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DEVELOPMENT GROUP

February 9, 2024

Ministry of Municipal Affairs and Housing
College Park, 17" Floor

777 Bay Street

Toronto, Ontario

M5G 2ES

Attention: The Honourable Paul Calandra

Dear Minister Calandra:

Re. Environmental Registry of Ontario — Ministry Reference Number 20-OP-238506
ERO Number 019-7731

Request for Comments Re. City of Toronto Official Plan Amendment 653

SteelesTech Nominee Inc. (North American Development Group, Crestpoint Real Estate Investments &
Hazelview Investments — “STC”) is the owner of the lands municipally known as 3125, 3355, 3365, 3381
and 3390 Steeles Avenue East and 4000 Victoria Park Avenue which collectively make up the Steeles
Technology Campus (“the Campus”). The property is approximately 16.5 ha in area and is located on the
south side of Steeles Avenue immediately east of Highway 404 and is bounded on the east by Victoria Park

Avenue and on the south by the northerly lot line of employment uses located on the north side of Gordon
Baker Drive (see Figure 1).
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Figure 1 — Conversion Lands and deect Site

The Campus is partly occupied by Class A office buildings that are currently home to several high-profile
tenants, as well as purpose-built restaurants recently constructed to support the existing tenants. However,
the majority of the lands remain undeveloped and have been vacant for decades. There have been no new
office uses built in this submarket for the past 25 years, and the number of jobs in the broader employment
area have been in decline. STC is committed to making an effort to retain and attract employment to this
area and has invested heavily in the Campus to make it as amenity rich as possible, but the employment-
only permission has served as a significant restraint in maximizing employment opportunities.
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Approximately 3,300 people are currently employed on the Campus. STC is seeking to increase that
number to more than 6,000 by converting under-utilized portions of the Campus to permit a mix of uses.
This request is not about replacing current employment uses — but supporting existing and adding jobs. The
request creates and protects thousands of jobs, does not remove lands that could be used by other
compatible employment uses and adds vitality to an otherwise long-stagnant property.

The Campus is currently designated General Employment Areas in the City of Toronto Official Plan and is
included within Site and Area Specific Policy No. 394 (“SASP 394”). In July 2021, STC submitted a request
for the conversion of a portion of the Campus (6.8 ha) along Steeles Avenue East to the City to allow a
Regeneration Areas designation, to permit a mix of uses to be woven into its fabric (“the Conversion Lands”,
as also identified on Figure 1). The conversion request was made as part of the City’s Municipal
Comprehensive Review (“MCR”) process.

The mixed-use master plan submitted with the conversion request included a vision for:

e approximately 1,370 new residential units, with opportunities for the provision of affordable,
attainable and rental housing;

e approximately 49,210 sqg. m of non-residential gross floor area, which could accommodate

approximately 1,965 jobs (in addition to the 4,089 jobs that could be accommodated on the balance

of the Campus);

a new road network;

two new public parks, totalling 1.8 ha;

opportunities for the establishment of new POPS; and

opportunities for the inclusion of supporting community uses.

Our submission provided substantial expert evidence that supports the importance of converting parts of
the Campus to enhance the employee experience and help attract additional employers. Adding rental
housing, new office space and some retail/commercial and community facilities to the underutilized lands
within the Campus will help stabilize the current Class A office and transform the overall site into the kind
of dynamic, mixed-use community sought by today’s businesses and employees, while also addressing a
pressing City priority for rental housing on a shovel-ready property.

As you are aware, the City reviewed conversion requests filed through their MCR process in phases and
have issued three Official Plan Amendment (“OPAs”) to implement their decisions on the requests, as
applicable (OPA 591, OPA 644 and OPA 653). City Council adopted OPA 653, the subject of this letter, on
July 19, 2023. OPA 653 does not include amendments specific to the Campus.

In previous correspondence to Council included as Appendix B, based on a letter dated June 2023
in response to OPA 644 (adopted by City Council on June 14, 2023), we outlined the significant
development limitations on the Campus, as well as our concerns arising from the suggestion by the
City to introduce inefficient land uses such as warehouse and fulfilment centres. Our submission
to Council in this correspondence was that such uses would detract from the existing office uses and
diminish the opportunity to intensify existing on-site employment. It is already difficult to maintain higher-
density, higher-paying office employment in a partially-undeveloped Campus; it would be doubly difficult
to do so where workers are surrounded by inaccessible, unanimated warehousing development. We
have concurrently submitted a letter to the Environmental Registry of Ontario (“ERO”) directly
commenting on OPA 644.

We shared similar concerns in a letter submitted to the ERO on January 31, 2023, requesting that OPA
591 (adopted by City Council on July 22, 2022) be amended to include the identified Conversion Lands.
That correspondence is included as Appendix A to this letter, which also includes the architectural
plans and planning report filed with the original conversion request. The Minister approved OPA 591 on
December 12, 2023, with no amendments to address the City’s treatment of the Campus.

We implore the Ministry to make the decision to modify OPA 653 to include the redesignation of
the Conversion Lands, in order for STC to introduce new, compatible employment to the Campus as
well as allow for much-needed housing and community services.



We thank you in advance for considering our request. We would be very pleased to meet with you and any
members of your staff to discuss this request to provide additional information and next steps.

Sincerely,
SteelesTech Nominee Inc.

Per:

Steve Bishop
Vice President, Development Services
North American Development Group

Enclosures

o Appendix A: Submission letter to Ministry from SteelesTech Nominiee Inc. (“Request for Comments
Re. City of Toronto Official Plan Amendment 5917), dated January 31, 2023
o Attachment 1: Architectural Plans and Renderings, prepared by Giannone Petricone
Associates, dated July 27, 2021
o Attachment 2: Planning Rationale, prepared by Bousfields Inc, dated July 2021
e Appendix B: Letter to City Council from North American Development Group, (“Submission on behalf
of 3125-3389 Steeles Avenue East and 4000 Victoria Park Avenue”) dated June 13, 2023
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January 31, 2023

Ministry of Municipal Affairs and Housing
College Park, 17" Floor

777 Bay Street,

Toronto, Ontario

M5G 2ES

Attention: The Honourable Steven Clark

Dear Minister Clark:

Re:  Environmental Registry of Ontario —

Ministry Reference Number: 20-OP-222176

ERO Number: 019-5868

Request for Comments Re: City of Toronto Official Plan Amendment 591

SteelesTech Nominee Inc. (North American Development Group, Crestpoint Real Estate
Investments & Hazelview Investments — “STC”) is the owner of the lands municipally
known as 3125, 3355, 3365, 3381 and 3390 Steeles Avenue East and 4000 Victoria Park
Avenue which collectively make up the Steeles Technology Campus (“the Campus”). The
property is approximately 16.5 ha in area and is located on the south side of Steeles Avenue
immediately east of Highway 404 and is bounded on the east by Victoria Park Avenue and
on the south by the northerly lot line of employment uses located on the north side of Gordon
Baker Drive as shown below. Approximately 3,300 people are currently employed on the
Campus and STC is seeking to increase that number to more than 6,000 by converting under-
utilized portions of the site to mixed-use. This request is not about replacing current
employment uses - but supporting existing and adding jobs.

www.nadg.com



At the present time, the Campus is designated General Employment Area in the City of
Toronto Official Plan and is included within Site and Special Area 394 (“SASP 394”).

STC is writing to request that OPA 591 be amended to include portions of the Steelestech
Campus to make it more attractive to existing and prospective employers and create the
potential to add close to 2,000 or more jobs by converting vacant and under-utilized lands to
a mix of complementary and supportive uses. This change would enable STC to transform
the campus into a dynamic mixed-use community by adding close to 1,400 new residential
units, two new office buildings, 2 parks and new retail/commercial uses in order to transform
this isolated, car-dependent suburban campus into a significantly more attractive employment
hub.

In justifying blanket protection for employment zones, City staff and consultant reports
highlight the demand for “. . . multi-level industrial developments such as last mile
fulfillment centres that are optimally situated to deliver goods to the urban market.” While
the campus could easily accommodate such uses, in the absence of a successful conversion
request, that option will likely be pursued to maximize the value of this under-utilized real
estate. However, STC and the experts on its development team strongly maintain that
fronting and surrounding the existing high tech office buildings with such uses will restrict
their viability and expansion.

In July 2021, STC submitted a request for the conversion of a portion of the Campus (6.8 ha)
to the City of Toronto allow a Regeneration Area designation to permit a mix of uses to be
woven its fabric. The areas for which the conversion (“the Conversion Lands”) was
requested are shown below.



STEELES'AVENUE.EAST =

=
0
Y|
o)
2
>
2
=
=
>
=
m
o
-
_‘m..

The original Master Plan for the Campus was approved over 25 years ago and was designed
as a car-oriented suburban campus. Although recently amended, the Master Plan still
provides for a series of office buildings in an open space setting with extensive surface
parking lots, no street presence and an insufficient variety of uses and amenities to meet the
needs of employees and create the sense of community they desire. To address more modern
preferences, STC has made significant investments designed to retain and attract tenants to
the existing buildings — adding a soccer field, fitness facility, basketball court, BBQ and patio
areas, community gardens and high-end finishes to the interior of the buildings to reflect the
high-tech nature of its tenants. STC has also added restaurants to previously vacant lands
and are in the final stages of securing approval for a hotel on site. The existing tenants have
expressed appreciation for these investments and their support for this conversion request.

Despite these efforts and expenditures, the overall format for the campus still fails to meet
the needs of today’s more discerning employers and employees. This situation is not a recent
trend as the employment submarket in which the Campus is located has seen extremely
limited office growth in the past 25 years — other than the three buildings on the site. This
difficulty to attract employees reflects their preference to work close to home and near
higher-order transit in mixed-use communities with restaurants, recreational facilities and
opportunities for other experiences associated with urban living. Employers respond by
choosing to locate in central mixed-use areas (Markham City Centre, Vaughan Metropolitan
Centre and Downtown Toronto) where residential and office uses co-exist successfully. As a
result, the Campus continues to struggle to attract and retain tenants and large swaths of the



property remain vacant and/or under-utilized. These challenges will only be more

pronounced in the post-Covid environment.

In response to the overall challenges associated with this property, STC retained a first-class
development team to create a new vision for a complete community on the Conversion

Lands.

e Giannone Petricone Associates Incorporated (“GPAIA”) - Architects

e Bousfields Inc. — Land Use Planners

e Altus Group — Economic Analyses

e BA Group — Transportation Planning

e Fabian Papa & Partners — Municipal Servicing

e Gradient Wind Engineering — Land Use Compatibility

The Concept Plan prepared by GPAIA represents a new vision for the Campus and is
illustrated below. The analyses that informed the vision are included as:

Attachment 1 (The GPAIA Architectural Plans and Renderings), and

Attachment 2 (The Planning Rationale).
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e Approximately 1, 370 residential units (122,952 sq. m of residential gross floor area (“GFA”);

e Opportunities for the provision of affordable, attainable and rental housing;

e 49,210 sg. m of non-residential GFA, which could accommodate approximately 1,965 jobs
(in addition to the 4,089 that could be accommodated on the balance of the Campus);

e A new road network which serves the easter block (currently a large surface parking lot);

e Two new public parks totalling 1.8 ha;

e Opportunities for the establishment of new POPs; and,

e Opportunities for the inclusion of supporting community uses.

Importantly, the Concept Plan restricts the Regeneration Areas to the Steeles Avenue and
Victoria Park frontages and the distribution of new office uses provides an appropriate
transition to the employment uses to the south and east.

The proposed redevelopment of a portion of the Campus lands optimizes their use while
achieving employment densities that are appropriate for the location and context of the
Campus. This intensification will meet both Provincial and Municipal policy objectives.
However, it would appear that the City has overlooked or rejected this conversion request in
its adoption of OPA 591 simply on the grounds that it opposes the removal of employment
lands — even if they have sat vacant for decades in the middle of a growing urban
environment. STC does not agree with the City’s position and submit the following for your
consideration.

1. The City needs to provide appropriate locations for employment uses and meet the
provincial target of 285,000 new residential units by 2030. This conversion contributes
directly to those objectives.

2. The Conversion Lands will not only provide 49,000 sg. m of non-residential space which will
generate approximately 1,965 jobs, it will help retain the existing tenants who are facing
challenges because of the isolated and “single use” nature of the Campus today. It will also
spur significant interest for STC to erect another office building within the existing building
envelope that so far has failed to generate sufficient interest to warrant its construction.

3. STC owners are experienced and successful real estate companies and NADG is a large and
successful Canadian developer. For example, NADG has recently secured approval for the
redevelopment of Agincourt Mall in east Toronto — an outdated community commercial
centre with extensive surface parking lots that has faced retail challenges for some time.
The new community to be developed will contain approximately 4400 new residential units,
about 25,000 sqg. m of retail uses, 9,000 sq. m of office uses as well as significant park lands,
POPs and community spaces.



4. The approval of residential uses and its quick build out by an experienced developer
represents an important overall step in demonstrating the Government’s commitment to
addressing the housing crisis. This is an opportunity to make a significant contribution to
affordable, attainable and rental housing.

5. STC is proposing to build a complete community on the Conversion Lands and deliver
approximately 1,965 new residential units on a redundant surface parking lot facing a major
arterial road in a community with nearby support services and community facilities. The
total population per ha (“pph”) on the Conversion Lands is proposed to be about 350 pph.

STC respectfully requests that OPA 591 be amended to include the identified 6.8 ha
Conversion Lands of the Steelestech Campus to make it more attractive to existing and
prospective employers and create the potential to add close to 2,000 or more jobs by
converting vacant and under-utilized lands to a mix of complementary and supportive uses.

We thank you in advance for considering our request. We would be very pleased to meet
with you and any members of your staff to discuss this request to provide additional
information and next steps.

Sincerely,

SteelesTech Nominee Inc.

Steve Bishop
Vice President, Development Services
North American Development Group
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Vision

The Steelestech land conversion aims to create a
smart development for the future. A vibrant, varied
neighbourhood to live and work.
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The SteelesTech campus will ultimately

contain:

= 6,119 Jobs

/ﬁ‘ 1,380 Residential Units

EE 110,700 m?>of Total Office GFA

=g 20417 m’ of Total Retail/Commercial GFA

, 1.81 ha of Parks
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1. Current Jobs Onsite L d
EXISTING BUILDINGS GFA Floor Space per Worker (FSW) Jobs egen
Height TOTAL GFA | TOTAL GFA
Building Name/Number (storeys) Restaurant Retail Office Hotel Data Storage (sm) (sf) Restaurant Retail Office Amenity Hotel
SUBJECT SITE (WEST OF VICTORIA PARK AVE) . .
3389 Steeles Ave. E 2 36,557 36,557 393,496 1,828 Residential
3381 Steeles Ave. E 5 18,811 18,811 202,480 941
4000 Victoria Park Ave. 2 5,085 5,085 54,734 254
Retail Commercial
Building A (Bank) 1 573 573 6,168 29 etail Co ercia
Building B 1 936 936 10,075 23
Building C 1 756 756 8,138 40 sm/job 40 sm/job 20 sm/job 60 sm/job 40 sm/job 19
Building D 1 526 526 5,662 13 Office
Building E 1 762 762 8,202 19
Building F 8 87 15,547 15,634 168,283 780
Building G (Hotel) 12 390 10 9,450 9,850 106,024 246
Building H (Data Storage) 2 872 20,644 21,516 231,596 319
Building | 1 177 177 1,905 4
TOTAL GFA BY USE (sm) 111,183 1,196,763 4,475
2B. Typical Existing Employment Lands Dev. Scenario
LAND AREA | g allowable | FSI achieved | TOTAL GFA |Floor Space per Jobs
(sm) (sm) Worker
Area of N.E. Portion of Steelestech Site 37,801 150 0.79 30,030 '”d“:r:}?;; 135 222
Note: Assumed development at this parcel is a 2 storey industrial sales and services development to match existing employment developments to the
south
2C. Employment Lands Dev. Scenario
LAND AREA FSI allowable | FSI achieved TOTAL GFA | Floor Space per Jobs
(sm) (sm) Worker
Area of N.E. Portion of Steelestech Site 37,801 1.50 0.60 22,550 Oi;f:;jj;bZO 1128
Note: Assumed development at this parcel is a 2 storey business office development
3. Proposed Mixed-use Conversion
Persons (1.74 per
PROPOSED BUILDINGS GFA Floor Space per Worker (FSW) Jobs Residential Unit)
Pro_po_sed Height Floor plate Re5|dt.ent|al Residential (sm) Reta.|I/ Coml.numty Office (sm) TOTAL GFA | TOTAL GFA Restaurgnt Retai.l officg Ameni.ty Hote!
Building (storeys) area Units Commercial (sm) | Amenity (sm) (sm) (sf) 40 sm/job | 40 sm/job | 20 sm/job | 60 sm/job | 40 sm/job
A 1 378 378 378 4,069 9 [¢] ¢} 9
B 2 6,533 4,900 8,166 13,066 140,641 ] 408 81 489
BI 6 2,067 8,268 8,268 88,996 6] 413 (¢} 413
B2 6 2,323 9,292 9,292 100,018 0] 464 [0} 464
C 2 3,937 5,374 2,500 7,874 84,755 62 [0} [0} 62
c1 34 750 320 24,000 24,000 258,334 0 o] [¢] o]
c2 24 750 220 16,500 16,500 177,604 0 o] [¢] [+]
D 2 4,237 5,974 2,500 8,474 91,213 62 0] 62
SUBJECT SITE (WEST OF VICTORIA PARK AVE) D Midrise 6 1,750 93 7,000 7,000 75,347 0] 0] 0
D1 10 750 40 3,000 3,000 32,292 (0] (0] 0
D2 10 750 40 3,000 3,000 32,292 (0] [0} o)
o 2 3,307 1,500 1,807 3,307 6,614 71192 45 165 [0} 210
o1 8 1,794 144 10,764 10,764 115,863 0 o] (] [+]
P 2 4,795 1,500 3,295 4,795 9,590 103,226 82 239 [¢] 321
P Midrise 6 2,460 131 9,840 9,840 105,917 6] (0] (0] 0
PI 20 750 140 13,500 13,500 145,313 0] (0] (e} 0
P2 30 750 240 21,000 21,000 226,042 0 o] (] [*]
Building F (Existing Masterplan Approved) 8 87 15,547 15,634 168,283 2 777 0] 779
Building G (Hotel) (Existing Masterplan 12 9,850 9,850 106,024 246 0 o 246
Approved)
Building H (Data Storage) (Existing Masterplan 2 10.758 872 21516 231596 0 43 0 43
Approved)
3389 Steeles Ave. E 12 36,557 36,557 393,496 0 1,827 [¢] 1,827
3381 Steeles Ave. E 5 18,811 18,811 202,480 0 940 (o] 940
4000 Victoria Park Ave. 2 5,085 5,085 54,734 [0) 254 [¢) 254
TOTAL GFA e
BY USE (sm) 1,368 Units 122,952 20,417 4,900 110,700 279,613 3,009,726 NEW TOTAL JOBS 6,119 Jobs 2,380 Persons

STATISTICS

Employment and Jobs
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11 The Conversion Request

We are planning consultants to STC Investments
Nominee Inc. ("STC"), c/o North American
Development Group, the owner of the lands
municipally known as 3125, 3355, 3365, 3381 and
3389 Steeles Avenue East and 4000 Victoria Park
Avenue which collectively are referred to as the
Steeles Technology Campus (“the Campus"). The
Campus is located on the south side of Steeles
Avenue and are bounded on the west by Highway
404, on the east by Victoria Park Avenue and on
the south by the northerly lot line of employment
uses located on the north side of Gordon Baker
Drive (see Figure 1—Location Map).

As part of the City of Toronto’s ongoing Municipal
Comprehensive Review ("MCR") process, we
are writing on behalf of our client to request
that a portion of the Campus, which measures
approximately 68,223 square metres (6.8
hectares) in size or approximately 40% of the
overall Campus, be considered for conversion
from General Employment Areas (subject to SASP

STEELES AVENUE'EAST

4

394)to Regeneration Area (also subject to a SASP)
under the City of Toronto Official Plan ("Official
Plan") ("the Conversion Lands") (See Figure 2 —
Conversion Lands).

This Planning Rationale is prepared in support
of that request (“the Conversion Request”).
The Conversion Request seeks to permit the
introduction of non-employment uses along the
Steeles Avenue frontage west of Call Net Drive,
and on lands at the southwest corner of Steeles
Avenue and Victoria Park Avenue which are
further bounded by Call Net Drive on the west and
Sprint Canada Drive on the south. Much thought
has been given to the size, the location and the
potential future uses of the Conversion Lands.
From both a planning policy and an economic
development perspective it is our opinion that
the Conversion Request addresses the applicable
policies in the 2020 Provincial Policy Statement,
the 2019 Growth Plan (as amended) and the City
of Toronto Official Plan, and should be approved.

---------- -y

Conversion Lands

Figure 2 - Conversion Lands

Introduction 3
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1.2 The Basis for the
Conversion Request

Today the Campus is being developed in
accordance with a Master Site Plan Agreement
that was entered into with the (former) City of
North York in 1999. This Master Plan provided for
the development of a series of office buildings
located in a park-like setting, which were
internally focused, did not relate to the exterior
public street system, and were served by a private
road system. This form of development reflected
the economic and planning context of the time
and, in many respects, mirrored the "tower in the
park” high-rise residential development of the
preceding decades. Neither forms reflect current
City planning and urban design policies.

Initially, the Campus was a success. 3389 Steeles
Avenue East (now Tangerine: 36,557 sg. m), 3381
Steeles Avenue East (HSBC and Symantec: 18,110
sg. m)and 4000 Victoria Park (originally Enercare
and now a commercial educational facility: 5,085
sg, m) were all built at approximately the same
time — about 20 years ago. Since then, there has
been no new office construction and maintaining
existing tenants (even pre-Covid) has been a
challenge. Today, major office users (responding
in part to the strong preferences of their
employees) are seeking a very different setting.
A car-oriented suburban office campus, with
limited amenitiesis nolonger seen as the place to
locate. Downtown Toronto and Markham Centre
which offer a mix of uses including residential,
entertainment and restaurants as well as
better transit are seen as much more attractive
locations. Try though it might, STC has not been
successful in attracting major non-residential
users. In 2018 site plan approval for a data centre
was given, but a user has yet to be secured. Then,
inorder to increase on-site amenities in 2019 site
plan approval for a restaurant campus on Steeles
Avenue which, despite Covid, is now occupied and
STC is currently seeking the necessary variances
to facilitate a hotel on lands adjacent to Highway
404. However, there are still very few new office
tenants. In fact, the number of vacancies in
similar office buildings on the north side of
Steeles Avenue has created further challenges.

Planning Rationale
Bousfields Inc.

1.3 The Economic
Background

Clearly,amorefundamentalchangetothe Campus
is required if existing tenants are to be retained,
new tenants attracted and a new community
established. This position is supported by a
detailed Economic Study prepared by the Altus
Group ("the Altus Report"), which concluded
allowing residential uses will strengthen the
attraction of the Campus for office uses and
improve its marketability. The Altus Report has
been submitted concurrently under a separate
cover.

As outlined in the Altus Report, and in keeping
with the above, the Campus and the surrounding
area has seenlittle to no new office development,
with only two office buildings constructed since
1995 (beyond those built on the Campus). There
has been a net loss in occupied office space in
the area and, combined with the effects to the
office market due to Covid-19, the area is likely
to continue to struggle to attract new office
development. Altus provides that the buildings on
the Campus have a significantly above-average
vacancy rate of 15.8% of space in relatively new
buildings.

However, Altus outlines that allowing for
residential uses can create a value-add
proposition for prospective tenants by providing
opportunity for employees to live and work in the
area, and contributes to a vibrancy by improving
the diversity of land uses and amenities available.
The introduction of residential uses will be
compatible with the existing businesses and
help overcome the lack of development activity
the area has seen and high vacancy rates in the
existing buildings.

Based on Altus's findings, the presence of
residential in other office-oriented employment
areas throughout the GTA (including Consumers
Road area, Vaughan Metropolitan Centre and
Markham Centre) stimulate demand for office,
rather than reducing it.



The Altus Report also reviews the population and
employment targets set out in the Growth Plan
for the Greater Golden Horseshoe (“"the Growth
Plan"). Based on the 2031 and 2041 employment
projections set out in earlier versions of the
Growth Plan, the City had exceeded employment
targets significantly ahead of schedule. The 2019
Growth Plan, as amended in 2020, updated the
employment forecasts and the planning horizon
to the year 2051, allocating significant additional
job growth to the City, or a total of 251,000 more
jobs than the City had as of 2019, requiring
nearly 7,850 net new jobs per year. While the
annual growth is just under half the average
annual growth seen from 2001-2019 (16,050
jobs per year), the vast majority of job growth in
the City was seen in the Downtown and Central
Waterfront. To achieve the 2051 targets, the
City may require a shift in how jobs are planned
for and a greater focus on employment growth
outside the Downtown Central Waterfront and
Urban Growth Centres. The City will need to find
new and creative ways to catalyze employment
within employment areas that have been recently
underperforming, such as the employment area
that comprises the Campus.

The introduction of compatible residential uses
to office-oriented employment areas, such as the
Highway 404/Steeles area, based on experiences
seen in other comparable areas in the GTA
(Vaughan Metropolitan Centre, Consumers Road
area, Markham Centre) shows that incorporating
residential uses can stimulate demand for office
tenants and generate demand for office space
that a single-use office-oriented employment
area is less likely to produce.

1.4 The Proposed Concept

Plan
What STC is proposing, therefore, is the
introduction of a significant residential

component, with a range of housing types, sizes
and affordability, within a limited area (6.8 ha)
at the periphery of the Campus. The new units
will not only help the City meet its provincial
population targets, they could also make a
significant contribution to the variety of housing
types available in the northeast area of the City,

and could provide much needed affordable
housing. In terms of a live-work relationship,
the residential component will help to attract
employees who can live close to their offices and
in many cases walk to work (and not have to rely
on transit). However, STC recognized that the
introduction of residential uses alone is not the
answer. What is needed is a complete mixed-use
community with parks, public streets, shopping
and community services and importantly
employment opportunities.

Therefore, STC asked Giannone Petricone
Architects ("GPAIA") to prepare a conceptual plan
illustrating what the key elements of this new
community should include. The GPAIA plan (“the
Concept Plan") provides an excellent example of
a new, attractive and vibrant community on the
Conversion Lands (see Figure 3).

The Concept Plan provides for the following uses
on the Conversion Lands:

« Approximately 1,370 residential units (122,952
sg. m of residential gross floor area "GFA");

e 49,210 sq. m of non-residential GFA, which
could accommodate approximately 1,965
jobs (in addition to the 4,089 jobs that could
be accommodated on the balance of the
Campus);

» Anexpanded public road network;
» Two new public parks totaling 1.8 ha;

« QOpportunities for the establishment of new
POPS; and

» Opportunities for the inclusion of supporting
community uses.

The balance of the Campus will remain largely
unchanged, with the lands maintained exclusively
foremploymentuses. Theexistingoffice buildings
will remain and new construction will include
the planned data centre, hotel and a new office
building with a minimum non-residential GFA of
9,000 sqg. m (identified as Building F on Figure 3)
as permitted through the Master Plan and SASP
394. In accordance with the provisions of SASP
394 (Area A), Building F must be constructed
prior to any further non-office development on
the Campus.

Introduction
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21 Campus Lands

The Campus which is approximately 16.5 ha in
size,islocatedonthe southside of Steeles Avenue
East, east of Highway 404 and west of Victoria
Park Avenue (see Figure 4 — Oblique Aerial).
Generally rectangular in size, it has a frontage
of approximately 501 m along Steeles Avenue
East and 254 m along Victoria Park Avenue. The
Conversion Lands occupy approximately 20
percent of the total area of the Campus.

There are the following existing buildings on the
Campus Lands:

« 3355 Steeles Avenue East: 1-storey restaurant
(926 sq. m of GFA);

« 3365 Steeles Avenue East: 1-storey restaurant
(756 sq. m of GFA);

« 3381 Steeles Avenue East: 5-storey office
building (18,811 sg. m of GFA);

« 3389 Steeles Avenue East: 12-storey office
building (36,557 sq. m of GFA); and

e 4000 Victoria Park Avenue: 2-storey office
building (5,085 sg. m of GFA).

The office buildings include take-out restaurant
ancillary uses, and 4000 Victoria Park West
contains a commercial school. The Campus is
served by asystem of private roads, built to public
road standards (Call Net Drive and Sprint Canada
Drive). There is one signalized intersection on
Steeles Avenue East at Call Net Drive and one
signalized intersection on Victoria Park Avenue
at Sprint Canada Drive.

AMaster Site Plan Agreement forthe subjectlands
was entered into on April 12, 1999. The Site Plan
Agreement provided for the development of the
subject lands as an office park oriented around
a campus courtyard (including a soccer field
and basketball court), with associated surface
parking lots and parking structures. There have
been a number of amendments to the Master
Site Plan Agreement, most recently in 2019 (“the
Master Plan"”). The 2019 amendment implemented
the provisions of SASP 394, and provided for two
new office buildings, five standalone restaurant/
retail/service buildings and one hotel and a
realigned private ring road (see Figure 5 — Master
Site Plan). The restaurant buildings are located
along the Steeles Avenue frontage. The Master
Plan provides for a total non-residential GFA of
approximately 111,180 sqg. m.

Figure 4 - Oblique Aerial showing Campus land and Conversion Lands (Note: Google 3D Image is outdated.
Building B, Building C and the Ring Road are now completed.)

Planning Rationale
8 Bousfields Inc.
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2.2 The Conversion Lands

The Conversion Lands,located withinthe Campus,
are subject to the same official plan policies and
zoning regulations and Master Plan are located:

a. along the south side of Steeles Avenue west
of Call Net Drive and east of the 404/Steeles
Avenue off ramp totalling 2.44ha, and

b. at the southwest corner of Steeles Avenue
and Victoria Park on a block bounded by Call
Net Drive on the west and Sprint Canada Drive
on the south, totalling 4.38ha.

The area to the west of Call Net Drive is occupied
by two new single storey restaurant pads and
associated parking. Additional restaurant uses
are planned to the west, in the northwest corner
of the property. A bank is proposed on the west
side of Call Net Drive immediately east of the
restaurants. These buildings are identified as
Buildings A, B, C, D, E and | in the Master Plan.
None of these uses depend on an Employment
Areas designation. The area east of Call Net Drive
and north of Sprint Canada Drive has no buildings
and is used for surface parking.

2.3 Area Context

The Campus is located in the northeast area of
the City of Toronto (former City of North York) and
on the south side of Steeles Avenue East, which
forms the boundary between the City of Toronto
and the City of Markham (in York Region).

As outlined in the Altus Report, in terms of its
employment context, the Campus is located
within the Highway 404 and Steeles submarket,
which covers the geographic area of Southern
Markham and Northern Toronto. In the past
25 years, only five office buildings have been
constructed in the submarket, three of which
are on the Campus. The Altus Report identifies
that the Steeles and Victoria Park Employment
Area has one of the highest proportions of office
employment in the City of Toronto, supporting
a total of 12,600 jobs according to the 2015
Employment Survey, of which 73% was in the
office sector.

Planning Rationale
Bousfields Inc.

To the immediate north of the Campus Lands,
on the north side of Steeles Avenue in the City
of Markham, are a variety of commercial uses
including auto-oriented commercial uses, a
hotel, retail stores, restaurants and office uses,
along with associated surface parking lots.
Existing uses on the north side of Steeles Avenue
between Woodbine Avenue (which extends north
from the Highway 404 on/off ramp) and Victoria
Park Avenue include: an Esso gas station (7001
Woodbine Avenue); a 7-storey office building
(3000 Steeles Avenue East); an 11-storey office
building (3100 Steeles Avenue East); the Lexus
car dealership (3120 Steeles Avenue East); the
2-storey J-Town Japanese Shopping Centre,
including office space, restaurants and retail
facilities (3160 Steeles Avenue East); a 3-storey
office building (3190 Steeles Avenue East); and
the Toyota car dealership (3300 Steeles Avenue
East). North along Woodbine, there is a variety
of non-residential uses including medical
offices, restaurants, the 12-storey Courtyard
Marriott Hotel at 7095 Woodbine Avenue and the
Mayfair Tennis Club. The interior of the Markham
Employment lands, east of Woodbine Avenue are
characterized by more light-industrial business
park and warehousing uses.

Northeast of the Campus on the northeast corner
of Victoria Park Avenue and Steeles Avenue,
extending east to Esna Park Boulevard is the
former head office of IBM, now the Liberty Centre
(3500 Steeles Avenue East) located on a 17 ha
property. These offices include four triangular
shaped office towers and one rectangular
shaped computer/office tower which include
approximately 550,000 sq. feet of leasable space
all interconnected by a 700 foot long glass roof
atrium covering 16,000 sq. ft. To the east of the
Liberty Centre is the IBM head office at 3600
Steeles Avenue East a 5-7 storey office complex
which has approximately 850,000 sq. ft of
leasable area. The current tenants include IBM
and TD Bank. There are approximately 150,000
sq. ft of space available for lease.



Immediately south of Sprint Drive (not within the
Campus), on the west side of Victoria Park (3900
Victoria Park Avenue) is a high security facility
operatedbytheTorontoPoliceService.Ontheeast
side of Victoria Park is a large property owned by
the Bank of Montreal ("BMO")which extends north
to Steeles Avenue, east to Pharmacy Avenue and
southto Gordon Baker Road. The BMO Institute for
Learning ("BMO IFL"), a conference centre space
and corporate learning facility (3550 Pharmacy
Avenue) is centrally located on the property. The
BMO IFL has 150 hotel rooms to provide overnight
guest accommodation. The building is set back
approximately 180 m from Steeles Avenue East,
resulting in open green space along the south
side of Steeles Avenue. A surface parking lot is
located between the BMO IFL and Victoria Park
Avenue. At the south end of the BMO property
is the 4-storey BMO Data Centre (4100 Gordon
Baker Road), which has extensive surface parking
areas to the south and east.

East of Pharmacy Avenue, approximately 500
m east of the Campus Lands, is the Steeles
Community. Thereisanorth/south hydro corridor
which extends from the Finch Hydro Recreation
trail north to Steeles Avenue midway between
Pharmacy Avenue and Warden Avenue. Bamburgh
Park, and St Henry Catholic School are located on
the east side of the corridor. West of Bamburgh
Park is a cluster of high-rise residential buildings
to the west and east of Warden Avenue, within
Bamburgh Circle (25-275 Bamburgh Circle).
There are 8 apartment buildings in this area, with
heights up to 21 storeys.

To the immediate south of the Campus is a low-
density business park/warehouse/industrial
area. Between the Campus Lands and the south
side of Gordon Baker Drive are single-storey
buildings with a range of tenants, including
wholesale operations, warehousing, commercial
schools, dentist offices, a recreational studio,
professional and dental offices and a place of
worship. Thisindustrial area extends south to the
Finch Recreational Hydro Corridor.

To the immediate west of the Campus Lands
is the Highway 404 on/off-ramp and Highway
404. Further west, on the south side of Steeles
Avenue East, is the Hillcrest Village residential
neighbourhood, which is predominantly occupied
by single-det