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158 Sterling Road (Blocks 5B, 5C and 5D) and 190
Sterling Road (Block 3B) — Official Plan and Zoning
By-law Amendment Applications — Decision Report —
Approval

Date: March 18, 2025

To: Toronto and East York Community Council

From: Director, Community Planning, Toronto and East York District
Ward: 9 - Davenport

Planning Application Number: 24 168035 STE 09 OZ; 24 169956 STE 09 OZ
SUMMARY

This report reviews and recommends approval of the applications to amend Official Plan
Amendment 260 and former City of Toronto Zoning By-law 438-86, as amended by site-
specific by-law 943-2015 (OMB), to permit two mixed-use buildings with heights of 28
and 31 storeys containing 349 and 396 dwelling units at 158 and 190 Sterling Road
(Blocks 5B and 3B, respectively), and a one storey non-residential building at 158
Sterling Road (Block 5C).

The 28-storey building proposed on Block 3B includes a total Gross Floor Area (GFA) of
22,422 square metres, of which 1,317 square metres is proposed to be non-residential
GFA. The application on Block 3B also includes a new 62-space childcare centre that is
approximately 928 square metres in size, proposed to be conveyed to the City as a
community benefit. The childcare centre has been expanded from the original 36-space
childcare centre secured as a community benefit through the site-specific zoning and
Section 37 Agreement relating to the previous approval on the site.

The 31 storey building proposed on Block 5B includes a total GFA of 25,109 square
metres, of which 862 square metres is proposed to be non-residential GFA. It also
includes eight affordable housing units (557 square metres) which were secured as a
community benefit through a Section 37 Agreement relating to the previous approval on
the site.

The one storey building proposed on Block 5C includes a total non-residential GFA of
978 square metres.

Block 5D is comprised of a narrow strip of land that runs along the western limit of

Blocks 5B and 5C. There is no GFA proposed on Block 5D, as it is intended to function
as an expanded planting area along the West Toronto Rail Path (the "WTRP").
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The proposal on Block 5B also includes approximately 720 square metres of Privately-
Owned Publicly Accessible Space (POPS), which takes the form of a central courtyard
accessed through a 5.65 metre covered pedestrian pathway from Perth Avenue,
through the podium on Block 5B, and from the existing private road that will provide
access to Blocks 5B and 5C and Block 3B.

This report reviews and recommends approval of the applications to amend the Official
Plan and Zoning By-law for the lands at 158 Sterling Road (Blocks 5B, 5C, and 5D) and
190 Sterling Road (Block 3B), with the continued use of an existing Holding Provision
on 158 Sterling Road (Blocks 5B and 5C) for the purposes of rail safety, traffic impact
and parking supply and the conveyance of the public park.

RECOMMENDATIONS

The Director, Community Planning Toronto and East York District recommends that:

1. City Council amend the Official Plan, as amended by Official Plan Amendment 260,
for the lands at 158 Sterling Road (Blocks 5B, 5C, and 5D) and 190 Sterling Road
(Block 3B) substantially in accordance with the draft Official Plan Amendment attached
as Attachment 6 to this report.

2. City Council amend Zoning By-law 438-86, as amended by Site Specific Zoning By-
law 943-2015 (OMB) for the lands at 158 Sterling Road (Blocks 5B, 5C, and 5D) and
190 Sterling Road (Block 3B) substantially in accordance with the draft Zoning By-law
Amendment attached as Attachment 7 to this report.

3. Before introducing the necessary Bills to City Council for enactment, City Council
require the owner to:

a. Submit a revised Functional Servicing and Stormwater Management Report
and supporting plans for 158 Sterling Road (Blocks 5B, 5C, and 5D) and 190
Sterling Road (Block 3B), to the satisfaction of the Chief Engineer and Executive
Director, Engineering and Construction Services, in consultation with the General
Manager, Toronto Water; and;

b. Enter into a financially secured agreement with the City to secure the
construction of any upgrades or required improvements to the existing municipal
infrastructure identified in the accepted Engineering Reports to support the
developments, if any, all to the satisfaction of the Chief Engineer and Executive
Director, Engineering and Construction Services and the General Manager,
Toronto Water.

4. City Council authorize the City Solicitor to make such stylistic and technical changes
to the draft Official Plan Amendment and draft Zoning By-law Amendment as may be
required.

5. City Council require the owner of the lands at 158 Sterling Road (Blocks 5B, 5C, and
5D) and 190 Sterling Road (Block 3B) to enter into, and register on title, an Amending
Section 37 Agreement which would amend the Section 37 Agreement, dated August
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11, 2015, registered on title for 158, 164, 181 and 200 Sterling Road (Instrument
AT3999234), as amended October 26, 2020 (Instrument AT5726025), to the
satisfaction of the City Solicitor and the Executive Director, Development Review, in
consultation with the Ward Councillor. The additional community benefits to be provided
by the owner, at the owner's expense, and secured through the Zoning By-law
Amendment with the required on terms set out in the Amending Section 37 Agreement
relating to the proposed developments, are as follows:

a. an expanded Childcare Centre within the proposed development on 190
Sterling Road (Block 3B), which will be comprised of approximately 928 square
metres (approximately 10,000 square feet) of indoor area located on the ground
and second floors and approximately 278 square metres (2,992 square feet) of
outdoor area, located on the second floor, directly adjacent to the indoor area;

b. the Childcare Centre shall be designed, constructed and delivered in
accordance with the Childcare Early Years Act, 2014, as amended, and City of
Toronto Childcare Design and Technical Guideline R1 (2016) or successor;

c. the Childcare Centre will accommodate a minimum of 62 children, including
infants, toddlers, and preschoolers;

d. the Childcare Centre will be provided in accordance with the terms to be set
out in the Amending Section 37 Agreement to the satisfaction of the Executive
Director, Development Review, the General Manager, Children's Services and
the City Solicitor;

6. City Council require that the following matters also be secured in the Section 37
Amending Agreement referred to in Recommendation 5, above and as a legal
convenience to support the proposed developments:

a. The owner shall construct and maintain a minimum of 720 square metres of
Privately-Owned Publicly Accessible Space located on either 158 Sterling
Road (Block 5B) or, on a combination of 158 Sterling Road (Blocks 5B and
5C), in the form of a central courtyard, with specific configuration, and design
and timing, for the delivery of the privately owned publicly-accessible space to
be determined in the context of Site Plan approval, all to the satisfaction of
the Executive Director, Development Review;

b. The owner shall construct and maintain a pedestrian connection from Perth
Avenue, to the Privately-Owned Publicly Accessible Space required in 6.a
above, with a minimum width of 5.65 metres, with specific configuration,
design and timing for the delivery of the pedestrian connection to be
determined in the context of Site Plan approval, to the satisfaction of the
Executive Director, Development Review;

c. The owner shall construct and maintain a pedestrian connection, with a
minimum width of 3.0 metres, from 158 Sterling Road (Block 5C) to the West
Toronto Rail Path, with specific configuration, design and timing for the
delivery of the pedestrian connection to be determined in the context of Site

Decision Report - Approval - 158 Sterling Road and 190 Sterling Road Page 3 of 45



Plan approval, to the satisfaction of the Executive Director, Development
Review;

d. The owner shall prepare all documents, including required reference plan(s)
of survey, and convey, to the satisfaction of the Executive Director,
Development Review and the City Solicitor, for nominal consideration, at no
cost to the City and, unless specifically permitted, free and clear of physical
and title encumbrances, a public access easement, in favour of the City, in
perpetuity, over the Privately-Owned Publicly Accessible Space and
associated pedestrian connections, at such time as is determined in the
context of Site Plan approval,

e. The owner shall prepare and submit an updated Pedestrian Level Wind Study
and related design details identifying the required wind mitigation for 158
Sterling Road (Blocks 5B and 5C) and 190 Sterling Road (Block 3B), to the
satisfaction of the Executive Director, Development Review;

f. The owner shall prepare all documents, including required reference plan(s)
of survey, and convey a pedestrian clearway easement, for nominal
consideration, at no cost to the City and free and clear of physical and title
encumbrances, unless specifically permitted, to secure a 2.0 metre wide
pedestrian sidewalk clearway along the northerly 2 metres of 190 Sterling
Road Block 3B’s Sterling Road frontage and a 5.0 metre corner rounding at
the northeast corner of Block 3B, to a minimum height of 6.3 metres above
the finished grade, together with rights of support, as applicable, all to the
satisfaction of the Chief Engineer and Executive Director, Engineering and
Construction Services and the City Solicitor;

g. The owner shall submit Transportation Demand Management plans and any
additional implementing documentation for 158 Sterling Road (Blocks 5B and
5C) and 190 Sterling Road (Block 3B), including payment or securities in the
form of a letter of credit or certified cheques to the satisfaction of the
Executive Director, Development Review;

h. The owner shall submit a Rail Safety Study for 158 Sterling Road (Blocks 5B
and 5C) for the City’s peer review, at the owner’s sole expense, to the
satisfaction of the Executive Director, Development Review; and

i. The owner shall submit a Noise and Vibration Assessment for 158 Sterling
Road (Blocks 5B and 5C) and a Noise Impact Study for 190 Sterling Road
(Block 3B) for the City’s peer review, at the owner’s sole expense, to the
satisfaction of the Executive Director, Development Review.

7. City Council authorize the City Solicitor to submit the necessary Bill(s) to implement
City Council's decision provided the City Solicitor is satisfied that the appropriate legal

mechanisms are in place to ensure that no building permit will issue until such time as

the required Section 37 Amending Agreement is executed and registered.
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FINANCIAL IMPACT

The Development Review Division confirms that there are no financial implications
resulting from the recommendations included in this Report in the current budget year or
in future years.

DECISION HISTORY

The entirety of the lands known colloquially as the '158 Sterling Road Master Plan Area’
(the "Master Plan Area") were subject to Official Plan Amendment, Zoning By-law
Amendment and Draft Plan of Subdivision applications to create a new mixed-use
community with a mix of employment, commercial and residential uses.

The Official Plan and Zoning By-law Amendment applications were refused by City
Council on November 27, 2012 and appealed to the Ontario Municipal Board (the
"OMB"). A written decision issued by the OMB on July 23, 2015, brought By-law 942-
2015 (OMB) and Official Plan Amendment 260 and By-law 943-2015 (OMB) into effect.
These by-laws had the effect of creating, redesignating and rezoning a number of
development blocks in the Master Plan Area, and established a new park block,
facilitated by the realignment of Perth Avenue.

The Subdivision Application relating to the Master Plan Area was also appealed and
Draft Plan Approval was granted by the Local Planning Appeal Tribunal (LPAT)
pursuant to its Decision issued January 15, 2019 and Decision/Order Issued March 6,
2019. Plan of Subdivision 66M-2559 was registered together with the related
Subdivision Agreement, dated October 1, 2019 (Instrument AT5326364). This was the
next step to implementation of the zoning by creating development blocks, the future
park block, and also street blocks to facilitate the Perth Avenue realignment. The
Subdivision Agreement established the technical requirements for co-ordination of
roads and servicing requirements and the build out of the Master Plan Area.

The Section 37 provisions secured through site-specific Zoning By-law 943-2015 (OMB)
include the following:

e A 36-space day nursery to be built on Block 3B or 4B or a $1.2 million cash
contribution towards the provision of a day nursery on the site or in the vicinity of
the site, which is to be determined at the discretion of the Chief Planner in
consultation with the Ward Councillor;

e $1.7 million in land, units and/or cash or a combination thereof for the provision
of affordable housing on-site or in the immediate vicinity of the site, which is to be
determined at the discretion of the Chief Planner in consultation with the Ward
Councillor in accordance with the terms of the Section 37 agreement; and

e $800,000 for park improvements, on-site affordable housing, and/or a day
nursery.

Through OPA 260 and By-law and 943-2015 (OMB) Blocks 3B, 5B and 5D were
redesignated as Mixed-Use Areas in the City of Toronto Official Plan and zoned
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Commercial Residential - CR(h) in the former City of Toronto Zoning By-law 438-86.
Block 5C retained its Employment Area designation, was zoned Industrial Commercial -
IC(h) in the former City of Toronto Zoning By-law 438-86 and was identified as a
potential location for a future public park.

These planning documents were further modified on consent by an OMB decision
issued on October 18, 2018. This decision replaced Maps 1 to 5 of Zoning By-law 943-
2015 (OMB) and Maps 1 to 3 of OPA 260 with revised maps based on updated survey
information that was not available at the time of the issuance of the original decision.

On October 15, 2019, Planning and Housing Committee considered a report from the
Chief Planner and Executive Director, City Planning that described the requirements for
the Growth Plan 2019 conformity exercise and Municipal Comprehensive Review. On
July 19, 2022, as part of the Municipal Comprehensive Review, City Council adopted
Official Plan Amendment 591 ("OPA 591") which included the consideration of
conversions and removals of Employment Areas for non-employment uses or the
broadening of permissions on a site-specific basis. OPA 591 was approved by the
Minister of Municipal Affairs and Housing on December 12, 2023.

Block 5C was included as an Employment Conversion Request through the Municipal
Comprehensive Review. Through the approval of OPA 591, it was determined that
Block 5C could be used for, but not limited to, underground parking, loading, servicing,
access and/or mechanical facilities to serve the uses on Block 5B. It was also
determined that no residential uses would be permitted on Block 5C.

On April 26, 2023, the Committee of Adjustment approved, with conditions, a Minor
Variance application for Block 3B (File No. AO113/23TEY). The application sought
variances to alter the redevelopment plan as approved by By-law 943- 2015 (OMB).

On December 13, 2023, City Council adopted a Zoning By-law Amendment application
to remove the Holding Symbol ("H") from the lands at Block 3B. This holding symbol
was placed on the lands to limit the use of the lands until such time as the conditions
required for the removal of the "H" had been fulfilled to the satisfaction of City Council.

THE SITE AND SURROUNDING LANDS

Description

The Master Plan Area is located on Sterling Road, north of Dundas Street West, east of
the WTRP, south of Bloor Street West, and west of the Metrolinx Barrie GO line. The
area is located in one of Toronto's older neighbourhoods and has historically housed a
mix of employment and residential uses. The Master Plan Area is generally comprised
of 12 blocks and an "L-shaped" private road. Block 3B is located to the east of the
north-south segment of the private road and Blocks 5B, 5C, and 5D are located to the
west of the north-south segment of the private road, as shown on Attachment 3: 158
Sterling Road Master Plan Area Block Plan.

More specifically, Block 3B is located at the north-centre limit of the Master Plan Area,
at the corner where the north-south segment of Sterling Road continues west to connect
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to Perth Avenue, immediately north of the Northern Aluminum Company Auto Building,
which now houses the Museum of Contemporary Art. Block 3B is an irregularly shaped
block that has a total area of approximately 2,615 square metres with approximately
68.9 metres of frontage on the east-west segment of Sterling Road and approximately
33.9 metres of frontage along the private road.

Blocks 5B, 5C and 5D are located at the northwest corner of the Master Plan Area,
south of the Perth-Sterling Road realignment, and immediately adjacent to the WTRP.
The configuration of these blocks is generally rectangular in shape and has a total area
of approximately 4,774 square metres with approximately 58.6 metres of frontage on
Perth Avenue and approximately 61.6 metres of frontage along the private road.

Existing Uses

Blocks 3B, 5B, 5C, and 5D are all currently vacant. The blocks have been used
intermittently for parking and construction staging for other buildings in the Master Plan
Area.

THE APPLICATIONS

Description

A 28 storey (86.7 metres, excluding the mechanical penthouse) mixed-use building with
a five-storey podium is proposed on Block 3B. A 31 storey (99.4 metres, excluding the
mechanical penthouse) mixed-use building with a five-storey podium is proposed on
Block 5B. A one-storey non-residential building (9.25 metres) that shares servicing
elements with the mixed-use building on Block 5B is proposed on Block 5C.

Block 5D is comprised of a narrow strip of land that runs along the western limit of
Blocks 5B and 5C. There is no GFA proposed on Block 5D, as it is intended to function
as an expanded planting area of the WTRP.

For the purposes of this Report, site statistics including the proposed gross floor area
for all uses, are calculated per the definition in City of Toronto Zoning By-law 569-2013.
However, the proposed zoning amendments to the former City of Toronto Zoning By-
law 438-86, calculate the site statistics including the proposed gross floor area for all
uses, per the definition of the Zoning By-law 438-86.

Density

The proposed density on Block 3B is 8.57 times the area of the lot and the proposed
density on Blocks 5B and 5C is 6.06 times the area of the lot. There is no density
proposed on Block 5D.

Residential Component

The mixed-use building on Block 3B proposes 349 dwelling units, including nine studio
(2.6%), 227 one-bedroom (65%), 78 two-bedroom (22%), and 35 three-bedroom units
(10%).
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The mixed-use building on Block 5B includes 388 market dwelling units including five
live-work units (1.3%), three studio (0.8%), 251 one-bedroom (64.7%), 90 two-bedroom
(23.2%), and 39 three-bedroom units (10%). An additional eight affordable housing
units, which will be conveyed to the City are also proposed within the mixed-use
building on Block 5B, including five one-bedroom (1.2%), two two-bedroom (0.5%), and
one three-bedroom unit (0.2%).

Non-Residential Component

The mixed-use building on Block 3B includes approximately 1,317 square metres of
non-residential gross floor area, with approximately 928 square metres dedicated
towards the expanded childcare centre and the remainder dedicated towards
commercial and retail uses on the block.

The mixed-use building on Block 5B includes approximately 862 square metres of
commercial GFA and Block 5C includes approximately 978 square metres of
commercial GFA.

Access, Parking and Loading

The proposed development on Block 3B includes a total of 169 vehicular parking
spaces including 97 resident spaces, 21 residential visitor spaces (of which three will be
dedicated towards pick-up and drop-off during the childcare centre's hours of operation),
two car share spaces, two childcare centre staff spaces, and 47 parking spaces that will
service the Museum of Contemporary Art in the Northern Aluminum Company, Auto
Building at 158 Sterling Road. These spaces are located within three levels of
underground parking, accessed through a parking ramp located off the private road.
One Type G loading space is located adjacent to the parking ramp and is also accessed
off the private road.

A total of 371 bike parking spaces are also proposed on parking levels one and two as
well as the ground floor of Block 3B. The proposed bike parking spaces include 327
long-term and 44 short-term spaces.

The proposed development on Blocks 5B and 5C includes a total of 164 vehicular
parking spaces including 147 resident spaces, 21 residential visitor, and one car share
space. These spaces are located within two levels of shared underground parking,
accessed through a parking ramp located off a proposed woonerf, which is a connection
that is intended to be shared between pedestrians, cyclists, and vehicles, along the
southern limit of Block 5C. One Type C and one Type G loading space are located
adjacent to the parking ramp and are also accessed off the proposed woonerf.

A total of 407 bike parking spaces are also proposed on parking level one and the
ground floor of the mixed-use building on Block 5B. The proposed bike parking spaces
include 357 long-term and 50 short-term spaces.

The proposed 6.0 metre wide woonerf located along the southern limit of Block 5C is

intended to function as a vehicular access to the parking and loading area servicing
both Blocks 5B and 5C. The western limit of the woonerf will also provide a
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supplementary pedestrian connection to the WTRP. A formalized cycling and pedestrian
connection to the WTRP is already constructed off Perth Avenue, however, this
supplementary connection will provide pedestrians a direct connection to the interior of
the Master Plan Area.

Revisions

The current proposal incorporates numerous revisions based on feedback provided by
City staff and other commenting partners through the Pre-Application Consultation
process and first submission review, which are summarized below:

Block 3B

e Childcare centre gross floor area increased from 633 square metres of indoor space
and 278 square metres of outdoor space to approximately 928 square metres of
indoor space and 278 square metres of outdoor space.

e Daycare capacity increased from 36 to 62 spaces.

e Revised from 29 storeys (90.5 metres) to 28 storeys (86.7 metres).

e Total gross floor area reduced from approximately 23,000 square metres to 22,422
square metres.

e Unit count reduced from 358 to 349 units.

e Vehicular parking spaces increased from 102 to 167 spaces.

Blocks 5B and 5C

e POPS increased from approximately 676 to 720 square metres.

e Revised from 35 storeys (111.1 metres) to 31 storeys (99.44 metres).

e Total gross floor area reduced from approximately 28,477 square metres to 26,087
square metres.

e Market unit count reduced from 440 to 388 units.

Additional Information

See the attachments of this report for the Application Data Sheet, Location Map, 158
Sterling Road Master Plan Area Block Plan, site plans, elevations, and 3D massing
views of the proposed developments. Detailed project information including all plans
and reports submitted as part of the application can be found on the City's Application
Information Centre at: www.toronto.ca/190SterlingRd and
www.toronto.ca/150SterlingRd.

Decision Report - Approval - 158 Sterling Road and 190 Sterling Road Page 9 of 45


http://www.toronto.ca/190SterlingRd
http://www.toronto.ca/150SterlingRd

Reasons for Application

An Official Plan Amendment is required to permit the amount of residential density
proposed, which now exceeds the maximum residential density originally permitted for
the overall Master Plan Area through OPA 260.

Amendments to Zoning By-law 438-86, as amended by Zoning By-law 943-2015 (OMB)

are required to permit the building form, height, density, setbacks, and other
performance standards proposed on Blocks 3B, 5B, and 5C.

APPLICATION BACKGROUND

A pre-application consultation (PAC) meeting was held for both applications on April 23,
2024. A second voluntary PAC meeting was held on May 15, 2024 to discuss revisions
to the initial PAC proposal with City staff. The Planning Application Checklist package
resulting from the PAC meeting is available on the Application Information Centre.

The applications were submitted on July 25 and 26, 2024 and deemed complete upon
submission as they satisfied the City's minimum application requirements. The reports
and studies submitted in support of these applications are available on the Application
Information Centre at: www.toronto.ca/190SterlingRd and
www.toronto.ca/150SterlingRd.

Agency Circulation Outcomes

The applications have been circulated to all appropriate agencies and City Divisions.
Responses received have been used to assist in evaluating the applications and to
formulate appropriate Official Plan and Zoning By-law Amendments, including
associated conditions of approval.

POLICY & REGULATION CONSIDERATIONS

Provincial Land-Use Policies

All decisions of Council in respect of the exercise of any authority that affects a planning
matter shall be consistent with the Provincial Planning Statement (2024), and shall
conform to provincial plans.

Official Plan

The Official Plan designates Blocks 3B, 5B, and 5D as Mixed Use Areas with Block 5C
designated as General Employment Areas. See Attachment 4 of this Report for the
Land Use Map. The Official Plan should be read as a whole to understand its
comprehensive and integrative intent as a policy framework for priority setting and
decision making.
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Official Plan Amendment 260, Site and Area Specific Policy 480

Official Plan Amendment 260 redesignated a portion of the Master Plan Area from
Employment Areas to either Neighbourhoods or Mixed-Use Areas and introduced Site
and Area Specific Policy (SASP) 480. SASP 480 applies to the entirety of the Master
Plan Area and provides that new development should contain a mix of employment and
residential opportunities and provide an appropriate contextual relationship with the
surrounding area, should be compatible with surrounding residential areas, and should
not negatively impact existing employment uses in the area.

Zoning

Block 3B is zoned Commercial Residential — CR, Blocks 5B and 5D are zoned as
Commercial Residential - CR(h), and Block 5C is zoned as Industrial Commercial -
IC(h) in the former City of Toronto Zoning By-law 438-86 as amended by Zoning By-law
943-2015 (OMB). Blocks 5B, 5C, and 5D have an existing holding provision which is the
result of the previous development application on the site. By-law 943-2015 (OMB) was
further modified through an OMB decision issued on October 18, 2018 which replaced
Maps 1 to 5 with revised maps based on updated survey information that was not
available at the time of the issuance of the original decision.

The CR zone category permits a mix of commercial and residential uses and the IC
zone category allows for a mix of traditional employment and office uses, while also
allowing for the potential location of a future public park. See Attachment 5 of this report
for the existing Zoning By-law Map.

Design Guidelines

The following design guidelines have been used in the evaluation of this application:

Tall Building Design Guidelines;

Growing Up Guidelines for Children in Vertical Communities;

Design Guidelines for Privately-Owned Publicly Accessible Spaces (POPS);
Pet Friendly Design Guidelines for High Density Communities;

City of Toronto Childcare Design and Technical Guideline R1 (2016); and
Toronto Accessibility Design Guidelines.

Toronto Green Standard

The Toronto Green Standard (TGS) is a set of performance measures for green
development. Applications for Zoning By-law Amendments, Draft Plans of Subdivision
and Site Plan Control are required to meet and demonstrate compliance with Tier 1 of
the TGS. Tiers 2 and above are voluntary, higher levels of performance with financial
incentives (partial development charges refund). Tier 1 performance measures are
secured on site plan drawings and through a Site Plan Agreement or Registered Plan of
Subdivision.
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PUBLIC ENGAGEMENT

Community Consultation Meeting

On June 25, 2024, a community consultation meeting took place on-site at 150 Sterling
Road (Block 3A). The meeting was hosted by Community Planning staff and
presentations were given by City staff and the applicant. Approximately 15 people
participated as well as the Ward Councillor. The following comments and issues were
raised:

e Concerns that insufficient notice was provided to the community prior to the
meeting and that the community is not being adequately updated on
development activity in the neighbourhood;

e Comments regarding the impact of the proposed developments on views to the
heritage designated Northern Aluminum Company, Auto Building;

e Traffic and on-street parking impacts stemming from additional density being
added to the community;

e Questions related to the quantity, tenure, and affordability of the residential units
proposed;

¢ Questions on the intended users for the commercial retail spaces proposed
within the new buildings; and

e A desire to see more community benefits brought to the neighbourhood as a
result of the increased development activity.

Community Engagement Session

On December 5, 2024, a virtual community engagement session was hosted by the
Ward Councillor. A brief presentation was given by City staff, which was followed by a
facilitated discussion. Approximately 10 people participated. The following comments
and issues were raised:

e Additional feedback regarding the desired community benefits for the community,
including parks and open spaces, affordable housing, and community agency or
artist spaces;

¢ Questions about how the proposed POPS on Blocks 5B and 5C would be utilized
and concerns that its use would create noise issues;

e Concerns with the provision of green space within the neighbourhood on a per
person basis;

e Concerns related to pedestrian safety in the community due to the increased
amount of traffic from new developments; and

e Concerns about the exacerbation of existing traffic issues at key intersections in
the neighbourhood, including access to Bloor Street West.

The issues raised through public engagement have been considered through the review
of the applications.
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Statutory Public Meeting Comments

In making their decision with regard to this application, Council members have an
opportunity to hear the oral submissions made at the statutory public meeting held by
the Toronto and East York Community Council for this application, as these
submissions are broadcast live over the internet and recorded for review.

COMMENTS

Provincial Planning Statement and Provincial Plans

Staff's review of this application has had regard for the relevant matters of provincial
interest set out in the Planning Act. Staff has reviewed the current proposal for
consistency with the PPS (2024 ) and staff find the proposal consistent with the PPS
(2024).

Official Plan Policies and Design Guidelines

This application has been reviewed against the Official Plan policies, planning studies,
and design guidelines described in the Policy and Regulation Considerations Section of
this report.

Land Use
This application has been reviewed against the Official Plan policies as a whole.

The proposed developments located on Blocks 3B and 5B are consistent with the
development criteria of Mixed Use Areas as directed through policy 4.5.2 of the Official
Plan, which permits a broad range of commercial, residential, institutional and open
space uses.

The proposed development located on Block 5C is generally consistent with the policies
of Section 4.6 of the Official Plan for Employment Areas and satisfies the requirements
of OPA 591 which determined that Block 5C could also be utilized for underground
parking, loading, servicing, access and/or mechanical facilities to serve the uses on
Block 5B.

The proposed developments continue to satisfy the requirements for development as
outlined in SASP 480 by providing a mix of employment and residential opportunities,
maintaining an appropriate contextual relationship with the surrounding area, and
mitigating impacts to the existing employment uses in the area.

Housing

The Official Plan directs that a full range of housing in terms of form, tenure, and
affordability be provided to meet the current and future needs of residents. The
proposed developments would result in a mixed used condominium development with a
unit mix that meets the unit mix direction of the Growing Up Guidelines. The proposed
development on Block 5B continues to deliver eight affordable housing units (557
square metres), which are proposed to be permanent, with no limit on the affordability

Decision Report - Approval - 158 Sterling Road and 190 Sterling Road Page 13 of 45



period and conveyed to the City, and were secured as part of the previous development
application on the site.

Height and Massing

The proposed developments have been reviewed against the Official Plan policies and
the associated design guidelines described in the Policy and Regulation Considerations
Section of this report.

The proposed mixed-use building on Block 3B has a total height of 28 storeys (87.2
metres). The proposed tower sits atop a five-storey (16.59 metre) podium with a four-
storey (13.55 metre) streetwall.

The tower element on Block 3B is set back 2.0 metres from the north lot line, 34.29
metres from the east lot line, 7.89 metres from the south lot line, 3.3 metres from the
west lot line, and has a proposed tower floorplate of 782 square metres:

e The proposed tower setback to the east of 34.29 metres exceeds the recommended
12.5 metre separation distance of the Tall Building Guidelines and will allow the
proposal to provide a generous separation distance from the existing 17 storey
mixed-use building located on Block 4B.

e To the south, the tower is proposed to be setback 7.89 metres from the lot line. This
setback in combination with the approximately 20 metre wide POPS to the south
provide a tower separation distance of approximately 27 metres to the recently
completed office building on Block 3A. The location of the tower towards the western
limit of the block continues to maintain views to the heritage designated 10 storey
Northern Aluminum Automotive Building on Block 3C and provides a separation
distance ranging between 16.79 metres and 17.86 metres.

The tower proposed on Block 5B is 31 storeys (99.4 metres) in height and is located on
the western limit of the block adjacent to the WTRP and the Metrolinx Kitchener GO/UP
Express line. The proposed tower sits atop a five- storey (22.19 metre) podium with a
four-storey (16.84 metre) streetwall along Perth Avenue. On Block 5C, a one-storey
non-residential building is proposed which is connected to the mixed-use building
proposed on Block 5B through a shared servicing area.

The tower proposed on Block 5B is setback 3.26 metres from the north lot line, 45.79
metres from the east lot line, 27.78 metres from the south lot line of Block 5C, and 7.0
metres from the west lot line of Block 5D and has a proposed tower floorplate of
approximately 756 square metres:

e The proposed tower is located towards the northwestern limit of Block 5B and is
directly adjacent to the WTRP and rail corridor which minimizes impacts on adjacent
blocks/properties and maximizes separation between the tower proposed on Block
3B and the existing building located on Block 5A, which is located directly south of
Block 5C.
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e The proposed tower is set back 3.26 metres from the north lot line. However, this
portion of the building fronts onto an existing pedestrian and cycling connection that
connects Perth Avenue and the WTRP, which provides additional separation to the
future public park located on the north side of Perth Avenue, and the lower scale
neighbourhood to the north.

At 31 and 28 storeys, the overall height of the proposed developments on Blocks 5B
and 3B, respectively, fit within the existing and planned context of the surrounding area
as it is located in proximity to a number of other approved developments of a similar
range in height.

Heritage Conservation

The proposed building on Block 3B is directly adjacent to the Northern Aluminum
Company Automotive Building at 158 Sterling Road, a Part IV property designated
under Section 29 of the Ontario Heritage Act. Across the street to the north at 213-219
Sterling Road, is a two-storey red brick industrial building constructed in 1914 and listed
on the City’s Heritage Register.

Staff are of the opinion that the proposed development will conserve the cultural
heritage value of the adjacent resources at 158 and 213-219 Sterling Road. The
contextual value and visual prominence of the adjacent heritage resources is conserved
through the location and design of the podium and tower components of the proposal.
The location of the tower element behind the Northern Aluminum Company Automotive
Building, and the podium’s recessed entrance at the east elevation, allows for visibility
and prominence on Sterling Road.

The proposed development also maintains the overall prominence and legibility of the
adjacent heritage buildings and industrial character of the area. The design of the
podium including its setbacks, stepbacks, and articulation will allow the proposal to fit
within the existing context.

Streetscaping and Public Realm

Through the subdivision conditions, the private road servicing Blocks 3B, 5B and 5C will
be subject to public vehicular and pedestrian access easements to facilitate connectivity
of all blocks within the Master Plan Area. There is no additional land required for
Sterling Road or Perth Avenue, as they are not identified in the Official Plan as roads to
be widened.

The proposed development on Block 3B has been designed to enhance the public
realm along both Sterling Road and the private road, which abuts Block 3B to the west.
The five storey podium is proposed to be built to the eastern limit of Block 3B along
Sterling Road, resulting in a curb to building face of 6.0 metres, providing a pedestrian
clearway and landscaped area to help activate the public realm.

The podium is proposed to be set back 2.0 metres from the northern lot line along
Sterling Road, resulting in a curb to building face of 8.6 metres, providing sufficient
space for a pedestrian clearway, cycle lane, and landscaped area.
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A Pedestrian Clearway Easement is required to be provided, securing space on private
property, for the required public concrete sidewalk space. These easement lands are
shown on the plans, along with the required 5.0 metre corner rounding at the northeast
corner of Block 3B.

The proposed site plan and landscape plans for Block 3B also include a two-way
extension of the existing bikeway to the western edge of the north-south segment of the
private road. To allow cyclists to also exit to Sterling Road and to travel south, a
depressed curb is shown on the plans. Further materials will be required to identify the
appropriate signage at the northeast corner of the site with the public right-of-way.

The two-storey building component at the southern limit of Block 3B is set back 5
metres from the southern lot line and proposes a 3.0 metre wide pedestrian walkway
which will provide pedestrian connectivity to the existing POPS on Block 3D, creating a
complimentary interface between the two blocks.

The proposed non-residential space along the Sterling Road frontage, as well as the
childcare entrance on the east side of Sterling Road, will contribute to an active and
animated public realm and will result in a streetscape design that prioritizes pedestrian
movements. To minimize potential pedestrian conflicts with vehicles along the Sterling
Road frontage, the proposed development locates the vehicle parking and loading
entrances off the private road.

The proposed buildings on Block 5B and 5C have also been designed to prioritize
pedestrian movement and porosity within the site and to adjacent blocks.

The primary residential component on Block 5B is set back 3.26 metres from Perth
Avenue. The WTRP entrance and the non-residential and live-work elements on Block
5B are setback 1.97 metres from the property line. These setbacks, coupled with the 2.0
metre pedestrian clearway and a 2.7 metre cycle lane, provide sufficient space for
landscaping. A 5.65 metre clearway is provided between these two building elements
and acts as an entryway to the 720 square metre POPS which connects Perth Avenue,
through the podium on Block 5B, and the private road.

A 2.1 metre wide unobstructed pedestrian clearway has been identified on Perth
Avenue on the submitted plans. Staff acknowledged that this sidewalk has already been
constructed as part of the re-alignment/re-construction of Perth Avenue along the
northern frontage of Block 5B.

The one-storey non-residential building on Block 5C is set back 8.6 metres from the
private road. This will allow for pedestrian movement through the POPS and spill out
space onto the private road frontage. The building is also setback 2.28 metres from the
6.0 metre woonerf that runs along the southern limit of Block 5C. This woonerf has been
designed to act as a vehicular drive access as well as a pedestrian connection, which
will interface with the public realm along the north side of the commercial office building
located on Block 5A and create an additional entry point to the WTRP.
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Shadow Impact

The shadow impacts resulting from both of the proposed tall buildings are acceptable.
The proposed towers on Blocks 3B and 5B introduce a slimmer building envelope than
the massing that was approved as part of the previous development application,
resulting in shadows that move quickly off adjacent properties and the park on the north
side of Perth Avenue. In March and September, the proposed towers will shadow the
park in the mornings and in the afternoons, with shadows substantively off the park
between 12:18 pm and 3:18 pm. In June, the park will be entirely sunlit as of 12:18 pm
and will not be impacted by shadows in the afternoon.

Wind Impact

A Pedestrian Level Wind Study was submitted in support of both proposed
developments, which provides analysis of the resulting wind impacts from the proposed
developments.

On Block 3B, uncomfortable conditions have been identified during winter at the
northeast corner of the block and near the loading entrance, along the west side of the
building. These conditions are to be mitigated, particularly at the northeast corner of the
site, along the Sterling Road sidewalk. On Blocks 5B and 5C, uncomfortable wind
conditions have been identified during the winter months towards the western portion of
the woonerf. The wind study notes that a noise barrier located along the WTRP coupled
with planned landscaping is expected to improve wind conditions.

In order to respond to uncomfortable conditions at the northwest corner of the mixed-
use building on Block 5B, a canopy has been incorporated in the building design which
is expected to improve wind conditions by deflecting flows. In order to mitigate wind
conditions on the outdoor amenity space proposed on the roof of the shared servicing
area on Block 5C, the wind study identified the need for a canopy or pergola structure.

An updated Pedestrian Level Wind Study and related design details identifying the
required wind mitigation will be secured through the site plan review process.

Amenity Space

The development on Block 3B proposes approximately 3.5 square metres of amenity
space per unit, including 699 square metres of indoor amenity space (approximately 2
square metres per unit) and 524.6 square metres of outdoor amenity space
(approximately 1.5 square metres per unit). The reduction to the provision of outdoor
amenity space is largely the result of the required outdoor space associated with the
childcare centre. The majority of the indoor and outdoor amenity space is proposed on
the fifth level.

The development on Block 5B proposes approximately 4.0 square metres of amenity
space per unit, including 794 square metres of indoor amenity space (2.01 square
metres per unit) and 798.4 square metres of outdoor amenity space (2.02 square
metres per unit). The indoor and outdoor amenity space is proposed on both the second
level (with the outdoor amenity space located on the roof of the shared servicing area
on Block 5C) and on the fifth level.
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Servicing

Development Engineering staff have reviewed the Functional Servicing and Stormwater
Management Report submitted in support of both development applications and have
requested additional information in relation to stormwater management and servicing for
the site. Should it be determined that upgrades are required to support the
development, the owner would be required to enter into a financially secured agreement
to secure the construction of any improvements to the municipal infrastructure. As such,
staff are recommending that these matters be addressed prior to the enactment of bills
by City Council for the proposed developments.

Public Open Space and Pedestrian Connections

In addition to the proposed pedestrian-focused public realm on all development blocks,
the proposed development on Blocks 5B and 5C will deliver an additional pedestrian
connection to the WTRP and a 720 square metre POPS.

A 3.0 metre wide supplementary pedestrian connection is proposed along the woonerf
located towards the southern limit of Block 5C and over a portion of Block 5D, which will
connect the WTRP to the private road that bisects Blocks 5B and 5C and Block 3B. This
pedestrian connection is proposed to be partially shared with the vehicular access
providing access to the underground and servicing area of Blocks 5B and 5C.

The Metrolinx Kitchener GO/UP Express line located to the west of the Master Plan
Area prevents connections between the communities south of Bloor Street West and
north of Dundas Street West, on the east and west sides of the rail corridor. In an
attempt to facilitate connectivity between these communities, staff requested the
applicant undertake a feasibility analysis of a pedestrian bridge between Block 5B and
the proposed development at 2280 Dundas Street West, located on the west side of the
rail corridor. The feasibility analysis conducted by the applicant conceptualized an
elevator access on Block 5B, connecting to a bridge that could land towards the
southern limit of 2280 Dundas Street West or an adjacent property on the west side of
the rail corridor. The design and construction of this connection would be the
responsibility of the City and at this time, there is no direction from City Council to
advance this work.

Block 5B forms a central courtyard and can be accessed through a 5.65 metre covered
pedestrian pathway from Perth Avenue, through the podium on Block 5B and from the
private road that bisects Blocks 5B and 5C and Block 3B. The POPS is intended to
supplement the delivery of other outdoor POPS within the Master Plan Area, including
the already-constructed POPS on Block 3D and the proposed POPS on Block 4C.

Staff recommend the Amending Section 37 Agreement be used to secure the 3.0 metre
wide supplementary pedestrian connection along the woonerf located towards the
southern limit of Block 5C, the 5.65 metre covered pedestrian pathway, and the 720
square metres POPS.
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Traffic Impact

In support of the proposed developments, the applicant submitted an Urban
Transportation Considerations Report for both Block 3B and Blocks 5B and 5C. Based
on the transportation consultant's analysis, Block 3B is projected to generate 83 and 81
new two-way vehicular trips during the morning and afternoon peak hours, respectively
and Blocks 5B and 5C are projected to generate 45 and 30 new two-way vehicular trips
during the morning and afternoon peak hours, respectively.

The above-noted trip generation estimates were based on a review of proxy site data
observed at existing buildings. The selection of proxy sites covers a range of transit-
oriented context and scale to generate a person trip rate per unit that is reasonably
applicable to the subject blocks, based on their context and scale. For non-residential
demand, a first principles approach was applied, using assumptions based on the scale
of the proposed retail/commercial uses and the proposed childcare centre.

It is noted that the intersection of Bloor Street West/Sterling Road/Symington Avenue
experiences peak hour congestion for the high-demand movements (for example, the
northbound left-turn), due largely to its non-standard three-phase signal operation and
configuration, the City-collected traffic data in the area at the other adjacent
intersections (for example, Dundas Street West/Sterling Road and Bloor Street
West/Perth Avenue) indicate that the roadways and intersections operate well within the
average annual daily traffic (AADT) range for local roads, as classified.

Given the proposed site and transportation context, which includes numerous transit
stations and cycling facilities, and potential planned infrastructure improvements
(including work on Bloor Street West and an additional public roadway connection via
the extension of Ruttan Street), Transportation Review accepts the conclusions of the
submitted report as it relates to vehicular traffic impact.

In accordance with policies of the City's Official Plan and the Toronto Green Standard,
transportation demand management (TDM) measures are to be identified and
implemented as part of the proposed developments to reduce the single occupancy
auto vehicle trips generated by the proposed developments.

The Transportation Impact Study Updated submitted in support of the proposed
developments includes a TDM plan with the following provisions: car-share spaces and
vehicles; bike-share station; one pre-paid car-share and one bike-share membership
per unit; one pre-loaded Presto card with the value of a monthly pass per unit; and bike
repair facilities provided on-site. The applicant will be required to submit financial
contributions and/or provide additional documentation for the implementation of these
TDM measures, which will be formally secured through the site plan review process.

Access, Vehicular and Bicycle Parking and Loading

For Block 3B and Blocks 5B and 5C, the proposed vehicular parking supply, access,
and loading were found to be generally acceptable to Transportation Review staff.

As it relates to the proposed bicycle parking supply, for Block 3B, a total of 44 short-
term bicycle parking spaces are proposed, whereas 70 short-term spaces are required
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and for Blocks 5B and 5C, a total of 80 short-term bicycle parking spaces are proposed,
whereas 80 short-term spaces are required. To address both shortfalls, the applicant
can either apply for a payment-in-lieu of bicycle parking exemption during the site plan
review process for up to 50 percent of the short-term bicycle parking requirement or
satisfy the zoning requirement.

Childcare Centre

The Official Plan establishes and recognizes that the provision of, and investment in,
community services and facilities supports healthy, safe, liveable, and accessible
communities. Community services and facilities are the building blocks of our
neighbourhoods, foundational to creating complete communities and include matters
such as recreation, libraries, childcare, schools, public health, and human and cultural
services. Providing for a full range of community services and facilities in areas that are
inadequately serviced or experiencing growth is a shared responsibility.

The site specific requirements in By-law 943-2015 (OMB) contemplate a 26-space
childcare centre, secured in the original Section 37 Agreement, as amended. The
development on Block 3B now proposes an expanded 62 space childcare centre, a
community benefit that will be secured through an Amending Section 37 Agreement.
The childcare centre is comprised of approximately 928 square metres of indoor GFA
that is split between the ground and second floors and 278 square metres of outdoor
GFA that is directly accessible from the interior space on the second floor. Within the
first level of the underground garage, two dedicated staff and three pick-up and drop-off
vehicular parking spaces are proposed to service the childcare centre during its hours of
operation. The indoor and outdoor GFA and parking spaces dedicated in the proposed
development towards the childcare centre satisfies the requirements of Children's
Services and will be secured in the proposed Zoning By-law Amendment.

Although the application materials begin to address the programming requirements
specified by Children's Services, the applicant is required to meet with Children's
Services staff in advance of a future site plan submission to further discuss the interior
programming and detailed design of the childcare centre.

Rail Safety Holding Provision

This Report recommends the adoption of a Zoning By-law Amendment that is subject to
a holding provision under Section 36 of the Planning Act, restricting the proposed use of
the lands until the conditions to lifting the holding provision, as set out in the By-law, are
satisfied. Section 5.1.2 of the Official Plan contemplates the use of a holding provision
and outlines the types of conditions that may have to be satisfied prior to the removal of
a holding provision. The specific conditions to be met prior to the removal of the
proposed holding provisions in the proposed By-law include:

1. Block 5B — Submission of a satisfactory application for Site Plan Control,
confirmation from Metrolinx and other adjacent rail operators that separation and
mitigation issues have been addressed, and submission of a satisfactory Traffic
Impact and Parking Supply Study.
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2. Block 5C — Submission of a satisfactory application for Site Plan Control,
confirmation from Metrolinx and other adjacent rail operators that separation and
mitigation issues have been addressed, and conveyance of the public park.

The Master Plan Area is located between two rail corridors, with the Metrolinx Barrie
GO line located to the east and the Metrolinx Kitchener GO/UP Express line located to
the west. In response to the proximity of the proposed developments to these rail
corridors, the applicant submitted a Rail Safety Study for each of the proposed
developments. Official Plan Amendment 260 and Zoning By-law 943-2015 (OMB)
include direction related to the use of holding provisions to ensure development within
the Master Plan Area proceeds in an orderly fashion, including the provision of rail
safety mitigation to the satisfaction or Metrolinx and/or other applicable operators of the
adjacent rail corridors.

Block 3B does not share a property line with the rail corridors, is separated from the
railways by other blocks within the Master Plan Area and is situated approximately 100
metres to the east of the Metrolinx Kitchener/UP express GO line. The findings of the
Rail Safety Study indicate that due to the block’s distance from the rail corridor, the level
of risk related to hazards resulting from railway operations is low for the proposed
development and no additional mitigation measures are required and therefore a
holding provision will not be applied to Block 3B.

Block 5B is in close proximity to the Metrolinx Kitchener GO/UP Express line,
necessitating mitigation measures, whereas the non-residential building proposed on
Block 5C is located more than 30 metres from the rail corridor making mitigation
measures applicable for Block 5B. The proposed mitigation measures for Block 5B,
include a combined horizontal and vertical setback from the rail corridor to the closest
fully residential floor, a crash wall along the entire western face of Block 5B, and a non-
sensitive use triangle of 25 metres.

The Rail Safety Studies and proposed mitigation measures for Blocks 5B and 5C
remain under review by Metrolinx’s technical advisor. To ensure that all matters related
to rail safety on Blocks 5B and 5C have been addressed, staff recommend that the
existing holding provision applying to these blocks remains in place until all outstanding
comments have been resolved. The Executive Director, Development Review and their
designate have the authority to make decisions on applications to remove holding
provisions, which do not contain financial implications not previously authorized by
Council.

In addition, to further review and finalize details related to the applicant’s approach to
rail safety, particularly the review of the design of the crash wall proposed on Blocks 5B
and 5C, the City will peer review the Rail Safety Studies for 158 Sterling Road Blocks
5B and 5C, at the owner’s expense.

Noise and Vibration

In support of the proposed developments, the applicant submitted Noise Impact Studies
that identify the nearby noise sources, which include road traffic, rail traffic, and
stationary noise of nearby commercial and industrial buildings, and the required noise
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mitigation. In addition to a noise study, the applicant also submitted a vibration
assessment for Blocks 5B and 5C, which assesses vibration levels due to the blocks’
adjacency to the Metrolinx Kitchener GO/UP Express line.

In order to further review and finalize details related to the required noise and vibration
mitigation, the City will peer review the Noise Impact Study for 190 Sterling Road (Block
3B) and the Noise and Vibration Assessment for 158 Sterling Road (Blocks 5B and 5C),
at the owner’s expense.

Parkland

In accordance with Section 42 of the Planning Act, the owner of Blocks 3B, 5B, 5C, and
5D is required to satisfy the parkland dedication requirements through cash-in-lieu. As
per Toronto Municipal Code Chapter 415-29, the appraisal of the cash-in-lieu will be
determined under the direction of the Executive Director, Corporate Real Estate
Management. Additionally, the Toronto Municipal Code Chapter 415-28 requires that
the payment be made prior to the issuance of the first above-ground building permit for
the land to be developed.

A 2,581 square metre park was secured on Block 2 through the previous approval for
the Master Plan Area, on terms set out in the original Section 37 Agreement, as
amended. The future park will be located directly north of Block 5B across Perth
Avenue. Blocks 3B, 5B, 5C, and 5D are all located adjacent to the new City park, which
will undergo a public engagement process facilitated by Parks and Recreation to
determine the final design of the park.

Tree Preservation

Urban Forestry staff have reviewed the proposed developments on Blocks 3B and
Blocks 5B, 5C and 5D and have noted both proposals are generally satisfactory as it
relates to the protection of existing trees, tree planting, and the Toronto Green
Standard, particularly soil volume requirements.

On Block 3B, the development proposes to preserve seven trees which are growing
near the southern property line and are protected as a condition of the approved
development on Block 3A. The development also proposes the planting of seven new
trees on private property and five new trees within the City road allowance. Urban
Forestry staff note the landscape plan submitted in support of the proposed
development is acceptable but requires some revisions, including the substitution of the
proposed tree species along the private road allowance and along the Sterling Road
frontage with a hardier species that is more suitable for growing near roadways and
under utility lines.

On Blocks 5B, 5C, and 5D, the development proposes to preserve two trees growing on
the City road allowance as well as six trees growing along the WTRP. The development
also proposes the planting of 18 new trees on private property and four new trees on
the City road allowance.

Decision Report - Approval - 158 Sterling Road and 190 Sterling Road Page 22 of 45


https://www.ontario.ca/laws/statute/90p13#BK70

As part of the site plan review for both development proposals, Urban Forestry staff will
review revisions to the submitted landscaping plans and will require financial securities
for new trees proposed on the City road allowance to ensure the planting and
maintenance for trees upon planting.

Section 37

The Master Plan Area is subject to an existing registered Section 37 Agreement which
secures the provision of community benefits. Through the current applications, an
expanded childcare centre will be secured through an Amending Section 37 Agreement
as an additional community benefit.

The Amending Section 37 Agreement will also secure the following legal convenience
matters to support the proposed developments:

e A 720 square metre POPS located on 158 Sterling Road (Block 5B);

e A pedestrian connection, with a minimum width of 5.65 metres, from Perth
Avenue, through the podium on Block 5B, to the POPS on Block 5B;

e A pedestrian connection, with a minimum width of 3.0 metres, from 158 Sterling
Road (Block 5C) to the WTRP;

e An updated Pedestrian Level Wind Study and related design details identifying
the required wind mitigation for 158 Sterling Road (Blocks 5B and 5C) and 190
Sterling Road (Block 3B);

e A 2.0 metre-wide pedestrian sidewalk clearway along the northerly 2 metres of
190 Sterling Road Block 3B’s Sterling Road frontage and a 5.0 metre corner
rounding at the northeast corner of Block 3B;

¢ A Transportation Demand Management plans and any additional implementing
documentation for 158 Sterling Road (Blocks 5B and 5C) and 190 Sterling Road
(Block 3B);

¢ A Rail Safety Study for 158 Sterling Road (Blocks 5B and 5C) for the City’s peer
review, at the owner’s sole expense; and

¢ A Noise and Vibration Assessment for 158 Sterling Road (Blocks 5B and 5C) and
a Noise Impact Study for 190 Sterling Road (Block 3B) for the City’s peer review,
at the owner’s sole expense.

Conclusion

It is the opinion of Development Review staff that the proposed development and
implementing amending instruments are consistent with the PPS (2024) and conform to
the Official Plan. Staff are of the opinion that the proposed buildings fit within the
existing and planned context for the area. The applications also propose generous
public realm contributions that add additional connectivity to the community and create
porosity within the sites. The additional childcare spaces respond to a need for the area
which has been identified in Community Services and Facilities studies for the
neighbourhood.
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Attachment 1A: 158 Sterling Road (Blocks 5B and 5C) Application Data Sheet

Municipal Address: 158 STERLING RD Date Received: June 20, 2024

24 168035 STE 09 OZ
OPA / Rezoning

Application Number:

Application Type:

Project Description: The combined Official Plan and Zoning By-law Amendment
includes Blocks 5B and 5C. Both blocks are proposed to be
connected by one below grade parking garage consisting of two
levels, accommodating both vehicular and bicycle parking.
Block 5B consists of a 31 storey mixed-use building with a 5
storey podium. The Block includes 25,109 square metres of
gross floor area, of which 862 square metres is proposed to be
non-residential. Block 5B also proposes 396 dwelling units.
Block 5C consists of a one-storey commercial building, including
978 square metres of non-residential GFA.

Architect

GIANNONE PERTRICONE ASSOCIATES
96 SPADINA AVE

TORONTO, ON

M5V 2J6

Applicant/Owner

MARLIN SPRING

2300 YONGE ST, 5™ FLOOR
TORONTO, ON

M4P 1E4

EXISTING PLANNING CONTROLS

Official Plan Designation: Mixed Use Areas Site Specific Provision: SASP 480,
OPA 260

Zoning:
Height Limit (m):

CR,IC Heritage Designation:

Site Plan Control Area: Y

PROJECT INFORMATION

Site Area (sqm): 4,774 Frontage (m): 59 Depth (m): 62

Building Data Existing Retained Proposed Total
Ground Floor Area (sq m): 2,297 2,297
Residential GFA (sq m): 25,109 25,109
Non-Residential GFA (sq m): 1,840 1,840
Total GFA (sq m): 26,949 26,949
Height - Storeys: 31 31
Height - Metres: 99 99
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Lot Coverage Ratio (%): 48.12

Floor Area Breakdown
Residential GFA:

Retail GFA:

Office GFA:

Industrial GFA:
Institutional/Other GFA:

Residential Units

by Tenure Existing

Rental:
Freehold:

Condominium:
Other:

Total Units:

Total Residential Units by Size
Rooms

Retained:

Proposed:

Total Units:

Parking and Loading

Parking Spaces: 164

CONTACT:

Above Grade (sq m)

Bachelor

Bicycle Parking Spaces:

Floor Space Index:

25,109
1,840

Retained

1 Bedroom

3 261
3 261

Victoria Fusz, Senior Planner, Community Planning

416-395-7172
Victoria.Fusz@toronto.ca
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407

5.58

Below Grade (sq m)

129
Proposed Total
396 396
396 396

2 Bedroom 3+ Bedroom

92 40
92 40

Loading Docks: 2
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Attachment 1B: 190 Sterling Road (Block 3B) Application Data Sheet

Municipal Address: 190 STERLING RD Date Received: June 25, 2024

24 169956 STE 09 OZ
OPA / Rezoning

Application Number:

Application Type:

Project Description: The combined Official Plan and Zoning By-law Amendment for
Block 3B proposes a 28 storey mixed-use building with a 5
storey podium. The proposal includes 22,422 square metres of
gross floor area, 349 dwelling units, retail at-grade, and a child
care centre. A below-grade parking garage comprising of three
levels is also proposed and accomodates both vehicular and

bicyle parking.

Architect

GIANNONE PERTRICONE ASSOCIATES
96 SPADINA AVE

TORONTO, ON

M5V 2J6

Applicant/Owner

MARLIN SPRING

2300 YONGE ST, 5™ FLOOR
TORONTO, ON

M4P 1E4

EXISTING PLANNING CONTROLS

Official Plan Designation: Mixed Use Areas Site Specific Provision: SASP 480,
OPA 260

Zoning: CR
Height Limit (m):

Heritage Designation:
Site Plan Control Area: Y

PROJECT INFORMATION

Site Area (sqm): 2,615 Frontage (m): 85 Depth (m): 36

Building Data Existing Retained Proposed Total
Ground Floor Area (sq m): 1,448 1,448
Residential GFA (sq m): 21,105 21,105
Non-Residential GFA (sq m): 1,317 1,317
Total GFA (sq m): 22,422 22,422
Height - Storeys: 28 28
Height - Metres: 87 87

Lot Coverage Ratio (%): 0.55

Decision Report - Approval - 158 Sterling Road and 190 Sterling Road

Floor Space Index: 8.53
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Floor Area Breakdown
Residential GFA:

Retail GFA:

Office GFA:

Industrial GFA:
Institutional/Other GFA:

Residential Units
by Tenure

Rental:
Freehold:

Condominium:
Other:

Total Units:

Above Grade (sq m)

Total Residential Units by Size

Rooms

Retained:
Proposed:
Total Units:

Parking and Loading
Parking Spaces: 167

CONTACT:

21,105
379
938
Existing Retained
Bachelor 1 Bedroom
9 227
9 227

Bicycle Parking Spaces:

Victoria Fusz, Senior Planner, Community Planning

416-395-7172

Victoria.Fusz@toronto.ca

Decision Report - Approval - 158 Sterling Road and 190 Sterling Road

371

Below Grade (sq m)
120

Proposed

349

349

Total

349

349

2 Bedroom 3+ Bedroom

78
78

35
35

Loading Docks: 1
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Attachment 2: Location Map
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[] 158 sterling Road (Blocks 5B, 5C, and 5D)

] 190 sterling Road (Block 3B) i

02/24{2025
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Attachment 3: 158 Sterling Road Master Plan Area Block Plan

NOTE: All dimensions in metres. I

158 Sterling Road Master Plan Area Block Plan
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Attachment 4: Official Plan Land Use Map

avod ONITH3ALS

t ToRoNTO 158 Sterling Road and 190 Sterling Road
Official Plan Land Use Map 18  File # 24 168035 STE 09 0Z and File # 24 169956 STE 09 0Z

D 158 Sterling Road ( Blocks 58,5C and 50) n 190 Sterling Road ( Block 38)

Neighbourhoods Mixed Use Areas General Employment Areas Utility Corridors
g ployi Y

- Apartment Neighbourhoods - Parks - Core Employment Areas Not to Scale

Extracted: 02/28)2025
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Attachment 5: Existing Zoning By-law Map
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Zoning By-law 569-2013 File # 24 168035 STE 09 0Z and File # 24 169956 STE 09 0Z
D 158 Sterling Road ( Blocks 5B,5C and 50) See Former City of Toronto By-law No. 438-86
R2  Residential District
i R4A  Residential District
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ommercial Residentia pen Space IC Industrial Distriot Not to Scale

UT Utility and Transportation Extracted: 02/28/2025

T Industrial District
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Attachment 6: Draft Official Plan Amendment

Authority: Toronto and East York Community Council ltem ~ as adopted by City of
Toronto Council on ~, 2025

Enacted by Council: ~, 2025
CITY OF TORONTO
Bill XXX
BY-LAW XXX
To adopt Official Plan Amendment 802
for the City of Toronto

respecting the lands known municipally in the year 2013, 158, 164, 181 and 200 Sterling
Road

Whereas authority is given to Council under the Planning Act, R.S.0. 1990, c.P. 13, as amended,
to pass this By-law;

Whereas Council of the City of Toronto has provided adequate information to the public and has
held at least one public meeting in accordance with the Planning Act, as amended.

The Council of the City of Toronto enacts:

1. The attached Amendment 802 to the Official Plan is hereby adopted pursuant to the
Planning Act, as amended.

Enacted and Passed this ~ day of ~, A.D. 2025.

Frances Nunziata, John D. Elvidge,
Speaker City Clerk

(Seal of the City)
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City of Toronto By-law ~~-2025

AMENDMENT 802 TO THE OFFICIAL PLAN

LANDS MUNICIPALLY KNOWN IN THE YEAR 2013 AS
158, 164, 181 AND 200 STERLING ROAD

The Official Plan of the City of Toronto is amended as follows:

1.

Chapter 7, Site and Area Specific Policies, is amended by amending Site and
Area Specific Policy 480 for lands known municipally in 2013 as 158, 164, 181
and 200 Sterling Road, as follows:

480. 158, 164, 181 and 200 Sterling Road Regeneration Project

Chapter 7, Site and Area Specific Policies, Site and Area Specific Policy 480
Sterling Road Regeneration Project is modified by adding the following policies:

“b)i)5) despite b)i)1), the maximum permitted residential GFA on Block 5B
does not exceed 26,000 square metres and the maximum
permitted residential GFA on Block 3B does not exceed 24,000
square metres;”

“b)ix) include new publicly accessible open space on Block 5B, with a
minimum size of 720 square metres;”

Chapter 7, Site and Area Specific Policies, Site and Area Specific Policy 480
Sterling Road Regeneration Project is modified by amending policy b)vii) by
inserting “outdoor amenity space” after the words “limited to,” and “Otherwise,”
before the words “No other residential” such that b)viii) now reads as follows:

“b)vii) Block 5C may be used but not limited to, outdoor amenity space,
underground parking, loading, service, access and/or mechanical
facilities to serve the uses on Block 5B. Otherwise, no residential
uses are permitted on Block 5C.”
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Attachment 7: Draft Zoning By-law Amendment

Attachment will be made available on or before the April 3, 2025 Toronto and East York
Community Council meeting.
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Attachment 8A: 158 Sterling Road (Blocks 5B and 5C) Site Plan
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Attachment 8B: 190 Sterling Road (Block 3B) Site Plan
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Attachment 9A: 158 Sterling Road (Blocks 5B and 5C) North and South Elevations
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Attachment 9B: 190 Sterling Road (Block 3B) North and South Elevations
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Attachment 10A: 158 Sterling Road (Blocks 5B and 5C) East and West Elevations
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Attachment 10B: 190 Sterling Road (Block 3B) East and West Elevations
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Attachment 11A: 158 Sterling Road (Blocks 5B, 5C and 5D) 3D Massing Model
(Looking North)
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Attachment 11B: 158 Sterling Road (Blocks 5B, 5C, and 5D) 3D Massing Model
(Looking Southeast)
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Attachment 11C: 190 Sterling Road (Block 3B) 3D Massing Model (Looking North)
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Attachment 11D: 190 Sterling Road (Block 3B) 3D Massing Model (Looking Southeast)
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