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7.0 PHASE 1 BICYCLE PARKING 

7.1 CITY OF TORONTO ZONING BY-LAW 
569-2013 & TORONTO GREEN 
STANDARDS (BICYCLE ZONE 2) 

The Former City of North York By-law 7625 does not specify bicycle 
parking requirements and as such, the bicycle requirements of City of 
Toronto Zoning By-law 569-2013 and Toronto Green Standards (Bicycle 
Zone 2) have been applied to the proposed Phase 1 development, as 
summarized in Table 14. 
 

TABLE 14 CITY OF TORONTO ZONING BY-LAW 569-2013 & 
 TORONTO GREEN STANDARDS BICYCLE ZONE 2 
 BICYCLE PARKING RATES (BICYCLE ZONE 2) 

Type Number/Size Rate Requirement1 

Residential 

Long-
term 

1,416 units 

90% x 0.75 spaces per unit 
(0.68 spaces per unit) 

963 spaces 

Short-
term 

10% x 0.75 spaces per unit 
(0.07 spaces per unit) 

100 spaces 

Subtotal 0.75 spaces per unit 1,063 spaces 

Retail Store 

Long-
term 

539 m2 

0.13 spaces per 100 sm 1 space 

Short-
term 

3 spaces + 0.25 spaces per 
100 sm 

5 spaces 

Subtotal  6 spaces 

Total 1,069 spaces 
Notes: 
1. Rounded up to the nearest whole number in accordance with Section 

230.5.1.10(2) of City of Toronto Zoning By-law 569-2013 

Based on the foregoing, Phase 1 has a requirement to provide a 
minimum of 1,069 bicycle spaces, including 963 resident spaces, 100 
resident visitor spaces, 1 long-term retail space and 5 short-term retail 
spaces. 
 

7.2 PROPOSED SUPPLY  
The proposed development includes the provision of 1,069 bicycle 
spaces, including 963 resident spaces, 100 resident visitor spaces, 1 
long-term retail space and 5 short-term retail spaces, which satisfies the 
above requirements. 
 

7.3 LOCATION AND ACCESS 
Bicycle parking is distributed across the proposed development with 
long-term and short-term residential spaces located on a pro rata basis 
within each tower, with Towers C1 and C2 to share a bike parking 
facility. Bike parking will be located either on the ground level, 
mezzanine level or P1 level, and can be summarized as follows: 
 

 Towers C1 and C2 provide a total of 650 bicycle spaces, 
including 589 long-term resident spaces and 61 short-term 
visitor spaces;  

 Tower R1 provides a total of 413 bicycle spaces, including 374 
long-term resident spaces and 39 short-term visitor spaces; 

 A total of 6 retail bicycle spaces are proposed within Tower R1. 
 
The bicycle parking configurations are shown in Figure 27. 
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8.0 PHASE 1 LOADING 

8.1 ZONING BY-LAW REQUIREMENT 
8.1.1 Former City of North York By-law 7625 
The site is subject to the loading standards of the Former City of North 
York By-law 7625. These standards are applied to the proposed Phase1 
development in Table 15. 
 

TABLE 15 FORMER CITY OF NORTH YORK BY-LAW 7625 
 LOADING REQUIREMENTS 

Use Number/Size Rate Requirement 

Residential 1,416 units 
1 Loading space for 

more than 30 
dwelling units 

1 space 

Retail 539 m2 

1 Loading space for 
over 420 m2 up to 

and including 2,350 
m2 

1 space 

Total   2 spaces 
Notes: 
1. Minimum loading space dimensions – 11 m long x 3.6 m wide x 4.2 m vertical 

clearance. 
 
Based on the foregoing, the proposed development has a requirement 
to provide 2 loading spaces  measuring 11 metres long and 3.6 metres 
wide, with a vertical clearance of 4.2 metres. 
 

8.1.2 City of Toronto Zoning By-law 569-2013 
For comparison purposes, the loading standards of the City of Toronto 
Zoning By-law 569-2013 are applied to the proposed Phase 1 
development in Table 16. 
 

TABLE 16: CITY OF TORONTO ZONING BY-LAW 569-2013 
 LOADING REQUIREMENT 

Use Number/Size Rate Requirement 

Residential 1,416 units 1 Type G and 1 Type 
C for 400+ dwellings 

1 Type G 
1 Type C 

Retail 539 m2 
1 Type B for GFA 

between 500-1,999 
m2 

1 Type B 

Total  
 1 Type G 

1 Type B 
1 Type C 

 
Based on the foregoing, application of the above rates results in a 
provision of 1 Type G loading space, 1 Type B loading space, and 1 
Type C loading space. 
 

8.2 PROPOSED SUPPLY 
The proposed development includes 2 Type G loading spaces and 2 
Type C loading spaces. This exceeds the requirements of both Former 
City of North York By-law 7625 and City of Toronto Zoning By-law 569-
2013, noting that Type G spaces are larger than Type B spaces. 
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8.3 LOCATION AND ACCESS 
The proposed loading locations and access is summarized as follows: 
 

 Loading in Towers C1 and C2 includes a Type G space, 
accessed from the New Private Driveway, and a Type C space, 
accessed from the south residential driveway. Appropriate bin 
staging has been provided adjacent to the loading spaces. 

 Loading in Tower R1 includes a Type G and a Type C space, 
both located in a consolidated loading bay accessed from Inner 
Ring Driveway. Appropriate bin staging has been provided 
adjacent to the loading spaces. 

 
The loading configuration is shown graphically in Figure 28. 

8.4 OPERATIONS AND MANOEUVRING 
Loading vehicle manoeuvring diagrams (VMDs) illustrating the turning 
movement requirements for a City of Toronto waste collection vehicle 
and single unit vehicles are attached in Appendix E. 
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9.0 MULTI-MODAL ANALYSIS 

9.1 ANALYSIS STUDY HORIZONS 
The following analysis considers two study horizons, representing full 
build-out of the Phase 1 development, and the full build-out of the 
Master Plan, respectively. 
 
For the full build-out of the Phase 1 development, a study horizon of five 
years has been adopted (i.e. 2027). 
 
As discussed in Section 1.0, the full build-out of the Master Plan may 
occur over a long term horizon which could reach up to 50 years. 
However, for the purpose of analysis, a study horizon of 20 years has 
been adopted (i.e. 2042). 
 

9.2 MULTI-MODAL TRIP FORECAST 
The site is located in close proximity to a variety of public transit options, 
including higher order transit; the area is generally supportive of non-
auto dependent travel modes. Further, the proposed development plan 
will be as supportive as possible of non-auto dependent travel modes by 
making provisions for pedestrian, bicycle and transit facilities to 
implement this strategy and a transportation demand management 
(TDM) plan. 
 

9.2.1 Approach & Parameters 
Person-based trip generation forecasts have been developed for both 
the 2027 and 2042 analysis horizons in order to quantify the estimated 
number of new driver, passenger, transit, cycling and walking trips 
associated with the proposed development during the critical weekday 
morning and afternoon peak travel hours. A Saturday midday peak hour 
is also considered, given the need to ensure that the development can 

be accommodated with the significant existing retail uses on the site. 
These forecasts are detailed in the following sections. 
 

9.2.2 Residential Travel Demand 
The volume of travel demand associated with the proposed residential 
component of the site has been developed based upon an analysis of 
typical and expected travel patterns for the residential units planned for 
the site, understanding typical residential unit occupancy trends, and 
mode splits in the area of the site. 
 
Existing area residential travel mode distribution patterns are summarized 
in Table 17. The raw TTS data is attached in Appendix F. 
 

TABLE 17 EXISTING AREA RESIDENTIAL MODE SPLIT 

Travel Mode 
Mode Split 

Inbound Outbound 

Auto Driver 37% 35% 

Auto Passenger 14% 9% 

Transit 35% 41% 

Cycle 0% 2% 

Walk 14% 13% 

Total 100% 100% 
Notes: 
1. Residential travel mode distribution based on 2016 TTS data for home-based trips 

to and from TTS Zones 481-484. 
 
A first principles approach to determining residential trip rates is 
summarized in Table 18. 
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TABLE 18 RESIDENTIAL PERSON TRIP GENERATION (FIRST 
PRINCIPLES) 

Parameter Base Population 
Assumptions 

Absenteeism / Vacant Units 5% 

Unit Occupancy 1.8 persons / unit2 

% of Persons Travelling in Peak Period 65%  

% of Persons Travelling in Peak Hour3 45% 

Residential Trips Inbound Outbound 2-Way 

Directional Split4 24% (59%) 
[50%] 

76% (41%) 
[50%] 

100% (100%) 
[100%] 

Overall Trip Rates 
(per unit) 

0.12 (0.30) 
[0.25] 

0.38 (0.20) 
[0.25] 

0.50 (0.50) 
[0.50] 

Notes: 
1. 00 (00) [00] – AM (PM) [SAT] 
2. Based on the “Trends in Housing Occupancy” report, City of Toronto, 2012. 
3. It is assumed that the same number of people that travel in the weekday morning 

peak hour also travel the weekday afternoon peak hour and the Saturday peak 
hour.  

4. In/Out splits for non-auto travel modes based upon ITE 11th ed. trip generation 
splits for residential uses (Land-Use 222).  

 
In addition to the first principles analysis outlined above, studies 
completed by BA Group at other sites in similar transportation contexts 
within the City of Toronto were used as proxy sites to inform trip 
generation rates. A comparison between these other studies and the 
first principles rates is summarized in Table 19. 
 
 
 
 
 
 
 

TABLE 19 RESIDENTIAL PERSON TRIP GENERATION 
COMPARISON 

Methodology Trip Rates 

Inbound Outbound 2-Way 

First Principles2 0.12 (0.30) 
[0.25] 

0.38 (0.20) 
[0.25] 

0.50 (0.50) 
[0.50] 

ITE 11th Ed LU222 Dense 
Multi-Use Urban3 

0.16 (0.34) 
[0.35] 

0.49 (0.23) 
[0.35] 

0.65 (0.57) 
[0.70] 

ITE 11th Ed LU222 Centre 
City Core3 

0.11 (0.25) 
[0.31] 

0.35 (0.18) 
[0.31] 

0.46 (0.43) 
[0.62] 

325 Bogert Avenue 0.16 (0.31) 0.49 (0.32) 0.65 (0.63) 

160, 170, 180,& 200 
Chaulkfarm Drive 0.07 (0.37) 0.55 (0.15) 0.62 (0.52) 

60-61 Heintzman Street 0.07 (0.34) 0.41 (0.17) 0.48 (0.52) 

1375 Dupont Street 0.06 (0.21) 0.26 (0.06) 0.32 (0.27) 

151 & 181 Village Green 
Square 0.04 (0.21) 0.35 (0.11) 0.39 (0.32) 

Heron’s Hill Condos4 0.06 (0.26) 0.30 (0.13) 0.36 (0.39) 

Adopted Rates 0.12 (0.30) 
[0.25] 

0.38 (0.20) 
[0.25] 

0.50 (0.50) 
[0.50] 

Notes: 
1. 00 (00) [00] – AM (PM) [SAT] 
2. See Table 18. 
3. ITE rates included are designated in the 11th ed. as being close to rail transit. 
4. Includes 2015 & 2035 Sheppard Avenue East, 275 Yorkland Road & 20 & 30 

Heron’s Hill Way. 
 
The observed and approved person trip generation rates are similar to 
those determined based on first principles – 0.50 two-way trips during 
the peak hours – providing supplementary support for the trip generation 
forecasts calculated in this analysis. 
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9.2.3 Office Travel Demand 
For the purpose of analysis, it is assumed that the proposed Master Plan 
non-residential will include in the order of 34,000 square metres office. 
The volume of travel demand associated with this office component of 
the Master Plan has been developed based upon expected travel 
patterns for the new office space proposed in the new building, 
understanding typical office occupancy and mode splits in the vicinity of 
the site. Existing area office travel mode distribution patterns are 
summarized in Table 20 and the raw TTS data is attached in Appendix 
F. 
 

TABLE 20 EXISTING AREA OFFICE MODE SPLIT 

Travel Mode 
Mode Split 

Inbound Outbound 

Auto Driver 76% 78% 

Auto Passenger 8% 5% 

Transit 13% 14% 

Cycle 0% 0% 

Walk 3% 3% 

Total 100% 100% 
Notes: 
1. Office travel mode distribution based on 2016 TTS data for work-based trips to 

and from TTS Zones 481-484. 
 
The office component of the development is proposed only as part of the 
final phase, which may not be constructed for several decades. Existing 
office in the area, is highly auto-centric, with substantial surface parking 
available. Given that travel patterns in the City will continue to evolve 
over time, and noting that the proposed office would be in close 
proximity to Don Mills Station, the mode split summarized above is likely 
to change substantially for future office developed on the Site. 

 
It is anticipated that office trips for the proposed development will be 
limited by the number of parking spaces dedicated to office uses. Given 
the timeline for the eventual buildout of the office component, parking 
provisions are assumed to be in line with existing office buildings in 
close proximity to subway stations in the City of Toronto. 
 
Studies completed by BA Group for office uses in downtown settings 
were used as proxy sites to inform vehicle trip generation rates. A 
comparison of office vehicle trip rates is summarized in Table 21. 
 

TABLE 21 OFFICE VEHICLE TRIP GENERATION COMPARISON 

Proxy Site 
Trip Rates 

(trips per parking space) 

Inbound Outbound 2-Way 

RBC Simcoe Place (1,159 
spaces) 0.28 (0.04) 0.01 (0.21) 0.29 (0.25) 

Roy Thompson & Metro Hall 
(1,365 spaces) 0.18 (0.04) 0.01 (0.15) 0.19 (0.19) 

Harbourfront Garage (1,105 
spaces) 0.12 (0.04) 0.02 (0.14) 0.14 (0.18) 

Commerce Court (548 
spaces) 0.24 (0.05) 0.03 (0.14) 0.27 (0.19) 

Waterpark Place (804 
spaces) 0.33 (0.02) 0.01 (0.33) 0.34 (0.35) 

250 Dundas Street West (145 
spaces) 0.20 (0.04) 0.03 (0.14) 0.23 (0.18) 

Adopted Rates2 0.35 (0.05) 
[0.05] 

0.05 (0.35) 
[0.05] 

0.40 (0.40) 
[0.10] 

Notes: 
1. 00 (00) [00] – AM (PM) [SAT] 
2. Saturday trips are conservatively estimated to reflect 25% of weekday trips with 

an even directional split, based upon ITE 11th ed. office trip generation. 
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With regard to person trip generation rates, studies completed by BA 
Group at other sites in similar transportation contexts within the City of 
Toronto were used as proxy sites to inform trip generation rates. A 
comparison of office person trip rates is summarized in Table 22. 
 

TABLE 22 OFFICE PERSON TRIP GENERATION COMPARISON 

Methodology 
Trip Rates 

(trips per 100m2 GFA) 

Inbound Outbound 2-Way 

ITE 11th Ed LU710 Dense 
Multi-Use Urban 

1.14 (0.29) 
[0.14] 

0.17 (1.09) 
[0.15] 

1.31 (1.38) 
[0.29] 

ITE 11th Ed LU710 Centre 
City Core 

1.16 (0.22) 
[0.10] 

0.17 (1.14) 
[0.10] 

1.33 (1.36) 
[0.20] 

45 St. Clair Ave W 1.62 (0.34) 0.18 (1.63) 1.80 (1.97) 

55 St. Clair Ave W 1.88 (0.15) 0.15 (1.38) 2.03 (1.53) 

351 King St W 1.90 (0.26) 0.20 (1.61) 2.10 (1.87) 

160 Pears Ave 1.18 (0.05) 0.06 (0.80) 1.24 (0.85) 

2 Bloor St W 2.31 (0.30) 0.27 (1.69) 2.58 (1.99) 

Lansing Sq 0.97 (0.10) 0.14 (0.92) 1.11 (1.02) 

508 King St 0.52 (0.12) 0.18 (1.59) 0.70 (1.71) 

Adopted Rates 1.45 (0.20) 
[0.15] 

0.20 (1.35) 
[0.15] 

1.65 (1.55) 
[0.30] 

Notes: 
1. 00 (00) [00] – AM (PM) [SAT] 
 
Using the selected vehicle and person trip generation rates, the long-
term future office mode split was determined. The primary constraint on 
future automobile mode share for office trips will be the supply of 
dedicated office parking, which, given current policy direction of the City 
of Toronto associated with By-law 89-2022, is assumed for the purpose 
of analysis to be provided at rates similar to existing downtown Toronto 

office developments. Non-auto modes must therefore account for a 
greater share of office trips in the future, and it was assumed for the 
purposes of analysis that these trips will be absorbed by public transit. 
 
The derivation of estimated future office mode split is summarized in 
Table 23. 
 

TABLE 23 FUTURE AREA OFFICE MODE SPLIT 

Auto Mode Share Derivation Site Trips 

Inbound Outbound 

Adopted Person Trip Rates (trips 
per 100m2 GFA) 1.45 (0.20) [0.15] 0.20 (1.35) [0.15] 

Adopted Vehicle Trip Rates (trips 
per parking space) 0.35 (0.05) [0.05] 0.05 (0.35) [0.05] 

Assumed Office Vehicle Parking 
Provision (spaces per 100m2 GFA) 0.50 

Adopted Vehicle Trip Rates (trips 
per 100m2 GFA) 

0.175 (0.025) 
[0.025] 

0.025 (0.175) 
[0.025] 

Effective Vehicle Mode Share 12% (13%) [17%] 13% (13%) [17%] 

 Travel Mode 
Mode Split 

Inbound Outbound 

Auto Driver 12% (13%) [17%] 13% (13%) [17%] 

Auto Passenger 8% (8%) [8%] 5% (5%) [5%] 

Transit 77% (76%) [72%] 79% (79%) [75%] 

Cycle 0% (0%) [0%] 0% (0%) [0%] 

Walk 3% (3%) [3%] 3% (3%) [3%] 

Total 100% (100%) 
[100%] 

100% (100%) 
[100%] 

Notes: 
1. 00 (00) [00] – AM (PM) [SAT]  
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9.2.4 Projected Multi-modal Volumes 
Multimodal trips associated with the site have been forecasted according 
to the trip generation rates established in Sections 9.2.2 and 9.2.3. 
 
Table 24 provides a summary of the multimodal trip forecast for each 
stage of the development. 
 

TABLE 24 MULTIMODAL TRIP GENERATION 

Methodology Multimodal Trips 

Inbound Outbound 2-Way 

Residential Trip 
Rates (per unit) 

0.12 (0.30) 
[0.25] 

0.38 (0.20) 
[0.25] 

0.50 (0.50) 
[0.50] 

Office Trip Rates 
(per 100m2 GFA) 

1.45 (0.20) 
[0.15] 

0.20 (1.35) 
[0.15] 

1.65 (1.55) 
[0.30] 

Phase 1 

Residential Trips 
(1,416 units) 170 (425) [355] 540 (285) [355] 710 (710) [710] 

Auto Driver 60 (155) [130] 190 (100) [125] 250 (255) [255] 

Auto Passenger 25 (60) [50] 50 (25) [30] 75 (85) [80] 

Transit 60 (150) [125] 220 (115) [145] 280 (265) [270] 

Cycle 0 (0) [0] 10 (5) [10] 10 (5) [10] 

Walk 25 (60) [50] 70 (40) [45] 95 (100) [95] 

Phase 2 

Residential Trips 
(1,300 units) 155 (390) [325] 495 (260) [325] 650 (650) [650] 

Auto Driver 55 (145) [120] 175 (90) [115] 230 (235) [235] 

Auto Passenger 20 (55) [45] 45 (25) [30] 65 (80) [75] 

Transit 55 (135) [115] 200 (105) [135] 255 (240) [250] 

Methodology Multimodal Trips 

Inbound Outbound 2-Way 

Cycle 0 (0) [0] 10 (5) [5] 10 (5) [5] 

Walk 25 (55) [45] 65 (35) [40] 90 (90) [85] 

Phase 3 

Residential Trips 
(700 units) 85 (210) [175] 265 (140) [175] 350 (350) [350] 

Auto Driver 30 (75) [65] 95 (50) [60] 125 (125) [125] 

Auto Passenger 10 (30) [25] 25 (10) [15] 35 (40) [40] 

Transit 30 (75) [60] 105 (55) [70] 135 (130) [130] 

Cycle 0 (0) [0] 5 (5) [5] 5 (5) [5] 

Walk 15 (30) [25] 35 (20) [25] 50 (50) [50] 

Phase 4 

Residential Trips 
(1,300 units) 155 (390) [325] 495 (260) [325] 650 (650) [650] 

Auto Driver 55 (145) [120] 175 (90) [115] 230 (235) [235] 

Auto Passenger 20 (55) [45] 45 (25) [30] 65 (80) [75] 

Transit 55 (135) [115] 200 (105) [135] 255 (240) [250] 

Cycle 0 (0) [0] 10 (5) [5] 10 (5) [5] 

Walk 25 (55) [45] 65 (35) [40] 90 (90) [85] 

Office Trips 
(34,000m2 GFA) 495 (70) [50] 70 (460) [50] 565 (530) [100] 

Auto Driver 60 (10) [10] 10 (60) [10] 70 (70) [20] 

Auto Passenger 40 (5) [5] 5 (25) [5] 45 (30) [10] 

Transit 380 (55) [35] 55 (360) [35] 435 (415) [70] 

Cycle 0 (0) [0] 0 (0) [0] 0 (0) [0] 

Walk 15 (0) [0] 0 (15) [0] 15 (15) [0] 
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Methodology Multimodal Trips 

Inbound Outbound 2-Way 

Total 

Residential Trips 
(4,716 units) 

565 (1415) 
[1180] 

1795 (945) 
[1180] 

2360 (2360) 
[2360] 

Office Trips 
(34,000m2 GFA) 495 (70) [50] 70 (460) [50] 565 (530) [100] 

Total Trips 1060 (1485) 
[1230] 

1865 (1405) 
[1230] 

2925 (2890) 
[2460] 

Notes: 
1. 00 (00) [00] – AM (PM) [SAT] 
 
The first phase of the development, with anticipated buildout by 2027, 
will result in a total of 710 two-way trips during the weekday morning, 
weekday afternoon, and Saturday peak hours. The full buildout of all 
four phases of the development, assumed for the purposes of analysis 
to be completed by 2042, will result in a total of 2,890 two-way trips 
during the weekday morning peak hour, 2,855 two-way trips during the 
weekday afternoon peak hour, and 2,420 two-way trips during the 
Saturday peak hour. 
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9.3 TRAFFIC VOLUME PROJECTIONS 
9.3.1 Analysis Scenarios 
A single base scenario has been undertaken for the traffic analysis 
associated with existing conditions, future background conditions and 
future total conditions in the 2027 horizon year. 
 
For future total conditions in the 2042 horizon year, two analysis 
scenarios have been undertaken which review the operations of the 
road network without and with the potential modifications to Fairview 
Mall Drive contemplated as part of the Master Plan, as outlined in 
Section 5.2.5. The scenarios are summarized as follows: 
 

 Scenario A: Assumes no physical changes to the existing road 
network external to the Site; and 

 Scenario B: Assumes modifications to Fairview Mall Drive that 
allow northbound through movements at the Fairview Mall Drive 
/ Highway 404 Southbound On and Off Ramps / Fairview Mall 
Access intersection. 

 

9.3.2 Scope 
Traffic analysis has been completed for the following scenarios during 
the AM, PM and Saturday peak hours: 
 

 Existing Traffic Conditions (2022) 
 Future Background Traffic Conditions (2027) 
 Future Background Traffic Conditions (2042) 
 Future Total Traffic Conditions – Phase 1 Build-out (2027) 
 Future Total Traffic Conditions – Master Plan Full Build-out 

(2042) – Scenario A 
 Future Total Traffic Conditions – Master Plan Full Build-out 

(2042) – Scenario B 
 

Intersections in the vicinity of the site that have been included within the 
analysis study area are listed below: 
 

 Sheppard Avenue East / Don Mills Road 
 Sheppard Avenue East / Sheppard Bus Driveway 
 Sheppard Avenue East / West Sheppard Driveway 
 Sheppard Avenue East / Parkway Forest Drive / East Sheppard 

Driveway 
 Sheppard Avenue East / Fairview Mall Drive 
 Sheppard Avenue East / Highway 404 Northbound On & Off 

Ramps / Yorkland Road 
 Fairview Mall Drive / Highway 404 Southbound On & Off Ramps 

/ South Fairview Driveway 
 Fairview Mall Drive / Central Fairview Driveway 
 Fairview Mall Drive / Godstone Road / North Fairview Driveway 
 Don Mills Road / Esterbrooke Avenue / Fairview Mall Drive 
 Don Mills Road / Leith Hill Road / South Don Mills Driveway 
 Don Mills Road / Don Mills Bus Driveway 
 Parkway Forest Drive extension / Inner Ring Driveway 
 Don Mills Road / Proposed Phase 2 & 3 Driveway (2042 horizon 

only) 
 
Lane configurations and traffic control for existing conditions and each of 
the future analysis scenarios are shown in Figure 29 and Figure 30 
respectively. 
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9.3.3 Existing Traffic Volumes 
Traffic volumes adopted to represent existing conditions in the vicinity of 
the site are generally based on turning movement counts completed in 
2019. Where required, updated traffic counts were undertaken in 2020 
to supplement gaps in the 2019 data. It is noted that the gaps in traffic 
data were specifically related to some existing mall driveways. 
 
Due to the ongoing COVID-19 pandemic and associated mitigation 
measures implemented, travel patterns at the time of the 2020 counts 
were altered from typical travel patterns. As such, an adjustment factor 
was calculated by comparing traffic entering and exiting the mall at the 
Sheppard Avenue East / Parkway Forest Drive / East Sheppard 
Driveway intersection in both 2019 and 2020. The calculated adjustment 
factors were 2.3 in the AM peak hour, 1.3 in the PM peak hour and 1.1 
in the Saturday peak hour (with the exception of bus driveways which 
are assumed to remain generally unchanged). Traffic volumes along the 
arterial corridors were balanced to the 2019 counts. 
 
Traffic count locations are summarized in Table 25 and the data is 
attached in Appendix G. It is noted that for the Sheppard Avenue East / 
Parkway Forest Drive / East Sheppard Driveway intersection, volumes 
entering/exiting the mall were based on the 2020 counts with the 
abovementioned adjustment factors applied, to maintain consistency 
with the balance of the mall driveways. Remaining volumes at this 
intersection were assumed based on the 2019 counts. 
 
Adopted base existing traffic volumes are illustrated in Figure 31. 
 
 
 

TABLE 25 TURNING MOVEMENT COUNT SUMMARY 

Intersection Date Source 

Sheppard Avenue East / 
Don Mills Road 

Thursday, January 17th, 2019 Accu-Traffic 
Inc. Saturday, January 19th, 2019 

Sheppard Avenue East / 
Sheppard Bus Driveway 

Thursday, October 1st, 2020 Spectrum 
Traffic Data, 

Inc. Saturday, October 3rd, 2020 

Sheppard Avenue East / 
West Sheppard Driveway 

Thursday, October 1st, 2020 Spectrum 
Traffic Data, 

Inc. Saturday, October 3rd, 2020 

Sheppard Avenue East / 
Parkway Forest Drive / 
East Sheppard Driveway1 

Thursday, January 17th, 2019 Accu-Traffic 
Inc. Saturday, January 19th, 2019 

Thursday, October 1st, 2020 Spectrum 
Traffic Data, 

Inc. Saturday, October 3rd, 2020 

Sheppard Avenue East / 
Fairview Mall Drive 

Thursday, January 17th, 2019 Accu-Traffic 
Inc. Saturday, January 19th, 2019 

Sheppard Avenue East / 
Highway 404 Northbound 
On & Off Ramps / 
Yorkland Rd 

Thursday, January 17th, 2019 
Accu-Traffic 

Inc. Saturday, January 19th, 2019 

Fairview Mall Drive / 
Highway 404 Southbound 
On & Off Ramps / South 
Fairview Driveway 

Thursday, January 17th, 2019 
Accu-Traffic 

Inc. Saturday, January 19th, 2019 

Fairview Mall Drive / 
Central Fairview Driveway 

Thursday, January 17th, 2019 Accu-Traffic 
Inc. Saturday, January 19th, 2019 

Fairview Mall Drive / 
Godstone Road / North 
Fairview Driveway 

Thursday, January 17th, 2019 Accu-Traffic 
Inc. Saturday, January 19th, 2019 

Don Mills Road / 
Esterbrooke Avenue / 
Fairview Mall Drive 

Thursday, January 17th, 2019 Accu-Traffic 
Inc. Saturday, January 19th, 2019 
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Intersection Date Source 

Don Mills Road / Leith Hill 
Road / South Don Mills 
Driveway 

Thursday, January 17th, 2019 Accu-Traffic 
Inc. Saturday, January 19th, 2019 

Don Mills Road / Don Mills 
Bus Driveway 

Thursday, October 1st, 2020 Spectrum 
Traffic Data, 

Inc. Saturday, October 3rd, 2020 

Parkway Forest Drive 
extension / Inner Ring 
Driveway 

Thursday, October 1st, 2020 Spectrum 
Traffic Data, 

Inc. Saturday, October 3rd, 2020 
Notes: 
1. Volumes entering/exiting the mall at this intersection were based on the 2020 

counts with adjustment factors applied, to maintain consistency with the balance 
of the mall driveways. Remaining volumes at this intersection were assumed 
based on the 2019 counts. 

 

9.3.4 Background Development Traffic Volumes 
Background developments planned or under construction within the 
study area and along the nearby traffic corridors are categorized 
according to whether they are likely to be completed by the 2027 
horizon year, so that some growth is included in 2027 and further growth 
is added in the forecast for the 2042 horizon. The developments 
accounted for in the study are summarized in Table 26. 
 
Background development traffic volumes for the 2027 and 2042 
horizons are illustrated in Figure 32 and Figure 33, respectively. 
 
 
 
 
 
 

TABLE 26 BACKGROUND DEVELOPMENTS 

Horizon 
Year Development Address Source 

2027 

1 Adra Villaway City of Toronto, November 2020 

3-5 Allenbury Gardens BA Group, December 2012 

20 Godstone Road BA Group, February 2019 

50 Hallcrown Place C.F. Crozier & Associates, Inc., 
August 2018 

100 Parkway Forest Drive MMM Group, August 2016 

1181 Sheppard Avenue East 
& 2760 Old Leslie Street BA Group, December 2019 

1200 Sheppard Avenue East WSP, October 2019 

1650 Sheppard Avenue East BA Group, June 2019 

2135 Sheppard Avenue East BA Group, February, 2012 

2205 Sheppard Avenue East LEA Consulting, March 2014 

2500 Sheppard Avenue East NexTrans, August 2019 

2933 Sheppard Avenue East BA Group, March 2020 

2450 Victoria Park Avenue BA Group, October 2017 

2600 Don Mills Road WSP, October 2017 

2042 

0 Heron’s Hill Way BA Group, April 2020 

12-24 Leith Hill Road Burnside, March 2018 

25 Leith Hill Road LEA Consulting, August 2020 

101 Van Horne Avenue WSP, March 2020 

865 York Mills Road City of Toronto, January 2012 

900 York Mills Road J.D. Northcote Engineering, 
Inc., January 2020 

2499 Victoria Park Avenue WSP, September 2020 

2550 Victoria Park Avenue BA Group, November 2020 
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9.3.5 Displacement of Traffic 
Practically, in determining future traffic volumes, it is important to note 
that changes over time are not always purely “additive”. This is 
particularly relevant with respect to pre-existing, built-out locations, such 
as the Site area, which are serviced by not only a robust area road 
network, but also substantial opportunity to utilize alternatives to the 
private vehicle, such as carpool, transit, bicycle and walking. 
 
In reality, traffic volume growth is often observed to halt, or in some 
cases, even reduce, despite increased population and employment 
resulting from development. This may be a result of a number of factors, 
including diversions to alternate routes, shifting to alternate travel 
modes, or peak spreading (i.e. trips are more spread out across the day 
instead of concentrated on a single peak hour). 
 
In order to demonstrate this trend, historical local traffic volume data has 
been compared with historical local population data. With respect to this 
assessment, it is notable that in recent years, density in the area has 
intensified, including development on the south side of Sheppard 
Avenue East opposite the Site (Emerald City), development on the north 
side of Fairview Mall Drive opposite the Site, and development east of 
Highway 404 (part of ConsumersNext). 
 
Specifically, traffic volume data at the Sheppard Avenue East / Don Mills 
Road intersection dating back to 1984 was reviewed. For the purpose of 
this assessment, the volume data was reviewed as total intersection 
volumes. 
 
Concurrently, population data sourced from TTS dating back to 1986 
was reviewed. The data was reviewed for TTS 2001 zones 330-331 and 
338-341, which generally includes land bound by Van Horne Avenue 
and Pleasant View Drive to the north, Highway 401 to the south, Victoria 
Park Avenue to the east, and Leslie Avenue to the west. The data is 
summarized in Figure 34 and the analysis is attached in Appendix H. 

Also notable in this assessment is that the Line 4 Sheppard subway 
service and Don Mills Station opened in November, 2002. 
 
The data illustrates the following: 
 

 Between 1984 and 2002, prior to the subway opening, traffic 
volumes generally trended upwards, at an average rate of 0.6% 
and 1.5% per year during the AM and PM peak hours 
respectively. During this same time, population also trended 
upwards, at an average rate of 0.3% per year. 

 Since 2003, post the subway opening, traffic volumes generally 
trended downwards, at an average rate of -0.5% and -0.4% per 
year during the AM and PM peak hours respectively. During this 
same time, population continued to trend upwards, at an 
average rate of 1.3% per year. 

 
It is notable from the above that despite recent development in the area 
and the population increase since 2003, volumes have trended 
downwards during that time, similar to that described above. It is 
reasonable to assume that this trend would continue into the future, and 
that some traffic would be displaced away from the study area, either to 
alternate routes, modes, or times. 
 
For the purpose of this assessment, it has been assumed that traffic 
volumes in the area would generally remain at the status quo, consistent 
with the historical data presented above, albeit the direction of approach 
may adjust. Accordingly, the following broad assumptions have been 
adopted: 
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 In accordance with the abovementioned data, traffic volumes 
along the Sheppard Avenue East and Don Mills Road corridors 
are expected to remain generally consistent with existing 
conditions; and 

 Therefore, traffic along the corridors associated with the 
proposed development and background developments are 
anticipated to be approximately offset by traffic reductions 
associated with existing traffic either displacing to a different 
route, taking a different mode (i.e. mode shift), or travelling at a 
different time (i.e. peak spreading). 

 For the purpose of analysis, an assumed reduction to existing 
volumes has been adopted and applied to turning movements 
associated with regionally oriented traffic on Sheppard Avenue 
East, Don Mills Road, and the Highway 404 ramps. Reductions 
were subsequently balanced along the Sheppard Avenue East 
and Don Mills Road corridors. Specific reduction percentages 
applied during each peak hour for the 2027 and 2042 analysis 
horizons are summarized in Table 27. 

 

TABLE 27 FUTURE TRAFFIC REDUCTION PERCENTAGES 

Analysis Horizon Year 
Percentage of Traffic Displaced by 

Background Growth 

AM PM Saturday 

2027 10% 15% 10% 

2042 15% 20% 20% 

 
The resulting changes to traffic volumes for the 2027 and 2042 horizons 
are illustrated in Figure 35 and Figure 36. 
 
 
 

9.3.6 Corridor Growth Traffic Volumes 
General growth along the two major traffic corridors within the study 
area is not included, as an examination of previous counts (as outlined 
in Section 9.3.5) does not suggest any trend of sustained growth in 
recent years. 
 

9.3.7 Future Background Traffic Volumes 
Forecasted future background traffic volumes represent the sum of 
existing traffic volumes, traffic allowances for other developments 
anticipated to occur in the area within the study horizon and the 
projected displacements of existing traffic. 
 
Future background traffic volumes for the 2027 and 2042 horizons are 
illustrated in Figure 37 and Figure 38, respectively. 
 

9.3.8 Site Traffic Volumes 
Traffic volume projections were determined as part of the multi-modal 
forecasts outlined in Section 9.2 and are reproduced in Table 28. The 
2027 horizon vehicle projections include only the Phase 1 residential 
portion of the development, whereas the 2042 horizon projections 
include all phases and uses proposed as part of the master plan. 
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TABLE 28 SITE VEHICLE TRIP GENERATION 

Methodology Vehicle Trips 

Inbound Outbound 2-Way 

Residential 

Effective Vehicle 
Trip Rates 
(per unit) 

0.05 (0.11) 
[0.09] 

0.13 (0.07) 
[0.09] 

0.18 (0.18) 
[0.18] 

Phase 1 60 (155) [130] 190 (100) [125] 250 (255) [255] 

Phase 2 55 (145) [120] 175 (90) [115] 230 (235) [235] 

Phase 3 30 (75) [65] 95 (50) [60] 125 (125) [125] 

Phase 4 55 (145) [120] 175 (90) [115] 230 (235) [235] 

Total 
Residential 200 (520) [435] 635 (330) [415] 835 (850) [850] 

Office 

Effective Vehicle 
Trip Rates 
(per 100m2 GFA) 

0.175 (0.025) 
[0.025] 

0.025 (0.175) 
[0.025] 

0.20 (0.20) 
[0.10] 

Phase 4 60 (10) [10] 10 (60) [10] 70 (70) [20] 

Total Office 60 (10) [10] 10 (60) [10] 70 (70) [20] 

Total Vehicle Trips 

2027 Horizon 60 (155) [130] 190 (100) [125] 250 (255) [255] 

2042 Horizon 260 (530) [445] 645 (390) [425] 905 (920) [870] 
Notes: 
1. 00 (00) [00] – AM (PM) [SAT] 
2. 2027 horizon assumes Phase 1 only. 2042 horizon assumes Phases 1-4 
 
As the proposed development does not involve the removal of any 
existing retail uses, existing traffic volumes were not removed from the 
network. Some internal traffic volumes were redistributed within the site 
to allow for the proposed adjustments to the internal road network. The 
redistribution of traffic is summarized in Figure 39. 

Vehicle trips were distributed through the network based on data 
contained in the 2016 TTS. The distribution of site traffic is summarized 
in Table 29 and the TTS data is attached in Appendix F. 
 

TABLE 29 SITE TRAFFIC DISTRIBUTION 

Direction of 
Approach / Departure 

Residential Office 

IN OUT IN OUT 

North Highway 404 16% 15% 29% 27% 

Don Mills Road 6% 5% 3% 4% 

Godstone Road 2% 0% 0% 0% 

South Highway 404 47% 49% 52% 53% 

Don Mills Road 4% 4% 2% 2% 

Godstone Road 0% 0% 0% 0% 

East Sheppard Avenue 18% 17% 7% 8% 

West Sheppard Avenue 7% 8% 5% 5% 

Leith Hill Road 0% 1% 1% 0% 

Esterbrooke Drive 0% 1% 1% 1% 

Total 100% 100% 100% 100% 
Notes: 
1. Inbound residential distribution and outbound office distribution are based on 

weekday afternoon behaviour, while outbound residential and inbound office 
distributions are based on weekday morning behaviour. 

2. All distributions based on TTS Zones 481-484. 
 
Site generated traffic volumes for the 2027 horizon are illustrated in 
Figure 40. Site generated traffic volumes for the 2042 horizon Scenarios 
A and B are illustrated in Figure 41 and Figure 42, respectively. 
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9.3.9 Future Total Traffic Volumes 
Future total traffic volumes for each analysis horizon represent the sum 
of future background traffic, the redistribution of existing mall traffic and 
Site traffic. 
 
Future total traffic volumes for the 2027 horizon are illustrated in  
Figure 43. Future total traffic volumes for the 2042 horizon Scenarios A 
and B are illustrated in and Figure 44 and Figure 45, respectively. 
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FIGURE 34: TRAFFIC VOLUME CHANGE (DON MILLS / SHEPPARD) VS POPULATION CHANGE 
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9.4 TRAFFIC OPERATIONS ANALYSIS 
9.4.1 Analysis Methodology 
Intersection capacity analysis has been completed using Synchro 
Version 11 and the Highway Capacity Manual (HCM) methodology. 
 
For signalized intersections, the volume-to-capacity ratio (v/c) is an 
indicator of the capacity utilization for the key movements in the 
intersection. A v/c of 1.0 indicates that certain governing traffic 
movements through the intersection are operating at or near capacity. 
The primary overall level of service (LOS) indicator is delay, both on 
individual movements and expressed as an average for all vehicles 
processed. Many busy urban intersections operate at LOS D to E, which 
reflect average (control) delays in the range of 35 to 80 seconds. 
 
For unsignalized intersections, level of service (LOS) characterizes 
operational conditions for key movements in terms of delay within the 
traffic stream. LOS A represents a good level of service with short 
delays. LOS F represents a poor level of service with long delays. The 
volume to capacity ratio (v/c) is an indicator of the capacity utilization for 
key movements at the intersection and resultant residual capacity 
potential. 
 

9.4.2 Analysis Parameters 
Existing signal timings, phasing plans, and cycle lengths were obtained 
from the City of Toronto. These parameters were generally maintained 
for analysis of existing and future conditions, with some exceptions 
specific to future analysis scenarios as outlined in Section 9.4.4. 
Existing signal timing plans are attached in Appendix I. 
 
 
 
 

Heavy Vehicle Assumptions 
Heavy and medium truck percentages incorporated into the analysis 
were based upon information provided as part of intersection turning 
movement counts.  
 

Saturation Flow Assumptions 
The City of Toronto Guidelines for using Synchro 11, January 2021, 
specify a base saturation flow rate of 1,900 passenger cars per hour of 
green time per lane (pcphgpl) for signalized and unsignalized 
intersections. These default rates were adopted in the analysis. 
 

Lost Time Adjustments 
The City of Toronto Guidelines for using Synchro 11 specify a base lost 
time adjustment factor of -1.0 seconds (i.e. a total loss time per phase 
equal to the amber plus all-red time minus 1 second). This default value 
was adopted in the analysis. 
 

Peak Hour Factor 
The City of Toronto Guidelines for using Synchro 11, specifies that 
default peak hour factors should be used except where site-specific 
values can be calculated from existing traffic count information. Values 
computed from available traffic counts were adopted in the analysis. 
 

Lane Utilization Factors 
Under existing conditions, default Synchro lane utilization factors (LUF) 
were adopted, which take into consideration the distribution of individual 
lane usage within each movement group. 
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9.4.3 Calibrations 
Calibrations were undertaken at some intersections as required, such 
that existing conditions as reported by Synchro more accurately 
reflected actual operating conditions and v/c ratios on turning 
movements under existing conditions were equal to no more than 1.0. 
 
With regards to HOV lanes within the study area, a lane utilization of 
0.83 was assumed, which represents 20% of the total traffic in the HOV 
lanes (for the proposed three lanes in each direction). The exception to 
this is the southbound movement at the Sheppard Avenue East / Don 
Mills Road intersection, where the existing V/C without adjusting the 
lane utilization factor (1.10) suggests high utilization of all three lanes, 
including the HOV lane, is required to process the demand. 
 
The calibrations undertaken are summarized in Table 30. 
 

TABLE 30 SUMMARY OF MODEL CALIBRATIONS 

Intersection Calibration AM 
Peak 

PM 
Peak 

Saturday 
Peak 

Sheppard Ave E / Don 
Mills Rd 

WBL Lost Time 
Adjust -2 -1 -1 

NBL Lost Time 
Adjust -2 -1 -1 

SBT Lane Utilization 
Factor (HOV) - 0.83 0.83 

NBT Lane Utilization 
Factor (HOV) 0.83 0.83 0.83 

Sheppard Ave E / Hwy 
404 NB Ramps – 
Yorkland Rd 

EBL Lost Time 
Adjust 

-2 -2 -1 

NBL Lost Time 
Adjust 

-2 -2 -1 
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9.4.4 Key Analysis Results 
9.4.4.1 Overview 

Complete analysis summary tables are provided in Appendix J, while 
detailed Synchro worksheets are attached in Appendix K. A summary 
of the key results is provided below. Intersections not discussed below 
are projected to operate within capacity under all scenarios analyzed, 
with no mitigation required beyond some signal timing optimizations 
which maintain existing cycle lengths and flash don’t walk times. 
 

9.4.4.2 Sheppard Avenue East / Don Mills Road 

The intersection of Sheppard Avenue East / Don Mills Road is an 
existing signalized intersection. 
 
Under existing conditions, the intersection operates at an overall v/c 
ratio of 1.00 during the AM and PM peak hours, and an overall v/c ratio 
of 0.73 during the Saturday peak hour. 
 
Under the future background scenarios, signal timing adjustments were 
made to optimize phase times based on the projected future volumes. 
Existing cycle lengths and flash don’t walk times were maintained. 
 
Subject to the above signal timing changes, the intersection is expected 
to operate as outlined below: 
 

 2027 Horizon: Overall v/c ratios of 0.97, 0.91 and 0.79 in the 
AM, PM and Saturday peak hours, respectively. 

 2042 Horizon: Overall v/c ratios of 0.97, 0.91 and 0.74 in the 
AM, PM and Saturday peak hours, respectively. 

 
Under the future total scenarios, subject to the abovementioned signal 
timing changes, the intersection is expected to operate as outlined 
below: 

 
 2027 Horizon: Overall v/c ratios of 0.98, 0.91 and 0.81 in the 

AM, PM and Saturday peak hours, respectively. 
 2042 Horizon – Scenarios A & B: Overall v/c ratios of 0.98, 

0.95 and 0.78 in the AM, PM and Saturday peak hours, 
respectively. 

 
Overall, it is projected that the intersection will continue to operate within 
capacity under future conditions, subject to signal timing adjustments as 
outlined above. 
 

9.4.4.3 Sheppard Avenue East / Parkway Forest Drive / East 
Sheppard Driveway 

The intersection of Sheppard Avenue East / Parkway Forest Drive / East 
Sheppard Driveway is an existing signalized intersection. 
 
Under existing conditions, the intersection operates at overall v/c ratios 
of 0.74, 0.72 and 0.54 during the AM, PM, and Saturday peak hours, 
respectively. 
 
Under the future background scenarios, signal timing adjustments were 
made to optimize phase times based on the projected future volumes. 
Existing cycle lengths and flash don’t walk times were maintained. 
 
Subject to the above signal timing changes, the intersection is expected 
to operate as outlined below: 
 

 2027 Horizon: Overall v/c ratios of 0.75, 0.81 and 0.87 in the 
AM, PM and Saturday peak hours, respectively. 

 2042 Horizon: Overall v/c ratios of 0.78, 0.83 and 0.83 in the 
AM, PM and Saturday peak hours, respectively. 
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Under the future total scenarios, subject to the abovementioned signal 
timing changes, the intersection is expected to operate as outlined 
below: 
 

 2027 Horizon: Overall v/c ratios of 0.77, 0.83 and 0.89 in the 
AM, PM and Saturday peak hours, respectively. 

 2042 Horizon – Scenarios A and B: Overall v/c ratios of 0.77, 
0.92 and 0.97 in the AM, PM and Saturday peak hours, 
respectively. 

 
Overall, it is projected that the intersection will continue to operate within 
capacity under future conditions, subject to signal timing adjustments as 
outlined above. 
 

9.4.4.4 Sheppard Avenue East / Fairview Mall Drive 

The intersection of Sheppard Avenue East / Fairview Mall Drive is an 
existing signalized intersection. 
 
Under existing conditions, the intersection operates at overall v/c ratios 
of 0.84, 0.75 and 0.61 during the AM, PM, and Saturday peak hours, 
respectively. 
 
Under the future background scenarios, signal timing adjustments were 
made to optimize phase times based on the projected future volumes. 
Existing cycle lengths and flash don’t walk times were maintained. 
 
Subject to the above signal timing changes, the intersection is expected 
to operate as outlined below: 
 

 2027 Horizon: Overall v/c ratios of 0.84, 0.73 and 0.72 in the 
AM, PM and Saturday peak hours, respectively. 

 2042 Horizon: Overall v/c ratios of 0.82, 0.71 and 0.64 in the 
AM, PM and Saturday peak hours, respectively. 

 
Under the future total scenarios, subject to the abovementioned signal 
timing changes, the intersection is expected to operate as outlined 
below: 
 

 2027 Horizon: Overall v/c ratios of 0.89, 0.80 and 0.82 in the 
AM, PM and Saturday peak hours, respectively. 

 2042 Horizon – Scenario A: Overall v/c ratios of 0.90, 0.83 
and 0.75 in the AM, PM and Saturday peak hours, respectively. 

 2042 Horizon – Scenario B: Overall v/c ratios of 0.90, 0.79 
and 0.75 in the AM, PM and Saturday peak hours, respectively. 

 
Overall, it is projected that the intersection will continue to operate within 
capacity under future conditions, subject to signal timing adjustments as 
outlined above. 
 

9.4.4.5 Sheppard Avenue East / Highway 404 Northbound On & 
Off Ramps / Yorkland Road 

The intersection of Sheppard Avenue East / Highway 404 Northbound 
On & Off Ramps / Yorkland Road is an existing signalized intersection. 
 
Under existing conditions, the intersection operates at overall v/c ratios 
of 0.98, 0.84 and 0.68 during the AM, PM, and Saturday peak hours, 
respectively. 
 
Under the future background scenarios, signal timing adjustments were 
made to optimize phase times based on the projected future volumes. 
Existing cycle lengths and flash don’t walk times were maintained. 
 
Subject to the above signal timing changes, the intersection is expected 
to operate as outlined below: 
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 2027 Horizon: Overall v/c ratios of 1.01, 0.92 and 0.86 in the 
AM, PM and Saturday peak hours, respectively. 

 2042 Horizon: Overall v/c ratios of 1.02, 0.94 and 0.85 in the 
AM, PM and Saturday peak hours, respectively. 

 
It is noted that the above over capacity conditions noted above are 
projected to occur, regardless of any development on the Site, and is 
largely due to the increase of volume on left turn movements. 
 
Under the future total scenarios, subject to the abovementioned signal 
timing changes, the intersection is expected to operate as outlined 
below: 
 

 2027 Horizon: Overall v/c ratios of 1.04, 0.93 and 0.85 in the 
AM, PM and Saturday peak hours, respectively. 

 2042 Horizon – Scenarios A & B: Overall v/c ratios of 1.11, 
1.07 and 0.92 in the AM, PM and Saturday peak hours, 
respectively. 

 
Overall, it is projected that the intersection may slightly exceed capacity, 
largely due to the increase of volume on left turn movements. However, 
it is noted that this is projected to occur, regardless of any development 
on the Site. The primary impact of the site is on the eastbound left-
turning movement, particularly during the PM peak hour, when the site is 
expected to add in the order of 15 vehicles as a result of the Phase 1 
build-out. This constitutes approximately a 3% increase in vehicles 
making this movement over existing volumes. 
 
 
 
 
 
 
 

9.4.4.6 Fairview Mall Drive / Highway 404 Southbound On & Off 
Ramps / South Fairview Driveway 

The intersection of Fairview Mall Drive / Highway 404 Southbound On & 
Off Ramps / South Fairview Driveway is an existing signalized 
intersection. 
 
Under existing conditions, the intersection operates at overall v/c ratios 
of 0.96, 0.76 and 0.64 during the AM, PM, and Saturday peak hours, 
respectively. 
 
Under the future background scenarios, signal timing adjustments were 
made to optimize phase times based on the projected future volumes. 
Existing cycle lengths and flash don’t walk times were maintained. 
 
Subject to the above signal timing changes, the intersection is expected 
to operate as outlined below: 
 

 2027 Horizon: Overall v/c ratios of 0.83, 0.64 and 0.63 in the 
AM, PM and Saturday peak hours, respectively. 

 2042 Horizon: Overall v/c ratios of 0.81, 0.63 and 0.54 in the 
AM, PM and Saturday peak hours, respectively. 

 
Under the future total scenarios, subject to the abovementioned signal 
timing changes, the intersection is expected to operate as outlined 
below: 
 

 2027 Horizon: Overall v/c ratios of 0.89, 0.66 and 0.65 in the 
AM, PM and Saturday peak hours, respectively. 

 2042 Horizon – Scenario A: Overall v/c ratios of 0.96, 0.73 
and 0.61 in the AM, PM and Saturday peak hours, respectively. 

 2042 Horizon – Scenario B: Overall v/c ratios of 0.97, 0.77 
and 0.66 in the AM, PM and Saturday peak hours, respectively. 
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Overall, it is projected that the intersection will continue to operate within 
capacity under future conditions, subject to signal timing adjustments as 
outlined above. The adjustments to Fairview Mall Drive contemplated 
under Scenario B result in comparable operations at this intersection. 
 

9.4.4.7 Parkway Forest Drive Extension / Inner Ring Driveway 

The intersection of Parkway Forest Drive Extension / Inner Ring 
Driveway is an existing unsignalized intersection, located within the Site. 
Under future conditions, a fourth southbound approach and adjustments 
to lane configurations are proposed as part of the development. 
 
The intersection is generally projected to operate with LOS values of E 
or better in all scenarios. The exception to this is in Scenario A for the 
Master Plan Full Build-out (assumed 2042 horizon), where an LOS F is 
projected for the westbound left movement during the PM peak hour. 
Under this scenario, slightly extended delays in the order of 71 seconds 
are projected to occur. Under Scenario B, the adjustments to Fairview 
Mall Drive provide Site traffic with additional options for accessing the 
Site via Fairview Mall Drive when arriving from Sheppard Avenue West, 
and results in decreased projected delays in the order of 55 seconds. 
 

9.4.4.8 Summary 

Subject to some signal timing adjustments as described above, 
signalized intersections within the study area are generally projected to 
continue to operate within capacity under future conditions. The 
exception to this is the Sheppard Avenue East / Highway 404 
Northbound On & Off Ramps / Yorkland Road intersection, which is 
projected to slightly exceed capacity, largely due to the increase of 
volume on left turn movements. However, it is noted that this is 
projected to occur, regardless of any development on the Site, and the 
actual Site impact on the intersection operations is minimal.  
 

Unsignalized intersections within the study area are also generally 
projected to operate within capacity under future conditions. At the 
internal Parkway Forest Drive Extension / Inner Ring Driveway 
intersection for the Master Plan Full Build-out (assumed 2042 horizon), 
slightly extended delays are projected to occur for the westbound left 
turn movement, with an LOS F projected. Delays at this intersection are 
projected to improve with the implementation of the potential 
improvements to Fairview Mall Drive, as a result of providing additional 
options for accessing the Site when arriving from Sheppard Avenue 
West. 
 
Overall, no specific physical mitigation measures are recommended to 
accommodate Site-related traffic. The Fairview Mall Drive improvements 
are not required to accommodate Site development, but would be 
desirable to improve access and circulation options for both the Site and 
the surrounding area neighbourhood. 
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9.5 MULTI-MODAL ASSESSMENT 
9.5.1 Transit 
9.5.1.1 Projected Transit Volumes 

As discussed in Section 9.2.4, the Site is projected to generate in the 
order of 1,355, 1,285, and 940 peak hour transit trips at full build-out 
during the AM, PM and Saturday peak hours respectively. For the Phase 
1 development, the Site is projected to generate in the order of 280, 265 
and 270 peak hour transit trips at full build-out during the AM, PM and 
Saturday peak hours respectively. 
 

9.5.1.2 Transit Review 

A qualitative review of the transit infrastructure located within the vicinity 
of the study area was undertaken and is outlined below. 
 
Availability: 
 

 Review Criteria: 
 

o Higher order transit service is highly available to the 
Site, with stations located in close proximity; and 

o Transit options facilitate City-wide transit accessibility 
with minimal or no transfer required between routes. 

 
 Assessment: 

 
o The Site has excellent access to higher order transit, 

with the Line 4 Sheppard subway available at Don Mills 
Station, located within the Site; 

o The above service provides substantial coverage of the 
City, with subway, streetcar and bus transfers available 
at stations where required; and 

o A number of bus services also operate via Don Mills 
Station. 

 
Access: 
 

 Review Criteria: 
 

o Adjacent or nearby transit stops offer convenient and 
accessible entrance and exit, and do not encourage 
jaywalking activity; and  

o Multiple access points are preferable. 
 

 Assessment: 
 

o A number of entrances are available to Don Mills 
Station and the bus terminal, a number of which are 
accessible, including via Sheppard Avenue East and the 
mall. Access will be available via sidewalks on 
Sheppard Avenue East and the proposed internal 
sidewalks; and 

o Access to at grade bus stops is available via sidewalks, 
with signalized crossing opportunities available for the 
arterial roads at appropriate locations. 
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Capacity: 
 

 Review Criteria: 
 

o There is capacity for the existing transit services to 
accommodate an increase in transit usage; and  

o Where capacity is limited, plans are in place to alleviate 
capacity concerns via service expansion and/or the 
construction of new higher order transit route(s). 

 
 Assessment: 

 
o The Site is projected to generate in the order of 1,355, 

1,285, and 940 peak hour transit trips at full build-out 
during the AM, PM and Saturday peak hours 
respectively. For the Phase 1 development, the Site is 
projected to generate in the order of 280, 265 and 270 
peak hour transit trips at full build-out during the AM, 
PM and Saturday peak hours respectively. It is 
expected that ridership would be monitored over time 
and service adjusted as necessary. 

Operations: 
 

 Review Criteria: 
 

o Bus stops have transit shelters; 
o Surface transit routes are well integrated with general 

traffic network; and 
o Preferably, the Site is functionally integrated with 

adjacent higher order transit station, facilitating 
seamless access to stations. 

 
 Assessment: 

 
o Some bus stops in the area have transit shelters; 
o Bus services in the vicinity of the Site operate in mixed 

traffic; and 
o Don Mills Station and bus terminal are located within the 

Site. 
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9.5.2 Pedestrian 
9.5.2.1 Pedestrian Volumes 

As discussed in Section 9.2.4, the Site is projected to generate in the 
order of 320, 335, and 310 peak hour pedestrian trips at full build-out 
during the AM, PM and Saturday peak hours respectively. For the Phase 
1 development, the Site is projected to generate in the order of 95, 100 
and 95 peak hour pedestrian trips at full build-out during the AM, PM 
and Saturday peak hours respectively. Additional pedestrian trips 
associated with trips to and from transit stops are also projected, as 
outlined in Section 9.5.1.1. 
 

9.5.2.2 Pedestrian Review 

A qualitative review of the pedestrian infrastructure located within the 
vicinity of the Site was undertaken and is outlined below: 
 
Walking: 
 

 Review Criteria: 
 

o Pedestrian facilities are wide enough to allow 
pedestrians to walk and pass comfortably with expected 
pedestrian volumes;  

o Walking paths have minimal and manageable 
interaction with vehicular crossings (i.e. Driveways, 
laneways, etc.); 

o Adequate lighting is provided along pedestrian facilities; 
and 

o Width of sidewalks, walkways, stairs, ramps and other 
pedestrian facilities is maintained during winter/snow 
removal conditions. 

Assessment: 
 

o Sidewalks are provided along both sides of Don Mills 
Road, Sheppard Avenue East and part of Fairview Mall 
Drive in the vicinity of the Site. Sidewalks are generally 
1.5 metres wide, with increased width in the order of 2.1 
metres around key areas such as the Don Mills Station 
entrance; 

o Internal sidewalks around the proposed buildings are 
proposed, with a width of 2.1 metres; 

o There are some vehicular crossings in the vicinity of the 
Site; 

o Lighting is provided along Don Mills Road, Sheppard 
Avenue East and Fairview Mall Drive; and 

o Pedestrian connections are available between Don Mills 
Station and the mall; 

o A direct connection from the retail replacement parking 
level is proposed to the mall. 
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Waiting/Crossing: 
 

 Review Criteria: 
 

o Pedestrian waiting facilities provided at intersections 
should be designed to accommodate the volume of 
pedestrians expected to accumulate between crossing 
cycles and minimize pedestrians’ exposure to hazards; 
and 

o Actuated/callable pedestrian signals are provided at 
signalized crossings. 

o Formal pedestrian crossings are provided at the 
intersections or desired locations of crossing; 

o Formal crossings in the area’s pedestrian network 
provide efficient routes for pedestrians to cross to reach 
desired destinations and discourage jay-walking or 
informal crossings; and 

o Crosswalks are wide enough to accommodate expected 
two-way crossing volumes. 

 
 Assessment: 

 
o Signalized pedestrian crossings are available at a 

number of locations around the mall boundary on 
Sheppard Avenue East, Don Mills Road and Fairview 
Mall Drive; 

o Crosswalks in the vicinity of the Site are generally in the 
order of 3 metres wide; and 

o Distance between signalized pedestrian crossings in the 
vicinity of the Site is generally between 100-300 metres. 

Connecting: 
 

 Review Criteria: 
 

o Pedestrian facilities make up a well-connected network 
providing a high level of area coverage without “gaps” or 
disconnected links in the network; and 

o Pedestrian facilities provide efficient routes between key 
destinations. 

 
 Assessment: 

 
o The area pedestrian network has good connectivity, 

with sidewalks generally provided on both sides of 
streets in the vicinity of the Site; and 

o There is a gap on the south section of Fairview Mall 
Drive. A new sidewalk is proposed on the west side of 
Fairview Mall Drive as part of the Master Plan; 

o Internal connections will be expanded through the 
proposed redevelopment of the Site. 
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Accessible: 
 

 Review Criteria: 
 

o Pedestrian facilities are available to all regardless of 
age or ability and are designed to be accessible, where 
possible, and practical. 

 
 Assessment: 

 
o City of Toronto’s Accessible Pedestrian Signals (APS) 

map indicates that an APS has been installed at the 
Sheppard Avenue East / Parkway Forest Drive / 
Fairview Mall Access and Fairview Mall Drive / 
Godstone Road / Fairview Mall Access intersections, as 
well as the signalized intersections along Don Mills 
Road adjacent the Site; 

o Depressed curbs are generally provided at intersections 
in the vicinity of the Site; and 

o Tactile walking surface indicators are provided at some 
intersections in the vicinity of the Site. 
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9.5.3 Cycling 
9.5.3.1 Cycling Volumes 

As discussed in Section 9.2.4, the Site is projected to generate in the 
order of 35, 20, and 25 peak hour cycling trips at full build-out during the 
AM, PM and Saturday peak hours respectively. For the Phase 1 
development, the Site is projected to generate in the order of 10, 5 and 
10 peak hour cycling trips at full build-out during the AM, PM and 
Saturday peak hours respectively. 
 

9.5.3.2 Cycling Review 

A qualitative review of the bicycle infrastructure located within the vicinity 
of the Site was undertaken and is outlined below: 
 
Bicycle Parking/Sharing: 
 

 Review Criteria: 
 

o The Site must have an adequate bicycle parking supply, 
inclusive of short-term bicycle parking that is located in 
highly visible and publicly accessible locations. 

o Bike Share Toronto facilities can be conveniently 
located on-Site or in close proximity; bike sharing is 
especially preferable adjacent to, or located in close 
proximity to, higher order transit stations. 

 
 Assessment: 

 
o The proposed bicycle parking provision satisfies the 

requirements of Toronto Green Standards. 

Connecting: 
 

 Review Criteria: 
 

o It is beneficial if the Site is well-connected as part of the 
City of Toronto’s cycling network via infrastructure that 
is safe, convenient, and has high capacity; and 

o Protected bike lanes (i.e., cycle tracks) and multi-use 
paths are preferable in this regard. 

 
 Assessment: 

 
o Nearby cycling infrastructure includes on-street shared 

cycling connections provided along Shaughnessy 
Boulevard and Van Horne Avenue. The Upper Don Trail 
is located adjacent to Leslie Street, approximately 1.5 
kilometres west of the Site; and 

o Future bicycle lanes are proposed on Sheppard Avenue 
East adjacent the Site. 

 
Support: 
 

 Review Criteria: 
 

o Bicycle repair stations provided on-Site are an amenity 
that adds convenience to local cycling; and 

o At local buildings, important information regarding 
cycling routes, amenities, and safety tips should be 
shared to spread awareness and to promote cycling. 

 
 Assessment: 

 
o An on-site bicycle repair station is proposed as part of 

the development.  
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10.0 TRANSPORTATION DEMAND 
MANAGEMENT 

10.1 MOBILITY CHOICE TRAVEL PLAN 
The location of the site and its surrounding uses greatly influences the 
success of a Mobility Choice Travel Plan. The purpose of the Mobility 
Choice Travel Plan is to guide the provision of viable alternative 
personal transportation options beyond the single-occupant, private 
automobile. This plan intends to support the proposed development by 
outlining Transportation Demand Management (TDM) measures and the 
suite of strategies under consideration to promote the use of more active 
and sustainable transportation modes; respond to the mobility needs of 
residents, employees and visitors of the site; and to reduce the overall 
dependence on the private automobile. 
 
The existing and future site context provides for frequent public transit 
services and good active transportation connectivity. While strong 
opportunities exist in the area infrastructure to accommodate 
sustainable transportation practices, the ability to fully leverage these 
opportunities is granted by the success of the implementation of the 
Mobility Choice Travel Plan. 

Four specific objectives define the policy framework for the Mobility 
Choice Travel Plan: 
 

 Encourage the use of alternate travel modes (transit, cycling, 
walking); 

 Increase vehicle occupancy; 
 Shift travel to off-peak periods; and 
 Reduce vehicle kilometres travelled. 

 
A detailed Mobility Choice Travel Plan will be developed and secured 
through the approvals process in consultation with the City of Toronto. 

10.2 ORGANIZATIONAL FRAMEWORK 
The four broader objectives can be organized within the following 
categories: 
 

 Encourage Transit Use;  
 Encourage and Facilitate Bicycle Use; 
 Enhance Pedestrian Access and Walkability; 
 Facilitation of Reduced Car Ownership and Usage; 
 Vehicular Parking Supply and Management; 
 Land Use and Building Infrastructure; and 
 Coordination, Communication, and Promotion. 

 
Measures from the Mobility Choice Travel Plan will be incorporated into 
the proposed development to minimize the need to own a personal 
vehicle or use an automobile when travelling to and from the site. It is 
important to encourage and facilitate the use of non-automobile travel 
modes on a daily basis. 
 
The Mobility Choice Travel Plan will be the over arching TDM strategy 
for the Site that will be pursued through the development of the master 
plan, with each phase containing a variety of specific TDM measures. 
The proposed TDM strategies along with their overall intent are set out 
in Table 31.  
 

For each phase, it is expected that the specific TDM strategies will be 
tailored for each phase through the Zoning By-law and/or Site Plan 
approvals process. In this regard, a proposed detailed TDM 
implementation plan for Phase 1 is set out in Section 10.3.   
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TABLE 31 POTENTIAL MOBILITY CHOICE TRAVEL PLAN STRATEGIES 
LA

N
D

 U
SE

 IN
TE

G
R

A
TI

O
N

 
 

Intent: 
Reduce reliance on privately owned vehicle 
A mixed-use development provides several uses that allow 
people to meet a variety of their needs on the site. These local 
land uses provide a level of convenience that reduces the need 
to travel far off-site for typical daily activity.  

Context: 
 The Site is located in a mixed-use area, comprising residential and 

retail and services, primarily located within the mall itself, including 
retail, dining, recreation and other commercial uses. 

 
Mobility Strategies to be Pursued through Master Plan: 
 The proposed development is located directly adjacent to CF Fairview 

Mall which provides access to a wide variety of retail, food, and 
service uses that will reduce the need to drive to access these 
services. 

 There is also a public library in close proximity to the site. 

TR
A

N
SI

T 
U

SE
 

 

Intent: 
Encourage Transit Use 
Support for and the promotion of the use of area transit services 
for both short and long-distance travel by residents, visitors, and 
employees will reduce the overall use of a vehicle and the need 
to own one.  

Context: 
 Don Mills Station is located with the Site boundary, which provides 

access to the Line 4 Sheppard subway line. 
 The site is also well-served by bus services operating through Don 

Mills Station. 
 
Mobility Strategies to be Pursued through Master Plan: 
 A transit information screen may be provided in the residential lobbies 

where in proximity to transit. 
 Provide new/improved connections to the CF Fairview Mall TTC 

entrances during redevelopment. 
 At first occupancy, provide new residents or units, and employees, 

with a pre-loaded Presto card. 
 At first occupancy, provide new residents and employees with a transit 

information package detailing available services in the area. Display in 
the residential lobbies. 
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B
IC

YC
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A

C
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S 

 

Intent: 
Encourage Bicycle Use 
Provide cycling infrastructure within new development that 
supports and promotes cycling as a convenient and viable travel 
alternative to the personal automobile.  

Context: 
 Nearby cycling infrastructure includes on-street shared cycling 

connections provided along Shaughnessy Boulevard and Van Horne 
Avenue. The Upper Don Trail is located adjacent to Leslie Street, 
approximately 1.5 kilometres west of the Site. 

 Future bicycle lanes are proposed on Sheppard Avenue East adjacent 
the Site. 

 
Mobility Strategies to be Pursued Through Master Plan: 
 Provide a bicycle parking provision which meets or exceeds Toronto 

Green Standard requirements. 
 Provide a minimum of one bicycle repair station adjacent to long term 

bicycle parking within each residential building 
 Provide a new cycling multi-use trail along Fairview Mall Drive along 

the east side of the site to link together new park spaces and planned 
future cycling facility on Sheppard Ave East. 

 At first occupancy, provide new residents and employees with a 
cycling information package detailing available routes in the area. 
Display in the residential lobbies. 
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D
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Intent: 
Encourage Pedestrian Use 
A high-quality, safe, connection between the site and transit 
stations / stops, cycling network, and public street system 
encourages residents, employees and visitors to travel around 
the site area without a vehicle. 

Context: 
 Sidewalks and signalized crossing opportunities facilitate pedestrian 

connectivity in the area. Pedestrian access is also available through 
the mall. 

 Direct connections are available between the mall and Don Mills 
Station. 

 
Mobility Strategies to be Pursued Through Master Plan: 
 Provide new sidewalks and crosswalks within each phase that 

improve the quality and safety of pedestrian routes within that area of 
the site.  

 Provide a new sidewalk on Fairview Mall Drive along the east side of 
the site with improved public realm to provide a high-quality pedestrian 
connection on the east side of the site to Sheppard Ave East. 

 Provide a direct pedestrian connection between each phase and 
Fairview mall to connect residents to the retail amenities 

 At first occupancy, provide new residents and employees with a 
pedestrian information package detailing available routes in the area. 
Display in the residential lobbies. 
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 Intent: 

Reduce reliance on privately owned vehicle 
Reduced parking provisions encourages residents, visitors and 
employees to re-consider the use or ownership of a vehicle. 

Context: 
 The Site is well placed to support reduced parking provisions, with 

excellent access to higher order transit services and active 
transportation infrastructure. The Site is located in a highly walkable 
area and is in proximity to substantial retail, dining, recreation and 
other commercial uses within the mall itself. 

 
Mobility Strategies to be Pursued Through Master Plan: 
 For mall / retail parking, replace surface mall parking over time and 

reduce overall mall parking supply where possible within the context of 
maintaining contractual lease obligations to tenants. 

 For residential parking consider implementing parking maximums in 
site specific by-laws for each phase, as appropriate based on 
proximity to transit. 

 For residential parking provide a resident parking supply that is at or 
below the estimated demand for parking for each phase.  

 Where parking is provided for residents, unbundle parking costs from 
residential unit sale / tenant lease. 

C
A

R
-S

H
A

R
E 

 Intent: 
Reduce reliance on privately owned vehicle 
Car-share programs provide “on-demand” access to a fleet of 
vehicles located on the site. The convenience and easy access 
reduces the need to own a personal vehicle, and also 
encourages the use of other non-automobile commuting 
methods. 

Context: 
 Car share operators in the City of Toronto include Zipcar, Enterprise 

CarShare and Communauto. 
 There are a number of existing car share pods in the vicinity of the 

Site, with the nearest operated by Zipcar and located within the Site 
itself. 

 
Mobility Strategies to be Pursued Through Master Plan: 
 Provide a minimum of 2 new publicly accessible car share spaces 

within or adjacent to each phase of development.  
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10.3 PHASE 1 TDM IMPLEMENTATION PLAN 
The specific TDM strategies that will be pursued through Phase 1 of the intensification of Fairview Mall. This implementation plan represents the 
preliminary plan developed for the Zoning By-law amendment for Phase 1 and the details of the TDM implementation will be confirmed through the 
subsequent SPA for Phase 1. 
 

TABLE 32 PHASE 1 TDM CHECKLIST 

TDM Measure Detail Responsibility Implementation 

Presto Cards A one-time pre-loaded PRESTO card of $25 to be issued to staff and per unit of 
the facility when the facility opens.  

Residential 
Developer 

Presto Cards purchased and distributed 
by the developer at occupancy 

Communication 
Strategy to Deliver 
Presto Cards 

Information and Presto cards to be provided as part of staff on-boarding process. 
Mobility information (transit maps, GO Schedules, cycling maps) will be provided 
to staff as part of onboarding package. 

Residential 
Developer 

Residential Developer to distribute to 
staff as part of hiring of initial staff 

complement. 

Pedestrian 
Connections 

Provide new attractive pedestrian sidewalks adjacent to new development that 
significantly improve the quality of pedestrian connections for mall users walking 
from Sheppard. This includes the provision of a new grade separated stair 
connection from external TTC entrance on Sheppard Ave to the Upper Level Mall 
entrance which will pass through a proposed new pedestrian plaza managed and 
programmed by Cadillac Fairview. 

Residential 
Developer / 

Cadillac Fairview 

Secured through Phase 1 site plan 
agreement. Details provided through Site 

Plan process. 

Pedestrian 
Connections to 
Transit  

Improvements to pedestrian access to TTC East entrance to Don Mills Station 
undertaken as part of Phase 1 including providing new landscaped zone across 
from TTC PPUDO entrance. Provision of new sidewalks connecting to transit. 

Residential 
Developer 

Secured through Phase 1 site plan 
agreement. Details provided through Site 

Plan process. 

Bicycle Parking / 
Shelter 

Long term and short term bicycle parking provided within site that meets or 
exceeds Toronto Green Standard requirements   Residential 

Developer 

Secured through Phase 1 site plan 
agreement. Details provided through Site 

Plan process. 

Bicycle Repair 
Station 

Provide one bicycle repair station within each proposed residential building (for a 
total of 3 repair stations). Stations to be provided in proximity to a long term 
bicycle parking location. 

Residential 
Developer N/A 

Car Share Parking Provide a minimum of 2 publicly accessible car-share parking spaces adjacent to 
Phase 1 redevelopment within mall retail parking area adjacent to TTC PPUDO 
parking.  

Cadillac Fairview 
Secured through site plan amendment 

for Mall property undertaken when Phase 
1 proceeds 

Unbundling Parking Provide unbundled parking, with parking spaces to be purchased/rented 
separately. 

Residential 
Developer 

Implemented through rental / purchase 
agreements with residents in Phase 1. 

Reduce Residential 
Parking 

Provide residential parking at or below estimated demand for vehicular parking. Residential 
Developer 

Secured through proposed minimum and 
maximum parking requirements in site 

specific Zoning By-law for Phase 1 
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10.4 REDUCTION TO SINGLE-OCCUPANT 
AUTO VEHICLE TRIPS – PHASE 1 

Toronto Green Standards Version 3 requires that single occupancy auto 
vehicle trips generated by the proposed development be reduced by 15 
per cent through a variety of multimodal infrastructure strategies and 
TDM measures. 
 
It should be noted that the effectiveness of individual TDM measures 
can vary upon a number of factors, including site location, site context 
and which other TDM measures which are being implemented.  
 
In the context of the latter, TDM measures should be considered to work 
together as a cohesive unit. For example, in some cases the 
effectiveness of some TDM measures on their own may be limited, but 
in tandem with additional TDM measures, their effectiveness can be 
increased. As such, this section estimates how the TDM suite as a 
whole may effect change to transportation modes to and from the site. 
 
The TDM measures adopted for the Phase 1 development have been 
categorized as encouraging alternative transportation modes, such as 
transit, bicycle and walk or as reducing reliance on a privately owned 
vehicle. As outlined above, these measures are expected to work 
together to effect change, with the alternative transportation mode 
incentives helping to provide a viable alternative to single occupancy 
vehicles. Table 33 provides an estimate of how the required 15% 
reduction to single occupancy vehicles could potentially occur, with the 
relevant TDM measures listed against each transportation mode. 
 
 
 
 
 

TABLE 33: POTENTIAL MODE SHIFTS RESULTING FROM TDM 
 MEASURES – PHASE 1 

Mode Existing 
Mode 
Split1 

Projected 
Mode 
Shift 

Projected 
Site 

Mode 
Split 

Relevant TDM 
Measures 

Auto 
Driver 37% -6% 

31% 
(15% 

reduction 
from 

existing) 

 Car share 
provision 

 Unbundled 
residential parking 

 Reduce residential 
parking 

Auto 
Passenger 14% - 14% - 

Transit 35% +2% 37% 

 Pre-loaded Presto 
cards 

 Transit information 
package 

Walk 0% +2% 2% 

 Pedestrian 
information 
package 

 Pedestrian 
connections 

Cycle 14% +2% 16% 

 Bicycle information 
package 

 Bicycle parking 
 Bicycle parking 

repair station 

Total 100%  100%  
Notes: 
1. Residential inbound mode split  
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11.0 SUMMARY AND CONCLUSIONS 
Overview 
 

1. BA Group is retained by The Cadillac Fairview Corporation 
Limited (herein referred to as the “Applicant”) to provide 
transportation consulting services as part of the proposed 
redevelopment of the Site, identified municipally as 1800 
Sheppard Avenue East. 

 
2. The application contemplates an Official Plan Amendment 

(OPA) for a Master Plan on the entirety of the Site, and a Zoning 
By-law Amendment (ZBA) for the Phase 1 lands, located at the 
south end of the Site opposite Parkway Forest Drive. 

 
The Site 
 

3. The Site is currently occupied by CF Fairview Mall, a large 
indoor shopping centre consisting of 835,510 square feet 
(77,621 square metres) of gross leasable area (GLA).  

 
4. The Site is serviced by surface and multi-level parking located 

around the outside of the mall building. 
 

5. Don Mills Station, operated by the TTC, is located in the 
southwest corner of the Site, below grade, with an underground 
pedestrian connection to the mall.  

 
6. Parking for TTC employees and a passenger pick up/drop off 

(PPUDO) facility is located within the abovementioned existing 
Site parking. 

 

7. The Phase 1 lands are primarily occupied by existing Site 
parking and circulation roads located at the south end of the 
Site. 

 
8. Site access is currently available to Sheppard Avenue East, Don 

Mills Road and Fairview Mall Drive, including a number of 
signalized accesses. 

 
9. The existing parking provision across the Site is in the order of 

4,519 spaces. Existing loading bays are located in a number of 
locations on the outside of the mall building. 

 
Proposed Master Plan 
 

10. The Fairview Mall Master Plan establishes a comprehensive 
vision for the Site. It supports the redevelopment of the surface 
parking lots surrounding the existing shopping centre by 
proposing a mix of land uses including office/commercial, 
residential, retail, and new recreational park space. 

 
11. The Master Plan proposes a total of 12 new towers, including 7 

at the south end of the Site and 5 at the north end of the Site. 
Development is intended to occur across 4 phases, with Phase 
1 located adjacent Don Mills Station. 

 
12. Proposed land use includes in the order of 4,700 residential 

units and 40,000 square metres of non-residential gross floor 
area (GFA). 

 
13. Internal circulation roads are proposed to remain partially 

consistent with existing conditions, however modifications will be 
made to respond to the proposed built form where appropriate. 
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14. Car parking is proposed to be provided below grade, and will 
include parking for the proposed uses, in addition to some 
replacement parking for existing mall parking being removed as 
part of the development. 

 
15. Pedestrian routes and infrastructure within the Site will be 

formalized, with a focus on access around the proposed 
buildings and the existing mall building. 

 
16. Modifications are also proposed to Fairview Mall Drive to allow 

northbound through movements at the Highway 404 ramps and 
provide a sidewalk on the south section. 

 
Phase 1 Development 
 

17. Phase 1 of the proposed development contemplates the 
construction of three towers varying from 38-58 storeys on the 
Phase 1 lands, located at the south end of the Site. 

 
18. Proposed land use includes 1,416 residential units (including 

866 condominium units and 550 rental units) and 539 square 
metres of retail. 

 
19. Existing internal circulation roads within the Phase 1 lands are 

proposed to be modified slightly, including consolidation of 
intersections and removal of the existing sweeping right turn 
lane at the signalized access to Sheppard Avenue East. 

 
20. Vehicle access to proposed buildings is planned from the 

internal circulation roads. 
 

21. A total car parking provision of 1,234 spaces (including 36 
barrier free spaces) is proposed across five underground levels. 
The first underground level will comprise 243 parking spaces 

which will serve as retail replacement parking. The remaining 
underground levels will comprise a total of 991 parking spaces 
for residential use. 

 
22. In the order of 512 existing retail parking spaces will be removed 

as part of the Phase 1 development. The resulting net loss to 
existing mall parking is 269 spaces. 

 
23. The existing TTC pick up / drop off facility will remain generally 

in its current location, albeit the layout will be reconfigured. 
Access is proposed to remain via the New Private Driveway. 

 
24. Sidewalks and crosswalks are proposed around the proposed 

buildings. 
 
Existing Mall Parking 
 

25. In accordance with City of Toronto By-law 818-2003, which 
amends the Former City of North York By-law 7625 with respect 
to the Site, the mall has a requirement to provide 3,461 car 
spaces. 

 
26. As the phases are built out, the number of parking spaces for 

the exiting mall will decrease. The overall strategy for the mall 
parking within the master plan is to maintain a minimum 
provision of 3,342 spaces, based on a rate of 4 spaces per 
1,000 square feet GLA (4.3 spaces per 100 square metres 
GLA). 

 
27. Specific to Phase 1, the resulting mall car parking provision is 

4,250 spaces, which satisfies the minimum provision of 3,342 
spaces outlined above as well as the by-law requirement of 
3,461 spaces.  
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Phase 1 Car Parking 
 

28. The site is subject to the vehicular parking standards of the 
Former City of North York By-law 7625, which has a 
requirement for the Phase 1 development of 2,143 parking 
spaces, including 1,770 spaces are for residents, 354 spaces for 
visitors and 19 spaces for the retail use. 

 
29. Application of City of Toronto Zoning By-law 569-2013 Policy 

Area 3 rates to the Phase 1 development requires the provision 
of a minimum of 1,265 parking spaces, of which 1,119 spaces 
are to be allocated for residents, 141 spaces are to be allocated 
for visitors and 5 spaces are to be allocated for the retail. 

 
30. By-law 89-2022 was recently published to amend Zoning By-law 

569-2013 which eliminates minimum parking requirements for 
most land uses, city-wide, replacing them with maximum parking 
standards. By-law 89-2022 is currently under appeal. 

 
31. Application of City of Toronto By-law 89-2022 would result in a 

minimum of 40 spaces, including 16 visitor spaces and 24 
accessible spaces. 

 
32. It is proposed to provide a minimum of 2 publicly accessible car-

share parking spaces within the mall retail parking area adjacent 
to the TTC PPUDO parking and the Phase 1 development. 

 
Proposed Phase 1 Parking Rates 
 

33. Given the recent change in policy at the City of Toronto 
following the release of By-law 89-2022 and based on the 
transit-supportive nature of the proposed development, recent 
parking approval trends, observed parking demands at similar 
developments, expected residential travel characteristics and 

TDM objectives of the proposal, it is considered appropriate to 
consider Site specific maximum parking rates as follows: 

 
 Resident parking 

o No minimum 
o Maximum 0.6 spaces per bachelor unit 
o Maximum 0.7 spaces per 1-bedroom unit 
o Maximum 0.9 spaces per 2-bedroom unit 
o Maximum 1.0 spaces per 3-bedroom unit 

 Residential visitor parking 
o Minimum 2 spaces plus 0.01 spaces per unit 
o Maximum 0.1 spaces per unit 

 Retail parking 
o No minimum 
o Maximum 1.0 spaces per 100 square metres 

 
34. For the Phase 1 development, it is proposed that barrier free car 

parking be provided in accordance with City of Toronto By-law 
89-2022, which results in a requirement for 24 accessible 
spaces. 

 
35. The proposed vehicle parking supply for the Phase 1 

development satisfies the above rates. 
 

36. The proposed EVSE parking provision for the Phase 1 
development will satisfy the requirements of Toronto Green 
Standards. 
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Phase 1 Bicycle Parking 
 

37. The proposed Phase 1 development includes the provision of 
1,069 bicycle spaces, including 963 resident spaces, 100 
resident visitor spaces, 1 long-term retail space and 5 short-term 
retail spaces, which satisfies the requirements of City of Toronto 
Zoning By-law 569-2013 and Toronto Green Standards. 

 
Phase 1 Loading 
 

38. The site is subject to the loading standards of the Former City of 
North York By-law 7625, which has a requirement to provide 2 
loading spaces measuring 11 metres long and 3.6 metres wide, 
with a vertical clearance of 4.2 metres. 

 
39. Application of City of Toronto Zoning By-law 569-2013 to the 

Phase 1 development requires the provision of 1 Type G space, 
1 Type B space, and 1 Type C space. 

 
40. The proposed loading provision exceeds the requirements of 

both Former City of North York By-law 7625 and City of Toronto 
Zoning By-law 569-2013, noting that Type G spaces are larger 
than Type B spaces. 

 
Site Multi-Modal Forecasts 
 

41. The analysis undertaken considers two study horizons, 
representing full build-out of the Phase 1 development 
(assumed for the purpose of analysis to be a horizon year of 
2027), and the full build-out of the Master Plan (assumed for the 
purpose of analysis to be a horizon year of 2042), respectively. 

 
42. The first phase of the development, with anticipated buildout by 

2027, will result in a total of 710 two-way person trips during 

each of the AM, PM and Saturday peak hours. These forecasts 
are inclusive of 250, 255 and 255 two-way vehicle trips during 
the AM, PM and Saturday peak hours respectively. 

 
43. The full buildout of all four phases of the development, assumed 

for the purposes of analysis as a 2042 time horizon, will result in 
a total of 2,890, 2,855, and 2,420 two-way person trips during 
the AM, PM and Saturday peak hours respectively. These 
forecasts are inclusive of 895, 900 and 865 two-way vehicle 
trips during the AM, PM and Saturday peak hours respectively. 

 
Traffic Volumes and Operations 
 

44. A single base scenario was undertaken for the traffic analysis 
associated with existing conditions, future background 
conditions and future total conditions in the 2027 horizon year. 

 
45. For future total conditions in the 2042 horizon year, two analysis 

scenarios were undertaken as follows: 
 

 Scenario A: Assumes no physical changes to the existing road 
network external to the Site; and 

 Scenario B: Assumes modifications to Fairview Mall Drive that 
allow northbound through movements at the Fairview Mall Drive 
/ Highway 404 Southbound On and Off Ramps / Fairview Mall 
Access intersection, as contemplated to potentially be 
constructed with the build-out of the Master Plan. 

 
46. Subject to some signal timing adjustments, signalized 

intersections within the study area are generally projected to 
continue to operate within capacity under future conditions.  

 
47. The exception to the above is the Sheppard Avenue East / 

Highway 404 Northbound On & Off Ramps / Yorkland Road 
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intersection, which is projected to slightly exceed capacity, 
largely due to the increase of volume on left turn movements. 
However, it is noted that this is projected to occur, regardless of 
any development on the Site, and the actual Site impact on the 
intersection operations is minimal. 

 
48. Unsignalized intersections within the study area are also 

generally projected to operate within capacity under future 
conditions.  

 
49. At the internal Parkway Forest Drive Extension / Inner Ring 

Driveway intersection for the Master Plan Full Build-out 
(assumed 2042 horizon), slightly extended delays are projected 
to occur for the westbound left turn movement, with an LOS F 
projected. Delays at this intersection are projected to improve 
with the implementation of the potential improvements to 
Fairview Mall Drive, as a result of providing additional options 
for accessing the Site when arriving from Sheppard Avenue 
West. 

 
50. Overall, no specific physical mitigation measures are 

recommended to accommodate Site-related traffic. The Fairview 
Mall Drive improvements are not required to accommodate Site 
development, but would be desirable to improve access and 
circulation options for both the Site and the surrounding area 
neighbourhood. 

 
Multi-modal Assessment 
 

51. The Site has excellent access to transit, with the Line 4 
Sheppard subway service available via Don Mills Station, which 
is located within the Site. A number of bus routes are also 
available at Don Mills Station. 

 

52. Infrastructure comprises existing or planned sidewalks generally 
along roads in the area, with signalized intersections providing 
crossing opportunities. Internal connections are provided 
between the mall and Don Mills Station and further internal 
connections will be expanded through the proposed 
redevelopment of the Site. Distance between signalized 
intersections in the vicinity of the Site is generally in the order of 
100-300 metres. 

 
53. Nearby cycling infrastructure includes on-street shared cycling 

connections provided along Shaughnessy Boulevard and Van 
Horne Avenue. The Upper Don Trail is located adjacent to 
Leslie Street, approximately 1.5 kilometres west of the Site. 
Future bicycle lanes are proposed on Sheppard Avenue East 
adjacent the Site. The proposed development includes on-Site 
bicycle parking provision and bicycle repair station. 

 
Transportation Demand Management 
 

54. A Mobility Choice Travel Plan has been prepared which strives 
to reduce automobile use. 

 
Overall 
 

55. Overall, the Project is appropriate based on urban transportation 
principles and can be appropriately accommodated. 
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APPENDIX A:
  
Master Plan (Not to Scale) 
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APPENDIX B:
  
Phase 1 Plans (Not to Scale) 
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