i TORONTO STARF REPORT

Markham-Ellesmere Revitalization Study — Final Report

Date: April 28, 2009
To: Scarborough Community Council
From: Director, Community Planning, Scarborough District

Wards: Ward 38 — Scarborough Centre

Reference

"~ 1 08 158371 EPS 38 OZ
Number:

SUMMARY

This City-initiated amendment is subject to the new provisions of the Planning Act and
the City of Toronto Act, 2006.

This report presents the conclusions of the Markham-Ellesmere Revitalization Study. It
recommends approva of an amendment to the Official Plan to add new road links to
Schedule 2, the list of planned but unbuilt roads, and to introduce a new Site and Area
Specific Policy to establish specific priorities for public realm improvements and private
sector investment for the study area. In addition, this report recommends the adoption of
Urban Design Guidelines, including a Conceptual Master Plan, which will provide
guidance for reviewing current and future
development applications, and encourage
private and public landowners in and near
the study areato improve their properties.
The proposed Official Plan Amendment, i
along with the Urban Design Guidelines
and Conceptual Master Plan, provide the
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that will renew the area.

RECOMMENDATIONS

The City Planning Division recommends
that:

D Markham-Ellesmere Revitalization Study
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1 City Council amend the Official Plan substantially in accordance with the draft
Official Plan amendment attached as Attachment No. 5.

2. City Council authorize the City Solicitor to make such stylistic and technical
changes to the draft Official Plan amendment as may be required.

3. City Council adopt the Urban Design Guidelines and Conceptual Master Plan
attached as Attachment No. 6, to guide the development of the Markham-
Ellesmere Revitalization Area.

4. City Council direct appropriate City staff to take action to implement the
Conceptual Master Plan, where possible through conditions of approval of new
developments in the area, and otherwise through the relevant Capital Works
Programs; such initiatives to include:

@ new public road connections;

(b) new traffic signals on Markham Road between Ellesmere Road and
Tuxedo Court, and on Ellesmere Road between Markham Road and
Dormington Drive/Gander Drive;

(©) continuous planted centre medians on Markham Road and Ellesmere
Roads,

(d) improvements to Woburn Park and the Scarborough Centennial
Recreation Centre; and

(e improvements to pedestrian connections throughout the area.

5. City Council encourage the Toronto District School Board to plant trees along the
western and northern boundaries of the Woburn Collegiate I nstitute property as
illustrated on the Conceptual Master Plan, and to facilitate enhanced community
use of the indoor and outdoor facilities at both Woburn Jr. Public School and
Woburn Collegiate.

Financial Impact
The recommendations in this report have no financial impact.

DECISION HISTORY

At its meeting of April 8, 2008, Scarborough Community Council directed the Director,
Community Planning, Scarborough District, to undertake an area revitalization study for
the Markham Road and Ellesmere Road area. The study wasto consider sitesin the area
with potential for intensification and revitalization, and recommend a framework for
future redevelopment that City Council can use as a guide for consideration of individual
redevelopment proposals, including the proposal for 1221 Markham Road.
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ISSUE BACKGROUND

Markham-Ellesmere Revitalization Study - A Vision for the Area

Sites fronting on, or in close proximity to, Markham Road between Progress Avenue and
the Hydro Corridor south of Brimorton Drive, which have the potential for
redevelopment or intensification, were included in the study area. A map showing the
study area, which includes twenty-one individual properties, isincluded as Attachment 1.

The purpose of the Markham-Ellesmere Revitalization Study was to establish parameters
for redevelopment/intensification for the study areaincluding appropriate heights, as well
as parks, transportation, and community and social service infrastructure needs and
opportunities, to be used in the evaluation of individual development applications.

The Markham-Ellesmere Revitalization Study has created a vision for the renewal and
enhancement of the area. The vision for thisrevitalization areais intended to guide
development and encourage private and public reinvestment.

To implement this vision, recommended Official Plan changes in Attachment 5 will
provide for additional public road connections and a policy framework to guide the
renewal of the area, and the adoption of supporting urban design guidelines. These
changes are intended to encourage the revitalization of the area, and are consistent with
Provincia legislation guiding planning decisions.

Development Applications

There are two active development applications in the Markham-Ellesmere Revitalization
Area (refer to Attachment 2).

Zoning Application 07 288612 ESC 38 OZ, as revised, proposes the redevel opment of
the commercial plazaat 1221 Markham Road with 939 residential units comprised of
condominium apartments and stacked townhouses (including 355 seniors apartments),
and approximately 2,012 square metres of supporting commercial uses, in four buildings
ranging in height from 4 to 24 storeys.

Zoning Application 08 176491 ESC 38 OZ and Rental Housing Demolition and
Replacement Application 08 176779 ESC 38 RH currently propose the redevel opment of
1 & 2 Meadowglen Place with atotal of 886 residential units comprised of apartments
and townhouses, as well as ground floor retail and a public park. The two existing
apartment buildings on the property would be demolished and the 141 rental units
replaced in anew 9-storey building. Three additional buildings, ranging in height from
10 to 32 storeys, are proposed to contain 745 condominium units. The applicant has
advised that they expect to submit revised plansin the near future, reducing the unit count
and adjusting the built form and massing.
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These development applications will be reported on individually to Scarborough
Community Council when their review has been completed, in the context of the
Markham-Ellesmere Revitalization Study.

The property at 555 Brimorton Drive is the subject of Officia Plan Amendment and
Zoning Application 03 035242 ESC 38 OZ to permit 9 additional dwelling units on the
ground floor of the existing rental apartment building. In 2005, the Ontario Municipal
Board approved, in principle, an amendment to the Official Plan of the former City of
Scarborough to permit development at a maximum residential density of 156 units per
hectare (which includes the 9 additional units), as well as an associated zoning by-law
amendment, subject to the property being brought into full compliance with all property
standards requirements, as well as the execution of a site plan agreement. The property
has not yet been brought into compliance with property standards, and investigation and
enforcement by Municipal Licensing and Standards is on-going. The appeals remain
before the Ontario Municipal Board, and the Toronto Official Plan is not yet in effect for
555 Brimorton Drive.

Staff Study Team

The proposed Official Plan amendment, and the Urban Design Guidelines and
Conceptual Master Plan, were devel oped with the involvement of a Staff Study Team,
which consisted of staff from divisions including City Planning, Technical Services,
Transportation Services, Parks, Forestry and Recreation, Community Development, and
Economic Development, as well as Toronto Police 43 Division, Toronto Community
Housing, the Toronto District School Board and the Toronto Catholic District School
Board.

Community Consultation

The areas surrounding the Markham Road/Ellesmere Road intersection are diverse and
include a variety of residential, institutional, parks/open space, and employment uses. A
Working Group of volunteers from among the area stakeholders was formed at the
commencement of the study, and included residents of the study area and the adjacent
neighbourhoods, as well as applicants, landowners, and businesses. Local places of
worship including the Global Kingdom Ministries and the Salvation Army also
participated. The Working Group met six times between May and November 2008, with
each meeting focusing on a specific topic including: strengths, challenges and
opportunities, and community safety; traffic and transportation; demographics and
community services and facilities; urban form; the environment; and the draft vision for
the study area. The Working Group was invaluable to the study, providing local insight
and constructive input and feedback to the staff team.

Study information including staff presentations and meeting notes was made available on
the City’ swebsite. The web page has been updated throughout the study. This pageis

Drafts of the Conceptual Master Plan were presented at Working Group Meeting #6 held
on November 13, 2008, and the general Community Meeting held on November 20,
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2008. The comments and suggestions made throughout the study were very helpful to
staff in developing and refining the Urban Design Guidelines and Conceptual Master
Plan, and the proposed Official Plan policies. Thefinal versions recommended for
approval are presented in Attachments 5 and 6. Specific issues raised at the Working
Group and Community meetings are discussed and addressed in the Comments section of
this report.

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 objectivesinclude:
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 lands within the study area are designated as either Mixed Use Areas or Apartment
Neighbourhoods in the Official Plan, as shown on Attachment 3.

Mixed Use Areas are made up of abroad range of commercial, residential, and
institutional uses, in single use or mixed use buildings, as well as parks and open spaces
and utilities. Mixed Use Aresas are expected to absorb most of the anticipated increasein
retail, office and service employment in Toronto in the coming decades, as well as much
of the new housing.

In Mixed Use Areas, Section 4.5.2, sets out that development will, among other things:

° create a balance of high quality commercial, residential, institutional and
open space uses that reduces automobile dependency and meets the needs
of the local community;

° provide for new jobs and homes;

° locate and mass new buildings to provide a transition between areas of
different development intensity and scale as necessary to achieve the
objectives of the Official Plan, through such means as providing
appropriate setbacks and/or a stepping down of heights, particularly
towards lower scale Neighbourhoods;
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° locate and mass new buildings so as to adequately limit shadow impacts
on adjacent Neighbourhoods, particularly during the spring and fall
equinoxes; and

° locate and mass new buildings to frame the edge of streets and parks with
good proportion and maintain sunlight and comfortable wind conditions
for pedestrians on adjacent streets, parks and open spaces.

Mixed Use Areas are intended to create an attractive, comfortable and safe pedestrian
environment. They are to have access to nearby schools, parks, community centres,
libraries and childcare, and take advantage of nearby transit services. They are to provide
for good site access and circulation and an adequate supply of parking for residents and
visitors, locate and screen service areas, ramps and garbage storage to minimize the
impact on adjacent streets and residences, and provide for indoor and outdoor recreation
space for building residents in every significant multi-unit residential development.

The Official Plan also contains policies for developmentsin Mixed Use Areas that are
adjacent to or close to Neighbourhoods. In this case, most of the properties in the study
area east of Markham Road, which are designated Mixed Use Areas, abut a
Neighbourhoods designation, although north of Ellesmere Road the immediately adjacent
sites designated Neighbourhoods are Woburn Junior Public School and Woburn
Collegiate Institute. These policies are outlined in Section 2.3.1 Healthy
Neighbourhoods. Developments in the Mixed Use Areas will be compatible with those
Neighbourhoods; provide a gradual transition of scale and density as necessary to achieve
the objectives of the Plan through stepping down of buildings towards and setbacks from
those Neighbourhoods; maintain adequate light and privacy for residents in those
Neighbourhoods; and attenuate resulting traffic and parking impacts on adjacent
neighbourhood streets so as not to significantly diminish the residential amenity of those
Neighbourhoods.

The sites of the three rental apartment buildings on the west side of Markham Road,

south of Ellesmere Road are designated Apartment Neighbourhoods. Apartment
Neighbourhoods are made up of apartment buildings and parks, local institutions, cultural
and recreational facilities, and small-scale retail, service and office uses that serve the
needs of arearesidents. While built up Apartment Neighbourhoods are considered to be
stable areas where significant growth is generally not anticipated, the Plan recognizes that
there may be opportunities for additional townhouses or apartments on underutilized sites
and provides criteriato evaluate these situations. These criteria address the relationship
of the proposed development with its surroundings, its contribution to the public realm
and amenitiesfor its future residents. The Official Plan also provides more detailed
requirements with respect to intensification projects proposing an additional building or
buildings on sites which contain an existing building, to ensure compatible infill
development is achieved. These detailed requirements seek to ensure that a good quality
of lifeis provided for both new and existing residents. These requirements address the
physical characteristics of the site as they pertain to the needs of both existing and future
residents.
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The Housing policies of the Official Plan support afull range of housing in terms of
form, tenure and affordability, across the City and within neighbourhoods. New housing
supply will be encouraged through intensification and infill that is consistent with the
Official Plan. Investment in new rental housing, particularly affordable rental housing
will be encouraged by a co-ordinated effort from all levels of government. There are also
policies supporting the retention or replacement of existing rental housing.

Zoning

The lands within the study area are subject to Woburn Community Zoning By-law No.
9510. The current zoning is shown on Attachment 4.

The majority of the apartment sites are zoned Apartment Residential (A), or have dual
zoning of Apartment Residential (A) or Multiple-Family Residential (MF). The TCHC
property at 50 Tuxedo Court is zoned Institutional (I). Commercia sitesin the areaare
variously zoned Neighbourhood Commercial (NC), Highway Commercial (HC),
Community Commercia (CC), or (Offices) OU. The Esso service station at the
southwest corner of Markham and Ellesmere Roads has a dual zoning of Highway
Commercial (HC) and Place(s) of Worship (PW). The Salvation Army property at 2085
Ellesmere Road is zoned Highway Commercia (HC) or Place(s) of Worship (PW).

The lands northwest of the Markham-Ellesmere intersection, located outside the study
areq, are subject to Employment Districts Zoning By-law No. 24982 (Progress
Employment District).

COMMENTS

Development Potential and Change

There are essentially three types of sites within the study area, each with a different
degree of development potential:

1 Redevel opment sites with the potential for new mixed use or residentia
development. These sitesinclude the restaurant and market on the east side of
Markham Road north of Tuxedo Court; the plaza at 1221 Markham Road (the
subject of Zoning Application 07 288612 ESC 38 OZ); the three propertiesin the
southeast quadrant of the Markham-Ellesmere intersection including the former
Petro-Canada service station, Woburn Plaza, and the Masonic Temple; Brimorton
Plaza at the northeast corner of Markham Road and Brimorton Drive; and the
Salvation Army church at 2085 Ellesmere Road.

2. Rental apartment sites with the potential for renewal and/or intensification. North
of Ellesmere Road these sites include four privately owned properties at 10, 20,
30 and 40 Tuxedo Court, and the TCHC properties at 50 Tuxedo Court, 2180
Ellesmere Road and 2190 Ellesmere Road; south of Ellesmere Road they include
four privately owned properties at 960 Markham Road, 1050 Markham Road, 555
Brimorton Drive, and 1 & 2 Meadowglen Place (the subject of Zoning
Application 08 176491 ESC 38 OZ and Rental Housing Demolition and
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Replacement Application 08 176779 ESC 38 RH). The existing apartment sites
are candidates for renewal through upgrading, and also have the potential for
modest intensification, which could take the form of townhouses and/or additional
apartment buildings in accordance with the policies of the Official Plan.

3. “Stable” sites. The existing Esso and Shell service stations at the southwest and
northeast corner of the Markham-Ellesmere intersection are expected to continue
to be used for their current purpose for the foreseeable future. (A concept for the
redesign for the Shell station and the transit stop on the north side of Ellesmere
Road (“ Superstop”) was one of the submissionsin the “Think Toronto” urban
design competition organized in 2008 by Spacing Magazine).

Lands within the study area are designated Mixed Use Areas or Apartment
Neighbourhoods in the Official Plan and therefore have the potential for redevel opment
or intensification. As outlined above, there are some specific sites where significant
change is anticipated (particularly the commercial and residential sites for which the City
has received development applications). However, rapid or wholesale change is not
expected to occur throughout the area. Proposals to intensify residential properties are
most likely to be for limited infill development.

Draft Official Plan Amendment

Attachment 5 presents the draft Official Plan amendment, which includes proposed
amendments to add new potential road connections to Schedule 2, and introduce a new
policy for the study areato the Site and Area Specific Policies of the Officia Plan.

Amendmentsto Schedule 2

Schedule 2 of the Official Plan designates a list of planned but unbuilt roads, over and
above those that are designated in Secondary Plans or contained within approved
development agreements. The roads are not shown on an Official Plan map as, in many
cases, their exact alignment and right-of-way requirements are yet to be fully determined.

It is proposed that Schedule 2 be amended to add the following potential public road
connections shown on the Conceptual Master Plan:

° New links: from Tuxedo Court to Ellesmere Road and to Markham Road
° New links; from Ellesmere Road to Brimorton Drive and to Markham Road.

Markham-Ellesmer e Revitalization Area Site and Area Specific Policy

It is also proposed that Chapter 7 of the Official Plan be amended to add a new Site and
Area Specific Policy for the Markham-Ellesmere Revitalization Area, to establish
specific priorities for public realm improvements and private sector investment in the
study area.

The policiesin the proposed Official Plan amendment call for City Council’ s adoption of
urban design guidelines as an important tool to guide development in the area.
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Urban Design Guidelines and Conceptual Master Plan

Attachment 6 presents the Urban Design Guidelines and Conceptual Master Plan for the
Markham-Ellesmere Revitalization Area. While the Urban Design Guidelines do not
form part of the Official Plan amendment, they are an important tool to guide
development and reinvestment within the area.

The Urban Design Guidelines are intended to guide the design and organization of the
built environment in the study area. The guidelines contain specific recommendations on
building massing and design, streetscapes and pedestrian activity, and improvements to
the public realm including streetscapes, and parks and open spaces.

The Conceptual Master Plan illustrates the “vision” or development framework for the
revitalization of the study area. It contemplates potential new vehicular connections and
traffic signals, improved pedestrian connections, planted centre medians on Markham and
Ellesmere Roads, a potential “public square” at the southeast corner of Markham and
Ellesmere Roads, and improvements to and/or better use of the existing community
facilitiesin the vicinity including schools, parks and recreational facilities.

The Conceptual Master Plan identifies the existing rental apartment propertiesat 1 & 2
Meadowglen Place as having potential for low rise and mid to high-rise residential
development. The other rental apartment sites in the study area are viewed as candidates
for “potential tower renewal”. Thisrenewal could include reinvestment in the existing
buildings, as well as intensification with new buildings.

The Conceptual Master Plan isintended to be conceptual only. It provides guidance for
building heights of potential new residential developments, but does not seek to establish
specific heights or densities. Development will also be guided by the policies of the
Official Plan, and zoning regulations.

Many of the comments, suggestions and concerns raised by the community and
stakeholders were taken into account in the formulation of the Urban Design Guidelines
and Conceptual Master Plan.

Transportation and Streetscape Improvements

Potential Public Road Connections

Traffic conditionsin the area, particularly at the Markham-Ellesmere intersection, and the
traffic impacts of new developments, are a significant concern for the community.
Participants also expressed the need for more accesses to Markham Road, better public
transit, and promoting the use of bicycles.

The Conceptual Master Plan includes potential public road connections within the Mixed
Use Areas designations east of Markham Road, including:

° a north-south link between Tuxedo Court and Ellesmere Road, connecting to an
east-west link to Markham Road through the 1221 Markham Road site; and
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° anorth-south link between Brimorton Drive and Ellesmere Road, connecting to
an east-west link to Markham Road.

The objective of these new public roads isto create a connected community with aroad
system that facilitates the movement of pedestrians, bicycles and traffic within the area.
These new links are meant to serve the residents and businesses of the Markham-
Ellesmere Revitalization Area, and are not intended for the convenience of drivers
passing through the area.

Important segments of the proposed new roads can be achieved as a condition of approval
of the development proposals for 1221 Markham Road and 1 & 2 Meadowglen Place.
Other connections may only be achieved in the long term through future devel opment
applications. The links from 1221 Markham Road north to Tuxedo Court, and from
Meadowglen Place north to Ellesmere Road, may be achieved through future
development applications. Currently there are no development proposals for 10, 20
Tuxedo Court, or for the Woburn Plaza or the Masonic Temple on the south side of
Ellesmere Road. Asthe TCHC properties on the north side of Ellesmere Road are not
likely candidates for redevelopment or significant infill housing, aroad link south from
1221 Markham Road to Ellesmere Road will likely need to be undertaken by the
Transportation Services Division as a capital works project.

New Traffic Signals

The Conceptual Master Plan includes two new traffic signals: on Markham Road
approximately mid-way between Progress Avenue and Ellesmere Road at the connection
with the new east-west road through 1221 Markham Road; and on Ellesmere Road
between Markham Road and Dormington Drive where the proposed north-south road link
connects to Ellesmere Road.

The new traffic signals will serve two purposes. They will assist pedestrians, and will
provide additional turning opportunities for vehicles in the areas east of Markham Road.
The Markham-Ellesmere intersection has a very high volume of pedestriansin
comparison to other major intersections such as Kennedy and Sheppard. Additional
traffic signals will help achieve the objective of “humanizing” the traffic flow on the
arterial roads. There will be more breaks in traffic and there will be more places for
pedestrians to safely cross the road.

Some members of the community expressed concern that the proposed new traffic signals
would slow down traffic flows through the study area and add to traffic congestion. On
the other hand, it was also suggested by at least one member of the community that an
additional traffic signal on Markham Road ought to be considered at the new public road
intersection proposed mid-way between Ellesmere Road and Brimorton Drive. This
latter signal opportunity is not recommended by Transportation Services staff, who
believe that there isinsufficient distance between Ellesmere Road and Brimorton Drive to
accommodate an additional signal. In general, the addition of the proposed traffic signals
is an important feature of the revitalization plan. They will create opportunities for
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pedestrians to safely cross the major arterials while also providing safe opportunities for
vehicles to turn to and from the arterials.

Planted Medians and Street Trees

The Conceptual Master Plan proposes that planted medians be installed on Markham
Road and Ellesmere Road between the traffic signals. These medians will enhance safety
for both traffic and pedestrians by restricting turning movements, and will greatly
improve the appearance of the arterial roads. The City will also encourage the planting of
street trees on public road allowances.

Potential SRT Station at Markham Road/Pr ogress Avenue

The Toronto Transit Commission and the City of Toronto are assessing ways to
significantly improve transit service to the north and east of the Scarborough Centre
through the extension of the Scarborough Rapid Transit (SRT) system. Asaresult,
preliminary planning for a Transit Project Assessment Study has been initiated to amend
the approved 1992 Scarborough Rapid Transit Extension Environmental Assessment for
an extension from McCowan Station to the Markham/Sheppard area. In addition, the
Transit Project study is also looking at an extension beyond Sheppard Avenue to the
Malvern Community. A new rapid transit station is contemplated in the Markham
Road/Progress Avenue area.

Although the exact location of the station is to be determined through the study process,
the Conceptual Master Plan indicates a potential SRT Station on Progress Avenue close
to Centennial College, as currently proposed through the Transit Project Study. Further
information on the Transit Project Assessment Study will become available |later this
year.

Improved Pedestrian Connections

Thereis alarge amount of open space surrounding the study area, including public parks
and ravines, school grounds and the Hydro corridor. This open spaceis not as well used
asit could be, and there is a clear need to improve pedestrian connections to these
facilities. Comments made at the Working Group meetings included the need for better
connections between the two halves of the study area, north and south of Ellesmere Road;
and between the study area and the surrounding neighbourhoods.

The Conceptual Master Plan promotes improved pedestrian connections from the Tuxedo
Court community to the surrounding green spaces, between the north part of the study
area and Ellesmere Road; to the Woburn schools from the Tuxedo Court community and
from Markham Road; between the Revitalization Area and Confederation Park along the
south side of Ellesmere Road west of Markham Road; and along both sides of Markham
Road south to the Hydro corridor. Trees should be planted aong the boundary between
Woburn Collegiate Institute and the study areato provide a*“green edge’ that enhances
the pedestrian environment.
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Public Square

The creation of a*“public square”, a publicly accessible open space acting as afocal point
for the entire Markham-Ellesmere Revitalization Area, will help foster a sense of
community, and is an important element contributing to the fulfillment of the Conceptual
Master Plan “vision”.

The public sguare should be in a central location, ideally at the immediate intersection of
Markham and Ellesmere Roads, although it could potentially be developed in another
prominent location near the intersection. The Conceptual Master Plan envisages the
development of the square at the southeast corner of Markham and Ellesmere Roads, on a
portion of the former Petro-Canada service station, assuming that the remainder of that
site would be combined with a future mixed use development on Woburn Plaza.

Mixed Use Development/Commercial Uses

A consistent theme throughout the community consultation was the lack of afood storein
the area, located within walking distance for seniors and residents without cars, beyond
the existing Sheung Thai supermarket at 1255 Markham Road at the north limit of the
study area. Residents also noted alack of storesin the area for minor shopping, the need
for affordable shops, and a desire for awine store or LCBO. They aso noted that the
restaurants in the area have changed over the years, and popular chains such as Denny’s
and Kelsey’s have | eft.

Commercial uses need to be attracted to and retained as part of the revitalization of the
study area. New residential and mixed use devel opments will provide the customers that
make it economically feasible to establish businesses and enable them to thrivein a
vibrant community.

The Conceptual Master Plan encourages the consolidation of the former Petro-Canada
service station site with the Woburn Plaza to facilitate mixed use development with retail,
restaurants and a food store in the southeast quadrant of Markham and Ellesmere. A
strong commercial presence at this location, more or less in the centre of the study area,
has the potential to become the key focal point for the community, supported by the
public square. The future mixed use redevelopment could include uses such as a coffee
shop, food court, and community space for seniors, providing places for people to gather
indoors. The frontage of the south side of Ellesmere Road east of the proposed road link
between Brimorton Drive and Ellesmere Road is also a potential location for mixed use
development at a modest scale providing appropriate transition to the low density
neighbourhood to the east.

The Conceptual Master Plan also promotes mixed use development on the frontage of

1221 Markham Road. Thiswould aso be an ideal location for retail uses serving the
north half of the study area, as well as community facilities.
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New Residential Development

The Conceptual Master Plan envisages new residential uses on a number of sitesin the
study area, and provides guidance for building heights: low-rise (up to 3 storeys), mid-
rise (4 to 12 storeys), and high-rise (12 storeys and above).

Appropriate locations for high-rise residential uses in the north half of the study area
include the east side of Markham Road north of Tuxedo Court (60 Tuxedo Court and
1255 Markham Road), and 1221 Markham Road, all sites where existing commercial
uses could be replaced by predominately residential development, adjacent to existing
high-rise apartment buildings and well removed from low density residential aress.

In the south half of the study area, residential development on the east side of Markham
Road north of Brimorton Drive (1-2 Meadowglen Place and Brimorton Plaza) should be
mid to high-rise, with higher buildings concentrated towards Markham Road and the
mixed use development to the north, and heights stepped down towards the low density
residential areasto the east and south. Residential development on the east portion of the
1 & 2 Meadowglen Place and the interior of the Scarborough Masonic Temple property
at 2201 Ellesmere Road should be low-rise. Residential devel opment on the Salvation
Army site at 2085 Ellesmere Road should be mid-rise in order to provide an appropriate
transition to the existing townhouse complex to the west.

Potential Tower Renewal

The study areaincludes twelve existing rental apartment buildings, three of which are
owned by TCHC, with the remainder being privately owned. Zoning Application 08
176491 ESC 38 OZ and Rental Housing and Demolition Application 08 176779 ESC 38
RH currently proposes the redevel opment of the existing 6-storey rental apartment
buildingsat 1 & 2 Meadowglen Place with four new buildings ranging in height from 9 to
32 storeys.

The remaining ten rental apartment buildings in the study area range from 15 to 19
storeysin height and are located on Tuxedo Court, northeast of the Markham-Ellesmere
intersection, and on the west side of Markham Road south of Ellesmere Road. The
buildings at 60 Tuxedo Court, 2180 Ellesmere Road and 2190 Ellesmere Road are owned
by the Toronto Community Housing Corporation. The remainder are privately owned.

Redevel opment of these apartment properties is not expected to occur in the foreseeable
future, particularly those designated Apartment Neighbourhoods, which the Official Plan
recognizes as having the potential for more limited intensification in the form of infill
development. In addition, the Housing policies of the Official Plan require the retention
or replacement of existing rental housing.

The Conceptual Master Plan recogni zes the existing apartment sites as candidates for
“potential tower renewal”. The properties present opportunities to enhance the existing
housing through retrofitting to improve energy efficiency, improved landscaping, etc.
Some of the private rental apartment buildings, including properties on Tuxedo Court as
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well as 555 Brimorton Drive, would benefit from their owners investing in repairs and
upgrades to the buildings and properties.

Any proposals for limited intensification in the form of infill development on the rental
apartment sitesin the study areawill be reviewed in the context of the applicable policies
of the Official Plan.

Community Services and Facilities

Community services and facilities (CS& F) are part of a healthy neighbourhood that help
meet the everyday needs of local residents and make the area attractive for future
development. A review of these resources can identify service provision issues and assist
in determining CS& F improvements. For the Markham-Ellesmere Revitalization Study a
review of schools, child care facilities, libraries, community centres, parks and open
spaces was undertaken, and is presented as Attachment 7. The programs and services
provided locally by human service agencies were also examined. The CS&F review
covered alarger geographic area than the Markham-Ellesmere study area as service areas
vary widely. An inventory of existing community services and facilities was compiled.

The CS& F Review identified improvements to enhance the quality of life for current and
future area residents including more subsidized child care, more community space, a
cricket pitch and more gymnasium space.

Throughout the community consultation there was concern about the impact of new
developments on schools, particularly the Toronto District School Board. Of the four
closest TDSB schools, three are operating near capacity including Woburn Jr. Public
School, Woburn Collegiate, and Churchill Heights Public School, based on October 2007
enrolment data. Bellmere Jr. Public School is operating over capacity. In contrast,
schools further removed from the study area have enrolments below their capacity,
including Henry Hudson Sr. Public School, Heather Heights Jr. Public School, and North
Bendale Jr. Public School, with the later two schools having enrolments significantly
below capacity. On a system-wide basis the TDSB experienced overall declines in both
elementary and secondary enrolments from 2003 to 2007, and this trend is expected to
continue. The TDSB will identify a school within walking distance to accommodate
students from new developments whenever possible, but if necessary children will be
bussed to the closest school where sufficient surplus capacity exists. Students from new
development present the TDSB the opportunity to increase enrolment levels at nearby
schools that would otherwise face possible closure at some point if current trends
continue.

The mgjority of Toronto Catholic District School Board schools in the area are operating
over capacity, including St. Thomas More Catholic School at 2300 Ellesmere Road, just
east of the study area. The TCDSB has submitted Site Plan Approval Application 09
118068 ESC 35 SA, proposing a 2-storey addition on the east side of St. Thomas More
school, which would replace the 8 existing portables.
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Parks and Open Space Initiatives

Parks and Recreation Facilities

There are over 540 hectares of parks and open spaces within the CS& F study area,
comprised of different types of parks from small parkettes with minimum recreation
amenities, to larger active parks offering a variety of recreational opportunities, aswell as
natural ravine type parks featuring hiking trails and groomed picnic areas. Private open
spaces, particularly those which are publicly accessible, also play akey rolein
augmenting the supply of greenspace.

The Conceptual Master Plan encourages the renewal of Woburn Park. This park is
immediately adjacent to five apartment buildings on Tuxedo Court, but is not as well
used asit could be. Suggestions for improvements to Woburn Park made during the
community consultation included adding gazebos and other seating, barbecue pits,
washrooms, better lighting for the path, and a splashpad play amenity for children.

The community also asked for awalking trail in the Morningside Park ravine. Other
suggestions for recreational facilities for the Markham-Ellesmere areaincluded a cricket
pitch, basketball and badminton courts, a soccer field, and a horseshoe pitch. The
Conceptual Master Plan promotes better use of the extensive parks and open spaces
surrounding the study area and improved pedestrian connections to those amenities.

The Conceptual Master Plan also promotes better community use of the indoor and
outdoor facilities at Woburn Jr. Public School and Woburn Collegiate, facilitated by
improved pedestrian connections and tree plantings along the edge of the high school
grounds. This report recommends that the TDSB be encouraged to plant trees along the
western and northern boundaries of the Woburn Collegiate property to provide an
improved “green edge’, and facilitate enhanced community access to these schools. The
City currently has shared-use of the gymnasium of Woburn Collegiate weekday evenings
and weekends for instructional basketball and badminton, co-ed volleyball, and youth
drop-in basketball. Parks, Forestry and Recreation staff have identified that more
gymnasium space and multi-purpose rooms would provide additional programming
opportunities to better serve the community’s needs.

The Centennial Feasibility Study (2004) identified a gym asthe first priority for
improving the facilities at the Scarborough Centennial Recreation Centre in
Confederation Park. Improvementsto the Centre in the City’s 10 year capital budget
(although funding has not yet been approved by Council) include interior renovations, a
new elevator in the pool area, and an addition with a double gym. The Conceptual
Master Plan recognizes the opportunity to improve gym and multi-purpose space at this
facility.

Improvements to the facilities, furnishings and lighting in Woburn Park, and the
upgrading/expansion of the Scarborough Centennial Recreation Centre, should be
pursued. The draft Official Plan amendment establishes parks and recreation facility
improvements as a priority.
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Hydro Corridor

The Conceptual Master Plan promotes improved pedestrian connections to the Hydro
corridor abutting the south end of the study area. The community suggested that this
green space could be used for growing crops for bio-fuel or allotment gardens. Initiatives
for community usesin the Hydro Corridor can be pursued within the framework of the
existing Official Plan policies for secondary usesin utility corridors.

Conclusion

Land use change in the Markham-Ellesmere Revitalization Areawill largely be gradual
and modest in scale. Significant redevelopment or intensification is only anticipated to
occur on alimited number of sites.

The Official Plan amendment, and the Urban Design Guidelines and Conceptual Master
Plan, recommended in this report will move the revitalization of the Markham-Ellesmere
areaforward. They provide the framework for co-ordinated, long term incremental
reinvestment in public infrastructure and private property that will renew the area over
time.

While the recommendations in this report have no financial impacts, there will be
financial impacts associated with implementing certain elements such as new public road
connections and median tree plantings, the precise timing and budget implications of
which are still to be determined.
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