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December 13, 2018 
 
Kristy Shortall, MCIP, RPP 
Vice President of Development and Planning 
11 Yorkville Partners Inc. 
2300 Yonge Street, Suite 807 
Toronto, ON 
M4P 1E4 
 
Dear Ms Shortall: 
 
Subject:  Response to Comments from the City of Toronto  

11-21 Yorkville, Toronto, ON 
 

WSP Canada Group Ltd. (WSP) was retained by 11 Yorkville Partners Inc. to undertake a Traffic Impact 
Study (TIS) Addendum in support of your municipal application for a proposed mixed-use development 
between Yorkville Avenue and Cumberland Street west of Yonge Street. WSP prepared the original TIS 
dated March 23 2018. Since then, comments were received from Planning and Urban Design in September 
2018, and Development Engineering at the City of Toronto in October 2018, and. This addendum addresses 
the transportation-related comments from both the City Divisions. The latest site plan has 670 residential 
units and 3293 m2 of retail Gross Floor Area (GFA), compared to the previous site plan with 716 units and 
4,664 m2 of retail GFA.   

PLANNING AND URBAN DESIGN COMMENTS – SEPTEMBER 18, 2018 

Provide required bicycle parking for retail users (i.e. 17 spaces) 

An updated bicycle parking review was conducted to ensure that the bicycle parking provided meets the 
City’s Zoning By-Law 569-2013 requirements. Bicycle parking is to be provided as per Bicycle Zone 1. 
Previously, no bicycle parking was provided for the retail portions of the site, which the updated site plan 
now does. Please see Table 1 for the bicycle parking requirement and the corresponding supply. 

Although the Zoning By-Law standards require 20 retail spaces based on the latest GFA, the Planning and 
Urban Design comments asked for 17 retail bicycle parking spaces when the GFA for the retail was greater 
than that which is currently proposed. As well, the retail bicycle parking rates are based upon Interior Floor 
Area (IFA), but we are using GFA in our calculations. Thus, we believe that 17 bicycle parking spaces for 
both short and long-term retail users will be sufficient. 

Table 1 Bicycle Parking Requirements and Supply with Updated Site Statistics 

Building 
Component 

Area (m2) 
or Units 

Bicycle Parking 
Requirements 

Bicycle Parking 
Spaces Required 

Bicycle Parking 
Spaces Provided 

Residential Long-
term 

670 units 0.9 spaces/unit 603 603 

Residential Short-
term Visitor 

670 units 0.1space/unit 67 67 

Retail Short-Term 3293 m2 
Short-Term:  

3 spaces plus 0.3 
spaces/100 m2 

13 
17 

Retail Long-Term  0.2/100 m2 7 
SUM 690 687 
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CITY OF TORONTO COMMENTS FROM OCTOBER 17, 2018 

Part 1 Comments 

1. Satisfy all outstanding issues/requirements with respect to the Transportation Impact Study, 
dated March 23, 2018, prepared by the applicant’s transportation consultant, WSP, in support 
of the proposed development, the details of which are provided further in the memorandum. 

Noted. This response letter addresses all transportation related comments raised in the 
memorandum. 

2. Site Plan 

a. Comply with the parking allocation requirements identified in condition B(5), below, 
and as further discussed in this memorandum. 

Noted. The parking allocated now exceeds the required parking. Please see Table 2 below.  

b. Provide a pick-up/drop-off facility for the development on-site abutting the north-south 
public lane, as widened, and operate in a counter-clockwise fashion. 

As per our discussions with the City’s Transportation Services staff, it was determined that 
a pick-up and drop-off facility with the capacity for four vehicles provided on the laneway 
is sufficient. Please see Figure 1 that demonstrates the maneuvers within the pick-up/drop-
off facility. 

3. Include provision in the Site Specific By-law for this project, which require parking to be 
provided in accordance with the following minimum standards: 

a. Residential Units – 0.30 spaces per unit (215 spaces) 

b. Residential Visitors – 0.028 spaces per unit (20 spaces) 

The above rates were used to calculate the required parking based on the latest site statistics. The 
number of residential units has been reduced from 716 to 670, and the number of parking spaces 
required and supplied are shown in Table 2 below.  

The current site plan provides 235 parking spaces, which exceeds the parking requirements, due to 
reduced units and retail GFA. Twenty spaces are designated as Residential Visitor spaces on the 
P1 level. There is a control gate on the ramp which separates the visitor parking from the residential 
parking which is located on P2 to P4.  

Table 2 Parking Requirements and Supply with Updated Site Statistics 

Building 
Component 

Area (m2) or Units 
Parking 

Requirements 
Parking Spaces 

Required 
Parking Spaces 

Provided 
Residential 670 units 0.3 spaces/unit 201 215 
Residential 

Visitor 
670 units 0.028 space/unit 19 20 

Retail 3293 m2 N/A 0 0 
Pick-

Up/Drop-Off 
Spaces 

   4* 

SUM 220 235 

*Pick-Up/Drop-Off Spaces are excluded from the parking allocation 
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4. Transportation Services 

a. Provide an acceptable warning system near the top/bottom of the parking garage access 
ramp that warns motorists exiting the garage to watch for large vehicles and pedestrians 
travelling/maneuvering within the public lane, as widened; 

A flashing beacon warning system has been added to the Site Plan to warn vehicles exiting 
the ramp that there may be a truck reversing out of the loading bays. Loop detectors will 
be installed just outside of the loading bays, which, when activated, will engage the flashing 
beacon. The beacon and warning sign will be placed on the ramp to alert exiting vehicles. 
The signage and loop detector locations are shown on Figure 2.  

b. Submit documentation describing, in detail, the type of warning system used to satisfy 
Condition No. C(3) and how it will be activated; 

See notes above and Figure 2. 

5. Solid Waste Services 

a. Current vehicle maneuvering diagram indicates the collection vehicle reversing into a 
public lane. Revised drawings must indicate and annotate a collection vehicle movement 
diagram with a minimum inside/outside turning radii of 9.5 m and 14 m respectively, 
when entering, exiting, and travelling throughout the site and entering/exiting the Type 
G loading space. The diagram must also indicate the ability of the collection vehicle to 
enter and exit the site in a forward motion with no more than a three-point turn without 
the need to reverse onto a public lane. 

We have discussed this matter with City staff and determined that because the laneway will 
only serve the development and other units on the laneway, traffic volumes will be very 
low and thus relatively safe for garbage trucks to reverse on to the laneway. The flashing 
beacon warning system will also provide additional warning to any motor vehicles exiting 
the ramp. 

The City of Toronto Front-Loading Garbage Truck that was used in our maneuvering 
analysis has a 10.3 m inner turning radius and 14 m outside turning radius. Therefore our 
garbage truck maneuver is more conservative than the 9.5 m inner radius, the turning 
template is provided in Figure 3, and the garbage truck maneuvering diagram is provided 
on Figure 4.  

 

Part 2 Comments, Section E, Transportation Services 

Despite the above-noted conclusion and recommendations by the consultant, additional analyses and 
documentation is required prior to accepting the traffic impacts of the proposal, which are as follows: 

a. Submit a revised report, which includes ‘Access Location Analysis’ as required by Section 
3.4.3 of the Guidelines for the preparation of Transportation Impact Studies, version 2013; 

Please see the section below entitled Access Location Analysis. We believe that the current 
configuration of the laneway does not present any access issues.  

b. Figure 3-2 illustrates all outbound site-generated trips assigned to eastbound right-turn 
movement only at the intersection of Yonge Street and Cumberland Street. Given that the 
left-turn movement is permissive at this intersection as illustrated in Figure 2-3, Figure 2-3 
must illustrate the left turn movement despite the fact that ‘zero’ site trips are assigned to 
this movement; 
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Noted, however, Figure 2-3 is a site-generated trips figure, which is meant to illustrate the 
distribution of site-generated trips, and not all the possible movements at each intersection. 
Please refer to Figure 2-1 in our initial TIS submission, which illustrates the lane 
configurations, of which an eastbound left turn is shown because that is a possible movement. 

c. The foot note in the Capacity Analysis Worksheets for both Future Background and Future 
Total conditions provided at the bottom left, shows as existing AM/PM conditions. To help 
avoid confusion, the foot note in the worksheets must be corrected appropriately; and 

Noted. Please see Appendix A for revised capacity analysis worksheets. 

d. Replace the header in the capacity analysis worksheets for the intersection of site driveways 
with Cumberland Street and Yorkville Avenue to show as ‘Site Driveway and Cumberland 
Street’ and not just ‘Cumberland Street’. The same applies to the capacity analysis worksheet 
for the intersection of site driveway with Yorkville Avenue. 

Noted. Please see Appendix A for revised capacity analysis worksheets. 

 

ACCESS LOCATION ANALYSIS 

An access location analysis as outlined in Section 3.4.3 of the Guidelines for the Preparation of 
Transportation Impact Studies, was conducted as per the City’s comments.  

Turning sight distances were conducted using the Transportation Association of Canada’s Geometric 
Design Guide for Canadian Roads 2017 version. Turning sight distances for vehicles leaving the site 
driveway onto Yorkville Avenue or Cumberland Street were analyzed. Figure 5 demonstrates the turning 
sight lines of vehicles exiting the site onto Yorkville Avenue and Cumberland Street. Sightlines towards 
Yonge Street are truncated at Yonge Street rather than illustrating the full sight distance. Figure 5 shows 
that there are no obstructions within the turning sight lines. 

There is a pedestrian pathway on the west side of the east laneway that provides a pedestrian connection 
between Yorkville Avenue and the Residential Lobby main entrance. Thus, pedestrians will be crossing the 
laneway on the south side of Yorkville Avenue, while vehicles will be required to stop behind the crosswalk 
and check for pedestrians before turning onto Yorkville Avenue. The peak hour volume of vehicles turning 
out of the site does not exceed 40 in the P.M. peak hour, so we do not expect any issues with this. 

Pedestrians will also be accessing the site using the PATH network, as discussed in our initial TIS 
submission. These pedestrians will be even more sheltered from interaction with vehicles, because the 
PATH is an underground pedestrian network.  

There are currently no bicycle lanes on Yorkville Avenue or on Cumberland Street. Cyclists accessing the 
site can enter through the rear door (facing south), go down the stairs to P1 and park their bicycles there. 
This applies to both residents or residential/retail visitors that want to park their bicycle.  

There are no potential interference conflicts with other driveways, because opposite the laneway access on 
Yorkville Avenue is the Town Hall Square park at 25 Yorkville Avenue. There are other driveways east 
and west of the laneway along Yorkville Avenue, but we do not think this will be an issue in terms of 
pedestrian safety due to the low volume of vehicle-pedestrian conflicts.  

The intersection operations analysis from our initial TIS dated March 23, 2018 indicated that there is no 
need for any auxiliary turning lanes, and that the capacity of the laneway is sufficient to accommodate all 
vehicles.  
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In addition, due to the location of the site, the site access laneway connects to Yorkville Avenue and 
Cumberland Street, both of which are collector roads. Therefore, site trips are first directed to the collector 
roads before connecting to arterial roads such as Yonge or Bay Streets. 

 

PEDESTRIAN CONNECTION BETWEEN P.A.T.H. AND RETAIL LOBBY 

Pedestrians accessing 11 Yorkville from the P.A.T.H. system will first enter P1 of 33 Yorkville Avenue 
(Toronto Parking Authority building) before entering the 11 Yorkville building via the southwest corner on 
P1 level. Pedestrians will then follow the marked pathway until they reach the stairs and elevator that lead 
to the retail lobby. The marked pedestrian pathway on P1 uses 1.2 m of the 6.0 m east-west drive aisle, and 
thus it must be shared with motorists circulating through the garage. It is expected that the pedestrian 
volumes will be quite low, and enhanced lighting and pavement markings will increase driver’s awareness 
to potential pedestrians walking along the pathway. Please see the P1 plan in Appendix B that illustrates 
the pedestrian connection.  

 

This addendum letter should address all related comments. Should you have any questions or comments, 
please do not hesitate to contact me directly at your convenience. 

 

Best regards, 

WSP Canada Group Limited 

 

 

 

 

David B. Richardson, P.Eng., PTOE 

Manager - Transportation 

Planning and Advisory Services 

 

 

 

 

 

Kathy Hui, M.Sc., EIT 

Designer – Transportation 

Planning and Advisory Services 
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