
Direct Line: 416.597.4299 
dbronskill@goodmans.ca 

March 14, 2023 

Our File No.:  202396 

WITHOUT PREJUDICE 

City of Toronto 
Legal Services 
26th Floor, 55 John Street 
Metro Hall 
Toronto, ON  M5V 3C6 

Attention:  Jessica Braun 

Dear Sirs/Mesdames: 

Re: Case No. OLT-22-002710 – 3377 Bayview Avenue 

We are solicitors for Markee Developments Inc. and Tyndale University in respect of the lands 
known municipally known as 3377 Bayview Avenue (the “Property”).  We are writing on behalf 
of our client with a without prejudice settlement offer in respect of the above-noted matter, which 
should be considered as open until the conclusion of the City Council meeting scheduled to 
commence on March 29, 2023. 

As you know, our client engaged in without prejudice discussions with City staff over the last 
several months regarding the redevelopment proposal for the Property.  These discussions resulted 
in a revised set of plans, prepared by KPMB Architects and dated March 14, 2023, which is 
attached to this letter as Schedule “B” (the “Revised Plans”).  Further discussions have resulted 
in a list of additional modifications that will be included as part of any updated plans and drawings 
provided to the Ontario Land Tribunal.  Our client greatly appreciates the efforts of City staff in 
achieving this proposed settlement. 

The terms of this without prejudice settlement offer are as follows: 

1. The settlement offer is based on the Revised Plans, as well as updated plans of drawings
based on the list of additional modifications, to the satisfaction of City staff, which would
be implemented through the resulting official plan amendment and zoning by-law
amendment(s), as set out below.

2. The settlement offer is also based on an updated Phasing Plan, attached to this letter as
Schedule “A” that will secure, among other matters:
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a. the conveyance of approximately 3,100 square metres of required parkland in the 
central portion of the plan to be conveyed in Phase 1 with the remainder of this park 
to be provided in Phase 2; 

b. the conveyance of the public road in phases, which include the conveyance of part 
of the public road in Phase 1 and the remainder provided by Phase 3; and, 

c. the provision of a minimum amount of affordable housing. 

3. The zoning by-law amendment(s) will be revised to require that the area identified as 
publicly accessible private open space (“POPS”) and referred to as the Academic Green, 
which is located directly west of the Tyndale University building, will be included in the 
block that forms the Tyndale University block and will be revised to prohibit above-grade 
development in the POPS.  The owner agrees that it will not request that the proposed 
POPS satisfy any part of the owner’s parkland obligations under Section 42 of the Planning 
Act in respect of the Property.  As such, the proposed POPS will not constitute a 
conveyance pursuant to Section 42 of the Planning Act. 

4. The updated plans and drawings will be revised to implement the numerous modifications 
confirmed with City staff since submission of the applications in December 2021, 
including: 

a. the extension of the public road, with a right-of-way width of 18.5 metres, to create 
a continuous loop with two access points to Bayview Avenue that would be 
conveyed to the City in its entirety; 

b. an agreement to convey the lands below the top-of-bank as well as the land within 
the buffer setback (generally 10 metres from the top-of-bank) into public 
ownership; 

c. the total proposed gross floor area is approximately 120,339 square metres, 
including non-residential gross floor area of approximately 1,079 square metres; 

d. reallocation of density and units across the site and the removal of Building 1A; 

e. revisions to the heights of certain buildings, including: 

• Building 1B has increased in height from 6 storeys to 7 storeys and will 
now include the proposed daycare; 

• Building 2A has decreased in height from 7 storeys to 6 storeys and a 4-
storey component has been added; 

• Building 2B has increased in height from 6 storeys to 7 storeys; 
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• Building 2C has increased in height from 7 storeys to 8 storeys; 

• the separation distance between Buildings 2B and 2C was increased by 7 
metres, providing a separation of greater than 23 metres; 

• Buildings 3A through 3E have been re-massed and integrated with each 
other to create Buildings 3A and 3B with components that have heights 
of 6, 8, 10, and 15 storeys and 6, 16, and 24 storeys, respectively; 

• Building 3G has increased in height from 7 storeys to 8 storeys; and 

• Building 3H has maintained a height of 8 storeys but a 6-storey 
component has been added along the new public road; 

f. revisions to the massing of buildings in the northern quadrant of the plan to reduce 
the number of buildings and provide setbacks, stepbacks and articulation to provide 
mid-rise and taller elements; 

g. indoor amenity space will be provided at a rate of 1.02 square metres per unit and 
outdoor amenity space will be provided at a rate of 2.0 square metres per unit; and, 

h. an updated unit composition to increase the number of 2-bedroom units (minimum 
27%) and 3-bedroom units (minimum 8%). 

5. As part of settling this matter with the City of Toronto, our client agrees to provide and 
secure two hundred and five (205) affordable housing units for a period of 99 years 
provided in phases and with the unit mix outlined in Schedule “A” attached to this letter.   
Our client acknowledges and agrees that these affordable housing units shall not comprise 
an in-kind contribution pursuant to subsection 37(6) of the Planning Act for which a credit 
would be provided pursuant to subsection 37(8) of the Planning Act. 

Our client agrees that, in the event City Council accepts this without prejudice settlement offer, 
the final order of the Ontario Land Tribunal would be withheld, pending completion of the 
following: 

• confirmation that the required official plan amendment and zoning by-law 
amendment(s) are in final form and content, to the satisfaction of the Chief Planner and 
Executive Director, City Planning; 

• confirmation from the City of Toronto that any outstanding Planning Act application 
fees have been paid to the City of Toronto, to the satisfaction of the City Solicitor; 

• confirmation from the City of Toronto of approval of the draft plan of subdivision; 
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• execution of a Municipal Housing Facility Agreement, as part of the City’s Open Door 
Affordable Housing Program, to secure the above-noted affordable housing units; 

• provision of a detailed Conservation Plan, prepared by a qualified heritage consultant, 
that is consistent with the conservation strategy set out in the accepted Heritage Impact 
Assessment for the Property and execution of a heritage easement agreement with the 
City in accordance with the accepted Heritage Impact Assessment for the Property and 
the above-noted Conservation Plan, to the satisfaction of the City Solicitor and the 
Senior Manager, Heritage Planning; and, 

• the owner has submitted any updated engineering reports, to the satisfaction of the 
Chief Engineer and Executive Director, Engineering and Construction Services. 

As noted above, this without prejudice settlement offer will remain open until the end of the City 
Council meeting scheduled to commence on March 29, 2023, at which point it should be 
considered as withdrawn if not accepted by City Council. 

Our client greatly appreciates the hard work of City staff that has enabled the presentation of this 
without prejudice settlement offer to City Council. 

Yours truly, 
 
Goodmans LLP 
 
 
 
David Bronskill 
DJB/  
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SCHEDULE “A” 

PHASING PLAN/AFFORDABLE HOUSING 

 

  



0 BED 1 BED 2 BED 3 BED TOTAL

PHASE 1 0 0 0 0 0

m
2

0 0 0 0 0

ft 2 0 0 0 0 0

PHASE 2 8 57 14 2 81

m
2

216.00         2,363.50        905.60           161.70           3,646.80       

ft 2 2,325.02     25,440.71     9,747.88        1,740.54        39,254.16    

PHASE 3 4 46 13 4 67

m
2

108.00         1,920.00        815.10           347.20           3,190.30       

ft 2 1,162.51     20,666.88     8,773.74        3,737.26        34,340.39    

PHASE 4 3 39 12 3 57

m
2

99.40           1,622.40        769.00           228.90           2,719.70       

ft 2 1,069.94     17,463.51     8,277.52        2,463.88        29,274.85    

TOTAL 15 142 39 9 205

m
2

423.40         5,905.90       2,489.70       737.80           9,556.80      

ft 2
4,557.48     63,571.11     26,799.13     7,941.68       102,869.40  
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778 SF
72.2 m²

BIKE STORAGE

PARKING RAMP

1097 SF

101.9 m²
ENTRY LOBBY714 SF

66.3 m²
2 BED448 SF

41.6 m²
2 BED

772 SF
71.7 m²

AMENITY

672 SF
62.4 m²

2 BED

448 SF
41.6 m²

1 BED

672 SF
62.4 m²

2 BED

TYPE G LOADING

677 SF
62.9 m²

2 BED

449 SF
41.7 m²

1 BED

715 SF
66.4 m²

2 BED

871 SF
80.9 m²

2 BED

541 SF
50.3 m²

ENTRY LOBBY

427 SF
39.7 m²

1 BED

448 SF
41.6 m²

1 BED

448 SF
41.6 m²

1 BED
672 SF
62.4 m²

2 BED

429 SF
39.8 m²

1 BED

656 SF
60.9 m²

2 BED

994 SF
92.4 m²

3 BED

714 SF
66.3 m²

3 BED

390 SF
36.2 m²

AMENITY

TYPE G LOADING

PROPERTY LINE

EXISTING ROTUNDA

448 SF
41.6 m²

1 BED 448 SF
41.6 m²

1 BED 448 SF
41.6 m²

1 BED
448 SF
41.6 m²

1 BED
675 SF
62.7 m²

2 BED

448 SF
41.6 m²

1 BED

1875 SF

174.2 m²
BIKE STORAGE

448 SF
41.6 m²

1 BED

799 SF
74.3 m²

3 BED

813 SF
75.5 m²

3 BED

448 SF
41.6 m²

1 BED

448 SF
41.6 m²

1 BED
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41.6 m²
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62.4 m²
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1 BED

709 SF
65.9 m²
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711 SF
66.1 m²

2 BED

704 SF
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2 BED

563 SF
52.3 m²
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TYPE G LOADING
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STORAGE
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STAGING AREA

799 SF
74.2 m²

ENTRY LOBBY

2067 SF

192.0 m²
BIKE STORAGE

633 SF
58.8 m²
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1098 SF

102.0 m²
GARBAGE ROOM

STORAGE

2588 SF

240.5 m²
BIKE STORAGE

4872 SF

452.6 m²FLEX SPACE (FUTURE TYNDALE ACADEMIC USE)
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DAYCARE LOBBY
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896 SF
83.2 m²

3 BED

161600

161600

160600

161600

161100

157500

157500

166000

DUE TO EXISTING TOPOGRAPHIC

CONDITIONS,  BAYVIEW FRONTAGE

OF BUILDINGS 3G, 3K, 1B, AND 1C

OCCURS ON LEVEL 2. SEE A102.

PARKING RAMP

583 SF
54.2 m²

ENTRY LOBBY

TE
RR

AC
E

449 SF
41.7 m²

1 BED
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72.0 m²

AMENITY

978 SF
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778 SF
72.2 m²

BIKE STORAGE

PARKING RAMP

1097 SF

101.9 m²
ENTRY LOBBY714 SF

66.3 m²
2 BED448 SF

41.6 m²
2 BED

772 SF
71.7 m²

AMENITY

672 SF
62.4 m²

2 BED

448 SF
41.6 m²

1 BED

672 SF
62.4 m²

2 BED

TYPE G LOADING

677 SF
62.9 m²

2 BED

449 SF
41.7 m²

1 BED

715 SF
66.4 m²

2 BED

871 SF
80.9 m²

2 BED

541 SF
50.3 m²

ENTRY LOBBY

427 SF
39.7 m²

1 BED

448 SF
41.6 m²

1 BED

448 SF
41.6 m²

1 BED
672 SF
62.4 m²

2 BED

429 SF
39.8 m²

1 BED

656 SF
60.9 m²

2 BED

994 SF
92.4 m²

3 BED

714 SF
66.3 m²

3 BED

390 SF
36.2 m²

AMENITY

TYPE G LOADING

PROPERTY LINE

EXISTING ROTUNDA

448 SF
41.6 m²

1 BED 448 SF
41.6 m²

1 BED 448 SF
41.6 m²

1 BED
448 SF
41.6 m²

1 BED
675 SF
62.7 m²

2 BED

448 SF
41.6 m²

1 BED

1875 SF

174.2 m²
BIKE STORAGE

448 SF
41.6 m²

1 BED

799 SF
74.3 m²

3 BED

813 SF
75.5 m²

3 BED

448 SF
41.6 m²

1 BED

448 SF
41.6 m²

1 BED

448 SF
41.6 m²

1 BED

672 SF
62.4 m²

2 BED

490 SF
45.5 m²

1 BED

441 SF
41.0 m²

1 BED

709 SF
65.9 m²

AMENITY

711 SF
66.1 m²

2 BED

704 SF
65.4 m²

2 BED

563 SF
52.3 m²

ENTRY LOBBY
TYPE G LOADING

3796 SF

352.6 m²
BIKE STORAGE

471 SF
43.7 m²

ENTRY LOBBY

672 SF
62.4 m²

2 BED

656 SF
61.0 m²

2 BED

447 SF
41.5 m²

1 BED

266 SF
24.7 m²

AMENITY

448 SF
41.6 m²

1 BED

672 SF
62.4 m²

2 BED

703 SF
65.3 m²

ENTRY LOBBY

727 SF
67.5 m²

2 BED

672 SF
62.4 m²

2 BED

765 SF
71.0 m²

STORAGE

716 SF
66.5 m²

STAGING AREA

799 SF
74.2 m²

ENTRY LOBBY

2067 SF

192.0 m²
BIKE STORAGE

633 SF
58.8 m²

ENTRY LOBBY

1098 SF

102.0 m²
GARBAGE ROOM

STORAGE

2588 SF

240.5 m²
BIKE STORAGE

4872 SF

452.6 m²FLEX SPACE (FUTURE TYNDALE ACADEMIC USE)

1090 SF

101.3 m²
DAYCARE LOBBY

TYPE G LOADING

703 SF
65.3 m²

ENTRY LOBBY

896 SF
83.2 m²

3 BED

161600

161600

160600

161600

161100

157500

157500

166000

DUE TO EXISTING TOPOGRAPHIC

CONDITIONS,  BAYVIEW FRONTAGE

OF BUILDINGS 3G, 3K, 1B, AND 1C

OCCURS ON LEVEL 2. SEE A102.

PARKING RAMP

583 SF
54.2 m²

ENTRY LOBBY

TE
RR

AC
E

449 SF
41.7 m²

1 BED

775 SF
72.0 m²

AMENITY

978 SF
90.9 m²

AMENITY

474 SF
44.0 m²

1 BED

640 SF
59.5 m²

2 BED

440 SF
40.9 m²

1 BED 420 SF
39.1 m²

0 BED

510 SF
47.4 m²

ENTRY LOBBY

448 SF
41.6 m²

1 BED

448 SF
41.6 m²

1 BED

448 SF
41.6 m²

1 BED

448 SF
41.6 m²

1 BED 448 SF
41.6 m²

1 BED
436 SF
40.5 m²

1 BED

1075 SF
99.9 m²

3 BED

710 SF
66.0 m²

2 BED

429 SF
39.8 m²

1 BED

448 SF
41.6 m²

1 BED

STORAGE

668 SF
62.1 m²

2 BED

482 SF
44.8 m²

1 BED

EX
TE

NT
 OF

 L8
-15

 OV
ER

HE
AD

441 SF
41.0 m²

1 BED

160600

160600

675 SF
62.7 m²

2 BED

161100

161100

448 SF
41.6 m²

1 BED

672 SF
62.4 m²

2 BED

665 SF
61.8 m²

2 BED

871 SF
80.9 m²

3 BED

PARKING RAMP

460 SF
42.7 m²

ENTRY LOBBY

714 SF
66.3 m²

STORAGE

PARKING RAMP

PARKING RAMP

166000

 LOADING

ENTRANCE

PARKING

ENTRANCE

 LOADING

& PARKING

ENTRANCE

PARKING
ENTRANCE

PARKING

ENTRANCE

ENTRANCE

ENTRANCE

ENTRANCE

ENTRANCE

ENTRANCE

ENTRANCE

ENTRANCE

ENTRANCE

ENTRANCE

ENTRANCE

ENTRANCE

ENTRANCE

ENTRANCE

ENTRANCE

ENTRANCE

ENTRANCE

LOADING

ENTRANCE

PARKING
ENTRANCE

LOADING

ENTRANCE

2316 SF

215.2 m²
CAFE

672 SF
62.4 m²

2 BED

672 SF
62.4 m²

2 BED

490 SF
45.5 m²

STAGING AREA

2153 SF

200.0 m²
BIKE STORAGE

453 SF
42.1 m²

1 BED
456 SF
42.4 m²

1 BED
455 SF
42.3 m²

1 BED
462 SF
42.9 m²

1 BED

739 SF
68.6 m²

2 BED

448 SF
41.6 m²

1 BED

708 SF
65.7 m²

AMENITY

STORAGE

ENTRANCE

EX
TE

NT
 O

F L
9-

16
 O

VE
RH

EA
D

672 SF
62.4 m²

2 BED

251 SF
23.3 m²

ENTRY LOBBY

671 SF
62.4 m²

STAGING AREA

UNIVERSITY

ENTRANCE

UNIVERSITY

ENTRANCE

UNIVERSITY

ENTRANCE

PRIMARY

UNIVERSITY

ENTRANCE

448 SF
41.6 m²

1 BED

779 SF
72.3 m²

2 BED

279 SF
25.9 m²

ENTRY LOBBY679 SF
63.0 m²

2 BED

913 SF
84.8 m²

AMENITY

1414 SF

131.4 m²
BIKE STORAGE

679 SF
63.0 m²

ENTRY LOBBY PARKING RAMP

939 SF
87.2 m²

AMENITY

286 SF
26.5 m²

ENTRY LOBBY

714 SF
66.3 m²

2 BED

431 SF
40.1 m²

AMENITY

490 SF
45.5 m²

1 BED

448 SF
41.6 m²

AMENITY

2383 SF

221.4 m²
OUTDOOR AMENITY

1859 SF

172.7 m²
OUTDOOR AMENITY

2388 SF

221.9 m²
OUTDOOR AMENITY

166210

166210

166210

448 SF
41.6 m²

1 BED

448 SF
41.6 m²

1 BED

448 SF
41.6 m²

1 BED

448 SF
41.6 m²

1 BED

485 SF
45.1 m²

1 BED

448 SF
41.6 m²

1 BED

448 SF
41.6 m²

1 BED

448 SF
41.6 m²

1 BED

1630 SF

151.4 m²
OUTDOOR AMENITY

834 SF
77.4 m²

2 BED

87
60

23870

1119 SF

103.9 m²
BIKE STORAGE

160600

PARKLAND DEDICATION AREA - SEE A007

PARKLAND DEDICATION AREA

ABOVE - SEE A007

PARKLAND DEDICATION

AREA ABOVE - SEE A007

448 SF
41.6 m²

1 BED 448 SF
41.6 m²

1 BED

491 SF
45.6 m²

1 BED

444 SF
41.2 m²

1 BED

448 SF
41.6 m²

1 BED

 LOADINGENTRANCE

 LOADING

ENTRANCE

60
00

ENTRANCE

CAR SHARE

CAR SHARE

CAR SHARE

CAR SHARE

436 SF
40.5 m²

STAGING AREA

233 SF
21.7 m²

STAGING AREA

389 SF
36.1 m²

STAGING AREA

TYPE G LOADING

6.1m CLEAR HEIGHT; LEVEL +/-2%;

200mm REINFORCED CONCRETE

6.1m CLEAR HEIGHT; LEVEL +/-2%;

200mm REINFORCED CONCRETE

6.1m CLEAR HEIGHT;

LEVEL +/-2%; 200mm

REINFORCED

CONCRETE

6.1m CLEAR HEIGHT; LEVEL +/-2%;

200mm REINFORCED CONCRETE

6.1m CLEAR HEIGHT; LEVEL +/-2%;
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6.1m CLEAR HEIGHT; LEVEL +/-2%;
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BIKE

MAINTAINANCE
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BIKE

MAINTAINANCE

FACILITY

BIKE

MAINTAINANCE

FACILITY

BIKE
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51 NON-RES. PARKING SPACES (INCL. 2 BARRIER FREE)

18 NON-RES. PARKING SPACES (INCL. 2

BARRIER FREE AND 4 CAR-SHARE SPACES)

BIKE

MAINTAINANCE

FACILITY

TYNDALE UNIVERSITY

LOADING DOCK

POPS

2320m2

 136 TOTAL BIKE PARKING SPACES

122 RESIDENT (LONG-TERM)

14 RESIDENTIAL VISITOR (SHORT-TERM)

166 TOTAL BIKE PARKING SPACES
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& 33 RESIDENTIAL VISITOR
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BIKE PARKING

SPACES

45 RESIDENT
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BIKE PARKING
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TERM) & 63 RESIDENTIAL

VISITOR (SHORT-TERM)

BIKE PARKING SPACES

EXTENT OF L3-L7 ABOVE

TOP OF BANK STAKE OUT BY T.R.C.

AUTHORITY ON SEPTEMBER 1, 2020
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