5.0 Planning Policy Review
5.1 THE PLANNING ACT, R.S.O.
1990
The Planning Act establishes the overall regulatory framework for
land use planning in Ontario. Section 2 of the Act lists matters of
provincial interest to which decision makers shall have regard to.
The notable matters of provincial interest relevant to the Proposed
Development include:

when decision-makers exercise their planning authority or provide
advice on planning matters.

PLANNING ACT SUMMARY OPINION

h. the orderly development of safe and healthy communities;

The Proposed Development and the implementing Zoning By-law
Amendment have regard for the provincial interests described in Section
2 of the Planning Act. In particular, the Proposed Development:

i.

the adequate provision and distribution of educational, health,
social, cultural and recreational facilities;

■

j.

the adequate provision of a full range of housing, including
affordable housing ;

Optimizes the use of a large, underutilized site that is capable of
accommodating infill development, which will make more efficient
use of land, resources and infrastructure and help protect the
financial wellbeing of the City and Province;

l.

the protection of the financial and economic well-being of the
Province and its municipalities;

■

Introduces a new public park, land for a new Multi-Use Trail, and new
publicly accessible open spaces which will create recreational and
social amenities for the surrounding community;

■

Promotes a range of housing choices reflecting a diversity of unit
sizes and affordability levels, including market and rental housing,
multi-unit apartment housing and grade-related townhouse housing,
and larger family-sized units;

■

Supports compact and efficient growth along the Bathurst
Street corridor, within an area that is experiencing extensive infill
development that can be supported by existing transit and municipal
infrastructure; and,

■

Implements a built form that appropriately integrates new
buildings onto the site while delivering new and improved
parkland and open space.

p. the appropriate location of growth and development;
q. the promotion of development that is designed to be sustainable,
to support public transit and to be oriented to pedestrians;
r.

the promotion of built form that,
i.

is well-designed;

ii.

encourages a sense of place; and

iii. provides for public spaces that are of high quality, safe,
accessible, attractive and vibrant;
s. the mitigation of greenhouse gas emissions and adaptation to a
changing climate
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The Planning Act integrates matters of provincial interest into
provincial and municipal planning decisions by requiring that all
decisions shall be consistent with the Provincial Policy Statement
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5.2 PROVINCIAL POLICY STATEMENT
The Provincial Policy Statement (PPS), issued in May 2020,
provides policy direction on matters of Provincial interest
relating to land use planning and development. Section 3 of the
Planning Act requires all planning decisions and applications
to be consistent with the policies in the PPS. The PPS supports
the efficient use of land, resources and infrastructure. The PPS
encourages development patterns that support strong, liveable,
and healthy communities by endorsing intensification as a means
to accommodate growth and increase urban vitality. The Proposed
Development is consistent with the planning and land use
intentions of the PPS, as summarized below.

SECTION 1.1: MANAGING AND DIRECTING LAND USE TO
ACHIEVE EFFICIENT AND RESILIENT DEVELOPMENT AND
LAND USE PATTERNS
The policies in Section 1.1.1 outline criteria to achieve healthy, livable
and safe communities by promoting efficient development over the
long-term; accommodating a mix and range of land uses and housing
types; promoting transit-supportive development, intensification and
infrastructure planning to optimize transit investments; and ensuring
necessary infrastructure and public service facilities are available to
meet future needs.
Section 1.1.2 speaks to land being made available to accommodate
an appropriate range and mix of land uses to meet projected needs
for a time horizon of up to 25 years. The policies direct that sufficient
land be made available through intensification and redevelopment
and, if necessary, designated growth areas.
Section 1.1.3 directs that land use patterns in settlement areas
shall be based on densities and a mix of land uses which efficiently
use land, resources, infrastructure and public service facilities,

minimize air quality and climate change impacts, support transit
and active transportation, and include a range of uses and
opportunities for redevelopment and intensification. Policy 1.1.3.4
also promotes development standards which facilitate intensification,
redevelopment and compact form.
The Subject Site is within an existing settlement area in the City of
Toronto. The Proposed Development achieves efficient land use and
development by redeveloping and intensifying a site that is underutilized
today and can comfortably support additional density. The Proposed
Development and the implementing Zoning Bylaw Amendment will
facilitate the creation of additional housing that will support compact
growth within a highly built-up area that is well-served by existing
municipal infrastructure and services. The proposed redevelopment
of the Subject Site therefore meets the objectives of Policy 1.1.2 as it
helps ensure that sufficient land is available through intensification and
redevelopment to meet the City’s growth needs over the next 25 years.

SECTION 1.4: HOUSING
Section 1.4.1 addresses housing and directs that planning authorities
shall meet projected requirements by providing an appropriate mix
and range of housing options and by maintaining the ability to meet
residential growth for a minimum of 15 years through residential
intensification and redevelopment.
Section 1.4.3 states that planning authorities shall provide for an
appropriate range and mix of housing options and densities to
meet market-based and affordable housing needs of current and
future residents of the regional market area. The policy encourages
new housing to be developed in locations that efficiently use land,
resources, infrastructure and public services facilities, and support
the use of active transportation and transit.
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Policy 1.4.3b) specifically requires municipalities to permit and
facilitate all types of housing options to meet the requirements
of current and future residents, as well as all types of residential
intensification. Policy 1.4.3e) requires transit-supportive development
and prioritizes intensification in proximity to transit, while Policy
1.4.3c) directs development of new housing towards locations where
appropriate levels of infrastructure and public service facilities are or
will be available to support current and projected needs.
The Proposed Development will support the housing policy
objectives in the PPS by providing a broad mix of housing that can
meet a diversity of housing needs. An additional 765 residential units
will be provided through intensification of the Subject Site. A range
of one-bedroom to three-bedroom units are proposed, including
approximately 44% which are proposed as larger 2-bedroom or
3-bedroom units. The new residential units proposed will create a
greater mix of housing options and expand the housing supply to
meet residential growth demands in the City.
The new housing that is proposed to be developed will make efficient
use of available infrastructure, public services, and transit within the
area. The Subject Site is within 1km of multiple schools, a community
centre, a medical centre, and a large parks and green space network.
The Proposed Development will support the use of transit, as the
Subject Site is situated along a frequent bus route which operates
along Bathurst Street and which connects to higher order transit at
Finch Avenue and at the Finch West subway station.
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SECTION 1.5: PUBLIC SPACE, RECREATION, PARKS,
TRAILS AND OPEN SPACE
Section 1.5 outlines how healthy communities and active
communities should be promoted by ensuring public streets, spaces
and facilities are safe, foster social interaction and facilitate active
transportation and community connectivity. Policy 1.5.1.b) specifically
promotes planning for a full range and equitable distribution of
publicly-accessible built and natural settings for recreation, including
facilities, parklands, public spaces, open space areas, trails and
linkages.
The Proposed Development is an opportunity to enhance the public
realm through the creation of a new public park, open spaces, and a
multi-use path connection. A public park is planned to be situated at
the northwest corner of the site, replacing an existing surface parking
lot and driveway. The park will deliver benefits to the community
by creating a new space for social interaction and recreation. The
future multi-use pathway adjacent to the park will run east-west,
establishing a major new connection for pedestrians and cyclists. This
linkage will connect from Bathurst Street to Antibes Drive towards
Harryetta Gardens, where there are multiple trails and extensive green
spaces. A potential POPS is also proposed at the southeast corner of
the property, helping to improve the public realm and create a plaza
space for transit users.
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SECTION 1.6: INFRASTRUCTURE AND PUBLIC SERVICE
FACILITIES
Policy 1.6.1 requires that planning for infrastructure and public
service facilities be coordinated and integrated with land use
planning and growth management, so that they are financially viable
and available to meet current and projected needs. Policy 1.6.3
specifically requires that before developing new infrastructure and
public service facilities consideration is given to optimizing the use of
existing infrastructure and public service facilities, and considering
opportunities for adaptive re-use, wherever feasible.
The Proposed Development is an infill project that optimizes the use
of available infrastructure and services within the area. As a compact
development, the proposed intensification of the property will deliver
higher densities and a broader range of housing forms which will
support the use of nearby transit, cycling facilities, and municipal
infrastructure.

SECTION 1.7: LONG-TERM ECONOMIC PROSPERITY
Section 1.7 details a number of policies which seek to promote
long-term economic prosperity. Among the most relevant policies
are those which encourage residential uses to respond to dynamic
market-based needs and provide a range of housing options (1.7.1b);
enhancing the vitality and viability of main streets (1.7.1c); and
encouraging a sense of place by promoting well-designed built form
and cultural planning (1.7.1e).
The Proposed Development will increase the supply of housing within
the City, providing a range of housing options that can respond to
the diverse market-based needs. The two new multi-unit residential
buildings have been sited and organized to frontage onto and
animate Bathurst Street, which will contribute to the vitality of this
main street, with entrances, lobbies and amenity areas that face

outwards towards the street. In addition, the replacement of existing
surface parking areas, driveways and underutilized open space on the
Subject Site will help to animate the street edges and public realm.
The sense of place will be enhanced with the creation of a new park, a
new multi-use pathway, and a potential POPS and other open space.

SECTION 1.8: ENERGY CONSERVATION, AIR QUALITY
AND CLIMATE CHANGE
Policy 1.8.1 of the PPS states that planning authorities should
support energy conservation and efficiency, improved air quality, and
reduced greenhouse gas emissions. The policies direct that efforts
to prepare for the impacts of a changing climate can be achieved
through land use and development patterns which promote compact
form and a structure of nodes and corridors (1.8.1a); promote the use
of active transportation and transit (1.8.1b); and encourage transitsupportive development and intensification to improve the mix of
employment and housing uses to shorten commute journeys and
decrease transportation congestion (1.8.1e).
The Proposed Development supports compact building forms,
with the addition of new two high-rise buildings that support the
efficient use of land and promote densities which support active
transportation and transit use. Active transportation will be supported
by the planned multi-use trail, which will increase pedestrian and
cycling connectivity to surrounding open spaces and community
destinations. The Subject Site is also located next to two bus stops,
including one along Antibes Drive and frequent bus service along
Bathurst Street, which will encourage future residents to commute
by transit and promote sustainable transportation options. Energy
conservation efforts will be supported through the development of
modern, energy-efficient buildings, and by situating more residents
immediately adjacent to frequent and reliable bus services, which will
promote connections to higher-order transit within the City.
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PROVINCIAL POLICY STATEMENT SUMMARY OPINION
The Proposed Development and the implementing Zoning By-law
Amendment are consistent with the Provincial Policy Statement. The
proposed infill of the Subject Site will introduce two new residential
buildings and two townhouse blocks onto the property, resulting
in a more efficient use of the large site area. The additional housing
and density that can be accommodated on the Subject Site will
promote densities which support use of available transit services,
active transportation facilities, and municipal infrastructure. The
redevelopment also creates an opportunity to enhance the public
realm through the creation of a new public park, a multi-use trail, and
other well-designed and programmed open spaces. The proposed
residential buildings have been oriented along Bathurst Street, with
ground flood floor uses that will promote activity levels and help
animate this important main street.
The proposed infill development will facilitate the creation of 765
additional housing units that will support compact growth within an
existing built-up area that is well-served by municipal infrastructure
and services. The additional housing that is proposed to be delivered
would help diversify the housing supply and help meet residential
housing market demands within the City. Upon full build-out, the
Subject Site will retain a mix of rental and market apartment units in
addition to a range of new residential housing forms including multiunit housing, grade-related units, townhouse units and larger, familyoriented units.
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5.3 GROWTH PLAN FOR THE GREATER GOLDEN HORSESHOE
The Growth Plan for the Greater Golden Horseshoe (“Growth
Plan”), is a Provincial Plan that directs regional growth in the
Greater Golden Horseshoe (GGH) to be managed until 2051.
The Growth Plan includes policies addressing transportation,
infrastructure, land use planning, urban form, housing, climate
change on a regional scale, with an overarching goal to maintain the
region’s quality of life and economic competitiveness.
The latest Growth Plan took effect on May 16, 2019 and includes
Amendment 1 to the Growth Plan, which took effect on August 28,
2020. The latest August 2020 Consolidation of the Growth Plan
includes Amendment 1. The 2019 Growth Plan builds upon the
framework established in the initial Growth Plan (2006) and the 2017
amendment, and responds to the key challenges that the region
continues to face. It provides enhanced policy directions to bring
more housing supply to the market and to ease pressure on housing
process. Among the objectives of the Growth Plan is to reduce urban
sprawl, and to this end it carries forward many of the policies of the
PPS while providing more direction on where intensification should
be focused.

SECTION 1.2.1 - GUIDING PRINCIPLES
Section 1.2.1 of the Growth Plan outlines a series of principles
to guide land use planning decisions and public investment in
infrastructure. These principles include making efficient use of land
and prioritizing intensification and higher densities in strategic growth
areas; building compact, vibrant, complete communities; planning
and managing growth to support a strong competitive economy;
sustainably managing natural resources; and optimizing the use of
existing and new infrastructure to support growth in a compact form.

The Proposed Development adheres to these principles by
intensifying an underutilized site that is well served by existing
infrastructure and transit. The Proposed Development will also deliver
a mix of housing options, uses and open space areas, which will
support complete community building.

SECTION 2.2.1 - MANAGING GROWTH
Section 2.2.1 of the Growth Plan directs growth and development,
which is primarily planned to be contained in settlement areas with
built-up, transit-supportive environments that can support the
achievement of complete communities. Policy 2.2.1.2 directs that
within settlement areas, development is to be focused in delineated
built-up areas; strategic growth areas; locations with existing or
planned public transit, and in areas with existing or planned public
service facilities. Policy 2.2.1.3 requires municipalities to undertake
integrated planning, and to provide direction for an urban form which
optimizes infrastructure to support the achievement of complete
communities. Policy 2.2.1.4 supports the achievement of complete
communities, including through the provision of a mix of uses, a
more compact built form, a vibrant public realm, contributing to
environmental sustainability, and a diverse range and mix of housing
options.
The Subject Site is located within a settlement area, and is well
supported by existing transit, municipal infrastructure and public
services. The Proposed Development will intensify an underutilized
site, better optimizing the use of the Land and the existing soft
and hard infrastructure that serves the Subject Site. The Proposed
Development will also contribute towards the creation of a complete
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community, as it will include a broader mix of uses and housing forms,
while significantly improving the public realm by providing on-site
parkland dedication, a Multi-Use Path connection between Bathurst
Street and Antibes Drive with the ability to connect to the park system
west of Torresdale Avenue, new landscaping and other site and
streetscape enhancements.

SECTION 2.2.2 - DELINEATED BUILT-UP AREAS
Section 2.2.2 provides more detailed policies regarding
intensification, stating that all municipalities within the Greater
Golden Horseshoe will develop a strategy to achieve the
minimum intensification targets to identify the appropriate scale
of development (2.2.2.3b); identify strategic growth areas and
recognize them as a key focus for development (2.2.2.3a); encourage
intensification generally throughout built-up areas (2.2.2.3c); and
ensure development is designed to support the achievement of
complete communities (2.2.2.3d).
The Proposed Development will contribute to achievement of
growth targets for the City of Toronto. In addition to intensifying
an underutilized site, the Proposed Development will support the
creation of a complete community by providing for a broader range of
new housing, while maintaining the existing apartment building, and
will provide a new public park and a Multi-Use Path connection.

SECTION 2.2.6 - HOUSING

municipalities to support the creation of an increased housing stock
and improved housing choice to accommodate forecasted growth.
The Proposed Development provides a range of unit types and sizes
in order to accommodate a diverse range of household sizes. This
proposal optimizes the use of land and infrastructure in order to
support growth in a compact and efficient form. Intensification of the
Site will renew the existing housing stock while contributing to the
achievement of a complete community.

SECTION 3.2. - INFRASTRUCTURE TO SUPPORT GROWTH
Section 3.2. addresses infrastructure planning, including the need
to integrate transportation planning with land use planning and
transportation investment (3.2.2.1). Key priorities include connectivity
between a variety of transportation modes, decreased reliance on
the automobile, increased use of active transportation and transit,
reduction of greenhouse gas emissions through encouraging the
use of low- and zero-emission vehicles, and adoption of a complete
streets approach.
The Proposed Development achieves an appropriate integration of
land use and transportation planning, as it supports intensification
along a Priority Transit Route and frequent bus route within the City
of Toronto. The redeveloped site will accommodate transit-oriented
growth and deliver enhancements to the public realm, which will help
promote transit use and active mobility, and decrease reliance on the
automobile.

The Growth Plan’s housing policies specify the importance of
providing a diversified housing stock and development permissions
to allow municipalities to achieve minimum density targets, and
ultimately support the achievement of complete communities.
The policies encourage multi-unit residential development that
incorporates a mix of unit sizes to accommodate a diverse range
of household sizes and incomes (2.2.6.3). The policies also direct
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GROWTH PLAN SUMMARY OPINION
The Proposed Development conforms with the Growth Plan, as it
facilitates compact infill and redevelopment of a site that is situated
within an existing built-up area and is supported by existing transit
and municipal infrastructure. The provision of a diverse range of
additional housing on the site will help enhance the supply of housing
within the Region and facilitate the creation of a more complete
community. The proposal makes efficient use of the site, delivering
new housing while also enhancing the public through the creation
of a new public park, a Multi-Use Path connection, and enhanced
landscaping around the buildings. As a compact and efficient
development, the proposal will promote transit use and active
mobility, and reduce reliance on the automobile.
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5.4 CITY OF TORONTO OFFICIAL PLAN
The Official Plan for the City of Toronto (“Official Plan”) establishes
the main set of policies that guide overall growth and development
in the City over the coming years. The Official Plan implements and
builds on the Provincial policy directions found within the Planning
Act, the PPS and the Growth Plan. The Official Plan must be
consistent with the PPS and conform with the Growth Plan.
The Official Plan establishes an urban structure which guides growth
and development. It also provides land use designations, which are
a key implementation tool for achieving growth as part of the City’s
urban structure. The Official Plan describes how development will
be focused on infill and redevelopment sites and will need to fit in,
respect and improve the character of surrounding areas.
This policy analysis is based on the April 2021 office consolidation of
the Official Plan. This most recent consolidation includes a number
of Official Plan Amendments which emerged through the Official
Plan Review process and recently came into force, including OPA 320
(Neighbourhoods & Apartment Neighbourhood), OPA 479 (Public
Realm), OPA 480 (Built Form).

CHAPTER 2: SHAPING THE CITY
Chapter 2 of the Official Plan outlines the City’s growth management
strategy to accommodate an estimated 3.19 million residents and
1.66 million jobs by the year 2031. The Plan emphasizes how growth
and reurbanization will be accommodated within the existing urban
structure, and promotes the optimization of existing transit services
and urban infrastructure.

Section 2.1 - Building a More Livable Urban Region
Section 2.1 describes how Toronto will work with neighbouring
municipalities and the Province to implement the Provincial growth
management framework across the Greater Toronto Area. Policy
2.1.1 sets out overarching growth management policies for the City,
including focusing on a pattern of compact centres, mobility hubs
and corridors linked to transit; making better use of existing urban
infrastructure; reducing auto dependency and improving air quality;
providing a full range of housing types; and increasing the supply of
housing in mixed use environments.
The Proposed Development will contribute to the achievement of the
growth management policies of Section 2.1 of the Official Plan. It will
deliver compact infill along Bathurst Street, which is a major corridor
within the City and which is identified as a Transit Priority Segment in
the Official Plan. The redevelopment of the Subject Site will create a
range of new housing, including apartment units and grade-related
townhouse units. The Proposed Development will optimize the use of
existing infrastructure and transit services, promote transit use, and
reduce automobile dependency.
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Figure 35: Bathurst Street is identified as a Transit Priority Route in Map 5.
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Policy 2.2.5 addresses the need to maintain and develop water,
wastewater and stormwater infrastructure to support the city-building
objectives of the Plan, including by acquiring land or easements to
implement stormwater management improvements.
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Street as discussed in prior block-planning exercises with the City of
Toronto.
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Section 2.3.1 - Healthy Neighbourhoods
Section 2.3 of the Official Plan is of relevance, given that the Subject
Site is located within a designated Apartment Neighbourhood. The
introductory text in Section 2.3.1 describes how most of Toronto’s
existing apartment buildings are located within built-up Apartment
Neighbourhoods where significant growth is not anticipated on a citywide basis. However, the Official Plan acknowledges that there may
be underutilized sites within Apartment Neighbourhoods that could
be improved through the addition of infill development that provides
additional housing, while maintaining and/or improving on-site
amenities for existing and new residents.
Policy 2.3.1.2 states that compatible infill may take place within
Apartment Neighourhood sites where there is sufficient space on a
site to accommodate additional buildings or additions. The policy
acknowledges that Apartment Neighbourhoods contain rental
apartment buildings that often need physical and social renewal
to achieve an improved living environment. Policy 2.3.1.2 also
states that infill development is required to be consistent with the
development criteria for Apartment Neighbourhoods, as found in
Section 4.2.2 of the Official Plan.
Policy 2.3.1.3 directs that developments in Apartment
Neighbourhoods which are adjacent or close to Neighbourhoods
will be compatible with those Neighbourhoods, provide a gradual
transition of scale and density, and maintain adequate light and
privacy. Policy 2.3.1.7 encourages enhancements to community and
neighbourhood amenities and the introduction of new community
facilities within Apartment Neighbourhoods.
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Policy 2.3.1.9 encourages owners of existing apartment buildings
to renovate and retrofit older apartment buildings in order to
achieve greater conservation of energy and water resources, reduce
greenhouse gas emissions, improve waste diversion and building
operations, improve indoor and outdoor recreational facilities, and
improve pedestrian access to buildings from the sidewalk. Policy
2.3.1.6 promotes environmental sustainability through landscape
improvements, tree planting and preservation, sustainable
technologies, and energy efficiencies.
The proposed infill development conforms with the healthy
neighbourhood policies of Section 2.3.1 of the Official Plan. The
Subject Site reflects a tower-in-the-park design and contains
expansive underutilized open spaces around the existing building,
as well as parking and service uses at grade. The large 1.9 hectare
site has the potential to accommodate the Proposed Development
of two new buildings as well as townhouses along the Antibes Drive
frontage. The Proposed Development will help to improve and
transform the property and deliver community-building benefits,
by creating additional housing, enhancing on-site amenities for
existing and new residents, and improving the quality of the existing
apartment building. The redevelopment will also incorporate green
building practices to achieve minimum Tier 1 of the Toronto Green
Standard and to support sustainability objectives of the Official Plan.
The Subject Site is not adjacent to any designated Neighbourhoods,
although consideration has been given to shadow impacts on the
Neighbourhoods farther east of Bathurst Street. The shadow impact
on these Neighbourhoods is minimal, as discussed in the Sun/
Shadow Study, available under separate cover.
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Section 2.3.2 - Toronto’s Green Space System and
Waterfront
The City’s Green Space System is comprised of lands designated
as Parks and Open Space Areas which are large, have significant
natural heritage or recreational value, and which are connected. The
policies of Section 2.3.2 seek to improve, preserve and enhance
the Green Space System, including by improving public access
and enjoyment of lands under public ownership (2.3.2.1a). Policy
2.3.2.3 specifies that the Green Space System will be expanded
by acquiring linkages between existing parks and open spaces,
and acquiring lands, or easements over lands, associated with
private development which can be connected to the System for the
extension of recreational trails.

D UP

LEX

Figure 36: The site is designated as Apartment Neighbourhood in the Official Plan

The Subject Site is situated in close proximity to vast green spaces
which encompass part of the City’s Green Space System, including
the Westminster ravine lands to the west and the hydro corridor and
associated playing fields and open spaces to the south. The proposed
transformation of the Subject Site will create a new east-west
pedestrian and cycling linkage between Bathurst Street and Antibes
Drive that will support access to Haryetta Gardens, the Westminster
valley, and G. Ross Lord Park. The proposed multi-use trail would be
located along the north property line, and is proposed to be conveyed
to the City as part of the approvals process. The proposed public park
at the northwest corner of the Subject Site would further contribute to
the green space network within the area.
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Figure 37: The site is situated in proximity to a vast green space network
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Section 2.4: Bringing the City Together: A Progressive
Agenda of Transportation Change
Policies within Section 2.4 aim to support the integration of
transportation and land use planning, with the overall goal being to
make more efficient use of transportation infrastructure and increase
opportunities for walking, cycling and transit use. Policy 2.4.2
requires that new developments conduct a Transportation Impact
Study which includes a Travel Demand Management (TDM) strategy.
The policies also promote an urban environment that encourages
pedestrian movement for people of all ages and abilities, including
by ensuring safe, accessible, comfortable pedestrian conditions
(2.4.14a); maximizing connections within the street network and to
other public or private pedestrian walkways (2.4.14b); and providing
adequate sidewalk widths in the design of all streets (2.4.14c).
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The reurbanization of the Subject Site will promote walking, cycling
and transit use, and will make more efficient use of available transit
services along Bathurst Street and within the area. The Proposed
Development includes significant improvements to the public realm,
which will enhance the pedestrian and cycling experience. The new
multi-use trail, enhanced sidewalks, new street tree planting, and
the creation of an enhanced waiting area at the existing TTC bus
stop will encourage active mobility and promote pedestrian comfort.
Further details on the proposed TDM strategy can be found in the
Transportation Study, prepared by RJ Burnside and included as part
of this application.
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Chapter 3 of the Official Plan contains policies that will help bring
2019 vision of a successful city by focusing on the built
to life theFebruary
City’s
environment, the human environment, the natural environment,
economic health and new neighbourhoods. The policies support the
overarching goals of the Official Plan of improving the quality of life,
creating a more beautiful environment, and fostering healthy, vibrant
and prosperous communities. A more detailed analysis of the built
form and urban design directions from Chapter 3 of the Official Plan
can be found in the Urban Design Analysis section of this report.
Below is a review of key Official Plan policies.

Section 3.1.1 - The Public Realm
Section 3.1.1 focuses on the design of an attractive, safe and
accessible public realm, and in particular the role of development
in enhancing and extending a high-quality public realm. The public
realm comprises all public and private spaces that the public has
access to, including streets, lanes, parks, open spaces and the parts
of buildings that the public is invited into.
Policy 3.1.1.2 identifies key objectives for the design of the public
realm, which includes fostering complete, well-connected walkable
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communities; supporting active transportation and public transit use;
providing a comfortable, attractive and safe setting for civic life and
daily social interaction; and providing opportunities for passive and
active recreation. Policy 3.1.1.3 encourages the City and its partners
to seek opportunities to expand and enhance the public realm.
The Proposed Development will deliver significant improvements
to the public realm, including the provision of on-site parkland
dedication, a Multi-Use Path connection between Bathurst Street
and Antibes Drive with the ability to connect to the park system to
the west, new landscaping and street tree planting, and sidewalk
enhancements. These public realm improvements will support the
pedestrian and cycling experience, promote active transportation and
use of the Bathurst Street bus route, and create spaces for civic life
and recreation.
Policy 3.1.1.11 states that private shared driveways, where deemed
to be appropriate by the City, will be publicly accessible, designed
as part of the broader public street and lane network, and meet the
design objectives for public lanes.
The Proposed Development involves the removal of the existing
vehicular access points and the introduction of a new private
driveway with accesses off of Bathurst Street and Don Lake Gate.
The new driveway that is proposed would be shared by and support
access for all users. The driveway will include space for vehicles,
as well as dedicated space for pedestrian walkways. The proposed
driveway and pedestrian walkways would connect seamlessly with
the broader street and sidewalk network.
Policy 3.1.1.13 provides direction to ensure that the design of
sidewalks and boulevards provides safe, attractive, interesting and
comfortable spaces for users of all ages and abilities.
The Proposed Development supports the creation of high-quality
sidewalks and boulevard areas for pedestrians. In particular, the
proposed site plan and landscape plan provides for continuous street

tree planting, appropriate building setbacks, and outdoor amenity
space and landscaped areas (3.1.1.13a). A continuous, accessible
and appropriately sized pedestrian clearway with a minimum width of
2.1 metres will be delivered as part of the redevelopment 3.1.1.13c).
The public realm policies of the Official Plan also provide direction
with respect to the design of new and existing blocks. Policy 3.1.1.15
sets out a series of design requirements to improve the quality of the
public realm and the functionality of the block.
The proposed infill development has been planned and designed
to respond to the larger block structure and organization. The
Proposed Development will expand and enhance the public realm by
introducing a new multi-use trail, a public park and enhanced outdoor
amenity space on the site (3.1.1.15a). The reconfiguration of the
site access points establishes a finer-grained pedestrian and cycling
network that urbanizes the site and improves site porosity (3.1.1.15c).
The placement of the two new residential buildings along Bathurst
Street and the introduction of grade-related residential uses will foster
street-oriented development and improve animation along Bathurst
Street (3.1.1.15d).
Policy 3.1.1.18 outlines a series of design objectives for new parks
and open spaces, while Policy 3.1.1.19 provides direction with
respect to the design of parks and publicly accessible open spaces.
The Proposed Development achieves the policy objectives for new
parks and open spaces. The proposed public park is located at the
northwest corner of the site, in a prominent location along Antibes
Drive and at the terminus of the new multi-use trail connection
(3.1.1.19a). The park has been strategically located towards the
west edge of the property, where it benefits from more generous
sun exposure and where it can enhance amenity for the Westminster
community (3.1.1.18c). At 797.4 square metres in size, the proposed
park has the potential to accommodate a variety of active and passive
recreational uses (3.1.1.18d) and meets the full parkland dedication
requirement for the Proposed Development.

URBAN STRATEGIES INC.
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Section 3.1.2 - Built Form
Section 3.1.2 of the Official Plan recognizes the importance of good
urban design as an essential ingredient of city-building. It notes that
developments must be conceived not only in terms of the individual
building site and program, but also in terms of how that building and
site fit within the context of the neighbourhood and the City. The built
form policies are organized into four categories, as reviewed below.
SITE ORGANIZATION & LOCATION
Policy 3.1.2.1 states that new development will be located and
organized to fit with its existing and/or planned context. It will frame
and support adjacent streets, parks and open spaces to promote civic
life and the use of the public realm, and to improve safety, pedestrian
interest and casual views to these spaces from the development. A
number of specific building design directions are identified within this
policy. Other built form policies pertaining to site organization provide
direction with respect to the provision of accessible open space,
appropriate setbacks and separation distances to protect privacy, and
minimizing the impacts of parking, loading and servicing spaces.
The Proposed Development achieves the site organization policies of
Chapter 3, as it:
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•

Fronts the two new residential buildings along Bathurst
Street, helping to animate this edge, and orienting the
proposed townhouses along Antibes Drive to help frame
the street and define the public realm, with main building
entrances located along these primary frontages (3.1.2.1a
and 3.1.2.1c);

•

Articulates the podiums of Building A to create a new open
space at the transit stop, and sets the buildings back from
the proposed park, multi-use trail and other public realm
areas to enhance the quality of these spaces (3.1.2.1b);
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•

Provides appropriate setbacks and tower separation
distances from the existing building and neighbouring
properties to protect privacy (3.1.2.3); and,

•

Internalizes vehicle parking and loading areas within the
buildings, and re-organizes the site to minimize the extent of
the driveway, to improve the safety and attractiveness of the
public realm (3.1.2.4).

BUILDING SHAPE, SCALE & MASSING
Policies 3.1.2.5 to 3.1.2.8 provide direction which seeks to ensure
that development fits within the existing and planned context. The
policies also emphasize the need for appropriate transition in scale
between different building heights or intensities, as well as from parks
and open spaces.
The Proposed Development has been designed and massed to
fit appropriately within the existing and planned context. The two
new residential buildings and the townhouse blocks are situated to
frame the adjacent streets and public realm. The proposed 7-storey
podiums (approximately 22 to 23 metres) for Buildings A and B
achieve an appropriate relationship to the 36 metre Bathurst Street
right-of-way. The towers incorporate a minimum stepback of 3.0
metres above the podium, which helps reduce the building mass
and improves sunlight and wind conditions. The proposed towers
also provide an appropriate separation distance from the retained
16-storey building, generally achieving a minimum tower separation
of 25 metres. The proposed buildings are also setback from the
proposed park and multi-use trail to help achieve a transition to these
new open spaces.
IMPROVING THE PUBLIC REALM THROUGH BUILDING DESIGN
Policy 3.1.2.9 directs that new building facades visible from the
public realm should fit with adjacent building facades, contribute
to the pedestrian scale, break up long facades, and ensure grade
relationships that provide direct access and views to the public realm.
Policy 3.1.2.10 identifies policy directions to ensure that development
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promotes civic life and provides amenity for pedestrians to make the
public realm attractive, interesting, comfortable and functional.

opportunities to support pedestrian access, recreational activities and
programming.

The redevelopment of the Subject Site is an opportunity to frame,
define and improve the public realm and enhance the pedestrian
experience. The addition of two new buildings along Bathurst Street
will help to activate, urbanize and animate this important frontage,
with ground floor lobbies, amenity spaces, grade-related residential
units, and generous glazing to support views, site access and activity
levels. Landscaping and streetscape improvements will further
enhance visual appeal and pedestrian experience around the edges
of the Subject Site, with consistent street tree planting, landscaped
open spaces, more generous sidewalks and boulevards achieved
through base building setbacks, and additional on-site tree planting
being provided.

Section 3.1.3 - Built Form - Building Types

PRIVATE & SHARED AMENITY SPACES
Policies 3.1.2.11 to 3.1.2.13 provide direction for the delivery of new
indoor and outdoor amenity spaces. The policies direct that new
indoor and outdoor shared amenity space which is provided as part of
multi-unit residential buildings should be high quality, well-designed,
and consider the diverse needs of all residents. Policy 3.1.2.13
policies specific policy directions relating to the design of outdoor
amenity spaces.
The redevelopment of the property creates an opportunity to improve
the quality of indoor and outdoor amenity spaces for existing and
future residents. While the existing building features limited indoor
amenity space and unprogrammed outdoor areas, the Proposed
Development will improve both the quality and quantity of amenity
space on site. A total of 1,775 square metres of indoor amenity space
is proposed, including amenity areas at grade and at Level 8 within
Buildings A and B, in addition to expanded amenity spaces within the
existing building. A total of 1,199 square metres of outdoor amenity
space is also proposed above the podiums at Level 8. Additional
landscaped open spaces will also be provided at grade, with

The built form directions found in Section 3.1.3 of the Official
Plan identify three scales of building types, ranging from low-rise
townhouses to high-rise towers. Policy 3.1.3.1 encourages a mix
of building types to be delivered on sites that can accommodate
more than one building, with buildings organized and sited to define
existing streets, parks and open spaces at appropriate scales, and to
achieve appropriate spacing of buildings and appropriate transition.
The Proposed Development accommodates a mix of building types
on the Subject Site, including two new apartment buildings and two
back-to-back townhouse blocks. The buildings have been organized
on the site to achieve a range of built form and urban design policy
objectives, as described within this section and within Section 4 of
this report.
TOWNHOUSE & LOW-RISE APARTMENT BUILDINGS
The Official Plan states that townhouses and low-rise apartment
buildings are generally no taller than four storeys in height. The
design parameters specified in Policy 3.1.3.3 state that townhouse
buildings will be designed to provide building and unit entrances
with direct access to public streets, pedestrians mews and walkways;
integrate with existing grades at the property line; and allow for
daylight and privacy on occupied ground floor units by providing
appropriate facing distances, building heights, angular planes and
stepbacks.
The proposed townhouse blocks are proposed as 3-storey (plus
rooftop amenity) back-to-back units that fit comfortably on the
Subject Site and help to animate the Antibes Drive frontage. The
entrances to the units face directly onto Antibes Drive or the midblock pedestrian mews situated between the proposed townhouse
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blocks and the existing building. A 3.0 metre setback from the
Antibes Drive property line will allow for landscaping and ensure
privacy for the units facing onto the street. The townhouse blocks are
spaced apart from the existing building by a minimum of 15 metres
(varies), creating a spacious mid-block north-south open space area
through the Subject Site.
TALL BUILDINGS
The Official Plan recognizes how tall buildings play a role in achieving
residential and office growth within the City, and highlights that tall
buildings can become important city landmarks when the quality
of architecture and its design are emphasized. The Official Plan
describes how tall buildings should only be considered where they
can fit into the existing or planned context, and where the site’s size,
configuration and context allows for the appropriate design criteria to
be met.
Policy 3.1.3.8 states that tall buildings should be designed to consist
of three parts - a base, a tower and a top - carefully integrated into a
single whole. A range of policy criteria are provided. Base buildings
should respect and reinforce good street proportion and pedestrian
scale and be lined with active, grade-related uses (3.1.3.9). The
tower portion should be designed to reduce the physical and visual
impacts of the tower, limit shadow impacts on the public realm and
surrounding properties, maximize access to sunlight, and mitigate
pedestrian level wind impacts (3.1.3.10). Policy 3.1.3.11 identifies
further tower design directions, which encourage tower stepbacks,
limiting and shaping the tower floorplates, providing appropriate
separation distances from other towers, and locating and shaping
balconies to limit shadow impacts. Policy 3.1.3.12 states that the top
portion of a tall building should integrate rooftop mechanical systems
and contribute to the surrounding skyline.
The large size of the Subject Site can support the addition of two infill
towers along the Bathurst Street frontage. The proposed high-rise
apartment towers feature 7-storey base buildings, with heights of
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approximately 22 to 23 metres, which contribute to the creation of a
pedestrian-scaled streetwall along Bathurst Street. The ground floor
also includes grade-related residential units, indoor amenity space,
and residential lobby space which will help animate the streetscape
and the site at grade. The towers have been designed as slender 750
square metre floorplate point towers, and they oriented in a northsouth direction to help mitigate shadow impacts on surrounding
properties. The towers also generally achieve a minimum 25 metre
tower separation from the retained 16-storey building, except at
the narrowest point for Building B where a separation distance of
23 metres is achieved for the small segment of Building B that is
located opposite from the farthest corner of the existing building.
The tops of the tower contain the mechanical penthouses and are
seamlessly integrated with the middle portion of the tower in a way
that contributes positively to the City skyline.

Section 3.1.5 - Heritage Conservation
The introductory text in Section 3.1.5 describes how the preservation
of cultural heritage is essential to the character of the city, and can
contribute to other social, cultural, economic and environmental goals
of the City. As the Subject Site is not listed or designated, most of the
policies in Section 3.1.5 do not apply. However, Policy 3.1.5.2 directs
that properties of potential cultural heritage value or interest will be
identified and evaluated to determine their cultural heritage value.
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 HIA concludes that the Site meets some of the
evaluation criteria for cultural heritage value, and that the proposed
development will appropriately conserve the potential heritage value
of the Site by retaining the existing building in situ and providing
compatible and distinguishable new development.
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Section 3.2.1 - Housing

Section 3.2.3 - Parks and Open Spaces

The Official Plan’s housing policies support the creation of a full range
of housing in terms of form, tenure and affordability, across the City
and within neighbourhoods, to meet the current and future needs
of residents (3.2.1.1). Policy 3.2.1.1 directs that the existing stock of
housing will be maintained, improved and replenished, and that new
housing will be encouraged through intensification and infill that is
consistent with the Official Plan.

The Official Plan recognizes Toronto’s system of parks and open
spaces as a necessary element of city-building as the City grows and
changes. Policy 3.2.3.1 identifies a number of strategies which seek
to maintain and enhance the City’s green spaces, including adding
new parks and amenities, protecting access to publicly accessible
open spaces, expanding the system of open spaces and developing
open space linkages, and promoting the use of private open space
and recreation facilities. The City’s parkland dedication provisions are
specified in Section 3.2.3 of the Official Plan. The applicable parkland
dedication rate is 5% of lands for residential development and 2% of
land for all other uses, unless the alternative parkland dedication rate
applies. The Subject Site is not located within a parkland priority area
and therefore the standard parkland dedication rates would apply.

Policy 3.2.1.5 pertains to significant new development on sites
containing six or more rental units, where existing rental units will be
kept in the new development. The policy requires that the existing
rental units which have affordable and mid-range rents will be
secured as rental housing, and that improvements and renovations
to the existing rental housing should be secured through the
development to extend the life of buildings that are to remain and to
improve amenities, without pass-through costs to tenants.
The Proposed Development will retain the existing rental building
on the Subject Site and introduce two new residential towers, along
with two back-to-back townhouse blocks, which will increase the
number of units on the property and diversify the housing supply.
The proposed infill of the site will result in a greater mix of tenures,
building forms and unit types than currently existing on the site
today. The existing building will be retained and improved through
the addition of new indoor and outdoor amenity spaces, expanded
locker rooms, lobby renovations, and additional loading, servicing
and garage collection areas that will improve the functionality of the
building. The Proposed Development will not result in any loss of
existing rental units.

Policy 3.2.3.8 provides direction with respect to the location and
configuration of land to be conveyed as parkland. The policy states
that public parkland should be free of encumbrances, sufficiently
visible and accessible from adjacent public streets; be of usable
shape, topography and size; and be consolidated or linked with
existing or proposed parks or green spaces.
The infill and renewal of the Subject Site allows for the delivery of
on-site public park space as part of the redevelopment. A 797.3
square metre public park is proposed at the northwest corner of the
property, creating a new public space amenity for the community. The
proposed park size achieves the Official Plan’s parkland dedication
requirement of 5% of the net site area. The proposed public park
would front onto Antibes Drive and would be integrated and linked
with the proposed Multi-Use Path as well as the proposed public park
associated with the 5950 Bathurst Street redevelopment, helping
to establish a new green space linkage within the community. The
park will be free of encumbrances, highly visible and accessible
from Antibes Drive and from the Multi-Use Path, and is generally
rectangular in shape, allowing for a range of park programming and
landscape design opportunities.
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CHAPTER 4: LAND USE DESIGNATIONS
Chapter Four establishes the City’s land use designations, one of the
Official Plan’s key implementation tools. These designations establish
generalized uses across the City, as well as a range of criteria for new
development. The Official Plan’s land use map (Map 18) designates
the Subject Site as Apartment Neighbourhoods. Relevant Apartment
Neighbourhood policies are reviewed below.

Section 4.2 - Apartment Neighbourhoods
Like many other clusters of high-rise rental apartment buildings within
the City, the Subject Site is designated as Apartment Neighbourhoods
in the Official Plan. The preamble text in Section 4.2 describes
how Apartment Neighbourhoods are distinguished from low-rise
Neighbourhoods by their greater scale of buildings. The Official Plan
states that built-up Apartment Neighbourhoods are stable areas of
the City where significant growth is not anticipated on a city-wide
basis, however development within Apartment Neighbourhoods may
also include redevelopment of underutilized or vacant sites, which
would be evaluated based on the criteria in the Plan.
Policy 4.2.2 outlines a series of development criteria for Apartment
Neighbourhoods, to ensure that development contributes to the
quality of life for existing and future residents. The criteria address a
range of matters, including transition in scale, limiting shadow and
wind impacts, framing streets and parks with good proportion, and
addressing matters of vehicular parking, loading, and servicing.
Policy 4.2.3 provides that compatible infill development may be
permitted on a site within a developed Apartment Neighbourhood
with one or more existing apartment buildings, where such
development improves the existing site conditions in a variety of
potential ways. Policy 4.2.6 states that on larger sites which have
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the opportunity for more than one new building, a framework of
additional public streets, shared driveways, new parkland and shared
open space may be required to create infill development that meets
the objectives of the Official Plan.
The Proposed Development conforms with the Apartment
Neighbourhood policies of the Official Plan. In particular, the overall
site plan and building layout and design achieve the development
criteria specified in Policy 4.2.2 by:
•

Locating the taller building elements along the Bathurst
Street frontage, with lower-scaled townhouse forms along
the west side of the Subject Site, to help create a transition
in scale towards the low-rise residential dwellings west of
Antibes Drive (4.2.2a);

•

Orienting the two proposed towers in a north-south direction
and with slender 750 square metre floorplates to minimize
shadow impacts. In addition, the taller building height of
Building A has been strategically situated at the north side of
the property to help minimize shadow impacts on the lowrise Neighbourhoods east of Bathurst Street (4.2.2b);

•

Locating the proposed new residential buildings along
Bathurst Street and the townhouse blocks along Antibes
Drive at a good proportion, helping to support comfortable
sunlight and wind conditions for pedestrians (4.2.2c);

•

Removing the existing surface parking areas and locating
all parking on-site within the underground garage, and
providing a total of 775 bicycle parking spaces for residents
and visitors (4.2.2d);

•

Internalizing all loading and servicing areas, which helps
to minimize the impacts on adjacent streets and existing
residences (4.2.2e); and,
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•

Providing 1,775 square metres of indoor amenity space and
1,199 square metres of outdoor amenity space to support
the two new residential buildings and townhouses, with new
amenity spaces also provided within the existing building
(4.2.2f).

The proposed infill of the Subject Site will also improve the existing
site conditions in a number of ways, as set out in Policy 4.2.3,
including by: meeting the criteria set out in Policy 4.2.2; providing
appropriate separation distances between buildings; expanding
and enhancing the amenity space within the existing building;
improving the quality and functionality of the landscaped open
spaces; internalizing the loading area for the existing building; and
introducing a new public park and Multi-Use Path that will enhance
amenity for residents.

OFFICIAL PLAN SUMMARY OPINION
The Proposed Development conforms with the City of Toronto Official
Plan. It delivers compact infill and new housing along a major city
corridor and frequent transit route. The reurbanization of the Subject
Site will promote walking, cycling and transit use, and will make more
efficient use of available transit services along Bathurst/Antibes and
available municipal infrastructure within the area.
The infill development will increase the supply of housing within the
City and help diversify the range of housing available through the
addition of new apartment units and grade-related townhouse units.
The existing rental building will be retained and improved, which will
enhance the quality of the City’s rental housing supply.
The Proposed Development delivers significant public improvements
that will enhance the pedestrian experience, provide spaces for social
interaction and recreation, and enhance the quality and character of the
site and surrounding area. Key improvements include the provision of a
new on-site public park, a new Multi-Use Path, enhanced sidewalks, a
children’s play area, and a new transit waiting area and potential POPS.
The Proposed Development achieves key Official Plan policies
relating to Apartment Neighbourhoods and the creation of healthy
communities. The Proposed Development will improve the quality of
the site and deliver a range of community-building benefits, including
additional housing, enhanced on-site amenities, and improvements to
the existing rental apartment building.
The proposed building design are consistent with the built form
polices of the Official Plan. The two proposed high-rise towers
have been massed to fit within the existing and planned context.
The buildings incorporate appropriate heights, tower separation
distances, setbacks and stepbacks, and effectively frame and animate
the Bathurst Street frontage. The proposed townhouse blocks have
been oriented along the Antibes Drive edge, and sited to allow for a
generous opening towards the existing building from the west.
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5.5 ZONING
The 155 Antibes Drive property is subject to both former City of
Toronto Zoning By-law 438-86 and to the new Toronto Zoning Bylaw 569-2013 which remains under appeal.

CITY OF TORONTO ZONING BY-LAW 569-2013
The Zoning By-law 569-2013 zones the Subject Site as Residential
Apartment Commercial - RAC (f30.0; a1375; d1.5). The RAC
Zone permits dwelling units within apartment buildings, as well as
emergency service uses, parks, and a variety of non-residential and
community uses with conditions. RAC Zone regulations apply to the
Subject Site with respect to yard setbacks, minimum lot area and
frontage, and maximum lot coverage and floor space index.
Where two or more residential buildings are located on the same lot,
the required minimum above-ground separation distance between
the main walls of each building is, for portions less than 11.0 metres
in height, 5.5 metres if there are no openings to dwelling units and
11.0 metres if there are openings to dwelling units. For any portion
of the buildings with a height greater than 11.0 metres, the distance
between main building walls must be the distance equal to the
average height of those buildings.
A maximum height of 24.0 metres is permitted as a baseline.
Notwithstanding, similar to the applicable regulations under Zoning
By-law 7625, height permissions are linked to yard setbacks, such
that a base height of 11.0 metres applies, with the permitted height
increasing by 1.0 metre for each 2.0 metres of additional side yard
setback provided.
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FORMER CITY OF NORTH YORK BY-LAW 7625
The Subject Site is zoned RM6, Multiple-Family Dwellings Sixth
Density Zone, under the former City of North York Zoning By-law
7625.The RM6 zone permits a variety of residential uses, including
apartment house dwellings, converted dwellings, double duplex
dwellings, duplex dwellings, multiple attached dwellings (i.e. street
townhouses), single family dwellings, semi-detached dwellings. It also
permits a limited range of institutional-type uses including, hospitals,
nursing homes, religious institutions, and sanitariums.
The apartment house dwelling regulations include:
■

a minimum lot area of 1,375 square metres;

■

a maximum lot coverage of 35 percent for all buildings;

■

a minimum lot frontage of 30 metres;

■

a minimum front yard setback of 7.5 metres, side yard setback of
4.5 metres on each side, and a rear yard setback of 7.5 metres;

■

a minimum distance between buildings, or portions of buildings,
of not less than the height of the highest building or portion
thereof;

■

a maximum gross floor area of 150 percent of the lot area (1.5
FSI); and

■

a maximum building height that is based on a base height of 11
metres, with the permitted height increasing by 0.6 metres for
each 0.3 metres of additional side yard setback provided.
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ZONING BY-LAW SUMMARY OPINION
The proposed Zoning By-law Amendments are required to permit
increased height and density on the Subject Site as well as to
facilitate a range of development standards to provide relief from
the provisions of the applicable by-laws to facilitate the Proposed
Development.
The proposed Zoning By-law Amendments maintain the intent of the
Official Plan as they provide for compatible infill development in a
designated Apartment Neighbourhood. The Amendments facilitate
a scale and form of development that satisfies the OP criteria for
infill development in Apartment Neighbourhoods and will enable
intensification on an underutilized site in close proximity to a range of
existing and planned hard and soft infrastructure.
Overall, the proposed Zoning By-law Amendments represent good
planning and are consistent with the Provincial Policy Statement,
conform to the Growth Plan and Toronto Official Plan, and implement
site-specific development standards that maintain the intent of the
applicable Tall Building Design Guidelines and Townhouse & Low-Rise
Apartment Guidelines.
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5.6 TALL BUILDING DESIGN GUIDELINES
The Tall Building Design Guidelines were adopted by Council in
May 2013. The Guidelines consolidate the former Design Criteria
for the Review of Tall Building Proposals (2006) and the Downtown
Tall Building Vision and Performance Standards Design Guidelines
(2013) to establish a unified set of measures to evaluate tall
building development applications in the City.
The document states that, as guidelines, they should be afforded
some flexibility in their application, particularly when looked at
cumulatively. The Guidelines should also be read together with the
Official Plan, applicable Zoning By-laws, Secondary Plans and other
applicable policies, standards or guidelines.
The Guidelines provide direction under four broad themes: Site
Context, Site Organization, Tall Building Design and Pedestrian
Realm. Among the most critical guidelines are the built form
guidelines relating to maximum floorplate size of 750 square metres,
with flexibility for greater sizes in certain circumstances, as well
as tower separation distances of 25 metres on the same site, and
setbacks of 12.5 metres from adjacent property lines or centrelines of
adjacent streets.

SUMMARY OPINION
The Proposed Development achieves the overall intent of the Tall
Building Design Guidelines. The proposed buildings have been sited,
massed and organized on the Subject Site to comply with key design
guidelines, including:
■

A 95 metre separation distance between the two proposed towers
on the property, and a 25 metre setback between the new towers
and the retained 16-storey apartment building;

■

750 square metre floorplates for both proposed towers;

■

Tower stepbacks of 14.4 metres to the north property line and 6.0
metres to the east property line;

■

3 metre towers setback from their podiums where facing onto a
street; and

■

The ground floor of 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.

A more detailed review of the Tall Building Design Guidelines can be
found in the Urban Design Analysis section of this report.
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5.7 TOWNHOUSE & LOW-RISE APARTMENT GUIDELINES
The Townhouse and Low-Rise Apartment Guidelines were
adopted by Council in January 2018. The guidelines support the
implementation of Official Plan policies by providing specific design
direction for low-rise (primarily residential) buildings. The intent of
the guidelines is to provide tools for developing townhouses and
low-rise apartment buildings at an appropriate scale, in context with
the surrounding area. They address infill townhouse developments
as well as developments on larger sites.
One of the key considerations of the Townhouse and Low-Rise
Apartment Guidelines is quality of life and liveability. It is recognized
that design and structure can influence the way of life of a city and
contribute to the building of a community.
Section 3 provides guidelines on site organization in efforts to
enhance the public realm. Guideline 3.1 outlines how streets and
walkways should be safe and comfortable by creating attractive
pedestrian environments with landscaping, including trees,
pedestrian scale lighting and other amenities. Guideline 3.3
encourages buildings to be located along the edges of streets, parks
and open spaces to maintain high visibility and direct access to front
door entrances.
Section 4 outlines the Building Design recommendations for
townhouses and low-rise buildings. The following key design
directions are noted:
Fit and Transition (4.1): Ensure buildings fit within the existing or
planned context and provide appropriate transition in scale to the
buildings, parks and open space.
Primary Entrances (4.3): Ensure well-designed front entrances
and front yards. Enhance privacy for residents while maintaining
“eyes on the street.”

Private Outdoor Amenity Space (4.4): Enhance the usability,
comfort and appearance of private outdoor amenity spaces within
the public realm.
Building Relationship to Grade and Street (4.5): Developments
should relate directly to the existing or ‘natural’ grade and blend in
with the topography of the surroundings.
Section 5 of the guidelines promote the use of specific landscape
and building elements to enhance the pedestrian realm. Guideline
5.1 promotes the use of high-quality, sustainable streetscape and
landscaping between buildings and adjacent streets, parks, and
open spaces.. Guideline 5.3 highlights the importance of carefully
considering the architectural design and materiality of a building.

SUMMARY OPINION
The townhouses which are included as part of the Proposed
Development generally achieve the intent of the Townhouse and
Low-Rise Apartment Guidelines as discussed further in Section 4
of this report. The three-storey townhouses are oriented along the
west side of the Subject Site, where they fit within the surrounding
context and help achieve a transition in height and scale from
Bathurst Street towards the lower-scale residential dwellings to the
west. The townhouses are setback by 3.0 metres from the street in
order to accommodate enhanced landscaping and streetscaping
improvements. 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.
Detailed design for the townhouses will be advanced at the Site Plan
Approval stage.
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5.8 GROWING UP GUIDELINES
In 2015, the City initiated a study entitled “Growing Up: Planning
for Children in New Vertical Communities” to build on the Official
Plan’s policy direction for a “full range of housing, in terms of tenure
and affordability, across the city and within neighbourhoods.”
On July 28, 2020, Toronto City Council adopted the updated final
version of the Growing Up Guidelines in the evaluation of new and
under-review multi-unit residential development proposals.
The intent of the guidelines is to integrate family sustainable design
into the planning of new multi-unit residential development. The
guidelines are organized at three scales: the Neighbourhood Scale,
the Building Scale, and the Unit Scale. The three overarching
objectives of the guidelines are:
1. Diversity of housing to generate a stronger sense of community
by providing a critical mass of larger two- and three- bedroom
units;

500 meters of new development site (1.2.i.b); and creating linkages to
child-focused destinations (1.2.i.d.2).
Section 2 of the guidelines discusses how buildings can better
accommodate families through recommendations on building
configuration, typology, design and construction, circulation
areas and shared spaces, as well as storage and utility needs. The
guidelines recommend that a building should provide a minimum of
25% large units, including 10% three-bedroom units and 15% twobedroom units.
Section 3 of the guidelines provides specific unit size
recommendations for two-bedroom and three-bedroom suites, with
two-bedroom units ranging from 87-90 square meters (936-969
square feet) and three-bedroom units ranging between 100-106
square meters (1076-1140 square feet).
A summary of the proposed residential unit mix is provided below.

2. Livability and quality to keep a diverse population in the city by
ensuring greater convenience to work and amenities in lieu of
household space; and,
3. Planning from the perspective of a child to facilitate children’s
independent mobility and to meet their needs through public
realm designs.
Section 1 outlines child friendly guidelines at the scale of the
neighbourhood. Guideline 1.1 outlines how designing safe
mobility networks encourage children’s independence and active
transportation, such as the incorporating pedestrian infrastructure
that minimizes the exposure risk of children to motorized vehicles
(1.1.d.a). Guideline 1.2 describes how equitable park access can be
achieved, including prioritizing parkland dedication over cash-in-lieu
of parkland (1.2.i.a); locating new parks or open spaces within 250-
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1B

1B+D

2B

2B+D

3B

Total
Suites

Building A

193

12

128

20

36

389

Building B

101

111

79

21

40

352

0

0

0

0

24

24

Total Units

294

123

207

41

100

765

Total (%)

38%

16%

27%

5%

13%

100%

Townhouses

Table summarizing the proposed unit mix
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The average unit sizes for the 765 new residential are:
■

1-bed: 51 m2

■

2-bed: 72 m2

■

3-bed: 103 m2

SUMMARY OPINION
The Proposed Development achieves the intent of the Growing Up
Guidelines. The proposed infill will increase the quantity and quality
of housing on the Subject Site. The existing building and its 259 rental
apartment units will be retained, while an additional 765 residential
units are proposed to be introduced. The addition of 765 new
residential units will help to diversify the housing supply and will offer
a range of living options for family households with children, including
both rental and condominium housing, as well as a range of unit
types, including two-bedrooms, three-bedrooms, ground-oriented
units, and townhouse units.
The new residential units which are proposed achieve the unit mix
recommendations of the Growing Up Guidelines. Of the 765 new
units proposed, 100 units (approximately 13%) will be three-bedroom
units, while 248 units (approximately 32%) will be 2-bedroom
units. Overall, approximately 45% of the proposed units will be
larger two-bedroom and three-bedroom suites, which exceeds the
recommendations in the Growing Up Guidelines.

The average unit sizes for the 765 new residential units are generally
in keeping with the unit size recommendations in Section 3 of the
Growing Up Guidelines, and will provide a range of functional units
for different household sizes that meet housing market demand.
The Proposed Development will improve the quality of the public
realm and create spaces to support children’s activity. A children’s
play area is proposed at the south end of the Subject Site, in a
location which benefits from generous sun exposure. In addition,
the proposed public park and multi-use path will enhance amenity
options for children and families. Other indoor and outdoor amenity
areas will offer the potential to accommodate programming or spaces
which are oriented towards families.
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5.9 PET-FRIENDLY GUIDELINES
The City of Toronto’s “Pet Friendly Guidelines and Best Practices
for New Multi-Unit Buildings” document provides a series of
guidelines to inform the design and planning of pet amenities in
multi-unit, high-density residential communities. Specifically, the
guidelines aim to support a network of complementary and diverse
pet-friendly spaces and amenities to supplement the City’s existing
public realm. The guidelines are presented at three scales: the
Neighbourhood, the Building, and the Unit.
Section 3.1 focuses on the neighbourhood scale and specifies that
“new developments should support their on-site pet population with
amenities and spaces to meet their needs and reduce the burden on
public parks and open spaces.” Further, Section 3.2 recommends
that an inventory of types of open spaces in the area be considered
when planning new developments, to better understand what on-site
facilities should be provided.
Section 4 of the guidelines contains recommendations for the design
of new buildings in terms of use, function, location, and design of onsite amenities to support the creation of more pet friendly buildings.
Sections 4.2 and 4.3 provide detailed guidelines for outdoor and
indoor pet relief areas, including matters such as their design,
features, materials, size, location, operations and maintenance.
Section 4.5 details the recommendations on the design of pet-friendly
publicly accessible open spaces. Section 4.9 provides options for
winter design and quick relief and safe and comfortable spaces for
pets and all residents year round.
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SUMMARY OPINION
The Proposed Development incorporates various design elements
that will contribute towards the creation of a pet-friendly community.
Two pet relief areas are proposed to be located at grade, while other
indoor and outdoor amenity spaces which are proposed also have the
potential to accommodate other pet-friendly spaces. The Proposed
Development also provides for a new public park. While the park will
be subject to a future design process, the park is sized and shaped
to support a range of potential programming could include petfriendly spaces. In addition, the proposed multi-use path and other
streetscaping improvements will create enhanced pedestrian spaces
and facilitate connections to other parks and green spaces within the
area which may offer additional pet-friendly amenities. Additional
details regarding the design of proposed pet-friendly amenity
spaces and landscaped areas will be advanced through the Site Plan
Approval process.
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5.10 MULTI-USE TRAIL GUIDELINES (2015)
In 2015, the City released its Multi-Use Trail Design Guidelines
document to support the implementation of the Official Plan
by helping to develop a safe and comfortable environment that
encourages people of all ages to choose active transportation for
everyday mobility and enjoyment.
The general intent of the Multi-Use Trail Design Guidelines is to
provide tools to plan excellent multi-use trails throughout the City
that incorporate best practices for universal design. To achieve a
standardize process for planning and designing trails, the guidelines
categorize trail types as primary trails, secondary trails, and highcapacity trails. The multi-use trail proposed on the Subject Site would
be classified as a secondary trail that connects between destinations
within a small geographic area, or acts as a feeder or tributary
routes for larger trails. The following requirements for the design of
a secondary trail, as found in Section 4 of the guidelines, should be
considered:
■

Trail Corridor Width: A minimum width of 5.1m and a default
width of 7.0m for secondary trails, which includes the multi-use
trail surface, the lateral clearance, and the furnishing zone

■

Paved Trail Width: A 3.0m paved trail space would typically be
expected.

■

Buffer (Lateral Clearance): Preferred buffer width of 1.0 metre.

SUMMARY OPINION
The Proposed Development adheres to the design objectives and
guidelines of the City’s Multi-use Trail Design Guidelines, in that it
provides a new multi-use trail connection along the north edge of the
Subject Site that encourages active transportation and recreational
activity. The Proposed Multi-use Trail will be a vital connection
running east-west from Bathurst Street to Antibes Drive, supporting
connections to the vast green spaces to the west, including the
Westminster valley lands and Haryetta Gardens.
The proposed Multi-Use Path meets and surpasses the minimum
design requirements for a secondary trail. The trail corridor will sit
within an 8.4-metre-wide strip of land along the north property
line that is proposed to be dedicated to the City. The MUP can
accommodate a 3.0 metre paved asphalt trail, a 1.0 metre horizontal
buffer along both sides of the paved pathway, and a 1.0 metre
furniture zone. Additional landscaping will also be provided to the
south of the MUP to create an enhanced public realm and to facilitate
a transition to the proposed buildings.
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6.0 Supporting Studies
6.1 HOUSING ISSUES REPORT
A Housing Issues Report was prepared for this application by Urban
Strategies Inc. and submitted under separate cover. The purpose
of the Housing Issues Report is to provide information related to
the impact of the Proposed Development on the City’s supply of
affordable and mid-range rental housing.
The Site is presently occupied by a 16-storey apartment building
with 259 rental dwelling units. 14 of the units are currently vacant.
There are 87 occupied two-bedroom units, which include 65 units at
or below average market rent, and 22 units at mid-range rents. There
are 158 occupied three-bedroom units, which include 134 units at or
below average market rent, and 24 units at mid-range rents.
The existing 16-storey apartment building, including the 259 existing
rental dwelling units will be retained in its entirety. Enhancements
to the building are proposed, including new indoor amenity spaces,
an upgraded and expanded lobby area, new storage lockers, a new
parking entrance, a new enclosed loading area, and various landscape
enhancements across the Site.
Overall, the Housing Issues Report finds that the Proposed
Development conforms to the applicable Provincial and Municipal
housing policies, and will facilitate desirable reinvestment into the
existing housing stock.

6.2 COMMUNITY SERVICES &
FACILITIES STUDY
A Community Services & Facilities Study (CS&F) was prepared for this
application by Urban Strategies Inc. and submitted under separate
cover. The purpose of the CS&F study is to review the demographic
character of the area and assess the degree to which the Proposed
Development will impact existing public services and facilities in the
area. The study provides a demographic profile of the surrounding
community and an inventory of existing services – schools,
community recreation centres, libraries, child care centres and human
service organizations.
The key findings of the CS&F study are as follows:
•

The Proposed Development includes 765 new residential units,
which could generate an additional population of approximately
1,399 residents.

•

Although there is adequate secondary school capacity, there is
limited capacity at the elementary school level to accommodate
the Proposed Development.

•

The Subject Site is very well served by community recreation
centres, existing library facilities, childcare facilities and human
service agencies, and local community organizations.

Overall, the CS&F Study Area is well served by a range of community
services and facilities. It is Urban Strategies’ opinion that there is
sufficient community services and facilities to accommodate the
Proposed Development.
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6.3 PUBLIC CONSULTATION
STRATEGY
A Public Consultation Strategy was prepared for this application
by Urban Strategies Inc. and Bousfields Inc. and submitted under
separate cover. The purpose of the Public Consultation Strategy is to
engage the existing tenants and surrounding community and advance
common objectives in the redevelopment of the Subject Site.
The desired outcome is to establish valuable partnerships with
existing tenants, local community members, nearby neighbours, and
stakeholders, ensuring their involvement and opportunities to provide
feedback on the project.
The proposed consultation strategy will provide opportunities to
introduce the Proposed Development, foster a dialogue, identify
issues, and solicit feedback on the Proposed Development and its
relationship to the surrounding context.
The Owners and the project team intend to ensure the feedback loop
is completed for all interested consultation participants. Comments
and concerns captured during the engagement process will be
considered with the goal of balancing planning principles, site
programming requirements, operational efficiencies and functions of
the Proposed Development. All comments received by the applicant
will be monitored, reviewed and tracked.

6.4 SUN/SHADOW STUDY
A Sun/Shadow Study was prepared for this application by Urban
Strategies Inc. and submitted under separate cover. The purpose of
the document is to comment on the shadow impacts of the Proposed
Development in the context of the applicable planning and urban
design policies and guidelines concerning shadowing.
Overall, 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.
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. 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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6.5 TRANSPORTATION STUDY
A Transportation Study was prepared for this application by R.J.
Burnside & Associates Ltd.
With respect to impacts on nearby road traffic, the Transportation
Study finds that all existing intersections in proximity to the Site are
currently operating, and will continue to operate after the Proposed
Development is completed, with excess capacity, with a level of
service “E” or better, and with queue lengths within respective storage
lengths and link distances, with the exception of some movements at
the intersection of Bathurst Street/Drewry Avenue/Don Lake Gate.
With respect to the overall site layout, the report finds that the site
circulation network and garages are appropriate for accommodating
all modes of travel. City refuse trucks can access the proposed loading
spaces and have full on-site maneuverability. An access and circulation
analysis confirms that the garages will be able to accommodate a
passenger design vehicle at all ramps and on all levels.
With respect to Transportation Demand Management (TDM), the
Transportation Study recommends the following potential TDM
measures:
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■

Internal secured bicycle storage for residents;

■

Outdoor bicycle racks strategically placed at ground level near
main entrances / lobbies for visitors;

■

Sidewalk connections from building entrances to the existing
external sidewalk network along Antibes Drive, Don Lake Gate
and Bathurst Street;

■

Proposed bike lanes on Bathurst Street;

■

An information package for residents, which would include TTC
and GO Transit maps and schedules, cycling and trail maps, and
information on Smart Commute;
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■

Encourage residents to join the Toronto Central Smart Commute
Program;

■

A bicycle repair station located adjacent to bicycle storage room(s);

■

Parking spaces will not be bundled with residential units; and

■

Recommending parking rate reductions for resident and visitor
parking.

These TDM measures are expected to reduce vehicle trips by 15% or
more.
Based on a review of other nearby proxy sites showing a pattern of
reduced parking requirement for similar developments, the report
recommends that a resident parking supply of 772 spaces (0.75
spaces per unit) will meet future parking demand, and a visitor
parking supply of 103 spaces (0.10 spaces per unit) will meet future
visitor parking demand.
57 short-term bike spaces and 724 long-term resident bike spaces
are provided, which will exceed the zoning by-law requirements. The
Proposed Development will provide three Type-G loading spaces
(one each for Building A, B & E) which will exceed the zoning by-law
requirement.
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6.6 WIND STUDY
A Wind Study was prepared for this application by Gradient Wind
Engineers & Scientists. The report describes a pedestrian-level wind
study (PLW) that investigates wind conditions within and around the
Site, and identifies areas where wind conditions may interfere with
certain pedestrian activities, providing recommendations for potential
mitigation measures where required.
The PLW involves simulation of wind speeds for selected wind
directions in a 3D computer model using the computational fluid
dynamics technique, combined with meteorological data integration.
In summary, the PLW finds the following:
1. Most areas within and surrounding the Site are predicted to
experience conditions considered acceptable for pedestrian use
throughout the year. One exception is the pedestrian plaza at
the southeast corner of the Site (at Bathurst & Don Lake Gate,
adjacent to the transit stop) where targeted mitigation should
be explored in the form of landscaping features such as wind
screens, topographical depressions or berms, or coniferous
plantings in dense arrangements.
2. To ensure that conditions on the Level 8 amenity terraces in
Buildings A & B are suitable, mitigation will be required. This
includes a combination of tall perimeter wind barriers, typically
glazed, and in-board wind barriers located around sensitive
pedestrian areas. Overhead protection such as canopies or
pergolas are also recommended for the Building B amenity terrace.
Additional options for wind mitigation will be investigated and
confirmed in collaboration with the design team through the
subsequent Site Plan Control application.

6.7 FUNCTIONAL SERVICING
& STORMWATER
MANAGEMENT REPORT
A Functional Servicing & Stormwater Management Report was
prepared for this application by Lithos Group. The Report assesses
the impact of the Proposed Development with respect to storm
drainage, sanitary sewers, water supply and site grading.
With respect to stormwater management, the site stormwater
discharge will be controlled to the 2-year pre-development flow, for all
flows up to a 100-year storm event. For the Proposed Development,
stormwater flow will be discharged towards the existing storm sewer
networks along Bathurst Street and Antibes Drive. On-site stormwater
storage will be required for the Proposed Development, designed
to provide enhanced level (Level 1) protection as specified by the
Ministry of Environment, Conservation & Parks. Through a future
Site Plan Control application, a detailed analysis will be provided to
assess on-site water quality and to determine additional measures
required to achieve an overall total suspended solids removal of 80%,
as required by MECP.
With respect to sanitary sewers, four separate sanitary connections
will be provided for the Proposed Development: two for Building A
& B; one for Buildings C, D & E, and one for the parkland dedication
area. The connections for Building A & B will connect to the existing
300 mm diameter sanitary sewer along Bathurst Street. The
connections for Buildings C, D & E and the parkland will connect to
the existing 250 mm diameter sanitary sewer along Antibes Drive.
The additional net discharge flow from the Proposed Development
towards the sanitary sewer network is anticipated at approximately
15.45 litres per second.
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6.8 ENERGY STRATEGY REPORT
Under dry-weather pre- and post-development conditions, the
downstream sewer network will perform under free flow conditions or
with a freeboard more than 1.8 metres. Under wet weather pre- and
post-development conditions, there are sewers where the freeboard
is less than 1.8 metres, and where surface flow is observed. Detailed
impacts of the Proposed Development will be evaluated at the Site
Plan stage.
With respect to water supply, five separate water connections will
be provided: three for Building A & B including a fire line required
by the Ontario Building Code; one for Buildings C, D & E; and one
for the parkland dedication area. Water supply for Buildings A & B
will be from the existing 300 mm diameter watermain along Don
Lake Gate and from the existing 300 mm diameter watermain along
Bathurst Street. Water supply for Buildings C, D & E, and the parkland
dedication area, will be from the existing 300 mm diameter watermain
along Antibes Drive.
A total design flows of 104.40 litres per second will be required to
support Buildings A & B, and a flow of 119.21 litres per second to
support Buildings C, D & E and the parkland dedication. The results of
the hydrant flow test indicate that the existing water infrastructure will
be able to support the Proposed Development.
With respect to site grading, the proposed grades will match current
drainage patterns and will improve the existing drainage conditions
to meet the City’s requirements. Grades will be maintained along the
property line wherever feasible and overland flows will be directed to
the adjacent rights-of-way.
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An Energy Strategy Report was prepared for this application by EQ
Building Performance with the purpose of identifying opportunities
for energy design excellence early in the project planning stage.
The Energy Strategy Report evaluates the Proposed Development in
the context of all four tiers of the current version of the Toronto Green
Standards (Version 3), and outlines design strategies to achieve each
of the presented targets.
The townhouse blocks (Buildings C & D) are subject to a unique set
of energy requirements for Low-Rise Residential, and are evaluated
against those particular requirements.
As the application progresses to the Site Plan Control stage, it is
recommended that energy modeling be undertaken to explore the
following:
■

Improving the effective performance of the opaque building
envelope;

■

Reducing the vision glass to wall ratio;

■

Reducing domestic hot water natural gas consumption.

Furthermore, potential steps for optional exploration into higher
voluntary TGS tiers include:
■

Connection to District Energy System;

■

Utilization of renewable energy;

■

Strategies to strengthen building resiliency; and

■

Other advanced energy solutions as discussed in the report.
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6.9 PHASE 1 & 2
ENVIRONMENTAL SITE
ASSESSMENTS
A Phase 1 Environmental Site Assessment (ESA) was prepared for
this application by Grounded Engineering Inc. to support a Record of
Site Condition in accordance with Ontario Regulation 153/04.
The Phase 1 ESA identifies two areas of potential environmental
concern:
■

The surface parking area/driveway, where de-icing activities have
potentially resulted in soil contamination; and

■

The northeast corner of the property, where the importation of
fill material of unknown quality has potentially resulted in soil and
groundwater contamination.

A Phase 2 ESA was also provided by Grounded Engineering Inc.
which found that the location and concentration of the contaminants
found on the Subject Site do not exceed the applicable Site Condition
Standards. Consequently, no remediation or risk management will be
required, and a Record of Site Condition can be filed for the Site.

6.10 GEOTECHNICAL REPORT
A Geotechnical Engineering Report was prepared for this application
by Grounded Engineering Inc. Grounded undertook subsurface
investigations at the Subject Site, including the drilling of 11
boreholes, six exterior test pits, and two interior test pits. Based
on the borehole findings, geotechnical engineering advice for
the proposed development is provided for foundations, seismic
site classification, earth pressure design, slab on grade design,
and basement drainage. Construction considerations including
excavation, groundwater control, and geostructural engineering
design advice are also provided. Grounded will conduct the on-site
evaluation of founding subgrade as foundation and slab construction
proceeds as a vital and essential part of the geotechnical engineering
function.

6.11 HYDROGEOLOGICAL STUDY
A Hydrogeological Review Report was prepared for this application
by Grounded Engineering Inc. As required by the City of Toronto, the
document contains a Hydrogeological Review Summary Form and a
Hydrogeological Review Report.
Grounded undertook monitoring wells and boreholes to determine
the site stratigraphy as well as local groundwater conditions, which
will inform the construction process and the design of the belowgrade elements of the Proposed Development, including necessary
de-watering considerations.
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6.12 HERITAGE IMPACT
ASSESSMENT
A Heritage Impact Assessment (HIA) was prepared for this application
by ERA Architects Inc. The Site is not currently listed on the City’s
Heritage Register nor is it designated under Part IV of the Ontario
Heritage Act.
ERA evaluated the Site against the Criteria for Determining Cultural
Heritage Value or Interest (Ontario Regulation 9/06) and concludes
that the Site exhibits some design and associative value. ERA
recommends that further consultation with Heritage Preservation
Services staff take place to explore alternatives to designation of the
property under the Ontario Heritage Act.
The HIA notes that the proposed conservation strategy for the site
involves in situ retention of the existing 16-storey apartment building.
The primary conservation treatment for the Site is rehabilitation,
as defined by the Parks Canada Standards & Guidelines for the
Conservation of Historic Places in Canada. The following mitigation
measures are proposed to conserve the heritage value of the Site:
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■

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 neighbourhoodfacing 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.

Overall, the HIA finds the Proposed Development to be appropriate
as it allows for compatible but distinguishable residential infill
while conserving the value of the Site. The Proposed Development
conforms to the applicable policies and guidelines including the
Heritage policies of the Toronto Official Plan and the relevant Parks
Canada Standards & Guidelines for the Conservation of Historic
Places in Canada.
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6.13 ARBORIST REPORT
An Arborist Report & Tree Protection Plan were prepared for this
application by Canopy Consulting. The Arborist Report inventories
the 74 trees located in and around the Subject Site, 53 of which are
located on the Site, 15 within the public right-of-way, and 6 on the
adjacent properties to the north.
Of these trees, all 15 located within the public right-of-way, and all 6
located on the adjacent properties, will be preserved. 6 trees within
the Subject Site will be preserved, and 47 will be removed to facilitate
the new construction. Pursuant to the City’s Private Tree By-law, a
future permit application to remove the 47 trees will be required.
The Tree Preservation Plan indicates trees to be removed, and trees
to be preserved. The trees identified as being preserved are located
along the south, west and north property lines, as indicated on the
Plan, along with the prescribed tree protection zone and proposed
area of vertical protective hoarding.
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7.0 Planning Rationale Summary
The Proposed Development is consistent with the Provincial
Policy Statement, and conforms with the Growth Plan for the
Greater Golden Horseshoe and the City of Toronto Official Plan.
The required amendments to City of Toronto Zoning By-law 5692013 and former City of North York By-law 7625 are reasonable,
desirable, appropriate, and represent good planning, and they are in
keeping with the intent of the prevailing planning framework.
As discussed throughout this report, the Site is situated within
a larger Apartment Neighbourhood area. The Subject Site has
tremendous opportunity to add new infill housing while improving
overall at-grade connectivity and providing functional improvements
to the public realm.

•

Introduces a new public park and Multi-Use Path on site, which
will enhance recreational amenities and contribute towards the
green space network within the area;

•

Delivers public realm and streetscape improvements that include
active uses fronting onto Bathurst Street and Antibes Drive, new
and improved pedestrian connections through the Site, hard and
soft landscape enhancements, a new publicly-accessible plaza
adjacent to the existing TTC bus stop, and replacement tree
planting throughout the Site;

•

Promotes reduced private automobile use and active
transportation by delivering transit-oriented development in
proximity to existing transit, reducing the parking provision
relative to the by-law requirement, providing land for a new
Multi-Use Path connection, and providing modern bicycle parking
facilities to support the existing and future residents; and

•

Retains and improves the existing building with minor
modifications to facilitate enhanced common space for existing
tenants. The proposed infill development is compatible with the
character of the retained 16-storey building and maintains a sense
of generous open space around it.

The Proposed Development provides a number of public benefits
outlined below.
•
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Intensifies a large site with infill development potential in proximity
to existing infrastructure and public transit, thereby optimizing the
use of existing resources within an already-built-up area;

•

Reinvests in and improves the existing rental housing stock by
preserving 259 rental apartment units and rejuvenating the
existing building with new common amenity space;

•

Incorporates 765 new multi-unit and townhouse units, which will
provide a greater mix of housing choices, including new multi-unit
residential and townhouse units, a range of unit sizes to support
diverse housing needs, and an appropriate proportion of familysized units;
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From a planning perspective, the Proposed Development conforms to
the applicable Apartment Neighbourhood designation in the Toronto
Official Plan, and satisfies the criteria for infill development within this
land use designation, as described in this report. The design of the
development satisfies all other applicable policies of the Official Plan,
including the Built Form and Public Realm policies recently adopted
by way of OPA 479 and OPA 480.
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Overall, the Proposed Development, and the Zoning By-law
Amendments required to implement it, represent good land use
planning and urban design and are consistent with the Provincial
Policy Statement, conform to the Growth Plan and Toronto Official
Plan, and appropriately implement the applicable urban design
guidelines.
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