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Danforth Garage Master Planning Study 
Community Meeting #3 (out of 3) 
Monarch Park Collegiate, 1 Hanson Street 
Thursday, December 13, 2018 
6:30 – 6:30 pm – Open House 
6:30 – 9:00 pm – Presentation and Facilitated Discussion 

Meeting Summary 
On Thursday, December 13, 2018, CreateTO, their consultant team, and the City of 
Toronto hosted the third and final Community Meeting for the Danforth Garage Master 
Planning Study. Approximately 75 people attended the meeting, including local 
residents, representative of the Local Advisory Committee (LAC), and staff from the 
Toronto Police Service (TPS), Toronto Transit Commission (TTC), Toronto Public 
Library (TPL), and the City of Toronto’s Planning and Heritage Divisions. 
Notice of the Community Meeting was delivered to households and businesses within a 
350 metre radius of the site through Canada Post from November 29th to December 3rd; 
emailed to the project contact list of approximately 350 people who have signed up to 
receive updates; advertised in a local newspaper; posted to the project website 
(www.danforthgarage.com) and CreateTO’s website (www.CreateTO.ca) in advance of 
the meeting. Members of the project’s LAC, local Councillors, and the Project Team 
also shared the details of the meeting through their networks and social media channels 
leading up to the meeting. 
The purpose of the meeting was to present and seek feedback on the preferred Master 
Plan Framework and Demonstration Plan and discuss next steps following the 
completion of the study.  
The meeting began with a 30-minute open house where participants had an opportunity 
to review display boards and speak with members of the Project Team. After the open 
house, Gabriella Sicheri and Ryan Glenn of CreateTO provided welcoming remarks. 
Yulia Pak of Swerhun Facilitation then reviewed the agenda and Megan Torza of DTAH 
provided a presentation on the preferred Master Plan Framework and Demonstration 
Plan. Following the presentation participants asked questions of clarification, discussed 
the preferred Master Plan Framework and Demonstration in small groups at their tables 
guided by a series of focus questions, and finally shared highlights from their 
conversations through a facilitated plenary discussion.  
The morning after the meeting, December 14th, 2018 the meeting materials (agenda, 
presentation, and display panels) were posted to the project website. Additionally, an 
online feedback form was available on the project website until December 20th to allow 
meeting participants and other to submit additional feedback. This summary 
incorporates all feedback received during the meeting and afterwards up until 
December 20th, including: 
• Feedback shared verbally at the meeting 
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• 5 individual and 6 table worksheets submitted at the meeting; 
• 10 online feedback forms;  
• 7 emails; and  
• 1 phone call. 
This meeting summary was written by the Swerhun Facilitation Team and was subject 
to participant review in draft before being finalized. The summary is not intended to be a 
verbatim transcript of the meeting, rather it reflects the main areas of discussion and 
feedback shared and is structured as follows: 

I. Feedback Highlights 
II. Detailed Feedback on the preferred Master Plan Framework and Demonstration 

Plan 
III. Next Steps 

Please note the following attachments to this summary: 
Attachment A. Questions of Clarification 
Attachment B. Meeting Agenda and Worksheet 
Attachment C. Link to Presentation Slides & Display Panels 
Attachment D. Community Meeting Notice Distribution Map 
Attachment E. Live Typed Notes 
Attachment F. Individual and Table Worksheets 
Attachment G. Online Feedback Forms 
Attachment H. Email and Phone Feedback 

II. Feedback Highlights 

The following points capture highlights of the feedback received at the meeting. They 
are intended to be read in concert with the more detailed feedback that follows. 
Support for the preferred Master Plan Framework and the community 
consultation process. Many participants said that the preferred Master Plan 
Framework exceeded their expectations and was a good compromise among the three 
options presented previously. Participants also thanked the Project Team for a 
comprehensive process, noting that they felt their ideas and concerns were heard and 
responded to. 
Ensure the site is accessible for all users. Many participants emphasized the 
importance of making all spaces on the site accessible and welcoming for a diversity of 
users of all ages and abilities. Participants also said the site should promote walking, 
cycling, and other forms of active transportation to and within the site. 
Provide a safe and convenient pedestrian connection to/from Coxwell Subway 
Station. Many participants noted that the development of the site would attract many 
more people, especially from the subway and a safe pedestrian connection should be 
provided to discourage jaywalking across Danforth.  



Summary: Community Meeting #3 (13 December 2018)     3  

Parking and traffic on and around the site. Many participants expressed support for 
the Coxwell Loop,talked about the importance of proper traffic planning and public 
parking for uses on the site and provided various suggestions on how to ensure 
adequate parking for the site. 
Housing should be affordable, supportive, and integrated. Many participants 
supported the idea of affordable, supportive and integrated housing on site. 
Construction impacts need to be mitigated. Many participants emphasized the 
importance of mitigating construction impacts, especially for residents of Tobias House 
and those that live close to the site.  
Consider interim uses for the site during the construction phases. Many 
participants supported the interim use approach for the Barns as it would help animate 
the site during the construction period.  

II. Detailed Feedback 

Overall participants expressed support for the preferred Master Plan Framework. 
Many participants said that the preferred Master Plan Framework exceeded their 
expectations and it was a good compromise among the three options presented at the 
previous community meeting. In particular, participants expressed support for the 
following Master Plan Framework features:  
• Preservation of the heritage elements and the proposed use of the Barns, including 

potential for interim uses; 
• The Toronto Public Library (TPL) location with prominent space on Danforth Avenue; 
• Vibrancy of the site through employment and animated community use; 
• The Coxwell loop;  
• Multi-use; 
• Green and open spaces; 
• Walkability and porosity of the site; 
• Density and height, especially on Danforth Avenue; 
• Accounting for parking within the footprint of the buildings; and 
• Further opportunities for public input, specifically on the Toronto Police Service 

(TPS) building.  
Participants also shared the following suggestions and advice:  
Accessibility. Many participants emphasized the importance of making all spaces on 
the site accessible. In particular, participants shared the following comments and 
advice: 
• Underground access should include elevators for people with mobility issues. 
• Consider hiring people at Tobias House to act as accessibility design advisors to 

ensure accessibility issues are properly dealt with.  
Site for all. Many participants spoke about the importance of creating a site for a 
diversity of users. Participants shared the following comments and advice:  
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• There is a need for physical space and programming for seniors on the site.  
• Ensure local community service providers at the site have a plan to enable people 

that are homeless to move forward in their lives. The plan should help fight the 
perception that the homeless are “just occupying public spaces and creating more 
problems”. 

Design of the buildings and individual sites. Many participants emphasized the 
importance of high quality design of the identified parcels, including new buildings and 
their premises, which promotes safety and environmental sustainability. In general, 
participants suggested using high-quality environmentally friendly construction materials 
and look globally for best practices in environmental design and the use of technology. 
Participants also share specific advice: 
• Ensure there is an opportunity for public input on the design of the buildings, 

particularly for the new TPS and TTC buildings facing residential houses.  
• Consider relocating TPS to a major street, such as Danforth Avenue or Coxwell 

Avenue to increase its visibility.   
• Consider having storefronts wrap around the building in Parcel B for increased 

public safety, similar to Carrot Common. 
• Ensure that the laneway in the southern band is not used for shipping and waste 

disposal. Consider making it one-way or only allowing TPS & TTC to use it to avoid 
increased traffic congestion on Coxwell. 

• Ensure there is a covered, weather protected pick-up/drop-off zone for WheelTrans.   
Height and density. While there was a significant support for the proposed massing of 
the site, its height and its density, several participants had a difference of opinion and 
provided the following comments:  
• Building B (the one on top of existing TTC) is much too tall. It would further impede 

the view of the iconic stack. Consider lowering the height of the building in Parcel B 
and using the top floor as an observation deck or a roof top garden, where people 
could view the stack and lake to the south. The building in Parcel F could be a much 
taller building instead of the building at the centre of the site. As shown in the 
angular plan analysis at the previous community meeting, one of the realities of this 
site is that it is restricted in height in the southern band due to the residential uses to 
the south of the site. The greatest opportunity to deploy density site, as permitted by 
the Danforth Avenue Study and the angular plan is at the centre of the block above 
the garage barns as shown in parcel B.   

• Consider lowering the height of the building in Parcel F, as a 5-storey building south 
of Tobias House will block sunlight and the sight of the lake. At certain times of day, 
a 5-storey building 15 m away from a 6-storey building would have a modest shadow 
impact. 

• Consider increasing the heights of mixed-use buildings to allow for a fulsome mix of 
residential and office use. 

• Buildings on the site should not be taller than existing buildings in the area (i.e. 6-
storeys) to ensure they match the existing character / feel of the neighbourhood.   
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Ensure a convenient and safe pedestrian connection from the subway station to 
the site. Many participants talked about the importance of having a safe, convenient 
pedestrian connection to/from Coxwell Subway Station. Some participants said that the 
Master Plan Framework should look at where pedestrians will be coming from – most of 
them will be coming from Coxwell Subway Station. Currently, the subway station access 
faces Coxwell Avenue, which is convoluted and not pleasant. Given the size of the 
block, pedestrians might feel incentivized to jaywalk across Danforth which is 
dangerous. Participants also shared the following advice: 
• Consider encouraging people to cross at Hillingdon Avenue and Danforth Avenue. 

Ensure that corner is open and welcoming. It should be designed in a way that 
clearly identifies it as the preferred entry point.  

• Consider building an underground pedestrian connection linking the subway station 
to the site.  

• Consider a more convenient second subway station.  
Parking and Traffic. In general, participants expressed support for the proposed traffic 
flow through the site, in particular through the Coxwell loop around Parcel F. Many 
participants talked about the importance of proper traffic planning and public parking for 
adjacent streets and for the users of the site. Participants shared the following advice:  
• The TPS should consider providing day visitor parking on their site. TPS said, there 

are a number of Green P lots in the area and we are hoping to avoid having surface 
visitor parking on the site. 

• Consider permit parking on the east side of Hillingdon Avenue and possibly on the 
west side, if there is room. A narrower street could slow down traffic speed. 

• The TTC should consider giving some of their parking spots under Tobias House to 
accommodate Tobias House visitors. Currently, Tobias House does not have any 
visitor parking, which poses a significant challenge for the Tobias House residents.  

• Consider reconfiguring the intersection at Danforth Avenue and Hillingdon Avenue. It 
currently posed challenges. Consider removing the McDonalds’ drive thru. 

• All vehicular driveways, particularly in the Coxwell loop, need to be wide enough for 
two WheelTrans vehicles to pass each other. 

Ensure good Active Transportation links to/from and at the site. Some participants 
noted that the Preferred Master Plan Framework had no mention of cycling and other 
Active Transportation links and emphasized the importance of promoting active modes 
of transportation at, to, and from the transit-oriented development site.  
• Ensure that sidewalks and paths are designed ergonomically to promote walking 

and other active transportation uses.  
• Develop a plan for cycling access and bike parking.  
• Look at traffic patterns to ensure pedestrian safety. Consider using SMART traffic 

lights technology.  
Heritage preservation. Some participants pointed out that in the preferred Master Plan 
Framework, the visibility of the Barns is obscured by the buildings, which might diminish 
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the significance of Barns’ heritage. Participants provided the following comments and 
advice:  
• Consider the style of the new building in Parcel B that goes on top of the Barns to be 

blending with the existing building and not contrasting as ultra-modern.  
• Consider glass entry doors to increase the visibility of the Barns, inviting people to 

use the space. Avoid open air to increase the use of the space in all seasons.  
• Consider compensating for obscuring views of the heritage site by having the shape 

of building(s) on Parcel A respect the contours of the original street car tracks. 
Green space. Participants shared the following advice:   
• Consider creating more soft scape and green space. Green space is welcoming and 

attractive to visitors of all ages and abilities.  
• Consider green roof spaces, including on top of heritage building. 
• Explore possibility of creating usable green space as an interim use in Parcel F. 
• Consider making Parcel F smaller to allow for more green space. 
• Consider including opportunities for community-led food initiatives on the site, 

especially configurations that can lead to multi-generational activities/interactions. 
Affordable Housing. Participants shared the following advice and comment:  
• Affordable housing should be rent-geared-to-income housing. 
• Ensure that affordable housing options on the site include supportive housing units, 

similar to those currently provided at Tobias House where residents have 24 hour 
access to support on an as-needed basis. There is a significant need for this type of 
supportive housing in the City of Toronto.  

• To ensure the viability and vibrancy of the neighbourhood, consider integrated 
housing with both market-value residential housing / condos, as well as affordable 
housing units.  

Funding, phasing and Interim use strategies.  
• Interim uses should be considered prior to and between the construction phases. 

Develop an interim use strategy for all the parts of the property, especially the Barns, 
which could be repurposed on a temporary basis. 

• It will be important to find and include development partners to ensure that the rest 
of the site develops concurrently with the development of the TPS and TTC 
buildings.  

• Consider building public infrastructure first, such as lighting, sidewalks, etc. 
• Ensure construction impacts, in particular noise, are mitigated as parcels get 

developed. Ensure all residents and neighbours are considered, especially Tobias 
House residents and seniors. 
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III. Next Steps  

The Project Team thanked everyone for attending the meeting and dedicating their time 
and efforts throughout the entire process and committed to sharing a draft summary to 
all those that signed in at the meeting.  
Gabriella Sicheri from CreateTO reminded participants that CreateTO’s ultimate 
responsibility is to deliver a complete Master Plan with recommendations to Council, 
which is scheduled to occur in the first quarter of 2019. She also committed to 
informing, through the project website (www.danforthgarage.com) and by email to those 
community participants signed up for email updates, when the Danforth Garage Master 
Plan report will be available through the City of Toronto’s TIMMIS meeting schedule 
web page.  
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Attachment A: Questions of Clarification  
This Attachment includes Questions of Clarification asked after the overview 
presentation. The questions have been organized by topic with responses from the 
Project Team (CreateTO, City Planning, and their consultants) and anchor tenants 
(TTC, TPS and TPL) noted in italics.  
Site layout / Master Plan Framework: 
- Is there a pedestrian passageway next to building C? I believe you are referring to 

the 11-metre gap. This is a built form control which means that the new building on 
parcel B cannot go within 11 metres of the existing Tobias House or the new building 
proposed on Parcel A. This is just a gap in the air, not necessarily on the ground, 
and consistent with City of Toronto mid-rise built form policy. 

- Do you know how far a shadow created by parcel B would go north, e.g. across 
Danforth Avenue or even further? We have conducted and shown an angular plane 
analysis with respect to shadows. The existing rear yards across Danforth act as a 
control point, which means buildings can not cast a shadow on these backyards. 
This is a City policy that we must follow.  

- Can you show what it looks like to go from a Master Plan to what is actually built 
out? The West Don Lands / Canary District is an example of where a Master Plan 
conceived in 2005/6, is now implemented (refer to Waterfront Toronto’s website see 
how the Mater Plan was implemented now.  

- What is meant by institutional? Institutional refers to the Toronto Police Service 
(TPS) and the Toronto Transit Commission (TTC). The term institutional can be 
construed as a negative term for people with disabilities. 

- Could multiuse buildings become apartments / condos, or will they be for 
businesses?  We see the opportunity for both. City is looking at affordable housing. 
As this is a City site it is prudent for CreateTO to examine options for affordable 
housing on the site. We see potential on the northeast corner. There isn’t a great 
demand for commercial space in this area – we feel if we are able to nail the “jewel” 
in the centre it will be the catalyst to spur activitiy and activation along Danforth 
Avenue. 

- How does refuelling work for TPS? We (TPS) have independent fueling stations. 
Currently they are at the surface, but we are actively looking to see if it is possible to 
locate the fueling station below grade.   

Parking: 
- Will there be sufficient parking under Parcel B, which is shown as a 10-storey mixed 

use building in the Demonstration Plan? For parcel B to develop there would be a 
provision for parking on the site or adjacent to the site because parking cannot be 
built under Parcel B. There is a communal effort to provide adequate parking for the 
entire block. 
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- What do you mean by communal parking? This could include arrangements 
between the owners / operators of various parcels to provide parking for each other. 
The specifics are not yet know but this is generally the strategy that would be used 
to provide parking on the entire block. 

- For parcel B, why can you not build underground parking? It is technically feasible 
but financially not feasible. It isn’t practical in this market / location. It might be 
feasible at the corner of King and Bay, but not here. 

- How is parking allocated for TTC and TPS underground?   
o TPS would have 250 spots under their building. As TPS, we anticipate having 

300 to 400 people per day utilizing the division with approximately two-thirds at 
any one time. These numbers are not final at this point. We still have to go 
through a detailed design process to confirm our numbers. 

o TTC currently has 130 spots below Tobias House, which they are using as part 
of a long-term lease agreement and would require 50 spots under their new 
building. What is shown is what is possible, but we, as TTC, are still determining 
what is needed. This will be done through a parking study. We are also still 
determining the number staff we would have on site. 

- With the exception of the police – is it possible to advocate that there be no parking 
on this site at all. Instead invest the money in a connection to the subway? We can 
take this feedback to be considered by the team.  

- There is already a lot of traffic on Woodrow Ave during rush hour; is there any 
street/traffic calming being planned, especially during construction? Construction 
Management Plans and Transportation Demand Management Plans will be 
established, which outline mitigation for traffic, pedestrian safety, noise, dust, etc. If 
there are opportunities for traffic calming during construction these would be 
included and implemented through these plans. We are also interested in hearing 
your feedback related to traffic calming during construction. 

- There is street parking on the west side only of Hillingdon, north of Woodrow; has 
there been any thought to shifting parking to the east side of Hillingdon to provide 
greater security for TTC and better access to the site? This is something that can be 
looked at. A number of things would need to be considered, including impacts on the 
parkette, traffic, local residents, pedestrian movement and safety, cycling, and TPS 
security. 

Timing / Phasing: 
- What are your projected timelines around the different construction phases?  

o  TTC – this is the first step in the process, we still need to get council approval 
followed by building permits and planning permits. It will likely take the better 
part of 2 years to obtain the required TTC approvals. Following that we would 
likely be looking at a two-year build out, projecting 2023/24. This still needs to 
be finalized. 
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o TPS – echo the TTC timelines. We want to begin as soon as possible and we 
would be doing our own community engagement for the detailed design. We 
expect 1 - 1 ½ years for design and approvals followed by a least a year to 
build; projected occupancy 2023/24. 

o CreateTO – with regards to rest of the site. Zone 2 has to go as a single 
piece, so we need to understand the vision for this area (the garage/barns). 
We see this being done through a facilitated process as the community would 
need to be further engaged. This process could  take 12 – 16 months. Next 
someone interested in occupying the space would need to be determined 
along with a business plan which make the project viable from a capital and 
operational perspective. Once Zone 2 is determined, it will allow us to 
leverage the corner of Hillingdon and Danforth. Block F could possibly go 
independently or built-out in the same time frame as TTC and TPS. Build out 
could take 5 – 8 years (including construction). The 2nd phase of the process 
will give us more clarity. We’re also looking at what can be done in the interim 
with the space. 

- Now that we are looking at 4, 5, 8-year plan is there any plan to use empty spaces in 
the interim? There will need to be work done around the construction plan for the 
TTC and TPS buildings to understand if and which spaces could be occupied. Parcel 
F might be an easier space for the constructor to mobilize but this will be determined 
through the construction plan.  

- Has the funding for TTC and TPL been secured? The TTC, has funding allocated in 
previous budgets for design and a phased implementation. We are currently looking 
at getting additional funding next year. At TPL, senior management is looking to 
allocate funding, and we are confident it will come in the near future.  

Environmental Management 
- Can you speak to the pumping station? It is associated with ongoing management of 

the soils on the property, which TTC is managing. TTC pumps the ground water and 
filters any contaminants that are left in the ground water. TTC has an ongoing 
requirement to service the pumping station, this is a requirement of the Ministry of 
the Environment, Conservation and Parks. 

- Any thought to remediation of the soil as part of the construction process? TTC have 
been very good stewards concerning the environmental issues on the site. The 
Ministry has very strict guidelines pursuant to the use on the site. As we move 
forward, we will continue to adhere to all Ministry requirements as changes in use on 
the site are considered. 

Policy / Legislation 
- At what point does any of the Master Plan become binding? MP is the framework 

that is meant to guide future development. The plan is not prescriptive, rather it 
leaves room for some creative licence. Before this process started Council asked 
Planning Staff to complete the Danforth Avenue Planning Study (DAPS). DAPS is a 
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policy document, which set a long-term vision for this site. Any ideas for the site will 
have to conform to the DAPS. The Master Plan will also be used to review future 
applications for the site 

- Can the MP be changed after this? Not without a process with the same people that 
are in this room, City staff, councillors, etc.  

- Who is completing the supporting studies for the Master Plan and will they be made 
public? BA Group is undertaking the transportation study; Stantec is undertaking the 
servicing study; both CreateTO and TTC have will be address the environmental 
matters. The additional studies will form part of the final Master Plan report, which 
will be publicly available.  
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Attachment B: Meeting Agenda & Participant Worksheet 
Danforth Garage Master Planning Study  
Community Meeting 3 (out of 3)  
Monarch Park Collegiate, 1 Hanson Street, Cafeteria 
Thursday, December 13, 2018 
6:00 – 6:30 pm – Open House 
6:30 – 9:00 pm – Presentation and Facilitated Discussion  
 
Purpose: to present and seek feedback on the preferred Master Plan Framework and 
Demonstration Plan and discuss next steps following the completion of this study. 
 

PROPOSED AGENDA 
6:00 – 6:30 pm Open House & Registration 
6:30   Welcome  
   Gabriella Sicheri and Ryan Glenn, CreateTO  
6:35   Meeting Purpose and Agenda Review 

Yulia Pak, Swerhun Facilitation 
6:40   Overview Presentation  
   Megan Torza, DTAH 

• Preferred Master Plan Framework 
• Demonstration Plan Visualization 

 
   Questions of Clarification 
 
7:30   Facilitated Discussion 

 

Facilitated Discussion 
1. What do you like about the Preferred Master 

Plan Framework? 
2. Are there any characteristics that you feel 

should be adjusted/reconsidered or are missing 
to ensure the framework comprehensively 
captures the Final Guiding Principles?  

3. Does the Demonstration Plan appropriately 
represent the ideas and intentions of the 
Master Plan Framework? 

Any other feedback and/or advice for the Project Team?  
 

8:50   Wrap-up & Next Steps 
 

9:00 pm  Adjourn  
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WORKSHEET 
1. What do you like about the Preferred Master Plan Framework? 
 
 
 
 
 
 
 
2. Are there any characteristics that you feel should be adjusted/reconsidered or are 

missing to ensure the framework comprehensively captures the Final Guiding 
Principles?  

 
 
 
 
 
 
 
 
 
3. Does the Demonstration Plan appropriately represent the ideas and intentions of the 

Master Plan Framework? 
 
 
 
 
 
Any other feedback and/or advice for the Project Team?  
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 Attachment C: Presentation Slides & Display Panels 
 
Please find a PDF of the Community Meeting #3 presentation on the project website 
under the Community Consultations page  https://www.danforthgarage.com/community-
meetings/  or by clicking on the links below: 
 
Presentation  
 
Display Panels
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Attachment D: Community Meeting Notice Distribution Map  
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Attachment E: Live Typed Notes 
 

The notes below were typed live and projected on a screen at the meeting. The content 
of these notes has not been modified and appears as projected, with the exception of 
minor formatting and spelling mistakes. Please note that these notes are not a verbatim 
transcript of what was shared in the room, as some of the words may have been 
inadvertently changed or missed during the live typing at the meeting.  

Report Back 
Table 1 
Question 1 

- Better than we expected 
- Height of property on Dan 
- Multi-use 
- Preservation of heritage  
- Parking was accounted for 
- Walkability and public space 
- Use of the barns 
- TPS is committed to design consultation 
- Library is still on site and will have prominent space 

Question 2 
- Concerned about what the back of TPS and TTC sites will look like facing the 

houses. 
- Laneway south should not be used for shipping and waste disposal 
- No mention of cyclists. Needs to be plan for cycling access and bike parking 
- Parking plan and traffic for adjacent streets. 
- For TTC access site to the site 
- Environmental sustainability 

Question 3 
- Not enough info to answer but hopeful 

Table 2 
What we liked: 

- Enthusiasm for more employment space – should help the area become more 
vibrant  

- Think the library seems well placed in the corner. It is there now and liked plans 
to keep it there 

Concerns 
- Library would need to be re-locate during construction – may need to move away 

from the street. Don’t think there is any way to get around it.  
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- Sight lines to the barns could be obscured from new buildings – somewhat 
contradicts preserving the heritage of the site.  

- Public parking – any indication of how many spaces will be preserved for the 
public. 

- Need for space in the site for seniors, e.g. library and elsewhere. Specific 
places/spaces for seniors 

- Which construction material will be used for the site? 
Table 3 
What we liked: 

- Many things are likable about the proposal (heritage, open space, vibrancy). 
- Really a good comprise between the 3 options, surprisingly nice. 

What is missing: 
- Approach to the site (pedestrian approach to the site). What is missing is where 

pedestrians are coming from. Mostly coming from Coxwell subway station. Issue 
with connection to the subway station; one goes down Coxwell, which is not 
pleasant. Middle option which is a shortcut and is dangerous. No incentive to 
Jaywalk across Danforth currently but this plan opens multiple incentives to 
Jaywalk across Danforth. Encourage people to cross at Hillingdon and Danforth 
– need emphasize that this is the preferred entry point. Building at this spot does 
not encourage this crossing / not overly welcoming. Should be lowered and set 
back and possibly just expand the library a bit but not significantly the way it is 
planned. Important to open up the corner to make it more welcoming. 

Table 4 
What we like: 

- Park areas, open landscapes that are greenspaces 
- Prefer the library in the corner where it is today.  A new building on the corner 

could accommodate the needs for a larger library and possibly a community 
centre. 

Reconsidered: 
- Building B (the one on top of existing TTC) – much too tall. Would further 

impeded view of iconic stack. Could be lower and possibly the top floor could be 
more of an observation deck / roof top garden. Where people could view the 
stack and lake to the south. 

- Understand desire for taller building. Building F could be a much taller building 
instead. Megan – in previous public presentation we showed a height map. One 
of the realities of the property it is restricted in the site to the south because of 
residential to the south. Most potential for height in the middle of the site. 
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Table 5 
- Wasn’t there a study done that identified Coxwell Subway Station as needing a 

second emergency exit? There was a study completed recently that identified a 
list of 14 high priority subway stations that require additional entrances/exits. 
Coxwell Station was not identified as a high priority station in the study, therefore 
at this time the station does not require a second exit and there are no plans to 
add one to the station. 

- More soft scape and greenspace. Green space welcoming to visitors of all ages, 
and abilities 

- Green roof spaces, including on top of heritage building. 
- Explore possibility of creating usable green space in interim (parcel F) 
- Make Parcel F smaller to allow for more green space. 
- Will the police have day visitors that will be are not police – and can they have 

parking for their visitors / consider where these visitors will park. TPS – There are 
a number of Green Ps in the area we are hoping to avoid having surface visitor 
parking on the site for TPS. 

- The Hospital is redoing their parking – advocate for security on the site during 
construction 

- Permit parking on east side of Hillingdon and possibly on the west side if there is 
room – a narrower street could slow traffic. 

- Like to compensate for obscuring of heritage site by having parcel respect the 
contours of the street car tracks in Parcel A, not just on the street. 

- Understand TTC parking is under Tobias House – also understand that Tobias 
House doses not have visitor parking. Would like TTC to consider giving some of 
their parking spaces for Tobias House residents visitor parking.  

Table 6 
- Any consideration to reconfiguring Danforth and Hillingdon, disaster already. We 

advise that it be reconfigured, including taking out the McDonalds’ drive thru. 
- Concern about refueling at TPS. TPS - We have independent fueling stations. 

Currently they are at the surface, but actively looking at if it is possible to be 
underground 

- Funding for TTC and library? TTC funding – we had some funding allocated in 
previous budgets for design, funding is staged approach. Looking at getting more 
funding next year. TPL – We are on the tail end of this project looking at building 
after TPS and TTC. Senior management is looking to allocate funding in the 
future confident it will come in the future.  

- Walk ways on other side of parcel B could be security concerns – idea to have 
storefronts wrap around the buildings, similar to Carrot Common. 

- Barns, plan for people to go across, do you envision it being open air or would it 
be closed with glass doors? Prefer it be closed.  

- See TTC employees Jaywalking – with the development of the site anticipate 
increased Jaywalking – now is the time to provide safe access from station. 

Table 7 
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What we like: 
- Porous perimeter  
- Density and height for the site, including Parcel A 

Adjustments/reconsiderations: 
- Interim uses should be considered prior and between construction phases. Parts 

of the property that could be repurposed on a temporary basis. 
- A development partner must be included for the development of the garage 

concurrently with the development of TPS and TTC.  
- Recommendation to provide infrastructure first: lighting, sidewalks, etc. 
- Concern about TPS building being on the side street: visibility. Would like to 

make it visible from Danforth or even Coxwell (major street) 
Additional Feedback: 

- Full traffic / parking study for the entire site, rather than one for each individual 
parcel. Understanding the context surrounding the site. 

- Future focus – refueling tanks, in Montreal there are electric stations. Could 
plan/rough these in helping with climate change. 

- Carbon neutrality built in. Look at what the neighbourhood would look like 20 – 
25 years out and include strategies being done by the City. 

Table 8 
- Affordable housing should be rent-geared to income housing. 
- Diversity of users 
- Underground access should include elevators for people with mobility issues. 
- Vehicular driveways need to wide enough for more than one vehicle to allow for 

vehicles to pass WheelTrans vehicles. 
- Don’t make 5 story buildings south of Tobias House because it blocks sightlines 

– define shadow lines. At certain times of day a 5 storey building 15 m away from 
a 6 storey building would have some shadow impacts but would be modest.  

- Look at traffic patterns to ensure pedestrian safety – including smart traffic lights 
- Visitor parking below Tobias House 
- Traffic Planning 
- Hiring people at Tobias House to act as advisors to ensure accessibility issues 

are properly dealt with – recent issues which required the residents and 
Councillor to do some fast work 

- Need rent geared to income and 24-hour supportive housing 
- Library – curb cuts that conventional buses use 
- Put in market value residential housing / condos somewhere on the lot – should 

be both market value and affordable housing to make it a viable neighbourhood 
- Have some kind of plan to enable people that are homeless to move forward in 

their lives and not just use the public spaces and create the perception of more 
problems 

- Access to subway building underground 
- Make sure all spaces are accessible 
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- Mitigate construction impacts (including noise)  
Table 9 

- Would like to see the style of the heritage building be blended in rather than have 
something that is super modern. Dufferin library – the old building versus the new 
building – avoid this type of contrast. Include similar style in new buildings that 
exists in heritage buildings on the site.  

- Use environmentally friendly materials 
- Ergonomically design – to promote walking 
- Use the technology we have today – energy savings etc. – look globally as well 

for ideas and solutions.  
Plenary 

- Thank you for this consultation process. Have participated in other consultation 
processes that were not as good as this. 

Next steps:  
- CreateTO’s responsibility is to deliver the complete Master Plan – we will go to 

Council with a set of recommendations in the first quarter of 2019. Council will 
determine who will have leadership for next phase. 

- Next phase: 
o Explore opportunities for adaptive reuse in the garage – explore interim 

use. 
o All the components need to be underpinned with a business model that 

make it possible and sustainable 
o Consultative process that feeds into everything above.  
o Continue to engage City partners that have expressed interest in being on 

the site.  
- We will communicate through the website and email when the report is available on 

the City of Toronto website. We will let you know through email and on the 
Danforthgarage.com website.  

- Please leave your email for draft summary and future updates; leave your 
worksheets with us; one week from today for any additional feedback. All the 
materials from tonight’s meeting will be on the website at www.danforthgarage.com 
tomorrow morning. 

- Want to thank everyone who has participated in this process as well as previous 
54/55 process. 
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Attachment F: Individual and Table Worksheets 
 
Meeting participants were provided with individual worksheets on the back of the 
meeting agenda. Table worksheets forms were also used to help capture the small table 
discussions, which took place following the overview presentation. Both the individual 
and table worksheets included the same four focus questions: 
 

1. What do you like about the Preferred Master Plan Framework? 
2. Are there any characteristics that you feel should be adjusted/reconsidered or are 

missing to ensure the framework comprehensively captures the Final Guiding 
Principles? 

3. Does the Demonstration Plan appropriately represent the ideas and intentions of 
the Master Plan Framework? 

4. Any other feedback and/or advice for the Project Team? 
5 individual and 6 table worksheets were received. All completed worksheets have been 
transcribed and included below. All feedback in the worksheets have been organized by 
the four focus questions. 

Individual Feedback Forms 

Question 1: What do you like about the Preferred Master Plan Framework? 
 
Response # Response 
1 Library expansion. Housing –low to mid income. Heritage 

preservation.  
2 Porous perimeter and good access into property. Density, space and 

height appear reasonable, we like the height and density of the 
building at Parcel A at Hillingdon Corner –mid-rise is appropriate 
along Danforth.  

3 The public spaces. Covered area for winter use. Multi-use public 
space.  

4 Possibility of a Farmer’s market. Appropriate density.  
5 Overall, it’s very good.  
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Question 2: Are there any characteristics that you feel should be 
adjusted/reconsidered or are missing to ensure the framework 
comprehensively captures the Final Guiding Principles? 
 
Response # Response 
1 If library larger/ better – will be more visits – it is very crowded now. 

Many kids need library space. What will a ‘hood be in like 25-40 
years? Future focus? Pedestrian overhead walking from Coxwell 
subway. 

2 Interim uses should be considered between phases of construction, 
especially the garage buildings. Recommend providing infrastructure 
first. TPS site on Hillingdon –some concern about lack of visibility 
from a Main Street. Important to have a development partner to 
develop the garage currently with new buildings (TPS and TTC).  

3 None mentioned.  
4 Remove as many visitor parking spots as possible. 3 public parking 

lots exist within 100 meters of the site, plus the on street parking.  
5 The building being proposed will block the heritage features of the 

existing TTC barns from the Danforth almost completely. Can another 
type of structure be considered?   

 
Question 3: Does the Demonstration Plan appropriately represent the ideas and 
intentions of the Master Plan Framework? 
 
Response # Response 
1 No comment 
2 No comment 
3 No comment  
4 Yes.  
5 Yes.  
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Question 4: Any other feedback and/or advice for the Project Team?  
 
Response # Response 
1 Carbon neutrality – will buildings be LEED platinum? Storm and 

sanitary usage. Energy generation on site. Water management.  
2 A full traffic/parking study should be done that considers the entire 

property not just each individual parcel. Concern about TPS traffic on 
side streets.  

3 Would like to see housing, especially larger units for families on the 
site.  

4 Consideration for the large number of homeless people in the 
neighbourhood should be included in any design of covered open 
spaces.  

5 Good work overall.  
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Table Feedback Forms 

Question 1: What do you like about the Preferred Master Plan Framework? 
 
Response # Response 
1 Affordable housing with attendant care. Covered spaces – potential 

farmer’s market. Public space. Laneway at the south. Density of uses. 
Like the circular driveway – needs to be wide for more than one 
vehicle. 

2 Enthusiasm for ideas of more employment space, which should in 
theory make the overall neighbourhood much more vibrant.  

3 Like the height of properties on Danforth is lower than first 
contemplated. TPS commitment to design consultation. Public 
ownership of property. Multi-use of heritage. Use of barns, atrium 
effect. Preservation of heritage. Contemplation of parking. Vibrancy 
on Danforth, walkability, public space, destinations. Greenspace, 
children’s playground. Driveway, drop-off. Library location.  

4 Park. Prefer library where it currently is. New building could 
accommodate a large library and may a community center.  

5 Layout: zone 1, 2, 3a + 3b – good use of space. (check mark) 
Commercial building on Parcel “B”. build it and they will come – 
catalyst for change at neighbouring sites (McD’s and Shoppers). 
Commercial (small business) wrapping around onto walkways similar 
to Carrot Common. Keep it safer for pedestrians.  

6 No comment 
 
Question 2: Are there any characteristics that you feel should be 
adjusted/reconsidered or are missing to ensure the framework 
comprehensively captures the Final Guiding Principles? 
 
Response # Response 
1 Don’t like 5 storey building south of Tobias (blocks sunlight). Need to 

look at traffic patterns –ensuring pedestrian safety. Smart traffic lights. 
As few as parking spots as possible. Visitor parking below Tobias 
House. Traffic planning for increased use of intersection at Coxwell 
and Danforth. Hire Tobias House residents as advisors.  

2 Concern about public parking available – would like indication about 
how many parking spaces at the site will be reserved specifically for 
the public to use rather than just employee parking. Question about 
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what construction material is planned on being used at the site. Need 
for public space in site, in library or elsewhere for services, due to 
aging population, especially in this area. Bike parking seem like open 
space in front of parcel B could fit on sides?  

3 Consideration of parking of TPS, TTC, Parcel F buildings onto 
residential properties on Woodrow-overlook, windows, view. Garbage 
displace and removal. Don’t use 3b are for shipping and receiving, 
waste disposal, etc. Walkway adjacent to 3b laneway to allow 
pedestrians/cyclists to get through. TTC access! Parking plan/traffic 
control for Woodrow and Hillingdon. Full traffic and parking study. 
Plan for cyclists –cyclist navigation, parking. Plan for environmental 
sustainability – carbon neutrality. 

4 “building B” (above existing TTC Building) – too tall. This would 
further impede the view of the iconic, historic stack. Could be lower 
and reserve the top floor for “observation dock” – view of the stack 
and the lack to the south (rooftop garden). Building F could be a much 
taller building instead no the same shadow casting restrictions.  

5 Refueling at TPS sit a). where will pumps be? b). where will tanker 
park/refill? (check mark) connection to Coxwell Station – new 
residents, –TTC and TPS employees, -visitors to site will all be 
jaywalking to get to the subway. Stronger ideas for Parcel “C”. (check 
mark) Consideration given to how TPS building will be viewed from 
neighbouring sites given security requirements (chain-link fences etc) 

6 Pedestrian approach to site.  
 
Question 3: Does the Demonstration Plan appropriately represent the ideas and 
intentions of the Master Plan Framework? 
 
Response # Response 
1 Clarify how this would provide rent-geared-to-income housing with 

24/7 support as an urgent priority. Provide covered pick-up zone from 
Wheel Trans area with all-weather access to Tobias House, public 
areas, and library.  

2 Library seems well-placed at its current corner as it’s highly visible 
and accessible. The concern would be that it will need to relocate 
during construction to somewhere else in the complex (probably in 
the barns somewhere). Sightlines to the Barns are partly/ mostly 
obscured by new buildings which seems to contradict the plan of 
preserving and sharing the heritage aspect of the site.  
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3 Yet to be seen.  
4 No comment 
5 Yes.  
6 Yes.  

 
Question 4: Any other feedback and/or advice for the Project Team?  
 
Response # Response 
1 Market value residential housing (condo). Construction safety and 

accessible. Covered spaces would be used by homeless, folks into 
the area and this should be considered in the design. Build 
underground access to Coxwell Subway Station. Ensure buildings are 
accessible in a safe way (stopgap.ca) Luke Anderson runs 
stopgap.ca. Mitigate noise and disruption to mobility during 
construction. (Noise includes police and fire).  

2 Biggest concern brought up in facilitated discussion was how the 
current design would encourage jaywalking – this project’s main goal, 
or at least one of them, in the next stage should be to thoroughly 
review the expected pedestrian flow as sage and smooth as possible. 
Site should aim to be environmentally-friendly (preferably LEED 
certified) with lots of greenspace.  

3 Good work! For future consultation meetings, please take into 
account events that are already planned in the neighbourhood. Earl 
Haig PS’s Winter Concert was this evening, so much of the 
community (families with young children) are there.   

4 No comment 
5 Traffic studies will be conducted – when? Where will funding for 

Library + TTC come from – already allocated? Intersection of 
Hillingdon/Danforth/Woodington to be “rejigged”? Question: Would 
mixed use building (“barns”) be open air (similar to liberty market 
building with individual stores inside) or closed on either side with 
through access (closed preferred) for community? (24 hours?) 

6 No comment 
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Attachment G: Online Feedback Forms 
 
On December 15th, the day following the Community Meeting, all the meeting materials, 
including: the presentation; agenda; display panels; and an online feedback were 
posted to the project website. The online feedback form was available until December 
20th, one week following the meeting. A total of 10 feedback forms were received and 
have been included below. All responses have been organized the questions included 
in the form. 
Question 1: What do you like about the Preferred Master Plan Framework? 
 
Response # Response 
1 The Danforth frontage is great, and the reuse of the bus barns looks 

interesting, especially the potential to use them as public spaces year-
round. 

2  It's bold because it introduces higher density to the neighbourhood and it 
introduces mixed use in the proposed development - it's progressive. I also 
love the idea of public open spaces and connectivity between all sides of the 
block. 

3 The concept of a heritage space is a real nice touch, but I think there is way 
too much concrete, which will make the place look less welcoming. It needs 
stone tiling or something to match well with the green space and the 
surrounding buildings. We have enough concrete as is, and we do not need 
to become another downtown core condo space. 

4 No response provided.  
5  I like that the library will be facing Danforth. I like that there will be green 

areas and open space for markets etc. 
6  I like locating the library on the Danforth. I like the transportation plan (loop 

road off Coxwell and laneway on south edge) and pedestrian plan. I like the 
below grade parking and I hope it includes adequate parking both for the 
merchants/businesses, as well as the public. 

7 The concept of the community area is great--I love the idea of having a 
place to be able to sit and enjoy the space at leisure, but also creating a 
central hub in which the community can relax and do recreational activities 
in a public environment. 

8 Putting in actual greenspace/park. Having spaces that can serve a couple of 
different functions. Like the height of Building B as long as it is set back from 
the street but not blocking the skylights of the heritage building 

9 No response provided. 

10 Bravo! In my opinion, the team has done a great job in taking the feedback 
of the community and applied the changes to the Preferred Master Plan 
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Framework. I appreciate the thoughtfulness of the Vehicular Circulation. 
Especially the loop — great consideration to the Tobias house, and general 
flow of traffic towards the main road, the detail indicating the secondary TPS 
access points and secondary vehicular access from Hillingdon for TPS. We 
have friends who live close to the Dovercourt TPS Division it’s a smart 
design, it’ll fit right in the neighbourhood, renderings on Page 38 looks great. 
Also big fan of the buffer space/and greener between the secure driveway 
and south residents on Woodrow. Open Space plans are great, appreciate 
the visual references to specific areas—this really helps us to connect the 
idea to what is possible for those spaces. Also like how the spaces are 
connected to each other to create their own unique flow throughout the 
proposed space. Multi-Use Court is in a great location, especially for it being 
connect to the Vehicular Loop. Smart use of new buildings to adaptive re-
use of zones 1+2; pleased to hear that the future development will consider 
reflecting the historical movement patterns throughout the whole space. 
Nice move in the Heritage Court - opportunity for gathering is what we need. 

 
Question 2: Are there any characteristics that you feel should be 
adjusted/reconsidered or are missing to ensure the framework 
comprehensively captures the Final Guiding Principles? 
 
Response # Response 
1 I think there is too much space given over to cars: the full laneway and the 

loop area take away valuable public space. A laneway that doesn't cut 
through the full space, accessible off Coxwell, seemed adequate for the 
TPS/TTC uses, and there is ample space surrounding the site for drop-off or 
other car uses without shortchanging potential greenspace building F. 

2 I was unable to attend all of the public meetings, so I'm not clear as to what 
the presentation deck means by "mixed use" - but I'm hoping it includes the 
possibility of residential uses, whether it's for affordable housing or housing 
for the vulnerable (people with disability, seniors, lower-income). 

3 No response provided. 

4 No response provided. 

5 I am not okay at all with a 10 story building facing Danforth Ave. I am a 
home owner on Strathmore Boulevard facing south. I do not want to look out 
my window each day to see a towering building. It is completely out of 
character with the neighbourhood. There is no reason the building should be 
10 stories high. 

6 There isn't enough open public space on Danforth Ave. There appears to be 
less than in ether of the old Options A & C. The one open public walkway is 
between two tall buildings and will be shaded most of the day. This fails to 
animate the street. The small green space on the east would be more 
beneficial on the north side of the site. I don't like the suggestion of and 
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allowance for, residential uses because residential uses fail to generate 
employment. I'd much prefer the Police to be sited prominently on Danforth, 
not hidden at the back of the site. They only need 3 storeys, they should be 
piggybacked over the TTC building on Danforth which would make that 
public space more welcoming and useful. The taller buildings should not 
encroach on or shade the public spaces. They are best located n the south 
of the site. 

7 For the outdoor open space, the examples for the multi-use court, it needs 
less grey concrete and more implementation of wood textures as shown in 
the interior heritage court and internal public way. The multi-use court 
current looks very lifeless and cold, which makes the area look not 
welcoming at all. Perhaps including more terraces (in addition to flowers and 
better shrubs, as green hedges makes the area look way too corporate) and 
wooden trellises to add more life into the area. In addition to this, please 
including some table areas to provide opportunities to enjoy the outdoors 
during the Spring/Summer/Fall seasons as creating this kind of environment 
is not only welcoming but provides incentives for small business owners 
(which the Danforth is known for) to come in and open up shop. Having 
cafes and other boutiques nearby will create a great community not only 
between customer and business owner, but also points of interaction 
between community members through regular use. As for the vehicular 
traffic (not the loop, but the street that connects Coxwell to Hillingdon), 
please consider incorporating a one-way traffic system from Hillington to 
Coxwell as there is already congestion as Coxwell is a very busy street that 
creates a path from the Gardiner to the Danforth. As it is also a residential 
area with two schools nearby, having extra traffic on Coxwell will strain the 
street traffic of cars, but also impede on the pedestrian and traffic 
relationship. If the street from Hillingdon to Coxwell is only for TTC & the 
Toronto Police use, then that is okay. 
 

8 I recognize that a number of very vocal people want parking. I do not. But I 
also know that all the existing parking on Danforth - the Green P, the private 
Shoppers Parking, etc. could all become condos before we know it, so I 
reluctantly think there should be some Parking on site. 

9 No response provided. 
10 Good work! 
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Question 3: Does the Demonstration Plan appropriately represent the ideas and 
intentions of the Master Plan Framework? 
 
Response # Response 
1 I would like to see residential space confirmed, and ideas on how to connect 

the site to Coxwell subway station, either via tunnel or with a redesign of the 
Danforth in that area (mid-block crossing, median design, etc.) 

2 Yes. 

3 No response provided. 

4 No response provided. 

5 No response provided. 

6 Not very well. There are too many compromises to the Vision/mission. How 
does this animate the Danforth with one small public walkway? Where 
would public art be sited so as to be visibly prominent? The laneway on the 
south should be a regular public laneway the same as is found throughout 
the east end. What will stimulate employment with this Master Plan? 

7 It mostly does in exception to the driveway. Please look above for my 
concerns. 

8 I think so? 

9 From previous comments by others inclusion of greenery is agreed upon in 
the neighborhood ( urban agriculture / gardens ). Slide 29 + 32's indoor 
greenery is welcome - hopefully a form for future online feedback will be 
present :) 

10 Yes, good work! 

 
Question 4: Any other feedback and/or advice for the Project Team?  
 
Response # Response 
1 I think the mixed-use buildings could probably all double in height, 

particularly if that would allow for a fulsome mix of residential and office 
space. 

2 Keep up the good work! And please consider including parts of the 
development for Open Door/similar program for increasing affordable 
housing in the city. 

3 No response provided. 

4 RE: Vehicular Circulation / Ramps / Loading Docks / Loop Road-Driveway – 
Concerned about possible 24 hour noise pollution for homes located on 
North side of Woodrow Avenue due to constant traffic to and from 
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Underground Parking Garages. Thinking of things like automatic doors 
constantly opening and closing and/or of trucks coming and going from the 
loading docks, possibly idling and contributing to noise pollution AND air 
pollution. Also concerned about noise and vibrations during the building 
phase which will affect businesses conducting their activities from the home. 

5 The buildings should be a maximum of 6 stories high. The neighbourhood 
currently has a small town feel to it and a 10 story building would be 
completely out of character. It is unnecessary and not fair to those hard 
working home owners on Strathmore Boulevard. 

6 Please suggest a new project name. 

7 More wood and less concrete. Rid of the idea of a fountain (if that is even a 
thing) if is nothing but a money sink and adds nothing to how people use the 
community space. 

8 I missed the end of the meeting, so will check to see what else was 
spoken.... 

9 No response provided. 

10 Great job on the presentation, I’m not familiar of the process on how your 
decks developed for the communities but this Dec 13th presentation really 
communicates with specific areas (and with visual references to the ideas) 
and steps in details. And as someone who wasn’t able to attend this 
meeting due to work, this didn’t leave me with any questions, and I feel my 
suggestions and concerns were out into this execution. Good stuff! 
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Attachment H: Email & Phone Feedback 
 
Following the meeting a total of 7 emails and 1 phone call were received. Aside from 
removing any identifying characteristics, the emails have been included as they were 
received.  

Email #1 
This looks like it should be a very exciting development project for the area, and I am 
sorry I was unable to attend any of the community consultation meetings.  As a result, I 
have a concern that may have already been addressed. 
My main concern is the library. As It stands, and given the space it has, It is completely 
inadequate for the community.  It is extremely cramped, dark and 
unappealing.  Particularly disgraceful are the children's area and the computer 
access.  This is an area experiencing growth in young families, yet the children's 
department is tiny, collection and display space quite small, and lack of good seating for 
caregivers and children to read together is sadly lacking.  Similarly, the few public 
computers, not only are a disservice to a community that includes a newcomer and a 
low income population, but creates an unpleasant atmosphere with arguments and 
contention over computer times and use. 
It's one good feature is the large meeting and programming space. 
I see that 20, 000 square ft have been allowed for the library, but only one storey.  I'm 
sorry but I don't know how that compares to the existing space. If it is more, great.  In 
either case, please refer to my comments above. 
There is always the argument that rearranging and making better use of existing space 
will solve the problem.  My experience of such is that it may improve things cosmetically 
and have better traffic flow, but as it does not address the key problem, ie inadequate 
space, it just moves issues to other areas. 

Email #2 
I will look at the report from the meeting more closely, and am initially very pleased to 
note that plants and trees still figure well in the plans... as you know, we are very keen 
to see options for community-led food initiatives on this site, especially in configurations 
than can lend to multi-generational activities. 

Email #3 
I feel strongly that TPS should be visible, rather than hidden away on a side street 
(Hillingdon). 
Coxwell would be a much more suitable location. The Police station’s visibility in the  
neighbourhood is vital, especially to people in crisis, children, residents without cars, 
new Canadians, etc. To truly serve, protect, interact with, and be open and welcoming 
to the neighbourhood, the neighbourhood needs to be able to see where it is. 
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An added bonus for Tobias House is that the 2-storey TPS would have less impact on 
their light and views than the one on the plan. 
A separate issue: 
Wherever TPS locates on the site, it’s incoming traffic from the north, turning left into it, 
will cause huge traffic back-ups. 
The community meetings were well-run and insightful.  
I hope that these comments are considered. 

Email #4 
Unfortunately, I was unable to stay until the end of the meeting. While some of my input 
was included on the question paper, I wanted to provide my thoughts on the plan as 
presented. 
1)  Overall I like the layout of the buildings as shown in the proposal. I am however, a bit 
concerned about the amount of traffic that the driveway around parcel F would cause, 
especially for those with mobility issues. I hope that the traffic issue is considered and 
minimized with the use of traffic calming, signage or other strategies.   
2)  My main issue surrounding the proposal from meeting #3, is the development of 
Parcel F. While the outline for proposed buildings on the site shows only a 5 story 
building on Parcel F, that height would still have a negative impact on all Tobias House 
residents, disabled or not, on the south side of the building. There was a comment 
made by the architect that there was a requirement that the proposed buildings on the 
site could not cast shadows on the houses on the north side of Strathmore Blvd. When I 
spoke with Meghan the architect from DTAH she told me that there was no similar 
requirement to mitigate shadows or ensure sight lines for the tenants on the south side 
of Tobias House. 
After I studied the proposed building parcels I think I have come up with a solution, 
which is locating the new library on Parcel F. The benefits of this layout would be as 
follows: 
  *    Parcel A has a stated area of 17,76 square feet which is shy of the 20,000 square 
feet desired by the library to make it one level. Parcel F on the other hand, has a stated 
area of 22,475 square feet which would give the library the single story they desire, plus 
room for the 2 parking spaces they would like, as well as a Lay-by area for book 
deliveries. 
  *   While this library location isn't on the Danforth as desired, it would still be both close 
to the Danforth, and on a major street with easy subway access. 
  *   The lower one story library building on this parcel would be much more desirable 
from a Tobias House tenant point of view since it wouldn't cast shadows or block any of 
the sight lines for the south facing tenants. 
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  *   There was a discussion about retail on the bottom level of a residential building on 
Parcel F. I think retail here would be a hard sell since it not along the Danforth where 
the vast majority of other retail is located, making Parcel F more suitable for the library. 
  *   Since parcel F will likely be one of the last to be developed, it will give the library 
more time to find funding, since they presently have none. 
  *   Having the library located on Parcel F would allow a new library to be built while 
leaving the current location open. 
  *   Once the library was built, the current library could be developed into a residential 
building with retail located on street level on Danforth where most retail is located and 
there is a higher likelihood of interest in the space. 
  *   There would also be an opportunity to develop some paid underground parking for 
the site under the library on Parcel F, keeping in my mind traffic concerns stated above. 
I think this layout is the best option for addressing all but one of the requirements the 
three stakeholders have set out, while minimizing the impact for Tobias House south 
facing tenants.  
3)  In a discussion with one of the other disabled Tobias House tenants at the table I 
was at, you mentioned that the Director, Community Health Services for Tobias House 
Attendant Care had been involved (on the Local Advisory Committee) from the start of 
the consultation process. A discussion then ensued about the difference in the type of 
service currently being offered by Tobias House and the services Tobias House seems 
interested in with regards to possible accessible units in any residential development on 
the site. 
I would like to provide some additional, clarification information for the record. In its 
simplest form, there are three levels of attendant services in the community: 
a)  Outreach - This is where someone only needs a limited amount of help, say in the 
morning and the evening and can manage on their own after that. In this case all they 
require is an accessible house or apartment and the help they need is provided by an 
agency that sends someone to them. 
b)  Direct Funding - This program where the government provides funding to an 
individual and they are able to hire their own attendants or to contract and pay an 
agency to provide them. 
c)  24 Hour Attendant Care - This is where an agency has attendants in a building who 
provide care for a number of people 24 hours a day and can respond to urgent requests 
as required, and is the service Tobias House currently provides. I have high care needs 
as well as requiring quick response times to for example, clear my airway. The 24 hour 
model is what allows me to live in the community, as there is no other viable option. 
While I understand that there is also a person with a disability who receives attendant 
services from Tobias House on the Local Advisory Committee, neither this disabled 
Tobias House Committee member, nor the Tobias House Director, Community Health 
Services has communicated with the rest of the people who receive attendant services 
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and who are clearly very interested in this project. What is clear from discussions at our 
table during the second Master Plan meeting however, is that with respect to any on site 
accessible housing, Tobias House is only, or at least primarily interested in Outreach 
Services as described in numbers a & b above. 
It is important for all stakeholders involved or interested in the Danforth Garage 
redevelopment to know that Tobias House does not necessarily speak for everyone 
who receives their attendant services at this location. I, and other disabled residents 
who attended the community meetings are much more interested in 24 hour attendant 
services being offered in any possible accessible residential apartment units. I am also 
confident in saying that many other people who receive attendant services in the Tobias 
House building agree with our interest in the 24 hour mode. 

Email #5 
I am providing feedback below to the recent Danforth Garage Master Planning Study 
Community Meeting regarding the proposed phasing of the implementation of the 
Development on this site. 
re:  Phasing for Interim Uses on the Danforth Garage Site 
The proposal for interim uses for the Barns buildings is an excellent one for the 
community. Toronto has seen significant cultural events take place in the yet 
undeveloped industrial building stock of the city in the last few years such as the 
Luminato festival during two subsequent years at the Hearn (shown in photo), the 
Design Festival at the Unilever Building as well as events at the Brickworks Site. A 
request should be prepared to Council for the moneys required for the implementation 
of modifications to meet safety and fire code standards for public events as soon as 
possible on approval of the Master Plan. This is a possible revenue generating interim 
use if implemented effectively.  
To support interim uses of a variety of scales, the staging of vehicles dropping off and 
picking up equipment, furnishings, food and people needs to be considered to not 
create congestion on either Coxwell Avenue or Hillingdon Ave. 
If the drop off multi-use court was created at the same time as the lane to the south, in 
phase one, then both the Tobias house and the Barns interim uses would have a means 
of dropping off and picking up people etc. and parking the numerous trucks required to 
create the temporary events anticipated. Even a small farmer's market requires a place 
for vehicles to sit for a number of hours in proximity to the event space! 
The completion of this multi-use court would also provide the possibility of creating a 
green space at the parcel of land allocated for Building F. For the community it would 
create a sense of progress on the site instead of seeing a construction site in limbo for 
many years and address the critical parking concerns which would arise in order to 
make a variety of uses welcome on the site.  
Ideally the public edge of the Barns on Hillingdon Ave. would also receive the surface 
treatment selected and implemented in front of the police station however the functional 
uses of the 'C' road/ multi-use court are a greater priority. 



Attachments: Community Meeting #3 (13 December 2018)     

Email #6 
I’ve been reviewing the assorted ideas.  It seems to me that Tobias House will be 
surrounded by a lot of construction for a long time.  I have concerns for the disabled the 
seniors and the poor who live at Tobias House - with limited resources and mobility how 
will those people get away from constant pressure of the major construction seemingly 
everywhere around them?  What mechanisms are going to be in place to address this.   
 
Can you give me an idea of when this work might start and how long the construction 
phase will be?  How long do you expect that this re-development plan will been in 
progress because undoubtedly the entire community will be affected by the ongoing big 
construction plans?  Is the construction phase expected to be a 5-year time frame? 

Email #7 
Dear members of CreateTO, Sherwin, DTAH, ERA Architects and all other consultants 
involved in the Danforth Garage Master Planning Study, 
I would like to thank you all on behalf of the Neighbours of Danforth Garage Association 
for the extensive consultation process you have set up during this study, and for 
listening to our concerns and feedback and incorporating them in your plans. 
We are pleased with your recommendation that the low-rise TPA offices be located at 
the South-East corner of the Danforth Garage lot and that their vehicular access on 
Hillingdon be secondary rather than primary.  We are also very pleased that the 
proposed Hillingdon Parkette will now cover the entire section of zone 2 to the East of 
the barns, i.e the full width of the barns.  
I would now like to raise a few final issues for your consideration in the next few pages: 

1. Street parking for residents during and after construction. 
2. Pedestrian traffic flow between Coxwell subway and Danforth Garage.  This is an 

elaboration of a discussion I had with Gabriella Sichera at the last community 
meeting. 

3. Character of parcel A 
We thank you again for providing us this final opportunity for feedback.  Please feel free 
to forward NDGA contact information to the parties involved in the next stages of 
planning, as we would like to continue to provide feedback throughout the lifetime of this 
project. 
The following concerns have been raised about the impact of the proposed Danforth 
Garage (abbreviated as “DG” in the rest of this document) Master Plan.   
Street parking for residents during and after construction. 
Unlike many residential blocks in the area, the residential block to the east of the DG 
(bordered by Danforth-Woodrow-Hillingdon-Drayton) does not have a back lane with 
residential garages.  Two other nearby blocks are similarly configured without back 
lanes and associated parking spaces: the block directly East (bordered by Danforth-
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Woodrow-Drayton-Bastedo) and the block directly South of the Garage (Woodrow-Earl 
Haig-Coxwell-Hillingdon). 
Most of the houses on Hillingdon across the DG do not have front parking either: one 
has a grandfathered parking pad and there are also two mutual driveways on the block, 
but all the other residents of that block of Hillingdon must rely on permit street parking 
for their own vehicles.  Permit parking area 9A is already approaching capacity and 
residents cannot always park their cars next to their homes.  Visitors with vehicles also 
scramble to find space because of complicated and inconsistent parking rules from one 
street to another in the area.    
The proposed changes to the DG will definitely increase the number of visitors to the 
area both during the day and in the evenings, and will worsen the parking situation.   
Furthermore the construction of the DG will put an additional vehicular stress on the 
Western side of Hillingdon, which is currently the only side of the street where permit 
parking is allowed. 
Suggestion 1: Maintain DG Hillingdon Street Wall as long as possible 
Leaving the Hillingdon garage street wall in place during phase 1 of the construction 
and directing construction vehicles to enter the TPS and TTC construction sites at the 
northern entrance across from McDonald would help greatly with parking and traffic on 
Hillingdon.  It would also mitigate noise and dust issues.  
Suggestion 2: Permit parking on East side of Hillingdon 
Moving permit parking to the East side of Hillingdon during the rest of the construction, 
and possibly afterwards, would help with parking and traffic congestion, at least during 
the construction. 
Suggestion 3: Onsite Visitor Parking 
During the last public meeting a member of the public suggested that the Danforth 
Garage not offer any visitor parking in order to encourage the public to take public 
transportation.  We respectfully disagree: for a great variety of reasons it is not feasible 
to expect all visitors to the DG facilities, whether to the TPS, library, or the barns, to 
arrive by public transit.  Furthermore, if there is to be some residential development on 
the DG site, it is also not reasonable to expect these residents and their visitors to never 
require any parking.   The number of people accessing the area will increase 
substantially and the neighbourhood streets have no space for any overflow from DG.   
It is imperative that the site provide public parking for its visitors.    
Suggestion 4: Extend 9A Permit Parking to Include DG Visitor Parking 
In spite of all the suggestions above, it is inevitable that visitors to the site will end up 
parking on streets adjoining DG during the day, taking up parking spots that are 
currently used by residents and their guests.  To avoid forcing residents of the area to 
park far away from their home and “play musical cars” in the evening, on street permit 
parking area 9A should  include parking in the visitor parking area of the Danforth 
Garage.   
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Pedestrian traffic flow between Coxwell subway and Danforth Garage 
The pedestrian circulation proposal in the DG master plan includes 2 major entrances 
on the South side of Danforth and possibly 3 additional secondary access points also on 
Danforth in addition to the two Coxwell and Hillingdon entrances. 
However, the majority of pedestrians visiting DG from outside of the area will be arriving 
by TTC at the Coxwell subway situation, which is situated North of Danforth.  They can 
walk safely to DG as shown below by using existing sidewalks (yellow) and pedestrian 
crossings (white boxes).  

 
Figure 1 – Pedestrian circulation from Coxwell station to the Danforth garage 
Unfortunately the two quickest routes from the subway to DG will be the two unsafe 
routes in red which consist of cutting across a parking lot and jaywalking across 
Danforth.   It should be noted that pedestrians already jaywalk across Danforth to reach 
DG.  However, most of the current jaywalkers are adult TTC employees.  Other 
members of the public do not bother taking this risk because there is no advantage to 
be gained since the DG frontage on Danforth between Coxwell and Hillingdon is now 
impenetrable.  With  two entrances to the DG on Danforth, jaywalking will be much more 
tempting for all DG visitors.   
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Furthermore, the proposed path dotted in yellow will provide a very tempting shortcut 
between the subway and Hillingdon.  The people who will be tempted to use this 
shortcut daily are children attending Earl Haig Public School whose current paths to 
the school are shown in light green going South either on Coxwell or Hillingdon. 
Suggestion 5: Pedestrian Crosswalk 
The distance between Coxwell and Hillingdon is 210m.  The  GDCI Global Street 
Design Guide recommends providing level crossings every 80-100m at a minimum. 
(https://globaldesigningcities.org/publication/global-street-design-guide/designing-
streets-people/designing-for-pedestrians/pedestrian-crossings/).  GDCI,  the Global 
Designing Cities Initiative is a program of NACTO, the National Association of City 
Transportation Officials, of which Toronto is an international member.  
The guide states: “Provide level crossings every 80–100 m in urban environments. 
Distances over 200 m should be avoided, as they create compliance and safety issues.  
If it takes a person more than three minutes to walk to a pedestrian crossing, he or she 
may decide to cross along a more direct, but unsafe route. Pedestrian crossing spacing 
criteria should be determined according to the pedestrian network, built environment, 
and desire lines. Designers should take into account both existing and projected 
crossing demand.” 
This describe the situation at the DG very accurately.  As explained above, the existing 
crossing demand is low, but the projected crossing demand will be significantly higher.  
A pedestrian crosswalk halfway between Coxwell and Danforth would solve this 
problem. 
Examples of such pedestrian crossings close to traffic lights can be found downtown on 
Dundas St. East at Bond St., halfway between the two traffic lights at Victoria St. and 
Church St., which are 190m apart, and on Wellesley St. halfway between Yonge St. and 
Church St. in front of the hospital. 
Suggestion 6: Underground Passage between Coxwell Station and DG 
Coxwell currently has only one platform exit located to the West of the platforms.  A 
second exit on the Eastern side of the platform would improve TTC customer safety 
both on the platforms and on their way to the DG.  This second exit would also line up 
reasonably with the middle of the DG.  The area that would need to be dug for this 
purpose is currently a parking lot, which is the best possible site in these situations. 
This second exit would have the additional advantage of improving subway access for 
Tobias House residents. 
Suggestion 7: No Diagonal Shortcut  
The proposed diagonal shortcut has many desirable qualities, but as explained above, it 
would provide an unnecessary incentive to jaywalk.  If neither of suggestions 5 or 6 are 
implemented, the shortcut should be removed 
Suggestion 8: Move a Woodington Pedestrian Crossing Westward 
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Another way to reduce the temptation to jaywalk across Danforth is to reduce the 
walking distance to the corner of Danforth and Hillingdon by moving one of the 
Woodington crosswalks to the West of Hillingdon.  
This could be implemented by having both crosswalks at Hillingdon, in a similar 
arrangement to the intersection of St. Clair and Wychwood below: 

 
Figure 2 – Crosswalks at St Clair and Wychwood 
Alternatively, only the outer crosswalks could remain as is the case at Danforth-
Westlake.  This has the added advantage of keeping the entire intersection completely 
clear of traffic, which facilitates vehicular left turns. 
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Figure 3 – Crosswalks at Danforth and Westlake 
However, because of  the McDonald drive through, there is already more traffic turning 
left from Danforth to Hillingdon than from Woodington to Danforth.  These left turns will 
only increase with the vehicular ramp for lot A on Hillingdon.   The Wychwood approach 
might therefore be more appropriate for the DG intersection.    
Figure 4 on the next page shows the resulting pedestrian paths between Coxwell 
Station and the DG if suggestions 5 to 8 (in green) were all implemented.  The 
additional opportunities for safe crossing of Danforth would probably more or less 
eliminate the risk of jaywalking.  As mentioned earlier, the diagonal shortcut could 
probably be reinstated if the new crosswalk in suggestion 5 was implemented. 
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Figure 4: Proposed additional pedestrian paths to the Danforth Garage (in green) 
Character of parcel A 
The aerial view of the DG from the North (Figure 5 on the next page) seems to provide 
an appealing Danforth frontage: the building on parcel A balances Tobias House by 
matching its bulk.  However, the street view of South-East corner of  Danforth and 
Coxwell (Figure 6 on the next page) is a clear reminder that the North-West corner of 
the DG, while very practical in nature, will never be an inviting architectural delight that 
will entice visitors to the site.  Unless they have specific business to conduct at Tobias 
House or at the building on parcel F, most visitors will only be interested in entering the 
site either on the remainder of the Danforth frontage or on Hillingdon.   Simply put, the 
tourist/community/heritage appeal of the DG site is to be found in its North-East section.  
If the DG site is to have any success as a community hub / heritage attraction, care 
must be taken with this corner of the site 
Even though building B is quite tall in comparison with the barns, it does not detract 
from this appeal and does not interfere with this goal because its location, far from both 
Danforth and Hillingdon leaves room for a pleasant vibrant ground level experience 
depicted in all the photographs of the Master Plan.  
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Figure 5: Danforth Garage Master Plan View from the North 

 
Figure 6: South-East Corner of Coxwell and Danforth 
The same cannot be said of the proposed building A.  As currently envisaged, this 
massive structure, with solid tall walls close to both of it streets and a parking ramp 
entrance (not depicted on any of the visuals) is not significantly different from Tobias 
House in the way it occupies the North-East corner of the site, and it runs the risk of 
making this corner as unappealing as the North-West corner above.   It blocks the view 
of the Hillingdon barn entrances and of the interesting Danforth façade.  
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This would not necessarily be a problem if there were alternative pleasant approaches 
to the DG site, but there aren’t any: as was correctly identified in the Master Plan, zone 
1 is “ vibrant, active, extroverted, welcoming, porous, fine grained with multiple entries, 
contributing to the energy of the Danforth” and Zone 2 is “ dynamic, connective, open 
volumes, publicly accessible, interpreting heritage, contributing to the flanking streets”.  
These requirements are mostly  realized in the North-East section  of the DG site, 
because they cannot be realised elsewhere due to the nature and positioning  of the 
existing structures on the site.  Therefore the North-East corner of the site needs to be 
central approach to the site and as such it needs to remain porous, with enticing 
sightlines of the DG which invite visitors to stroll westward or southward in order to  
explore the site through one of the Danforth or Hillingdon entries.    
The proposed massive non-porous building on parcel A, which blocks the views of the 
garage both from the East and from the North completely fails at that and runs the risk 
or undermining the success of the site as a vibrant community/heritage destination in 
Toronto. 
With its exciting heritage nature, the Danforth Garage site has much potential as a force 
for revitalizing this area of the Danforth.  Its success would undoubtedly lead to 
improvements in the character of both sides of the Danforth next to it.  It would be a 
huge shame to waste this potential in order to maximize the usage of a 50mX33m 
parcel of land. 
Suggestion 9: Scale Down and Open Parcel A 
Of all the adjectives in the Master Plan that can be applied to this parcel of land, the 
most crucial towards the success of the Danforth Garage is “porous”.   
The most desirable way to achieve this porosity is to not have any building on this 
parcel of land and simply extend the Hillingdon Parkette into parcel A, possibly with a 
slightly more urban feel along Danforth so as not to dissipate the energy of the site. 
However, if there is to be any building on this parcel, it cannot overwhelm the most 
appealing corner of the site, as the proposed building does.   This can only be achieved 
by scaling it back on all fronts:  it need to be much lower, set back further from the 
sidewalks, and altogether less monolithic and less square. 

Phone call #1 
Like TPS being located on the SE corner of the site to mitigate noise for Tobias House 
Residents 
Concern about installing walkway / pedestrian path on the east side of Tobias House 
because of potential noise, vandalism, crowds, etc. 
Would like to see a safe, ideally underground connection, to Coxwell Subway station 
from the site. 
 
 


