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1.0 EXECUTIVE SUMMARY

Proposal Summary

This Planning and Urban Design Rationale report
has been prepared in support of the Transit-
Oriented Communities (TOC) Program with
respect to the Gerrard-Carlaw South TOC at
360-400 Carlaw Avenue (388 Carlaw Avenue
hereon) and 10 Dickens Street. The TOC occupies
a strategic location in the region and the city as
it is located 200 metres from the future Gerrard-
Carlaw Ontario Line Station, and along multiple
surface transit corridors including two streetcar
lines and two local bus service routes.

Figure 1:

This TOC proposal supports the transit-oriented
community goals of the Growth Plan for the Greater
Golden Horseshoe (2020) and Toronto’s Official
Plan (2022) by delivering new housing options

and jobs in close proximity to a subway station,
while improving the public realm and connectivity
of the surrounding neigbourhood. The proposal
represents an opportunity to diversify the housing
options available in the neighbourhood and support
its continued growth as a hub for community and
commerce.
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Artist's rendering of the Gerrard-Carlaw South TOC, looking south-west N
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1.0 EXECUTIVE SUMMARY

The Development Site

The site comprises of two large parcels located
at 388 Carlaw Avenue and 10 Dickens Street,
and is located at the northwest corner of the
Carlaw Avenue and Dickens Street intersection.
388 Carlaw Avenue has an area of approximately
13,002 square metres, and is currently occupied
by a multi-unit commercial building that houses
a wide range of tenants, such as: gyms, fitness,
and recreation facilities; a photography studio;
furniture manufacturing; metal fabrication; and,
medical services among others. 10 Dickens Street
has an approximate area of 7798 square metres,
and is currently used for surface parking and
storing construction materials.
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Figure 2: Aerial view of Gerrard Carlaw South TOC sites and surrounding area (

The area around the site has evolved in recent
years to include a greater mix of buildings

and uses, including apartment buildings and
residential uses along Carlaw Avenue, while
retaining some retail and commercial uses in a few
locations. With several large properties nearby the
site, this mixed-use node is primed to continue

to evolve in the future. For instance, north of the
site, at 449 Carlaw Avenue (Riverdale Shopping
Centre), Choice Properties has submitted a
redevelopment proposal (Gerrard-Carlaw North
TOCQC) as part of the province’s TOC program. This
rationale specifically pertains to the Gerrard-
Carlaw South TOC only.

GERRARD-CARLAW SOUTH TOC - Planning and Urban Design Rationale viii




1.0 EXECUTIVE SUMMARY

The Development Proposal

The proposed development responds to existing
site-specific conditions and constraints and builds
upon the strengths of the existing neighbourhood.
Its key design objectives are to:

Improve the site’s edge conditions.
Integrate rail safety infrastructure.
Integrate with the surrounding city.

»>owoN e

Deliver an attractive and connected
public realm.

o1

Honour the site and area’s history.

6.
7. Provide more housing units and more housing
options for families.

Provide a mix of employment opportunities.

Figure 3: Gerrard-Carlaw South TOC Development Program

The TOC delivers a total of gross floor area of
12,946 square metres, comprising 99614 square
metres of residential uses and 13,332 square
metres of non-residential uses that will consist of
retail space as well as flexible commercial space
that could accommodate light manufacturing,
production, or fabrication uses. The program is
designed to achieve a greater number of jobs on
the site as currently exist today while also creating
space for craft and fabrication based employment
similar to what exists on site today. Residential
uses make up the rest of the program and will
accommodate a mix of units, of which 32% will be
larger family-sized 2 and 3-bedroom units. The TOC
provides minimal vehicular parking spaces, and a
generous amount of bicycle parking spaces.

TOC Site

Residential
Office

[l General Commerce

Retail
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2.0 Introduction

Metrolinx and Infrastructure Ontario are working together to deliver the Ontario Line rapid transit project
in collaboration with the City of Toronto and the Toronto Transit Commission. This significant piece of
city-building infrastructure will weave its way through the heart of the city, from Ontario Place to the
Ontario Science Centre, connecting residents and visitors to diverse communities across the city.

The Province’s new Transit-Oriented Communities (TOC) program leverages this imminent investment

in transit infrastructure to catalyze the creation of new housing, jobs, and community amenities in
neighbourhoods across the line. As a result, the Ontario Line and the TOC program together represent an
important step toward providing transit investment commensurate with the rate of growth in the Greater
Toronto Area.

This section provides the essential background necessary to contextualize an understanding of the
Gerrard-Carlaw South TOC proposal, including a high-level overview of the Ontario Line, the Transit
Oriented Communities program, and the anticipated planning approvals. It also outlines the purpose,
structure, and contents of this document



2.0 INTRODUCTION

21 Purpose of this Document

The Transit Oriented Communities Program

(TOC Program) is a critical component of the
Province of Ontario’s new approach to delivering
transit infrastructure and integrated transit-
oriented communities. As part of the Ontario Line
Technical Advisory Team (OLTA or “One Team”)
SvN Architects + Planners has been retained

on behalf of Metrolinx (MX) and Infrastructure
Ontario (10) to provide planning and urban design
advisory services, which includes the development
of the Planning and Urban Design Rationales,

in support of rezoning the sites of future transit
stations and essential staging and construction
sites along the Ontario Line. The Ontario Line

will be a 15.5-kilometer higher-order transit line in
Toronto with 15 stations.
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This rationale pertains to the Gerrard-Carlaw
South Transit Oriented Community (TOC), located
at 388 Carlaw Avenue and 10 Dickens Street. The
rationale is based on a set of Reference Concept
Designs (RCD) and specifications prepared in
collaboration with the broader OLTA Team and
developed to the schematic design level. This
report will provide a clear understanding of the
proposed RCD and establish a planning and urban
design rationale for the general height, density,
and design parameters envisioned.
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Figure 4. Proposed TOC, perspective viewing north along Carlaw Avenue
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2.0 INTRODUCTION

2.2 Background

On April 10, 2019, the Province of Ontario
announced a $285 billion commitment to future
transportation improvements within the Greater
Toronto Area, known as the ‘New Subway Transit
Plan for the GTA. The plan encompasses four

rapid transit projects: the Ontario Line, the Yonge
North Subway Extension, the Scarborough Subway
Extension, and the Eglinton Crosstown West
Extension. Collectively, these projects represent the
largest subway expansion in Ontario’s history.

2.2.1 Ontario Line

The Ontario Line is the first project to be
implemented as part of this expansion. The line
connects the city from west to east and from south
to north, running from the west terminus at the
Exhibition grounds and Liberty Village, east through
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the centre of the city, north toward Thorncliffe
Park and Flemingdon Park before connecting to
the Eglinton Crosstown LRT at the new Science
Centre Station at Don Mills and Eglinton. Over half
of the route is planned to run underground through
new tunnels, with the remainder running along an
elevated guideway and at-grade within existing rail
corridors.

Current plans for the Ontario Line consist of 15
stations across the 15.5-kilometre alignment. This
route traverses 6 interchange stations and 17
new, multi-modal connections to GO passenger
train service (Lakeshore East and West lines), the
TTC Bloor-Danforth subway (Line 2), the Eglinton
Crosstown LRT (Line 5), and the King, Queen,
Bathurst, Spadina, Harbourfront and Gerrard TTC
streetcar lines. Perhaps most significantly, the

iz, 1
=¢< Science-Centre
N

O Flemingdon Park

Q-
e Thorncliffe Park
: & OMSF

BLOOR-DANFORTH
LINE

Cosburn

\[Pape

by

o} Leslieville

East Harbour

OL Line Terminus Station

=== Ontario Line - Below Grade O OL Line Station

== TTC Line O TTC Station
UP Express Line (O TTC Transfer Station
GO Corridor D Downtown

Figure 5: Ontario Line Station Map - Gerrard-Carlaw Station
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2.0 INTRODUCTION

proposed route provides a much-needed alternative
rapid transit route through the city’s downtown
areas, offering relief to the already overcrowded
TTC Yonge-University (Line 1) subway:.

The need for capacity relief for Line 1, Toronto’s first
subway line and only one of three that run through
the city’s central areas, was identified and studied
for over 30 years with various iterations of the
proposed route appearing in municipal documents
as early as 1985. The Ontario Line will make it faster
and easier for Torontonians to get where they need
to be each day. Analysis contained in Metrolinx’s
November 2020 Preliminary Design Business Case
demonstrates that the line is projected to allow
more than 225000 people to access rapid transit
within a 10-minute walk, make 47000 more jobs
accessible by transit (in 45 minutes or less), and
reduce crowding by as much as 12% on the busiest
stretch of Line 1.
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Along the Ontario Line, Gerrard-Carlaw Station
is located on the North Segment, which also
comprises Pape, Cosburn, Thorncliffe Park,
Flemingdon Park, and Science Centre Stations.

Gerrard-Carlaw Station will provide greater access
to higher order transit in the Leslieville and
Riverdale communities, as well as the burgeoning
mixed-use neighbourhood around Dundas-
Carlaw. Gerrard-Carlaw Station will be within a
10-minute walk for approximately 11,900 residents
and provide access to approximately 3,800 jobs
within the station area by 2041 (Metrolinx, 20271).
Gerrard-Carlaw Station will be a busy interchange
with the streetcars serving the neighbourhoods
along Gerrard Street East and Carlaw Avenue. It
will provide a faster route to downtown from these
communities and relieve congestion further west.
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Figure 6: Ontario Line Station Map
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2.0 INTRODUCTION

2.2.2 The Transit Oriented
Communities (TOC) Program

The Transit Oriented Communities (TOC) program
is part of the Province of Ontario’s new approach
to transit delivery. It builds vibrant, mixed-use
communities that bring more housing (including
affordable housing options), jobs, retail, public
amenities and entertainment within a short
distance of transit stations. These transit-oriented
communities, and other transit development
opportunities, will be located along the province’s
four subway projects, GO Transit and Light Rail
Transit (LRT) projects, including the Ontario Line.

The Transit-Oriented Communities Program will:

e Increase transit ridership and reduce traffic
congestion;

e Increase housing supply (including affordable
housing) and jobs;

e Stimulate the economy through major projects
for years after COVID-19;

e Bring retail and community amenities (for
example, community centres) within a short
distance of public transit stations; and,

o Offset the cost of station construction, saving
taxpayers’ money

Local benefits of transit-oriented communities are
subject to negotiations and determined by the
province on a site-by-site basis with input from
the local municipality, the public and Indigenous
partners.

GERRARD-CARLAW SOUTH TOC - Planning and Urban Design Rationale



2.0 INTRODUCTION

2.3 Anticipated Approvals

To deliver the Gerrard-Carlaw South TOC proposal,
it is anticipated that a Zoning By-law Amendment
and an Official Plan Amendment will be required

to enable the proposed use, height, and density.
To facilitate the proposed massing concept,

it is anticipated that the proposal may require
relief from design parameters and technical
requirements such as building setbacks, setbacks,
separation distances, and parking and loading
requirements, among others.

l TomiTm Toaam a2
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Figure 7: Gerrard-Carlaw South, Greenway POPS

GERRARD-CARLAW SOUTH TOC - Planning and Urban Design Rationale 6



2.0 INTRODUCTION

2.4 Overview of Report Structure

This document is organized into nine parts:

1.0 Executive Summary presents a clear and
concise summary of key information contained
within the report.

2.0 Background provides context to introduce
the Ontario Line subway, outlines the broad
objectives and principles of the Transit Oriented
Communities (TOC) program, and establishes
an understanding of the anticipated planning
approvals.

3.0 Site and Context introduces the subject
site(s) and the surrounding neighbourhood,
helping to contextualize existing conditions

in the area. This includes a review of site and
neighbourhood history, immediate adjacencies,
and the existing and planned context as it relates
to the built form, transportation, the public realm,
and development activity.

4.0 The Proposed TOC presents both the
overall and site-specific design concepts,
including detailed discussion of the proposed site
organization, height and massing, public realm,
circulation, program, and landscaping. These are
complemented by the identification of a set of
station-specific development principles.

5.0 Policy and Regulatory Framework provides
a summary of relevant provincial, regional, and
municipal planning policy. Relevant non-statutory

planning studies and guidelines are also identified

insofar as they are applicable to and inform the
proposed development.

6.0 Planning Analysis offers a detailed analysis
of how the TOC proposal responds and/or
conforms to the intent of relevant planning
policies and guidelines. This includes discussion
of policies pertaining to intensification, land use,
housing, transportation, public realm, and heritage
conservation.

7.0 Urban Design Analysis contains a detailed
analysis of how the TOC proposal meets the
objective of good urban design as it relates to
contextual fit; height and massing; sun, shadow
impacts; setbacks; street wall and separation
distances; the public realm interface; pedestrian
circulation; and, landscape.

8.0 Supporting Studies includes a high-level
summary of the technical reports and studies
which were completed in support of the proposed
development.

9.0 Conclusions completes the document by
collecting the report’s findings.

GERRARD-CARLAW SOUTH TOC - Planning and Urban Design Rationale



3.0 Site and Context

In order to assess the planning and urban design merits of the Gerrard-Carlaw South TOC proposal, it is

necessary to understand the context and characteristics of the proposal’s location. This includes: how
the site is situated in its surroundings; the type of uses and form of development that exist in the area;
how it connects to other parts of the City; and, how the site’s neighbourhood is evolving. These topics are
reviewed in this section.



3.0 SITE AND CONTEXT

31 Neighbourhood Context

3.1.1 Neighbourhood Area

The site is located within the larger community
of Leslieville, in an area known as the Carlaw and
Dundas neighbourhood. The Carlaw and Dundas
neighbourhood is delineated by Gerrard Street
East to the north, Queen Street East to the south,
the rail corridor (Lakeshore East and Stouffville
GO) to the west and north, and Pape Avenue to
the east. The neighborhood'’s location is a short
transit ride from downtown Toronto, and its arterial
roads connect to a range of neighbourhood and
employment districts including Riverdale, Regent
Park, East Harbour, and the Port Lands.

GERRARD-CARLAW ’;}
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Figure 8: Gerrard and Carlaw-Dundas Area - Existing Conditions

3.1.2 Neighbourhood History

This area was occupied for thousands of years by
the Wendat, Haudenosaunee, and Anishinaabe
Indigenous peoples. To the south was large
marshland the Mississaugas used for hunting
and fishing and also for resting and healing. The
Dundas-Carlaw neighbourhood was included

in the 1805 Toronto Purchase treaty between

the Mississaugas and the British Crown, which
accelerated European colonization of Toronto
(Heritage Toronto, 2020). As Toronto grew and
expanded, Dundas-Carlaw evolved as an industrial
and manufacturing hub within the city.

100m @
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3.0 SITE AND CONTEXT
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Figure 9: View of Toronto Harbour, 1834

November 2, 1916 THE CONTRACT RECORD

‘ Many Big Canadian Factories Under Way
Work Not Being Delayed by Cold Weather— Descrip-
tion of New Methods Employed by Contractors
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Figure 10: News article advertising factory sites, 1916

During its industrial era, Dundas-Carlaw was known
for several major industries, including market
gardening, brickmaking, and product manufacturing.
The gardening industry reached its height from the
1850s to the 1870s with local producers supplying
businesses in the city, including St. Lawrence
Market. Two prominent streets—Pape Avenue and
Logan Avenue—were named after successful local
market gardeners, Joseph Pape (1815-1889) and
John Logan (1828-1905). As the city expanded
eastwards in the 1900s the industry started to
decline and by the end of the First World War,
property developers had subdivided the land for
industrial development and workers housing

(City of Toronto, 2016).

Dundas-Carlaw was, at its industrial peak, part of a
larger manufacturing hub stretching down to and
including the Port Lands that was connected to the
rest of the country via the Canadian Pacific and the
Grand Truck Railway. Nearly a quarter of the city’s
population was employed in manufacturing, and the
myriad goods produced included household staples
and consumer goods such as Wrigley chewing

gum, Colgate toothpaste, Palmolive dish soap, and
Jefferson light bulbs, to name a few.

Jefferson Glass Company, for instance, was located
at 388 Carlaw Avenue, which later became Acme
Paper Box Company and other businesses. To
support the area’s factories, the Carlaw hydro-
electric substation (369 Carlaw Avenue) was built
east of the site to provide needed energy supply.
Around this time, the railway overpass was built
over Gerrard Street to reduce the number of railroad
crossings and ease traffic on Carlaw Avenue.

GERRARD-CARLAW SOUTH TOC - Planning and Urban Design Rationale
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3.0 SITE AND CONTEXT

Like other industrial areas across North America,
the industrial base in Dundas-Carlaw was
affected by shifting macroeconomic conditions,
competition, and an evolving regulatory context.
By the 1960s, several of the factories in the area
could no longer support the latest production
lines or adequately respond to new pollution
regulations on heavy industries (City of Toronto,
2016). Some companies began to relocate or
close, causing some of the local workforce to

be laid off. As the business landscape shifted

it opened the door for a diversity of small
businesses, artists, and light manufacturing

to move into the area. When Acme Paper Box
Company vacated 388 Carlaw in the 1980s,

for instance, it left a vacuum for tenants to rent
out smaller spaces within the building (City of
Toronto, 2014). Many similar historic factories
and warehouses on Carlaw have found new life

providing flexible spaces for offices and studios,
including photographers, graphic artists, cabinet
makers, caterers, film and recording studios, and
other small businesses. A new food-oriented
“maker economy” has emerged in the area around
Dundas and Carlaw, with a number of breweries
and distilleries across the neighbourhood as well
as commercial bake shops and coffee roasters.
The character of Dundas and Carlaw continues to
be shaped by this eclectic diversity of uses.

Today the area is surrounded by residential
neighbourhoods and is continuing to attract

new residents and families. While the area is
designated as Employment Areas in the Official
Plan, there has been an influx of residential uses
due to site and area specific provisions that permit
a mix of employment and residential uses.

Figure 11: Carlaw Avenue viewing north from Colgate Avenue, 1948 and Present

GERRARD-CARLAW SOUTH TOC - Planning and Urban Design Rationale 1"
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3.0 SITE AND CONTEXT

As a result, many of the area’s industrial sites
have been repurposed for residential uses either
through the re-use of existing structures or
development. Additionally, there are new mixed-
use and mid-rise residential buildings planned or
under construction in the vicinity along Gerrard
Street and Dundas Street.

Figure 12: Home of Palmolive, 1918 - Present
Source: Library and Archives Canada

The historic housing forms in the surrounding
community of Leslieville include rowhouses, semi-
detached and detached workers cottages, which
line many streets, and are located within easy
access to retail and services concentrated along
the primary main streets including Gerrard Street,

Dundas Street, and Queen Street.

i okl S S T
Figure 13: Satellite aerial of rowhouses and semi-detached
housing forms west of the industrial buildings and
mid-rises (4-12 storeys) on Carlaw Avenue, 2017
Source: Canadian Urban Institute

3.1.3 Surrounding Neighbourhoods and
Demographics

According to the City of Toronto Neighbourhood
Profiles (2016 Census data), the site falls within
the north-western portion of the South Riverdale
Neighbourhood Profile #70, adjacent to the Regent
Park Neighbourhood Profile #72 to the west of the
site, across the Lower Don River. North-Riverdale
#68 and Blake Jones #69 are immediately to the
north of the site, across Gerrard Street.

South Riverdale has seen the highest population
growth of the four neighbourhood profiles, at
approximately 27,876 (+9%) in 2016. Regent Park
saw an 8% increase in growth and total population
size of 10,803. North Riverdale saw a reduction

in growth of -2.3% and a population of 11916.
Likewise, Blake Jones saw a similar reduction in
growth with a population of 8,134.

The population growth in the South Riverdale and
Regent Park neighbourhoods was significantly
higher than the City of Toronto at 4.5%, and
reflects the potential to intensify the City’s
southeast neighbourhoods where employment
opportunities are located, and where higher-order
transit is anticipated with the introduction of the
Ontario Line stations.

GERRARD-CARLAW SOUTH TOC - Planning and Urban Design Rationale 12



3.0 SITE AND CONTEXT

DEMOGRAPHICS

NORTH
RIVERDALE

AVERAGE HOUSEHOLD SIZE
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City of Toronto
North Riverdale
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Figure 14: Neighbourhood demographic profiles
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3.0 SITE AND CONTEXT

3.2 The Site

3.2.1 Site Overview

The site consists of two parcels located at 388
Carlaw Avenue and 10 Dickens Avenue (referred
to as 388 Carlaw and 10 Dickens hereon), and

is located at the northwest corner of the Carlaw
Avenue and Dickens Street intersection. 388
Carlaw has an area of 13,002 square metres, and
is currently occupied by a multi-unit commercial
building. 10 Dickens has an approximate area of
7690 square metres, and is currently used as a
surface parking lot and a staging and storage
area. The approximate total area of the parcels is
20,800 square metres. The site is generally flat
with a notable grade change and upwards slope
between the rail corridor and the site.

388 Carlaw: a 2-3 storey industrial warehouse
complex comprising 58 units (City of Toronto,
2019) for lease ranging from 500 square feet to
7500 square feet in size (Carlaw Industrial Centre,
2020). The building is constructed primarily of
brick masonry and includes 2 large brick industrial
chimneys at the north end of the building. Access
and servicing is provided by Thackeray Street

via Dickens Street. The complex occupies the
frontage at 200 metres on the west side of Carlaw
Avenue between the rail corridor and Dickens
Street. The complex is built with a Om setback to
the property line.

10 Dickens: a large expanse of surface parking.
Access to the site is provided by Thackeray Street
via Dickens Street. The site will be utilized for
Ontario Line construction staging and storage.
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3.0 SITE AND CONTEXT

3.2.2 Site Heritage

The site is located east of the Riverdale Heritage
Conservation District boundary, and therefore, not
subject to the associated policy and guidelines.

The property at 388 Carlaw Avenue is listed on
the City’s Heritage Register as of May 2022 and
contains an evolved building which includes a
number of additions and extensions. An early
occupant was the Jefferson Glass Company
Limited, producers of light bulbs. There are a
number of industrial buildings located along the
street segment with similar scale and detailing.

Building features include the east elevation of
the two- and three-storey addition with masonry
cladding, masonry pilasters, pre-cast concrete
detailing and window openings, and the tall
masonry chimneys located at the rear of the
building.

N,
\
\,

2

Figure 16: Existing site context showing
building features

Figure 17: 388 Carlaw Avenue on right side of the image
showing punched windows separated by brick
piers with capstones

Figure 18: Portion of 388 Carlaw Avenue building facade
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Figure 19: 388 Carlaw Avenue industrial chimneys located at
the rear of the building

GERRARD-CARLAW SOUTH TOC - Planning and Urban Design Rationale 15



3.0 SITE AND CONTEXT

3.2.3 Immediate Adjacencies
Legend

L o @ Gerrard Carlaw Parkette / Dog Park
The site is situated at the divide between _
) ) Toronto Hydro Substation (369 Carlaw Avenue)
industrial and employment uses along Carlaw
345 Carlaw Avenue

©)
®
@ 1201 Dundas Streeet East
®
®
@

Avenue, and an eclectic mix of residential and

commercial uses in the surrounding areas. A
Triangular Median (55 Dickens Street)

1120 Dundas Street East
444 Logan Avenue

description of the immediate adjacencies is
described on the following pages.
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Figure 20: Immediate adjacencies N |
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3.0 SITE AND CONTEXT

Figure 21: View looking south of Gerrard Street, towards
Carlaw Avenue East

Figure 22: Carlaw Avenue looking south towards TOC site
and corner of the Toronto Hydro Substation

Figure 23: Toronto Hydro Substation frontage across from
TOC site on Carlaw Avenue

North: Immediately to the north is the Lakeshore
East and Stouffville GO/Canadian National Rail
Kingston subdivison corridor which lines the
northwestern edge of the site and crosses over
Gerrard Street.

Gerrard Street is designated an Avenue in the
Official Plan and consists of single use and mixed-
use buildings up to three stories with retail and
commercial uses at grade and residential above.
More recent developments along the street tend
to be in the form of mid-rise buildings. At the
southwest corner of the Gerrard Street East and
Carlaw Avenue intersection is the Gerrard Carlaw
Parkette, which contains an enclosed off-leash
dog park. At the northeast corner is Riverdale
Shopping Centre, a large and deep site that
contains a cluster of retail and commercial uses.

East: Immediately to the east is the Toronto Hydro
Substation (369 Carlaw Avenue). The Edwardian
Classical-style substation is listed on the City’s
Heritage Register. It is approximately 11 metres tall
and houses large electrical transformers within

its walls. While the building does not provide an
active frontage to Carlaw Avenue, the red brick
and terracotta facade is decorated with pilasters
and large windows with round tops. Further north
towards Gerrard Street East is the rail corridor
underpass.

The Toronto Hydro Substation is adjacent to 2
storey rowhouses with side lots, wooden fencing,
a landscaped strip less than approximately 0.8
metres in width, and a honey locust tree abutting
Carlaw Avenue. Further south is a 3 storey office
building fronting Carlaw Avenue. The southeast
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3.0 SITE AND CONTEXT

Figure 24: View north of Carlaw Avenue with mixed-use
development at Dundas Street East (345
Carlaw Avenue)

Figure 25: Mixed-use buildings (327 Carlaw Avenue)
looking north from Carlaw Avenue

Figure 26: McCleary Towers (444 Loan Avenue) view
from TOC site (388 Carlaw Avenue)

and northeast corners of the Dundas Street East
and Carlaw Avenue intersection are occupied by
new mid-rise developments (including 345 Carlaw
Avenue and 1201 Dundas Street East), new bike
share stations, landscaped frontages, and ground
level uses including a theatre and restaurants.
Leslieville stretches further to the east towards
Greenwood Avenue, where the neighbourhood is
largely characterized by a low-rise character.

South: Immediately to the south is Dickens Street,
which runs approximately 100 metres between
Logan Avenue and Carlaw Avenue. Dickens

Street provides access to 10 Dickens and 388
Carlaw. Dundas Street East runs immediately
south of Dickens Street, creating a triangular
median condition between the streets. A 2 storey
commercial building (1120 Dundas Street East)
runs along Dundas Avenue East and backs onto
Dickens Street. Along Carlaw Avenue, there is a
mix of 36 former industrial warehouses, which have
been redeveloped or refurbished to newer format
employment uses including offices and commercial
uses. Carlaw Avenue is also characterized by new
mid-rise residential developments, and ground level
retail and restaurant uses.

West: Logan Street forms the western boundary
of the site. Along the portion of Logan Street that
fronts the south western boundary of the site,
there is a row of 1.5 storey, semi-detached workers
housing. Further along the west side of Logan
Street there is a residential development known as
Ray McCleary Towers (444 Logan Avenue), which
contains a 21 storey apartment building.

GERRARD-CARLAW SOUTH TOC - Planning and Urban Design Rationale 18



3.0 SITE AND CONTEXT

3.3 Transportation Context

The site is in a relatively central location of the city
within a well-developed transportation network
that affords several options by which people can
connect to other areas near and far. There is a
complete network of sidewalks, a regular grid of
orthogonal block, bike lanes, local bus routes, and
access to the Line 2 Subway at Danforth and Pape
21 kilometres to the north. The Gerrard-Carlaw
Station will be located north of the site and

will connect with existing streetcar and bus routes.

There is opportunity for improved pedestrian
linkages between the site and surrounding
areas, and in particular, between the north

and south sides of the rail corridor, for an
added benefit of the TOC program and station
delivery. Improvements will also be guided by a
transportation study being undertaken by the
City of Toronto for this area, concurrent to the
development of the Gerrard-Carlaw Station and
the associated TOC.
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3.0 SITE AND CONTEXT

3.3.1 Streets

Gerrard Street is classified as a minor arterial with
a roadway width of approximately 15 metres and a
right-of-way width of 20 metres, accommodating
a sidewalk on both sides. Gerrard Street is one of
the east end’s primary east-west routes providing
a dedicated streetcar route and access to north-
south streets. It spans from University Avenue in
the west, crosses the Don Valley, and forms an
east-west corridor in Leslieville until it terminates
at Coxwell Avenue, and continues to Victoria Park.
Functionally, Gerrard Street East marks a shift

in character from the single-land use residential
neighbourhoods to the north and the mix of
industry and residential to the south. Gerrard
Street East is designated an Avenue in the Official
Plan, which encourages mid-rise development and
intensification.

Carlaw Avenue is classified as a minor arterial with
a roadway and right-of-way width of approximately
12 metres and 20 metres respectively. Carlaw
Avenue is the primary north-south street in
Leslieville providing access from Danforth Avenue
to Lakeshore Boulevard.

Logan Street is classified as a collector with a
roadway and right-of-way width of approximately
15 metres and 18.5 metres respectively. Spanning
from Cosburn Avenue to Lakeshore Boulevard

in the south, Logan Street forms a north-south
connector with primarily residential buildings
fronting onto it.

Dickens Street to the south is classified as
public lane with a roadway and right-of-way

width of approximately 8 metres and 15 metres
respectively. Spanning a short distance from
Logan Avenue to Carlaw Avenue, Dickens Street
forms an access road and a discrete area for
loading and garbage collection activities.

Thackeray Street is classified as a public lane
with a roadway width of approximately 20 metres.
Spanning the length of the site, Thackeray Street
forms an interior access road that services the
back entrances to businesses on 388 Carlaw.

3.3.2 Transit

The site is accessible via several surface transit
options, including:

e The 72B Pape Bus route which operates
north-south between Union Station and
Pape Station along Carlaw Avenue, Riverdale
Avenue, Commissioners Street, Cherry Street,
Lake Shore Boulevard, Queens Quay East,
Yonge Street, Wellington Street, Bay Street
and Front Street;

e The 506 Carlton Streetcar route which
operates east-west between High Park Station
and Main Station on Line 2 Bloor-Danforth.
The intersection of Gerrard Street East and
Carlaw Avenue has a transit stop;

e The 501 Queen Streetcar route which operates
between Neville Park Loop and Long Branch
Loop, and serves Queen and Osgoode Stations
on Line 1 Yonge-University. The intersection
of Queen Street East and Carlaw Avenue has a
transit stop; and,
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3.0 SITE AND CONTEXT

e 83 Jones Bus which operates between
Donlands Station on Line 2 Bloor-
Danforth and the area of Leslie Street and
Commissioners Street. The intersection of
Jones Avenue and Queen Street East has the
nearest bus stop.

As noted, the Gerrard-Carlaw Ontario Line Station
is planned on the north side of Gerrard Street East
and Carlaw Avenue, about 200 metres north of
the TOC site. Figure 27 shows the surface transit
routes and future Ontario Line Station in the
context area.

3.3.3 Cycling

Protected bike lanes are located along Dundas
Street between Broadview Avenue and Kingston
Road. There is one cycle lane in each direction, with
left-turn lanes provided at signalized intersections,
and dedicated space for curb-side on-street
parking provided midblock on alternating sides

of the roadway. The cycle track was created by
reducing the width of above-standard travel lanes
and installing a painted buffer, concrete curbs, and
bollards.

The closest Bike Share Toronto station is located
near the intersection of Carlaw Avenue and Dundas
Street, at the site of a recent mid-rise development
(845 Carlaw and 1190 Dundas). The Bike Share
location near Dundas Street helps facilitate cycling
west-east along Dundas Street, a route to the
downtown for residents to choose an active and
low-cost way to commute. While Carlaw Avenue
does not contain bike lanes, there is bike parking
installed within the 388 Carlaw Avenue front
setback, supporting this travel option.

Logan Avenue contains shared bike lane
pavement markings between Gerrard Street East
and Dundas Street East. Although the Cycling
Network Plan 2021 classifies this route as a
continuous existing bike lane from Cosburn to

the Martin Goodman Trail, the infrastructure and
pavement markings appear to be discontinuous at
the time of this review.

3.3.4 Pedestrian Routes / Mid-Block
Connections

On Gerrard Street East, pedestrian movement is
facilitated on both sides via sidewalks that are
approximately 1.7 metres wide. The southwest
corner of the intersection extends into the
Gerrard-Carlaw Parkette, with additional paved
space and seating near the bus stop. The Gerrard
sidewalks are frequently obstructed by utility
poles, driveways, and garbage storage areas.

In the immediate vicinity, pedestrian movement

is facilitated on bordering north-south streets
including Carlaw Avenue and Logan Street via
sidewalks ranging in width from approximately

0.9 to 1.7 metres. A sidewalk is provided on both
sides of the street (one northbound and one
southbound). A recent mid-rise development (345
Carlaw and 1190 Dundas) at the northeast corner
of the intersection provides an increased sidewalk
width measured at approximately 3.5 metres.

Dickens Street, while primarily used for vehicle
purposes, is used to informally connect Carlaw
Avenue to Logan Avenue. Note that Dickens
Street does not connect to Logan Street at grade,
but there is a staircase connecting the sidewalks.
From the Carlaw Avenue and Dundas Street East

GERRARD-CARLAW SOUTH TOC - Planning and Urban Design Rationale
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3.0 SITE AND CONTEXT

intersection, Dundas Street East is closely located
10 metres to the site with sidewalks on both sides
that are approximately 1.7 metres wide.

3.3.5 Active Transportation

The site is close to multiple trails, such as the
Lower Don River Trail (1 kilometre to the west) —
which runs north-south along the river connecting
to Riverdale Park, the Beltline Trail, and Don Valley

Brick Works Park. Where Carlaw Avenue terminates

Figure 28: View of Martin Goodman Trail

at Lakeshore East, there is direct access to the
Martin Goodman Trail which serves as a multi-use
route spanning the length of Toronto’'s Waterfront.
The trail is also part of the wider 730 kilometre trail
route that connects 41 communities from Niagara
to Quebec along the Canadian Shores of Lake
Ontario and the St. Lawrence River. This extensive
trail network combined with the existing and
planned public transit access makes this a popular
area for recreational and transport cycling.
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3.0 SITE AND CONTEXT

3.4 Parks & Community Facilities Context

Within the context area there are 8 existing parks.

and 3 indoor community/recreation centres. The

These parks include 1 parkette (<0.5 hectares), 2 Official Plan Map 8B/C shows local parkland
small parks (0.5-1.5 hectares), and 5 medium parks provisions across the City, indicating relative per

(15-3 hectares). For the purposes of this review,
the parks have been defined using the City’s park
classification system from the Parkland Strategy

capita provision levels. The provision allows for a
parkland dedication rate of 0.43 to 0.79 hectares
per 1000 people for 10 Dickens and 388 Carlaw.

2019. Within the Leslieville community, there are 11
community services, including 1 library, 7 schools,
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3.0 SITE AND CONTEXT

3.5 Surrounding Development Activity

Located amidst some of the City’s largest former
industrial sites, the area surrounding the site is
experiencing an increase in development activity
with mid-rise and higher density developments
already completed or underway (see figure 30).
Directly across Carlaw Avenue is 345 Carlaw
Avenue, which replaced an industrial complex with
a mixed-use development comprising a 12 storey
residential building, a ground floor non-residential
use, and a 35 storey stacked townhouse building. In
support of the TOC program, 449 Carlaw Avenue

- AP
o ERRARD CARLAW
d NORTH TOC

s
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.
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’ %
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P

(the “North TOC") is currently under review as a
high density mixed-use development, providing
intensification around the Gerrard-Carlaw Station
over the long term. Overall, approximately 1,530
residential units have been proposed, approved
or recently constructed in the area. In addition,
approximately 176 units are under review for retail,
office, and commercial uses.

Figures 31 and 32 provide a summary of applications
and recently completed projects as of October 2022.
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Figure 30: Surrounding development context focusing on adjacent buildings above 3 storeys
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3.0 SITE AND CONTEXT

Status Height (ST)
1 794 - 800 GERRARD ST E* Recently Completed 6
2 485 LOGAN AVE Under Construction 4
3 449 CARLAW AVE Under Review 30, 35,40
4 354 - 358 PAPE AVE Under Review 8
5 433 PAPE AVE Under Review 2
6 263 LOGAN AVE Under Review 4
7 763 QUEEN ST E Under Review 7
8 772 QUEEN ST E Recently Completed 3
9 1001 QUEEN ST E Approved 6

*Approved or settled via OMB/LPAT

Figure 31: Surrounding development activity
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Figure 32: Development context
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4.0 The Proposed TOC

This section provides an overview of the site-specific design objectives which have guided the
development of the Gerrard-Carlaw South TOC proposal. It is followed by an overview of each
component of the master plan including height and massing, building siting and rail safety, public realm
network and pedestrian experience, circulation, par