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WITHOUT PREJUDICE 

June 20, 2025 

VIA EMAIL 

Mr. Ray Kallio 
Solicitor, Planning & Administrative Tribunal Law 
City of Toronto, Legal Services Division 
Metro Hall, 55 John Street, 26th Floor 
Toronto, ON, M5V 3C6 

Dear Mr. Kallio 

RE: 2801 Keele Street & 6 Paxtonia Boulevard (City of Toronto) 
Ontario Land Tribunal Lead Case Nos. 24-000898 & 24-000899 
Official Plan Amendment and Zoning By-law Amendment  
City File Nos. 23 129052 NNY 06 OZ 
Without Prejudice Settlement Offer 

We are the lawyers for Armfield Estates Inc. (the “Owner”), being the owners of the lands 
municipally known as 2801 Keele Street and 6 Paxtonia Boulevard (the “Site”). 

This letter constitutes our client’s offer to settle the above noted appeals before the Ontario Land 
Tribunal (the “Tribunal”) in respect of its applications for an official plan amendment and zoning 
by-law amendment (OLT Case Nos. OLT-24-000898 and OLT-24-000899) the “Appeals”). This 
offer to settle is being submitted on a without prejudice basis (the “Offer”). 

Background Information 

The Site is rectangular in shape and located at the northeast corner of Keele Street and Paxtonia 
Boulevard with frontages of approximately 60.3 metres and 55.8 metres, respectively. The Site is 
approximately 0.34 acres in size and currently improved with a 2- storey commercial building (the 
“Commercial Building”). The Commercial Building is located entirely on the lands known as 
2801 Keele Street with a single driveway access on Keele Street. The Site also includes the 
property municipally known as 6 Paxtonia Boulevard (formerly a residential lot), which is currently 
vacant.  

The Site has access to public transit including numerous TTC bus routes such as 41 Keele, 941 
Keele, 120 Calvington, 96 Wilson, and 165 Weston Road North. The Site is located approximately 
2.7 kilometers west of the Wilson subway station which provides service on the Yonge-University 
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subway line (Line 1), along with bus platforms with connections to TTC Bus routes that operate 
within the surrounding area. The Site is also located approximately 2.8 kilometres from the 
Sheppard Avenue West subway station and approximately 2.7 kilometres from the Downsview 
Park subway station and Go Transit station to the north. 
 

The Applications and Ontario Land Tribunal Appeals 

The applications for official plan amendment (the “OPA Application”) and zoning by-law 
amendment (the “ZBA Application”) (collectively, the “Applications”) were filed and deemed 
complete on March 31, 2023. As filed, the Applications sought to permit an 11-storey mixed-use 
development with at-grade commercial uses along Keele Street and inset townhouses along 
Paxtonia Boulevard (the “Original Proposal”). By way of background, the Applications were 
accompanied by a related application for Site Plan Approval (City File No. 23 129057 NNY 06 
SA).  

The Original Proposal was considered at a community consultation meeting held on June 20, 
2023. Various comments were received from City Staff, external agencies and members of the 
public which prompted the Owner to make significant revisions to the Original Proposal which 
improved the public realm and the building’s relationship to the surrounding area. The revisions 
were presented at a second community consultation meeting held on October 23, 2023 and were 
incorporated into a 2nd submission made to the City on June 4, 2024.  

Of note, the revisions included the consolidation of two driveways, one along Keele Street and 
the other along Paxtonia Boulevard, into a single access from Keele Street in keeping with the 
existing condition. As advised, this change was made in direct response to concerns raised by 
area residents at the first community consultation meeting about anticipated traffic infiltration into 
the neighbourhood. In lieu of the second driveway originally proposed on Paxtonia Boulevard, a 
324 square metre privately owned publicly accessible space (“POPS”) was introduced. 
Additionally, the building was reconfigured from its original “wedding cake” deployment of 
massing, to a built form which responded to the (then) emerging changes to the City Mid-Rise 
Guidelines, which have now come into force (collectively, the “Revised Proposal”).   

The Revised Proposal, as submitted to the City in June 2024 maintained the height of 11 storeys 
and contemplated a total of 186 dwelling units, 169 parking spaces, and a total gross floor area 
of 14,926 square metres comprised of 14,310 square metres of residential GFA and 615 square 
metres of retail GFA with a resultant density of 4.36 times the area of the Site.  

On August 22, 2024, the Applications were appealed to the Tribunal on the basis of City Council’s 
refusal or neglect to make a decision within the statutory timeframe set out in the Planning Act 
R.S.O. 1990, c. P.13, as amended. On December 4, 2024, the Tribunal held the first Case 
Management Conference (“CMC”) for the Appeals which were formally consolidated at that time. 
No additional persons sought party or participant status at the CMC. On January 30, 2025, the 
Tribunal held a second CMC where a 10 day hearing was scheduled to commence on November 
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24, 2025.  A third CMC was originally scheduled for June 4, 2025, but on consent of the Applicant 
and the City the Tribunal has adjourned the CMC to September 2, 2025 to allow discussions 
between the Applicant and the City to continue. 

Settlement Proposal 

Between February and May 2025, the Applicant and the City engaged in an iterative mediation 
process in an attempt to resolve issues raised by the City in respect of the Revised Proposal.  We 
note that certain built-form revisions were requested by City Staff, along with additional technical 
studies to assess the proposed single vehicular access along Keele Street. 

As a result of this process, the Owner is offering to settle the Appeals based on further revisions 
to the proposal as illustrated in the architectural plans and drawings prepared by Graziani & 
Corazza Architects Inc., dated June 19, 2025, a copy of which is attached as Schedule A (the 
“Settlement Proposal”). It is our understanding that City Staff are supportive of the Settlement 
Proposal.  A summary of the key elements of the Settlement Proposal are summarized below: 

1. Proposed Vehicular Access.  The Settlement Proposal maintains a single full movement 
driveway access from Keele Street, in keeping with the existing condition and 
modifications requested by area residents at the community consultation meeting.  

2. Gross Floor Area.  A total gross floor area of approximately 14,884 square metres is 
proposed, inclusive of approximately 570 square metres of retail space at grade.  

3. Unit Breakdown.  The Settlement will provide a minimum of 15% 2 bedroom units and a 
minimum of 10% will be 3 bedroom units. 

4. Proposed Building Setbacks.  The building footprint has been reconfigured to account for 
the following:  

a. 5.5m setback to the north building façade where the building depth is less than 
25m and there are primary windows; and, 

b. 7.5 m setback to the north building façade where the building depth is greater than 
25m and there are primary windows.  

c. A blank wall condition will be provided on the north façade of the building from 
levels 1-6 where the building is setback 0.3m from the side property line.  

5. Building Height.  The Settlement Proposal maintains the original height of 11 storeys 
(excluding the mechanical penthouse).  As shown on the architectural plans and drawings, 
the mechanical penthouse has been shifted east to minimize the visual impact on the 
public realm.  

6. Ground Floor Height.  The Ground Floor will have a height of 6m, which exceeds the 
minimum recommended standard in the Midrise Guidelines.  

7. Residential Amenity.  The Settlement Proposal includes an indoor amenity ratio of 2 
square metres per unit (approximately 395 square metres) and an outdoor amenity ratio 
of 2 square metres per unit (approximately 477 square metres), exclusive of the 324 
square metres POPS (as further described below).  
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8. Surface Parking.  The number of surface visitor parking spaces has been reduced from
11 to 9 spaces, inclusive of two accessible spaces. Two PUDO spaces have also been
accommodated at grade.

9. POPS.  The Settlement Proposal maintains a POPS area of approximately 324 square
metres as originally proposed at the southeast corner of the Site.

10. Non-residential Uses.  The Settlement Proposal continues to provide approximately 570
square metres of commercial gross floor area on the Ground Floor. The retail space wraps
the corner of Keele Street and Paxtonia Boulevard leading to the POPs.

11. TDM Measures.  As part of the Settlement Proposal, the Owner agrees to provide an
additional TDM cash contribution of $50,000 to assist in funding cycle infrastructure in the
vicinity of the Site.

Matters of Implementation 

Should this offer to settle be accepted by City Council, the Owner and the City will jointly advise 
the Tribunal that all of the City’s issues in respect of the Applications have been resolved and that 
the City has no objection to the Settlement Proposal.  To this end, the Owner and the City will 
jointly request that the CMC scheduled on September 2, 2025 be converted to a settlement 
hearing, and the Owner will be responsible for leading planning evidence in support of the 
Settlement Proposal, including filing any sworn affidavit evidence with the Tribunal.  

This Offer is being submitted for consideration by City Council at its meeting that is scheduled to 
commence on July 23, 2025, following which it will be null and void if not accepted. If City Council 
accepts the Settlement Offer, our client consents to the release of this Settlement Offer, 
including all enclosures.  

Yours truly, 
Overland LLP 

Per:  Daniel Artenosi 
Partner 
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Schedule A 

Architectural Plans prepared by Grazziani & Corazza, dated June 19, 2025 
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GRAZIANI   +  CORAZZA   ARCHITECTS   INC. THE CONTRACTOR MUST VERIFY AND ACCEPT 
RESPONSIBILITY  FOR  ALL  DIMENSIONS  AND  CONDITIONS  ON  SITE AND  MUST  NOTIFY  
GRAZIANI   +  CORAZZA   ARCHITECTS   INC. OF  ANY VARIATIONS FROM  THE  SUPPLIED  
INFORMATION.  GRAZIANI  + CORAZZA   ARCHITECTS   INC.  IS NOT RESPONSIBLE FOR THE 
ACCURACY  OF SURVEY, STRUCTURAL, MECHANICAL, ELECTRICAL, ETC.,  ENGINEERING 
INFORMATION SHOWN ON THIS DRAWING.  REFER TO THE APPROPRIATE ENGINEERING DRAWINGS 
BEFORE PROCEEDING WITH THE WORK.  CONSTRUCTION MUST CONFORM TO ALL APPLICABLE 
CODES AND REQUIREMENTS OF THE AUTHORITIES HAVING JURISDICTION.  UNLESS OTHERWISE 
NOTED, NO INVESTIGATION HAS BEEN UNDERTAKEN OR REPORTED ON BY THIS OFFICE IN REGARDS 
TO THE ENVIRONMENTAL CONDITION OF THIS SITE. 

THIS  DRAWING  IS  NOT  TO  BE  SCALED.  ALL  ARCHITECTURAL  SYMBOLS  INDICATED  ON THIS  
DRAWING  ARE  GRAPHIC REPRESENTATIONS ONLY.
THIS DRAWING IS NOT TO BE USED FOR CONSTRUCTION PURPOSES UNTIL COUNTERSIGNED BY THE 
ARCHITECT. 

                        CONDITIONS FOR ELECTRONIC INFORMATION TRANSFER:

ELECTRONIC  INFORMATION  IS  SUPPLIED  TO  THE  OTHER  ASSOCIATED  FIRMS  TO ASSIST  THEM  
IN  THE  EXECUTION  OF  THEIR  WORK / REVIEW.  THE  RECIPIENT  FIRMS MUST  DETERMINE  THE  
COMPLETENESS / APPROPRIATENESS / RELEVANCE  OF  THE INFORMATION  IN  RESPECT  TO  THEIR  
PARTICULAR  RESPONSIBILITY.

GRAZIANI+CORAZZA  ARCHITECTS  INC.  SHALL  NOT  BE  RESPONSIBLE  FOR:
1.ERRORS,  OMISSIONS,  INCOMPLETENESS  DUE  TO  LOSS  OF  INFORMATION  IN WHOLE  OR  
PART  WHEN  INFORMATION  IS  TRANSFERRED.
2.TRANSMISSION  OF  ANY  VIRUS  OR  DAMAGE  TO  THE  RECEIVING  ELECTRONIC SYSTEM  
WHEN  INFORMATION  IS  TRANSFERRED. 

Titleblock Size : 

Issuances

01.     MAR.10.2023          ISSUED FOR SPA SUBMISSION                                                         EC.

02.     MAY.10.2024          REISSUED FOR SPA SUBMISSION                                                     EC.

03.     JUN.20.2025          ISSUED FOR SETTLEMENT SUBMISSION                                            EC.
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