plan which directs growth to already built-up areas and encourages 
denser development supported by transit.   
 
Note added by the project team following the meeting: Centre refers to the urban structure in the 
Official Plan. Like Avenues, Centres (e.g. Yonge-Eglinton, North York Centre, Scarborough Centre) are 
one of the types of areas where the City anticipates the lion’s share of growth occurring. However, 
the policies associated with Centres anticipate a much greater density and taller built form than 
similar policies associated with Avenues. 

 There were varying opinions about the ‘Big Box’ density option. LAC members shared the following 
comments: 

o A stand-alone ’Big Box’ density option will not help change Dufferin’s appearance.  ‘Big Box” 
at the base of a residential building could be a more urban built form.  

o ‘Big box’ formats, particularly grocery stores, need a certain level of residential population 
to make them feasible. 

o It is important to maintain the Big Box density option because we received this feedback 
during the design charrette. ‘Big Box’ with a green frontage and underground parking lot or 
parking at the rear would look nice on Dufferin. 

 
 

Advice regarding Dufferin Streetscape Options 

 Introduce reduced speed limits on Dufferin Street and restrictions for truck turning movements on 
certain local roads. Reducing the speed limit would make Dufferin Street more walkable. Making 
Dufferin Street more walkable will attract pedestrians which will help reduce traffic congestion on 
the street. 
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 It is important to consider future transportation improvements and maintain a balance between 
all transportation modes, including transit operations at key locations.  

 The outcome of this study should not preclude any future possibilities of improved transit services 
and facilities on Dufferin Street.  
 
 
 

 
 

Advice on the Presentation: 
1. Formulate a stronger narrative about transportation issues in the study area and how they relate 

to constraints on density. A project team member explained that a significant amount of traffic in 
the study area is generated regionally and limits cannot be addressed within the scope of this study. 
Several participants provided feedback on the transportation section of the presentation. The 
comments included: 

 Clarify that a majority of transit issues are caused by traffic congestion. Congestion affects 
everything, but it affects public transit the most. 

 Do not dismiss regional transportation related issues as outside the scope of this project.  

 Use data in understandable and quantifiable terms. For example, demonstrate how density 
affects congestion on Dufferin Street by showing the relationship between the increase in units 
and the increase of cars on the streets.   

 If there is no data available, clarify when such data would be available. 
2. Make the presentation shorter by providing more concise information on FSI/density and taking out 

repetitious messages. 
3. Clarify at the public meeting that the Options are conceptual. 
4. In the presentation, consider using “Tall Buildings Option” and “Mid-rise Buildings Option” instead 

of the existing density option names, as it could mislead the members of the public to believe that 
the “Treviso Option” assumes only Treviso condominiums and the “McAdam Option” assumes only 
McAdam condos.   
 

NEXT STEPS 
Alex Heath told LAC members that the summary notes would be distributed in draft for their review and 
encouraged everyone to attend and help get the word out about the second public meeting on February 
26 at the Yorkdale Adult Learning Center (38 Orfus Road) from 6:30 pm to 9 pm.  
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Appendix A. List of Participants  

LAC members are in bold 
 
Andrew Au, City of Toronto, Transportation Planning  
John Barrington, BA Group 
Rene Biberstein, DTAH 
Angelina Conte, City of Toronto 
Ryan DaSilva, Oxford Properties Group 
David DeLuca, Yorkdale West Community Rate Payers' Association 
Rob Gillard, TTC 
Dawn Hamilton, City of Toronto, Urban Design 
Alex Heath, Swerhun Facilitation 
Gary Hsueh, ARUP 
Pal Di Iulio, Columbus Centre/Villa Charities 
Gregory Jones, Lanterra Developments 
Dewan Karim, City of Toronto, Transportation Planning  
Lora Mazzoca, City of Toronto, Parks  
Melanie Melnyk, RE Millward Associates 
Anna Mirabelli, Liberty Walk Condo Association 
Brent Raymond, DTAH 
Andria Sallese, City of Toronto, Planning 
Sasha Terry, City of Toronto, Urban Design  
Paul Rycroft, Yorkdale Ford Lincoln 
Yulia Pak, Swerhun Facilitation 
Cliodhna Scanlon, City of Toronto, Planning 
 
Regrets 
Marco Covi, TTC Riders (on behalf of Luca DeFranco) 
Jeffery Dorfman, Katz's Deli 
Rebecca Goodwin, Walk Toronto 
V.J. Pamensky, Employment Lands Business Owner (on behalf of David Wassyng) 
Venkat Srinivas, Resident 
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Appendix B. Meeting Agenda & Workbook 

 

Dufferin Street Avenue Study – Local Advisory Committee Meeting #3 
Yorkdale Adult Learning Centre 
38 Orfus Road, Toronto ON  
M6A 1L6 
February 12th, 2014 
7:00 – 9:00 pm 
 
AGENDA  
 
7:00 pm Welcome  
 
7:05  Introductions & Agenda Review  

Alex Heath, Facilitator, SWERHUN Facilitation & Decision Support 
 
7:10  Presentation/Participant Briefing 
  Brent Raymond, DTAH  

 Review of Process, Schedule and Work to Date 

 Test and Confirm Ideas 
 
Questions of clarification 

 
7:55  Discussion 
 

Discussion Questions: 
1. What do you like about the built form options? Do you have concerns about any of 

these options? Is there an option that you prefer? 
 

2. What do you like about the Dufferin streetscape options? Do you have concerns 
about any of these options? Is there an option that you prefer? 

 
3. What do you like about the open space scenarios (and the green frontage options in 

particular)? Do you have concerns about any of these scenarios? Is there an option 
that you prefer? 

 
4. Do you have any other advice for the project team, particularly any suggestions on 

the presentation for the next public meeting?  
 
  

8:50   Wrap up and Next Steps 
 

9:00  Adjournment  
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Discussion Questions: 
1. What do you like about the built form options? Do you have concerns about any of these 

options? Is there an option that you prefer? 
 
 
 
 
 
 
 
 
 
2. What do you like about the Dufferin streetscape options? Do you have concerns about any 

of these options? Is there an option that you prefer? 
 
 
 
 
 
 
 
 
 
3. What do you like about the green frontage options? Do you have concerns about any of 

these options? Is there an option that you prefer? 
 
 
 
 
 
 
 
 
 
4. Do you have any other advice for the project team, particularly any suggestions on the 

presentation for the next public meeting? 
 



 

For more information visit our website at Information www.toronto.ca/planning/developmentapplications   
 

 

The City of Toronto holds public consultations as one way to engage residents in the life of their city. 
We invite you to get involved. 

 

                       DUFFERIN STREET AVENUE STUDY 

 
The City of Toronto has initiated an Avenue Study for the section of Dufferin Street between Highway 
401 to just south of Lawrence Avenue West. The purpose of this study is to identify a vision and 
implementation strategy to guide future development in this area, in keeping with the planning 
objectives of the Toronto Official Plan.   
 
You are invited to participate in Public Open House #2 to discuss the future of Dufferin Street. 

 

Date:     Wednesday, February 26, 2014  
6:30 – 9:00 PM 

 
Location:    Yorkdale Adult Learning Centre  

38 Orfus Road, Cafetorium 

 
Public Open House #2 will be hosted by Councillor Colle’s 
office, City Planning Staff and members of the consultant 
team.  
 
The purpose of the meeting is to: 
 

 Provide an update from the project team on the 
project work done to date; 

 Present the alternative options informed by Phase 1 
Public Engagement, and the Design Charrette held 
on December 11, 2013;  

 Request public feedback on the alternative options 
to refine and select a preferred alternative.  

 

The Study will be supported by a Transportation Master 
Plan and Infrastructure Master Plan, which will examine 
new infrastructure in the area such as new streets, water 
mains and sewers.  



 

 

The Master Plans will complete Phases 1 and 2 of the Municipal Engineer's Association (MEA) Class 
Environmental Assessment, in accordance with the MEA Master Plan process for infrastructure 
projects.  
 
Public input will be used to develop area-specific planning policies, urban design guidelines and 
zoning standards to guide development and reinvestment in the area. The success of this study 
depends on input from local residents who have an intimate knowledge of the area. 
 
A Final Public Open House to present a preferred alternative and draft recommendations will be 
scheduled in April 2014.  
 
Be sure to let us know if you require assistance to participate.  Attendant Care Services can be made 
available with some advance notice. 
 
If you are interested in the study, but you cannot attend this meeting, please contact Bianca Wylie at 
Swerhun at bwylie@swerhun.com or (416) 572 – 4365.  We will share meeting summaries with all 
interested individuals. We look forward to speaking with and learning from you.  

 

You may also learn more about this study by contacting your City Councillor or the Planners listed 
below, and by visiting the project website.   
 
Councillor Josh Colle   Andria Sallese 
Eglinton-Lawrence, Ward 15  Planner, City of Toronto 
councillor_colle@toronto.ca  asalles@toronto.ca 
(416) 392-4027    (416) 395-7166 
 
 
Visit the project website for regular updates: http://toronto.ca/planning/dufferin/index.htm   
  
 
 
 
 
 
 
Notice to correspondents: Personal information received at community consultation meetings or contained in 
correspondence with the City is collected under sections 8 and 136 of the City of Toronto Act, 2006 specifically for creating a 
public record of information potentially relevant to making an informed decision. Questions about the collection of this 
information may be directed to the Planner listed above. Compliance with City Council policy respecting Notice may result in you 
receiving duplicate notices. Attendant Care Services can be made available with some advance notice. 
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Dufferin Street Avenue Study

Phase 3: Public Meeting #2
Testing and Confi rming Ideas

Welcome to this second public event for the Dufferin Street 
Avenue Study. This is an opportunity to engage the team 
led by the City of Toronto as the overall project moves 
forward.

This evening we will present the input from the Design 
Charrette in December, review the work since Public 
Meeting 1 in November, seek input on built form, open 
space and streetscape options, and discuss next steps. 

Feedback

We welcome your feedback on our work to date. Please 
ask for a Workbook from the registration table to record 
your comments. You can leave it at the registration table 
tonight or send your feedback by e-mail, mail or fax by 
Wednesday March 12, 2014.

Councillor Josh Colle
100 Queen Street 
West Suite A20
Toronto, ON
M5H 2N2

T:  416-392-4027
F: 416-392-4191

councillor_colle@
toronto.ca

Andria Sallese
Planner
Community Planning
North York District
City Planning Division
City of Toronto

T. 416-395-7166
F:  416-395-7155

asalles@toronto.ca

Bianca Wylie
Swerhun Facilitation

T. 416-572-4365 
bwylie@swerhun.com

http://www.toronto.ca/planning/dufferin/study.htm
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Dufferin Street is changing. 

A number of major initiatives are underway in the area 
(Eglinton-Scarborough Crosstown, Allen Road EA, 
Lawrence Allen Revitalization, Parc Downsview Park 
etc.). 

Further, the area has also become the focus of 
redevelopment interest (Duffl aw and McAdam 
developments, Yorkdale Mall expansion plans, and 
Apex Road application). Overall, the scale of individual 
development projects is increasing. 

There is a need to come up with a framework to guide 
change. Dufferin Street was identifi ed by Staff and 
Council as appropriate for an Avenue Study.

How is this Avenue Study different? 

The several deep and large blocks offer opportunities for 
larger scale comprehensive redevelopment. The study 
will need to accommodate transitions to both adjacent 
Employment Areas and Neighbourhoods, and seek 
opportunities for new roads, parks and open spaces.

Transportation + Servicing are a Big Deal.

We are aware of the transportation issues in the area. 
They are important to the study and will always be 
considered.

Most Avenue Studies do not include detailed 
Transportation and Servicing Master Plans. This Avenue 
Study will examine the need for new infrastructure in the 
area such as new streets, water mains and sewers. 

Transportation and Servicing Master Plans will 
demonstrate how the Preferred Option will work and 
what infrastructure is needed to make it work (will follow 
the Municipal Class EA process).

Study Purpose

Lawrence-Allen Revitalization Treviso: Lanterra Development 

(NW Dufferin and Lawrence Avenue West)

Dream Yorkdale: MacAdam Development

(NW Dufferin and MacAdam)

Eglinton Avenue

Downsview ParkEglinton-Scarborough Crosstown

DTAH  Lead Consultant
ARUP  Transportation
R.E. Millward Associates  Planning
NBLC  Real Estate
Fabian Papa and Partners  Servicing
Swerhun  Engagement
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Study Process

EA Master Plan 

Process 

The transportation and 
servicing infrastructure 
components of this Avenue 
Study are required to 
satisfy Phases 1 and 2 
of the Municipal Class 
Environmental Assessment 
(EA) Master Plan process. 

Overall Avenue Study 

Process

This Avenue Study will 
include four phases 
beginning in September 
2013 with study completion 
by May 2014.

3
Test and 

Confirm Ideas

4
Synthesis and 

and Report

Dec. 2013 to March 2014 March to May 2014

Local Advisory 

Committee Meeting #´3

February 05 2014

Public Meeting #2

Potential Options

February 26  2014

Prepare Draft Report

Local Advisory 

Committee Meeting #4

Public Meeting #3

Draft Recommendations

Confirm Actions 

to Follow

1
Understand 

Dufferin Street / 

Establish a Vision

Project Purpose and 

Schedule

Sept. to Nov. 2013

Understand Context 

and Existing Conditions

Local Advisory 

Committee Meeting #1

October 23

Public Meeting #1

Establish the 

Community Vision

November 6 

2
Generate

Ideas

Nov. 2013 to Dec. 2013

Local Advisory 

Committee Meeting #2

November 20

Design Charrette

December 11

We Are 

Here

2
Compare 

Alternative 

Solutions
 

1
Identify and 

Describe the 

Problem or 

Opportunity

3
Compare

Alternative

Design 

Concepts

4
Prepare 

Environmental 

Assessment 

Report

5
Proceed to 

Implementation

Master Plan Implement Specific Projects through Separate Studies

Public Consultation Throughout EA Process

We Are 

Here

DTAH  Lead Consultant
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The study area is 1.5 
kilometres long, extending 
from the 401 in the north to 
the four corners of Lawrence 
Avenue West in the south.

There are 74 properties 
within the study area. This 
total includes all parcels that 
front—or have an address—
on Dufferin Street.

Study Area

Lawrence

Highway 401

D
u

ff
e
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n

Yorkdale

Mall

Ranee
Bentworth

Orfus

Bridgeland

Yorkdale

Dane

Apex

Samor

Sparrow

Celt

Glen Belle
McAdam

Carwright

Jane Osler

Claver

02550 50 100 metres

N
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For the Transportation and 
Servicing Infrastructure 
components of this Study 
a draft Problem and 
Opportunity Statement 
is required, as defi ned 
by Section A.2.2 of the 
Municipal Class EA 
Process.

The Statement should 
include a clear and 
concise description of the 
issues and identify that an 
improvement or change is 
required. The Statement 
forms the basis for the 
future EA project.

Draft EA Problem and Opportunity Statement

Transportation and Servicing Infrastructure

The City of Toronto recognizes that the successful redevelopment 

of the Dufferin Street Avenue study area requires an integrated 

process of land use, transportation and municipal infrastructure 

planning. Yet, the existing infrastructure in its current 

confi guration is a barrier to change.

Dufferin Street is an auto-dominated environment. The road 

network and transit system are congested. The study area lacks 

a multi-modal transportation network to support all other users. 

Connections are constrained or absent, creating an unpleasant 

experience for residents and visitors to the area. 

Aesthetically it fails to provide the kind of atmosphere conducive 

to economic vitality, ground fl oor retail activity, and urban 

vibrancy. 

Operationally it suffers from congestion and lacks the appropriate 

transportation and servicing infrastructure to adequately support 

redevelopment and intensifi cation. 

Civically it fails to provide a comfortable and inviting public realm 

to support revitalization.

A revitalized Dufferin Street presents the opportunity to 

implement long-standing City of Toronto policy objectives while 

more effectively balancing the needs of its residential, business, 

recreational and visitor users. 

Strategically there is an opportunity to coordinate redevelopment 

of the study area with other planned City and Provincial projects 

and infrastructure renewal. 

DTAH  Lead Consultant
ARUP  Transportation
R.E. Millward Associates  Planning
NBLC  Real Estate
Fabian Papa and Partners  Servicing
Swerhun  Engagement
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This project is following 
the Master Plan 

Class Environmental 

Assessment process.

A Master Plan is a long-
range plan which integrates 
infrastructure requirements 
for existing and future land 
use.

For the Dufferin Street 
Avenue Study, it is 
benefi cial to consider 
a number of integrated 
systems (e.g., water, 
wastewater and storm 
drainage) prior to dealing 
with project-specifi c 
issues, culminating in an 
Infrastructure Master 

Plan. The time horizon 
considered in this study 
extends to 2031.

The scope of the Master 
Plan is generally broad 
and includes an analysis 
of the overall infrastructure 
systems that are affected 
in order to comprehensively 
identify needs and establish 
broader infrastructure 
options.  Moreover, the 
combined impact of 
alternatives which may 
be considered leads to 
better overall solutions 
and, as such, affords the 
opportunity to integrate 
with land use planning. 

The outcome of this process is expected to include a preferred 

set of projects distributed geographically and to be implemented 

over a period of time.  

This Study is intended to satisfy Phases 1 and 2 of the Class 

EA process, noting that Phase 1 (Identifi cation of Problem or 

Opportunity) has been completed and Phase 2 (Development & 

Evaluation of Alternative Solutions) is currently in process.  At 

the end of Phase 2, a Preferred Alternative will be identifi ed 

and which will be presented in a Public Open House as well as 

available for viewing on the City’s website.

The infrastructure components that service the Study Area are 

part of much larger systems and, accordingly, any changes in land 

use will impose different loading conditions on these systems.  

Typical issues of concern include the impact on the water supply 

capacity within the network, the capacities of the sanitary sewer 

and storm drainage systems both locally and downstream.  That 

is, it is possible that intensifying land uses in one area may not 

cause or exacerbate local problems, but may have detrimental 

impacts on distant parts of the infrastructure systems which they 

form part of.  

For instance, while there have been relatively few basement 

fl ooding complaints within the Study Area itself, the infrastructure 

systems that service the Study Area have exhibited historical 

fl ooding issues.  Accordingly, any intensifi cation or other 

changes to the land use within this Study Area should seek to not 

exacerbate, or possibly even improve, conditions in the broader 

context. 

Servicing Infrastructure

Master Plan Class Environmental Assessment
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Hydraulic model developed 
and tested under existing 
conditions and varying 
degrees of potential 
intensifi cation.

Recent hydrant fl ow tests 
show that response of 
existing system to high 
demands is strong.

Modeling indicates that 
there are no obvious 
capacity concerns and 
accordingly no signifi cant 
improvements are expected 
to be needed to support 
growth.

The model will be 
updated and tested with 
the preferred planning 
alternative to confi rm 
results. 

Fire Flow Conditions

• Design Criteria =  317 L/s

• Available = >600 L/s

Infrastructure

Water

Existing Watermain 

Conditions
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The Dufferin Street Avenue Study 
area is partially within two Basement 
Flooding Study Areas.

In Area 16 lies to the west, for 
which a Class EA study has been 
completed.

Area 17 lies to the southeast, for 
which a Class EA study is currently in 
progress.

These studies have identifi ed or 
will identify system improvements 
to address basement fl ooding 
concerns.

This study is not meant to address 

current basement fl ooding 

issues. However, it will address 

improvements needed to service 

growth along Dufferin Street, 

so as to not exacerbate current 

conditions.

The current 41 basement fl ooding 
study areas were identifi ed and sized 
in response to individual extreme 
storm events (e.g. storm of May 12, 
2000, August 19, 2005, July 2012 
and July 2013).  

Basement fl ooding is likely to occur 
wherever extreme rainfall occurs. The 
frequency and density of fl ooding has 
much more to do with the difference 
between the capacity of the drainage 
systems and the intensity and 
duration of the rain event received 
than with the age or condition of the 
existing systems.  

While there are no broad areas of 
the city that are more at risk than 
others, in most neighbourhoods there 
are locations where sewers become 
overwhelmed fi rst during intense 
“beyond design” storms. In order to 
move away from a “storm chasing” 
approach, the (basement fl ooding 
study) program is being expanded 
beyond the current 34 priority study 
areas to develop a comprehensive 
understanding of the city’s risks to 
future storm events.

Servicing

Infrastructure

Basement

Flooding

Basement Flooding Protection Program - Priority Study Areas

Preferred Alternative for Area 16 Basement and Surface Flooding

Preliminary Preferred Alternative for Area 17 Basement and Surface Flooding

Dufferin Street 

Avenue Study

Dufferin Street 

Avenue Study

Dufferin Street 

Avenue Study
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Commonly applied solutions to 
improve system capacity:

Servicing

Infrastructure

Sanitary Sewers

Replacing existing sewer pipes for larger ones.

(Source: City of Toronto)

Implementing in-line or off-line storage components to 

control fl ows and/or adjusting controls in existing system.

(Source: City of Toronto)

Real-Time Control (RTC) Systems

Introducing relief pipes, by-pass pipes or fl ow diversions.

(Source: City of Toronto)

(Source: City of Toronto)

Area 16 Capacity Constraints

Area 17 Capacity Constraints

Recommended Solution from Area 17 Class EA:

Increase pipe size

Preferred Alternative from Area 16 Class EA

• Sanitary underground storage

• Sanitary sewer upgrade

Sewer size upgraded by private developer for 

Duffl aw highrise development (Treviso)

Under 100% Capacity

Over 100% Capacity

Area 16/17 Boundary

Study Area Boundary

Under 100% Capacity

Over 100% Capacity

Area 16/17 Boundary

Study Area Boundary
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Application of the City’s Wet Weather 
Flow Management Guidelines 
(WWFMG) are expected to result in 
an overall reduction in stormwater 
volumes and peak fl ows to levels 
which are at or below the capacity of 
the receiving sewer system.

For instance, the WWFMG considers 
the detention of drainage from 
storms up to the 100-year level, 
thereby limiting the fl ow to the City’s 
drainage system.

Accordingly, no system upgrades are 
anticipated from this perspective, 
although some upgrades have 
previously been identifi ed in the 
Basement Flooding Study Area Class 
EA Studies.

The components of the preferred 
planning alternative will be tested 
against the WWFMG to identify the 
most appropriate policies to apply 
during re-development of the Study 
Area.

Servicing

Infrastructure

Stormwater 

Management

Principles:

• Rainwater should be managed where it falls (on the lots and streets) before it enters a sewer

• Hierarchy of controls:

• At-Source (i.e., on-site)

• Conveyance

• End-of-Pipe

Objectives for Controls:

• Water Balance

• Water Quality

• Water Quantity

Examples of Control Measures to be Considered

Green Roofs Rooftop Storage

Permeable Pavement Parking Lot Surface Storage

Infi ltration Gallery In-Pipe Storage

Bioretention In-Building Storage Tank

(Source: CVC/TRCA)

(Source: CVC)



DTAH  Lead Consultant
ARUP  Transportation
R.E. Millward Associates  Planning
NBLC  Real Estate
Fabian Papa and Partners  Servicing
Swerhun  Engagement

Dufferin Street Avenue Study  Phase 3 > Public Meeting #2 > February 26, 2014

6

Servicing Infrastructure

Evaluation of Alternatives

Alternatives Considered Evaluation Criteria 

& Sub-Criteria

Do Nothing

• Considers status quo in terms of infrastructure while 
permitting planned re-development in Study Area; 
used as benchmark against which other alternatives 
measured.

Expand and/or Upgrade Existing Infrastructure

• Considers any expansions /extensions of existing 
infrastructure (e.g., into new roads) and any upgrades/
improvements to existing infrastructure.

Implement On-Site Best Practices

• Considers measures which will minimize the 
imposition on supporting municipal infrastructure 
systems and include reduction in water demand 
(water), reduction of sanitary sewage fl ows (sanitary) 
as well as reduction of storm drainage fl ows (storm).

Limit Community Growth

• Considers aligning the phasing of development 
growth to match infrastructure capacity availability.

Land-Use Planning

• Support of planning and urban design

Technical Merit

• Functionality – ability to meet demands

• Constructibility – ease and extent of construction 
and required construction methods

• Maintenance Requirements – effort required by City 
to maintain infrastructure

Natural, Cultural, Social and Economic 

Environments

• Natural – impact to terrestrial habitat, land and 
water

• Cultural – impact to cultural heritage

• Social – impact to traffi c patterns, road closures/ 
detours, and public transit disruptions

• Economic – impact to residents and businesses; 
potential disruptions, public safety and perception, 
odour and air quality

Financial

• Life-cycle cost
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Dufferin Street Avenue Study – Public Meeting #2 
Yorkdale Adult Learning Centre 
38 Orfus Road, Toronto ON  
Wednesday, February 26th, 2014 
6:30 – 9:00 pm 
 

MEETING SUMMARY  

On Wednesday February 26, 2014, approximately 90 people participated in the second public meeting 
for the Dufferin Street Avenue Study.  The first fifteen minutes of the meeting was an open house with 
display panels and an opportunity for participants to talk with City Staff and the project team about the 
panels. At 6:45 pm, the project team gave a presentation. Following the presentation there was a short 
question and answer session, followed by small table discussions and a full-room plenary session. The 
purpose of the meeting was to discuss and explore different options for green frontage, built form and 
streetscape on Dufferin Street. The following summary is not a verbatim transcript; it is a summary of the 
key feedback shared by participants at the meeting. This summary report was written by Yulia Pak and 
Bianca Wylie of Swerhun Facilitation and was circulated to participants in draft prior to being finalized. 
Please note Appendix A. Meeting Agenda  
 
 

Please note Appendix A. Meeting Agenda and Appendix B. Options Presented for Discussion.  

 

Key Messages from Feedback Received 

The following five key messages emerged during the discussion. Detailed feedback follows. 

1. Stagger the green space along Dufferin and use it to support places for community gathering 
and business (patios and cafés).  Participants noted that the benefits of greening the study area 
would be maximized by spreading greening opportunities along Dufferin Street. Participants 
suggested deeper setbacks for more private park spaces and shallower setbacks for business 
and community social spaces. A customized design response will be required to make the 
options work dependent on where they will be located along Dufferin Street and where they will 
be located within each block. 
  

2. Strike a balance with safety for green spaces by placing them adequately far away from 
vehicular traffic but also close enough to busy public space to create “eyes” on the park. In 
addition to achieving safety goals for residents and parks users, it is critical to ensure the design 
of the green spaces supports all of the existing commercial use on Dufferin and creates a more 
vibrant business community and place for economic development opportunities. 
 

3. Midrise built form is the preferred approach for the majority of the study area. Participants 
discussed how the layout of the built form could be used to support a healthy mix of commercial 
and residential land use. 
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4. Impact on traffic flow and streetscape improvements are key criteria to use when considering 

cycle tracks.  Though medians may be visually appealing and provide safety improvements, their 
impact on traffic flow (i.e.; removing a left-turn lane) needs to be understood in order for them 
to be the right decision. There was mixed opinion on the bike lanes, the team was advised to 
consider regional network integration and whether cyclists are currently adequately served by 
existing alternate routes. Several participants said that vehicular capacity should be a higher 
priority than cycling infrastructure. 
 

5. Basement flooding continues to be a priority issue for the neighbourhood.  
 

 

QUESTIONS OF CLARIFICATION 

After the project overview, participants asked several questions of clarification. The project team’s 
responses are in italics. 
 

 Will Casa Del Zotto be taken down? No.  
 

 In the options presented for discussion tonight there are streets but not walkways. Are there 
pedestrian walkways being considered in addition to the streets?  We can explore 
opportunities and include walkway considerations as part of this study but it is not a master 
plan, we are setting a container into which any new developments should fit. 

 

 Given the existing issues with basement flooding, how is basement flooding going to be 
addressed with new development? There are ongoing studies that deal specifically with 
basement flooding. We are here to ensure that whatever is proposed is not overwhelming the 
existing system or we will improve the infrastructure. 
 

 When is something going to be done about basement flooding? What is the timeline for the 
studies to be complete? The two basement flooding studies have identified a number of projects 
that will be carried out in the next several years. There is more information on the City’s 
webpage, which we will provide to you. This is definitely a factor in this study; this study will not 
provide recommendations that will make the issue worse.  

 

 

DETAILED FEEDBACK AND ADVICE FROM PARTICIPANTS 

Street Network and Open Space Scenarios  
Participants were asked to explore the strengths of two street network and open space scenarios (and 
the green frontage options in particular), if they had a preferred option, challenges with the options (if 
any) and how to address them.   
 

General advice for the project team to consider when developing the preferred design for the street 
network, open space and green frontage components of the vision included: 
 

 Centralize any type of park space within the larger blocks to keep “eyes” on the park. A 
customized design response will be required to make the options work dependent on where 
they will be located along Dufferin Street and where they will be located within each block. 
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 Place private spaces to the rear of larger blocks. 

 Make social space for people and create visibility for retail.  An Avenue with a small amount of 
green frontage is a good compromise and an exercise in balance.   

 Create walkways between the blocks. 

 Customize the design approach based on land use.  If the land use is residential use a green 
approach, if the land use is commercial use hard-scaping.  

 Use setbacks to encourage more animation and to create locations for bike parking.  Use the 
deepest setback for quieter parks and the more shallow setbacks to encourage street activity. 
The key is to find a good balance.  

 Ensure the new roads connect to existing residential streets and not to main arterial roads.   

 All options presented would be an improvement to Dufferin Street.  
 

Option 1 – Setback – West Queen West Model (See Appendix B, pg. 8) 

Strengths  

 Promotes retail, which would speed up revitalization.  

 Requires less maintenance, would therefore be cleaner which would also encourage pedestrian 

traffic. 

Challenges 

 The green setback is too close to Dufferin Street, it creates a safety issue. It would be preferable 

to put the park near the rear of the lots.  

 

Option 2 – Park – Front Street (West Don Lands) Model (See Appendix B, pg. 8)  

Strengths  

 Large and inviting, promotes social gathering.  

 Green space provides visibility to what people are doing. 

 Prioritizes walking and lifestyle use and creates opportunities for fountains and chairs where 
people can relax and socialize. 

 Liked the idea of having open space along Dufferin. 

 Can be used to beautify Dufferin throughout the study area.  

 Building setbacks make it safer for pedestrians. 

 Creates a community feel with trees and nice restaurants, makes it feel like a place one would 
want to take a walk and spend time on Dufferin.  

 Could include water features to animate the space. 
 

Challenges 

 Shops are not close enough to the street, could be a challenge in terms of attracting retail to 
Dufferin.  

 The park would need to be monitored.  

 Difficult to integrate commercial and residential use when adjacent to employment lands.  

 A linear park is a challenge to place along Dufferin; the preferred option will need to support 

retail.   
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Built Form Options  
 

Participants were asked to review six built form options and provide feedback on whether there was an 
option that they preferred, if so why and if there were challenges to address with the options, what they 
were and how could they be addressed.  
 
Option A – Typical Avenue with Linear Park (See Appendix B, pg. 9) 
Strengths 

 Like the park placement and the rationale to create a green linear space that people could move 
through while keeping it an appropriate distance from Dufferin.   

 Creates an opportunity for more side streets and walkways and smaller parks that might have 
particular uses (one for dogs, one for sitting with a coffee etc.).  

 Well-suited to the townhouse built form.  

 Fosters a sense of community because both the green space and the buildings are nicely spread 
along Dufferin.  

 People are more likely to use a linear park along a local road off of Dufferin Street than along 
Dufferin Street due to the high traffic and noise. 

Challenges 

 This layout may not be as effective if the green space is put into one large block. 
 

Option B – Avenue with Frontage Park (See Appendix B, pg.9)  
Strengths 

 Like a hybrid option of B and E to create one block with a park, and another section with mixed 
shallow and deep frontage.  

 Provides a mix of different kinds of building forms. 

 Creates an opportunity for more side streets and walkways and smaller parks that might have 
particular uses (one for dogs, one of sitting with a coffee etc.).  

Challenges 

 Big box is not something to pursue.  
 

Option C – Avenue with Green Setback (See Appendix B, pg. 10) 
Strengths 

 Really like the green setback, and reiterated the benefits of a more centrally located park to 
promote “eyes on the street”.   

 Well-suited to midrise and townhouse mix for built form.  

 Creates a strong community feel, with ways for people to use the space socially, recreationally 
and as a gathering space.  

 Larger green setbacks with cafes and patios would work well on the west side of Dufferin Street. 
Suggested Refinements  

 Rather than a green setback, include publicly accessible space with access to a larger central 
park. This creates “eyes on the street”, moves the space further back and creates a space with a 
lot of sunlight that is not directly adjacent to the employment lands.  

 Also liked the McAdam model, consider exploring a reduced version of the model to decrease 
the scale of the buildings around Dufferin and Lawrence.   
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Option D – Avenue with Park Block 1 (See Appendix B, pg. 10)  
Challenges 

 Parks feel hidden. 
Suggested Refinements  

 Prefer midrise buildings over townhouses and want to prioritize open space but in a different 
location. Rather than having the open space adjacent to the employment lands, consider 
moving it to a more internal place with a setback from Dufferin Street. 

 Take advantage of the Yorkdale Shopping Centre resources and  have  a “Shops at Don Mills” 
model rather than one dedicated space for retail, as this would create more opportunity for 
movement within the blocks, finer grain for retail and more opportunities to support an 
expansion in commercial and office space. 
 

Option E – Avenue with Park Block 2 (See Appendix B, pg. 11)  
Strengths 

 Provides a good balance of uses and would fit into Dufferin with a combination of Option 1 and 
Option 2 of green frontages. 

Suggested Refinements  

 Prefer midrise buildings over townhouses and want to prioritize open space. The same 
suggestions was made about the  preference for a “Shops at Don Mills model” rather than one 
dedicated space for retail, as this would create more opportunity for movement within the 
blocks, finer grain for retail and more opportunities to support an expansion in commercial and 
office space. 

 
Option F – Park Blocks (See Appendix B, pg. 11) 
Strengths 

 Main strength is this option supports a focus on parks, preferably with mostly mid-rise. Where 
the built form is high-rise have setbacks past the park. 

Challenges 

 The inclusion of tall buildings; a midrise approach is preferred. 

 Creating big park blocks on Dufferin Street could be a wasteful use of land. 
Suggested Refinements  

 All high-rise should be set in at least a block. 
 
Streetscape Options 

Participants were asked to review two streetscape options and provide feedback on whether there was 
an option that they preferred, if so why, and if there were challenges that had to be addressed with the 
two options and how these challenges could be addressed.  
 

General advice for the project team to consider when developing the preferred design for the 
streetscape option included:  

 Consider regional network integration when considering the bike tracks. 

 Streetscape is very important; the landscaping opportunities in both options are great. 

 Develop an option without bicycle tracks or provide a strong rationale for their inclusion. Given 
that less than 4% of the existing traffic in the area is from cyclists, transit improvements should 
likely be higher priority. Transit should have its own designated lane; consider the creation of 
priority bus lanes during peak hours north and south bound. 

 There was mixed opinion on the value of visual markers (posts/pillars to signify the area), some 
felt there was value in their addition, others did not and said they should be removed.  
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Option 1 – Cycle Track at Curb (See Appendix B, pg.12) 
Strengths  

 Safety for pedestrians when crossing the street. 

 Centre medians break things up visually, they have a positive aesthetic impact but it’s not worth 
the trade-off of the left-turn lane. 

 Good to have clearly marked space for bikes, increases safety to have the track removed from 
Dufferin.  

 The tree buffer creates support for sidewalk café opportunities. 

 Like the opportunity to have two rows of tree plantings along Dufferin Street.  

 Supports ground floor retail in commercial areas. 

 Promotes walking in the neighbourhood, need to have bike tracks too to support this multi-
modal use.  

 Cycle tracks support retail.  

 Having distinctive street lighting or other ideas would help improve the look, and create an 
opportunity to build up the area in terms of more streetscape designs and defining the area as a 
destination.  

 

Challenges  

 There is not a sound rationale for the dedicated cycle track at grade.  It would be preferable to 

use the space for wider sidewalks and more planting. 

Option 2 – Planting at Curb (See Appendix B, pg.12)  
Strengths  

 Good to have clearly marked travel lanes for bikes, increases safety to have the track removed 
from Dufferin.  

 Planting would offer a buffer for traffic, which is good for safety.  

 Wide sidewalks support animation of the space, though anything would be an improvement.   
 

Challenges 

 Regarding the centre median, not worth the potential benefits if the trade-off is to lose left turn 
lanes along Dufferin.  

 Do not feel the gateway features (visual markers) are necessary.  

 Strong opinion that bikes don’t belong here, could use other routes in the area.  
 
OTHER ADVICE 

 Keep the gas station and include opportunities for restaurants such as the Mandarin.  

 Collaborate with the regional planning network stakeholders to resolve traffic issues. 

 Bury the hydro wires underground. 

 Deliver sewer and stormwater improvements. 

 Consider introducing by-laws that mandate retail on Dufferin Street. 
 
Next Steps 
Bianca Wylie thanked everyone for attending and told participants that the summary notes would be 
distributed in draft for their review.  
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Appendix A. Meeting Agenda 

Dufferin Street Avenue Study – Public Meeting #2 
Yorkdale Adult Learning Centre 
38 Orfus Road, Toronto ON  
M6A 1L6 
February 26th, 2014 
6:30 – 9:00 pm 
 

PROPOSED AGENDA  
 

6:30 pm Welcome  
 
6:35  Introductions & Agenda Review  

Bianca Wylie, Facilitator, SWERHUN Facilitation & Decision Support 
 
6:45  Presentation/Participant Briefing 
  Brent Raymond, DTAH  

 Review of Process, Schedule and Work to Date 

 Test and Confirm Ideas 
 
Questions of clarification 

 

8:00  Discussion 
 

Discussion Questions: 
1. What are the strengths of the street network and open space scenarios (and 

the green frontage options in particular)? Is there an option that you prefer? 
What are the challenges with each of the scenarios? What do you suggest to 
address them? 
 

2. What are the strengths of the built form options? Is there an option that you 
prefer? What are the challenges with the options? What do you suggest to 
address them? 

 
3. What are the strengths of the Dufferin streetscape options? Is there an 

option that you prefer? What are the challenges with the options? What do 
you suggest to address them? 

 
4. Do you have any other advice or comments?  

 
8:55   Wrap up and Next Steps 

 
9:00  Adjournment  
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Appendix B. Options Presented for Discussion 
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Appendix B. Meeting Agenda  

 

Dufferin Street Avenue Study – Local Advisory Committee Meeting #4 
Yorkdale Adult Learning Centre 
38 Orfus Road, Toronto ON  
M6A 1L6 
March 26th, 2014 
6:30 – 8:30 pm 
 

PROPOSED AGENDA  
 

6:30 pm Welcome  
 
6:35  Introductions & Agenda Review  

Yulia Pak, Facilitator, SWERHUN Facilitation & Decision Support 
 
6:40  Presentation/Participant Briefing 
  Brent Raymond, DTAH  

 Review of Process, Schedule and Work to Date 

 Present Draft Recommendations 
 
Questions of clarification 

 
7:40  Discussion 
 

Discussion Questions: 
1. Do you have any feedback on the draft recommendations? 

 
2. Do you have any advice for the presentation or process for public meeting 

#3? 

 Present rationale 

 Seek refinements 

 Clarify next steps 
 

3. Any other advice for the project team? 
  
8:25   Wrap up and Next Steps 

 
8:30  Adjournment  
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Appendix C. Additional Comments Received 

 






