
Schedule “C” 
 Referral Request Letter and Supporting Letters 



Direct Line: 416.597.5929 
abenedetti@goodmans.ca 

July 18, 2024 

Our File No.: 201798 

City of Toronto Council 
Toronto City Hall 
100 Queen Street West 
Toronto, ON M5H 2N2 

Attention: Sylwia Przezdziecki, City Clerk 

Dear Sirs/Mesdames: 

We are counsel to Tenblock Developments Inc., (“ ”) the management company working 
on behalf of Microbjo Properties Inc., the owner of the property known municipally as 
1875 Steeles Avenue West (the “ ”) in the City of Toronto (the “ ”). 

Tenblock is proposing to redevelop an underutilized Mixed Use designated Site, that is currently 
improved with a 120 unit residential building, with three new residential buildings containing a 
total of 960 dwelling units, including 120 rental replacement units and 12 new affordable rental 
units, in accordance with all applicable Provincial and Municipal land use compatibility policies 
and guidelines.   

Tenblock’s goal, working with City Staff, its neighbours and local stakeholders, including Sanofi 
Pasteur (“ ”) is: 

to provide much needed housing while ensuring that the proposed development can co-
exist with the existing Sanofi facility; and, 
to address the concerns raised by Sanofi to ensure that the Sanofi facility can continue to 
operate and expand.   

Further to this goal, we request that the 1875 Steeles West applications (Item No. NY15.4) be 
referred back to the Director, Community Planning, North York District, for further consideration 
in accordance with the motion proposed by Councillor Carroll at North York Community Council. 
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Since 2020, our client and its consultant team has worked closely with City staff towards 
intensifying the underutilized 1875 Steeles West property with an appropriate infill development. 
1875 Steeles Avenue West is located on the south side of Steeles Avenue West, approximately 
100 metres east of Dufferin Street. The Site is generally rectangular and has approximately 
85.97 metres of frontage on Steeles Avenue West and a depth of approximately 125.1 metres. The 
total site area is 12,844 square metres (1.28 hectares).   

The Site is occupied by an ageing 4-storey rental apartment building, containing 120 rental units, 
and associated surface parking. The proposed rezoning application would permit the 
redevelopment of the Site with three new residential buildings consisting of a mix of tall and mid-
rise building forms with heights of 14 storeys (53 metres), 33 storeys (115 metres), and 39 storeys 
(133 metres), containing a total of 960 dwelling units, including 120 rental replacement units, 
12 new affordable rental units, a public park and a publicly accessible open space (POPS). 

The Site is designated Mixed Use Areas and is zoned RM (f21.0; a835; d1.0), with a maximum lot 
coverage of 35%. The City’s Official Plan permits the redevelopment of the Site with tall 
residential buildings, although a rezoning is required to increase the permitted height and density. 

The adjacent property to the west of the Site, 1881 Steeles Avenue West, is currently occupied by 
the Dufferin Corners commercial plaza that is proposed for high-rise residential uses. The easterly, 
north-easterly and south-easterly portions of the subject site flank the West Don River valley, 
which is designated by the City of Toronto as part of the Natural Heritage System.

The Sanofi manufacturing and research facility is located approximately 105 metres to the east of 
the Site on the opposite side of the West Don River valley. The area surrounding the Sanofi 
complex already includes sensitive uses, such as the apartment buildings in the northeast quadrant 
of the intersection of Steeles Avenue and Dufferin Street, and low-rise residential neighbourhoods 
to the north and east of Sanofi. 

The below figure extracted from City of Toronto Official Plan Land Use Plan 16 illustrates the 
1875 Steeles Avenue West development site and the Sanofi lands. As noted above, the Sanofi 
facility is located within an area dominated by residential development including Neighbourhoods, 
Apartment Neighbourhoods, Mixed Use Areas, and Natural Areas and Parks, with a larger 
Employment Area including General Employment Areas and Core Employment Areas further to 
the west of both the Sanofi facility and 1875 Steeles Avenue West1.

1 We note that as confirmed by the Minister of Municipal Affairs and Housing in a letter provided to Tenblock, policies 
regarding Provincially Significant Employment Zones do not apply to 1875 Steeles Avenue West as it is designated 
Mixed Use Areas in the City of Toronto Official Plan. Please see the letter from the Minister to Peter Smith of 
Bousfields attached as Schedule “A” to this letter. 
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In addition, as illustrated in the Block Context Plan prepared by Bousfields and attached to this 
letter as Schedule “B”, the redevelopment of 1875 Steeles West and 1881 Steeles West, on lands 
that are currently designated Mixed Use Areas in the City’s Official Plan, are anticipated to 
contribute approximately 2,098 housing units (of which approximately 1,978 will be net new 
housing units) and over 169,000 square metres of residential gross floor area in close proximity to 
York University and to excellent employment opportunities for a diverse workforce. 

As noted above, Tenblock’s goal is to provide much needed housing while ensuring that the 
proposed development can co-exist with the existing Sanofi facility. To that end, Tenblock and its 
consultants have undertaken an extensive review of the applicable land use compatibility policies 
and requirements of the Provincial Policy Statement (“ ”), the Growth Plan for the Greater 
Golden Horseshoe (2020), the City’s Official Plan and NPC-300, the applicable Ministry 
Environmental Noise Guideline – Stationary and Transportation Sources – Approval and Planning 
(“ ”). 
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The October 30, 2020 Planning Rationale Report, prepared by Bousfields Inc. (“ ”), and 
the subsequent addendum dated December 7, 2023 contain a detailed overview of the land use 
compatibility policies contained within the PPS, the Growth Plan and the Official Plan that are 
applicable to the proposed redevelopment of the Site.   

Further, Gradient Wind Engineering Inc. (“ ”) undertook a land use compatibility 
assessment and air quality analysis for the proposed development and prepared a Stationary Noise 
Assessment, Detailed Air Quality Study, and a Compatibility and Mitigation Study (all dated 
August 22, 2023) to evaluate air quality, stationary noise and transportation noise and vibration 
impacts (the “ ”). 

Bousfields’ provided planning commentary to indicate how the Gradient Compatibility and 
Mitigation Study has addressed the policies and guidelines both at a Provincial and Municipal 
Level in a further letter dated, December 7, 2023.  The Bousfields’ letter concludes that: 

the Compatibility/Mitigation Study demonstrates consistency/conformity with the 
applicable policies in the Provincial Policy Statement and the Growth Plan for the Greater 
Golden Horseshoe; and, 
the Compatibility/Mitigation Study demonstrates conformity with the applicable policies 
in the Official Plan. 

A copy of the December 7, 2023 letter is attached as Schedule “C” to this Letter. 

In accordance with City practice, the City retained Cambium Inc. (“ ”) consultants to 
undertake a Peer Review of the Gradient Compatibility Reports. As part of that process, Gradient 
updated all of their original Compatibility Reports to address Cambium’s Peer Review comments 
and in total, Gradient (and J.E. Coulter Associates Limited) prepared eleven (11) reports and 
responses that were peer reviewed by Cambium. Following a nearly two year review process,
Cambium concluded that: 

the [Gradient] Studies presented to date have met the City’s requirements for 
Compatibility/Mitigation Studies and Air and Noise Impact Studies. 

A copy of the Cambium Peer Review Letter is attached as Schedule “D” to this Letter. 

Finally, City Staff support the conclusions of Bousfields, Gradient, and Cambium as evidenced by 
the Staff Report dated June 27, 2024 which concludes that: 

The proposal has been reviewed against the policies of the PPS (2020), A Place to Grow: 
Growth Plan for the Greater Golden Horseshoe (2020) and the Official Plan. Staff are of 
the opinion that the proposal is consistent with the PPS (2020) and conforms with the 
A Place to Grow: Growth Plan for the Greater Golden Horseshoe (2020). Furthermore, the 



- 5 -

proposal conforms to the Official Plan, particularly as it relates to the massing of buildings 
to minimize impacts on Neighbourhoods and the Public Realm.2

In addition, the Staff report specifically states that “Staff worked with the applicant and the 
community to address and resolve the following key concerns: compatibility with adjacent 
employment uses, site organization and the provision of municipal services.”3

We understand that despite the work undertaken to date, Sanofi remains concerned that: 
(i) residents at the proposed development may submit complaints related to sound generated by 
the Sanofi facility; and (ii) that the proposed development may result in increased security 
concerns related to potential overlook of the existing Sanofi facility. Tenblock has and continues 
to take the concerns of Sanofi very seriously.  

Noise Complaints: 

In regard to land use compatibility and the potential for noise complaints, the Gradient 
Compatibility Reports demonstrate that noise levels at the Site (resulting from stationary noise 
sources at the Sanofi facility) would be below the noise limits applicable in a “Class 4” area, as 
defined in NPC-300. The area of the proposed development and all other residential areas in 
proximity to the Sanofi facility are currently classified by NPC-300 as “Class 1” for noise limits. 
Further to the recommendations of Gradient, Cambium and City Staff, the current applications for 
1875 Steeles Avenue West provide an opportunity to designate the Site as a “Class 4” area. A 
Class 4 area designation is made by the land use planning authority, when recommended by 
technical consultants, in urban areas that are candidates for intensification. A Class 4 designation 
allows higher noise level limits at receptors (such as residential buildings) than would otherwise 
be permitted in Class 1 areas. That is, with a Class 4 designation, Sanofi would be permitted to 
have higher noise impacts at 1875 Steeles Avenue West than currently permitted under the Class 
1 classification. 

The NPC-300 Class 4 area designation is now a frequently used tool to provide protection for 
existing industry and to ensure the ability of industry to co-exist and expand where urban 
intensification is proposed in the City of Toronto. NPC-300 was published in 2013 and since that 
time, City of Toronto Staff have made over 40 recommendations to Council to designate lands as 
Class 4, including in regard to 1875 Steeles. To date, it is our understanding that Council has never 
refused a Staff Recommendation to designate lands as Class 4. Recent examples of approved 

Director, Community Planning, North York District “1875 Steeles Avenue West – Zoning By-law Amendment and 
Rental Housing Demolition and Conversion Applications – Decision Report – Approval” June 27, 2024 (available 
online at https://www.toronto.ca/legdocs/mmis/2024/ny/bgrd/backgroundfile-247282.pdf) date accessed July 3, 2024 
(the “Staff Report”) at page 21. 
3 Staff Report at page 21. 

2
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Class 4 designations include large areas of the Central Waterfront (to provide protection for 
existing industry, including Redpath Sugar and Lafarge), numerous projects in Etobicoke 
Lakeshore, the entire Tapscott Employment Area in Scarborough (to facilitate the night shift at 
Surati manufacturing) and numerous individual projects across the City. A map and accompanying 
chart of recent Class 4 designations across the City is attached to this letter as Schedule “E”.

If the proposed development is designated as Class 4, prospective purchasers and tenants of the 
building will be informed that the dwelling is located in a Class 4 area that allows noise levels that 
are higher than in Class 1 areas. The provision of a warning clause to prospective purchasers and 
tenants and the registration of appropriate warning clauses on title will mitigate the potential for 
noise complaints at the Site related to noise sources at Sanofi’s premises. Prospective occupants 
will be advised of the Class 4 designation and higher noise level limits before they purchase or
rent units (contrary to current tenants of the existing building at the Site). As noted above, in a 
Class 4 designation, noise emissions from the Sanofi facility will be evaluated on the basis of 
higher noise limits at 1875 Steeles Avenue West than are currently applicable, and this will provide 
Sanofi with a “buffer” for operation and expansion. 

In addition to the higher noise level limits permitted by a Class 4 designation, which will protect 
Sanofi and provide a buffer for its potential expansion, the actual noise experienced by residents 
at a redeveloped 1875 Steeles Avenue West will be mitigated by requirements for central air 
conditioning, which will allow residents to keep their windows closed, and modern insulation and 
noise mitigation in the building envelope that will reduce interior noise levels to around 19 dBA 
at the location with the highest noise impact from stationary sources, when windows are closed. 
A19 dBA sound level is equivalent to leaves rustling. Gradient’s recommendation for a Class 4 
designation and explanation of noise impacts at the Site, including from stationary noise sources 
(including Sanofi) and transportation noise sources, is outlined in the letter prepared by Gradient 
and attached as Schedule “F” to this letter.

City Staff reviewed the reports prepared by Gradient, as well as the peer reviews of such reports 
prepared by Cambium. The City Staff Report recommends that City Council designate 1875 
Steeles West as a Class 4 noise area pursuant to NPC-300 and concludes that: 

Class 4 designation permits nearby industrial buildings to continue operating, supporting 
the protection of Employment Lands for current and future employment uses;  and 
The [Gradient] Study concluded that the location of the proposed development is 
appropriate with mitigation including mandatory air conditioning and warning clauses 
being implemented as identified in the Study. The peer review conducted on behalf of the 
City agreed with this conclusion and the proposed designation of the site as Class 4 under 
NPC-300.   
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Security: 

In response to the security and overlook concerns and despite the fact that security is not a land 
use planning matter, Tenblock engaged Juno Risk Solutions (“ ”). Juno is a trusted security 
consultant to governments and businesses, including banks and major industries, and its expert 
consultants have prior experience in military intelligence, counter-intelligence, law enforcement, 
and facilities security. Juno conducted an extensive study of the proposed development site, taking 
into consideration the location of the Sanofi facility and other buildings in the area and prepared a 
Security Risk Evaluation Study. The Study concluded that: 

the Sanofi facility already experienced significant overwatch conditions and, specifically, 
existing high-rise buildings provided better vantage points to observe the Sanofi facility 
than the proposed development would allow; 
overwatch is easily mitigated by low-technology solutions, such as blinds, window films, 
and the use of internal spaces for secure discussions; and 
the more significant security concerns for bio-tech facilities are cyber and human 
espionage. 

Juno noted that some of the most sensitive entities in the Canadian government maintain secure 
facilities in residential areas of much greater density and with much greater risk of overwatch than 
the proposed development presented to Sanofi. Juno’s concluded that “the Proposed Development 
has no bearing on Sanofi’s national security concerns”. A copy of Juno’s Summary Letter is 
included with this letter as Schedule “G”.

Water Service:

Sanofi has also noted that it is investing in upgrades to water services to its existing facility and its 
planned expanded operations. Sanofi wishes to ensure that it has access to sufficient and reliable 
water services and that it has unrestricted access to the upgraded infrastructure that it pays to have 
installed. 

Tenblock is reviewing publicly available information in regard to Sanofi’s service infrastructure 
upgrades and will continue to work with Sanofi to understand the work it has undertaken to 
upgrade water service infrastructure, its planned work for further upgrades, and its infrastructure 
requirements. Further, Tenblock is investigating opportunities for mutually beneficial coordination 
between Tenblock and Sanofi to upgrade the watermain infrastructure on Steeles Avenue West. 
As outlined in the letter prepared by Lithos Group, and attached to this letter as Schedule “H” 
collaboration between Tenblock and Sanofi could lead to cost savings, as well as a more 
streamlined implementation process for the construction of the noted water service upgrades. For 
example, Lithos is recommending that if Sanofi property were to proceed first with the 
construction of watermain upgrades on Steeles to the Sanofi site, than Tenblock should share costs 
with Sanofi proportionate to the works required to service the 1875 Steeles Avenue West property. 
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In addition, and more specifically to address Sanofi’s noted concerns, Tenblock can make the 
following commitments to Sanofi, which we propose to discuss with them in the coming weeks: 

Tenblock will not rely in any way on the incremental water capacity built for and funded 
by Sanofi; and 
any incremental water capacity triggered by the 1875 Steeles West development (that 
cannot be covered by the City’s latent capacity, net of Sanofi’s investment) will be 
Tenblock’s responsibility to design, approve, and fund or install via a Municipal 
Infrastructure Agreement with the City. 

Finally, the proposed 1875 Steeles Avenue West draft zoning by-law includes a number of holding 
symbol conditions related to the provision of necessary infrastructure, including potential upgrades 
to the 300mm water main on Steeles Avenue West. We are currently working with City Staff to 
ensure that the wording of the proposed holding symbol conditions included in the draft zoning 
by-law attached to the Staff Report properly protects Sanofi and the infrastructure constructed to 
service the Sanofi facility. 

We continue to work with Sanofi to address their outstanding security-related, noise-related and 
infrastructure-related concerns. Our expert team is actively engaged with City Staff and our 
neighbours, including First Capital REIT, the University of Toronto and Sanofi, and we are in the 
process of scheduling additional meetings to discuss the above-noted concerns. Our goal is to 
ensure that Sanofi’s concerns are addressed and that Sanofi can co-exist, operate and expand along 
with the proposed development at 1875 Steeles Avenue West. We are confident that we will be
able to address the outstanding concerns so that much needed housing can be delivered, not only 
on the Site but on all of the lands designated Mixed Use Areas, in accordance with all applicable 
Provincial and Municipal land use compatibility policies and guidelines.  

As noted above and further to this goal, we request that the 1875 Steeles West applications 
(Item No.15.4) be referred back to the Director, Community Planning, North York District, for 
further consideration in accordance with the motion proposed by Councillor Carroll at North York 
Community Council. 

Yours truly, 

Anne Benedetti 
AKB
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cc. Nathan Muscat, City of Toronto 
Chris Barnett, Osler, Hoskin & Harcourt LLP, counsel to Sanofi 
Eileen Costello, Aird & Berlis LLP, counsel to First Capital REIT 
Signe Leisk, Cassels Brock & Blackwell LLP, counsel to the University of Toronto 
Danielle Binder, Senior Director, Policy & Advocacy, Building Industry and Land 
Development Association (BILD) 

1390-3650-4077 
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July 17, 2024

Tenblock
30 Soudan Avenue, Suite 200
Toronto, ON
M4S 1V6

Re: Summary of Air and Noise Reports
1875 Steeles Avenue West, North York
GW File No.: 20 105 Cover Letter

Gradient Wind Engineering Inc. (Gradient Wind) was retained by Tenblock to undertake noise, land use

compatibility and air quality assessments and studies for the proposed development located at 1875

Steeles Avenue West (Site).

The studies and assessments Gradient Wind completed included a consideration of the following impacts

at the proposed development:

Air quality and odour impacts from surrounding industrial properties;

Stationary noise impacts from surrounding industrial and commercial properties, including the

Sanofi Pasteur facility;

Transportation noise and vibration impacts.

Air Quality

Based on our studies, air quality conditions at the development comply with the applicable regulatory

criteria, specifically the Air Contaminant Benchmark Standards and Ambient Air Quality Criteria published

by the Ministry of the Environment, Conservation and Parks (MECP).

Environmental Noise (Stationery and Transportation Noise) and Vibration

The proposed development is a high rise residential building. Taking into account the noise control

measures to be implemented at the building, Gradient Wind concluded that the proposed development

is compatible with surrounding land uses. Specifically, based on an analysis of noise, vibration and air

quality impacts, the development of the subject lands for high rise residential uses will not create land

use incompatibilities.



Gradient Wind recommended that the City designate the site of the proposed development as a �Class 4�

area for the purposes of establishing acceptable noise levels, as per the MECP�s Publication NPC 300

(Environmental Noise Guideline � Stationary and Transportation Sources � Approval and Planning). The

City�s peer reviewer supported Gradient Wind�s recommendation for Class 4 and the designation was also

recommended by City Staff.

NPC 300 allows for an area with a proposed new noise sensitive land use located adjacent to existing and

lawfully established stationary sources to be designated as a Class 4 area. A Class 4 noise area designation

allows for higher daytime and night time noise level limits than would otherwise be permitted at a

residential building, provided that certain conditions are met, such as providing the building with central

air conditioning. The current noise area designation at the Site is Class 1.

Table 1 below is excerpted from Gradient Wind�s stationary noise report and summarizes the impacts of

noise from the Sanofi Pasteur facility on the proposed development. The noise impacts are based on all

noise sources at Sanofi Pasteur operating at the same time, 100 % of the time. Even with such

conservative assumptions, the noise impacts at nighttime (as indicated in bold text in the table below)

only minorly exceed the Class 1 sound level limits and are well within the Class 4 sound level limits.

Tenblock
1875 STEELES AVENUE WEST, NORTH YORK: RESPONSE LETTER

2



TABLE 1: NOISE LEVELS FROM SANOFI PASTURE ONTO THE PROPOSED DEVELOPMENT

Receptor
Number

Height Above
Grade (m)

Noise Level
(dBA)

Sound Level
Limits (Class 1)

Sound Level
Limits (Class 4)

Meets Criteria
(Class 4)

Day Night Day Night Day Night Day Night

R1_A 40 47 47 50 45 60 55 Yes Yes

R1_B 60 48 48 50 45 60 55 Yes Yes

R1_C 80 48 48 50 45 60 55 Yes Yes

R2_A 40 47 47 50 45 60 55 Yes Yes

R2_B 60 48 48 50 45 60 55 Yes Yes

R2_C 80 48 48 50 45 60 55 Yes Yes

R3_A 40 48 48 50 45 60 55 Yes Yes

R3_B 60 48 48 50 45 60 55 Yes Yes

R3_C 80 48 48 50 45 60 55 Yes Yes

R3_D 100 48 48 50 45 60 55 Yes Yes

R4_A 40 48 48 50 45 60 55 Yes Yes

R4_B 60 48 48 50 45 60 55 Yes Yes

R4_C 80 48 48 50 45 60 55 Yes Yes

R4_D 100 48 48 50 45 60 55 Yes Yes

R5_A 7.5 45 45 50 45 60 55 Yes Yes

R6_A 7.5 45 45 50 45 60 55 Yes Yes

R7_A 1.5 47 47 50 45 60 N/A Yes Yes
Note: Bold text indicates where noise levels exceed Class 1 sound level limits.

The primary sources of transportation noise impacting the proposed development are Steeles Avenue

West, Dufferin Street, and minor impacts from the CN Rail corridor approximately 435 m north of the site.

The dominant source of transportation noise for this site is due to roadway traffic sources, and the noise

levels generated by transportation noise are higher than the stationary noise levels originating from the

Sanofi Pasteur facility. In fact, at many points of reception on the proposed building, noise impacts from

traffic will be in the range of 5 to 20 dBA higher then noise impacts from stationary sources originating at

the Sanofi Pasteur facility.

Tenblock
1875 STEELES AVENUE WEST, NORTH YORK: RESPONSE LETTER
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We note that the noise levels, as set out in Table 1 above, are predicted at the outside point of a window.

The proposed new building will be constructed with STC 36 rated windows, which will provide

approximately 36 dBA noise attenuation compared to the outside point of the window, meaning that for

a residential unit experiencing 48 dBA at the outside point of a window, the indoor noise level (with the

window closed) would be around 19 dBA. The perception of loudness at 19 dBA is equivalent to leaves

rustling. We also note that the proposed building would have central air conditioning, which would allow

residents to keep their windows closed for larger portions of the year. The current building at the Site

does not have central air conditioning and, with windows open, residences would experience indoor

sound level of around 35 dBA.

If you have any questions or wish to discuss our findings, please advise us. In the interim, we thank you

for the opportunity to be of service.

Sincerely,

Gradient Wind Engineering Inc.

Joshua Foster, P.Eng.
Lead Engineer

Gradient Wind File #20 105 CoverLetter � July 15, 2024

Tenblock
1875 STEELES AVENUE WEST, NORTH YORK: RESPONSE LETTER
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Attention: Stephen Job 

Re: Recommendation Letter regarding required watermain upgrades on Steeles Avenue West 
Location: 1875 Steeles Avenue West 
City of Toronto 

Appendix A

150 Bermondsey Road 
Tel: (416) 750-7769 Toronto, ON 
www.LithosGroup.ca M4A 1Y1 



Appendix A

LITHOS GROUP INC. 
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0 TENBLOCK 
Stephen Job, AICP 

Vice President 
sjob@tenblock.ca 

416-322-4114 

July 17, 2024 

Via Email 

Toronto City Council 
100 Queen Street West 
Toronto, ON M5H 2N2 

RE: 2024.NY15.4 – 1875 Steeles Avenue West - Decision Report - Approval 

Dear Mayor Chow, Councillor Pasternak, and Toronto City Council: 

Tenblock represents the owner and original builder (circa 1973) of the existing building with 120 
apartments at 1875 Steeles Avenue West. We have proposed a redevelopment that would continue the 
longstanding residential use at this property, create 960 new apartments including 12 affordable 
apartments, convey a public park and conservation lands, and enrich the public realm around the site. 

We are writing to request a referral of 2024.NY15.4 back to the Director, Community Planning, 
North York District, for further consideration, in consultation with other appropriate City divisions. 

City staff have recommended approval of the proposal and Tenblock is already addressing the matters 
raised at North York Community Council. We and our subject-matter experts are actively engaged in 
discussions with nearby industry and landowners, City staff in multiple divisions, Council members and 
their staff, and other stakeholders, all in pursuit of collaborative solutions to any remaining issues 
regarding our significant housing proposal. 

Nonetheless, this is a complex file and additional time will afford all parties the opportunity to understand 
the extensive work completed to date on massing, air quality, noise, traffic, water supply, security, and 
other topics – and to work together in identifying and resolving any remaining issues. 

At Tenblock it is our consistent practice to advance new housing collaboratively. Since 2020, we have 
received City Council approval to build over 4,000 new apartments, without the need to appeal any of 
these planning applications to the Ontario Land Tribunal. Please allow us the opportunity to continue 
working this way, by referring this item back to staff for further collaboration between the parties. 

Cc: David Sit, Director, Community Planning, City of Toronto 
Melanee Short, Head of Sustainability, Global Engineering, Sanofi Pasteur Ltd. 
Jennifer Arezes, Head of Development and Construction, First Capital REIT 
Christine Burke, Assistant Vice-President, University Planning, University of Toronto 

Sincerely, 

Stephen Job, AICP 

TENBLOCK.CA 30 Soudan Ave., Suite 200, Toronto, ON, M4S 1V6 416-322-2422 Page 1 of 1 

https://TENBLOCK.CA
mailto:sjob@tenblock.ca


  

 

 
      
      

  
 
 

  

     

   
  

     
    
     

      
  

        
        

   

             
          

       
       
      

          
         

              
        

           
         

  

           
      

 
    

 

 
 

 
 
 
 
 
 
 

 
  

   
   

Cassels 

t: 416 869 5300 

f: 416 360 8877 

cassels.com 

Cassels Brock & Blackwell LLP 

Suite 3200, Bay Adelaide Centre - North Tower, 40 Temperance Street 

Toronto, ON MSH 084 Canada 

July 22, 2024 

Email : counci lmeeting@toronto.ca & c lerk@toronto.ca s le isk@cassels .com 
te l : +1 416 869 5411 
fax: +1 416 360 8877 City of Toronto 
f i le #000001-01434Toronto City Hall, 100 Queen Street West 

Toronto, ON M5H 2N2 
Attention: Sylwia Przezdziecki, Manager 

Dear Mayor Chow and Members of Council: 

Re: City Council Meeting – July 24, 2024 | Agenda Item 2024.NY15.4 
1875 Steeles Avenue West – Zoning By-law Amendment and Rental Housing 
Demolition and Conversion Applications 

We are the lawyers for The Governing Council of the University of Toronto (the “University”), the 
registered owner of a 12.08-hectare site located generally southeast of Steeles Avenue West 
and Dufferin Street, municipally known as 4925, 4961 and 5201 Dufferin Street, directly south of 
the lands subject to the above noted applications by Tenblock Developments Inc. (“Tenblock”) 
and abutting the lands owned and operated by Sanofi Pasteur (“Sanofi”). 

We are writing in support of Tenblock’s request to refer this item back to the Director, 
Community Planning, North District for continued discussions with local stakeholders, including 
Sanofi. As a neighbouring landowner that will be impacted by any decision made by Council 
with respect to the future development of this area, the University supports Tenblock’s request 
and agrees that a referral will afford all stakeholders an opportunity to address concerns raised 
to date and work together towards a resolution. The University looks forward to participating in 
such discussions. 

We thank you for the opportunity to provide comments and ask that our office is provided with 
notice of decision or further consideration of this matter. 

Yours truly, 
Cassels Brock & Blackwell LLP 

Signe Leisk 
SL/AP/MLH 

Cc: Anne Benedetti, Goodmans LLP (abenedetti@goodmans.ca) 
Eileen Costello, Aird & Berlis LLP (ecostello@airdberlis.com) 
Nathan Muscat, City of Toronto (nathan.muscat@toronto.ca) 

mailto:councilmeeting@toronto.ca
mailto:clerk@toronto.ca
mailto:abenedetti@goodmans.ca
mailto:ecostello@airdberlis.com
mailto:nathan.muscat@toronto.ca
mailto:sleisk@cassels.com


  

 

    
  

  
 

 

  

       

 
  

   
    

 
  

    
  

  
       

  
      

  
            

         
 

           
        

         
          

             
 

              
        

 
         
         

 
 

   

 
   

 
 

  

 

Eileen P. K. Costello 
Direct: 416.865.4740 

E-mail: ecostello@airdberlis.com 

July 23, 2024 

VIA EMAIL: councilmeeting@toronto.ca Our File No. 150518 

City Council 
Toronto City Hall 
100 Queen Street West 
Toronto, ON M5H 2N2 

Attention: Sylwia Przezdziecki 

Dear Mayor and Members of Council: 

Re: Item 2024.NY.15.4 
1875 Steeles Avenue West - Zoning By-law Amendment and Rental Housing 
Demolition and Conversion Applications 
City Council - July 24, 2024 

Aird & Berlis LLP is counsel to First Capital Realty Inc., (our "client”) the owner, through its 
subsidiary Dufferin & Steeles Corporation, of 1881 Steeles Avenue West, Toronto. ("FCR Site") 

On behalf of First Capital Realty Inc., we made submissions to the North York Community Council 
in respect of the application by TenBlock Developments Inc. ("TenBlock") for its lands at 
1875 Steeles Avenue West, immediately adjacent to the FCR Site. A copy of those submissions 
is attached. In that communication we advised that our client agrees with the conclusions and 
recommendations of City staff as set out in the staff report on the TenBlock application. 

First Capital Realty Inc. supports the request by TenBlock for a deferral of this matter and 
welcomes the opportunity for further consultation with area landowners. 

We thank City Council for considering our client’s comments and respectfully request that we be 
provided with notice of any decision made by City Council on this matter. 

Yours truly, 

AIRD & BERLIS LLP 

Eileen P.K. Costello 
EPKC/gg 
Attachment 
CM:61186441.1 

mailto:phc@toronto.ca
mailto:ecostello@airdberlis.com
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, Aird & Berlls LLP Brookfield Place, 181 Bay Street, Suite 1800, Toronto, Canada M5J 2T9 416.863.1500 416.863.1515 airdberlis.com 

Eileen P. K. Costello 
Direct: 416.865.4740 

E-mail: ecostello@airdberlis.com 

July 9, 2024 

VIA EMAIL Our File No. 150518 

City Clerk 
North York Community Council 
100 Queen Street West 
2nd Floor, West Tower, 
Toronto ON M5H 2N2 

Attention: Matthew Green, Administrator 

Dear Sirs: 

Re: 1875 Steeles Avenue West 
Request to Amend the Zoning By-law Application Number 20 213392 NNY 06 OZ 
NYCC Agenda Item NY15.4 

Aird & Berlis LLP is counsel to First Capital Realty Inc., (“FCR”) the owners, through their 
subsidiary Dufferin & Steeles Corporation, of 1881 Steeles Avenue West (the "FCR Site"). 

The FCR Site is currently improved with an office/retail plaza. In December, 2019, FCR filed an 
application for zoning by-law amendment to permit the replacement of the existing office/retail 
plaza with two commercial/residential buildings, 12 and 13 storeys in height, and two residential 
buildings that are 32 storey in height (the “1881 Development”). 

Since the filing of its application for the 1881 Development, FCR has been engaged with City 
staff, the adjacent land owners, including 1875 Steeles Avenue West, and the broader community 
through a comprehensive public planning process. FCR has filed a resubmission in respect of a 
number of technical reports, including transportation, environmental and servicing, through 2020 
and 2022. FCR understands that City staff will be reporting out shortly in respect of the 
development application for the FCR Site and looks forward to continuing to work with the City 
and the community through the redevelopment of its lands. 

As noted in the City Staff report in respect of the development proposal for 1875 Steeles Avenue 
West, FCR has been coordinating with the adjacent owner on the phasing of development and, 
particularly, the delivery of certain community benefits and municipal infrastructure including a 
new public road and community park. FCR and the proponent for 1875 Steeles Avenue West 
have agreed in principle upon the phasing and cost sharing associated with the delivery of this 
important community infrastructure. 

In reliance upon the mutual understanding with respect to phasing and cost sharing for the 
community infrastructure as outlined in the City Staff report, FCR has no objections to the 
development proposal at 1875 Steels Avenue West and continues to support the redevelopment 

mailto:ecostello@airdberlis.com
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of the FCR Site and adjacent lands to achieve the City’s important housing and employment goals 
in the form of complete communities. 

We respectfully request that the City provide our office with notice of this and any other decision 
in respect of the 1875 Steeles Avenue West property. 

Yours truly, 

AIRD & BERLIS LLP 

Eileen P. K. Costello 
EPKC:gg 
61020110.1 
CM:61021442.1 



MORE NEIGHBOURS &w TORONTO 

Dear Members of City Council, 

RE: NY15.4 - 1875 Steeles Avenue West - Zoning By-law Amendment and Rental 
Housing Demolition and Conversion Applications - Referral 

About More Neighbours Toronto 
More Neighbours Toronto is a volunteer-only organization of housing advocates that believe 
in building more multi-family homes of all kinds for those who dream of building their lives in 
Toronto. We advocate for reforms to increase our city’s ability to build more homes in every 
neighbourhood. We are a big-tent organization with members across the political spectrum 
who are committed to counterbalancing the anti-housing agenda that has dominated 
Toronto's politics, created an affordability crisis, and cost burdened a new generation of 
aspiring residents. We are firmly committed to the principle that housing is a human right and 
believe Toronto should be inclusive and welcoming to all. 

Position 
More Neighbours Toronto is writing to request that this Zoning By-law Amendment for 
the site at 1875 Steeles Ave W be referred back to the Director of Community Planning 
for North York to allow any remaining issues to be resolved. As we wrote in our previous 
submission, this development will provide 960 homes, including 120 rental replacement units 
and 12 additional new affordable rentals, in addition to new parkland, improved park access 
and an improved pedestrian experience along Steeles. It is near York University and access 
to the University will be improved by the addition of dedicated RapidTO bus lanes along 
Steeles. 

Given all of this, as well as the significant public consultation and staff work that has already 
been done, and the staff recommendation for approval, we were disappointed to see North 
York Community Council vote for a refusal. While the City must consider the issues raised by 
Sanofi Pasteur, there are existing City policy frameworks that allow industry to shape nearby 
development in positive ways that allow for new housing while protecting employment lands. 

Just this month, I listened to a deputation from a representative for Redpath Sugar on 
TE15.7, describing such an agreement. It allows them to give input on the compatibility of 
development applications that come into the area, requesting mitigation measures for noise 
or other potential issues. Could a similar framework be developed in this area? A referral 
should be granted to explore this, particularly because there are already several residential 
high-rise proposals in this area where planning work is underway. 

On a personal note, I am a resident of a residential high-rise apartment building and I am 
fortunate enough to be able to walk to work. In fact, Sanofi Pasteur used to have a facility in 
the same building at Sunnybrook that I walk or bike to every weekday. This proximity to work 
has been a tremendous benefit to my quality of life and I know that many of my co-workers 
live in the same cluster of residential apartment buildings for similar reasons. In fact, they are 
some of the only affordable options in the area. 

https://www.moreneighbours.ca/
https://www.toronto.ca/legdocs/mmis/2024/ny/comm/communicationfile-181450.pdf
https://www.toronto.ca/legdocs/mmis/2024/ny/comm/communicationfile-181450.pdf
https://youtu.be/Sr0t6IBY5T8?t=7508
https://youtu.be/Sr0t6IBY5T8?t=7508


City policies to protect jobs cannot be separated from City policies for residents who 
work in those jobs. At this year’s budget process, you heard from many agencies and 
departments, from paramedics to City Planning, describing their challenges in recruiting and 
retaining workers who cannot find affordable places to live in Toronto. Many department 
heads described how their employees live outside of the city and have long commutes; they 
then leave the department when jobs become available closer to their homes. We need a 
framework that will give people new options and end the trend of young people and families 
leaving Toronto. 

Finally, I am trying to imagine how the tenants in the existing building feel. It was surely 
stressful to learn that their building was going to be demolished and that they would have to 
find new homes until work on their new rental replacement units was completed. Many 
tenants may have already made plans to move. But the prospect of a new unit with air 
conditioning and modern amenities, new transit and park access would have been 
promising. Now, after all of the consultation and work, their lives and plans are set to be 
upended again, with uncertainty about when or whether the ageing rental stock in the city 
will be upgraded. Why were these tenants put through all of this? The City must consider 
how this was allowed to happen if the end result is going to be a refusal. 

Instead, please support a referral and allow staff to work to resolve these issues for new 
homes in North York. 

Regards, 

Colleen Bailey, 
More Neighbours Toronto 
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HousingNowTO.com 
Email - info@housingnowto.com 
Phone – 416-938-4722 

July 23rd, 2024 

Toronto City Council 
100 Queen Street West 
Toronto, ON 
M5H 2N2 

RE: 2024.NY15.4 – 1875 Steeles Avenue West - Decision Report – Approval 

Mayor & Members of City Council, 

Volunteers from our HousingNowTO.com civic-tech and open-data project have been in active 
conversations with our Federal Government partners about the large federally-owned surface 
parking lot lands at 4905 DUFFERIN AVE as part of their new “Public Lands for Homes” program 
as announced in Canada’s Housing Plan and Budget 2024. 

We have specific concerns about how the exclusionary height limits requested by Sanofi would 
have a negative impact on future residential development and effectively kill any opportunity 
to redevelop any of the 5+ acres of federally-owned surface parking lots on the south-east 
corner of Dufferin Street and Gerry Fitzgerald Drive, and any new affordable housing 
opportunities a potential redevelopment would provide to the City of Toronto. 

Therefore, our HNTO affordable housing volunteers request that City Council refer the item 
2024.NY15.4 – 1875 Steeles Avenue W - back to the Director, Community Planning, North York 
District, for further consideration including the potential impact that Sanofi's requested 300 
metre development exclusion-zone would have on the federally-owned parking lot lands 
identified in the attachments in the appendix to this letter. 

As always, our volunteers are happy to answer any questions that councillors or city staff may 
have on affordable-housing development best practices – and how to make most effective use 
of government-owned lands to help alleviate Toronto’s rental-housing crisis. 

Yours, 

Mark J. Richardson 
Technical Lead – HousingNowTO.com 

mailto:info@housingnowto.com
https://www.pm.gc.ca/en/news/news-releases/2024/04/24/building-homes-public-lands
https://HousingNowTO.com
https://HousingNowTO.com
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Schedule “D” 
Tenblock Letter to  Sanofi dated March 14, 2025 



 
 Stephen Job, AICP 

Vice President 
sjob@tenblock.ca 

416-322-4114 
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2025-03-14 
 
Via Email 
 
Doug Daniell, Public Affairs Lead 
Sanofi Pasteur Limited 
1755 Steeles Avenue West 
Toronto, ON M2R 3T4 
doug.daniell@sanofi.com 
 
RE: OLT-24-000910 – 1875 Steeles Avenue West 
 
Dear Mr. Daniell, 
 
To assist Sanofi Pasteur Limited and the Ministry of Municipal Affairs and Housing (MMAH), we would like 
to emphasize Tenblock’s continued commitment to working with Sanofi: 

• to provide much needed housing supply, while ensuring that any proposed development at 1875 
Steeles Avenue West can co-exist with the Sanofi facility; and 

• to address any compatibility concerns raised by Sanofi as part of the planning approval process in 
accordance with provincial policy direction. 

 
Tenblock remains open to discussing all viable development solutions. In addition, Tenblock is prepared to 
make all of our professional consultants available to work towards solutions with any and all constructive 
ideas “on the table” including, but not limited to, changes to the proposed development on-site and 
options for mitigation both on-site and off-site at the Sanofi facility provided at Tenblock’s sole cost and 
expense, in order to provide a viable development at 1875 Steeles Avenue West. 
 
During our work preparing for the March 11, 2025, Ontario Land Tribunal (OLT) Case Management 
Conference (CMC), our counsel received a copy of Mr. Fraser’s March 7, 2025, letter. We appreciate this 
opportunity to emphasize Tenblock’s commitment to working together with Sanofi, the City of Toronto, 
and our neighbours to resolve issues cooperatively through the now ongoing OLT development approvals 
process noted by Mr. Fraser. To re-iterate, Tenblock has tremendous respect for Sanofi and their important 
mission and role in developing and delivering vaccines in Canada.  
 
As part of our preparations for the CMC, we reached out to counsel for all entities seeking party status in 
the OLT proceeding to propose the use of dispute resolution, particularly voluntary mediation, in order to 
better understand and hopefully resolve the issues raised by Sanofi during the development approvals 
process.   
 
It is our understanding that Sanofi’s counsel continues to wait for instructions on whether Sanofi is 
prepared to participate in mediation. In the meantime, we are pleased to report that all of the other entities 
granted party status by the Tribunal being Dufferin Steeles Corporation (First Capital REIT - 1881 Steeles 
Avenue West), and the Governing Council of the University of Toronto (4925, 4961, and 5201 Dufferin 
Street), and the City of Toronto have agreed to participate in a mediation process. 
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We hope to receive a response from Sanofi soon so that we can continue what will hopefully be a 
productive dispute resolution process. If you have any questions, we would be happy to address them, and 
we invite MMAH to join the proposed mediation process as an active participant or observer. 
 
Sincerely,  
 
Tenblock  
 

 
 
Stephen Job, AICP 
Vice President 
 
cc: 
 
Sean Fraser, Assistant Deputy Minister, Municipal and Housing Operations Division, Ministry of Municipal 
Affairs and Housing, Province of Ontario 
 
Rachel Simeon, Assistant Deputy Minister, Innovation and Economic Partnerships, Ministry of Economic 
Development, Job Creation, and Trade, Province of Ontario 
 
Jason Thorne, Chief Planner, City of Toronto  
 




