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Cynthia A. MacDougall
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Direct Fax: 416-868-0673

Email: cmacdoug@mccarthy.ca

Assistant: Suzanne Yannakis
Direct Line: 416-601-8067
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April 7, 2026

Via Email (ray.kallio@toronto.ca)

Without Prejudice and Confidential

Ray Kallio, Solicitor

Legal Services, Planning & Administrative
Tribunal Law Section

City of Toronto, Metro Hall

55 John Street, 26th Floor

Toronto, ON M5V 3C6

To Whom it May Concern:

Re: Settlement Offer — 110 Sheppard Avenue East
Ontario Land Tribunal Case No. OLT-25-000660
City of Toronto Planning Application No. 25 134898 NNY 18 Oz

We are solicitors for 110 Sheppard East GP Inc. (the “Owner”), the registered owner of the
lands municipally known as 110 Sheppard Avenue East, Toronto (the “Site”). The Owner filed
applications for an official plan amendment and a zoning by-law amendment on March 28, 2025
(the “Applications”), which were refused by City Council on July 24, 2025.

On August 15, 2025, the Owner appealed the Applications to the Ontario Land Tribunal (the
“Tribunal”), pursuant to subsections 22(7) and 34(11) of the Planning Act, R.S.0. 1990, c. P.13
(Tribunal Case Nos. OLT- 25-000660 and OLT- 25-000661 — the “Appeal”). In its decision
dated December 4, 2025, the Tribunal set a ten-day hearing for the Appeal scheduled to
commence on July 20, 2026.

Further to our productive and fruitful discussions with City staff, we write to make a without
prejudice and confidential offer to settle the Appeal with the City in its entirety (the “Settlement
Offer”).

The Settlement Offer terms are as follows:

1. Settlement Drawings

The zoning by-law amendment and official plan amendment will permit the proposed
mixed-use development subject to the matters expressly set out herein (the
“‘Development”), substantially in accordance with the set of plans and drawings and site
statistics which are attached hereto as Schedules "A1" and “A2”, subject to the revisions
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reflected in Schedule “A3” as discussed in Section 1.(m) below (the “Settlement
Drawings”). The Settlement Drawings included with this Settlement Offer, if accepted by
City Council, are intended to amend the plans previously submitted to the Tribunal as
part of the Appeal. The Settlement Drawings, include the following:

A mixed-use development with two towers connected by a podium which consists of:

(b)

(c)

(d)

(e)

222264/594345

(i Tower 1 (“North Building”), having a maximum height of 42 storeys, with
a maximum height of approximately 136 metres, excluding a mechanical
penthouse, equipment, stacks, vents, railings and other typical roof top
projections;

(i) Tower 2 (“South Building”), having a maximum height of 46 storeys, with
a maximum height of approximately 148 metres, excluding a mechanical
penthouse, equipment, stacks, vents, railings and other typical roof top
projections;

(iii) Podium height along Kenneth Avenue, having a maximum height of
approximately 22 metres, excluding typical podium projections, such as
but not limited to, wind protection elements, privacy screens, railings,
landscape elements; and

(iv) Podium height along Sheppard Avenue East, having a maximum height
of approximately 26 metres, excluding typical podium projections, such as
but not limited to, wind protection elements, privacy screens, railings
landscape elements;

Tower separation distance between the two tower elements of a minimum of 25
metres, subject to typical projections between towers, such as but not limited to,
balconies, canopies, privacy screens, wind protection elements, landscape
elements, lighting, railings, etc.

A maximum tower floorplate size of the tower portion of each of the North
Building and South Building of 805 square metres based on gross construction
area;

A maximum gross floor area of residential and non-residential uses of 70,850
square metres, of which, a maximum of 70,500 square metres of gross floor area
will be for residential purposes, and a minimum of 250 square metres of gross
floor area for non-residential space will be provided;

With respect to unit mix in the Development, a minimum of 10% of units will be
three-bedroom units and a minimum of 15% of the units will be two-bedroom
units;

Indoor and outdoor amenity space will be provided at a minimum rate of 3.00
square metres for each dwelling unit, of which a minimum of 1.5 square metres
will be provided as indoor amenity space, subject to section 1.(m) below,
addressing a potential walkway to be provided on Site; and
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(9) With respect to both short-term and long-term bicycle parking, a cash in-lieu
payment may be provided for a maximum of 50% of the required bicycle parking
spaces.

Supporting Reports and Planning Instruments

(h) The Owner has submitted the following updated technical reports to assist the
City in its review of the enclosed Settlement Drawings:

(i)

(ii)

(V)

Stormwater Management Report prepared by SCS Consulting Group
Limited dated March 2026. The report confirms the Development can be
serviced by the existing storm municipal services and the site plan layout
supports the stormwater management requirements, as confirmed in the
November 2025 resubmission, and as accepted by Development
Engineering;

Servicing Report Compliance Letter prepared by SCS Consulting Group
dated March 11, 2026. The report confirms the existing drainage and
servicing infrastructure, and existing watermain and sanitary connections
can service the Development, as confirmed in the November 2025
resubmission, and as accepted by Development Engineering;

Addendum to Pedestrian Level Wind Study prepared by Gradient Wind
dated March 11, 2026. The addendum confirms wind comfort categories
remain suitable for the intended pedestrian uses on a seasonal basis;

Updated Transportation Impact Study (“TIS”) prepared by BA Group
dated March 16, 2026. A letter from BA Group dated November 14, 2025
was submitted to the City in response to Transportation Review Staff’s
comments. The updated TIS reflects the Development and responds to
Transportation Review’'s comments on the November 14, 2025
resubmission. No mitigation measures or improvements are
recommended; and

Shadow Studies dated March 25, 2026.

(i) The Owner and the City will work together to finalize in form and content of the
Official Plan and Zoning By-law Amendments prior to the commencement of the
Tribunal settlement hearing.

Parkland Dedication

()

222264/594345
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On-site parkland dedication in the location substantially in accordance with the
Settlement Drawings, with an approximate area of 437 square metres
(“Proposed Parkland”), subject to the following terms and conditions:

(i)

(ii)

the Proposed Parkland shall be transferred to the City free and clear
above and below grade of all physical and title encumbrances, subject to
any existing encumbrances in favour of the City;

the Proposed Parkland shall be conveyed prior to the earlier of the first
residential occupancy of the Development or 36 months after the
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issuance of the first above-grade building permit not including permits for
demolition, in fulfilment of all obligations pursuant to section 42 of the
Planning Act, and the City’s parkland dedication by-law, as amended (as
reflected in Chapter 415 of the City’s Municipal Code) and any other
applicable legislation, subject to extension relating to seasonality
satisfactory to the General Manager, Parks, Forestry and Recreation

Road Widening and Conveyance

(k)

The Owner shall convey the road widenings as described below, to the City for
nominal cost prior to the earlier of the first residential occupancy of the
Development or 36 months after the issuance of the first above-grade building
permit not including permits for demolition, subject to extension relating to
seasonality satisfactory to the Executive Director, Development Review:

(i) A 1.44 metre wide strip along Kenneth Avenue for the future right-of-way
expansion, shown as Part 5 on the Draft Reference Plan, which is
attached hereto as Schedule "B"; and

(i) A 2.76 metre wide strip along Sheppard Avenue for the future right-of-way
expansion, shown as Parts 3 and 4 on the Draft Reference Plan which is
attached hereto as Schedule "B".

Such road widenings are to be free and clear above and below grade of all
physical and title encumbrances, subject to any existing encumbrances in favour
of the City, and any encumbrances as may be acceptable to the City Solicitor.
For greater certainty, the existing physical below grade encumbrance along the
Kenneth Avenue road widening conveyance will be removed.

Parking Spaces

()

We note that the Site is within a PMTSA and hence a zoning by-law cannot
require parking spaces, in accordance with ss. 16(22)-(24) and 34(1.1) of the
Planning Act. This limitation has been acknowledged by the City for other
proposed developments. In this instance, the Settlement Drawings reflect 12
visitor parking spaces, and the Owner is prepared to provide a maximum of 28
visitor parking spaces, which may be reduced as determined at site plan. In
addition, the Settlement Drawings reflect 20 accessible parking spaces, and the
Owner is prepared to provide a minimum of 29 accessible parking spaces.

Walkway

(m)

222264/594345

The City wants the benefit of a public walkway having a minimum width of 2.1
metres within the proposed minimum 5 metre setback area (the “Setback Area”).
The Setback Area is located between the Proposed Parkland and the eastern
boundary of the proposed building, and is located to the west of, and abutting the
Proposed Parkland.

A conceptual example is shown in the attached drawing, attached as Schedule
“A3”, illustrating a potential minimum 2.1 metre walkway to be shared with the
public and provided within the Setback Area, with the location of the walkway
depending on the final landscape design (including but not limited to matters
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such as, tree retention, new tree planting and soil volumes), to be determined as
part of, and secured through the site plan approval process, subject to certain
conditions of the Owner being addressed, as described below, and other
reasonable usual conditions.

The Setback Area is identified in the Settlement Drawings as an outdoor amenity
area for the exclusive use of the residents, being part of the minimum 3.0 square
metres per dwelling unit of amenity space referred to in section 1.(f) above. The
final form of Zoning By-law Amendment must permit the public use of a walkway
within the outdoor amenity area, with such area included as, or counting toward,
meeting the minimum requirement of an outdoor amenity area and an overall
amenity area. In addition, the Setback Area will be subject to the Owner’s
requirements for access to such area, which shall be a minimum of 3 metres
measured easterly from the building face at finished ground surface, and a
minimum of 2 metres measured easterly from the cantilevered portion of the
podium. Such area may be temporarily closed by the Owner from time to time to
permit the Owner, for example, to maintain, repair or replace the Development.
The walkway will be secured by way of an easement through the Site Plan
Agreement as a post approval condition, which walkway will not be completed
and available for public use prior to first residential occupancy, subject to
extensions for seasonality.

2. Conditions Prior to the Issuance of a Final Order

The following matter will be addressed prior to the issuance of a final order by the
Tribunal allowing the Appeal on the terms set out herein:

(a)

The final form and content of the draft Official Plan and Zoning By-law
Amendments are to the satisfaction of the Owner, the City Solicitor and the
Executive Director, Development Review.

The Owner proposes that the Tribunal may be spoken to in the event any matter or
matters should arise in connection with the implementation of the Tribunal’s interim

order.

3. Settlement Offer Conditions

This Settlement Offer is conditional on:

(a)

(b)

222264/594345

City Council accepting this Settlement Offer during its meeting scheduled for
April 22-24, 2026, as well as supporting the settlement in any hearing before the
Tribunal, including without any limitations, any objections from third parties;

the City consenting to the Owner requesting a settlement hearing for the Appeal,
to be held during or before the hearing scheduled for the Appeal, for the issuance
of an interim order by the Tribunal approving the Development and the
Settlement Drawings in principle (however, should the condition outlined in
Section 2 herein be cleared prior to the settlement hearing, the City will consent
to the Owner requesting the issuance of a final order by the Tribunal approving
the Development at the settlement hearing); and
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(c) the City agreeing that the Owner may formally revise its plans previously
submitted to the Tribunal to reflect the Settlement Drawings.

Should you require further information please do not hesitate to contact our office.
Sincerely,

McCarthy Tétrault LLP

Cynthia A. MacDougall
Senior Counsel | Avocate-conseil principale

CAM/RP

Enclosures

222264/594345
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SCHEDULE “A1”

Architectural Drawings, prepared by Sweeny and Co, dated March 11, 2026
And

New Sections Drawings AZ501 and AZ502, prepared by Sweeny and Co, dated March 30,
2026

222264/594345
MTDOCS 64682405



Central_Pedro-SWE.rvt

C:\Users\pedro\Documents\2026 02 05 110 Sheppard ave e

2026-03-11 5:05:05 PM

110 SHEPPARD AVE. E

110 SHEPPARD AVE. E, TORONTO, ON

LIST OF CONSULTANTS
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contact: Andrew Ferancik
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p: 416-968-3511

CIVIL

SCS Consulting Group Ltd.

30 Centurian Dr, Suite 100
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contact: Darin Shore
e:dshore@scsconsultinggroup.com
p: 905-475-1900

WIND

Gradient Wind Engineering Inc.
127 Walgreen Rd

Ottawa, ON KOA 1L0

contact: Andrew Silasas

e: andrew.sliasas@gradientwind.com
p: 613-836-0934 x113

ARCHITECTURE

Sweeny &Co Architects Inc.
134 Peter Street, Suite 1601
Toronto, ON M5V 2H2

contact: Caroline Richard

e: caroline@sweenyandco.com
p: 416-971-6252

TRANSPORTATION

BA Group

95 St. Clair Avenue West, Suite 1000
Toronto, ON M4V 1N6

contact: Steven Krossey

e: krossey@bagroup.com

p: 416-961-7110

STRUCTURAL

Jablonsky, Ast and Partners
400-3 Concorde Gate
Toronto, ON M3C 3N7
contact: Jeff Watson

e: jwatson@astint.on.ca

p: 416-447-7405

LANDSCAPE

NAK Design Strategies

11 Church St., Suite 302

Toronto, ON M5E 1W1

contact: Paul Ferris

e: pferris@ferrisassociatesinc.com
p: 416-366-6800

NOISE/VIBRATION

Gradient Wind Engineering Inc.
127 Walgreen Rd

Ottawa, ON KOA 1L0O

contact: Joshua Foster

e: joshua.foster@gradientwind.com
p: 613-836-0934 x116

HYDRO/GEOTECH./ENVIRONMENTAL
MCR Engineers Ltd.

111 Zenway Blvd. Unit 4

Vaughan, ON L4H 3H9

contact: Richard Sukhu

p: 416-675-0160

c: 416-561-9264

SURVEYOR

Searles Survey

4255 Sherwoodtowne Blvd, Suite 206
Mississauga, ON L4Z 1Y5

contact: Anrew Searles

e: andrew.searles@dbsearles.ca

p: 905-273-6840 x222

ENERGY MODEL/TGS COMPLIANCE
Pratus Group

213 Sterling Rd, Unit 108

Toronto, ON M6R 2B2

contact: Ryan Hewat

e: ryan.hewat@pratusgroup.com

p: 416-830-9944

ELECTRICAL/MECHANICAL
Quasar Consulting Group

250 Rowntree Dairy Rd
Woodbridge, ON L4L 9J7
contact: Vinuk Fernando

e: vinuk.fernando@quasarcg.com
p: 905-507-0800 x6010
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GROSS FLOOR AREA (ZBL 569-2013)

DEDUCTIONS *

GROSS FLOOR AREA

* Deductions include

(A) parking, loading and bicycle parking
below-ground;

(B) required loading spaces at the ground
level and required bicycle parking spaces
at or above-ground;

(C) storage rooms, washrooms, electrical,
utility, mechanical and ventilation rooms in
the basement;

(D) shower and change facilities and
bicycle maintenance facilities required by
this By-law for required bicycle parking
spaces; [ By-law: 839-2022 ]

(E) amenity space required by this By-law;

(F) elevator shafts;
(G) garbage shafts;
(H) mechanical penthouse; and
(I) exit stairwells in the building.

Reference: By-law 569-2013 clause
40.5.40.40 (3)

DRAWING NOT TO BE SCALED

Contractor must check and verify all dimensions on
the job and report any discrepancies to the architect
before proceeding with the work.

This drawing shall not be used for construction
purposes until signed by the consultant responsible.
This drawing, as an instrument of service, is provided
by and is the property of Sweeny & Co. Architects.

ISSUED / REVISED yy-mm-dd

25-03-21 Issued for OPA/ZBA/SPA

26-03-11

dh
>

134 PETER STREET | SUITE 1601

TORONTO, ONTARIO | M5V 2H2 | CANADA

P: 416-971-6252 | F:416-971-5420

E: info@sweenyandco.com | www.sweenyandco.com

PROJ. NAME

110 Sheppard Ave. E

110 Sheppard Ave. E, Toronto, ON

OWNER

110 Sheppard East GP Inc.

DWG TITLE

GFA Diagrams

DATE: 2026-03-11

SCALE : As indicated

DRAWN : AA/CLR

CHECKED: PG

PROJ. No.: 2401 DWG No.

AZ002



www.sweenyandco.com
mailto:info@sweenyandco.com
https://40.5.40.40

Central_Pedro-SWE.rvt

C:\Users\pedro\Documents\2026 02 05 110 Sheppard ave e

2026-03-11 5:05:13 PM

DRAWING NOT TO BE SCALED

Contractor must check and verify all dimensions on
the job and report any discrepancies to the architect
before proceeding with the work.

This drawing shall not be used for construction
purposes until signed by the consultant responsible.
This drawing, as an instrument of service, is provided
by and is the property of Sweeny & Co. Architects.

ISSUED / REVISED yy-mm-dd

25-03-21 Issued for OPA/ZBA/SPA

26-03-11

>

134 PETER STREET | SUITE 1601

TORONTO, ONTARIO | M5V 2H2 | CANADA

P: 416-971-6252 | F:416-971-5420

E: info@sweenyandco.com | www.sweenyandco.com

PROJ. NAME

110 Sheppard Ave. E

110 Sheppard Ave. E, Toronto, ON

OWNER

110 Sheppard East GP Inc.

DWG TITLE
Toronto Green Standards

DATE: 2026-03-11

SCALE :

DRAWN : AA/CLR

CHECKED: PG

PROJ. No.: 2401 DWG No.

AZ003




Central_Pedro-SWE.rvt

DRAWING NOT TO BE SCALED

Contractor must check and verify all dimensions on
the job and report any discrepancies to the architect
before proceeding with the work.

This drawing shall not be used for construction
purposes until signed by the consultant responsible.
Note This drawing, as an instrument of service, is provided

by and is the property of Sweeny & Co. Architects.
Note Text

Number ISSUED / REVISED yy-mm-dd

25-03-21 Issued for OPA/ZBA/SPA
26-03-11
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_T“ Rn NI" City Planning Division

Green Roof Statistics

Green Roof Statistics - Building A

Pronnesed

Gross Floor Area, as defined in Green Roof Bylaw (m2 )

ROAD CONVEYANCE
ON KENNETH AVE.

Total Roof Area (m2 )

1.44m WDE 290767

Area of Residential Private Terraces (m2 )

238.6

Rooftop Outdoor Amenity Space, if in a Residential Building (m2 )

828.4

Area of Renewable Energy Devices (m2 )

0.0

Tower (s)Roof Area with floor plate less than 750 m2

0.0

Total Available Roof Space (m2 )

1,909.7

Green Roof Coverage

Required

Proposed

Coverage of Available Roof Space (m2 )

1,145.8

1,146.0

Coverage of Available Roof Space (%)

60%

60%

* Green Roof Coverage consists of 80% intensive green roof and 20% extensive green roof
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	1. Settlement Drawings
	(i) Tower 1 (“North Building”), having a maximum height of 42 storeys, with a maximum height of approximately 136 metres, excluding a mechanical penthouse, equipment, stacks, vents, railings and other typical roof top projections;
	(ii) Tower 2 (“South Building”), having a maximum height of 46 storeys, with a maximum height of approximately 148 metres, excluding a mechanical penthouse, equipment, stacks, vents, railings and other typical roof top projections;
	(iii) Podium height along Kenneth Avenue, having a maximum height of approximately 22 metres, excluding typical podium projections, such as but not limited to, wind protection elements, privacy screens, railings, landscape elements; and
	(iv) Podium height along Sheppard Avenue East, having a maximum height of approximately 26 metres, excluding typical podium projections, such as but not limited to, wind protection elements, privacy screens, railings landscape elements;
	(b) Tower separation distance between the two tower elements of a minimum of 25 metres, subject to typical projections between towers, such as but not limited to, balconies, canopies, privacy screens, wind protection elements,  landscape elements, lig...
	(c) A maximum tower floorplate size of the tower portion of each of the North Building and South Building of 805 square metres based on gross construction area;
	(d) A maximum gross floor area of residential and non-residential uses of 70,850 square metres, of which, a maximum of 70,500 square metres of gross floor area will be for residential purposes, and a minimum of 250 square metres of gross floor area fo...
	(e) With respect to unit mix in the Development, a minimum of 10% of units will be three-bedroom units and a minimum of 15% of the units will be two-bedroom units;
	(f) Indoor and outdoor amenity space will be provided at a minimum rate of 3.00 square metres for each dwelling unit, of which a minimum of 1.5 square metres will be provided as indoor amenity space, subject to section 1.(m) below, addressing a potent...
	(g) With respect to both short-term and long-term bicycle parking, a cash in-lieu payment may be provided for a maximum of 50% of the required bicycle parking spaces.
	Supporting Reports and Planning Instruments

	(h) The Owner has submitted the following updated technical reports to assist the City in its review of the enclosed Settlement Drawings:
	(i) Stormwater Management Report prepared by SCS Consulting Group Limited dated March 2026. The report confirms the Development can be serviced by the existing storm municipal services and the site plan layout supports the stormwater management requir...
	(ii) Servicing Report Compliance Letter prepared by SCS Consulting Group dated March 11, 2026. The report confirms the existing drainage and servicing infrastructure, and existing watermain and sanitary connections can service the Development, as conf...
	(iii) Addendum to Pedestrian Level Wind Study prepared by Gradient Wind dated March 11, 2026. The addendum confirms wind comfort categories remain suitable for the intended pedestrian uses on a seasonal basis;
	(iv) Updated Transportation Impact Study (“TIS”) prepared by BA Group dated March 16, 2026. A letter from BA Group dated November 14, 2025 was submitted to the City in response to Transportation Review Staff’s comments. The updated TIS reflects the De...
	(v) Shadow Studies dated March 25, 2026.

	(i) The Owner and the City will work together to finalize in form and content of the Official Plan and Zoning By-law Amendments prior to the commencement of the Tribunal settlement hearing.
	Parkland Dedication
	(j) On-site parkland dedication in the location substantially in accordance with the Settlement Drawings, with an approximate area of 437 square metres (“Proposed Parkland”), subject to the following terms and conditions:
	(i) the Proposed Parkland shall be transferred to the City free and clear above and below grade of all physical and title encumbrances, subject to any existing encumbrances in favour of the City;
	(ii) the Proposed Parkland shall be conveyed prior to the earlier of the first residential occupancy of the Development or 36 months after the issuance of the first above-grade building permit not including permits for demolition, in fulfilment of all...
	Road Widening and Conveyance

	(k) The Owner shall convey the road widenings as described below, to the City for nominal cost prior to the earlier of the first residential occupancy of the Development or 36 months after the issuance of the first above-grade building permit not incl...
	(i) A 1.44 metre wide strip along Kenneth Avenue for the future right-of-way expansion, shown as Part 5 on the Draft Reference Plan, which is attached hereto as Schedule "B"; and
	(ii) A 2.76 metre wide strip along Sheppard Avenue for the future right-of-way expansion, shown as Parts 3 and 4 on the Draft Reference Plan which is attached hereto as Schedule "B".

	Such road widenings are to be free and clear above and below grade of all physical and title encumbrances, subject to any existing encumbrances in favour of the City, and any encumbrances as may be acceptable to the City Solicitor. For greater certain...
	(l) We note that the Site is within a PMTSA and hence a zoning by-law cannot require parking spaces, in accordance with ss. 16(22)-(24) and 34(1.1) of the Planning Act.  This limitation has been acknowledged by the City for other proposed developments...
	(m) The City wants the benefit of a public walkway having a minimum width of 2.1 metres within the proposed minimum 5 metre setback area (the “Setback Area”). The Setback Area is located between the Proposed Parkland and the eastern boundary of the pr...
	A conceptual example is shown in the attached drawing, attached as Schedule “A3”, illustrating a potential minimum 2.1 metre walkway to be shared with the public and provided within the Setback Area, with the location of the walkway depending on the f...
	The Setback Area is identified in the Settlement Drawings as an outdoor amenity area for the exclusive use of the residents, being part of the minimum 3.0 square metres per dwelling unit of amenity space referred to in section 1.(f) above. The final f...

	2. Conditions Prior to the Issuance of a Final Order
	(a) The final form and content of the draft Official Plan and Zoning By-law Amendments are to the satisfaction of the Owner, the City Solicitor and the Executive Director, Development Review.
	The Owner proposes that the Tribunal may be spoken to in the event any matter or matters should arise in connection with the implementation of the Tribunal’s interim order.

	3. Settlement Offer Conditions
	(a) City Council accepting this Settlement Offer during its meeting scheduled for April 22-24, 2026, as well as supporting the settlement in any hearing before the Tribunal, including without any limitations, any objections from third parties;
	(b) the City consenting to the Owner requesting a settlement hearing for the Appeal, to be held during or before the hearing scheduled for the Appeal, for the issuance of an interim order by the Tribunal approving the Development and the Settlement Dr...
	(c) the City agreeing that the Owner may formally revise its plans previously submitted to the Tribunal to reflect the Settlement Drawings.
	Schedule “A1”
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