10.0 SUMMARY AND CONCLUSIONS

BA Group has been retained by Midtown-Yonge Properties to undertake a transportation assessment for a
proposed residential / mixed-use redevelopment at 1-13 St. Clair Avenue West near the Yonge & St. Clair
intersection in Toronto. The following provides a summary overview of the study findings of our assessment of
the transportation-related aspect of the proposed development.

The Site Today and Context

1. The redevelopment site is located on the southwest corner of the Yonge Street / St. Clair Avenue West
intersection. The site is bounded by 15 St. Clair Avenue West to the west, Yonge Street to the east, St.
Clair Avenue West to the north, and 1456 Yonge St. to the south.

2. The site is well served today by several Toronto Transit Commission (TTC) transit services located in the
vicinity of the site, including the Yonge — University — Spadina subway line (Line 1), 512 St. Clair Avenue
streetcar service, and three bus services.

3. There is no vehicular access for the site in the existing situation and there is no parking as well.

4. There are no formal loading areas provided on the site today for the existing retail and office uses on site.
All loading activities occur on an informal basis either on-street.

Proposed Development

5. A mixed-use building and residential tower are proposed on the site which incorporates a total of 340
residential units, approximately 882 m? of retail area, and 7,040 m? of office area.

6. The redevelopment site is a mixed-use tower with residential, office, and retail uses. The preliminary plan
for the site includes 49 storeys, approximately 340 residential units within 26,270 m?, and will retain the
existing office uses on the site. Two basement floor comprising 24 parking spaces is proposed (12 spaces
per floor).

7. A total of 24 parking are provided within the proposed underground parking lot. The parking within the
building will be accessed via an elevator and will be managed by a mechanical system.

8. Loading for the proposed development will primarily be accommodated within proposing a new Type G
loading area on the ground level of the building. The proposed loading area will accommodate the loading
activity associated with residential and non-residential uses. The loading space can be accessed directly
through St. Clair Ave W.

9. Atotal of 381 bicycle parking spaces (323 long-term spaces, 58 short-term spaces) will be provided within
the first level (P1) of the underground parking, ground level, level 3, and level 12.
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Vehicular Parking Considerations

10. Application of the requirements of the City of Toronto Zoning By-law 569-2013 requires the provision of a
minimum of 335 spaces of which 261 spaces are required for resident/tenant uses and 74 spaces for non-
resident spaces (for the use of resident visitors, retail, and office uses). The effective resident parking
requirement rate per Zoning By-law 569-2013 is 0.77 spaces per unit.

11. Parking analysis undertaken by BA Group indicates that Zoning By-law 569-2013 overstates the parking
needs for residents for an urban sub-way accessible site in Toronto. As such a reduced parking standard
is proposed for the development given the transit and pedestrian context of the site.

12. A total of 24 parking spaces are allocated for residential uses. This is less than the requirements of the
City of Toronto Zoning By-law 569-2013 parking standard, but TDM measures are suggested to facilitate
travelling by transit, walking and cycling. These measures will provide alternatives to parking a car on-site
for the portion of trips that require the use of a private automobile.

13. Based on the foregoing the proposed parking supply provisions are appropriate and will meet the needs
of the development proposal recognizing the site transportation context and the rental nature of the
proposed residential units.

Loading Considerations

14. No formal loading spaces are provided on the site today, serving the existing office and retail facilities.
Loading occurs on the area street system.

15. To accommodate loading associated with the proposed site, a Type G loading space for the new
proposed residential units will be provided at the ground level to accommodate both the residential and
the non-residential (Offices and Retails) uses. It is understood that the non-residential activities occurring
in the development require an additional loading facility. But in comparison to what is going on now in the
existing situation (on-street waste collection for existing offices and retails), the waste collection is
improved by sharing the Type G facility with the non-residential uses and having all the waste collected
inside the building instead.

Bicycle Parking Facilities

16. Application of the Toronto Green Standards Version 3.0 for Zone 1 (Tier 1) bicycle parking standards to
the newly constructed areas of the development requires a minimum of 381 bicycle parking spaces on the
site (323 long term spaces and 58 short term spaces).

17. Itis proposed to provide a total bicycle parking supply of 381 bicycle parking spaces (including 323 long
term, and 58 short term spaces) are provided to service the bicycle parking demands for the proposed
development. The current proposal incorporates all bicycle parking spaces located with the first level (P1)
of the underground parking, ground level, level 3, and level 12.

18. The proposed bicycle parking supply meets the requirements outlined in Toronto Green Standards for
Zone 1 (Tier 1). Therefore, the supply will adequately support the proposed development as planned.
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Pick-Up / Drop-Off Considerations

19. The vehicular access will be used for pick-up/drop-off purposes and vehicles can use the space of the
loading turning table to do a three-point turn on their outbound way. The building management will
coordinate the schedule of the waste / receiving to ensure that the activity within the PUDO area does not
conflict with the loading operations.

Transportation Demand Management (TDM)

20. A detailed Mobility Choice Travel Plan will be developed and secured through the site plan approvals
process in consultation with the City of Toronto. Proposed TDM strategies that will be considered /
proposed include:

e provision of a mixed-use development;

e provision of car-share parking space(s);

e provision of travel information including possible real-time travel information displays;
e provision of reduced vehicular parking standards;

e provision of increased bicycle parking supply (i.e. meeting Tier 1 TGS standards); and
e provision of improved pedestrian walkways and sidewalks.

Multi-Modal Travel Demand Assessment

21. Travel demand assessment for the site has been developed for each component used with a person trip
generation methodology that applies person occupancy, modal split, the direction of travel, and time of
travel assumptions obtained from the Transportation Tomorrow Survey (TTS) and data collection studies
conducted by BA Group.

22. The following volumes of trips are estimated to be generated by the proposed development:

PM Peak Hour

AM Peak Hour

Parameter
Inbound

Total

Transit 98 52 150 110 27 137
Auto-Driver 3 8 11 7 4 11
Auto-Passenger 7 8 15 9 2 11
Walk 24 28 52 38 22 60
Cycle 14 6 20 15 2 17
Total 146 102 148 179 57 236

Pedestrian Travel Assessment

23. The number of two-way pedestrians generated by the site amount to approximately 52 in the morning
peak period and 60 in the afternoon peak period.

24. The sidewalks adjacent to the site currently operate with a level of service (LOS) of A-B during the
morning and afternoon peak hours. With the addition of site pedestrian traffic, the sidewalks will continue
to operate well with a LOS of A to B.
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25. The estimated pedestrian impact to site adjacent sidewalks is an additional 40-50 pedestrians during the
peak hours. Overall the operations of the sidewalk will improve as the development proposes building
setbacks along St. Clair Ave W and Yonge Street which will increase sidewalk widths adjacent to the site
three times the existing sidewalk.

Cyclist Travel Assessment

26. The number of two-way cyclists generated by the site amount to approximately 20 in the morning peak
period and 17 in the afternoon peak period.

27. The additional cyclist trips generated by the proposed development in the morning and afternoon peak
hours are expected to have a minimal impact on operations at the study area intersections and it can be
accommodated by the recently installed bike lanes on Yonge Street.

Vehicular Traffic Volumes

28. The development is expected to generate in the order of 11 and 11 new two-way vehicle trips in the
morning and afternoon peak hours respectively. These additional trips are expected to have a minimal
impact on the existing road network.

Overall

29. The proposed parking supplies provided as part of the development plan are considered to be appropriate
and will accommodate the parking demand needs of the proposed building.

30. The proposed loading supply and distribution are appropriate and will accommodate the loading demands
generated by the proposed building and the manoeuvering needs of the vehicles that will undertake
deliveries to the property and garbage and recycling collection for the proposed residential and non-
residential uses of the development, as well as the existing office buildings.

31. The bicycle parking supply is appropriate and will accommodate the bicycle parking demands generated
by the proposed building.

32. New trips generated by the proposed development can be accommodated by the existing transportation
network without the need for improvements.

33. The proposed development as planned is, based on the above, appropriate from a transportation
perspective.
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APPENDIX A:
Reduced Scale Architectural Plans
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