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STAFF REPORT 
ACTION REQUIRED  

250 Danforth Road – Zoning & Subdivision Applications 
– Final Report   

Date: May 21, 2009 

To: Scarborough Community Council 

From: Director, Community Planning, Scarborough District 

Wards: Ward 35 – Scarborough Southwest 

Reference 
Number: 

08 214113 ESC 35 OZ & 08 214119 ESC 35 SB 

 

SUMMARY 

 

This application was made on or after January 1, 2007 and is subject to the new 
provisions of the Planning Act and the City of Toronto Act, 2006.  

This application proposes a zoning by-law amendment and draft plan of subdivision 
application to permit the redevelopment of the site with between 45 and 51 townhouse 
units at 250 Danforth Road.  

The proposed land use is consistent with the Mixed Use Area and Neighbourhood 
policies of the City’s Official Plan.  The 
proposal implements objectives of the 
Warden Woods Community Secondary 
Plan.  The zoning by-law amendment will 
allow for the appropriate development of 
the site, compatible with the surrounding 
development.  

This report reviews and recommends 
approval of the applications to amend the 
zoning by-law and advises that the Chief 
Planner may approve the draft plan of 
subdivision.    
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RECOMMENDATIONS 

 
The City Planning Division recommends that:  

1. City Council amend the Warden Woods Community Zoning By-law No. 950-
2005 substantially in accordance with the draft zoning by-law amendment 
attached as Attachment No. 5.  

2. City Council authorize the City Solicitor to make such stylistic and technical 
changes to the draft zoning by-law amendment as may be required.  

3. Before introducing the necessary Bills to City Council for enactment, require the 
owner to enter into an agreement and make the following payments, pursuant to 
Section 37 of the Planning Act:  

(a) a cash contribution, in a form satisfactory to the Chief Financial Officer and 
City Treasurer, of $1,500.00 per residential unit (for a minimum of 50 units) 
to be used as a contribution towards the Warden Woods community centre, or 
to parks in the Warden Woods Community, or to parks in the vicinity of the 
Warden Woods Community;  

(b) pre-payment of $39,167.18, in a form satisfactory to the Chief Financial 
Officer and City Treasurer, for the Indoor Recreation Facilities Portion of the 
Parks and Recreation Component of the City’s Development Charges; and  

(c) pre-payment of $26,275.47, in a form satisfactory to the Chief Financial 
Officer and City Treasurer, for the Outdoor Park Portion of the Parks and 
Recreation Component of the City’s Development Charges.  

4. That in accordance with the delegated approval under By-Law No. 229-2000, 
City Council be advised that the Chief Planner may approve the draft plan of 
subdivision, as generally illustrated on Attachment No. 2, subject to:   

(a)  the conditions as generally listed in Attachment No. 6, which except as 
otherwise noted, must be fulfilled prior to the release of the plan of 
subdivision for registration of any phase thereof;   

(b) 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 on-going technical review of this development; and   

(c) draft plan approval not being issued until the necessary zoning is in full force 
and effect.    
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Financial Impact 
The recommendations in this report have no financial impact.  

DECISION HISTORY 
City Council adopted the Warden Woods Secondary Plan, OPA No. 1145 to the 
Scarborough Official Plan, in October of 2005.  On May 26, 2008, the Ontario Municipal 
Board approved a modification to the Toronto Official Plan, to add the Warden Woods 
Community Secondary Plan.  The Secondary Plan provides a comprehensive framework 
to guide the co-ordinated development of a new residential and mixed use neighbourhood 
with adequate community facilities, excellence in urban design, and a balanced 
transportation system.   

ISSUE BACKGROUND 

Proposal 
The applicant has applied for an amendment to the zoning by-law to permit the 
redevelopment of the site with between 45 and 51 townhouse units.  The proposed 
townhouse units will be contained within six blocks.  The block fronting on Danforth 
Road would be zoned to permit either 14 rear lane townhouses or up to 20 stacked 
townhouses.  Parking for the townhouses fronting on Danforth Road would be in the 
form of rear garages and would be accessed from an extension of Dairy Drive or from a 6 
metre wide lane.  The remaining five blocks would permit 6 metre wide on-street 
townhouses, which will front onto the extension of Bamblett Drive, and will consist of 31 
units.  The proposed public streets would be extensions of streets in Registered Plan 
66M-2455 to the north and west.  Each unit will have a parking space integral to the unit 
in a garage and a space to park an additional vehicle in the driveway leading to the 
garage.  There is also a public walkway proposed, connecting pedestrians within the 
proposed subdivision to Danforth Road.    

Refer to the Proposed Draft Plan of Subdivision – Attachment No. 2 and the Application 
Data Sheet – Attachment No. 4 for additional project information. 

Site and Surrounding Area 
The subject property is rectangular in shape and is approximately 1.2 hectares (3.0 acres) 
in size and is located on the north side of Danforth Road, east of Warden Avenue in the 
Warden Woods Community.  The property is a remnant industrial parcel within a new 
and growing residential community.  

The surrounding land uses in the vicinity of the site can be described as follows:  

North: zoning approved for approximately 348 dwelling units at 300 Danforth Road;  

East: existing industrial and commercial uses;  

South: existing residential and five new townhouses proposed at 240 Danforth Road, 
and employment lands on the south side of Danforth Road; and 
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West: registered plan (66M-2455) of subdivision for approximately 224 dwelling units 
at 651 Warden Avenue. 

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.  

The proposal is consistent with the PPS.  The proposal conforms and does not conflict 
with the Growth Plan for the Greater Golden Horseshoe. 

Official Plan 
The frontage of the site is designated as a Mixed Use Area in the Toronto Official Plan – 
Warden Woods Community Secondary Plan.  Mixed Use Areas are made up of a broad 
range of commercial, residential and institutional uses, in single use or mixed use 
buildings, as well as parks, open spaces and utilities.  

Development within Mixed Use Areas will:  

 

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 means such as providing appropriate setbacks and/or stepping down of 
heights, particularly towards lower scale Neighbourhoods; 

 

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 edges 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 and provide an attractive, comfortable and safe 
pedestrian environment.  They are to have access to schools, parks, community centres, 
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libraries, and childcare, and take advantage of nearby transit services.  They are to 
provide 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.  

The interior of the site is designated as Neighbourhoods in the Toronto Official Plan – 
Warden Woods Community Secondary Plan.  Neighbourhoods are considered physically 
stable areas made up of residential uses in lower scale buildings such as detached houses, 
semi-detached houses, duplexes, triplexes and townhouses, as well as interspersed walk-
up apartments that are no higher than four storeys.  Parks, low scale local institutions, 
home occupations, cultural and recreational facilities and small-scale retail, service and 
office uses are also provided for in Neighbourhoods.  

The Warden Woods Community Secondary Plan establishes a framework to guide the 
coordinated development of new mixed use and residential neighbourhoods with all the 
ingredients for success including adequate community facilities, excellence in urban 
design, and a balanced transportation system.  The intent of the Secondary Plan is to 
support private and public investment in the creation of a new community, integrated 
with the surrounding residential communities and ravine system, and to establish 
compatible interfaces with residual and abutting employment areas.  

The applicant’s proposal complies with the City’s Official Plan and implements the 
objectives of the Warden Woods Community Secondary Plan. 

Zoning 
The subject property is zoned Industrial (M) in the Oakridge Employment District Zoning 
By-law No. 24982.  The industrial zone permits day nurseries, educational and training 
facility uses, industrial uses, offices, excluding medical and dental offices, places of 
worship, and recreational uses.  As well, this zone states that “all uses shall be conducted 
wholly within an enclosed building.”  Refer to Zoning Map – Attachment No. 3. 

Site Plan Control 
The property is subject to site plan control.  An application has not yet been submitted. 

Reasons for Application 
The zoning by-law amendment is required to permit the change of use from an industrial 
zone to a residential zone.  The draft of plan of subdivision is required to create the 
residential development blocks, the public rights-of-ways, and the public walkway. 

Community Consultation 
A community consultation meeting on the zoning by-law amendment application and 
draft plan of subdivision was held on February 11, 2009, attended by the Ward 
Councillor, the owner’s representatives, Community Planning staff, and approximately 
five members of the public.  The public was generally supportive of the development 
applications.   
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Agency Circulation 
The application was circulated to all appropriate agencies and City divisions.  Responses 
received have been used to assist in evaluating the application and to formulate 
appropriate by-law standards and conditions of draft plan of subdivision approval.  

COMMENTS 

Land Use 
The proposed land use featuring a variety of townhouse forms is consistent with the 
City’s Official Plan policies for this site.  The frontage of the subject property is 
designated as a Mixed Use Area, while the interior of the site is designated 
Neighbourhoods.  Both land use designations permit a variety of residential uses, such as 
the proposed townhouses.  

The site is also subject to the Warden Woods Community Secondary Plan and Warden 
Woods Community Urban Design Guidelines and Conceptual Master Plan.  Buildings in 
the Warden Woods Community Secondary Plan area will frame the edges of streets and 
parks, promote community identity at prominent locations, and support a pedestrian 
friendly environment.  The Urban Design Guidelines encourage mid-rise buildings from 
four to eight storeys to locate along the Warden Avenue and Danforth Road frontages.  
The applicant is requesting dual zoning for the residential block along the Danforth Road 
frontage to permit either 14 rear lane townhouses or up to 20 stacked townhouses.  Both 
of these built form options can be found along the Warden Avenue and Danforth Road 
frontages in the surrounding Warden Woods Community.  

The proposed development is compatible with the surrounding development and is 
appropriate for this area. 

Road / Lane Pattern and Connectivity 
The applications propose public road extensions connecting to Bamblett Drive and to 
Dairy Drive in Registered Plan 66M-2455 to the north and west thereby providing 
appropriate pedestrian and vehicular connections for the site and surrounding 
neighbourhood.  Both City Planning and Transportation Services divisions have no 
concerns with the proposed road network.    

The adjacent property to the north-east at 300 Danforth Road has submitted a revised 
zoning by-law amendment (Application No. 09 110484 ESC 35 OZ).  The concept plan 
submitted with the zoning application identifies a proposed new road connection to the 
property at 250 Danforth Road.  While there is no indication that such a connection is 
required, it is important to ensure that the interface between these two adjacent 
development sites is properly coordinated.  The applicant has provided a deferred 
development block (Bock 11) to allow the City and the 300 Danforth Road applicant to 
further assess whether a road connection is desirable and for the neighbouring property 
owner to purchase this block, if necessary.  An appropriate draft plan of subdivision 
condition will be included. 
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Block 5 on the draft plan of subdivision will be zoned to allow it to be constructed as 
either stacked townhouses or rear-lane townhouses.  If it is to be stacked townhouses then 
it would be a standard condominium project and all driveways will be private.  If it is to 
be developed with rear-lane townhouses, a 6 metre wide public lane will be established at 
the north-east portion of Block 5 to provide vehicular access to some of the townhouses 
fronting on Danforth Road.  This can be accomplished in conjunction with either a part 
lot control application or a consent application to create the townhouse parcels, with a 
pre-condition requiring dedication of the public lane to the City and a development 
agreement for its construction. 

Traffic Impact 
A traffic assessment prepared by BA Group Transportation Consultants was submitted in 
support of this application.  According to BA’s findings, the proposed development 
would function satisfactorily in terms of traffic access and circulation.  Traffic volumes 
attributable to the 250 Danforth Road development can be supported by the area road 
network without undue impacts.  City Planning and Transportation Services divisions 
have found this report to be acceptable. 

Servicing 
The applicant has submitted a Functional Servicing and Stage 1 Stormwater Management 
Report in support of the proposal.  The report and associated servicing drawings have 
been reviewed by Technical Services Division.  Revisions to the report are required and 
will be addressed in the Stage 2 Servicing and Stormwater Management Report.  This 
report is required as a condition of draft plan approval.   

Open Space/Parkland 
The Official Plan contains policies to ensure that Toronto’s system of parks and open 
spaces are maintained, enhanced and expanded.  Map 8B of the Toronto Official Plan 
shows the local parkland provisions across the City.  The lands which are the subject of 
this application are in an area with 0.00 to 0.42 hectares of local parkland per 1,000 
people.  The site is in the lowest quintile of current provision of parkland.  The site is in a 
parkland priority area, as per Alternative Parkland Dedication By-law No. 1420-2007.  

The application proposes between 45 and 51 dwelling units on a net site of 0.936 hectares 
(9,360 m2).  At the alternative rate of 0.4 hectares per 300 units specified in By-law No. 
1420-2007, the parkland dedication would be 0.0666 hectares (666 m2) for a minimum of 
50 dwelling units, which equates to 7.1% of the site.  Parks, Forestry and Recreation 
requests a site parkland cash-in-lieu contribution based on a dedication of 0.0666 hectares 
(666 m2), which is the maximum required size under the alternate rate by-law.  

Parks, Forestry and Recreation are not pursuing an on-site parkland dedication for the 
subject site because it would be too small to be functional.  Also the proposed 
development is located near a newly constructed public park of sufficient size to 
accommodate the park needs of this development.  The actual amount of cash-in-lieu to 
be paid will be determined at the time of issuance of the building permits.  This parkland 
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payment is required under Section 42 of the Planning Act, and is required as a condition 
of the building permit application process. 

Urban Forestry 
Urban Forestry has reviewed the submitted landscape plans and has determined that 
further improvements are required.  A landscape plan acceptable to Urban Forestry, in 
conjunction with a composite utility plan, is required as a condition of draft plan 
approval. 

School Capacity 
The Toronto District School Board (TDSB) advises that there is insufficient space at the 
local schools to accommodate students anticipated from this proposed development.  As 
part of the subdivision process the TDSB has requested standard conditions of approval 
be included, which require the applicant to post signs on site and include warning clauses 
on title advising purchasers of the status of local school accommodation.  The Toronto 
Catholic District School Board was also circulated advising of the proposed development, 
however, they did not provide comments. 

Section 37 
The Warden Woods Community Secondary Plan outlines policies with respect to Section 
37.  Section 37 will apply to increases in height and density as set out in the zoning by-
law.  Agreements pursuant to Section 37 of the Planning Act may be used to secure 
facilities and matters relating to community benefits.  Section 37 community benefits will 
be selected on the basis of local community needs, the nature of the development 
application, any implementing guidelines or plans adopted by Council and the strategic 
objectives and policies of the Warden Woods Community Secondary Plan.  

The Section 37 agreement for this development should secure the provision and delivery 
of an up-front cash payment equal to $1,500 per residential unit (for a minimum of 50 
units) to be used as a contribution towards the Warden Woods community centre, or to 
parks in the Warden Woods Community, or to parks in the vicinity of the Warden Woods 
Community.  This represents a total contribution of $75,000.00.  The agreement should 
also secure the pre-payment of the indoor and outdoor recreation facilities portion of the 
Parks and Recreation component of the development charges.  The owner will be given a 
credit towards the pre-paid development charges at the building permit stage. 

Recommended Conditions of Draft Plan of Subdivision Approval 
The proposed draft plan of subdivision approval conditions address the technical 
requirements of the development including, among other matters, the construction of 
streets, lanes and sidewalks, servicing, stormwater management facilities, street tree 
planting, and urban design matters.  Staff recommends that Council support the draft plan 
of subdivision and recommend to the Chief Planner that the draft plan of subdivision be 
approved. 
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Residential Reserve Blocks 
Four residential reserve blocks have been provided for and are to be combined with 
reserve blocks on Registered Plan Plan 66M-2455.  The size and location of the reserve 
blocks have the appropriate dimensions and configuration to provide for the orderly 
development of the lands. 

Industrial Interface 
The adjacent site to the north-east (300 Danforth Road) supports a 1 to 2 storey industrial 
building of approximately 18,000 square metres.  Ranka Enterprises uses the building to 
manufacture clothing and assemble winter boots.  A discount clothing store was located 
at the front of the building.  The rear portion of the building has been demolished.  The 
only remaining use is the “Bollywood” South Asian restaurant which provides eat-in, 
catering and take-out services.  The site has also been rezoned to remove industrial 
permissions and provide for residential development.  Appropriate conditions of draft 
plan approval requiring the owner to place warning clauses on title with respect to odour 
may be required. 

Toronto Green Standard 
Council has adopted the Toronto Green Development Standard, and staff will pursue the 
implementation of the standard through the future site plan approval application(s). 

Development Charges 
It is estimated that the development charges for this project will be $501,891.00.  This is 
an estimate.  The actual charge is assessed and collected upon issuance of the building 
permit.                    
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CONTACT 
Perry Korouyenis, Planner 
Tel. No. (416) 396-4927 
Fax No. (416) 396-4265 
E-mail: pkorouy@toronto.ca  

SIGNATURE     

_______________________________  

Allen Appleby, Director 
Community Planning, Scarborough District   

ATTACHMENTS 
Attachment 1: Conceptual Site Plan/Subdivision Plan 
Attachment 2: Proposed Draft Plan of Subdivision 
Attachment 3: Zoning 
Attachment 4: Application Data Sheet 
Attachment 5: Draft Zoning By-law Amendment 
Attachment 6: Draft Plan of Subdivision Conditions 
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Attachment 1:  Conceptual Site Plan/Subdivision Plan  
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Attachment 2:  Proposed Draft Plan of Subdivision  
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Attachment 3:  Zoning  


