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1.1 INTRODUCTION 
Urban Strategies Inc. (“USI”) has been retained by Tenblock Inc. 
(“Tenblock”) to prepare this Planning Rationale, Urban Design 
Analysis and Block Context Study report in support of a zoning 
by-law amendment application for 155 Antibes Drive (the “Site” 
or “Subject Site”) to facilitate the development (the “Proposed 
Development”) of the Site.

The Proposed Development seeks to intensify the Subject Site, which 
presently contains a 16-storey apartment building built c. 1971, 
with two new residential infill buildings that address Bathurst Street, 
and two new blocks of townhomes that address Antibes Drive. The 
existing 16-storey apartment building will be retained, with various 
building and site enhancements including a new lobby, new outdoor 
amenity spaces, and a new enclosed loading and servicing area. 

Building A is a 34-storey tower (111.4 metres including MPH) with a 
seven-storey podium and Building B a 32-storey tower (106.5 metres 
including MPH) with a seven-storey podium. Buildings A and B will 
contain 389 and 352 residential dwelling units, respectively, as well 
as indoor amenity space, loading and servicing spaces, and at-grade 
entrances to the underground parking garage. Buildings C and D are 
24 back-to-back townhouse units. 

In total, the Subject Site will accommodate 1,024 residential dwelling 
units, including 741 new multi-unit residential dwellings in Buildings 
A & B, 24 new townhome units, and 259 retained rental apartment 
units.

At the northwest corner of the Subject Site, an on-site parkland 
dedication of 797.3 m2 (0.08 hectares) is proposed, with frontage 
onto Antibes Drive. An 8.4-metre-wide land dedication along the 
north edge of the Site (with an approximate area of 1,414 m2) is 
also proposed, to accommodate a future Multi Use Path connection 
between Bathurst Street and Antibes Drive. A potential 170 m2 
privately-owned public space is contemplated at the southeast corner 
of the Site, adjacent to the intersection of Bathurst Street and Don 
Lake Gate. A comprehensive landscape strategy will enhance the 
open spaces across the Subject Site and provide opportunities for 
active and passive recreational use. 

1.0 Introduction
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1.2 BENEFITS/CITY BUILDING OPPORTUNITIES

The Proposed Development is 
appropriate and desirable from a 
land use planning  and urban design 
perspective as it: 

1. Represents appropriate intensification 
of an underutilized Apartment 
Neighbourhood site located adjacent to 
existing and planned transit as well as 
hard and soft infrastructure. 765 new 
residential dwelling units in a mix of 
multi-unit residential and townhouse 
forms with a range of unit sizes are 
introduced to provide greater housing 
choice to the area.  
 

2. Retains and improves existing rental 
housing stock. The existing 16-storey 
apartment tower will be retained, 
securing 259 existing rental units 
as rental housing. Secured units will 
have affordable rents and mid-range 
rents. Building renovations and site 
enhancements will be incorporated to 
provide additional tenant amenities 
and to connect the building with its 
surrounding context.  
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3. Delivers significant public open space 
benefits in the form of a 797.3 m2 on-
site parkland dedication, as well as a 
1,414 m2 land dedication along the north 
edge of the Site for a Multi-Use Path 
connection.

4. Activates the underutilized frontages 
of the Site with intensification along 
Bathurst Street to address the east 
frontage, as well as new townhouses 
along Antibes Drive to provide a 
built form that is compatible with the 
surrounding neighbourhood. New 
landscape enhancements and site 
circulation improvements are proposed 
throughout the Site to enhance porosity 
through the Site and the surrounding 
block. 

5. Provides an appropriate transition from 
higher-intensity uses along Bathurst 
Street to the lower-scale Apartment 
Neighbourhood lands to to the west. The 
Proposal situates the greatest height and 
density along Bathurst Street, with low-
rise townhouses fronting onto Antibes 
to provide a contextually-appropriate 
interface to the existing context.  
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1.3 REQUESTED APPROVALS
To facilitate the Proposed Development, amendments to the former 
City of North York Zoning By-law 7625 and City of Toronto Zoning 
By-law 569-2013 are required. The Zoning By-law Amendments 
seek to retain the underlying zone while introducing exceptions 
to permit site-specific development standards to facilitate the 
Proposed Development.

The proposed Zoning By-law Amendments are appropriate and 
represent good planning as they will facilitate intensification of an 
underutilized property along a transit priority segment, with good 
access to amenities and existing community services and facilities. 
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1.4 PURPOSE AND OVERVIEW 
OF THIS REPORT

The purpose of this Planning Rationale, Urban Design Analysis & 
Block Context Study report is to assess the Proposed Development 
and the implementing Zoning By-law Amendment in the context of 
the applicable Provincial and Municipal planning and urban design 
policies and guidelines. 

The report is structured as follows:

Section 1: Introduction sets out the context for the report, outlining 
the Proposed Development and its key city-building benefits, as well 
as an overview of the requested planning approvals.

Section 2: Site and Surrounding Context provides a description of the 
physical context of the Subject Site, the surrounding lands, and the 
broader neighbourhood, as well as the area transportation context, 
existing and planned parks, community services and facilities, and a 
review of area development applications.

Section 3: The Proposed Development contains an overview of the 
Proposal and key site statistics.

Section 4: Urban Design & Block Context Analysis assesses the 
Proposed Development against relevant urban design policies and 
guidelines and provides a Block Context Study to demonstrate how 
the Proposal fits within the existing and planned context of the Site.

Section 5: Policy Review outlines the applicable Provincial and 
Municipal planning and urban design policies and guidelines and 
describes how the Proposal and the implementing Zoning By-law 
Amendment respond appropriately to the planning framework.

Section 6: Supporting Studies summarizes the conclusions of various 
consultant studies prepared for this application; and

Section 7: Planning Rationale Summary provides a summary planning 
and urban design opinion for the Proposed Development and 
contains concluding statements. 

The draft Zoning By-law Amendments are attached to this report as 
an Appendix. 
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2.1 THE SUBJECT SITE
The Subject Site is situated at the northwest corner of Bathurst 
Street and Don Lake Gate, in the Westminster-Branson 
Neighbourhood within North York, Toronto. The Site is large with 
approximately 200 metres of frontage along Bathurst Street, 
90 metres of frontage along Don Lake Gate, and 180 metres of 
frontage along Antibes Drive. The existing gross site area is 1.9 
hectares (19,014 m2). 

The Site is presently occupied by a 16-storey wishbone-shaped 
apartment building containing 259 rental dwelling units, with a typical 
floorplate size of 1,652 m2. 

Vehicular access is currently provided off of Antibes Drive from three 
curb cuts. Two curb cuts provide access to a U-shaped driveway 
which provides direct access to the west-facing lobby entrance. The 
third curb cut, closest to the north property line, provides access 
to surface parking spaces and an internal driveway that extends 
along the north and east sides of the existing building, leading to 
two vehicular entrances into the existing single-storey below-grade 
parking garage. A continuous fenceline exists along Bathurst Street. 
As a result of this configuration, vehicular and pedestrian access to 
the Site and existing building is indirect and circuitous.  

Along the north edge of the Site there is an existing easement 
corresponding with an underground stormwater sewer running west 
from Bathurst Street through the Site, and then continuing along 
Antibes Drive to the west. The easement extends approximately 6.1 
metres into the Site along the north property line. 

2.0 The Site and Surrounding Context

The topography of the Site is varied, with the highest elevation along 
Antibes and a general downward slope from west to east. A portion 
of the basement (B1) level is exposed on the east side of the existing 
building as a result of the grade change. Landscaped mounds on 
the east side of the Site create a physical and visual barrier between 
the existing building and Bathurst Street. As presently configured, 
the existing building turns its back to Bathurst Street, with loading, 
servicing and other back-of-house operations organized along the 
east edge at the B1 level.

The current site plan reflects a tower-in-the-park typology whereby 
the existing slab-style apartment building is set within a significant 
expanse of open space on all four sides. The existing building is 
setback approximately 40 metres from Bathurst Street, 30 metres 
from Don Lake Gate, and 35 metres from Antibes Drive. Bathurst 
and Don Lake Gate are both lined by a continuous row of trees. The 
significant setbacks of the existing building from the property lines, 
in addition to the large expanses of private open space, provide an 
opportunity to accommodate the infill intensification being proposed 
through this application.
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2.0 The Site and Surrounding Context

Figure 2: Aerial Image of the Existing Building Figure 3: Drone image looking east towards the Subject Site

Figure 4: Existing Conditions 
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2.2 SURROUNDING CONTEXT
The surrounding context of the Subject Site comprises a range of 
uses, building types and development intensities. While Bathurst 
Street retains a suburban-arterial character with a mix of mid-rise 
and tall residential towers constructed in the 1960s, the corridor 
is in transition with several proposed, approved and recently-
completed developments along Bathurst between Finch Avenue 
West and Steeles Avenue West with greater heights and densities.

TO THE NORTH:

Immediately north of the Subject Site is a 12-storey apartment 
building at 5950 Bathurst Street, which is the subject of an active 
rezoning application (19 229837 NNY 06 OZ) to introduce an infill 
16-storey apartment building that will retain and connect to the 
existing building. West of 5950 Bathurst and also sharing a common 
lot line with the Subject Site is 25 Cedarcroft Boulevard, which 
contains a 13-storey apartment building with surface parking in the 
rear of the property. 

Further to the north is the Bathurst Village Market at 5988 Bathurst 
Street, a service commercial-retail plaza, as well as additional 
apartment properties at 18 Cedarcroft Boulevard (12 storeys), 6000 
Bathurst Street (12 storeys), and 15 Rockford Road (12 storeys). 

Figure 5: Drone image looking north towards the Subject Site

Figure 6: Views to the North towards 5950 Bathurst St.
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Figure 7: Drone image looking towards the Drewery Ave and Bathurst St

Figure 8: Views to the East along Patricia Avenue  towards The Toronto Cheder Yeshiva Figure 9: Views to the East towards Cheltenham Care Community 

TO THE EAST:

Immediately east of the Subject Site is Bathurst Street, which is a 
Major Street as indicated on Official Plan Map 3 (Right-of-Way Widths 
Associated with Existing Major Streets) with a 36-metre-wide right-
of-way. Across Bathurst Street to the east is a 10-storey senior’s 
residential building at 475 Patricia Avenue, a three-storey townhouse 
development at 5937 Bathurst Street, and a three-storey long-term 
care home at 5935 Bathurst Street (Cheltenham Care Community).

Further east is a low-rise residential neighbourhood and several 
educational and religious institutions such as The Toronto Cheder 
Yeshiva at 475 Patricia Avenue, B’nai Torah Synagogue at 465 Patricia 
Avenue, and Fisherville Senior Public School at 425 Patricia Avenue.
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TO THE SOUTH:

Immediately south of the Subject Site is Don Lake Gate, a wishbone-
shaped road connecting Bathurst Street to Antibes Drive. In the yoke 
of Don Lake Gate is Don Lake Parkette, a small green space. Further 
south are high-rise apartment buildings at 115-135 Antibes Drive (12 
+ 26 storeys) and 80 & 100 Antibes Drive (28 + 28 storeys), as well as 
the Antibes Community Centre at 140 Antibes Drive. 

Further to the south is a very long driveway providing access from 
Bathurst Street to the Westminster Memorial Gardens, as well as the 
Beth Tzedec Memorial Park and cemetery. 

Figure 11: Views to the South towards Beth Tzedec Memorial Park Figure 13: Views to the South towards Don Lake Parkette

Figure 12: Drone image looking south  towards the Subject Site
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Figure 14: Views to the West towards the Plum Tree Way neighbourhood 

Figure 15: Drone image looking east towards the Subject Site

Figure 16: Views towards Haryetta Gardens Park

TO THE WEST:

Immediately west of the Subject Site is Antibes Drive, a local street 
that provides primary access to the neighbourhood to the west. 
Across Antibes Drive is a cluster of semi-detached residential 
dwellings fronting onto Plum Tree Way and Lime Tree Way. 

Further to the west is the Forest Lane apartment building at 
300 Antibes Drive (21 storeys), the Haryetta Gardens park and 
playground, and the Westminster Creek ravine system which provides 
trail connections north to Fisherville Road, west to G. Ross Lord Park, 
and south to the Finch Hydro Corridor. 
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2.3 TRANSPORTATION 
CONTEXT

The Subject Site has frontage on Bathurst Street, a two-way north-
south major arterial road with five travel lanes (including a centre 
turning lane) and a 36-metre right-of-way width, as identified on 
Map 3 of the Official Plan. Pedestrian sidewalks and transit stops are 
provided on both sides of Bathurst Street, with sidewalks typically 
being set-back from the street curb by a landscaped boulevard. The 
Site currently has no access from Bathurst Drive and is fenced along 
the entire east lot line.

The Site has frontage and access from Antibes Drive on the west 
side. Antibes is a two-way local street that brings traffic into the 
neighbourhood from Bathurst Street and is connected to the 
neighbourhood to the north via Torresdale Avenue.  

The Subject Site has good access to existing surface transit service, 
and is located directly adjacent to stops that are serviced by the 
following Toronto Transit Commission (“TTC”) Bus Routes:

 ■ Route 7 (Bathurst) which operates in a north-south direction 
between Bathurst Station on TTC Line 2 Bloor-Danforth in the 
south, to the area of Bathurst Street and Steeles Avenue West 
in the north. Route 7 is part of the TTC’s 10-minute network and 
operates every 10 minutes or better, all day every day.

 ■ Route 160 (Bathurst North) which operates in a north-south 
direction between Wilson Station on the Yonge-University-
Spadina Subway, the area of Bathurst Street and Steeles Avenue 
West, and the area of Centre Street and New Westminster Drive in 
the City of Vaughan. 

 ■ Route 125 (Drewry) which operates in an east-west direction 
between Finch Station on the Yonge-University-Spadina Subway, 
and the area of Torresdale Avenue and Antibes Drive.

These routes provide direct access to nearby intensification areas 
such as North York Centre, and other existing or planned higher order 
transit that connects to other parts of the City.

Finch TTC station on the Yonge-University-Spadina Subway line 
is located approximately 2.5 kilometers east of the Site, at the 
intersection of Yonge Street and Finch Avenue. Route 125 (Drewry) 
provides direct access from the Subject Site to Finch TTC Station. The 
Yonge North Subway Extension has been approved by the Province of 
Ontario to extend the TTC’s Line 1 subway north from Finch Station to 
Vaughan, Markham and Richmond Hill. In addition, the Subject Site is 
located approximately 1.2 kilometres from Steeles, which is planned 
to be served by a BRT, and 850 metres from Finch Avenue West, 
where the Finch West Light Rail Transit (“LRT”) line is currently under 
construction between Finch West Station on the Yonge-University-
Spadina Subway line in the east, to Humber College in the West. The 
project is anticipated to be completed in 2023. 

Figure 17: The Subject Site is located along a Transit Priority Segment, and has 
proximity to existing transportation infrastructure, including Highways 401 and 
407, local and arterial roads and surface transit. 
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Figure 18: Transportation Context Map
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2.4 EXISTING PARKS, COMMUNITY SERVICES, 
AND FACILITIES 

A number of community recreation centres are located nearby, 
offering a variety of recreational services, programs and facilities 
for current and future residents. The Antibes Community Centre 
which is directly across the street from the Site and contains an 
indoor swimming pool, outdoor tennis courts, and other recreational 
programming. 

The Centennial Library branch is located approximately 1.3 kilometers 
to the south. In 2019, it was announced that the Centennial Library 
would be completely rebuilt in order to more than double the size of 
the library from 6,869 ft2 to 15,000 ft2 and to become Toronto Public 
Library’s first “Net Zero” branch. 

There are currently eight child care centres located within the 
surrounding area. The Bathurst-Finch Hub, a nearby social services 
hub, brings together a range of local agencies delivering services to 
the broader community. 

For a more-detailed inventory of existing area community services 
and facilities, see the Community Services & Facilities Study prepared 
by USI in support of the Proposed Development. 

The Subject Site is situated in an area of the City that is well-served 
by existing parks and recreation infrastructure, as well as existing 
and planned community services and facilities. 

Several public parks and publicly-accessible private open spaces 
are located within close walking distance of the Site. Immediately 
to the south is Don Lake Parkette, a small landscaped greenspace 
with seating. Across the street to the west is a significant linear open 
greenspace linking Antibes Drive to Torresdale Avenue through the 
centre of the Antibes apartment neighbourhood. Antibes Park is a 
1.6-hectare public park located at 109 Antibes Drive, containing a 
children’s playground and open space. 

Further to the west is the Haryetta Gardens Park, which includes a 
playground, splashpad and other recreational amenities. West of 
Torresdale Drive is the Westminster Creek Ravine, which contains a 
network of trail connections that provide access to Fisherville Road to 
the north, G. Ross Lord Park and the intersections of Dufferin Street 
and Steeles Avenue West and Dufferin Street and Finch Avenue West 
to the west, and the Finch Hydro Corridor to the south. 

The Site is located in close proximity to several existing public schools 
operated by the Toronto District School Board and Toronto Catholic 
District School Board, as well as several private schools.
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Figure 19: Community Services and Facilities Study 
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The Subject Site was originally developed in 1971 as the “Forest Hills 
III” apartments, designed by architect Paul Ospolak. The “Forest Hills 
I & II”, also designed by Ospolak and constructed in 1971, are located 
to the south at 115-135 Antibes Drive. 

Antibes Drive was constructed in 1970 as the primary roadway for a 
new neighbourhood west of Bathurst Street and south of Cedarcroft 
Boulevard. The Forest Hills I, II & III apartments were the first buildings 
to be constructed in this new neighbourhood, and were shortly 
followed by the additional high-rise apartment buildings at 80, 100 & 
300 Antibes Drive, as well as the lower-density clusters of homes on 
Plum Tree Way / Lime Tree Way and Coach Liteway / Candle Liteway. 

Figure 21: Historical aerial images illustrating the Subject Site’s evolution 

2.5 AREA DEVELOPMENT ACTIVITY
The surrounding neighbourhood reflects conventional tower-in-
the-park planning and design principles which were still prevalent 
in the 1970s, that favoured high-density apartment buildings set 
amidst generous open greenspace. Lower-density infill townhouse 
and semi-detached dwellings are also found in clusters towards the 
interior of the neighbourhood, which were developed on land that 
had previously been a public park. The curvilinear wishbone shape of 
Antibes Drive provides vehicular and pedestrian access from Bathurst 
Street to the western limit of the neighbourhood, demarcated by 
Torresdale Avenue. 

circa 1965 circa 1975



URBAN STRATEGIES INC.            17

Figure 22: Historical bird’s eye images illustrating the Subject Site’s evolution 

Further interior to the neighbourhood, the apartment buildings at 
120 & 131 Torresdale Avenue were constructed around 1980. At 
55 Antibes Drive, a Registered Plan of Subdivision (66M-2509) was 
approved by City Council in 2013 in connection with a townhouse 
development and the creation of Coneflower Crescent. 

Over the past decade, the area has seen change and transformation. 
New development in the surrounding area has taken the form of 
redevelopment of existing land uses along Bathurst Street and the 
flanking east-west streets, as well as infill development proposals for 
existing apartment properties. 



 18 155 ANTIBES DRIVE    |   PLANNING RATIONALE, URBAN DESIGN ANALYSIS & BLOCK CONTEXT STUDY  |   August 31, 2021

In recent years, the Westminster-Branson Neighbourhood has 
begun to experience redevelopment interest, with a number of 
recently-constructed, under-construction, approved, and proposed 
developments located along the Bathurst Street corridor between 
Finch Avenue West and Steeles Avenue West. These developments 
have taken the form of new mid- and high-rise developments 
replacing existing uses, as well as infill intensification proposals 
on tower-in-the-park apartment properties. Nearby development 
proposals include:

5950 Bathurst Street (proposed/under review): a 16-storey infill 
apartment building that will retain and connect to an existing 
12-storey apartment building. The application proposes a total of 
389 residential units (including the retained units) in addition to a 
new on-site public park and a 3-metre conveyance along the south 
edge of the site for a future trail connection. (5950 Bathurst is located 
adjacent to the Subject Site to the north).

4926 Bathurst Street (proposed/under review): a 26-storey mixed-
use development with retail at grade and 263 residential dwelling 
units in the tower above. 

475 Patricia Avenue (completed): a 10-storey residential 
development containing 240 affordable seniors’ dwelling units. 

451 Patricia Avenue (under construction): a residential subdivision 
consisting of 31 single-detached dwellings on a public cul-de-sac 
road. 

6035 Bathurst Street (proposed/under review): a 14-storey 
residential development containing 220 residential dwelling units.

Bathurst-Fisherville Block Plan (LPAT-approved): a cluster of three 
existing apartment properties at 6020-6030 Bathurst Street, 6040 
Bathurst Street & 5 Fisherville Road, and 25 Fisherville Road that 
were the subject of three separate development proposals which 
were subsequently approved by the Local Planning Appeal Tribunal 
following Tribunal-assisted mediation. The final, approved Block 
Plan for the three sites introduces a new public street through the 

properties connecting Bathurst Street to Fisherville Road, as well 
as new public parks, enhanced landscaped open space, and new 
community facilities. 

The approved developments for the Bathurst-Fisherville Block Plan 
include:

6020-6030 Bathurst Street: consisting of retained 11 + 18-storey 
apartment buildings, in addition to a new 26-storey apartment 
building and separate 4-storey townhouse blocks (for a total of 730 
dwelling units).

6040 Bathurst Street & 5 Fisherville Road: consisting of retained 17 
+ 17 storey apartment buildings and three new apartment buildings 
with heights of 29, 26 and 16 storeys, and separate 4-storey 
townhouse blocks (for a total of 1,304 dwelling units).

25 Fisherville Road: consisting of a retained 18-storey apartment 
building, in addition to two new apartment buildings with heights of 
22 and 12 storeys, and separate 3-storey townhouse blocks (for a 
total of 626 dwelling units). 

55 Antibes Drive (complete): a 203-unit condominium townhouse 
development consisting of 41 freehold units and 162 condominium 
units in 3- and 4-storey standard, stacked and back-to-back formats, 
as well as a new public road (Coneflower Crescent).

1 & 5 Kenton Drive (proposed/under review): a four-storey addition 
to an existing four-storey Alzheimer’s and dementia care facility.

Additional project statistics for the development proposals described 
above are located in the following table and accompanying 3D 
context view. 
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2B+D

153 44 98 4

31

347

TOTAL UNITS 
742(Existing to remain + New)

Existing to remain Proposed building 

395 347
TOTAL

LEVEL 7-26
(20 FLOORS)

4
(80)

6
(120) 220

base on by-law 7625

GFA based on by-law 7625

10. PROPOSED LOADING SPACES (NEW BUILDING)
Type
Shared type "G"

Required Provided Dimensions (L x W x H)
13m x 4m x 6.1m (ground)

Total

9a. EXISTING BUILDINGS BICYCLE PARKING (6020-6030 BATHURST)
Type

Residential

Rate Provided 
Short Term
Long Term

Units/GFA Required

395

Total

9b. PROPOSED BICYCLE PARKING (NEW BUILDINGS)
Type

Residential

Rate Provided 
Short Term
Long Term 236

Units/GFA Required
0.07 spaces/unit
0.68 spaces/unit

347 25
236

(ground)
(P1)

25

Total 261 261

SITE TOTAL 558 558(Bicycle Park)

Based on Bicycle Zone 2.  by-law 569-2013

Based on Bicycle Zone 2. by-law 569-2013

6020 BATHURST
2B 3B
84 21

1 14943 84 21

TOTAL UNIT BLDG. 

UNIT MIX

3 246105
BACHELOR

UNITS

6030 BATHURST
2B 3B
103 35

2b. EXISTING UNITS (6030 BATHURST ST)

3 246105 103 35

5
(10)

5
(10)

8

3B

LEVEL 2 121 7

1
(2)

TOWER 'A' :

TOWNHOUSE BLOCK B 34

TOWNHOUSE - 3B/4B
TOWNHOUSES:

38

4
34

0.07 spaces/unit
0.68 spaces/unit

28
269
297

28
269
297

11a. EXISTING LANDSCAPING

Site area
Building Coverage 2,820

Landscape 

DESCRIPTION m2 ft2

30,354
273,672

Hard Landscaping 
Soft Landscaping 

11,035 m2
11,570 m2

/ 118,780 ft2
/ 124,538 ft2

25,425 

(ground)
(P1)

BASED ON BY-LAW 569-20134b. EXISTING AND PROPOSED BUILDINGS GROSS FLOOR AREA (GFA) 

BASED ON BY-LAW 76254a. EXISTING AND PROPOSED BUILDINGS GROSS FLOOR AREA (GFA) 

see chart 4a / 4b under 
amenity for area breakdown

see chart 4a / 4b under 
amenity for area breakdown

6b. SITE DENSITY:
BUILDING AREA (GFA) m2 SITE AREA (m2) FSIbase on by-law 569-2013

GFA based on by-law 569-2013

&
(6020 bathurst)

(6030 bathurst)

EXISTING 

PROPOSED

(6020 bathurst)

(6030 bathurst)

43,922 m2 40,439 m2

29,394+(16,690+27,232) = 
73,316

26,919+(15,184+25,255) = 
67,358

25,425 m2

25,425 m2

25,425 m2

25,425 m2 2.652.88

1.72 1.59

TOWER A

LEVEL 3

1
(20)

(ONLY AT 6030 BATHURST)

(combined sites) (combined sites)

Does not include the two demolished 
swimming pools

EXISTING BUILDINGS TOTAL PARKING REQUIREMENT RATEUNIT BREAKDOWN/GFA

Bachelor
1 Bed &
2 Bed & 2B +D

Visitor 347

7
177

69

102

0.2/unit
Total Resident Requirement 327

102

8
197

SITE TOTAL 865

RESIDENTIAL

Total Requirement 396

NEW BUILDING

1 B + D

RESIDENTIAL

0.8/unit

0.2/unit

4

395Visitor 79

3Bachelor

1 Bed 
2 Bed

148
187

0.9/unit
1.0/unit

Total Resident Requirement 390

Total Requirement 

133
187

469

EXISTING BUILDINGS
RESIDENTIAL 

VISITORS

TOTAL
540

8. EXISTING BUILDINGS AND NEW BUILDINGS PROPOSED PARKING SUPPLY
NEW BUILDING 

SITE TOTAL 613

20

294 176 (p1) 70 (p2)=246

319

(P1 & P2)

6020-6030 BATHURST 

3 Bed 56

3B
38

3

CAR SHARE** 5 (surface) +15=20 (ground)

**NOTE: 1 Car Share = 4 spaces. There are 5 car share on ground which provided an additional of 15 spaces.

11b. PROPOSED LANDSCAPING

Site area
Building Coverage 5,604

Landscape 

DESCRIPTION m2 ft2

60,321

273,672

Hard Landscaping 
Soft Landscaping 

4,723 m2
15,098 m2

/ 50,838 ft2
/ 162,514 ft2

25,425 

PROPOSED NEW BUILDING

PROPOSED TOWNHOUSES

PR
O

PE
R

TY
 L

IN
E

PROPERTY LINE

BATHURST STREET

1 1

EXISTING BUILDINGS TOTAL PARKING REQUIREMENT RATEUNIT BREAKDOWN/GFA

RESIDENTIAL 0.73/unit395 289

NEW BUILDINGS

RESIDENTIAL 309 226

TOTAL PARKING PROPOSED 606

7b. EXISTING BUILDINGS AND NEW BUILDINGS PROPOSED PARKING RATIO (Based on Parking Study)

VISITORS

VISITORS

0.071/unit 28

25

6020-6030 BATHURST 

395

TOWNHOUSE 38
0.73/unit
1.0/unit
0.071/unit347

38

7a. PARKING REQUIREMENTS (Zoning By-Law Requirement 569-2013) 

1.2/unit

0.8/unit
0.9/unit
1.0/unit
1.2/unit

TOWHOUSE 1.0/unit
2

67

38

294

1 1

14 (surface) 39(p1)
=53

53 (ground & P1)

&
(6020 bathurst)

LEVEL 4 2 7 5 5 1 20
2 7 5 5 1 20

2 1 1
1122 6

2

6c. SITE DENSITY: GFA based on by-law 7625 6d. SITE DENSITY: GFA based on by-law 569-2013

EXISTING 

BUILDING AREA (GFA) m2

PROPOSED

FSIbase on by-law 7625
BUILDING AREA (GFA) m2 SITE NET AREA FSIbase on by-law 569-2013

&
(6020 bathurst)

(6030 bathurst)

EXISTING 

PROPOSED

(6020 bathurst)

(6030 bathurst)

43,922 m2 40,439 m2

29,394+(16,690+27,232) = 
73,316

26,919+(15,184+25,255) = 
67,358

23,700.75 m2

2.843.09

1.85 1.70
 (m2) (combined sites)

&
(6020 bathurst)

(net area) (net area) 

 (m2) (combined sites)
SITE NET AREA

2.3% 56.78% 29.4% 11.52% 100%UNIT TYPE %

(Gross site area) (Gross site area) 

* net area excludes parkland and ROW for new public road.  (assuming 16.5 m ROW with easement for basement projection)

* *

(entire site)

percentage calculated in new site area

Area dedicated to New ROW

New Site area

1,181

24,244

(19.5%)
(62.3%)

260,960

12,712

**
*

23,700.75 m2

23,700.75 m2

23,700.75 m2

for hard / soft landscape calculation assume 6.6m ROW 

*

**

**
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Figure 26: Proposal for 16-storey infill development at 5950 Bathurst St. Figure 27: Proposal for 26-storey infill building at 6020 & 6030 Bathurst St.  

Figure 28: Proposal for 22-storey infill building at 25 Fisherville Rd. Figure 29: Proposal for 14-storey residential development at 6035 Bathurst St. 
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3.0 Proposed Development
3.1 PROPOSAL OVERVIEW AND 

KEY STATISTICS
The Proposed Development will intensify the Subject Site, 
which presently contains a 16-storey tower-apartment building 
constructed in 1971, by adding two new high-rise buildings along 
the east side of the Site, and new townhouses along the west side 
fronting onto Antibes Drive. 

The existing 16-storey apartment building will be retained, with 
enhanced landscaping and common amenity spaces. A second 
entrance lobby will be added at the lower-ground-floor level, oriented 
to face east toward Bathurst Street, supplementing the existing 
upper-ground-floor lobby that faces west onto Antibes and thereby 
eliminating the need for driveway access from Antibes. A new parking 
and loading entrance for the retained building will be located on the 
north end of the Subject Site. 

Building A, located at the northeast corner of the Site, is a 34-storey 
tower that includes a seven-storey podium. A dual-frontage ground 
floor lobby provides access from Bathurst Street and from the new 
internal driveway. Other ground floor uses include grade-related 
residential units facing east onto Bathurst, indoor amenity space, 
loading and servicing spaces, and an underground parking ramp. The 
remainder of the podium floors (levels 2-7) contain residential units. 
Indoor and outdoor amenity space is provided above the podium, on 
level 8, and residential units are provided in the tower above up to the 
top (34th) floor. 

Building B, located at the southeast corner of the Site, is a 32-storey 
tower that includes a seven-storey podium. Building B contains a 
similar program to Building A, with ground floor uses that include a 
dual-frontage lobby with access off of Bathurst Street and the internal 
driveway, an underground parking ramp, loading and servicing 
spaces, indoor amenity spaces, and grade-related residential units 
facing east onto Bathurst. The remainder of the podium floors (levels 
2-7) contain residential units. Indoor and outdoor amenity space 
is provided above the podium, on level 8, and residential units are 
provided in the tower above up to the top (32nd) floor. 

On the west side of the retained 16-storey apartment building, 
two blocks of 3-storey (plus rooftop amenity area) back-to-back 
townhouse units are proposed, fronting onto Antibes Drive 
(referred to on the plans as Block C and Block D). Each block 
contains 12 townhouses, arranged 6 x 2. The townhouses are 
setback approximately 3 metres from the west property line, and 
are setback by a minimum of 15 metres (varies) from the retained 
16-storey apartment building to preserve adequate light, privacy and 
circulation. Pavilions connected to the two townhouse blocks contain 
servicing functions including stairs and elevator access to the parking 
garage below, indoor bike storage, garbage chutes, and a mail room.

Overall the Proposed Development will add 765 new multi-unit 
residential and townhouse units, in addition to the retained 259 rental 
apartment units. 
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A summary of key project statistics 
is provided in the table below:

 ■ Gross Site Area: 19,014 m2

 ■ Net Site Area (excluding 
proposed conveyance and 
existing building footprint): 
15,947 m2

 ■ Land Use: Residential 

 ■ Building Height (to top of 
Mechanical Penthouse): 111.4 
m (Tower A); 106.5 m (Tower 
B); 47.5 m (retained building)

 ■ Total Gross Floor Area (GFA): 
84,760 m2

 ■ Floor Space Index: 4.46 (incl. 
retained building); 3.60 (excl. 
retained building)

 ■ Public Park: 797.4 m2 (0.08 
hectares)

 ■ MUP Land Dedication: 1,414 m2

 ■ Bicycle Parking Spaces: 775

 ■ Vehicle Parking Spaces: 875

 ■ Loading Spaces: 3 “Type G”
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4.0 Urban Design Analysis
4.1 SITE ORGANIZATION STRATEGY
The Proposed Development is predicated on a series of key moves that inform a thoughtful and targeted approach to achieve sensitive infill 
development on this Apartment Neighbourhood property:

The Proposed Development retains and 
enhances the existing apartment building. 
Various site enhancements are introduced 
to improve access and amenities offered to 
tenants. Key to this is a new mobility strategy, 
which provides direct access to the Site from 
Bathurst and Don Lake Gate. This not only 
provides a more direct link to transit routes 
along Bathurst, but it also consolidates 
the Site’s overall circulation pattern, and 
provides more direct connections between 
key desire lines. 

The Proposed Development introduces 
an integrated and connected open space 
network. This includes 797.3 m2 of on-site 
parkland dedication (satisfying the City 
requirement), as well as an 8.4-metre-wide 
land dedication (width varies slightly, a land 
area of 1,414 m2) for a Multi-Use Path as a 
proposed community benefit. These public 
open space amenities are coordinated with 
the adjacent Greatwise development (5950 
Bathurst St.) to achieve a connected network 
of open spaces, and amount to approximately 
15% of the gross Site area. 

01 |

Retain and enhance existing 
apartment building

02 |

A connected network of open 
spaces

03 |

A context-driven infill strategy 

The Proposed Development locates greater 
height and density along Bathurst Street, 
with low-rise infill townhouses along Antibes 
Drive, to achieve an appropriate transition 
that minimizes development impacts on 
surrounding lands.  
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04 |

Activating Bathurst Street

05 |

Calming Antibes Drive

The Site’s eastern frontage along Bathurst 
Street will be animated by the inclusion 
of active grade-related uses including 
townhouse units, amenity spaces and 
lobbies. A central gathering space between 
the existing and new buildings, as well as 
a comprehensive streetscape strategy that 
achieves a widened sidewalk and a double 
colonnade of trees, will enhance the public 
realm. 

The removal of three existing curb cuts 
from Antibes, as well as the drive aisles and 
surface parking areas, will soften the edge 
condition along the west side of the Site. 
Three-storey townhouses will relate to the 
lower-scale uses to the west, and a renewed 
central forecourt will  promote connections 
across desire lines and conserve views to the 
retained building from Antibes Drive. 
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4.2 CONTEXT ANALYSIS 

City of Toronto Official Plan:

3.1.2 (Built Form)

3.1.3 (Built Form - Tall Buildings)

Tall Building Design Guidelines: 

1.1 (Context Analysis)

1.3 (Fit and Transition in Scale)

1.4 (Sunlight and Sky View)

BLOCK CONTEXT ANALYSIS

The Site is located within an expansive, designated Apartment 
Neighbourhood that is generally concentrated along Antibes Drive, 
south of Cedarvale Boulevard and east of Torresdale Avenue. 
Within this neighbourhood, the immediate block, bounded by 
Bathurst Street, Don Lake Gate, Antibes Drive and Cedarcroft 
Boulevard, comprises several apartment properties with similarly-
aged apartment housing stock. These sites have varying levels of 
infill development potential. 

The adjacent property to the north at 5950 Bathurst Street has 
advanced a development proposal to intensify an existing apartment 
property by adding a new 16-storey building on a portion of the 
property currently occupied by surface parking, which will connect 
to a retained 12-storey building.  As part of its review of the 5950 
Bathurst application, the City initiated a Block Planning Exercise to 
coordinate the redevelopment potential of the various landowners. 
This is discussed further below.
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Figure 30: Block Context Plan
Site Boundary 
Proposed Buildings 

Pedestrian Pathways 
Parks
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BATHURST-CEDARCROFT BLOCK PLAN EXERCISE

Following the submission of a rezoning application by Greatwise 
Developments for 5950 Bathurst Street, City staff engaged 
representatives of Greatwise, the owners of 25 Cedarcroft Boulevard, 
and Tenblock, as owner of 155 Antibes Drive, to discuss scenarios for 
the comprehensive redevelopment potential of the block. Meetings 
among the City and three landowners took place on August 20, 2020 
and September 18, 2020. 

Through these discussions, City staff brought forward block planning 
principles to inform future development proposals for the individual 
properties: 

1. Promote new and improved green spaces to provide 
opportunities for active and passive recreation and amenity, and 
to ensure social infrastructure to support existing and future 
residents;

2. Improve mobility options and connectivity to reduce traffic 
intensity, promote universal and accessible design and active 
transportation, and enhance connectivity through the Site and 
surrounding block;

3. Animate Bathurst Street to provide an active frontage, where the 
existing building turns its back on the street;

4. Provide appropriate transitions to adjacent uses; and

5. Introduce high quality built form and design contributes to a 
sense of place and a vibrant public realm. 

RESPONSE TO BLOCK PLANNING PRINCIPLES

The Proposed Development responds to block planning principles 
identified by the City. In particular, the Proposal:

1. Promotes new and improved green spaces by maintaining a 
generous amount of landscaped open space across the entirety 
of the Site and introducing a new 797.3 m2 public park and a new 
8.4-metre-wide (varies) Multi-Use Path connection. Whereas 
the existing greenspace is unprogrammed and disjointed, the 
improved Site will feature an integrated and cohesive mix of 
open spaces to support active and passive recreation as well 
as generous vegetative planting throughout the property, with 
appropriate grading to respond to the varied topology of the 
Site. These new public realm benefits will support the social 
infrastructure needs of existing and future residents of the Site 
and the wider Westminster-Branson neighbourhood; 

2. Improves mobility and connectivity by introducing a new 
site organization strategy that reinforces the existing block 

structure while relocating access from the Antibes frontage to 
a new driveway accessed off of Bathurst Street and Don Lake 
Gate. The new driveway consolidates vehicular access points, 
thereby eliminating the need for vehicular access internal to the 
block from Antibes, and provides improvements to pedestrian 
connectivity. 
 
The Proposed Development Promotes universal and accessible 
design. The reconfigured site organization strategy seeks 
to stitch the Site with the surrounding properties and public 
realm. The reconfigured site organization will eliminate existing 
circuitous pedestrian routes through the Site and provide more-
direct and accessible connections to surrounding amenities 
and transit infrastructure. The Proposed Development will be 
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Ontario Building Code and Development Infrastructure & Policy 
Standards-compliant to ensure universal and accessible design to 
all; 

3. Animates and engages Bathurst Street by siting new buildings 
along the Bathurst frontage to create a well-defined street wall 
with a sequence of active uses at grade to provide animation, 
interest and a range of pedestrian experiences. The new multi-use 
path connection will improve pedestrian and cyclist connectivity 
through the Site and reinforce a key desire line that is currently 
blocked by a fence; 

4. Provides an appropriate transition to surrounding uses by placing 
the greatest building height and development density along 
Bathurst Street while situating three-storey townhouses to the 
west of the retained 16-storey building to achieve a low-rise 
interface with the lower-scale neighbourhood context; and 

5. Introduces high-quality built form and urban design to 
complement the retained apartment building with compatible 
and contemporary development that meets design best practices, 
and a holistic landscape strategy focused on activating the public 
realm that will enhance the character and identity of the Subject 
Site and contribute to a sense of place. 
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HEIGHTS WITHIN THE BROADER CONTEXT

The surrounding area is characterized by taller buildings along 
Bathurst Street and along Antibes Drive, with pockets of lower-scale 
buildings located internal to the apartment neighbourhood, as well 
as on the east side of Bathurst. The original apartment building stock 
constructed in the 1970s contains tall buildings which range from 12 
storeys, up to 28 storeys. Among the recent approved developments 
in the area are building heights up to 29 storeys in the Bathurst-
Fisherville block. 

The scale of the new buildings with heights of 34 and 32 storeys, is 
generally in keeping with the existing and planned heights in the area, 
and the organization of new tall buildings along Bathurst Street, with 
lower-scale development along Antibes, is appropriate.
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Figure 31: Heights Map Site Boundary 
1-9 Storeys 

10-16 Storeys 
17-24 Storeys 

25-34 Storeys

Proposed Heights[00 Storeys][00 Storeys]

[3-4 Storeys][3-4 Storeys]

[26 Storeys][26 Storeys]

[8 Storeys][8 Storeys]

[16 Storeys][16 Storeys]

[10 Storeys][10 Storeys]

[2-3 Storeys][2-3 Storeys]

[32-34 Storeys][32-34 Storeys] [11+18+26[11+18+26
Storeys]Storeys]

[3+12+22[3+12+22
Storeys]Storeys]

[14 Storeys][14 Storeys]

[16+26+29 [16+26+29 
Storeys]Storeys]
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SHADOW IMPACTS

Urban Strategies has prepared a Shadow Impact Study to assess the 
new shadows resulting from the Proposed Development. As a new 
public park is proposed as part of the Proposal, the Shadow Study 
has included shadow impacts on March 21, June 21, September 21 
and December 21 between the hours of 9:18 a.m. and 6:18 p.m. to 
capture the range of shadow conditions throughout a typical day in 
each of the four seasons. 

The Proposed Development has been thoughtfully designed to 
optimize sun conditions and minimize shadows on surrounding 
streets, properties and open spaces. The two proposed towers 
(Buildings A and B) have been situated towards the east side of the 
property along Bathurst Street, a major arterial corridor through the 
City. These taller building elements will front onto and help animate 
the street, while also creating a generous spatial separation from the 
low-rise residential properties west of Antibes Drive. A proposed 
public park is envisioned at the northwest corner of the Subject Site, 
in a location that benefits from generous sunlight conditions. The 
placement of the park along the west edge of the property ensures 
that the proposed towers have minimal shadow impacts on the park. 

The Shadow Impact Study illustrates that the Proposed Development 
introduces new shadows on surrounding properties and streets 
throughout the day, however these shadows are regarded as 
acceptable in the context of the proposed site improvements. The 
new shadows have been adequately limited and move quickly across 
the skyline as a result of the slender tower design and the proposed 
site organization and massing strategy. 

Importantly, the proposed public park experiences generous sunlight 
conditions throughout the summer and during the spring equinoxes, 
with a minimum of 5 hours of full sunlight during the summer and 
spring equinoxes. The proposed landscaped open spaces at grade 
within the Subject Site experience varying degrees of shadowing, 
much of which is created by the existing apartment building. The 
proposed townhouse blocks create minimal new shadows which fall 
mostly on-site to the east. Overall, given the large site area and the 
range of landscaped spaces that are proposed to be provided, these 
on-site shadows are regarded as acceptable.

The new shadows fall largely on nearby properties that are situated 
within a designated Apartment Neighbourhood. There are only 
minimal, short-term shadows affecting the designated low-rise 
Neighbourhood, beyond the first tier of lots along Bathurst Street, 
during the late afternoon and evening hours. The shadows on the 
designated Neighbourhoods have been adequately limited by the 
slender tower floorplate design and by locating the greater tower 
height (Building A) at the north side of the property.
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4.3 BUILT FORM - TALL 
BUILDINGS

City of Toronto Official Plan:

3.1.1 (The Public Realm)

3.1.2 (Built Form)

3.1.3 (Built Form - Tall Buildings)

Tall Building Design Guidelines:

1.1 (Context Analysis)

1.3 (Fit and Transition in Scale)

1.4 (Sunlight and Sky View)

2.1 (Building Placement)

2.2 (Building Addresses and Entrances)

3.1 (Base Building)

3.2 (Middle Tower)

3.3 (Tower Top)

The Proposed Development includes two new tall buildings 
oriented along Bathurst Street (Buildings A and B). These buildings 
are consistent with City’s policies and guidelines for tall building 
design, in particular those expressed in Section 3.1.3 of the Official 
Plan and in Sections 3.1-3.3 of the Tall Building Design Guidelines. 
The new tall buildings are organized into three distinct yet integrated 
parts: (1) base/podium; (2) tower/shaft; and (3) crown/top. 
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BATHURST ST

Drewry 
Ave

Don Lake Gate

Antibes Dr

BUILDING - BASE 

The base building elements are comprised of two seven-storey podia, sited along Bathurst Street. Building 
A is located towards the north, and Building B is located towards the south. Consistent with TBDG 2.1, the 
base buildings are situated parallel to Bathurst Street, to establish a consistent street wall. A consistent 
setback of 3 metres has been established along Bathurst Street, to provide additional landscaping 
between the Proposed Development and the public right of way. 

In keeping with TBDG 3.1.5 which promotes an appropriate level of visual and physical access and 
overlook at grade, the Proposed Development provides an animated and varied experience and is 
programmed with a mix of grade-related townhouse units, shared indoor amenity space, and the 
residential lobbies for the buildings.  These active uses will also provide “eyes on the street” (passive 
overlook) onto Bathurst Street. 

TBDG 3.1.3 recommends a ground floor height of at least 4.5 metres to give prominence to the street level, 
increase the visibility and utility of ground floor space, and accommodate vertical clearance for loading. 
The ground floor levels of each tower have heights of 7.25 metres where lobbies, indoor amenity rooms 
and loading areas are proposed, and 4.0 metres where grade-related townhouse units are proposed. 
These ground floor heights, with active uses around the perimeter, will help to animate the street and 
surrounding open spaces. 

The new building podia are 7 storeys in height (22.6 metres for Building A and 23.6 metres for Building B). 
The scale of the podiums maintain an appropriate proportional scale with the Bathurst right-of-way which 
is 36 metres. The podium has been articulated through the integration of the two-storey townhouses, 
which are distinguished in the elevations through massing and architectural expression.

Overall, the design of the base building elements meet the direction of the applicable urban design policies 
and guidelines, as they frame and define the surrounding streets and public realm elements, activate the 
ground plane, and help achieve an appropriate transition to the tower elements above. 
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Figure 32: Ground Floor Plan
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BUILDING - TOWER 

The tower building elements consist of a 34-storey tower to the north (Building A), and a 32-storey tower 
to the south (Building B). 

Consistent with TBDG 3.2.1, the new towers have been designed with slender 750 m2 point form 
towers to promote access to sky view, cast smaller, faster-moving shadows and minimize visual and 
physical impacts. The floorplates include projecting balconies on the north and south elevations, and 
inset balconies on the east and west elevations. To contribute to the skyline view, the towers have been 
designed with a tapered silhouette, achieved by varying the balcony projection depths.

Consistent with TBDG 3.2.2, the towers are setback at least 3 metres from their podiums where facing 
onto a street, to reduce visual and physical impact from street level. 

Buildings A and B have been carefully sculpted to maintain a 25-metre tower separation distance from 
other tall buildings, to protect for privacy and provide greater skyview and daylighting (TBDG 3.2.3).

Buildings A and B are approximately 95 metres from each other, and generously setback from other 
existing taller building elements in the surrounding context for similar purposes. Building A maintains a 25 
metre separation distance in all directions. It is 25 metres from the existing 155 Antibes tower (16 storeys), 
51 metres from the Schwartz-Reisman Senior Living building (10 storeys), and 30 metres from 5950 
Bathurst Street (12 storeys). Building B generally maintains a 25 metre tower separation to the existing 155 
Antibes building. A 25 metre tower separation distance is only relevant up to 14 storeys of Buildings A and 
B, above which Buildings A and B rise beyond the roof of the existing building.  A small portion of Tower 
B is approximately 23 metres from the existing 155 Antibes tower. It should be noted that this is a small 
proportion of the tower, and the facades of the towers are not parallel. The window to window separation 
is 30.3 metres, which exceeds or meets the guideline. Due to the orientation of the existing building, 
the windows do not directly face eachother. Since the large majority of Building B maintains a 25 metre 
separation distance to 155 Antibes, it is generally in keeping with this guideline.  

Overall, the design of the tower elements meet the direction of the applicable urban design policies and 
guidelines.

BATHURST ST

Drewry 
Ave

Don Lake Gate

Antibes Dr
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Figure 33: Tower Separation 
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BUILDING - TOP

The Official Plan requires the tops of tall buildings to be designed to 
integrate rooftop mechanical elements, contribute to the surrounding 
skyline identity and character, and excessive lighting impacts (Policy 
3.1.3(12)). 

In-keeping with this direction, the new towers have been designed 
with tops that demarcate a transition from the tower shaft and resolve 
the buildings architecturally. Above the uppermost floors (34 and 
32 storeys) the mechanical penthouses are setback a minimum of 3 
metres on all sides, with enclosed six-metre-high mechanical rooms. 
Above the mechanical penthouses, the buildings terminate with 
horizontal slabs projecting out over the east elevations.

The design of the building tops achieves the objectives of the 
applicable policies and guidelines, screening the mechanical elements 
and contributing to a surrounding skyline identity. Modest accent 
lighting may be incorporated at the top of the building, which will not 
have an adverse impact on the surrounding area. 

BATHURST ST

Drewry 
Ave

Don Lake Gate

Antibes Dr
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4.4 BUILT FORM - TOWNHOUSE

Townhouse & Low-Rise Apartment Guidelines:

2.0 (Building Types)

3.0 (Site Organization)

4.0 (Building Design)

5.0 (Pedestrian Realm)

On the west side of the existing building, Buildings C and D will 
add 24 new townhouses grouped into two separate blocks. The 
townhouses will be back-to-back units, and three-storeys in height 
with rooftop amenity space. 

The placement and orientation of Buildings C and D will provide a 
lower-scale interface along Antibes Drive to achieve a compatible 
transition to the adjacent neighbourhood (TLRAG 4.1). Half of the 
townhouses will front west onto Antibes, with the other half facing 
east onto the landscaped open space between the townhouse 
blocks and the existing building. In keeping with the TLRAG 4.2, the 
townhouses provide a minimum separation of 15 metres from the 
existing building to preserve privacy and sky views for occupants, as 
well as sunlight, circulation and landscaped space at grade. 

The townhouses are designed with front yard setbacks of at least 3.0 
metres to support landscaping and create an attractive, comfortable 
and accessible environment. 

In the centre of the two townhouse blocks, two standalone pavilion 
structures will house indoor bike storage, as well as a townhouse 
mailroom, and stair and elevator access to the parking garage below. 

Additional landscaping will also be provided between the proposed 
townhouse blocks and the existing apartment building, which will 
improve the quality of the site and the living experience for the back-
to-back townhouse units which face east. The townhouses have also 
been designed to tie into the existing grades along Antibes Drive to 
create a comfortable public realm and streetscape condition.

The inclusion of townhouses along the west side of the Site provides 
an adequate transition from the higher-density buildings to the 
low-rise area across Antibes Drive. The siting of the townhouses will 
reinforce the residential streetscape character along Antibes while 
preserving generous landscaped open space on the Subject Site, 
efficient circulation, and appropriate separation from the existing 
building. 
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4.5 INTEGRATION WITH HERITAGE

The Subject Site has been evaluated by ERA Architects within the 
HIA attached with this proposal. The Site is not listed on the City’s 
heritage register, nor it is designated under Part IV of the Ontario 
Heritage Act. The Site is not adjacent to any identified Heritage 
properties. The Proposed Development appropriately conserves the 
limited cultural heritage value of the Site, as described in the ERA 
report. The proposed development will retain the existing 16-storey 
building in-situ, with new infill construction that is compatible and 
distinguishable from the retained building.

The heritage evaluation from ERA has informed the site strategy for 
the Proposed Development. In particular, the Proposal preserves and 
enhances areas of open green space adjacent to the existing tower 
to maintain the perception of “breathing room” around the existing 
building. 

The design of the new towers references elements of the retained 
building including the use of contrast and horizontal banding on the 
Bathurst Street elevations. Buildings C & D have been adequately 
spaced apart to preserve and enhance the areas of open green space 
adjacent to the existing tower, and cohesively designed to reinforce 
a mid-century modern aesthetic with simple geometric patterning. 
In keeping with the Parks Canada Standards & Guidelines for the 
Conservation of Historic Places in Canada, the design of the new 
construction is compatible with the retained building, but legible as a 
contemporary addition to the Site that is of its own distinct time. 

The proposed conservation strategy for the Site involves in situ 
retention of the existing tower on the Site. The primary conservation 
treatment for the Site will be rehabilitation.

The following mitigation measures will assist in conserving the 
heritage value of the Site:

 ■ In situ retention of the existing building, with minimal intervention, 
to improve tenant amenities;

 ■ Preserving and enhancing areas of open green space adjacent to 
the existing tower to maintain the perception of “breathing room” 
around the building;

 ■ Locating the majority of additional density along Bathurst Street 
to conserve visibility of the original entrance and neighbourhood-
facing elevation along Antibes Drive;

 ■ Enhancing the Site’s landscape and public realm; and

 ■ Designing the new construction in a manner that is compatible 
with and distinguishable from the existing building. 

As described further in the Heritage Impact Assessment prepared 
for this application, ERA recommends that the Applicant engage with 
Heritage Preservation Services to explore alternatives to designation 
of the Site under the Ontario Heritage Act. 

Toronto Official Plan:

3.1.5 (Heritage Conservation)
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4.6 PUBLIC REALM DESIGN

City of Toronto Official Plan:

3.1.1 (The Public Realm)

3.1.2 (Built Form)

3.1.3 (Built Form - Tall Buildings)

3.2.3 (Parks and Open Spaces)

Tall Building Design Guidelines

1.4 (Sunlight & Sky View)

2.1 (Building Placement)

2.6 (Pedestrian & Cycling Connections)

4.1 (Streetscape and Landscape Design)

4.2 (Sidewalk Zone)

4.3 (Pedestrian Level Wind Effects)

Townhouse & Low-Rise Apartment Guidelines:

5.0 (Pedestrian Realm)

Toronto Multi-Use Trail Design Guidelines:

4.0 (Typical Trail Design)

ENHANCING THE PUBLIC REALM

The Proposed Development will enhance the public realm 
throughout the Subject Site by providing new vehicular circulation 
routes, new and improved pedestrian and cyclist routes, a variety of 
hard and soft landscaped spaces to accommodate opportunities for 
active and passive recreational usage, a new public park, and a new 
multi-use trail. 

Improved edge conditions have been incorporated around the site 
to strengthen connections between the Site and the surrounding 
physical context.

BATHURST STREET

Along Bathurst, the existing condition, characterized by a fence that 
spans the entire east property line and encloses this key frontage, will 
be fundamentally transformed with new active grade-related uses 
fronting onto Bathurst Street and new vehicular, pedestrian and cy-
cling connections. Whereas the Site in its existing condition provides 
no mid-block connections, new north-south and east-west pedestrian 
and cyclist connections will be introduced through the Site. 

The Bathurst frontage will be landscaped with a new double row of 
trees and a widened pedestrian boulevard to promote pedestrian 
activity and comfort (TBDG 4.2). A landscaped plaza is integrated 
at the southeast corner of the Site adjacent to the existing bus stop 
to provide an expanded and enhanced waiting area and gathering 
space. High-quality, private central amenity space will also be 
provided fronting Bathurst Street to fulfill the outdoor amenity space 
requirement (TBDG 2.5). 
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DON LAKE GATE

Along Don Lake Gate, a new vehicular access point will be created 
to service the site and consolidate vehicular traffic to the east side of 
the Subject Site, allowing for a significantly updated public realm and 
open space connections throughout the Subject Site. A continuous 
row of trees along Don Lake Gate will contribute a landscaped edge 
to animate the southern frontage of the Site. A continuous minimum 
2.1-metre sidewalk will connect Bathurst Street to Antibes Drive along 
the south edge of the Site.

ANTIBES DRIVE

The Proposed Development will significantly modify the existing 
public realm condition on the west side of the Site, replacing 
automobile-oriented driveways and surface visitor parking spaces 
with new publicly-accessible landscaping and low-rise townhouses. 
The three existing curb cuts off of Antibes will be eliminated. 

Along Antibes Drive, a continuous row of street trees will be provided, 
in addition to the landscaped 3-metre setback zone in front of the 
new townhouse units, which will accommodate additional vegetation. 
The proposed treatment will provide high-quality streetscape and 
landscape design between the townhouses and adjacent streets, 
parks and open spaces (TLRAG 5.1). 

INTERNAL MID-BLOCK CONNECTIONS

New trees and other vegetation will be planted throughout the site 
in accordance with the submitted Landscape Plan to support a 
generous tree canopy and attractive outdoor spaces. New pedestrian 
pathways will connect the buildings to the surrounding streets and 

provide north-south and east-west linkages through the Site to 
complement, connect, and extend the existing network of public 
streets, parks and open space (TBDG 2.4).  

ON-SITE PARKLAND DEDICATION

As part of the Proposed Development, 5% of the net developable Site 
area (797.4 m2) will be dedicated to the City for public parkland. The 
siting of the new park is consistent with Official Plan Policy 3.1.1(19) 
which encourages new parks to be located on appropriate public 
street frontages to establish direct visual and physical access. The 
park is situated at the northeast corner of the Site with frontage onto 
Antibes Drive, and will be seamlessly integrated with the multi-use 
path connection along the north edge of the Site. The park will be 
dedicated to the City through the redevelopment at a base condition. 
Detailed design of the park will take place through a future City-led 
process. 

MULTI-USE PATH

Along the north edge of the Site, an 8.4-metre strip of land is 
proposed to be dedicated to the City for a future multi-use path 
connection linking Bathurst Street to Antibes Drive. This conveyance 
includes the existing 6.1-metre wide easement, as the stormwater 
infrastructure will remain, in situ. 

The multi-use path width can accommodate a 6 metre “Secondary 
Trail Configuration” per the City of Toronto Multi-Use Trail Design 
Guidelines (4.2-4.4). 
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OTHER PRIVATE OPEN SPACE & AMENITIES

In addition to the public conveyances, the Proposed Development 
will retain a significant amount of private open space and landscaped 
amenity area that will be accessible to existing and future residents 
and, in some locations, to the surrounding community at large. These 
include a series of central outdoor amenity spaces, a children’s play 
area, and pet relief areas, among other unstructured open spaces. 

The Proposed Development includes new common indoor and 
outdoor amenity spaces to serve the needs of existing and future 
residents of all ages and abilities over time and throughout the year 
(per Official Plan Policy 3.1.2(11)). Buildings A and B will contain 
indoor amenity space at the ground floor level, and on level 8, with 
exterior amenity space also provided on level 8. New dedicated 
indoor amenity space will also be provided for existing tenants on the 
ground floor level of the existing building. 

A total of 1,775 m2 of indoor amenity space, and 1,199 m2 of outdoor 
amenity space will be provided in the Proposed Development. 

The Proposed Development represents a significant net overall 
improvement with respect to public realm design and usable 
landscaped open space. The public realm design achieves key urban 
design objectives including improved connectivity and accessibility 
throughout the Subject Site and mitigates many challenges 
associated with the current site plan. 

The dedication of new parkland and a multi-use trail connection will 
provide desirable new public amenities at the centre of the larger 
block, serving residents of the Subject Site and the surrounding 
community. A range of new soft and hard landscaped areas will bring 
structure and utility to the public realm, providing opportunities 
for active and passive recreation while preserving a generous tree 
canopy and plentiful opportunities for groundwater infiltration. 

Overall, the public realm design strategy appropriately responds to 
the physical context of the Subject Site as well as the opportunities 
provided through the Proposed Development to activate and animate 
the Site’s four frontages, strengthen connections within and through 
the Site, and improve the relationship of the existing and proposed 
buildings to the surrounding public realm. 
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4.7 MOBILITY & ACCESS

City of Toronto Official Plan:

3.1.1 (The Public Realm)

Tall Building Design Guidelines

2.1 (Building Placement)

2.3 (Site Servicing, Access and Parking)

2.6 (Pedestrian and Cycling Connections)

4.2 (Sidewalk Zone)

SITE CIRCULATION

The proposed site plan includes a reconfiguration of Site access 
from Antibes Drive (the existing condition) to Bathurst Street and 
Don Lake Gate. The existing access from Antibes, comprising three 
existing curb cuts, will be removed, along with the driveways on the 
west side of the retained apartment building. 

A new internal driveway will be constructed on the east side of the 
retained apartment building, with one access point from Bathurst 
Street and one from Don Lake Gate. The new driveway will provide 
access to the underground parking garage, loading/servicing areas, 
and pick-up and drop-off areas for the retained building as well as 
Buildings A and B. The new driveway will have a positive impact on 
site access and circulation by consolidating vehicular access points 
away from the interior of the neighbourhood, facilitating internalized 
loading and servicing functions for the retained and new buildings, 
and by providing direct and centralized access for the Proposed 
Development. 

Additional pedestrian pathways will be provided adjacent to the 
new internal driveway, and on the west side of the retained building 
to provide pedestrian connections to Antibes as well as to the new 
public park and multi-use path.  
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PARKING & SITE SERVICING

Parking will be provided in a three-floor underground garage below 
Buildings A and B, as well as in the retained one-floor below-grade 
garage located on the west side of the Site. Access to the new parking 
garage will be provided through ramps in Buildings A and B, and to 
the retained garage through the new garage entrance on the north 
side of the retained building. 

Building E will continue to have direct indoor access to the retained 
garage on the west side of the Site, and will also have access to the 
new underground garage via a new dedicated elevator adjacent to the 
new garage entrance and enclosed loading bay. 

A total of 875 vehicular parking spaces are proposed among the new 
and retained garages, including 103 visitor parking spaces. Three 
Type-G loading spaces are proposed at grade (one per building A, B 
& E), directly accessible from the internal driveway, and enclosed and 
concealed with overhead doors (TBDG 2.3). 775 bicycle parking spac-
es are proposed, including 699 long-term bicycle storage spaces, and 
76 visitor bike storage spaces. Visitor bike storage spaces will be ac-
commodated in dedicated rooms in the ground floor level of Buildings 
A and B, and in the pavilion structure adjacent to Buildings C and D. 
Long-term bike storage is accommodated in several rooms through-
out levels P1, ground floor, and second floor, in Buildings A and B. 

PEDESTRIAN & CYCLING ACCESS

Pedestrian access to the Proposed Development is accommodated 
on all four frontages within the new site plan, providing enhanced 
porosity and more-direct pedestrian routes that reinforce desire lines 
and minimize travel distances. The new internal driveway will be 

flanked with sidewalks to separate car and pedestrian traffic for safety 
and ease of movement. Pedestrian movement along the north edge 
of the Site is achieved via the future multi-use path connection.

Cycling access is provided off of Bathurst Street and Don Lake Gate 
for Buildings A and B, which include ground floor indoor bike storage 
rooms as well as additional underground bike storage rooms on the 
P1 level, accessible to cyclists via the parking ramps. Cycling access 
for Buildings C and D is accommodated off of Antibes Drive, with a 
dedicated secure bike storage structure for use of the townhouse 
residents. 

TRANSIT ACCESS

The Subject Site’s adjacency to an existing TTC bus stop at the corner 
of Bathurst and Don Lake Gate creates a focal point for pedestrian 
movement that the Proposed Development responds to by providing 
a generous landscaped setback at the southeast corner of the Site. 
The existing bus stop on Antibes Drive will be similarly maintained for 
transit service interior to the neighbourhood.

Within this setback, enhanced paving treatment is proposed between 
the bus stop and the Building B lobby entrance to create a strong 
visual connection and a larger informal waiting area for the adjacent 
transit, which currently contains a bus shelter and small seating area. 
Additional soft landscaping is proposed at the corner of Bathurst and 
Don Lake Gate to reflect the prominence and curvature of the corner 
in the landscape design. 

The proposed treatment adjacent to the Bathurst and Don Lake Gate 
bus stop is a significant improvement over the existing condition 
whereby residents of the Site must travel a circuitous route around 
the south and west sides of the Site when traveling between the 
building entrance and the bus stop. The proposed site plan includes 
direct access to the transit stop with shorter pedestrian travel distanc-
es and a more-attractive public realm. 


