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Pillar Four 
Integrate Land Use & 
Transportation8

The fourth pillar focuses on the relationship between land use and transportation planning. A transportation 
network sets the foundation for how an area will develop. Small development blocks in an urban centre 
encourage higher density mixed-use development that is transit-supportive and walkable, whereas large 
development blocks segregate land uses at lower densities and promote automobile reliance. 
The Scarborough Centre Secondary Plan encourages a “compact, high density, transit-oriented development 
pattern, based upon a high standard of urban design.”  This chapter outlines the benefits of planning 
transportation alongside development, and outlines the existing and proposed land uses and block structure in 
the Centre.

8.1 Benefits
Shaping the City
Land use patterns affect how people are required to travel, where they need to go, 
and the demand for infrastructure. By choosing more compact and integrated built 
forms that provide better connections between destinations, it is possible to reduce 
the number of trips and overall impact on the road network.  
Transportation systems and land uses that are designed for cars typically result in 
an uninviting travel environment for other modal users. Conversely, transportation 
systems and land uses that are designed for people result in places where people 

want to spend time rather than just pass through. Streets that are planned for people instead of cars add to 
the social cohesion of communities by ensuring people interact with one another, and by providing safe public 
spaces that promote cultural expression.   

Supporting Growth
The Official Plan and the Growth Plan for the Greater Golden Horseshoe closely tie 
transportation planning to land use planning by pairing transportation investments 
with high-density strategic areas.  The Growth Plan identifies urban growth centres 
to establish density targets and policies around creating transit-oriented nodes. 
Metrolinx’s The Big Move further establishes a system of mobility hubs, where land 
use development must be integrated around major rapid transit stations. These 
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mobility hubs act as crucial regional destinations and transfer points in the GTHA, and require a combination of 
effective land use planning and transportation planning.  Similarly, Map 2 of the Official Plan identifies growth 
centres based on planned high-order transit.
As new communities are developed and cities are redeveloped, a rethinking of planning is possible. Instead of 
planning for cars, building sustainable urban communities can create compact and connected neighbourhoods 
with overall reduced travel times and congestion. The resulting benefit is the efficient movement of people to 
goods and goods to people. These communities that are well-served by public transit and active modes, and 
that provide a mix of land uses, create better access and subsequently facilitate economic activity.

8.2 Existing Conditions
The existing land use designations in the study area, shown in Figure 8.1, support automobile use through 
separated land uses that result in longer travel distances. The McCowan and Brimley Precincts are primarily 
dominated by large industrial lands, while retail and residential uses are concentrated in the Town Centre 
Commercial and Civic Precincts. In the Official Plan and Scarborough Centre Secondary Plan, it is envisioned 
that the Centre will evolve over time into a mixed-use urban centre.
Figure 8.1: Existing Land Uses and Blocks

 
Overall, there is not a strong relationship between separate uses, which fosters a reliance on the automobile 
to achieve daily trips. However, there are areas in the Centre where land uses interact – particularly in the Civic 
Precinct. The Civic Precinct includes office, residential, and parks and open space uses, and is located directly 
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adjacent to commercial uses in the Town Centre Commercial and McCowan Precincts. Together, these uses 
work to provide a more vibrant environment where people can live, work, and play. Photos of existing land 
uses and their location in the study area are shown in Figure 8.2 and Figure 8.3, respectively.
Figure 8.2: Existing Land Use Photo Locations
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Figure 8.3: Existing Land Use Photos 



8.3 Preferred Block Plan
The layout and design of transit and land use systems (buildings, streets, and open space) can improve the 
integration of transit facilities into the community, creating a more comfortable and vibrant environment for 
pedestrians, cyclists, and transit users. The recommended block plan is shown in Figure 8.4.
The preferred block plan contains the following proposed changes: 

• Appropriately-sized development blocks of 80-120 metres
• Simplified grid network
• Transit-oriented development
• Connections between uses for all modes 
• Connections within and between Precincts

The SCTMP recommends development blocks of 80-120 metres to support mixed-use development, including 
retail, employment, institutional, residential and public spaces. The simplified grid network will increase 
connections to transit for all modes and improve the ability to conduct daily trips using active and sustainable 
modes of transportation.  
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Figure 8.4: Preferred Block Plan
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8.4 Supporting Strategies
8.4.1 Transit-Oriented Development
The layout and design of transit and land use systems (buildings, streets, and open space) can improve the 
integration of transit facilities into the community, creating a more comfortable and vibrant environment for 
pedestrians, cyclists, and transit users. Alongside the development of a simplified grid network and smaller 
blocks, this plan supports mixed-use development, including retail, employment, institutional, residential and 
public spaces to be provided in close proximity to transit to encourage mobile and vibrant communities. A 
number of strategies can be applied to encourage mixed-use and transit-oriented development, including the 
following:

• Locate multiple functions such as a mix of employment, retail and residential uses along transit routes and 
corridors to increase transit destinations and support the viability of the transit network

• Design the street network and transit stops so that all employment and residents are within 200m of a transit 
stop

• Orient new development and redevelopment towards the street
• Incorporate frequent entrances to buildings with active street level uses increase permeability
• Avoid long stretches of blank walls, berms or high fences adjacent to the street
• Support areas with high levels of pedestrian activity through building setbacks and pedestrian amenities
• Coordinate new developments with existing and planned uses to consolidate vehicular access points, minimize 

curb cuts and share servicing
• Locate higher-density buildings close to transit stops or station areas to support a greater mix of uses, higher 

levels of pedestrian activity and transit ridership
• Scale buildings to match their specific context. Transitions in building scale can enable higher-density uses 

close to transit stops/stations while integrating with the scale and character of surrounding communities.
• Encourage lower parking standards near high-order transit
• Integrate retail uses with employment, commercial and residential uses
• Integrate transit facilities and additional street connection within the layout and design of large sites

8.4.2 Complete Streets Policies
The Complete Streets Guidelines (CSG) provide a framework for a network of streets that are transit-supportive 
and designed to accommodate a range of users comfortably and safely. Creating a connected and complete 
street network maximizes the use of the network by limiting bottlenecks, encouraging alternative routes, and 
supporting all users regardless of physical ability or age. Not only does a Complete Streets Framework provide 
travel options for all modes and users, but it aims to integrate the street with adjacent land uses, streetscape 
elements, and the community to provide an attractive environment for all. 
The design objectives for new and modified streets in the SCTMP were developed based upon objectives from 
the CSG. These guidelines identify street types in the city and provide design elements that each street should 
aspire to include. Streets can be a combination of street types and may vary in different segments. The guiding 
CSG street types for key streets in the Centre are shown in Figure 8.5.
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Figure 8.5: Complete Streets Street Types and Applicable Streets in the Centre

Quick Win Project ID
Area-Wide Policy Updates1

Future Conditions

Feasibility

Impacts

Planning-Level Costs

Timing

Next Steps

Opportunities
• City of Toronto Complete Streets Guidelines provide a framework for implementation
• Improvements to the street network can occur with new development (e.g. provision of continuous sidewalks, active 

transportation amenities, public realm improvements, etc.)
• Active transportation and public realm enhancements can be coordinated with street rehabilitation projects
Challenges
• Fragmented improvements with piecemeal development

• Secondary Plan Update
• Detailed design of streets to be 

reconstructed

Funding Sources
• City
• Property Owner/in association with 

development

Natural Environment: Minimal natural heritage impacts
Built Environment: Changes within right-of-way to accommodate improvements (e.g. wider sidewalks, streetscaping) 
Cultural Heritage: Minimal cultural heritage impacts
Property: Potential impact to existing properties through redevelopment

The Scarborough Centre Secondary Plan update will reflect the vision for Scarborough Centre as described in the 
Scarborough Centre on the Move Transportation Master Plan. It is recommended that the Scarborough Centre Secondary 
Plan update adopt the recommended transportation network and layers. Area-wide improvements, such as wide 
continuous sidewalks, public realm enhancements, and cycling facilities on new and constructed streets, will encourage 
the use of active and sustainable modes of transportation and begin to promote a shift away from single-occupant 
vehicle use in the Centre. 

$1 M - $1.5 M

Quick Win
(0 - 2 years)

Toronto Complete Streets Guidelines

27

2.3.2Street Types
Downtown & Centres Main Street

• Provide generous amounts of public 
bicycle parking that should be 
coordinated with bicycle parking 
provided by any adjacent public 
spaces and buildings.

• Support healthy street tree growth 
on streets where sufficient space 
exists to achieve required pedestrian 
clearways and where growing 
conditions can be optimized. Where 
space is constrained, consider 
covered tree pits with Silva Cells and 
adequate soil volumes to ensure 
growth.

• Consider creative ways to optimize 
and manage curb-side space for 
integrating a variety of uses, e.g., 
parklets, on-street bicycle parking, 
loading areas, and accessible vehicle 
boarding.

• Provide appropriately located off-
street parking and access such as 
side streets, parking lots, garages, 
lanes and parking at the back of 
buildings to augment parking supply, 
accommodate loading and minimize 
driveways, curb cuts and conflicts, 
especially where space is constrained 
on the street itself. 

• Work with local Business 
Improvement Areas and 
neighbourhood groups on ways to 
support placemaking, local economic 
development, and neighbourhood 
identity.

• To reduce clutter, consider burying 
overhead utilities if possible or 
coordinate with other infrastructure, 
like sharing hydro and streetcar 
poles, for example.

Toronto Complete Streets Guidelines

25

2.3.1Street Types
Civic Street

DESIGN OBJECTIVES 
• Seek ways to enhance the views, 

connectivity and experiences of 
adjacent civic buildings and public 
spaces like plazas and green space.

• Provide wide sidewalks and 
boulevards to attract and support 
high levels of pedestrian activity and 
special events.

• Provide pedestrian amenities such as 
benches/seating, lighting, and 
wayfinding.

• Provide convenient and attractive 
transit options to access important 
destinations.

• Provide convenient and attractive 
bikeway design options and bicycle 
parking.

• Seek ways to integrate green 
infrastructure, including tree 
plantings and other landscaping 
treatments, to meet environmental 
objectives.

• Use high-quality and distinctive 
materials, furnishings and public art 
to create a sense of character and 
identity, especially for Civic Streets of 
city-wide importance. 

• Consider ways to reduce sidewalk 
obstacles and clutter such as by 
using building setbacks and burying 
overhead utilities.

• Provide appropriately located off-
street parking and access such as 
side streets parking lots, garages, 
lanes and parking at the back of 
buildings to augment parking supply, 
accommodate loading and minimize 
driveways, curb cuts and conflicts 
especially where space is constrained 
on the street itself. Time-of-day 
parking restrictions may be used for 
on-street parking.

Toronto Complete Streets Guidelines
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Toronto Complete Streets Guidelines

39

Street Types
Mixed Use Connector Street

2.3.7

between curb and sidewalk, and 
where applicable, in the frontage 
zone. Mixed Use Connectors typically 
do not have on-street parking. 

DESIGN OBJECTIVES
• Emphasize movement between 

destinations via a variety of modes 
and support commercial activity.

• Provide sidewalks and safe, 
controlled crossings to connect 
destinations and especially to transit 
stops or stations.

• Enhance transit amenities (e.g., 
benches/shelters) and transit 
operations priority where transit 
service is provided. 

• Provide dedicated cycling facilities if 
part of the cycling network.

• Improve safety and visibility at 
intersections and crossings for 
pedestrians and cyclists. 

• Use shared access management to 
reduce the frequency of access 
points and conflicts to help manage 
traffic flow and safety.

• Facilitate the efficient movement of 

larger volumes of motor vehicle 
traffic, especially freight and service 
vehicles.

• Include a wide planting zone, 
especially using frontage zones, to 
support a continuous tree canopy 
and to integrate stormwater control 
measures.

Mixed-Use Connector

Downtown & Centres Main Street Downtown & Centres Residential 
Street

Civic Street

Applicable Streets: Brimley Road, 
Progress Avenue, McCowan Road, 
Borough Drive

Applicable Streets: Borough Drive, 
Borough Approach West

Applicable Streets: Ellesmere Road

Applicable Streets: Corporate Drive, 
Town Centre Court, Omni Drive, 
Grangeway Avenue

Image Source: Toronto Complete Streets Guidelines

8.4.3 Goods Movement Strategy
A survey was conducted to better understand the current and future goods movement needs of industries 
within and surrounding Scarborough Centre. Goods movement plays a vital role in Scarborough Centre 
due to the significant amount of employment in the Centre. Supporting growth is therefore an important 
study principle and the efficient movement of goods and people must be considered in the SCTMP 
recommendations. 
The Goods Movement Survey aimed to gather information about key routes taken, general shipping areas, 
types of vehicles used, and existing constraints on the efficient movement of goods. Figure 8.6 illustrates key 
shipping routes as indicated by survey respondents. Outside of the SCTMP study area, industries to the east 
and west primarily use Kennedy Road and Markham Road, respectively. There is limited movement of goods 
through the core of the Centre, with the exception of local deliveries.
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Figure 8.6: Existing Truck Routes 

Goods Movement Survey
A survey was conducted to better understand the current and future needs of the movement 
of goods for industries within Scarborough Centre. More specifically, the Goods Movement 
Survey aimed to gather information about key routes taken, general shipping areas, types of 
vehicles used, and existing constraints on the efficient movement of goods. 
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Key Findings:
• Brimley Road, McCowan Road and

Markham Road act as key north-south 
truck routes

• Progress Avenue and Borough Drive are
main east-west routes

• Main concern is congestion on Highway
401 on/off ramps and in Scarborough
Centre

What type of vehicle does your firm 
mostly use?
Van or pick-up truck     35%

Transport truck     27%    
Single unit truck     19%    

Dump truck/concrete mixer     11%        

What do you think is the most important issue for the movement of 
goods in the Centre?

The main concerns reported through this survey were congestion on Highway 401 as well as on the ramps to 
and from the highway. Outside of the congestion related to Highway 401, congestion within the Centre was 
also noted to be of concern. The SCTMP aims to remedy this concern by reducing congestion in the Centre 
through a finer grid network, promotion of active and sustainable modes of transportation, street redesign, 
provision of more route options, and transit investment. 
The proposed street network supports the through movement of shipping vehicles on arterial roads, namely 
Brimley Road, Progress Avenue, McCowan Road, Bellamy Road and Ellesmere Road (Figure 8.7), Markham 
Road and Kennedy Road. While it is suggested that heavy vehicles use arterial roads for moving through the 
area, the SCTMP does not recommend any restrictions that prohibit trucks from using the street network to 
conduct local deliveries. 
It is expected that trucks entering the Brimley Precinct from the west will continue to use Kennedy Road and 
Brimley Road, while Markham Road and McCowan Road will serve the McCowan Precinct. Ellesmere Road and 
Progress Avenue will continue to be key east-west truck routes within and to/from the Centre.
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Figure 8.7: Proposed Street Network and Primary Shipping Routes
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