
 
 
 

info@blooreast.org Bloor Street East Neighbourhood Association Page 1 of 5 

Corinna Prior, Community Planner, City of Toronto;  via email: corinna.prior@toronto.ca 
 
Re:  Development Application for 350 Bloor Street East 
 
We are pleased that the Applicant and City are agreeable to a Working Group process for some of the 
below issues and we look forward to receiving both the Terms of Reference and Schedule.  In order to 
facilitate some of the discussion, in the attachments below we put forward in more detail some of our 
concerns that we would like discussed. 
 
The subject Development Application for 350 Bloor Street East is within the Bloor Street East 
Neighbourhood Association (BENA)’s footprint.  Prior to the public meeting held on December 12, 2022, 
BENA held its own internal meeting on December 5, 2022, to gather feedback and provide some 
information to our residents and members.  While all residents within BENA were invited to attend, we 
focused on the residents from 300, 360 and 388 Bloor Street East as the most affected residents. Over 
40 interested people attended our December 5th meeting!  Finally, as BENA is a member of the Midtown 
Ravine Group, we also consulted with members of it on some of the environmental effects on the 
Rosedale Valley Ravine. 
 
By way of background, as indicated in the public meeting, BENA has a history of being supportive of 
development, when appropriate. BENA has participated in Site Plan Working Groups and Construction 
Management Plans within our footprint as well as neighbouring ones where our residents have been 
affected.  We have monitored construction and at the request of former Councillor Wong-Tam; hosted 
and facilitated meetings during construction for the properties on Hayden Street which was very 
challenging for all concerned.  BENA’s membership includes several muti-unit residential and mixed-use 
buildings of varying ages from newly built to approximately 40 years old.  At our monthly meetings, we 
have discussed the infrastructure challenges that our developers have left the property Boards of 
Directors, residential owners, and business owners, to struggle with.   
 
While the City of Toronto will have other planning issues to resolve and comply with City wide 
objectives; we have local issues that we believe need to be addressed within the context of the bigger 
planning framework.  We also understand that many issues that are local are addressed at the Site Plan 
or Construction Management Plan stages, however we believe they need to be addressed now in order 
to ensure that the building can be built with minimal impact on our community.  This 350 Bloor Street 
East development application is within a block that is seriously infrastructure challenged which will be 
discussed in this submission. 
 
Attached are topics that we would like to see addressed and/or discussed in a collaborate way as we 
would expect that, Rogers, a member of BENA would hope for and benefit from.  BENA’s objective in 
this discussion, is to use our local knowledge and experience in hi-rise living and management to 
mitigate as many of the infrastructure challenges as possible from the construction phase all the way 
through occupancy and beyond.  It is our hope that the residents and businesses within the new building 
will become members of BENA and have as little infrastructure issues as possible.  We recognize, as is 
with all applications, the end user is not part of the discussion. 
 
Respectfully submitted; BENA with Attachments. 
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Attachment 1:  General Overall Concerns 
 
1. Shadow Impacts and Sky-view 

We have concerns that the project shadows will fall on residential property in Rosedale and Bloor 
Street East neighbours, the natural areas of the Rosedale Valley Ravine, and the sports fields of 
Branksome Hall.  Specifically, 

a. Resident concerns are loss of access to sunlight either through shadows or sky-views: north 
side of 360 Bloor St. E especially but also 388 Bloor St. East and South Rosedale. 

b. Unless reduced, residents of South Rosedale may have to adjust gardens to shade gardens. 
c. The composition of soil and plants may change. 

 
2. Wind and Noise Issues 

From our lived experience: 
a. The Rosedale Valley Ravine is a wind tunnel with significant winds which have increased 

over the last 20 years.  We have concerns that the wind studies do not adequately reflect 
the actual winds that may be experienced. Winds have blown patio furniture off balconies 
and construction materials off construction projects. Thankfully to date no one has been 
injured, yet. It is a serious accident waiting to happen. 

b. The Rosedale Valley Ravine walls amplify the traffic noise coming from the Rosedale Valley 
Road.  With increased traffic and speeding, the ravine walls act at a sound amplifier as the 
sound waves bounce off the walls and reflect up into the neighbourhood on both sides of 
the ravine.  While the studies work with sound within the building, can the building 
materials address sound baffling and/or absorption? 

c. Vibration and noise from the TTC Line 2 (Bloor-Danforth subway).  We assume the TTC will 
require a noise statement in the Declaration of the condominium. 

 
3. Other Considerations (may be addressed by the circulation to City departments or other 

studies by the Applicant) 
a. Utility – capacity limits? 
b. Electrical work on Bloor St. East is still outstanding – will it be fixed if it impacts the project? 
c. Natural Gas pipes where will they go? 
d. Mechanicals and air intake and exhaust positioning – will they impact neighbouring 

buildings as well as the project itself?  Our own defects can be discussed to try not to repeat 
the issues experienced in our buildings and how we impact others. 

e. Rainwater/stormwater – Adequacy to ensure it does not impact the ravine vegetation and 
cause soil erosion.  Some of us have experience here. 

f. Pet facilities for both residents and the general population. Can note the current uses. 
g. Other considerations may arise out of discussions. 

 
4. Community Benefits 

BENA supports enhancements to the Rosedale Valley Ravine as part of this package and 
a. Supports the recommendation by the Midtown Ravine Group that a native tree nursery be 

established for stewardship within the ravine. 
b. Supports other benefits such as improved and expanded access to the ravine. 
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Attachment 2:  Transportation Review (includes Construction Management Plan 
and Site Plan) 
 
A separate meeting is suggested to address the concerns within this attachment. 
 
Overview 
Bloor Street East from Sherbourne to the Mount Pleasant access ramp has unique challenges to this 
portion of Bloor Street which affects all phases of construction and the future life span of the building.  A 
few are as follows: 

a. First and foremost, Bloor Street is an arterial road and as a collector has a wide variety of 
types of vehicles using the roadway. 

b. 360 and 388 Bloor St. East access in and out from their parking garages are to Bloor Street 
only.  Since they do not have secondary exits, they have eastbound and westbound Bloor 
Street privileges.  Vehicles exiting these buildings need proper sight lines to exit safely. 

c. 360 Bloor St East does not have an interior loading dock, requiring loading and unloading of 
trucks and other vehicles (e.g. moving vans) to use their layby.  Those large trucks that do 
not fit within their layby, are required to use the pay and display parking outside their 
building. 

d. Cycling lanes which are now permanent, will be redesigned and rebuilt when Bloor Street 
East is rebuilt. 

e. No westbound (left) turn from northbound Parliament St onto Bloor Street, has resulted in a 
significant volume of northbound traffic turning left onto Bloor Street from Sherbourne.  
Furthermore, through traffic from Parliament St travels westbound along Howard Street to 
Sherbourne, turns north (right) onto Sherbourne then west (left) on Bloor Street.  

 
Construction Management 
The above issues present challenges to building safety from a traffic movement perspective.  It has been 
inerrant that if a building receives zoning approval, the City will be obligated to allow it to be 
constructed.  In this case we see serious impediments to its safe construction.  We note Councillor 
Saxe’s motion (https://www.toronto.ca/legdocs/mmis/2023/mm/bgrd/backgroundfile-230412.pdf) 
 at the last Council meeting to address the issue of development construction on Bloor Street.   
 
In support of this motion, we submitted and attach (Attachment 3), our submission to the Toronto and 
East York Community Council on our recommendations with respect to the construction activity at 387-
403 Bloor St E.  We were not the only concerned citizens with these safety issues.  It was subject to 
media coverage and the attention of cyclists and cycling groups.  Additionally, Bloor St East was closed 
on at least three occasions with debris either falling or blown off the building.  One of those was on a 
weekend with debris having blown onto both Bloor and Sherbourne Streets and damaging the 
Condominium to the east.  Another time a piece blew off the building landing and piercing the 
pedestrian protection that was in place for the building across the street. 
 
Some of the construction issues that need to be addressed prior to approval for 350 Bloor St East: 
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a. Where will construction trucks be allowed to idle – Bloor Street is not an option for any truck 
parking in a safe manner other than in the pay and display area which we would suggest should 
not be allowed to be used for any construction purposes due to the needs of 360 Bloor St E. and 
other temporary needs. 

b. The bike lane and roadway should not be allowed to be used other than providing pedestrian 
overhead protection. 

c. BENA has concerns with the City’s ability to ensure the Construction Management Plan is 
complied with, and how can this be accomplished.  We have observed “area creep” that bleeds 
out into the non-designated areas in our monitoring of Construction projects.  This site has no 
elasticity for this kind of expansion. Construction Management Plan compliance is poorly 
enforced. 

d. Sight lines for the driveways to the east need to be maintained at all times (a paid duty police 
officer or security guard are ineffective from our experience). 

e. The possible need for vibration monitoring for adjacent properties (360 Bloor St E) in 
accordance with Municipal Code 363 3.6(D) which includes public consultation, public 
communication and complaint protocols. 

 
Parking and loading and unloading after construction  
It is the position of BENA that a building, once built, should meet within its boundaries its needs through 
all stages of the its life, as well as its residents.  Buildings require active management of maintenance 
activities as well as major repairs and replacements as they age.  In addition, the office, main floor retail 
and individual residential units have their own ongoing demands; including refurbishments and 
leasehold improvements over time. 
 
We attach our submission for the parking requirement review to demonstrate some of those needs in a 
generic way not site specific of a Condominium without office use.  Office servicing demands would only 
lengthen the list.  We note that some of the activities may require more than one service vehicle.  For 
example, a new type of fire inspection requires the Mechanical Contractor, Fire Protection Contractor 
and the Property Manager all to be in attendance.  
The mix of residents in the residential units also changes over time with many aging in place as our 
current member buildings are experiencing. 
   
We acknowledge that the City recently passed a new bylaw on parking requirements for new builds in 
which we participated.  We understand that these are minimums from which to start the discussion on 
site specific needs.  We also note that one of the objectives of these minimums was to address ways to 
make new builds less expensive for purchasers as parking spaces are expensive to build. 
 
Topics for discussion include: 

a. Traffic circulation. 
b. Parking needs of not just the residential but also must include the office space and ground level 

activities within the building.  We note the public parking survey for the surrounding area mostly 
privately owned and/or operated parking to which some is subject to either approved or 
submitted applications for rezoning. 

c. Handling of informal vehicle drop-offs for residents, office workers, and deliveries. 
d. Bloor Street cycling infrastructure to allow for couriers, food deliveries, short stay cyclists. 
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e. How the cycling infrastructure works to meet the Cycling Guidelines for access. 
f. Servicing of the building – how handled including activities such as leasehold improvement, 

renovations to units, maintenance requirements of the building as it ages per the preamble 
above. 

g. Servicing the disabled and accommodations such as Wheels-Trans. 
 
Due to the already overloaded demands on the public realm, as well as the unique traffic challenges, we 
believe that the development must be designed to not add to these challenges.  Adding more may have 
the effect of negating Vision Zero, impact the use of the cycling lanes, and overall impede the movement 
of traffic along an already busy arterial roadway. 
 
By way of reference, we recently participated in the 625 Church Street application which is at the Site 
Plan phase.  This building at 625 Church is very comparable to the 350 Bloor St East proposal with 
ground level commercial, office space, then residential space above.  The number of residential units is 
approximately 651 vs 675 and slightly less office and commercial space.  Manulife plans on operating 
the entire building with leases for the commercial space and residential tenants for the residential units.  
This operation will be like the Manulife Centre at Bay and Bloor.  The Manulife’s parking is 260 spaces 
comprised of 228 residential and 32 visitor/office.  Per their consultants, Manulife considers this to be 
the minimum amount of parking they are required to operate the building based on their experience 
and projections.  
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Toronto and East York Community Council    by email: teycc@toronto.ca 
Ellen Devlin, Secretariat Contact 
2 floor, West Tower, City Hall 
100 Queen St W 
Toronto, ON M5 2N2 
 
February 14, 2022 
 
Re:  TE31.52 Construction Staging Area - Time Extension - 387- 403 Bloor Street East 
 
Dear Members of the Toronto and East York Community Council; 
 
The Bloor Street East Neighbourhood Association (BENA), is an incorporated Non-Profit Community 
Association.  The Association has as its member, business, including the Post Media Building (directly 
adjacent to the site) and Rogers Communications (corporate head offices at 333 Bloor St E, 1 Mount 
Pleasant and 350 Bloor St E), Condominium Corporations, Churches, purpose built rental buildings, as 
well as individuals who are within our footprint.  We do not have a BIA at this part of Bloor Street East 
resulting is the Association assuming many of the roles of a BIA. 
 
We are writing to you to request systemic and specific to the above site changes to Construction 
Management Plans which include the use of the public realm. 
 
Requests: 

• A better mechanism to allow Staff to effect changes to a Construction Management Plan 
where safety issues are identified, taking into consideration Vision Zero. 

• Transparency to the public regarding regular inspection of Constructions Staging Areas 
(checklist or a reporting posted similar to that used by Public Health for restaurants). 

• Better communication to the BIA, Community Association and others, as defined by Council, of 
the terms and conditions of the permit and allowable activities by the contractor around the 
site. 

• An automatic review and reporting on the staging areas when the road conditions change (for 
example the introduction of bike lanes as for this site). 

• Consistency of worksites throughout the City.   
• Increased number of Work Zone Coordinators. 

 
We have a long history of working with Councillor Wong-Tam’s office on the implementation of CMPs 
going back to the multiple sites on Hayden and Charles.  We have witnessed improvements and consider 
our requests a continuation of this process of making our City better. 
Improvements that have been: 

• Mayor Tory’s election promise and carry through to work towards less use of the streets. 
• Councillor Wong-Tam’s development of “KWT Motion”. 
• Increase in occupancy fees resulting in creative means of using other ways to construct than the 

use of the streets and sidewalks. 
We are asking for the next steps. 
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Reasons for our Requests 
 
Mechanisms to Effect Change 
Transportation Staff should be given more authority to make immediate changes to the conditions for a 
site without having to go through Council if they see unsafe conditions with reporting to Community 
Council to follow.  Mayor Tory’s implementation of full council approval for certain sites has done its job 
and should be scrapped.  
 
Transparent Inspections of Worksites 
It is our belief that the public needs to feel safe and some sites do not feel safe including this one.  
Regular inspections and reports that are available to the public would give us a measure of trust in the 
public process. 
 
Better Communications to Stakeholders 
A laymen’s language document outlining the specific conditions placed on the Developer should be 
available to review and used as a checklist in a monthly meeting (if the Developer is willing to be co-
operative) with the Community stakeholders to keep the Developer cognizant of its responsibilities and 
not fall into bad habits.  Many sites are multiple year projects and as is human nature, they start to get 
lax.  This could provide a mechanism to keep everyone on their toes.  We also suggest, that if the site 
involves a bike path, that a cycling advocate, which may be CycleTO, be included as stakeholders. 
 
Automatic Review of the Plan when conditions Change 
Whenever a new bike track or lane is approved by Council, a review and report regarding any CMP along 
the route to ensure if complies with the 2017 approved Guiding Principles or any subsequent approved 
Principles. 
 
A report from Transportation Services titled Update on Vision Zero Speed Management Strategy and 
Related Initiatives dated December December 20, 2021 went to the Planning and Housing Committee in 
January of this year.   On page 13 speaks to “Implementation of Greater Safety Measures for Cyclists 
during Construction Activity” and it conclusion and recommendation at the end of this section states: 
 

“While improvements have been made for accommodation of cyclists during construction 
activity since the Guiding Principles were developed in 2017, improvements have been 
inconsistent, generally addressed on a project-by-project basis. In order to achieve more 
consistent measures for greater safety for people cycling in areas where there is construction 
activity, Transportation Services is planning an update to the Guiding Principles document to 
clarify and strengthen the requirements, and include additional training for Transportation 
Services Work Zone Construction Coordination staff on cycling infrastructure.” 

 
Consistency from one site to another 
Allows both the Developer and community to know what to expect.  We experienced push back from 
the Developer with the subject site as the requirements for this site were not the same as another of his 
sites. 
 
Increased number of Work Zone Coordinators 
This should be self-evident as the needs for inspections and more complex site conditions come on 
stream. 
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We have included a series of pictures to demonstrate the pedestrian conditions and cycling 
environment in an around the subject site which will be used in our deputation.   
 
While the site does not at the moment have a significant volume of pedestrians, we note that the office 
buildings at the National Post and Rogers have a COVID on site work force of approximately 3 to 400 
persons.  Representatives for those buildings reported at our November AGM, that once the COVID 
restrictions are lifted, the workforces will expand to 5 to 7,000.  Many of these will be coming from the 
Sherbourne Subway station, thus passing by the site.  Our concerns are that the walkway provided, 
especially with the “pinch points” will not be adequate.  We note that there is no underground access to 
the office buildings from the subway as is at Bloor and Yonge and other stations. 
 
In conclusion, our requests can be summed up with a request for a more accountable, transparent, 
dynamic and consistent process.  With respect to this site, we do not accept that it is operating 
acceptably as per the Staff report. 
 
Respectfully submitted; 
 
Linda Brett, President, BENA 
On behalf of BENA 
Cc:   Councillors Wong-Tam and Layton 
        Mayor Tory 
        Barbara Gray, General Manager, Transportation Services 

Craig Cripps, Manager, Construction Coordination and Traffic Mitigation, Transportation 
Services 
CycleTO 

Bcc:  Operations Committee BENA 
 

Appendix of pictures attached 
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The following shows the construction 
use of the bike lane and the resulting 
impact on the Bloor and Sherbourne 
intersection bike lanes. 
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The following shows the construction 
experience of pedestrians.  
Obstructions, vandalism and graffiti.   
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See narrow entry points whereas the 
walkway once entered is regulation  
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Planning and Housing Committee 
c/o City Clerk 
By email: phc@toronto.ca 
 
January 17, 2021 
 
Dear Committee Members: 
 
Re:    PH 20.4 Proposed Review of Parking Requirements for New Developments   
Dear Committee Members; 
 
We are writing in support of the above proposed review of parking requirements for new developments 
and request that the Committee adopt the following motion in bold in order to include parking 
requirements for service providers over the various life stages of the building.   
 
In particular we request that in addition to the development community the end users and suppliers of 
services be included in the consultation process.  Therefore; we request that the Staff recommendation 
be amended to request the inclusion of such persons or entities as Property Managers, Reserve Fund 
Consultants and others who are knowledgeable in the parking needs of the service providers to the 
building over the life of the building.    
 
We attach an example of a building maintenance schedule to illustrate the needs of service providers to 
access parking within a building.  Added to this regular parking, over time the needs of the repairs and 
replacements of building as contemplated by the thirty-year Reserve Fund Plan add pressure to the 
parking facilities provided by the building.  Also, as a building ages, the repairs and renovations to units 
within the building add to that demand.   Currently; this parking is provided by the shrinking availability 
of “guest parking”.   Hopefully through this consultation process, another category of parking can be 
identified as “service provider parking” to acknowledge and address their ongoing needs. 
 
We believe this is a unique opportunity to access the end users who are reluctant and, in most cases, 
refuse to comment on these issues on a specific development.     
 
In conclusion, this review is necessary and timely.  From our experience, it is not only the construction 
costs of parking that is very expensive, so is the ongoing maintenance of parking garages.  We suspect, 
in consultation with the service providers you will find that when parking is separately deeded with 
maintenance fees attached to each parking spot, those fees do not cover the actual maintenance costs.  
Those additional maintenance costs are then borne by all owners as indicated in the report. 
 
Respectfully submitted; 
Linda A Brett, President BENA 
On Behalf of BENA 
CC  Committee Members 
 Councillor Layton, Ward 11 Councillor 
Bcc BENA Executive 
Attachment 
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Common Residential Hi-Rise Servicing Requirements that may require short term Parking
and/or Access to a Service Elevator

Frequency Item Comments
D M-F Mail Delivery Van Possible Mon to Friday deliveries
P Waste Stack Cleaning Required periodically; Management Discretion
P Roof Anchor Inspection TSSA specifies requirements
SA Full load Generator Test Code requirement
A Thermo graphic Scan of Electrical Wiring Discretionary - advisable
P Window Washing Discretionary - likely twice or three times per year
P HVAC Maintenance Per agreement and TSSA requirements
P Pest Control Per agreements 
P Pool Maintenance Per agreements 
P Fitness Equipment Maintenance Per agreements 
M Elevator Maintenance Contract Monthly or per TSSA requirement
P Elevator Cab and Common Element Maintenance Per agreements 
M Fire Protection - Monthly Fire System Inspection Code requirement
A Fire Protection - Annual Fire System Inspection (Full inspection including in suite) Code requirement
P Common Element Carpet Cleaning Per agreements 
P Fire equipment Inspections Code requirement
5 Y Hydrostatic Testing of Fire Hoses Every 5 years per code
P Access Control and  Security Features (Cameras) Inspections Per agreements 
P Mechanical Contracts other than HVAC Per TSSA requirements and agreements
P Bi-sorter Maintence and Repairs Per agreements 
P Compactor, Garbage room and garbage bin Cleaning Per agreements 
U TSSA Inspectors May inspect at anytime without notice
P Other Items required by TSSA and/or Ministry of Labour Requirements are issued; compliance required
P Plumbing Repairs (both building and residential units) As required
P Local Garage repairs As required
P Repairs per inspections included above As required per inspection reports
I Building Envelope Repairs/ Maint (Can take a significant amount of time) Required as the building ages
P Resident Renovations As required
P Resident Move In/Out As required

Legend D = daily
M = monthly
SA = semi annually
A = Annual
P = periodically
U = unknown
I = infrequently
5Y = every 5 years
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