
30 Soudan Ave., Suite 200 
Toronto, Ontario  M4S 1V6 

Direct line: 416-518-8235 
sjob@tenblock.ca 

  

Via Digital Submission 
 
October 29, 2020 
 

City of Toronto, City Planning Division 
Community Planning – North York District  
North York Civic Centre 
5100 Yonge Street 
Toronto, ON, M3N 5B7 
 
Attn:  Stephen Gardiner, MCIP, RPP 
 Senior Planner 
 

Dear Mr. Gardiner,  
 

Re:    Applications for Zoning By-law Amendment, Draft Plan of Subdivision, and  
Rental Housing Demolition  

 First Submission 
 1875 Steeles Avenue West          
 
We are the owner of 1875 Steeles Avenue West, located on the south side of Steeles Avenue 
West, approximately 100 metres east of Dufferin Street. We are pleased to submit the enclosed 
Zoning By-law Amendment, Draft Plan of Subdivision and Rental Housing Demolition applications 
to enable the comprehensive redevelopment of the subject site with a public road dedication, 
public parkland dedication, natural heritage restoration, public dedication of valley lands, and a 
new residential development containing 120 rental replacement housing units and 694 new 
residential housing units. A Pre-Application Consultation meeting on the proposed development 
was held with City staff on July 20, 2020. 
 
Subject Site 
 
The site is currently underutilized, containing an ageing 4-storey rental apartment building with 
120 units and associated surface and underground parking, and outdoor amenity areas. The site 
measures 1.28 hectares (3.17 acres) and is generally rectangular, with 86 metres of frontage on 
Steeles Avenue West and a depth of 125 metres. Vehicular access is via a driveway to Steeles 
Avenue West at the property’s west limit. East of the driveway, the site’s frontage is occupied by 
a retaining wall measuring up to five metres in height, creating a narrow and hostile pedestrian 
experience at grade with no landscaping, immediately adjacent to six lanes of high-speed vehicle 
traffic on Steeles Avenue West.  
 
The current building is well-maintained but nearly 50 years old and reflects a previous era of 
development including no air conditioning, lower ceiling heights, a common laundry room, no 
indoor amenity space, large areas of surface parking at grade, and ageing design, fixtures, and 
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finishes in units and common areas. It contains no bicycle parking but has an excessive amount 
of car parking spaces, encouraging car use and storage.  
 
The site is designated Mixed Use Areas in the City of Toronto Official Plan. Its zoning under North 
York Zoning By-law 7625 and City-wide Zoning By-law 569-2013 permits residential apartment 
buildings with various built form and density parameters. Although the site is within Provincially 
Significant Employment Zone (PSEZ) 9, its Mixed Use Areas designation exempts it from PSEZ 
policies, as confirmed in writing by the Minister of Municipal Affairs and Housing.  
 
The site’s only non-public adjacency is 1881 Steeles Avenue West, owned by First Capital Realty 
and subject of a rezoning application for multiple midrise and tall residential buildings with some 
retail at grade. These two properties form a limited Mixed Use Areas node with concurrent 
planning applications, representing an opportunity for orderly development.  
 
The site is located immediately west of the Don River West Branch, a woodland ravine and 
watercourse forming part of the City of Toronto’s Natural Heritage System. The easternmost 
portion of the site falls within the Toronto and Region Conservation Authority (TRCA) Regulation 
Area and the City of Toronto’s Ravine and Natural Feature Protection Area. The ravine contains 
a multi-use trail connecting to an enormous system of parks, open space and trails with numerous 
access points. However, the access point adjacent to the site on Steeles Avenue West is un-
signed and run down. Moreover, the natural area adjacent to the site is strewn with garbage and 
debris, and is occupied with numerous hazard trees and a high proportion of invasive and exotic 
plant species.  
 
The transit context for this site is strong and improving. It is well-served by numerous TTC and 
YRT bus routes, some of which operate 7 days a week and overnight with headways of 10 minutes 
or less, connecting to higher-order transit including TTC Line 1 stations Finch, Pioneer Village, 
and Sheppard West. The Official Plan identifies both Steeles Avenue West and Dufferin Street 
as Surface Transit Priority Segments (Map 5) and the TTC 5-Year Service Plan (2020-2024) 
identifies this portion of Steeles Avenue West as a Bus Rapid Transit (BRT) Corridor with a target 
of exclusive bus lanes, stop consolidation, all-door boarding, and other transit priority measures. 
This plan was re-endorsed and funded by the TTC Board on July 14, 2020, and Staff were directed 
to fast track implementation of Steeles Avenue West BRT with a target launch date of 2021.  
 
Proposal 
 
Our applications are made in order to enable demolition of the existing rental apartment building, 
construction of an equal number of rental replacement housing units, construction of additional 
new residential housing units, and dedication of a public road, public park, and public valley lands.  
 
Public Road Dedication 
 
A new public road is proposed along the western edge of the site. As directed by City staff, our 
proposal ties in with the emerging public road system proposed by the adjacent applicant at 1881 



3 

 

 
 

Steeles Avenue West, dividing the proposed 20m right of way equally between the properties. As 
detailed in the Transportation Report prepared by BA Group, an interim solution has been 
identified in case of non-simultaneous development of 1875 and 1881 Steeles Avenue West.  
 
Public Parkland Dedication 
 
We propose to dedicate a new public park of 1,486.5 square metres at the southern edge of the 
site, spanning from the new public road on the west to new public valley lands on the east. The 
park is sited to allow consolidation with potential parkland dedication to the south at 1881 Steeles 
Avenue West. The proposed dedication represents 15% of the site area, net of public road and 
valley land dedications; this calculation methodology is explained in the Planning Rationale 
prepared by Bousfields. We are prepared to design and construct Above Base Park 
Improvements for a development charge credit, and look forward to engaging staff, the local 
Councillor and the community on programming and design.   
 
Valley Lands Dedication and Natural Heritage Restoration 
 
Prior to our submission, TRCA agreed to the location of the wooded dripline, estimated top of 
bank, and long term stable slope, as detailed in the Natural Heritage Impact Study (NHIS) 
prepared by Dillon Consulting. The NHIS proposes an appropriate buffer area (identified as valley 
lands in submission materials) and consolidated limit of development. Within the buffer area 
(valley lands) we propose a natural heritage restoration including removal of invasive and exotic 
species, removal of garbage and debris, tree and shrub planting in line with TRCA guidelines, 
naturalization of paved areas, and a maintenance program post-construction. We also propose 
to dedicate the valley lands into public ownership to TRCA or the City of Toronto, thus expanding 
and enhancing the Natural Heritage System. A 3 metre private setback is provided west of the 
proposed new valley property line, in which additional private landscaping and a walking trail are 
provided.  
 
Furthermore, as detailed in the Landscape Master Plan prepared by Alexander Budrevics & 
Associates, we propose to upgrade the trail entrance at Steeles Avenue West with an interpretive 
information sign, rest area, feature paving, and naturalized edge planting. We also propose to 
remove the portion of the Steeles Avenue West retaining wall adjacent to the trail entrance, with 
a carefully scoped regrading that will minimize natural disruption and tree removals. And we 
propose to continue the public boulevard upgrade beyond our property limit, completing the link 
from the new public road to the renovated trail entrance. We propose these additional offsite 
upgrades in the context of community benefits contributions. 
 
Residential Buildings 
 
The proposed development features three new residential buildings connected via a 3 storey 
podium with 814 residential units and total gross floor area of 67,597 square metres, resulting in 
a density (FSI) of 5.26 times the area of the lot: 
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 Building A at 38 storeys with 398 dwellings units, 
 Building B at 39 storeys with 296 dwelling units, and, 
 Building C at 10 storeys with 120 dwelling units. 

 
The buildings are designed by Kirkor Architects with high quality architectural materials and 
glazing, as well as a reduced window-to-wall ratio reflecting new energy efficiency requirements 
in the Ontario Building Code and Toronto Green Standards version 3. Although further details will 
be provided in the Site Plan Approval phase, quality of architectural design and construction is a 
key principle for Tenblock, informed by our long history as an owner of apartment buildings.  
 
The towers (Buildings A & B) have floor plates averaging 750 square metres or less with 
appropriate base buildings, and are set back at least 25 metres from each other. Their heights 
are appropriate for the built and planned policy and transportation contexts and land use 
adjacencies. The nearest low-rise residential neighbourhoods are several hundred metres away, 
and the towers fit well under a 45-degree angular plane. Compatibility with nearby transportation 
and employment land uses has been studied and no concerns were identified. 
 
The midrise building (Building C) has a 10 to 11 storey height along Steeles Avenue West with a 
street wall of 6 to 7 storeys before stepbacks. Its height of 33 metres is less than the 36 metre 
width of Steeles Avenue West. We propose to remove the existing retaining wall fronting Steeles, 
significantly widen the passable public boulevard and introduce private setbacks and high-quality 
public and private landscaping. Building C will animate this frontage with residential units at grade 
and at the P1 level where the sloping grade reveals it. It is very expensive and complex to remove 
the retaining wall and replace it with a building in this manner, but as this is the only way to 
decisively repair the public realm on this frontage, we are committed to doing it.  
 
The west and south frontages of the combined three-storey base building are animated with 
residential units with private landscaping and minimum setbacks of 3 metres to the new public 
road (west) and 5 metres to the new public park (south). All vehicle traffic including loading will 
be brought into the site’s entrance courtyard via a single curb cut from the new public road. The 
courtyard is generously sized at approximately 26 by 33 metres, leaving ample room for pick-up 
and drop-off activities, loading, places to rest, landscaping, and short-term bicycle parking. All 
three buildings have a strong public address with prominent, identifiable, and separate lobbies.  
 
Due to a high groundwater table connected with the adjacent Don River West Branch, we have 
proposed a two-level underground garage and limited vehicle parking at grade and on Levels 2 
and 3. These parking areas are completely behind active frontages to the north, west, and south. 
To the east, we propose to front the restored valley lands with high-quality architectural materials 
and windows, planted with climbing ivy in a landscape strip at grade, such that over time this face 
is intended to gradually disappear into its natural surroundings. The existing densely planted 
valley trees that will be retained are already several metres taller than the proposed podium height 
of 10.7 metres, meaning that even at the time of construction, this face of the podium is already 
hidden behind its natural adjacency. In addition, dozens of new trees in unlimited soil volume will 
be planted in the valley lands adjacent to this face, which will further buffer this face over time.  
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Rental Housing 
 
We propose to locate rental replacement units in Building C, where they will replace the existing 
rental units proposed for demolition at a 1:1 ratio, with units of a similar size, bedroom type and 
rent level as the units they are replacing. As compared to existing units, the new rental housing 
units will have air conditioning, in-suite laundry, taller ceilings, improved common areas, access 
to indoor amenity space, access to bicycle parking, and modern layouts, fixtures, and finishes. In 
addition, tenants will enjoy an improved public realm on- and off-site including a welcoming new 
access point to the restored ravine multi-use trail. Our preliminary rental replacement proposal 
includes generous cash compensation for tenants well beyond the Residential Tenancies Act 
requirements, as discussed with City Planning SIPA (Housing) staff prior to this submission. 
Further details regarding rental replacement are outlined in the Housing Issues Report enclosed 
with this submission, prepared by Bousfields.  
 
Rental apartment housing has been the core of Tenblock’s business for over five decades. We 
are committed to doing right by our tenants and our experience in this business has taught us the 
importance of fair and sympathetic treatment, as well as clear communication. We are proposing 
a proactive tenant engagement program that began before these applications were submitted. 
Further details can be found in the enclosed Public Consultation Strategy Report prepared by 
Bousfields.  
 
Transportation 
 
A total of 637 parking spaces are proposed, all located internally, with 514 spaces for residents 
and 123 spaces for visitors. The proposed parking ratio of 0.63 for residents and 0.15 for visitors 
will require a reduction from current permissions, but is appropriate for the existing and planned 
transportation context, as detailed in the Transportation Report by BA Group. A comprehensive 
transportation demand management (TDM) plan is proposed, potentially to include transit screens 
in lobbies, preloaded PRESTO passes or introductory car share memberships for residents who 
do not purchase parking spaces, bicycle repair stations, high quality bicycle parking facilities, etc. 
In addition, we will explore the possibility of funding and installing a Bike Share Toronto station 
on or near the site, as a community benefit contribution. 
 
A total of 555 long-term bicycle parking spaces and 57 short-term spaces are also proposed, 
meeting the applicable requirement. Loading also meets the applicable requirement, with one 
Type ‘G’ space and one Type ‘C’ space.  
 
Policy Conformity 
 
In support of the applications, a Planning & Urban Design Rationale report has been prepared by 
Bousfields, which concludes that the proposal is consistent with the planning framework 
established in the 2020 Provincial Policy Statement, conforms to the policies of the 2019 Growth 
Plan for the Greater Golden Horseshoe, as amended, and the City of Toronto Official Plan, and 
has regard for the applicable urban design guidelines.  
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In summary, the proposal will result in a desirable form of residential intensification by introducing 
new residential units and replacing demolished rental units in high quality, carefully designed 
buildings. The proposed development would offer convenient access to existing and planned 
transit, encourage multi-modal transportation choices, expand and restore the adjacent natural 
heritage system, dedicate a new public park and road, significantly improve the public realm 
surrounding the site, and contribute to the orderly development of the Mixed Use Areas node.  
 
Required Approvals 
 
Zoning By-law Amendments are required to the City of Toronto Zoning By-law 569-2013, as 
amended, and the former City of North York Zoning By-law 7625, as amended. While the 
proposed apartment use is permitted under the current zoning regulations, amendments to the 
applicable Zoning By-laws are required in order to increase the permitted height and density and 
to revise other development regulations as necessary to accommodate the proposal.  
 
The proposal will also require approval of a Draft Plan of Subdivision, which is being submitted 
concurrently with the rezoning application, to divide the subject site into four Blocks: 
 

 Block 1 contains future residential buildings and is proposed to be 0.842 hectares, 
 Block 2 contains the public parkland dedication and is proposed to be 0.149 hectares, 
 Block 3 contains the valley lands dedication and is proposed to be 0.170 hectares, and 
 Block 4 contains the public road dedication and is proposed to be 0.123 hectares in area.  

 
A Site Plan Approval application will also be required, which will be submitted at a later date. 
 
Submission Materials 
 
In support of the applications, please find enclosed the following materials for your review and 
consideration which have been prepared to comply with the required list of drawings and reports 
identified on the enclosed Planning Application Checklist provided by Community Planning on 
June 20, 2020. Please find enclosed the following documents: 
 
1. A completed Development Approval Application Form for Zoning By-law Amendment and 

Draft Plan of Subdivision, including Fee Schedules;  
 
2. A completed Project Data Sheet; 
 
3. A completed Rental Housing Demolition Declaration of Use and Screening Form; 
 
4. A completed Rental Housing Demolition Form; 
 
5. The Planning Application Checklist, dated June 20, 2020, provided by Community 

Planning staff; 
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6. A Planning & Urban Design Rationale Report, with Housing Issues Report and Community 
Services and Facilities Study dated October, 2020, prepared by Bousfields Inc.; 

 
7. A Public Consultation Strategy Report, dated October, 2020, prepared by Bousfields Inc. 
 
8. Draft Zoning By-law Amendments to the former City of North York Zoning By-law No.7625, 

as amended and to the new City of Toronto By-law 569-2013, as amended dated October 
9, 2020, prepared by Bousfields Inc.; 

 
9. A Draft Plan of Subdivision (Drawing No. 19116-7dp), dated October 9, 2020, prepared 

by Bousfields Inc.; 
 
10. A Topographic and Boundary Plan of Survey, dated June 1, 2020 prepared by Holding 

Jones Vanderveen Inc.; 
 
11. Architectural Plans (including context map, site plan, statistics, Toronto Green Standards 

Version 3 Statistics, garage plans, floor plans, roof plan, elevation drawings, site and 
building sections, and 3D perspective views), dated October 9, 2020, prepared by Kirkor 
Architects and Planners; 

 
12. A Sun Shadow Study, dated October 9, 2020, prepared by Kirkor Architects and Planners; 
 
13. A 3D Massing Model, dated October 9, 2020, prepared by Kirkor Architects and Planners; 
 
14. An Urban Transportation Considerations Study dated October 9, 2020, prepared by BA 

Group;  
 
15. An Arborist Report with Tree Inventory and Preservation Plan, dated October 9, 2020, 

prepared by Dillon Consulting; 
 
16. A Pedestrian Level Wind Assessment, dated October 9, 2020, prepared by Gradient Wind 

Engineers & Scientists;  
 
17. An Air Quality Study, dated October 9, 2020, prepared by Gradient Wind Engineers & 

Scientists;  
 
18. A Stage 1 Archaeological Assessment, dated October 9, 2020, prepared by ASI; 
 
19. An Energy Strategy Report and Calculations, dated October 9, 2020, prepared by EQ 

Building Performance;  
 
20. A Geotechnical Engineering Report, dated October 9, 2020, prepared by Grounded 

Engineering; 
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21. A Hydrogeological Review Report and Hydrological Review Summary, dated October 9, 
2020, prepared by Grounded Engineering;  

 
22. A Preliminary Contaminated Site Assessment (Qualified Person Preliminary Statement 

Letter), dated October 9, 2020, prepared by Grounded Engineering; 
 
23. A Landscape Master Plan and Landscape Sections, dated October 9, 2020, prepared by 

Alexander Budrevics & Associates Limited;  
 
24. A Scoped Natural Heritage Impact Study, dated October 9, 2020, prepared by Dillon 

Consulting;  
 
25. A Noise & Vibration Impact Feasibility Study, dated October 9, 2020 prepared by J.E. 

Coulter Associates Limited;  
 
26. A Functional Servicing and Stormwater Management Report, dated October, 2020, 

prepared by Lithos Group Inc.;   
 
27. A Servicing Report Groundwater Summary, dated October 9, 2020, prepared by Lithos 

Group Inc.;  
 
28. Civil Engineering Plans, including a Site Grading Plan and Site Servicing Plan, dated 

October 9, 2020, prepared by Lithos Group Inc.; and 
 
29. A completed copy of the Toronto Green Standards Version 3 Checklist, prepared by EQ 

Building Performance.  
 
We look forward to working with you and your colleagues to achieve a successful project that 
increases the housing supply, generates significant economic activity, and improves and expands 
the public realm in an appropriate manner. 
 
Should you have any questions, please do not hesitate to contact me at sjob@tenblock.ca or 416-
322-4114, or Evan Perlman, MCIP, RPP of our office at eperlman@tenblock.ca or 647-239-6068. 
 

Yours truly, 
Tenblock 
 
 
 
_______________________ 
Stephen Job, AICP 
Vice President   
 

 


