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STAFF REPORT 
ACTION REQUIRED   

McCowan Precinct Plan Study – Final Report    

Date: May 2, 2014 

To: Scarborough Community Council 

From: Director, Community Planning, Scarborough District 

Wards: Ward 38 – Scarborough Centre  

Reference 
Number: 

11 185870 EPS 00 TM 

  

SUMMARY 

 

In September, 2011, City Planning (Scarborough District) began a study of an area within the 
Scarborough Centre, identified as the McCowan Precinct.  The purpose of this Study is to 
develop a "Precinct Plan" (Neighbourhood Plan) for the McCowan Precinct (see Attachment No. 
1) that would further articulate the policies of the Toronto Official Plan (including the 
Scarborough Centre Secondary Plan) and develop a framework to guide future growth and 
development of the McCowan Precinct, one of four Precincts of the Scarborough Centre.  

The McCowan Precinct Plan Study was 
undertaken with the assistance of area 
residents, landowners, business owners, Ward 
37 & 38 Councillors, City Divisions and 
interested persons who formed "Working 
Groups" to assist in the development of the 
Precinct Plan. The Study has now been 
completed.    

The purpose of this report is to provide an 
overview of the study components, the 
consultation process, and the findings and 
recommendations of the Study, including 
future analysis/studies to be undertaken in 
relation to the McCowan Precinct and the 
surrounding areas.  This report also provides an 
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overview of the implementation plan for the McCowan Precinct Plan Study which includes: i) an 
Official Plan Amendment (OPA No. 242 – Attachment No. 2 to this report) for Council's 
consideration that would add Site and Area Specific Policies for the McCowan Precinct to the 
Official Plan and ii) Urban Design Guidelines (including a Conceptual Master Plan) for the 
McCowan Precinct (Attachment Nos. 3 to 4B to this report) for Council's consideration.  

The City-initiated amendment (OPA No. 242) is subject to the new provisions of the Planning 
Act and the City of Toronto Act, 2006.  

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. 2 to this report dated May 2, 2014 from the 
Director, Community Planning, Scarborough District.  

2. City Council adopt "The McCowan Precinct Urban Design Guidelines", including the 
"McCowan Conceptual Master Plan" attached as Attachment Nos. 3 to 4B to this report 
dated May 2, 2014 from the Director, Community Planning, Scarborough District.        

3. City Council direct staff to use the "McCowan Precinct Urban Design Guidelines, 
including the McCowan Conceptual Master Plan" in the evaluation of all new and current 
development proposals and public initiatives.  

4. City Council direct the Chief Planner and Executive Director of City Planning to 
undertake, in consultation with the General Manager Transportation Services and other 
City Divisions, a Scarborough Centre Transportation Master Plan Study to examine the 
existing and planned transportation network within the Scarborough Centre and 
surrounding area. 

5. City Council direct City Planning, in consultation with other City Divisions, as 
appropriate, to report further to City Council, if necessary, regarding any 
changes/refinement to the McCowan Precinct Urban Design Guidelines (including the 
Conceptual Master Plan) following completion of the Environmental Assessment (EA) 
for the proposed Bloor Danforth (No. 2 Line) Subway Extension and completion of the 
Scarborough Centre Transportation Master Plan Study.  

6. City Council request Parks, Forestry and Recreation, together with other City Divisions 
as appropriate, to initiate the steps necessary, including proposing changes to Parks, 
Forestry and Recreation Division's 10 year Capital Plan, to develop a public park on the 
City's portion of lands at 705 Progress Avenue and to undertake discussions with the 
Toronto District School Board (TDSB) with the objective of optimizing shared-use of 
recreation amenities on the site.   
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7. City Council authorize the City Solicitor to make such stylistic and technical changes to 
the draft Official Plan Amendment as may be required.  

Financial Impact 
It is estimated that $200,000 in funding will be required for the City Planning Division to 
undertake a Scarborough Centre Transportation Master Plan Study (Recommendation No. 4), 
funding for this requirement is available in City Planning's 2014 Capital Budget within the 
Transportation and Transit Studies capital project (CUR028-31).  

Following the completion of the Scarborough Centre Transportation Master Plan Study, changes 
to the existing and planned transportation network may be identified.  These changes would 
result in additional capital work that would have future impacts on the Transportation Service's 
Capital Program as well as impacts on future ongoing operating funding for maintenance costs.  
These costs are unfunded as they are not included in the 10-Year Capital Plan or the Operating 
Budget for Transportation Services or any other program.  

Recommendation No. 6 relates to lands at 705 Progress Avenue that are currently identified in 
the Scarborough Centre Secondary Plan as a site for a public park and a public school.  This 4.4 
hectare (10.8 acre) site is jointly owned by the City of Toronto and the Toronto District School 
Board (TDSB).  Currently, the site contains a number of low-rise industrial buildings that are 
tenanted for a variety of industrial, retail and service uses.  The site is under the management of 
City Real Estate Services.  Revenues from the lease of these buildings are distributed to the City 
and TDSB.    

Recommendation No. 6 would direct the Parks, Forestry and Recreation Division in consultation 
with other City Divisions to initiate steps necessary to proceed with the development of a park on 
the City's portion of the lands and to initiate discussions with the TDSB with the objective of 
optimizing shared-use of the outdoor recreation amenities on site.  Following development of a 
park on all or part of the City’s portion of the lands, revenues to the City from the leasing of 
buildings on the site would be reduced/eliminated (depending on, if part or all of the City’s 
portion of the lands were developed).  

Parks, Forestry and Recreation Division estimates the cost of construction of a public park on all 
of the City's portion of the lands (approx. 2.2 ha of the 4.4 hectare site) to be $2.35 Million (this 
$2.35M estimate includes funding required to undertake Phase 1 & Phase 2 Environmental 
Assessment but does not include the cost of any remediation work).  There is no identified 
funding to support the addition of $2.35 million to the Parks, Forestry and Recreation Division's 
10 Year Capital Plan.  Should City debt funding be proposed, significant re-allocations would be 
required within the current 10 Year Capital Plan.  

The Deputy City Manager and Chief Financial Officer has reviewed this report and agrees with 
the financial impact information.   

DECISION HISTORY 
At its meeting of June 22, 2011, Scarborough Community Council considered a report from the 
Director, Community Planning, Scarborough District, advising that Community Planning, 
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Scarborough District, was initiating a Precinct (Neighbourhood) Plan study for the McCowan 
Precinct.  The McCowan Precinct is one of the four "Precincts" of the Scarborough Centre.  The 
June, 2011 staff report set out "terms of reference" for the Study, components of the study 
including the intended community consultation process and the objectives of the Study.  The 
report also noted that the Study would conclude with a final staff report to Council that would 
include recommendations respecting Official Plan policy, urban design guidelines and a 
conceptual master plan for the McCowan Precinct to implement the intent of the Precinct Plan 
Study  to …"develop a Precinct Plan for the area which would further articulate the policies of 
the Toronto Official Plan and the Scarborough Centre Secondary Plan and to develop a 
framework to guide future growth and development of the Precinct."     

ISSUE BACKGROUND 

Policy Context & Planning Framework 

Provincial Policy Statement 
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, liveable and 
healthy communities; wise use and management of resources; and protecting public health and 
safety.  The PPS includes policies directing municipalities to manage and direct the use of land 
to achieve efficient development patterns including planning public streets, spaces and facilities 
to meet the needs of pedestrian and cycling movements.  Policy 1.1.3.3 states that planning 
authorities shall identify and promote opportunities for intensification and redevelopment where 
this can be accommodated taking into account existing building stock or areas and the 
availability of suitable existing or planning infrastructure and public service facilities required to 
accommodate projected needs.  The PPS recognizes that municipalities, through their Official 
Plans, will implement policies that direct growth that are consistent with the PPS.   

Growth Plan 
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.  Scarborough Centre is identified as one of Toronto's "Urban Growth Centres in 
the Growth Plan.  The Growth Plan sets out a minimum growth density target (2031) of 400 
residents and jobs (combined) per hectare for the Scarborough Centre.  Section 2.2.3 of the 
Growth Plan states that municipalities will facilitate and promote intensification, but also 
identify the appropriate type and scale of development in intensification areas, provide high 
quality public open spaces with site design and urban design standards that create attractive and 
vibrant places; support transit, walking and cycling for everyday activities; and (amongst other 
matters), achieve appropriate transition of built form to adjacent areas.  Other relevant Growth 
Plan policies to the proposed McCowan Precinct Plan include:  

 

reduce automobile dependency through mixed-use, transit-supportive and pedestrian-friendly 
development; 
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provide convenient access to transit and intensify urban areas particularly around major transit 
stations; 

 
provide for a range and mix of housing; 

 
provide for a diverse and compatible mix of land uses; 

 
provide for high quality public open spaces; and 

 
ensure an adequate supply of lands for employment in support of a diversified economic base.  

Toronto Official Plan 
The City of Toronto Official Plan through its growth strategy and land use designations supports 
and complements the PPS and the Growth Plan.  The Official Plan provides a comprehensive 
policy framework to direct and manage physical, social and economic change.  The Official Plan 
also encourages population and employment growth, recognizing that directing growth to 
appropriate areas is critical to Toronto's future.  Chapter Two of the Official Plan sets out a 
growth management strategy and directs major employment and population growth to "growth 
areas" including "Centres".  The Centres are areas within Toronto where substantial past 
investment in transit and other infrastructure makes it possible (and desirable) to accommodate a 
significant portion of Toronto’s planned growth over the next 30 years.    

Scarborough Centre is one of the four designated Centres described in Chapter Two of the 
Toronto Official Plan and identified on the Urban Structure Map (Map 2).  The Toronto Official 
Plan describes the Scarborough Centre as an important mix of retail, government, institutional, 
cultural, employment and residential uses at the core of an established employment corridor 
along Highway 401.  Since the time of the first secondary plan for the Scarborough Centre 
(formerly the City Centre Secondary Plan) in 1968, the Centre has grown from a vacant land area 
to an urban centre containing substantial residential development and 539 businesses, employing 
15,400 full and part-time employees.  Currently there are 12,174 residents in the Scarborough 
Centre.    

Scarborough Centre Secondary Plan 
The Scarborough Centre Secondary Plan (adopted by Council in December 2005) contemplates a 
projected (30 year) residential population of upwards of 40,000 residents and upwards of 23,000 
jobs based upon current policies and zoning permissions. Currently, there exists, 7, 218 
residential dwelling units.  There are 4,224 dwelling units approved (but not constructed) and, as 
of May, 2014, another 2,329 dwelling units proposed.  The Scarborough Centre includes several 
large sites, many of which are currently vacant sites which offer the potential for residential 
and/or employment intensification. Scarborough Centre has many of the ingredients for a 
successful Centre. It has a significant resident population and has a healthy employment base.  
The Centre has access to higher order transit.  The Centre is at the core of an established 
employment corridor along Highway 401.  It is also a focal point of civic uses; retail, 
institutional, entertainment and recreational facilities; natural heritage; both green and urban 
open spaces and a destination point for surrounding communities.  It contains residential 
buildings, employment (offices, retail and light industrial), a regional mall, local and inter-
regional transit facilities, two Scarborough Rapid Transit (SRT) stations, municipal and federal 
government services, and a variety of recreational, educational and community services.  
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Lands within the Scarborough Centre are designated Mixed Use Areas, Parks and Natural Areas. 
The majority of lands are zoned City Centre Office (CCO) & City Centre Residential (CCR); 
City Centre Commercial (CCC) ; Industrial (M), Park (P) and Open Space (O).  

The Toronto Official Plan and the Scarborough Centre Secondary Plan establish a vision and 
strategic implementation policies for the Scarborough Centre.  The Plan also sets out broad goals 
for the future development of the Scarborough Centre.  The Scarborough Centre Secondary Plan 
encourages transit supportive development and the expansion and improvements to transit.   

The Secondary Plan recognizes that the Centre is a large geographical area in which several 
development areas have emerged; each with a somewhat different character.  To enable detailed 
planning for the Centre, to provide for a specific growth management strategy, and to realize 
specific employment, housing, recreation, entertainment and community service objectives, the 
Scarborough Centre Secondary Plan divides the Centre into four land use "Precincts" including 
the McCowan Precinct.  Defining Scarborough Centre in this manner provides the opportunity to 
shape how the Centre develops, how it would look and function in the future, and how the Centre 
can be strengthened to meet a wide variety of objectives.  While each precinct of the 
Scarborough Centre permits a mix of land uses, the Secondary Plan defines the specific emphasis 
in terms of detailed land use focus, physical character, streetscape and built form objectives to be 
achieved in each of the four precincts.   

The Scarborough Centre Secondary Plan contemplates the development of detailed “Precinct 
Plans” for each of the four precincts.  A "Precinct Plan" is a policy document endorsed by 
Council which further articulates the policies of the Official Plan (and the Secondary Plans) for 
specific areas of the City.  It outlines specific development principles and guidelines at a level of 
detail not possible within the broader Official Plan.  These principles and guidelines create the 
“bridge” between Official Plan policies and zoning by-law provisions and standards.   

Precinct Plans for the Scarborough Centre are intended to articulate the role of each Precinct 
within the Scarborough Centre and to guide the achievement of the Centre’s broader goals and 
vision.  In this regard, City Council, in January, 2009, adopted the first Precinct Plan, the 
"Scarborough Centre Civic Precinct Implementation Plan”.  The Implementation Plan sets out a 
list of priority projects and initiatives which would accelerate the maturation of the Civic 
Precinct as the focal point in the Scarborough Centre.  The development of a Precinct Plan 
through the McCowan Precinct Plan Study is the second stage of the process to advance Precinct 
plans for each of Scarborough Centre's four Precincts.  

McCowan Precinct Plan – Study Area/Project Setting 
The McCowan Precinct consists of approximately 65 hectares (160 acres) of mixed land uses 
including employment, residential and open space, located at the eastern portion of the 175 
hectare (432 acre) Scarborough Centre.  The Scarborough Centre Secondary Plan identifies the 
McCowan Precinct as a focus for residential and employment uses and is to include such uses as 
parks and open spaces, schools and community services and facilities.  Employment uses 
including existing office and industrial uses are recognized as important elements of the Precinct.  
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Commercial uses that serve the residential and employment uses within the McCowan Precinct 
are permitted.     

An objective of the Secondary Plan is to better link the McCowan Precinct to the surrounding 
Scarborough Centre and the adjacent communities through new development and public 
initiatives, new road construction to divide larger blocks into more appropriate development 
blocks, road improvements, the creation of a network of pedestrian-friendly walkways and 
cycling routes and parks, urban/open spaces, expansion and improvements to transit routes, and 
to promote transit supportive development that incorporates good urban design.  

The lands within the McCowan Precinct Plan study area are currently subject to the Employment 
Districts Zoning By-law No. 24892, within the Progress Employment District.  Generally, the 
area is zoned City Centre Office (CCO), City Centre Residential (CCR) and (M) Industrial.  The 
CCO zoning permits office uses and a number of accessory uses.  The CCR zoning permits all 
types of dwelling units, day nurseries, private day care.  The M zoning permits a variety of 
industrial uses, including day nurseries, educational and training facility uses, offices (excluding 
medical and dental), places of worship and recreational uses.  Generally, the maximum density 
set out in the Zoning By-law for CCO uses is 2.0 times the site area.  The CCR zone generally 
has a maximum density of 1.5 times. Both the CCO and CCR zones generally have a height limit 
of 90 metres (approx. 30 storeys) except for areas where a transition of height to the lower rise 
neighborhoods is expected, in which case the maximum heights permitted are generally, 30 
metres (approx. 10 storeys).  Many of the CCO and CCR zones are subject to Holding (H) 
provisions that, until removal, restrict use of the lands to the uses permitted under the Industrial 
(M) zone.  The zoning by-law sets out the conditions under which the H may be removed to 
permit the CCO and CCR uses including City satisfaction on the availability of services and 
infrastructure and that all environmental conditions are addressed.   

Considerable development has occurred within the McCowan Precinct, typically mixed-use 
development since the 1990’s.  Currently, there are 3,726 residential dwelling units within the 
Precinct.  There are 1,665 dwelling units approved (but not built) and another 1,500 dwelling 
units proposed (as of May, 2014).  Considerable development potential exists within the 
Precinct.  There are several large sites containing low rise, general industrial buildings.   
Some of the challenges/opportunities associated with the McCowan Precinct include:  

 

705 Progress Avenue: A 4.4 hectare (10.8 acre) site owned by the City of Toronto and the 
Toronto District School Board identified in the Secondary Plan as a potential joint public 
school/park site.  Currently used for industrial purposes, this site will serve as a community 
focus once the public park and school are constructed;  

 

675 Progress Avenue: An application has been submitted for the redevelopment of an 
existing industrial site at 675 Progress Avenue.  This 4.4ha (10.8ac) site is currently 
designated “Employment Areas” in the Official Plan and is located outside of the 
Scarborough Centre and the McCowan Precinct.  The owners have applied to change the 
identification of the lands from "Employment Districts" to "Centres" and to re-designate 
the lands to "Mixed Use Areas".  Consideration of the change from employment to mixed 
use was considered under the City's Five Year Review of the Official Plan and the 
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Municipal Comprehensive Review.  At its meeting of December 16/17, 2013, City Council 
adopted the recommendations of a City Planning report (Official Plan and Municipal 
Comprehensive Reviews: Amendments to the Official Plan for Economic Health and 
Employment Lands Policies and Designations and Recommendations on Conversion 
Requests) and adopted OPA 231.  As part of its adoption of OPA 231, Council approved 
the conversion of the lands at 675 Progress Avenue to mixed use and applied Site and Area 
Specific Policy No. 8 to the lands which required amongst other matters, that development 
of the lands to include a minimum of 13,000 square metres of office floor area on site.  The 
owners have applied to re-zone the site for mixed use and have proposed, in the first of two 
phases, 1,600 residential dwelling units and office uses in low to high-rise buildings (4 to 
49 storeys in height) and a 2.3ha (5.6 acre) public park on the site.  Phase two would see 
additional residential and local retail uses;  

 

Large Sites:  The McCowan Precinct contains a number of large under-utilized sites and 
few streets.  A finer grain of streets and development blocks provide greater opportunities 
for vehicular, pedestrian and cyclist connections within the Precinct and adjacent areas, 
create public street frontages for new development and provide opportunities to expand the 
parks, open space and urban spaces network;     

 

Office Development:  Development of office space in the McCowan Precinct has been 
limited in recent years. The last major office building built in the Precinct was constructed 
in1990. The extension of the Bloor Danforth line with a subway station located along 
McCowan Road, creates opportunities to attract additional office space within close 
proximity to the subway;  

 

Open Space:  The East Highland Creek offers an additional challenge/opportunity to the 
future development of the McCowan Precinct.  Many of the lands adjacent to the creek are 
within a floodplain area.  Floodplain issues and remediation options would need to be 
reviewed/considered as development proceeds within the Precinct.  The Creek also serves 
as an open space amenity for this area; and  

 

Bloor Danforth (Line No. 2) Subway Extension: The timing and impact of the closure of 
the SRT and yard and the replacement of these transit facilities with the Bloor Danforth 
(No. 2 Line) subway alignment, station and transit facilities.  The precise alignment of the 
subway and the location/design of transit facilities is not known at this time.  Should the 
Bloor Danforth Subway extension proceed, the existing SRT track-way may be de-
commissioned.  City Council at its October 8, 9, 10 and 11, 2013 meeting, directed the City 
Manager to report back to the Executive Committee on the feasibility of maintaining the 
abandoned SRT line and converting it to a public park similar to Manhattan's High Line, 
once the SRT is decommissioned.  City Planning staff are leading this project and expect to 
report out on this matter in 2015     

McCowan Precinct Plan Study – Components:  
In adopting the Scarborough Centre Secondary Plan, City Council endorsed a process of 
planning for the four Precincts of the Centre to further express the policies of the Secondary Plan 
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for specific areas.  The Precinct Plans are intended to outline development principles and 
guidelines.    

In keeping with the intent of the Scarborough Centre Secondary Plan, City Planning began a 
McCowan Precinct Plan Study in 2011 to develop a detailed “Precinct Plan” for the McCowan 
Precinct.  The intent of the Study is to develop a Precinct Plan and establish a framework to 
guide future growth and development of the McCowan Precinct.  Such a Plan would provide 
implementation policies, development principles and design strategies for the McCowan Precinct 
to: inform, evaluate and shape future development in the area; guide change and manage growth; 
identify necessary public and private realm improvements; identify needs and opportunities for 
improvements to parks, transportation and community and social services; strengthen the 
employment base within the Precinct; direct infrastructure investment; and provide a foundation 
for the preparation of any policy and design strategies for the McCowan Precinct to manage 
future development.    

In its June 5, 2011 report to Scarborough Community Council on June 22, 2011, Scarborough 
Community Planning noted that the McCowan Precinct Plan Study would:    

 

examine and develop a profile for the McCowan Precinct consisting of statistics respecting, 
but not limited to, existing and projected population, employment, housing, community 
services and facilities;  

 

examine existing constraints and challenges, strengths and weaknesses of the Precinct, 
together with the role of private development and public initiatives in creating 
opportunities for the Precinct in relation to:  
- land use/physical form (including street and block patterns, built form/massing, building 

height, building types and range of uses);  
- community services and facilities (demographics, services and facilities including 

publicly funded schools, child care facilities, libraries, parks and community centres, 
and programs and services provided locally by service agencies);  

- economic health of current employment uses;  
- transportation (particularly traffic and any new public road opportunities),  

pedestrian and cycling infrastructure and vehicular parking;  
- servicing, infrastructure and environment;  
- natural areas; and the   
- geo-technical, floodplain and pedestrian level wind environments.  

 

examine and determine an appropriate road and block pattern including a 
hierarchy/typology of roads for the McCowan Precinct (to be undertaken by Planning and 
Transportation Consultants, as a separate "McCowan Precinct Street Design & 
Transportation Network Study");  

 

analyze and review current Official Plan policy and City urban design and built form 
guidelines and develop a specific set of urban design principles for the Precinct;  
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review the McCowan Precinct in association with the Five Year Review of the Official 
Plan (which includes a Municipal Comprehensive Review under the Provincial "Growth 
Plan for the Greater Golden Horseshoe") undertaken by the Strategic Initiatives, Policy & 
Analysis Section City Planning;  

 
identify potential development sites and in particular sites which may offer an opportunity 
to achieve specific objectives of the Scarborough Centre (and McCowan Precinct) Plan;   

 

establish parameters for growth and development including Official Plan policy 
refinements, availability of parks and open spaces, transportation improvements, vehicular 
and pedestrian linkages, and community and social service needs and opportunities; and  

 

develop a Conceptual Master Plan for the McCowan Precinct.  

At its meeting of June 22, 2011, Scarborough Community Council adopted the staff report and 
directed staff to undertake the McCowan Precinct Plan Study including a number of sub-studies.  
A copy of the report can be found on the City Planning web page at: 
http://www.toronto.ca/planning/mccowan-precinct-plan.htm

  

The McCowan Precinct Plan Study included the completion of four “sub-studies” that have  
informed the development of the McCowan Precinct  official plan policies proposed under OPA 
No. 242 (Site And Area Specific Policy No. 9), and the proposed McCowan Precinct Urban 
Design Guidelines and Conceptual Master Plan. The studies are discussed in greater detail later 
in this report.  The sub-studies undertaken as part of the McCowan Precinct Plan Study included: 

 

A Street Design & Transportation Network Study  
(including a transportation study); 

 

McCowan Precinct Community Services & Facilities Study; 

  

Scarborough Centre Community Energy Study  

  

Parks & Open Space Analysis   

McCowan Precinct Plan Study – Community Consultation:  
McCowan Precinct Plan Study was undertaken by City staff, with City Planning as lead and with 
other City Divisions' contributions.  Planning staff undertook a comprehensive consultation 
process for the McCowan Precinct Plan Study that included a number of community engagement 
techniques including: 
- a “kick-off” community consultation meeting to inform and solicit participation; 
- formation of a “Community Working Group” (residents, landowners, interested parties, 

Planning staff and staff from a number of City Divisions) 
- formation of a “Staff Working Group” (Planning and City Divisions staff and 

representatives from outside Agencies); 
- Community Working Group meetings to review/analyze opportunities/constraints  and 

review the work of consultants; 
- Staff Working Group meetings to investigate, research and analyze issues/studies; 
- a Community Design Charrette to foster ideas/actions;  

http://www.toronto.ca/planning/mccowan-precinct-plan.htm
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- development of a webpage on the City’s web site to provide links to information, studies, 
generate discussion and to detail the results of all meetings; and 

- a Community Consultation Meeting to present the findings/solicit input regarding the 
Study conclusions.  

A summary of the community consultation process/meetings and members is attached (see 
Attachment No. 5).  

Development of the McCowan Precinct Plan:  
The McCowan Precinct Plan Study was undertaken with the assistance of area residents, 
landowners, business owners, Ward 37 & 38 Councillors, City Divisions and interested persons 
who formed "Working Groups" to assist in the development of the Precinct Plan.   

Through the Community Working Group and Staff Working Group, Community Consultation, 
design charrette, Consultant and City initiated sub-studies, a Precinct Plan has been developed 
that consists of official plan policies, urban design guidelines and a Conceptual Master Plan for 
the Precinct.    

To develop a Precinct Plan for the McCowan area, the Community Working Group, staff from 
Planning and City Divisions, Agency representatives and Consultants worked together on a 
process that included: 
- a comprehensive analysis of the issues facing the McCowan Precinct; 
- an examination of the Precinct’s opportunities and constraints;  
- review of the findings and recommendations of the sub-studies; 
- development of a “Vision” for the McCowan Precinct; 
- formation of “Guiding Principles” for the Precinct; 
- “brain-storming” of ideas/solutions; and 
- recommendations for a plan of action.  

Early in the process, the Community Working Group meetings focused upon identification of 
issues facing the Precinct and the surrounding areas, discussions concerning the Precinct’s 
constraints and its strengths; and an examination of a number of matters including (in no order of 
priority): 
- transit facilities; 
- traffic operations; 
- vehicular, pedestrian and cyclist movement & connections; 
- urban character and physical form; 
- open spaces and natural areas; 
- parks and urban spaces; 
- community services, programs and facilities; 
- public art; 
- economic health; and  
- energy use and conservation   
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Through the course of the McCowan Precinct Plan Study, the following “Vision” and three 
"Guiding Principles" for the McCowan Precinct were collectively formulated by the Community 
Working Group and City staff as follows:  

McCowan Precinct Plan: Vision: 
McCowan Precinct plays an important role within Scarborough Centre and the City of Toronto.  
The vision for the McCowan Precinct is for a vibrant, mixed use, community with characteristics 
that include: a focus of employment and housing; destination features for its residents, workers 
and visitors; a safe and pleasant place to live, work and play; pedestrian-friendly streets; transit-
oriented built form; ease of movement; high quality architecture; great publicly accessible and 
connected parks and public spaces, and high levels of sustainability.  It is intended that 
McCowan Precinct be a community within the Scarborough Centre; and a community that 
enjoys a strong relationship and connections with the Centre and the adjacent residential and 
employment communities.  

McCowan Precinct Plan: Guiding Principles: 
Managing Change: Future development of the McCowan Precinct will enhance the urban 
character and employment focus of the Precinct and the Scarborough Centre.  Building upon, and 
in harmony with, the existing residential and employment uses within the Precinct, an urban 
community will be promoted through expansion and refinement of the existing street and block 
network, promotion of public spaces, parks and community services and facilities, public art and 
way-finding elements, promoting destination features for the people that live, work and visit the 
area, attention to building architecture, building placement, and providing for a gateway feature 
with elements that serve to announce arrival to the area and create a sense of place.  Future 
residential and employment growth, together with public initiatives, will explore opportunities to 
achieve efficiencies in infrastructure servicing and energy use, including the potential for co-
generating energy provision.  Future development and public initiatives will enhance and expand 
employment and residential opportunities, parks, open spaces, services, programs and facilities 
for the community and opportunities to live, work and play in the area.  

Movement: Movement and connectivity are keystones of the McCowan Precinct. Movement 
within, and connectivity between the Precinct and its surrounding communities will encompass a 
variety of modes of transportation and options.  Development will be transit oriented and take 
advantage of public transit infrastructure.  A Street and Block Plan as set out in the Conceptual 
Master Plan for the Precinct, will be based on a hierarchy of City streets, varying street 
typologies, and designs.  An integrated network of pathways and sidewalks will be employed to 
encourage walking and cycling.  Movement and connectivity will promote transit use, walking, 
cycling and efficient vehicular movement while providing a safe and attractive built environment 
for people to visit or live, and work within the Precinct.    

Building Communities: The McCowan Precinct will develop as a vibrant urban community 
within the Scarborough Centre, closely connected to its adjacent communities.  Building upon 
the existing residential, employment, community, services and facilities, and the Precinct's parks, 
natural areas and public spaces, development of the Precinct will be designed to attract new 
businesses, visitors and residents.  New development will provide for a diversity of housing and 
employment in keeping with the goals and objectives of the Scarborough Centre.  New 
development and public initiatives will contribute to the liveability and walk-ability of the 
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Precinct through public realm improvements, the creation of public spaces, attention to the 
architecture and site design of new buildings and public infrastructure, contributions to the 
provision of community services and facilities and public art initiatives, efforts to achieve energy 
efficiencies and the promotion of opportunities to incorporate destination features that appeal to 
residents, workers and visitors of the area.  Residential and employment growth, together with 
public initiatives, will facilitate investment in new social and physical infrastructure to create a 
rich mix of places for people to live, work, and visit.  

The McCowan Precinct “Vision” and the above-noted “Guiding Principles” are incorporated into 
the draft OPA No. 242 (McCowan Precinct - Site and Area Specific Policy No. 9) attached to 
this report (See Attachment No. 2).  

The Vision and Guiding Principles formed the basis for the Design Charrette held in January, 
2012, to brain-storm ideas and recommendations.  The Vision and Guiding Principles also 
informed the analysis and review of the sub-studies undertaken as part of the McCowan Precinct 
Plan Study, and in particular provided guidance and direction for the work of the Planning and 
Transportation Consultants undertaking the Street Design and Transportation Network Study.   

Street Design and Transportation Network Study: 
City Planning retained the services of duToit Allsopp Hillier (DTAH) Consultants along with 
ARUP Canada Inc. (Transportation Consultants)to complete a "Street Design & Transportation 
Network (SDTN) study.  The purpose of the SDTN study was to examine and suggest 
opportunities for: 
- public realm improvements including new streets, pedestrian, bicycle and vehicular 

linkages within the Precinct;  
- improvements to connections within the Precinct and to adjacent Precincts and 

neighbourhoods;  
- a pedestrian and cycling network; 
- a conceptual street network/block plan;  
- design principles for public streets and detailed design/streetscape concepts (including 

cross section and design perspectives);  
- potential locations for new parks, and public spaces; and  
- to examine the existing transportation network, assess the challenges facing the Precinct, 

determine an appropriate street and block plan and to recommend actions necessary to 
improve the current network.  

The SDTN Study was completed in May, 2013. The final SDTN report includes a summary of 
the transportation analysis.  The report including the entire transportation analysis undertaken by 
ARUP can be found on the City Planning web page at:  

http://www.toronto.ca/planning/mccowan-precinct-plan.htm

  

The Street Design and Transportation Network Study (May, 2013) by DTAH recommends that 
the City:   

• Adopt a Street and Blocks Plan:  The Study provides a street and blocks plan that is 
based upon a finer grain of streets and smaller development blocks that currently exist.  

http://www.toronto.ca/planning/mccowan-precinct-plan.htm
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The Study recommends that the City adopt a street and blocks plan for McCowan Precinct 
as part of the Scarborough Centre Secondary Plan that includes "a pattern of development 
blocks connected by a network of streets, walkways and urban spaces";  

• Develop Public Realm Design Guidelines:  The Study recommends that the City 
"develop public realm design guidelines (for both public and private land) that support a 
vibrant, comfortable, and attractive pedestrian and cycling environment, and identify 
streetscape elements such as paving details, street tree selection, street furnishings, street 
lighting, and low impact development measures";  

• Establish the Town Centre Court/Bushby Promenade and a McCowan Gateway.  The 
Study recommends that the City create a "promenade" as part of the extension of Bushby 
Drive. This promenade would extend from Albert Campbell Square in the Civic Precinct, 
along Town Centre Court and Bushby Drive, eastwards towards East Highland Creek.  A 
"Gateway" at the Bushby Drive/McCowan Road intersection should be established 
"through the design of the public realm and related built form to create an entrance to the 
Precinct and better accommodate pedestrian activity. The Gateway should include a 
significant public gathering space and public art to help define entry to the Precinct";   

• Upgrade existing streets.  Many of the streets within the Precinct currently exist and are 
within City control (Ellesmere, Progress, Corporate, Consilium/Grangeway, Lee Centre, 
Bellamy).  The Study recommends that the City enhance its streets through improvements 
such as "bike infrastructure and streetscape improvements (that) should be part of early 
implementation activities, and coordinated with redevelopment and street rehabilitation 
where possible";  

• Improve the Corporate Drive Underpass.  The Study recommends "pedestrian 
improvements to the Corporate Drive underpass and McCowan Road Bridge (that may ) 
include widening the existing sidewalk and adding a new complete sidewalk to the north 
side.  The underpass could be further improved with public art and new lighting to become 
a more comfortable route for those entering and exiting McCowan Precinct; and  

• Improve the Progress Avenue Pedestrian Bridge.  The Study recommends the City 
"explore opportunities to improve the covered walkway that connects the McCowan and 
Commercial Precincts on the south side of Progress Avenue.  The walkway could become 
a significant landmark for the Precinct.  Possible improvements may include new lighting, 
public art, or better integration with the bridge"; and  

The Street Design and Transportation Network Study is support and informed by a transportation 
study undertaken by ARUP Canada Inc. (Transportation Consultants).  This Study provides the 
transportation analysis for the development and "testing" of the street and block plan 
development by DTAH.  The ARUP Study examined such matters as: 
-  baseline inventory and assessment of the transportation infrastructure (including streets, 

transit, pedestrian and cycling facilities traffic volumes;  
- vehicular movements/operational analysis; 
- pedestrian and cycling movements/activity;  
-  future transportation conditions based upon projected mixed-use growth; 
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-  forecasted travel characteristics; and  
-  intersection spacing.   

Key findings of the ARUP Study include:  

 
The internal street network developed as part of the Street Design and Transportation 
Network Study will be able to accommodate future traffic within the McCowan Precinct;   

 

There is a significant orientation of trips to, and from the west and northwest.  This is 
resulting in most auto trips being assigned to the west, which is placing considerable 
demand on McCowan Road and Consilium Place;   

 

Existing streets within the precinct (Corporate Drive, Progress Avenue, Consilium Place, 
and Grangeway Avenue) will be able to accommodate future traffic demand.  The analysis 
showed turning movements at signalized intersections operating above capacity in two 
instances (McCowan/Ellesmere and McCowan/Hwy 401).  As the Precinct evolves and 
developments come online, these intersections should be monitored for adequacy and 
appropriate enhancements and mitigating measures when necessary;  

 

The major intersections along McCowan Road will continue to experience congestion.  
"Based on this study’s analysis, the McCowan Road intersections with Highway 401, 
Town Centre Court-Bushby Drive, and Ellesmere Road will exceed capacity as the 
precinct reaches full build-out.  In all cases, the significant demand is resulting from trips 
oriented to/from the west";   

 

Ellesmere Road (except for the intersection with McCowan Road) and Bellamy Road 
North will "operate acceptably with full build-out of the Precinct as outlined in this report";   

 

Future development scenarios "considered as part of this report will result in increased auto 
traffic pressure on the street network that will be accommodated in the proposed network.  
However, mode shift to alternative modes such as transit, cycling and walking will be 
necessary as development in the wider area continues, to ensure the forecast level of 
service is maintained"; and    

 

The Scarborough RT replacement and connection to the Eglinton-Crosstown  Light Rail 
Transit and Bloor-Danforth Subway lines will encourage transit-oriented development in 
the area.  As a result, the transit modal split may increase as travel behaviour and trends 
adapt over time.  (Note: The ARUP Study was completed prior to Council's decision to 
support a Bloor-Danforth Subway extension. The Study does not include an analysis of the 
extension of the Bloor-Danforth Subway to the Scarborough Centre but did include an 
analysis of the conversion and extension of the SRT to an LRT with a station at McCowan 
Road and Bushby Drive.      
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Key recommendations of the ARUP Study:  

The ARUP Study was not intended as a comprehensive transportation analysis of Scarborough 
Centre and the surrounding areas.  As development proceeds within the Centre and surrounding 
employment and residential areas, development applications within these areas will continue to 
be assessed in terms of their impact upon the overall transportation network.   

The ARUP Study recommends that the City undertake a comprehensive transportation master 
plan.  The ARUP Study notes that the "level of development that is expected should be 
accompanied with a comprehensive and in-depth analysis of the transportation system and 
should have a commensurate level of investment such that adequate scope can be included".  The 
consultants note that "the Street Design & Transportation Network) Study "can only provide a 
relatively high-level view of the impacts of the proposed block plan and development targets.  
The scope of this study was adequate to identify issues, which is not adequate to solve the issues 
identified.  In particular, review of the McCowan Road and Highway 401 interchange will be 
necessary to ensure adequate capacity at the interchange and on McCowan Road. The 
intersection of Progress Avenue, Consilium Place, and Grangeway Avenue is also of concern 
and will become increasingly congested as development occurs".     

City Planning staff recommend that the City undertake a comprehensive transportation master 
plan study for the Scarborough Centre and area, as discussed later in this report.    

The Street Design and Transportation Study (including the transportation analysis) forms the 
basis for the official plan policies contained in OPA No. 9 and the design and implementation 
strategies included in the McCowan Precinct Urban Design Guidelines and Conceptual Master 
Plan.  

Community Services & Facilities Study: 
Community services and facilities (CS&F) are part of a healthy and liveable community that 
helps to meet the everyday needs of local residents and make the area attractive for future 
development.  A review of these resources can identify service provision issues and assist in 
determining CS&F improvements. The City's Official Plan provides a framework that ensures 
that when considering new growth, the overall quality of city living must be considered.  One 
area that the Plan requires review and consideration is the adequacy of the social infrastructure 
(community services and facilities).  

For the McCowan Precinct Plan Study, a CS&F Study was undertaken by City Planning.  The 
CS&F Study provided a review of community services, programs and facilities that would be 
available to residents living in the McCowan Precinct area.  The Study included a review of 
schools, child care facilities, libraries, community centres, parks and open spaces to assess the 
capacity of the existing social infrastructure and the ability to accommodate additional demand 
and to identify existing service gaps so as to determine priorities when planning for new growth.  
The CS&F Study included a larger geographic area than the McCowan Precinct study area as 
service areas vary widely.  

The CS&F Study identified improvements to enhance the quality of life for current and future 
area residents in and around the McCowan Precinct area.  These priorities include a 
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neighbourhood library (now under construction in the Civic Precinct), public elementary 
school(s), multi-service community facility to possibly include a school, child care facility, and 
community agency space, and licensed non-profit child care facilities.  New community services 
and facilities will be created and existing facilities/services expanded/refined to achieve the 
amount and range adequate to serve the current and future growth within the McCowan Precinct.  

Findings from the McCowan Precinct CS&F Study are consistent with those developed as part of 
the CS&F Strategy (2005) completed for the Scarborough Centre Secondary Plan.  These 
findings highlight the diverse needs of the largely newcomer population together with a high 
proportion of younger adults (i.e. 25-34 yrs), family households with few children together with 
smaller size households (i.e. 1-2 persons).   
The CS&F Study can be found on the City Planning web page at: 
http://www.toronto.ca/planning/mccowan-precinct-plan.htm

  

The Study concluded that the following services and programs should be enhanced: 
- community agency space - dedicated and accessible community agency space for non-

profit service agencies to deliver a wide range of programs/services for all user groups, in 
particular, newcomers, youth and children (Minimum 5,000-10,000 square feet); 

- child care - high quality and accessible non-profit licensed child care facilities,  
particularly for infants, toddlers and preschool (capacity 62-72 spaces); and 

- community recreation –Additional recreational facilities and/or satellite recreation  space 
including a double gymnasium and large flexible multi-purpose rooms to run programs for 
all user groups.  

As part of the development review process, the City will assess the need for new development to 
contribute to the provision of community services and facilities.  The policy framework will 
identify community services and facilities priorities for the McCowan Precinct.   

Scarborough Centre Community Energy Plan Study: 
The Toronto Official Plan policies state that "... city-building activities will be environmentally 
friendly ... through reducing energy consumption and reliance on carbon-based fuels for energy."  
In order to more fully understand future energy requirements, the Environment and Energy 
Division collaborated with City Planning to undertake a Community Energy Plan (CEP) study 
for the entire Scarborough Centre in conjunction with the McCowan Precinct Plan Study.  The 
CEP study reviewed the growth projections for Scarborough Centre in terms of energy 
consumption, peak demand, and resilience.  The CEP report can be found on the City Planning 
web page at:  http://www.toronto.ca/planning/mccowan-precinct-plan.htm

  

The Scarborough Centre Community Energy Plan Study informs the McCowan Precinct Plan 
energy policies recommended in OPA No. 242.  

Parks and Open Space Analysis: 
Parks are an important component of the City's system of natural areas and the City's open space 
network and public realm.  Parks and trails provide benefits to individuals on a physical and 
psychological basis and help to define the character of neighborhoods across the City.    

http://www.toronto.ca/planning/mccowan-precinct-plan.htm
http://www.toronto.ca/planning/mccowan-precinct-plan.htm
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As development occurs and Toronto's population increases, so do the demands and the 
expectations on the City's public parks.  To meet these demands, it is necessary to expand and 
enhance the City's parks inventory.  The Planning Act provides municipalities with the 
legislative tools to secure land for parks.  The City's main tool for securing new parkland is 
through the development review process, which requires that land developers dedicate a portion 
of their site to the City for public parkland, or where it is not feasible or desirable to secure a 
park, to take cash –in- lieu of a land dedication.    

In 2007, City Council endorsed the Alternative Parkland Dedication By-law No. 1420-2007 
which allowed the City to secure parkland at higher dedication rates in areas of the City 
experiencing high density residential or mixed use development.  The by-law recognizes the 
pressures high density growth and development will put on existing services and seeks to 
minimize such impacts on parkland service levels.  While the alternate rate requirements are not 
expected to remedy existing historic deficiencies in parkland provision, they aim at minimizing 
impacts on service levels resulting from future growth and development.  These areas have been 
mapped and are identified as "parkland acquisition priority areas".    

The McCowan Precinct is located in a "Parkland Acquisition Priority Area" recognizing it's 
growth as a residential and employment community.  The area falls within the lowest quintile of 
local parkland service provision of 0-0.42 hectares per 1,000 people.   The existing local 
parkland provision based on 2011 census demographics for the area bounded by Hwy 401, 
McCowan Road, Ellesmere Road and Markham Road is 0.055 hectares per 1,000 people.   

Currently, there are two local parks located within the McCowan Precinct; Hillsborough Park 
and Lee Centre Park.  The parks were conveyed to the City as parkland dedication requirements 
through the development review process.  The parks are small, each approximately 0.3 hectares 
(0.75 acres) in size and offer limited active recreation opportunities.   

At its meeting of April 13, 1992, the former City of Scarborough Council considered the 
recommendations of a report titled, "The Social Infrastructure of an Expanding City Centre".  
The report identified, amongst other matters, the need to secure a location for new educational 
facilities and parkland within the Scarborough Centre area.  Eventually, the lands at 705 Progress 
Avenue, a 4.4 hectare (10.8 acre) site, were purchased by the former City of Scarborough, in 
partnership with the former Scarborough Board of Education, on July 31, 1996.  Today, both the 
City and the Toronto District School Board (TDSB) own an undivided, 50% share of the entire 
site.     

Currently, the lands at 705 Progress Avenue contain a number of low-rise industrial buildings 
that are tenanted for a variety of industrial, retail and service uses.  The site is under the 
management of City Real Estate Services.  Revenues from the lease of these buildings are 
distributed to the City and TDSB.    

The lands at 705 Progress Avenue represent an opportunity to develop a park on the site, 
adjacent to the existing open space lands of the East Highland Creek.  The park would be 
considered a neighbourhood park providing opportunities for active play.  Its size, 2.2 hectares 
(5.4 acres), would be able to accommodate a sports field which is lacking in this area.  The City 
and TDSB have generally concurred that the location of the future school would ideally be 



 

Staff report for action – Final Report – McCowan Precinct Plan Study 19 
V.05/13 

located on the west portion of the site (further from the East Highland Creek and the future park 
would be ideally located on the east portion of the site adjacent to the East Highland Creek, to 
provide a continuous "green connection" to the natural open space associated with the East 
Highland Creek.    

Staff from Parks, Forestry and Recreation (PFR) have estimated that the construction of a 2.2 
hectare (5.4 acre) park, representing 50% of the joint land holding, would cost approximately 
$2.35 million including the demolition of existing buildings on the City's portion of the site, 
construction of playground equipment, water-play facilities, sports fields, pedestrian walkways, 
tree and shrub plantings, and outdoor furnishings such as benches and garbage receptacles.  This 
estimate does not include any remediation of soils that may be required, as Phase 1 and Phase 2 
environmental assessments have not been conducted.  Staff of PFR advise there is no identified 
funding to support the addition of $2.35 million to the PFR Division's 10 year capital plan.  

The recommendations of this report include direction that the Parks, Forestry and Recreation 
Division in consultation with other City Divisions, initiate steps necessary to proceed with the 
development of a park on all or part of the City's portion of lands at 705 Progress Avenue, and to 
initiate discussions with the TDSB with the objective of optimizing shared-use of the outdoor 
recreation amenities associated with the park and school facilities.    

The McCowan Precinct Plan & Implementation 
Proposed OPA (No. 242), the McCowan Precinct Urban Design Guidelines and the McCowan 
Precinct Conceptual Master Plan, together provide a vision, policy framework, and design and 
implementation strategy for the McCowan Precinct.  These three documents and plans form a 
“Precinct Plan” that responds to the consultation process and the review and analysis undertaken 
by the Community Working Group, City and Agency staff and Consultants, who together 
worked on the development of the Precinct Plan.  The McCowan Precinct Plan includes:  

1) Proposed Official Plan Amendment No. 242 (Site and Area Specific Policy No. 9) 
Draft OPA No. 242 provides new Official Plan policies respecting land uses to guide future 
development within the McCowan Precinct.  These polices will be incorporated into the 
Scarborough Centre Secondary Plan (Chapter Six of the Toronto Official Plan) and will promote:  
i) improvements to, and the expansion of vehicular, pedestrian and cycling connections; 
ii) development and expansion of parks, urban spaces and open spaces; 
iii) enhancements to the public realm;  
iv) expansion of community services and facilities; 
v) energy conservation; and  
vi) development policies to direct growth and shape existing and future land uses including 

residential, employment and public uses;  

OPA No. 242 (Site and Area Specific Policy No. 9) sets out the Vision and Guiding Principles 
for the McCowan Precinct (as detailed earlier in this report).  The policies are organized around 
the three Guiding Principles: Managing Change; Movement and Building Communities.  The 
following is an overview of the key

 

features of Site and Area Specific Policy No. 9:   
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MANAGING CHANGE

  
Land Use:  
The McCowan Precinct will develop as a vibrant, well designed, mixed use community within 
the Scarborough Centre with a focus on employment uses.  The policies of the McCowan 
Precinct Plan are intended to build upon the residential, employment, and open spaces land uses 
that currently exist in the Precinct.  Additional housing, employment and recreational uses are 
promoted within a pedestrian friendly and transit supportive environment.    

Street & Block Plan: 
The polices of OPA No. 242 promote a finer grid of new public streets and the creation of small 
and medium sized development blocks.  These policies are intended to create new public street 
frontages for buildings, enhance opportunities for vehicle, pedestrian and cycling circulation, 
intensification and further the potential for new public spaces.  

Urban Design Guidelines/Conceptual Master Plan:  
The McCowan Precinct Plan will be supported by Urban Design Guidelines and a Conceptual 
Master Plan which provides a visual illustration of the Precinct Plan.  OPA No. 242 directs 
development within the Precinct to be consistent with the design guidelines and the Conceptual 
Master Plan.  The street and block plan, connections, cycling network and the parks and open 
space plan shown on the Master Plan are intended to be conceptual.  Actual locations of these 
features will be determined as development and public infrastructure projects are reviewed and 
approved.   

The McCowan Gateway:  
A key objective of the policies contained in OPA No. 242 is to improve vehicular, pedestrian and 
cycling connections within the McCowan Precinct and linkages to its adjacent neighbourhoods.  
The policies recognize the importance of the McCowan Road/Bushby Drive intersection as an 
active vehicular and pedestrian connection and transit interface.  OPA No. 242 sets out policy 
direction on how to improve and enhance the role this area plays in connecting the Precinct to 
the Civic and Commercial Precincts of the Scarborough Centre and its neighbourhoods to the 
south.   The intent of the policies is to recognize the importance of this area, not only as a major 
connection, but as a "place of arrival" and a "gathering place" for the McCowan Precinct through 
such means as: 
- Enhanced Pedestrian Connection(s) 
- Destination Facility/Use 
- Public Space(s)/Gathering Space(s) 
- Public Transit Infrastructure 
- Building Placement 
- Public Art 
- Signage 
- Landscape Features  

To create a pleasing and safe pedestrian/cyclist environment, provide appropriate, safe and 
functional vehicular movement, and to enhance its function as a connection point between 
Precincts, the Gateway is to incorporate a variety of design features that may include: 
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- pedestrian crossing infrastructure(s) that include clearly defined pedestrian routes that may 
be grade-related or associated with parks, open space and/or transit facilities;  

-  greater sidewalk widths and/or increased landscaped areas and/or the creation of urban 
spaces through additional building setbacks; 

- street medians;  
- enhanced streetscape design; 
- landscape features; 
- public art; 
- way-finding signage; 
- pedestrian refuge areas within the street right-of-way; 
- enhanced street signalization; 
- pavement treatment; 
- street furnishings 
- street lighting; and   
- facilities that function as destination elements (eg. transit station/facilities).  

MOVEMENT:

 

Streets & Connections:  
The polices of OPA No. 242 address movement in and around the Precinct and its adjoining 
areas.  These policies promote the creation of a network of public streets, pedestrian and bicycle 
connections, publically accessible lanes and walkways, and parks and public spaces.  New public 
streets are to be secured through the development review process where appropriate and be  
consistent with the streets and block plan.  Privately owned, but publically accessible lanes and 
walkways will form part of the street and network plan.   

OPA No. 242 contains polices designed to ensure that future development and public initiatives 
contribute to, and support the creation of safe, efficient and pleasant vehicle, pedestrian and 
cycling movement.  The design and construction of new streets and the rehabilitation of existing 
streets will be guided by the policies of OPA No. 242 that seek to enrich the vehicle, pedestrian 
and cyclist experience through the implementation of appropriate cross-section designs for a 
range of street typologies, requirements for trees and landscaping, street furniture, and public art 
where appropriate.  

OPA No. 242 provides for the extension of Bushby Drive to the lands at 705 Progress Avenue 
(the site of a school and park) to be designed as a grand promenade; a visual and physical link 
between the 705 Progress Avenue lands containing the future park and school site and the lands 
associated with the Civic Precinct of the Scarborough Centre.    

Cycling Network/Facilities:  
The policies of OPA No. 242 promote cycling as a transportation option for residents, workers 
and visitors to the Precinct.  Public initiatives and new development will provide for cycling 
facilities as appropriate and feasible.  Such facilities may include cycling routes, bicycle storage, 
signage or improvements/enhancements to existing cycling.  

Signage: 
Way-finding is an important feature of a community.  OPA No. 242 notes that the City will 
develop and implement a comprehensive way-finding plan for the McCowan Precinct that 
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improves way-finding for vehicles, pedestrian and cyclists; creates a "sense of place" for the 
McCowan Precinct; and provides guidelines for integration of signage and way-finding within 
the architecture and siting of existing and new buildings.  

Area Transportation Improvements: 
The policies contained in OPA No. 242 contemplate future changes to the existing public street 
network.  The OPA policies note that potential new streets and refinements to the existing 
network incorporated into the McCowan Precinct Conceptual Master Plan are preliminary.  OPA 
No. 242 provides that the implementation of the street network, the location, alignment and 
design of new streets and improvements to existing streets, will be determined and refined 
through the development review process as development proceeds within the Precinct, through 
any required Environment Assessment process, and/or through City review and refinement of its 
transportation and transit network and facilities.  

BUILDING COMMUNITIES

  

Land Use:  
Under the Guiding Principle of "Building Communities", OPA No. 242 provides that: 
- major development proposals within the Precinct will incorporate substantial  

employment use; 
- a variety of building types will be encouraged to provide a diversity of housing types; 
- a mix of unit sizes and bedrooms types will be provided to respond to the housing needs of 

residents including seniors and families; 
- While apartment type buildings will be the dominant form of residential development, 

townhouses will be permitted as a "stand-alone" block that forms part of a larger, 
comprehensive development with a mix of building forms; 

- major office development is encouraged especially at locations in close proximity  to 
public transit station facilities; 

- retail uses will be located at grade within residential, employment and public use  
buildings.  Where appropriate, retail may be located above grade, at a second storey  
of a building, provided that a primary, at-grade, street related entrance is provided; 

- to provide interest and animation to public streets and public spaces, a focus of grade-
related retail will be encouraged along: Consilium Place; Grangeway Avenue from Bushby 
Drive to Progress Avenue; Bushby Drive between Grangeway Avenue and McCowan 
Road; Town Centre Court (north side) from McCowan Road to Borough Drive and 
McCowan Road from Ellesmere Road to Bushby Drive.    

Following the McCowan Precinct Plan Study Community Consultation Meeting on 
February 18, 2014, Urban Design Strategies Inc., representing the owners of lands at 
McCowan and Ellesmere Roads provided a letter commenting upon: the proposed "retail 
focus streets" along McCowan Road, north to Bushby Drive; weather protection 
requirements; and proposed connections. With respect to the retail focus, the proposed 
McCowan Precinct Plan continues to encourage a focus of grade-related retail and office 
uses along McCowan Road, north to Bushby Drive.    
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Built Form: 
OPA No. 242 contains polices to guide built form, massing and site orientation. These polices 
provide that: 
- the scale of development in the Precinct will be appropriate to its location and relationship 

to its surroundings including adjacent neighbourhoods, the public realm, parks and open 
spaces and its proximity to transportation facilities;  

- development is to be of a high-quality architecture, landscape and urban design to  
enhance the urban character of the McCowan Precinct; 

- as part of the development review process, new residential development of one or more 
buildings will be encouraged to provide pet care facilities; and 

- signature buildings through the use of high quality design and materials and other 
architectural means, will be incorporated into all development.  Taller buildings, especially 
the tower elements, will result in iconic, recognizable buildings in the skyline.  

Public Open Spaces, Parks & Urban Spaces 
The McCowan Precinct is fortunate to have a large natural open space area (East Highland Creek 
& area), two local parks and private urban spaces.  However, many of these features are isolated 
and/or disconnected within the Precinct.  Linkages between parks, local amenities and City 
facilities and infrastructure are critical to a community's enjoyment of open space, urban spaces 
and parks.  OPA No. 242 promotes: 
- opportunities to expand the natural area and create parkland adjacent to the East  

Highland Creek valley corridor; 
- an integrated public space network consisting of natural areas, public  

parks/recreational areas, private and public urban spaces; 
- new streets and blocks incorporating public and/or publically accessible urban plazas to 

provide a series of outdoor spaces for public activity and to facilitate locations for public 
art;  

- an urban plaza, immediately adjacent to the existing/planned McCowan RT Station or the 
planned McCowan Subway Station be included as the key features of the McCowan 
Precinct Gateway and is encouraged as part of the redevelopment of the transit 
station/facilities and/or development on lands adjacent/in close proximity;   

- where feasible and appropriate, new streets and blocks incorporating public and/or 
publically accessible urban plazas to provide a series of outdoor spaces for public activity 
and to facilitate locations for public art;  

- public open spaces, parks, and privately-owned but publically accessible urban spaces 
fronting onto public streets or having direct access from the public realm; and 

- lands at 705 Progress Avenue to be developed as a park and school site; and that the park 
will have frontage on one or more public streets and be linked to the Scarborough Centre 
by a well-designed and landscaped public street.  

Public Art 
Public art plays a significant role in reinforcing urban design principles and in improving the 
public realm.  OPA No. 242 incorporates policies designed to promote public art within the 
McCowan Precinct.  Owners of development blocks in the McCowan Precinct greater than 0.5ha 
will be encouraged to prepare a "project/block public art plan" detailing the means by which the 
owner intends to provide public art on the site(s).  
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Community Services &Facilities 
Based on the McCowan Precinct Community Services & Facilities Study, OPA No. 242 
identifies the following community services and facilities priorities for the McCowan Precinct:  
- Community Agency Space - Dedicated and accessible community agency space for non-

profit service agencies to deliver a wide range of programs/services for all user groups, in 
particular, newcomers, youth and children;  

- Child Care - High quality and accessible non-profit licensed child care facilities, 
particularly for infants, toddlers;   

- Community Recreation –Additional recreational facilities and/or satellite recreation space 
including a double gymnasium and large flexible multi-purpose rooms to run programs for 
all user groups;  

- public realm and streetscape improvements;  

- public art; and   

- improvements to parks, open space and urban spaces.  

Community Energy 
New development and the re-development of existing buildings within the McCowan Precinct 
will be expected to contribute to achieving the City's target for reducing energy use and reducing 
greenhouse gas emissions.  To this end, OPA No. 242 contains the following key energy 
policies: 
- development is encouraged to promote and accommodate renewable energy generation and 

distribution systems to assist in reducing greenhouse emissions, off- setting on site energy 
consumption, and securing a sustainable and stable energy distribution and supply; 

- development will be encouraged to incorporate facilities to re-charge electric-powered 
vehicles either as a private or common amenity for building occupants or on a pay-per-use 
basis for the general public; 

- the City will encourage alternative energy technologies to power new street lighting, traffic 
signals, and other lighting in the public realm; and 

- proponents for new development that includes a building or group of buildings with a total 
gross floor area of 20,000 square metres or more, will be encouraged to provide an Energy 
Plan for the development that addresses energy conservation, peak demand reduction, 
improved resilience to area-wide power outages (i.e. flood and storm); renewable energy, 
combined heat and power, and district energy systems.  

This report recommends that the above noted policies, which are contained in OPA No. 242 be 
incorporated into the Scarborough Centre Secondary Plan (Chapter Six of the Toronto Official 
Plan) as Site and Area Specific Policy No. 9 (the McCowan Precinct Plan)    

2) Proposed Urban Design Guidelines & Conceptual Master Plan  
The redevelopment of the McCowan Precinct offers a special opportunity to create a new 
community with an emphasis on a high quality and special public realm.  Attachment Nos. 3 to 
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4B presents the Urban Design Guidelines and Conceptual Master Plan for the McCowan Precinct 
that were developed as part of the McCowan Precinct Plan Study. Comments, suggestions and 
concerns raised by the community, stakeholders and recommendations and findings from the 
McCowan Precinct sub-studies, including the Street Design & Transportation Network Study, 
were taken into account in the formulation of the Urban Design Guidelines and Conceptual 
Master Plan.    

The McCowan Precinct Urban Design Guidelines and Conceptual Master Plan will be used as 
tools to guide and direct private and public initiatives to ensure development is consistent with, 
supports and reinforces the Official Plan, the Scarborough Centre Secondary Plan, the McCowan 
Precinct Site and Area Specific Policy and the City's urban design guidelines.  These guidelines 
and master plan will apply to all public and private development activity to ensure a high quality 
community and neighbourhood design, a hierarchy of well-designed public streets, well designed 
and appropriate open spaces/public realm, and architectural features that support and enhance the 
vision for the Precinct.    

Urban Design Guidelines: 
The purpose of the McCowan Precinct Urban Design Guidelines is to provide area specific urban 
design parameters for the future development of the McCowan Precinct and to describe the urban 
design framework for the Precinct's buildings, streets, public realm, and public and private 
open/urban spaces, and the interface between the built and public realm environments.  The 
McCowan Precinct Urban Design 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.  

Key features of the McCowan Precinct Urban Design Guidelines include: 
- guidelines designed to transform the existing large industrial sites and vehicle-oriented 

streets into a vibrant pedestrian-oriented mixed use community with high quality public 
spaces, and to strongly integrate this neighbourhood with the rest of Scarborough Centre 
and adjacent residential and employment communities; 

- public realm and built form guidelines to provide direction on building massing and height 
(including transitions to lower scaled contexts, parks and open spaces), site orientation 
including consistent street edges, provision of at-grade entry units to animate frontages, 
discrete vehicular servicing and parking, comfortable pedestrian and retail areas, 
excellence in materials and architecture, and wind and shadow mitigation; 

- public realm guidelines for new streets and for the enhancement of the existing public 
realm; 

- guidelines encouraging privately owned, publically accessible open spaces, and providing 
pedestrian routes and way-finding; 

- support for a new streets and blocks plan designed to provide a finer grain, walk-able area 
with strong pedestrian and vehicular links that facilitate improved pedestrian, cyclist and 
vehicle movement, and to provide the area with west-east and north-south connections to 
the existing street network;  

- enhancement of parks, open space and urban spaces: and 
- a commercial area along select streets to link and strengthen connections.   
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Conceptual Master Plan: 
The purpose of the Conceptual Master Plan is to illustrate the vision and policy framework for 
the McCowan Precinct, and to guide the organization of its public realm and built environment.  
The Conceptual Master Plan (See Attachment Nos. 3 to 4B) is an organizing element for the 
Precinct.  The Conceptual Master Plan includes a recommended street and block plan, a 
vehicular, pedestrian and cyclist connections network, parks, open space and urban spaces plan, 
and a cycling network.  It is intended to be conceptual.  Specific locations of proposed streets, 
connections, parks, public open spaces, cycling and pedestrian routes will be determined as 
development and public infrastructure are reviewed and approved within the Precinct.  The 
Conceptual Master Plan will provide guidance for new development and public initiatives.  Key 
features of the Conceptual Master Plan include: 
- new public streets that divide larger land parcels into small and medium sized development 

blocks, providing opportunities to buildings to front onto public streets;   
- potential new street connections to adjacent neighbourhoods; 
- key destinations for residents, workers and visitors; 
- a network of connections (publicly accessible laneways and walkways); 
- a Bushby promenade to link the future park/school site to Albert Campbell Square; 
- a cycling network within the Precinct that connects to the adjacent neighbourhoods; 
- a Gateway at the McCowan/Bushby intersection to create a primary connection and 

gathering place for the Precinct; 
- potential locations for new parks, urban spaces; 
- potential locations for public art; and 
- a focus for retail uses along primary streets. 
    
The Urban Design Guidelines and Conceptual Master Plan for McCowan Precinct are to be read 
and implemented in conjunction with OPA No. 242 (Site & Area Specific Policy No. 9).  When 
further decisions are made respecting the Bloor-Danforth Subway extension to Scarborough 
Centre, the Urban Design Guidelines and Conceptual Master Plan may be refined, if necessary, 
to incorporate changes following the completion of the Environmental Assessment (EA) for the 
alignment of the subway, and the location of a subway station and associated transit facilities.  

While the Urban Design Guidelines/Conceptual Master Plan do not form part of the Official Plan 
Amendment (OPA No. 242), the recommendations of this report seek to have Council adopt the 
guidelines and master plan to guide the design and organization of the built environment and the 
public realm in the McCowan Precinct.  This approach will ensure flexibility to refine the plan as 
development and public transit investments proceed.  

The McCowan Precinct Plan Implementation - Next Steps: 
This report presents the conclusion of the McCowan Precinct Plan Study, initiated in 2011 by 
City Planning to develop a “Precinct Plan” for the McCowan Precinct as contemplated in the 
Scarborough Centre Secondary Plan.  The McCowan Precinct Plan Study was undertaken by 
City Planning staff with the assistance of area residents, landowners, business owners, Ward 
Councillor(s), other City Divisions and representatives from outside agencies.  The Study 
included a number of "sub-studies" to examine specific matters related to the Precinct.  These 
studies formed a basis for the McCowan Precinct Plan.  In addition, the analysis, ideas and 



 

Staff report for action – Final Report – McCowan Precinct Plan Study 27 
V.05/13 

suggestions from residents, landowners, and interested parties who participated in the 
Community Working Group, Charrette and Community Consultation Meetings have been 
instrumental in formulating the McCowan Precinct Plan.  This report recommends that Council 
adopt Official Plan Amendment No. 242 (Site and Area Specific Policy No. 9) and adopt the 
McCowan Precinct Plan Urban Design Guidelines and Conceptual Master Plan which together 
constitute a McCowan Precinct Plan.    

While it is recommended that OPA No. 242 and the Urban Design Guidelines/Conceptual Master 
Plan be adopted by Council to establish a Precinct Plan for McCowan Precinct, there are some 
matters respecting the McCowan Precinct, noted earlier in this report, that require further review 
and may require future refinements to the Precinct Plan.  These matters pertain to:  

1)  Scarborough Centre Master Transportation Study: 
The transportation study undertaken by ARUP Canada Inc. (Transportation Consultants) as 
part of the Street Design and Transportation Network Study determined that the proposed 
street and block plan would accommodate future traffic within the McCowan Precinct.  
The scope of the Study was adequate to identify issues associated with the Precinct, but 
was not adequate to address those issues related to the broader Scarborough Centre and 
area transportation network.  The ARUP Study concluded that the City should undertake a 
review of the entire Scarborough Centre and area transportation network given anticipated 
growth in the Centre and area.   

The last comprehensive study of the transportation system associated with the Scarborough 
Centre and area was completed in 1990.  Given the passage of time and the 
recommendation of the ARUP Study and in consideration of the potential impact upon the 
Scarborough Centre and area transportation system should the Bloor Danforth Subway be 
extended to Sheppard Avenue East (via the Centre), this report recommends that City 
Council direct City Planning to undertake, in consultation with the Transportation Services 
and other City Divisions, a Scarborough Centre Transportation Master Plan Study to 
examine the existing and planned transportation network within the Scarborough Centre 
and surrounding area.  The purpose of this study would be to, amongst other matters: 
- examine the existing and planned road network within Scarborough Centre and the area 

immediately adjacent to the Centre; 
- assess the need for changes/improvements to the existing and planned transportation 

network to accommodate existing and future development within  the study area; and  
- assess and determine a set of feasible approaches to improving movement including 

vehicles, people and cyclists within the study area and adjacent areas, and recommend a 
course of action(s), which may include a phased approach, for 
improvements/enhancements to the area's transportation network that serves vehicles, 
pedestrians and cyclists.  

2) The Bloor Danforth (No.2 Line) Extension to Scarborough Centre:  
At its meeting, of October 8 to 11, 2013, City Council confirmed its commitment to an 
extension of the Bloor Danforth subway line from its current termination at Kennedy 
Station, eastwards to Sheppard Avenue East (via the Scarborough Centre).  Preliminary 
alignments indicate the new subway line would run (below-grade) generally along the 
north/south right-of-way of McCowan Road to Sheppard Avenue.  A "McCowan Subway 
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Station" is anticipated to be located within the McCowan Precinct, somewhere between 
Ellesmere Road and Progress Avenue. (The exact location of the subway right-of-way and 
the location of a subway station is unknown at this time pending an Environmental 
Assessment (EA).    

With closure of the RT line and stations, Scarborough Centre will no longer have an RT 
station at its current location at Scarborough Town Centre Mall. This existing station 
includes both GO & TTC bus facilities.  It is not known at this time whether those facilities 
will be re-located to link with the proposed subway line and station within the McCowan 
Precinct.  Further, there has not been a decision made (at this time) respecting the use of 
the current RT guideway (the elevated track) or the existing RT facilities (stations and the 
TTC SRT yard currently located north of Ellesmere Road.  The proposed timing and 
impact of the possible closure of the SRT and yard and the replacement of these transit 
facilities with the Bloor Danforth subway alignment, station and transit facilities is not 
known.    

A decision to construct the subway extension rather than rehabilitate the Scarborough RT 
has an impact upon the planning for, not only the McCowan Precinct, but the entire 
Scarborough Centre and neighbourhood areas adjacent to the Centre.  In particular, the 
"Gateway" feature at McCowan Road and Bushby Drive, as contemplated by OPA No. 242 
and the McCowan Precinct Plan Urban Design Guidelines, cannot be the fully designed 
and implemented until several matters are known, such as: i) the exact alignment of the 
subway and whether there will be a McCowan Subway stop/station at McCowan 
Road/Bushby Drive; ii) the location of a subway station; iii) whether there is a need to 
accommodate additional transit (i.e. bus) facilities at the station; iv) the location of such 
transit facilities; v) potential re-use or demolition of the current RT guideway (the elevated 
track), the existing RT facilities (stations and the TTC  SRT yard).    

A key objective of the Gateway feature of the McCowan Precinct is improve and enhance 
the role this area plays as a primary pedestrian connection.  While the exact subway station 
location has yet to be determined, a new station located at or near the intersection of 
McCowan Road and Bushby Drive/Town Centre Court could incorporate a below-grade 
pedestrian crossing under McCowan Road that would enhance the connectivity between 
the McCowan, Commercial and Civic Precincts.  This could be identified within the scope 
of the subway construction budget at no additional cost to the City.    

City Council at its October 8, 9, 10 and 11, 2013 meeting, directed the City Manager to 
report back to the Executive Committee on the feasibility of maintaining the abandoned 
SRT line and converting it to a public park similar to Manhattan's High Line, once the SRT 
is decommissioned.  City Planning staff are leading this project and expect to report out on 
this matter in 2015.    

Both the subway pedestrian infrastructure and future decommissioned SRT corridor could 
potentially address an idea of the Glen Andrew Community Association presented to 
Scarborough Community Council in June, 2013 to create a pedestrian link across 
McCowan Road by constructing a deck over McCowan Road and creating additional green 
space on the deck. (A report on the Glen Andrew Community Association's concept is the 
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subject of a City Planning report to Scarborough Community Council at its meeting of 
May 13, 2014 and titled "Span McCowan and Market Building Proposal").   

Given the uncertainty associated with the alignment and location of the subway and 
associated transit facilities, it is not known today, precisely how the "Gateway" is to be 
implemented.  However, it is important today to establish the parameters to guide it's 
development following a decision respecting the subway alignment and transit facilities.  
In this respect, the policies and design guidelines and strategies contained in OPA No. 242 
and the Urban Design Guidelines/Conceptual Master Plan are valid and provide a direction 
to the important features that are to be included in its design to enhance its function as a 
primary connection point of the Precinct and a gathering place/destination for the Precinct.  

To implement the McCowan Precinct Plan, City Planning recommends that OPA No. 242 (Site 
and Area Specific Policy No. 9) and the Urban Design Guidelines including the Conceptual 
Master Plan be adopted by Council as the McCowan Precinct Plan.  City Planning also 
recommends, that City Planning report further to City Council, if necessary, regarding any 
changes/refinement to the McCowan Precinct Urban Design Guidelines (including a Conceptual 
Master Plan) following completion of the Environmental Assessment (EA) for the proposed 
Bloor Danforth (No. 2 Line) Subway Extension and upon completion of the Scarborough Centre 
Transportation Master Plan Study.    

CONTACT 
Russell Crooks, Senior Planner 
Tel. No. (416) 396-7040 
Fax No. (416) 396-4265 
E-mail: rcrooks@toronto.ca  

SIGNATURE    

_______________________________  

Raymond David, Director 
Community Planning, Scarborough District  

ATTACHMENTS 
Attachment 1: McCowan Precinct Map 
Attachment 2:  Draft Official Plan Amendment No. 242 
Attachment 3: Urban Design Guidelines 
Attachment 4A:  Conceptual Master Plan 
Attachment 4B:  Conceptual Master Plan 
Attachment 5: Community Consultation  
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Attachment 1:  McCowan Precinct   
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Attachment 2:  OPA No. 242      

Authority: Scarborough Community Council Item ~ as adopted by City of Toronto Council 
on ~, 2014.  

Enacted by Council:  ~, 2014  

CITY OF TORONTO 
Bill No. ~ 

BY-LAW No. ~-2014  

To adopt an amendment to the Official Plan  
for the City of Toronto 

respecting the lands within the Scarborough Centre  

WHEREAS authority is given to Council under the Planning Act, R.S.O. 1990, c.P. 13, as 
amended, to pass this By-law;  

WHEREAS Council of the City of Toronto has provided adequate information to the public and 
has held at least one public meeting in accordance with the Planning Act;  

The Council of the City of Toronto HEREBY ENACTS as follows:  

1. The attached Amendment No. 242 to the City of Toronto Official Plan, consisting of the 
attached text and maps, shown on Schedule "A" is hereby adopted pursuant to the Planning 
Act, as amended.       

ENACTED AND PASSED this ~ day of ~, A.D. 2014.  

ROB FORD, ULLI S. WATKISS,  
Mayor City Clerk  

(Corporate Seal) 
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City of Toronto By-law No.  ~~-2014 
SCHEDULE "A" 
____________________________________________________________________  

AMENDMENT NO. 242 TO THE OFFICIAL PLAN 
LANDS WITHIN THE SCARBOROUGH CENTRE IN THE YEAR 2013  

________________________________________________________________________  

The Official Plan of the City of Toronto is amended as follows:  

1. Chapter 6, Secondary Plans, Section 5, Scarborough Centre Secondary Plan is amended by 
adding the following subsection to Section 8, Site and Area Specific Policies:  

  

9 The McCowan Precinct Plan   

For the lands shown as 9 on Map 5-1:   

INTRODUCTION:  
The policies of this Precinct Plan are founded upon a "Vision" and "Guiding 
Principles" for the McCowan Precinct that have been developed by the residents, 
interested parties, landowners and workers who live, work and visit the McCowan 
Precinct and its surrounding areas.  The Vision and Guiding principles form the basis 
of this Site & Area Specific Policy (No. 9) for the McCowan Precinct and are to be 
read and implemented in conjunction with the Council adopted "Conceptual Master 
Plan for McCowan Precinct" and the "McCowan Precinct Urban Design Guidelines", 
as amended by Council from time to time.  Site & Area Specific Policy No. 9 
includes policies to enhance and strengthen the designated land use(s) of the 
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Precinct, including the employment base within the Precinct.  Site & Area Specific 
Policy No. 9 also includes implementation policies and strategies, development 
principles and design strategies, guidance on future infrastructure investment; and 
identifies potential public and private improvements to parks, the transportation 
network and community and social services.   

1.0 McCOWAN PRECINCT VISION:   
McCowan Precinct plays an important role within Scarborough Centre and the City 
of Toronto.  The vision for the McCowan Precinct is for a vibrant, mixed use, 
community with urban characteristics that include: a focus of employment and 
housing; destination features for its residents, workers and visitors; a safe and 
pleasant place to live, work and play; pedestrian-friendly streets; transit-oriented 
built form; ease of movement; high quality architecture; great publicly accessible and 
connected parks and public spaces, and high levels of sustainability.  It is intended 
that McCowan Precinct be a community within the Scarborough Centre that enjoys a 
strong relationship and connections with the Centre and the adjacent residential and 
employment communities.   

1.2 GUIDING PRINCIPLES:     

1.2.1 MANAGING CHANGE: Future development of the McCowan Precinct will 
enhance the urban character and employment focus of the Precinct and the 
Scarborough Centre.  Building upon, and in harmony with, the existing residential 
and employment uses within the Precinct, an urban community will be promoted 
through expansion and refinement of the existing street and block network, 
promotion of public spaces, parks and community services and facilities, public art 
and way-finding elements, promoting destination features for the people that live, 
work and visit the area, attention to building architecture, building placement, and 
providing for a gateway feature with elements that serve to announce arrival to the 
area and create a sense of place.  Future residential and employment growth, together 
with public initiatives, will explore opportunities to achieve efficiencies in 
infrastructure servicing and energy use, including the potential for energy 
conservation.  Future development and public initiatives will enhance and expand 
employment and residential opportunities, parks, open spaces, services, programs 
and facilities for the community, and opportunities to live, work and play in the area.   

1.2.2 MOVEMENT: Movement and connectivity are keystones of the McCowan Precinct. 
Movement within, and connectivity between the Precinct and its surrounding 
communities will encompass a variety of modes of transportation and options.  
Development will be transit oriented and take advantage of public transit 
infrastructure.  A Street and Block Plan as set out in the Conceptual Master Plan for 
the Precinct, will be based on a hierarchy of City streets, varying street typologies, 
and designs.  An integrated network of pathways and sidewalks will be employed to 
encourage walking and cycling.  Movement and connectivity will promote transit 
use, walking, cycling and efficient vehicular movement while providing a safe and 
attractive built environment for people to visit, live, and work within the Precinct.    
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1.2.3 BUILDING COMMUNITIES: The McCowan Precinct will develop as a vibrant 
urban community within the Scarborough Centre, closely connected to its adjacent 
communities.  Building upon the existing residential, employment, community, 
services and facilities, and the Precinct's parks, natural areas and public spaces, 
development of the Precinct will be designed to attract new businesses, visitors and 
residents.  New development will provide for a diversity of housing and employment 
in keeping with the goals and objectives of the Scarborough Centre.  New 
development and public initiatives will contribute to the livability and walk-ability of 
the Precinct through public realm improvements, the creation of public spaces, 
attention to the architecture and site design of new buildings and public 
infrastructure, contributions to the provision of community services and facilities and 
public art initiatives, efforts to achieve energy efficiencies and the promotion of 
opportunities to incorporate destination features that appeal to residents, workers and 
visitors of the area.  Residential and employment growth, together with public 
initiatives, will facilitate investment in new social and physical infrastructure to 
create a rich mix of places for people to live, work, and visit.   

2.0 MANAGING CHANGE:    

2.1 Land Use: 

 

McCowan Precinct will develop as vibrant, well designed, mixed use community 
within the Scarborough Centre with a focus on employment uses.  McCowan 
Precinct encompasses residential, employment, and recreational areas.  This mix 
of uses will be enhanced to accommodate additional housing while creating 
additional employment and recreational opportunities within a transit supportive 
environment.  Strategies to attract employment uses, particularly office, to form a 
significant proportion of the land use within the Precinct, will be pursued.  

 

In keeping with the vision of McCowan Precinct as an urban community, new 
development and public initiatives will be expected to incorporate the principles 
of urbanism which include, but are not limited to:    
- smaller development blocks;  
- close intersection spacing;  
- compact urban form;   
- appropriately scaled development;  
- active street edges;  
- a connected parks and public space system; 
- streetscape and public realm improvements; 
- public art; 
- enhanced vehicle, cycling, and pedestrian movement;  
- opportunities to "live, work and visit"; and 
- development and public initiatives that promote sustainability and  

incorporate "green" initiatives.     
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2.2 Street & Block Plan: 

 
The McCowan Precinct "Conceptual Master Plan" will set out a "street and block 
plan" that seeks to create: 
- a finer grid of new public streets to promote development within larger land  

parcels; and  
- a network of public streets, pedestrian and bicycle connections, publically  

accessible lanes and walkways, and parks and public space system.  

 

Development within the McCowan Precinct will be guided by a street and block 
plan as set out in the Conceptual Master Plan and its components adopted by City 
Council    

 

A new network of public streets in the McCowan Precinct will support a balanced 
transportation system that includes walking, cycling, transit and vehicles as viable 
modes of transportation.    

 

As a condition of development approval, new public streets and publically 
accessible vehicular lanes and pedestrian walkways will be secured to provide 
additional and appropriate connections within the Precinct to facilitate and 
enhance vehicular, pedestrian and cyclist movement.    

 

New streets, lanes and walkways will divide existing larger parcels of land into 
more appropriately-sized development parcels that enable buildings to front onto 
public streets and will form an organizing framework for future development 
within the Precinct.  

 

Public streets will be required to be dedicated to the City where appropriate and 
desirable.    

 

Publically accessible lanes and driveways will be provided for both vehicular and 
pedestrian access, where appropriate and desirable.   

 

Publically accessible urban spaces will be encouraged as part of new development 
to enhance the public realm.  

 

The public street network within the McCowan Precinct will form a hierarchy of 
streets consisting of major streets and local streets.  The planned street network 
for the McCowan Precinct is shown on the Conceptual Master Plan adopted by 
City Council.  
   

 

Locations on streets, including street intersections, where high volumes of 
pedestrian activity exist, or are anticipated, will be enhanced through the 
development review process with design features to create a pleasing and safe 
pedestrian/cyclist environment and appropriate, safe and functional vehicular 
movement.  Such design features may include, but are not limited to one or more 
of the following: 
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- enhancement or alteration of existing pedestrian routes; 
- provision of greater sidewalk widths and/or increased landscaped areas, 
- the creation of urban spaces through additional building setbacks; 
- street medians; 
- enhanced streetscape design;  
- way-finding signage; 
- cyclist routes; 
- pedestrian refuge areas within the street right-of-way;  
- enhanced street signalization; and 
- pavement treatment.   

 

New streets will be designed to be successful urban spaces which provide for 
vehicle, pedestrian and, where appropriate, bicycle movement through-out the 
Precinct and into neighbouring areas.  New streets and the rehabilitation of 
existing streets will be designed to incorporate, as deemed appropriate, street 
trees, landscaping, street furniture, sidewalks, cycling facilities, and design 
features such as, but not limited to, decorative concrete, enhanced paving 
materials, pedestrian refuge areas, way-finding signage and lighting.   

2.3 Conceptual Master Plan/Urban Design Guidelines: 

 

Site and Area Specific Policy No. 9, together with the City Council endorsed 
Conceptual Master Plan and Urban Design Guidelines for the McCowan Precinct 
will provide a plan for the future development of McCowan Precinct.  The 
McCowan Precinct Urban Design Guidelines and the Conceptual Master Plan 
provide a visual illustration of the this plan and how the McCowan Precinct will 
develop over time.  

 

The Conceptual Master Plan will include a recommended street and block plan, 
connections network, parks, open space and urban spaces plan, and a pedestrian 
and cycling network.  It is intended to be conceptual.  Specific locations of 
proposed streets, connections, parks, public open spaces, cycling and pedestrian 
routes will be determined as development is reviewed and approved within the 
Precinct.  The Conceptual Master Plan will provide guidance for new 
development and public initiatives.    

2.4 McCowan Precinct Gateway Feature: 

 

The Conceptual Master Plan identifies the McCowan/Bushby/Progress area as a 
"Gateway".  The intent is to recognize the importance of this area as a major 
connection and a "place of arrival" for the McCowan Precinct  through such 
means as: 
- Enhanced Pedestrian Connection(s) 
- Destination Facility/Use 
- Public Space(s)/Gathering Space(s) 
- Public Transit Infrastructure 
- Building Placement 
- Public Art 
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- Signage 
- Landscape Features  

 
The Gateway will function as the main vehicular, pedestrian and cyclist entrance 
to the McCowan Precinct.  

 
To enhance the Gateway function as a connection point between Precincts, the 
Gateway may to incorporate a variety of design features including: 
- pedestrian crossing infrastructure(s) that include clearly defined pedestrian 

routes that may be grade-related or associated with parks, open space and/or 
transit facilities;  

-  greater sidewalk widths and/or increased landscaped areas and/or the creation  
of urban spaces through additional building setbacks; 

- street medians;  
- enhanced streetscape design; 
- landscape features; 
- public art; 
- way-finding signage; 
- pedestrian refuge areas within the street right-of-way; 
- enhanced street signalization; 
- pavement treatment; 
- street furnishings 
- street lighting; and   
- facilities that function as destination elements (eg. transit  

station/facilities).  

2.5 Municipal Servicing & Stormwater Management 

 

Mitigation of the floodplain, and servicing and infrastructure matters and/or 
service upgrades to infrastructure needed to accommodate new development will 
be at the cost of the development proponent.  

 

In its review of development proposals, the City will pursue opportunities to 
implement the Wet Weather Flow Management Guidelines through the use of 
Low Impact Development (LID) stormwater management practices (such as rain 
gardens, infiltration galleries and bio-swales) incorporated into the design of 
streets and public spaces.  LID practices shall be consistent with the TRCA’s Low 
Impact Development Stormwater Management Planning and Design Guide, 2010, 
as amended and the City of Toronto's Green Development Standard Guidelines.  

 

Development will have regard for floodplain constraints within the Precinct, and 
geotechnical matters related to ground water/aquifer conditions.  

 

Development proposed within the floodplain in the Precinct will be required as 
part of the development review process, and in consultation with the City and the 
Toronto and Region Conservation Authority (TRCA), to undertake a study (or 
studies), to analyze, assess and identify options to remove any affected lands from 
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the flood plain or sensitive areas.  Such study may require an assessment of the 
physical works and costs necessary to mitigate any impacts or to remove the lands 
from the flood plain.   

3.0 MOVEMENT:  

3.1 Characteristics of the McCowan Street & Block Plan: 

 

The McCowan Precinct Conceptual Master Plan will promote a finer grid of 
streets and blocks for the McCowan Precinct than currently exists.  Creating 
smaller sized development blocks, where previously large blocks of lands existed, 
through the introduction of a finer grain of public streets: 
- provides access and street frontages to new development; 
- promotes street-related development; 
- creates opportunities for intensification and the potential for new public  

spaces; and  
- encourages a pedestrian oriented and transit supportive environment.  

 

The Conceptual Master Plan will incorporate a street and a block plan for the 
McCowan Precinct that facilitates convenient and safe pedestrian, cycling and 
vehicular movement.  The street and block plan will include:  
- a public street and connections network; 
- a finer grain of streets and development blocks, generally in the range of 0.36  

to 0.7 hectares;  
- intersection spacing of approximately 80 to 150 metres; and  
- where development blocks cannot be sub-divided for size and engineering 

reasons, mid-block and perimeter connections may be considered, where 
appropriate and feasible, provided these connections are publicly accessible.  
Connections may include vehicular lanes, driveways and walkways.  

3.2 Pedestrian Friendly Streets, Walkways, Lanes and Public Spaces: 

 

New public streets and walkways, and publically accessible lanes, driveways and 
walkways are will be designed to encourage and support safe and efficient 
movement of pedestrians, cyclists and vehicles.   

 

The City's Urban Design Guidelines will include design features and elements 
including but not limited to: paving details, street tree selection, landscaping, 
street furnishings, and street lighting, for public streets and private/publically-
accessible lanes and walkways.        

 

The Urban Design Guidelines for the McCowan Precinct will include cross 
section designs for the various typologies of streets within the McCowan Precinct 
to guide the design/rehabilitation of new and existing streets.  
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The design of all streets will provide suitable growing conditions and soil volume 
to allow for large growing street trees, consistent with the City's adopted and 
accepted Urban Forestry practices.  

3.3 Public and Private Streets/Laneways: 

 
Where public streets are not feasible, desirable or appropriate, private streets may 
be considered provided that such private streets are: 
- publically accessible; 
- connect to the public street and block network; 
- designed to "look and act" as public streets; 
- pedestrian oriented; 
- include the qualities and design elements of public streets including but not 

limited to: sidewalks, lighting, high quality pavements and furnishings, 
irrigation, large growing trees and other landscape features and may include 
cycling lanes where appropriate; and 

- designed in such as manner as to invite and promote movement into/through 
the site.  

3.4 Connections: 

 

Site and Area Specific Policy No. 9 for McCowan Precinct, together with the 
McCowan Conceptual Master Plan and Urban Design Guidelines will create a 
network of public streets and publically accessible lanes, driveways and 
pedestrian walkways to connect public and private land uses, including the natural 
areas, open spaces, parks and urban spaces of the McCowan Precinct.  

 

An extension of Bushby Drive to the lands at 705 Progress Avenue (the site of a 
future school and park will be designed as a grand promenade, a visual and 
physical link between the 705 Progress Avenue lands containing the future park 
and school site and the lands associated with the Civic Precinct of the 
Scarborough Centre.   

 

The "Bushby Drive Promenade" from Borough Drive to 705 Progress Avenue,  
will be designed with a generous right-of-way to create a linear green space that 
will act as a key organizing component of the McCowan Precinct, and the larger, 
Scarborough Centre public space system.  

3.5 Cycling Network/Facilities: 

 

The McCowan Precinct will include a bicycle network to promote cycling as a 
transportation option for residents, workers and visitors to the Precinct.   

 

The cycling network will be implemented over time and will serve to enhance the 
Precinct's connectivity to the Scarborough Centre Precincts and the surrounding 
neighbourhoods.   

 

The McCowan Precinct Conceptual Master Plan illustrates opportunities for cycling 
connections that will include a combination of "separated cycle lanes", "marked bike 
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lanes" and "sharrow lanes", as well as bike trails, where appropriate/feasible within 
parks and open space areas.   

 
The cycling network of the McCowan Precinct will be developed and implemented 
consistent with the City's Bicycle Plan/Network.   

 
As part of the development review process, new development and public initiatives 
will provide for cycling facilities as appropriate and feasible.  Such facilities may 
include cycling routes, bicycle storage, signage or improvements/enhancements to 
existing cycling facilities.   

3.6 Signage: 

 

The City will develop and a comprehensive way-finding plan for the McCowan 
Precinct that: 
- improves way-finding for pedestrians vehicles and cyclists moving within and  

around the McCowan Precinct; 
- creates a "Sense of Place" for the McCowan Precinct as a part of the  

Scarborough Centre, by identifying points of interest or significance; and; 
- provides guidelines for integration of signage and way-finding within the 

architecture and siting of existing and new buildings, in harmony with the City 
of Toronto Sign By-law, adopted guidelines and best practices.  

3.7 Area Transportation Improvements: 

 

Area transportation improvements within the McCowan Precinct will be guided 
by the street and block plan as set out in the Conceptual Master Plan as well as 
transportation analysis and studies associated with development applications.  

 

The McCowan Precinct Plan contemplates future changes to the existing public 
street network.  Potential new streets and refinements to the existing network are 
incorporated into the McCowan Precinct Conceptual Master Plan.  The provision 
of new streets and potential refinements to the street network as illustrated on the 
Conceptual Master Plan are preliminary and flexible.  The implementation of the 
street network, the location, alignment and design of new streets and 
improvements to existing streets, will be determined and refined through the 
development review process as development proceeds within the Precinct, 
through any required Environment Assessment process, and/or through City 
review and refinement of its transportation and transit network and facilities.    

 

Public transit infrastructure will form an important component of the McCowan 
Precinct. Development/public initiatives in the vicinity of public transit stations 
will be integrated with public transit infrastructure and connections.      
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4.0 BUILDING COMMUNITIES:  

4.1 Land Use:  

 
Transit supportive development will be required to support the public transit 
infrastructure of the McCowan Precinct.  

 
A variety of building types will be encouraged to provide a diversity of housing 
types.    

 

Residential buildings will provide a mix of unit sizes and bedrooms types to 
respond to the housing needs of residents including seniors and families.    

 

Townhouses are permitted as a "stand-alone" block that forms part of a larger, 
comprehensive development with a mix of building forms, where appropriate.  

 

Employment uses are an important feature of the McCowan Precinct.  
Employment use in the McCowan Precinct will be predominantly office use, 
hotels where, appropriate, community services and recreational facilities and retail 
uses that serve the residents, workers and visitors to the McCowan Precinct and 
adjacent communities.    

 

Major office development will be encouraged within the Precinct especially at 
locations in close proximity to public transit station facilities.      

 

Retail uses will be located at grade within residential, employment and public use 
buildings where appropriate.  Retail may be located above grade, at a second 
storey of a building, provided that a primary, at-grade, street related entrance is 
provided.  

 

Grade-related retail and office uses can provide interest and animation to public 
streets and public spaces.  Not all of the streets and public spaces within the 
McCowan Precinct streets can support, or are appropriate for retail uses. A focus 
of grade-related retail and commercial (office) uses, will be encouraged along: 
Consilium Place; Grangeway Avenue from Bushby Drive to Progress Avenue; 
Bushby Drive between Grangeway Avenue and McCowan Road; Town Centre 
Court (north side) from McCowan Road to Borough Drive and McCowan Road 
from Ellesmere Road to Bushby Drive.  

4.2 Pedestrian Scale:  

 

New development will contribute to the establishment of a network of public 
streets, publically accessible lanes and walkways that are comfortable, safe, 
inviting, and scaled to the pedestrian.    

 

New buildings will be located on sites to create a common setback and build-to 
line with limited interruptions to encourage an interesting, interactive and varied 
pedestrian experience and public realm. 
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Active, publicly-engaging ground floor uses will be provided along streets and 
private laneways and walkways, where appropriate.   

 
To create an active and pleasing pedestrian-scaled environment along streets and 
public spaces, building design features will include such features as: building 
setback, colonnades, building awnings/overhangs, glazing/fenestration, pedestrian 
entrances, and architectural materials to achieve visual interest.       

4.3 Built Form 

 

The scale of development in the Precinct will be appropriate to its location and 
relationship to its surroundings including adjacent neighbourhoods, the public 
realm, parks and open spaces and its proximity to transportation facilities.  

 

Proposed development will respect relevant City urban design guidelines, 
standards and practises including, but not limited to, the City's Tall Buildings 
Guidelines, the Mid-rise Building Guidelines, the Design Guidelines for Buildings 
with Residential Units at Grade, the Urban Design Streetscape Manual, Toronto 
Green Development Standards and the Bird-Friendly Development Guidelines.  

 

High quality of design and architecture will be promoted for all development 
within the McCowan Precinct, including varied architectural treatments and 
materials for multi-phased developments..    

 

Distinctive architecture, which creates signature buildings through the use of high 
quality design and materials and other architectural means, will be incorporated 
into all development within the Precinct.  Taller buildings, especially the tower 
elements, should result in iconic, recognizable buildings in the skyline.     

 

Buildings will be designed, where appropriate and feasible, to create a continuous 
"street-wall", minimizing gaps along the street, except where public open spaces 
are located.     

 

As part of the development review process, new residential development will be 
encouraged to provide pet care facilities.        

4.4 Streetscapes, Laneways and Walkways 

 

Streets, privately accessible laneways and walkways are to contribute to the 
greening of the Precinct and will incorporate features to provide suitable growing 
conditions for trees and soft landscaping.  

 

New development will contribute to the implementation of street improvement 
features to the existing and planned street network such as street furnishings, 
infrastructure improvements including cycling facilities, and landscaping.  Such 
features will be co-ordinated with redevelopment and/or form part of the planned 
street rehabilitation/infrastructure improvements.    
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4.5 Site Organization 

 
New developments, and in particular, the main entrance(s) to the building(s) will 
front onto public streets.    

 
Where appropriate, new development may front onto public parks and open 
spaces, provided the main entrance of the apartment- type building or, in the case 
of townhouse units (either stand-alone or incorporated into the base of an 
apartment building) fronts onto the public park or open space.  

  

Vehicle parking is to be located below grade.  Surface parking is discouraged.  

4.6 Public Open Spaces, Parks & Urban Spaces  

 

An integrated public space network consisting of natural areas, public 
parks/recreational areas, private and public urban spaces will be promoted, 
expanded and enhanced to create a more enjoyable Precinct for residents, workers 
and visitors.  Public open spaces, parks, and privately-owned but publically 
accessible urban spaces will front onto public streets or have direct access from 
the public realm.    

 

The McCowan Urban Design Guidelines and the Conceptual Master Plan will 
identify locational opportunities for parks, open spaces and urban spaces.  
    

 

Where feasible and appropriate, new streets and blocks will incorporate public 
and/or publically accessible urban plazas to provide a series of outdoor spaces for 
public activity and to facilitate locations for public art.  An urban plaza, 
immediately adjacent to the existing/planned McCowan RT Station or the planned 
McCowan Subway/transit facility is one of the key features of the Precinct 
Gateway and will form part of the redevelopment of the transit station/facilities 
and/or development on lands adjacent/in close proximity.   

 

Opportunities to expand the natural area and create parkland adjacent to the East 
Highland Creek valley corridor will be explored and implemented.    

 

The East Highland Creek valley corridor and its adjacent lands will be better 
linked to the Precinct through connections including pedestrian and cycling 
routes.   

 

The linear open space area, along East Highland Creek, south of Corporate Drive, 
to the existing/planned SRT and TTC lands will be expanded by a minimum of 10 
metres from the top-of-bank and where appropriate, by a greater area, to: (a) 
provide additional natural area to enhance and protect the Natural Heritage 
System/natural habitat area; and (b) facilitate an important linkage between 
Hillsborough Park and the Lee Centre Park to, and within, the future school and 
park site at 705 Progress Avenue.  
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The lands at 705 Progress Avenue will be developed as a park and school site.  
The park lands will function as a neighbourhood park, a gathering space for the 
local residents, visitors and workers within the McCowan Precinct.  The park shall 
have frontage on one or more public streets.  The park is to be linked to the 
Scarborough Centre by a well-designed and landscaped public street that will act 
as a visual link between the McCowan Precinct and the Scarborough Centre.   

 

The City will work with the Toronto District School Board (joint owners of the 
lands) to achieve coordinated and optimal shared use of recreational facilities and 
outdoor recreational resources on the 705 Progress Avenue lands.    

4.7 Public Art 

 

The City will initiate a "McCowan Precinct Public Art Plan" as a component of an 
overall "Scarborough Centre Public Art Plan" that provides direction on how and 
where public art is to be conceptualized, planned, commissioned and implemented 
for individual locations or projects.  The Scarborough Centre Public Art Plan will 
articulate public art principles and broad conceptual approaches to the provision 
of public art projects, identify opportunities for the location of public art on both 
public and private lands, and provide guidance to the provision of public art 
through contributions of pooled funds both by small and large development 
projects to contribute to larger public art projects.  

 

The McCowan Urban Design Guidelines and the Conceptual Master Plan will 
identify potential locations for public art including, parks, urban spaces, open 
spaces, public infrastructures and facilities, private lands and the public realm.   
   

 

Owners of development blocks in the McCowan Precinct greater than 0.5ha, will 
be encouraged to prepare a "project/block public art plan" detailing the means by 
which the owner intends to provide public art on the site(s).  

4.8 Community Services and Facilities & Section 37 of the Planning Act 

 

New community services and facilities will be created and existing 
facilities/services expanded/refined to achieve the amount and range adequate to 
serve the current and future growth within the McCowan Precinct.   
    

 

As part of the development review process, the City will assess the need for new 
development to contribute to the provision of community services and facilities.  
Community services and facilities priorities for the McCowan Precinct include, 
but are not limited to: 
- public realm and streetscape improvements; 
- public art; 
- parks, open space and urban spaces;  
- Community Agency Space - Dedicated and accessible community agency 

space for non-profit service agencies to deliver a wide range of 
programs/services for all user groups, in particular, newcomers, youth and 
children; 
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- Child Care - High quality and accessible non-profit licensed child care 
facilities, particularly for infants, toddlers and; and 

- Community Recreation –Additional recreational facilities and/or satellite 
recreation space including a double gymnasium and large flexible multi-
purpose rooms to run programs for all user groups.  

4.9 Community Energy  

 

New development and the re-development of existing buildings within the 
McCowan Precinct will contribute to achieving the City's target for reducing 
energy use and reducing greenhouse gas emissions.  Proponents of new 
development and redevelopment of existing buildings will be guided by the 
Community Energy Plan prepared as part of the McCowan Precinct Plan Study 
(2014) and will work with the City to assess opportunities to contribute to the 
City's energy targets through sustainable development.   

 

Development is encouraged to promote and accommodate renewable energy 
generation and distribution systems to assist in reducing greenhouse emissions, 
off- setting on site energy consumption, and securing a sustainable and stable 
energy distribution and supply.  Energy technologies such as geothermal, 
combined heat and power co-generation, solar thermal heating, solar cooling, heat 
recovery, short- and long-term energy storage, and solar photo-voltaic will be 
encouraged. Building design and site planning to achieve passive solar heating in 
cold weather months will also be encouraged.      

 

Development will be encouraged to incorporate facilities to re-charge electric-
powered vehicles either as a private or common amenity for building occupants or 
on pay-per-use basis for the general public.   

 

The City will encourage alternative energy technologies to power new street 
lighting, traffic signals, and other lighting in the public realm.     

 

As part of the development review process, proponents for new development that 
includes a building or group of buildings with a total gross floor area of 20,000 
square metres or more, will be encouraged to provide an Energy Plan for the 
development that addresses energy conservation, peak demand reduction, 
improved resilience to area-wide power outages (i.e. flood and storm); renewable 
energy, combined heat and power, and district energy systems, as set out in the 
Scarborough Centre Community Energy Plan.    

4.10 Vehicle Parking 

 

The policies of the Scarborough Centre Secondary Plan promote and support the 
use of public transit, walking, and cycling.  A reduced parking supply may be 
considered for developments that are in close proximity to transit facilities, or 
upon review and acceptance by the City, incorporate programs/features such as 
car-share programs that would serve to reduce the dependence on the automobile.  
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2. Map 5-1, Scarborough Centre Secondary Plan, "Urban Structure Plan", is amended to 
show the lands known as "The McCowan Precinct" as Site and Area Specific Policy Area 
No. 9, as shown on the attached Schedule "B".   
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City of Toronto By-law No.  ~~-20~ 
________________________________________________________________________  

Schedule "B" 
Map 5.1   
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Attachment 3: Urban Design Guidelines                   

Provided as a   

Separate Attachment   

at the end of this Report     
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Attachment 4A: Conceptual Master Plan    
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Attachment 4B: Conceptual Master Plan: Cycling Network)  
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Attachment 5:  Community Consultation   

The McCowan Precinct Plan Study was announced in an information report to 
Scarborough Community Council on June 2, 2011.  

Community Consultation Meeting #1 – September 13, 2011 – Introduction to the 
McCowan Precinct Plan Study 

 

A general community meeting to introduce the McCowan Precinct Plan Study, 
and to invite interested parties to join the Community Working Group.  Attendees 
were asked to volunteer what they saw as strengths, opportunities, weaknesses 
and constraints of the Scarborough Centre and McCowan Precinct, to begin 
moving towards guiding principles for the McCowan Precinct Plan.  

Community Working Group Meeting #1 – October 12, 2011 – Economic Snapshot, 
Profile and Land Use Overview 

 

This meeting provided detailed background information on the McCowan 
Precinct, to assist Working Group member in beginning to develop guiding 
principles for the McCowan Precinct Plan Study.  Discussion centred on area 
economic characteristics, a demographic profile of residents and workers and a 
land use overview of the McCowan Precinct and the Scarborough Centre.  

Community Working Group Meeting #2 – November 16, 2011 – Movement 

 

Information on transportation planning, cycling infrastructure and traffic 
operations was provided to assist Working Group members in considering what 
improvements to transportation infrastructure in the Precinct would be desirable.  
Working Group members prepared two concepts identifying priority 
improvements to the vehicular, transit and non-motorized transportation 
infrastructure in the Precinct.  Key improvements included new local road 
connections through existing large blocks in the Precinct, improved off-road trail 
infrastructure potentially along the East Highland Creek, increasing connectivity 
between the Precinct and surrounding areas, and improved visual interest and 
pedestrian services along existing and future streets.  

Community Working Group Meeting #3 – December 14, 2011 – Building 
Communities 

 

Information on Community Services and Facilities, Parks, Public Art, the 
Scarborough Centre Civic Precinct Implementation Plan and Urban Design was 
presented.  Discussion centred on the working group's strong interest to have a 
large community park in the Precinct, as well as other community priorities 
including incorporation of public art into future development within the Precinct.  

Community Working Group Meeting #4 – January 11, 2012 – Managing Change 

 

Presentations on servicing infrastructure, environmental planning and district 
energy in the Scarborough Centre were given by staff.  The Community Working 
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Group also discussed, and endorsed, the vision and guiding principles for the 
study in preparation for the January 21, 2012 Design Charrette.  

McCowan Precinct Plan Design Charrette – January 21, 2012 

 
Approximately 35 local residents, property owners and businesses worked 
cooperatively in groups with City Staff and Councillors DeBaeremaeker and 
Thompson to develop plans for the Precinct's future.  

Community Working Group Meeting #5 – June 27, 2012 – Recap, Street Design & 
Transportation Network Study 

 

This meeting provided a recap of the study progress to date, and previewed the 
findings from the "McCowan Precinct – Street Design and Transportation 
Network Study" prepared by Dutoit Allsopp Hillier Urban Design/Landscape 
Architecture Inc. and ARUP Transportation Consultants.    

Community Working Group Meeting #6 – June 26, 2013 – Preview of Draft Policy 
Initiatives  

 

This meeting summarized the purpose, intent and accomplishments of the 
McCowan Precinct Plan Study to date, and identified the next steps as the study 
progressed toward completion.  Draft policy initiatives were also discussed with 
the working group members, with a request for their feedback.  

Community Consultation Meeting #2 – February 18, 2014 

 

The purpose of this community consultation meeting/open house was to invite 
comments and input from residents, landowners and interested persons of the 
McCowan Precinct and areas, on:  

o the results of the McCowan Precinct Plan Study to date including the 
Street Design & Transportation Network Study; 

o  the policy initiatives and design strategies being proposed for the 
McCowan Precinct;           


