
 

 
 
 
 
KLM File: P-2849 
 
April 4, 2022 
 
City of Markham 
Development Planning Department 
101 Town Centre Blvd 
Markham, Ontario 
L3R 9W3 
 
Attention: Members of the Development Services Committee 
 
Re:  Development Services Committee – April 5, 2022 

Item 4.1: Markham Centre Secondary Plan Interim Update 
Digram Developments (Helen) Inc. 
55, 63, 83 Helen Ave and 7987 Kennedy Road 
City of Markham 
Regional Municipality of York 

              
Dear Members of Development Services Committee, 
 
KLM Planning Partners Inc. is the land use planner on behalf of Digram Developments (Helen) Inc. with 
respect to the above noted lands.  We are pleased to provide this letter to the Development Services 
Committee with respect to the on-going update to the Markham Centre Secondary Plan (the “MCSP”). 
 
The Subject Lands are generally located east of Kennedy Road on the south side of Helen Ave.  The Subject 
Lands are known municipally as 55, 63 and 83 Helen Ave and 7987 Kennedy Road.  The Subject Lands are 
generally flat and devoid of vegetation except for some ornamental trees.  The Subject Lands are currently 
vacant and were formerly used for single detached residential uses. 
 
The Subject Lands are currently part of the South Unionville Planning District (the “SUPD”) within the 
Markham Official Plan.  The Subject Lands represent some of the last remaining lands within the SUPD 
which have not yet been redeveloped.  The Subject Lands are designated predominantly for residential 
uses.  A 0.52 hectare park is located on a portion of the Subject Lands with frontage on the west side of 
Greenberg Gate and the south side of Peshawar Avenue. 
 
As part of the ongoing Municipal Comprehensive Review (the “MCR”) that is required to update the York 
Region Official Plan, the Subject Lands have been included in the proposed Enterprise BRT Major Transit 
Station Area (the “MTSA”).  The MTSA seeks to achieve densities and built form that encourage the use 
of existing and planned public transit.  The Subject Lands are less than 800m from the proposed Enterprise 
BRT station and additionally are also within approximately 800m of the existing Unionville GO Station.  
Accordingly, the proposed development of the Subject Lands should provide a higher-density built form 
that provides a transition to the low density uses to the east.



 

At the same time, the City of Markham is currently undertaking an update to the Markham Centre 
Secondary Plan.  In order to reflect the density targets of the of the proposed MTSAs, the MCSP boundary 
is proposed to be expanded to include the Subject Lands.  The latest concept of the MCSP proposes to 
designate the Subject Lands “Residential Low Rise” and “Park”.  
 
Phase 1 Development 
Applications for Draft Plan of Subdivision, Amendment to the Zoning By-law, and Amendment to the 
Official Plan have been filed and are currently under review for a portion of the Subject Lands (“Phase 1 
Lands”; see the Draft Plan of Subdivision included as Appendix A) to create a park block with an area that 
would ultimately achieve the above noted 0.52Ha park block, mid-rise residential block and extension to 
the existing Peshawar Avenue.  A pre-application consultation meeting has been requested for a site plan 
application to refine the details of the development of the residential block that will be created as a result 
of the draft plan of subdivision application. 
 
The Phase 1 Lands generally correspond with the “Residential Low Rise” designation in the latest MCSP 
which contemplates a maximum density of 2.0 FSI and a maximum height of 2-4 storeys.  This proposed 
land use is not consistent with the development applications which are currently under review by the City.  
We have previously made our concerns known and wish to once again note that it is our opinion that the 
proposed land use permissions included in the updated MCSP must reflect the proposed development of 
the Phase 1 Lands. 
 
Phase 2 Development 
The balance of the lands (“Phase 2 Lands”) is not currently subject to development applications and is 
intended to be developed in future for residential use.  The Phase 2 Lands are located on the south side 
of the proposed Peshawar Avenue extension with Highway 407 and vacant lands located to the south. 
 
The Phase 2 Lands are generally consistent with the “Parks/Open Space” designation in the latest MCSP.  
This size of the proposed park block is not consistent with the SUPD or the discussions that the landowner 
has had with City staff regarding the best and most efficient use of these lands.  We acknowledge that a 
larger park is now being sought by City staff in order to reflect the increase in density that would result 
from the proposed development of the Phase 1 Lands and other proposed developments in the area; 
however, it should be noted that there are a number of existing parks within the SUPD and a number of 
existing and proposed parks and open space within the MCSP, as per Appendix B.  Given the relatively 
small area of the Subject Lands, providing a park of the size illustrated in the latest MCSP will be 
detrimental to the landowner’s ability to develop in a feasible manner. 
 
The landowner has had discussions with respect to the development of the entirety of the Subject Lands.  
Numerous concept development plans were prepared to demonstrate how the Subject Lands could be 
developed in an efficient and appropriate manner as part of the larger SUPD.  Each of these proposed 
concepts included increased density not only on the Phase 2 Lands, but also on the adjacent lands to the 
south and a park the size required by the SUPD.  It is our opinion that the proposed concepts for increased 
density represent an efficient use of land and will better enable the City and Regin to achieve the 
prescribed densities of the MTSA. 
 
It is our opinion that the SUPD and MCSP areas are well-served by existing parks and will be served further 
through newly-developed parks within the MCSP.  Including a park block of the size illustrated in the 
concept MCSP is not conducive to achieving the density targets of the MTSA within the York Region Official 
Plan or of the Growth Plan for the Greater Golden Horseshoe.  Residential development at higher densities 



 

should be included on the Phase 2 Lands through the appropriate designation of those lands within the 
MCSP. 
 
We trust the foregoing is in order.  Should you have any questions, please do not hesitate to contact the 
undersigned. 
 
Best regards, 
KLM PLANNING PARTNERS INC. 

 
Alistair Shields 
Senior Planner 
  



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Appendix A – Draft Plan of Subdivision 
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Appendix B – Context Plan 
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