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1.0 Introduction
This Housing Issues Report has been prepared by Urban Strategies
Inc. on behalf of Tenblock in support of a rezoning application to
permit an infill residential development at 155 Antibes Drive (the
“Site” or “Subject Site”), a large 1.9 hectare (19,014 m2) site, in
North York, Toronto.
The purpose of this 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. The Proposed Development seeks to introduce infill
development in the form of two new residential towers of 32 and
34 storeys along Bathurst Street, and two new blocks of 3-storey
townhomes along Antibes Drive.
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.
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At the northwest corner of the Site, an on-site parkland dedication
of 797.3 m2 (0.08 hectares) is proposed, with frontage on Antibes
Drive. A +/- 8.4 metre wide land dedication along the north edge of
the Site (with an approximate area of 1,413 m2) is also proposed, to
accommodate a future Multi Use Path connection between Bathurst
Street and Antibes Drive.
Overall, this report finds that the Proposed Development is consistent
with the Provincial Policy Statement and conforms to the Growth
Plan and the City of Toronto’s Official Plan housing policies 3.2.1(1),
3.2.1(2) and 3.2.1(5). Since the Proposed Development will not result
in the demolition or conversion of any rental housing units, a Section
111 permit under the City of Toronto Act is not required.
The Proposed Development, which seeks to intensify a large Site with
a range of housing choices, and provide a variety of enhancements to
an existing rental apartment building is appropriate and desirable.

2.0 Site Context
2.1 THE SITE

2.2 EXISTING BUILDING UNIT MIX

The Site is situated at the northwest corner of Bathurst Street and
Don Lake Gate, in the Westminster-Branson neighbourhood within
North York, Toronto. The Subject Site is part of a cluster of towerin-the-park apartment properties generally concentrated along
Antibes Drive, south of Cedarvale Boulevard and east of Torresdale
Avenue.

This section provides a summary of the existing rental units by type,
quantity, and rent levels, including whether the unit is being rented at
or below market, mid-range or high-end rental rates as determined by
the Canadian Mortgage and Housing Corporation.

The Site is irregularly-shaped, with approximately 200 metres of
frontage along Bathurst Street, 90 metres of frontage along Don Lake
Gate, and 180 metres of frontage along Antibes Drive. The existing
site area is 1.9 hectares (19,014 m2).
The Site contains an existing 16-storey apartment building, located
in the centre of the generously sized site. The existing building is
setback approximately 40 metres from Bathurst Street, 30 metres
from Don Lake Gate, and 35 metres from Antibes Drive. These
areas are currently used for surface parking, a private driveway, and
informal landscaped areas. As discussed in the Planning Justification
and Urban Design analysis report prepared by Urban Strategies, the
Site contains ample space to accommodate infill development.

The existing 16-storey building contains a total of 259 rental units.
Of the 259 rental units, 162 (63%) are three-bedrooms units, and 97
(37%) are two-bedroom units. 12 units are vacant and two units are
occupied subject to employment agreements, and are not considered
to be tenancies.
Of the rental units that are currently occupied by tenants, 199 units
are currently rented at or below average market rents and 46 units are
rented at mid-range rents.

Occupied

Average
Unit Size
(m2)

# of
Units at
or below
Average
Rent

# of units
at MidRange
market
rent

10

87

81.8

65

22

ThreeBedroom

4

158

95.4

134

24

Total

14*

245

-

199

46

Unit Type

Vacant/
NonTenancy
Units

TwoBedroom

Table 1: Existing rent levels and unit sizes
* Includes two units subject to employment agreements that are not tenancies
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2.3 EXISTING AMENITIES,
PARKING AND STORAGE

2.4 ONGOING BUILDING
IMPROVEMENTS

The existing building contains a lobby accessed off of Antibes Drive.
It contains a small mail room and access to the building’s elevator
bank.

The existing building is well maintained. Numerous capital
improvements have occurred in recent years including:
■

Carpet replacement and full building painting (2016);

Existing amenities are provided in the basement. They include a gym
(and accompanying shower facilities), common laundry facilities, and
115 locker spaces.

■

Ongoing elevator maintenance and modernization (2016 and
2021);

■

Installation of new locks on all apartment units (2017);

The building contains 273 parking spaces below grade and 99 spaces
at-grade (comprised of 29 visitor and 70 resident spaces). There is
one bicycle parking area within the underground parking garage.

■

Window replacement (2017);

■

Front entrance curb and walkway replacement (2017 and 2020);

■

Installation of energy efficient lighting (2019);

■

Maintenance on heating boilers (2020 and 2021); and

■

Water recommissioning (2021).
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3.0 Proposed Development
3.1 RESIDENTIAL
DEVELOPMENT
EXISTING RENTAL
The Proposed Development will not result in the demolition or
conversion of any rental housing units. All 259 rental dwelling units
will be maintained.

NEW RESIDENTIAL UNITS
The Proposed Development contains 765 new residential units.
56% are one-bedroom units, 31% are two-bedroom units, and 13%
are three-bedroom units. The tenure and affordability of the new
residential and townhouse units have not yet been determined.

OneBedroom

TwoBedroom

ThreeBedroom

Total

Building A

205

148

36

389

Building B

222

90

40

352

Buildings C
and D

-

-

24

24

Total

427

238

100

765

% of
Bedroom
Size Total

56%

31%

13%

100%

Table 2: Proposed Development unit mix

3.2 SITE IMPROVEMENTS
SITE ORGANIZATION

Don Lake Gate

The proposed site organization strategy seeks to improve pedestrian
and vehicular connectivity to Bathurst Street. In place of the circuitous
driveways and surface parking lots that exist today, a central driveway
is proposed with direct access off Bathurst Street and Don Lake Gate.

Along Don Lake Gate, a new vehicular access point will be introduced
to eliminate the need for the three existing vehicular access points
from Antibes Drive.

PUBLIC REALM IMPROVEMENTS
The Proposed Development features various public realm
enhancements and streetscape improvements.
Bathurst Street
Today, the Site is inaccessible from Bathurst Street (a fence spans
the length of the block). The Proposed Development seeks to
fundamentally transform this condition by introducing active graderelated uses along Bathurst Street, and new vehicular, pedestrian and
cycling connections from Bathurst Street. A new lobby for the existing
building is proposed towards the east (facing Bathurst Street), to
provide existing residents with a more direct connection to the
building.
The Bathurst frontage will be landscaped with a double row of trees
and a widened pedestrian boulevard to promote pedestrian activity
and comfort. A landscaped plaza is integrated at the southeast corner
of the Site adjacent to the existing bus stop to provide an expanded
waiting area. A central outdoor gathering space is provided along
Bathurst Street between the Existing Building, Building A, and
Building B.
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A continuous row of trees will be introduced along Don Lake Gate
to create a consistent landscaped edge. A 2.1 metre sidewalk will be
provided to connect Bathurst Street to Antibes Drive.
Antibes Drive
The Proposed Development will significantly enhance the existing
public realm condition along Antibes Drive by replacing automobileoriented driveways and surface visitor parking spaces with a cohesive
landscaped streetscape strategy and low-rise townhomes.
Along Antibes Drive, a continuous row of street trees will be provided,
in addition to a 3m landscaped zone in front of the new townhouse
units. The proposed treatment will provide a high-quality streetscape
condition.
Internal Mid-block Connection
An enhanced central landscaped area will be maintained between
the existing building and blocks C and D. This internal mid-block
connection will be planted with a generous tree canopy and other
outdoor amenity spaces.
New pedestrian pathways will connect the buildings to the
surrounding streets and provide north-south and east-west linkages
through the Site to complement, connect, and extend the existing
network of public streets, parks and open space.

AMENITIES
Parkland and Multi-Use Path
The Proposed Development will provide a 797.3 m2 public parkland
dedication at northwest corner of the site, as well as an +/- 8.4 m wide
land dedication to accommodate a future Multi Use Path connection
between Bathurst Street and Antibes Drive.
Outdoor Amenities
The Proposed Development retains a significant amount of publicly
accessible open space. These areas will be used for landscaping and
outdoor amenity programming. While the detailed design of these
spaces will take place at the Site Plan Approval stage, the current
proposal envisages a children’s play area, two pet relief areas, and a
central outdoor gathering space along Bathurst Street.
Building Enhancements and Indoor Amenities
The indoor amenity space will be reconfigured and enhanced. The
detailed design and programming for these spaces will be determined
at the Site Plan Approval stage.
An expanded lobby for the existing building will be provided with
access from Bathurst Street. The lobby will include a new parcel room
as well as an expanded mail room to accommodate modern shipping
and receiving practices.
A new enclosed loading area will be incorporated for the existing
building, to screen loading and servicing operations. The proposed
development incorporates three new levels of underground parking.

URBAN STRATEGIES INC.
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4.0 Applicable Policy Review
The Proposed Development is subject to a planning policy
framework that guides growth and development in Toronto (see
Planning & Urban Design Rationale report prepared by Urban
Strategies for further detail). Relevant housing policies from the
Provincial Policy Statement 2020, the Growth Plan for the Greater
Golden Horseshoe 2019, and the City of Toronto Official Plan are
discussed in further detail below.

4.1 PROVINCIAL POLICY
STATEMENT, 2020
The new Provincial Policy Statement (“PPS, 2020” or “PPS”) came
into effect on May 1, 2020. The PPS provides policy direction on
matters of Provincial interest related to land use planning and
development. Planning decisions must be consistent with the PPS.
Section 1.4 of the PPS relates to housing. Policy 1.4.1 directs
planning authorities to provide for “an appropriate range and mix of
housing types and densities required to meet projected requirements
of current and future residents of the regional market area.” Policy
1.4.3 directs planning authorities to provide for an appropriate
range and mix of housing options and densities to meet current and
future market-based and affordable housing needs. This is to be
accomplished by permitting and facilitating all types of residential
intensification and redevelopment and by promoting residential
densities that efficiently use land, resources, infrastructure and public
service facilities.
The Proposed Development is consistent with, and supports the
policy objectives of the PPS. The proposal represents appropriate
infill intensification on an existing rental apartment building property
with access to existing transit, infrastructure and public services. The
proposal will retain the existing apartment building and all the units
within it, while adding new residential units to the Site in a compatible
and complementary form. 44% of the new units will have two or more
bedrooms, contributing to additional family-sized housing options in
the area.
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4.2 A PLACE TO GROW: GROWTH 4.3 CITY OF TORONTO OFFICIAL
PLAN FOR THE GREATER
PLAN, 2006
GOLDEN HORSESHOE, 2019
The City of Toronto Official Plan implements the Province’s planning
The Growth Plan for the Greater Golden Horseshoe (“Growth Plan”)
directs how growth in the Greater Golden Horseshoe should be
managed. It is based on a vision and series of guiding principles that
speak to achieving complete communities, prioritizing intensification
to make efficient use of land and infrastructure, and supporting a
range and mix of housing options, among others.
Section 2.2.6 of the Growth Plan addresses housing and encourages
municipalities to support the creation of complete communities
by considering a range and mix of housing options and densities,
and planning to diversify their overall housing stock across the
municipality. Furthermore, municipalities are to consider using
available tools to require that multi-unit residential developments
incorporate a mix of unit sizes to accommodate a diverse range of
household sizes and incomes.
The Proposed Development conforms to the Growth Plan by
providing a range of unit types and sizes in order to accommodate
a diverse range of household sizes. The Proposed Development
optimizes the use of land and infrastructure in order to support
growth in a compact and efficient form. Further, the Proposed
Development will secure the existing affordable and mid-range
units within the existing building, thereby accommodating a diverse
range of household incomes. Intensification of the Site will renew
the existing housing stock while contributing to the achievement of a
complete community.

policies and establishes the City’s long-term vision to direct growth
and to guide land use within Toronto. The Official Plan identifies
that the City’s future development will be in the form of infill and
redevelopment, and must fit in, respect, and improve the character of
the surrounding area.
Section 3.2.1 of the Official Plan addresses housing and promotes
adequate and affordable housing as a basic requirement for all
Torontonians. The policies within Section 3.2.1 outline the need to
provide a full range of housing options to meet distinct housing needs
in the city, including:
■

Policy 3.2.1(1) of the Official Plan highlights the need for diverse
housing options, including ownership and rental housing in order
to meet the housing needs of current and future residents.

■

Policy 3.2.1(2) states that the existing housing stock will be
maintained, improved and replenished and encourages new
housing supply to be provided through intensification and infill
development that is consistent with the Official Plan.

■

Policy 3.2.1(5) states that significant new development on sites
containing six or more rental units, where existing rental units will
be kept in the new development, will secure the existing units
which have affordable and mid-range rents, and secure needed
improvements and renovations to the existing building without
pass-through costs to tenants.

URBAN STRATEGIES INC.
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The Proposed Development conforms to the Official Plan and
represents appropriate and compatible infill intensification of
an existing, underutilized apartment property. The Proposed
Development conforms to policy 3.2.1(5) by securing the existing
affordable and mid-range rents while delivering improvements and
new amenities to the existing building. The proposal will not result in
the demolition of conversion of any of the existing rental units. The
proposal conforms to Policy 3.2.1(1) by providing for a diverse range
of housing options on the Site and maintaining all of the existing
rental units. The Proposed Development is in conformity with Policy
3.2.1(2) by providing new housing supply through the intensification
of the Subject Site, with the introduction of 765 new residential
dwelling units.
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5.0 Consultation & Mitigation
5.1 TENANT COMMUNICATION
The Project Team will work in consultation with City Housing Policy
Staff to ensure the engagement with existing tenants at 155 Antibes
is comprehensive and informative. Details on tenant engagement and
communication can be found within the Public Consultation Strategy
Report prepared by Urban Strategies.
One key component of the engagement strategy includes the creation
of a project website and associated email address, where tenants
and all interested stakeholders can learn more about the project, ask
questions and provide feedback.

5.2 CONSTRUCTION
MITIGATION STRATEGY
A detailed construction mitigation strategy will be developed during
the Site Plan Approval stage, after the approval of the Zoning By-law
Amendment, once the project design is finalized. The Construction
Mitigation Strategy will provide an approach to minimize the potential
adverse impacts of construction occurring on the Site including, but
not limited to, noise, dust and vibration, loss of services and facilities,
and parking impacts.

URBAN STRATEGIES INC.
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6.0 Summary Analysis & Opinion
The Proposed Development satisfies the intent of the applicable
housing policies by protecting and maintaining existing affordable
and mid-range rental housing units while providing for a range of new
housing options to support the creation of a complete community.
The Proposed Development will intensify a large Site that is adjacent
to existing public transit while improving the public realm, promoting
a range of housing choices, and providing improvements to an
existing apartment building.
All 259 rental units in the existing 16-storey building will be
maintained, and there will be no rental housing demolition or
conversion. The Proposed Development will include 765 new
residential units, 44% of these units will have two or more bedrooms.
Beyond the provision of new residential units, the Proposed
Development will deliver a range of site and building improvements
to enhance the public realm and new common indoor and outdoor
amenity spaces to serve existing and future residents. Key
improvements include:
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■

A new 797.3 m2 public park and +/- 8.4-metre-wide multi-use path
dedication connecting Bathurst Street and Antibes Drive;

■

Landscape enhancements across the Site, including new trees
and plantings;

■

Provision of private open space and landscaped amenity areas;

■

Reconfigured and updated amenity space within the existing
building;

■

Upgraded and expanded lobby area; and

■

New secure storage lockers.
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Overall, the Proposed Development is consistent and in conformity
with relevant housing policy. The proposed intensification of the Site
will permit a number of community benefits, while accommodating
residential intensification and new housing choices near transit.
Based on these conclusions, it is our opinion that the rezoning
application is appropriate and desirable.

