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STAFF REPORT 
ACTION REQUIRED  

3201-3227 Eglinton Ave East– Zoning, Official Plan and 
Plan of Subdivision Applications – Final Report   

Date: May 22, 2009 

To: Scarborough Community Council 

From: Director, Community Planning, Scarborough District 

Wards: Ward 36 – Scarborough Southwest 

Reference 
Number: 

07 272312 ESC 36 OZ,  07 272331 ESC 36 SB and 09 103911 ESC 36 OZ 

 

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.  

Rezoning, official plan amendment and plan of subdivision applications have been 
submitted to permit the comprehensive redevelopment of the Markington Square 
shopping centre.  

The applications seek approval for the redevelopment of 3.2 hectares (7.9 acres) of the 
total 6.8 hectare (16.8 acre) site for a 
phased mixed use project comprised of 
1,057 residential units in seven 
condominium apartment buildings with 
5,486 square metres (59,052 square feet) of 
retail uses at grade along the Eglinton 
Avenue and Kingston Road frontages, a 
public park and a public street system 
running south from Eglinton Avenue, then 
southeast connecting with Kingston Road.  
The existing Dominion Food Store and 
Beer Store would remain on adjacent lands 
to the west.  Altogether, 97,726 square 
metres (1,051,948 square feet) of 
residential gross floor area are proposed in 
the seven condominium apartments, which 
include 3 buildings in the 7 to 9-storey 
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range, two point towers of 18 storeys and two point towers of 21 storeys.   It is 
anticipated that the project will be built out over a period of 10-15 years.  The purpose of 
the official plan amendment is to establish a new public road and establish that the first 
priority for Section 37 for this large site is community space and not affordable housing.  

This report reviews and recommends approval of the applications to amend the Official 
Plan and zoning by-law.   The development consists of a master planned mixed use 
neighbourhood with both retail and residential uses in three phases within an area that has 
sufficient infrastructure.  The proposal  achieves a number of city goals and objectives.  
Staff conclude that the proposal represents an appropriate balance between intensification 
of a site and respect for the local context.  Community improvements will flow from the 
project, such as the provision of a new park, improvements to it, and contributions 
towards improvement to the local community centre.  Further, the development will add 
to the vitality of the immediate quadrant bounded by Eglinton Avenue East, Kingston 
Road and Markham Road as a mixed use area.    

This report also advises that the Chief Planner may approve the draft plan of subdivision.  

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. 8.   

2. City Council amend Zoning By-law 10010 substantially in accordance with the 
draft zoning by-law amendment attached as Attachment No. 9  

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

4. City Council adopt the Urban Design Guidelines attached as Attachment 11 to 
guide the implementation of the Markington Square development.  

5. That City Council determine that the development of the lands at 3201 - 3227 
Eglinton Avenue East addresses the objectives and policies of the Official Plan 
for these segments of Eglinton Avenue East and Kingston Road, and that 
development can proceed prior to the completion of Avenue Studies.  

6. Before introducing the necessary Bills to City Council for enactment, the Owner 
be required to enter into an agreement and, pursuant to Section 37 of the Planning 
Act, to include:  
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(a) a cash contribution prior to the issuance of building permits, in a form 
satisfactory to the Chief Financial Officer and City Treasurer, of 
$1,100,000.00 to be used as a contribution towards:   

i) $350,000 in Phase 1 for an addition at the Scarborough Village 
Community Recreation Centre or other community programming 
space.  

ii) $250,000 in Phase 2 for an addition at the Scarborough Village 
Community Recreation Centre or other community programming 
space.  

iii) $250,000 in Phase 2 for parkland improvements for the park to be 
provided in Phase 2.  

iv) $250,000 in Phases 1 and 2 for enhanced streetscape improvements in 
both phases, or community programming space at the discretion of the 
City.   

(b) upon application for the first building permit, the City would require a pre-
payment 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 for Phase 1; 
and  

(c) upon application for the first building permit, the City would require a pre-
payment 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 for Phase 1.  

7. City Council recommend to the Chief Planner and Executive Director that the draft 
plan of subdivision be approved, generally as illustrated in Attachment 6, subject to:   

a) the conditions generally listed in Attachment 10, which except as 
otherwise noted, must be fulfilled prior to the release of the plan of 
subdivision for registration; and  

b) such revisions to the proposed plan of subdivision or additional or 
modified conditions as the Chief Planner may deem to be appropriate to 
address matters arising from the ongoing technical review of the 
development. 

 

Financial Impact 
The recommendations in this report have no financial impact.  
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DECISION HISTORY 
In 1993, the former City of Scarborough Council approved an amendment to the 
Scarborough Village Community By-law to permit the construction of 350 apartment 
units on the Markington Square shopping centre property, in addition to the 350 units that 
were already permitted on the larger site which included lands at the corner of Eglinton 
Avenue East and Kingston Road, for a total of 700 units permitted.  This approval was 
appealed to the Ontario Municipal Board by a number of residents, but all appeals were 
ultimately dismissed in 1995.  The Guildwood Terrace East, located at 3231-3233 
Eglinton Avenue East and subsequently severed from the original land holdings, was first 
constructed and consists of 350 apartment units in 18 and 21-storey towers, linked by a 1-
storey podium.    

In 2005, site plan approval was granted for the Options for Homes Project at 3640-3648 
and 3650 Kingston Road containing a 9-storey apartment building with 225 residential 
apartment units and 36 townhouses.   With 350 residential apartment units at Guildwood 
Terrace, and 225 apartment units constructed at Options for Homes, the result is the 
potential for an additional 125 apartment units of the originally permitted 700 apartment 
units for the larger area.  

ISSUE BACKGROUND 

Proposal 
Zoning, official plan and plan of subdivision applications have been submitted to permit 
the comprehensive redevelopment of the Markington Square shopping centre.    

The applications seek approval for the redevelopment of 3.2 hectares (7.9 acres) of the 
total 6.8 hectare site for a phased mixed use project comprised of 1,057 residential units 
in seven condominium apartment buildings with 5,486 square metres (59,052 square feet) 
of retail uses at grade along the Eglinton Avenue East and Kingston Road frontages, a 
public park and a public street system running south from Eglinton Avenue, then 
southeast connecting with Kingston Road.  The existing Dominion Food Store and Beer 
Store would remain on adjacent lands to the west.  Altogether, 97,726 square metres 
(1,051,948 square feet) of residential gross floor area are proposed in the seven 
condominium apartments, which include 3 buildings in the 7 to 9-storey range, two point 
towers of 18 storeys and two point towers of 21 storeys.   

The purpose of the zoning application is to permit increases in the number of apartment 
units, and introduce site specific development standards tailored to the proposed 
development.  The purpose of the official plan amendment is to establish a new public 
road network and establish that the first priority for Section 37 for this large site is 
community space which is a higher priority than affordable housing.  The purpose of the 
subdivision application is to create a public road and subdivide the lands into phased 
blocks including a 0.33 hectare (0.81 acre) public park block, to facilitate the orderly 
development of the lands.  
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A phased development is proposed, with Phase 1 being located on Kingston Road, Phase 
2 to the north of Phase 1, and east of the new public road and Phase 3 to the west of the 
new public road towards the existing Dominion Store.  

A centrally located public park, 0.33 hectares (0.81 acres) in size and equivalent to 12.4% 
of the proposed residential development area (excluding the street system), is proposed.  

Phase 1 (Buildings “A” , “B” and “C” on Attachment 1) is comprised of a 7 to 9-storey 
mid-rise building oriented towards Kingston Road and a 7 to 9-storey mid-rise building 
combined with a 21-storey point tower situated in between with frontage on a new public 
street (Street “A”).   A podium structure links the three buildings and contains amenity 
space of 2 storeys which has direct access to a private outdoor amenity area directly 
between the buildings.  Phase 1 includes a total of 433 residential units, and 1,858 square 
metres (20,000 square feet) of commercial space along the Kingston Road frontage.  

Phase 2 (Buildings  “D” ,“E” and “F” on Attachment 1) includes a total of 314 residential 
units southeast of Eglinton Avenue and fronts on both proposed new public roads 
(Proposed Streets “A” and “B”).  Buildings “D” and “E” are 21 and 18-storey point 
towers, connected by a 2-storey podium.  A small amount of grade related retail (622 
square metres (6,695 square feet)) is proposed on Eglinton Avenue and the new public 
street.  A 0.33 hectare (0.81 acre) public park block is proposed to the south of Building 
“F” with frontage on the proposed public street.    

Phase 3 (Buildings “G”, “H” and “I” on Attachment 1) consists of 310 residential units 
and approximately 3,005 square metres (32, 346 square feet) of grade related commercial 
space.  Phase 3 lies south of Eglinton Avenue, west of the proposed public street 
(Proposed Street “A”) , and east of the existing Dominion grocery store.  Building “G” is 
a mid rise building that steps from 7 to 9 storeys, and fronts onto Eglinton Avenue East.   
Facing the park and fronting onto the west side of the new street is Building “I”, an 18-
storey point tower, which is connected to Building “G” by a two storey podium that will 
house a private daycare upon construction.   

For further project details, see Attachment 1 – Site Plan, Attachment 2 – Elevations,  
Attachment 7 – Application Data Sheet, and Attachment 5 – Perspective Drawings. 

Site and Surrounding Area 
The development site consists of the eastern portion of the Markington Square shopping 
centre, which is contained within the larger triangle that is bounded by Markham Road to 
the west, Eglinton Avenue to the north and Kingston Road to the southeast.   It has a 
frontage of approximately 168 metres (551 feet) along Eglinton Avenue East and 124 
metres (407 feet) along Kingston Road, with an area of approximately 3.2 hectares (8 
acres).  The Markington site in total is 6.8 hectares (16.8 acres) and extends to Markham 
Road.  

The Markington Square shopping centre currently contains a mix of commercial uses 
totalling approximately 16,600 square metres (179,000 square feet) of gross floor area.  
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Current tenants include Rogers Video, Shoppers Drug Mart, and a McDonald’s.   A 
private 232 space day care centre exists on lands that would be developed in Phase 3.  A 
5,800 square metre (62,000 square foot) Sears Outlet Store exists at the southeast corner 
of the property.  

A 4,700 square metre (51,000 square foot) Dominion Food Store and a 420 square metre 
(4,500 square foot) Beer Store also exist on the west portion of the property in the 
vicinity of the intersection of Eglinton Avenue East and Markham Road.  These two 
retail uses are not part of the current zoning application and will remain in their current 
location.  All other buildings on the eastern portion of the property are proposed to be 
demolished as development proceeds.  

Surrounding Land Uses  

North: On the north side of Eglinton Avenue between Cedar Drive and Markham Road 
are a series of commercial plazas.  East of Cedar Drive on the north side of 
Eglinton Avenue there are four apartment buildings at 10, 15, 16 and 18 storeys.    

East: Guildwood Terrace East, which consists of 350 units housed in 18 and 21-storey 
towers, linked by a one-storey podium, is located to the immediate northeast.  
This complex also includes outdoor tennis courts located over the parking garage 
along the Eglinton Avenue frontage.  Further east, on the north side of Eglinton 
Avenue is a vacant parcel owned by the City of Toronto, which resulted from the 
realignment of the Eglinton Avenue/Kingston Road intersection.  This is where 
Eglinton Avenue intersects with Kingston Road.  

West: To the southwest is the Options for Homes residential development consisting of 
225 residential apartment units in a 9-storey building, in addition to 36 townhouse 
units.   City lands and the historic Cornell Campbell Farm are located further west 
along Kingston Road.  Surrounding the farm at the corner of Markham Road and 
Kingston Road is the Scarborough Village Park and Community Recreation 
Centre. There is a 7-storey rental apartment building operated by the Toronto 
Community Housing Corporation at the southwest corner of Eglinton Avenue and 
Markham Road, opposite Markington Square.  The west side of Markham Road is 
characterized by a variety of uses, including a 16-storey rental apartment building, 
a 7-storey seniors building and the St. Boniface Church.  The south side of 
Eglinton, west of Markham Road, is occupied primarily by higher density rental 
apartment buildings.  

South: To the south of the subject site on the opposite side of Kingston Road are 
primarily single family dwellings which front onto the Service Road.  One small  
commercial property exists on the south side of Kingston Road which is a coin-
operated car wash.  
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In 2005, Council adopted the Toronto Strong Neighbourhoods Strategy, which designated 
13 neighbourhoods City-wide as having priority for infrastructure investment. The 
Scarborough Village community is one of these 13 priority neighbourhoods. 

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 subject lands are designated as Mixed Use Areas within the Toronto Official Plan.  
The Mixed Use Areas designation permits a broad range of residential, commercial and 
institutional uses.  The policies of this land use designation include development criteria 
which direct that new development:  create a balance of land uses with the potential to 
reduce auto dependency and meet the needs of the community; provide additional 
employment and housing in the area; locate/mass new buildings to provide a transition 
between areas of different development intensity/scale; take advantage of nearby transit 
services; locate/mass new buildings to minimize shadow impacts; locate/mass new 
buildings to frame streets and parks with good proportion and maintain sunlight and 
comfortable wind conditions; have access and circulation and an adequate supply of 
parking for residents and visitors; locate and screen service areas; provide indoor and 
outdoor amenity space and provide attractive pedestrian environments.    

Both Eglinton Avenue East and Kingston Road are shown as an Avenue on Map 2 of the 
Official Plan.  Avenues are important corridors along major streets where reurbanization 
can create new housing and jobs while improving the pedestrian environment, the look of 
the street, shopping opportunities and transit service for community residents.  
Reurbanizing the Avenues will be achieved through the preparation of Avenue Studies 
for strategic mixed use segments of the corridors.    

Development in Mixed Use Areas on Avenues prior to an Avenue study has the potential 
to set a precedent for the form and scale of reurbanization along the Avenue.  As a result, 
such development must address a list of criteria pursuant to Section 2.2.3 of the Official 
Plan.  Proponents of such proposals will address the larger context and examine the 
implications for the segment of the Avenue in which the proposed development is 
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located.  These reviews are termed Avenue Segment studies, and should include an 
assessment of the impacts of the incremental development of the entire Avenue segment 
at a similar form, scale and intensity, and should consider whether incremental 
development of the entire Avenue segment would adversely impact any adjacent 
Neighbourhoods or Apartment Neighbourhoods.   This segment study will also consider 
whether the proposed development is supportable by available infrastructure, and will be 
considered together with any amendment to the zoning by-law at the statutory public 
meeting for the proposed development.  

Map 4 – Higher Order Transit Corridors – designates both Eglinton Avenue East and 
Kingston Road as Transit Corridors for potential expansion.  Map 5 – Surface Transit 
Priority Network – identifies both Eglinton Avenue East and Kingston Road to be 
“Transit Priority Segments”.  The introductory text of Section 2.2 of the Official Plan 
stipulates that future growth within the City should be channelled towards areas which 
are well served by transit, the existing road network, and which have a number of 
properties with redevelopment potential.  Section 2.2.3 of the Official Plan stipulates that 
Avenue studies will contain a vision and an implementation plan to show how the use of 
the road allowance can be optimized and transit service enhanced.  

The subject lands are directly adjacent to the Scarborough Village Park and Recreation 
Centre lands, and much of the treed portion of these lands are designated as Natural 
Heritage System on Map 9 of the Official Plan.  The Natural Heritage System is made up 
of areas where protecting, restoring and enhancing the natural features and functions 
should have high priority in our city-building decisions.  All proposed development in or 
near the Natural Heritage System will require a Natural Heritage Impact Study to assess 
the development’s impact on the natural heritage system and identify measures to 
mitigate negative impacts on and/or improve the natural heritage system.   
   
If an area is proposed as a new neighbourhood, a comprehensive planning framework is 
required. Section 3.3 of the Official Plan stipulates that new neighbourhoods will need 
new infrastructure, streets, parks and local services to support the new development and 
connect it with the surrounding fabric of the City.  The planning framework should 
reflect the Official Plan’s city-wide goals, and include a strategy to provide parkland, 
community services, local institutions, and affordable housing.   The framework should 
also include the pattern of streets, development blocks, open spaces, other infrastructure 
and a mix and location of land uses.  

New neighbourhoods should be viable as communities and be carefully integrated into 
the surrounding fabric of the city.   They should have community focal points, a mix of 
uses, a range of building types, high quality parks, open spaces, public buildings, and 
services and facilities that meet the needs of residents, workers and visitors.  New 
neighbourhoods should also have good access to transit and good connections to 
surrounding streets and open spaces.   

Section 3.2.1 of the Official Plan provides direction with respect to housing supply.  A 
full range of housing in terms of form, tenure and affordability, across the City and 
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within neighbourhoods, is to be provided and maintained to meet the current and future 
needs of residents.  Large residential developments such as this one provide an 
opportunity to achieve a mix of housing in terms of types and affordability. 

Zoning 
The subject site is currently zoned Apartment Residential (A) and Community 
Commercial (CC) under Scarborough Village Community Zoning By-law 10010.  The 
Community Commercial zoning on this site permits retail stores, restaurants, service 
shops and agencies, business and professional offices, day nurseries, banks, automobile 
service stations, as well as other specific commercial uses.  The Apartment Residential 
zoning permits apartment buildings, nursing homes, nursery schools, senior citizen 
homes, private home day care and group homes.  

The site is also subject to a site specific exception in the Scarborough Village By-law, 
which outlines specific Community Commercial uses as above, limits the gross floor area 
of Community Commercial uses to 20,500 square metres (220,667 square feet), limits the 
gross floor area of office uses to 4,645 square metres (50,000 square feet), limits the 
number of dwelling units in apartment buildings to 700, and limits building heights to a 
maximum of 57 metres (187 feet), except within 60 metres (197 feet) of Kingston Road, 
the maximum height permitted is 46 metres (151 feet).  

The (A) Apartment and (CC) Community Commercial Zoning, along with the associated 
Performance Standards, applies to the Markington Square shopping centre, the Options 
for Homes development at 3640-3648 and 3650 Kingston Road, and the Guildwood 
Terrace East at 3231-3233 Eglinton Avenue East in their totality. The zoning permission 
exists for 700 apartment units in total on the three separate properties.  Since a total of 
575 apartment units have already been built on the two sites (Guildwood Terrace East – 
350 units, and Options for Homes -  225 apartment units), zoning permission exists for 
only 125 apartment units on the Markington Square site.   

Site Plan Control 
The subject lands are subject to site plan control.  A site plan approval application will be 
required for each phase and will be guided by an approved master plan, which is a 
condition of draft approval for the plan of subdivision (see Attachment 10) and by urban 
design guidelines (see Attachment 11). 

Reasons for the Applications 
The purpose of the zoning application is to permit an increase in the number of apartment 
units permitted on site.  The purpose of the official plan amendment is to establish a new 
public road network and establish that the first priority for Section 37 for this large site at 
Markham and Eglinton is community space which is a higher priority than affordable 
housing.     

The purpose of the subdivision application is to create a public road and subdivide the 
lands into phased blocks, including a 0.33 hectare (0.81 acre) public park block, to 
facilitate the orderly development of the lands.   
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The current zoning does not permit the proposed number of apartment units. The zoning 
application proposes to increase the current residential permission by 932 apartment units 
(from 125 to 1057 apartment units).  The rezoning will also need to establish other site 
specific performance standards to facilitate the proposed development. 

Community Consultation 
A community consultation meeting, as directed by Scarborough Community Council, 
was held on February 4, 2008.  Notice of the meeting was given to landowners and 
residents within 120 metres of the site and expanded to include Scarborough Bluffs to the 
East, Markham Road to the West, CN Rail Line at the north and Lake Ontario to the 
south.  Approximately 275 residents from the surrounding area were in attendance.     

Issues that were raised included, but were not limited to the following:  concerns about 
the compatibility of the proposal with the surrounding community in terms of land use, 
height and density; concerns about traffic increases on major roads and residential streets 
in the area, concern that parking proposed was inadequate; concern that there were 
inadequate community services and facilities including parks and school capacity to serve 
the new residents; concern about the loss of retail space on site serving the community; 
concern about the mix of residential units proposed, and concern that the community 
could not support further affordable housing.  

The original application sought approval for a phased mixed use project comprised of 
1,400 residential units in seven condominium apartment buildings with 2,434 square 
metres (26,200 square feet) of retail uses at grade along the Eglinton Avenue frontage, a 
0.14 hectare (0.35 acre) public park and a public street system running south from 
Eglinton Avenue, then southeast connecting with Kingston Road.  The existing Dominion 
Food Store and Beer Store would remain on adjacent lands to the west.  Altogether, 
115,139 square metres (1,239,386 square feet) of residential gross floor area were 
proposed in the seven condominium apartments, which included 4 buildings in the 7 to 9-
storey range, two point towers of 23 storeys and one point tower of 28 storeys.   This 
original proposal was presented at the community consultation meeting.  

As a result of the degree of community interest in the proposal, a community working 
group was formed to discuss the above issues in greater detail.  All 275 residents who 
attended the initial consultation meeting were invited to join the working group.  A group 
of approximately 20 residents and community representatives volunteered to join the 
group, along with the City Councillor and City staff to attend a series of 4 working group 
meetings held in April, May and June 2008.  Topics discussed at the series of meetings 
included, but were not limited to each of the issues raised at the community meeting.  

On May 20, 2008 a formal peer review of the project was undertaken at the Scarborough 
Civic Centre.  A one day design charette was held whereby a small group of independent 
professional architects joined the applicant’s consulting group, the City Councillor, City 
staff and Urban Design staff from other City districts in order to review and provide 
design improvement suggestions on the project.  The group of approximately 20 
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participants were broken down into 3 groups each of whom delved into detailed aspects 
of the project’s design.  Each of the groups reported back to the larger group during the 
closing plenary session with suggestions for the improved design of the project.  The 
results of both the peer review and the working group were helpful in forming the revised 
submission for the project.   

In May, 2009, a further meeting of the working group was held wherein the final 
submission was presented to the group for their consideration and input.  The proposal 
was well received by the working group.  The applications have been formally changed 
to seek approval for 1,057 residential units in seven condominium apartment buildings 
with 5,486 square metres (59,052 square feet) of retail uses at grade along the Eglinton 
Avenue and Kingston Road frontage.   The proposed streets “A” and “B” remain the 
same, but the proposed public park was moved to Phase 2, and increased in size from 
0.14 hectares (0.34 acres) to 0.33 hectares (0.81 acres).  Altogether, 97,726 square metres 
(1,051,948 square feet) of residential gross floor area are proposed in the seven 
condominium apartments, which include 3 buildings in the 7 to 9-storey range, two point 
towers of 18 storeys and two point towers of 21 storeys.   The gross floor area in the 
proposal was reduced from 117,573 square metres to 103,212 square metres, and the 
floor space index reduced from 4.5 to 3.2. 

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 approval.  

COMMENTS 

Provincial Policy Statement and Provincial Plans 
The Provincial Policy Statement focuses growth within settlement areas and away from 
significant or sensitive resources and areas which may pose a risk to public health and 
safety.  It recognizes that the wise management of development may involve directing, 
promoting or sustaining growth.  Land use must be carefully managed to accommodate 
appropriate development to meet the full range of current and future needs, while 
achieving efficient development patterns.  

The application represents efficient use of land, resources and public investment in 
infrastructure and public service facilities.  This development promotes a mixture of 
housing, employment, parks and open spaces.  The development is in an area where there 
are transportation choices that facilitate pedestrian mobility and other modes of travel.  In 
the opinion of City Planning staff, the proposal is consistent with the Provincial Policy 
Statement.  

The proposal represents appropriate intensification on an underutilised site, where 
services exist, and will provide housing and commercial opportunities in the community.  
The proposal conforms and does not conflict with the Growth Plan for the Greater 
Golden Horseshoe.   
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Land Use  

The subject site is located along both Eglinton Avenue East and Kingston Road, both 
designated as Avenues in the Official Plan.  It is an appropriate location to intensify 
residential uses given its proximity to the accessible road network, to existing and 
planned public transit, recreational and community facilities and commercial 
opportunities.   The Official Plan designates the subject site Mixed Use Areas which are 
areas appropriate for a mixture of residential and commercial uses.  However, as with any 
development proposal, how well the proposal fits with the character and the function of 
the surrounding area must be carefully considered.  

New neighbourhoods should be viable as communities and be carefully integrated into 
the surrounding fabric of the city.   This proposal contributes to a number of stated City 
goals by  creating a mix of uses, a range of building types, a public park, and 
contributions to services and facilities that meet the needs of residents, workers and 
visitors.  This new neighbourhood has excellent access to transit on Eglinton Avenue East 
and Kingston Road.  The newly proposed street provides for improved vehicular and 
pedestrian connections to the existing road network at Kingston Road to the south, and at 
the intersection of Eglinton Avenue East and Cedar Drive.  Further, it provides for 
improved connections to surrounding open spaces such as the city park to the west of the 
Options for Homes project and the newly purchased Cornell/Campbell House, and the 
City woodlot.  The development is on the same block as the Scarborough Village 
Community Recreation Centre.  

Upon careful review of land use and urban design considerations, staff conclude that the 
applicant’s revised proposal represents an appropriate balance between intensification of 
a site and respect for the local context.  The proposal will help fulfill long term planning 
goals of the City by enhancing the area as a mixed-use area by ensuring the efficient use 
of land, infrastructure and service facilities, in particular, the public transit system.  The 
proposal represents intensification along two Avenues, which are important corridors 
along major streets where reurbanization can create new housing and jobs while 
improving the pedestrian environment, the look of the street, and shopping opportunities.  

Built Form, Height and Massing 
The built form, height and massing of the proposed buildings have been developed with 
sensitivity to the surrounding area.  The proposed built form, height and massing are 
characteristic of the surrounding area and appropriate for the site.  

The original submission included 1,400 residential units in 9 condominium buildings, 
2,434 square metres of commercial space and included 3 point towers, two of 23 storeys 
and one of 28 storeys.  To address concerns expressed by the community and city staff, 
the applicant revised the proposal to include building heights and massing designed to fit 
with adjacent development, and within the context of the area, and to take advantage of 
opportunities for liveliness along both the Eglinton Avenue East and Kingston Road 
frontages.  The building heights have been reduced, from a 28-storey tower and two at 23 



 

Staff report for action – Final Report – 3201 – 3227 Eglinton Ave E 13 

storeys, to two at 21 storeys and two at 18 storeys, and the density reduced from 1400 to 
1057 dwelling units.  The total residential gross floor area has been reduced from 115,139 
to 97,726 square metres.  A new, larger park, streetscape improvements including 
additional tree plantings within the proposed development, will contribute to the greening 
and liveliness of the area.  Furthermore, the commercial component of the development 
was increased to maintain the employment and commercial services function of the site.  

The revised proposal now consists of:  

Phase 1 (Buildings “A” , ‘B’ and ‘C”) incorporates:  

a) a 21-storey tower above a 7-storey podium, located near the new park to 
reinforce the street edge and frame the park.  The 7-storey podium is an 
appropriate scale to reflect the height of the adjacent Options for Homes 
development to the west.  The 21-storey point tower is an acceptable and 
appropriate distance from the 20-storey Guildwood Terrace complex to the 
northeast; 

b) a 7 to 9-storey residential building on Kingston Road with commercial uses at 
grade which reinforces the street edge, and provides for active commercial 
uses along Kingston Road.  This building is an appropriate scale to reflect the 
9-storey height of the adjacent Options for Homes Development to the west, 
and responds appropriately to the low rise single family dwellings on the 
south side of Kingston Road; and 

c) a 7 to 9-storey residential building to the north which provides for interaction 
between the park, proposed street and building.    

Phase 2 (Buildings ‘D’, ‘E’ and ‘F’) incorporates:  

a) a 21-storey point tower at Eglinton Avenue and the proposed public street 
which responds appropriately to building heights on the north side of 
Eglinton Avenue East.  This tower also provides a gateway feature to the 
northerly entrance to the proposed development, reinforces the street edge 
and frames the proposed park; and 

b) an 18-storey point tower connected to the 21-storey tower by a 2-storey 
podium.   This building is an appropriate scale to reflect the height of the 
Guildwood Terrace complex to the northeast.  It is also an acceptable and 
appropriate distance from the Guildwood Terrace complex.  The two 
towers, connected by the two-storey podium, frame the park in this Phase.  

Phase 3  (Buildings ‘G’, ‘H’ and ‘I’) incorporates:  

a) an 18-storey point tower on the west side of the proposed public street 
which responds appropriately to building heights in earlier phases of the 
development.  This tower also frames the park.  A 2-storey daycare is 
planned on the west side of the new street right across from the proposed 
park.  This is an appropriate scale for the use intended; and 
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b) a 7 to 9-storey residential building  (Building “G”) on Eglinton Avenue 
East with commercial uses at grade which reinforces the street edge, and 
provides for active commercial uses along Eglinton Avenue East. 

Urban Design 
The proposal represents high quality, well designed buildings in a master planned 
community.  The 4 towers are each designed in three distinct parts, base, middle (shaft) 
and top, each with its particular role in creating a single, integrated structure.  

The built-form policies of the Official Plan encourage new development to frame and 
support adjacent streets, parks and open spaces.  These policies seek to locate and mass 
new buildings to frame the edges of streets and parks with good proportion and maintain 
sunlight and comfortable wind conditions to provide an attractive, comfortable and safe 
pedestrian environment.    

The proposed development frames both the existing street edges on Eglinton Avenue East 
and Kingston Road, and the newly proposed street.  New residential and commercial 
activities along Eglinton and Kingston will enhance pedestrian activity along these 
streets.  Staff have reviewed the proposal in the context of the City’s Design Criteria for 
Tall Buildings.  The proposal meets the tall building design criteria and implements the 
objective of the Official Plan to ensure that tall buildings fit within their context and 
minimize their impacts.  

Landscaping is proposed throughout the site including a mixture of trees and shrubs 
along the main streets and along the new streets.  Attractive walkway entrances, some 
lined with landscaping are proposed to accommodate access to the commercial uses and 
residential entrance and provide circulation throughout the site.   Tree and shrub 
plantings, benches and a gazebo are proposed for the large landscaped outdoor amenity 
space above the parking structure in phase 1. 

Urban Design Guidelines and Conceptual Master Plan 
Urban Design Guidelines for the proposed development are found in Attachment 11.  
These guidelines are important tools to guide development within the proposed three 
phase development.  The Urban Design Guidelines are intended to guide the design and 
organization of the built environment within the proposed development.  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.  

As a condition of subdivision approval, the proposed development will be required to 
proceed in accordance with an approved Master Plan.  The Master Plan outlines, among 
other things, the development phasing, building locations, park location, proposed public 
street location, and the location of future public streets.  This will provide a framework 
for the development of future phases of the proposal.  
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Sun/Shadow Analysis 
The applicant submitted a sun/shade study for the proposed development to examine the 
shadows cast by the proposed buildings onto the surrounding area.    

Buildings have been designed and located to address shadowing impacts on adjacent 
properties. During the spring equinox (March 21st), after 3:00 p.m. minimal shadowing 
will be cast on the condominiums to the immediate east.  In general, the proposed 
development will have no discernable shadow impact on the low density residential 
neighbourhoods to the south during the spring and fall equinoxes, and will have limited 
shadow impact on the adjoining properties.   Due to the nature of the slim point towers, 
these shadows will pass quickly on adjacent apartment neighbourhoods.  

The study demonstrates that the shadows generated by the proposed buildings will not 
unduly impact the surrounding lands and public spaces.  The study has been reviewed by 
staff and is deemed to be acceptable. 

Wind 
The applicant submitted a wind study for the proposed development to examine the wind 
patterns caused by the proposed buildings for the surrounding area.  The study indicates 
the pedestrian comfort conditions will be similar to or better than existing conditions at 
most locations.  An expanded examination of wind conditions and mitigation will be 
examined as an element of the site plan control process for each phase of development.  
Mitigation measures can be identified and addressed through this process. 

Trees 
An arborist report has been received and reviewed.  Two trees currently on site qualify 
for protection, one under the Street Tree By-law and one under the Private Tree By-law.   
As both trees are located well outside of the area proposed for redevelopment, Urban 
Forestry has no tree protection requirements for existing trees.  

Street tree planting within the new proposed public street will be required as a condition 
of subdivision approval.   This will be enhanced with further plantings as per the Section 
37 agreement for high quality streetscaping.  This will involve the provision of a number 
of varied, high-quality large growing shade trees.  

Urban Forestry is satisfied with the street tree planting that is proposed, subject to a 
number of conditions in the draft plan of subdivision approval, attached here as 
Attachment 10.  

The plans indicate a landscaped outdoor amenity area over the proposed parking garage 
in Phase 1 of the development for the residents use.  Landscaping details will be further 
pursued through site plan approval for each phase.   
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New Public Road  
The Toronto Official Plan states that new streets should be public streets.   New streets 
should be designed to provide connections with adjacent neighbourhoods, and promote a 
connected grid of streets that offers travel options and extends site lines.  

In this proposal, the new public street meets a number of objectives.   It divides the larger 
site into smaller development blocks, provides access and addresses for new 
development,  provides access to a new public park, and creates adequate space for 
pedestrians, bicycles and landscaping as well as transit, vehicles, utilities and utility 
maintenance.  

Access to the proposed new development will be facilitated with a new public street 
which will run south from the intersection of Cedar Drive and Eglinton Avenue East 
(proposed street “A”), and then southeast in front of the existing Options for Homes 
Development and connect with Kingston Road to the south (proposed street “B”).   Both 
roads will be constructed as fully serviced municipal roads to the satisfaction of the 
Executive Director of Technical Services.  

The street is proposed as a 20 metre right-of-way along its entire length, with an 8.5 
metre pavement width.  This is acceptable to Technical Services.  The applicant must 
provide an easement to the City for storm and sanitary sewers and water mains within the 
future alignment of Street “A” and Street “B” at the construction stage of  Phase 1 to the 
satisfaction of the Executive Director of Technical Services.  

The applicant owns additional lands west of Phase 3 which extend to Markham Road. 
Although these lands are not proposed for redevelopment at this time, the applicant has 
demonstrated the feasibility of connecting a future public road for these additional lands 
from Markham Road, to those proposed as part of the subject application.   The proposed 
road network is included in the attached Official Plan Amendment and forms part of the 
Master Plan. 

Parking  
The proposed residential parking standard of 1 space per residential unit; and 0.15 visitor 
parking spaces per unit is appropriate for the proposed development.  The proposed retail 
parking rate is 1 space per 100 square metres of gross floor area, which is consistent with 
recommended parking rates for general retail uses on designated “Avenues” in the new 
City of Toronto Zoning By-law.  The proposal will have an approximate 50/50 split of 
one and two bedroom units.  The development will be served by good public transit on 
Eglinton Avenue East and Kingston Road, with good connections to rapid transit stations. 
The parking supply is adequate for the development.  Some on-street parking will be 
available along the newly proposed Streets “A” and “B”.  

A lease agreement requires Markington Square to provide 70 spaces for the purposes of 
visitor parking for the adjacent property at 3650 Kingston Road (Options for Homes).  
Thirty (30) visitor parking spaces in Phase 1 are proposed to be signed and dedicated for 
the use of Options for Homes Visitors.  The remaining 40 space lease obligation is to be 
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nearby the Metro food store and other existing retail surface parking areas adjacent to 
Phase 1.  

The draft zoning by-law will also include a provision for bicycle parking at a minimum 
rate of 0.5 bicycles per dwelling, of which 80% is for occupant use, and 20% is for visitor 
use.  Details regarding location of bicycle parking will be finalized during the site plan 
approval for each phase.  

City staff concur that the parking supply is sufficient to accommodate the proposal and 
addresses the intent of the City’s Official Plan policies relating to reducing car 
dependence.  Planned enhancements to public transit along both Eglinton Avenue East 
and Kingston Road will help further reduce car dependence and hence the demand for 
parking in the future. 

Traffic Impact 
Eglinton Avenue East is a major east-west arterial roadway in the City of Toronto which 
runs through the City and terminates at Kingston Road just east of the site.  Eglinton 
Avenue East is a 7 lane roadway adjacent to the site with three lanes in each direction in 
addition to a centre turn lane.   One lane in each direction is designated as a High-
Occupancy-Vehicle (HOV) lane.  

Kingston Road is a major east-west arterial road that runs from the Queen Street/Eastern 
Avenue area in the west to the Town of Pickering in the east.  It has 6 lanes adjacent to 
the site with a continuous centre median with a break for turning movements into the 
existing shopping centre.  Markham Road is a major north-south arterial road than runs 
from Lake Ontario to the Town of Markham, where it turns into Highway 48.  Markham 
Road is two lanes in each direction in the vicinity of the site.  

The following Toronto Transit Commission (TTC) Bus routes service the site  

 

Route #34 – Eglinton Avenue East 

 

Route #102 – Markham Road 

 

Route #86 – Eglinton Avenue/Kingston Road 

 

Route #116 – Eglinton Avenue/Kingston Road  

The site is located in between two GO station stops (Eglinton and Guildwood stations) on 
the Lakeshore East GO Train line.  The site is well served by public transit.  

Transportation Planning and Transportation Services staff have reviewed the submitted 
Traffic Impact Study that investigated existing and future transportation conditions, 
including public transit and the impact of the proposed development on future traffic 
conditions.  

Partially as a result of community concerns, ‘No Through Traffic’ signage may be 
required at the intersection of Eglinton Avenue at both Cedar Drive and proposed Street 
“A”.  The applicant will be required to provide securities to enact through prohibitions at 



 

Staff report for action – Final Report – 3201 – 3227 Eglinton Ave E 18 

this intersection, if required. The securities may be refunded at the discretion of the 
General Manager, Transportation Services if the noted prohibitions are determined not to 
be required by the City two years after the completion and full occupancy of all phases of 
this development.  

The traffic generated by the proposed development will result in an increase of  265 two-
way trips during the AM peak hour, but a decrease of 35 two-way trips during the PM 
peak hour and a decrease of 215 two-way trips during the Saturday peak hour.  This 
weekday AM increase would correspond with residents leaving for work between the 
hours of  7-9 a.m., a time when few commercial operations would currently be open and 
hence few trips generated.  Similarly, the decrease in the Saturday peak would 
correspond with the busiest Saturday shopping hour when compared with weekend 
residential traffic in the new development.  

The intersection of the shopping centre driveway and Kingston Road is the approximate 
location where newly proposed Street “B” will intersect with Kingston Road.  Currently, 
left turns are permitted into the shopping centre through a break in the centre median, but 
left hand outbound turns going eastbound onto Kingston Road are prohibited.    

Signalization of this intersection would allow this intersection to operate with full 
movements and would provide a safe controlled pedestrian crossing location.  
Following full occupancy of each phase of this development, the applicant shall have a 
certified traffic consultant conduct a Signal Warrant and Pedestrian crossing analysis at 
the intersection of Street "B" and Kingston Road to the satisfaction of Transportation 
Services.  Should traffic signals be required at this intersection as a result of these studies, 
the applicant will be required to fund the cost of the traffic signals.  

The applicant must also provide for Traffic Control signal modifications at Eglinton 
Avenue in the area of the proposed development.  The applicant is responsible for all 
costs associated with all signal modifications within the scope of the Traffic Impact 
Study.  In order to accomplish this the applicant must provide a Traffic Signal Plan with 
the signal layouts and any phasing changes. A condition to this effect has been included 
in the draft plan of subdivision conditions.  

With the exception of the potential for the signalization of the intersection of proposed 
Street “B” and Kingston Road, City staff concurs with the conclusions of the Traffic 
Impact Study.  The proposed development will not have a significant impact on the 
operations of the adjacent road network.    

Kingston Road Environmental Assessment (EA) and Scarborough 
Malvern Light Rail Transit study 
The City of Toronto and the TTC are conducting a preliminary planning study to identify 
possible transit improvements along the Kingston Road/Danforth Avenue corridor.  The 
study is investigating how to best improve transit service along the Kingston 
Road/Danforth Avenue corridors between Victoria Park and Eglinton Avenue East and 
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connecting to the Bloor-Danforth subway. This study will lead to a Transit Project 
Assessment Process under the Environmental Assessment Act. 

In April 2009, after extensive study and consultation, the preferred transit solution that 
was identified was to provide a Bus Rapid Transit (BRT) facility along the Kingston 
Road and Danforth Avenue route with connections to the Bloor-Danforth subway at 
Victoria Park Station and to the proposed Scarborough-Malvern Light Rail Transit line at 
the intersection of Kingston Road and Eglinton Avenue East.   This Bus Rapid Transit 
facility would operate in its own right-of-way along most of its intended route, thereby 
eliminating one lane for vehicular traffic each way. 

The Toronto Transit Commission (TTC) and the City of Toronto are undertaking 
preliminary planning for a new Light Rail Transit (LRT) route connecting Kennedy 
Subway Station with northern Scarborough. This high quality transit service would begin 
at Kennedy Subway Station and travel east along Eglinton Avenue to Kingston Road, 
east on Kingston Road to Morningside Avenue, north on Morningside Avenue to 
Sheppard Avenue East where it would terminate at the Sheppard East LRT.   The LRT 
would operate in transit lanes in the centre of the street, at most locations, separated from 
vehicular traffic to ensure reliable transit service for the community.  A key transfer point 
is at the Eglinton Avenue/ Kingston Road intersection with the proposed Kingston Road 
Transit project, adjacent to the subject site.  

Both Eglinton Avenue East and Kingston Road are shown as an Avenue on Map 2 of the 
Official Plan.  Avenues are important corridors along major streets where reurbanization 
can create new housing and jobs while improving the pedestrian environment, the look of 
the street, shopping opportunities and transit service for community residents.    

Map 4 – Higher Order Transit Corridors – designates both Eglinton Avenue East and 
Kingston Road as Transit Corridors for potential expansion.  Map 5 – Surface Transit 
Priority Network – identifies both Eglinton Avenue East and Kingston Road to be 
“Transit Priority Segments”.  The introductory text of Section 2.2 of the Official Plan 
stipulates that future growth within the City should be channelled towards areas which 
are well served by transit, the existing road network, and which have a number of 
properties with redevelopment potential.    

This proposal represents appropriate intensification of a mixed use area in an area that 
will benefit from substantial public transit improvement and investment in the coming 
years.   This proposal is consistent with the above mentioned Official Plan policies which 
have identified both Kingston Road and Eglinton Avenue East as Higher Order Transit 
Corridors and Transit Priority Segments.    This area will be particularly well served in 
that it will serve as a transfer point for both the Kingston Road Bus Rapid Transit and the 
Scarborough Malvern Light Rapid Transit.  This will afford excellent public transit 
access from this location, with excellent connections to the subway system and places 
such as University of Toronto Scarborough Campus and Centennial College Ellesmere 
Campus. 
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Avenue Segment Study 
Development in Mixed Use Areas on Avenues prior to an Avenue study has the potential 
to set a precedent for the form and scale of reurbanization along the Avenue.  Proponents 
of such proposals will address the larger context and examine the implications for the 
segment of the Avenue in which the proposed development is located.    

The applicant has submitted an Avenue Segment study, which includes an assessment of 
the impacts of the incremental development of the entire Avenue segment at a similar 
form, scale and intensity to the proposal, and whether incremental development of the 
entire Avenue segment would adversely impact any adjacent Neighbourhoods or 
Apartment Neighbourhoods.   The parameters for the evaluation included Eglinton 
Avenue East from Bellamy Road to Kingston Road, and Kingston Road from Bellamy 
Road as far east as the Guildwood Parkway.  

The Avenue Segment study concluded that the large size of the redevelopment site, the 
ability to develop a public street system, and the opportunity to create public parkland as 
part of the development distinguished the subject site from any other site within the study 
area.  The study found that there were only a limited number of sites for potential 
redevelopment, and that certain sites would only be appropriate with some land assembly.  
The sites other than the subject lands are smaller, and potential heights and densities are 
constrained by adjacent land uses, access, and parcel configurations.  No such similar 
constraints exist for the subject lands.  

With respect to traffic, servicing and community facilities studies, the study concludes 
that the Markington Square redevelopment could proceed without adversely impacting 
the development potential of the other candidate sites for redevelopment.  

The proposed development is a master planned community, with a proposed public street, 
and new public park, which adds new housing and retail opportunities to two Avenues 
well served by public transit, contributes to a safe and attractive pedestrian 
commercial/residential streetscape and will make a Section 37 contribution to the 
provision of new community services within the area.  

The applicant’s Review shows that there are limited remaining opportunities for larger 
scale redevelopments in this segment of Eglinton Avenue East and Kingston Road.  
Further, the Segment study recommends that the development can proceed without an 
adverse impact on the adjacent Neighbourhoods or Apartment Neighbourhoods.   

Staff are in general agreement with the applicant’s study results that the proposal will not 
have an adverse impact on the adjacent areas. Since there are limited opportunities for 
development at a similar form, scale and intensity to the proposal, there would be limited 
impacts of incremental development of the entire Avenue segment on any adjacent 
Neighbourhoods or Apartment Neighbourhoods.     

City staff concurs with the Avenue Segment Study recommendations provided 
appropriate contributions towards community facilities are provided as a condition of 
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approval.  Planning staff are of the opinion that the proposal meets the requirements of 
the Official Plan in terms of development on Avenues prior to an Avenue study having 
been completed and recommend that the development can proceed prior to the 
completion of Avenue Studies. 

Natural Environment 
A small portion of the site, along part of the south property boundary as well as the 
adjacent City forested property, is subject to the provisions of the City of Toronto 
Municipal Code Chapter 658 – Ravine and Natural Feature Protection.  

The purpose of the Ravine Protection By-law is to promote the management, protection 
and conservation of ravines and associated natural and woodland areas and to prohibit 
and regulate the injury and destruction of trees.  Phases 1 and 2 are not adjacent to any of 
the ravine and natural feature area that touches the site on the south property boundary.    

The shadow study provided indicates that there would be no shading from any of the 
proposed 3 phases of development on the City-owned forest that generally lies west of 
the proposed development.  

Urban Foresty has no objection to the proposal subject to the requirement that the 
applicant must have the location of the Protected Ravine and Natural Feature Limit 
marked on the draft plan of subdivision.  This is included as a condition of draft approval 
in Attachment 10.  The relevance of the ravine and natural heritage feature limit on site 
development is only relevant to Phase 3 of this proposal.  Having the limit on the plans at 
an early stage should ensure that long term planning takes the location of the ravine and 
natural feature into account.    

When Phase 3 of the proposal gets underway several years from now, there will be a 
requirement for an arborist report and a tree protection plan for the area of the site subject 
to the Ravine Protection By-law and for a small portion of the adjacent forest to ensure 
impacts are minimized.  

Commercial Services 
The original application provided for 2,434 square metres (26,200 square feet) of 
commercial gross floor area.  As a result of suggestions by the public during the 
community consultation meeting, the working group meetings, and as a result of the peer 
review, the revised applications now include a total of 5,486 square metres (59,052 
square feet) of commercial uses at grade in all three phases, along both the Kingston 
Road and Eglinton Avenue East frontages.  Some live-work units are planned on the 
ground floor in Phase 1.  Although there will be a net loss of 6,000 square metres (64,585 
square feet) of retail space from what exists currently to what is planned, the provision of 
commercial services within the new project will mean that 2/3 of the existing commercial 
space will remain including the Metro Food store and Beer Store.  

This will provide needed services to the local community, and provide for active 
commercial uses along Kingston Road and Eglinton Avenue. 
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The applicant group has indicated a willingness to work with existing commercial 
operators that would like to stay within the proposed redevelopment of the subject lands. 

Storm Water Management and Site Servicing 
The applicant is required to submit a stormwater management report prepared by a 
registered professional engineer qualified in municipal engineering/stormwater 
management to the City for review and approval.  The stormwater management report 
must adhere to the City’s Wet Weather Flow Management (WWFM) Guidelines.  This 
will be dealt with through site plan approval.  

The functional servicing report submitted satisfactorily addresses the sanitary sewer 
capacity and water supply. 

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. This site is in an area with less then 
300 people per hectare of parkland. However, the site is in a parkland priority area, as per 
Alternative Parkland Dedication By-law 1420-2007.  

The application proposes to create 1,057 residential units on a net site of 2.7 hectares 
(26,749 m²). At the alternative rate of 0.4 hectares per 300 units specified in By-law 
1420-2007, the parkland dedication would be 1.4 hectares (14,000 m²). However, a cap 
of 15% of the total land area applies and hence the parkland dedication would be 0.4 
hectares (4,000 m²).   

The applicant is proposing an on-site park dedication of 0.33 hectares (3,300 m²) as 
denoted on the draft plan of subdivision (see Attachment 7).  Based on the required 
parkland dedication of 0.4 hectares (4,000 m²) the applicant has a parkland dedication 
shortfall of 0.07 hectare (700 m²). The applicant is required to satisfy the shortfall of 
parkland dedication through a cash-in-lieu payment. The actual amount of cash-in-lieu to 
be paid will be determined at the time of issuance of the first above-grade building permit 
for Phase 3. This parkland payment is required under Section 42 of the Planning Act, and 
is required as a condition of the building permit application process.  

The proposed park is well located in the centre of the development, and provides a focal 
point for the proposal.  New public streets provide access to the newly proposed park, 
and provide vistas to it from Eglinton Avenue East and Kingston Road.  Many of the  
proposed residential buildings have been located to take advantage of this centrally 
located park.   Further, its central location provides for linkages with an already rich 
network of city facilities and open spaces in this area such as Cornell/Campbell House, 
the Scarborough Village Community Centre, the city owned woodlot and the parkland to 
the west of the Options for Homes development.    Further, contributions will be made 
through Section 37 of the Planning Act for enhancements to the park such as playground 
equipment or other facilities. 
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The proposed development is planned to be constructed in three phases with the park 
block (Block 4) being conveyed to the City in Phase 2. As such, for Phase 1 the Owner 
shall be required to provide a letter of credit to the City for the parkland dedication equal 
to 10% of the market value of Block 1 prior to the issuance of a first above-ground 
building permit.  The Letter of Credit will be released to the Owner once the park block 
(Block 4) has been conveyed to the City. 

Schools 
The Toronto District School Board advises that there is insufficient space at the local 
elementary and secondary schools to accommodate students anticipated from this 
proposed development at the current time.    

The TDSB has further advised that the proposed development is currently situated within 
the Mason Road Jr. Public School and Bliss Carmen Sr. Public School attendance areas, 
and based on enrolment trends there, sufficient capacity should exist by the time the 
development is occupied.  However, given the existing utilization rates and in the event 
that enrolments remain at current levels, it may be necessary to redirect the students to 
other schools with sufficient surplus capacity.  Prospective purchasers need to be so 
advised.  

The Toronto Catholic District School Board advises that the elementary schools serving 
the proposed development are operating above capacity.  Catholic secondary schools 
serving the area currently have capacity to accommodate additional students.  

A condition of the plan of subdivision will be that the Owner shall enter into an 
agreement with both Boards to erect and maintain signs on site that advise that both 
Boards have plans to provide accommodation of all students from the development area, 
and that accommodation may not be in the local development area.  Student 
accommodation, if not in this area, will be in existing facilities located in adjacent areas.  
Further, owners will be required to include in all Offers of Purchase and Sale a similar 
clause warning prospective purchasers of the school accommodation issue. 

Toronto Green Standard 
City Council approved a set of recommendations that work towards the implementation 
of the Toronto Green Standard.  The use of the term “Green” is intended to be associated 
with the concept of sustainability and sustainable development.  Staff have discussed 
these voluntary standards with the applicant, and based on the applicant’s submission of 
green roof technologies in Phase 1 which includes the preferred ratio of green roof and 
lightly coloured roof, the proposed development is intended to achieve urban heat island 
reduction and rain water harvesting.  

The proposed green roof system would help in delaying the run-off of rainwater by 
intercepting the rainwater for plant use.  Aside from the functional value, there is the 
aesthetic value to the residents of the building and surrounding high rise buildings which 
would have a view of the landscaped roofs rather than a concrete or asphalt flat roof. 
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In addition to the green roof benefits other targets that the development will meet include: 
use of local construction materials, use of high energy efficient fixtures and appliances,  
low water landscaping, proper storage and collection of recyclable and compostables, 
public transit accessibility, cycling infrastructure, pedestrian infrastructure and green 
construction activity.   

Further Toronto Green Standard initiatives will be pursued through the Site Plan approval 
process for each phase. 

Housing Mix, Affordable Housing and Official Plan Amendment 
The housing policies of the Official Plan encourage a mix of housing in terms of types 
and affordability.  On sites generally greater than 5 hectares, the Official Plan provides 
that a minimum of 30% of new housing units will be in forms other than single-detached 
and semi-detached houses.  The proposal meets this objective as 100 % of the proposed 
housing units are apartment condominium.  

The Official Plan also provides that in accordance with and subject to the height and/or 
density incentive provisions of the plan, where an increase in height and/or density is 
sought, the first priority community benefit will be the provision of 20% of the additional 
residential units as affordable housing.  The proposed development would result in an 
increase in density and as a result, there is an opportunity to secure Section 37 public 
benefits.  

The Section 37 public benefits policies of the Official Plan provide that community 
benefits will be selected on the basis of local community needs, intensification issues in 
the area, the nature of the development application and the strategic objectives and 
policies of the Plan.   Priority will be given to on-site or local community benefits.  

Through the results of the Community Services and Facilities Study submitted, 
discussions with the local councillor, Parks and Recreation staff and the  Scarborough 
Village Priority Neighbourhood Action Team and Neighbourhood Action Partnership it 
became clear that the provision of general purpose indoor community space for this 
community was a very high priority.  In some instances, programs could not be delivered 
for the local community as general purpose space was not available.  

The development of an addition to the Scarborough Village Community Centre for 
community space is an important priority for this priority neighbourhood to meet the 
needs of existing and future residents and ensure that a viable and healthy community is 
developed in this area in keeping with the community building objectives of the Official 
Plan.  It would be appropriate to direct the majority of the Section 37 community benefits 
to the improvement of the local community centre to ensure that the community building 
objectives of the Official Plan are achieved.  An Official Plan Amendment is therefore 
necessary . The purpose of the Official Plan Amendment is to establish that the first 
priority for Section 37 for this large site at Markham and Eglinton is community space 
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which is a higher priority than affordable housing.  The details of the Section 37 
community benefits are set out below. 

Community Benefits - Section 37 
The proposal would result in residential density that exceeds the density permitted in the 
Zoning By-law.  A Section 37 contribution is considered appropriate in exchange for the 
increased density.    

During the first submission for 1,400 residential units in 3 phases, the applicant group 
proposed a daycare facility be provided in Phase 3 as their contribution towards Section 
37.  However, through community consultation, discussion with the local Councillor, and 
through the results of the Community Services and Facilities study submitted, it was 
concluded that a lack of programmable indoor general purpose community space was the 
highest priority in the community.    

During the resubmission of the existing plan, provision was made for the accommodation 
of the existing private daycare in Phase 3.  It is likely that Phase 3 will not be built out for 
some years, and that the existing Cougar Court Daycare will continue to exist as is on 
Phase 3 lands for some 5-15 years.   When Phase 3 is constructed, it is anticipated that the 
daycare may be able to temporarily locate in some commercial space already constructed 
in Phases 1 or 2,  prior to relocating permanently into space in Phase 3 overlooking the 
newly proposed park in Phase 2.  

As a result of discussions between the City and the applicant regarding community 
benefits in return for increased density, the owner has agreed to provide a Section 37 
(cash) contribution to the City in the amount of $1.1 million as follows:  

a. $350,000 in Phase 1 for an addition at the Scarborough Village Community 
Recreation Centre or other community programming space. 

b. $250,000 in Phase 2 for an addition at the Scarborough Village Community 
Recreation Centre or other community programming space. 

c. $250,000 in Phase 2 for parkland improvements for the park to be provided in 
Phase 2. 

d. $250,000 in Phases 1 and 2 for enhanced streetscape improvements in both phases, 
or community programming space at the discretion of the City.  

A 372 square metre (4000 square foot) addition to the Scarborough Village Community 
Centre is planned for 2010 at a total cost of $2.7 million.   $1 million has been identified 
for this project through the capital budget process.   The contributions through this 
project, not only the $600,000 in Section 37 moneys, but the pre-payment of parks and 
recreation development charges totalling approximately $375,000, are intended for this 
addition as well.  Should the addition not occur for some reason within a reasonable 
period of time, the City will have the flexibility to channel the $600,000 in Section 37 
contributions towards other indoor community space within the immediate community 
serving this priority neighbourhood.   
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A portion of the Section 37 contribution ($250,000) may be utilized for streetscape 
enhancements beyond what is normally required for the new public street for Phases 1 
and 2 of the proposal.   Streetscape enhancements such as sidewalk improvements and 
widenings, extra tree planting, quality lighting, bicycle locking rings, pedestrian and 
planting islands and decorative paving are all items that will be pursued with the 
applicant as part of their enhanced streetscaping proposal.  The level of streetscape 
enhancements for this project must be above and beyond what would normally be 
required as a condition of subdivision approval.   In the event streetscape enhancements 
are not feasible, these funds can be redirected to community facility space at the 
discretion of the Chief Planner and Executive Director.  

A further portion of the Section 37 contribution ($250,000) will be utilized for 
improvements to the 0.33 hectare (0.81 acre) park to be provided in Phase 2.  These funds 
would be in addition to baseline improvements to the park, and may include such things 
are childrens’ play equipment, park furniture, enhanced decorative lighting and improved 
landscaping.  

The owner would be required to enter into agreements with the City of Toronto, 
increased by the construction price index, pursuant to Section 37 of the Planning Act, to 
secure the facilities, services and matters referred to above.  The Section 37 contributions 
outlined above would be payable to the City upon issuance of the first building permit for 
each of the noted phases of development. 

Development Charges 
It is estimated that the development charges for this project will be $7,418,430.30.  This 
is an estimate.  The actual charge is assessed and collected upon issuance of the building 
permit.  

Upon application for the first building permit in Phase 1, the City will realize a pre-
payment estimated at $225,000 for the Indoor Recreation Facilities Portion of the Parks 
and Recreation Component of the City's Development Charges for Phase 1, and a pre-
payment estimated at $150,000 for the Outdoor Park Portion of the Parks and Recreation 
Component of the City's Development Charges for Phase 1.  The intent is to utilize these 
funds for the proposed addition to the Scarborough Village Community Recreation 
Centre.  Along with the $600,000 in Section 37 funds for this addition in Phases 1 and 2, 
this brings the total contributions to $975,000 for the addition to the community centre. 

Conclusions 
The development proposes a master planned mixed use development with both retail and 
residential uses in three phases within an area that has sufficient infrastructure.  The 
proposal has been reviewed within the context of the Official Plan policies and design 
guidelines, and achieves a number of city goals and objectives.  Staff conclude that the 
proposal represents an appropriate balance between intensification of a site and respect 
for the local context.  
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The scale of the proposed development is in keeping with the existing development 
within the area.  The proposed built from, height and massing is considered appropriate 
for the site.  Community improvements will flow from the project, such as the provision 
of a new public park, improvements to it, and contributions towards improvement to the 
local community centre.  The development will assist in improving the image of the 
Scarborough Village Community by revitalizing a single-use commercial plaza into a 
vibrant new neighbourhood with public streets, shops, and a community focal point in the 
form of a park.   Further, the development will add to the vitality of the immediate 
quadrant bounded by Eglinton Avenue East, Kingston Road and Markham Road as a 
mixed use area.  For the reasons stated above, approval of the amendments requested and 
the draft plan of subdivision requested to implement the applicant’s proposal is 
recommended.  
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Attachment 2:  Elevations   
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Attachment 3:  Zoning  


