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Borden Ladner Gervais LLP 
Bay Adelaide Centre, East Tower 
22 Adelaide Street West 
Toronto ON M5H 4E3 
Canada 
T 416-367-6000 
F 416-367-6749 
blg.com 

WITHOUT PREJUDICE 

File No. 037175/000003 

June 3, 2022 

Delivered by Email (Roman.Ivanov@toronto.ca) 

Roman Ivanov 
Planning and Administrative Tribunal Law 
City of Toronto Legal Services 
Metro Hall, 26th floor 
55 John Street 
Toronto, ON  M5V 3C6 

Dear Mr. Ivanov: 

Re: OLT Case No. OLT-21-001713 – 3095 Eglinton Avenue East, City of Toronto 
City of Toronto Planning Application Number: 21 171081 ESC 20 OZ 
Settlement Offer to Resolve All Issues 

We are legal counsel to 11426575 Canada Inc., operating as Artlife Developments (together, 
“Artlife”), the owner of the property municipally known as 3095 Eglinton Avenue East in the City of 
Toronto (the “Subject Property”). Artlife made an application to the City of Toronto in June 2021 to 
redevelop the Subject Property with a 12-storey mixed use building consisting of 173 residential units 
atop ground floor commercial space of 342 m2 with two levels of underground parking (the “Proposed 
Development”). 

Case Management Conference and Settlement Offer 

A case management conference (“CMC”) to schedule a hearing on the merits of the Proposed 
Development is scheduled to commence on June 29, 2022 before the Ontario Land Tribunal (the 
“Tribunal”). The City and Artlife have agreed to work on preparing a Procedural Order and Issues 
List to be circulated in advance of the CMC if matters could not be resolved between the parties. 

Following very productive meetings between our client’s consultants with City staff, we are pleased 
to provide a settlement offer to resolve all of the City’s issues regarding the Proposed Development 
on the following terms and conditions (the “Settlement Offer”): 

Lawyers | Patent & Trademark Agents 

mailto:Roman.Ivanov@toronto.ca
mailto:itang@blg.com


  

 

    

 

        
        

     
        
      

         

 

           
 

         
 

               
 

            
 

           
 

     

        
 

  

        
 

              
         

          
 

            
           
         
        
 

 

i3LG 
Borden Ladner Gervais 

1. Artlife agrees to revise the Proposed Development substantially in accordance with the plans 
and drawings attached as Attachment 1 (the “Revised Development”). In addition, (1) a public 
utilities plan, attached as Attachment 2, has been submitted that confirms there are no conflicts 
with the proposed tree planting, with details of the streetscape to be addressed through a future 
site plan application, and (2) an updated landscape plan, attached as Attachment 3, has been 
submitted to demonstrate how the trees along the south property line will be preserved, with 
such plans subject to further technical revisions as may be requested by staff. 

The revisions include the following to address comments made by staff: 

a. Removing the existing access to Eglinton Avenue East and ensuring that all access to 
the site is off Mason Road; 

b. Relocating the freestanding underground parking garage ramp such that the structure 
is incorporated into the building mass; 

c. Adding a 3.0 m landscape buffer to the south side of the site to better buffer the new 
building with the existing apartment building to the south; 

d. Reducing the unit count to 171 and revising the unit mix to meet the City’s Growing 
Up Urban Design Guidelines (2020) for two bedroom and three bedroom units; 

e. Increasing the amenity area such that the indoor and outdoor requirements of 2.0 m2 

per unit is met, providing a total of 690 m2 of amenity space. 

f. Reconfiguring the ground floor to provide active uses at grade along Mason Road; 

g. Identifying a 6.0 m radius corner rounding conveyance, in addition to the 5.0 m 
dedication to the City along Eglinton Avenue East; and 

h. Revising the location of the angular planes in the architectural drawings. 

2. Artlife agrees to seek approval of Zoning By-law Amendments to provide site-specific 
provisions to permit the Revised Development at the hearing before the Tribunal. 

For greater certainty, the Settlement Offer is based on the understanding that the City will agree that 
all of its issues on appeal are resolved through the Revised Development on the terms and conditions 
above, regardless of whether other parties and/or participants seek status at the upcoming CMC and 
the positions that such parties and/or participants may take regarding the Revised Development. 

We look forward to the City’s response so that we can inform the Tribunal of the parties’ progress 
towards settlement and file the updated plans and drawings with the Tribunal in advance of the CMC. 
This approach will also avoid the need of the City and Applicant to file a Procedural Order and Issues 
List, as there would be no issues as between the parties regarding the Revised Development from a 
zoning perspective. 
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2 

Yours very truly, 
BORDEN LADNER GERVAIS LLP 

Isaac Tang 

IT/LE 

Cc: Uttra Gautam, Solicitor, City of Toronto Legal Services 
Client 

Encl. 
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309S Eglinton Avenue East, Toronto 

Updated: April 27, 2022 

1.0 Official Plan & Zoning Urban Structure: Avenues 

Land Use: Residential Apartment 

ROW Width: 36m 

City of Toronto Zoning By-law 569-2013: RA (au67.0) (x713) 

2.0 Site Statistics 

Gross Site Area 

Frontage 

Lot Coverage 

3.0 Gross Floor Area 

P2* 

Pl* 
Ground 

2nd 

3rd 
4th 

5th 

6th 

7th 

8th 
9th 

10th 

11th 

12th+ M.P.H 

Total (Sq. M) (Including Basement) 

Subtotal (Sq.M) (Excluding Basement) 

Total (Sq. Ft.) 

{a) Per Section 15.5.40.4{)(1) 

4.0 Floor Space Index 

5.0 Unit Count Units/Ha 

866.31 

Floor Proposed Units 

Ground 0 

2nd 14 

3rd 18 

4th 18 

5th 18 

6th 18 

7th 17 

8th 17 

9th 17 

10th 17 

11th 17 

Total 171 

Unit Mix(%) 

Average Unit Size (Sq.Ml 53.7 

Average Unit Size {Sq.Ft.) 578.5 

6.0 Required Parking (as per Toronto ZBL 569-2013) 

Use Rate 
Bachelo r 0.7 

1 Bed 0.8 

2 Bed 0.9 
3 Bed 1.1 
Visitor 0.15 
Commercial 1.00 

Total Required Parking 

M 

50.2 

Total 

Gross Built Area 

1181.0 

1877.0 

603.0 

924.0 

1073.0 

1074.0 

1074.0 

1074.0 

926 .0 

926 .0 

926.0 

926.0 

926.0 

390.0 

13,900.0 

10842.0 
116,660 

Proposed FSI 

ZBL 569-2013 

5.03 

Units/Acre 

626.26 

Studio 

0 

1 
2 

2 
2 
2 

7 

8 

8 

8 

8 

48 

28% 

Multiplier 

48 

78 

27 
18 

171 
xlOOsqm 

Total Proposed Parking * 4 of which are barrier free 

7.0 Required Bicycle Parking 

Use Rate Multiplier 

Residential (Long Term) 0.68 173 .0 
Residentia l (Short Term) 0.07 173.0 
Tota, Requlrea Bicyc,e Par•lng 

Total Proposed Bicycle Parking 

Sq. M 

1973.9 

1105 

Exclusions (a) 

ZBL 569-2013 

1181.0 

1877.0 

127.0 

44.0 

43.0 

44.0 

44 .0 

44.0 

41.0 

41 .0 

41.0 

41 .0 

41.0 

367 .0 

2,795.0 
30,074 

1Bd. 

0 

9 
11 
11 
11 

11 

5 

5 
5 

5 
5 

78 
46% 

Required Spaces 

34 

62 
24 
20 
26 
3 

169 

Spaces 
118 
12 

130 

136 

Sq.Ft 

21238.9 

11889.8 

G.F.A (a) 

ZBL 569-2013 

0.0 

0. 0 
476.0 

880.0 

1030.0 

1030.0 

1030.0 

1030.0 

885.0 

885.0 

885.0 

885.0 

885.0 

23 .0 

9,924.0 
106,782 

1 Bd.+Den 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0% 

~ 
\\ 

0 
'c 
" ,,jj 

'6' 

Hectares 

0.197 

0 .111 

2 Bd . 

0 

3 

3 

3 

3 

3 

4 

2 

2 

2 

2 

27 

16% 

8.0 Required Loading 

Existing 

Required 

Proposed 

9.0 Building Height 
Average Grade 

Permitted 

Proposed 

Acres 

0 .488 

0.273 

Saleable Area 

(Residential+Commercial) 

0.0 

0.0 

342.0 

826.0 

972.0 

972.0 

972.0 

972.0 

827.0 

827.0 

827.0 

827.0 

827.0 

0.0 

9,191.0 

98,895 
85% 

2 Bd.+Den 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0% 

% 

100 

56.0 

3Bd. 

0 

1 
·2 

2 

2 

2 

1 

2 

2 
2 
2 

18 

11% 

Type 

G 
G 

Height (m) 

24.0 

39.0 

Total Units 

0 

14 

18 

18 

18 

18 

17 

17 

17 

17 

17 

171 

100% 

Storeys 

12 

10.0 Setbacks 

Proposed 

Front Yard (m) 

(North) 
0.00 

Side Yard (m) 

(West) 
2.00 

Rear Yard (m) 

(South) 
7.50 

Side Yard (m) 

(East) 
0 .00 

/g) Per Section 15.10.40.70 

U .O Amenity Area 

Indoor 
Outdoor 

Total 

Required 

' 

Sq.m Per Unit 
2.00 

2.00 

Required Area 
342.00 

342.00 

Proposed Area (sq.m) 
344.00 

346.00 

4 .00 684.00 Total Propose d 

Green Roof Statistics 

The Greer, Roof Sta1111tics Tempt.ate is required io be oobmlt1ed for Site Plan Control Appliealioos whe~ a graEn rocf ~ reir;iuired 
urul01 lh!I Tororllo Mu11iGip.al Code Ctlapler 492, Grean Roofs, CornplelB Iha table below and i;opy ii directly onto lhe Roof Plan 
submitted as part of any Sile Plan C�ntrof Applicalion reqlli1ir1g a green roof in accmdance with the Bylaw. RefE!f 10 Section§ 492-
1 or the Munk:icl.1I Code fur a oornpleIe hst ofde~-ned terms. and greater ciari1Y and cer1ainty reg~rdiflg the ITT1ent ani:I applicalkln or 
the terms i 1duded in lhe- template. The Toronto Munldpal Code Ch!!pler 4512, Gree11 Roofs can be found onHr1e al: 
1Jttp:lfwww,1oro11to.calleQOOcs/munlcodeli f 84 492-odf 

Green Roof Statistics 

Prooosed 
Gross Floor Area. as defined in Green Roof B'llaw (m~} 13,684 

Total RQOf Area lm11 015 

Area of Residential Private Terraces (m2) 0 

690.00 

\~ 
-~\ 

Roofloo Outdoor Amenltv Soace, 1/ifl a Resr<1er1tlal Buifdirlo lm2 \ 350 

Alea Of Renewable Enerr,v Devices {m2J N/A 

Tower rslRoot Area with floor c late less than 750 m:i. NIA 
Total Available Roof S ce cm· ) .. , 
Green Roof Coverage ReQuireil Prooosed 
Coverace rn Available Roof Soace lm1l 1117,6 ... , 
Co\leraQB of Available Roof Space(%) " 99 

---------

-------
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Statistics Template . Toronto Green Standard version a.o 

Mid to High Rise Residential and all 
New Non-Residential Development 

The Toronto Green Standard Ver5ion 3.0 Statistics Template is su bmitted wrth Site PJan Control Applicat ions 
and stand alone Zoning Bylaw A mendment applications. Comp lete the ta b le and copy it directly ont o the 
Site Plan 5Ubrnitted as part o f the application. 

For Zoning Bylaw Amendment applications: complete General Project Descr iption and Section l . 

For Site Plan Control applications: complete General Project Description. Sectio n 1 and Section 2. 

For f urther fnformatio.o. please visi t www.toronto.ca/greendevelopment 

General Project Description Proposed 

Total Gross Float Area 9,924 

Breakdown of p roject com ponents (m?) 

Resldent1al 9,582 

Retail 

Cornmercie l 342 

Industrial 

Institutional/Other 

Total number of resident ial units. 173 

Section 1: For Stan d A lone Zoning B ylaw Amendment Applicat ions and 
Site P lan Control Applications 

Automoblle Infrastructure Req l.a lrect Proposed 

Number of Pi;trk ing Sl)i!lces 170 87 
Number of parL'ilng spaces dedicated for priority L EV parking 

Number of parking spaces wit h EVSE 18 

Cycling Infrastructure Requi red Proposed 

Number of long-\erm brcycle parking spaces (residentia l) 11'8 124 
Number of lon.9~term bicycle parking spaces (a ll ott,er uses) 

Number of long -term bicYcle parl<ing (all oses) located on. 

a ) first .storey o f build ing 38 
b) second storey of Qui ldtng 

c) first level below-g round 86 
d) .sec:ond le.val below-g rou nd 

e) other levels bt!low-grcund 

11·0063 2018-05 

Proposed \Iii' 

51 
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Proposed% 
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statistics Template • Toronto Green standard Version 3 O 

Mid to High Rise Residential and all 
New Non-Residential Development 

Cycling Infrastructure Required Proposed Proposed % 

Number af short -tefm b1cyde parking sooce,; (reslderi t 1al) 12 12 1,00 

Number of short·term b 1,:;:ycle parkfng spa.,:;:es (a ll other use~) 

Number of male-shower and ch;;,nge fadlit ies.(non -resident rc1I) 

Number- of fernala- shOll;'er and ,:;:hang~ facilit,es (non-reside 11tial) 

Tr@a Pl a n ting & Soll Volum~ Requrred Proposed Propos,ed % 

TQtal Soil Volurne ( 40% of the sJte area --'- 66 m:."' ~ 30 m 3l 358.8 sq.m. 317 sq,m. 88.3% 

Section 2: For Site Plan Control Applications 

Cycling Infrastructure Requrred ProposEd PropasEd % 

Number of short -term bicycle p~rldng sot1ces (a!l 1..1ses) 
12 12 100 at~grade or on fast level ,below grade 

UHi Non•roof Hardscape Required Proposed Proposed % 

Tota l rion-roOf hardscape area ('m-.) 499.?Bsq.m 

Tota l non-roof hardscape area treated for Urban Hoot Island 
249-89 sq.m . 360.7 sq.m. 72 .17% ~m in imum 50'¾) (m~) 

Area of non-roof hardscape t teated w ith; ( in dicate m1 ) 

a) hfgh-albed0 s~irface material 350.9 sq.m. 70 _2% 

b) open, grid pavement 9.8 sq.m. 1.97% 
c) shad s from t r ee canopy 

d) shade from high-albedo struc tures 

e) shad e from E!llergy genarei t ion structur~ 

Percentage of required ,;;ar park ing-spaces ur-,dE:'r i;:cver 
(min imum 75%)(norNr:-siderit1:al only) 

Green & Cool Roofs Rec;urred Propo::ed Proposed% 

Availab le Roof Space {m') 858 
Available Roof Sp!'!Ce provided a-o Green Roof (rn '-') 350 465 

Availabl!i! Roof Space pmvided as Cool Roof (m:) 

Available Roof Space prov ided a.s Solar Paners Cm") 

11-0063 2018·05 Page 2 of 3 
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Statistics, 1e·mp1ate • Toronto Green standa rd Version 3 O 

Mid to High Rise Residential and all 
New Non-Residential Development 

Water Efficiency Req1..1 1red Prop os-e.d Proposed% 

Tot1'11 lahdsc:aped si te! area { nv-J 710.87-sq.m 

LandsGi'lped site are:i planted wi th drought-tolsrant plant:; 
355.43 sq,m. 355.43 sq.m. 50% (minimum 50%) (m' Md%) ( if app llct1ble) 

Tree Planting Areas & Soll Volume Required Proposed Proposed% 

Tota) site area ( m~ 1973.9 sq.m. 

Totel Serl Voh.1rne (40% of the site area -c- 66 m~x 30 m 1) 3588sq m. 317 sq.m. 88.3% 
Total nun:,ber of plantin~ areas ( m inimum of 30!-n' soil) 6 
Tota l r.urnber of trees planted 9 
Number of surface pilrk ing spaces (if app licable) 7 
Number of shade trees located in.surface parking area 

2 4 100% interior (mit1imum 1 tree fc,r 5 psrk1ng sr,.,,c es) 

Nativ e and Pollinator Supportive Species Required Pro pO$e.d Proposed% 

Total r>Ul'J'lber of plants- 9 
Total nurpber ofna t iVe plants. and % of total p lants (min.SO%) 5 5 55.55% 

Bird Friendly Gtazing Required Proposed Proposed% 

Totc1, I area of glazing o f all elevations vJithin 12m above grade 388 441 (including glass balcony railings) 

Total eres of t re&ted g lsz1ng {rninimum 85% of totllll ~rei;; of 
441 gla.:,ing within 12m .;ib.;we gr.aide) ( m ~) 

Percentage of g la:.lng w,thin 12m above grade treated with: 

a) Low ref ledance opaque materials 

b) Vis.Lia.I markers- 44 1 
e) Shc1d1ng 

11-0063 2018·05 Page 3 of 3 
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I Sample Statistics Template 

ORONIO 
Toronto Green Standard Version 3.0 

Soll volume for Tree Planting -
Soil Area Soil Depth Soil Volume 

Soil Volume Irrigation 
Tree 

Soil I rea per tree provided 

Im'} 1ml' Im'} 
Quantity 

lm'I (Yes/Na} 

1 18,75 1,6 30 1 30 No 
2 18,75 1,6 30 1 30 Na 
3 18,75 1,6 30 1 30 Na 
4 18,75 1,6 30 1 30 No 
5 18.75 1,6 30 1 30 No 
6 18.75 1.6 30 1 30 No 
7 20 1,6 32 1 32 Na 
8 68 1.6 108,8 3 36.2666667 No 
9 106 1,5 159 5 31.8 No 

Tot Is 306.5 479,8 15 

* Soil d epth excludes drainage layer 
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HARDSCAPE 

SCORED CONCRETE PAVING 

SITE FURNISHINGS 

GENERAL NOTES 
VERIFY ALL DIMENSIONS. 
DO NOT SCALE DRAWINGS. 
REPORT ANY DISCREPANCIES, DISCOVERED 
ERRORS, OR OMISSIONS TO THE LANDSCAPE 
ARCHITECT BEFORE PROCEEDING. 
IT IS ADVISED THAT CONTRACTORS CONTACT 
THE LANDSCAPE ARCHITECT PRIOR TO 
CONSTRUCTION TO ENSURE THE USE OF THE 
LATEST REVISED DRAWINGS. 
DRAWINGS AND SPECIFICATIONS ARE THE 
PROPERTY OF THE LANDSCAPE ARCHITECT. 
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