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1 INTRODUCTION 

1.1 This statement, dated February 12, 2019, to be presented to the City of Toronto Committee of Adjustment 
has been prepared by Kassel Prince P.Eng., PMP, and provides my preliminary transportation planning 
opinions with respect to the minor variance application for 105 Wells Hills Avenue, located in the City of 
Toronto. 

1.2 This statement will refer primarily to the Proposed Day Nursery at 105 Wells Hill Avenue Toronto Parking 
Needs and Traffic Assessment Study prepared by Tedesco Engineering dated February 6, 2019.  

2 Basis of Opinion 

2.1 In providing my statement I will reference, where appropriate, the study prepared in support of the 
development, other documents provided as part of the minor variance submission and my experience. 

2.2 I will provide my transportation opinion with respect to transportation related aspects of the Minor Variance 
application made to permit a proposed day nursery use at 105 Wells Hills Avenue. 

2.3 These opinion statements are regarding the transportation assessments undertaken, and the findings, 
conclusions and recommendations proposed, as contained in the report submitted on behalf of the 
Applicant. 

3 Transportation Opinion 

Study Area Network  

3.1 The subject site is 105 Wells Hill Avenue, which is situated approximately 40m south of the St. Clair Avenue 
West and Wells Hill Avenue intersection.  

3.2 The subject site is located in a developed residential area with direct driveway frontage along Wells Hill 
Avenue. The site driveway provides access to Wells Hill Avenue and the report indicates no plans for 
revision or relocation of the access. It is noted that driveway access is located completely on the City 
boulevard and that Wells Hill Avenue accommodates both northbound and southbound traffic flows. 

3.3 Due to the alignment of Wells Hill Avenue the existing site access is located on a tight horizontal reverse 
curve with challenging northbound approach sight lines and tight radii. It is also quite close to the St. Clair 
Avenue intersection. Indeed, the Study identifies the importance of vehicles exiting the site in a forward 
motion due to safety concerns of sight line impacts. Reference has also been made to improvements on 
Wells Hill Avenue to provide a side walk which would improve sight lines, but it is not clear how this potential 
sidewalk might affect vehicular sight distance.  

The Study does not provide a sight line analysis using engineering guidelines to demonstrate that safe sight 
lines are present at the access to accommodate the increase in site-related vehicle traffic under existing 
conditions, or post implementation of the planned sidewalk on the east side of Wells Hill Avenue. 
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Pick-Up and Drop-off Activity (PUDO) 

3.4 The Tedesco Engineering Study forecasts “between 5 and 9 vehicles during the AM and between 5 and 8 
vehicles during the PM peak 30 minutes”. The study references the proposed Sackville daycare study in 
Cabbage Town and “assumes” dwell times of: 

 3.5 to 4.5 minutes AM Typical  
 3.5 to 6.5 minutes AM Worst Case  
 4 to 8 minutes PM Typical; and  
 4 to 10 minutes AM Worst Case  

The PUDO dwell times used for the Sackville study have been challenged at the Toronto Local Appeal 
Body (TLAB) as being understated. It is noted that the proposed PUDO arrangement for the Sackville study 
requires parents and daycare students to cross the street to complete both pick-up and drop-off (PUDO).  

3.5 The Study further asserts that dwell times were validated via simulations of PUDO activity at the Wells Hill 
site using a pre-school child. It is unclear however if the staged simulations of PUDO operation were used 
to match a predetermined assumption and whether the captured a full range of likely conditions. 

3.6 It is further noted that Tedesco’s subject site Study (and his Sackville study), used “assumed” PUDO dwell 
times and were not derived solely from any observations / surveys of any existing daycare facility. Since 
the PUDO dwell times are critical in determining the effective impacts of vehicular volumes, this is a major 
weakness in the Tedesco Study, and should be further investigated before any development approvals are 
granted. 

3.7 As part of TMIG’s work supporting the City of Toronto’s opposition to the proposed Sackville daycare 
facility, PUDO dwell times were recorded at the Mighty Kids Day Care (14 Verral Avenue, Toronto) and 
Matthew John Day Care (135 First Avenue, Toronto). Observations on a typical day revealed dwell times 
of up to 10 minutes in both the AM and PM for Mighty Kids and up to 10 minutes in the AM and 15 minutes 
in the PM at Matthew John. 

Based on observed dwell times at the existing daycares, it is my opinion that dwell times assumed for the 
proposed Wells Hill Avenue site are not consistent with typical day to day operation for a similarly sized and 
situated daycare and are not reflective of actual conditions; as observations exceeded even the worst case 
assumptions made in the Tedesco study. 

3.8 The Tedesco Study assumes that dwell times for summer and winter will be the same and does not seek 
to adjust dwell times for seasonality. No data has been provided to substantiate the rationale for this 
assumption. 

3.9 It is my opinion that dwell time surveys should be conducted at a minimum of two functioning daycares 
(proxy sites) and that the Tedesco Engineering Study should be updated to reflect actual data for PUDO 
activity. 

3.10 Given the likelihood that PUDO dwell times have been understated, it is my opinion that the worst case 
scenario should be relied upon for the minimum PUDO parking requirement for the site. Simulations in 
Section 4.3 of the Tedesco Engineering Study shows a parking demand of four or more cars occurs on 13 
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of the 20 AM (65%) simulations and 14 of the 20 PM (70%) period simulations. The average of all 20 
simulations shows a demand of approximately four vehicles. 

Based on the Tedesco analysis, the site should provide five parking spaces to accommodate established 
demand; at a minimum four parking spaces for PUDO should be provided. TMIG reserves the right to 
comment on PUDO requirements for the site, pending revised analysis that incorporates observed dwell 
times from operational daycares.  

Parking 

3.11 A zoning notice for the site dated November 30, 2018 based on Zoning By-law 569-2013 stated: 

The required minimum number of parking spaces for the introduction of a day nursery within the residential 
building is 2 parking spaces. 1 parking space is required for the dwelling unit. A total of 3 parking spaces are 
required for the residential building. 

The proposal will have existing 1 parking space maintained on the lot. 

[200.5.10.1.(1) Parking Space Rates] 

Parking spaces must be provided at a minimum rate of 1.0 for each 100 square metres of gross floor area, for 
a day nursery. 

3.12 The Tedesco study proposes up to three parking spaces be provided on-site to accommodate PUDO. The 
parking plan proposes either three parking spaces be located in the City owned boulevard to the north of 
the site or two spaces on the site’s driveway.  

The lands to north of the site are not owned by the applicant, and City authorization is needed for 
implementation of the parking plan. Transportation Services have stated that provision of two parking 
spaces in the driveway is not feasible since it interferes with access to/from the existing on-site garage, 
thus the proposed parking arrangement does not work for this site. 

3.13 No dedicated parking spaces are proposed on-site for daycare staff. Although the site is close to a transit 
station it is anticipated that at least one member of potential 6 / 7 staff members would drive to the site 
requiring a parking space. Given that staff arrive before students, the use of one of the three PUDO parking 
spaces for staff would reduce the site’s capacity to accommodate the (we believe understated) PUDO 
demand and will adversely impact site operation. Furthermore the study claims the demographic of early 
childhood educators are often young and non-car owning, but there is no data to substantiate this claim, 
just more assumptions.  

3.14 The boulevard to the north of the site contains a very large tree located adjacent to the site driveway, that 
has an estimated diameter of approximately 44 to 48 inches (111 to 122cm) measured at a height of 4 feet 
from the ground. Based on the City of Toronto’s tree protection policy, the tree would have a protection 
zone of approximately 6.6 to 7.32 metres. A portion of the boulevard is subject to the Ravine Protection 
bylaw and should the tree reside within ravine protection by-law boundary the protection zone would be 
even larger. 

The tree protection policy prohibits the access, parking or movement of vehicles, equipment or pedestrians. The 
Study provides no assessment of the tree protection zone and its impacts / limitations on proposed on-site 
parking. This assessment must be conducted to confirm the viability of the parking plan proposed for the site. 

3.15 Considering the combined AM and PM parking demand analysis conducted by Tedesco Engineering in 
Section 4.3 (see Attachment A) assuming each of the simulations represents a school day in a typical 
month (i.e. 20 days), even the potentially understated PUDO parking demand proffered in the report would 
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exceed the proposed on-site supply (3 spaces) approximately 4 days out of a 5 day school week during 
either the morning or evening period, irrespective of the duration of the overlap. This overflow demand is 
likely to promote: 

 vehicles stopping on the driveway blocking other vehicles from exiting, requiring the vehicle 
stopped on the driveway to reverse onto Wells Hill Avenue to clear the blockage (unsafe due to 
geometry of the roadway and limited sight lines),  

 on-street parking by parents along Wells Hills Avenue, which may impact traffic flow, sight lines 
and general safety in the vicinity of the site access, or  

 vehicles waiting in the travel lane to enter the driveway and PUDO area, whilst allowing on-site 
vehicles to clear thereby causing congestion / blockage of the travel lane. Queues created due to 
this blockage may also impact the operation of the St. Clair West and Wells Hill Avenue 
intersection. 

Traffic Assessment  

3.16 Section 2.3 of the Study provides a review of traffic volumes obtained from the City for the intersection of 
St. Clair Avenue West and Wells Hill Avenue (see Attachment B). Two-way peak period traffic volumes 
along Wells Hill Avenue of 50 vph 8:15 to 9:15 AM and 165 vph 4:30 to 5:30 PM were reported. 

A review of the City’s traffic volume by TMIG resulted in 174 AM two-way trips and 195 PM two-way trips 
at the site access during the hours of 8:15 to 9:15 AM and 4:30 to 5:30 PM respectively. Explanation of 
the traffic volume discrepancy between these two data sets as quoted in the Tedesco Engineering Study 
is required to ascertain the reliability of the Study’s conclusion. 

3.17 No operational analysis of the site driveway access or the St. Clair Avenue West and Wells Hill Avenue 
intersection was conducted. As previously stated the site driveway is located just 40 metres south of the 
St. Clair Avenue intersection and without an operational analysis it is unclear if existing or future queues 
are / may spill back from the intersection and interfere / block the site access. Blockage even for a short 
period would impact both the site operation (inbound and outbound) and traffic flow on Wells Hill Avenue 
as vehicles may block through traffic as they queue to access the site or stop / park on Wells Hill Avenue.  

The Tedesco Study estimates that the proposed daycare will generate 18 AM and 16 PM two-way site trips 
during a peak 30-minute period, but no material analysis was provided assessing the impacts of these 
additional vehicles or their turning patterns. While the quantum is not a large number, combined with the 
deficiencies noted previously, it is unclear how such traffic can be accommodated off or on-site.   

It is my opinion that traffic impacts to the site access and proximate intersection must be more thoroughly 
assessed. 

Sight lines 

3.18 The impacts to sight lines with future narrowing of Wells Hill Avenue with the introduction of sidewalks is 
unknown. Given the site can only accommodate 3 spaces based on the proposed parking plan, occasions 
when 4 or 5 cars may need to park (such as in poor weather, or if dwell times are indeed understated in 
the Study) would result in drivers having to use other means besides the designated spaces to park, such 
as on-street (currently illegal along Wells Hill Avenue).  

It is my opinion that sight line impacts should be thoroughly assessed for existing and future conditions at 
the site driveway.  
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3.19 Given the tight horizontal reverse curve near the site access and short intersection spacing to St. Clair 
Avenue West and Wells Hill Avenue, conducting of collision analysis should be considered as part of a 
safety review for increased operations at the site access.  

Traffic Calming 

3.20 TMIG has been advised by the City that speed bumps have been considered for Wells Hill Avenue, 
implementation however is to be confirmed. The Tedesco Engineering Study recommends the use of 
rumble strips. It is noted that the Transportation Associating of Canada (TAC) Canadian Guide to Traffic 
Calming summarizes disadvantages of rumble strips which include “negative impact on cyclist and should 
not be used in areas with high traffic volumes of cyclists” and it increases noise levels by 3 to 4 dB (see 
Attachment C). The guideline also states rumble strips should be used only when standard warning or 
regulatory signs have been shown to be ineffective. Common practice notes that the use of rumble strips 
are discouraged in residential areas due to noise generated by cars passing over them. 

Wells Hill Avenue is classified as a “Quiet Street” cycling route in the City’s cycling network as shown in 
Attachment D. Given the residential nature of the neighbourhood and the roadway designation, it is my 
opinion that use of rumble strips would not be appropriate for the area. 

4 Summary Opinion 

4.1 It is my opinion an assessment of the tree protection zone for the large tree located on the north side of 
the site adjacent to the driveway be conducted. The assessment must be used to confirm the viability of 
the parking plan proposed for the site and a determination made on whether the PUDO parking demand 
can be accommodated on-site. 

4.2 It is my opinion that dwell time surveys should be conducted at a minimum of two proxy sites to derive 
actual dwell times for PUDO activity at the proposed site. PUDO parking demand should be re-evaluated.  

4.3 It is my opinion that a thorough sight line assessment that reviews all conditions identified must be provided 
to confirm safe operation of the site access can be accommodated. This should also include a collision 
analysis. 

4.4 It is my opinion that there is a need to more thoroughly and appropriately assess the traffic operations of 
the proposed day nursery given the proximity of the adjacent intersection and the potential for blockage to 
the site access. 

4.5 It is my opinion that provision should be made to accommodate the vehicular accumulation levels identified 
within the Tedesco report reflected for the “Worst Case” conditions. This means that 5 parking spaces 
should be provided to accommodate an acknowledged level of PUDO activity. 

4.6  It is my opinion that one space should be provided for staff parking on-site in addition to PUDO parking.  

4.7 In my opinion the proposed parking plan will not fully accommodate the operation of the proposed daycare 
at this location given the potential for challenging ingress/egress from the site, potential congestion on 
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Wells Hills Avenue due to on-street stopping or parking, and the potential overburden of the proposed 
parking supply. 

4.8 It is my opinion that traffic increases should be fully assessed in terms of defining traffic volume changes 
and operational impacts. Insufficient work has been presented to date to allow for a reasonable assessment 
of impacts. 

4.9 It is my opinion that although the Zoning By-law 569-2013 has a minimum parking requirement of two 
spaces for the daycare, appropriate PUDO facilities should not be sacrificed for the purpose of satisfying 
a minimum requirement, given that it potentially creates an unsafe environment.  

4.10 It is my overall opinion that the transportation and parking assessment done to date does not support the 
approval, from a transportation perspective, of the day nursery application at this location and that further 
transportation related assessments should be undertaken and duly considered prior to any approval to 
permit the development of a daycare on the site. 

 

 

 

 

 

Kassel Prince, P.Eng., PMP 
Project Engineer 
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ATTACHMENT A 

Parking Demand Analysis (Worst 
Case) – Tedesco Engineering 
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ATTACHMENT B 

Turning Movement Count Data 
(St. Clair Ave. W & Wells Hill Ave.) 
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ATTACHMENT C 

Canadian Guide to Traffic Calming  
(Rumble Strips) 
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ATTACHMENT D 

City of Toronto Cycle Network 
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