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1 INTRODUCTION 
 

 

1.1 Background 

 

The TTC is committed to improving transit service in Toronto. Within the next five 

years, the TTC will need a new bus garage to accommodate its growing ridership and 

expanding bus fleet. The facility being proposed at Kennedy Road and McNicoll Avenue 

in Scarborough will store and maintain TTC’s new articulated buses along with some of 

the current fleet. 

 

The proposed site was purchased in 2005 for use as a transit facility.  The site is 

zoned by the City of Toronto as “Heavy Industrial”- a classification which allows for 

the construction of a bus maintenance and storage facility. 

 

The following report summarizes the public consultation hosted as part of the Transit 

Project Assessment Process. This was the third Public Open House consultation hosted 

in the community to discuss the project. The purpose of such community meetings is 

to identify potential impacts resulting from the project as well as mitigation measures 

which may be required. The public will be able to view the full Environmental Project 

Report (EPR) on-line, following the 120 day consultation period. A hard copy will also 

be available at a public facility (local library) in the community.  

 

Construction is expected to begin in 2016 and be completed at the end of 2019. 

 

1.2 Consultation Process 

 

On February 5th, 2015, the TTC held its third Public Open House for the planned 

McNicoll Bus Garage. The event was widely advertised through distribution of notices 

in English and Chinese. Details of this distribution are included in section 1.4 of this 

report.  Local elected officials including the City Councillor, MP, MPP and School Board 

Trustees were invited to the meeting and encouraged to promote the event through 

their own networks. 

 

Prior to the public meeting, TTC met with Toronto Public Health and the Ministry of 

Environment and Climate Change to identify and address issues raised by the 

community. These were addressed by the project team and details were posted on the 

project site and shared with the community. 

 

At the open house, TTC presented panels showing the preliminary plans for the facility 

(see Appendix 3), including details on location, layout, operations and schedule and 

description of how public feedback has resulted in improvements to the planned 

facility. 

 

Comments and suggestions collected through evening have been channeled through 

the Senior Community Liaison Officer (CLO) to the project team for review and action.  

Comments that relate to community or environmental impacts have been documented 

in this report in Section 2.0 and will be included in the Environmental Project Report 

(EPR).  
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A Senior Community Liaison Officer has been assigned to this project and is the single 

point of contact for the community.  

 

1.3 First Nations Consultation  

 

As with the previous public open house, TTC extended an invitation to First Nations 

identified by the Ministry of Aboriginal Affairs and Indian and Native Affairs Canada, as 

potentially interested in projects within Toronto.  Notices were emailed, couriered 

and/or sent via mail. Invitations to the Open House were also extended to Provincial 

and Federal Departments who may have an interest in First Nation Consultations. A 

complete listing is included in the Appendix (See Appendix First Nations) 

 

1.4 Event Details- Public Open House/Meeting 

 

Venue:  Mary Ward Catholic Secondary School 3200 Kennedy Road 

Date:  February 5th, 2015 

Time:    6:30 pm – 7:00 pm – Open House 

  7:00 pm – 8:30 pm - Presentation followed by Questions and Answers 

Attendees:  150 

 
The event was promoted as follows: 

 

 Over 4000 invitations/notices distributed via Canada Post to an area bound by 

Birchmount Ave, Midland Ave, Finch Ave E and Steeles Ave. (See Appendix 1- 

Event Notice) 

 Notice of Commencement and Public Open House  posted on the TTC project 

website - projects.ttc.ca 

 Chinese and English Event Notices were prepared and sent to stakeholders in the 

community, including Scarborough Community Baptist Church for distribution to its 

congregation, Mon Sheong Foundation for the Long Term Care Facility, Mon 

Sheong Condominium Complex (adjacent to project site) and the Bamburgh Gate 

Condominium (See Appendix 1- Event Notice) 

 Soft copies of the English and Chinese Notices were also emailed to stakeholders. 

 Notice of Commencement and Public Open House was sent via e-mail and regular 

mail to all those on the project list. This included all individuals who attended 

previous meetings or have expressed interest and asked to be kept abreast of the 

project.  

 Notice of Commencement and Public Open House was also advertised in two issues 

of the Scarborough Mirror –January 29 and February 5, 2015 as per the 

requirements of the Transit Project Assessment Process. (See Appendix 4- 

Newspaper Advertising) 

 Notice of Commencement and Public Open House was also advertised in the 

Chinese local paper, Sing Tao on January 29, 2015 (See Appendix 4- Newspaper 

Advertising) 
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2 SUMMARY OF QUESTIONS AND COMMENTS 
 

The following is a high-level summary of the discussion and feedback from the 

meeting. Comments were recorded by TTC staff and the project team who were 

available throughout the evening to answer questions from participants. 

 

2.1 Selection of Site  

 

Question Answer 

Participants asked about the possibility a 

land swap (parking lots) with the 

Scarborough Chinese Baptist Church 

(SCBC).  

TTC is working closely with City staff 

and exploring whether a land swap is 

possible. 

If this land swap happened would TTC 

be able to move the bus garage further 

north on its site? 

TTC confirmed that the garage cannot 

be moved north. The south edge of the 

planned parking lot on TTC’s site 

contains a floodway which drains 

floodwater during heavy rainfalls. The 

area is controlled by the Toronto 

Regional Conservation Authority (TRCA). 

TTC has strict orders from TRCA to 

avoid that area as it is environmentally 

sensitive.  

Representative from the SCBC stated 

they would not do a land swap for 

parking lots, if the McNicoll Bus Garage 

is shifted north, as that would cause 

problems. 

If you look at alternative sites, will you 

have to get approval from the local City 

Councillor, and who makes the final 

decision at the City? 

 

TTC consults with the local Councillor, 

however, the authority and approval 

comes from City Council as a whole, not 

an individual Councillor. 

When was approval given for this site 

for the TTC, and by which Councillor? 

 

The land was purchased by the City 

specifically for TTC use as a bus garage 

in 2005. Councillor Del Grande (former 

Councillor Ward 39) was consulted on 

this and the sale was approved by City 

Council. The current Councillor (Hon. 

Mr. Karygiannis) did not approve or 

support this location. 

Why wasn’t unused land near Warden 

Avenue used for a Bus Garage instead of 

this site at Kennedy and McNicoll? The 

Strategically, the TTC plans for bus 

garages to be spread across the City. 

They need to be close to arterial roads 
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Warden site has been vacant for 12 

years. 

 

and bus routes. Locating a bus garage 

across the street from another existing 

TTC garage would be inefficient from an 

operational standpoint. 

 

 

Why would the TTC build a massive 280 

000 sq. ft. garage adjacent to an 

existing senior’s home? What criteria did 

TTC use to select this piece of land? 

 

TTC has bus garages across the city 

near many residential areas. When the 

developer bought the land (where Mon 

Sheong now stands), they re-zoned their 

site to residential mixed use. In 

recognition of potential future issues 

with a Seniors Long Term Care Facility 

being across from land zoned 

Employment-Heavy Industrial, the City 

required very specific language In the 

buyers’ agreements for the Mon Sheong 

property. There was a requirement to 

warn buyers that there was heavy-

industrial zoned land adjacent to their 

site that could operate 24/7. 

 

The site was selected because it is 

appropriately zoned and sized. It is also 

close to the routes that would be served 

by the buses being stored and 

maintained at the facility. 

In your report, you talk about 

interpretation of D6 guidelines and 

whether they are applicable. Industrial 

facilities require certain set-backs. TTC 

reports the garage as a Class 2, which is 

300 meters away. Class 3 is a 1000 

meters difference. The proposed bus 

garage is 30 meters away and would 

not comply.   

In its report, TTC also states that it is 

exempt from the guidelines because it is 

a redevelopment. Mon Sheong has a 

legal opinion that states otherwise. Even 

if it is a redevelopment, it does not 

TTC confirmed that D6 is a guideline 

and gives guidance for development 

purchases. One of the guidelines for D6 

provides the recommended distance, but 

this can be exempted as long as 

environmental effects are mitigated, 

such as noise. This is the case for the 

McNicoll Bus Garage. The site is zoned 

Commercial Heavy Industrial. 
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comply with sections of D6. 

If Mon Sheong were to find an 

alternative site, would TTC consider it?  

City Council has given staff direction to 

proceed with this location. TTC will 

continue discussions about the plan; 

however the direction from Council is 

that this is the preferred location. We 

have a commitment and direction to 

provide improved transit service as soon 

as possible.  A move to another location 

would significantly delay this 

commitment.  

The original site of the bus garage was 

planned at Markham Road and Steeles 

Avenue, but was given up because there 

would be savings of $1.1 million in 

operating costs by moving to the 

McNicoll location. 

 

To clarify, the operational cost savings 

are projected to be $1 million dollars per 

year, every year for as long as the 

facility operates. This is not merely $1 

million dollars of savings; it is multi 

millions over the life of the facility. The 

reason TTC chose the Kennedy and 

McNicoll site was because it is a more 

sensible location. 

In one of your open houses in May, you 

had a question: “Why are you building a 

garage beside a long term home”. You 

said that buyers knew what they were 

buying into, that it is in their agreement 

that their neighbours will have industrial 

uses. People move in because of a 

crisis. Residents don’t have a contract, 

no terms, they move in because of 

CCAC discretion. 

The wording that the City required the 

owner of the development to notify all 

buyers at Mon Sheong of, is posted in 

the FAQs handed out this evening. This 

was a requirement of the developer 

warning prospective buyers that the 

adjacent property was zoned heavy 

industrial and residents would be subject 

to industrial operations running 24/7. 

The zoning and surroundings were 

known before the long term care home 

was built, and include a concrete plant 

and other industrial uses such as an 

Enbridge Gas works yard. 

Will this garage be in the way of future 

GO train/smart track? What about 

Stouffville GO line impacts 

 

In terms of Smart Track, it is in the early 

stages.  This project will improve bus 

service and thus complement Smart 

Track. Different transit modes 

complement each other.  

TTC is exceeding setback requirements 

from the Stouffville GO line and is 

consulting with GO Transit.  
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2.2 Safety 

Question Answer 

What about evacuation of seniors? You 

said it is the responsibility of the long term 

care facility. As a public service agency, I 

am shocked and disappointed to hear that.  

In regards to safety, TTC is building a safe 

facility, meeting all environmental and 

safety guidelines.  

TTC has bus facilities beside many 

residential areas and has bus routes that 

run beside long term care homes, 

residents, and hospitals, with much higher 

bus volumes and have had no issues, such 

as at Dufferin and Eglinton, where two of 

the busiest bus routes in the city are 

located.  

Toronto Public Health (TPH) is being 

consulted and is reviewing TTC’s reports. 

TPH representatives are here tonight and 

can answer any questions on health that 

you may have. 

Long Term Care Facilities are required to 

have evacuation plans in the event of an 

emergency. Evacuation of a building is 

undertaken by trained emergency 

personnel such as Toronto Fire, Police and 

Medical Services.  

If requested by Emergency Services, TTC 

would make its buses available for 

temporary shelters as it has done in other 

cases. 

 

Address issues of pedestrian safety. A 14 

year old was killed in December and the 

driver didn’t know. A Bus and streetcar 

collided at Main and Danforth. With so 

many seniors and school children, what’s 

The recent incident was a tragic event. 

TTC does have a safe record. The ratio of 

accidents to the number of kilometers 

driven by TTC operators is very low. 
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to guarantee that bus drivers will be 

safer? 

Unfortunately there are incidents and we 

try our best to avoid them. We do stand 

by our safety record. The organization 

takes safety very seriously and has 

implemented a number of new policies as 

well as exploring new technologies to 

ensure the system is as safe as possible. 

There are high-level discussions on rail 

lines and fuel tanks. Is TTC taking that 

into consideration? 

 

Yes. There are guidelines that are set with 

minimum setbacks. We are following and 

exceeding those setbacks. Based on the 

type of fuel we are storing and tank 

construction, volume of tanks, the 

guidelines require a setback of 25 feet 

from the rail line. Our design is 70 feet 

away from rail line, more than double the 

minimum requirement.  

The tanks are steel, double walled, and 

vacuumed. If there is a leak in one of the 

two tanks, we can detect that almost 

immediately and we can take action right 

away. You can literally light these tanks 

up for 2 hours, and they will be intact. 

Diesel is not explosive.  

Diesel tanks do not explode when they are 

damaged. All recent garages use above 

ground tanks rather than underground. If 

you poured diesel in this room and threw a 

match on it, it would not ignite. 

In your traffic studies, there is no 

distinction between bus and standard 

vehicles. Your 60 foot buses are longer, 

slower, and have a potentially higher 

accident rate. Did you take consideration 

because of the size and speed? 

 

TTC will follow up regarding the traffic 

study. The key is that the majority of 

buses are travelling well outside of 

morning and outside of afternoon rush 

hours. 

(Post meeting note:  The software used in 

the analysis does take into account heavy 

vehicles, which includes buses; however, 

does not differentiate between types of 

heavy vehicles in the traffic stream. 

Although it takes an articulated bus (60 

feet) longer to clear an intersection, the 

overall impact on its operations would be 

negligible compared to a regular bus due 

to low bus volumes overall during peak 
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periods and significantly lower proportions 

of articulated buses. In the AM peak hour, 

the estimate is for only 2 inbound and 2 

outbound TTC buses between 8AM and 

9AM. Even if half of those buses are 

articulated buses, their effect on the 

overall traffic operations during that hour 

would be negligible.  

TTC’s rate of bus collisions has remained 

relatively stable year after year. As of the 

end of 2014, the TTC Total Bus Collision 

Rate was 36.1 collisions per million miles 

which is comparable to large urban public 

transit agencies in North America. The 

TTC does not distinguish between its 40ft 

and articulated buses in its collision 

statistics. However, TTC has not seen an 

increase in the bus collision rate since the 

introduction of the articulated buses. 

 

When it comes to Redlea Avenue, the 

road is one lane in each direction. The bus 

turning ratio out of the only exit/entrance 

– when you surveyed volume on Redlea, 

did you take into consideration the turning 

of the buses in and out of the garage? The 

City of London introduced articulated 

buses in 2001. They abandoned all of 

these buses in 2011 based on turning rate 

and accident rate, which was twice as 

much as standard vehicles. 

 

The turning radius of the longer buses is 

very close to existing buses. Arctic buses 

navigate through the tight corners of city 

streets in downtown Toronto, mostly with 

street parking. This issue has been 

addressed. 

 

As business owners, we have the same 

concerns as Mon Sheong. Evacuation in 

the event of an explosion - how can you 

make sure that people can evacuate 

quickly and safely?  

 

TTC employees will be working in this 

facility. Safety for the community and 

employees is the number one priority.  In 

fact, TTC is regularly called upon to 

provide emergency shelter buses where 

large groups must be evacuated.  

The Garage is a safe facility. It’s not 

uncommon to find garages located in 

residential areas.  

There are 300 condominium units within 

Bamburgh Gate. We have the same 

concerns as other residents in the 

This facility and buses will only use ultra-

low sulphur diesel (sometimes referred to 

as “clean diesel”).  This was corrected 
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community. A year ago when the garage 

was announced, I looked into the diesel 

type. TTC said it was biodiesel. How can 

we trust information? 

and presented, including to the TTC Board 

after the term “bio-diesel” was incorrectly 

used.  

 

 

2.3 Traffic 

Question Answer 

Is the traffic study based on existing 

traffic volumes? The completion date is 

2019. Do you have a study estimate for 

2019? Four years down the road it will 

be worse. 

 

They are existing traffic counts. Again, 

buses and transit are part of the solution to 

traffic congestion. The more people that 

are on buses and public transit in general, 

the less traffic there can be, when a viable 

transit alternative is provided. 

 

GO Trains pass by the area between 6 

a.m. and 7 p.m. Go Train passes by 

every half hour. Whenever trains pass 

by, all traffic stops. According to City 

by-law, all buses need to stop at a 

crossing. Imagine how many buses will 

need to stop at the crossing resulting in 

traffic, pollution and emissions. 

 

TTC is aware of the traffic issues that exist 

today. Buses are a very small fraction of 

the overall traffic volume. The vast majority 

of buses leave the facility before morning 

rush hours and return after evening rush 

hours. They will cross the Go crossing, just 

as all cars and vehicles do today. 

When it’s busy at Kennedy and McNicoll, 

our buses will already be distributed across 

the City serving customers; not just in this 

area, but outside this neighborhood. Adding 

capacity to our bus network here can 

alleviate traffic in this area, Scarborough 

and the rest of the neighborhood. 

Service is planned to largely avoid the 

Kennedy and McNicoll intersection (referred 

to graphic showing 3% of buses travel 

through Kennedy and McNicoll). 

8:30 a.m. is peak traffic and coincides 

with the GO train schedule. The area will 

be congested. 

There are no TTC buses leaving the garage 

at 8:30 am. In addition, buses are a tiny 

fraction of overall traffic.  

 

Redlea was supposed to be planned 30 

years ago to relieve Kennedy Road. With 

so many buses and 30 years later, how 

Redlea is planned by the City to have one 

south, one north and one middle lane. It 

was primarily designed to be a relief valve 
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will Redlea relieve Kennedy? Need 3-4 

lanes to relieve traffic.  Are Artic buses 

more dangerous due to their length, can 

they make the turn onto Redlea? 

 

for Kennedy. When it opens, it should 

provide traffic relief to Kennedy. Arctic 

buses will be able to make the turn 

between Redlea and the McNicoll Garage.  

Although articulated buses are 60 feet 

long, they have similar operating 

characteristics (including turning radius) as 

the 40 ft. buses. They are able to service 

the same city streets as the 40 ft. buses 

and thus TTC does not anticipate issues, 

operating them on Redlea Avenue.   

Why haven’t the plans for Redlea been 

updated? They are 30 years old and 

traffic is getting worse. 

 

The addition of Redlea Avenue will improve 

traffic in the area. The City completed an 

Environmental Assessment for Redlea in 

2007 and is scheduled to complete 

construction by the end of 2016. 

 

2.4 Zoning 

How long has your site been labeled as 

heavy industrial? 

Since the 1960s. 

It’s been decades and the area has 

developed with residential commercial 

development. This is no longer a heavy 

industrial area. The bus garage will cause 

pollution and safety issues. 

 

Regarding pollution: improving transit is 

part of the solution to improving air quality. 

With more people on transit, there can be 

less traffic, fewer cars on the road. 

If TTC felt this wasn’t safe for a residential 

area, it would not be doing it. There are 

multiple bus maintenance and storage 

facilities beside residential neighborhoods. 

TTC has much experience with these 

facilities. There is an Enbridge Gas 

maintenance yard adjacent to this site.  

 

2.5 Noise Mitigation 

The current noise report shows a 

secondary access from Redlea Avenue 

on the south west corner from the site. 

Is that in fact the case? Would you 

please describe what kind of bus 

TTC originally planned a secondary exit to 

the facility which has since been 

eliminated. All buses will enter and exit 

from a single access point at the north end 

of facility on Redlea, away from Mon 
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activities would be expected along the 

west side of the TTC property? 

 

Sheong. 

The noise acceptance has been evaluated 

and updated since work completed in 

2014. A final noise assessment study will 

be updated for the final report within the 

next 120 days. There will be a full 30 day 

review period for public comment. 

 

TTC made a design change to shift 

entrance to the north; Mon Sheong 

wanted movement of activity away from 

its property. You are still keeping 70% of 

the bus activity closer to Mon Sheong, 

rather than on the TTC side. The fact 

that the access is on the north side is not 

achieving moving noise and emissions 

away from Mon Sheong.  

TTC will address your concern in the study 

and final environmental project report. 

 

 

2.6 Air Quality 

Our acoustic consultants looked at your 

reports from December 2014. They 

looked at the report for emissions coming 

from the site. Your consultants didn’t 

study emissions coming from buses 

running down Redlea, and across 

McNicoll. You have to look at impacts 

from activities of the bus garage, not just 

inside the site.  They should re-do the 

assessments with consideration for 

Redlea activities.  Also, we tend to get 

reports that are out of date.  

Take a look at the illnesses that people 

have at Mon Sheong and address those 

specific illnesses and the effects this bus 

garage will have. 

The Human Health Risk Assessment posted 

on the project website reviews sensitive 

populations and the takes worst case 

scenarios into account.   

For air quality monitoring, the worst case 

scenario of existing air quality was taken 

and the modeling also assumed worst case 

scenarios from the Bus Garage and the 

buses. Compiling the 3 worst case 

scenarios indicated a less than 1% chance 

of exceeding air quality standards. 

 

 

2.7 Consultation 

Did the TTC discuss with Mayor Tory, 

the effects this garage will have on 

residents? 

The Mayor’s office has been briefed on the 

project, community concerns and how they 

will be addressed. The City is supportive of 

transit and bus service improvements 
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 immediately, including the purchase of 50 

additional buses which requires a new 

facility to store and maintain vehicles.  

 

I represent 160 residents of Mon 

Sheong. I want to share the statistics for 

our home. Average age is 89. Oldest 

resident is 108 years old. We have 9 

residents over 100 years. They have 

multiple medical problems – that is why 

they are in our home. They have chronic 

heart disease. Out of all the reports we 

have received from the TTC and the peer 

reviews from our consultants, there are a 

lot of questions we have. I would like to 

share the worries and feelings of our 

residents. Since learning of the bus 

garage, I have had several meetings with 

the resident council. They have provided 

concerns every week in terms of noise, 

air and safety. We can’t undermine our 

residents here. As our Director said 

earlier, I think the foundation is very 

happy to look at another site for the 

TTC. At this point, I don’t think the TTC 

should bulld next to us. We would like to 

meet with TTC. 

 

TTC would be pleased to meet with you 

and your consultant team. 

 

We need more buses and better transit.  

Let’s get this garage built. 

 

TTC noted this support 

 

 

Transit Project Assessment Process 

If the Minister of Environment has the 

final say, then why are we here? 

 

There is a formal Transit Project 

Assessment process that is being followed. 

TTC is working to address community 

concerns within the 120 day process.  

Consultation with the community is 

important to improve the plan, before a 

final report is submitted to the Ministry of 

the Environment and Climate Change.  
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A draft report was posted for review on the 

project website in July, 2014. TTC will 

further refine the plan before a final report 

is completed. 

 

 

Environmental standards: If it meets 

standards, the Minister can approve it. If 

it doesn’t meet standards, Minister 

doesn’t approve it. Why are we here? 

 

A very detailed review is required. The 

Ministry of the Environment and Climate 

Change is the gatekeeper of items of 

provincial interest for the project.  This 

includes issues such as natural 

environment, air quality.  

Consultation and the final Environmental 

Project Report are important to ensure all 

provincial requirements are met.  

 

3 COMMUNICATIONS AND CONSULTATION 
 Event Notices were made available to adjacent stakeholders in English and Chinese 

(Mon Sheong and Scarborough Community Baptist Church) for their use and 

distribution. 

 Mandarin and Cantonese speaking interpreters were available throughout the 

evening.  

 A map of the facility and study area was included on the Event Notice.  

 Attendees signed in and provided contact information and how they would like to 

receive future correspondence (email or regular mail). 

 Participants were also asked for permission to share their contact information with 

the local councillor. 

 The first part of the event was structured as an open house. This was followed by 

a presentation and Question and Answer Period. TTC staff, their consultants and 

City Staff were on hand to respond to questions related to the facility. 

 

3.1  Simultaneous Chinese Translation 

Given the number of Chinese-speaking residents adjacent to the project site, TTC engaged the 

services of Cantonese and Mandarin speaking translators. Non-English speaking participants 

were provided headsets which allowed them to follow and participate in simultaneous 

translation of the presentation and the question and answer period. All of the available 50 

headsets were used during the event. 

3.2  Handouts for Participants 

Participants were provided with material (English and Chinese) which provided high level 

information about the project as well as TTC contact details in the event they had follow up 

questions or wished to submit comments during the Transit Project Assessment Process. (See 

Appendix 3-Handouts) 
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4 NEXT STEPS 
 

TTC will incorporate comments received at the meeting into their preliminary planning 

and future Environmental Project Report. Comments will be reviewed and addressed by 

the project team. 

 



 

 

4. APPENDICES 
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Appendix 1 
Event Notice 
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Event Notice (Translated and made available to Chinese speaking 

residents) 
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Appendix 2 
Images 
Public Open House February 5, 2015 

 

 
Evening included Open House and Presentation 

 
 
 

 
Staff present project details
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Appendix 5 
First Nation Contacts 
 
  Paul General Wildlife Eco-Centre 

Manager 

Six Nations of the Grand River 

Chief William  Montour   Six Nations of the Grand River 

Chief Line Gros-

Louie 

Conseil de la Nation 

huronne-wendat 

Huron Wendat First Nation 

  Carolyn  King   Mississaugas of the New Credit First 

Nation 

Chief Bryan Laforme   Mississaugas of the New Credit First 

Nation 

  Dave Mowat Community 

Consultation Specialist 

Mississaugas of Scugog Island First 

Nation 

Ms. Margaret Sault Director of Research, 

Lands and Membership 

Mississaugas of the New Credit First 

Nation 

Chief Donna Big 

Canoe 

  Chippewas of Georgina Island 

Ms Krista Coppawa

y 

Lands Resource 

Consultant Intern 

Curve Lake First Nation 

Chief Greg Cowie   Hiawatha First Nation-Mississauga of Rice 

Lake 

Ms Suzanne Howes Community 

Consultation Officer  

Chippewas of Georgina Island 

Chief Barron King   Moose Deer Point First Nation 

Councillo

r 

Keith Knott   Curve Lake First Nations 

Chief Kelly LaRocca   Mississaugas of Scugog Island First 

Nation 

Chief James R. Marsden   Alderville First Nation 

Chief Roland Monague   Beausoleil First Nation (Christian Island) 

Ms Lori Loucks Land Resource Worker Hiawatha First Nation 

Ms Sarah Sandy Resource Management 

Office 

Beausoleil First Nation (Christian Island) 

Ms Diane Sheridan Land Resources & 

Consultation Worker 

Hiawatha First Nation-Mississauga of Rice 

Lake 

  Dave Simpson Lands and 

Communications 

Officer 

Alderville First Nation 

Chief Sharon Stinson 

Henry 

  Chippewas of Rama 
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Chief  Phyllis Williams   Curve Lake First Nation 

Chief Kris Nahrgang   Kawartha Nishnawbe First Nation 

Ms. Susan Hughes Special Projects-

Archaeology 

Heritage Preservation Services 

Ms. Mae Maracle Diversity Management Strategic & Corporate Policy 

Ms Agatha Garcia 

Wright 

Director, 

Environmentals 

Approvals Branch. 

Ministry of the Environment and Climate 

Change 

Ms. Dolly Goyette Regional Director-

Central 

Ministry of the Environment and Climate 

Change 

Ms Chunmei Liu Regional EA 

Coordinator-Central 

Ministry of the Environment and Climate 

Change 

Mr. James   Wagar Consultatioin 

Assessment 

Coordinator 

Metis Consultation Unit 

Mr. Ashley  Johnson Policy Advisor, 

Consultation Unit 

Ontario Ministry of Aboriginal Affairs 

      Consultation Unit Ontario Ministry of Aboriginal Affairs 

Ms. Karry 

Sandy 

McKenzie Barrister and Solicitor Coordinator Williams Treaty First Nations 

Ms.  Melanie Paradis Land Resources & 

Consultation 
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Presentation Panels 
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McNicoll Bus Garage
Public Open House

February 5, 2015
Mary Ward Catholic Secondary School
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The Need for a New Bus Garage

The Problem
•  Garages are operating at over-capacity
•  New bus garage required within five years to accommodate 

increased ridership
• 540 million total passengers annually 
 • 240 million are on buses
•  Some buses serving east-end routes are stored and maintained 

in west-end garages
•  Extra deadhead time (travel when buses are not in service) adds 

unwanted wear and tear on buses, shortening bus life span and 
increasing operating costs

•  Not feasible to expand existing facilities and insufficient 
capacity

Riders Buses Garage
Increased
ridership
means

Need for
new

buses

And a
new bus
facility

Buses Today
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The Need for a New Bus Garage
Opportunities
•  Growth in ridership = need to expand and improve 

transit service across the city and north-east 
Scarborough

•  New buses and a new maintenance and storage 
facility are needed to support ridership growth

•  A facility close to the bus routes served will result in 
efficiencies and cost savings
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Bus Garage and Routes Served

Sheppard Avenue and Markham Road

Birchmount Avenue and Danforth Road

Warden Avenue and Eglinton Avenue East

Allen Road and Wilson Avenue

Future McNicoll Bus Garage

Future McNicoll Bus Garage
Future McNicoll Bus Garage

Future McNicoll 
Bus Garage

Location of 
bus garage

Location of 
bus garage

Location of 
bus garage

Location of 
bus garage
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The Need for a New Bus Garage

New bus garage will be able to accommodate conventional buses as well as the 
longer articulated buses (40 ft and 60 ft)
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Community Benefits
•  Increased transit service on nearby routes from buses 

entering and leaving the garage

• Enhanced perimeter landscaping

• Several hundred, stable, secure jobs

•  New customer base for local retailers and restaurants

•  Cost savings from efficiencies will be channeled back into 
service improvements across the network

•  TTC exploring swapping parking lots with Scarborough 
Chinese Baptist Church for enhanced safety and convenience
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Design Concept

Looking Southeast



8McNicol l  Bus Garage – Publ ic  Open House #3February 5,  2015

Community Consultations to Date
DATE/ EVENT

October 23, 2013 – Mon Sheong 
Foundation

November 4, 2013 – SCBC Board

November 27, 2013 –  
Public Open House #1

May 15, 2014 – Public Open House #2

April 22, 2014 – TRCA

May 21, 2014 –Mon Sheong Foundation

May 26, 2014 – SCBC Board

May 27, 2014 – Bamburgh Gate

July 23, 2014 – TTC Board Meeting

August 7, 2014 – PGM Committee

August 28, 2014 - City Council 

November 17, 2014 –Board of Health

PURPOSE

Presentation and discussion to introduce the project to the management of Mon Sheong 
Court and Mon Sheong Long Term Care Facility.

Presentation and discussion to introduce the project to the board of the Scarborough Chinese 
Baptist Church.

Public Open House to introduce the project to the community.

Public Open House to update the Public on the project status, and to receive feedback during 
preliminary planning.

Consultation with Toronto Region Conservation Authority to identify requirements including 
preservation of waterway.

Presentation to residents of condominium & long term care facility, and discussion to receive 
feedback and concerns.

Discussion to receive the church’s feedback and concerns.

Presentation to residents of condominium, and discussion to receive feedback and concerns.

Report and presentation delivered to TTC Board and received public deputations.  Board 
voted to accept recommendations.

Report delivered to Planning & Growth Management Committee and received public 
deputations.  Committee voted to defer to next meeting.

Staff directed to proceed with Transit Project Assessment Process

Toronto Public Health  to assess the health impact of the proposed facility on the 
neighbourhood population.
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Consultations
Concern Response
Site selection

(See panels 17, 18,19)

Site is properly zoned “Heavy Industrial” which permits the use of a transit facility.  It is 
appropriately sized and situated in an area serviced by buses. This strategic location helps 
reduce deadhead time which will result in significant cost savings that can be channelled 
back into improving transit service, including in north east Scarborough.

Air quality and potential 
health impacts

(See panels 39, 40)

Conservative assumptions were made in the air quality model to capture the worst case 
scenarios. Findings indicate that levels will be acceptable to the Ministry of Environment 
and Climate Change.

Estimated emissions from the proposed project represent a minimal to negligible 
contribution to the overall cumulative levels.

Transit is part of the solution to improving air quality.

Consultation with Toronto Public Health
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Consultations
Concern Mitigation

Noise

(See panel 41, 42)

Modelling indicates that noise levels can be managed to levels meeting MOECC guidelines 
for impact to the adjacent residents. This will be achieved through a number of design & 
operational provisions including:

•  Rotate all Heating Ventilation and Air Conditioning (HVAC) such that the louvres face 
away from residential area

• Install canopy over storage bay doors to buffer noise

•  Install a 5m high noise barrier along the western property line, between the storage bay 
doors and Mon Shoeng 

•  Testing of standby generator to be restricted to day time. Design to include an acoustic 
enclosure.

• Bus entrance/exit limited to north area, away from residents. 

• Maintenance bay doors on western façade to be remain closed at night
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Consultations
Concern Mitigation
Safety and traffic regarding 
at-grade rail crossings

Buses travelling between an operating Division and their assigned route may have to use a 
road that passes over a level railway crossing as do the many buses that provide scheduled 
transit service on these roads.  As these level railway crossings employ audible and visual 
warnings and physical barriers to stop vehicular traffic when a train is approaching, TTC 
does not have safety concerns related to the crossing protection that is provided.

As the bus and employee traffic generated by the proposed Bus Division would occur 
outside the peak traffic periods when traffic would be much lower, TTC does not expect that 
there would be traffic congestion at these railway crossings during these periods.

Safety of Storage Tanks Although the facility is located near a GO Rail corridor, the track has no special features 
(such as curves or switches) which could increase the likelihood of a derailment. Storage 
tanks are located over double the minimum safe distance from the track to further protect 
the community in the unlikely event of a derailment.

• Storage tanks will be double-walled and continuously monitored for leaks.

• Storage tanks will be protected by appropriate concrete structures.

• Storage tanks will meet all applicable safety standards.

• Storage tanks will be set back from the GO rail line, exceeding all minimum setbacks.
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Concern Mitigation
Traffic impact to 
intersections

(See panel 35, 36, 37, 38)

The proposed facility will generate relatively low traffic activity during peak periods on the 
adjacent road network. The vast majority of buses will enter and leave the facility outside of 
rush hour. 

Employees driving to the facility will also largely be outside of rush hour. Employee and 
overall site traffic onto the network will only account for a minor incremental change in the 
total traffic volume resulting in a negligible impact to the local road system.

Consultations

Pedestrian safety Pedestrian right-of-way is regulated by the City of Toronto.  The addition of site traffic onto 
the network only accounts for a minor incremental change in the total traffic volume on 
the road system.  The facility does not anticipate negatively impacting pedestrian safety. 
TTC bus operators undergo recertification every five years.  The TTC will assess potential 
dangers and implement safety procedure to address concerns both during construction and 
operation.

The TTC has not entered into any formal discussion or agreements related to shared 
parking with the Scarborough Community Baptist Church, however it is exploring the 
possibility of swapping parking lots. This would enhance pedestrian safety for Church 
Patrons and TTC employees.

Preservation of Vimy Oak A tree survey was undertaken on the proposed site and confirmed the presence of one 
English / Vimy Oak which may have cultural or historic significance.  The tree is located 
on the southern edge of a small forested area along the western property boundary.  It is 
29 cm in diameter, and is in good health.  The tree will either be maintained in its existing 
location or relocated to a suitable location.
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Addressing Community Concerns
SAFETY OF DIESEL STORAGE TANKS
Above-ground storage tanks:
• Are fire-rated
•  Meet setback requirements from rail line
•  Are double-walled and monitored for leaks
•  Will be protected by concrete structures
• Are reviewed and certified by TSSA
•  Will comply with all regulations and standards
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Major Design changes from consultation
•  Relocated fuelling lanes and fuel tanks from 

west side to east side to reduce noise.

•  Relocated repair bays from south side to 
north side.

•  Relocated vehicle entrance / exit to north 
end of property to avoid traffic at Kennedy 
and McNicoll intersection.
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Recommended Design Layout
Bus entrance/exit from 
future Redlea Ave.
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McNicoll Garage – Proposed Site 

TTC Site

McNicoll Ave

McNicoll Ave

Kennedy Rd

Mary Ward

Catholic

Secondary School

Kennedy Rd

Scarborough Chinese
Baptist Church

Enbridge Construction
and Maintenance
Facility

Mon Sheong 
Foundation Long Term 
Care Facilities

Siver Star Blvd

GO Stouffville Line
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Site Selection
Why This Location?
•  Located close to bus routes being served

•  Property is large enough to accommodate a typical 
TTC bus garage

•  Property is owned by the City of Toronto for TTC use

•  Land is appropriately zoned “Employment Heavy 
Industrial”
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Site Selection
•  TTC previously owned a site in the Markham/Steeles 

area, but sought an alternative site that would be 
closer to the bus routes intended to be served

•  Site search 2004 – two sites identified
•  Both sites zoned industrial, located on McNicoll
•  West site preferred due to larger size and better 

access
•  Operating cost benefit over Markham/Steeles site 

(approximately $1.1 Million annual savings)
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Site Selection
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Recent Service Level Changes
Service levels are based on observed ridership levels and TTC Board-approved service standards
Service levels are continuously monitored and adjusted to meet passenger demand; an increase in 
ridership = an increase in service and vice-versa
Recent service changes on local routes: 
► 17 Birchmount
Service Increase: Saturday and Sunday afternoon (January 2014) 
► 21 Brimley
Service Increase: Saturday afternoon (September 2014) 
► 39 Finch East
Service Increase: Sunday morning, afternoon and late evening (September 2014)
Service Reduction: Monday to Friday, morning, midday and afternoon (September 2014) 
► 42 Cummer:
Service Increase: Monday to Friday, afternoon (November 2014) 
► 43 Kennedy 
Service Increase: Monday to Friday, morning and late evening (April 2014)
Service Reduction: Monday to Friday, midday (January 2015)
► 199 Finch Rocket: 
Service Increase: Monday to Friday, morning, midday, and afternoon (March 2014 + September 2014)
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Property Zoning
Property is zoned “Employment Heavy Industrial”

Other permitted uses include:

• Pesticide or Fertilizer Manufacturing 
• Cement or asphalt plant 
• Synthetic Rubber Manufacturing 
• Large Scale Smelting 
• Industrial Gas or Petrochemical Manufacturing
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Existing Bus Garages
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TTC Vehicle Facilities 
Proximity to Residential Development

Mt. Dennis Bus Garage 121 Industry Street 
Between Jane Street and Black Creek Dr

Malvern Bus Garage 5050 Sheppard Ave E.

Hillcrest Complex 1138 Bathurst St Birchmount Bus Garage 400 Danforth Ave
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Project Scope
Construct a new bus storage and maintenance facility 
on the City-owned property near Kennedy & McNicoll.

Facility features shall include:

• Indoor storage area for 250 buses  
• Capacity to fuel and clean buses 
• Traffic offices for dispatching operators 
• Training rooms 
• Employee parking lot 
• Perimeter landscaping 
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Facility Facts
Operations

• Maintain and store 250 buses 
• Operate 24/7 
• Buses stored indoors

Built to Toronto Green Standard

• Energy Efficiency 
• Stormwater Retention and Reuse 
•  Storage and Collection of Recycling and  

Organic Waste
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Facility Facts
Preliminary Building Concept 

 — Footprint (~29,000 m2) 
 — Floor space (~31,000 m2)

• ~19,000 m2 of indoor bus storage 
• ~6,000 m2 of repair garage 
• ~2,000 m2 of indoor fueling and washing lanes 
• ~4,000 m2 of office and administrative uses

Total Site Area (~70,000 m2)
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Garage Functions

Traffic offices for dispatching, equipment storage, bus wash, and refueling
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Garage Functions

Maintenance and daily safety inspections
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Garage Functions

Parking, storage and fueling station



30McNicol l  Bus Garage – Publ ic  Open House #3February 5,  2015

Project Process
•  Potential environmental impacts will be assessed 

in accordance with the Transit Project Assessment 
Process (TPAP)

•  Stakeholder consultation is ongoing:
  •  Public Open House #1: November 27, 2013
  •  Public Open House #2: May 14, 2014
  •  Public Open House #3: Feb 5, 2015 
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Pre-Planning and TPAP Schedule
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Environmental Project Report
•  Draft Environmental Project Report (EPR) will include:
  •  Archaeological Assessment
  •  Traffic Impact Study
  •  Air Quality Assessment
  •  Noise Assessment
  •  Natural Environment Assessment
  •  Screening Level Human Health  

Risk Assessment
•  EPR will provide the project background,  

preliminary details of the proposed design, potential 
impacts and mitigation measures and a summary of 
consultation undertaken

•  EPR will be available for a 30-day public and agency 
review period as part of the 120-day TPAP process

McNicoll Bus Garage
Environmental Project Report
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Environmental Project Report
•  Report will be available for review and comment 120 

days after issuance of Notice of Commencement 

•  Comments can be directed directly to Ministry of 
Environment and Climate Change (MOECC)

•  Full Environmental Project Report will be available on 
the project website projects.ttc.ca

•  Report will also be made available at a local public 
facility for review
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Archaeological Assessment
Stage 1 Archaeological Assessment-completed
•  Includes geographic, land use historical information 
• Helped develop recommendations for Stage 2 assessment

Stage 2 Archaeological Assessment
•  Included test pitting and visual review of artifacts on the 

surface
•  Given that no significant archaeological resources were 

identified as a result of this Stage 2 Archaeological 
Assessment, the site is considered cleared of further 
archaeological concern.

The results of the archaeological assessments will be 
documented in the Environmental Project Report.
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Traffic Impact
•  Study reveals that site traffic (buses and employee 

vehicles) will have minimal impact on local traffic 
congestion

• Traffic from garage primarily during off-peak hours

•  Current intersection operations in following locations are 
poor during peak periods 

  • Kennedy Road / McNicoll Avenue 
  • Midland Avenue / McNicoll Avenue 

•  Poor intersection operations are generally due to traffic 
growth in the area

• Buses will enter via future Redlea Ave.
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Bus Distribution Inbound/Outbound
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Bus vs Car Volumes

Vehicular traffic flows through Kennedy Road and McNicoll Avenue
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Projected Bus Movement
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Air Quality Assessment
•  Air Quality Assessment Study was carried out in accordance with 

the Ministry of the Environment and Climate Change (MOECC) 
and Ministry of Transportation (MTO) guidelines 

•  Study reviewed nine contaminants typically emitted by  
motor vehicles

•  Background contaminant levels were based on maximum values 
provided by MOECC and National Air Pollution Surveillance 
monitoring stations.

•  Emission rates were estimated based on U.S. Environmental 
Protection Agency and MOECC published values.

•  For safety, conservative assumptions (worst case scenarios) 
were made while configuring air quality model
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Air Quality Assessment
•  Maximum combined concentrations were all below their 

respective MOECC guidelines or Canada Wide Standards 
except for benzene and PM10 

•  Current PM 10 levels (fine particulate matter including dust 
& smoke from roads and factories) already exceed provincial 
guidelines

•  Assessment revealed excedence of <1% of the time for 
benzene and PM10

•  An Environmental Compliance Assessment (ECA) will be 
completed near the end of construction and submitted to 
MOECC.  The ECA will further verify air quality values
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Noise Assessment
Proposed noise mitigation measures will meet Ministry of the Environment 
and Climate Change requirements for day and night levels.
Noise mitigation plan includes:
•  Eliminate south bus entrance and divert all bus traffic to northern entrance
•  Place HVAC so that the louvres face north and/or east away from residents
• Install canopy above storage bay doors
• Install a 5 m noise barrier along the western property line
• Standby generator testing to be conducted during daytime hours
• Generators to be surrounded by an acoustic enclosure 
•  HVAC outdoor air inlets relocated to the east of the facility away from 

residents
• Maintenance bay doors on western façade be kept closed at night
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Relevant Noise 
Guideline Limit

45 dBA to 63 dBA

Noise Assessment
Noise Levels — Potential Impacts
•  The applicable Ministry of the Environment and Climate Change (MOECC) Noise 

Guideline Limits are the higher of the Ambient Noise Levels or 45 dBA during the 
night-time period (11:00 pm to 7:00 am).

•  The MOECC requires mitigation for impacts exceeding the Noise Guideline Limits. 
•  Ambient Night-time Noise Levels to the west of the proposed facility were 

determined to range up to 63 dBA.
•  Facility noise levels were found to be at or below the Noise Guideline Limits 

during Night-time operations at the receptors to the west.

Location

Noise 
Sensitive Area 
to the West of 
the Facility

Predicted Noise Level 
from Facility w/ Mitigation

45 dBA to 63 dBA

Excess over the 
Guideline Limit

0 dBA

Note: Noise impacts were assessed at individual receptors.  The range of impacts summarize all receptors considered.
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Natural Environment Assessment
•  No fish habitat or watercourses were found within 

the subject site

•  The site is dominated primarily by a significant non-
native component that is typical for abandoned 
agricultural fields. No rare or endangered species 
were encountered during field work

•  A portion of the site is located in the Toronto and 
Region Conservation Authority (TRCA) regulated 
area

•  Ongoing consultation with TRCA
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TTC Commitment
•  Continue consultation through planning and design 
•  Community Liaison Officer (CLO) assigned to project
•  Meet with stakeholders: residents, businesses and 

the stakeholder groups to address specific enquiries
•  Post regular updates on a dedicated project page at 

projects.ttc.ca



45McNicol l  Bus Garage – Publ ic  Open House #3February 5,  2015

Next Steps
• Respond to comments received at this Open House 
• Finalize Environmental Project Report (EPR)
• Receive and address public comments
•  Submit EPR to Minister of the Environment and 

Climate Change for review
•  Late 2015 Consultations for Perimeter Landscape 

and Building Exterior
Continue community consultation through detailed 
design and construction planning
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Schedule
Jan. 29/15 -  Notice of Study 

Commencement Transit Project                                         
Assessment Process

Feb. 5/14 -  Public Consultation #3
Summer/Fall 2015 -  Anticipated Notice of Completion 

Update to TTC Board and City 
Council

2016 -  Detailed design and construction 
planning

2016 -  Start construction
2019 -  Complete construction and 

commission facility



47McNicol l  Bus Garage – Publ ic  Open House #3February 5,  2015

Contact Us
For more information or to submit your comments:
Web:  www.projects.ttc.ca
Email:  lito.romano@ttc.ca
Phone:  416-397-8699
TTY:  416-397-0831  
Fax:  416-485-9394 
Mail:  Lito Romano 
 TTC Community Liaison Officer 
 1900 Yonge Street, 2 nd Floor 
 Toronto, ON  M2N 6L9
Comments would be appreciated by February 20, 2015
               Thank you for your participation
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Freedom of Information and Protection of Privacy Act
Information collected will be used in accordance with the 
Freedom of Information and Protection of Privacy Act. With the 
exception of personal information, all comments will become 
part of the public record.

You are encouraged to contact members of the Project Team 
if you have any questions or concerns regarding the above 
information.


	McNicoll Bus Garage Report-Open House February 5 2015
	McNicollBusGarage_Presentation_Feb05-15-Web-final



