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STAFF REPORT 
ACTION REQUIRED  

2055 Kennedy Road – Official Plan, Zoning & 
Subdivision Applications – Final Report   

Date: November 12, 2007 

To: Scarborough Community Council 

From: Director, Community Planning, Scarborough District 

Wards: Ward 40 – Scarborough-Agincourt  

Reference 
Number: 

File Nos. 06 186899 ESC 40 OZ and 06 186819 ESC 40 SB 

 

SUMMARY 

 

The above-noted applications propose amendments to an existing draft approved plan of 
subdivision, for a new mixed-use community, and related amendments to the official plan 
and zoning by-law for the lands located at 2055 Kennedy Road.   

The proposed draft plan of subdivision includes the easterly extension of Sufferance 
Road, a new local road network, the creation of six development blocks, a public park 
and lands for a future transit terminal. The total density of development and the number 
of dwelling units remains the same as previously approved by the Ontario Municipal 
Board. Community benefits which were 
previously secured have also been 
maintained.  

This report reviews and recommends 
approval of the proposed draft plan of 
subdivision and associated applications to 
amend the official plan and zoning by-law.   

The proposed amendments represent good 
planning and will result in a development 
that is appropriate for the site and area.   
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RECOMMENDATIONS 

 
The City Planning Division recommends that:  

1. City Council amend the Official Plan substantially in accordance with the draft 
official plan amendment attached as Attachment No. 6.   

2. City Council amend the Employment Districts Zoning By-law No. 24982 of the 
former City of Scarborough substantially in accordance with the draft zoning by-
law amendment attached as Attachment No. 7.    

3. City Council authorize the City Solicitor to make such stylistic and technical 
changes to the draft official plan amendment and/or draft zoning by-law 
amendment as may be required.  

4. Before introducing the necessary Bills to City Council for enactment, require the 
owner to revise the Metrogate Agincourt Development Urban Design Guidelines 
to the satisfaction of the Chief Planner.  

5. City staff continue to work with the applicants to explore alternate approaches to 
storm water management and that City Council authorize associated 
encumbrances to the public park, provided they are to the satisfaction of the 
Executive Director, Technical Services, the General Manager, Parks Forestry & 
Recreation and the Chief Planner.   

6. City Council recommend to the Chief Planner that the draft plan of subdivision be  
approved, generally as illustrated on Attachment No. 1, subject to:  

(i) the conditions as generally listed in Attachment No. 8 , which except as  
otherwise noted, must be fulfilled prior to the release of the plan of 
subdivision for registration of any phase thereof; and  

(ii) such revisions to the proposed subdivision plan or such additional or 
modified conditions as the Chief Planner may deem to be appropriate to 
address matters arising from the ongoing technical review of this 
development including matters related to storm water management and 
park conveyance and encumbrances.   

7. Authorize the City Solicitor to amend the existing S. 37 agreement as necessary to 
reflect any needed changes which result from the ongoing review of the specific 
terms and conditions related to the required community benefits.  
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Financial Impact 
The recommendations in this report have no financial impact.  

DECISION HISTORY  

In 2005, the Ontario Municipal Board (OMB) approved official plan and zoning by-law 
amendments, and a draft plan of subdivision, proposed by 1309230 Ontario Limited 
(Canderel Stoneridge Equity Group) to permit the development of a new mixed use 
community on the subject lands. The approvals permit a maximum of 2,100 residential 
dwelling units; a new local road network; a 1.7 acre central public park; office and retail 
uses; and lands for a future transit terminal.   

Section 37 community benefits were also agreed to, as discussed further in this report, 
and are secured in the OMB approved zoning by-law and within a registered agreement.    

Detailed urban design guidelines, based upon Canderel’s concept Master Plan, were also 
developed and are intended to guide the design of the community and be used when 
evaluating individual site plan approval applications.   

On June 11, 2007, Scarborough Community Council approved a staff report  
 (http://www.toronto.ca/legdocs/mmis/2007/sc/bgrd/backgroundfile-4926.pdf) recommending that 
Sufferance Road be renamed “Village Green Square”.  

By-law No. 1007-2007, officially renaming the street, was passed by City Council on 
September 27, 2007. For the purposes of this report and the related attachments, however, 
it has still been referred to as Sufferance Road.  

ISSUE BACKGROUND 

Proposal 
The applicants have applied to amend the draft approved plan of subdivision to 
implement a revised local road network and resulting changes to the various development 
blocks and public park block (see Attachment No. 1). A previously proposed office 
block, on the south side of Sufferance Road, is no longer proposed.    

No changes to the overall permitted density of development, number of dwelling units, 
size of the park block or previously agreed upon community benefits are proposed.  

Site and Surrounding Area 
The subdivision lands are approximately 6.77 hectares (16.7 acres) in area and are 
located on Sufferance Road, east of Kennedy Road and north of Highway 401. The site 
was previously occupied by the Toronto Sufferance Transit Terminal (TSTT). A 
temporary sales centre is presently located on the site.   

http://www.toronto.ca/legdocs/mmis/2007/sc/bgrd/backgroundfile-4926.pdf
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Sufferance Road presently terminates in a cul-de-sac, approximately at the mid-point of 
the site.  

Abutting uses are as follows:  

North:  The Canadian Pacific Railway (CPR) line. 
South:  Highway 401. 
East:  GO Transit (Stouffville line) / CN rail line.  
West: Eleven storey hotel (Delta Hotel) on the south side of Sufferance Road and 

a 12 storey office building (Carswell Thomson) on the north side of 
Sufferance Road.  

Provincial Policy Statement and Provincial Plans 
The Provincial Policy Statement (PPS) provides policy direction on matters of provincial 
interest related to land use planning and development.  The PPS sets the policy 
foundation for regulating the development and use of land.  The key objectives include: 
building strong communities; wise use and management of resources; and, protecting 
public health and safety.  City Council’s planning decisions are required to be consistent 
with the PPS.  

The Growth Plan for the Greater Golden Horseshoe provides a framework for managing 
growth in the Greater Golden Horseshoe including: directions for where and how to 
grow; the provision of infrastructure to support growth; and protecting natural systems 
and cultivating a culture of conservation.   

City Council’s planning decisions are required by the Planning Act, to conform, or not 
conflict, with the Growth Plan for the Greater Golden Horseshoe. 

Official Plan 
The subdivision lands are designated “Apartment Neighbourhoods”, “Parks” and 
“Employment Areas” on the Land Use Plan (see Attachment  No. 3). As previously 
mentioned, the various blocks were designated based upon the concept Master Plan 
proposed by Canderel Stoneridge.   

The lands are also subject to the policies of the Agincourt Secondary Plan. Site and Area 
Specific Policy No. 5 in the Agincourt Secondary Plan applies which, among other 
matters, permits a maximum density of development of 3.0 times the lot area and 2,100 
dwelling units. Detached and semi-detached dwellings are not permitted. The proposed 
new local road is shown on the Urban Structure Plan. 

Zoning 
The lands are subject to the provisions of the Employment Districts Zoning By-law No. 
24982 (South Agincourt), as amended, of the former City of Scarborough.   

The various blocks proposed for residential development are zoned Commercial / 
Residential Zone (CR). Blocks proposed for office/retail uses are zoned Special District 
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Commercial Zone (SDC) and the central park is located within a Parks Zone (see 
Attachment No. 4). The zoning implements the land use and density permissions 
established in the official plan and also assigns maximum height and density permissions 
for each development block based upon the original Master Concept Plan for the 
community.  

Site Plan Control 
All of the subdivision lands are located within a site plan control area. Development is 
intended to occur in phases and individual site plan approvals will be required on each 
block prior to development proceeding.  Site plans are required to have regard for the 
design guidelines for the subdivision.  

Reasons for Applications 
The revised local road network results in changes to the shape and location of the various 
development blocks and the park block. Existing official plan designations and zoning 
are based on the street pattern and development blocks originally approved. As a result, 
in addition to revisions to the draft approved plan of subdivision and conditions of 
approval, amendments to the official plan and zoning by-law are also required.   

Community Consultation 
A community consultation meeting was held on February 20, 2007. The Ward 
Councillor, City staff, the applicants and their consultants were present. No members of 
the public attended. 

Agency Circulation 
The application was circulated to all appropriate agencies and City divisions.  Responses 
received have been used to assist in evaluating the applications and to prepare the 
required official plan and zoning by-law amendments and conditions of draft plan of 
subdivision approval.  

COMMENTS 

Provincial Policy Statement and Provincial Plans 
The proposal is consistent with the Provincial Policy Statement. Among other matters, it 
will provide for an efficient development pattern and use of land, adequately address 
environmental issues associated with the redevelopment of this brownfield site, add to the 
City’s supply and diversity of housing, provide for employment opportunities, utilize 
public infrastructure and services efficiently and promote the use of public transit.  

For these same reasons, the proposal conforms and does not conflict with the Growth 
Plan for the Greater Golden Horseshoe. 
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Land Use 
The proposal will result in the development of a mixed use, predominately residential 
community, as previously proposed.   

As noted earlier, a previously proposed office block on the south side of Sufferance 
Road, which is currently designated as “Employment Areas” in the Official Plan, has 
been deleted from the draft plan of subdivision. Some retail space, however, is proposed 
within the development on this block. Employment opportunities remain within the 
subdivision given Block 11 will remain designated “Employment Areas” and the draft 
official plan and zoning by-law amendments restrict residential gross floor area to a 
maximum of 2.5 times the site area.   

Density 
No increase in the density of development from what was previously approved is 
proposed. An overall development density equal to three times the site area and a 
maximum of 2,100 dwelling units are proposed. The maximum residential development 
density is 2.5 times the site area as noted above. These density permissions are 
established in the draft official plan amendment (Attachment No. 6) and further detailed 
in the draft zoning by-law amendment (Attachment No. 7).  

Urban Design Guidelines and Master Plan 
The existing Canderel Stoneridge Agincourt Centre Redevelopment Urban Design 
Guidelines are based upon the previous draft plan of subdivision and concept Master 
Plan. The guidelines are focused on the design principles of creating a continuous 
network of streets, focusing on open space and greenway connections, and defining 
clearly articulated development blocks.   

A new Master Plan and revised design guidelines (Metrogate Agincourt Redevelopment 
Urban Design Guidelines) have been submitted which depict the proposed new local road 
pattern, reconfigured park and development blocks (see Attachment No. 2). The 
guidelines, which have not been finalized, contain recommended building heights, 
massing and setbacks. All planning approvals are required to have regard for these 
guidelines.   

The desired relationship between the park block and the abutting townhouse block has 
not been finalized.  Since this has zoning implications, it is recommended that the 
required Bill for the zoning by-law amendment not proceed to City Council until this 
matter has been satisfactorily resolved.   

Roads 
The extension of Sufferance Road eastwards to the property line with the CNR / GO 
Transit railway tracks and a new local road network are proposed.  
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Technical review of the applications has indicated that an at-grade or elevated crossing of 
Sufferance Road at the CNR / GO Transit tracks is not required by TTC for bus service to 
the east to connect to Midland Avenue. In addition, GO Transit advises that an at-grade 
crossing would pose significant technical and safety concerns for both their existing and 
future operations and to the proposed development.  City staff agree with both agencies. 
As a result, the draft official plan amendment deletes the planned extension of Sufferance 
Road easterly from the tracks to Midland Avenue, via Emblem Court, as presently shown 
in the Agincourt Secondary Plan.    

The new local road network north of Sufferance Road provides access and frontage to the 
various development blocks, park and future transit terminal lands as was previously the 
case. The road has been re-aligned to provide development opportunities on both sides of 
the road compared to the previous plan which proposed a road network which was 
adjacent to the commercial lands to the west and the CNR / GO Transit railway corridor 
to the east.   

The opportunity for a future road connection (Block 8) under the CPR tracks to connect 
with Cowdray Court and Reidmount Avenue to the north, as shown in the Agincourt 
Secondary Plan, has been maintained and the draft official plan amendment depicts the 
planned alignment. 

Traffic Impact and Parking 
No traffic issues have been identified given there is no increase in the overall density of 
development or number of dwelling units proposed.  Parking rates are established in the 
draft zoning by-law amendment and remain the same as was previously approved.  

Rail Corridors  
The existing conditions of draft plan of subdivision approval deal with a variety of 
mitigation and safety measures for development adjacent to the GO Transit and Canadian 
Pacific Railway corridors. These conditions have been maintained and deal with matters 
such as, but not limited to, the need for individual noise and vibration studies, 
berms/crash walls, fencing and use of warning clauses.  

Future Transit Terminal 
Block 11 is required to be conveyed to the City for public purposes including, but not 
limited to, a future bus and subway terminal or other transit related purpose. All current 
obligations related to this have been maintained in the conditions of draft plan approval 
and in the draft official plan and zoning by-law amendments attached to this report.   
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Servicing 
No servicing concerns, in terms of municipal water and sanitary sewer capacity, have 
been identified. Servicing requirements related to the townhouse blocks (Blocks 6 and 7), 
however, need to be clarified to the satisfaction of the City. 

Environmental Clearances 
Effective October 1, 2005, the Ministry of the Environment (MOE) assumed full 
responsibility for environmental clearances in Ontario. For applications under the 
Planning Act, agreements with developers requiring site clean up and peer review are no 
longer required as conditions of approval. A Record of Site Condition (RSC) is required 
to be filed and the appropriate clearances issued by the MOE before building permits can 
be issued. 

Lands to be conveyed to the City such as parkland and roads are required to be cleaned 
and are subject to a peer review process. Accordingly, this has been secured as a 
condition of draft plan of subdivision approval. 

Storm Water Management 
Storm Water Management Reports are required to be submitted with plan of subdivision 
applications.   

As noted in the Toronto Development Guide, the objective of a Storm water Management 
Report is to evaluate the effects of a proposed development on the storm water and 
drainage pattern, and to recommend how to manage rainwater/snowmelt for the proposed 
development, consistent with the City’s Wet Weather Flow Management Policy 
(WWFMP) and the associated technical guidelines, while also meeting TRCA, provincial 
and federal regulations.  

The primary goal of the WWFMP is to reduce the quantity, and to improve the quality of 
storm water runoff by implementing best management practices. The related guidelines 
present a general framework of the City’s expectations related to water balance, quality 
and quantity targets for on-site storm water management. Alternate approaches and new 
technology are encouraged provided they can achieve the same performance objectives.   

The attached conditions of draft approval are based on a conventional approach to storm 
water management, where a storm water management report is submitted in two phases. 
Phase 1 is a Preliminary Report focused on design assumptions and conceptual 
engineering. Phase 2 is a Final Report with detailed design and calculations.  

A Phase 1 report, based upon a conventional approach to storm water management, has 
been prepared and accepted for this application. The applicants, however, have also 
proposed an alternate storm water management approach to the City which relies on an 
infiltration/storage system beneath the public park.  This alternate approach, or some 
version of it, may be acceptable to the City provided it meets the objectives of the 
WWFMP and does not negatively impact the design of the park.  
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The underground components of this alternate storm water management approach would 
be considered an encumbrance to the park. Official Plan policies require that City 
Council authorize any such encumbrances. Accordingly, this report contains a 
recommendation authorizing staff to continue dialogue with the applicants on this matter 
and to authorize encumbrances provided they are supported by City staff. 

Toronto Green Development Standard 
The applications were submitted prior to Council’s adoption of the Toronto Green 
Development Standard (GDS) however the applicant has completed the City’s green 
development standard checklist.   

The Toronto Green Development Standard provides an integrated set of targets, 
principles and practices to guide the development of City-owned facilities and to 
encourage sustainable development amongst the private sector. The standard is based 
upon a number of key environmental objectives including achieving better air quality, 
greater energy efficiency and improved water quality and water efficiency, among other 
matters.  

The applicant has indicated that the development intends to achieve several targets set out 
in the Green Development Standard for mid-high rise developments. These include, but 
are not limited to: providing a good pedestrian infrastructure, controlling storm water 
runoff, storm water retention / water balance, constructing energy efficient buildings, 
storage and collection of recyclables and compostables and managing construction waste.   

In addition, the project has been selected for inclusion within the new Leadership in 
Energy and Environmental Design (LEED) for Neighbourhood Development (ND) Pilot 
Program which is being developed by the U.S. Green Building Council in partnership 
with other bodies.  The LEED for ND is a rating system for neighbourhood location and 
design based upon the principles of smart growth, new urbanism and green building and 
strives to seek a balance between established practices and emerging concepts. LEED 
rating systems typically have certain prerequisites which a development must meet in 
order to be certified and credits or points are awarded which determine the level of 
certification.  

The Toronto Green Development Standard is based upon both existing City guidelines 
and targets, such as the Wet Weather Flow Management Plan Guidelines, as well as 
existing green building standards set by LEED, Green Globes, Energy Star, and other 
rating systems.  

Staff will continue to pursue the Green Development Standard as part of the site plan 
approval process for each development block. 
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Park 
The existing draft plan of subdivision approval requires a conveyance to the City of an 
approximately 1.7 acre block for public park purposes. The revised draft plan proposes a 
park block of equal size, however, it has been reconfigured as a result of the revised local 
road network. The revised configuration is acceptable to the City and will provide public 
road frontage to the park on three sides.  

Conditions of draft plan approval related to the park are based upon the development of 
the subdivision in phases and the conveyance of an unencumbered park block to the City. 
These conditions may be revised in the event development phasing changes or an 
alternate storm water management approach which affects the park is accepted.  

The detailed design of the park has not been determined but will be done in a 
collaborative fashion between the City and the applicants. 

Section 37 – Community Benefits 
As previously mentioned, no change is proposed to the overall density of development or 
the total number of dwelling units.  

Community benefits previously secured will be maintained. These benefits include the 
provision of two non-profit daycare facilities, public art, pedestrian pathway connections 
to Collingwood Park and the conveyance of lands (Block 11) to the City for public 
purposes, in part, for the construction of a future transit terminal. A detailed Section 37 
agreement securing the above matters was signed by the applicants and has been 
registered on title.    

The applicants have advised that they are committed to providing the daycare facilities 
but would like the City to consider amendments to the existing agreement which would 
permit freehold ownership of the facilities by either the City or a non-profit operator as 
opposed to the current terms which would obligate a future condominium corporation to 
assume ownership, ongoing operating, maintenance and repair obligations. City staff are 
currently reviewing the merits of this request, including potential costs associated with 
ownership. The existing agreement will need to be amended should the City agree to this 
request. 

Development Charges 
Based upon 2,100 dwelling units, it is estimated that the residential development charges 
for this project will be in excess of $9,000,000.  This is an estimate and will vary 
depending upon unit type and size.  The actual charges are assessed and collected upon 
issuance of building permits. 
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Conclusion 
The proposed draft plan of subdivision and the related amendments to the official plan 
and zoning by-law represent good planning. They will result in the development of a new 
mixed-use community on this brownfield site and will maintain the community benefits 
previously secured. Staff will continue to work with the applicants to consider an 
acceptable alternate approach to storm water management within the subdivision.  

CONTACT 
Doug Muirhead, Senior Planner 
Tel. No. (416) 396-7029 
Fax No. (416) 396-4265 
E-mail: dmuirhe@toronto.ca  

SIGNATURE     

_______________________________  

Allen Appleby, Director 
Community Planning, Scarborough District  

ATTACHMENTS 
Attachment 1: Proposed Draft Plan of Subdivision 
Attachment 2: Proposed Master Plan 
Attachment 3: Official Plan 
Attachment 4: Zoning 
Attachment 5: Application Data Sheet 
Attachment 6: Draft Official Plan Amendment 
Attachment 7: Draft Zoning By-law Amendment 
Attachment 8: Conditions of Draft Plan of Subdivision Approval  
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Attachment 1:  Proposed Draft Plan of Subdivision 
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Attachment 2:  Proposed Master Plan   
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Attachment 3:  Official Plan 


