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July 16, 2020		 File No.: 527471-53 

Sent Via E-mail: scc@toronto.ca 

Ms. Carlie Turpin 
Committee Administrator 
Scarborough Community Council 
Scarborough Civic Centre 
3rd Floor, 150 Borough Drive 
Toronto, ON M1P 4N7 

Dear Ms. Turpin: 

Re: Golden Mile Secondary Plan (“GMSP”) 
Statutory Public Meeting, July 17, 2020 (Item SC 16.3) 
1911 and 1921 Eglinton Avenue East 
Samuel Sarick Limited (“Sarick”) 

We are counsel for Sarick with respect to the above noted matter. Kindly ensure that a copy of this letter 
and all attachments are provided to the members of the Scarborough Community Council prior to the July 
17, 2020 meeting. 

Sarick is the owner of the lands municipally known as 1911 and 1921 Eglinton Avenue East (the “Lands”), 
located at the southwest corner of Eglinton Avenue East and Warden Avenue. The Lands are currently 
used for a variety of uses, including the Ontario Court of Justice Criminal Courts, and mixed commercial 
uses. The Eglinton Crosstown LRT (“ECLRT”) is currently under construction along the Lands’ Eglinton 
Avenue frontage, and transit stop locations are proposed for the northeast and northwest corners of the 
Lands (at Warden Avenue and Lebovic Avenue, respectively). 

Sarick has actively participated in the GMSP process, including participation in public meetings, meeting 
with City staff, and filing several written submissions with Staff and Council. The previous written 
submissions filed on behalf of Sarick are attached. Throughout the last year, Sarick has repeatedly raised 
concerns regarding the impact of the proposed GMSP on the Lands. These concerns persist in the most 
recent draft of the GMSP, and include: 

1. General Comments: The level of detail in the GMSP draft is extensive and the policies are unduly
prescriptive. This leaves less flexibility than is appropriate or desirable in a redeveloping area such
as the Golden Mile. The Maps and Policies listed below include a zoning by-law level of detail
which is inappropriate for a secondary plan. If approved, they would necessitate an Official Plan
Amendment for redevelopment within the GMSP Area, and unduly slow down the development
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process. This level of detail should be introduced through zoning by-laws or urban design 
guidelines: 

a.		 Map 45-11 and Policies 7.10 and 7.11, regarding setbacks to certain private roads; 

b.		 Map 45-12 and Policy 7.26, regarding base building heights, which allows for only one 
storey of flexibility between minimum and maximum height. For mid-rise buildings, base 
buildings may be architecturally based (design oriented and not stepped-back), which 
further enforces the prescriptive nature of the draft GMSP; and 

c.		 Map 45-15 and Policies 7.12 to 7.17, regarding active at-grade uses. 

2.		 O’Connor Drive Alignment: The alignment of the proposed extension of O’Connor Drive (the 
“O’Connor Drive Extension”) bisects the Lands and would result in a significant loss in 
employment density, preclude the existing uses from continuing, and cause substantial business 
loss to Sarick. Alternative alignments for the O’Connor Drive Extension which extend beyond the 
GMSP Study Area to the south result in better transportation planning, and produce better 
planning outcomes. The proposed alignment of the O’Connor Drive Extension, bisecting the 
Lands, will substantially restrict the redevelopment potential for the Lands. The expropriation 
required for the extension will come at considerable expense to the City, as the bifurcation of the 
Lands will effectively sterilize the entirety of the Lands from a redevelopment perspective. 

Each of the maps continues to show the O’Connor Drive extension in a fairly prescriptive fashion, 
however a note has been added to the plan which states that: 

Exact locations of streets will be determined through subsequent Environmental Assessment 
study and/or review and approval of development applications or other implementation 
methods deemed appropriate by the City. 

While the inclusion of this note is positive, the maps and policies throughout the GMSP serve to 
solidify the alignment within the GMSP area and do not offer the flexibility necessary to consider 
road alignment options to the south, outside of the GMSP area. We also note that Map 45-8 
requires a 27m right of way for O’Connor Drive, which is a detail that is more appropriately left to 
the EA process to determine. 

3.		 Distribution of Height and Density: The tallest buildings and highest densities should be located 
closest to transit stops, two of which are adjacent to the Lands. However, the Lands are proposed 
to be designated for the shortest buildings and lowest densities in the GMSP. This is compounded 
by the proposed alignment of the O’Connor Drive Extension, which reduces the depth of the Lands 
in the very area where the highest densities should be located. Specifically: 

a.		 Map 45-5 outlines a maximum gross FSI of 2.0 for the Lands. While the Lands are directly 
serviced by two ECLRT stops and have direct frontage and visibility on Eglinton Avenue, 
they have the lowest densities in the GMSP area. The lands west, north and east have 
proposed densities ranging from 2.5 to 3.2 FSI. 
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b.		 Map 45-13 outlines a maximum height for the Lands of 11 storeys, whereas the lands on 
the immediate north side of Eglinton Avenue are permitted up to 30 storeys (with live 
development applications requesting higher). 

Regardless of the land use permitted on the Lands, there is no low-rise residential nearby which 
will be impacted by higher buildings and greater density. The Lands benefit from two higher order 
transit stops, and are within what will likely be designated as a major transit station area. The 
Lands are primed for redevelopment, and should be designated for the highest heights and 
densities permitted in the GMSP. 

4.		 North-South Street bisecting the Lands: Maps 45-7, 45-8, 45-18 and Policies 11.4 to 11.10 
outline a north-south private street that bisects the Lands (with a 20 metre right of way, per Map 
45-8). While a north-south connection may be appropriate, a private connection is achievable. 
This would allow for the flexibility to redevelop the Lands over time and program the connection 
with potential private lay-by parking to facilitate a mix of uses. 

An additional policy should be added to the ‘Street Network’ section to allow for the ‘Conceptual 
Streets’ to be provided as private drives or lanes, provided they can accommodate the 
transportation/pedestrian connections and urban design objectives required by the GMSP.    

5.		 Employment District: The employment area on the south side of Eglinton Avenue does not 
function as a typical business park. It includes many retail uses and power centres. The lands 
fronting on Eglinton Avenue include a flea market, restaurants, retail, office uses, and the Ontario 
Court of Justice. In anticipation of the currently under-construction ECLRT, these lands should be 
opened up for a mix of uses, including residential and commercial uses. The shift to mixed-use 
along Eglinton Avenue could facilitate redevelopment of the lands further south to more viable 
employment uses that can relate more closely to mixed use and proposed transit stops. This 
would facilitate uses with higher employment density on the Lands, as opposed to the current 
power centre use. 

There are proposed policies within the GMSP which speak to individual sites providing 10% of 
floor area for non-residential uses. Without commenting specifically on the 10% number, the 
general idea that non-residential uses should be equitably spread throughout the GMSP is 
appropriate. However, if the Lands are forced to remain designated for employment uses, it is 
unlikely that any significant density will be proposed and a key site will remain with the existing 
uses or some other low-rise form of employment or industrial use. This would be contrary to 
Provincial and City policies related to transit station areas. A mix of uses would allow for the target 
employment density for the Lands to be actually realized, whereas the proposed Employment 
District designation prevents the Lands from being feasibly redeveloped in a manner that would 
meet these targets. 

6.		 Structure/Districts/Character Areas: Policy 3.1 of the GMSP outlines the overall structure for 
the area that will “serve as the foundation for the comprehensive planning framework” of the plan.  
The five transit nodes, including ECLRT stops, are one of these structural elements. 
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The following two Policies (3.2 and 3.3) then effectively sever this structural element into rigid use 
categories (employment on the south side of Eglinton Avenue, and mixed use on the north). This 
conflicts with the stated structure of the GMSP to build around transit nodes. 

7.		 Employment Park Location: Most of the maps and Policy 6.21 outline a ‘conceptual park 
location’ on the Lands, identified as the ‘employment park’. The need for this park is not clearly 
described, except that it is to serve the employees of the area. However, the employment area is 
much larger than the frontage on Eglinton Avenue (it extends far to the south and east). This park 
would be more appropriately located outside of the GMSP area, and certainly not along the transit 
corridor, as shown. 

8.		 Parking: The policies of Sections 7.21 regarding surface parking and above grade parking are 
overly restrictive (especially for employment uses). Parking is restricted along Eglinton Avenue, 
on north south roads, and is limited along other streets. It would be difficult, if not impossible, to 
comply with the proposed parking requirements on the Lands. To do so, above ground parking 
structures for non-residential uses may be necessary. However, the requirement to wrap all 
parking floors with commercial uses will likely not be feasible. Other urban design options are 
necessary in order to facilitate the redevelopment of the GMSP area, as contemplated in the plan. 

We reiterate our request that Scarborough Community Council consider the above recommendations and 
proposed modifications, and revise the GMSP accordingly. 

Kindly ensure that we are provided with notice of any upcoming Council or Committee meetings regarding 
the GMSP, and any decisions of Council in relation to this matter. 

Yours truly, 
Dentons Canada LLP 

Katarzyna Sliwa 
Partner 

KS/ak 

Copy: All Members of Scarborough Community Council 
Mr. Nick Pileggi, Macaulay Shiomi Howson Ltd. 
Client 
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June 18, 2020		 File No.: 527471-53 

Sent via E-mail: scc@toronto.ca 

Ms. Carlie Turpin 
Committee Administrator 
Scarborough Community Council 
Scarborough Civic Centre 
3rd Floor, 150 Borough Drive 
Toronto, ON M1P 4N7 

Dear Ms. Turpin: 

Re: Golden Mile Secondary Plan (“GMSP”) 
Item SC15.1 – June 19, 2020 Scarborough Community Council Meeting 
Samuel Sarick Limited (“Sarick”) 

We are counsel for Sarick with respect to the above noted matter. Kindly ensure that a copy of this letter 
and all attachments is provided to all members of the Scarborough Community Council prior to the June 
19, 2020 Community Council Meeting. 

Sarick is the owner of the lands municipally known as 1911 and 1921 Eglinton Avenue East (the “Lands”). 
The Lands are located at the southwest corner of Eglinton Avenue East and Warden Avenue, within the 
GMSP Study Area. The Lands are currently used for a variety of uses, including the Ontario Court of Justice 
Criminal Courts, and mixed commercial uses. 

The Eglinton Crosstown LRT is currently under construction along the Lands’ Eglinton Avenue East 
frontage, and transit stop locations are proposed for the northeast and northwest corners of the Lands (at 
Warden Avenue and Lebovic Avenue, respectively). 

Sarick has been actively involved in the GMSP process, including participating in public meetings, 
participating in a meeting with City Staff, and filing three written submissions with Staff and Council. 
Throughout this process, Sarick’s concerns with the draft GMSP Policies were repeatedly brought to the 
attention of the City, together with recommendations to remedy them. These concerns include: 

1.		 The alignment of the proposed extension of O’Connor Drive (the “O’Connor Drive Extension”). The 
proposed alignment bisects the Lands and would result in a significant loss in employment density, 
preclude the existing uses from continuing, and cause substantial business loss to Sarick. 
Alternative alignments of the O’Connor Drive Extension which extend beyond the GMSP Study 
Area result in better transportation planning, and produce better planning outcomes. The proposed 
alignment of the O’Connor Drive Extension, bisecting the Lands, will substantially restrict the 
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redevelopment potential for the Lands. The expropriation required for the extension will come at 
considerable expense to the City, as the bifurcation of the Lands will effectively sterilize the entirety 
of the Lands from a redevelopment perspective. 

2.		 The distribution of height and density throughout the GMSP Area. The tallest buildings and highest 
densities should be located closest to transit stops, two of which are adjacent to the Lands. 
However, the Lands are proposed to be designated for the shortest buildings and lowest densities 
in the GMSP Study Area. This is compounded by the proposed alignment of the O’Connor Drive 
Extension, which reduces the depth of the Lands in the very area where the highest densities 
should be located. 

3.		 The ‘Employment District’ on the south side of Eglinton Avenue. The employment area on the south 
side of Eglinton Avenue does not function as a typical business park. It includes many retail uses 
and power centres. The lands fronting on Eglinton Avenue include a flea market, restaurants, retail, 
office uses, and the Ontario Court of Justice. In anticipation of the currently under-construction 
Eglinton Crosstown LRT, these lands should be opened up for a mix of uses, including residential 
and commercial uses. The shift to mixed-use along Eglinton Avenue could facilitate redevelopment 
of the lands further south to more viable employment uses that can relate more closely to mixed 
use and proposed transit stops. 

We reviewed the revised GMSP Policies with our client and consultants. Our client is frustrated to see that 
the issues have not been addressed. Our client’s concerns continue to be ignored. 

We reiterate the planning merits of the recommendations Sarick has made to date, as detailed in the 
attached letters. We again request that Staff and Scarborough Community Council seriously consider these 
recommendations, and revise the GMSP Policies accordingly. With the current economic environment, this 
is not the time for moving forward with policy that ignores the meaningful considerations made by 
stakeholders and creates obstruction to business. 

Yours truly, 
Dentons Canada LLP 

Katarzyna Sliwa 
Partner 

KS/ak 

Enclosures 
Copy:		 All Members of Scarborough Community Council 

Ms. Emily Caldwell, Senior Planner, Community Planning, Scarborough District 
Mr. Nick Pileggi, Macaulay Shiomi Howson Ltd. 
Client 
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June 24, 2019 
 
Attn:  Emily Caldwell, Project Lead and Planner, Planning Department 
 
Re:  Golden Mile Secondary Plan Study 

Comments on Emerging Development Alternatives  
Comments on O’Connor Drive Re-Alignment  

 1911/1921 Eglinton Avenue East (subject property) 
  Southwest corner of Eglinton Ave. East and Warden Avenue 
  Samuel Sarick Ltd. 
   
Dear Ms. Caldwell, 
 
Macaulay Shiomi Howson Ltd. (MSH) are the planning consultants for Samuel Sarick 
Ltd., owners of the subject property, which is located at the southwest corner of 
Eglinton Avenue East and Warden Avenue. The property is located within an active 
urban environment comprised of largely commercial and industrial buildings.  The 
subject lands are currently home to two large floorplate buildings of 1-2 storeys and 
are used for commercial, retail, restaurant, flea market and Provincial Court uses. 
 
The Eglinton Crosstown LRT is under construction along the frontage of the subject 
lands and transit stop locations are proposed at Warden Ave. and Hakimi 
Ave./Lebovic Ave. which are both adjacent to the subject lands. 
 
Figure 1 – Location/Context Map 
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Official Plan 
The subject lands are designated Employment by the City of Toronto Official Plan.  
Eglinton Avenue is a higher order transit corridor (Map 4).  The subject lands are 
also outlined in the Site and Area Specific Policies (#129), which permits retail and 
service uses, including stand-alone retail stores and power centres. 
 
Samuel Sarick Ltd. has an active appeal of OPA 231, which includes policies and 
mapping related to employment lands. 
 
Golden Mile Secondary Plan Study 
In 2017, the City of Toronto initiated a Secondary Plan Study for the Golden Mile 
area (generally lands on both sides of Eglinton Avenue East, from Victoria Park 
Boulevard to Birchmount Road). Several public meetings and input opportunities 
have been held through 2017 and 2018.   
 
In June 2018, at Community Consultation Meeting #3, three alternative development 
options were proposed by the City and its consultant (SVN Architects and Planners). 
Further, in October 2018, a presentation was made to the City Design Review Panel, 
which included a recommended alternative. 
 
The subject lands are outlined as being within the Employment District on all three 
alternatives.  The Employment District includes a thin stretch along the south side of 
Eglinton Ave., which is intended for preserved and enhanced employment uses of 
up to 11 storeys. 
 
Alternatives 1 (mid-rise Eglinton) and 2 (three gateways) largely treat the subject 
lands similarly, with proposed mid-rise buildings, while taller and more dense 
development is proposed along north-south roads or in gateways (the central 
gateway is north of the site).   
 
Alternative 3 (transit nodes and central hub), shows tall buildings on the subject 
lands, closest to the main intersections at Eglinton Ave. (Warden and Lebovic). 
 
Planning Discussion/Analysis 
Following are comments to the City and consulting team, from Samuel Sarick Ltd. in 
regard to the three alternatives along with recommendations: 
 
1) Review the function of the current “Employment Area” and proposed 

“Employment District”; 
 
Currently, the employment area on the south side of Eglinton Ave. does not function 
as a typical business park (i.e. one which would normally include only industrial, 
manufacturing or office uses).  The area includes many retail uses and power 
centres. 
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The employment lands fronting on Eglinton Ave., more specifically, including the 
subject lands, are not true employment uses.  The subject lands include a flea 
market, restaurants, retail, office and Provincial Court uses. 

 
From this perspective, it is our opinion that this is not an employment area that should 
be maintained and enhanced. A hard line has been drawn between 
residential/mixed-use and employment uses in an area where, thanks to the higher 
order transit line now under construction, should be ‘opened up’ for a mix of uses, 
including residential and commercial. 

 
This shift from retail employment along Eglinton to mixed use, may serve as a 
catalyst for redevelopment of the lands further south, to more viable employment 
uses that can relate more closely to the mixed use and transit stops. 

 
2) Review the appropriate location for height and density; 

 
While Alternatives 1 and 2 include high density development within a 400 metre walk 
of higher order transit stations, most of the height and density is actually located 
away from the transit stops. In our opinion, Alternative 3 best exemplifies the intent 
of planning for transit. 

 
The tallest buildings and the highest densities should be located closest to the transit 
stops. Typically, this includes a gradation of density, away from major transit 
stations.  In the case of the Golden Mile, this may be part of the scenario that includes 
other important hubs and gateways that can also accommodate substantial density.   

 
The transit station areas should include the tallest heights and highest densities. 
This means that Alternative 3 is the best and most transit supportive plan of the 
three.   

 
3) Determine the role that transit node sites should play in the future planning of the 

area; 
 
In our view, it is not appropriate to draw a hard line between employment and mixed 
use along a major arterial road (Eglinton Ave.), especially on a site that immediately 
abuts two major transit stations.  In our view, this is not the best way to take 
advantage of significant transit investment. 

 
Similarly, it is not appropriate to expect all employment uses to be located on certain 
lands and not on others (i.e. within residential neighbourhoods) along a corridor that 
includes several transit nodes. In our view, a mixing of uses within and among 
developments will provide for more equitable distribution of uses and support for 
transit. 

 
As noted above, transit node sites should incorporate significant heights and 
densities, while allowing for a variety of uses. 
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O’Connor Drive – Proposed Re-alignment 
On June 3, 2019, representatives for the Owner attended an Open House hosted by 
the City of Toronto, related to the Golden Mile Secondary Plan Study, but specifically 
related to transportation matters. 
 
At the meeting, a ‘preferred’ O’Connor Drive reconfiguration and extension was 
proposed by staff and the consulting team. Figure 2, illustrates the proposed re-
alignment. 
 
Figure 2 – Proposed O’Connor Drive Re-alignment 

 
 
Specifically, as it relates to the subject lands, the proposed reconfiguration has the 
proposed road curving in a northeast direction as it nears Warden Avenue.  This 
proposed alignment has the effect of reducing the depth of the subject lands, in the 
very area where the highest densities should be located (i.e. closest to the major 
transit station at Englinton Ave. and Warden Ave.). 
 
It is our opinion that this re-alignment is not supportable for the subject lands and for 
the Secondary Plan Area as a whole, as it does not support a transit friendly 
development pattern. This re-alignment, along with the north/south road proposed 
through the subject lands, has a negative impact on the usability of the corner land 
parcel, which, as noted, should be the lands that are most dense and supportive of 
transit use.  
 
 
 
 



  

 

land use planning consultants 

5 

 
 

Recommendations 
The Golden Mile Secondary Plan Study presents a unique opportunity, within the 
City of Toronto, to re-imagine an outdated, suburban and motor vehicle reliant 
development area into a new transit-based community with a mix of uses. 
 
The proposed O’Connor Road re-alignment also presents opportunities to correct 
and improve the road system in the area to support new and intensified 
development. 
 
With regard to the Study, the proposed road re-alignment and the subject lands, we 
would recommend the following to the Secondary Plan team: 
 
1) Remove the proposed “Employment District” designation and replace it with a 

more flexible mixed-use designation; 
2) Endorse Alternative 3 as the ‘preferred alternative’ and continue to refine the plan 

for lands closest to Major Transit Stations, along with other potential hubs and 
gateways, to ensure that they include the tallest heights and highest densities 
along the corridor. 

3) Be ‘permissive’ rather than ‘prescriptive’ as it relates to employment uses 
throughout the Secondary Plan Study Area, so that an equitable distribution of 
employment uses can occur, along the transit corridor. 

4) Reconsider the proposed O’Connor Road re-alignment, especially as it is 
currently proposed to intersect with Warden Ave. The re-alignment, along with 
the proposed road network has a negative impact on the achievement of the 
overall goals and objectives of the Secondary Plan Study, in relation to transit 
friendly and supportive development in major transit station areas. 

 
Thank you for providing this opportunity to review and comment.  As the landowner 
of a significant property within the Secondary Plan Study area, we have made a 
request to meet with staff and the consulting team to review our concerns and begin 
to work toward a resolution. Please advise when we can meet to discuss these and 
other matters in more detail. 
 
Should you have any questions regarding the information contained herein, please 
contact me directly, thank you. 

 
Sincerely, 

 
MACAULAY SHIOMI HOWSON LTD. 

 

Nick Pileggi 

 
Nick Pileggi, MCIP, RPP 
Associate Principal 

 
 




