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Abstract	
Convenience	centres	are	a	prominent	retail	form	in	the	suburban	communities	of	Toronto.	

Built	to	satisfy	the	goods	and	service	needs	of	the	people	who	inhabit	the	suburbs,	

convenience	centres	were	first	built	in	the	post-war	era,	and	consist	of	one-story	retail	

units	connected	by	a	shared	canopy.	They	have	one	or	more	rows	of	parking	adjacent	to	the	

street	and	are	designed	to	create	a	convenient	experience	for	drivers.	Convenience	centres	

in	Toronto	typically	occupy	real	estate	along	the	Avenues	and	major	arterial	roads:	areas	

designated	in	the	City	of	Toronto	Official	plan	to	support	future	intensification,	density,	and	

housing.	Therefore,	the	research	in	this	project	describes	a	set	of	recommendations	in	the	

form	of	a	framework	for	redevelopment	of	convenience	centres.	It	also	outlines	a	case	

study	for	a	site	in	Scarborough,	Ontario,	in	which	this	framework	was	applied.		

Key	words:	retail;	strip	plaza;	convenience	centre;	suburbs;	redevelopment;	Toronto;	
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1.0	Purpose	

The	intent	of	this	project	is	to	describe	the	development	of	retail	spaces	in	the	

suburban	communities	of	Toronto,	specifically	the	class	of	shopping	centre	called	the	

“convenience	centre”.	The	case	will	be	made	for	the	transformation	of	the	convenience	

centre,	and	the	reasons	why	these	sites	have	the	potential	to	have	a	higher	and	better	use	

in	an	evolving	suburban	context.		

A	framework	will	be	presented	to	solve	the	problem	of	underutilized	sites	currently	

occupied	by	convenience	centres.	Sites	ideal	for	redevelopment	will	share	common	

characteristics,	detailed	in	this	project.	A	accompanying	series	of	recommendations	will	be	

outlined,	creating	a	useful	guide	for	developers,	property	owners,	and	city	planners	to	

assess	the	lifespan	of	a	convenience	centre	in	the	Greater	Toronto	Area.	

The	proposed	redevelopment	framework	will	be	applied	to	an	actual	site,	in	the	

Case	Study	section	of	this	project.	A	full	concept	plan	will	be	outlined,	describing	the	

current	state	of	the	site,	the	opportunities	and	constraints	of	the	site,	a	new	concept	for	the	

site,	and	the	planning	rationale.	
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2.0	Problem	

2.1	Definition	and	characteristics	of	convenience	centres	

Suburbanization	in	Canada	is	a	well-known	story.	Since	the	beginning	of	the	20th	

century,	families	have	moved	from	inner	city	neighbourhoods	to	the	outskirts	of	major	

cities	in	search	of	a	different	life	which	may	have	included	more	affordable	housing,	larger	

homes,	larger	lot	sizes	and	new	communities.	

Much,	if	not	all,	of	Canada	experienced	a	housing	boom	in	the	years	after	World	War	

Two	changing	the	labor	market	and	urban	landscape.	Returning	veterans	and	their	families	

needed	homes	and	much	of	the	development	that	was	put	on	hold	to	focus	on	war	efforts	

was	channeled	into	building	new	communities	in	or	around	large	Canadian	cities.	Life	in	

the	suburbs	developed	through	the	early	half	of	the	1900s.	By	the	1950s,	not	only	were	

new	neighborhoods	of	homes	being	developed	but	also	new	community	spaces	such	as	

schools	and	churches	and	the	need	for	places	for	suburbanites	to	shop	and	access	services	

were	recognized.		

New	types	of	retail	came	out	of	the	suburban	development	in	much	of	Canada	

particularly	the	Greater	Toronto	Area.	Table	1,	from	the	International	Council	of	Shopping	

Centres,	shows	a	hierarchy	of	traditional	shopping	centres1.		

For	a	shopping	centre	to	be	considered	a	convenience	centre,	it	must	have	the	following	

qualities	(ICSC,	2010):	

• Open	air	centre	between	10,000	and	39,999	square	feet	(gross	leasable	area)

• Provides	a	narrow	mix	of	goods	and	personal	services	to	a	very	limited	trade	area,

including	walk-in	traffic

1 International Council of Shopping Centres (ICSC) (2000) A Brief History of Shopping Centres, ICSC News. 
http://icsc.org/srch/about/impactofshoppingcentres/briefhistory.html 
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• Linear	configuration	with	an	attached	row	of	stores	or	service	outlets	owned	and

managed	as	a	coherent	retail	unit

• On-site	parking	usually	located	in	front	of	the	stores

• Open	canopies	may	connect	the	storefronts,	but	a	convenience	centre	does	not	have

enclosed	walkways	linking	the	stores

• Primary	trade	area—or	the	area	from	which	60-80%	of	the	centre’s	sales

originate—is	generally	up	to	two	kilometers

• Generally	single	title	ownership

This	project	will	focus	on	the	origin	of	the	convenience	centre,	and	some	of	the	factors	that	

contributed	to	the	decline	in	viability	of	these	sites.		
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2.2	Origin	of	the	convenience	centre	

Early	convenience	centres	were	part	of	the	larger	urban	form	called	the	

“commercial	strip”.	Commercial	strips	outside	of	the	downtown	of	major	cities	can	be	dated	

to	the	late-nineteenth-century.	“Strip	malls”	(or	convenience	centres)	began	to	appear	in	

the	1930s	and	1940s2.	The	strip	mall	was	“a	row	of	shops,	often	with	a	single	canopy,	

providing	space	for	‘pull-in’	parking	directly	off	the	street”3.	

The	amount	of	parking	has	grown	over	time	now	accounting	for	80%	of	the	lot4.	

Both	the	larger	category	of	commercial	strips	and	the	smaller	“strip	malls”	were	actively	

competing	with	downtowns	and	often	“included	a	post	office,	bank,	church	or	other	social	

amenities”5.		

Initially,	many	suburban	commercial	strip	malls	and	plazas	were	coined	“taxpayer	

strips”,	because	the	“cheap,	flimsy	one-storey	structures”	were	built	along	the	arterial	

roadways	leading	away	from	downtown	were	designed	to	“produce	enough	revenue	to	pay	

the	taxes	and	hold	the	property	for	more	intense	development	in	the	future”6.	Thus,	

“taxpayer	strips”	demanded	lower	rents	than	downtown	yet	large	populations	of	

customers	lived	nearby.	

2 Dunham-Jones, E and Williamson, J. (2009). Retrofitting suburbia: urban design solutions for redesigning suburbs. 
Hoboken: John Wiley & Sons, Inc. 

3 Dunham-Jones, E and Williamson, J. (2009). Retrofitting suburbia: urban design solutions for redesigning suburbs. 
Hoboken: John Wiley & Sons, Inc. 
4 Dunham-Jones, E and Williamson, J. (2009). Retrofitting suburbia: urban design solutions for redesigning suburbs. 
Hoboken: John Wiley & Sons, Inc. 
5 Dunham-Jones, E and Williamson, J. (2009). Retrofitting suburbia: urban design solutions for redesigning suburbs. 
Hoboken: John Wiley & Sons, Inc. 
6 Loukaitou-Sideris, A. (1997) Inner-City Commercial Strips: Evolution, Decay: Retrofit? The Town Planning 

Review 68 (1), 1-29. 
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2.3	Factors	contributing	to	the	decline	of	convenience	centres	
It	is	evident	that	convenience	centres	were	built	to	compliment	residential	

expansion	into	the	outskirts	of	urban	centres.	It	is	also	well-recognized	that	suburban	

communities	have	undergone	many	changes	and	certain	development	types	that	were	once	

profitable	and	useful	have	lost	their	appeal.	The	complexities	of	the	changing	viability	of	

these	uses	is	not	within	the	scope	of	this	project	but	it	is	imperative	to	understand	that	

there	are	specific	factors	contributing	to	the	decline	of	convenience	centres:	

(1) Vacant	space:	Retail	space	in	the	suburbs	in	general	was	“growing	five	to	six

times	faster	than	retail	sales”,	and	since	the	recession	in	the	United	States

and	Canada	in	2009,	it	has	been	proven	that	there	is	too	much	retail	space,

leading	to	vacancies	in	retail	strips	and	convenience	centres7.

(2) Rise	of	the	“big	box”:	Large-format	retail	in	Canada,	sparked	by	the

implementation	of	free	trade	agreements	in	the	late	1980s	and	early	1990s,

the	decline	of	the	value	of	the	Canadian	dollar	from	1992-2004,and	the	trend

towards	the	development	of	auto	accessible	locations	on	inexpensive

farmland,	led	to	the	development	of	“big	box”	stores	that	allowed	consumers

a	one-stop-shop	experience8.

(3) Increased	in	e-commerce:	Canadians	are	spending	more	online,	and	are

preferring	to	shop	at	e-commerce	sites,	compared	to	small	businesses9.	This

may	affect	the	viability	of	small	businesses	in	bricks-and-mortar	locations

such	as	convenience	centres.

7 McMahon, E. (2011) “The Future of the Strip?” Urban Land Magazine. Retrieved from: 
https://urbanland.uli.org/economy-markets-trends/the-future-of-the-strip/. 
8 Buliung, R. and Hernandez, T. (2009) Places to Shop and Places to Grow: Power retail, consumer travel 
behaviour and urban growth management in the Greater Toronto Area. Neptis Foundation. 
9 Canadian Internet Registration Authority (2016). “The State of E-Commerce in Canada – CIRA Internet 

Factbook.” Retrieved from: https://cira.ca/sites/default/files/public/Ecommerce-Factbook-March-2016.pdf 
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(4) Lack	of	connectivity:	“Increasingly,	retail	development	is	reconnecting	with

the	larger	community	around	it,	becoming	integrated	into	a	total	destination

where	people	can	participate	even	when	they	are	not	shopping10.”	By

reimagining	the	economically	and	functionally	blighted	convenience	centres

of	today	as	new	community	spaces	that	are	not	only	retail	destinations	but

also	places	to	live	and	gather,	the	full	potential	of	these	small	but	well-

located	parcels	can	be	fulfilled.

(5) Market	demographics:	The	population	of	the	suburbs	is	aging,	with	baby

boomers	and	their	children	aging	in	place	in	the	homes	they	purchased	in	the

1950s,	60s	and	70s,	while	at	the	same	time,	younger	people	are	remaining

single	longer	or	may	choose	single	parenthood.	Immigration	continues	to

drive	changes	in	the	suburbs,	resulting	in	a	more	“cosmopolitan

expectation”11.	“In	response	to	this	demographic	change,	retailing	can	be

expected	to	take	on	a	new	face	in	place	of	the	freestanding	retail	strips	that

were	designed	for	a	different	time	and	for	a	different	consumer”12.

(6) Opportunity	for	mixed-use:	A	mixed-use	centre	“with	street	life,	outdoor

dining	and	places	to	hang	out,	walk	and	window-shop	are	much	more	likely

to	get	the	affection	and	the	dollars	of	young	shoppers	than	auto-dependent

strip”13.	Mixed-use	sites	can	also	help	to	achieve:	(a)	an	urban	environment

that	can	be	active	at	all	hours	of	the	day;	(b)	a	range	of	housing	options;	(c)

increased	housing	affordability	and;	(d)	less	car	dependency14.

(7) Remain	in-step	with	policy:	The	Growth	Plan	for	the	Greater	Golden

Horseshoe	is	a	vision	statement	for	growth	and	development	in	Ontario.	It

puts	emphasis	on	“creating	complete	communities,	which	accommodate	both

10 Beyard, M. and Pawlukiewicz, M. (2001). Ten Principles for Reinventing America’s Suburban Strips. Urban Land 
Institute.  
11 Beyard, M. and Pawlukiewicz, M. (2001). Ten Principles for Reinventing America’s Suburban Strips. Urban 
Land Institute. 
12 Beyard, M. and Pawlukiewicz, M. (2001). Ten Principles for Reinventing America’s Suburban Strips. Urban 
Land Institute. 
13 McMahon, E. (2011) “The Future of the Strip?” Urban Land Magazine. Retrieved from: 
https://urbanland.uli.org/economy-markets-trends/the-future-of-the-strip/. 
14 Grant, J. (2002). Mixed Use in Theory and Practice: Canadian Experience with Implementing a Planning 

Principle. APA Journal, 68(1). 
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residents	and	jobs”15.	Complete	communities	should	develop,	the	policy	

states,	with	“a	diverse	mix	of	land	uses,	a	range	and	mix	of	employment	and	

housing	types,	high	quality	public	open	space	and	easy	to	access	local	stores	

and	services”16.	This	could	be	achieved	by	converting	convenience	centres	

into	mixed-use	parcels.	

(8) Loss	of	market	viability:	convenience	centres,	as	mentioned	above,	were

typically	built	between	1950	and	1980,	and	as	such	will	require	maintenance

and	updates	to	the	building	and	parking	lots.	When	referencing	the	cost	of

updating	these	buildings,	is	it	becoming	financially	feasible	to	explore

redevelopment	opportunities.

2.4	Highest	and	best	use	in	the	suburbs	
It	is	important,	for	the	purposes	of	this	project,	to	define	what	the	“highest	and	best	

use”	is	in	the	context	of	suburban	Toronto.	

Several	factors	contribute	to	an	analysis	of	highest	and	best	use:	(1)	legally	feasible,	

(2) physically	possible,	(3)	financially	feasible	and	(4)	most	profitable.

When	analysing	the	legally	permissible	possibilities	of	a	site,	it	is	important	to	

consider	policy	intension,	zoning,	and	surrounding	uses.	For	example,	in	the	suburbs	of	

Toronto,	the	intent	is	that	density	be	concentrated	to	the	Avenues,	therefore	the	highest	

and	best	use	of	a	site	on	an	Avenue	would	be	to	build	at	higher	density.	Other	aspects	of	

policy	will	dictate	highest	and	best	use,	including	zoning	by-laws	such	as:	lot	area	coverage,	

height	maximums	and	permitted	uses.	

15 Government of Ontario (2017) Growth Plan for the Greater Golden Horseshoe. 
http://placestogrow.ca/images/pdfs/ggh2017/en/growth%20plan%20%282017%29 .pdf 

16 Government of Ontario (2017) Growth Plan for the Greater Golden Horseshoe. 
http://placestogrow.ca/images/pdfs/ggh2017/en/growth%20plan%20%282017%29 .pdf 
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When	analysing	what	is	physically	possible	on	a	site,	the	shape,	size,	topography	and	

accessibility	are	taken	into	account.	Sites	that	are	well	connected	by	transit	and	roadways	

will	be	able	to	support	higher	density	and	height	than	sites	that	are	less	accessible.	

Financial	feasibility	of	a	site	when	assessing	highest	and	best	use	is	the	type	of	

development	that	is	most	appropriate	for	the	market.	For	example,	in	the	suburbs	of	

Toronto	it	has	been	most	financially	feasible	to	develop	single-family	homes	because	they	

are	historically	most	at	demand	in	the	market.		

Finally,	the	element	of	what	is	most	profitable	on	the	site	is	an	analysis	of	the	cost	of	

development	compared	to	the	expected	income	of	the	property.	This	will	be	dictated	by	

land	costs,	development	costs,	operating	costs,	and	rents	in	the	area	(both	commercial	and	

residential).	Profit	can	be	calculated	as	a	return	on	equity	(ROE)	and	a	rate	of	return	(ROR).	

With	the	above	factors	considered,	the	highest	and	best	use	for	convenience	centre	

sites	in	the	suburbs	of	Toronto	will	involve	the	following:	mixed-use	buildings	on	sites	

located	on	major	arterial	roadways,	that	will	allow	for	mid-rise	development	(8-10	storeys)	

and	will	generate	ROEs	(profit	to	equity	ratio)	and	RORs	(profit	to	cost	ratios)	that	are	

equal	to	or	higher	than	the	current	commercial	uses.	Mixed-use	may	take	the	form	of	

residential-commercial	uses,	or	commercial-employment	uses,	or	a	commercial-

residential-employment	uses.	The	particular	mix	of	uses	on	each	site	will	be	dependent	on	

various	factors,	including	surrounding	uses	and	demand	for	certain	uses	in	different	parts	

of	the	city.	
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3.0	Toronto	context	

3.1	Convenience	centres	in	Toronto	
While	convenience	centres	are	a	product	of	suburban	life	across	Canada,	there	are	

elements	of	these	sites	that	are	specific	to	Toronto.	

Suburban	development	began	in	Toronto	in	the	post-war	era.	“Toronto	and	the	

surrounding	towns	expanded	at	an	unprecedented	rate”	and	buying	or	building	a	house	

became	cheaper	and	easier	than	ever,	thanks	to	provisions	in	the	1946	National	Housing	

Act	and	the	new	Canada	Mortgage	and	Housing	Corporation17.	By	the	end	of	the	20th	

century,	“roughly	three-quarters	of	the	city’s	population”	embraced	the	new	way	of	life	that	

suburbia	provided18.	

With	the	new	residential	development	came	the	need	for	places	to	shop.	“The	

commercial	structure	of	Toronto	consists	of	a	set	of	hierarchies	of	centres,	unplanned	in	

the	older	parts	of	the	city,	planned	in	the	post-war	areas,	which	satisfy	the	convenience	and	

shopping	needs	of	the	immediately	surrounding	area	to	a	certain	level	of	retail	

specialization”19.	Convenience	centres	in	the	suburbs	were	intended	to	serve	this	specific	

need.	According	to	Dunham-Jones	and	Williamson	(2009),	the	building	of	shopping	centres	

such	as	convenience	centres	in	the	suburbs	of	Toronto,	can	be	attributed	to	two	main	

factors:	The	postwar	economic	boom	that	the	entire	country	of	Canada	enjoyed	through	the	

1960s,	leading	to	both	commercial	and	residential	development	and;	the	suburban	

development	boom	that	followed	the	new	highways	and	bypasses	(in	this	case,	specifically	

the	400-series	highways)20.	

17 Canada Mortgage and Housing Corporation (2017). History of CMHC. https://www.cmhc-
schl.gc.ca/en/corp/about/hi/ City of Toronto (n.d.) The Great Demographic Revolution. 

18 Canada Mortgage and Housing Corporation (2017). History of CMHC. https://www.cmhc-
schl.gc.ca/en/corp/about/hi/ City of Toronto (n.d.) The Great Demographic Revolution. 
19 Simmons, J.W. (1966) Toronto’s Changing Retail Complex: A Study in Growth and Blight. Chicago: Public Litho 

Service Inc. 
20 Dunham-Jones, E and Williamson, J. (2009). Retrofitting suburbia: urban design solutions for redesigning 
suburbs. Hoboken: John Wiley & Sons, Inc. 

9



While	often	overlooked	when	discussing	contributions	to	the	vibrant	lives	of	

Canadian	cities,	the	suburban	communities	of	the	Greater	Toronto	Area	prove	that	there	is	

potential	to	create	complete,	walkable,	profitable	mixed-use	spaces	outside	of	the	city	

centre.	The	suburbs	grew	out	of	the	post-war	building	boom	of	the	1950s	and	‘60s.	The	

suburban	residential	neighbourhoods	required	small	scale	local	retail	that	would	provide	

goods	and	services	close	to	homes.	Thus,	the	rise	of	the	convenience	centres	in	suburban	

Toronto.		

3.2	Policy	approaches	
In	order	to	create	a	framework	for	redevelopment	of	suburban	convenience	centres	

in	Toronto	and	other	cities	in	Canada,	it	is	imperative	to	highlight	the	approach	to	this	built	

form	type	in	policy	documents.			

The	City	of	Toronto	Official	Plan	(2015),	has	several	areas	that	address	the	

revitalization	of	suburban	strip	retail.	These	specific	policies	are	listed	below:	

Chapter	3.1	–	The	Built	Environment	

Chapter	3.1.2	–	Built	Form	

• “Over	the	next	several	decades,	the	majority	of	the	new	growth	will	take	place	in	areas	of

the	City	where	intensification	is	appropriate…	along	the	Avenues.	This	is	an	extraordinary

opportunity	to	build	the	next	generation	of	buildings.”

• 1.	New	development	will	be	located	and	organized	to	fit	with	its	existing	and/or	planned

context.	(a)	generally	locating	buildings	parallel	to	the	street…	On	a	corner	site,	the

development	should	be	located	along	both	adjacent	street	frontages	and	give	prominence	to

the	corner;	(b)	locating	main	building	entrances	so	that	they	are	clearly	visible	and

directly	accessible	from	the	public	sidewalk;

• 2.	New	development	will	locate	and	organize	vehicle	parking,	vehicular	access	and	service

areas	and	utilities	to	minimize	their	impact	on	the	property	and	on	surrounding	properties.

(a) using	shared	service	areas	where	possible	within	development	block(s)	including	public

and	private	lanes;	(d)	providing	underground	parking…;	(e)	limiting	surface	parking

between	the	front	face	of	a	building	and	the	public	street	and/or	sidewalk
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Chapter	3.5	Toronto’s	Economic	Health	

• “By	designating	areas	suitable	for	population	and	job	growth,	this	Plan	creates

opportunities	for	development	to	accommodate	diverse	business	ventures…	along	the

Avenues.	By	moving	away	from	specialized,	single-use	districts	and	emphasizing	the	mixing

of	urban	activities,	this	Plan	sets	out	flexible	and	adaptive	policies…”

Chapter	3.5.1	Supporting	the	Foundations	of	Competitiveness	

• 3.	A	balanced	growth	of	jobs	and	housing	across	the	City	will	be	pursued	to:	(a)	Maintain	a

complete	community;	(b)	Reduce	the	need	for	long	distance	commuting…	(d)	Increase	the

proportion	of	travel	by	transit,	walking	and	cycling.

Chapter	3.5.3	The	Future	of	Retailing	

• “The	pattern	of	retailing	activity	in	Toronto	has	evolved	over	time…	The	retail	sector	has

seen	some	dramatic	shifts	over	the	past	25	years.	Retailing	will	continue	to	be	an	important

part	of	the	economy,	however,	the	retail	patterns	that	exist	today	are	very	different	from

those	of	15	to	20	years	ago,	and	there	is	every	reason	to	expect	that	those	patterns	will

continue	to	evolve	over	the	next	30	years.”

• “Many	plazas,	malls	and	arterial	roads	which	previously	had	permissions	for	only

commercial	uses	are	designated	as	Mixed-Use	Areas	to	permit	residential	uses	as	an

alternative	to	or	to	support	existing	retail	space	that	is	not	faring	well	and	to

implement	the	reurbanization	goals	of	the	Plan.”

• 4.	In	order	to	provide	local	opportunities	for	small	businesses	and	maintain	the	safety,

comfort	and	amenity	of	shopping	areas,	zoning	regulations	for	ground	floor	commercial

retail	uses	in	new	buildings	in…	Mixed-Use	Areas	along	pedestrian	shopping	strips	where

most	storefronts	are	located	at	the	street	line,	may	provide	for	a	maximum	store	or

commercial	unit	size	based	on	the	following	considerations:	(a)	the	prevailing	sizes	of

existing	stores	and	commercial	units	in	the	area;	(c)	the	provision	of	a	range	of	store	and

commercial	unit	sizes	to	meet	the	range	of	local	needs	including	day-to-day	convenience

shopping	and	other	household	goods	and	services;	(e)	the	need	for	‘eyes	on	the	street’;	(f)

the	rhythm	and	flow	of	storefronts	on	the	strip;	and	(g)	the	potential	for	the	building

design,	particularly	the	street	façade,	to	address	the	safety,	comfort	and	amenity	of

the	shopping	area.
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Chapter	4	–	Land	Use	Designations	

Chapter	4.5	Mixed-Use	Areas	

• “Mixed-Use	Areas	will	absorb	most	of	the	anticipated	increase	in	retail,	office	and	service

employment	in	Toronto	in	the	coming	decades,	as	well	as	much	of	the	new	housing.	The

proportion	of	commercial	and	residential	uses	will	vary	widely	among	Mixed-Use	Areas.	For

example,…	much	of	the	new	development	along	the	Avenues	will	have	a	residential

emphasis.”

• “Not	all	Mixed-Use	Areas	will	experience	the	same	scale	or	intensity	of	development.

Development	along	the	Avenues	will	generally	be	at	a	much	lower	scale	than	in	the

Downtown	and	most	often	at	a	lower	scale	than	in	the	Centres.”

• 2.	In	Mixed-Use	Areas	development	will:	(a)	create	a	balance	of	high	quality	commercial,

residential,	institutional	and	open	space	uses	that	reduce	automobile	dependency	and

meets	the	needs	of	the	local	community;	(b)	provide	for	new	jobs	and	homes	for	Toronto’s

growing	population	on	underutilized	lands	in…	the	Avenues…”;	(f)	provide	an	attractive,

comfortable	and	safe	pedestrian	environment;	(g)	take	advantage	of	nearby	transit	services;

(k) provide	indoor	and	outdoor	recreation	space	for	building	residents	in	every	significant

multi-unit	residential	development.

The	above	policies	can	apply	to	the	redevelopment	of	suburban	convenience	centres,	

from	strip	mall	buildings	located	at	the	back	edge	of	a	site	with	a	large	parking	lot	along	the	

frontage,	to	sites	with	mid-rise	mixed-use	buildings	including	storefronts	pulled	to	the	

street,	residential	units	in	upper	storeys	and	parking	underground.	The	location	of	

suburban	convenient	centres,	along	Avenues	and	in	Mixed-Use	Areas,	allows	for	

redevelopment	that	creates	housing,	shopping	and	employment	opportunities	as	complete	

communities	in	close	proximity	to	many	transit	options.	

The	proposed	framework	for	redevelopment	of	convenience	centres	outlined	in	this	

research	complied	with	the	policies	of	the	City	of	Toronto	Official	Plan.	Specifically,	it	

supports	the	intent	of	the	policies	addressing	redevelopment	on	the	Avenues	and	the	

evolution	of	strip	retail	in	the	City	and	in	the	suburbs.	
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4.0	Solution	
It	has	been	discussed	that	suburban	convenience	centres	have	the	potential	to	be	

redeveloped	into	sites	that	can	be	used	for	a	higher	and	better	use.	It	is	important	to	note	

that	not	all	convenience	centres	are	created	equal.	Some	will	have	characteristics	that	lend	

themselves	to	a	viability	for	redevelopment	that	other	sites	will	not.	Section	4.1	Site	

Characteristics	will	describe	the	elements	of	a	convenience	centre	site	that	will	contribute	

to	achieving	the	goal	of	complete	communities	in	the	suburbs	of	Toronto.		

4.1	Site	characteristics	
When	determining	the	viability	of	redevelopment	for	a	specific	site	of	a	current	

suburban	convenience	centre,	it	is	important	that	the	site	has	the	following	characteristics:	

• Provincial	Policy	designation:	sites	should	be	located	in	an	area	that	is	intended

by	the	Provincial	Policy	Statement	(2014)	to	absorb	residential	development	and

intensification

• Official	Plan	designation:	sites	should	be	designated	“Mixed-Use”	(or	equivalent)

in	the	Official	Plan

• Zoning	By-law	designation:	sites	best	suited	for	redevelopment	will	be	zoned	for	a

combination	of	residential	and	commercial/office	uses.	Sites	best	suited	for

redevelopment	will	also	have	the	following	allowances:

o Density:	sites	should	be	permitted	to	have	a	total	Floor	Space	Index	of

between	3.0	and	4.0.

o Height:	sites	should	be	permitted	a	total	building	height	of	up	to	28	meters,

or	10	storeys

• Location:	sites	that	are	best	suited	for	redevelopment	will	be	close	to	local	services,

including	schools,	places	of	worship,	libraries	and	grocery	stores.	This	will	allow	for

residents	and	visitors	of	the	site	to	have	access	to	services	that	are	not	feasible	to	be

included	on-site.

• Circulation	system:	sites	should	have	direct	access	(within	one	kilometer)	to	major

arterial	roads,	to	ensure	the	financial	stability	of	retail	units	on	site.
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• Transit:	sites	should	be	well	connected	by	multiple	levels	of	transit,	including	buses,

and/or	higher	order	transit

• Pedestrian	and	cyclist	access:	sites	best	suited	for	redevelopment	will	ideally	have

access	to	established	pedestrian	and	cycling	networks.	This	includes	sidewalks,

walkways,	pathways,	and	bike	lanes/infrastructure.	If	pedestrian/cyclist	access	is

not	currently	available	near	or	on-site,	it	is	recommended	that	this	infrastructure	be

a	priority	of	redevelopment.

Although	it	is	not	necessary	to	fulfill	all	characteristics	above	for	a	site	to	be	considered	

for	redevelopment,	it	is	recommended	that	most	characteristic	be	satisfied.	If	most	

characteristics	are	satisfied,	it	can	be	assumed	that	the	site	will	also	lend	itself	to	be	

financially	viable	to	redevelopment,	as	policy	designation,	location,	and	access	all	dictate	

profitability.		

4.2	Framework	for	redevelopment	
In	order	to	ensure	that	suburban	convenience	centres	are	repurposed	into	spaces	

that	create	a	mix	of	uses	and	represent	a	higher	and	better	use,	the	following	design	and	

concept	elements	should	be	considered:	

Recommendation	 Rationale	 Application	 Policy	Implication	
Remove	surface	
parking	

• Creates	a	walkable
community

• Encourages	active
transportation
(walking	and	cycling)

• Design	underground
parking,	where
applicable

• Negotiate	a
reduction	of	parking
requirements	with
City	of	Toronto
Planning
Department

• Lessen	parking
requirement	for
mixed-use
development
proposals

• Less	setback
requirements	from
front	lot	line

• Design	and
implement	active
transportation
network	on	major
arterial	roads
abutting	mixed-use
designated	sites
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Recommendation	 Rationale	 Application	 Policy	Implication	
Mid-rise	height	
and	density	

• Ensures	development
in	established
suburban
neighborhoods
remains	properly
scaled

• Creates	opportunity
for	mid-rise	housing

• Build	7-10	storeys	of
residential	units,
above	1	storey	of
commercial	units

• Ensure	height	of
building	is	equal	to
or	less	than	the
width	of	Avenue
right-of-way	(ex.
Mid-rise	building	on
a	26	m	right-of-way
should	be	26	m/8
storeys	in	height	or
less

• Allow	for	28	metres
(10	storeys)	of
maximum	height
requirements	in	the
zoning	by-law

• Comply	with
“Performance
Standards	for	Mid-
Rise	Buildings,	City
of	Toronto,	2010.21

Pedestrian	scale-
built	form	

• Creates	a	“Main
Street”	feeling	of
dense,	micro-retail	at
grade

• Multitude	of	step
backs	at	different
heights	create	a
façade	at	the	street
level	that	mimics	the
existing	one-	or	two-
storey	retail	built
form

• Ensure	compliance
with	“Performance
Standards	for	Mid-
rise	Buildings”,	City
of	Toronto,	2010

Family-friendly	
development	

• Help	families
currently	seeking
housing	in	suburban
areas	to	find
adequate-sized
residential	units	with
access	to	community
services	(i.e.	day
cares,	recreation
facilities,	seniors’
centres,	etc.)

• Design	community
spaces	directly
within	proposed
building

• Adhere	to	“Growing
Up:	Planning	for
Children	in	New
Vertical
Communities”	Draft
Urban	Design
Guidelines	(2017)

• Adhere	to	the	City	of
Toronto	Official	Plan
section	3.2.1	–
Housing

• Adhere	to	the	City	of
Toronto	Official	Plan
section	3.2.2	–
Community	Services
and	Facilities

21 City of Toronto (2010). Section 3: Performance Standards for Mid-Rise Buildings. Retrieved from: 
https://www.toronto.ca/wp-content/uploads/2017/08/960c-Performance-Standards-for-Mid-
Rise-Buildings.pdf  
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Recommendation	 Rationale	 Application	 Policy	Implication	
Replace	existing	
or	create	new	
retail	
opportunities	

• Secures	future	retail
opportunities	on	a
site	that	has	existing
retail

• Protects	unique
stores	and	services
which	may	exist	in
the	neighbourhood
(i.e.	demographically
specific	retailers)

• Could	provide
flexible	retail	spaces

• Require	at	least	80%
of	area	of	existing
retail	spaces	are
designed	into	new
building

• Ensure	“Mixed	Use”
areas	require
development	to	have
retail	at	grade

Ease	stress	on	
rental	market	

• Opportunity	for
purpose-built	rental,
which	will	ease	stress
on	Toronto’s	rental
market

• Negotiate	a
proportion	of
redevelopment
projects	involving
former	suburban
convenience	centres
to	include	purpose-
built	rental
apartment	housing

• Possible	creation	of
new	Official	Plan
policy	encouraging
purpose-built	rental
requirement	in	new
mixed-use
developments	in
designated	areas

Walkable	
Community	

• Limiting	vehicular
access	from	the
Avenue	creates	a
protected	and
enhanced	public
realm	on	the	street

• Vehicle	entry	to
parking	facility
(surface	or
underground)	be
from	a	lane	at	the
rear	of	the	site,
accessed	from	the
side	street

• Ensure	compliance
with	“Performance
Standards	for	Mid-
rise	Buildings”,	City
of	Toronto,	2010

• Ensure	compliance
with	“Toronto
Pedestrian	Charter”
(2002)

In	order	to	employ	the	framework	set	out	above,	the	following	sections	of	the	report	

will	detail	a	Case	Study	that	outlines	a	redevelopment	plan	for	a	convenience	centre	in	

Scarborough,	which	incorporates	the	principles	of	this	framework.	
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5.0	Case	study	

5.1	Summary	

This	proposal	includes	one	nine-storey	mixed-use	building	on	the	site	located	at	

2563-2585	Victoria	Park	Avenue,	Toronto.	This	building	will	produce	138	purpose-built	

rental	apartment	units,	1,188	m2	of	gross	floor	area	of	retail	units,	1,181	m2	gross	floor	area	

of	community	space,	219	m2	of	a	rooftop	garden,	97	vehicular	parking	spaces,	and	486	

bicycle	parking	spaces.	

The	site,	municipally	known	as	2863-2585	Victoria	Park	Avenue	in	Scarborough	is	

located	approximately	85	meters	(0.08	kilometers)	south	of	the	corner	of	Victoria	Park	

Avenue	and	Sheppard	Avenue	East.	The	site	is	currently	a	retail	strip	plaza,	including	

restaurants,	a	dental	centre,	a	bank,	a	pastry	shop,	a	nail	salon,	an	optical	centre	and	

payday	loan	store.	The	site	is	surrounded	by	mixed-use	buildings	and	commercial	buildings	

to	the	north,	east	and	south	and	single-family	homes	to	the	west.	The	site	is	well	serviced	

by	transit	via	the	Toronto	Transit	Commission	and	GO	Transit,	and	in	close	proximity	to	

Highway	401	and	Highway	404/Don	Valley	Parkway.	

The	site	is	subject	to	policies	and	regulations	at	the	provincial	and	municipal	level.	

At	the	provincial	level,	the	Provincial	Policy	Statement	(PPS)	emphasizes	development	

within	“settlement	areas”	including	a	desire	for	residential	development	and	

intensification.	Additionally,	Places	to	Grow:	Growth	Plan	for	the	Greater	Golden	Horseshoe	

indicates	60%	of	residential	development	occurring	annually	will	be	within	the	delineated	

built	up	area,	in	which	the	site	is	located22.	

The	site	is	located	within	an	Avenue	and	within	a	Mixed-Use	Area	designation	in	the	

City	of	Toronto	Official	Plan	(2010).	Development	along	the	Avenues	is	intended	to	absorb	

22 Government of Ontario (2017) Growth Plan for the Greater Golden Horseshoe. 
http://placestogrow.ca/images/pdfs/ggh2017/en/growth%20plan%20%282017%29 .pdf 
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reurbanization	and	are	encouraged	to	create	new	housing	and	job	opportunities.	

Development	within	the	Mixed-Use	Areas	are	intended	to	absorb	most	of	the	anticipated	

increase	in	retail	and	service	employment	in	Toronto,	as	well	as	much	of	the	new	housing.	

The	site	is	regulated	by	the	City	of	Toronto	Zoning	By-law	569-2013.	It	is	zoned	for	

Commercial-Residential	uses,	but	several	elements	of	the	current	zoning	will	need	to	be	

amended	to	support	redevelopment.	

The	proposed	development	on	this	site	is	consistent	with	the	goals	of	the	Provincial	

Policy	Statement	and	Growth	Plan	for	the	Greater	Golden	Horseshoe.	It	provides	a	mid-rise,	

mixed-use	building	with	retail,	community	space	and	residential	units.	It	also	complies	

with	the	Mixed-Use	Areas	and	Avenues	designations	in	the	City	of	Toronto	Official	Plan.	

The	proposed	development	and	accompanying	zoning	by-law	amendments	are	

consistent	with	provincial	and	municipal	planning	policy	and	represent	good	planning.	
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5.2	Matrix	

1. LOCATION

1.1. Municipal	Address
A) 2563-2585	Victoria	Park	Ave.,	Scarborough,	ON	M1T	1A4

1.2. Geography	
A) North	edge:	N71°33’E
B) East	edge:	N17°55’W
C) West	edge:	N17°55’W
D) South	edge:	N72°21’30”E

1.3. Context	
A) The	site	is	located	in	the	former	municipality	of	Scarborough,	in	the	Sullivan

community.	(Map	1)

2. SITE	DESCRIPTION

2.1. Site	Size/Dimensions	
A) The	site	is	48.8	metres	wide,	by	104.2	metres	long.	(Map	2)

2.2. Total	Area	
A) The	total	area	of	the	site	is	5,084.96	square	metres	(54,734.05	sq.ft.,	0.5	ha,

1.25	acres)

2.3. Easement	Locations	
A) There	are	no	easements	on	this	site.

3. LAND	VALUE

3.1. Comparable	
A) 4379	Kingston	Rd.,	West	Hill,	Toronto,	Ont.	M1E	2M9	23

a) $3,590,000.00
b) Zoning:	Commercial-Retail	under	the	Former	General	Zoning	By-law

10327	(Scarborough)
c) Lot	size:	30,053	sq.	ft.	(2,792	m2,	0.28	ha,	0.69	acres)
d) Freestanding,	corner	plaza	at	Kingston	Rd.	&	Lawrence	Ave.

B) 636-646	Danforth	Rd.,	Toronto,	Ont.	M4K	1R3	24
a) $2,999,000.00
b) Zoning:	CR	3.0	(c25;r2.5)	SS2	(x2426)

23 Retrieved from: https://www.remax.ca/on/toronto-real-estate/na-4379-kingston-rd-na-crea_id19187950-
lst/ 24 Retrieved from: http://www.collierscanada.com/24036#.Wq6CwxPwbBI  
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c) Lot	size:	21,000	sq.	ft.	(1,950	m2,	0.19	ha,	0.48	acres)
d) Building	size:	10,500	sq.	ft.
e) Freestanding,	corner	plaza	at	St.	Clair	Ave.	E	&	Kennedy	Rd.

4. LOCAL	CONTEXT

4.1. Surrounding	Land	Uses
A) In	general,	the	site	is	contained	within	a	suburban	setting,	surrounded

mostly	by	single	family	homes	and	low	density	commercial/retail	uses.
According	to	the	City	of	Toronto	Zoning	By-Law	569-2013,	there	are	eleven
surrounding	land	uses	(Map	3):	Residential	Apartment	Commercial	(RAC),
Residential	Semi	Detached	(RS),	Residential	Apartment	(RA),	Residential
Multiple	Dwelling	(RM),	Residential	Detached	(RD),	Open	Space	Recreation
(OR),	Open	Space	(O),	Commercial	Residential	(CR),	Commercial	Local	(CL),
Institution	General	(I),	and	Institution	Place	of	Worship	(IPW).

4.2. Projected	Land	Use	Changes	
A) There	are	no	explicit	projected	land	use	changes	to	this	site.
B) It	is	important	to	note	that	Victoria	Park	Avenue	is	projected	to	eventually

undergo	road	widening,	from	26	meters	(86	feet)	to	38	meters	(126	feet).

4.3. Local	Services	
A) Within	2	kilometers	of	the	site,	there	are	several	community	and	private

services.	There	are:
a) Catholic	elementary	schools:	525
b) Public	elementary	schools:	14	(Map	4)
c) Public	high	schools:	2	(Map	4)
d) Places	of	worship:	11
e) Grocery	stores:	3
f) Childcare	centres:	13
g) Community	centres:	4
h) Libraries:	5

4.4. Access	to	Circulation	System	

4.4.1. Access	to	Road	Network	
A) The	site	is	well	connected	to	the	local	and	regional	road	network.
B) The	site	has	direct	access	to	Victoria	Park	Avenue.
C) The	property	has	access	to	Sheppard	Avenue	East,	the	Macdonald-

Cartier	Freeway	(King’s	Highway	401)	and	the	Don	Valley	Parkway
(King’s	Highway	404).	(Map	5)

25 Retrieved from: https://www.tcdsb.org/school/InteractiveTorontoMaps/Pages/default.aspx 
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4.4.2. Access	to	Transit	
A) The	site	is	well	connected	to	local	transit.
B) The	site	is	serviced	by	the	following	Toronto	Transit	Commission	bus

lines:	#24	A,	#24	E,	#85,	#167	B,	#169	A,	#169	B,	and	#190	(Map	6).
C) The	site	is	2	kilometers	from	Toronto	Transit	Commission	Don	Mills

Station,	which	is	serviced	by	Line	4	Sheppard	subway.	(Map	6)
D) The	site	is	3.5	kilometers	from	the	GO	Transit	Agincourt	Station,

which	is	serviced	by	Route	70,	71	(Stouffville)	by	train	and	bus.	(Map
6)

4.4.3. Pedestrian	and	Cyclist	Access	
A) The	site	has	access	to	pedestrian	sidewalks	on	Victoria	Park	Avenue,

and	Esquire	Road.
B) As	indicated	on	the	Toronto	Cycling	Map	(Map	7),	there	is	no	bike

infrastructure	adjacent	to	the	site.

5. OFFICIAL	PLAN,	SECONDARY	PLAN	AND	ZONING	REGULATIONS

5.1. Official	Plan	Policies
A) This	property	is	subject	to	the	policies	within	the	City	of	Toronto	Official	Plan

(2015),	including:
a) Chapter	1	“Making	Choices”,	sections	1.1,	and	1.2
b) Chapter	2	“Shaping	the	City”,	sections	2.1,	2.2.3,	2.3.1,	2.4

i) This	site	is	located	within	an	“Avenue”	as	specified	by	City	of
Toronto	Official	Plan	Urban	Structure	-	Map	2	(Map	8).

c) Chapter	3	“Building	a	Successful	City”,	sections	3.1.1,	3.1.2,	3.1.4,	3.2.1,
3.2.2,	3.2.3,	3.3,	3.4,	3.5.

d) Chapter	4	“Land	Use	Designations”,	section	4.5
i) The	site	is	located	within	a	“Mixed-Use	Area”,	as	specified	by

Toronto	Official	Plan	Land	Use	Plan	–	Map	19	(Map	9).
B) The	site	is	not	subject	to	any	Site	and	Area	Specific	Policies,	as	specified	by

City	of	Toronto	Official	Plan	Site	and	Area	Specific	Policies	Map	–	Map	30
(Map	10).

C) The	site	is	not	subject	to	any	Special	Policy	Areas,	as	specified	by	City	of
Toronto	Official	Plan	Special	Policy	Areas	Key	Map	–	Map	10	(Map	11).

5.2. Secondary	Plan	Policies	
5.2.1. The	site	is	not	subject	to	a	Secondary	Plan,	as	specified	by	City	of	

Toronto	Official	Plan	Secondary	Plan	Key	Map	–	Map	35	(Map	12).	
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5.3. Zoning	By-law	
5.3.1. Present	Zoning	

A) The	site	is	subject	to	City	of	Toronto	Zoning	Bylaw	569-2013.
B) The	site	is	presently	zoned	as	“Commercial	Residential”	and	presents

zoning	“CR	0.33	(c0.33;	r0.0)	SS3	(x489)”.
C) The	site	is	subject	to	the	following	sections	of	City	of	Toronto	Zoning

Bylaw	569-2013:
a) Chapter	40	Commercial	Residential,	section	40.5
b) Chapter	40.10	Commercial	Residential	Zone	(CR),	sections

40.10.1,	40.10.20,	40.10.30,	40.10.40,	40.10.50,	40.10.80,
40.10.90,	40.10.150

c) Chapter	900	Site	Specific	Exceptions,	section	900.11.10(489)
i) This	exception	specifies	the	setbacks	of	any	building	or

structure	on	the	site.
D) The	site	is	subject	to	terms	of	the	City	of	Toronto	Zoning	By-law	569-

2013	pertaining	to	Policy	Area	4	(Map	35).
E) The	site	is	subject	to	terms	of	the	City	of	Toronto	Zoning	By-law	569-

2013	pertaining	to	CR	Standard	Set	3	(Map	36).

5.3.2. Permitted	Uses	
A) The	permitted	uses	on	the	site,	per	City	of	Toronto	Zoning	By-law

569-2013	Chapter	40.10,	are	as	follows:
a) Commercial	uses:	Ambulance	depot,	art	gallery,	artist	studio,

automatic	banking	centre,	community	centre,	courts	of	law,
education	use,	financial	institution,	fire	hall,	library,	massage
therapy,	medical	office,	museum,	office,	park,	passenger
terminal,	performing	arts	studio,	personal	service	shop,	pet
series,	police	station,	post-secondary	school,	production	studio,
religious	education	use,	retail	store,	software	development	and
processing,	veterinary	hospital,	wellness	centre

b) There	are	also	several	permitted	commercial	uses	with
conditions	(40.10.20.20).

c) Residential	uses:	dwelling	unit,	hospice	care	home,	nursing
home,	religious	residence,	residential	care	home,	respite	care
facility,	retirement	home,	student	residence

5.3.3. Landscape	Requirements	
A) The	site	is	subject	to	the	following	sections	of	the	City	of	Toronto

Zoning	Bylaw	569-2013,	applying	to	landscape	requirements:
a) 40.10.50.10(1)(B)(i):	3.0-meter-wide	strip	of	landscaping	must

be	provided	between	any	lot	line	that	abuts	a	street	and	those
portions	of	a	main	wall

5.3.4. Parking	Requirements	
A) Vehicular	parking

22



a) The	current	parking	requirements	for	the	site	are	described	in
Table	200.5.10.1	“Parking	Space	Rates	and	Parking	Space
Occupancy”.

b) The	site	is	located	within	Policy	Area	4	(INSERT	MAP),	and
therefore	the	requirements	on	the	site	for	parking	are	as
follows,	for	its	current	use	as	retail	stores:
i) Minimum	of	1.0	parking	space	for	each	100	square

metres	of	gross	floor	area
ii) Maximum	of	4.0	parking	spaces	for	each	100	square

metres	of	gross	floor	area
iii) The	parking	occupancy	rates	are	as	follows:

(1) AM	(6	am	to	noon):	20%
(2) PM	(noon	to	6	pm):	100%
(3) Evening	(6	pm	to	6	am):	100%

B) Bicycle	Parking
a) The	current	bicycle	parking	requirements	are	described	in	City

of	Toronto	Zoning	By-law	569-2013,	203.5.10.1	(Table
230.5.10.1(1)).

b) The	site	is	located	in	Bicycle	Zone	2	(City	of	Toronto	Zoning	By-
law	569-2013	230.5.1.10(11)).

c) The	minimum	number	of	short-term	bicycle	parking	spaces	to
be	provided	is:
i) 3	plus	0.25	bicycle	parking	spaces	for	each	100	square

meters	of	interior	floor	area.

5.3.5. Off-Street	Loading	Requirements	
A) The	site	is	subject	to	the	following	sections	of	the	City	of	Toronto

Zoning	Bylaw	569-2013,	applying	to	loading	requirements:
a) 40.10.90.40(1):	where	a	lot	abuts	a	lane,	vehicle	access	to	a

loading	space	must	be	from	the	lane

5.4. Existing	Buildable	Area	

5.4.1. Density	
A) The	density	of	the	site	is	described	by	the	Floor	Space	Index.	The	FSI

for	the	site	is:	0.33	for	commercial	uses	and	0	for	residential	uses.
a) This	FSI	would	allow	18,062.3	gross	square	feet	(1,678.04	m2)

of	commercial	uses	on	the	site,	and	no	area	of	residential	uses.

5.4.2. Lot	Coverage	
A) The	lot	coverage	on	the	site	is	40%,	specified	in	the	Toronto	City

Planning	Lot	Coverage	Overlap	Index	Map	M	(Map	13).

5.4.3. Maximum	Height	
A) The	height	permitted	on	the	site	is	11.0	meters,	specified	in	the

Toronto	City	Planning	Height	Overlap	Index	Map	M	(Map	14).
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B) The	required	minimum	height	of	first	storey	(measured	between	the
floor	of	the	first	storey	and	the	ceiling	of	the	first	storey)	is	4.5	meters.
(City	of	Toronto	Zoning	Bylaw	569-2013;	40.10.40.10(5)).

5.4.4. Setbacks	
A) The	site	is	subject	to	the	following	requirements,	found	in	in	the	City

of	Toronto	Zoning	Bylaw	569-2013;	40.10.40.70(10):
B) The	building	must	be	set	back:

a) At	least	7.5	meters	from	the	rear	lot	line	of	the	lot	abutting	the
lane	on	the	opposite	side	of	the	lane

b) The	main	wall	must	be	set	back	at	least	5.5	metres	from	a	side
lot	line	that	is	not	adjacent	to	a	street	or	lane

c) No	building	on	the	lot	may	penetrate	a	45	degree	angular	plane
projected,	starting	at	a	height	of	10.5	meters	above	the	average
elevation	of	the	ground	along	the	rear	lot	line.

5.4.5. Current	Building	Area	
A) There	is	currently	one	building	on	the	site	(Map	15).	The	area	of	this

building	is	approximately:	1,978.8	m2	(21,299.6	sq.	ft.).

5.5. Provincial/Regional	Guiding	Policies	

5.5.1. Provincial	Policy	Statement	
A) The	site	is	subject	to	the	Provincial	Policy	Statement	(2014),	and	the

following	specific	sections	should	be	noted:	Sections	1.1,	1.2,	1.3	1.4,
1.5,	1.6,	and	1.7.

5.5.2. Places	to	Grow	
A) The	site	is	subject	to	the	Growth	Plan	for	the	Greater	Golden

Horseshoe	as	part	of	the	Places	to	Grow	Act,	2005,	S.O.	2005,	c.1326.
The	site	is	considered	within	the	“Grater	Golden	Horseshoe	Growth
Plan	Area	(Ontario	Regulation	416/05),	as	specified	in	Schedule	1	–
Greater	Golden	Horseshoe	Growth	Plan	Area	Map	(Map	16).

B) The	following	sections	of	the	Growth	Plan	for	the	Greater	Golden
Horseshoe	should	be	noted:	1.1,	1.2,	2.1,	2.2.1,	2.2.2,	2.2.4,	2.2.5,	2.2.6,
5.1	and	5.2.4.

C) The	site	is	within	a	“built	up	area”,	according	to	Schedule	4	–	Urban
Growth	Centres,	and	is	in	close	proximity	to	an	Urban	Growth	Centre
(Scarborough	Centre).	(Map	17).

5.5.3. Niagara	Escarpment	Planning	and	Development	Act	

26 Government of Ontario (2017) Growth Plan for the Greater Golden Horseshoe. 
http://placestogrow.ca/images/pdfs/ggh2017/en/growth%20plan%20%282017%29 .pdf 
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A) The	site	is	not	located	within	the	jurisdiction	of	the	Niagara
Escarpment	Planning	and	Development	Act,	R.S.O.	1990,	c.N.2,	as
specified	in	Niagara	Escarpment	Plan	Maps	Index	Map	(Map	18).

5.5.4. Oak	Ridges	Moraine	Conservation	Act	
A) The	site	is	not	located	within	the	jurisdiction	of	the	Oak	Ridges	Moraine

Conservation	Act,	2001,	S.O.	2001,	c.31,	as	specified	in	Oak	Ridges
Moraine	Conservation	Plan	Land	Use	Designation	Map	(Map	19).

5.5.5. Greenbelt	Act	
A) The	site	is	located	within	the	“Settlement	Areas	Outside	the

Greenbelt”,	according	to	the	Greenbelt	Act,	2005,	S.O.	2005,	c.1,
specified	in	Schedule	1	Greenbelt	Area	Map	(Map	20).

B) The	following	sections	of	the	Greenbelt	Act	should	be	noted:	1,	3.4,	4,
5

5.5.6. Conservation	Authority	
A) The	site	does	not	fall	within	an	area	regulated	by	the	Toronto	and

Region	Conservation	Authority	(Map	21).

6. NATURAL	PHYSICAL	FEATURES
6.1. Elevation

A) The	maximum	elevation	on	the	site	is	174	m,	and	the	minimum	is	175	m
(Map	22).

6.2. Soils	
A) The	soils	on	the	site	are	classified	as	“Young	tills”;	sandy	silt	till),	according	to

the	Ministry	of	Natural	Resources	Ontario	Geological	Survey	Preliminary
Map	P.2204	Geological	Series	(Map	23).

6.3. Flora/Fauna	
A) The	site	is	within	the	Mixwood	Plains	ecozone,	Lake	Erie	Lowland	ecoregion,

and	ecodistrict	563,	according	to	the	Ministry	of	Agriculture	and	Agri-Food
Canada	Terrestrial	Ecozones,	Ecoregions	and	Ecodistricts	province	of	Ontario
map	(Map	24).

B) The	flora	of	this	ecoregion	is	as	follows:	“Climax	vegetation	is	characterized
by	sugar	maple,	beech,	white	and	red	oak,	shagbark	hickory,	black	walnut,
and	butternut.	Moist	sites	are	characterized	by	white	elm,	eastern
cottonwood,	balsam	poplar,	red	and	black	ash,	and	silver	maple.	Drier	and
warmer	sites	contain	black,	chestnut,	and	chinquapin	oak.	Tulip	tree,
sycamore,	and	bitternut	hickory	occur	on	moist	slopes.”	27

C) The	fauna	of	this	ecoregion	is	as	follows:	“Characteristic	wildlife	species
include	white-tailed	deer,	grey	and	red	squirrel,	and	chipmunk.	Bird	species

27 Retrieved from: http://ecozones.ca/english/region/135.html 
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include	the	cardinal,	wood	thrush,	screech	owl,	mourning	dove,	green	heron,	
pileated	and	red-bellied	woodpecker,	and	wild	turkey”28	

6.4. Archaeological/Historical	Context	
6.4.1. There	has	been	identified	archaeological	potential	on	site.	This	should	

be	invested	further,	prior	to	development.	(Map	31).	
6.4.2. The	site	is	not	located	within	an	area	identified	by	the	City	of	Toronto	

as	a	Natural	Heritage	System	Area	(Map	33).	

6.5. Landscaped	Elements	
A) There	are	no	significant	landscaped	elements	on	the	site.	To	the	west	of	the

site,	there	is	grass	between	the	site	line	and	the	sidewalk,	in	the	right-of-way
of	Victoria	Park	Avenue.

B) The	site	is	not	located	within	an	Environmentally	Sensitive	Area,	per	the	City
of	Toronto	Interactive	Map	(Map	32).

7. MAN-MADE	FEATURES

7.1. Existing	Built	Form
A) There	currently	exists	a	one	story,	multi-unit	strip	plaza	on	the	site.	The

existing	uses	and	tenants	are	described	below.

7.2. Adjacent	Built	Form	
A) Directly	to	the	north	of	the	site,	there	is	a	mixed-use	building	with	a	single-

tenant	retail	at	grade	and	office	uses	above	(4-5	storeys)
B) To	the	north	of	the	site,	across	Sheppard	Avenue	East,	there	are	properties

consisting	of	mixed-use/retail	(1-2	storeys),	residential	apartment	(~15
storeys),	and	a	gas	station	(1	storey).

C) To	the	west	of	the	site,	there	are	properties	consisting	of	retail	(1	storey),
mixed-use/office	(8-10	storeys),	and	office	(5-6	storeys).

D) To	the	south	of	the	site,	there	are	properties	consisting	of	retail	(1-2	storeys),
and	residential	(single	family	homes,	2	storeys).

E) To	the	east	of	the	site,	across	the	lane,	there	are	properties	consisting	of
residential	(single	family	homes,	2	storeys).

7.3. Existing	Uses/Tenants	
A) Currently	on	the	site	there	are	eleven	(11)	tenants.

a. Bank	(with	drive-thru)
b. Pastry	shop
c. Eye	glass	store/	optical	centre
d. Nail	salon
e. Fast	food	(burritos)	restaurant
f. Fast	food	(burgers)	restaurant
g. Restaurant	(fish	and	chips)

28 Retrieved from: http://ecozones.ca/english/region/135.html 
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h. Restaurant	(Middle	Eastern)
i. Restaurant	(Asian)
j. Dental	centre
k. Payday	loan	store

8. CIRCULATION

8.1. Pedestrian	and	Vehicular	Circulation
A) The	site	is	abutted	by	Victoria	Park	Avenue	to	the	west,	and	Esquire	Road	to

the	south.	It	is	also	in	proximity	to	Sheppard	Avenue	East	to	the	north	(100
m).

a) Victoria	Park	Avenue	is	designated	as	a	“Major	Arterial	Road”
according	to	the	City	of	Toronto	Road	Classification	System	(Map	34).

b) Victoria	Park	Avenue	has	a	right-of-way	width	of	36	meters,	and
Sheppard	Avenue	East	has	a	right-of-way	width	of	36	meters,	as
specified	in	Toronto	Official	Plan	Right-of-Way	Widths	Associated
with	Existing	Major	Streets	Map	–	Map	3	(Map	25)	.

8.2. Traffic	Analysis	
A) The	following	traffic	analysis	is	according	to	the	2011	Traffic	Volumes	at

Signalized	Intersections	in	Toronto	data	set29
a) At	the	intersection	of	Sheppard	Ave.	E.	and	Victoria	Park	Ave.,	for	an	8

hour	period	(5/4/2010)	there	were:	4481	(pedestrian),	37,556
(vehicles).

b) At	the	intersection	of	Victoria	Park	Ave.	and	Consumers	Rd.	(south	of
the	site),	for	an	8	hour	period	(2/8/2012)	there	were:	1,232
(pedestrians),	30,228	(vehicles).

8.3. Access	to	Public	Transit	
A) Sheppard	Avenue	East,	located	approximately	100	meters	north,	is

considered	a	“Transit	Corridor”,	as	specified	in	Toronto	Official	Plan	Higher
Order	Transit	Corridors	Map	–	Map	4	(Map	26).

B) The	site	is	abutted	by	Victoria	Park	Avenue	to	the	east	and	Sheppard	Avenue
East	to	the	north	(100	m).	Both	avenues	are	considered	“Transit	Priority
Segments”,	specified	by	Toronto	Official	Plan	Surface	Transit	Priority
Network	Map	–	Map	5	(Map	27).

C) The	site	is	situated	along	the	proposed	Sheppard	East	LRT	line.	This	project
is	expected	to	begin	in	2021	and	will	be	a	combination	of	above-grade	and
tunneled	light	rail	transit.	There	will	be	a	station	at	Sheppard	Avenue	East
and	Victoria	Park	Avenue	that	will	service	the	site.30

8.4. Site	Access/Egress	

29 Retrieved from: https://fusiontables.google.com/DataSource?docid=1WK2kZZogEfdDd7SwXg4gfKlb-
eGChnJZpKpEfa7u#map:id=3 
30 Retrieved from: http://www.thecrosstown.ca/sites/default/files/sheppard_fact_sheet_may_2015_0.pdf 
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A) The	site	has	an	access/egress	point	at	the	north	east	corner	to	Victoria	Park
Avenue	(two-way	vehicle	entrance/exit),	as	well	as	at	the	south	east	corner
to	Esquire	Rd.	(two-way	vehicle	entrance/exit).	The	site	also	has
vehicular/pedestrian	access	to	the	lane	to	the	west,	via	a	driveway	at	the
southwest	corner.

B) It	should	be	noted	that	the	municipal	lane	to	the	west	of	the	site	comes	to	a
dead	end	at	the	north	end,	and	only	has	access/egress	to	Esquire	Rd.	to	the
south.

9. UTILITIES

9.1. Servicing	Available
9.1.1. Water,	Storm	Sewer,	and	Sanitation	Sewer	

A) The	site	is	serviced	by	Toronto	Water,	a	division	of	the	City	of
Toronto.

9.1.2. Electrical	
A) The	site	is	serviced	by	Toronto	Hydro-Electric	System	Limited.

9.1.3. Telecommunications	
A) The	site	is	serviced	by	Bell,	Rogers,	Routcom,	and	Xplornet	for

Internet	service	providers	(Map	28).

9.1.4. Waste	Management	
A) The	site	is	serviced	by	the	Solid	Waste	Management	Services,	a

division	of	the	City	of	Toronto.

9.2. Emergency	Services	

9.2.1. Fire	Protection	
A) The	site	is	serviced	by	the	Toronto	Fire	Services.	There	are	two

nearby	fire	stations:	Station	115	(115	Parkway	Forest	Dr.)	and	Station
244	(2340	Birchmount	Rd.).

9.2.2. Police	Services	
A) The	site	is	serviced	by	the	Toronto	Police	Service,	42	Division,	located

at	242	Milner	Avenue.

9.2.3. Ambulance	Services	
A) The	site	is	serviced	by	the	Toronto	Paramedic	Services,	Station	23,

located	at	115	Parkway	Forest	Drive.

28



10. CLIMATE

10.1. Precipitation
A) Average	precipitation	in	Scarborough	in	June	is	70	millimeters,	in	September

is	69	millimeters,	in	December	is	59	millimeters,	and	in	March	is	62
millimeters	(Chart	1)31

10.2. Temperature	
A) Average	temperature	in	Scarborough	in	June	is	24	degrees	Celsius,	in

September	is	22	degrees	Celsius,	in	December	is	1	degree	Celsius,	and	in
March	is	4	degrees	Celsius	(Chart	1)	32

10.3. Winds	
A) Average	wind	speed	in	Scarborough	in	June	is	19km/h,	in	September	is

19km/h,	in	December	is	28km/h,	and	in	March	is	28km/h	(Chart	2)	33

10.4. Solar	Exposure	
A) The	solar	exposure	data	can	be	found	in	Chart	3A,	Chart	3B,	Chart	3C,	and

Chart	3D.

10.5. Natural	Disaster	Risk	
A) The	City	of	Toronto	is	subject	to	the	following	extreme	weather	and	natural

disasters:34
a) Extreme	cold;	extreme	heat;	lightning;	flooding

B) The	following	is	a	list	of	natural	disasters	that	have	affected	the	site	and
surrounding	areas	since	1900:

a) July	1936	–	heat	event
b) December	1944	–	winter	storm
c) August	1953	–	heat	event
d) October	1954	–	hurricane/typhoon/tropical	storm
e) July	1963	–	drought
f) January	1973	–	drought
g) August	1976-	flood
h) January	1982	–	cold	event
i) July	1983	–	drought
j) December	1989	–	cold	event
k) July	1992	–	flood
l) June	2001	–	drought

31 Retrieved	from:	
https://www.meteoblue.com/en/weather/forecast/modelclimate/scarborough_canada_6948711) 
32 Retrieved	from:	
https://www.meteoblue.com/en/weather/forecast/modelclimate/
scarborough_canada_6948711) 33 Retrieved	from:
https://www.meteoblue.com/en/weather/forecast/modelclimate/
scarborough_canada_6948711) 34Retrieved from: https://www.toronto.ca/community-people/
public-safety-alerts/emergency-preparedness/types-of-emergencies/  
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m) August	2005	–	tornado
n) April	2009	–	severe	thunderstorm
o) July	2009	–	severe	thunderstorm
p) August	2009	–	tornado
q) July	2013	–	flood
r) December	2013	–	winter	storm

11. SENSORY

11.1. Sensory	Analysis
A) The	site	is	subject	to	noise	extremities	from	nearby	highways,	as	the	most

prominent	sensory	influencer.

11.2. Views/Vistas	
A) The	site	is	not	subject	to	any	identified	views	from	the	public	realm,	as

specified	in	Toronto	Official	Plan	Identified	Views	from	the	Public	Realm	Map
– Map	7A	(Map	29).

12. CULTURAL

12.1. Local	Demographics
A) The	site	is	located	within	the	City	of	Toronto	Ward	40-	Scarborough-

Agincourt	(Map	30).
B) According	to	the	census	(2011)35

a) The	population	of	Ward	40	was	62,030.	This	creates	a	population
density	of	5.32	thousand	people	per	km2.	The	median	age	in	this	ward
is	42	years.

b) The	average	household	size	is	2.73	people.	48.7%	of	households	in
this	ward	live	in	apartment	buildings	of	5	storeys	or	more,	36.7	live	in
houses,	11.7%	live	in	row/townhouses,	and	2.9%	live	in	apartment
buildings	of	5	storeys	or	less.

c) Most	respondents	in	Ward	40	listed	English	as	their	mother	tongue
(35.8%);	the	next	most	answered	mother	tongue	languages	were:
Chinese	(not	otherwise	specified)	(9.5%),	Mandarin	(7.5%),	and
Cantonese	(7.4%).	It	is	important	to	note	that	these	languages	were
higher	than	the	Toronto	averages.

C) According	to	the	National	Household	Survey	(2011)36
a) 53%	of	respondents	in	Ward	40	have	a	post-secondary	certificate,

diploma	or	degree

35Retrieved from:	https://www.toronto.ca/wp-content/uploads/2017/10/97d9-City-Planning-
Ward-40-Profile-2011.pdf	 
36Retrieved from: https://www.toronto.ca/wp-content/uploads/2017/10/97d9-City-Planning-
Ward-40-Profile-2011.pdf 
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b) The	average	monthly	rent	was	reported	as	$933	(less	than	Toronto
average	$1,026).

c) The	average	yearly	income	of	was	$64,464	(less	than	Toronto
average,	$87,038).

d) 65%	of	respondents	were	born	outside	of	Canada.
e) The	unemployment	rate	was	10.4	(higher	than	Toronto	rate,	9.3).

13. DRAINAGE	AND	LANDFORMS

13.1. Drainage
A) The	contours	of	the	site	suggest	that	drainage	will	occur	from	west	to	east,	as

the	western	portion	of	the	site	has	an	elevation	of	175	m	and	the	eastern
portion	has	an	elevation	of	174	m.
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5.3	Opportunities	and	constraints	analysis	
The	following	analysis	will	describe	the	main	benefits	of	and	drawbacks	to	redevelopment	

of	the	site.	

The	following	elements	create	opportunities	for	redevelopment	of	the	site:	

• Provincial	Policy:	the	site	is	located	in	a	“settlement	area”	designated	by	the

Provincial	Policy	Statement,	and	a	“built	up	area”	in	the	Growth	Plan	for	the	Greater

Golden	Horseshoe,	indicating	the	desire	for	residential	and	commercial

development,	as	well	as	intensification.

• City	of	Toronto	Official	Plan	Policy:	the	site	is	located	within	a	Mixed-Use	Area	in

the	City	of	Toronto	Official	Plan,	indicating	a	desire	for	development	that	would

have	a	combination	of	residential	and	commercial	uses.

• Location:	The	site	is	located	along	an	Avenue,	allowing	for	redevelopment	potential

outlined	in	the	City	of	Toronto	Official	Plan.	The	site	is	also	located	in	proximity	to

many	local	services,	including	schools,	places	of	worship,	and	libraries.

• Property	value:	Comparable	sites	are	being	valued	from	$2.9	to	$3.6	million,	with

similar	existing	built	forms.	The	potential	generated	revenue	of	redevelopment	of

this	site	suggests	that	there	will	be	a	profit	created	from	the	current	value	to	the

future	value.

• Circulation	System:	The	site	is	located	in	a	location	that	allows	for	direct	access	to

a	Major	Arterial	Road	(Victoria	Park	Avenue)	and	is	in	close	proximity	to	another

Major	Arterial	Road	(Sheppard	Avenue	East)	and	two	provincial	highways	(the

Macdonald-Carter	Freeway-		Highway	401,	and	the	Don	Valley	Parkway-	Highway

404).

• Transit:	The	site	is	well	connected	to	local	transit,	including	direct	access	to	seven

TTC	bus	routes,	and	in	close	proximity	to	Line	4	Sheppard	subway	and	GO	Transit

train	and	bus	service.	The	site	will	also	be	serviced	by	the	future	Sheppard	East	LRT

line,	which	will	provide	rapid	transit	access	to	the	existing	Yonge-Bloor/Danforth

subway	lines.
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• Servicing:	The	site	will	continue	to	have	adequate	servicing	in	the	areas	of	water,

gas,	electrical,	telecommunications,	waste	management,	fire	protection,	police

services	and	ambulance	services.

The	following	are	elements	of	the	site	that	may	present	constraints	for	redevelopment:	

• Pedestrian	and	Cyclist	Access:	There	is	currently	no	bike	infrastructure	on

Victoria	Park	Avenue	or	Sheppard	Avenue	East,	but	the	proposed	redevelopment

plan	recommends	that	this	be	established.

• Current	zoning:	There	are	several	constraints	provided	by	the	site’s	current	zoning

designation,	including:	permitted	residential-uses	FSI	at	0.0,	permitted	lot	coverage

at	40%,	required	setbacks,	and	permitted	height	at	11.0	metres.	These	restrictions

do	not	permit	intensification	or	redevelopment	for	a	mixed-use	building.

In	summary,	the	opportunities	for	redevelopment	strongly	outweigh	the	constraints,	

therefore	redevelopment	is	advised	and	supported.	The	constraints	listed	will	be	

addressed	in	the	Plan	Proposal	section.	
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5.4	Proposal	

14. PROPOSED	REDEVELOPMENT	PLAN	SUMMARY

14.1. Plan	Principles	

The	redevelopment	plan	for	the	site	will	adhere	to	the	following	four	principles:	

(1) Increased	Density:	development	will	intensify	the	site	through	additional

height	and	storeys,	which	is	in	accordance	with	the	City	of	Toronto	Official	Plan

intent	for	Avenues.

(2) Diversity	of	Uses:	development	will	create	a	combination	of	retail	storefronts,

residential	units	and	community	spaces	within	the	site	that	will	service	not	only

residents	of	the	building	but	the	community	at	large.

(3) Pedestrian	Scale:	development	will	create	ease	of	access	for	pedestrians,

including	welcoming	storefronts	along	the	sidewalk,	and	building	step	backs	that

ensure	pedestrian-scaled	built	form.

(4) Active	Lifestyle	Friendly:	development	will	create	a	mixed-use	community

that	allows	for	work,	life	and	play	to	coexist	and	eliminates	the	need	for	multiple

vehicular	trips	in	daily	life.

14.2. Concept	Summary	

Development	will	take	place	on	the	site	in	the	form	of	a	mid-rise	mixed-use	building.	

The	building	will	provide	purpose-built	rental	apartment	housing	above	small-scale	

retail	stores.	It	will	have	community	space	dedicated	on	site	for	both	residents	and	

community	members,	a	private,	open-air	courtyard,	a	public	rooftop	garden,	as	well	

as	an	underground	parking	facility.	
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Residential	Uses	

The	residential	units	on	site	will	be	purpose-built	rental	apartment	housing	and	will	

be	located	between	floors	two	and	nine,	in	the	form	of	one-bedroom,	two-bedroom,	

and	three-bedroom	units.	This	will	allow	rental	accommodation	opportunities	for	

single	persons,	couples,	and	families	at	various	stages	of	life	and	assist	in	decreasing	

rental	housing	shortfalls	in	the	City	of	Toronto.	

A	private,	open	air	courtyard	will	be	located	on	the	west-side	of	the	second	storey,	

directly	above	the	loading	bays	on	the	first	floor.	The	courtyard	will	provide	outdoor	

space	for	residential	tenants	and	could	include	such	amenities	as:	child-specific	play	

equipment	and/or	pet-friendly	spaces.	The	tenants	on	the	second	storey	will	have	

direct	access	to	the	courtyard	via	a	door	off	of	the	exterior	of	their	unit	while	all	other	

residential	tenants	will	have	access	through	a	door	and	hallway	on	the	second	storey.	

The	residential	lobby	will	have	an	entrance	on	Esquire	Road	which	will	provide	

privacy	and	avoid	impeding	foot	traffic	for	pedestrians	on	Victoria	Park	Avenue.	

Commercial	Uses	

The	non-residential	uses	on	site	will	be	retail	stores	and	a	community	space.	The	

designated	community	space	on	site	could	have	a	variety	of	public	and/or	private	

tenants,	such	as	a	daycare,	seniors’	facilities,	or	indoor	recreational	facilities.	The	

retail	storefronts	on	site	will	be	tailored	to	the	existing	tenants	and	the	broader	

community	needs	and	will	be	encouraged	to	service	various	aspects	of	daily	life,	

including	food	and	drink,	financial	services,	health	services	and	leisure.	

Green	Roof	

There	will	be	a	green	roof	on	the	roof	of	the	ninth	floor.	This	space	could	be	designed	

as	an	extensive,	or	semi-intensive	green	roof,	according	to	the	City	of	Toronto	Green	

Roof	By-law	(2010).	

For	complete	site	plan,	floor	plans	and	building	renderings,	please	see	Case	Study	

Appendices	A,	B,	and	C.	
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15. BUILT	FORM	PROPOSAL

15.1. Built	Form	Types	Proposed	

The	built	form	on	site	will	be	a	nine-storey	(27.1	m)	mixed-use	building,	with	

residential	units,	retail	units	and	a	community	centre	unit.	The	ground	floor	of	the	

building	will	be	98.5	metres	in	width,	35.8	metres	in	depth,	and	4.7	metres	in	height.	

All	additional	storeys	are	2.8	metres	in	height.	The	dimensions	of	the	additional	floors	

in	the	building	can	be	found	in	Table	2.		

15.2. On-Site	Uses	Proposed	

A	total	of	138	apartment	rental	units	will	be	created	on	site.	This	will	include	52	one-

bedroom	units,	55	two-bedroom	units,	and	31	three-bedroom	units.	Units	will	be	

purpose-built	rental	apartments.		

In	addition	to	residential	uses,	there	will	be	retail	units	on	site.	A	total	of	1,174	m2	

gross	floor	area	(939.4	m2	with	building	efficiency	of	80%)	of	retail	space	will	be	

located	on	the	first	floor.	This	could	create	11	retail	doors,	each	with	approximately	

86.4	m2	of	useable	floor	space.	Space	could	be	adapted	for	larger	retail	uses,	if	

applicable.	

There	will	be	space	allocated	for	a	community	centre	on	the	first	floor	of	the	building	

on	site,	with	gross	floor	area	of	1,174.2	m2	(939.4	m2	with	80%	building	efficiency).	

There	will	be	a	green	roof	on	the	tenth	floor.	This	outdoor	space	will	have	a	gross	

floor	area	of	1,048.0	m2	(838.4	m2	with	80%	building	efficiency),	and	will	be	planted	

with	grasses,	sedums	and	other	drought-resistant	plants.	
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There	will	be	one	floor	(P1)	of	underground	parking	for	all	uses	on	site.	This	level	of	

parking	will	be	3,526.3	m2	gross	floor	area	(2,821	m2	with	building	efficiency	of	80%)	

and	allow	for	117	vehicular	parking	spaces	and	486	bicycle	parking	spaces.		

16. PROPOSED	CIRCULATION	PLAN

16.1. Road	Allocation/Internal	Circulation	Allocation	

No	new	roadways	will	be	constructed	on	site.	Vehicular	and	bicycle	access	to	the	

underground	parking	levels,	as	well	as	building	servicing	and	access	to	the	loading	

bays	will	be	via	the	existing	lane	to	the	west	of	the	site.		This	lane	is	currently	9	m	

wide	and	will	allow	for	two-way	traffic	on	and	off	the	site	via	Esquire	Road	to	the	

south.	

16.2. Pedestrian	Pathways	

Pedestrian	pathways	on	site	will	be	along	the	existing	sidewalk	on	Victoria	Park	

Avenue.	It	is	recommended	that	the	sidewalk	on	Victoria	Park	Avenue	be	expanded	

from	the	existing	1.5	m	wide,	to	3.5	m	wide,	to	allow	for	ease	of	pedestrian	access	to	

storefronts	on	site,	as	well	as	the	development	of	a	complete	public	realm	with	

lighting,	seating,	and	other	amenities.	This	widening	has	been	accounted	for	in	the	

site	plan	(Appendix	A).	

16.3. Cycling	Pathways	

It	is	recommended	that	cycling	pathways	take	the	form	of	a	designated	bike	lane	in	

the	vehicular	lane	to	the	west	of	the	site.	This	will	allow	for	safe	entry	to	and	exit	from	

the	underground	parking	on	site.	It	is	also	recommended	that	cycling	lanes	be	added	

during	the	improvements	to	the	public	realm/right-of-way	of	Victoria	Park	Avenue,	

detailed	above	in	16.2	Pedestrian	Pathways.	Designated	cycling	pathways	to	and	from	

the	site	will	ensure	that	the	businesses	and	residences	of	the	proposed	building	will	

be	able	to	choose	active	transportation.		
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17. LAND	BUDGET	ALLOCATION

See	Table	3.

18. PROPOSED	BUILT	FORM	INVENTORY

18.1. Required	Zoning	Amendments	

The	following	are	the	required	zoning	amendments	for	the	redevelopment	of	the	site:	

A) Zone	Label:

a) Whereas	the	City	of	Toronto	Zoning	By-law	569-2013	zone	label	reads	“CR

0.33	(c0.33;r0.0)	SS3	(x489)”,	change	to	read:	“CR	2.0	(c0.37;r3.14)	SS3	(x489)”.

B) Permitted	Building	Types:

a) Whereas	changing	the	zone	label	to	read	““CR	2.0	(c0.37;r1.63)	SS3	(x489)”,

the	following	building	types	for	dwelling	units	will	now	be	permitted:

i) Mixed-Use	Building	on	a	lot	that	has	a	zone	label	with	an	“r”	value	that	is

greater	than	0.0

C) Density:

a) Whereas	changing	the	zone	label	to	read	“CR	2.0	(c0.37;r1.63)	SS3	(x489)”,	the

density	will	now	permit:

i) A	floor	space	density	of	0.37	for	non-residential	uses	(per	City	of	Toronto

Zoning	By-law	569-2013	40.5.1.10(3)(A)(i))

ii) A	floor	space	density	of	1.63	for	residential	uses	(per	City	of	Toronto

Zoning	By-law	569-2013	40.5.1.10(3)(A)(ii))

D) Maximum	Height:

a) Whereas	City	of	Toronto	Zoning	By-law	569-2013	40.10.40.10(3)	reads:	“In

the	CR	zone	subject	to	Development	Standard	Set	3	(SS3),	the	permitted

maximum	height	of	a	building	or	structure	on	a	lot	is:	(A)	the	numerical	value,

in	metres,	following	the	letters	HT	on	the	Height	Overlay	Map”,	which	in

reference	to	the	site	in	question	is	11.0	metres,	add	an	additional	Site
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Specific	By-law,	City	of	Toronto	Zoning	By-law	569-2013	900.11.10.xx	to	

read	“(C)	The	maximum	height	of	a	building	or	structure	on	a	lot	is:	25.0	m.”	

E) Lot	Coverage:

a) Whereas	City	of	Toronto	Zoning	By-law	569-2013	Table	200.5.10.1	(1)

requires:	“In	the	CR	zone:	(A)	if	a	lot	is	in	an	area	with	a	numerical	value	on

the	Lot	Coverage	Overlay	Map,	that	numerical	value	is	the	permitted

maximum	lot	coverage,	as	a	percentage	of	the	lot	area”,	which	in	reference	to

the	site	in	question	is	40%,	add	an	additional	Site	Specific	By-law,	City	of

Toronto	Zoning	By-law	569-2013	900.11.10.xx	to	read	“(D)	The	lot	coverage

ratio	for	the	lot	is	70%”.

F) Parking	Requirements

a) Whereas	City	of	Toronto	Zoning	By-law	569-2013	Table	200.5.10.1	requires

the	following	for	commercial	uses:	minimum	1.0	parking	spaces	for	each	100

square	meters	of	gross	floor	area,	maximum	4.0	parking	spaces	for	each	100

square	meters	of	gross	floor	area,	add	an	additional	Site	Specific	By-law,	City

of	Toronto	Zoning	By-law	569-2013	900.11.10.xx	to	read	“(D)	In	reference

to		parking	requirements,	there	are	no	requirements	pertaining	to	commercial

uses.”

18.2. Required	Official	Plan	Amendments	

A) There	are	no	amendments	required	for	the	City	of	Toronto	Official	Plan

(2015).

18.3. Built	Form	Unit	Inventory	

See	Table	4.	
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18.4. Parking	Provision	and	Design	

A) There	will	be	a	total	of	117	vehicular	parking	stalls,	located	on	floor	P1.	The

vehicular	parking	stalls	proposed	is	61	stalls	less	than	required	in	the	City	of

Toronto	Zoning	By-law.	The	proposal	includes	less	parking	due	to	the

existence	of	a	nearby	“pay-to-park”	lot	with	1135	spaces,	located	~50	meters

from	the	site.	This	parking	lot	will	be	adequate	for	the	parking	needs	of

visitors	to	the	site	for	the	retail	or	community	space.37

B) There	will	be	a	total	of	486	bicycle	parking	spaces,	located	on	floor	P1.	This	is

in	accordance	with	City	of	Toronto	Zoning	By-law	569-2013	Table

230.5.10.1(1).

C) There	will	be	1	loading	space	on	site,	in	accordance	with	City	of	Toronto

Zoning	By-law	569-2013	40.10.90.1(1).	All	loading	spaces	will	be	located	on

the	ground	level	of	the	building.

D) Design	of	parking	and	loading	spaces:

a) Vehicular	parking	spaces	will	be	designed	in	accordance	with	City	of

Toronto	Zoning	By-law	569-2013	200.5.1.10(2):

i) Length	of	5.6	metres

ii) Width	of	2.6	metres

b) Bicycle	parking	spaces	will	be	designed	in	accordance	with	City	of

Toronto	Zoning	By-law	569-2013	230.5.1.10(4):

i) Length	of	1.8	metres

ii) Width	of	0.6	metres

iii) Vertical	clearance	of	1.9	metres

c) Loading	spaces	will	be	designed	in	accordance	with	City	of	Toronto

Zoning	By-law	569-2013	220.5.10(8)(D):

37 Retrieved from: https://lots.impark.com//imp/en?latlng=43.653226,-79.38318429999998#details=9,385 
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i) Length	of	13.0	metres	

ii) Width	of	4.0	metres	

iii) Vertical	clearance	of	6.1	metres	
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5.5	Planning	justification	

The	proposed	development	consists	of	one	nine-story,	mid-rise,	mixed-use	building,	

including	138	purpose-built	residential	apartment	units,	ground-floor	retail	and	

community	space,	one	floor	of	underground	parking	(117	vehicular	parking	spaces	and	486	

bicycle	parking	spaces),	and	a	rooftop	garden.	

The	proposed	development	is	consistent	with	the	Provincial	Policy	Statement,	

which	emphasizes	residential	development	in	areas	serviced	by	existing	community	

resources	and	transit.	The	property	is	within	the	“built-up	area”	in	the	Provincial	Growth	

Plan	and	will	contribute	to	the	goals	of	the	plan	to	provide	intensification	near	transit	lines.	

It	is	consistent	with	the	intent	of	the	City	of	Toronto	Official	Plan	designation	for	

Mixed-Use	Areas,	which	outlines	that	sites	within	this	designation	will	absorb	most	of	the	

anticipated	increase	in	retail	and	service	employment	in	Toronto,	as	well	as	much	of	the	

new	housing	and	Avenues,	which	are	intended	to	absorb	reurbanization	and	are	

encouraged	to	create	new	housing	and	job	opportunities.		

The	proposed	increase	in	height	and	density	requirements,	in	relation	to	the	City	of	

Toronto	Zoning	By-law	569-2013	will	ensure	that	the	development	will	be	complimentary	

of	the	scale	of	surrounding	commercial	and	residential	built	form.	The	proposed	building	

design,	including	the	setbacks	and	step	backs,	will	ensure	that	there	is	adequate	integration	

with	the	established	neighbourhoods	to	the	west.	

The	overall	design	of	the	building	will	be	in	compliance	with	the	City	of	Toronto’s	

Performance	Standards	for	Mid-rise	Buildings38.	The	building	is	no	taller	than	the	right-of-

way	(Victoria	Park	Avenue)	is	wide;	the	building	provides	transition	in	the	form	of	step-

backs	to	surrounding	neighbourhoods;	the	ground	floor	provides	uses	that	enliven	

38 City of Toronto (2010). Section 3: Performance Standards for Mid-Rise Buildings. Retrieved from: 
https://www.toronto.ca/wp-content/uploads/2017/08/960c-Performance-Standards-for-Mid-
Rise-Buildings.pdf  
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sidewalks	and	create	safe	pedestrian	conditions;	and	the	proposal	limits	vehicular	access	to	

the	side	street	and	laneway.		

The	development	will	include	rental	apartment	units,	in	various	sizes	(one	bedroom,	

two	bedrooms	and	three	bedrooms).	This	will	ensure	that	the	development	will	support	

the	changing	demographics	of	the	area,	as	well	as	support	the	City	of	Toronto’s	intention	to	

preserve	and	create	new	family-sized	residential	units39.		

The	development	proposes	a	change	from	the	existing	single-storey	retail	built	form	

to	a	mid-rise,	mixed-use	building,	which	will	support	the	City	of	Toronto’s	need	for	rental	

housing	and	will	preserve	the	retail	opportunities	on	site.	It	will	also	add	a	community	

space	that	will	serve	both	the	residence	of	the	building,	as	well	as	the	surrounding	

neighbourhood.	The	rooftop	garden	including	in	the	development	will	serve	as	outdoor	

amenity	space.	

The	site	is	well	serviced	by	public	infrastructure,	road	networks,	local	and	regional	

transit,	and	community	services,	which	all	support	the	increased	density	described	in	this	

proposal.	It	is	especially	pertinent	to	note	that	this	development	will	be	serviced	by	the	

future	Sheppard	East	LRT	line.		

The	constraints	to	this	site	are	able	to	be	accommodated.	Pedestrian	access	will	be	

enhanced	by	the	improvements	to	the	public	realm	outlined	in	the	proposal	and	it	is	

recommended	to	plan	for	cycling	infrastructure	to	be	added	to	Victoria	Park	Avenue.		The	

proposal	acknowledges	that	the	necessary	zoning	by-law	amendments	will	need	to	be	

approved	prior	to	construction.		

39 City of Toronto (2007). Staff Action Report: Encouraging New and Protecting Existing Family-Sized Units 
(reference number: pg070065). Retrieved from: 
https://www.toronto.ca/legdocs/mmis/2007/pg/bgrd/
backgroundfile-5883.pdf  
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The	development	proposed	on	this	site	is	in	line	with	the	goals	of	the	provincial	and	

local	planning	policy	and	regulations.	The	height	and	density	of	this	development	provides	

adequate	setbacks	and	step	backs	and	is	consistent	with	mid-rise	development	guidelines.	

There	are	no	significant	shadow,	wind	or	environmental	impacts	of	the	proposed	

development.	The	proposed	parking	supply	will	be	sufficient	for	both	residents	of	the	

apartment	units	and	visitors	to	the	site.	An	acceptable	pedestrian	scale	has	been	achieved	

with	frontage	and	street	wall.		

Based	on	the	above	assessment,	this	proposal	represents	good	and	sound	planning	

and	should	be	approved.	
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6.0	Appendices	
TABLE	1:	Canadian	Retail	Real	Estate	Types	Summary	

(International	Council	of	Shopping	Centres,	2010).	
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TABLE	2:	Building	Floor	Area	

Floor	 Use	 Gross	Floor	Area	(m2)	
P1	 Vehicular	&	Bike	Parking	 3,526.3	
1	 Retail	 1,174.2	

Community	Centre	 1,174.2	
Loading	Bay	 587.1	
Residential	Lobby	 587.1	

2	 Residential	 2,939.2	
Courtyard	 587.1	

3	 Residential	 2,939.2	
4	 Residential	 2,939.2	
5	 Residential	 1,993.6	
6	 Residential	 1,993.6	
7	 Residential	 1,048.0	
8	 Residential	 1,048.0	
9	 Residential	 1,048.0	
10	 Green	roof	 1,048.0	
Total	Parking	 3,526.3	
Total	Non-Residential	 3,522.7	
Total	Residential	 15,948.6	
Total	Outdoor	Space	 1,635.1	
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TABLE	3:	Land	Budget	Allocation	

Use	 Area	 Percentage	

Developable	Land	 5,084.9	m2	

Rights	of	Way	(Existing)	 0	m2	 0%	

Rights	of	Way	(Proposed)	 0	m2	 0%	

Parkland	Dedication*	 0	m2	 0%	

Built	Form	 3,526.3	m2	 69%	

	Pedestrian	pathways	 0	m2	 0%	

Open	Space	 1,558.7	m2	 31%	

TOTAL	 5,084.96	m2	 100%	

*It	is	recommended	that	parkland	dedication	be	given	as	cash-in-lieu	as	it	is	not	feasible	to	dedicate	land
on	site	for	park	space.	This	is	in	conjunction	with	the	existing	uses	of	the	site.
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TABLE	4:	Built	Form	Unit	Inventory	

UNIT	TYPE	 Size	per	unit	
(m2)	

Total	Number	of	
Units	

Total	floor	area	
(m2)	

Residential	
One-bedroom	 69	 52	 3,588.0	
Two-bedroom	 97	 55	 5,335.0	
Three-bedroom	 120	 31	 3,720.0	

Commercial	 Community	Centre	 945	 1	 939.4	
Retail*	 86	 11	 939.4	

*Size	and	number	of	retail	units	will	depend	on	anchor	tenants	and	individual	unit	design	
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Appendix C: Proposed Renderings - Northeast view

55



Appendix C: Proposed Renderings - Southeast view
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Appendix C: Proposed Renderings - Southwest view
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Appendix C: Proposed Renderings - Northwest view
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Chart 1: Average Temperature and Precipitation

Source: meteoblue.ca
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Chart 2: Wind speed

Source: meteoblue.ca
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Chart 3A: Solar exposure (June) 

Source: Suncalc.com
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Chart 3B: Solar exposure (March)

Source: Suncalc.com
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Chart 3C: Solar exposure (December)

Source: Suncalc.com
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Chart 3D: Solar exposure (September)

Source: Suncalc.com
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Sullivan Neighbourhood

Scarborough

Source of base map: Google Maps

Map 1: Context Map
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Map 4:  Toronto District School Board Map

Source: tdsb.ca
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Map 7: Pedestrian and cyclist access

Source: 
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Map 8: City of Toronto Official Plan Urban Structure

Source: City of Toronto Official Plan 76
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Map 9: City of Toronto Land Use Plan 

Source:  City of Toronto Official Plan 77
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Map 10: City of Toronto Official Plan Site and Area Specific Policies Map

Source:  City of Toronto Official Plan 78
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Map 11: City of Toronto Official Plan Special Policy Areas Key Map 

Source:  City of Toronto Official Plan 79
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Key Map

MAP 35Not to Scale November 2015

City Planning
Division

Secondary Plan Areas

Proposed New or Amendments to Existing 
Secondary Plan Areas - Yet to be approved 
by the O.M.B.

1 Agincourt
2 Highland Creek
3 Morningside Heights
4 Port Union Village Community
5 Scarborough Centre
6 Yonge St.Clair
7 Downsview Area
8 North York Centre
9 Sheppard East Subway Corridor
10 York University 
11 Motel Strip
12 Etobicoke Centre

13 Fort York Neighbourhood 
14 Garrison Common North 
15 King-Parliament
16 King-Spadina
17 Railway Lands East
18 Railway Lands Central 19 
Railway Lands West
20 University of Toronto 21 
Yonge Eglinton
22 Central Finch Area
23 Sheppard West/Dublin 24  
Central Don Mills

25  Swansea
26 Emery Village
27 Davenport Village
28 Regent Park
29 Sheppard Avenue Commercial Area 
30 Warden Woods
31 Central Waterfront
32 Lawrence-Allen
33 Mimico-by-the-Lake
34 Queen-River

Secondary Plan Areas
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Map 12: City of Toronto Official Plan Secondary Plan Key Map 
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Map 14: Toronto City Planning Height Overlap Index Map M

Source:  City 
of Toronto 
Official Plan 82
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Map 16: Schedule 1 – Greater Golden Horseshoe Growth Plan Area Map 

Source: Ontario Places to Grow Act 84



Map 17: Schedule 4 – Urban Growth Centres 

Source: Ontario Places to Grow Act 85



Map 18: Niagara Escarpment Plan Maps Index Map 

Source: Niagara Escarpment Plan 86
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MARGINAL NOTES 

INTRODUCTION 

Thi, Cualernary 1:111uluyic<1I rm1µ µresents the distribut,on and seqwmce 
ot recent and glacial deposits i n  the Metropolitan Toronto and sonuu11d· 
ing area,. The colours and patterns on the map depict the lype of sedi· 
ruc11l ur1 the 1:1round surfao:. The profiles prO'Jlde the local �equenr.P. O'f 
sedlmAnury layers; the legend l ists all of the dci:,o:;it,, yo.:nerally tram 
oldest (at the bottom) to younr,,est iat the top). The legend is organized 
by origin of deposit lrivers, lakes, and ice); some un its are therefore not 
l imid crlranologir.al ly and footnotes provide time terms fur Ul05C o.:xcep­
tions.

BEDROCK GEOLOGY 

The bedrock cur,�i,t� uf sh<1II.', inl11rl.Jl'<.J(fod dolomitic siltstone. �nd minor 
l imestone, which l'.'ere deposited in shallow seas about 450 million year:. 
ago, These beds, named thf. GF.orgian Bay Formation. He approximately 
250 m thick am.I Uiµ t<.> lhe suutheast at �bout 5 m/km. Following long 
periods of additional sedimentation and erosion, the ancient Laurenti�n 
River and its tribuuries cut sel'eral deep, poorly•defined bedrock valleys 
uendin9 nortl1w.c�'t wuthca�t at:r1Jos lhe area (see cross,sect1ons}. n,ey 
ha•:e an important influl!nce on drift thickness Jnd groundwutc-r d1slribu­
tion in the Toronto area. 

TOPOGRAPHY 

The landsci!pe of Toronto and the surround,ng territory fsatures two 
gently sloping surfaces divided by a promirnmt shora•hluff forlTlerl by 
glacial Lake Iroquois. South of thi� ohore-bh.dl, the oh.I l�k� Uuttum is 
almost le\/El. North of the Iroquois bluff, the surface is a gently undula­
ting till plain that gradual ly rises towards the north until it meets lhe 
Oak Ridges Moraine. This till plain includes s11veral oval hi l ls  nril!nrerl 
wutheast:/northwest. These drumlins indicate that glac1�I ice mow.id out 
of the Lake Ontario basin toward:; the north••llcst. Lake-bottom sediments 
d id  not co-.-er thele drumlins helow the I roquois bluff in the wuthea,t 
portion of the area. 
D i ssecting these two sloping plains are l arge river V<lllevs which, in part, 
mirrur lh� µr�ghici<1I river �alleys cut in the bedrock UHfar.e. Tht'se i<lrlJe 
�alleys (of tf.e Humber, Den, -and Rouge river�\ were not tut11l lv tormed 
by present•d-ay ril'er discharge. Mojor erosion occurred during the drain­
ilge of a series of late11lacial l;ikas. 

QUATERNARY GEOLOGY 

The early s.udies and formal stratigr.tphy of the glaciJI and re-cent depo­
sits In the Toronto ;,rca arc :;urnrnilri:.:�U Uy K�rrow ( 1 969). The bas1e; 
sequence of depmit,, representing three main glacial and three nonglacial 
periods, was known over 1 00 ye<lrs itQO. The Toronto sequence is famou:; 
a.::ro�s North America because of the well pr�Sllr��u record al tossil·rich 
dt11-"J>il� i ni.J1cilting both warm•climate and coriklimare conditions. The 
warm-cl imate interglacial bed:; (Don Formation: 5c. 6c] 1nd1ca1e temper• 
ate dim�Tf.S, up to 3°C {<l·�eraae) warmer th.in present. The cool-climate
intr.iglaci .. l U111Js (Sc�rborou9h Formation: 5b. 6b) indicate conditions 
poosibly 5g C cooler th<ln present. Detailed studies uf these lossl l iterous
beds and adjacent glacial Ueposits ha11e revealed an intricate story of the 
c,icnt� a11d dim<1tes aver the past 200 000 years in the Toronto area. The 
fallowing description traces this history sequi:ntial!y. 

QUATERNARY HISTORY 

York Till: The oldest exposed glacial depos·n in the Toronto area are 
known as the York Ti l l  (unit 2d; see reference section, sections 1 Qnd 2).  
It  ia a dense clayey to 5and ti l l  that has incorporated much of the under­
lying Georgian 8-'ly Fnrmar1on, upon which it u�w1lly rA5t$. This till is  
wiUesµread, conir11011ly bc111g fuu!IU in !!X!;il;·atiom 111 downtown Turontu. 
York Ti l l  underlies the inlerglacial Don beds and represents a glaciation 
( I l l inoisan Stage) predating thA othH ti l l, IWi5con,inan Sta�e) in the 
Toronto region, about 200 000 years ago, 

Don Formation: Following the deposition of York Til l ,  cl imates wermed 
i..lromoti(.;ol lv,  lu �buul 3"C w<1rmcr thor1 µrc�nt ,J;:iy climat11. The warm­
climate fossils are contained in deltaic deposits of clay. sand, and gr��el 
(uni rs 5r., 6r.!, rAprn5f.ntinn ThA oldest in a series of lakes (Table 1 )  to 
gffoct the Turor1lo orea. This lake, coiled Liiki: Coleman, stood 20 m 
(65 feet) or more above Lake Ontario (75 rn, 24G feet). Its dt>ltaic de­
posits co�er about 65 km2 , with up to 1 0  m of sediment. The Don beds 
ijre also commonly encountered 1n downtown excavations. 

TABLE 1 SUM'.IARY OF LAKES I N  THE TORONTO AREA. 
Lake 

Lake OntQrio 
AUn11rJlh• 
Lake I roquuis 
Peel ponds 
Tharncl iffe lakes 
low lake stage 
Lake Scarborough 
LJh Col�nnn 

Elevation1 

m !leer) 
J.5.1.
75 1246) 
- o

1 30 (425) 
1 83+ (600+) 
1 30+ (4?fi+I 
< 69 (< 25Ll) 
1 22 (400:, 
96 {310) 

A�e Deposits 
y�ars B.P.2 

prncc>nt Toronto lslards, beaches 
> 1 0 000 no deµusits 
12 500 · 1 2  UOO spits, s;ind, silt 
1 3 000 - 1 2 500 sand. silt 
50 000 • 22 000 Thorncl itte Formation 
76 ODO Pomry Ro3d Fnrmation 
- 90 000 Scarborough Formation 
> 1 �5 000 Don Formation 

·1 . All lak11 l<l�91& (wh11re approp· a1e) are measured approximately from 1heir 
position of the Do· Valley Brickyard;. 

J. B.P. R,afor� r,re�ert. 

Exilmp!e5 of important fossil remains include Black Locust (a tree which 
presently qrowi fur to the south of Toronto), insects. bison, and l�rAe 
lresh•water clams, which are key ,11dlc.rlor, uf these �ch. The wmm­
climate Don beds l ie  between the deposits of two major glacial episodes 
and hQve been correlilted to the S;;ngamon1an Interglacial, judgeU to be 
oldH than 125 000 years. 

Scarborougl Formation: Another old 1.rki:, Lake Scarburough deposited 
delraic sediments (units 5b, 6b) up to 50 m thick at an elevation reaching 
47 m ( 1 54 feet) abol'e Lake Ontario. This high lake level was created by 
advancing glacial ice blacking drainage down the St. Lawrenca R iver. In 
contrast to the underlying Don bed$, the Sc,irborough beds contilin 
fossils (plant fragments, pollen, and shells) that indicate oool- dimate 
(I.Jore.ii) conditions, about 6°C cooler than present. These deposits co�er
about 1 95 k_m2 and they Qre prominently d iSPIQyed <llong the Scarborough 
bluffs {s11e r11f11r11nr.e ser.tion 3). Hara, the deltaic: dF.posirs G(lnsist of a 
lower clay mem�r and an uµpn �and member, a situation that lead� to 
elllcessive seepage of groundwater and piping at the s.,nd/cla�• boundary 
The Scarborough Formation, about 96 000 years old, represents the 
earliest Wi�cons1n�n ijge de1xmts in thi: Toronto area. 

Pottery Road Formation: L;;ke le�i!ds in the Toronto area fell to an un­
known le�el (less than 69 m, 225 feet) following Lake Scorboraugh, 
H1�·ers flowing inTn 1h1s low stage cut valleys that •.•!f!rf. partially fill11d 
with sand and giavel. These deposits (unit 12c) we ·,vdl cxpu�o.;d at th€ 
Don Valley brickyard. The Pottery Road Formation 1� early Wisconsinan 
in ag11, has11d on its r.orrelnian with dflposits at St. Pierrn, Ouebllc. dated 
abuut 75 000 war:. 6.P. 

Sunnybrook Till: As glacier ice returned to the Toronto area it  moved out 
of th11 Lake Ontann hasin inc.nrporating prE•existing rler,osits, especially 
Lah S(.;arbu·ough day;. Thi; ice then deµosi t11d a cla\.-.rich ti l l  known es 
the Sunnybraak Ti l l  (unit 2cj about 70 000 years B.P. This close relation­
ship to the Scarborough Formation and the widespread extent of such a 
unifoirn ti l l  sheet .il low� it W Uc an i111µortar1t n1arl<.er bed throughout 
rhe area. 

Thorncl iffe Formnion: F luctuating lake beds created by nearby oscilla• 
tiom <.>f the ylucicr rC�ullcU (mu1nly) in the deµu;it1on of IBkt: deposits 
(units 5a, 6.;): srratifil!l'i sands, silt, anl'i varl'l!d clay. I n  the Sc.;irborou[lh 
region, two til l,, the Seminary (unit 2b) and the Meadowcliffe !unit 2al 
interrupt thi; complex lake sequence. Fossil remains from these depnsits 
indic�te c,:iol-climate conditions sim'lar to thc Sc�rborough Formation 
IQke beds. Radioc.irbon dating, howe�er, shows the Thorncl iffe Forma· 
tion to rlatc> from roughly 22 000 to 50 000 years B.P. (Middle Wisconsin· 
an). 

Young Tills: Once again 1he glaciers returned, depositing �ounger til ls 
( l ate Wisconsinan time) 1 n  the Toronto area. I ncluded 1n this group (unit
3) are severijl til ls, thi: extent ct which is not known n detail. Generally_
dense sandy tills ( Le.aside, 3d, and Wentwurth, 3d umforlie the cla;•i:y
silt lo s i lty ti l ls (Halton, 3b, and Wildfield, 3a) and together cowr most of
the present land surfacF.. ThesF. t i l l s  were deposited between 22 000 and
1 3  000 years ago.

E;ker1 uni.I Kamcs: Ouring lhis 1-ate>t gl;,cial episode, silt, s.inc, .:rnd grav�I 
werl! deprmted in rnbglacial �hannelg and .::revasses to torm the esker and 
kame deposits (unit 4) of the Br;,mptan esker c1nd the Oak Ridges Moraine 
near Maple. Both of these depa:;its are averl<lin by the Halton Till (3b) of 
this gl<lcial sob�tage. 

Peel ponds: As the last ice sheF.t melted away, it ponded meltwaters !hat 
drained towards the Ontario basin. This created extensive shallow lakes 
IJVOSr lurgc arc�• of Ped a11 U aUj.ice"nt counties. The lak11 depmits (units 
7 and 8) 1 ,  termed the Peel ponds, consist of a thin covering of sand,. 
silt, and minor clay. 
A, Wil(Crs fell tu lowei levels, the maiur river v;;llcy, uf lhl· Toronto r11gion 
W!lr!I err..dad and lateral tllrrar,es (1mir 1 2) 1  were gr2,:le,:I to thes.e le,·els, 
induding those of glacial Lake Iroquois. 

Lake Iroquois: Luke lcvcb ,taliili.teU whil� th� water 111 the Ontario basin 
drained l'ia the lludsnn River �t Rome, New York. This stable -;t�ge fo1m­
ed the prominent shoreline features of glacial Lake I roquois between 
1 2  500 Qnd 1 2  000 'fears B.P. Westward moving lake currents built sandy, 
pebhly spits or isl�n(:1$ (unit 1 1  ) .  which are similar ta the prCS(.ml. Turor1to 
lsl<lnds. A well·marked shoreline, including blutfs u;:i to 1 5  m high, was 
ntablished across the centre of the City of Toronto, south of St. CIJir 
A•1enue. I n  Toronto. th"' elevations for this shoreline ranyc f1um 53 m 
( 1 74 11.'�t) in th11 ent, to 61 m {200 feet) i n  the west, above Lake Ontario. 
This is due to warping of the land-surface following glaciation. Additional 
Lak� Iroquois deposits include a general covering of 1and (unit 1 0) belo•u 
thu shor11line, to s silty bottom covar (unit 9) in the 11a,:-rarn extent of the 
lake plain. 

Recent deposits: Due to 11-"tensive valley erosion during late-glacial and 
ruc�nt times, mod�rn river deposits junit 1 31 are spraad nw1r VP.ry wirle 
floodplains of the modern ri�er�. Sediment supply to Lake 011l.rrio I.JI'" 
theise ril'ers and by bluff erosion at the Sc.irborough bluffs has formed 
spits, creating the present Toronto Islands. Comiderable fill {unit 15) 
h;;is been added to the islands �nd waterfront ,iricc .rliuul 1 9 1 0, <a>sµecialll'" 
for such new pro;fcts as H;;rbourfrant, Ashbridge's Say, and Bluffer's 
Park. 
1 Due to the scale and availability of the mapping a l l  of these deposits ma'f 
nol be shown. 

Feet Metres 
::t.�.I. 
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The followin9 refP.rMCf!< ,,_,em the source of most of the 
surface geology. Th� areas of these maps are shown on the 
index map. They are at a larger sule and wil l  genera l'i pro­
�·ide the user with more detailed infO(mat"on for particular 
areas. All have b�n p'1blished by ihe Ontario Department 
[or Division) of M·nes. 

1 .  Cuh.·111�r, ( 1 9331: Th<: Plmtoc<:n<: of Hrn Toronto Rcy1on: 
ODM MJp 4 1 [1. Sc.Jle 1 :63 360. 

2. Hewitt 096ga): lndus:;,i;;I minerijls al the M<lrkham­
Newmarket are�; ODr.t Map 2124. 
Scale 1 :63 360. 

3. Hewitt l 1 96gbJ : Industrial mineral resources o' the
Br�mpttln arn; OOM Mar, 2 1 76. 
Sc:al9 1 :63 3fi0. 

4. Karrow !19651: Pleistocene geology of the Sc�rbor­
Ol1<Jh area; ODM Map� 2076 and 2077. 
Scall! I ·31 680. 

5. Karrow ( 1 970): Pleistocene geology of the Thornhill
area; ODM Pr�l iminary Map P. 244. 
Scal9 1 :25 000. 

6. Watt { 1 957): Pleistocene geology of the Township of 
North York; ODM M<lP 1 955-6. Scale 
1 :31 580. 

7 .  Watt ( Hl58): 

8. Whilte (1973).

Plf!i�tnrnnf! (]�ology of Etobicoke: OOM 
Map 2 1 1 1 ,  Scale 1 :31 680. 
Qu�lCill�ry y�oloyy or Bulton; ODM 
Map 2275. ScalE 1 :63 360. 
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Quaternary geology involves the events and deposits of glacial and 
recent times: elements that have shaped the landscal]e and soil str11ta 
of the Toronto region. The purpose of this map, thi:n, is to summarize 
existing information concerning the Ouaterna111 land bedrock) geology 
of this region. This map serves as an in1roduction to further geological 
and geotechnical studies in the Toronto Hea. Ther1,1fore, the expected 
users indude the general public, students, and earth•science profes• 
sionals. This is part of a serif.! of public:11tiom1 th.rt will outline the 
urban geology, including enyineering aspects, of the Toronto area. 

This publication is composed oi sever11I elements. The geolo9ic:al map 
(scale 1 : 1 00 000) i1 supplemented by north-south ilnd we:it-1:ast cross• 
sections {scale 1 :25 000) drawn along the subway routes. The de­
tailed geology of well-studied locations is presented as reference sec­
tiom. More specific information is available from the individual maps 
(see index map) and the bibliography. 
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CENOZOIC 
QUATERNARY 

RECENT 

LEGEND 

R ECENT DEPOSI 

1<��:�::�:q M.rn-madc deposits: flfl. ' 'Ji.·♦

'JUL 1 2 1990 , 
--REC E I V E D

� Lake Onuirio beach and nearshore deposits: sand, 
silt. 

1 3  I Moder� river d_eposits: sand, silt. minor gral'e/ and 
· organic mat1mal. 

PLEISTOCENE 
ICE-AGE DEPOSITS 

R IVER DEPOSITS 

l���t��-¾�1 Older river dcposits8 : S;Jnd. gralllil in tP.rrace remmmts. 

G LACIAL LAKE DEPOSITS 

�-'-'_JI Lake lroquoisb, bP.ar.h or bar deposits; gravel, siind. 

� Lake I roquois, shal low-waler deposits: sand, silty 

sand. 

� Lake Iroquois, deeper-water deposits: silt, clay. 

m Peel ponds; shal low-water deposits: sand. 

D Peel pond�; deeper-water deposits; sill, c/fiY. 

� Older lak1uC; shal low-water depo:;its; SiJfld 
� (Formations: 6a, Thornclitte: 6b, Sc.arbur,;,,ugh; 8c. Don). 

� Older lakes; deeper-water deposits: silt, clay. 
L::_J (Furrnations: !ia, Thornclifft; 5b, Scarborough; 5c, Don).

G LACIAL ICE DEPOSITS 

r-----;--7 lcc-contact deposits: sand, gral/91, sflr in Mkllr.� and
L.:.....J morainic ridges. 

� Young til lsb : cfliylly silt till (Wildfield, 3a; Halton, 3b) 
arid s.andv silt rm (Wentwnrth, 3c; Lea-side, 3dl. 

Older ti I l se: silry clay to silt till !Meadowcliffe. 2e: 
Seminary, 2b: Sunnvbrook, 2d ro crayey s;,nd ti/! 
!York, 2d).

PALEOZOIC 
onDOVICIAN 

BEDROCK 

- Shale-, interbedded s i l tstone, and m i nor l imF.ston11,
(Georgian B<lY Fomietion).

Notes: 
a . Mult ip le  age: 1 2a, deposited at le11els lower thBn Lake I ro­
quois; 1 2b, Potter,, Road Formation; 1 2c, pre-Wisconsinan? 
b. late Wisconsinan.
c. Middle Wisconsinan and older.

SYMBOLS 

r::::::---7 Geological boundary,
L...:::::::.J approx I mate.

� Drumlin ( l i ne indicates 
L'::'.!:._J direction of ic:e move­

ment). 
� Geological boundary, 
L.:..:::J assumed. □small bedrock outcrop.

I ..,,,,,,...._,,I 
Lake I roquois shoreline. rw--1:l Location of crass­

�section. 

CROSS-SECTIONS AND R E FE R ENCE SECTIONS 

1 11 order to expand the general information i l lustratAd on the 
Quaternary map, two types of profiles have been added to the 
map. F i rst, g0neral12ed cross-sections located along the existing 
subway routes show th" dllµlh 11nd ,,ariatiun of the sedimi§-nh 
to bedrock. Section W-E, the Bloor Street subway l ine,  i l lustrates 
the thicker, more complex sediments located in Scarborough 
rAlative to the thin deposits 1n Etobicoke. Section N-S. the 
Yonge S1rcct subway line, shows thick sediment patterns north 
of the Lake Iroquois shoreline and thinner _deposits on the lake 
plain tn the south. 
Second, three reference sections ar� included as examples of the 
detailed geological information th<lt provides the basis for e:x• 
tending the Quaternary stratigr11phy in the Toronto area. The 
formJI Quaternary stratigraphic names have been added to these 
sectiom for the interested reader. 
The reference sections are modified from: 1. Terasmae { 1 96U: 
2. Karrow and Morgan 1 975; 3. Karrow 1967. The subway
profiles were supplied by J.  WonlJ of th8 Toronto Tramit Com­
missinn with additional data from Watt 1 1 954, 1 957, and 1 968).

SOURCES OF I N FORMATION 

Geology compiled ( 1 980) from publ ished maps (!:P.e index map). 
Additional data Wflre made 11va1lahle hy The followin!l: 

H. 0. GnldH Associates Ltd.
Metropolitan Toronto Works Department
Toronto Tr.:rnsit Commission
Mini�try of Transport.1tion and Comrnunicaliuns (Ontario)
Ontario Hydro
City of Toronto Publ ic Works Department
MetroµolitHn Toronto and Region Conservation Authoritv
City of Toronto Planning Board
John Westgate, unpubl ished data

Drafting by D. C. Roumbanis and Lorraine Farrell. 
Design by D. R. Sharpe and Raimonds Batgalvis. 
Base-map supplied by the Pub l ic Works Department, City of 
Toronlu. 
Metric Conversion F<lctor; 1 foot "" 0.3048 m 

This map is published with the permission ot E . G. Pye, D irector, 
Ontario Geological Survey. 

Issued 1980 

Information from this publication may be quoted if credit is 
giv':!n. It is recommended that reference to this map bl' made in 
the following form: 
Sharpe, D. R. 
1980: Om1tl!rnary Gsology oi Toronto and Surrounding Area; 

Ontario Geological Su rl'ey Preliminar,, Map P. 2204, 
Geological Serie�. Scale 1 : 1 00 000. Compiled 1 980. 

Metre:; Feet 
•. �.I .

Map 22: MNR Ontario Geological Survey Preliminary Map P.2204 Geological Series 

Source: Ontario Ministry of Natural Resources 91
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TERRESTRIAL ECOZONES. ECOREGIONS and ECOOISTRICTS 

PROVINCE of ONTARIO 

EC OZONE 
1 I ECOREGION 

2 --
l,lxwoodf>lalns I Stlawrence Lowlands 

Frontenat-'= 
Mmitoulin -L,U1Siml;oe 
LaleErilllowlalld 

HudsonP1llns I ColS!ilHudsonBaylowland 
Hudson!liYlowlind 
JamesBaylowlancl 

ECOREGIDN 3 

'" 
., ,, 

132 
133 
"' 

1'5 

215 
216 
217 

ECDDISTRICT 
4 

W.,365.368,369
371-374 

377-379 
381 
382,383 
384-391 
39 2 -39 6 
393-405 
.,...,. 
411-413 

542,5-4-4-548 
,., 
550-560 
561-572 

1021-1023 
1024,10U,1027 
1028,1029,1001 

�=!����=�1s��:i�:=r��i����!r�Is����r;tional blSi$/or a�i$ 

ECOZONE: An araa.1.t thecartti's surfacerepresentative oftarQe and veryoeneralizedecolooical units 
characterizedbymicarslblolicand biolk':lactors. 

ECOREGION; A parl of an ecGzoneciliraclerized by dlstlrdi'le region ii ecol()Q�I IU1s, id:Jdi'lg 
cUmate,physiography,vegetatlon,soil ,waterand1aulli 

ECOOISTRICT: Apartofan ecGreQioni:hasiC!erizedby distinctiweassemblagesof relie1,geoJow, 
landlonns,solls.vegetation,water.andl.1.una. 

1 Tr.: ecozones delineated on tile map m modifiea1ions or the 'Terrestrlal Euuones or.canad.J" compiled by 
Ed Wil:en 19 86, Llllds mrectorale, Em11ronment Cifli da. (EcoloQieal Land CLassifk:aoon Senes No. 19) 

2Ecoreglon names do notnec;essarllvtorrespondto oflitlal'!Ol)OrtjfllSil.WOve-dbytheCanadianPermanent 
commltlteonGeographlcillNames. 

3 Tt.::re Me 17 ecoreg lons in Ille pfD'linoo ol Onwlo. none ol whid1 contain more than ooe P01'1t10n (number). 
as l\appensel&l'!ll!lcl'flin1heC(Jtiil!y. 

-4ThereareS3ecodlstrittsln the provlnces o!Ontarlo.These ecodlstrttsare unlquelynumbered. 

CONVENTION 

93 ECOREGION Line and Numbef' 

383 ECODISTRICT Line and Number 

PARTNERS AND CONTRIBUTORS 

Agricultu re and Agri-Food Canada, Research Braoch. CAntre 1or Land and B iological Resources Rese:uch; 
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In idditilln to the Canadian Foresl Sefviu, PraQ farm Aehab,itation Administration and support o! 1he Erologi:al Stratmution Wo�iog Group, the lollowing agencies paJti:ipated in the development ofuch of the provi!Oal and 
territorLilecoregioncoverages . 
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Oigital_map �repared by Agriculture and Aari-Food Canada, Re search Brarn;h, Ottawa, Ontario f\..l".) 
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Map 24: Canada Terrestrial Ecozones, Ecoregions and Ecodistricts

Source:  Agricultural and Agri-Food Canada
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20 metres

Non-uniform width, to be retained as 
existing at the time of Plan adoption.
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Existing Major Streets

MAP 3Not to Scale December 2010
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Map 25: City of Toronto Official Plan Right-of-Way Widths 

Source:  City of Toronto Official Plan
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Map 26: City of Toronto Official Plan Higher Order Transit Corridors Map 

Source:  City of Toronto Official Plan
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Map 27: City of Toronto Official Plan Surface Transit Priority Network Map 

Source:  City of Toronto Official Plan
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Financial District

Parks and Open Space Areas

Not to Scale

A. Prominent and Heritage Buildings, Structures and
Landscapes

B. Skylines

C. Important Natural Features

22
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1 Identi�ed Views from
the Public Realm

Map 7A March 2013

View to From
A8 The Grange [ H ]...................................................   John St at Stephanie St
A9 Yorkville Library & Fire Station #312 Tower[ H ] Yorkville Ave at Yonge St and at Bay St
A10  Flatiron Building [ H ] ........................................   Front St E at Market St and at Jarvis St
A11  St. James Cathedral Spire [ H ] ..........................   King St E at Church St and Front St E 

  (north side) across from Farquhars Lane
A12 Princes' Gates [ H ] .............................................   Lakeshore Blvd W at Fort York Blvd
A13 St. Mary’s Church [ H ] ......................................   Adelaide St W at Portland St

B. Skylines
View of From
B1 Downtown/
     Financial District Skyline........ Gardiner Expressway (eastbound) at   

Kipling Ave (a.) and at Humber Bay Shores (b.), 
Fort York (c.), Toronto Islands (north shore) (d.), 
Jennifer Kateryna Koval's'kyj Park (e.), 
Broadview Ave at Bain Ave (f.), Prince Edward 
Viaduct (g.), Don Valley Parkway  (southbound) 
south of Leaside Bridge (h.), Sir Winston 
Churchill Park (i.), Top of Baldwin Steps (east of 
Casa Loma) (j.), Casa Loma (south terrace) (k.), 
Parc Downsview Park (top of The Mound) (l.)

B2 North York Centre Skyline ...... Highway 401 (eastbound) bridge over 
West Don River

B3 Scarborough Centre Skyline ... Highway 401 (westbound) at Neilson Rd

C. Important Natural Features
View to From
C1 Scarborough Bluffs ................ Scarborough Heights Park
C2 Cathedral Bluffs ...................... Bluffer's Park
C3 West Highland Creek Ravine .. Lawrence Ave E Bridge 

(looking north-west and south-east)
C4 Rouge Marsh ........................... Rouge Beach Park lookout (looking north)
C5 Rouge River and Rouge Park .. Kingston Rd Bridge (north side) at 

east boundary of Toronto
C6 Rouge Park.............................. Sheppard Ave E (north side at 

Glen Eagles Vista, looking north-east) 
C7 Humber River.......................... Bloor St W Bridge (looking north and south), 

Old Mill Bridge (looking north-west and south),=
and Dundas St W Bridge (looking north-west
and south-east)

C8 Humber Marshes .................... Riverside Dr (north of South Kingsway, 
looking north-west)

C9 Lake Ontario ........................... Norris Cres and Miles Rd at Lake Shore Blvd W,
Lake Cres at Islandview Blvd, Royal York Rd at 
Sussex Dr, Sand Beach Rd at Lake Shore Blvd W,  
Second St just north of Morrison St, Third St  
just south of Morrison St, Fourth St just  
north of Lake Shore Dr, Fifth St, Sixth St and 
Seventh St at Emerald Cres, Tenth St at   
Lake Shore Dr, Eleventh St at Emerald Cres, and

 Twelfth St at Lake Shore Dr

View to From
A14 Fort York [ H ] ..................................................... Fleet St at Grand Magazine (west side) and at Iannuzzi Street and

Coronation Park (through Bastion St, Gzowski St and June Callwood Park)
A15 Rogers Centre ................................................... King St W at John St and at Blue Jays Way
A16 CN Tower [ H ] and Rogers Centre Dome.......... Toronto Island Park
A17 Casa Loma [ H ]................................................... Dupont St at Spadina Rd (east side)
A18 Summerhill Station Clock Tower [ H ] .............. Yonge St (west side) at Alcorn Ave, at Walker Ave, and at Marlborough Ave
A19 Upper Canada College Spire [ H ] ...................... Avenue Rd at Balmoral Ave
A20 East York Civic Centre [ H ]................................ Coxwell Ave at Mortimer Ave, at Memorial Park Ave, and at Barker Ave
A21 R.C. Harris Water Treatment Plant [ H ]............ Lake Ontario
A22 University of Toronto Scarborough Campus .. Morningside Ave Bridge over Highland Creek (south end)
A23 Scarborough Civic Centre [ H ] .......................... Albert Campbell Square (northeast steps)
A24 North York Civic Centre [ H ]............................. Yonge St (west side)
A25 York Cemetery Cenotaph................................. Yonge St (west side)
A26 York Boulevard, York University Commons .... Keele St (west side) at York Blvd
A27 Etobicoke Civic Centre [ H ] ............................... The West Mall (west side) south of Burnhamthorpe Rd and

Highway 427 (southbound off-ramp) at Burnhamthorpe Rd
A28 Beach Fire Station #227 Clock Tower [ H ] ...... Queen St E at Woodbine Ave
A29 Old Mill Bridge [ H ] ........................................... Etienne Brule Park (looking south) and Old Mill Tennis Courts (looking north-west)

A. Prominent and Heritage Buildings, Structures and Landscapes
[ H ] denotes views of heritage properties: refer to view protection policies in section 3.1.5

View to From
A1 Queens Park Legislature Assembly [ H ] ............. Queen St W at University Ave
A2 Old City Hall [ H ] ................................................ Bay St at Temperance St
A3 Toronto City Hall [ H ] ......................................... Nathan Phillips Square (east half along Queen St W edge)
A4 Knox College Spire (Spadina Circle) [ H ] .......... Spadina Ave at Bloor St W (southeast corner) and at Sussex Ave
A5 Knox College (Spadina Circle) [ H ] .................... Spadina Ave at College St
A6 Osgoode Hall [ H ]................................................ York St at Richmond St and Queen St W at University Ave (southwest corner)
A7 University College [ H ] .....................................Kings College Rd at College St
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Map 29: City of Toronto Official Plan Identified Views 

Source:  City of Toronto Official Plan
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Map 31: Archaeological Potential 
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R
O

FT
D

R
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O
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OAKRD

O
X

E
N

D
E

N

CR E S

SE
D

G
E

BROO
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RIVERVIEW
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R
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E

E

CR
E

S

NEWELL CRT

W
ARREN

CRES
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R
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R
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R
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R
O
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SW
E

E
TLAN

D
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T
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K
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ARD
EN

BLVD
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R
U
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U
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W
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E
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H
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R

E
S
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C
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R
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C
O
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G
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O
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D

F O
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E
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E
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O
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C
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T
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N
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1. 2.
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1. BLUE
2. CANE
3. DUNE
4. FOX

5. MARSH
6. REED
7. SEA
8. SWEET
9. TURF

GRASSWAYS

2.

1.

3.

1. HAYHURST RD
2. LONGFELLOW RD
3. TANGAMO RD

1.
2.

1. EASTHAMPTON DR
2. GREYSWOOD CRT

1.

1. FEATHERWOOD PL

1.

1. KOROL AVE

1. FRANKFORT AVE
2. WINSOME AVE
3. CRIOLINE RD

1.FROST
KING LAND

2.PEDIGREE
MEWS

E V A N S A V E

F.G. GARDINER

1.

1. 3.4.

5.

6.

7.
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2.

1. RIVERSTONE
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HUMBER
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3.

3. WESTBANK
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1. ELMLEA RD

1. WESTPOINT LANE
2. MOUNT DENNIS DR
3. PIONEER AVE
4. RIVERS EDGE DR

B U RLINGTO N
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6.
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3. LEAVES TER

1. CANNES CRCL
2. MONDOVI GT

1.

2.C
O

B
A
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H
EI

N
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M
A

N
S

T

CARIBOO
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5.

1. ABRAHAM WELSH RD
2. BETTY NAGLE ST
3. BOB YUILL DR
4. CHARLIE JORDAN RD
5. MCCARTNEY ST
6. ISAAC DEVINS BLVD
7. MARY CHAPMAN BLVD
8. PARROTTA DR
9. LOU POMANTI ST
10. RON ATTWELL ST

6.

7.

3 .

8.

2.
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O
LD

STO
C

K
YA

R
D

S
R

D

1.4
.

SUM
M
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LAND

TE
R

9.
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O
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N
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R

D
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E

S
A
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R

E
S

C
R

E
S
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O
R
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LAN

E
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V
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S

T

BR AG A G D N S
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O

O
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C
R
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R

E
S

U
R

R
E
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N
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A
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X
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H
E

R
T

E
R
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G
A
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LA

N
E
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2.

1. FRED YOUNG DR
2. JORMA PALOMAKI TER
3. SERGIO MARCHI ST
4. LEILA JACKSON TER
5. JIM BAIRD MEWS
6. JUDY SGRO AV
7. JOSEPH GRIFFITH LN
8. JASON ALLISON LANE
9. ADAM OATES HTS
10. TED WRAY CRCL
11. ODOARDO DI SANTO CRCL

1.

1.

2.3.

4.

5.

6.

5.7.

4.

2. CLOCKWORK
LANE

1. CHIMES
LANE

1.

TERCEIRA
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U

N
D

R
Y
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R
N
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C
R
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O

W
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H
O

U
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S
T
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1.2.

1. SUPERIOR
CREEK LN

2. JAMES
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3. RUBY LANG
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4. CORMIER
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1.
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LIN D YLO
U

R
D

4.

PEELAR
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H
A

R
O

LDST

Q
U

E
E

N
S
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3.

M
A

R
TI

N
G

R
O

V
E

R
D

MORNING
STAR DR

STEVENSON RD

CUSTEAD

CRT

H
U

M
B
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LE
B

LVD

SHEPPARD AVE W

THE QUEENSWAY

9.8.

LOWE S PL

W
E

ST O WANIS DR

CARLIN
G

V
IEW

D
R

10.

HARPREET
CRCL

11.

MATTHEW
CRT

1. CLOVIS JOHN
BROOKS LANE

ARBORETUM BLVD

ENTRANCE RD

CO
LBO

RN
E

LO
D

G
E

DR

HOM
E

SM
ITH

PARK
R

D

ARLINGTON WAY

TOLEDO CRES

THE GREENWAY

WINDSOR COURT RD

POINT O WOODS DR

SPINNING WHEEL CRT

AJYN CRT

BOXWORTH PL

DAVID LEWIS DR

GROSVENOR CRT

GOLDENRIDGE RD

ANNE CRT

KEY CRT

DAWN HILL TRL

HALTYRE CRT

ATWOOD CRES

SPRINGFIELD WAY

BEECHKNOLL CRT

QUAKER RIDGE RD

COLLINGSBROOK CRT

GROVEVIEW CRT

KILGORIE CRT

GILLMOSS RD

KIMTON CRT

ARLINGTON WAY

HELM ST

MULTIFLORA PL

KENTLOW CRT

GOLDENRIDGE RD

HUNT CLUB CRT
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FORESTREAM TRL

EVELYN AVE

TAVITON CRT

DRIFTWOOD CRTYUMA CRT

TORINO PL

STONEHURST RD

FINLAYSON CRT

LEGION RD

EPPING CRT

WESTCREEK DR

DALLAS CRT

ABERFOYLE CRT

JAFFRAY RD

FAIRFIELD PL

SYLVESTER CRT

GRAYABBEY CRT

PUTNAM GT

MAISON PARC CRT
STONEYBROOK CRT

ELVIRA CRT
PATIO LANE

BIBURY GT

TRACEY LYNNE CRT

MOSSBROOK SQ

BERKEL RD

REGINA RD

FRONTIER CRT

MAREVAN PL

ORION CRT

WINDGROVE SQ

ELSPETH PL

JENNA CRT

STARVIEW CRT

GALLANT CRT

JOHNSON ST

SEAFIELD RD

CODY LANE

FAIRPORT RD

EDGE LANE

SANDCHERRY CRT

ALTONA RD

MATTA LANE

TOMLINSON CRT

MERRITTON RD

LAYTON CRT

HAMPTON WAY

TRANQUIL CRT

MIRA RD

PAGEHURST AVE

KATES LANE

NOMAD RD

HEDGESTONE CRT

TURFF AVE

BEACH ST

STONEHURST RD

DOWNSIDE RD

LAUREL VALLEY CRT DON PARK RD

GRANADA CRT

FOREST AVE

ELECTRA CRT

CASSON AVE

ELLA AVE

DUNFAIR ST

BRACK PL

WATERLOO CRT

FELICIA CRT

RUSHTON RD

GRAFTON CRT

WOODBINE ENTRANCE

SYLVA RD

DORCAS ST

HUMMINGBIRD CRT

DON PARK RD

SHARLYN RD

LANSBURY CRT

BELINDA CRT

CAPILANO CRT

KNOB HILL

PAGEHURST CRT

BAYVIEW FAIRWAYS DR

PINEVALE RD

BEGLEY ST

LOOKOUT CRT

TIMMINS GN

BROADOAK CRES

FENTON RD

HEDGEROW PL

IRONSTONE MANOR

ARBOR CRT

WINBOURNE RD

BESSEMER CRT

MAGIC CRT

COULTERS MILL GT

GRETA GT

DELCO AVE

CHELSEA RD

LEKANI CRT

CHICKADEE CRT

BRICKSTONE CRCL

ASHWOOD GT

HAMPTON CRT

PALSTAN RD

DELTA BLVD

MERRITTON RD

CAPSTAN GT

PRESCOTT CRT

CALLAHAN ST

NETHERBRAE RD

MELTON CRT

CHANTILLY RD

SIDNEY DR

TAWNEY RD

CLIFFVIEW RD

SWEETBRIAR CRT

GRAZIA CRT

WOODGRANGE AVE

RAMBO RD FAMILY CRES

MARLENE CRT

ENGEL CRT

SOUTHCREEK RD

ROWNTREE CRT

PEACHTREE PL

DUNDIX RD

ALNESS ST

CITATION PL

FUTURITY GT

SWAN PL

WILLA RD

SPANGLER RD

CAPILANO CRT

COURTHAM AVE

TIMBER CRT

WICKHAM CRT

FLIGHTLINE DR

MARTLESHAM RD
JOSHUA CRT

BRESLER DR

BARRY DR

GOLDENRIDGE RD

KAREN ST

WOLLASTON CRT

COLONIAL ST

BREDA AVE

INSLEY RD

BROADOAK CRES

AVONWOOD DR

DORMAN RD

LANCREST ST

PALM GATE BLVD

WINSTON RD

ANNAPOLIS AVE

CENTURY PL

CHABAD GT

SEDLESCOMB DR

EMERALD LANE

ROUGEWALK DR

SUMMERVILLE CRT

RAPHAEL AVE

DENBURN PL

JENSTAR WAY

OBERON CRES

TIFFANY CRES

LORELAND AVE

CHICHESTER RD

RONROSE DR

CRICKET LANE

SIXPENNY CRT

WINGARDEN CRES

BUCKS GREEN RD
LONNY CRT

LEHIGH CRES

WOODHILL CRT

RAVENGLOSS DR

TWILIGHT RD

TANDEM RD

MAHOGANY CRT

LEASIDE ST

GRIPSHOLM RD

THURGATE CRES

POINSETTA DR

BLACKBIRD DR

SHADOW PL

LEILANI DR

DEERBROOK DR

MINEOLA RD E

JETLINER RD

MEADOWRIDGE CRES

FERNAM ST

PROVERBS DR

SCHOLES RD

HUCKLEBERRY LANE

PEARCE RDGAUDAUR RD

DALMENY RD

SUNNYHILL DR

SPRINGVIEW DR

WARREN DR

JONATHAN GT

FALCONCREST DR

SYLVANIA DR

RIDGEMOUNT CRES

REGAL CRES

BONITA AVE

WINETTE RD

MELDRON DR

MAHOGANY ROW

PETER ANDREW CRES
WINDING LANE

ERAMOSA CRES

MINOTOLA AVE

SANDSTONE MANOR

HOGARTH ST

THORNDYKE CRES

VALLEYVIEW DR

SOUTHCREEK RD

CHERRIEBELL RD

HERMITAGE RD

WHITELAW CRT

FERGUS AVE

BRIDGEWOOD DR

BUENAVISTA DR

LOCKINGTON CRES

OTTEWELL CRES

PALISADES LANE

MEADOWLANE CRES

SATURNIA CRES

SHADLOCK ST

MILL ARBOUR LANE

BRIGHTWAY CRES

FLOWERVALE RD

WHARTON GLEN AVE

GRACELAND CRT

CORMACK CRES

DERSINGHAM CRES

NOBLETON DR

WESTCREEK DR

MAQUES LANE

TREADWELLS DR

NOTTINGHILL RD

FORDCOMBE CRES

GAILCREST CRCL

CANADIANA DR

STONEPATH CRES

CEDARTREE CRES

FEATHERSTONE AVE

DEVONSHIRE AVE

SILVERPLAINS DR

EIGHTH ST

LIGHTFOOT PL

JEWELL ST
MCCLINTOCK CRES

SPRUCEWOOD DR

CLEARWATER DR

LITTLEFORD ST

STIRLING CRES

RUSSETT RD

BOB OLINK AVE

NORTHAM DR

ORBITOR DR

HAVENWOOD DR

CLARK AVE

PRAIRIE DUNES PL

GLEN EDEN CRT

ROUGE HILL CRT

PAULINE CRT

STIR CRES

OLD WESTON RD
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ELECTRA RD

DOOLEY DR

QUAKER RIDGE RD

CHLOE CRES
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WILDROSE CRES

REDBIRD CRES
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RAMBLEWOOD LANE
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E
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P
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T
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D
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TAPLIN DR

MILNER GT
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R D
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AVE
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O
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M
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S
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R
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E
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S
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C
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M
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E
R

D
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D
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E
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N
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PAN
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E
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E
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C
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B
U

C
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B
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L
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A
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R
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G
A
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Y
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C
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D
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H
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C
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U
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R
E
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C
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R

E
S

M
IN

EO
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D
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N
R
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R
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S
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R
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